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July 29, 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; 
 
As a follow-up to the July 19, 2022 Planning Board mee�ng, Northeast Civil Solu�ons, Inc. (NCS) is submi�ng 
herewith 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 July 19, 2022 the Planning Board deemed the applica�on to be acceptable for preliminary approval with 
the excep�on of the Open Space Plan.  In general, the Board determined that any areas that will be disturbed 
and revegetated, including stormwater facili�es and embankment slopes that will be restored with meadow 
grass and trees, cannot be counted towards the open space area.  The Board also pointed out that exis�ng and 
proposed structures including an exis�ng shed, riprap areas, and the top of the proposed retaining wall are 
also not allowed to be counted towards the open space area.  The Board suggested that the stormwater 
facili�es and other disturbed areas should s�ll be preserved as public open space, but not counted towards the 
total 45% open space area requirement.  The Board also suggested that there is addi�onal land available 
within the proposed parcel to be retained by the Applicant, and that the Applicant’s proposed boundary lines 
could be modified to create addi�onal open space outside these boundaries to meet the 45% open space area 
requirement.  Considering the Board’s determina�ons and sugges�ons, the Open Space Plan has been revised 
and is atached to this leter.  The following sec�ons provide a summary of the revisions to the Open Space 
Plan in compliance with the Town’s open space design standards. 
 
Open Space Plan Revisions 
Per the Boards determina�on, all of the stormwater facili�es, embankment slopes, and areas that are 
proposed to be disturbed and revegetated or restored with riprap are s�ll included as public open space, but 
are not counted towards the open space area total.  In addi�on, the Applicant’s proposed boundary lines have 
been revised to include addi�onal open space adjacent to Wetland D, along the southerly site boundary, and 
along the westerly side of the proposed quadraplex.  As a result, the Applicant’s proposed lot has been 
reduced by approximately 19,338 SF. 
 
Another significant revision to the proposed Open Space Plan includes enhancing the trail system throughout 
the site.  These enhancements include maintaining exis�ng trails, establishing new trails, and recrea�ng trails 

SURVEYING      ENGINEERING     LAND PLANNING 

Northeast Civil Solutions 
I N CO R PO R A T E D 

 

www.northeastcivilsolutions.com 



2 

 

that existed in the past.  All of the proposed trails will provide public access to the Loveit Woods public open 
space and the greenbelt trails within the Town.  More specific descrip�ons of the proposed trail enhancements 
are as follows: 
 

a. Plaisted Park Connec�on. 
Prior to the construc�on of the Applicant’s exis�ng home, a trail connec�ng the Plaisted Park ballfield 
area to the Carr Woods parcel was used by local residents.  This trail is proposed to be recreated 
around the ballfield to the Carr Woods site as shown on the revised Open Space Plan atached.  Once 
on the Carr Woods parcel this trail will be extended along the southerly boundary of the site and will 
connect to the exis�ng trail in the westerly end of the site that con�nues westerly to Loveit Woods.  
The exis�ng grades are rela�vely flat in this area of the site and will easily facilitate a new trail in the 
areas shown on the plan.  A boardwalk will be added through a sec�on of Wetland D including the 
wetland channel that runs along the east side of the wetland.  This trail will connect the Litlejohn 
Road neighborhood and Plaisted Park to Loveit Woods and the greenbelt trails.  In addi�on, abu�ng 
residences along the north side of Litlejohn Road will have direct access to the trail from their back 
yards. 

 
b. Wood Road Connec�on. 

A trail is proposed connec�ng the Wood Road neighborhood to Deep Brook Road through the area 
iden�fied as Open Space Block #2 as shown on the revised plan.  This trail is currently used on a 
regular basis and allows residents in the Wood Road neighborhood to access Shore Road and Fort 
Williams Park through the exis�ng Carr parcel.  This exis�ng use will con�nue a�er the project is 
constructed, and the trail will also provide access to Loveit Woods to the west.  Users of this trail will 
have the op�on to use the sidewalk on Deep Brook Road or to use the northerly trail connec�on 
described below. 
 

c. Northerly Trail Connec�on. 
A new trail is proposed along the northerly side of the proposed Carr Woods site as shown on the 
revised plan.  In addi�on to providing a connec�on to the Wood Road neighborhood as described 
above, this trail will also connect the easterly end of Deep Brook Road to Loveit Woods and the 
greenbelt trails to the west.  Given that the exis�ng grades are rela�vely steep in some areas, this 
northerly trail connec�on is proposed to meander around the steeper areas and rock outcroppings and 
follow the flater slopes where possible.  Abu�ng residences along the south side of Rocky Hill Road 
will have direct access to this trail from their back yards. 

 
Open Space Design Standards 
As a result of the proposed open space design revisions as described above, the total proposed allowable open 
space area is approximately 6.90 acres which is approximately 48.5% of the 14.23 + acre site and exceeds the 
Town requirement of 45%.  The total proposed open space area including the areas not counted is 
approximately 8.42 acres or approximately 59.2% of the 14.23 + acre site. 
 
The revised Open Space Plan includes an updated breakdown of the usable open space in accordance with 
Town standards.  Areas subtracted from the usable open space total include Open Space Block #2 as an 
isolated por�on of the site, all areas of exposed bedrock, and all u�lity easements within the open space.  As a 
result, approximately 73.9% of the allowable open space is considered usable which exceeds the Town 
requirement of 33%. 
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The revised Open Space Plan has been designed in accordance with the following Town standards: 
 

d. Con�guous Land. 
The open space will be conserved in large con�guous blocks to the greatest extent prac�cable.  One 
large con�guous open space block is proposed around the site with one smaller open space block in 
the northeast corner of the site.  Several of the narrow strips less than fi�y (50) feet in width are 
included in the open space design since as they will include trails that provide public access connectors 
to nearby public open space (i.e. Plaisted Park and Loveit Woods), and links to neighborhoods that will 
benefit from the use of the open space to be preserved. 
 

e. Connec�vity. 
Given that the proposed public 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 both 
Plaisted Park and Loveit Woods.  Access for units within the development will be provided to land to 
be preserved as open space.  Greenbelt trail connec�ons through Loveit Woods will be provided to all 
areas of the site including the residen�al neighborhoods surrounding the site.  
 

f. 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 
including wetlands will be preserved as shown on the revised plan. 
 

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 in a manner that preserves and 
promotes connec�vity of the Cape Elizabeth greenbelt town wide. 

 
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.  

 
Summary 
The revised Open Space Plan incorporates all of the determina�ons and sugges�ons made by the Planning 
Board at their July 19, 2022 mee�ng.  Addi�onal trails have also been incorporated into the open space design 
to provide addi�onal connec�ons to greenbelt trails and exis�ng public open space areas.  Access will be 
provided to the units within the development and to the surrounding residen�al areas.  The Town’s open space 
preserva�on priori�es were followed and all other applicable open space standards as outlined in the Town 
ordinances have been met.  Addi�onal details regarding the proposed trails and open space preserva�on 
documents will be provided as part of the final review submission.  Therefore, with the open space comments 
being addressed in this submission, and all other project comments being address in the previous submissions, 
the Applicant is again reques�ng Preliminary Planning Board approval for the proposed project at the 
upcoming mee�ng. 
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Thank you again for your aten�on to this mater and we look forward to discussing the revised Open Space 
Plan with you and the Planning Board at their August 16, 2022 mee�ng. 
 
Sincerely, 
Northeast Civil Solu�ons, Inc. 
 

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