
 

 
 

 
PLANNING BOARD MEETING AGENDA 

Thursday August 6, 2020 

Burgess Meeting Room, Berwick Town Hall 

6:30 p.m. 
Call to Order 

Pledge of Allegiance 

Introduction of Board Members 

Public Comment 

Approval of Minutes 

• June 18, 2020 

• July 16, 2020 

Public Hearing  

• Land Use Ordinance Amendments  

• Conditional Use Application. Adult Use Marijuana Storefront and Adult Use Cultivation 

Facility. 468 Portland Street (R71-7) RC/I Zone. Herbal Pathways 

Old Business  

• Conditional Use Application. Adult Use Marijuana Storefront and Adult Use Cultivation 

Facility. 468 Portland Street (R71-7) RC/I Zone. Herbal Pathways 

New Business 

• Site Plan Amendment (lot line adjustment on Site Plan). Solar Array. 193 Route 236 

(R66-6A). R3 Zone. LRB Leasing & Berwick Solar, LLC.  

• Site Plan Amendment & Expansion. Medical Marijuana Storefront & Medical Marijuana 

Production Facility. 357 Portland Street (R70 12-1 & 12-2). Paper Birch Property.  

• Site Plan Review. Adult Use Cultivation Facility. Off Portland Street (R72-17) RC/I 

Zone. 3G’s Realty.  

Land Use Ordinance Amendments 

• Village Overlay District Amendments  

Public Comment 

Informational Items  

Adjournment 



 

 
 

 
PLANNING BOARD MEETING MINUTES 

Thursday June 18, 2020 

Burgess Meeting Room, Berwick Town Hall 

6:30 p.m. 
Call to Order 

Pledge of Allegiance 

Introduction of Board Members 

Dave Andreesen; Sean Winston; Frank Underwood;  

Regular Member Absent: Michael LaRue; Nichole Fecteau 

Alternate Member Absent: David Ross-Lyons 

Staff Members Present:  James Bellissimo, Planner; Jenifer McCabe, Code Enforcement 

Officer 

 

Public Comment 

Approval of Minutes 

1. May 21, 2020 

 

Motion: Frank Underwood motioned to approve the minutes as amended  

Second:  Sean Winston 

VOTED – 3-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Sean Winston; Frank Underwood  

Opposed: None 

Abstain:   None  

 

June 4, 2020  

No action taken.  

 

Presentation  

• Kristie Rabasca – MS4 Permit and Land Use Ordinance Amendments   



 

 
 

Kristie Rabasca introduced herself as a consultant helping the Town to meet Municipal Separate 

Storm Sewer System (MS4) permit requirements. Ms. Rabasca said the Town has been subject to 

the permit since 2003. Frank Underwood asked if Rochester, Somersworth and Rollinsford New 

Hampshire are MS4 communities. Ms. Rabasca said yes and there are 29 other towns and cities 

regulated by the Stormwater Permit.  

Ms. Rabasca said the permit was supposed to be renewed in 2018 and there have been 11 

different drafts, with the most recent draft becoming active in 2021. Ordinance changes have 

been part of all iterations and will be part of the final permit and will need to be complete by 

June 2022.  

Change 1: Require the use of erosion control at construction sites. 

Amendment Required: The Land Use Ordinance needs to be consistent with DEP Appendix C 

and that can be done by embedding the appendix. This amendment will need to also go into the 

Subdivision Regulations – Section 11.5 and Land Use Ordinance (several references) 7.17. One 

reference “in accordance with Maine DEP.. (2003)” will need to be updated to the more current 

iteration. Mineral Industry, Campground are additional references to the 2003 document.  

An Ordinance Committee composed of SMPDC, Integrated Environmental and Cumberland 

County Soul and Water Conservation District is considering either creating a stand-alone 

ordinance, regional standards, or a check list if the Town wanted to embed the language in the 

ordinance.  

 

Change 2: Post Construction  

Amendment Required: If an issue is found, the owner is required to address deficiencies within 

60 days. Unless there is a big capital project requirement. At that point the CEO and owner will 

establish an “expeditious schedule.” Currently in the Town’s Land Use Ordinance there is no 

defined timeline.  

Change 3: Low Impact Development   

Ms. Rabasca said the language is unclear in the permit, but there may be additional requirements 

to add Low Impact Development standards to the ordinance.  

New Business 

• Site Plan Review. Multifamily (adding 1 unit to make 3 total). 55 School Street (U3-1) 

C/I Zone and Village Overlay District. Andrea Burns.  

Andrea Burns proposed to add one dwelling unity to an existing two-family dwelling. 

Because it is a third unit, it requires Site Plan approval. Because the two units have been 

in existence for longer than two years, it does not require Subdivision approval.  



 

 
 

Ms. Burns has requested to move an existing Antique shop from a house barn into the 

garage, and use the house barn as the apartment.  

Ms. Burns submitted a sketch of a drainage improvement on site to meet the Low Impact 

Design requirement of the application. Ms. Burns requested a waiver of a boundary 

survey (9.8.F.b.i-iv) and letters to Town Departments. Mr. Bellissimo said the rest of the 

Site Plan Review ordinance he felt were not applicable because they dealt with new 

construction.  

Andrea Burns of 55 School Street introduced herself as the applicant. Ms. Burns said the 

building has been in existence since 1970. Ms. Burns said there has been existing 

drainage issues seasonally and to address that they would install a drainage ditch and 

perforated piping, which outlets to the backyard. Ms. Burns said the Fire Department 

visited the site.  

Motion: Dave Andreesen motioned to waive 9.8.F.b.i-iv.  

Second:  Frank Underwood 

VOTED – 3-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Sean Winston; Frank Underwood  

Opposed: None 

Abstain:   None 

Motion: Sean Winston motioned to waive letter requirements to Town Departments  

Second:  Frank Underwood 

VOTED – 3-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Sean Winston; Frank Underwood  

Opposed: None 

Abstain:   None 

The Board discussed the Low Impact Design statement and that the applicant did not 

need a waiver because of the recent drainage submittal.  

Motion: Frank Underwood motioned to find the application complete  

Second: Sean Winston 

VOTED – 3-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Sean Winston; Frank Underwood  

Opposed: None 

Abstain:   None 



 

 
 

The Board determined a site walk was not necessary.  

A Public Hearing was set for July 16th at 6:30PM.  

• Conditional Use Application. Adult Use Marijuana Storefront and Adult Use Cultivation 

Facility. 468 Portland Street (R71-7) RC/I Zone. Herbal Pathways 

James Bellissimo read his memo to the Board. The applicant completed a traffic study 

and the recommendation of the study, due to the 55 mph speeds, that a site line of 550’ be 

unobstructed in each direction.  

Brian Neilson of Attar Engineering introduced himself as the representative of Herbal 

Pathways. Mr. Neilson said the Low Impact Design proposed is a bioretention cell.  

Frank Underwood asked to see the existing septic and if the septic will be able to handle 

the new proposed use. Mr. Underwood asked if the processed water should be captured as 

a standard for all cultivation facilities moving forward.  

Ken Crowley of Herbal Pathways said his process using an aeroponic system where the 

water can be recycled. Mr. Crowley said the Maine State Conditional License has been 

received and they may not be fully process under August or September.  

Motion: Frank Underwood motioned to find the application complete.   

Second:  Dave Andreesen 

VOTED – 3-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Sean Winston; Frank Underwood  

Opposed: None 

Abstain:   None 

Site walk (rescheduled to August 6) and Public Hearing set for August 6th at 6:30PM.  

• Land Use Ordinance Amendments  

 

Public Hearing 

 

 

Public Comment 

 

 

 

Informational Items  

 

 

 



 

 
 

 

 

 

 

 

 

 

Adjournment 

 

Motion: Sean Winston  

Second: Frank Underwood  

VOTED – 3-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Sean Winston; Frank Underwood 

Opposed: None 

Abstain:   None  

Minutes prepared by Berwick Planner James Bellissimo, for consideration at the next Berwick 

Planning Board meeting.  

Signed as Approved by the Board: 

_________________________   _______________________ 

 



 

 
 

 
PLANNING BOARD MEETING MINUTES 

Thursday July 16, 2020 

Burgess Meeting Room, Berwick Town Hall & Zoom Virtual  

6:30 p.m. 
Call to Order 

Pledge of Allegiance 

Introduction of Board Members 

Dave Andreesen; Frank Underwood; Michael LaRue 

Regular Member Absent: Sean Winston; Nichole Fecteau 

Alternate Member Present: David Ross-Lyons (voting member)  

Staff Members Present:  James Bellissimo, Director of Community Development & 

Planning; Jenifer McCabe, Code Enforcement Officer 

 

Public Comment 

 

Approval of Minutes 

▪ June 4, 2020  

 

Motion: Michael LaRue motioned to approve the minutes. 

Second: David Ross-Lyons  

VOTED – 3-0-1 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; David Ross-Lyons 

Opposed: None 

Abstain:   Frank Underwood 

June 18, 2020  

 

The action was continued to the next meeting.  

 

Public Hearing 

▪ Site Plan Review. Adult Use Marijuana Cultivation Facility. 11 Pond Road (R70-16) 

RC/I Zone. CAF Realty of Maine.  

The Public Hearing was continued to August 20th. 



 

 
 

▪ Subdivision Amendment. Final Plan. Lot Line Adjustment & Expansion of Site Plan. 565 

Portland Street (R72 9-2) RC/I Zone. Route 4 Self Storage, LLC. 

▪ Site Plan Review. Multifamily (adding 1 unit to make 3 total). 55 School Street (U3-1) 

C/I Zone and Village Overlay District. Andrea Burns.  

 

Old Business  

▪ Site Plan Review. Adult Use Marijuana Cultivation Facility. 11 Pond Road (R70-16) 

RC/I Zone. CAF Realty of Maine.  

The application was continued to August 20th.  

▪ Subdivision Amendment. Final Plan. Lot Line Adjustment & Expansion of Site Plan. 565 

Portland Street (R72 9-2) RC/I Zone. Route 4 Self Storage, LLC 

James Bellissimo said there was a site walk earlier in the evening and at the site walk the 

applicant showed where the buildings and stormwater features will be located. Mr. 

Bellissimo said the outdoor vehicles currently parked at the front of the property will be 

relocated to the back of the property.  

Motion: Frank Underwood motioned to approve the Findings of Fact for the lot line 

adjustment and approval of the expansion of site plan. 

 

Second: Michael LaRue  

VOTED – 4-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; David Ross-Lyons; Frank Underwood 

Opposed: None 

Abstain:   None 

Motion: Frank Underwood motioned to approve the application for the lot line 

adjustment and Site Plan amendment. 

 

Second: David Ross-Lyons  

VOTED – 4-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; David Ross-Lyons; Frank Underwood 

Opposed: None 

Abstain:   None 

 



 

 
 

▪ Site Plan Review. Multifamily (adding 1 unit to make 3 total). 55 School Street (U3-1) 

C/I Zone and Village Overlay District. Andrea Burns.  

 

Motion: Michael LaRue approved the Findings of Fact. 

 

Second: David Ross-Lyons  

VOTED – 4-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; David Ross-Lyons; Frank Underwood 

Opposed: None 

Abstain:   None 

Motion: David Ross-Lyons motioned to approve the application. 

 

Second: Michael LaRue  

VOTED – 4-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; David Ross-Lyons; Frank Underwood 

Opposed: None 

Abstain:   None 

 

New Business 

▪ Land Use Ordinance Amendments  

 

James Bellissimo summarized changes to the Village Overlay District.  

 

Mr. Bellissimo forwarded the following changes: 

• Add in “Hybrid” to the name of the Section 6.4 because the section includes 

traditional zoning which makes it more of a hybrid than a true Form-Based 

Code.  

• Strike “approximately opposite of Eleanor’s Street” to allow flexibility of 

where the new Main Street intersects with Sullivan Street.  

• Remove the mandate that parking on Main Street be parallel only. Mr. 

Bellissimo said some angle parking could help alleviate some need for off-

street parking. Frank Underwood asked if the Board should consider a 

standard. Mr. Bellissimo said he does not see a reason to prescribe any further 

standard than what already exists in the ordinance.  

• Remove the minimum angle of the Main Street intersection and requirement 

for crosswalks to be raised. Mr. Bellissimo said it may be advantageous to 



 

 
 

have all of Main Street all one level and it makes sense to allow Great Falls 

Construction and Sebago Techics to have the flexibility in making that 

decision. Mr. Bellissimo said even if the ordinance is amended, the Board still 

can impose a condition.  

• 6.4.2.6 is amended to simplify and clarify the 4:1 ratio.  

• Mr. Bellissimo said the most significant change is to allow a larger setback for 

buildings with access off of School Street and Main Street to accommodate a 

drive through in that particular area. This amendment is required according to 

Mr. Bellissimo because this area is where a potential anchor tenant could be, 

and they require a drive through. Mr. Bellissimo said even without this 

amendment, Great Falls Construction could still fit a drive through, it just 

would not be in an optimal position on the site.  

• Frank Underwood asked about a traffic study. Mr. Bellissimo said a study will 

be part of the development and review.  

• Strike lot occupation which includes maximum lot coverage and lot width due 

to the fact that it appeared the section was written with the thought in mind the 

site would be subdivided into smaller lots. 

• Strike the maximum building footprint citing Great Falls Construction’s 

recent project: Station Square which would be larger than what was 

permissible and Mr. Bellissimo said he sees no reason to restrict such a 

development in Berwick.  

• Allow parking in the front of buildings but keep the requirement for 

screening.  

• Frank Underwood asked about the Blue Side Building. Mr. Bellissimo said 

the property is set to be transferred back to Fund of Jupiter.  

• Strike the parking maximum limit.  

• Mr. Underwood asked if the plan will lead to a net positive in green space. 

Mr. Bellissimo said there will be a net positive in open space, which includes 

hardscapes and sidewalks. The site is required to meet 25% open space.  

 

Great Falls Construction’s next community update meeting is August 13th at 10am.  

 

Mr. Bellissimo shared several additional Land Use Ordinance amendments.  

• Increasing the horsepower for Personal Sawmill from 30 to 50 horsepower.  

• Adding RC/I to location requirements requiring frontage.  

• Exempting Marijuana Testing Facilities from the permit cap.  

• Medical Marijuana Home Growing regulation.  

o Michael LaRue said he would have an issue with the Medical 

Marijuana regulations. Mr. LaRue said the State allows six patients or 

500 square feet of canopy. Dave Andreesen said he would not like to 

see the Town overregulate on this issue and that maybe the focus 

should be on odor control or other nuisance issues.  



 

 
 

o Frank Underwood said he agrees with not overregulating it but having 

some mechanism for tracking.  

 

Public Hearing set on the Land Use Ordinance amendments August 6th. 

 

Public Comment 

 

Informational Items 

Frank Underwood encouraged the Board to read the Town Report dedication to Paul Boisvert. 

Mr. Underwood said the Board should have a discussion on the Town’s Comprehensive Plan.  

Mr. Bellissimo said the new Comprehensive Plan committee is aiming for November 2021 for 

the adoption of the new plan.  

 

Adjournment 

 

Motion: David Ross-Lyons motioned to adjourn. 

Second: Michael LaRue 

VOTED – 4-0 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; Frank Underwood; David Ross-Lyons 

Opposed: None 

Abstain:   None  

Minutes prepared by Berwick Planner James Bellissimo, for consideration at the next Berwick 

Planning Board meeting.  

Signed as Approved by the Board: 

_________________________   _______________________ 
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Town of Berwick Planning Board 

Findings of Fact 

Applicant: Herbal Pathways  

468 Portland Street (Tax Map R-71, Lot 7) 

August 6, 2020  

 
Herbal Pathways proposed to repurpose a 6,720 ft2 manufacturing facility into an Adult Use Cultivation 

Facility and Storefront. The site will be serviced by an existing parking area, septic, and well. All waste 

will be locked in a dumpster located toward the back of the property and will be screened.  

 

Herbal Pathways will have a maximum of seven employees on site during the largest shift and will 

employ fourteen in total. The cultivation facility is proposed to operate from 8am-5pm and the storefront 

from 10am-8pm.  

 

A detailed security and odor control plans have been submitted. An interior floor plan has also been 

submitted which meets the requirements of Section 8.25. A letter from the Berwick Fire Chief was 

received, and his recommendation to add a Knox Box was added to the plan. The applicant submitted a 

bioretention cell for the Low Impact Design requirement.  

 

A traffic study was completed and the following are the study’s recommendations:  

 
At the June 18 Planning Board meeting, the Berwick Planning Board asked about potential wastewater. 

The applicant said he uses an aeroponic system that results in zero wastewater. The Board voted the 

application complete by vote of 3-0. 

 

At the August 6th Planning Board meeting _______.  

Findings of Fact 

1. Conformance with the Comprehensive Plan: All proposed conditional uses and site plans shall 

conform to the Comprehensive Plan of the Town of Berwick and with the provisions of all pertinent 

federal, state and local codes, ordinances, and regulations. 

The application conforms to the Comprehensive Plan because it is a permitted commercial 

use within the RC/I Zone and it meets all pertinent federal, state, local codes, ordinances 

and regulations.  
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2. Preserve and enhance the landscape: The landscape shall be preserved in its natural state insofar as 

practicable by minimizing tree removal, disturbance of soil, retaining existing vegetation during 

construction. After construction is complete, landscape shall be designed and planted that will define, 

soften or screen the appearance of off street parking areas from the right of way and abutting 

properties and/or structures in order to enhance the physical design of the building(s) or site, and to 

minimize the encroachment of the proposed use on the neighboring land uses. 

No trees are proposed to be taken down. The existing parking area is proposed to be 

softened by 4 Bonfire Super Maples and 8 Wintercreeper shrubs.  

3. Relationship of the proposed buildings to the environment: Proposed structures shall be related 

harmoniously to the terrain and to the existing buildings in the vicinity which have a visual 

relationship to the proposed buildings. Special attention shall be paid to the bulk, location and height 

of the building(s) and such natural features such as slope, soil type and drainage ways. 

This standard has been met. No new buildings are proposed to be constructed.  

4. Vehicular access: The proposed site layout shall provide for safe access and egress from public and 

private roads by providing adequate location, numbers and controls of access points including site 

distances, turning lanes, traffic signalization when required by existing and projected traffic flow on 

municipal road systems. 

A traffic study has been submitted with the application and the recommendation is to 

maintain a minimum of undisturbed 550’ of sight distance.  

5. Parking and circulation: The layout and design of all vehicular and pedestrian circulation, including 

walkways, interior drives, and parking areas shall provide for safe general interior circulation, 

separation of pedestrian and vehicular traffic, service traffic, loading areas, and arrangements and 

use of parking areas. 

The parking area is remaining the same from the previous use.   

6. Surface water drainage: Adequate provision shall be made for surface drainage so that removal of 

surface waters will not adversely affect neighboring properties, downstream conditions, soil erosion 

or the public storm drainage system. Whenever possible, on-site absorption of unpolluted run-off 

waters shall be utilized to permit groundwater recharge on the site. 

No additional impervious surface is being proposed. A bioretention cell is proposed to be 

constructed behind the existing building. 

7. Existing utilities: The development shall not impose an unreasonable burden on sewers, sanitary and 

storm drains, water lines or other public utilities. 

This standard has been met. No unreasonable burdens have been identified. 

8. Advertising features: The size, location, design, lighting and materials of all exterior signs and 

outdoor advertising structures or features shall not detract from the design of proposed buildings and 

structures and the surrounding properties. 

No signage has been proposed with this application.  Any proposed signage shall meet the 

sign ordinance standards found in section 7.12 of the zoning ordinance. 
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9. Special features of the development: Exposed storage areas, exposed machinery installation, service 

areas, truck loading areas, utility buildings and similar structures shall have sufficient setback and 

screening to provide an audio/visual buffer to minimize their adverse impact on other land uses 

within the development area and surrounding properties. 

      Not Applicable 

10. Exterior lighting: All exterior lighting shall be designed to minimize adverse impact on neighboring 

properties. 

A LED flood light is proposed for behind the building.  

11. Emergency vehicle access: Provisions shall be made for providing and maintaining convenient and 

safe emergency vehicle access to all buildings and structures. 

The access remains the same from the previous use. A Knox Box will be on site for Fire 

Department access in case of an emergency.  

12. Municipal services: The development will not have an unreasonable adverse impact on the municipal 

services including municipal road systems, fire department, police department, solid waste program, 

sewer treatment plant, school, open spaces, recreational programs and facilities, and other municipal 

service and facilities. 

No unreasonable adverse impacts on municipal services have been identified. 

13. Will not result in water or air pollution: In making this determination, it shall at a minimum consider: 

The elevation of the land above sea level and its relationship to the floodplains, the nature of soils 

and subsoils and their ability to adequately support waste disposal; the slope of the land and its attest 

on effluents; and the applicable state and local health and water resources regulations. 

The proposed cultivation system using an aeroponic technique and will not produce 

wastewater. This standard has been met.  

14. Has sufficient water available for the reasonable foreseeable needs of the development (this is usually 

considered to be ten years approximately). 

This standard has been met.   

15. Will not cause an unreasonable burden on an existing water supply, if a municipal or community 

water supply is to be utilized. 

The site is serviced by an on-site well. This standard has been met. 

16. Will not cause soil erosion or reduction in the capacity of the land to hold water so that dangerous or 

unhealthy conditions may result. 

No conditions on the site will be altered. A bioretention cell will increase the capacity of the 

property to hold water.  
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17. Will provide for adequate sewerage waste disposal. 

The existing septic system will be used and it was set up for 20 employees at the time. This 

standard has been met.  

18. Will not have adverse effects on the scenic or natural beauty of the area, aesthetics, or rare and 

irreplaceable natural areas. 

This standard has been met.  

19. The developer has adequate financial and technical capacity to meet the above stated standards. 

The above standards will not add a significant financial or technical burden. The applicant 

will have adequate capacity to meet the above standards.  

20. Whenever situated in whole or in part within 250 feet of any pond, lake or river, will not adversely 

affect the quality of such body of water or affect the shoreline of such body of water, based on the 

standards outlined in Section 9.8.I.1.j. 

This standard does not apply because the site is not located within 250 feet any type of 

water body. 

21. Low Impact Design: Each applicant is required to submit a statement to the Planning Board 

documenting proposed Low Impact Design (LID) for the site, which will help to reduce storm water 

volumes and help to enhance storm water quality. LID includes, but is not limited to, green roofs, 

rain gardens, tree wells, infiltration basins and permeable pavement. 

A bioretention cell will be constructed behind an existing building to reduce storm water 

volumes and enhance storm water quality.  

 

I, David Andreesen, certify that I am Chair of the Planning Board of the Town of Berwick, Maine, a 

Planning Board established pursuant to Maine State Statute (30-A § 4401) and I further certify that this 

decision was approved by the Planning Board at its meeting of August 6, 2020.  

 

No Waivers  

Findings of Fact ________ 

Conditions of Approval _____________ 

Application Approved ____ 

 

______________________________________    ___________________ 

        David Andreesen, Planning Board Chair                  Date 



 

PLANNING BOARD MEMORANDUM  
TOWN OF BERWICK, PLANNING DEPARTMENT 

 

TO: BERWICK PLANNING BOARD; JENIFER MCCABE 

FROM: JAMES BELLISSIMO, PLANNER 

SUBJECT: BERWICK SOLAR, LLC – SITE PLAN REVIEW AMEDMENT 

DATE: JULY 28, 2020 

CC:  

 

Les Bodwell has requested an amendment to a previously approved Site Plan. The approved 

Site Plan showed the array on two lots: Lot R066-6 and R066-6A.  

 

Lot R-66 6 is now proposed to be merged with lot R-66A (please see plan on next page). A 

title company has required Mr. Bodwell to get this change approved by the Planning Board 

before his lease is finalized with Berwick Solar, LLC.  





 

PLANNING BOARD MEMORANDUM  
TOWN OF BERWICK, PLANNING DEPARTMENT 

 

TO: BERWICK PLANNING BOARD; JENIFER MCCABE 

FROM: JAMES BELLISSIMO, PLANNER 

SUBJECT: 357 PORTLAND STREET – KIND FARMS – SITE PLAN 
AMENDMENT & CONDITIONAL USE APPLICATION 

DATE: JULY 29, 2020 

CC:  

 

Paul Venuti has requested a Site Plan expansion and a Conditional Use Application 

for a Marijuana Caregiver Retail Store & An Adult Use Cultivation Facility & Adult Use 

Manufacturing Facility at 357 Portland Street. 

Mr. Venuti has proposed to construct a 20,000 ft2 Adult Use Cultivation Facility with 

a Phase II expansion of 5,200 ft2 on lot 12-2. A detailed odor control plan has been submitted 

for the cultivation facility. There will be a maximum of 20 employees for the cultivation 

building and the parking area will have 22 spaces. The building will be sprinkled. A new septic 

system is proposed to the west of the building, a design will be submitted during final site plan 

review.  

On lot 12-1, Mr. Venuti has proposed to construct a 2,140 ft2 Marijuana Storefront. 

The new storefront will match the style of the existing building. 29 parking spaces are provided 

for the two stores which meets the Land Use Ordinance minimum of 23. A new DOT 

entrance permit is required. According to Mr. Aleva an expected total of 137 daily trips is 

expected with 22 during the peak hour.  

5,458 ft2 of wetland will be impacted and as a result a NRPA Tier 1 Wetlands Permit 

is required. A Class A Soil Survey Report has been included with the application. The Low 

Impact Design features on site include: roof dripline filters, a grassed underdrained soil filter 

and a vegetated forest buffer.  

Both Police & Fire Departments have been contacted. The applicant’s correspondence 

with the Fire Department is included in the packet.  
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The applicant has requested the follow waivers and have included a justification for 

each:  

 

 

 

Next Steps  

1. Deliberate on the waivers  

a. Landscaping (9.8.2.I.1.b) 

b. Off-Street Parking 7.8.5 

2. Determine application completeness 

a. Set Public Hearing 

i. Suggested Date: August 20th  











 

 
Paul Venuti 

C/O Opco LLC dba Kind Farms Reserve 
357 Portland Street 
Berwick, ME 03901 

 
James Bellissimo 
Berwick Town Planning 
11 Sullivan Street 
Berwick, ME 03901 
 
10 May 2020 
 
Dear James,  
 
This letter is in reference to the proposed cultivation facility at 359 Portland Street. We are 
using proceeds from the existing storefront at 357 Portland Street to construct the proposed 
building at 359.   
 
Thank You,  
 
Paul Venuti 
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geoff@civcon.com

From: Paul Venuti <paulvenuti@gmail.com>
Sent: Wednesday, May 20, 2020 2:35 PM
To: Geoff Aleva
Subject: Fwd: 357 Portland Street Berwick

 
Geoff,  
 
Below is the email thread that I had with both Lee Jay and James about the 1000-foot perimeter (and Lee Jay's approval). This is in 
reference to your conversation with James this morning. Sorry the thread is not chronological.  
 
Between this and the paperwork that I submitted to you earlier do you feel I need to gather anything additional besides maybe the letter 
from the lawyer? 
 
- Paul 

Begin forwarded message: 
 
From: James Bellissimo <jbellissimo@berwickmaine.org> 
Subject: RE: 357 Portland Street Berwick 
Date: July 1, 2019 at 10:40:31 AM EDT 
To: Lee Jay Feldman <ljfeldman@smpdc.org>, 'Paper Birch' <paperbirchproperty@gmail.com> 
 
Thanks for the clarification Lee Jay! 
  

From: Lee Jay Feldman <ljfeldman@smpdc.org>  
Sent: Friday, June 28, 2019 7:37 AM 
To: 'Paper Birch' <paperbirchproperty@gmail.com> 
Cc: James Bellissimo <jbellissimo@berwickmaine.org> 
Subject: RE: 357 Portland Street Berwick 
  
Paul, 
  
I concur that this is in regards to other facilities  Not your own.  So some other entity cannot 
locate within 1000 feet of YOUR operation 
  
Lee Jay 
  
Lee Jay Feldman 
Director of Planning 
Saco Island, 110 Main Street 
Suite 1400 
Saco, ME  04072 
Tel.(207) 571-7065 
SMPDC is subject to statutes relating to public records. 
E-mail sent or received by employees are subject to these laws. 
Senders and receivers of SMPDC e-mail should presume that messages are subject to release. 
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From: Paper Birch [mailto:paperbirchproperty@gmail.com]  
Sent: Thursday, June 27, 2019 7:33 PM 
To: Lee Jay Feldman <ljfeldman@smpdc.org> 
Subject: Re: 357 Portland Street Berwick 
  
Hi Lee Jay,  
  
In reading over section 8.25.3 there’s something a little ambiguous about the language and I’m 
having an issue ensuring that it says what I think it does.   
  
8.25.3 - It states that a Medical Marijuana Production Facilities and Dispensaries cannot be 
within 1,000 feet of: 
 • Other Marijuana Production Facilities – as measured from the nearest portion of the exiting or 
pending center or store’s building to the nearest portion of the proposed business’s building, via 
straight line measurement.  
  
Just so I can be perfectly clear, this means that someone can’t put anything up within 1000 feet 
of my store, but that I could still put up my own production facility even if it was within 1000 
feet of my own store. In other words someone else can’t, but I can?  
  
Apologize for asking again. I know this 1000 foot perimeter is what the town used in lieu of 
restricting the number of facilities. It just reads funny and I really need to be sure.  
  
Thank you so much,  
  
  - Paul 
  
  
  

On Jun 25, 2019, at 7:55 AM, Lee Jay Feldman <ljfeldman@smpdc.org> wrote: 
  
Good Morning Paul, 
  
From what I can tell you are in the RC/I zone.  In the RC/I zone Medical 
Marijuana Production Facilities are a Conditional Use.  You would need to come 
back before the Planning Board for approvals. There is nothing that I see at the 
local level that would not allow that use on the same property as the Store Front 
unless the state prohibits it.  Understand that at this time the use is Medical 
only  There are no Adult use rules in place at this time.  You would also have to 
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make sure you can meet all of the Performance Standards found in 8.25 of the 
zoning ordinance. 
  
I hope this answers your question. 
  
Lee Jay    
  
Lee Jay Feldman 
Director of Planning 
Saco Island, 110 Main Street 
Suite 1400 
Saco, ME  04072 
Tel.(207) 571-7065 
SMPDC is subject to statutes relating to public records. 
E-mail sent or received by employees are subject to these laws. 
Senders and receivers of SMPDC e-mail should presume that messages are subject to release. 
  
  
<image001.jpg> 
  

From: Paper Birch [mailto:paperbirchproperty@gmail.com]  
Sent: Monday, June 24, 2019 4:19 PM 
To: Lee Jay Feldman <ljfeldman@smpdc.org> 
Subject: 357 Portland Street Berwick 
  
Hi Lee Jay,  
  
I just had a nice meeting with James B. (he’s been so helpful to me for the past 
couple years), and we were discussing a scenario that I’d like to run by you to 
assure that we’re within Land Use Allowances.  
  
If I purchased the lot next to me (Map R-70 lot 12-2), and combine them, and 
wanted to put a production facility, am I able to under the current land use 
ordinances? I spoke with James awhile back and we discussed building a 
cultivation facility next to the retail store. Ultimately everyone involved thought 
we should stick with just the storefront so we axed the plans. 
  
I *may* have an opportunity to purchase the land next to me, but would only do 
so if I was able to combine the land (paper birch would own both), and put the 
production facility on the new lot (12-2). Production could include a testing 
facility, but its something that we’d have to speak with investors before deciding 
upon.  
  
I know that there is precedent within the town: Tricann has a dispensary and 
production facility (kitchen), and Dan S. on school street has five (?) warehouses 
on his property, so I *think* we could be okay but really wanted to check with the 
experts which led me to James, and ultimately to you.  
  
Thanks so much Lee Jay,  
  
- Paul Venuti 
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357 & 359 Portland Street – Paper Birch Property, LLC 
SITE PLAN REVIEW APPLICATION 

 
PROJECT NARRATIVE  
 
The intent of this project is to construct a new 20,000 SF medical marijuana production facility 
constructed on the parcel located at 359 Portland Street in Berwick, ME as part of a two phase 
development. Phase two will include the construction of a 5,200 SF addition, making the total building 
footprint 25,200 SF. A new 2,140 SF adult use marijuana storefront will also be constructed on the 
existing developed parcel located at 357 Portland Street.  
 
The parcel located at 357 Portland Street is a 2.531 acre lot known as Map R-70, Lot 12-1 on the Town of 
Berwick Tax Map system. The parcel at 259 Portland Street is a 2.411 acre lot is known as Map R-70 Lot 
12-2. Both lots are situated in the Rural Commercial/Industrial District (RC/I) zone. The parcels are 
owned by the same entity Paper Birch Property, LLC. The new buildings will meet the 50 foot front 
setbacks and the 25 foot side and rear setbacks. 
 
Lot 12-1 contains an existing 2,240 SF medical marijuana storefront with associated parking and drainage 
facilities. There is an existing shared access driveway that straddles the property line between the lots. Lot 
12-2 is currently undeveloped woodlands with wetlands at the front and rear of the property.  
 
There will be 2,569 SF of new building area on Lot 12-1. After phase 2 of development, there will be 
37,222 SF of impervious area on Lot 12-2 which includes the 25,200 SF proposed building and 12,022 SF 
of onsite parking and access from Portland Street. The total disturbance created as a result of this 
development is approximately 123,158 SF. This qualifies the project for a full Site Plan Review per the 
Town of Berwick Land Use Ordinance due to the construction of a building greater than 3,000 SF and the 
installment of more than 5,000 SF of impervious surface. 
 

 
Pre-development Aerial Image of Site 2018 

LOT 12-2 

LOT 12-1 
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Proposed Building: 
 
Lot 12-1: 
As the Town of Berwick does not allow for a medical and adult use marijuana storefront in one structure, 
the proposed 2,140 SF adult use storefront has been located 25 feet to the west of the existing medical 
retail building. The new building will match the style of the existing building, as seen in the images 
below. The building will have 1,000 SF accessible to the public. There will be no noise or odor as a result 
of the development on Lot 12-1. 
 

 
Lot 12-1 - Existing Building Front Elevation 

 

 
Lot 12-1 - Proposed Building Front Elevation 

 
Per section 7.8.C.3.i of the Berwick Land Use Ordinance, retail uses require one parking space for every 
150 SF of floor space. Industrial uses must provide one parking space per employee on the maximum 
working shift. With 5 employees and 1,000 SF of public space, the new building will require an 
additional 12 parking spaces. The existing medical storefront required 11 parking spaces, for a total of 23 
spaces required. The existing development contains 29 parking spaces, which exceeds the Town 
requirements. The new building will be connected to the existing septic system. 
 
Lot 12-2: 
Phase 1 of the project consists of the construction of a 20,000 SF medical marijuana production facility. 
The building will be a pre-engineered building shown in the image below. Phase 2 consists of the 
construction of a 5,200 SF building addition. The floor layout has been included in this submission. The 
building will be one story in height. There will be no public access to the building. It is assumed that there 
will be a maximum of 20 employees. A commercial kitchen will be included in the building. Garbage will 
be disposed of within the building. All lights will be down lit and shielded to reduce light directed 
towards abutters. There will be no noise created as a result of this development. Odors produced by the 
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production facility have been addressed in the odor control plan included in this submission. After 
discussion with the fire chief, the building will be protected by an automatic sprinkler system.  
 

 
Lot 12-2 - Proposed Building Front Elevation 

 
Per section 7.8.C.3.i of the Berwick Land Use Ordinance, industrial uses require one parking space for 
every employee on the maximum working shift. As there will be a maximum of 20 employees, the site is 
designed to provide a minimum of 20 parking spaces. The proposed site layout for Lot 12-2 includes 22 
parking spaces, which exceeds the Town requirements.  
 
The construction of the proposed building will require both a new private well and a new private septic 
system. The septic system will be designed by Civil Consultants. The design will be submitted during 
final site plan review. The proposed septic location is shown to the west of the proposed building.  
 
The site had previously approved a DOT entrance permit for shared commercial and residential use 
(#26694). Since the use of the residential property (Lot 12-2) is being altered, a new entrance permit will 
be obtained from the DOT. This permit will be provided to the town once approved by the DOT.  
 
Per section 7.17 of the Berwick Land Use Ordinance, developments that create one or more acres of 
disturbed area shall meet the storm water management provisions specified in Chapters 500 and 502 of 
the Maine Department of Environmental Protection Stormwater Management rules.  
 
Paper Birch Property, LLC owns both the locus parcels (Lot 12-1 & Lot 12-2) with the shared access 
driveway. The combined impervious area of the two developments must be taken into account when 
determining which MDEP requirements be met. The total impervious area will exceed one acre but 
remain less than three acres. The basic and general standards in Chapter 500 Section 4(A) thru 4(C) must 
be met.  
 
MDEP Section 4(B) includes the erosion and sedimentation control practices, inspection and 
maintenance, and housekeeping standards. Section 4(C) requires the development provide pollutant 
removal or treatment. This will be performed using Low Impact Design (LID) measures including roof 
dripline filters, a grassed underdrained soil filter and a vegetated forest buffer. The design meets both the 
treatment and runoff standards per MDEP. In addition to the stormwater design narrative, an Erosion and 
Sedimentation Control Plan and a Stormwater Inspection and Maintenance Plan have been provided as 
part of this submission. 
 
Onsite wetlands will need to be impacted as part of the site development. The total wetland impact 
between the two developments will be approximately 5,458 SF. This exceeds the 4,300 SF allowable 
wetland impact and will require a permit through the MDEP. Since the total wetland impact is less than 
14,999 SF, a Natural Resources Protection Act (NRPA) Tier 1 Wetlands Permit will be required. An 
application for the permit will be submitted shortly to the MDEP. A copy of the approval will be 
submitted to the Town upon DEP approval.  
 
J:\aaa\2017\1728702\Town Review\Site Plan Review\ProjectNarrative.doc 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick Planning Office 

FROM: Geoff Aleva, PE – Vice President 

SUBJECT: Project Summary – Town of Berwick Ordinance 
Section 9.8.F 

DATE: 05/29/2020 

PROJECT: 17-287.02 – PAPER BIRCH PROPERTY, LLC 

As part of the site plan review process, the following memorandum has been prepared to address 
Section 9.8.F of the Berwick Land Use Ordinance.   
 
REQUIREMENTS APPLICANT’S RESPONSE 
 

 9.8.F.1 Application for Conditional Use Review. 
Plans for conditional use review need not be 
drawn to scale, but should be legible and adequate 
for presentation purposes. The conditional use 
review application shall include as a minimum: 

 

  

a. Name and address of the applicant or 
his/her authorized agent and name of 
proposed development in which the 
applicant has title or interest; a deed for 
the property 

Applicant: Paper Birch Property, LLC 
                P.O. Box 426 
                Portland, ME  04112 
Agent:      Geoff Aleva, PE 
               CIVIL CONSULTANTS 
               PO Box 100 
               South Berwick, ME  03908 

  

b. Municipal tax maps and lot numbers 
and names and addresses of abutting 
landowners 

Tax Map R-70, Lot 12-1 & Lot 12-2 

  

c. Total floor area, ground coverage and 
location of each proposed building; 
setbacks to property lines;  

Lot 12-1: Proposed 2,140 sf recreational 
storefront, total new impervious area of 2,569 sf. 
Minimum 27.7 ft setback to side property line. 
Lot 12-2: Phase 1 consists of the construction of a 
20,000 sf production building with 22 parking 
spaces. Phase 2 will construct a 5,200 sf building 
addition, for a total new impervious area of 37,222 
sf. Minimum 36.7 ft setback to side property line 
The total disturbance will be 123,158 sf. See site 
plan for additional info. 

  

d. Approximate boundaries of the parcel See boundary plan provided. 
  

e. If on-site sewage disposal is proposed, 
then an on-site soils investigation report 
by a licensed site evaluator shall be 
provided 

Test pits gathered by Joseph Noel on January 21, 
2013. See provided test pit info. Additional test 
pits are to be completed. 

  

f. If public water and/or sewer are to be Private water and septic  
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used, a statement from the water and/or 
sewer district or utility as to the 
availability of public water and/or 
sewer; 

  

g. Existing and proposed entrances/exits 
from the property 

Lot 12-2 is undeveloped except for shared 
driveway with Lot 12-1. An application for a new 
entrance permit will be provided to the Town once 
approval has been received from the MDOT. See 
proposed conditions provided on plan L1. 

  

h. A parking plan shall also be provided Provided on Sheet L1. Also see project narrative 
for more detailed description. 

  

i. Any existing restrictions or easements 
on the site 

See deeds provided for driveway easement 
information. 

  

j. A brief written narrative shall be 
provided on what type of business is 
proposed, hours of operation, number of 
employees, materials being used, waste 
disposal, etc 

See attached. 

  

9.8.F.2.b A map or maps prepared at a scale of not 
less than one inch to 40 feet and shall include: 

Provided on plans. 

  

i. Perimeter survey of the parcel made and 
certified by a registered land surveyor 
depicting reference points, showing true 
north point, graphic scale, corners of the 
parcel and date of survey and total 
acreage. The perimeter survey shall be 
recorded at the York County Registry of 
Deeds after Planning Board approval 
but prior to the issuance of the land use 
permit. Areas within 200 feet of the 
proposed development site shall be 
included 

Provided on boundary plan entitled “Subdivision 
Plan, Owners of Record James III & Dianne C. 
Dean, Portland Street – Route 4, Berwick, Maine” 
dated January 24, 2013, prepared by Tritech 
Engineering Corporation. 

  

ii. Existing and proposed locations and 
dimensions of any utility lines, sewer 
lines, water lines, easements, drainage 
ways, public or private rights of way 

Existing Lot 12-2 is undeveloped with the 
exception of a portion of the shared driveway 
access. See plan sheet L1 for existing and 
proposed utility locations. 

  

iii. Location, ground floor area and 
elevations of buildings and other 
structures on the site 

Location and area provided on plan Sheet L1. See 
buildings plans provided as part of this submission 
for floor plans and elevations. Pre-engineered 
building plans for Lot 12-2 have been prepared by 
Global Pre-Engineered Solutions LLC, dated 
05/04/20. 

  

iv. If the site is not to be served by a public 
sewer line, then an on-site soils 
investigation report by a Department of 
Human Services licensed site evaluator 
shall be provided. The report shall 
contain the types of soil, location of test 

New private septic proposed. On site soils 
gathered by Joseph Noel on January 21, 2013. 
See provided test pit info. The existing septic 
system will be expanded for Lot 12-1. A new 
septic system will be designed for Lot 12-2. 
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pits, and proposed location and design 
of the best practical subsurface disposal 
system for the site, all of which must 
meet the standards set forth in the 
Maine State Plumbing Code 
  

v. Location and dimensions of on-site 
pedestrian and vehicular access ways, 
parking areas, loading and unloading 
facilities, design of ingress and egress of 
vehicles to and from the site on to 
public streets and curb and sidewalk 
lines 

Provided on plan sheet L1. 

  

vi. Landscape plan showing location, type 
and approximate size of plantings and 
location and dimensions of all fencing 
and screening 

See waiver request. 

  

vii. Topography indicating contours at 
intervals of not more than two feet in 
elevation unless otherwise specified by 
the Planning Board 

Provided on plans, see sheet L1. 

  

9.8.F.2.c A written statement by the applicant that 
shall consist of: 

 

  

i. A description of the proposed uses to be 
located on the site, including quantity and 
type of building construction if any; 

See attached project narrative.  

  
ii. Total floor area and ground coverage of 

each proposed building and structure and 
percentage of lot covered by each 
building or structure;  

Provided on plans and in project narrative. See 
sheet L1. 

  
iii. Method of solid waste disposal;  All refuse/trash will be collected inside and 

removed from site. 
  

iv. Erosion and sedimentation control plan 
prepared in accordance with Article 7.15 
if required; 

Provided on plan sheet L3. Also refer to the 
Stormwater Management Plan prepared for the 
DEP and provided to the Town. 

  
v. Copies of letters to the town manager, 

selectmen, Planning Board, road 
commissioner/public works director, fire 
chief, police chief, etc. notifying them of 
the proposed development; 

See attached. 

  
vi. Stormwater management plan prepared in 

accordance with Article 7.17 if required;  
Refer to the Stormwater Management Plan 
prepared for the DEP and provided to the Town. 
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vii. Statement of financial capacity which 
should include the names and sources of 
the financing parties including banks, 
government agencies, private 
corporations, partnerships and limited 
partnerships and whether these sources of 
financing are for construction loans or 
long-term mortgages or both 

See provided statement of financial capacity. 

  viii. The applicant's evaluation of the 
availability and suitability of off-site 
public facilities including sewer, water, 
and streets 

Not applicable. 

  ix. A statement from the fire chief as to the 
availability of fire hydrants and/or fire 
ponds, or provisions of fire protection 
services. 

See attached letter provided to the Fire 
Department.  Any input that is received will be 
incorporated into the plan. 

 

 x. If public streets are proposed, a statement 
from the town engineer that the proposed 
road or street construction will meet town 
specifications 

Not applicable. 

  xi. An estimate of the date when construction 
will start and when the development will 
be completed 

Site work is expected to begin in the Fall of 2020, 
with a completion date of Spring 2021 (dependent 
on permit approvals.) 

 
 
J:\aaa\2017\1728702\Town Review\Conditional Use\20200528-1728702-SECTION_9-8-F-PROJECT_SUMMARY.docx 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick Planning Office 

FROM: Geoff Aleva, PE – Vice President 

SUBJECT: Project Summary – Town of Berwick Ordinance 
Section 9.8.I.1 

DATE: 05/29/2020 

PROJECT: 17-287.02 – PAPER BIRCH PROPERTY, LLC 

As part of the site plan review process, the following memorandum has been prepared to address 
Section 9.8.I.1 of the Berwick Land Use Ordinance.   
 
REQUIREMENTS APPLICANT’S RESPONSE 
 

 9.8.I.1 Performance Standards for Conditional Use and 
Site Plan Review 
The following standards are to be used by the Planning 
Board in judging applications for site plan review and 
conditional use applications and shall serve as minimum 
requirements for approval of the application. The site 
plan shall be approved, unless in the judgment of the 
Planning Board the applicant is not able to reasonably 
meet any of these standards. In all circumstances the 
burden for proof shall be on the applicant and such 
burden of proof shall include the production of evidence 
necessary for the Planning Board to review the 
application. 

 

  

a. Conformance with Comprehensive Plan:  
All proposed conditional uses and site plans shall 
conform to the Comprehensive Plan of the Town of 
Berwick and with the provisions of all pertinent 
federal, state, and local codes, ordinances, and 
regulations 

The proposed use conforms to the Town of 
Berwick’s Comprehensive Plan. 

  

b. Preserve and enhance the landscape:  
The landscape shall be preserved in its natural state 
insofar as practicable by minimizing tree removal, 
disturbance of soil, retaining existing vegetation 
during construction. After construction is complete, 
landscape shall be designed and planted that will 
define, soften or screen the appearance of off street 
parking areas from the right of way and abutting 
properties and/or structures in order to enhance the 
physical design of the building(s) or site, and to 
minimize the encroachment of the proposed use on 
the neighboring land uses. 

The development will limit disturbance of 
existing vegetation where possible. All 
disturbed areas will be re-vegetated with 
new grass/landscaping. The project meets 
ordinance requirements for lot coverage. 
Supplemental landscaping will be installed 
to screen parking onsite. 
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c. Relationship of the proposed buildings to the 
environment:  

Proposed structures shall be related harmoniously to 
the terrain and to the existing buildings in the vicinity 
which have a visual relationship to the proposed 
buildings. Special attention shall be paid to the bulk, 
location and height of the building(s) and such 
natural features such as slope, soil type and drainage 
ways. 

Building styles to match previously 
approved building on Lot 12-1. 

  

d. Vehicular access:  
The proposed site layout shall provide for safe access 
and egress from public and private roads by 
providing adequate location, numbers and controls of 
access points including site distances, turning lanes, 
traffic signalization when required by existing and 
projected traffic flow on municipal road systems. 

Vehicular access shown on plan sheet L1. 
A shared driveway permit #26694 was 
previously approved by the Maine DOT for 
mixed retail and residential use. A new 
permit has been applied for based on the 
new commercial use. A copy of the 
approved entrance permit will be submitted 
to the Town. 

  

e. Parking and circulation:  
The layout and design of all vehicular and pedestrian 
circulation, including walkways, interior drives, and 
parking areas shall provide for safe general interior 
circulation, separation of pedestrian and vehicular 
traffic, service traffic, loading areas, and 
arrangements and use of parking areas. 

Provided on plans sheet L1. 

  

f. Surface water drainage:  
Adequate provision shall be made for surface 
drainage so that removal of surface waters will not 
adversely affect neighboring properties, downstream 
conditions, soil erosion or the public storm drainage 
system. Whenever possible, on-site absorption of 
unpolluted run-off waters shall be utilized to permit 
groundwater recharge on the site. 

Stormwater has been designed to meet 
basic and general standards of MDEP 
Chapter 500. See drainage report provided 
as part of this submission.  

  

g. Existing utilities:  
The development shall not impose an unreasonable 
burden on sewers, sanitary and storm drains, water 
lines or other public utilities. 

The proposed development on Lot 12-1 
will utilize existing on site utilities through 
the expansion of the existing septic 
system. The well will be relocated to 
account for new stormwater measures. 
The proposed development on Lot 12-2 
will utilize a new private well and septic 
system. 

  

h. Advertising features:  
The size, location, design, lighting and materials of 
all exterior signs and outdoor advertising structures 
or features shall not detract from the design of 
proposed buildings and structures and the 
surrounding properties 

All signs will meet the requirements per 
section 7.13 (Signs) of the Town of 
Berwick Land Use Ordinance. 

  

i. Special features of the development:  
Exposed storage areas, exposed machinery 
installation, service areas, truck loading areas, utility 

The truck loading areas proposed will be 
screened from all abutting properties 
except for Lot 12-1. The loading area will 
be inside an enclosed fence line between 
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buildings and similar structures shall have sufficient 
setback and screening to provide an audio/visual 
buffer to minimize their adverse impact on other land 
uses within the development area and surrounding 
properties. 

the buildings for security purposes. 

  

j. Exterior lighting:  
All exterior lighting shall be designed to minimize 
adverse impact on neighboring properties. 

All exterior lights to be down lit and 
shielded to reduce glare to abutting 
properties. See Note 13 on sheet L1. 

  

k. Emergency vehicle access:  
Provisions shall be made for providing and 
maintaining convenient and safe emergency vehicle 
access to all buildings and structures. 

See attached letter from the Berwick Fire 
Chief which allows for no fire lane across 
the back of the property. Another letter has 
been sent to the Berwick Fire Department 
to review the proposed site plan. A copy of 
the letter has been included as part of this 
submission. Their response is awaited. 

  

l. Municipal services:  
The development will not have an unreasonable 
adverse impact on the municipal services including 
municipal road systems, fire department, police 
department, solid waste program, sewer treatment 
plant, school, open spaces, recreational programs and 
facilities, and other municipal service and facilities 

The proposed development on Lot 12-2 
will utilize a private well and private septic 
system. The agriculture use will not impact 
schools or open spaces. Letters have been 
sent to the Fire and Police Chiefs, as well 
as the Director of Public Works. Their 
comments are awaited and will be 
incorporated into the site design. 

  

m. Will not result in water or air pollution: 
In making this determination, it shall at a minimum 
consider: The elevation of the land above sea level 
and its relationship to the flood plains, the nature of 
soils and subsoils and their ability to adequately 
support waste disposal; the slope of the land and its 
attest on effluents; and the applicable state and local 
health and water resources regulations. 

Stormwater has been designed to meet 
basic and general standards of MDEP 
Chapter 500. See drainage report provided 
as part of this submission. The agriculture 
building will capture irrigation water in 
holding tanks for proper disposal. There 
will be no air pollution as a result of this 
development. See attached detailed odor 
control plan for the grow facility. 

  

n. Has sufficient water available for the reasonable 
foreseeable needs of the development (this is 
usually considered to be ten years 
approximately). 

Private well is proposed for the project. 

  

o. Will provide for adequate sewerage waste 
disposal. 

Private septic system to be designed. 

  

p. Will not have adverse affects on the scenic or 
natural beauty of the area, aesthetics, or rare and 
irreplaceable natural areas. 

The existing vegetation will be maintained 
to the greatest extent possible. A buffer will 
remain between the development and the 
abutting lots. The lot is in the RC/I zone. 

  

q. The developer has adequate financial and 
technical capacity to meet the above stated 
standards. 

See attached statement of financial 
capacity. 

  

r. Whenever situated in whole or in part within 250 
feet of any pond, lake or river, will not adversely 
affect the quality of such body of water or affect 
the shoreline of such body of water, based on the 
standards outlined in Section 9.8.I.1.j. 

Not within 250 feet of pond, lake or river. 
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s. Low Impact Design:  
Each applicant is required to submit a statement to 
the Planning Board documenting proposed Low 
Impact Design (LID) for the site, which will help to 
reduce storm water volumes and help to enhance 
storm water quality. LID includes, but is not limited 
to green roofs, rain gardens, tree wells, infiltration 
basins, and permeable pavement otherwise specified 
by the Planning Board 

Stormwater has been designed to meet 
basic and general standards of MDEP 
Chapter 500. See the project narrative and 
drainage report provided as part of this 
submission. 

  

 
J:\aaa\2017\1728702\Town Review\Conditional Use\20200528-1728702-SECTION_9-8-I-PROJECT_SUMMARY.docx 



 

CIVIL 
CONSULTANTS  

Page 1 of 3 
P.O. Box 100  South Berwick, Maine  03908    207-384-2550 

  

CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick Planning Office 

FROM: Geoff Aleva, PE – Vice President 

SUBJECT: Project Summary – Town of Berwick Ordinance 
Section 8.25 

DATE: 05/29/2020 

PROJECT: 17-287.02 – PAPER BIRCH PROPERTY, LLC 

As part of the site plan review process, the following memorandum has been prepared to address 
Section 8.25 of the Berwick Land Use Ordinance, performance standards for Medical Marijuana. 
 
REQUIREMENTS APPLICANT’S RESPONSE 
 

 8.25.1. Purpose: The purpose of this section of the 
ordinance is to ensure that all cultivation, 
processing, storage, and distribution of medical 
marijuana does not have an adverse impact on the 
health, safety, and general welfare of the residents 
of the Town of Berwick, ME, while still allowing 
for treatment and alleviation of a qualifying 
patient’s debilitating medical condition or 
symptoms associated with the qualifying patient’s 
debilitating medical condition. 

 

  

8.25.2. Exemptions: As an accessory use, Medical 
Marijuana Home Production shall be allowed in 
any qualifying patient’s residence or any medical 
marijuana caregiver’s primary year-round 
residence in every base zone and overlay zone. 

N/A – Medical marijuana will not be grown within a 
residence. 

  

8.25.3. Location: Medical Marijuana Cooperatives 
and Medical Marijuana Production Facilities are 
allowed in the R3 Zone only on properties which 
have frontage on Route 9 or 4. Medical Marijuana 
Production Facilities and Dispensaries cannot be 
within 1,000 feet of: 

Properties are located in the RC/I zone and front 
along Route 4. This project is an allowed 
expansion of an approved facility. 

  

Any school – as measured from the nearest 
property line of the land used for the school to 
the nearest portion of the proposed business’s 
building, via straight line measurement 

The lots are not located within 1,000 ft of any 
school. This project is an allowed expansion of an 
approved facility. 

  

Drug or Alcohol Treatment Facilities – as 
measured from the nearest property line of the 
land used for the treatment facility to the 
nearest portion of the proposed business’s 
building, via straight line measurement. 

The lots are not located within 1,000 ft of any drug 
or alcohol treatment facilities. This project is an 
allowed expansion of an approved facility. 
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Child Care Centers – as measured from the 
nearest property line of the land used for child 
care purposes to the nearest portion of the 
proposed business’s building, via straight line 
measurement. 

The lots are not located within 1,000 ft of any child 
care centers. This project is an allowed expansion 
of an approved facility. 

  

Other Marijuana Production Facilities – as 
measured from the nearest portion of the 
exiting or pending center or store’s building to 
the nearest portion of the proposed business’s 
building, via straight line measurement. 

The lots are not located within 1,000 ft of any 
other Marijuana Production Facility. This project is 
an allowed expansion of an approved facility. 

  

8.25.4. Odor Control All Marijuana Production 
Facilities and Dispensaries must submit an odor 
control plan with the conditional use application. 

See attached odor control plan. 

  

A. Odor Control Plans shall consist of the 
following: 

See attached odor control plan. 

  

1. Specific Odor-emitting activity(ies) – 
This section should describe the odor 
emitting activities or processes (e.g., 
cultivation) that take place at the facility, 
the source(s) (e.g., budding plants) of 
those odors, and the location(s) from 
which they are emitted (e.g., flowering 
room) 

See attached odor control plan. 

  

2. Odor Mitigation Practices – For each 
odor-emitting source/process outlined in 
Section 1 of the odor control plan, specify 
the administrative and engineering 
controls the facility implements or will 
implement to control odors. 

See attached odor control plan. 

  

The best control technology for marijuana 
cultivation facilities is carbon filtration. 

Noted in the odor control plan. 

  

8.25.5. Security  
  

A. All growing of medical marijuana within a 
commercial production facility shall occur 
inside and only within a completely enclosed 
structure. This does not apply to home 
growing of medical marijuana. 

All growing operations will occur wholly within the 
proposed production facility.  

  

B. Prior to granting approval, the Planning 
and/or Code Enforcement Department shall 
receive a written statement from the Berwick 
Chief of Police or designee that security 
measures are acceptable and also consistent 
with State requirements. 

See attached letter provided to the Police Chief.  
Any input that is received will be incorporated into 
the plan. The applicant has worked with the PD on 
this project. All work will be interior to the building.  

  

8.25.6 Performance Standards  
  

A. Signage and advertising. All signage and 
advertising for any facility responsible for the 

All signs will comply with the Berwick land Use 
Ordinance. 
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cultivation, manufacturing, sale or distribution 
of marijuana shall comply with all applicable 
provisions of the Land Use Ordinances. 

  

B. Cultivation. If marijuana and/or products 
containing marijuana are sold on the same 
site, the cultivation area shall be no greater 
than 50% of the total floor area of the 
building. 

The production facility will be located in a different 
building than the storefront. The cultivation use is 
separated from the retail areas of the project. 

  

C. Consumption - Pursuant Maine LR 2395 
section 1501 subsection 2, marijuana in the 
Town of Berwick may only be consumed in a 
private residence or on private property. Such 
private property must not generally be 
accessible to the public and the consumption 
of marijuana or marijuana products must be 
explicitly permitted by the property owner. 
All other consumption limitations in Maine 
LR 2395 Section 1501 Subsection 2 shall 
apply in the Town of Berwick. 

Consumption of marijuana will be prohibited from 
all premises. 

  

D. Visibility of activities. All activities of 
dispensaries, cultivation facilities, processing 
facilities and marijuana establishments shall 
be conducted indoors. 

No activities regarding the production or sale of 
marijuana will be conducted outdoors. 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick 

FROM: Geoffrey R. Aleva, PE – Sr.  Project Engineer 

SUBJECT: ODOR CONTROL PLAN REQUIREMENTS 

DATE: MAY 2020 

PROJECT: 359  PORTLAND STREET – SITE PLAN REVIEW 

The following information is to be utilized for the Odor Control Plan for the proposed medical 
marijuana production facility at 359 Portland Street, Berwick. This information provides a basis 
for the minimum requirements for treatment of exhaust air and controlling potential odor at the 
facility. This plan shall be incorporated into the conditional use and site plan approval and 
reference shall be made to the requirements indicated on the approved site plan. See odor control 
specific notes. All tenants for the facility shall follow this plan and provide their own plan 
supplements during the building permit and certificate of occupancy process.   
 
The Town of Berwick has specific requirements for odor control and they are specified in Land 
Use Ordinance, Article VIII Section 8.25.4. 
 

Facility Floor Plan – A floor plan has been provided for this odor control plan however, 
tenants of facility will customize layout to their preferred methodology so the intent of 
this document is to show the minimum requirements for odor mitigation rather than the 
true layout of the facility.   The tenants will provide detailed floor plans with their 
individual building permit applications.  Those plans will also indicate odor producing 
locations and measure to control such odors. 

 
 

PROJECT OWNER INFORMATION/ EMERGENCY CONTACT: 
 
Paper Birch Property Medical Marijuana Facility 
359 Portland Street Berwick, ME 03901 
Paul Venuti, 415-515-3500 
paperbirchproperty@gmail.com 

 
At the direction of the Berwick Police Department, individual tenants shall provide contact 
information and unit numbers for record keeping.  
 
ODOR PRODUCING PROCESSES: 
 
Odor Relevancy/Location of the Sources: In the windowless cultivation facility odors can 
potentially escape from either the exterior doors or from an untreated ventilation system. 
  
In addition to entry/exit doors, and ventilation system, odors may be produced in areas where the 
medicine is grown (vegetation area), where buds are grown (flowering area), or the processing 
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area (packaging).   All areas that have the potential for an odor during production shall have 
systems capable of treating exhaust air through a proper filter system. 
 
ODOR CONTOL REQUIREMENTS: 
  
Odor Mitigation Practices – Based upon industry-specific best control technologies and best 
management practices.   
 
At the time of this document the best odor control technology for marijuana cultivation facilities 
is carbon filtration.  
 
Tenants will be required to use the odor mitigation technologies described in this memorandum.   
 
Tenants in good standing will not be required to upgrade odor control plans or equipment unless 
receiving complaints from Town of Berwick Code Enforcement Office.  

 
Exterior and Interior Doors: 

- All doors shall have weather-stripping seals and secure locking hardware.  All doors 
to the exterior shall have self closers. 

- Administrative Controls – Properly train staff on isolation of odor emitting activities, 
i.e. closing interior doors when agriculture process is producing odor. 

- Engineering Controls - Isolating odor-emitting activities from other areas of the 
buildings/outside through closing interior doors. 

 
Ventilation System: 

- Administrative Controls – Properly train staff on use of HVAC and Carbon 
Scrubbing Filtration Controls.   

- Engineering Controls – Carbon Scrubbing - Regularly perform maintenance on 
carbon scrubbing and HVAC filters.  

 
Vegetation Areas: 

- Administrative Controls – Properly train staff on use of carbon-scrubbing equipment 
and the requirements for operation. 

- Engineering Controls – Proper use of interior fans, exhaust fans and carbon scrubbing 
equipment to ensure proper odor mitigation of exhaust air. Perform maintenance at 
specified intervals.  

 
Flowering Areas: 

- Administrative Controls – Properly train staff on use of carbon-scrubbing equipment 
and the requirements for operation.  

- Engineering Controls – Proper use of interior fans, exhaust fans and carbon scrubbing 
equipment to ensure proper odor mitigation of exhaust air. Perform maintenance at 
specified intervals. 

 
Processing / Packaging Area 

- Administrative Controls – Properly train staff on use of carbon-scrubbing equipment 
and the requirements for operation.  

- Engineering Controls – Proper use of interior fans, exhaust fans and carbon scrubbing 
equipment to ensure proper odor mitigation of exhaust air. Perform maintenance at 
specified intervals. 



Odor Control Plan 
Paper Birch Property, LLC, Marijuana Facility 

 

CIVIL 
CONSULTANTS  

Page 3 of 3 
P.O. Box 100  South Berwick, Maine  03908    207-384-2550 

  

ODOR CONTROL MAINTENANCE PLAN 
 
The following information is the minimum maintenance requirement regarding the efficient and 
optimal performance of the odor mitigation system.  The tenant shall keep on site and provide the 
Town of Berwick Code Enforcement Office, at their request, product documentation regarding 
the individual system and maintenance intervals. 
 

- Carbon Filters must be changed at the minimum of every 6 months (industry 
standard).  Filters shall be sized based on the room area and desired air exchanges per 
hour.  Design information shall be presented to the Town Code Office. 

- Performed maintenance tracking, documentation of malfunctions, and changing of 
carbon filters (or equivalent), shall be recorded by the tenant and kept available in the 
event of inspection. 

- Maintenance plan shall also include records of purchases and replacement carbon 
filters.  

 
 

CARBON FILTRATION: 
- Carbon filtering works by scrubbing the air and removing odors by a process of 

neutralization.  In these systems activated carbon absorbs the smells and other 
impurities from air that is pushed through the filter.  With a carbon filter as part of 
the overall exhaust system air is pulled from the desired area by an exhaust fan, and 
forced through the carbon filter.  The filter removes smells from the air prior to 
discharge through an exhaust to the exterior of the building.  

 
- A carbon filtration systematic lineage: Odor producing area >Fan>Carbon Filter or 

Scrubber>Exhaust 
 
- Mechanical ventilation must be set up in a manner that directs flow to the induction 

of the carbon scrubber. 
 
- Number of mechanical ventilation devices will be dictated by size of individual space 

and amount of plants producing odor. Vented air must be treated through the 
filtration system prior to discharge to the building exterior.  

 
- Carbon filters shall be sized to properly cover the entire circumference of exhaust 

vent as to not allow odor to escape.  
 
- To maintain system efficiency match CFM rating between mechanical ventilation 

and carbon filter. CFM rating on filter shall be the same or slightly higher than rating 
than the exhaust fan.  

 
- Filter must be attached to vent in a stable, secure manner.  
 
- Follow proper maintenance carbon filtering system procedures to ensure to maintain 

efficiency and effectiveness of system. 
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LIST OF ABUTTERS 
 

Venuti Site Plan 
357 & 359 Portland Street (Route 4) 

Berwick ME, 03901 
Map R-70, Lot 12-1 & 12-2 

 
MAP LOT NAME & MAILING ADDRESS 

R-70 12-2 
(locus) 

PAPER BIRCH PROPERTY, LLC 
P.O. BOX 426 
PORTLAND, ME 04112 

R-70 12-1 

PAPER BIRCH PROPERTY, LLC 
C/O PAUL VENUTI 
3 APGAR LANE 
YORK, ME  03909 

R-70 12 
RICE, DWAYNE & SANDRA 
38 HOOPER SANDS RD 
SOUTH BERWICK, ME  03908 

R-70 13 
AMERGIAN, RICHARD & KATHERINE 
5 REGINA RD 
PORTSMOUTH, NH 03801 

R-70 14 

THE BJORK FAMILY REVOCABLE TRUST 
C/O BJORK, JOHN & AMANDA, TRUSTEES 
33 GUINEA RD 
BERWICK, ME 03901 

R-70 16-1 

NORTHEAST CREDIT UNION 
ATTN:  ACCOUNTING 
PO BOX 1240 
PORTSMOUTH, NH  03802 

R-70 21 
CHANDLER, GARY & ELAINE 
13 CIRCUIT ROAD 
BERWICK, ME  03901 

R-70 9-1 
BLUNT, ROBIN E. 
736 N JAY ST 
GRIFFITH, IN  46319 

R-70 9-2 
DOLLEY, BRIAN & KRISTIN 
355 BLACKBERRY HILL ROAD 
BERWICK, ME  03901 

R-70 9-3 
YANDELL, SHERMAN O. 
PO BOX 562 
WELS, ME  04090 
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Assessment of Traffic Generation 
 
The owner of the property at 357 & 359 Portland Street in Berwick, ME (Map 70, Lot 12-1 & 12-2) is 
proposing to expand the business to include an adult use marijuana storefront and a medical marijuana 
production facility. The adult use marijuana storefront will be 2,140 SF and have 1,000 SF of retail space. 
The building will be located on the developed Lot 12-1, adjacent to the existing medical marijuana 
storefront.  
 
The medical production facility will be located on the undeveloped Lot 12-2 and will be completed in two 
phases. Phase 1 consists of the construction of a 20,000 SF pre-engineered building with associated 
parking facilities. Phase 2 will include a 5,200 SF building addition, for a total footprint of 25,200 SF. 
This would be a commercial use. The Maine Department of Transportation (MDOT) had previously 
approved a shared driveway permit (#26694) at this location for a mixed use retail and single family 
residence (on the vacant lot).  
 
The existing 2,240 SF medical marijuana storefront on Lot 12-1 contains 800 SF of retail space. The 
construction of this project was completed in 2019. The owner of lot 12-1 has since purchased the 
adjacent Lot 12-2 with the intention of constructing the aforementioned 25,200 SF medical production 
facility. The proposed expansion of use requires an update to the MDOT driveway/entrance permit for 
mixed use retail and commercial. 
 
While the proposed use is expected to generate a larger volume of traffic, the new building on Lot 12-2 is 
closed to the public and will only produce an increase in traffic proportional to the number of proposed 
employees. The proposed adult use marijuana storefront on Lot 12-1 will have 1,000 SF of public access, 
plus the traffic generation from a maximum of 5 additional employees. The following information is 
provided as an estimate based on the Institute of Traffic Engineer – ITE Trip Generation Manual, 9th 
Edition. 

Existing Development: 

The previous project was to create a 2,240 SF medical marijuana storefront with 800 SF of retail space. 
There is no specific ITE Land Use Code for Medical Marijuana Dispensary. Land use category Special 
Retail Center (826) was used to estimate the traffic volume instead. The public retail area was used to 
determine the traffic generation. 

Following this above scenario would result in the following: 

ITE Land Use Code 826 – Special Retail Center (800 SF) 
     Daily Trip Ends Weekday/1,000 SF 44.32 ave (range 21.30-64.21) 
       Peak Hour AM Trip Ends Weekday/1,000 SF 6.84 ave (range 5.33-14.08) 
       Peak Hour PM Trip Ends Weekday/1,000 SF 5.02 ave (range 4.59-6.18)   
     Daily Trip Ends Saturday/1,000 SF 42.04 ave (range 22.57-54.47) 
     Daily Trip Ends Sunday/1,000 SF 20.43 ave (range 6.96-32.82) 
      

Based upon the above, the highest average day figure would be the Daily Trip Ends Weekday rate of 
44.32 trip ends – or – (800 SF/1,000 SF) x 44.32 = 35.46 say 36 trip ends for the day 

Based upon the above, the highest peak hour figure would be the Peak Hour AM Trip Ends rate of 
6.84 trip ends in the peak hour – or – (800 SF/1,000 SF) x 6.84 = 5.47 say 6 trip ends in the peak 
hour.  It is anticipated that the peak travel will occur in the afternoon. 
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Proposed Development: 

As stated above, the proposed project is to create a 2,140 SF adult use marijuana storefront on Lot 12-1 
with a maximum of 5 employees and 1,000 SF of retail space. The traffic generation from the medical 
marijuana storefront will be similar to the existing use, so the Land use category Special Retail Center 
(826) was used to estimate the traffic volume. 

A 25,200 SF medical marijuana production facility will be constructed on Lot 12-2 with no public access. 
This means all increases to traffic will be as a result of the 20 max employees entering and exiting the 
site. As there is no ITE Land Use Code for Marijuana Grow House, Land use category Research and 
Development Center (760) was used to estimate the traffic volume instead. This mimics the agriculture 
use and takes into account the increase in traffic due to employees only. 

Following this above scenario would result in the following: 

ITE Land Use Code 826 – Special Retail Center (1,000 SF) 
     Daily Trip Ends Weekday/1,000 SF 44.32 ave (range 21.30-64.21) 
       Peak Hour AM Trip Ends Weekday/1,000 SF 6.84 ave (range 5.33-14.08) 
       Peak Hour PM Trip Ends Weekday/1,000 SF 5.02 ave (range 4.59-6.18)   
     Daily Trip Ends Saturday/1,000 SF 42.04 ave (range 22.57-54.47) 
     Daily Trip Ends Sunday/1,000 SF 20.43 ave (range 6.96-32.82) 
      

Based upon the above, the highest average day figure would be the Daily Trip Ends Weekday rate of 
44.32 trip ends – or – (1,000 SF/1,000 SF) x 44.32 = 44.32 say 45 trip ends for the day 

Based upon the above, the highest peak hour figure would be the Peak Hour AM Trip Ends rate of 
6.84 trip ends in the peak hour – or – (1,000 SF/1,000 SF) x 6.84 = 6.84 say 7 trip ends in the 
peak hour.  It is anticipated that the peak travel will occur in the afternoon. 

ITE Land Use Code 760 – Research and Development Center (20 Employees) 
     Daily Trip Ends Weekday/Employee 2.77 ave (range 0.96-10.63) 
       Peak Hour AM Trip Ends Weekday/ Employee 0.43 ave (range 0.20-1.39) 
       Peak Hour PM Trip Ends Weekday/ Employee 0.41 ave (range 0.18-1.39)   
     Daily Trip Ends Saturday/ Employee 0.57 ave (range 0.03-2.97) 
     Daily Trip Ends Sunday/ Employee 0.07 ave (range 0.01-0.56) 

 

Based upon the above, the highest average day figure would be the Daily Trip Ends Weekday rate of 
2.77 trip ends – or – (20 Employees) x 2.77 = 55.4 say 56 trip ends for the day 

Based upon the above, the highest peak hour figure would be the Peak Hour AM Trip Ends rate of 
0.43 trip ends in the peak hour – or – (20 Employees) x 0.43 = 8.6 say 9 trip ends in the peak 
hour. 
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Conclusion: 
 
The previously approved medical marijuana retail building on Lot 12-1 was expected to generate 36 daily 
trip ends and 6 trip ends during the peak hour. 
 
The proposed adult use retail storefront on Lot 12-1 will produce an additional 45 daily trip ends and 7 
trip ends during the peak hour. The proposed commercial use on Lot 12-2 will only produce an increase 
in traffic proportional to the number of employees, as there will be no public access. Based on a similar 
ITE Land Use, 20 employees would result in an additional 56 trip ends for the day and 9 trip ends during 
the peak hour.  
 
The traffic generation for the two lots as described above results in a total of 137 daily trip ends and 22 
trip ends during the peak hour. Both the total vehicle trips ends/day and the peak hour trip generation 
rates are below the threshold needed for a full traffic study. It is our opinion that the traffic generated by 
this site will not adversely impact traffic on adjacent roadways. 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick – Planning Board 

FROM: Geoffrey R. Aleva, PE – Sr.  Project Engineer 

SUBJECT: Waiver Request Sections 7.5 and 7.8.5 

DATE: MAY 29, 2020 

PROJECT: 1728702 –  Site Plan Review Application for 357 & 359 
Portland Street/Map R-70, Lot 12-1 & Lot 12-2 

 
We are requesting a waiver from the landscaping requirement for shielding of parking at non 
residential uses.   
 
Land Use Section 7.5 (Landscaping), reads: 

7.5. The landscape shall be preserved in its natural state insofar as practical by 
minimizing tree removal and grade changes in keeping with the general appearance of 
neighboring developed areas. Landscaping shall be designed to soften, screen, or 
enhance the physical design of structures and parking areas to avoid the encroachment 
of the proposed use on abutting land uses. All parking lots shall be landscaped along the 
property boundaries with shrubbery, trees and other landscape materials. 

 
Land Use Section 7.8 (Off-Street Parking and Loading), item 5 reads: 

7.8.5. Off-street parking and loading spaces for non-residential uses, where not enclosed 
within a building, shall be effectively screened from view by continuous landscaped area 
not less than six feet in height, unless waived by the Planning Board for expressed 
reasons, along exterior lot lines adjacent to residential properties and all public roads, 
except that driveways shall be kept open to provide visibility for entering and leaving. No 
off-street parking and loading shall be permitted within the front setback or any setback 
adjoining a public street, except as specifically authorized in this ordinance. 

 
Proposed Justification: 
It is our intention to keep the existing trees in the rear of the property to be used as natural 
screening. The tree line will be cut back to the southern property line and reduced from the front 
of the property to provide security through visibility around the building area. The remaining 
trees will stay outside of the developed areas.  
 
The proposed parking stalls are parallel to Portland Street to direct headlight glare away from the 
roadway.  The stalls are more than 80 ft from the property line and 140 ft from the edge of 
Portland Street.  
 
The intent of this waiver is to provide better visibility for potential security reasons on the 
property.  
 
 
J:\aaa\2017\1728702\TOWN REVIEW\SITE PLAN REVIEW\20200529- WAIVER REQUESTS.docx  
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PROJECT INFORMATION

SINGLE STORY SLAB ON GRADE COMMERICAL BUILDING
STEEL & CONCRETE STRUCTURE
STEEL PARTITIONS WITH LINER PANEL 

BUILDING INFORMATION
BUILDING AREA: 20,000SQFT
BUILDING STORIES: 1
BUILDING HEIGHT: 22'
ROOF PITCH: .250 / 12
CHAPTER 3 (2015 IBC) - OCCUPANCY TYPE
STORAGE (S-1) USE GROUP
CHAPTER 5 - BUILDING HEIGHTS AND AREAS
SPACE IS WITHIN ALLOWBALE HEIGHT AND AREA
CHAPTER 6 - CONSTRUCTION
BUSINESS USE : TYPE 3B WAREHOUSE & STORAGE
CHAPTER 8 - INTERIOR FINISHES
INTERIOR FINISHES PROVIDED CLASS A & B
CHAPTER 9 - FIRE PROTECTION SYSTEMS
SMOKE/FLAME DETECTORS: HARD WIRED PROVIDED
ALARM SYSTEM: ADDRESSABLE
CHAPTER 10 - MEANS OF EGRESS
WAREHOUSE AREA 20,000GSF / 300GSF = 66 OCCUPANTS
TOTAL OCCUPANCY = 66 OCCUPANTS
CHAPTER 11 - ACCESSIBILITY
BUILDING CONFORMS TO CHAPTER 11
CHAPTER 29 PLUMBING SYSTEMS
(2) UNISEX BATHROOMS PROVIDED
1 MOP SINK IS PROVIDED

EPDM ROOFING

3" INSULATED METAL PANEL SIDING12'-0" OVERHEAD DOOR
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7.5 TON ROOF MOUNTED HVAC
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A FAIR GOOD GOOD FAIR
B POOR GOOD FAIR FAIR
C POOR GOOD EXCELLENT GOOD
D FAIR FAIR GOOD EXCELLENT
E FAIR EXCELLENT EXCELLENT POOR
A GOOD GOOD GOOD FAIR
C GOOD EXCELLENT EXCELLENT FAIR
D GOOD EXCELLENT EXCELLENT FAIR
A GOOD GOOD GOOD FAIR
B GOOD GOOD FAIR POOR
C GOOD EXCELLENT EXCELLENT FAIR
D FAIR GOOD GOOD EXCELLENT
F FAIR EXCELLENT EXCELLENT SEE NOTE 2
G FAIR EXCELLENT EXCELLENT SEE NOTE 2

SOURCE:  MINNICK, E.L. AND H.T. MARSHALL. (AUG 1992)                                                                                              
NOTE:  POORLY DRAINED SOILS ARE NOT DESIRABLE FOR USE AS PLAYING AREAS AND ATHLETIC FIELDS.
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TABLE 4-2 SEED MIXTURE SELECTION BASED ON SOIL TYPE

WATERWAYS, EMERGENCY 
SPILLWAYS, AND OTHER 
CHANNELS WITH FLOWING WATER
LIGHTLY USED PARKING LOTS, 
ODD AREAS, UNUSED LANDS, AND 
LOW INTENSITY RECREATION 
SITES
PLAY AREAS AND ATHLETIC 
FIELDS (TOPSOIL IS ESSENTIAL 
FOR GOOD TURF)

P
O

O
R

LY
 

D
R

A
IN

E
D

SOIL DRAINAGE

STEEP CUTS AND FILLS, BORROW 
AND DISPOSAL AREAS

MIXTURE SPECIES

TALL FESCUE 20.00 0.45
CREEPING RED FESCUE 20.00 0.45

A REDTOP 2.00 0.05
TOTAL 42.00 0.95
TALL FESCUE 15.00 0.35
CREEPING RED FESCUE 10.00 0.25

B CROWN VETCH 15.00 0.35
OR - -
FLATPEA 30.00 0.75
TOTAL 40 OR 55 0.95 OR 1.35
TALL FESCUE 20.00 0.45

C CREEPING RED FESCUE 20.00 0.45
BIRDSFOOT TREFOIL 8.00 0.20
TOTAL 48.00 1.10
BIRDSFOOT TREFOIL 10.00 0.25

D REDTOP 5.00 0.10
REED CANARYGRASS1 15.00 0.35

TOTAL 30.00 0.70
TALL FESCUE 20.00 0.45

E FLATPEA 30.00 0.75
TOTAL 50.00 1.20

CREEPING RED FESCUE2 50.00 1.15

F KENTUCKY BLUEGRASS2 50.00 1.15
TOTAL 100.00 2.30

G TALL FESCUE2 150.00 3.60

TABLE 4-3 SEED MIXTURES FOR PERMANENT STABILIZATION

POUNDS 
PER ACRE

POUNDS PER 
1,000 SF

TABLE 4-3 SOURCE: MINNICK, E.L. AND H.T. MARSHALL (AUG 1992)

NOTES:

3.     THE UNIVERSITY OF NEW HAMPSHIRE COOPERATIVE EXTENSION 
RECOMMENDS RED CLOVER TO SUBSTITUTE FOR CROWN VETCH OR 
BIRDSFOOT TREFOIL IF THEY ARE GOING TO BE MOWED TO A HEIGHT OF 4 
INCHES OR LESS.  RED CLOVER (ALSIKE VARIETY) SHOULD BE SEEDED AT 
A RATE OF

1.     REED CANARY GRASS IS ON THE INVASIVE SPECIES WATCH LIST DUE 
TO ITS RAPID, AGGRESSIVE GROWTH AND ITS ABILITY TO MOVE INTO 
WETLANDS AND OUT-COMPETE OTHER DESIRABLE WETLAND PLANTS. 
CAUTION SHOULD BE USED WHEN PLANTED NEAR WETLANDS

2.     FOR HEAVY USE ATHLETIC FIELDS, CONSULT THE UNIVERSITY OF NEW 
HAMPSHIRE COOPERATIVE EXTENSION TURF SPECIALIST FOR CURRENT 
VARIETIES AND SEEDING RATES.
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PLANNING BOARD MEMORANDUM  
TOWN OF BERWICK, PLANNING DEPARTMENT 

 

TO: BERWICK PLANNING BOARD; JENIFER MCCABE, CODE 
ENFORCEMENT OFFICER 

FROM: JAMES BELLISSIMO, DIRECTOR OF COMMUNITY DEVELOPMENT 
& PLANNING 

SUBJECT: 3G’S REALTY, LLC – SITE PLAN REVIEW – ADULT USE 
MARIJUANA CULTIVATION 

DATE: JULY 29, 2020 

CC:  

 

3G’s Realty has proposed to construct 12 industrial buildings: 10 for Adult Use 

Marijuana Cultivation and 2 for general industrial buildings with specific uses to be 

determined. Depending on the use, the 2 general buildings could require an additional 

Conditional Use at a later date. Each building will be 6,600 ft2 for a total of 79,200 ft2. The 

project overall will result in 7.6 acres of developed area, with 3 acres of pavement and 1.8 acres 

of building area.  

The 12 industrial buildings are expected to have 57 employees and the parking area 

has 57 parking stalls. The expected added trips per day is 153 and 26 during the peak hour. 

The hours of operation will be 7am to 7pm each day. The facilities will be surrounded by 

security fencing. 10 fenced dumpster enclosures are indicated for the grow buildings. 8,000 lbs 

of solid marijuana waste is expected per week which will be hauled by ecomaine and taken to 

one of their facilities in Westbrook, Scarborough or South Portland. The applicant is exploring 

the feasibility of composting non-hazardous agricultural waste which would require DEP 

approval. The site will be served by a new on-sire septic and private well(s).  

A Maine DOT entrance permit has been submitted. 

25 out of the 52 acres of the lot are wetlands and some of the contiguous wetlands are 

within the Resource Protection District which has an associated 100’ setback. A Site Location 

of Development Permit is required with the DEP. 2 wet ponds and roadside buffers are 

components of the stormwater system. 14,899 ft2 of wetlands are proposed to be impacted 

which requires a Tier 1 NRPA permit. The site was heavily forested by the previous owner, all 

existing and new disturbance will be stabilized with buildings or pavement will be revegetated 



2 
 

with grass/landscaping. A Class A Soil Survey was completed by excavating 51 test pits and a 

soil report and map has been included in the packet.  

A detailed odor control plan was submitted. Correspondence with both Police and 

Fire Departments have been submitted as part of the application packet. The project is set out 

in three phases. Phase I is set to begin December of 2020.  

One waiver was requested: 9.8.F.2.b.i – Map at a scale of not less than once inch to 

40’. The plan is 1”=60’.  

 

Next Steps  

1. Deliberate on the waiver of 1”=60’ instead of 1’=40’.  

2. Determine application completeness  

a. Set Public Hearing 

i. Suggested date: September 3rd  

 

 



TTown of Berwick   
Where Tradition Meets Tomorrow 

11 Sullivan Street, Berwick, Maine 03901 
Phone: (207) 698-1101     Fax: (207) 698-5181 

Website: www.berwickmaine.org           

 APPLICATION: CONDITIONAL USE PERMIT/SITE PLAN REVIEW 
PLANNING BOARD  
REVIEW FEES  
(All Fees are Non-Refundable) 

       $500.00 
Conditional Use Review  
       $1,000.00* 
Site Plan Review  
* Site Plan Review requiring 
more than 10 hours of staff 
time will be billed at $80/hour.  

Site Plan Review† Please check any that apply: 

  Construction of 3,000 or more ft2 

  Installment of 5,000 ft2 or more impervious surfaces.  
  Mobile Home Park  
  Extraction Industry  
  Multi-Family  
  None of the above  

 
PROPERTY  
DESCRIPTION 
 

 
Parcel ID 

Map:  Lot:  Zoning 
District: 

 Total Land 
Area: 

Part of a Subdivision (Y/N)  

 
Physical  
Address 

 Aquifer Protection (Y/N)  

Shoreland Protection (Y/N)  

Resource Protection (Y/N)  

Special Flood  
Hazard Area (Y/N) 

 

 
APPLICANT OR 
REPRESENTATIVE 
INFORMATION 

Name Mailing 
Address 
 

 

Phone  Email Address  

PR
O

JE
CT

 D
ES

CR
IP

TI
O

N
 Existing Use: 

Project Name: 
 
 
Proposed Use 

Waiver(s) Requested:  

Planning Board meetings are the 1st and 3rd Thursday of each month at 6:30pm. 
 

This application must be submitted at least two weeks in advance of the Planning Board meeting. On-
going applications have a one-week submittal requirement.  Please e-mail a complete application to 
planning@berwickmaine.org, submit the application fee and eight copies to the Planning Department 
with the requirements outlined on the other side of this application. 
A Public Hearing and a site walk when necessary will be scheduled when the Planning Board finds the 
application complete. All expenses must be paid before a Certificate of Occupancy will be granted through 
the Code Enforcement Office.  A performance guarantee may be required by the Planning Board. 
 
CERTIFICATION. To the best of my knowledge, all information submitted with this application is true 
and correct.  
 
 ___________________________________________  ________________ 
 Signature of Applicant      Date 

x
x
x

R-72 17 RC/I 51.6 ac N

N

N

Y

N

Portland Street
Berwick, ME 03901
(400 ft south of Old Rt 4 intersection)

CIVIL CONSULTANTS for:
3 G's Realty, LLC.

PO Box 100
South Berwick, ME 03908

207-384-2550 neil@civcon.com

Undeveloped woods, previously logged by prior owner, and hay fields.

3 G's Industrial Development

Buildings intended to be utilized as marijuana grow facilities.

Waiver requested for 9.8.F.b.i - Plan Scale (1"=60')



Submitted Waiver Request Conditional Use Application Requirements 

 N/A  
List of Abutters located within 200 feet including tax map and lot 
number. Information can be found in the Assessing Database or 
GIS maps at www.berwickmaine.org  

 N/A Right, Title and Interest to the Property: Copy of Deed, Purchase & 
Sale Agreement or subdivision approval. 

  

Site Plan to include requirements in Section 9.8(F) of the Land Use 
Ordinance. Including:  Proposed buildings with room layout 

 Approximate boundaries of the parcel   Parking Plan 
 Traffic circulation with proposed exists and entrances 
 Lighting  Landscaping. 

  

Written narrative describing proposed use including:  Total floor 
area  Ground coverage  Location of each proposed building 

 Setbacks to property line  Business Hours of Operation  
 Number of Employees  Materials to be Used Refuse/Garbage 

Disposal  Noise   Existing restrictions or easements on the site 

  

 External Plumbing Permit or permission letter to enter 
municipal water and sewer lines. OR on-site soils investigation 
report by licensed site evaluator.  

  

Written statement documenting proposed Low Impact Design (LID) 
for the site to reduce storm water volumes. LID includes, but is not 
limited to: green roofs, rain gardens, tree wells, infiltration basins, 
and permeable pavement.  

  
Materials to satisfy Section of 9.8.I.1 a through s as they apply to 
Conditional Use Review. 

 

Submitted Waiver Request 
Site Plan Approval Requirements† 

These requirements shall be met when the application meets any 
of the criterion of Section 9.8.E in the Land Use Ordinance.  

  Map or maps prepared at a scale of not less than 1” to 40’ 

  
Perimeter survey of parcel certified by registered land surveyor 
Which meets all requirements of 9.8. criterion 2.b.i 

  
Topography indicating contours at intervals of not more than two 
feet in elevation unless otherwise specified by the Planning Board.   

  

Existing and proposed locations and dimensions of any utility lines, 
sewer lines, water lines, easements, drainage ways, public or 
private ways 

  
Location, ground floor area and elevations of buildings and other 
structures on site  

  
On-site soils investigation which meets all requirements of 
9.8.2.b.iv 

  

Location and dimensions of on-site pedestrian and vehicular access 
ways, parking areas, loading and unloading facilities, design of 
ingress and egress of vehicles to and from the site on to public 
streets and curb and sidewalk lines  

  
Landscape plan showing location, type and approximate size of 
plantings and location and dimensions of all fencing and screening 

  A written statement that meets all 11 requirements of 9.8.F.2.c   

  
Materials to satisfy Section of 9.8.I.1 a through s as they apply to 
Site Plan Review. 
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CIVIL 
CONSULTANTS  

Page 1 of 1 
P.O. Box 100  South Berwick, Maine  03908    207-384-2550  

LIST OF ABUTTERS 
3 G’s Realty LLC 

Map R-72 Lot 17 
Portland Street 

Berwick ME  
 

MAP  -
LOT # 

NAME MAILING ADDRESS  
TOWN, STATE, ZIP 

R072-
0016-A COLLINS, GARY L. SR & PATRICIA PO BOX 839 BERWICK, ME  03901 
R072-
0016 PELLETIER, PETER W. & LONIE 4 STONE LN BERWICK, ME  03901 
R072-
0018 BROWN, STEVEN E. PO BOX 638 BERWICK, ME  03901 
R072-
0018 MARK PENDERGAST LLC 320 BLACKBERRY HILL RD BERWICK, ME  03901 
R072-
0019 MARK PENDERGAST LLC 320 BLACKBERRY HILL RD BERWICK, ME  03901 
R072-
0012 TOBEY, WILLIAM H. JR. PO BOX 363 ROLLINSFORD, NH  03869 
R072-
0020 CENTRAL MAINE POWER 

C/O AVANGRID SERVICE CO. 
ONE CITY CENTER, 5TH FLOOR PORTLAND, ME  04101 

R072-
0021 SEARLES, ERNEST O. & MAISIE M. 54 OLD ROUTE FOUR BERWICK, ME  03901 
R072-
0014 BONNELL, JOHN & ELAINE PO BOX 218 ROLLINSFORD, NH  03869 
R072-
0015 HARRIS, RICHARD R. & PAULINE F. 26 STONE LANE BERWICK, ME 03901 
R071-
0004 

DUPLESSIS, DANIEL & HALBACH, 
JENNIFER 36 OLD ROUTE FOUR BERWICK, ME  03901 

R071-
0004-1 BROADMAN, JESSE G. & LISA 42 OLD ROUTE FOUR BERWICK, ME  03901 
R071-
0004-2 CENTRAL MAINE POWER 

C/O AVANGRID SERVICE CO. 
ONE CITY CENTER, 5TH FLOOR PORTLAND, ME  04101 

R071-
0007-A 

GARAFOLO, JOHN F. TRUSTEE 
EXCHANGE REALTY TRUST 472 PORTLAND STREET BERWICK, ME  03901 

J:\aaa\2019\1935200\ABUTTERS\20200408-1935200-ABUTTERS.docx 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: BERWICK PLANNING DEPARTMENT 

FROM: NEIL J. RAPOZA, PE 

SUBJECT: PROJECT NARRATIVE  

DATE: 8 APRIL, 2020 

PROJECT: 19-352.00 – 3 G’S DEVELOPMENT, BERWICK, ME         

 
 
This narrative is intended to provide information regarding the application for a Site Plan Review to allow the construction 
of a new industrial development in on Portland Street. 
 
The proposed development will be located on Berwick Tax Map R-72 Lot 17.  The lot has been historically used by 
previous owners as a large hay field and for timber harvesting.  The project would involve the construction of 12 new 
industrial building; with 10 buildings housing marijuana grow facilities.  The remaining 2 buildings would be utilized as 
general industrial buildings, with specific use per the lease holders.  All of the proposed structures will be similar pre-
engineered metal buildings with a footprint of 6,600 sf each.  The project will result in a total of 7.6 acres of developed 
area, with 3.0 acres of pavement and 1.8 acres of building area. 
 
It is expected that each grow facility will have 3 full-time employees.  For the purpose of determining the required parking, 
it is conservatively assumed that the general industrial buildings will have 27 employees total (1/500 sf). This results in a 
requirement for 57 available parking spaces, which are indicated on the plan.  The hours of operation will be 7am to 7pm, 
weekdays and weekends.  There will be no public access to the site, and all grow facilities will be surrounded by security 
fencing.  There are 10 fenced dumpster enclosures indicated for the grow buildings, with refuse handling at the industrial 
buildings to be determined by the users of those spaces. 
 
The development will be served by a new on-site septic and private well(s).  The septic system will be designed by Civil 
Consultants based on soils information from Ken Gardner. It has been determined that an elevated system will be 
acceptable in the location indicated on the plans. 
 
Access to the site will be via an existing gravel driveway that will be improved to accommodate the proposed use.  An 
application has been submitted to the Maine DOT for the change in use.   
 
The 52 acre lot has 25 acres of wetlands on the western portion of the lot, and an unnamed stream flowing northeast to 
southwest across the property.   The size of the contiguous wetlands results in the lot being in the Resource Protection Zone 
per Town regulations.  The dimensional requirements are met with the development as shown on the project drawings, with 
a 100 ft setback to the wetlands maintained around the perimeter of the proposed work. 
 
A Site Location of Development Act permit will be required to be issued by the Maine DEP.  This will require both 
treatment of stormwater from the site and control of the flows that the downstream wetlands and waterways receive.  This 
application will be submitted upon receiving requested input from various agencies.  The Stormwater Management Plan 
submitted with this application is a copy of that which was prepared for the DEP submission.  It is proposed that 2 wet 
ponds be constructed to provide treatment and runoff attenuation, along with an underdrained grass filter. A system of catch 
basins and culverts will direct flows to the treatment areas.  A roadside treatment buffer is also proposed to provide 
pollutant removed for runoff leaving the access drive. 
 
A Stormwater Maintenance and Inspection Plan has been prepared that will be utilized by the applicant to ensure that the 
treatment ponds and other structures perform as intended. 
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The site was heavily logged in recent years.  It is the intention of the applicant to provide site stabilization and plantings to 
supplement existing vegetation as recommended by the DEP. 
 
To complete the planned development, a total of 14,899 sf of wetland impact is proposed.  The impacted wetlands are an 
isolated wetland in and upland area and a man-made wetland created by a drainage swale, and will not affect the contiguous 
portion of the wetlands or the stream.   This will require a Tier 1 NRPA permit, the application for which has been 
submitted to the DEP. 
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Assessment of Traffic Generation 
 
The owner of a lot containing a hay field and woodland located on Portland Street in Berwick, ME (Map 
R72, Lot 17) is proposing to build ten 6,600 SF marijuana grow houses, and two 6,600 SF Industrial 
buildings with non-marijuana related uses. All new buildings would be considered industrial use.  
 
The lot has accessed Route 4 via two locations for many years.  No documentation for the entrances was 
on file at the Registry of Deeds. It is proposed that an existing entrance be re-utilized in an area that will 
not impact nearby wetlands. 
 
This requires a new MDOT driveway/entrance permit for the industrial use entrance. 
 
The following information is provided as an estimate based on the Institute of Traffic Engineer – ITE Trip 
Generation Manual, 10th Edition. 

The proposed project is to create a total of 79,200 SF of industrial use floor area, which has no public 
access. This means all increases to traffic will be as a result of employees entering and exiting the site, 
along with sporadic delivery vehicles. As there is no ITE Land Use Code for Marijuana Grow House, 
Land use category General Light Industrial (110) was used to estimate the traffic volume instead. This use 
takes into account the increase in traffic due to employees only. Fifty employees were used to determine 
the traffic generation.  This is a conservative value, the uses as proposed are expected to have thirty-six 
full time employees. 

Following this above scenario would result in the following: 

ITE Land Use Code 110 – General Light Industrial Building (36 Employees) 
     Daily Trip Ends Weekday/Employee 3.05 ave  
       Peak Hour AM Trip Ends Weekday/ Employee 0.52 ave  
       Peak Hour PM Trip Ends Weekday/ Employee 0.49 ave    

 
Based upon the above, the highest average day figure would be the Daily Trip Ends Weekday rate of 

3.05 trip ends – (50 Employees) x 3.05 = 152.8 say 153 trip ends for the day 

Based upon the above, the highest peak hour figure would be the Peak Hour AM Trip Ends rate of 
0.52 trip ends in the peak hr –  (50 Employees) x 0.52 = 26 trip ends in the peak hr. 

 
Conclusion: 
 
The proposed industrial use will only produce an increase in traffic 
proportional to the number of employees, as there will be no public 
access. Based on a similar ITE Land Use General Industrial 
Building (110), 50 employees will result in an additional 153 trip 
ends for the day and 26 trip ends during the peak hour.  
 
Both the total vehicle trips ends/day and the peak hour trip 
generation rate are under the thresholds for needing a full traffic 
study. It is our opinion that the traffic generated by this site is 
negligible and will not adversely impact traffic on adjacent 
roadways.  
 
J:\aaa\2019\1935200\ME_DOT\20200406-1935200-TrafficGenerationAssessment.docx 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Maine DEP & Town of Berwick 

FROM: Neil J. Rapoza, PE – Sr.  Project Engineer 

SUBJECT: ODOR CONTROL PLAN  

DATE: APRIL 2020 

PROJECT: 19-352.00 - 3 G’S DEVELOPMENT, BERWICK, ME

The following information is to be utilized for the Odor Control Plan for the proposed project on 
Portland Street, Berwick.  This information provides a basis for the minimum requirements for 
treatment of exhaust air and controlling potential odor and at the facility.  This plan shall be 
incorporated into the Maine DEP Site Location of Development Application, the Town of 
Berwick conditional use and site plan approval, and reference shall be made to the requirements 
indicated on the approved site plan.  All tenants for the facility shall follow this plan and provide 
their own plan supplements during the building permit and certificate of occupancy process.   
 
The Town of Berwick has specific requirements for odor control and they are specified in Land 
Use Ordinance, Article VIII, Section 8.25.4. 
 

Facility Floor Plan – An open floor plan has been provided for this odor control plan 
however, tenants of facility will customize layout to their preferred methodology so the 
intent of this document is to show the minimum requirements for odor mitigation rather 
than the true layout of the facility.   The tenants will provide detailed floor plans with 
their individual building permit applications.  Those plans will also indicate odor 
producing locations and measure to control such odors. 

 
 

PROJECT OWNER INFORMATION/ EMERGENCY CONTACT: 
 
3 G’s Realty, LLC. 
309 Old Colony Avenue, South Boston, 02127 
Scott Kearnan, 617-901-5370 
scott@firstbostonconsulting.com 
 

At the direction of the Berwick Police Department, individual tenants shall provide contact 
information and unit numbers for record keeping.  
 
ODOR PRODUCING PROCESSES: 
 
Odor Relevancy/Location of the Sources: In the windowless cultivation facility odors can 
potentially escape from either the exterior doors or from an untreated ventilation system. 
  
In addition to entry/exit doors, and ventilation system, odors may be produced in areas were the 
medicine is grown (vegetation area), where buds are grown (flowering area), or the processing 



Odor Control Plan 
3 G’s Realty Development-Leased Marijuana Growth Space Facility 

 

CIVIL 
CONSULTANTS  

Page 2 of 3 
P.O. Box 100  South Berwick, Maine  03908    207-384-2550 

  

area (packaging).   All areas that have the potential for an odor during the production of the 
medicine shall have systems capable of treating exhaust air through a proper filter system. 
 
ODOR CONTOL REQUIREMENTS: 
  
Odor Mitigation Practices – Based upon industry-specific best control technologies and best 
management practices.   
 
At the time of this document the best odor control technology for marijuana cultivation facilities 
is carbon filtration.  
 
Tenants will be required to use the odor mitigation technologies described in this memorandum.   
 
Tenants in good standing will not be required to upgrade odor control plans or equipment unless 
receiving complaints from Town of Berwick Code Enforcement Office.  

 
Exterior and Interior Doors: 

- All doors shall have weather-stripping seals and secure locking hardware.  All doors 
to the exterior shall have self closers. 

- Administrative Controls – Properly train staff on isolation of odor emitting activities, 
i.e. closing interior doors when agriculture process is producing odor. 

- Engineering Controls - Isolating odor-emitting activities from other areas of the 
buildings/outside through closing interior doors. 

 
Ventilation System: 

- Administrative Controls – Properly train staff on use of HVAC and Carbon 
Scrubbing Filtration Controls.   

- Engineering Controls – Carbon Scrubbing - Regularly perform maintenance on 
carbon scrubbing and HVAC filters.  

 
Vegetation Areas: 

- Administrative Controls – Properly train staff on use of carbon-scrubbing equipment 
and the requirements for operation. 

- Engineering Controls – Proper use of interior fans, exhaust fans and carbon scrubbing 
equipment to ensure proper odor mitigation of exhaust air. Perform maintenance at 
specified intervals.  

 
Flowering Areas: 

- Administrative Controls – Properly train staff on use of carbon-scrubbing equipment 
and the requirements for operation.  

- Engineering Controls – Proper use of interior fans, exhaust fans and carbon scrubbing 
equipment to ensure proper odor mitigation of exhaust air. Perform maintenance at 
specified intervals. 

 
Processing / Packaging Area 

- Administrative Controls – Properly train staff on use of carbon-scrubbing equipment 
and the requirements for operation.  

- Engineering Controls – Proper use of interior fans, exhaust fans and carbon scrubbing 
equipment to ensure proper odor mitigation of exhaust air. Perform maintenance at 
specified intervals. 
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ODOR CONTROL MAINTENANCE PLAN 
 
The following information is the minimum maintenance requirement regarding the efficient and 
optimal performance of the odor mitigation system.  The tenant shall provide the Town of 
Berwick Code Enforcement Office product documentation regarding the individual system and 
maintenance intervals. 
 

- Carbon Filters must be changed at the minimum of every 6 months (industry 
standard).  Filter shall be sized based on the room area and desired air exchanges per 
hour.  Design information shall be presented to the Town Code Office. 

- Performed maintenance tracking, documentation of malfunctions, and changing of 
carbon filters (or equivalent), shall be recorded by the tenant and kept available in the 
event of inspection. 

- Maintenance plan shall also include records of purchases and replacement carbon 
filters.  

 
 

CARBON FILTRATION: 
- Carbon filtering works by scrubbing the air and removing odors by a process of 

neutralization.  In these systems activated carbon absorbs the smells and other 
impurities from air that is pushed through the filter.  With a carbon filter as part of 
the overall exhaust system air is pulled from the desired area by an exhaust fan, and 
forced through the carbon filter.  The filter removes smells from the air prior to 
discharge through an exhaust to the exterior of the building.  

 
- A carbon filtration systematic lineage: Odor producing area >Fan>Carbon Filter or 

Scrubber>Exhaust 
 
- Mechanical ventilation must be set up in a manner that directs flow to the induction 

of the carbon scrubber. 
 
- Number of mechanical ventilation devices will be dictated by size of individual space 

and amount of plants producing odor. Vented air must be treated through the 
filtration system prior to discharge to the building exterior.  

 
- Carbon filters shall be sized to properly cover the entire circumference of exhaust 

vent as to not allow odor to escape.  
 
- To maintain system efficiency match CFM rating between mechanical ventilation 

and carbon filter. CFM rating on filter shall be the same or slightly higher than rating 
than the exhaust fan.  

 
- Filter must be attached to vent in a stable, secure manner.  
 
- Follow proper maintenance carbon filtering system procedures to ensure to maintain 

efficiency and effectiveness of system. 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick 

FROM: Neil J. Rapoza, PE 

SUBJECT: Waiver: Plan Scale 

DATE: 4/14/2020 

PROJECT: 19-352.00  3 G’S INDUSTRIAL  

 
 
A waiver is requested for requirement 9.8.F.2.b.i: 
 
 A map or maps prepared at a scale of not less than one inch to 40 ft and shall…. 
 
It is requested that the requirement of plans being not less than 1”=40’, as the plans most 
completely and accurately depict the site when produced at 1”=60’.  Where applicable, details at 
a greater scale are provided. 
 
Waiving this requirement would not adversely affect abutting landowners or the general health, 
safety, and welfare of the Town and would not nullify the intent or purpose of the official zoning 
map, any ordinance, or the Comprehensive plan. 
 
 
J:\aaa\2019\1935200\BERWICK\20200414-waiver-plan_scale.docx 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick Planning Office 

FROM: Neil J. Rapoza, PE – Sr.  Project Engineer 

SUBJECT: Project Summary – Town of Berwick Ordinance 
Section 9.8.F 

DATE: 4/2/2020 

ROJECT: 19-352.00  3 G’S INDUSTRIAL DEVELOPMENT 

As part of the site plan review process, the following memorandum has been prepared to address 
Section 9.8.F of the Berwick Land Use Ordinance.   
 
 
 

REQUIREMENTS APPLICANT’S RESPONSE 
 

 9.8.F.1  
  

a. Name and address of the applicant or 
his/her authorized agent and name of 
proposed development in which the 
applicant has title or interest; a deed for 
the property 

Applicant: 3 G’s Realty LLC 
               309 Old Colony Avenue 
               South Boston, MA 02127 
Agent:      Neil J. Rapoza, PE 
               CIVIL CONSULTANTS 
                PO Box 100 
               South Berwick, ME  03908 

`  

b. Municipal tax maps and lot numbers and 
names and addresses of abutting 
landowners 

Tax Map R-72, Lot 17.  See attached abutter list. 

  

c. Total floor area, ground coverage and 
location of each proposed building; 
setbacks to property lines;  

Proposed 79,200 sf of new building area along 
with 131,000 sf of associated pavement, 
resulting and a total of 210,200 sf of new 
impervious area.   

  

d. Approximate boundaries of the parcel Provided on plans. 
  

e. If on-site sewage disposal is proposed, 
then an on-site soils investigation report 
by a licensed site evaluator shall be 
provided 

See attached report prepared by Kenneth 
Gardner. 

  

f. If public water and/or sewer are to be 
used, a statement from the water and/or 
sewer district or utility as to the 
availability of public water and/or sewer; 

Not applicable. 

  

g. Existing and proposed entrances/exits 
from the property 

The existing entrance onto the property from 
Portland Street will be utilized. 
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h. A parking plan shall also be provided All parking is indicated on the site plans. 
  

i. Any existing restrictions or easements on 
the site 

Access easements exist to allow the DOT to 
maintain the slopes of Portland Street.  She 
sheet EC1 for additional information. 

  

j. A brief written narrative shall be 
provided on what type of business is 
proposed, hours of operation, number of 
employees, materials being used, waste 
disposal, etc 

See attached. 

  

9.8.F.2.b  
i. A map or maps prepared at a scale of not 

less than one inch to 40 feet and shall 
include: 

See attached. 

  

ii. Perimeter survey of the parcel made and 
certified by a registered land surveyor 
depicting reference points, showing true 
north point, graphic scale, corners of the 
parcel and date of survey and total 
acreage. The perimeter survey shall be 
recorded at the York County Registry of 
Deeds after Planning Board approval but 
prior to the issuance of the land use 
permit. Areas within 200 feet of the 
proposed development site shall be 
included 

See attached boundary and existing conditions 
plan, sheet EC1. 

  

iii. Existing and proposed locations and 
dimensions of any utility lines, sewer 
lines, water lines, easements, drainage 
ways, public or private rights of way 

See attached. 

  

iv. Location, ground floor area and 
elevations of buildings and other 
structures on the site 

See attached. 

  

v. If the site is not to be served by a public 
sewer line, then an on-site soils 
investigation report by a Department of 
Human Services licensed site evaluator 
shall be provided. The report shall 
contain the types of soil, location of test 
pits, and proposed location and design of 
the best practical subsurface disposal 
system for the site, all of which must 
meet the standards set forth in the Maine 
State Plumbing Code 

See attached report prepared by Kenneth 
Gardner 

  

vi. Location and dimensions of on-site 
pedestrian and vehicular access ways, 
parking areas, loading and unloading 

See attached. 
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facilities, design of ingress and egress of 
vehicles to and from the site on to public 
streets and curb and sidewalk lines 
  

vii. Landscape plan showing location, type 
and approximate size of plantings and 
location and dimensions of all fencing 
and screening 

Limited landscaping is proposed beyond 2 small 
landscaped parking islands.  It is likely that 
additional buffer reclamation planting will be 
required by DEP.  Any proposed planting will be 
presented to the Town.  

  

viii. Topography indicating contours at 
intervals of not more than two feet in 
elevation unless otherwise specified by 
the Planning Board 

Provided on plan. 

9.8.F.2.c 
 

i. A description of the proposed uses to be 
located on the site, including quantity and type 
of building construction if any; 

There are 10 buildings that are intended to be 
lease marijuana grow buildings, along with 2 
buildings to house non-marijuana based 
industrial/warehouse space.   
 
All buildings will be pre-engineered metal 
buildings that will have appearances similar to 
structures on adjacent lots.  

  
ii. Total floor area and ground coverage of each 

proposed building and structure and percentage 
of lot covered by each building or structure;  

Each building is proposed to have a floor area of 
6,600 sf.  This results in each building covering 
0.6% of the buildable lot. 

  
iii. Method of solid waste disposal;  Solid waste from the marijuana grow buildings 

that is considered non-marijuana waste per State 
of Maine Rule 18-691 C.M.R. §9.2 is expected to 
be collected and hauled by ecomaine once 
weekly.  One 8-yard container is proposed to be 
utilized by each grow building, resulting in 
approximately 8,000 lbs of solid waste per week 
with all facilities in operation.  It is assumed that 
one additional container will be used for the 
non-marijuana warehouse buildings, bringing 
the total solid waste production to 9,600 
lbs/week.   

 
It is the intention to explore the possibility of 
utilizing on-site composting of non-hazardous 
agricultural waste.  If this is found to be feasible, 
a plan outlining the process will be submitted to 
the DES for review prior to implementation. 
 
The waste is processed by ecomaine with final 
disposal of non-recyclable materials at their 
landfill/ashfill facility in 
Westbrook/Scarborough/South Portland, after it 
is burned at the nearby waste-to-energy plant in 
South Portland. 
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iv. Erosion and sedimentation control plan 
prepared in accordance with Article 7.15 if 
required; 

Provided on plan. 

  
v. Copies of letters to the town manager, 

selectmen, Planning Board, road 
commissioner/public works director, fire chief, 
police chief, etc. notifying them of the 
proposed development; 

See attached. 

  
vi. Stormwater management plan prepared in 

accordance with Article 7.17 if required;  
The project will require a Site Location of 
Development permit from the Maine DEP, which 
results in the project meeting Article 7.17.  The 
Stormwater Management plan created for that 
submission is included with this application.   

  
vii. Statement of financial capacity which should 

include the names and sources of the financing 
parties including banks, government agencies, 
private corporations, partnerships and limited 
partnerships and whether these sources of 
financing are for construction loans or long-
term mortgages or both 

The financial capacity information has been 
provided with this submission. 

  viii. The applicant's evaluation of the availability 
and suitability of off-site public facilities 
including sewer, water, and streets 

Not applicable, the project will utilize on-site 
water and septic, and no Town road is impacted 
by the development. 

  ix. A statement from the fire chief as to the 
availability of fire hydrants and/or fire ponds, 
or provisions of fire protection services 

Awaiting response from the Fire Chief. 

  x. If public streets are proposed, a statement from 
the town engineer that the proposed road or 
street construction will meet town 
specifications 

Not applicable. 

  xi. An estimate of the date when construction will 
start and when the development will be 
completed 

Approximate start date of December, 2020. 
Approximate completion date of Phase I is April, 
2021. 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick Planning Office 

FROM: Neil J. Rapoza, PE 

SUBJECT: Project Summary – Town of Berwick Ordinance 
Section 9.8.I.1 

DATE: 04/10/20 

ROJECT: 19-352.00 3 G’S INDUSTRIAL DEVELOPMENT 

As part of the site plan review process, the following memorandum has been prepared to address 
Section 9.8.I.1 of the Berwick Land Use Ordinance.   
 
REQUIREMENTS APPLICANT’S RESPONSE 
 

 9.8.I.1 Performance Standards for Conditional Use and Site 
Plan Review 
The following standards are to be used by the Planning 
Board in judging applications for site plan review and 
conditional use applications and shall serve as minimum 
requirements for approval of the application. The site plan 
shall be approved, unless in the judgment of the Planning 
Board the applicant is not able to reasonably meet any of 
these standards. In all circumstances the burden for proof 
shall be on the applicant and such burden of proof shall 
include the production of evidence necessary for the 
Planning Board to review the application. 

 

  

a. Conformance with Comprehensive Plan:  
All proposed conditional uses and site plans shall 
conform to the Comprehensive Plan of the Town of 
Berwick and with the provisions of all pertinent federal, 
state, and local codes, ordinances, and regulations 

The proposed use conforms to the 
Town of Berwick’s Comprehensive 
Plan, and all pertinent State and 
Federal regulations will be met and 
permits acquired. 

  

b. Preserve and enhance the landscape:  
The landscape shall be preserved in its natural state 
insofar as practicable by minimizing tree removal, 
disturbance of soil, retaining existing vegetation during 
construction. After construction is complete, landscape 
shall be designed and planted that will define, soften or 
screen the appearance of off street parking areas from 
the right of way and abutting properties and/or 
structures in order to enhance the physical design of the 
building(s) or site, and to minimize the encroachment of 
the proposed use on the neighboring land uses. 

The development will limit disturbance 
of existing vegetation where possible. 
All disturbed areas not stabilized with 
buildings or pavement will be re-
vegetated with new grass/landscaping. 
The project meets ordinance 
requirements for lot coverage.  
Additional planting and buffer 
enhancement will be required for DEP 
approvals.   

  

c. Relationship of the proposed buildings to the 
environment:  

The industrial metal building structures 
fit into the surrounding neighborhood, 
which consists of self-storage buildings 
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Proposed structures shall be related harmoniously to the 
terrain and to the existing buildings in the vicinity which 
have a visual relationship to the proposed buildings. 
Special attention shall be paid to the bulk, location and 
height of the building(s) and such natural features such 
as slope, soil type and drainage ways. 

and similar metal industrial structures.  

  

d. Vehicular access:  
The proposed site layout shall provide for safe access 
and egress from public and private roads by providing 
adequate location, numbers and controls of access points 
including site distances, turning lanes, traffic 
signalization when required by existing and projected 
traffic flow on municipal road systems. 

Proposed development will utilize a 
single entrance onto Portland Street.  
This is an existing entrance that will be 
improved and permitted by the DOT. 
Sight distances have been provided on 
plan sheet L1.  

  

e. Parking and circulation:  
The layout and design of all vehicular and pedestrian 
circulation, including walkways, interior drives, and 
parking areas shall provide for safe general interior 
circulation, separation of pedestrian and vehicular 
traffic, service traffic, loading areas, and arrangements 
and use of parking areas. 

Provided on plan sheet L2.  All areas of 
vehicular circulation have a clearance of 
at least 25 ft. 

  

f. Surface water drainage:  
Adequate provision shall be made for surface drainage 
so that removal of surface waters will not adversely 
affect neighboring properties, downstream conditions, 
soil erosion or the public storm drainage system. 
Whenever possible, on-site absorption of unpolluted 
run-off waters shall be utilized to permit groundwater 
recharge on the site. 

Town requires stormwater to meet 
requirements of MDEP Chapter 500.  
This project will achieve that and will 
also need to obtain a Site Location of 
Development permit. See drainage 
report provided as part of this 
submission.  

  

g. Existing utilities:  
The development shall not impose an unreasonable 
burden on sewers, sanitary and storm drains, water lines 
or other public utilities. 

The proposed development will utilize a 
private well and private septic system. 

  

h. Advertising features:  
The size, location, design, lighting and materials of all 
exterior signs and outdoor advertising structures or 
features shall not detract from the design of proposed 
buildings and structures and the surrounding properties 

All signs will meet the requirements per 
section 7.13 (Signs) of the Town of 
Berwick Land Use Ordinance. 

  

i. Special features of the development:  
Exposed storage areas, exposed machinery installation, 
service areas, truck loading areas, utility buildings and 
similar structures shall have sufficient setback and 
screening to provide an audio/visual buffer to minimize 
their adverse impact on other land uses within the 
development area and surrounding properties. 

Any loading areas utilized by the 
buildings will be located well beyond the 
required setbacks.  Surrounding uses 
are of similar sound production. 

  

j. Exterior lighting:  
All exterior lighting shall be designed to minimize 
adverse impact on neighboring properties. 

All exterior lights to be building mounted 
and down lit and shielded to reduce 
glare to abutting properties. See Note 
13 on sheet L1. 
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k. Emergency vehicle access:  
Provisions shall be made for providing and maintaining 
convenient and safe emergency vehicle access to all 
buildings and structures. 

A copy of the letter sent to Berwick Fire 
Department has been included as part 
of this submission. Their initial response 
was that it appeared there is adequate 
access to all sides of the building and 
emergency vehicle movement should 
not be a problem.  A full review will be 
forwarded to the Board once it is 
received.  

  

l. Municipal services:  
The development will not have an unreasonable adverse 
impact on the municipal services including municipal 
road systems, fire department, police department, solid 
waste program, sewer treatment plant, school, open 
spaces, recreational programs and facilities, and other 
municipal service and facilities 

The proposed development will utilize a 
private well and private septic system, 
and is located on a State road. There 
will be no impact on schools or open 
spaces. Letters have been sent to the 
Fire and Police Chiefs, as well as the 
director of public Works. Their 
comments are awaited and will be 
incorporated into the site design. 

  

m. Will not result in water or air pollution: 
In making this determination, it shall at a minimum 
consider: The elevation of the land above sea level and 
its relationship to the flood plains, the nature of soils 
and subsoils and their ability to adequately support 
waste disposal; the slope of the land and its attest on 
effluents; and the applicable state and local health and 
water resources regulations. 

Stormwater has been designed to meet 
MDEP Site Location of Development 
standards. See drainage report 
provided as part of this submission. An 
odor control plan is included in this 
submission. 

  

n. Has sufficient water available for the reasonable 
foreseeable needs of the development (this is 
usually considered to be ten years approximately). 

Private well is proposed for the project. 

  

o. Will provide for adequate sewerage waste disposal. Private septic system to be designed. 
  

p. Will not have adverse affects on the scenic or 
natural beauty of the area, aesthetics, or rare and 
irreplaceable natural areas. 

The existing vegetation will be 
maintained to the greatest extent 
possible. A buffer will remain between 
the development and the abutting 
properties, as well as between site work 
and nearby wetlands. 

  

q. The developer has adequate financial and technical 
capacity to meet the above stated standards. 

Statement of financial capacity to be 
provided. 

  

r. Whenever situated in whole or in part within 250 
feet of any pond, lake or river, will not adversely 
affect the quality of such body of water or affect the 
shoreline of such body of water, based on the 
standards outlined in Section 9.8.I.1.j. 

The project is located within 250 ft of a 
forested wetland, and will have 
increased setbacks to the wetland 
edges in conformance with the 
Resource Protection District 
dimensional requirements. 

  

s. Low Impact Design:  
Each applicant is required to submit a statement to the 
Planning Board documenting proposed Low Impact 
Design (LID) for the site, which will help to reduce 
storm water volumes and help to enhance storm water 
quality. LID includes, but is not limited to green roofs, 

This project will achieve that and will 
also need to obtain a Site Location of 
Development permit. See drainage 
report provided as part of this 
submission. The proximity to 
groundwater in the area precludes 
many traditional LID practices, however 
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rain gardens, tree wells, infiltration basins, and 
permeable pavement otherwise specified by the 
Planning Board 

improvement of stormwater quality will 
be achieved through DEP approved 
BMPs. 
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Neil Rapoza

From: Dennis Plante [dplante@berwickfire.org]
Sent: Friday, April 03, 2020 12:40 PM
To: Neil Rapoza
Subject: RE: 19-352.00 3 G's Industrial Development

I would check just to make sure due to the Sq.Ft. of each building. 
 
Thanks 
 
From: Neil Rapoza <neil@civcon.com>  
Sent: Friday, April 3, 2020 12:33 PM 
To: Dennis Plante <dplante@berwickfire.org> 
Subject: RE: 19-352.00 3 G's Industrial Development 
 
From what I can tell, they would be classified as an factory-industrial use and would not need a construction/barrier free 
permit from the Fire Marshal.  I will double check with Peter up there and submit the buildings for review if needed. 
 
Thanks for your time on this. 
 
Neil 
 
CIVIL CONSULTANTS 
Neil J. Rapoza, PE 
Civil / Structural 
Sr. Project Engineer 
 
293 Main Street 
South Berwick, ME 03908 
Cell 603.973.9231 
Ph 207.384.2550 
Fax 207.384.2112 
 
(This email message and any attachments are intended only for the use of the addressee(s) named above.  This message may contain 
privileged and confidential information.  If you are not the intended recipient, any review, dissemination, distribution, or copying is 
strictly prohibited.  If you received this email in error, please immediately delete it and notify the sender by replying to this email 
message or by telephone.) 
 
From: Dennis Plante [mailto:dplante@berwickfire.org]  
Sent: Friday, April 03, 2020 12:00 PM 
To: Neil Rapoza 
Subject: RE: 19-352.00 3 G's Industrial Development 
 
I have received the plans and will review next week hopefully. 
Due to the proposed size of each building and use are you submitting this proposal to the State Fire Marshal’s Office for 
review ? I believe a Construction / Barrier -free permits will be required. 
 
Dennis 
 
From: Dennis Plante <dplante@berwickfire.org>  
Sent: Thursday, April 2, 2020 5:21 PM 
To: Neil Rapoza <neil@civcon.com> 
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Cc: ccout@civcon.com 
Subject: Re: 19-352.00 3 G's Industrial Development 
 
Neil there is a door bell button just hit it and someone will come to door and take it as long as they are not out 
on call. 

Get Outlook for Android 
 

From: Neil Rapoza <neil@civcon.com> 
Sent: Thursday, April 2, 2020 5:15:11 PM 
To: Dennis Plante <dplante@berwickfire.org> 
Cc: ccout@civcon.com <ccout@civcon.com> 
Subject: RE: 19-352.00 3 G's Industrial Development  
  
Hi Chief, 
  
I will drop off a copy tomorrow.  Do you guys have a drop box or should I come in? 
  
The buildings are going to be metal buildings with any insulated non-bearing walls built into the exterior wall section 
having a 2 hr rating, so I think it will be Type III.  Final building layouts still have not been determined, so that may 
change.  
  
Thanks, talk to you soon. 
  
Neil 
  
CIVIL CONSULTANTS 
Neil J. Rapoza, PE 
Civil / Structural 
Sr. Project Engineer 
293 Main Street 
South Berwick, ME 03908 
Cell 603.973.9231 
Ph 207.384.2550 
Fax 207.384.2112 
(This email message and any attachments are intended only for the use of the addressee(s) named above.  This message may contain 
privileged and confidential information.  If you are not the intended recipient, any review, dissemination, distribution, or copying is 
strictly prohibited.  If you received this email in error, please immediately delete it and notify the sender by replying to this email 
message or by telephone.) 
  
From: Dennis Plante [mailto:dplante@berwickfire.org]  
Sent: Thursday, April 02, 2020 4:20 PM 
To: Neil Rapoza 
Subject: RE: 19-352.00 3 G's Industrial Development 
  
Neil,  
  
I will need a copy of a larger site plan,  the attached just won’t work for me.  
Also, what type of building Construction is proposed ? and I am sure there will be others questions as the project moves 
forward.  
  
Thanks 
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From: Neil Rapoza <neil@civcon.com>  
Sent: Thursday, April 2, 2020 3:55 PM 
To: Dennis Plante <dplante@berwickfire.org> 
Cc: ccout@civcon.com 
Subject: 19-352.00 3 G's Industrial Development 
  
Hi Chief, 
  
We are preparing to submit a Site Plan application to the Town for a phased development on Portland Street.  Currently, 
it is proposed that 10 separate marijuana grow facilities be constructed as well as 2 non-marijuana related 
commercial/industrial buildings that are located within 1000’ of the nearest marijuana use (Tricann). 
  
The plan is to keep the buildings small enough so that they can be constructed in phases separated so as to not require 
sprinkler systems. 
  
If you could review the attached sketch plan and provide some initial feedback, it would be appreciated.  We have been 
trying to transmit everything digitally, but if you need to have paper copies please let me know and I will drop them off 
as soon as possible.  Thank you for your time. 
  
Neil 
  
CIVIL CONSULTANTS 
Neil J. Rapoza, PE 
Civil / Structural 
Sr. Project Engineer 
  
293 Main Street 
South Berwick, ME 03908 
Cell 603.973.9231 
Ph 207.384.2550 
Fax 207.384.2112 
  
(This email message and any attachments are intended only for the use of the addressee(s) named above.  This message may contain 
privileged and confidential information.  If you are not the intended recipient, any review, dissemination, distribution, or copying is 
strictly prohibited.  If you received this email in error, please immediately delete it and notify the sender by replying to this email 
message or by telephone.) 
  
  

 

Virus-free. www.avg.com  
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Neil Rapoza

From: Carolyn Stella [cstella@berwickmaine.org]
Sent: Friday, April 03, 2020 5:12 PM
To: Neil Rapoza
Subject: Re: 19-352.00 3 G's Industrial Development 

Good evening Nick, 
I just forwarded this to Rob. I imagine he will take a look at it no later than Monday. I'll be in touch shortly,  but 
as you stated, may not he anything DPW needs to be concerned about. I will let you know his response.  
Thank you,  
Carly  

From: Neil Rapoza <neil@civcon.com> 
Sent: Thursday, April 2, 2020 4:02:02 PM 
To: Carolyn Stella 
Cc: ccout@civcon.com 
Subject: 19-352.00 3 G's Industrial Development  
  
Hi Carly, 
 
We are preparing to submit a Site Plan application to the Town for a phased development on Portland Street.  Currently, 
it is proposed that 10 separate marijuana grow facilities be constructed as well as 2 non-marijuana related 
commercial/industrial buildings that are located within 1000’ of the nearest marijuana use (Tricann). 
 
It is another project on a State road, so my guess is there will not be much input from PWD, but wanted to get it in front 
of Robert just in case the Board asks. 
 
If you could have him review the attached sketch plan and provide some initial feedback (or say that there is none), it 
would be appreciated.  We have been trying to transmit everything digitally, but if you need to have paper copies please 
let me know and I will drop them off as soon as possible.  We thank the department for your time! 
 
Neil 
 
CIVIL CONSULTANTS 
Neil J. Rapoza, PE 
Civil / Structural 
Sr. Project Engineer 
 
293 Main Street 
South Berwick, ME 03908 
Cell 603.973.9231 
Ph 207.384.2550 
Fax 207.384.2112 
 
(This email message and any attachments are intended only for the use of the addressee(s) named above.  This message may contain 
privileged and confidential information.  If you are not the intended recipient, any review, dissemination, distribution, or copying is 
strictly prohibited.  If you received this email in error, please immediately delete it and notify the sender by replying to this email 
message or by telephone.) 
 
 







1

Neil Rapoza

From: Neil Rapoza [neil@civcon.com]
Sent: Tuesday, April 07, 2020 2:57 PM
To: 'Berwick Town Manager'
Cc: 'ccout@civcon.com'
Subject: RE: 19-352.00 3 G's Industrial Development

Hi Steve, 
 
Yes, if this gets fully built out it is pretty big.  The plan is to phase it, so we will have an odor control plan right from the 
start but it will give the developer the opportunity to improve techniques after seeing what works for the first couple of 
buildings. 
 
The traffic will be kept to a minimum due to the fact that it will not have any public/customer access.  It will all be 
employee and deliveries, around 19 trips in the peak hour and 110 trips per day.  I am hoping to get the application for 
the modification of the entrance to the DOT tomorrow, so we will see what Tony wants from us after he takes a look at 
it.   
 
Thanks for your input! 
 
Neil 
 
CIVIL CONSULTANTS 
Neil J. Rapoza, PE 
Civil / Structural 
Sr. Project Engineer 
 
293 Main Street 
South Berwick, ME 03908 
Cell 603.973.9231 
Ph 207.384.2550 
Fax 207.384.2112 
 
(This email message and any attachments are intended only for the use of the addressee(s) named above.  This message may contain 
privileged and confidential information.  If you are not the intended recipient, any review, dissemination, distribution, or copying is 
strictly prohibited.  If you received this email in error, please immediately delete it and notify the sender by replying to this email 
message or by telephone.) 
 
From: Berwick Town Manager [mailto:townmanager@berwickmaine.org]  
Sent: Tuesday, April 07, 2020 2:27 PM 
To: Neil Rapoza 
Subject: RE: 19-352.00 3 G's Industrial Development 
 
Neil, 
 
Huge project!  With something this large I am hopeful that the air filtration system works.  That has been a 
problem with other growers in Berwick.  Second, What is the amount of traffic generated and the impact to Rt. 4 
which has been a high fatality road.  No other concerns at this time.  
 
Steve 
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Stephen G. Eldridge, MPA 
Town Manager 
 
Town of Berwick 
11 Sullivan Street 
Berwick, Maine 03901 
 
207-698-1101 ext. 111 
207-754-6533 cell 
 
 
 
 
From: Neil Rapoza <neil@civcon.com>  
Sent: Thursday, April 2, 2020 4:07 PM 
To: Berwick Town Manager <townmanager@berwickmaine.org> 
Cc: ccout@civcon.com 
Subject: 19-352.00 3 G's Industrial Development 
 
Hi Steve, 
 
We are preparing to submit a Site Plan application to the Town for a phased development on Portland Street.  Currently, 
it is proposed that 10 separate marijuana grow facilities be constructed as well as 2 non-marijuana related 
commercial/industrial buildings that are located within 1000’ of the nearest marijuana use (Tricann). 
 
If you could review the attached sketch plan and provide some initial feedback, it would be appreciated.  We have been 
trying to transmit everything digitally, but if you need to have paper copies please let me know and I will drop them off 
as soon as possible.  Thank you for your time. 
 
Neil 
 
CIVIL CONSULTANTS 
Neil J. Rapoza, PE 
Civil / Structural 
Sr. Project Engineer 
 
293 Main Street 
South Berwick, ME 03908 
Cell 603.973.9231 
Ph 207.384.2550 
Fax 207.384.2112 
 
(This email message and any attachments are intended only for the use of the addressee(s) named above.  This message may contain 
privileged and confidential information.  If you are not the intended recipient, any review, dissemination, distribution, or copying is 
strictly prohibited.  If you received this email in error, please immediately delete it and notify the sender by replying to this email 
message or by telephone.) 
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6.4  Village Overlay District – Hybrid Form-Based Code District 

 

 The purpose of the Hybrid Form-Based Code is to:  

• Allow for a diversity of appropriate and compatible uses within a zoning district  

• Provide a more concise process for design, review and approval of structures. 

• Deliver a development outcome that is more consistent with a traditional 

pedestrian oriented street development pattern 

 

Berwick’s Form-Based Code zoning district is the Village Overlay District which 

overlays portions of the R1, SC/I and C/I Zoning Districts. 

 

FIGURE 1. – Map of Village Overlay District - See the Town of Berwick’s Zoning 

Map at berwickmaine.org/maps as the map may be amended from time to time.  

 

6.4.1 General: Purpose and Intent  

 

A. The Village Overlay District is intended to promote the development of the former 

tannery site, which is bounded by Sullivan Street, Wilson Street and School Street. The 

establishment of the Village Overlay District is consistent with the vision presented in the 

Comprehensive Plan which includes the Berwick Downtown Vision Report and 

Implementation Plan.  

 

B. The Village Overlay District will utilize the former tannery site, transforming it into a 

new village center that repurposes older buildings and allows for new buildings that will 

offer economic and commercial opportunities while also recognizing the Town’s 

industrial past. The reuse of the industrial buildings along with new buildings, a new 

street, and new public and private spaces will become the foundation of a thriving 

downtown.  

 

C. The Form-Based Code establishes standards for use and design of new and existing 

buildings, including size, height and required features as well as criteria related to roads, 

sidewalks, parking areas and open space. 

 

 

6.4.2 Village Overlay District  

 

A. Objectives  

 

1. The Village Overlay District will improve and expand Berwick’s downtown and 

provide connections to the open spaces and adjacent residential neighborhoods.  

 

2. The Village Overlay District will allow for repurposing of existing former 

industrial buildings for commercial and residential uses, thereby allowing for a 

core downtown area of higher density, mixed use, buildings including low-impact 

industry, offices, retail and other commercial businesses and multifamily housing. 

 



3. Continuous open space (known as a greenway) will run through the former 

tannery site connecting the recreational river area and the downtown 

neighborhoods to the community open space near the former Estabrook School.  

 

4. The Village Overlay District will have a tight network of streets, including a new 

main street, with wide sidewalks, street trees and buildings set close to the street 

or with frontage on pleasing outdoor public spaces. A greenway connects public 

open spaces and the downtown to adjacent neighborhoods.  

 

5. A wide range of residential buildings; including single-family, two-family, town 

houses or row houses and apartment houses will be allowed in the district.  

 

6.4.2.1 Design Standards   

 

A. Key Design Features of the Village Overlay District:  

• 3 to 4 story mixed use buildings on Main Street with front façade detailing  

• Active interaction between public and private spaces  

• Increased density  

• Increased availability of on-street parking  

• Wide sidewalks  

• Street trees  

• Small off-street parking areas  

• Public commons, outdoor spaces for restaurants and open space for civic activities   

• Well defined corner buildings at the Main Street intersections with Wilson and 

Sullivan Streets.  

• Greenway connectivity between the downtown, the river and surrounding 

neighborhoods 

• Underground power and utilities  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

6.4.2.2 Main Street Design Standards  

*Refer to Figure 2 and Figure 3  

 

The new street to be designated Main Street shall run east to west through the former tannery 

site, connecting to School Street at its eastern end and to Sullivan Street, approximately opposite 

of Eleanor’s Street, at its western end. 

 

Minimum Right-of-Way Width 60 feet 

Curb face to curb face 40 feet 

Minimum Traveled Way Width 24 feet total paved driving lanes (12-feet for 

each direction) Refer to Figures 2 and 3 

Parking Lanes Parallel, 8 feet wide, paved, total length of 

street except for pedestrian crossings and 

intersections 

Minimum Sidewalk Width 8 feet 

Minimum Grade .5% 

Minimum Angle of Street Intersections with 

School and Sullivan Streets 

90 degrees 

Pedestrian crossing • Raised where feasible: approximately 

same height as the curb  

• Use pavers or material different in 

color and texture than the travel lanes 

but must be ADA-friendly.  

• Provide bump outs at pedestrian 

crossings to shorten length of travel 

from sidewalk to sidewalk.  

• Granite curbing 

Landscaping Provide street trees every 25 feet on center in 

tree grates or as necessary to allow for ample 

growth 

Street Lighting Lighting fixture types to be similar along Main 

Street, School Street and Sullivan Street See 

Figure 6.4.2.4 Street Lighting 

Access To minimize curb-cuts, access to parking areas 

and driveways servicing buildings both new 

and existing, shall be shared. 

Utilities All utilities, including power, shall be installed 

underground. 

 

 

 

 

 

 



FIGURE 2.- MAIN STREET SECTION A- without planting strip along road 

 

 

 
 

 

FIGURE 3. MAIN STREET SECTION B- with planting strip along road 

 



 

6.4.2.3 Access Additional Streets  

As redevelopment occurs within the former tannery site, portions of Sullivan Street, Wilson 

Street and School Street that abut the former tannery site shall be subject to new development 

and design standards. As parcels that abut the above-mentioned streets and others within the 

district are redeveloped, the following design standards shall apply  

 

Minimum Sidewalk Width 6 feet 

Pedestrian crossings • Use materials different in color and 

texture than the travel lanes but must 

be ADA-friendly.  

• Granite curbing 

Access To minimize curb-cuts, access to parking 

areas and driveways servicing buildings both 

new and existing, shall be shared. 

Landscaping Provide street trees every 25 feet on center in 

tree grates or as necessary to allow for ample 

growth 

Street Lighting Lighting fixture types to be similar along 

Main Street, School Street and Sullivan Street 

See Figure 6.4.2.4 Street Lighting 

Utilities Utilities, including power, shall be located 

underground. 

 

6.4.2.4 Street Lighting  

All new street lighting added along Main Street, Sullivan Street, Wilson Street and School Street 

shall be in a style similar to Figure 4 below. Street lighting along Main Street must also include 

accessory arms for hanging banners and decorations. 

 

FIGURE 4. - CONCEPT SITE LIGHTING- 

 

Lighting Type   

 
Gooseneck 

Gooseneck Street Lamp 

LED  

Black post with candy cane arm  

 

*Approved light fixture for Main Street 

All other site and exterior building lighting are subject to Planning Board 

approval. 

All exterior lights shall have full cut off/fully shielded luminaries approved 

by the International Dark-Sky Association. 

 

 

 



6.4.2.5 Open Space  

 

A. Redevelopment of the former tannery site requires 25% of the total site (comprised of the 

area bounded by Wilson Street, Sullivan Street, Saw Mill Hill and School Streets, 

excluding the area between Back Street, Sullivan Street and Saw Mill Hill) to be open 

space. This open space will be a combination of larger spaces suitable for public/civic 

events, greenways and smaller more intimate spaces.  Refer to Section 6.4.4 Open 

Space/Greenways.  

 

6.4.2.6 Building Standards and Features  

 

A. New buildings shall be oriented to the street on which they have frontage, with large 

windows, covered entries, easy pedestrian access, and little to no setback from the street 

for business/commercial uses. Buildings with first floor residential units shall be set back 

with small yards and/or porches and primary entrances facing the street. While not 

required, garages are encouraged for residential structures but shall be located in back of 

or to the side of the buildings.  

B. Building designs and construction shall meet all current energy codes and strive for near 

net zero. See Section 6.4.6 Energy and Sustainability. 

C. Best practices for storm water management and low-impact design are required. See 

Section 6.4.7 Storm water.  

D. Building materials, including siding and trim, shall be reviewed and approved by the 

Planning Board and shall be found consistent with the Design Guidelines as adopted by 

the Town.  

E. Residential uses on the first floor of a building shall be allowed in nonconforming 

structures in existence prior to May 12, 2015. However, first floor residential uses of 

nonconforming structures shall not be allowed if the building’s footprint is expanded by 

10% or more.  

F. All first-floor residential uses in new buildings with frontage on the new main street shall 

be reviewed by the Planning Board as a conditional use; and be Consistent with the terms 

of the Comprehensive Plan, which includes the Berwick Downtown Vision Report and 

Implementation Plan. 

G. New residential construction shall not exceed a 4:1 ratio of residential to non-

residential use measured by constructed floor space. This statistic is tracked by the 

Planning Department and updated as new permits are issued. This ratio pertains to the 

7.7-acre parcel formerly known as Prime Tanning and structures contained with frontage 

on Wilson Street, School Street, and Sullivan Street. 

 

 

 

 

 

 

 

 

 



6.4.3 Dimensional Requirements   

 

The following Figures and Tables set forth the dimensional requirements and design standards 

for structures, parking and external elements within the Village Overlay District. 

 

Figure 5: VILLAGE OVERLAY DISTRICT BUILDING PLACEMENT 

 

 

 

 

A- FRONT SETBACK- 

MAIN STREET, 

SULLIVAN STREET, 

WILSON STREET, 

SCHOOL STREET  

 

B- FRONT SETBACK- ALL 

OTHER STREETS  

 

C- SIDE SETBACK 

 

D- BUILDING HEIGHT 

 

BUILDING PLACEMENT (PRINCIPAL BUILDING) 

Front Setback: Main Street, Sullivan Street, 

Wilson Street and School Street 

0 feet to 5 feet setback for non-residential 

uses except for restaurants which propose 

outdoor dining which shall have a front 

setback of between 10 and 15 feet. 5 feet 

to 15 feet setback for residential uses 

depending on whether porches or front 

yards or both are proposed. Buildings 

with frontage on School Street or 

Access Streets may be set back as 

needed to accommodate a drive 

through.   

A 

Front Setback: All other streets Equal to the average setback for existing 

buildings within the same block. 

B 

Front Setback, Secondary Street: (Corner Lot) 0 feet to 10 feet setback for non-

residential uses except for restaurants 

which propose outdoor dining which 

shall have a setback between 10 and 15 

feet. 5 to 10 feet for residential uses 

B 

Side Setback: 0 to 5 feet (2) C 

Rear Setback: 10 feet minimum (2)  

Frontage Build out: 75% minimum at front setback  

 



 

 

Notes: 

(1) Building height shall not exceed immediately adjacent existing residential buildings by 

more than one story unless the existing building will be separated from the proposed 

building by more than 50 feet.  

 

(2) When a building is constructed adjacent to an existing single-family residence, the 

applicable side or rear setbacks shall not be less than 10 feet. 

 

 

LOT OCCUPATION 

Maximum lot coverage 95%  

Lot Width 18 feet minimum, 150 feet 

maximum 

 

BUILDING FORM (PRINCIPAL BUILDING)  

Maximum building footprint 15,000 square feet  

Building Height: 2 story minimum, maximum of 4 stories/45 feet 

excluding unlivable attic space or as approved by 

Berwick Fire Department (see Note (1) above) 

D 

Entries Primary entry door is encouraged along ground story 

facade facing the street on which the building has 

frontage. 

 

Façade Windows 20%-70% - first floor commercial uses must have 70% 

except for professional offices or financial or insurance 

services offices 

 

Front Façade Wall Blank lengths of wall exceeding 12 linear feet are 

prohibited. 

 

Roof type Gable, hip, flat  

 

 

BUILDING PLACEMENT (ACCESSORY) 

Front setback: Principal building setback + 20 feet at 

minimum 

Side setback: 0 feet minimum 

Rear setback: 5 feet minimum 

 

 

 

 

 

 

 

 

 



 

 

FIGURE 6: BUILDING SECTION- FRONTAGE TYPES 

 
 

EXTERNAL ELEMENTS  

Fencing (residential): A front yard fence, a minimum of 2 feet and a 

maximum of 4 feet in height is encouraged to 

maintain spatial edge of street. No chain link, 

vinyl, split rail, wire, or barbed wire is 

allowed. 

Access: A vehicle entry way to a parking or loading 

area shall be a maximum width of 18 feet. 

Pedestrian access from parking areas, garages 

or parking structures shall exit directly to a 

frontage line except for underground parking 

accommodations. 

Building Projections: No part of any building, except overhanging 

eaves, awnings, balconies, bay windows, and 

other architectural features shall encroach 

beyond the minimum front setback line. 

Landscaping: Landscaping is encouraged but shall not be an 

impediment on streets, sidewalks or travel 

ways. Street trees are encouraged. See Section 

6.4.5 

 

 

PARKING  

Residential Vehicle parking areas shall be located only on 

driveways, in garages or designated parking 

areas and shall not extend into the street right 

of way or sidewalk. Residential parking areas 

and/or garages shall be located to the rear of 

the building whenever possible or to the side 

if rear location isn’t achievable. Screening 

and/or fencing is required for parking areas 



along a street. Parking areas larger than 10 

spaces require additional landscaping. See 

Section 6.4.3 

Commercial No on-site or off-street parking (see Section 

6.4.3.2 below) is required for certain 

commercial uses, see Section 6.4.3. However, 

if on-site or offstreet parking is required or is 

to be provided, such parking shall be located 

to rear of the property to the greatest extent 

possible. Parking to the side is limited to no 

more than 40% of the lot width. Screening 

and/or fencing is required for parking areas 

along a street. Parking areas larger than 10 

spaces require additional landscaping. See 

Section 6.4.3. 

Low-Impact Industrial Parking shall be located to rear of the 

property to the greatest extent possible. 

Parking to the side is limited to no more than 

40% of the lot width. Screening and/or 

fencing is required for parking areas along a 

street. Parking areas larger than 10 spaces 

require additional landscaping. See Section 

6.4.3. 

 

 

6.4.4 Parking  

 

Article 7.7 for parking requirements shall apply except as noted below.  

 

6.4.4.1 Parking Waivers  

 

The Planning Board may waive or adjust all requirements for parking within the Village Overlay 

District when it is not possible or in the best interest of the Town to meet the requirements. 

 

6.4.4.2 Definitions  

 

For the purposes of the Village Overlay District, the following definitions apply:  

 

Off-street parking means parking located in a parking area or lot which is shared with other 

buildings and is not located on the lot for which the use is proposed 

 

On-site parking means parking provided on the same lot as the building for which the proposed 

use is located.  

 

On-street parking means parking along either a proposed or existing street.  

 



6.4.4.3 General Parking Standards for Commercial, Office, Mixed-Use or Multi-family 

Structures in the Village Overlay District 

 

A. On-street parking along the new main street shall be parallel parking only.  

B. All off-street or on-site surface parking areas shall be located to the rear of the building. 

If this is not possible, as determined by the Planning Board, the parking area shall be to 

the side of the building.  

C. No off-street or on-site surface parking area may contain greater than 30 parking spaces.  

D. All off-street and on-site surface parking areas which are not located behind a building 

or are located along a street must be screened from the street (see Section 6.4.6 

Landscaping).  

E. Any off-street or on-site parking area which contains greater than 10 spaces is required 

to have additional landscaping (see Section 6.4.5 Landscaping)  

F. Shared parking is encouraged. A plan describing how shared parking would work is 

required as part of application that proposes such parking.  

 

6.4.4.4 Parking Standards for Certain Uses  

 

A. Retail uses located on the first floors of mixed-use buildings are not required to have on-

site parking. If on-site parking is proposed for a retail use, the standards in 6.4 shall 

apply. 

 

B. Restaurants are not required to have on-site parking if they will seat 40 or fewer people. 

If on-site parking is proposed for such a restaurant use, the standards in 6.4 shall apply.  

 

 

6.4.5 Open Space/Greenways  

 

A. Objectives  

 

The Village Overlay District shall include open spaces both public and private. Open space 

means landscaped green areas designed for a purpose such as civic gatherings, outdoor 

performances, playgrounds, or sitting. These open spaces may or may not also contain 

hardscaped or paved walkways, seating areas, performing areas or sidewalks. Open space which 

may include a walkway and primarily exists to connect from one place to another is a greenway. 

A continuous greenway shall connect the former tannery site to the Salmon Falls River to the 

south and to the open space adjacent to the former Estabrook School to the north. Such greenway 

may connect along the way to other open space.  

 

Redevelopment of the former tannery site within the Village Overlay District requires 25% of the 

total site (comprised of the area bounded by Wilson Street, Sullivan Street, Saw Mill Hill and 

School Streets, excluding the area between Back Street, Sullivan Street and Saw Mill Hill) to be 

open space.  

 

Developers shall coordinate with the Town on locations of open space, greenways and 

connections to adjacent community spaces, seating areas, residential housing and playgrounds.  



 

B. Key Design Features  

 

1. Sustainably landscaped, using drought-tolerant and when possible, native plantings  

2. Shade trees  

3. Benches  

4. Continuous greenway through former tannery site  

5. Green infrastructure and best practices storm water management, such as rain gardens to 

manage and filter storm water  

6. Places to sit, play and gather for all ages  

7. Public art  

 

 

 

6.4.5.1 Design Standards  

 

A. Greenways or paved/hardscaped walkways must be a minimum of 8 feet wide.  

B. The required continuous greenway shall connect the public park at the intersection of 

Saw Mill Hill and School Streets to the Town owned land on Wilson Street adjacent to 

the former Estabrook School.  

C. Open space shall comprise 25% of the former tannery site comprised of the area bounded 

by Wilson Street, Sullivan Street, Saw Mill Hill and School Streets, excluding the area 

between Back Street, Sullivan Street and Saw Mill Hill.  

D. All open space which includes seating shall have either trees or shrubs to provide shade 

and/or a sense of enclosure. 

E. Shade trees shall be installed along greenways whenever feasible, as determined by the 

Planning Board. 

F. Greenways and open space shall be included on site plans and landscape plans submitted 

for consideration by the Planning Board.  

 

6.4.6 Landscaping  

 

A. Objectives  

 

This section consists of landscaping and screening standards for use throughout the 

Village Overlay District. The Town of Berwick recognizes the aesthetic, ecological, and 

economic value of landscaping and requires its use to:  

• Promote the reestablishment of vegetation in more densely settled areas for 

aesthetic, health, and urban wildlife reasons;  

• Reduce storm water runoff pollution, temperature, and rate and volume of flow;  

• Promote compatibility between land uses by reducing the visual, noise, and 

lighting impacts of specific development on users of the site and abutting uses;  

• Unify development, and enhance and define public and private spaces;  



• Promote the retention and use of existing non-invasive vegetation;  

• Aid in energy conservation by providing shade from the sun and shelter from the 

wind. 

B. Key Design Features  

• Diversity of street trees  

• Shade trees within the open spaces and along the continuous greenway  

• Purpose-driven landscaped open spaces  

• Landscaped parking areas 

• Fencing • Hardscaped or paved walkways  

 

6.4.6.1 Design Standards  

 

Landscape plans shall be submitted for all projects for the Planning Board’s review and 

approval. 

 

A. Screening for Parking Lots 

All parking lots not located behind a building or located along a street shall be screened 

as follows:  

1. By trees and/or shrubs at least six feet tall, composed of at least 50% evergreen 

plantings, in numbers as determined by the Planning Board or; 

2. By a fence between five and six feet tall, constructed of a material matching the 

finishes of surrounding buildings or; 

3. By a combination of a fence four feet tall, constructed of a material matching the 

finishes of surrounding buildings, and deciduous trees and shrubs 

 

B. Screening for Service and Loading Areas 

1. All service areas for dumpsters, compressors, generators and similar items shall 

be screened as follows:  

a. By a fence six feet tall, constructed of a material matching the finishes of 

surrounding buildings, surrounding the service area except for the necessary 

ingress/egress. 

2. All areas to be used for loading that are not located within a parking area or that 

are not located behind a building shall be screened as follows: 

a. By a fence six feet tall, constructed of a material matching the finishes of 

surrounding buildings, screening it from the street. 

 

C. Landscaping for Parking Lots 

All parking lots with more than ten parking spaces must: 

1. Plant shade trees within planting strips at least four feet wide around the 

perimeters of the parking area at 15-20 foot intervals or  



2. Provide a four foot wide interior planting strip within the parking area and plant 

shade trees at 15-20 foot intervals.  

3. Shade trees shall have at minimum 1.5 inch caliper as measured six inches from 

the ground 

 

D. Street Trees 

1. Street trees shall be of a diversity of deciduous species to avoid decimation in the 

event of a disease or a pest and shall be non-fruit bearing  

2. Street tree species shall be native when possible but shall be tolerant of salt and 

drought. Tree gators are required for the first several years after a tree is installed. 

3. Street tree species chosen shall not be known for weak branching structure or a 

propensity for shallow roots that may cause sidewalk/walkway heaving. 

4. Street trees shall have at minimum two inches caliper as measured six inches from 

the ground. 

 

E.  Types of Plantings (Trees, Shrubs, Perennials, Ornamental Grasses)  

1. Native plants are preferred  

2. Invasive species as defined by the State of Maine are prohibited  

3. Herbaceous perennials and ornamental grasses are encouraged  

4. Low maintenance, drought-tolerant plants are encouraged 

 

F. Installation and Maintenance  

1. All planting beds and strips shall be mulched either with compost or with a 

natural-colored bark mulch. No dyed mulches such as orange or red are permitted. 

2. All trees shall have tree gators installed to provide moisture during their first 

years of being planted.  

3. Any tree, including a street tree, shrub or plantings that are part of a plan, 

reviewed and approved by the Planning Board which does not survive for one full 

year after installation shall be replaced by the applicant at the applicant’s cost.  

4. Even if drought-tolerant, all plantings will require water at least occasionally the 

first year or two after planting in order to survive.  

5. While plantings should be drought-tolerant, drip irrigation may be used if 

regulated by a timer and conditions. Irrigation may not be run indiscriminately.  

 

6.4.7 Energy and Sustainability  

 

A. Site design and building placement shall be attentive to the surrounding environment 

including sun, wind and shade patterns related to existing buildings.  



B. Buildings must be built to meet IEEC2015 standards. Building designs and construction 

shall meet all current energy codes. Energy efficiency with a goal of near net zero is 

strongly encouraged.  

C. Use of solar power, geothermal, and other alternative and sustainable power sources are 

encouraged.  

 

6.4.8 Storm water  

 

A. All applications in the Village Overlay District shall be required to comply with the 

Town of Berwick’s storm water regulations as found in Berwick’s Zoning Ordinance. 

B. Green roofs, rain gardens, bioretention cells and other such low impact development is 

both strongly encouraged and preferred.  

 

6.4.9 Application and Process 

 

6.4.9.1 Application  

 

A. All applications must include: 

 

1. Village Overlay District application form. 

 

2. Site plans which meet the requirements of Article 9.8 and in addition must show: 

a. All greenways, open space and sidewalks, both proposed and existing  

b. The footprint of all existing abutting buildings  

c. All existing or proposed utilities  

d. All on-site parking, loading and service areas  

3. Building elevation drawings showing all four sides of the building including details such as 

windows, doors, trim, etc.  

4. A materials list to include the type of siding, roofing and trim.  

5. Landscape plan as a separate plan if a parking area and/or open space area, either public or 

private is proposed. Such plan shall include a planting list and hardscaping and/or fencing 

details.  

6. A storm water management plan prepared in accordance with Article 7.17 if required.  

 

B. The Planning Board may request additional plans or reports as they deem necessary at any 

time during the approval process.  

 

6.4.9.2 Process  

 



A. Prior to submitting the application, the Applicant shall meet with the Code Enforcement 

Officer and the Town Planner/Planning Consultant to discuss the application.  

 

B. The process as described in Article 9.8 Conditional Use Permits and Site Plan Review shall be 

followed unless otherwise noted.  

 

C. The Planning Board may, at the Applicant’s expense, hire an engineer, consultant or other 

professional to review the plans. The Applicant shall be given an estimate of the cost of such 

services and shall submit that sum to the Town before being placed on the agenda for further 

discussion with the Planning Board. Any funds remaining after the Town has paid the review bill 

in full shall be remitted to the Applicant. If the Planning Board requires additional review or the 

funds are not sufficient to complete the review, the Applicant shall submit the necessary funds 

before being placed on the Planning Board agenda. No building permit may be issued until all 

review costs have been submitted in full by the Applicant to the Town.  

 

6.4.9.3 Waivers  

 

A. Submission Requirements.  

 

1. The Planning Board may waive a submission requirement when it is shown by the Applicant 

that the circumstances of the site proposed for development are such that the requirements would 

not be applicable or would be an unnecessary burden upon the applicant and that such 

modification or waiver would not adversely affect abutting landowners or the general health, 

safety and welfare of 20 the Town and where the waiver would not have the effect of nullifying 

the intent and purpose of the official zoning map, any ordinance, or the Comprehensive Plan.  

 

2. The Applicant shall submit a written request and the reason for the waiver at the time of 

application submission.  

 

3. The Board shall consider and accept or reject each waiver request separately. Each approved 

waiver request and the special circumstances which the Board considered before granting the 

waiver shall be included in written Findings of Fact.  

 

B. Dimensional Requirements  

 

1. Any request for variance of any dimensional requirements under this Ordinance shall be 

subject to the requirements for applications for variance under the Town’s Zoning Ordinance and 

as required by 30-A M.R.S. § 4353(4) or any successor statute and shall be decided by the 

Town’s Zoning Board of Appeals.   

 

 



Personal Sawmill: A machine for sawing logs into lumber able to be moved from lot to lot, 

similar to a trailer, not to exceed 30 50 horsepower. 

 

Sawmill: A mill or machine for sawing logs into lumber, may be located in a structure and used 

as a commercial operation, or is greater than 30 50 horsepower. 

 

8.25.3. Location: Marijuana Establishments are allowed in the RC/I & R3 Zone only on 

properties which have frontage on Route 9 or 4 

 

8.25.8 Permits  

 

A. The number of Conditional Use permits granted for in each zone as of June 9, 2020 shall be 

the limit of permits granted in each zone. The number of Conditional Use permits in each zone 

shall be tracked and monitored by the Town of Berwick Community Development & Planning 

Office. This provision shall be reviewed by the Berwick Planning Board and amended as needed 

on an annual basis. 

 

B. Marijuana Testing Facilities are exempt from the limit.  

 


