
 

 
 

 
PLANNING BOARD MEETING AGENDA 

Thursday September 19, 2019 

Town Hall Meeting Room 

6:30 p.m. 
Call to Order 

Pledge of Allegiance 

Introduction of Board Members 

Public Comment 

Approval of Minutes 

1. September 5, 2019  

 

Public Hearing  

 

2. Conditional Use Application. Adult Use Marijuana Store. 357 Portland Street (R70 12-1). 

RC/I Zone. Paper Birch Property.  

 

Old Business 

 

2.  Conditional Use Application. Adult Use Marijuana Store. 357 Portland Street (R70 12-1). 

RC/I Zone. Paper Birch Property.  

 

New Business 

3. Conditional Use Application. School & Parking Expansion. 20 Blackberry Hill Road, 

Hussey School (R57 27). R2 Zone. MSAD60.   

Findings of Fact  

4. Conditional Use Application. Public Facility (Fire Department). 20 Wilson Street  

(U4-142-1). Town of Berwick. 

 

Public Comment 

Adjournment 



 

 
 

 
PLANNING BOARD MEETING MINUTES 

Thursday September 5, 2019 

Town Hall Meeting Room 

6:30 p.m. 
Call to Order 

Pledge of Allegiance 

Introduction of Board Members 

  Regular Members Present: 

David Andreesen; Nichole Fecteau; Frank Underwood; Sean Winston; Michael LaRue 

Regular Member Absent:  

Alternate Member Present: 

David Ross-Lyons   

Staff Members Present:  

Lee Jay Feldman, Director of Planning; James Bellissimo, Planner; Stephen Eldridge, 

Town Manager; Jenifer McCabe, Code Enforcement Officer 

 

Public Comment 

Approval of Minutes 

1. August 15, 2019  

 

Nicole Fecteau and Sean Winston pointed out a typo.  

 

Motion: Nichole Fecteau motioned to approve the minutes as amended.   

Second: Frank Underwood  

VOTED – 5-0 in favor 

Motion Passed 

In favor:    Dave Andreesen; Nichole Fecteau; Sean Winston; Michael LaRue; Frank Underwood 

Opposed:   None 

Abstain:     None  

 



 

 
 

 

Public Hearing  

 

2. Conditional Use Application. Public Facility (Fire Department). 20 Wilson Street  

(U4-142-1). Town of Berwick. 

 

Old Business  

 

3. Conditional Use Application. Public Facility (Fire Department). 20 Wilson Street  

(U4-142-1). Town of Berwick.  

 

A site walk was held at 5:00PM on September 5th.  

Andy Hyland introduced himself as the architect of the project and introduced Todd Gammon as 

the engineer of the project. Mr. Hyland said the sidewalk from Wilson Street will connect to the 

new entrance of the Fire Station, and the proposed path is shown to go in between the Fire & 

Police buildings and continue up to Logan Street.  

Todd Gammon updated the Board on the environmental permits for the project. Mr. Gammon 

said with the DEP permit, all water on the site needs to be treated. Mr. Gammon said the site 

requires DEP inspection every five years for certification to ensure the stormwater measures are 

working as designed. 

Nichole Fecteau read the definition of Public Space into the record. The applicant and Board 

agreed on a Conditional of Approval, the green space at 20 Wilson Street School shall remain 

Public Space unless the property owner comes back for a Conditional Use.  Frank Underwood 

encouraged planning the best use for the remaining green space.  

Frank Underwood requested for all materials from the engineer to be utilized at a later date for 

research into future paths and trails through the site.  

Motion: Frank Underwood motioned to approve the application   

Second: Nichole Fecteau   

VOTED – 5-0 in favor 

Motion Passed 

In favor:    Dave Andreesen; Nichole Fecteau; Sean Winston; Michael LaRue; Frank Underwood 

Opposed:   None 

Abstain:     None  

 

 



 

 
 

 

New Business  

4. Conditional Use Application. Adult Use Marijuana Store. 357 Portland Street (R70 12-1). 

RC/I Zone. Paper Birch Property.  

 

Lee Jay Feldman read his memo to the Board. Frank Underwood asked about the level of 

urgency in approving the application. Paul Venuti said they are applying now because of how the 

State of Maine licensing works.  

 

A Conditional of Approval was discussed. Before receiving an Occupancy Permit, Mr. Venuti 

shall provide the Town proof of a State of Maine license.   

 

Motion: Nichole Fecteau motioned to find the application complete. 

Second: Sean Winston  

 

Sean Winston asked if both Medical and Adult Use Marijuana operations would happen at the 

same time. Mr. Venuti said it would be Adult Use Marijuana only.  

 

VOTED – 5-0 in favor 

Motion Passed 

In favor:    Dave Andreesen; Nichole Fecteau; Sean Winston; Michael LaRue; Frank Underwood 

Opposed:   None 

Abstain:    None  

The site walk was scheduled for 5:30PM and Public Hearing set for 6:30PM  

Findings of Fact  

 

5. 4 Corners Clean  

 

Nichole Fecteau recused herself.  

Motion: Sean Winston motioned to approve the Findings of Fact.  

Second: Michael LaRue 

VOTED – 4-0 in favor 

Motion Passed 

In favor:    Dave Andreesen; Sean Winston; Michael LaRue; Frank Underwood 

Opposed:   None 

Abstain:     None 



 

 
 

 

 

Nichole Fecteau re-joined the meeting 

 

 

Informational Items  

Rick Vandenberg provided an update on the Rec Master Plan & Prime Tanning Brownfield 

remediation.  

 

Public Comment 

 

Adjournment 

 

Motion: Michael LaRue motioned to adjourn.  

Second: Sean Winston  

VOTED – 5-0 in favor 

Motion Passed 

In favor:    Dave Andreesen; Nichole Fecteau; Sean Winston; Michael LaRue; 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: 

 

 

_________________________ _______________________ 

 



Town of Berwick Planning Board Public Hearing 
 

The Berwick Planning Board will hold a Public Hearing for a Conditional Use requested by 
Paper Birch Properties. The applicant requests approval for an Adult Use Marijuana Store at 
357 Portland Street (R70 12-1) in the RC/I Zone.  
 
All relevant supporting documentation is available at the Town Hall from the Community 
Development and Planning Department. Please contact the Berwick Community 
Development and Planning Department with any questions 
at planning@berwickmaine.org or 207-698-1101 ext. 124.  
 
Date: Thursday, September 19, 2019 Time: 6:30PM Location: Burgess Meeting Room, 
Berwick Town Hall 

 

mailto:planning@berwickmaine.org
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To: Berwick Planning Board 

From: Lee Jay Feldman, Director of Planning 

Date: 9/11/2019 

Re:  Site Plan Review Hussey School Expansion 

I. Proposal 

The proposed project will expand the existing building and parking lot(s) at the 

Hussey School on Blackberry Hill Road. Included in the work for this 

application is the construction of two new parking areas, a re-designed student 

drop-off area, a new playground, and a new 2-story building addition.  This 

project will reconfigure the layout in order to achieve a less dangerous, more 

controlled traffic flow through the site and relocate parking to areas that will 

result in less danger to students, staff and residents. 

 

As I understand it, MSAD 60 is in the process of contracting with CHA 

Architecture to design the building addition. It is the intent that the final design 

will not expand beyond the footprint indicated on the site plans included with 

this application. If it is determined that the new building will need to be 

increased, the project will be brought back to the Town for a revision to the 

plan.  

The project will require a Site Location of Development permit from the Maine 

DEP. The application for that permit has been submitted and is currently in the 

review process. The applicant has proposed Low Impact Designs for the site.  

The applicant can best describe these during the sketch presentation. The work 

also required a NRPA Tier 1 permit for the proposed impact to the roadside 

wetland along Blackberry Hill Road. This permit was granted on July 22, 2019. 

There are protected wetlands on the west end of the property that were enhanced 

as pail of the DEP approval to construct Noble High School. No recorded 
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document describing the area has been obtained; however, it is intended that all 

wetlands west of the existing drainage swale will remain unaltered. 

This project is both an amended Conditional Use as well as a Site Plan review 

application. 

II. Stormwater 

The stormwater system proposed is somewhat complicated to explain so for the 

intricate details I would suggest reviewing sheets L4 & L5 of the plan set for 

plans that have been blown up to see what is going on.   

Currently, you can see a series of catch basins to the west of the existing school 

which takes a great deal of the water and sends it to the southerly area of the site 

and empties in to the wetland.  What will happen now is that the system will 

include two (2) large subsurface treatment areas that will treat water and 

eventually get it to the existing 15” pipe to the rear of the site and empty the 

treated water into the wetland in the south portion of the site.   

The front parking area proposed on the Northwest portion of the site will have a 

portion of the site with pervious pavers.  All water will be picked up by the catch 

basin in the southeast corner of the parking lot and emptied to the wetland.   

Along Blackberry Hill road stormwater will be treated in Focal Point treatment  

locations before being disbursed eat of the existing parking area.  The new 

parking area on this side of the site will not have pervious pavement however, the 

grading in the lot will sheet flow all water into the proposed treatment pond. 

III. Wetlands 

The wetlands in this area are considered a protected resource by way of being 

Shoreland zoned stream protection with a 100’ setback.  The project as proposed 

does not impact the setback and meets all the required standards of the shoreland 

zone.   Maine DEP will also have an opportunity to review this project for those 

impacts as well.   

 

IV. Traffic  

The applicant has not specifically indicated what the use of the new 17,000+ 

addition to be used for?  Are we adding more kids and or teachers?  Will the drop 
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off vs. # of buses change etc.  I would think this is important to know as part of 

this application. 

V. Waivers 

The applicant is seeking one waiver 9.8.F.2.b.i which is simply the scale at which 

the plan set is drafted to.  I see no reason not to waive this as the plans are very 

legible at this scale. 

 

VI. Process 

• Find the application Complete and Waive the above request 9.8.F.2.b.i 

• Set a date for a site walk 

• Set the date for the Public Hearing 

 



Town 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  

P
R

O
JE

C
T 

D
ES

C
R

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 

http://www.berwickmaine.org/
mailto:planning@berwickmaine.org
Randi
Typewritten Text
R57

Randi
Typewritten Text
27

Randi
Typewritten Text

Randi
Typewritten Text
25.5 acres

Randi
Typewritten Text
Vivian E. Hussey Elementary School
20 Blackberry Hill Road
Berwick, ME  03901

Randi
Typewritten Text
Civil Consultants
Neil J. Rapoza, PE 
(Representative)

Randi
Typewritten Text
 207-384-2550

Randi
Typewritten Text
PO Box 100
293 Main Street
South Berwick, ME  03908

Randi
Typewritten Text
neil@civcon.com (Agent)

Randi
Typewritten Text
N

Randi
Typewritten Text
N

Randi
Typewritten Text
N

Randi
Typewritten Text
N

Randi
Typewritten Text
N

Randi
Typewritten Text
Elementary School

Randi
Typewritten Text
R-2

Randi
Typewritten Text
Hussey School Parking & Building Expansion

Randi
Typewritten Text
Expansion of existing use.

Randi
Typewritten Text
9.8.F.2.b.i - Scale of drawings at 1"=50'


Randi
Typewritten Text
X

Randi
Typewritten Text
X

Randi
Typewritten Text
X



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. 

 

http://www.berwickmaine.org/
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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: 8/15/2019 

ROJECT: 12-060.40 HUSSEY SCHOOL EXPANSION 

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: MSAD 60 
                100 Noble Way 
                North Berwick, ME  03906 
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-57, Lot 27 

  

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

Proposed 17,400 sf building addition; min 185 ft 
setback to property lines(see plan) 

  

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 

Not applicable. 

  

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; 

See attached letter to sewer district.  

  

g. Existing and proposed entrances/exits 
from the property 

Provided on plans. 



Berwick Zoning Section 9.8 
Hussey Elementary School, 20 Blackberry Hill Road, Berwick, ME 
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h. A parking plan shall also be provided Provided on plans. 
  

i. Any existing restrictions or easements 
on the site 

See deeds provided for 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  
i. A map or maps prepared at a scale of 

not less than one inch to 40 feet and 
shall include: 

Provided on plans. See waiver to allow 1”=50’ 
scale plans. 

  

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 

Provided. 

  

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

Provided on plans. 

  

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

Provided on plans. 

  

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 

Not applicable. 

  

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

Provided on plans. 
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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 

Provided on plans. 

  

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

Provided on plans. 

  

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. 

  
iii. Method of solid waste disposal;  No changes proposed to the current methods of 

solid waste disposal. 
  

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

Provided on plans.  Also refer to the Stormwater 
Management Plan prepared for the DEP Site 
Location application 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 Site Location application and 
provided to the Town. 

  
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 

Site work associated with the project will be funded 
by MSAD 60.  Any building construction or 
modification will be funded by a local bond in the 
future. 

  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. 
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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 winter of 
2019-2020, with a completion date of August 2020 
(dependent on permit approvals.) 

 
 
J:\aaa\2012\1206040\BERWICK\20190809-1206040-SECTION_9-8-2-c-PROJECT_SUMMARY.docx 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick 

FROM: Neil J. Rapoza, PE 

SUBJECT: Project Narrative 

DATE: 8/13/2019 

PROJECT: 12-060.40  HUSSEY SCHOOL PARKING  

 
 
The proposed project will expand the existing building and parking lot(s) at the Hussey School on 
Blackberry Hill Road.  Included in the work for this application is the construction of two new 
parking areas, a re-designed student drop-off area, a new playground, and a new 2-story building 
addition.  The building addition will be constructed after funding has been obtained via local 
funding pending a vote, while the site modifications are proposed to be completed with budgeted 
funds after approvals are received. 
 
MSAD 60 is in the process of contracting with CHA Architecture to design the building addition.  
It is the intent that the final design will not expand beyond the footprint indicated on the site plans 
included with this application.  If it is determined that the new building will need to be increased, 
the project will be brought back to the Town for a revision to the plan.  The final footprint will be 
indicated on an as-built plan at the completion of the project.   
 
The project will require a Site Location of Development permit from the Maine DEP.  The 
application for that permit has been submitted and is currently in the review process.  Refer to the 
copy of this application submitted to the Town for discussion of the proposed Low Impact 
Designs proposed for the site. 
 
The work also required a NRPA Tier 1 permit for the proposed impact to the roadside wetland 
along Blackberry Hill Road.  This permit was granted on July 22, 2019.  There are protected 
wetlands on the west end of the property that were enhanced as part of the DEP approval to 
construct Noble High School.  No recorded document describing the area has been obtained; 
however it is intended that all wetlands west of the existing drainage swale will remain unaltered. 
 
The school has been in use by MSAD 60 since its construction in 1989.  Since then, several 
modifications have been made to the parking and entrances on the site.  While these changes were 
made in an attempt to provide a safer condition, the trend of parents dropping off and picking up 
students as opposed to utilizing bus transportation has created a hazardous environment.  
 
Currently, all staff and parents enter the school property via a single entrance on Blackberry Hill 
Road.  Parents have a small cul-de-sac for drop-offs; however this only provides approximately 
200 ft of length for stacking cars and in many instances students exit vehicles while parked in the 
travel lanes of the lot.   This makes maintaining a safe condition unattainable.   
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This project will reconfigure the layout in order to achieve a less dangerous, more controlled 
traffic flow through the site and relocate parking to areas that will result in less danger to 
students, staff and residents. 
 
The use, hours of operation, noise, refuse removal, and traffic generation will remain unchanged.     
 
Plans have been provided to the municipal offices for review and abutting property owners have 
been notified as part of the DEP permitting process.  No comments have been received, however 
all input will be taken into account and represented in the design prior to final approval. 
 
 
J:\aaa\2012\1206040\BERWICK\20190813-1206040-project_narrative.docx 
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CIVIL CONSULTANTS MEMORANDUM 

 
TO: Town of Berwick 

FROM: Neil J. Rapoza, PE 

SUBJECT: Waiver: Plan Scale 

DATE: 8/14/2019 

PROJECT: 12-060.40  HUSSEY SCHOOL PARKING  

 
 
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”=50’.  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\2012\1206040\BERWICK\20190814-waiver-plan_scale.docx 
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Town of Berwick Planning Board 

Conditional Use/Site Plan Review - Findings of Fact 

Applicant: Town of Berwick 

20 Wilson Street (Map U04-Lot 142) 

September 5 2019 
 

 

The Town of Berwick sought approval to construct a new 17,187 square foot fire station on the 

same property as the current Police station which in turn will create a Public Safety campus for 

the community.  This site is located in the C/I Zone and Village Overlay District and is a 

Conditional Use.  This project does meet all of the dimensional regulations of the zone.   

As part of this project, the former Estabrook School will be taken down in order to 

accommodate.  The site will have two points of access one off Logan Street and the other off 

Sullivan Street while the police station is served via a separate access off Wilson Street. 

The building is proposed to be a single-story building with office and work space as well as 4 

service doors both front and back. 

The access grade from Sullivan Street will be modest however it should be understood that the 

drive elevation will be approximately 5 feet above grade allowing stormwater from this access to 

get into the wetlands and culverts easier.  There is a small stream located on the property which 

will require a 42” culvert crossing under the Sullivan street access The access to Logan Street is 

a much steeper grade, somewhere in the 7% range with ditching on the east side of the access 

and grading to get the water to the basin and pipe located between the Police station and the fire 

station.  The pond is piped to direct water to the large pond(s) on the westerly side of the 

buildings.  This project will require a Maine DEP chapter 500 basic stormwater permit.  The 

applicant has submitted a full stormwater plan for your review.  From staff review, it seems to be 

a very straight forward analysis.  

As mentioned earlier there are impacted wetlands on the site.  The applicant is impacting 

approximately 10,164 square feet of wetlands on the site which will also require a tier permit 

from Maine DEP.   

Water and Sewer service will be taken off Sullivan Street to serve the site.  They are proposing a 

generator location to the west of the parking area and a dumpster to the southeast of the new 

building.  They are proposing 26 parking spaces to the north of the building. 

The Planning Board met on August 1st, 2019 for the first meeting of the application. After some 

discussion regarding the application and whether or not it was complete due to the lack of an 

updated application form and checklist the submittal was found complete and a Public Hearing 

set for August 15th and a sitewalk not scheduled until September 5th, after which time the board 

could vote on the application.  



Conditional Use – 20 Wilson Street Berwick Fire Station  2 

 

During the review process, a great deal of discussion surrounded a pedestrian access through the 

site which is in the town’s comprehensive plan and not proposed as part of this municipal 

project.  

At the August 15 meeting the applicant did a presentation and overview of the project.  During 

the presentation, the applicant noted that there will be a signal system along Sullivan Street to 

warn people that equipment is entering the street during a call situation.  

5 people spoke on the project during the Public Hearing.  All the discussion for this project again 

surrounded the need for a public access walkway through the site.  The planning board will leave 

this public hearing open for additional comment and a site walk was scheduled September 5th at 

5:00 P.M  

At the site walk several interested parties attended the walk.  The walk consisted at looking 

around the layout of the building, asking questions regarding the old school to be torn down and 

observing the proposed public access to be constructed sometime in the future.   

During the Planning Bard meeting, no public spoke on the application and the Public Hearing 

was closed.  The applicant’s representative introduced the general location of a proposed walking 

path across a part of the property that would not impact the operation of the Fire or Police 

vehicles on site during daily operations. The planning board approved the application on a 5-0 

vote with the following condition: 

1. All greenspace shall remain public space unless any change of use is proposed, the 

proposed change shall come back to the planning board as a Change of Use application 

proposal. 

 

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. 

This application has been reviewed and debated thoroughly as it relates to the Comprehensive 

Plan and the Planning Board agreed that it will meet all regulations in regard to the project as 

well as the intent of the comprehensive plan.  The applicant is also going to receive Army Corp 

of Engineers permits as well as multiple Maine DEP permits 

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. 
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During the review process the applicant has demonstrated the real desire to preserve as much 

of the environmental features as possible on the site such as minimizing wetland impacts and 

providing state of the art stormwater ponds on site.  The applicant’s proposal will also be 

required to meet the State DEP requirements for stormwater and erosion control in order to 

minimize on and off-site impacts. 

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. 

The applicant has designed this project with cuts and fills of material being left on site and used 

to help define the site.  The building is located several hundred feet off the street which will 

minimize visual impacts to the surrounding neighborhood. 

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. 

The applicant has provided two means of egress off Sullivan and Logan streets.  The main 

access will be off Sullivan street and they plan on placing actuated lights at the entrance with 

Sullivan in order to warn motorists that emergency vehicles are entering the street during 

service calls.  Logan street will be used as a secondary access and does not need any actuation 

systems. 

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 site has been designed in a safe circulation manner in order to minimize mixing 

pedestrians, non- emergency vehicles and emergency vehicles from comingling on the site. 

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 applicant has provided more than adequate stormwater system designs that are also being 

reviewed by the Maine DEP as part of the permitting process. 

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

storm drains, water lines or other public utilities. 

The applicant has met this standard by review of out side agencies that have signed off on the 

application. 

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. 
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This is not applicable to the application 

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. 

The applicant has done a very good job at minimizing these impacts as stated in Finding #3 

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

properties. 

The applicant is minimizing the amount of on-site lighting by utilizing seven  20’ LED pole 

mounted lights on the site. 

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

safe emergency vehicle access to all buildings and structures. 

This is a Public safety facility designed to properly serve emergency vehicles.  The site has been 

designed with this use in mind. 

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. 

This facility is a municipal facility and is to serve all others within the community.  No adverse 

impacts to 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. 

This has been met 

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

usually considered to be ten years approximately). 

This facility is on the public water system 

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

water supply is to be utilized. 

The water department has signed off on this project.  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. 

The applicant met this standard.  See other findings above. 

17. Will provide for adequate sewerage waste disposal. 
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This project has been reviewed by the sewer depart and had no negative comments.  This 

project is a replacement to the existing facility as well. 

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 citizens of Berwick appropriated money for this project through a bond. 

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. 

Not Applicable 

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. 

The stormwater system has been designed to act as a Low Impact design system with the use of 

stormwater filtration ponds and long-term maintenance for the replacement of media in the 

base of the system which helps to filter the water during storm periods 

This approval is contingent on the fact that the Findings of Fact were not available the evening of the 

approval therefore the findings or approval could be modified at the time the Planning board reviewed the 

Findings of Fact. 

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 MRSA § 1917 and Title 30-A § 4401) 

and I further certify that this decision was approved by the Planning Board at its meeting of September 5th 

2019. With the following Condition(s) 

1 All greenspace shall remain public space unless any change of use is proposed, the proposed 

change shall come back to the planning board as a Change of Use application proposal. 

Vote to find the application Complete 4-0 

Vote to approve 5-0 

 

 

David Andreesen, Chair, Berwick Planning Board 

 


