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April 13, 2022 
21429 
 
 
Maureen O’Meara, Town Planner  
Town of Cape Elizabeth 
320 Ocean House Road 
P.O. Box 6260 
Cape Elizabeth, Maine 04107 
 
   
Subject:  Carr Woods Condominium Development - Deep Brook Road  
                 Major Subdivision and Resource Protection Permit Review  
 
Dear Maureen:  
  
We have received and reviewed an April 1, 2022 submission package for the subject project. The 
package included the following items: 
 

• An April 1, 2022 cover letter from William Gerrish of Northeast Civil Solutions;  

• a twenty-nine (29) survey and site civil drawing plan set most recently revision dated April 1, 
2022 as prepared by Northeast Civil Solutions;  

• an April 1, 2022 Pre-Development Drainage Area Plan (Sheet 1) and an April 1, 2022 Post-
Development Drainage Area Plan (Sheet 2) as prepared by Northeast Civil Solutions; 

• two landscape plans (East and West) dated April 1, 2022 as prepared by Barry Hosmer ASLA; 

• a revised March 2022 Stormwater Management Report as prepared by Northeast Civil Solutions;  

• included with the Stormwater Management report was an April 1, 2022 Development Plan 
(Sheet 1) and an April 1, 2022 Treatment Plan (Sheet 2) as prepared by Northeast Civil 
Solutions;  

• and also included with the Stormwater Management report, was a June 25, 2021 High Intensity 
Soils Report as prepared by Christopher Coppi of Albert Frick Associates.  
 

Many of the recent revisions have addressed comments as presented in the August 12, 2021 review 
comment letter, however, additional submitted material and subsequent review have modified previous 
comments and created additional review comments. Based on our review of the submitted material and 
the project’s conformance to the technical requirements of Section 16-2-4, Major Subdivision Review 
and Sec. 19-8-3, Resource Protection Permit Standards, we offer the following comments:     
 

1. The applicant is proposing to construct an approximately 1,800 linear foot private roadway, 
named Deep Brook Road, to serve a multi-unit residential subdivision development consisting of 
2-single units, 6-duplexes, 1-fourplex building, and one existing house for a total of 19- 
residential units on a 14.3-acre mostly wooded parcel with access off Shore Road. 
Approximately 11,789 square feet of R-2 wetlands would be impacted by the construction of 
this project.  Various areas within the property will be designated as open space.        
 

2. The proposed 11,134 square feet of wetland impacts will require a Tier 1 Natural Resource 
Protection Act (NRPA) from the Maine Department of Environmental Protection (DEP) as well as 
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filing a Self-Notification form to the U.S. Army Corps of Engineers. As the subdivision contains 
over 1-acre of impervious area, a Maine Department of Environmental Protection (DEP) 
Stormwater permit will also be required.  We understand that the applicant will be applying for 
those permits.  
 

3. On Sheets 6 and 7, Note 15 under Plan Notes lists the future DEP permits that will need to be 
received for this project to go forward. This note should also include the U.S. Army Corps of 
Engineers notification reference. 

 
4. The designer should review Unit 1’s proximity to Wetland A and a ledge outcrop to confirm that 

this structure can be completed without impacting the adjacent wetland.  If the structure will 
not have a full basement, then a note reflecting that condition should be added to the plans.  
 

5. Sheet 2 of 29 through 5 of 29 are all survey related drawings that will eventually require a Maine 
Professional Land Surveyor’s seal.   

 
6. The proposed Deep Brook Road intersection location with Shore Road has shifted northerly with 

this latest submission. Previous submissions included a traffic study for the project which would 
not be affected by the change in the roadway intersection with the exception of the sight 
distances at the new intersection location. On Sheet 6, the sight distances are shown to be 365-
feet to the south and 320-feet to the north which exceed the intersection sight distance 
requirements of MDOT and the Town.  

 
7. Sheet 6 and 7 contain many duplicated notes. It may be beneficial to have one sheet contain all 

of these notes and the other sheet reference the drawing that contains the notes. For clarity, it 
may also be beneficial to delete the proposed utilities on these sheets as they are shown on the 
utility plans. 
 

8. It is our understanding from previous submissions that the design firm is working with the 
Portland Water District (PWD) to adjust an existing sanitary sewer easement through the 
property so that the existing sewer manholes and connecting pipes are located within the 
easement. The updated easement should be reflected on the plans. Given that the PWD 
maintains this segment of sanitary sewer, the PWD will also need to review and approve the 
connection of the project’s sanitary sewer which is indicated by the Drop Sewer Manhole Inside 
Connection Detail on the Construction Details – Sheet 4 plan (Sheet 27).   

 
9. Sheet 6 contains a note that construction fencing will be installed along the property line. The 

designer should review this situation and determine if siltation fencing instead of construction 
fencing would act as a property limit demarcation as well as provide erosion and sediment 
control benefits. 

 
10. As noted in our previous review letter, Deep Brook Drive will be a private roadway to the Carr 

residence and condominium accessway beyond that point, but will built entirely to Town 
roadway standards as contained in Chapter 16 - Subdivision Regulations.  The Typical Road Cross 
Section on the plan entitled Construction Details – Sheet 1 has been revised to address the 
previous discrepancies with the Ordinance standards. We are unsure if this has been addressed 
in a previous meeting, but one exception to the Local Road standards that may need a waiver to 
be implemented is for the reduction of the esplanade width from a standard of 8-feet to the 
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proposed 6-feet. We defer to the Planning Board’s consideration of this potential waiver 
request, but from an engineering standpoint, a waiver of the esplanade dimension to a smaller 
width would appear to be a reasonable request.   
 

11. Sheet 8 depicts the existing utility poles providing the overhead utilities to the residence within 
the property that are to remain. The designer should indicate that these poles and overheard 
utilities are to be removed as the new development and the existing home will be served by 
new underground utilities.   
 

12. An existing foundation drain for the existing house is shown on Sheet 8 draining toward Shore 
Road and connecting to an existing catch basin in a grass area to the north of the existing Deep 
Brook Road. The route of the foundation drain will be significantly impacted by the proposed 
construction so the designer should depict an alternative outlet location for this foundation 
drain. 
 

13. Sheet 8 also depicts several new components for a new 4-inch domestic water line and an 8-inch 
fire suppression water line. The configuration and the components of the water lines will need 
to be approved by the Portland Water District. The 8-inch water main is shown going 
approximately 900-feet or half of the entire road length to end at a new hydrant. Plan Note #8 
on Sheet 6 indicates that all of the constructed residential buildings will be equipped with 
sprinklers. The designer should review the water source of sprinklers for the units beyond the 
proposed hydrant location at the end of the 8-inch water main to confirm that an adequate flow 
for fire protection is available. 
 

14. The revised design provides for the inclusion of a retaining wall to run continuously behind (i.e., 
to the north) of Units 6 through 11. This retaining wall will provide usable space behind the units 
as well as allow for flatter 3:1 graded transition slopes than was previously proposed and act to 
reduce the amount of proposed earthwork. The designer should add a detail of this retaining 
wall to the plan set. 
 

15. As a minor point, the common open space boundary near Unit 11 should follow the retaining 
wall alignment. Also, the trail connection at the end of the new roadway should be described 
and/or detailed if any surface treatment is proposed to be added to the trail.  
 

16. On the Landscape Plans, it should be noted that the designer has included a note indicating 
proposed tree locations may need to be relocated due to the presence of ledge conditions. The 
note further states that the general arrangement and screening will be maintained as designed 
to the extent practical and that changes to the planting locations are to be approved by the 
Landscape Architect. The Planning Board should review this note and determine the extent of 
allowed deviations from the approved plan that would be acceptable and the entity that would 
have the responsibility to approve of any changes to the general landscaping arrangement and 
screening proposed for this project.    
 

17. On Sheet 23, the Typical Bioretention Basin Detail indicates that plantings will be installed within 
the basin with a note to see the Landscape Plans for details on the plantings. The Landscape 
Plans do not show any plantings in the bioretention basin so the detail and the plan should be 
coordinated to consistently show plantings or no plantings within the bioretention basins.  
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18. The Landscape Plans should be stamped by the appropriate professional. 
 
Stormwater Management Plan Comments: 
 
19. The submission package included a revised Stormwater Management Report narrative with 

supporting calculations which detail the proposed improvements, the stormwater methodology, 
the regulatory requirements, and the results of the stormwater modeling. The designer is 
proposing several detention and water quality treatment features including underground 
chamber systems, detention basins, bioretention basins (i.e., rain gardens), underdrained soil 
filters, and building drip edges to attenuate the peak rate and treat stormwater runoff 
generated from the site. This report is supplemented by information on the Pre-Development 
Drainage Area Plan – Sheet 1 of 2 and the Post-Development Drainage Area Plan – Sheet 2 of 2.  
The revisions made to the Stormwater Model have addressed many of our previous modeling 
review comments. 

 
20. The proposed Stormwater Management Plan approach could be a viable solution provided that 

the design can be refined to address our review comments and other Town Staff review 
comments. As runoff from a majority this project will eventually be discharged into the Town’s 
public stormwater system in Shore Road which is then conveyed down Cottage Lane to an 
outfall at Casino Beach, it is imperative that the future peak rate of runoff not be increased from 
its current levels. Any additional on-site detention of the surface water runoff peak flow to 
reduce the peak flows further would be very beneficial to the overall area drainage system.  
 

21. The stormwater design has also been revised to minimize the use of an existing troublesome 
cross-country storm drainage connection to the Shore Road receiving drainage system. The 
current design now proposes to utilize an additional routing approach to discharge stormwater 
to Shore Road and improve upon the existing stormwater infrastructure in Shore Road. The 
Town is in the midst of preparing design improvements to Shore Road and should that project 
come to fruition and the proposed Carr Woods Development be approved, it would be ideal to 
coordinate the planned stormwater improvements in Shore Road to dovetail with the proposed 
Carr Woods Shore Road improvements and avoid additional costs to rework any of the 
stormwater improvements in Shore Road. 
 

22. The stormwater model reflects that a large portion of the site and off-site land areas contribute 
flow to the Shore Road drainage system which is identified as Study Point 1 in the model. The 
modeling indicates no stormwater peak rate increases at Study Point 1, however as noted 
previously, the proposed Stormwater Management Plan now includes provisions to replace 
existing catch basins in Shore Road as well as their pipe connections to increase the pipe size 
between these basins from 12-inches to 24-inches in an effort to provide additional capacity 
during large storm events. The effects of the increase in the pipe capacity should be analyzed to 
determine that no inadvertent detrimental conditions will result. 
 

23. The previously submitted Stormwater Management Report indicated that there will be small 
increases in projected peak flow rates for Study Point 2 which is on the westerly side of the 
property and discharges onto open space property owned by the Town. The current Stormwater 
Management Plan addresses that previous increase in peak flow and now projects no increase in 
peak flow for post-development condition in comparison to the pre-development condition. 
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With this adjustment, we believe that the flow off-site to the Town property at Study Point 2 
now meets the Ordinance requirements. 
 

24. In response to our earlier comments, Study Points 3 and 4 were added into the stormwater 
modeling analysis to reflect locations from the site where stormwater flow crosses the property 
boundary.  The Stormwater Management Plan report indicates that the post-development peak 
flow at these study points will not increase for the 2-, 10-, and 25-year storm event. Therefore, 
we believe that the flow off-site at these study points will also meet the Ordinance 
requirements. 
 

25. As the plans continue to be developed, the designer will need to refine the stormwater 

management plan and the depiction of the stormwater components on the plans. Items to 

address related to stormwater include the following: 

 

• On Sheets 10 and 11, the designer should show the culvert crossings at Stations 6+00 
and 10+75. 

• On Sheet 10, re-label the CB-15 inverts to show an invert in elevation   

• Review implementing forebays for the underdrained soil filters. 

• Review pipe discharges to wetland areas and determine whether a level lip spreader 
should be used to discharge flow as sheet flow using a level lip spreader. 

• Include emergency spillways on the stormwater basins currently without them.  

• On Sheet 19, coordinate the invert in elevation in the plan view and the section view of 
OCS-6. 

• On Sheet 22, confirm the bottom elevation of Detention Basin #2 as the plan view 
shows the bottom at elevation 33 and Section B-B depicts the basin bottom at elevation 
32. Also on this sheet, coordinate sizing of the round orifice between Section B-B and 
the plan view located above it. 

• On Sheet 23, the peak elevation at a 25-year storm event of Bioretention Filter #1 is 
about at the outlet elevation of Pipe SD-28. The designer may want to consider raising 
the SD-28 outlet elevation.  

 
Stormwater Management Report, Modeling, and Drawings Related Comments: 

 
26. Within the Project Description report section, the disturbed area amount mentioned in the first 

paragraph is not consistent with the “Proposed Development area” at the end of the section. In 
communications with the designer, we now understand that the differences are due to the 
interpretation by the Maine DEP that a disturbed area that is revegetated and not mowed more 
than twice in one calendar year is not considered a development area and that only those 
vegetated areas that are mowed more frequently area are considered to be developed areas in 
need of water quality treatment. The designer should include this point in the report and add a 
note as appropriate on the Development and Treatment Plans that were provided in support of 
the Stormwater Management Report. Further, the Development Plan and the Treatment Plan 
should also contain a note explaining the purpose of each plan to avoid confusion. 
 

27. Section 2.4 of the report references that rainfall amounts shall be obtained from Stormwater for 
Maine BMPS instead of the Maine DEP’s Chapter 500, Appendix H. The designer should correct 
this reference.     
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28.  The designer should also make these adjustments to the stormwater report and model:  
 

• Provide the Best Management Practice (BMP) sizing calculation and confirm that the 
BMPs are sized in accordance with Volume III. BMP Technical Design Manual.   

• Provide draw-down time calculations which confirm that the BMPs are draining 
between 24 and 48 hours.  

• Section 3.1 indicates a different analysis area than the combined areas noted under the 
‘Stormwater Runoff Summary Table’. The areas should be confirmed.   

• There are varying exfiltration rates for the media within the bioretention and 
underdrain soil filters. The designer should provide a uniform rate or specify different 
filter media compositions to account for the varying rates. Given that the filter media 
exfiltration rates do not affect the rate of discharge from the stormwater basins, we 
question the need to include it within the pond modeling. 

• Model all outlet devices (i.e., spillways, outlet pipes, and outlet control structures) that 
are detailed within the drawings. 

• Provide a pipe analysis (e.g., a manning’s calculation) that shows the outlet pipe for 
Underdrain Soil Filter-1 shows the outlet pipe has less capacity than the full outflow of 
3.14 cubic feet per second (cfs).  

• Verify the wetland storage in W1 as the proposed conditions indicates that there is 
more storage in the proposed conditions.    

 
We trust that these comments will assist the Board during their deliberations on this project. Should 
there be any questions or comments regarding our review, please do not hesitate to contact us.  
  
Sincerely,   
  
SEBAGO TECHNICS, INC.  

 
Stephen D. Harding, P.E.  
Town Engineer  
  
SDH:sdh  
  
cc:  Bill Gerrish, Northeast Civil Solutions 
       Jay Reynolds, Public Works Director  
       Kristie Rabasca, Integrated Environmental Engineering 
       Jodaliza Feliz, Sebago Technics 

 


