
 

 
 

 
PLANNING BOARD MEETING AGENDA 

Thursday October 15, 2020 

Burgess Meeting Room, Berwick Town Hall 

6:30 p.m. 
Call to Order 

 

Pledge of Allegiance 

 

Introduction of Board Members 

 

Approval of Minutes 

• October 1, 2020 

 

Old Business  

• Site Plan Review. Adult Use and/or Medical Marijuana Production Facility. Industrial. 

Off Portland Street (R72-17). RC/I Zone. 3G’s Realty.  

 

Public Comment 

 

Informational Items  

 

Adjournment 



 

 
 

 
PLANNING BOARD MEETING MINUTES 

Thursday October 1, 2020 

Burgess Meeting Room, Berwick Town Hall 

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); Jerry Graybill  

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

Planning; Jenifer McCabe, Code Enforcement Officer;  

 

Public Comment 

 

Approval of Minutes 

• September 17, 2020 

 

Frank Underwood requested the uses identified are using in the Berwick Land Use table. 

Mr. Underwood said General Industrial Building is not a use.  

 

Motion: Frank Underwood motioned to approve the application.  

Second: Michael LaRue 

VOTED – 3-0-2 in favor  

Motion Passed 

In favor:  Dave Andreesen; Michael LaRue; Frank Underwood  

Opposed: None 

Abstain:   Jerry Graybill; David Ross-Lyons 

 

New Business  

• Sketch Plan. Major Subdivision. Norman Court & Haflinger Lane. R2 Zone. LRB 

Leasing. 

 



 

 
 

James Bellissimo said this subdivision has been in the works for several years and this is 

the third time the project has been at Sketch plan. The project is under new ownership 

and Civil Consultants is now the engineer firm. The subdivision is in the MS4 area.  

 

Les Bodwell introduced himself as the new owner of the project. Connecting Haflinger 

and Normand Court allows for approximately 54 lots. Tom Harmon of Civil Consultants 

said the project will happen in phases. The project will require a Site Location permit 

from DEP. Mr. Harmon clarified the lots will be on Town Water & Sewer.  

 

Michael LaRue asked about sidewalks. Mr. Harmon said Haflinger Lane has not been 

completed and should have sidewalks. Mr. Harmon requested sidewalks on one side and 

indicated he would like to avoid sidewalks on the shorter cul-de-sacs. Dave Andreesen 

asked if the power lines would be underground. Mr. Bodwell said he would do 

underground wherever possible. Mr. Harmon said he would defer to the town on lighting 

fixtures.  

 

Mr. Harmon said there will be a Home Owners Association to manage the Stormwater 

and Open Space and that they will petition the Town to take over the roads. Dave 

Andreesen said the Town needs to look at a plan for Old Pine Hill Road and adjoining 

streets. Both Mr. Andreesen and Mr. Bodwell said speed is an issue.  

 

Frank Underwood asked if the houses would be two or three bedrooms. Mr. Bodwell said 

the bedroom amount would be up to the buyer. Mr. Underwood said the total bedrooms 

would be an indicator for the impact on the schools.  

 

A site walk was scheduled Saturday October 17th at 9:30 am.  

 

Public Comment 

 

Informational Items  

 

James Bellissimo said Great Falls Construction will be sharing their site plan October 14th 

and again December 15th at 10 am.  

 

Adjournment 

 

Motion: Jerry Graybill  

Second: David Ross-Lyons  

VOTED – 5-0 in favor  

Motion Passed 

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

Opposed: None 

Abstain:   None 



 

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: OCTOBER 13, 2020 

CC:  

 

The most significant change to the plan is the buildings will all fall under one Town and one 

State license holder. We did receive an opinion from the Town Attorney who stated the 1,000-

foot setback would apply to the different license holders. Neil Rapoza sent in a memo to clarify 

this point.  

 

The use has been clarified to be an Adult Use Production Facility and/or a Medical 

Marijuana Production Facility. Both are indicated uses on the use table. Industrial is the use 

for the two “General Industrial Buildings” but there is an added condition that the applicant 

shall come back to Planning Board when the precise use is identified.  

 

Memo notes from the September 17th meeting:  

 

• DEP requested no further wetland impacts and because of this, the buildings have 

been moved and overall Site Plan & Stormwater Management have been amended.  

 

• The project is outside of the South Berwick Water District recharge area.  

 

• 12 abutters were sent notices via mail September 9. The Public Hearing notice was 

posted in the paper September 10, 2020. We held our Public Hearing on September 

17th.  

 

 



October 5, 2020 
 
Attn: James Bellissimo, Planner 
Town of Berwick 
11 Sullivan Street 
Berwick, ME  03901 
 
RE:   3 G’s Industrial Development, 

Portland Street, Berwick, Maine 
Berwick Tax Map R-72, Lot 17 

 
Mr. Bellissimo, 
 
Per request of the Town and review comments provided during the Planning 
Board meeting on September 17, 2020 and in meetings with the Planning 
Department, this letter is intended to serve as further clarification regarding the 
application for the development proposed by 3 G’s Realty, LLC on Tax Map R-
72, Lot 17. 
 
The “Proposed Use” will be classified as “Adult Use and/or Medical Marijuana 
Production Facility (including Extraction processes) and General Industrial 
Use”.  When specific Industrial Uses are determined by the future building 
tenants, those uses will be presented to the Board for Conditional Use 
Permitting as required. 
 
The proposal that Marijuana Testing be performed at the site will not be 
pursued at this time.  However; if the Town determines that “Marijuana Testing 
Facility” will become a specified allowed use in the future, this would likely be 
a beneficial activity for the development and may be pursued in the future. 
 
It has also been determined that a single license will be held for the entire 
development, as opposed to multiple licenses being issued to each individual 
building.  This creates a situation similar to multi-building marijuana facilities 
that have previously been approved by the Town in 2020. 
This does not indicate any change to the site design or development intent. 
 
Should you have any questions or comments, please call at your convenience. 
 
Respectfully yours, 
CIVIL CONSULTANTS 
 
 
Neil J. Rapoza, P.E., 
Sr. Project Engineer 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: BERWICK PLANNING DEPARTMENT 

FROM: NEIL J. RAPOZA, PE 

SUBJECT: PROJECT NARRATIVE  

DATE: 8 APRIL, 2020 (REVISED 10 SEPTEMBER, 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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CIVIL CONSULTANTS MEMORANDUM 

 
TO: BERWICK PLANNING DEPARTMENT 

FROM: NEIL J. RAPOZA, PE 

SUBJECT: Resource Protection clarification  

DATE: 10 SEPTEMBER, 2020 

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

 
This memo 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 as it pertains to Shoreland Zoning and Resource Protection.  

Section 14.13 of the Shoreland Zoning establishes the Districts and the triggers that require developments to meet the more 
stringent use and dimensional regulations.  14.13.A establishes what land is determined to be in the ‘Resource Protection 
District’ (RP).  Item 14.13.A.1 is the rule that is being addressed.  It reads as follows: 

Areas within 250 feet, horizontal distance, of the upland edge of freshwater wetlands, and wetlands associated with great 
ponds and rivers, which are rated "moderate" or "high" value waterfowl and wading bird habitat, including nesting and 
feeding areas, by the Maine Department of Inland Fisheries and Wildlife (MDIF&W) that are depicted on a Geographic 
Information System (GIS) data layer maintained by either MDIF&W or the Department as of - 137 - December 31, 2008. 
For the purposes of this paragraph “wetlands associated with great ponds and rivers” shall mean areas characterized by 
non-forested wetland vegetation and hydric soils that are contiguous with a great pond or river, and have a surface 
elevation at or below the water level of the great pond or river during the period of normal high water. “Wetlands 
associated with great ponds or rivers” are considered to be part of that great pond or river. 

This is intended to protect areas that are rated as “moderate” or “high” value waterfowl.  In order to be considered part of 
the RP zone per this rule, the area must first be noted as a valued waterfowl habitat by the IF&W and the DEP, as noted on 
the mapping available online.  If it is a valued habitat, then the area within 250 ft of the wetland is considered in the RP 
zone.  

As it pertains to this site, the mapping indicates that no valued waterfowl habitat is associated with the surrounding 
wetlands.  The development will maintain wetland setbacks as required in the Shoreland Zoning, but is not located in the 
Resource Protection Zone. 
 
The project also does not “trip” the 4 other criteria listed in 14.13.A, which include floodplains, steep slopes, eroded areas, 
and isolated wetlands. 
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Town of Berwick Planning Board 

Conditional Use Findings of Fact 

Applicant: 3G’s Realty 

Off Portland Street (Tax Map R-72, Lot 17) 

October 15, 2020 

3G’s Realty proposed to construct 12 industrial buildings: 10 for Adult Use and/or Medical Marijuana 

Production and 2 for Industrial use which will require further Planning Board review when the precise 

use is identified. 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.  

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. The site was heavily forested by the previous owner, all existing and new disturbance will be 

stabilized with buildings or pavement will be revegetated with grass/landscaping. A Class A Soil 

Survey was completed by excavating 51 test pits and a soil report and map was included in the 

submittal.  

An 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. 

At the August 6 Planning Board meeting, one waiver was approved by vote of 5-0: 9.8.F.2.b.i – Map at 

a scale of not less than once inch to 40’. The plan is 1” = 60’. The Board voted to find the application 

complete by vote of 5-0.  

During the September 17 Planning Board meeting, one abutter spoke during the Public Hearing and 

raised concerns about odor and wetlands impacts. The Board asked for a legal opinion on the 1,000-

foot setback and if that would apply to different license holders under the same building ownership. 

Town’s legal advised that the 1,000-foot setback would apply if there were different license holders. 

The applicant revised their application to indicate they will be the license holder for each building 

instead of leasing to individual tenants with their own licenses.  

Findings of Facts 

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. 
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The application conforms to the Comprehensive Plan because the uses Adult Use and/or 

Medical Marijuana Production are permitted uses within the RC/I Zone and it meets all 

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

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 removed during construction. The applicant proposed several 

plantings to soften the appearance from Route 4. Other plantings are proposed in the parking 

area.  

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. 

Neighboring buildings include an industrial building and storage facilities. This standard has 

been met.  

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 DOT entrance permit has been granted.  

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. 

All areas of vehicular circulation have at least 25’.  

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. 

The project is required to meet DEP Chapter 500 standards.  

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. 
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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. 

This standard has been met.  

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. 

Lighting is proposed to be mounted to the building and have a shield to direct the light 

downward.  

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

safe emergency vehicle access to all buildings and structures. 

This standard has been met.  

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 adverse impacts to 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 primary contamination risk of cultivation is a concentration of nitrates in the water. A 

holding tank is proposed to capture wastewater from cultivation and any excess water that goes 

through floor drains. The water is required be tested annually.                                        

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.  

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

water supply is to be utilized. 

This standard is not applicable, the water supply comes from a well.   



Site Plan Review – Off Portland Street. Adult Use and/or Medical Marijuana Production Facility. Industrial. 3G’s 

Realty.   4 

 

15. 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 soil erosion issues have been identified.  

16. Will provide for adequate sewerage waste disposal. 

A new septic system will be designed by Civil Consultants based on soils information from Ken 

Gardner.  

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

irreplaceable natural areas. 

The site is not in a location not identified as a rare or irreplaceable area.  

18. 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 subject to a Site Location of Development Permit through the DEP.  

19. 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. 

2 wet ponds, an under drained grass filter, catch basins, culverts and roadside treatment 

buffers are proposed as part of the Site Location of Development Permit and Stormwater 

Management.  

I, David Andreesen, certify that I am Acting 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 October 15, 2020.  

 

Waiver Approved 

1. 9.8.F.2.b.i – Map at a scale of not less than once inch to 40’. The plan is 1”=60’ 

 

Findings of Fact ______  

Conditions of Approval  

1. A water sample shall be tested for priority pollutants and nutrients before any cultivation 

wastewater is discharged to a holding tank, and then tested annually or at the time it is pumped 

thereafter. Holding tank pump records and testing results shall be provided to the Community 

Development & Planning Office and provided to the facility where the wastewater will be treated.  

 



Site Plan Review – Off Portland Street. Adult Use and/or Medical Marijuana Production Facility. Industrial. 3G’s 

Realty.   5 

 

2. If an odor violation is determined by the Code Enforcement Officer, the applicant shall resolve 

the issue within five days.  The Code Enforcement Officer may revoke the Certificate of 

Occupancy if the odor issues are not resolved within five days.  

 

3. If well water or ground water is contaminated with nitrates or other byproducts as a result of 

production beyond safe concentrations, the cost to remediate the nitrates or other contamination 

levels shall be at the applicant’s (property owner) expense.  

 

4. All pesticides and chemicals stored on site shall have a secondary containment.  

 

5. Dumpsters shall remain locked at all times.  

 

6. When a use is determined for the two Industrial buildings, the applicant shall come back to 

Planning Board for further review.  

 

7. Each marijuana building shall be licensed through the Town and State by the same entity.  

 

 

Application _______ 

________________________________    ___________________ 

     David Andreesen, Planning Board Chair                  Date 


