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Dear Ms. O’Meara;
On May 18, 2021 the Town of Cape Elizabeth Planning Board deemed the applica�on to be incomplete for
review. This submission addresses the incomplete items as outlined by your memorandum dated May 18,
2021, and reiterated by the Board at their mee�ng that evening.
Following the completeness items, I have provided responses, in bold, to all of the Town Staﬀ’s peer review
comments. As noted in Steve Harding’s leter, the majority of his comments are to be taken into considera�on
once the applica�on is deemed complete.

Completeness Items

The follow completeness items (submission requirement number) were iden�ﬁed as being par�ally or not met
within the planning memo you provided for the May 18th Planning Board mee�ng.

•

Major Subdivision Review Sec�on 16-2-4
(B1) Right Title or Interest
The stormwater design has been re-routed on the property and now connects into the public
infrastructure within a well-established public infrastructure easement. The easement for the drain and
sewer line is atached to this submission for review.
(5) Water Supply, Water Lines, Hydrant
A leter from the Portland Water District (PWD) has been atached to this submission iden�fying their
ability to serve this development. The leter addressed both water and sewer services. The system
located on the property will be a private system under a single account. The cost of the water service will
be split among the future residents as part of the Condominium Associa�on fees.
(6) Erosion Control Plan
An erosion control plan was submited as part of the ini�al submission, and comments were provided
from the peer review engineer. Those comments have been addressed below in in this leter, and the
plans have been updated per those comments as part of this submission.
(8) Sewage Disposal, Public Facili�es or HHE-200 Form
Northeast Civil Solutions, Inc. ● 381 Payne Road, Scarborough, ME 04074 ● (tel) 207.883.1000 ● (fax) 207.883.1001

As noted in item (5) above, a leter from the PWD is included in this packet and as noted the sewer system
on the property will be private, and all ownership and maintenance will be carried about by the CA.
(12) Financial and Technical Capacity
The Town Manager has determined that the applicant has the necessary ﬁnancial capacity for this project
and has sent a leter to the Town Planner to this eﬀect.
As for technical capacity, the applicant has retained or will retain the following licensed professionals
(many of whom are iden�ﬁed in this submission) to develop this project:





Northeast Civil Solu�ons, Inc. – Civil Engineering, Land Survey
Albert Frick Associates – Soil Scien�sts, Wetland Delinea�on
William Bray, P.E. – Traﬃc
Barry Hosmer, PLA, ASLA – Landscaping

In addi�on, once the project is approved, the applicant will hire a general contractor to construct the
project, and will con�nue to u�lize the services of the professionals iden�ﬁed above.
(17) Stormwater Plan
A stormwater plan was submited as part of the preliminary submission and comments have been
provided by the peer review engineer. Those comments have been responded to, below in in this leter,
and the plans have been updated per those comments as part of this submission. We also expect there to
be addi�onal comments and items to be clariﬁed along the review process as is typical for a project of this
size and complexity.
(19) Landscaping: exis�ng, preserva�on, proposed
The landscaping plan has been updated for the most up to date site layout along with addressing the
comment with regard to plan�ng on a 2:1 slope. The landscaping plan and details provided meet the
criteria for completeness. Addi�onal comments on the plan are an�cipated once the project moves to the
review phase of the process.
(20) Open Space: preserva�on, impact fee, easements
The open space for the project has been updated to include three blocks of open space (Block 1, Block 2
and Block 3). The total area included in these three blocks is greater than 45% of the total property as
shown on the updated plans. There are sec�ons of open space that are less than 50 feet in width,
however those areas are not counted towards the 45% requirement, and are outlined on the updated
open space plan atached to this submission.
The open space for this development is to be used for passive recrea�on and no addi�onal pathways are
proposed to be built, which would result in addi�on impacts to the land. The open space will be protected
from any cu�ng or future development. The area is wooded and easily traversable in its current
condi�on due to large trees and open undergrowth. This condi�on will allow residents to take walks in
the woods to enjoy nature in an uninterrupted way.
In addi�on, Open Space Block A includes a grassed area which can be used for family picnics or other small
gatherings. The ﬁeld area will be easily accessible from the new sidewalk via the corridor that currently
contains Deep Brook Road. Deep Brook Road will be removed, loamed and seeded as part of the
development, and will be con�nuously mowed as part of the property maintenance going forward. This
will provide easy access to the larger ﬁeld within the open space to be used for passive recrea�on or small
gatherings.
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All three blocks of open space will be connected via the road and sidewalk that is proposed for this
development. There will be no need to walk behind the condominium units to access any of the open
space areas on the property and all residents will have full access to all three open space blocks. In
addi�on, as previously proposed, the development will allow a public access easement along the sidewalk
and through Open Space Block C that will connect Shore Road to the Greenbelt Trail on Town own land
adjacent to this property.
(21) U�li�es
This submission of materials includes ability to serve leters from PWD (water and sewer), CMP (electric)
and Uni�l (Gas).
(24) Community Impact Analysis
While this analysis is not a requirement for the ini�al submission, it was asked for by the Planning Board at
the April 20th mee�ng. A community impact analysis has been prepared and is atached to this
submission.

•

Resource Protec�on Permit Sec�on 19-8-3
(2) Contours
Both exis�ng and proposed contours for the property are at 1-foot intervals on the updated plans
submited with this response.
(6) High Intensity Soils Survey
Albert Frick Associates (AFA) has conducted a High Intensity Soils Survey (HISS) on the property and has
prepared a report of their ﬁndings. The report is atached to this submission of materials. In addi�on to
the soils informa�on AFA also conducted a review of ledge outcroppings, located them with GPS, and
found that the bedrock iden�ﬁed on our plans was conserva�ve as compared to their loca�on data.
(12) Wetland Impact Analysis
AFA has provided updated informa�on regarding the impacts to wetland on the property. In addi�on, we
have included a diagram of the poten�al impacts for the alternate driveway loca�on which would cause
greater impacts to the wetland.

With the updates and addi�ons to the applica�on material noted above it is our opinion that the applica�on is
complete and ready to be reviewed by the Board along with con�nuing coordina�on with Town staﬀ.

Peer Review Comments

The following comments were received from Mr. Harding, Town Engineer, Mr. Jay Reynolds, Public Works
Director, and Ms. Kris�e Rabasca, the Town’s MS4 Stormwater Compliance Consultant. Responses, in bold,
are provided following each comment.

Comments from Mr. Harding, Town Engineer:
1. The applicant is proposing to construct an approximately 1,900 linear foot private roadway, named
Deep Brook Road, to serve a mul�-unit residen�al subdivision development consis�ng of 5-single
units, 7-duplexes, and one exis�ng house for a total of 20- residen�al units on a 14.3-acre mostly
wooded parcel with access oﬀ Shore Road. Approximately 11,789 square feet of R-2 wetlands would
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be impacted by the construc�on of this project. Various areas within the property will be designated as
open space.
The layout has been revised slightly and the road is now closer to 1,800 linear feet in length and the
overall condominium development has been reduced to 18 new units.
2. We understand that the Board will be conduc�ng a completeness review for this project at their
upcoming mee�ng. Many of our following comments should be considered beyond the completeness
level and have been provided here to facilitate future submissions and reviews of the project. It should
be noted that addi�onal submited informa�on may result in addi�onal review comments. At this
point, we ques�on the completeness of the Stormwater Management Plan given the many issues
noted in the Stormwater Comments sec�on of this review leter.
We understand that many of Mr. Harding’s comments do not relate to completeness; however, we
address his comments on the Stormwater Management Plan later in this leter.
3. We have received and reviewed the May 12, 2021 review memorandum as prepared by Public Works
Director Jay Reynolds and the May 11, 2021 review comment leter as prepared by the Town’s MS4
Stormwater Compliance Consultant Kris�e Rabasca of Integrated Environmental Engineering. We
concur with their comments and adopt them as part of the Town’s comprehensive review of this
submission rather than to reiterate their comments in this review leter. We emphasize the Public
Works Director’s comment regarding the importance of coordina�ng the project sanitary sewer
connec�on with the Portland Water District (PWD) to receive a leter of sanitary sewer capacity to
conﬁrm that the PWD’s collec�on and treatment system has capacity to receive and properly treat the
addi�onal sanitary sewer ﬂow from this new development. The applica�on did not include an
es�mated sanitary daily ﬂow from the development which is typically based on the Maine Subsurface
Wastewater Disposal Rules. An es�mated ﬂow rate should be part of the requested a capacity
determina�on. The physical connec�on to the PWD’s system needs further informa�on depicted on
the plans as currently the exis�ng inverts in the connec�ng manhole are not shown nor are the speciﬁc
PWD’s installa�on requirements for the drop manhole component of the proposed connec�on.
Responses to the comments noted above are provided later in this leter.
4. The wetland evalua�on noted the presence of ﬁve RP-2 wetlands, labeled A through E, on the property
and no vernal pools. Ideally, the wetland labels would be added to the plan so that they could be
referenced throughout the project. If this labeling is done on the plan, it may be confusing as the
proposed Wetland Impacts for the project have also been labeled with leter designa�ons A through G
on the drawings en�tled Site, Layout & U�lity Plans Sheets 1 and 2. In order to diﬀeren�ate between
the two, perhaps the wetland impacts could be re-labeled with double leters or some other
designa�on approach.
The wetlands on the plans have been labeled to iden�fy wetlands A through E. In addi�on, the
wetland impacts have been updated to reﬂect these labels. Impacts to wetland D are now reﬂected
as impacts D1 through D4.
5. The proposed 11,789 square feet of wetland impacts will require a Tier 1 Natural Resource Protec�on
Act (NRPA) from the Maine Department of Environmental Protec�on (DEP) as well as ﬁling a SelfNo�ﬁca�on form to the U.S. Army Corps of Engineers. The Site, Layout & U�lity Plans Sheets 1 and 2
reference to the need for a Maine DEP NRPA permit. These references should include the need for a
U.S. Army Corps of Engineers permit.
These permits will be submited for review by the �me we are in front of the Board in August.
6. All of the proposed u�li�es will be placed underground and, as noted in the Public Works Director’s
memo, will need ability to serve leters and conﬁrma�on of the appropriate installa�on requirements
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from each u�lity. In addi�on, u�lity services should be extended to each unit within the development
with pipe sizes and materials iden�ﬁed.
All u�li�es are placed underground and individual services are now shown on the plans. Electric
transformers and electric services will be determined in the ﬁeld by CMP and the site contractor at
the �me of construc�on.
7. The water and underground electric u�li�es are proposed to be extended from Shore Road within the
exis�ng Deep Brook Road which is to be removed and revegetated as part of this project. The rights to
this roadway are called out as a 15-foot right of way easement, Easement A, in the Easements of
Record table on the drawing en�tled Boundary and Topographic Survey. The applicant should conﬁrm
that this right of way easement includes provisions to install the u�li�es to serve the proposed
development.
The easement for the exis�ng Deep Brook Road will be eliminated as part of this project and will no
longer exist. Underground u�li�es can be installed anywhere on the condominium property.
8. The Boundary and Topographic Survey (Survey Sheet 1 of 2) seems to indicate that the Portland Water
District sanitary sewer that crosses through the project property is not located within its easement. If
this situa�on can be veriﬁed, the applicant should rec�fy this condi�on with the PWD as part of this
project’s development.
We are working to resolve this with the PWD as part of this project. We intend to revise the
easement to reﬂect the sewer line’s actual loca�on.
9. The PWD will need to approve of the proposed water system design and, in par�cular, the new meter
pit and backﬂow preventor at the entrance to the development, the reducer in the water main from 8inches to 6-inches a�er the proposed hydrant around Sta�on 9+60, and the 2-inch blow oﬀ at the end
of the roadway. Details of these elements should be added to standard Portland Water District details
shown on the Construc�on Details – Sheet 2. It should also be noted that the water installa�on will
follow the PWD’s standards.
The water system has been approved by the PWD. The majority of the water system will be private
with maintenance responsibili�es falling to the Condominium Associa�on. A single account will
serve the development per the PWD’s request.
10. The Site, Layout & U�lity Plan -Sheet 1 drawing contains Plan Note #9 which indicates that “All
residen�al buildings constructed within this subdivision shall be equipped with automa�c ﬁre control
sprinklers” which is a posi�ve requirement from the Fire Chief’s perspec�ve.
Noted.
11. Plan Note #16 on Site, Layout & U�lity Plan -Sheet 1 states that all roofs will incorporate a guter
system that collects runoﬀ and hard pipes the runoﬀ to the underground drainage system in the road.
The u�lity plans should show these connec�on loca�ons into the Deep Brook Road drainage system
along with informa�on on the pipe sizes, slopes, and materials.
Loca�ons of roof drains have been placed on the plans along with pipe sizes, slopes and materials. A
note has been added to connect founda�on drains to the roof drains. All drains will connect into the
closed drainage system designed for this development.
12. Likewise, the plans should indicate the means in which founda�on drainage for each unit will be
provided. Given the raised eleva�on of the proposed terrain on the north side of the property along
the westerly por�on of the roadway and the proximity of the residences to the south, the founda�on
drain connec�ons should connect to the Deep Brook Road drainage system to avoid nuisance
condi�ons to the sidewalk, roadway, and abu�ng proper�es. Again, the u�lity plans should show the
5

connec�on loca�ons into the Deep Brook Road drainage system along with informa�on on the pipe
sizes, slopes, and materials. The designer may also need to extend the drainage system of Deep Brook
Road further to the west to accommodate the condominium units at that end of the roadway.
Founda�on drains will connect into the same system as the roof drains and will all be directed to the
underground deten�on system. Finished ﬂoor eleva�ons have been added to the plans.
13. The drawings en�tled Carr Woods Condominium Plat – Sheet 1 and Sheet 2 should deﬁne the L.C.E.
and the C.E. labels on these plans. These plans when complete should also be sealed by a Maine
Professional Land Surveyor.
These labels have been deﬁned on the plans. The ﬁnal condominium plat will be signed by a
Professional Land Surveyor.
14. In addi�on to the stop sign shown on the Site, Layout & U�lity Plan - Sheet 1 at the Shore Road
intersec�on with Deep Brook Road, the plan should indicate the installa�on of a street sign on a
suitable post. Granite curbing �p downs should be added at the end of each radii and a detail of the �p
down added to the plan set.
A road sign has been added to the site plan at the end of Deep Brook Road. Tip downs have been
called out and a detail added to the updated plans.
15. The 22-foot-wide dimension for the roadway turnaround as shown on the Site, Layout & U�lity Plan Sheet 2 does not meet the 24-foot-wide Ordinance requirement for a turnaround. Given the presence
of the proposed foot path at the end of the roadway, a “No Parking” sign should be added at the leg of
the turnaround. We ques�on the viability of the addi�onal walking path shown extending to the north
from the end of the turnaround leg as it appears that this route would traverse up a very steep 2:1
slope that would require stairs to become a usable walking route.
The turnaround has been widened to 24 feet per the ordinance requirement. “No parking” signs
have been added to the end of the road and at the turn around.
16. The designer should review the grading shown on the plans en�tled Grading & Drainage Sheets 1 and
2 for constructability issues. In addi�on to having rela�vely steep slopes on several driveways, the
grading of the driveways appears to transi�on abruptly from both Deep Brook Road and into the
garages for the units. The designer should add ﬁrst ﬂoor eleva�ons of the garages and dwelling units
on the plan. In order to make less abrupt transi�ons and more reasonable driveway slopes, the garage
eleva�ons may also need to be less in eleva�on than the dwelling unit por�on of the new residences.
Finished ﬂoor eleva�ons have been added to the plans for all units. The grades in the driveways
don’t exceed 12% at any loca�on which, while steep, is not unreasonable with the exis�ng grades. I
an�cipate a degree of feathering to be done by the site contractor when installing the driveways for
each building.
17. It appears that a culvert may also be needed at the Carr Lot driveway as well as at the driveways for
Units 1 and 2. Swales, culverts, and/or drain inlet may also be needed at the westerly end of the
development as the runoﬀ from the lawn areas as shown on the current grading would be ﬂowing over
the sidewalk and into the roadway. Collec�ng and conveying the runoﬀ to connect into the proposed
Deep Brook Road drainage system prior to crossing over the sidewalks would be much more desirable
condi�on from a safety and maintenance standpoint.
A culvert has been added for Mr. Carr’s relocated driveway.
18. The eﬀects of the grading on the Stormwater Management Plan will be discussed below, but the
designer should review the grading on the north sides of Units #4 through #12. The intent of the
Stormwater Management Plan appears to contain the surface water draining from the excavated slope
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to the north of these units within a con�nuous swale running along the back (north) side of the units
to eventually drain into the inlet of a proposed cross culvert inlet near Sta�on 10+00. The current
grading would not create a con�nuous swale and would instead direct surface water directly toward
several of the units. The designer should also review the proposed 2:1 slope and other areas of slopes
directly adjacent to the units (e.g., the east side of Unit #13) where the placement of a retaining wall
may provide a more suitable grade transi�on and usable space alongside the new units. The designer
should also provide direc�on on how ledge slopes will be addressed during construc�on and the
desired slopes of any exposed ledge.
The grading behind the units has been updated to provide a deﬁned swale, along with a detail, that
will intercept any oﬀsite stormwater ﬂows and direct it around the underground deten�on system.
19. The proposed erosion and sediment control measures have been depicted on the 1-inch equals 80foot scale Erosion & Sedimenta�on Control Plan. Unfortunately, the scale of this plan is too small to
depict the necessary elements of the Erosion & Sedimenta�on Control (ESC) plan to provide direc�on
to the contractor as to the project needs. For instance, it does not appear that an erosion control
barrier has been proposed along the southerly side of the Deep Brook Road sideslope at the beginning
sec�on of the roadway and stone check dams have not been provided to protect the culvert inlet
around Sta�on 2+70. The designer should review the ESC plan needs and depict them on a suitably
scaled drawing so that the contractor will be able to implement the ESC plan eﬀec�vely during
construc�on. A stone check dam detail should also be added to the plans.
The plan has been updated to show erosion control measures on a scale that matches the rest of the
plan set.
20. The Construc�on Details – Sheet 1 has a curb �p down detail that should be supplemented by an ADA
compliant sidewalk ramp detail. Also, several of the detail provisions appear to have dated u�lity
informa�on. As noted earlier in this leter, the designer should coordinate with the appropriate u�li�es
to depict their current standards in these details.
The details are being reviewed for compliance with the most up to date standards.
21. Deep Brook Drive will be a private roadway, but must be built to Town roadway standards as contained
in Chapter 16 - Subdivision Regula�ons. The Typical Road Cross Sec�on on the plan en�tled
Construc�on Details – Sheet 1 indicates discrepancies with the Ordinance standards that should be
either revised or be requested to be waived. For example, the typical sec�on depicts an oﬀset
centerline within the right of way. The applicant should request a waiver of centering the road within
the right of way if an oﬀset centerline is truly desired. The reduc�on of the esplanade width from a
standard of 8-feet to the proposed 6-feet may also be another waiver that the applicant may wish to
request that the Planning Board consider.
The oﬀset centerline has been revised and now meets the town standards. We have included a
waiver request for the 6-foot esplanade that we are proposing for this project.
22. The Typical Road Cross Sec�on should also revise the speciﬁca�ons for the roadway pavement
materials to reﬂect a 9.5mm hot mix asphalt surface course and a 19mm hot mix asphalt surface
course as well as provide two, 1.25-inch layers of the sidewalk pavement layers consis�ng of a 9.5mm
(ﬁne) hot mix asphalt product. The esplanade area should also be noted to not contain gravel and
consist of soil suitable for tree growth. Also, Note #2 on the Typical Sec�on should be revised to reﬂect
a maximum stone size of 3-inches for aggregate subbase and base gravel materials. The sec�on should
include a note regarding the need to compact the gravel materials to 95% compac�on. Finally, the
gravel buildup under the sidewalk could be reduced to 8-inches in depth, if desired, to meet the
Subdivision Regula�ons.
The updates noted above have been incorporated into the typical road cross sec�on detail.
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23. The designer should review the gravel material speciﬁca�ons as shown on the Ver�cal Granite Curb
Detail on Construc�on Details – Sheet 1 drawing as the gravel speciﬁed for the base and the subbase
courses does not match the materials as shown in the roadway typical sec�on.
The detail has been revised to match the typical road cross sec�on.
24. Likewise, the designer should review the gravel material speciﬁca�ons as shown on the Sewer Trench
Detail on Construc�on Details – Sheet 3 drawing as the gravel speciﬁed for the base and the subbase
courses does not match the materials as shown in the roadway typical sec�on.
The detail has been updated.
25. Addi�onal items that should be addressed on the Construc�on Details – Sheet 3 drawing include:
The Drop Sewer Manhole Inside Connec�on detail should come from the Portland Water
District standards as the connec�on will be made to one of their exis�ng manholes.
• The Precast Concrete Catch Basin Detail sump dimension of 3-feet does not match the
informa�on shown for the catch basin sumps on the Deep Brook Road Proﬁle Sheets 1 and 2.
• In Note #2 of the Precast Concrete Sewer Manhole Type A Detail, it appears that a cascade
grate is being speciﬁed instead of a solid cover.
The details noted above have been revised and updated.
•

26. On the Landscape Plans, it should be noted that the proposed trees to be planted behind (i.e., to the
north) of Units #4 through #12 will be planted on rela�vely steep 2:1 slopes and may include ledge
excava�on. The designer should provide any special plan�ng provisions that should be employed to
address these slope constraints. Adding north arrows on the two landscape plan view drawings would
also be beneﬁcial.
The landscape plan has been updated for the special circumstances for the steep slope and probable
rock excava�on.
Stormwater Comments:
27. The submission package included a Stormwater Management Report narra�ve with suppor�ng
calcula�ons which detail the proposed improvements, the stormwater methodology, the regulatory
requirements, and the results of the stormwater modeling. The report does not include any discussion
as to the proposed stormwater quality treatment methods or water quan�ty control measures before
stormwater is discharged to the Town’s enclosed drainage system Shore Road. This report is
supplemented by informa�on on the Pre-Development Drainage Area Plan and the Post-Development
Drainage Area Plan.
The report now includes a sec�on describing how the water is treated and addi�onal details about
the en�re deten�on, treatment and overﬂow system. See the atached revised Stormwater Report.
To control the quan�ty of stormwater ﬂow from the project, the designer is proposing several
underground storage tanks consis�ng of large diameter pipes which would be located under Deep
Brook Road and connected in series. Stormwater release from each of these storage pipes would be
throtled by a corresponding outlet control structure which would limit the rate of ﬂow with the use of
an oriﬁce in an interior weir wall. The proposed stormwater treatment method to be employed would
consist of a Contech Stormﬁlter system which would consist of 30 ﬁltra�on cartridges located in a 14foot by 8-foot concrete vault that would receive and treat runoﬀ prior to being discharged oﬀ-site.
Addi�onal detail is provided in the updated stormwater report.
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28. In concept, this Stormwater Management Plan approach appears to be a viable solu�on provided that
it is suitably designed. As runoﬀ from this project will eventually be discharged into the Town’s public
stormwater system in Shore Road which is then conveyed down Cotage Lane to an ou�all at Casino
Beach, it is impera�ve that the peak rate of runoﬀ not be increased from its current level. At this point
in our review, we have serious concerns as to the Stormwater Management Plan design and the
methodology of its development.
A revised rou�ng is proposed. The new rou�ng will connect into a drain manhole that is exis�ng on
the property within a well-established drainage easement that connects into Shore Road. The
updated post-development drainage plan includes oﬀsite ﬂows and simpliﬁes the overall drainage
calcula�ons. The peak ﬂows will decrease in the post-development condi�on. Please see the
updated report, drainage plans and HydroCAD output for more details.
29. As was noted in Public Works Director Jay Reynolds review memorandum, the stormwater from this
development will need to pass through a privately owned underground stormwater conveyance system
before connec�ng to the Town’s drainage system in Shore Road. This oﬀ-s�e system is not well deﬁned
on the current plans and there are several catch basins, drainage manholes, and drainage pipes shown
in this area that may or may not contribute to the drainage system. In addi�on, from the invert
informa�on that is provided on the plans, the system appears to be very ﬂat and consist of 12-inch
diameter pipes which will have a limited capacity. The designer will need to accurately portray the oﬀsite system, conﬁrm that the development has the right to u�lize the system, conﬁrm that the condi�on
of the exis�ng system is suitable to receive the ﬂow and iden�fy any immediate repairs, and, most
importantly, conﬁrm that the drainage system has the capacity to handle the ﬂow from the
development and that the development will not increase the rate of ﬂow to this system.
The rou�ng has been revised as noted in the comment above.
30. There also appears to be several issues with the stormwater model. One issue relates to the �me of
concentra�on path passing oﬀ-site beyond the southern property line in Pre-Development
Subcatchment 1 and Post-Development Subcatchment 50 and then returning on-site to cross back into
the property. This is not a typical modeling approach. The designer should add an addi�onal study
point along the southern property line where the �me of concentra�on is shown to exit the property
to assess the ﬂow to that point.
I have expanded the analysis area to include por�ons of the adjacent neighborhoods that drain to
the two study points. The Tc line now ﬁts within the drainage area being analyzed and a beter
approxima�on of the peak ﬂows can be determined.
31. Similarly, an addi�onal study point should be evaluated at the Frick Associates labeled Wetland C as it
appears drainage exits the property in that loca�on as well. It should be noted that the �me of
concentra�on path for Subcatchment 10 also appears more likely to exit the site in this loca�on rather
than to follow the �me of concentra�on route to Study Point 1.
The expanded analysis area does not need the addi�onal analysis point.
32. The model does not appear to be trea�ng the func�ons of the wetlands in a comparable fashion
between the pre- and post-development condi�ons. The on-site wetlands were essen�ally discounted
in the pre-development analysis, but were included as reaches and as a pond in the post-development
analysis. In doing so, the post-development ﬂow rate was shown to be reduced a�er passing through
the wetlands. Therefore, the comparison between post- and pre- development peak ﬂow rates is no
longer a valid as they have been treated diﬀerently in the model. Typically, the deten�on func�ons of
wetlands are not modeled due to the diﬃculty of modeling their actual storage capability and the
unpredictability of sta�c water levels throughout the year. Regardless in order for the results to be fairly
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comparable, both the pre- and post- development model needs to treat the wetland func�ons in the
same manner.
The revised pre- and post-development models use the same Tc designa�ons and ﬂow paths, and
wetlands are treated the same from pre- to post-.
33. In addi�on, there are several instances within the post-development model where various
subcatchments are routed through the wetlands in an illogical manner. The designer should review the
model and strive to provide a consistent analysis that can be logically followed to accurately assess the
project’s pre- and post-development condi�ons.
The use of reaches for wetland rou�ng has been eliminated in the updated modeling.
34. The use of round pipes for deten�on storage is likely needed due to their placement in the limited
space within the roadway. Underground storage is typically done now with manufactured chambers,
however, which has the advantage of greater storage volumes at lower eleva�ons in comparison to
circular pipes which have rela�vely litle storage in the lower por�ons of the pipe. The model appears
to be taking the full-storage volume at the invert (botom) eleva�on of the oriﬁce at the botom of
each storage tank. This tac�c is not correct as the storage volume of the tank at the invert eleva�on is
zero and increases incrementally as the water eleva�on increases. The designer should establish stagestorage data within the model to accurately project the storage within the deten�on pipe just as would
be done in a deten�on pond where the available storage increases as the pond ﬁlls. The model as
submited appears to be overinﬂa�ng the storage capabili�es of the storage tanks.
Pipe storage is an automa�cally calculated item within the HydroCAD so�ware. The storage within
the pipe deten�on volumes are determined by the inﬂow and ou�low into the deten�on area, the
ou�lows from each deten�on area is controlled by an outlet control structure that incorporates a
weir plate. The weir plates have varying sized holes while also providing an overﬂow for larger
storm events. The cascading overﬂow and rou�ng of the treatment volume is discussed in the
updated stormwater report. The deten�on system will ﬁll to capacity in the 2-year, and above,
storm event and then overﬂow within the system. Once the rain event has concluded and the
overﬂows have subsided, the ﬂow within the deten�on system will be controlled by the holes within
the weir plates. I believe that HydroCAD is properly calcula�ng the storage capacity of the
underground deten�on system.
35. As a minor point, the designer should review the �me of concentra�on values used in the model as
values of less than 6 minutes have been used in the modeling for the post-development condi�on.
Typically, 6 minutes is o�en used and considered the minimum �me of concentra�on value to be used
in stormwater modeling.
I have revised my model for this review to 6 minutes.
36. No calcula�ons appear to have been provided for the three cross culverts. The oﬀ-site drainage area
to the south which drains through the culvert at Sta�on 2+70+/- will need to be assessed and factored
into the overall capacity of the receiving system. Oﬀ-site contribu�ons from the north, although much
less in area, should also be factored into the design.
The cross culverts have been updated to be able to convey a 25-year storm event. The cross culvert
at sta�on 2+50 has been increased to two 18” culverts with a capacity of 32 cfs and the culvert at
sta�on 10+50 has been increased to a single 18” pipe.
37. As noted earlier, the grading of the overall site needs to be in line with the stormwater modeling
assump�ons. The en�re roof of the proposed buildings has been included within the subcatchment
limits roof peaks are o�en followed by subcatchment limits. The subcatchment limits should be
adjusted or the provisions to convey the en�re roof structure into a subcatchment iden�ﬁed and shown
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on the plans.
A guter and drainage system has been added for the rear of the roofs that otherwise would bypass
the deten�on and treatment system.
38. The Stormwater Management Report includes a table which totals the two study areas and
cumula�vely indicates that the total peak ﬂow oﬀ-site in post-development is equal to or less than the
total peak ﬂow oﬀ-site in pre-development. This comparison is meaningless as it doesn’t take into
account the �me diﬀeren�al between the various peaks, but more importantly doesn’t consider that
vast diﬀerence in loca�ons from the two study points or that they are located in diﬀerent watersheds.
The totals have been excluded from the table and only the comparisons between the pre- and postdevelopment at each study point has been included.
39. The Stormwater Management Report also indicates that there is a small increase in peak ﬂow for Study
Point 2 which discharges onto property owned by the Town. While it is true that the increase in peak
ﬂow is less than a cubic foot per second for the 25-year storm, the increases in peak ﬂow were three
�mes the peak rate for the 10-year storm event and almost double the peak rate for the 25-year storm
event. Since no atempts were made to mi�gate the post-development peak ﬂow, we believe that the
designer should incorporate some means of atenua�on for this subcatchment area.
As noted in the updated stormwater report, I classify the increase to Study Point #2 as insigniﬁcant
because of the overall size of the watershed that is being drained to and the type of watershed it is.
The wetland area in the Town owned land has a watershed of over 300 acres and receives over 6.5
million cubic feet of stormwater in a 25-year event. The increase in peak ﬂows will result in about
600 addi�onal cubic feet of stormwater entering this watershed. Neither the increase in ﬂow rate
nor the addi�onal volume will have any appreciable eﬀect on the receiving watershed.
40. The applica�on package includes a leter from Contech regarding their review of the Stormﬁlter for this
project and conﬁrming that 30 ﬁltra�on cartridges will be needed to treat the runoﬀ and sugges�ng an
annual inspec�on of the system. This leter will likely need to be revisited as the drainage design
evolves to keep the manufacturer’s cer�ﬁca�on current.
A new leter will be provided if an alternate design results from the review of this project.
41. As the subdivision contains over 1-acre of impervious area, a Maine Department of Environmental
Protec�on (DEP) Stormwater permit will be required.
An applica�on will be submited shortly to the DEP, and be reviewed concurrently with the Town
applica�on.
42. The submited Stormwater Management Report contains no discussion regarding the underground
storage tanks, the outlet control structures, or the use of the Contech Stormﬁlter to treat the runoﬀ.
Future submissions should focus on the content of the design and explain the components of the
Stormwater Management Plan being proposed. Given the complexi�es presented in this project’s
Stormwater Management Plan, the designer should focus on the steps being taken to address these
challenges in the report so that it can be conﬁdently demonstrated that the Stormwater Management
Plan for the project will meet the Town Ordinance criteria and not result in an adverse situa�on.
The updated report provides detail about how the system will work.

Comments from Mr. Jay Reynolds, Public Works Director:
•

Stormwater: As noted in Kris�e Rabasca’s leter dated 5/11/21, the development will be required
to develop a post-construc�on stormwater management plan pursuant to Chapter 25 of the Town’s
ordinance. The applicant’s HOA documents, along with the stormwater report submited, should
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be modiﬁed to reﬂect this requirement.
A post construc�on stormwater management plan has been included and updated per Ms.
Rabasca’s comments. Responses to her comments are provided below within this leter.

•

U�li�es:
o The project is proposing to connect a new sanitary sewer system to an exis�ng crosscountry sewer system owned by the Portland Water District. The applicant should provide
to the Town their approval from the Water District to connect to their system. A sewer
capacity leter should also be obtained and provided to the Town.
An ability to serve leter from the Portland Water District is atached to this submission.
The leter addresses both water and sewer capacity.

o The plans (proﬁle sheets 1 and 2) show a proposed 6” diameter sewer system in Deep

Brook Road that will serve the new development. Sewer mains are typically a minimum of
8” in diameter, per wastewater design methods and standards. This diameter should be
increased to 8” in diameter.
The pipe has been increased to 8 inches.

o On the site, u�lity, and layout plan - sheet 1, the proposed sewer system exits the proposed

right-of-way/common area, and traverses over the lot for Unit #3. The sewer line should
either be relocated to fall within the right-of-way by adding a sewer manhole, or a u�lity
easement over the lot for unit #3 should be developed.
Both the water and sewer systems proposed within this development will be private
systems. For the purposes of loca�ng the water and sewer lines, there is no dis�nc�on
between the ROW and other condominium land. There are no private lots within this
development and running the sewer line within the yard in front of Unit #3 will not be the
concern of the Town since it will not be responsible for its maintenance.

o Also on the site, u�lity, and layout plan, the proposed gas u�lity line and underground

electric/phone/communica�ons lines are in close proximity to one another. The applicant
should provide approvals from each u�lity (Uni�l/CMP/Spectrum/Consolidated
Communica�ons) that demonstrate that the appropriate ‘u�lity separa�on distances’ are
being met.
Ability to serve leters have been obtained for each u�lity, and we are currently working
with them to ensure proper separa�ons are shown on the plans. Coordinated
separa�ons will be shown on the ﬁnal plans.

o The development is proposing to connect to an exis�ng storm drain system that runs

cross-country across several proper�es. This system eventually connects to the Town’s
system in Shore Road. It should be noted that the system the development is
connec�ng to is not a public system. Because the drainage system is privately-owned,
the applicant should secure all necessary rights/approvals to connect to the system.
The stormwater system has been slightly re-designed and now �es into the public
system at another loca�on, which lies within a well-established sewer and drainage
easement.

•

Layout:

o It should be noted that the Town is in the early stages of planning a complete

reconstruc�on of Shore Road. Any improvements made by this development in the Shore
Road right-of-way may be altered in the future with the reconstruc�on of Shore Road.
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Noted. We are also agreeable to providing the Town with a 10 foot wide construc�on
and or sidewalk easement along the property frontage if this is something that would
help with the design and construc�on of Shore Road.

o In my ini�al pre-applica�on conversa�on with the design engineer, it was noted that the

proposed access/radius of Deep Brook Drive goes beyond the side property line and along
the frontage of the neighboring property. The applicant should revise the entrance so that
the radius does not encroach past the side property line of the development’s lot. See
sketch:
The entrance driveway has been moved to the north about 15 feet to ensure that there
is no longer any construc�on ac�vity in front of the neighbor’s property.

Comments from Ms. Kris�e Rabasca, the Town’s MS4 Stormwater Compliance Consultant:
The site is located within the Urbanized Area of Town, will disturb more than one acre of land, and is subject
to the Town’s Stormwater Ordinance (Chapter 25). The site is also subject to the Chapter 16 Subdivision
Ordinance. As such, the following items should be completed:
1. The following note should be added to the plans as iden�ﬁed in Sec�on 25-1-4.8:
a. The site requires (a) a Maintenance Agreement for the storm water runoﬀ system to be
executed with the Town of Cape Elizabeth and ﬁled with the Cumberland County Registry of
Deeds, and (b) a�er construc�on is complete, provide annually a cer�ﬁca�on to the Cape
Elizabeth Public Works Department that the storm water runoﬀ system has been inspected
and maintained in accordance with the Post Construc�on Storm Water Inspec�on and
Maintenance Plan approved for this site.
The note has been added to the site plans in the updated set submited with this packet.
2. The Maintenance Agreement will need to be signed and ﬁled with the Cumberland County Registry
of Deeds as iden�ﬁed in Sec�on 25-1-4.8 Typically in Cape Elizabeth, this agreement is signed just
before the Performance Guarantee is fully released, in the event there are changes required to the
stormwater infrastructure during construc�on. Filing of the Maintenance Agreement should be
made a condi�on of approval. We have atached a sample Maintenance Agreement to this leter.
The agreement will be signed and recorded a�er approval and prior to construc�on.
3. Annually, a�er construc�on is completed, the Homeowners’ Associa�on will need to cer�fy to the
Town that maintenance has been completed as described in the Post Construc�on Stormwater
Inspec�on and Maintenance Plan. When the Homeowners’ Associa�on Documents are provided to
Planning Board they should reference the Maintenance Agreement and should reference or include
a copy of the approved Appendix E Post Construc�on requirements, Grading and Drainage Plan
Sheets 1 and 2, and all referenced detail sheets.
The maintenance agreement will be noted in the Condominium Associa�on’s documents.
4. The following changes should be made to the “A�er Construc�on” sec�on of Appendix E:
a. Change the �tle “A�er Construc�on” to “Post Construc�on Storm Water
Inspec�on and Maintenance Plan”
The sec�on �tle has been revised.
b. Include a speciﬁc list of stormwater infrastructure that requires inspec�on and
maintenance, which according to the current plans includes: 11 catch basins, 1 drain
manhole, 4 Underground Deten�on structures and their associated piping and 4 Outlet
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Control Structures, 1 Contech Storm Filter and 3 cross culverts.
The maintenance plan includes all stormwater infrastructure that is installed on the site
and detailed on the plans. The post-construc�on sec�on oﬀers maintenance ac�vi�es for
each type of stormwater infrastructure that will be on site.
c. Update Sec�on 1. Inspec�on to:
i. Make it clear that a�er construc�on of the common elements are completed, the
Contractor is responsible for Post Construc�on Maintenance and Inspec�ons un�l
such �me as the Homeowners’ Associa�on accepts responsibility for the system.
Updated.
ii. Include a deﬁni�on of qualiﬁed inspector consistent with the deﬁni�on in
Chapter 25 (Sec�on 25-2-4 on page 13) and note that annual inspec�ons must
be conducted by a Qualiﬁed Post Construc�on Stormwater Inspector, but that
inspec�ons a�er a signiﬁcant period of rain may be conducted by the
Homeowners’ Associa�on.
Deﬁni�on added.
d. Update Sec�on 2. Speciﬁc Inspec�on and Maintenance Tasks to:
i. For all items in this sec�on provide sample inspec�on forms to allow the
Homeowners’ Associa�on to inspect a�er heavy rain events and document
any maintenance needed and/or completed.
A sample inspec�on form has been added.
ii. Add a requirement to inspect the road annually for the need to street sweep, and
to sweep if needed.
Roadway sweeping has been added.
iii. Update subsec�on A. Vegetated Areas subsec�on to include inspec�on of steep
slopes.
Steep slopes have been added to this sec�on.
iv. Remove subsec�on B. Ditches, Swales, and Other Open Channels unless these
components, including the check dams, are part of the permanent system that
needs to be maintained. If these components are part of the permanent storm drain
system, they should be shown and called out on the Grading and Drainage Sheets 1
and 2 and listed along with the items in b. above. If this sec�on is to be retained,
include Exhibit B.
Vegetated swales are included on the plan as an interceptor drainage feature to
separate oﬀsite stormwater ﬂows from entering the underground deten�on and
treatment system.
v. Update subsec�on D. Catch Basins/Outlet Control Structure subsec�on include
a beter narra�ve on what must be inspected for the Outlet Control Structures.
Addi�onal detail has been added to this sec�on.
vi. Add a subsec�on for inspec�on of the Underground Deten�on structures
Inspec�on and maintenance of the underground system has been added.
vii. For subsec�on E. either atach a copy of the Contech StormFilter maintenance
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speciﬁca�ons, or ensure subsec�on E correctly lists the frequency and types of
inspec�ons and maintenance associated with that document.
The Contech system will be required to be maintained under a speciﬁc
maintenance contract a�er the ﬁrst year which will be covered by Contech.
e. Update Sec�on 3. Documenta�on to:
i. Iden�fy that the site is required to cer�fy annually to the Town that the system
has been inspected and maintained according to the Plan by August 1. A sample
annual cer�ﬁca�on is atached.
The Town’s annual cer�ﬁca�on has been iden�ﬁed and the sample cer�ﬁca�on
form is atached to the plan.
ii. Iden�fy that the site is required to cer�fy to the Maine DEP every 5 years.
Added.
iii. Either delete the references to Atachment 1 or provide a sample Stormwater
Inspec�on and Maintenance form. We assume this form is an Annual form.
The reference has been revised and the form has been added.
iv. Require that all documenta�on be maintained for a period of 5 years.
Added.
f.

Sec�on 4. Dura�on of Maintenance: Consider dele�ng this sec�on in light of the changes to
Sec�on 1 Inspec�on. Maintenance and Inspec�ons of the system will be required as long as
the system is in place.
This sec�on has been removed.

In addi�on to addressing the completeness items and the peer review comments, we have also updated the
Project Narra�ve to include informa�on related to the updated plans atached with this submission.
If you have any addi�onal ques�ons or comments regarding the site plan, please don’t hesitate to reach out to
discuss.
Sincerely,
Northeast Civil Solu�ons, Inc.

Travis Letellier, P.E.
Director of Engineering
CC:

Jim Fisher, President, NCS
Andrew Carr, Applicant/Owner
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May 27, 2021

Brandon Binette
Northeast Civil Solutions
Scarborough ME

Dear Brandon:
Thank you for contacting us. Per your request, I am verifying that Central Maine Power does
provide electrical service for 10 Deep Brook Rd, Cape Elizabeth. I hope this meets your needs.
If we can be of further assistance, please contact us at 1-800-750-4000 or write to: Central
Maine Power, Customer Service Quality Dept., 83 Edison Drive, Augusta, ME 04336.
Sincerely,
Amanda
Customer Relations Center
Central Maine Power Company

/aad

Ltr 420a

Internal Use

June 7, 2021

Brandon Binette
Northeast Civil Solutions Inc.
381 Payne Rd
Scarborough, ME 04074

Re: Proposed New Residential Development on Deep Brook Road, Cape Elizabeth

Dear Mr. Binette:
Thank you for your interest in using natural gas for the above referenced project.
Unitil has natural gas infrastructure within the vicinity of this project. Additional information is needed
in order to perform the full engineering review, gas design evaluation and cost analysis. Once
completed, we can determine if any customer contribution will be required. Unitil welcomes the
opportunity for further discussions regarding this project.
If you have any further questions or require additional information, please contact me directly at
(207) 541-2536 or at harmon@unitil.com.

Sincerely,

Bridget L. Harmon
Business Development Representative

T 866.486.4845 www.unitil.com

ME GAS OPERATIONS
376 Riverside Industrial Parkway
Portland, ME 04103-3586

May 19, 2021
Travis Letellier, P.E.
NORTHEAST CIVIL SOLUTIONS, INC.
381 Payne Road
Scarborough, ME 04074
Re:

10 Deep Brook Road, CE
Ability to Serve with PWD Water

Dear Mr. Letellier:
The Portland Water District has received your request for an Ability to Serve Determination for the noted site
submitted on April 8, 2021. Based on the information provided per plans dated May 19, 2021, we can confirm
that the District will be able to serve the proposed project as further described in this letter. Please note that this
letter constitutes approval of the water system and sewer system as currently designed and is valid for
eighteen (18) months after the date of issue. Any changes affecting the approved water system will require
further review and approval by PWD.

Conditions of Service
The following conditions of service apply:


A new 8-inch fire service and a 4-inch domestic water service with a 1.5-inch meter may be installed from
the water main in Shore Road. The services should enter through the property’s frontage on Shore Road
at least 10-feet from any side property lines.



Please note that only one meter and one bill will be associated to each domestic service line. This one
master meter would be located in a common space that all tenants could gain access to if necessary.



One (1) private fire hydrant may be installed on the fire service on this site. Please refer to the PWD
website for more information regarding private hydrant inspection policies.



Since the length of this service line will exceed 300-feet, a meter pit will be required. The meter pit shall
be located on private property within 10-20 feet of the property line at Shore Road unless otherwise
approved by PWD. An approved backflow prevention device must be installed on the domestic service
line directly after the meter prior to service activation. Please refer to the PWD website for more
information on cross-connection control policies.



The existing sewer collection system has the capacity and ability to serve this project. The private sewer
system within the development will connect to existing sewer manhole CEC-MNH16440.
6 Deep Brook Road is currently served with a 1-inch domestic water service and 5/8-inch meter; The
property will be demolished as part of the project. This service must be terminated by shutting the
corporation valve and cutting the pipe from the water main, and the meter pit abandoned in place.



Prior to construction, the owner or contractor will need to complete a Service Application and pay all necessary
fees for each proposed service. When the project is ready for construction, an Application for each service can
be requested by contacting the MEANS Group at MEANS@pwd.org or 207-774-5961 ext. 3199. Once a
completed Application has been submitted with payment, please allow seven (7) days for processing.
Existing Site Service
According to District records, the project site does currently have existing water service. A 1-inch diameter
copper domestic service line provides water service to the site. Please refer to the “Conditions of Service”
section of this letter for requirements related to the use of this service.
Water System Characteristics
According to District records, there is an 12-inch diameter water main in Shore Road and a public fire hydrant
located approximately 500 feet from the site. The most recent static pressure reading was 108 psi.
Public Fire Protection
The installation of new public hydrants to be accepted into the District water system will most likely not be
required. It is your responsibility to contact the Town of Cape Elizabeth Fire Department to ensure that this
project is adequately served by existing and/or proposed private hydrants.
Domestic Water Needs
The data noted above indicates there should be adequate pressure and volume of water to serve the domestic
water needs of your proposed project. Based on the high water pressure in this area, we recommend that you
consider the installation of pressure reducing devices that comply with state plumbing codes.
Private Fire Protection Water Needs
You have indicated that this project will require water service to provide private fire protection to the site.
Please note that the District does not guarantee any quantity of water or pressure through a fire protection
service. Please share these results with your sprinkler system designer so that they can design the fire protection
system to best fit the noted conditions. If the data is out of date or insufficient for their needs, please contact
MEANS to request a hydrant flow test and we will work with you to get more complete data.
Should you disagree with this determination, you may request a review by the District’s Internal Review Team.
Your request for review must be in writing and state the reason for your disagreement with the determination.
The request must be sent to MEANS@PWD.org or mailed to 225 Douglass Street, Portland Maine, 04104 c/o
MEANS. The Internal Review Team will undertake review as requested within 2 weeks of receipt of a request
for review.
If the District can be of further assistance in this matter, please let us know.
Sincerely,
Portland Water District

Robert A. Bartels, P.E.
Senior Project Engineer

Waiver Request
Ordinance Sec�on
Sec. 16-3-2 Road Classiﬁca�on Table
Local Road, Esplanade Width, 8 feet.
Waiver Request
To reduce the esplanade width to 6 feet
Explana�on
The property is fairly narrow and to help reduce the amount of cut into the property the
reduced width will allow the buildings to be slightly closer to the road and further from the
property lines. This will also all for a wider buﬀer between the development and the adjacent
proper�es.
The 6-foot width will s�ll allow for tree plan�ngs and provide an adequate separa�on between
the road and the sidewalk. 6 feet is also the average width for the other road classiﬁca�ons on
the table.

Northeast Civil Solutions, Inc. ● 381 Payne Road, Scarborough, ME 04074 ● (tel) 207.883.1000 ● (fax) 207.883.1001

