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July 29, 2022 Project #21-69 
 
 
Maureen O’Meara, Town Planner 
Town of Cape Elizabeth 
320 Ocean House Road 
Cape Elizabeth, Maine 04107 
 
Subject:    Temporary Community Ice Rink, Gull Crest 
 Site Plan Application – Additional Information 
 
Dear Maureen: 
 
On Behalf of the Cape Community Arena Group (CCAG), the following materials are attached in 
support of the Site Plan application for the temporary ice rink proposed at the Gull Crest athletic 
facility: 
 

• Responses to review comments from peer review engineer Steve Harding, P.E. and Public 
Works Director Jay Reynolds. 

 
• Revised Site Plan Approval Standards narrative with additional information. 

 
• Revised Site Plans incorporating the changes described in the documents above. 

 

We look forward to meeting with the Planning Board again on August 16th. Please contact me if 
you have any questions or need additional materials. 
 
 
Sincerely, 
TERRADYN CONSULTANTS LLC 
 
 
 

Michael E. Tadema-Wielandt, P.E. 
Vice President  
 
cc. CCAG Board Members 
 
Enc.



 
 
 
 
Attachment 1 
Responses to Review Comments 
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July 29, 2022 Project #21-69 
 
 
Maureen O’Meara, Town Planner 
Town of Cape Elizabeth 
320 Ocean House Road 
Cape Elizabeth, Maine 04107 
 
Subject:    Temporary Community Ice Rink 
 Response to Review Comments 
 
Dear Maureen: 
 
Our office received review comments for the above referenced project from Steve Harding, P.E., 
peer review engineer, dated July 12, 2022 and Jay Reynolds, Public Works Director, dated July 
13, 2022. We have reviewed the comments and have prepared the following responses. For 
clarity, each comment is repeated in italics, followed by our response. 
 
Comments from Steve Harding, P.E. 
 
Article 1 General Provisions 
 
Comment 1:  The applicant is proposing to the amend a previously approved Site Plan with 

the construction of a temporary ice rink. If approved by the Planning Board, the 
rink would be operational for the next two winter seasons.  

  
Response:  No Response Necessary  
 
 
Comment 2: We understand that the Board will be conducting a completeness review for this 

project at their upcoming meeting. In our opinion, the submitted materials 
represent a completed package and the remainder of our comments here are 
provided to facilitate future reviews of the project. It should be noted that 
additional submitted information may result in additional review comments.  

 
Response:   No Response Necessary 
 
 
Comment 3: The submittal includes a Stormwater Management Report which concludes that 

the 200-foot by 85- foot temporary ice rink will act to absorb any rainfall and not 
contribute to the runoff generated by the project site. In doing so, the peak rate 
of runoff from the project area will decrease while the temporary ice rink is in 
operation. We concur with the designer’s assessment that the rink will act to 
lessen the peak rate of runoff from the site. We also agree that with the minimal 
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increase in impervious surfaces proposed by the project and its temporary nature 
that no additional low impact development measures need to be considered for 
this project. The applicant and the designer should explain the operations that 
will be undertaken in March to discharge the water from the rink area when the 
rink is disassembled so that no erosive discharge flow rates occur.  

 
Response:  At the end of the skating season, the chiller will be turned off and the ice will be 

allowed to melt naturally. In typical March temperatures, the melting will take 
several days. According to the applicant’s rink consultant, who has experience 
with similar rinks, the majority of the melted ice will drain down through the gravel 
layer into the ground or evaporate. Some of the melted ice will drain under the 
rink boards and become surface runoff. Surface runoff will follow the natural 
drainage patterns around the rink perimeter to the wetlands located east of the 
project site. The rate of surface runoff will be relatively low and is not expected 
to cause erosion. The melted ice will not contain any additives or paint. 

 
 
Comment 4: The 200-foot-long rink will be placed on a constructed flat surface over an 

existing sloped area. The east side of the rink will require fill to be placed and 
excavation will occur on the west side of the rink. A surface water swale will be 
constructed along the north side of the rink which will act to convey surface water 
around the rink, however, it appears that up gradient runoff to the west of the 
temporary rink areas would continue to flow down the excavated slope and 
toward the boards around the rink perimeter. The designer should review this 
area to determine if measures to discourage runoff from flowing toward the rink 
could be implemented. Such measures that could be considered would be an 
upgradient diversion swale or berm or extending the proposed swale further 
along the west side of the rink.  

 
Response:  A diversion berm has been designed on the west side and southwest corner of 

the rink to prevent runoff from draining towards the rink perimeter.  
 
 
Comment 5: The proposed swale should include an erosion control blanket along the swale’s 

channel and stone check dams at intervals across the swale to stabilize the 
swale prior to the establishment of grass.  

 
Response:  Erosion control blanket and stone check dams have been added to the swale 

design, as suggested.  
 
 
Comment 6: The proposed plan includes new lighting around the perimeter of the ice rink. 

The plan should include details of the light bases and the underground electrical 
conduits.  

 
Response:  A detail of the light pole installation has been added to the revised plans (Sheet 

C-5.0). 
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Comment 7: As a minor note, the designer should review General Notes 6 through 8 on 
Drawing C-1.0 for the applicability to this project and adjust these notes 
accordingly.  

 
Response:  The General Notes have been reviewed and revised.  
 
 
Comment 8: The Gravel Pad Detail and the Typical Regulations Ice Rink Layout detail on 

Drawing C-5.0 both indicate that the details of the gravel base under the rink and 
rink’s appurtenant equipment will be provided by others. We assume that the rink 
vendor would be able to provide this information. The applicant and the designer 
should provide this information in a subsequent submission.  

 
Response:  A cross section of the rink has been added to the revised plans (Sheet C-5.0).  
 
 
Comment 9:  If the project team has not already done so, the applicant should contact the 

Maine Department of Environmental Protection (DEP) to determine if an 
amendment to the site’s DEP Site Location of Development Permit is required 
prior to the construction of the project. If a DEP amendment is not required, the 
project team should provide written verification from the DEP of that status.  

 
Response:  The Maine DEP has indicated that temporary projects, such as the proposed ice 

rink, is exempt from Site Law, and an amendment to the existing permit is not 
needed. Our office has requested written confirmation of this from Alison Sirois 
at MDEP. Correspondence from DEP will be provided to the Town Planner when 
received. 

 
 
Comments from Jay Reynolds, Public Works Director 
 
Comment 1:  Utilization of the site. Traffic and Circulation. The applicant states the site will be 

accessed exclusively from Gull Crest Drive. Additionally, the applicant also 
states that no signage is proposed as part of their project. My concerns remain 
with the project as it relates to maintaining the clear differentiation between the 
two main uses at this property: Athletics and Municipal Operations. As originally 
designed, the Gull Crest facility was built with two separate entrances off of 
Spurwink Avenue. One for Gull Crest (athletics/recreation), and the other for 
Public Works and the Recycling Center (operations). Without a clear definition 
as to where users of the ice arena are to access and exit, my concerns, which I 
have previously conveyed to the applicant and their agents, remain. The issue 
of motorists using Dennison and Cooper Drives, along with the potential for drop-
off, parking, and vehicle standing to occur on the municipal operations side of 
the property, do not appear to have been addressed in the site plan submitted. 
Providing adequate directional signage, at Spurwink Avenue, would be an initial 
step towards providing the wayfinding tools to support the new facility. Without 
any clear direction, users will mistakenly use the wrong access road and parking 
areas, park on the side of Cooper Drive, et cetera, which will increase the 
potential for vehicle conflicts at Public Works, another concern I have. Additional 
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traffic in this manner will result in motor vehicles entering the Public Works 
facility, where heavy equipment, school bus traffic, vehicle  
maintenance, recycling center, administrative office meeting traffic, and a fueling 
system, are all present. The application does not appear to provide any measure 
that would show how access will be exclusively via Gull Crest. It is recommended 
that the applicant provide additional measures to ensure that traffic and 
circulation are clearly managed from the Gull Crest (athletics) side of the 
property.  

 
Response:  The applicant will install signage at the intersection of Gull Crest Drive and 

Spurwink Avenue to indicate where the entrance to the rink is. Additional signage 
will be installed on Cooper Drive specifying that there is no rink access from 
Cooper Drive or the Public Works facility.  

 
Site conditions, including snowbanks and a proposed drainage ditch between 
the rink and Cooper Drive are expected to make rink access difficult from the 
north. However, the applicant has agreed to install additional signage at the 
Public Works facility if it is determined that rink users are utilizing Cooper Drive 
or Public Works for parking or drop off. 

  
 
Comment 2:  Parking and Circulation: The project is proposing a changing tent be installed 

partially within the existing parking spaces and also in the travel aisle of the 
parking area.  

 
a. The applicant should confirm that this tent does not block the necessary parking 

lot aisle width.  
 
Response:  With the proposed tent location, a drive aisle with of at least 24’ will be maintained 

for vehicles to maneuver around the parking lot.  
 

b. The applicant should confirm that the tent does not block the existing gull crest 
maintenance building’s overhead door/access.  

 
Response:  The proposed tent location is approximately 18’ from the maintenance building. 

The tent is not expected to interfere with getting equipment into and out of the 
overhead door. The applicant has agreed to work with Public Works and other 
users of the building to ensure that the tent will not interfere with the building 
operations.  

 
c. It is also recommended that some safety measures be employed to ensure motor 

vehicle circulation and pedestrian/tent user safety.  
 
Response:  A barrier will be placed adjacent to the tent to provide separation between the 

tent and vehicles navigating the parking lot. The barrier is shown on the revised 
Site Plan (Sheet C-3.0) and Detail Sheet (C-5.0). 
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Comment 3: Operating Hours: are noted between 7:00 AM and 10:00 PM. It should be noted 
that, although noise standards are measured at the property line, the Public 
Works administrative offices are within two hundred feet of the proposed hockey 
arena. The concern of noise is present where many of the Public Works daytime 
functions have working conditions, in the form of an office environment, that are 
in very close proximity of the proposed athletic activities.  

 
Response:  Public Works is open 7:00 a.m. to 3:00 p.m., Monday through Friday, but staff 

frequently work after hours. Administrative offices are in the part of the building 
that will be closest to the proposed rink.  

 
 The major sources of noise generated by the project are expected to come from 

the chiller and from hockey taking place on the rink.  
 

The chiller will be located approximately 380 feet away from the Public Works 
building. Based on data provided by the chiller supplier, the sound pressure 
produced by the chiller will be approximately 52 dB(A) at the Public Works 
building. The maximum allowable sound pressure level adjacent to a commercial 
use, as outlined in Section 19-9-5.11 of the Zoning Ordinance, is 65 dB(A) from 
7 a.m. to 10 p.m. and 55 dB(A) from 10 p.m. to 7 a.m. The noise generated by 
the chiller is not expected to disturb administrative operations inside the building.  
 
During the week, hockey activity is expected to take place from 7a.m. to 9 a.m. 
and after 4:30 p.m. It is difficult to estimate the noise that hockey will generate 
and if it will cause a disturbance within the Public Works building. The applicant 
has agreed to adjust activity schedules if the Public Works Director reports that 
the noise from hockey is affecting Public Works operations.  
 
 

Comment 4: The applicant states that their agent/designee will be responsible for the setup 
of the rink. However, it is not noted who will be responsible for the 
breakdown/removal of the facilities in each spring season. Please confirm the 
responsible party.  

 
Response:  The applicant will be responsible for setup and removal of the rink, as well as 

restoring and revegetating the site. 
 
 
Comment 5:  Relating to the above comment, it should be noted that the Public Works 

Department is not party to this proposal, and the applicant should not assume 
that any resources of the department will be available for construction, utility 
work, clearing, tree removal, loaming/seeding/restoration, operations, 
maintenance, equipment reinstallation, management, etc., or any other facet of 
the proposal.  

 
Response:  No Response Necessary 
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Comment 6:  The project includes areas of tree removal between the athletics and the 
municipal operations. One area is a stand of trees that were preserved during 
the buildout of Gull Crest and Public Works. Another area are several mature 
spruce trees that were planted as part of the same buildout.  

 
a. Comment 8: With the loss of these trees, the buffer area between Public Works 

and Gull Crest will be lost. The applicant should demonstrate how they intend on 
restoring the loss of trees to its natural condition.  

 
Response:  The temporary rink is proposed to be used for two winters. The proposed location 

of the rink prevents re-planting in the area where trees will be removed while the 
rink is in place. After the winter of 2023/2024, the applicant is planning to 
construct a permanent four-season arena on the project site. As part of the future 
project, the existing Gull Crest parking lot is expected to be expanded into the 
area where the temporary rink is proposed. 

 
 A revegetation plan has been prepared and will be carried out in the event that 

the long-term permanent arena project does not move forward. The applicant 
proposes to revegetate the site as shown on the Revegetation Plan (Sheet C-
7.0) in the Spring of 2024 unless an alternative plan has been approved by the 
Planning Board or Planning Staff.  

 
 

b. Additionally, the applicant should be required to maintain or install some form of 
a buffer between the two uses (athletics/municipal operations). 

 
Response:  See response above. 
 
 

c. Lastly, with tree removal, it is recommended that the US fish and wildlife be 
consulted to ensure that tree cutting and vegetation removal is in compliance 
with applicable laws regarding endangered/threatened wildlife species (such as 
the northern long eared bat and the new England cotton tail rabbit), that may be 
present on the property.  

 
Response:  The Maine Department of Inland Fisheries and Wildlife (IF&W) has identified 

fifteen acres of New England Cottontail habitat on the Gull Crest site, comprised 
of shrub wetlands and thick forested edges located east of the Public Works 
facility. The proposed rink site is not within the area of identified NEC habitat and 
does not contain dense understory vegetation that New England Cottontails 
prefer. 

 
 Similarly, projects with limited tree removal, which the U.S. Fish and Wildlife 

Service considers less than one acre, are considered to have little or no impact 
on the ecological value and function of the local forest habitat and are typically 
exempt from restrictions related to the Northern Long Eared Bat. The area of 
proposed tree removal is approximately 5,500 square feet (0.13 acres). 
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Comment 7: With the removal of trees, filling and grading, addition of new impervious 
surfaces, the applicant may need to amend the Town’s existing site location of 
development permit with the Maine Department of Environmental Protection. At 
a minimum, a letter from the MDEP should be obtained to confirm that a permit 
modification is not applicable.  

 
Response:  The Maine DEP has indicated that temporary projects, such as the proposed ice 

rink, is exempt from Site Law, and an amendment to the existing permit is not 
needed. Our office has requested written confirmation of this from Alison Sirois 
at MDEP. Correspondence from DEP will be provided to the Town Planner when 
received. 

 
 
Comment 8: There is also a wooden split rail fence that separates Public Works from Gull 

Crest. It appears that fence will also be removed as part of the project. Please 
provide detail as to whether that fence is to be relocated and/or replaced upon 
completion of the temporary project.  

 
Response: The wooden split rail fence is in poor condition and likely can not be replaced 

after removal.  
 
 
Comment 9:  Utilities 
 

a. The applicant should provide/obtain the necessary approvals from the Town 
Council, Town Manager, or designee, with regards to the proposed new 
overhead utility poles and electrical lines that are shown on Dennison and 
Cooper Drives.  

 
Response:  After the project receives site plan approval from the Planning Board, the 

applicant will return to the Town Council for final approval. 
 
 

b. If approvals are acquired, a separate electrical meter should be installed to 
differentiate the project’s electrical consumption and billing from the Town’s 
usage.  

 
Response:   A separate electrical meter is proposed for the new electrical service.  
 
 

c. Additionally, the applicant should provide/obtain the necessary approvals from 
the aforementioned parties to utilize the Town’s water service line. This does not 
appear to be clearly articulated in the attached MOU provided.  

 
Response:  The applicant will be returning to the Town Council for final project approval prior 

to construction. 
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d. If approvals are acquired, a water sub-meter should be installed to differentiate 
the project’s water consumption and billing from the Town’s water consumption.  

 
Response:  It appears that the water service to the maintenance building/garage is already 

metered separately.  
 
 

e. The applicant is proposing the ice rink over the existing water service line. The 
applicant should consult with the Portland Water District and/or a civil engineer 
to confirm that: The additional filling of material does not compromise the utility.  

 
Response:  The existing water line in question is 6” in diameter and was installed in 2000 to 

serve the maintenance building and irrigation of the turf fields. The proposed rink 
design includes adding approximately 4’ of fill over the top of the water line, which 
is not expected to compromise the line. 

 
 

f. The applicant is proposing the ice rink over the existing water service line. The 
applicant should consult with the Portland Water District and/or a civil engineer 
to confirm that: The ice rink infrastructure on top of the water line does not 
compromise the utility.  

 
Response: The rink infrastructure will be located on top of the fill that is to be placed over 

the water line and is not expected to compromise the utility. 
 
 
Comment 10: Storage of Materials/Stormwater Management: In my previous involvement in a 

similar development of a privately-run ice rink on a municipal property, the ice 
rink maintenance and/or seasonal breakdown of the ice produces a residual 
material comprised of ice, paint, additives, and broken-down material from the 
lines/dots on a hockey rink. This material has been noted by the Maine DEP as 
a substance that should be contained and removed, and not be allowed to wash 
away into a drainage course or waterbody. If the project will have similar 
features/operations where the Zamboni will be emptied/cleaned, a containment 
and removal procedure/area/system will need to be established.  

 
Response:  The paint and additives referenced by the Public Works Director are used on 

some rinks to create lines and markings for the hockey surface. The proposed 
project will use re-usable vinyl lines and markings in lieu of paint. At the end of 
the skating season, the ice will melt, and the vinyl lines will be removed and re-
used the following season. Ice-melt will be comprised of only water with no 
additives or paint.  
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We trust that the above responses and attached materials address the comments. Please contact 
me directly with additional questions or concerns. 
 
 
Sincerely, 
TERRADYN CONSULTANTS LLC 
 
 
 

Michael E. Tadema-Wielandt, P.E. 
Vice President  
 
cc. CCAG Board Members 
 



 
 
 
 
Attachment 2 
Revised Site Plan Approval Standards Narrative 
 



    Pineland  
   Cumberland Hall  
   41 Campus Drive, Suite 301 
   New Gloucester, ME 04260 
 
   Portland 
   565 Congress Street, Suite 201 
   Portland, ME 04101 

CIVIL ENGINEERING | SURVEYING | STORMWATER DESIGN | ENVIRONMENTAL PERMITTING 
207.926.5111  |  info@terradynconsultants.com  |  terradynconsultants.com 

 
 
June 30, 2022 Project #21-69 
REVISED JULY 29, 2022 (Revisions In Bold) Temporary Ice Rink 
 
SITE PLAN APPROVAL STANDARDS 
The following narrative describes how the proposed project meets the Site Plan Approval Standards of 
Section 19-9-5 of the Cape Elizabeth Zoning Ordinance. For ease of reference, each approval standard is 
presented in italics, followed by a description of how the project meets the standard.   
 
1. Utilization of the Site  
The plan for the development will reflect the natural capabilities of the site to support development. 
Buildings, lots, and support facilities will be clustered in those portions of the site that have the most suitable 
conditions for development. Environmentally sensitive areas such as wetlands, steep slopes, flood plains, 
and unique natural features will also be maintained and preserved to the maximum extent feasible. Natural 
drainage areas will also be preserved to the maximum extent feasible.  
 
The proposed project fits very well within the existing Gull Crest athletic facility. The temporary rink will be 
installed in an existing developed area, resulting in no impacts to wetlands, steep slopes, flood plains, 
unique natural features, or natural drainage areas. The project will also utilize the existing Gull Crest access 
and parking during the winter season, when there is no other activity on the turf athletic fields.  
 
2. Traffic Access and Parking  
a. Adequacy of Road System  
Vehicular access to the site will be on roads which have adequate capacity to accommodate the additional 
traffic generated by the development. For developments which generate one hundred (100) or more peak 
hour trips based on the latest edition of the Trip Generation Manual of the Institute of Transportation 
Engineers, intersections on major access routes to the site within one (1) mile of any entrance road which 
are functioning at a Level of Service C or better prior to the development will function at a minimum at Level 
of Service C after development. If any such intersection is functioning at a Level of Service D or lower prior 
to the development, the project will not reduce the current level of service. A development not meeting this 
requirement may be approved if the applicant demonstrates that:  
i. Public improvement. A public agency has committed funds to construct the improvements necessary to 
bring the level of access to this standard.  
ii. Private improvement. The applicant will assume financial responsibility for the improvements necessary 
to bring the level of service to this standard and will assure the completion of the improvements with a 
financial guarantee acceptable to the municipality, or  
iii. Status quo. Town policy does not support the construction improvements. 
 
The proposed ice rink will operate during a time of year when the existing Gull Crest athletic fields are not 
in use, so the trips generated by the project will not add to the existing traffic produced by the athletic fields. 
The estimated number trips to be generated by the proposed ice rink can be compared to the number 
generated by the existing athletic fields to determine if the proposed project will increase the traffic in the 
vicinity of the site.  
 
The existing sports fields are used for multiple sports in the spring, summer, and fall, including football, 
lacrosse, and soccer. The playing surfaces are regularly split into 4 or 6 fields for flag football and lacrosse 
practices and games. The existing facility most closely meets the ITE land use definition of “Soccer 
Complex”.   
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The Institute of Traffic Engineers Trip Generation Manual estimates that the existing athletic fields generate 
160 trips during the Saturday peak hour and 68 tips during the weekday PM peak hour.  
 

 Existing Land Use: Soccer Complex (488) 
Time Period Trip Rate # Fields Trips 
Saturday Peak Hour of Generator 40 4 160 
Weekday Peak Hour of Generator 17 4 68 

 
The proposed ice rink most closely meets the ITE land use definition of “Ice Skating Rink”. The proposed 
rink is expected to generate 113 vehicle trips during the Saturday peak hour and 55 trips during the weekday 
PM peak hour.  
 

 Proposed Land Use: Ice Skating Rink (465) 
Time Period Trip Rate # Rinks Trips 
Saturday Peak Hour of Generator 113 1 113 
Weekday Peak Hour of Generator 55 1 55 

 
Comparing the estimated trip ends for the two uses, the proposed ice rink is expected to generate less 
traffic in the winter than the existing athletic fields generate in the spring and fall. This standard is met. 
 
b. Access into the Site  
Vehicular access to and from the development shall be safe and convenient.  
i. Safety. All entrance and exit driveways are located to afford maximum safety to traffic, provide for safe 
and convenient ingress and egress to and from the site and to minimize conflict with the flow of traffic. 
(Effective November 5, 2016)  
ii. Sight distance. Any exit driveway or driveway lane is so designated in profile and grading and so located 
as to provide the maximum possible sight distance measured in each direction. The sight distance available 
shall be consistent with the standards of the Subdivision Ordinance. (Effective November 5, 2016)  
iii. Corner. Where a site occupies a corner of two (2) intersecting roads, no driveway entrance or exit is 
located within fifty (50) feet of the point of tangency of the existing or proposed curb radius of that site. 
(Effective November 5, 2016) 
iv. Side property line. No part of any driveway shall be located within a minimum of ten (10) feet of a side 
property line. However, the Planning Board may permit a driveway serving two (2) or more adjacent sites 
to be located on or within ten (10) feet of a side property line dividing the adjacent sites. (Effective November 
5, 2016)  
v. Angle. Driveways intersect the road at an angle as near ninety degrees (90°) as site conditions will permit. 
(Effective November 5, 2016)  
vi. Construction. Road, driveway, and parking lot construction comply with the construction and design 
standards in Sec. 16-3-2 of the Subdivision Ordinance. 
 
The existing Gull Crest Drive will be used to access the site. Access is safe and convenient in accordance 
with this standard.  
 
c. Internal Vehicular Circulation  
The layout of the site shall provide for the safe movement of passenger, service, and emergency vehicles 
through the site.  
i. Deliveries. Nonresidential projects that will be served by delivery vehicles will provide a clear route for 
such vehicles with appropriate geometric design to allow turning and backing for a minimum of vehicles.  
ii. Emergency vehicles. Clear routes of access shall be provided and maintained for emergency vehicles to 
and around buildings and shall be posted with appropriate signage (fire lane – no parking). 
iii. Circulation. The layout and design of parking areas shall provide for safe and convenient circulation of 
vehicles throughout the lot.  
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iv. Topography. All roadways shall be designed to harmonize with the topographic and natural features of 
the site. The road network shall provide for vehicular, pedestrian, and cyclist safety, all season emergency 
access, snow storage, and delivery and collection services. 
 
The existing parking lot at Gull Crest features a circular path to allow for safe movement of passenger, 
service, and emergency vehicles. No changes are proposed to the internal vehicle circulation. 
 
d. Parking Layout and Design  
Off-street parking shall conform to Sec. 19-7-8, Off Street Parking and the following standards:  
i. Street. Parking areas with more than two (2) parking spaces shall be arranged so that vehicles do not 
need to back into the street.  
ii. Property lines. All parking spaces, access drives, and impervious surfaces shall be located at least five 
(5) feet from any side or rear lot line, except where standards for buffer yards require a greater distance. 
No parking spaces or asphalt type surface shall be located within five (5) feet of the front property line. 
Parking lots on adjoining lots may be connected by accessways not exceeding twenty-four (24) feet in 
width.  
iii. Flow. In lots utilizing diagonal parking, the direction of proper traffic flow shall be indicated by signs, 
pavement markings or other permanent indication.  
iv. Stacked spaces. Parking areas for nonresidential uses shall be designed to permit each motor vehicle 
to proceed to and from the parking space provided for it without requiring the moving of any other motor 
vehicles. “Stacked” parking may be permitted for resident parking in conjunction with residential uses if both 
spaces in the stack are assigned to the occupants of the same dwelling unit. (Effective November 5, 2016)  
v. Bumpers. The “overhang” of parked vehicles shall be restricted when it might restrict traffic flow on 
adjacent through roads, restrict pedestrian or bicycle movement on adjacent walkways, or damage 
landscape materials. 
 
Rink users will park in the existing Gull Crest parking lot, which contains 76 parking spaces. 
Nineteen spaces are proposed to be temporarily closed during rink operations to allow for 
placement of the changing tent and bleachers and movement of the ice re-surfacer. The remaining 
57 parking spaces will be available for rink users, which is expected to adequately serve the use. If 
additional parking is necessary due to high demand or a special event at the rink, the parking lot 
located at the western end of Gull Crest Drive features 20 additional parking spaces. 
 
Hockey teams are expected to be bussed to and from practice, limiting parking demand for hockey 
activities. The greatest parking demand is expected to occur during public skating, particularly on 
weekends. The Cape Elizabeth town hall skating rink experienced a maximum occupancy of 
approximately 20 skaters last year. Troubh Arena in Portland has reported public skating 
attendance to be between 40 and 80 people on weekends. The applicant expects weekend public 
skating sessions at the proposed rink to attract a maximum of 50 people. Estimating a vehicle 
occupancy of 2 people per vehicle, maximum parking demand for the ice rink is expected to be 
approximately 25 spaces.   
 
3. Pedestrian Circulation  
The site plan shall provide for a system of pedestrian ways within the development appropriate to the type 
and scale of development. This system shall connect the major building entrances/exits with parking areas 
and with existing or planned sidewalks in the vicinity of the project. The pedestrian network may be located 
either in the street right-of-way or outside of the right-of-way in open space or recreation areas. The system 
shall be designed to link the project with residential, recreational and commercial facilities, schools, bus 
stops, and sidewalks in the neighborhood.  
 
Pedestrians will access the ice rink directly from the existing parking lot. No additional pedestrian 
accommodations are necessary.  
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4. Storm Water Management  
Storm water is managed on and off-site without damage to streets, adjacent properties, downstream 
properties, soils and vegetation. To the extent practical, the plan will retain storm water on the site using 
the natural features of the site, except that in the Town Center District, storm water management shall be 
consistent with the Town Center Storm Water Management Plan, updated September 2015 or most recent 
revision. A Low Impact Development (LID) method is incorporated into the storm water management plan. 
The plan includes a note requiring a post- construction maintenance plan for private storm water 
infrastructure and a maintenance plan has been submitted.  
 
When the project increases impervious surface by ten thousand (10,000) sq. ft. in area but less than 1 acre 
(43,560), the storm water management plan has been prepared, signed and stamped by a professional 
engineer licensed in the State of Maine. Post-development peak flows do not substantially exceed pre-
development flows for the 2 and 25-year storm. LID measures have been used to treat a calculated volume 
(referred to as Calculated Treatment Volume, (or CTV) such that it is not less than one-half (1/2) inches 
multiplied by the net proposed new impervious surface area. The CTV may be achieved by treating one-
half (1/2) inches multiplied by the new onsite impervious surface areas, or an equal existing on-site 
untreated impervious surface area, or of an equivalent combination thereof of previously or proposed 
untreated area. When the project increases impervious surface by one (1) acre or more, storm water shall 
be reviewed for compliance with Sec. 25-1-4.c. Storm Water Ordinance. 
 
The project site is within the Spurwink River watershed. The proposed project has been designed to 
maintain the existing drainage pattern on site, which includes distributing concentrated flow with a level 
spreader prior to discharge into freshwater wetlands. More information is provided in the Stormwater 
Management Report in Attachment 3. 
 
5. Erosion Control  
All building, site, and roadway designs and layouts will harmonize with existing topography and conserve 
desirable natural surroundings to the fullest extent possible. Filling, excavation and earth moving activity 
will be kept to a minimum. Parking lots on sloped sites will be terraced to avoid undue cut and fill, and/or 
the need for retaining walls. Natural vegetation will be preserved and protected wherever possible.  
 
During construction, soil erosion and sedimentation of watercourses and water bodies will be minimized by 
an active program meeting the requirements of the Maine Erosion and Sediment Control Best Management 
Practices (BMP’s) as prepared by the Bureau of Land and Water Quality of the Maine Department of 
Environmental Protection, March 2003 or most recent edition. 
 
A site-specific Erosion and Sedimentation Control Plan has been developed with a focus on installation and 
maintenance of perimeter controls, minimization of disturbed area, and rapid permanent stabilization of 
disturbed areas. 
 
For ease of reference during construction, the plan is located directly in the plan set. Erosion and 
sedimentation control BMPs are shown on the Grading, Drainage & Erosion Control Plan (Sheet C-4.0), 
and erosion control details and the written plan narrative is located on Sheet C-5.1. 
 
6. Utilities  
a. Water Supply. The development will be provided with a system of water supply that is adequate in 
quantity and quality to the proposed use. An adequate supply of water for fire protection purposes is 
provided. Connection to a public water supply for drinking water and fire protection is encouraged. 
 
The existing water supply at the storage garage will be used to provide water for rink operations. 
Approximately 2,000 gallons will be used to “fill” the rink prior to start-up. Filling of the rink will be 
accomplished over several days with a garden hose to allow the water to freeze while it is sprayed across 
the rink surface. Throughout the season, the Zamboni will be filled with 180 gallons of water prior to 
resurfacing the ice.  
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b. Sewage Disposal. The development will be provided with a method of disposing of sewage which is in 
compliance with Chapter 15, Sewer Ordinance. 
i. Public Sewage System. All sanitary sewage from new or expanded uses s hall be discharged into a public 
sewage collection and treatment system when such facilities are currently available or can reasonably be 
made available at the lot line and have adequate capacity to handle the projected waste generation.  
ii. Private Sewage System. If the public system cannot serve or be extended to serve a new or expanded 
use, the sewage shall be disposed of by an on-site sewage disposal system meeting the requirements of 
the State Wastewater Disposal Rules and Chapter 15, Article II, Private Sewage Disposal Ordinance. 
iii. Common ownership. When two or more lots or buildings in different ownership share the use of a 
common subsurface disposal system, the system shall be owned and maintained in common by an owners’ 
association and shall conform to the provision of Chapter 15, Article III, Management of Cluster Disposal 
Systems. Covenants in the deeds for each lot shall require mandatory membership in the association and 
provide for adequate funding of the association to assure proper maintenance of the system. 
 
No sewage disposal is proposed or necessary for the project. Portable toilets will be provided for public use 
and will be serviced regularly by a third party. 
 
c. Other utilities. The development will be provided with electrical service adequate to meet the anticipated 
use of the project. New utility lines and facilities shall be screened from view to the extent feasible. If the 
service in the street or on adjoining lots is underground, the new service shall be placed underground. 
Except for propane tanks, no flammable or explosive liquids or solids shall be stored in bulk above ground 
unless they are located at least seventy-five (75) feet from any lot line, or forty (40) feet in the case of 
underground storage. Propane tanks less than 500 gallons in size shall be set back a minimum of ten (10) 
feet from the property line and tanks of 500 gallons or more in size shall be set back twenty-five (25) feet 
from the property line. All materials shall be stored in a manner and location that is in compliance with 
appropriate rules and regulations of the Maine Department of Public Safety and other appropriate federal, 
state, and local regulations.  
 
The design team is currently working with Central Maine Power Co. (CMP) to provide power for the project. 
The preliminary design includes extending three-phase overhead power to the site from Dennison Drive to 
a new riser pole with a pole-mounted transformer. The secondary feed will drop underground to a meter 
and panel located northwest of the rink. An on-site meeting with CMP to discuss the project is scheduled 
for July 12th.  
 
d. Solid Waste. The proposed development will provide for adequate storage and disposal of solid wastes.  
i. Screening. Any solid waste stored on the property prior to removal to an authorized facility shall be 
secured and screened from public view.  
ii. Liquid/semi-solid wasted. All storage facilities for fuel, chemicals, chemical or industrial wastes, and 
biodegradable raw materials, shall meet the standards of the State Department of Environmental Protection 
and the State Fire Marshall’s Office.  
iii. Hazardous Materials. The handling, storage, and use of all materials identified by the standards of a 
federal or state agency as hazardous, special or radioactive shall be done in accordance with the standards 
of these agencies. Any waste produced which is classified as a hazardous, special or radioactive waste by 
either federal or state standards shall be disposed of at a licensed disposal facility appropriate for the type 
of waste and done in accordance with applicable state and federal regulations. 
 
The facility will not generate any solid waste. Similar to the Gull Crest turf fields, rink users will be 
responsible for removing their own solid waste from the site. No hazardous materials, fuel, chemicals, or 
industrial waste will be stored on site. 
 
7. Shoreland Relationship  
The development will not adversely affect the water quality or shoreline of any adjacent water body. The 
development plan will provide for access to abutting navigable water bodies for the use of the occupants of 
the development if appropriate.  
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The project is not located within a Shoreland Zone, and is not located adjacent to a water body. Information 
on water quality related to stormwater runoff is provided in the Stormwater Management Report.  
 
8. Landscaping and Buffering  
a. Preservation. The landscape will be preserved in its natural state insofar as practical by minimizing tree 
removal, disturbance and compaction of soil, and by retaining existing vegetation insofar as practical during 
construction. Extensive grading and filling will be avoided as far as possible. Areas of vegetation to be 
retained shall be designated on a preservation plan. Within the drip line of trees to be preserved, activity 
and disturbance shall be prohibited and a physical barrier shall be provided to separate these areas from 
the construction area. 
b. Landscaping Plan. The development plan will provide for landscaping that defines street edges, mitigates 
the expanse of parking areas, enhances the appearance of the development and reduces the impact of the 
development on abutting properties. Landscaping materials shall be chosen for their ability to thrive at the 
planting site, provide screening, create visual interest and promote diversity of the community forest. 
c. Screening. The development shall provide for screening of service and storage areas. 
 
The location of the temporary rink is currently developed and is comprised of maintained lawn with several 
individual trees and one stand of trees. The site is located between the Gull Crest parking lot and Cooper 
Drive and is not visible from any abutting properties. Removal of vegetation will be limited to only the area 
necessary to install the rink. Accessory features such as the changing tent and bleachers will utilize the 
existing paved area immediately south of the rink.  
 
In the applicant’s long-term plan to develop a four-season multi-use arena, the current project site will likely 
be developed as an area for additional parking. 
 
A revegetation plan has been prepared and will be carried out in the event that the long-term 
permanent arena project does not move forward. The applicant proposes to revegetate the site as 
shown on the Revegetation Plan (Sheet C-7.0) in the Spring of 2024 unless an alternative plan has 
been approved by the Planning Board or Planning Staff.  
 
9. Exterior Lighting  
1. Safety. The proposed development shall provide for adequate exterior lighting to provide for the safe use 
of the development in nighttime hours, if such use is contemplated, without excessive illumination. Lighting 
may be used which serves security, safety and operational needs but which does not directly or indirectly 
produce deleterious effects on abutting properties or which would impair the vision of a vehicle operator on 
adjacent roadways. 
2. Maximum level. Direct or indirect illumination shall not exceed 0.5 foot- candles at the lot line. Lighting 
fixtures shall be shielded or hooded so that the lighting elements are not exposed to normal view by 
motorists, pedestrians, or from adjacent dwellings and so that they do not unnecessarily light the night sky. 
All exterior lighting, except security lighting, shall be turned off between 11 p.m. and 6 a.m. unless located 
on the site of a commercial or industrial use which is open for business during that period. 
 
Pole mounted LED lights are proposed around the rink perimeter to allow use after the sun has set. Because 
of the location of the project within the overall Gull Crest property, light levels resulting from the proposed 
lights will be 0.0 fc at the property line, and the lights will not be visible from any abutting property. 
Information on the proposed lights, including a fixture cut sheet and light levels are provided on the Site 
Lighting & Photometric Plan (Sheet C-6.0) located in the plan set.  
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10. Signs  
Signs shall meet the standards of the Sign Ordinance. Sign materials and lighting shall be of high quality 
and compatible with the character of the development. 
 
A temporary sign will be installed at the entrance to Gull Crest, directing rink users to the rink. To 
prevent people from accessing the rink from Cooper Drive, additional temporary signs will be 
installed on Cooper Drive indicating “NO ICE RINK ACCESS”. All signs will meet the requirements 
of the Sign Ordinance.  
 
11. Noise  
The maximum permissible A-weighted decibel level of a continuous, regular or frequent or intermittent 
source of sound produced by unique activities, structures or equipment on the site shall be limited by the 
time period and by the abutting land use as listed below. Sound levels shall apply at least four (4) feet 
above ground at the property boundary of the source. Existing background sounds are excluded from the 
decibel measurement and noise generated by construction of the site is exempt.  
 
Sound Pressure Level Limits Using the A-weighted decibel level (dBA)  

Abutting Use 7 a.m. – 10 p.m. 10 p.m. – 7 a.m. 
Residential 55 45 
Residential located in a commercial- Industrial district 65 55 
Public, semipublic and institutional 60 55 
Vacant or rural 60 55 
Commercial 65 55 
Industrial 70 60 

 
The major sources of noise generated by the project are expected to come from the chiller and from 
hockey taking place on the rink. The chiller will run as temperatures dictate and, as a result, will run 
less at night than during the day. The majority of the area surrounding Gull Crest can be classified 
as “Vacant or Rural”. The closest house to the proposed project is located at 490 Spurwink Avenue, 
nearly 1,000 feet from the rink with dense natural forested area buffering it from Gull Crest. The 
Public Works building is located 378’ from the proposed chiller location. 
 
The chiller supplier has provided data on the proposed equipment, indicating that it will produce 
up to 74 dB at a distance of 30’ from the chiller. Noise dissipates with distance from the source. To 
determine if the chiller will meet the standard, noise pressure levels at the property line, the nearest 
house, and the Public Works building were calculated and tabulated below. The following estimates 
are based only on distance from the source and do not take into account barriers such as vegetation 
or topography. As a result, the estimates should be considered conservative. 
 

Location Distance from Source Sound Pressure (dBA) 
Chiller 30’ 74 
Nearest Property Line @ 
Spurwink Ave. 

600’ 48 

Closest House 955’ 44 
Public Works Building 378’ 52 

 
The calculated sound pressure levels from the chiller meet the requirements of this standard. 
 
During the week, hockey activity is expected to take place from 7a.m. to 9 a.m. and after 4:30 p.m. 
Noise from hockey is expected to be less than the maximum permissible sound limits at the 
property line and at the nearest house. It is difficult to estimate the noise that hockey will generate 
and if it will cause a disturbance within the Public Works building. The applicant has agreed to 
adjust activity schedules if the Public Works Director reports that the noise from hockey is affecting 
Public Works operations.  
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12. Storage of Materials  
a. Outside Storage. Exposed nonresidential storage areas, exposed machinery, and areas used for the 
storage or collection of discarded automobiles, auto parts, metals or other articles of salvage or refuse shall 
have sufficient setbacks and screening (such as a stockade fence or a dense evergreen hedge) to minimize 
their impact on abutting residential uses and users of public streets.  
b. Receptacles. All dumpsters or similar large collection receptacles for trash or other wastes shall be 
located on level surfaces which are paved or graveled. Dumpsters or receptacles shall be screened by 
fencing or landscaping.  
c. Secure from minors. All sites potentially hazardous to children shall require physical screening sufficient 
to deter small children from entering the premises. This screening shall be maintained in good conditions.  
 
No material storage is proposed as part of the project. The ice re-surfacer will be stored inside a modified 
shipping container. Because of the project’s location within the larger Gull Crest site, no screening is 
necessary.  
 
13. Technical and Financial Capacity 
The applicant has demonstrated the financial and technical capacity to carry out the project in a timely 
fashion in accordance with this ordinance and the approved plan. 
 
Technical Capacity: 
The applicant hired Terradyn Consultants, LLC (www.terradynconsultants.com) to lead the design and 
permitting of the project. Terradyn Consultants is a Civil Engineering and Land Surveying company 
established in 2005 and headquartered in New Gloucester, Maine. Terradyn Consultants, LLC provides 
land planning, engineering design, surveying, stormwater management design and environmental 
permitting technical assistance to developers, contractors, and municipalities in the areas of commercial, 
residential, and industrial developments. 
 
The applicant has also hired Ice Ops (www.iceops.net) to assist with the rink design and installation. Ice 
Ops is a Maine based regional leader in rink design, construction, and maintenance. Ice Ops is responsible 
for installing and maintaining the seasonal Rink at Thompson’s Point in Portland, and has installed several 
high-profile outdoor rinks, including “Frozen Fenway”, where some of New England’s top hockey programs 
have played.  
 
Local earthwork contractor, L.P. Murray & Sons (www.lpmurray.com) will complete the site work for the 
project. 
 
Additional information on the individual team members can be found at the websites listed above. 
 
Financial Capacity: 
The applicant has secured the funds required to construct, maintain, and remove the rink through 
fundraising. The primary donors wish to remain anonymous. In accordance with Article IX, Section 19-9-
4.C.2.q, the applicant will provide evidence of financial capacity to the Town Manager, and request that he 
make a recommendation to the Planning Board on this standard. 
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