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April 1, 2022 
 
Ms. Maureen O’Meara, Town Planner 
320 Ocean House Road  
Cape Elizabeth, Maine 04107 
 
RE: Carr Woods Condominium Development  

10 Deep Brook Road 
Major Subdivision Review/Resource Protec�on Permit 
Applicant:  Andrew Carr 

   
Dear Ms. O’Meara; 
 
Northeast Civil Solu�ons, Inc. (NCS) is pleased to submit the atached updated project documents in support of 
the Major Subdivision Review and Resource Protec�on Permit Applica�ons for the proposed Carr Woods 
Condominium Development.  The Applicant is reques�ng Preliminary Planning Board approval for the 
proposed project consis�ng of an 18-unit condominium development and 1 single family lot located at 10 
Deep Brook Road. 
 
On August 17, 2021 the Planning Board deemed the applica�on to be complete for review.  However, we 
received numerous comments and concerns from the Planning Board and Town Staff with regards to the 
project.  Based on several follow-up mee�ngs with Town Staff, the Town Engineer and comments received at 
the January 4, 2022 Planning Board Workshop, we have prepared major changes to the project design to 
respond to the Planning Board’s concerns.  The following sec�ons provide a summary of the design changes.  
 
Entrance Loca�on 
The proposed loca�on of the Shore Road/Deep Brook Road intersec�on has been revised to address 
comments by the Planning Board and Town Staff.  The northerly intersec�on known as Road Op�on B has been 
incorporated into the design.  Road Op�on B aligns beter with the exis�ng intersec�on and reduces the 
required tree clearing as compared to Road Op�on A.  As recommended by Town Staff, the abu�ng driveway 
to the north of the proposed intersec�on is proposed to connect directly to Deep Brook Road as is currently 
the case, which will eliminate the need for an addi�onal curb cut onto Shore Road.  Although Op�on A 
provides longer sight distances along Shore Road, the sight distances at the Op�on B loca�on exceed the 
required minimums based on Town and MDOT standards.  Please refer to the revised project drawings 
submited herewith showing the proposed road entrance layout. 
 
Road Alignment and Condominium Layout 
In addi�on to the revised intersec�on loca�on men�oned above, the proposed road alignment and 
condominium layout have also been revised to address comments by the Planning Board, Town Staff and the 
Town Engineer.  The horizontal alignment of proposed Deep Brook Road has been revised to avoid impacts to 
Wetland D.  The proposed condominium layout has also been revised to facilitate the revised roadway 
alignment and to reduce the number of single-family units.  Based on the revised layout, the mul�-family units 
will consist of one (1) fourplex building and six (6) duplex buildings.  Given the site condi�ons there are two (2) 
single-family units proposed, one at each end of the project site.  The total number of condominium units 
proposed remains at eighteen (18) which is consistent with the previously submited design.  Please refer to 
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the revised drawings submited herewith showing the proposed road alignment and condominium layout.  It 
should be noted that Units 3 and 4 will be restricted to moderate income housing.  Also atached to this leter 
are eleva�on view renderings showing the proposed larger single unit condominium (Unit 1) and the 6 
proposed duplex units. 
 
U�li�es 
The proposed loca�ons of underground u�li�es have been revised due to the revisions made to the proposed 
intersec�on loca�on, roadway alignment and condominium layout.  In general, the proposed connec�ons to 
public u�li�es have been relocated to the north to align with the revised intersec�on loca�on.  Water, gas, 
electric and communica�ons u�li�es are proposed to connect from within the Shore Road right-of-way in a 
similar manner as was shown on the previously submited design.  With the revised intersec�on loca�on, the 
public sewer is proposed to connect to an exis�ng sewer manhole located within the proposed Deep Brook 
Road right-of-way.  These revisions should have no impact on the capacity to serve and we will con�nue to 
coordinate with the respec�ve u�lity companies throughout the final design process.  Please refer to the U�lity 
Plans, Sheets 8 and 9 of 29, included in the revised drawings submited herewith. 
 
Road Profile and Site Grading 
Due to the proposed revisions to the horizontal roadway alignment, the ver�cal roadway profile alignment has 
also been revised.  Revisions to the proposed road profile were also made to beter accommodate site grading 
and address comments by the Planning Board and Town Engineer.  In general, the proposed road profile grades 
are slightly flater in the areas where the proposed condominium buildings are located, and slightly steeper in 
the areas where no adjacent buildings are proposed, as compared to the previously submited design.  These 
revisions beter facilitate the site grading around the proposed buildings and allow for flater slopes in the 
proposed driveways.  Please refer to the Road Profiles, Sheets 10 and 11 of 29, included in the revised 
drawings submited herewith. 
 
In conjunc�on with the proposed revisions to the horizontal and ver�cal roadway alignments and 
condominium layout revisions, the proposed site grading has been revised to address comments by the 
Planning Board and Town Engineer.  In addi�on to the flater driveway slopes men�oned above, the proposed 
grading around the condominium units has been revised to provide more usable space around the buildings 
and to minimize the steep slopes to the maximum extent prac�cable.  A retaining wall is proposed along the 
rear of three (3) of the duplex buildings proposed in the northwest area of the site.  Furthermore, the 
maximum embankment slopes have been reduced from 2:1 in the previously submited design to 3:1 or flater 
in the revised design.  The proposed site grading revisions and flater embankment slopes are also intended to 
accommodate more landscape screening to be planted between the proposed development areas and 
abu�ng proper�es.  Please refer to the Grading Plans, Sheets 12 and 13 of 29, included in the revised 
drawings submited herewith. 
 
Stormwater 
Considerable revisions to the proposed stormwater management plan are being incorporated into the design 
revisions men�oned above to address comments by Town Staff and the Town Engineer, and to help mi�gate an 
exis�ng drainage problem in the vicinity of the project site.  According to our stormwater runoff calcula�ons 
and visual observa�ons, there is poten�ally an exis�ng drainage problem in the northeasterly por�on of the 
site near the exis�ng entrance to Deep Brook Road.  Approximately 10.9 acres of the 14.2-acre project site 
drains to this loca�on.  In addi�on, approximately 13.4 acres of off-site area also drains to this loca�on 
including approximately 11.9 acres located to the south of the site along Litlejohn Road and Plaisted Park.  In 
total approximately 24.3 acres of on-site and off-site areas drain to this loca�on.  Wetlands A & B located at the 
easterly end of the project site help to atenuate the stormwater runoff from this area.  However, our 
calcula�ons indicate that the exis�ng 12” diameter storm drains and 2 shallow catch basins located near the 
entrance to Deep Brook Road that receive the stormwater runoff from this 24.3 + acre area may not able to 
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adequately handle this flow during the 10- and 25-year storm events.  This could result in temporary flooding 
in the vicinity of the exis�ng entrance to Deep Brook Road and on abu�ng proper�es to the north of this 
entrance.  Stormwater runoff from this area then enters the Town’s public stormwater system in Shore Road 
which drains down Cotage Lane and eventually to Casino Beach. 
 
There are also three other loca�ons on the southerly, easterly, and westerly site boundaries where stormwater 
runoff from the project site drains onto abu�ng proper�es.  There are no current drainage problems apparent 
in these other three loca�ons.  Please refer to the Pre-Development and Post-Development Drainage Plans, 
included a�er Sheet 29 in the revised drawings submited herewith. 
 
In order to ensure that the proposed project does not increase stormwater peak flow rates onto abu�ng 
proper�es and does not adversely impact stormwater quality, a revised system of stormwater Best 
Management Prac�ces (BMPs) is proposed in order to maximize stormwater quality treatment and flood 
control based on the revised project design.  This system of stormwater BMPs consists of 2 underground 
deten�on systems, 1 above ground deten�on basin, 3 underdrained soil filters, 3 bioreten�on filters, and 
several roof dripline filters.  The proposed deten�on systems are designed to reduce peak stormwater runoff 
rates from the developed areas, whereas the proposed underdrained soil filters and roof dripline filters are 
designed to provide both stormwater quality treatment and stormwater deten�on.  The primary func�on of 
the bioreten�on filters is to provide stormwater quality treatment with minimal deten�on storage available. 
 
The specific stormwater BMP’s that are being proposed under this project all have a proven track record of 
effec�vely removing sediments and dissolved pollutants, effec�vely cooling stormwater runoff, promo�ng 
infiltra�on and evapora�on, minimizing channeliza�on and erosion, and effec�vely providing flood control 
during large infrequent storm events.  These stormwater BMPs are also rela�vely cost effec�ve to construct, 
can be vegetated in an aesthe�cally pleasing manner, and are rela�vely easy to maintain over �me.  Please 
refer to the Grading Plans referenced above, as well as the drainage plans and several drainage detail sheets 
included in the revised drawings submited herewith. 
 
In order to help mi�gate the exis�ng drainage problem at the entrance to Deep Brook Road iden�fied above, 
the revised drainage design includes reducing the drainage area to the exis�ng 12” diameter storm drain 
system from approximately 24.3 acres in the pre-development condi�on, to approximately 2 acres in the post-
development condi�on.  This will substan�ally reduce the projected peak flow rates such that the exis�ng 12” 
diameter storm drains can handle the runoff from a 25-year storm event without the risk of flooding.  The 
remainder of the stormwater runoff to this area of the site, which is also being reduced to below pre-
development peak flows, will be discharged directly to the exis�ng storm drain system along the west side of 
Shore Road through a system of proposed catch basins and storm drain pipes which can be incorporated into 
the upcoming Shore Road rehabilita�on project.  By reducing the overall flow rates, substan�ally reducing the 
drainage area to the exis�ng 12” diameter storm drains, and by discharging a majority of the runoff directly to 
the Shore Road drainage system, the risk of flooding to abu�ng proper�es should be significantly reduced as a 
result of the proposed project.  In summary, the proposed stormwater deten�on under the Carr Woods project 
in conjunc�on with the upcoming Shore Road rehabilita�on project provides a good opportunity for the 
Applicant and the Town to coopera�vely help mi�gate this exis�ng drainage problem.  Please refer to the 
Stormwater Management Report and detailed stormwater runoff calcula�ons being submited herewith. 
 
Open Space  
As a result of the proposed design revisions as described throughout this leter, the total proposed open space 
area is approximately 7.06 acres which is approximately 49.6% of the 14.23 + acre site and exceeds the Town 
requirement of 45%.  The proposed open space land to be preserved has been designed in accordance with 
the following Town standards. 
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a. Con�guous Land. 
The open space will be conserved in large con�guous blocks to the greatest extent prac�cable.  Four 
(4) large con�guous open space blocks are proposed with three narrow strips less than fi�y (50) feet in 
width to provide public access between the open space blocks and to nearby public open space, 
including Plaisted Park to the south and the greenbelt trail in Loveit Woods to the west.  The narrow 
strips of open space were excluded from the area calcula�ons. 
 

b. Connec�vity. 
Given that the proposed open space is located in close proximity to the residen�al development, the 
open space has been laid out to concentrate land to be preserved adjacent to Plaisted Park and Loveit 
Woods.  Greenbelt trail connec�ons through Loveit Woods will be provided.  
 

c. Preserva�on Priori�es. 
The land within the residen�al development will be preserved as open space based on the following 
priori�es. 
 

i. Wetlands/environmentally sensi�ve areas/wildlife habitat.  Environmentally sensi�ve areas 
such as wetlands and steep slopes will be preserved to the greatest extent prac�cable. 
 

ii. Agriculture. There are no agricultural uses on or adjacent to the site. 
 

iii. Greenbelt and Recrea�on area.  Connec�vity to the Plaisted Park recrea�onal area and the 
greenbelt trail through Loveit Woods will be provided. 

 
iv. Scenic character.  The proposed condominium development is located on Shore Road known 

as a “scenic road” and is in close proximity to Fort Williams Park. The proposed open space will 
ensure that visual resources and scenic views from Fort Williams Park will be preserved.  The 
property will be covered by natural vegeta�on to the greatest extent prac�cable and the 
preserved open space and propose landscaping will help maintain the scenic character of the 
Shore Road area.  

 
Landscaping 
The revised site layout is intended to keep the proposed improvements located in the center of the site to the 
maximum extent prac�cable in order to minimize visual impacts to abu�ng proper�es.  However, given the 
long narrow shape of the site along with the loca�ons of exis�ng wetland areas and rock outcroppings, many 
of the proposed improvements will need to be constructed in the general vicinity of abu�ng property lines.  
Therefore, an intensive landscape plan has been prepared to minimize visual impacts from the proposed 
development.  In addi�on, although the proposed stormwater soil filters and bioreten�on filters will be 
vegetated, landscape screening is being proposed along the embankment slopes of these stormwater filters in 
order to maintain the natural wooded features of the site.  Please refer to the proposed Landscape Plans 
included as the last 2 sheets in the revised drawings submited herewith. 
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Thank you for your aten�on to this mater and we look forward to discussing this project further at the April 
19 Planning Board Mee�ng. 
 
Sincerely, 
Northeast Civil Solu�ons, Inc. 
 

 
William A. Gerrish, PE, PLS 
Director of Engineering 
 
Enc.: As-stated 
 
CC:  Andrew Carr, Owner/Applicant  
 Jim Fisher, NCS President 
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