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May 28, 2020  
 
 
Maureen O’Meara, Town Planner 
Cape Elizabeth Town Office 
320 Ocean House Road 
Cape Elizabeth, ME 04107 
 
RE:   Site Plan Review Application, 287 Ocean House Road                                                

Yam Yams, LLC   
   
Dear Ms. O’Meara; 
 
Following the summary of revisions, a response in bold, is provided after each town and peer review 
comment. 
 
Town Planner Comments: 

 
1. Utilization of the Site  

 
The proposal redevelops an existing developed site where site plans where approved by the 
Planning Board in the 1980's and 1990's. A paved portion of the site will be replaced with a 
lawn area in much of the front yard setback. Existing drainage patterns will be maintained. The 
applicant has stated that the site will be used for village retail and related DIY classes, which 
will only be held when the retail store has closed. Power tools will only be used as part of the 
DIY classes. 
 
The prior use of the site was a gas station and a remnant of that use is potential soil 
contamination. The applicant is working with the Maine Department of Environmental 
Protection (DEP) under the VRAP program to obtain a Phase 2 Environmental Site Assessment 
(ESA) which focuses on soil disturbance on the lot. It appears that the lumber storage rack will 
be placed on a concrete base with anchors embedded under the concrete. The applicant 
should confirm that this is included in the ESA or that the DEP has determined that it does not 
need to be included in the ESA. DEP approval should also be obtained prior to the issuance of 
any permit for the site. 
Please see the attached letter from Campbell Environmental Engineering describing the EMP 
for the site.  The concrete slab for the lumber storage rack will sit on the existing pavement 
and will not be attached to the ground.  
 

2. Traffic Access and Parking  
 
… The Planning Board may want the applicant to propose mitigation for the increased traffic it 
will contribute to the intersection. 
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No mitigation is proposed, additional traffic to the intersection from the site is negligible 
(see traffic report) and site distances, as viewed by the board during the site walk, are not an 
issue.  
 
The applicant is proposing to remove the concrete "wings" that frame the parking area in front 
of the building to add more parking spaces. To promote better traffic movement management 
and retain this for pedestrian movement, as well as reduce applicant site costs, the Planning 
Board may want to discuss retaining the concrete "wings." 
The parking in this area has been slightly revised to add an appropriate radius to replace a 
sharp angle point in the original design.  All aisle widths will be 24 feet or greater.  The 
northerly “wing” referred to above will be removed, and he southerly “wing” has been 
slightly modified (see site plan). 
 

3. Pedestrian Circulation 
 
The applicant has added a striped walkway across the north side of the parking lot. This 
connects to a "proposed 5' wide pedestrian path (flush, paved) which does not appear to 
include pedestrian markings. 
 
The site includes a new sidewalk on the Scott Dyer Rd frontage and a worn sidewalk on the 
Ocean House Rd frontage. The Planning Board has not required replacement of existing 
sidewalk for other Town Center projects. The Board may want to consider, however, 
supplementing the existing sidewalk with pedestrian lighting which is the standard design in 
the town center. The town will be constructing new sidewalk on the east side of Ocean House 
Rd extending from Cumberland Farms to the southerly Methodist Church driveway in the 
summer, 2020. This new sidewalk will include a 6' wide concrete sidewalk, separated from the 
road by a grassed esplanade that will include street trees and pedestrian lighting. 
A new stone dust walkway is proposed for the project, replacing the paved walkway 
adjacent to the Ocean House Road access.  Please see the revised site plan for more details. 
 

4. Stormwater Management 
No Response required 
 

5. Erosion Control 
No Response required 
 

6. Utilities 
No Response required 
 

7. Shoreland Relationship 
No Response required 
 

8. Landscaping and Buffering 
Additional shrubs are proposed on the plan.  Please see the site plan for more details. 
 

9. Exterior Lighting 
The lighting plan indicates that the 0.5 maximum footcandle lighting level is exceeded at the 
southwest and northeast corner. The applicant has reported that the sign lighting is not 
expected to exceed .5 footcandles. 
 



The Planning Board may want to discuss substituting the proposed lighting fixtures, especially 
the parking lot pole lighting and building lighting, with fixtures more compatible with the town 
center lighting. Parking lot lighting for Csalt, Ocean House Commons, Hill Way and other 
projects was adjusted to be compatible with the town center lighting. Below is the town center 
lighting spec. 
The proposed lighting around the property on or near the ROW line has been removed due 
to an excess of 0.5 footcandles over the property line.  Only one existing light pole will 
remain, located near the outdoor lumber storage rack.   
 
The applicant will work with the Planning Board regarding the towns request for additional 
street lighting by Ocean House Road.  Information on the cost and availability of street lights 
has not been received from the manufacturer as of the date of this submission.   
 

10. Signs 
No response required 
 

11. Specifications for the wall mounted dust collection system has been provided. The 
specifications indicate the decibel level is less than 70 decibels. It may be reasonably assumed 
that maximum commercial decibel levels of 65/55 will not be exceeded at the property line, 
however the Planning Board may want to require that the dust collection not be operated 
when a power tool is in use. 
The reason to have of a dust collection system is that it will run and collect dust while power 
tools are in use.  If the Board required only one to be operating at a time it would create an 
unsafe condition inside the building with regard to air quality.   The existing noise report 
notes: “The rated level from the dust collector results in this being a minor exterior sound 
source and would not contribute to the highest sound level at the property line.”  See page 5 
of the sound engineer’s report.   
  

12. Storage of Materials 
In the area of the sidewalk that runs across the front of the building and which is located 
beneath the extended building overhand, the applicant proposed to offer seasonal items for 
sale that would be placed in this area on a daily basis and stored inside overnight.  Such 
items might include rakes in the autumn and shovels in the winter, etc. 
 

13. Technical and Financial Capacity 
No response required 

 
Town Center Design Standards 

• Comments a-f 
Please see the attached architectural narrative for a response to comments regarding the 
building.  

 
 
Peer Review Comments (Stephen D. Harding, P.E., Town Engineer, Sebago Technics, Inc.) 
 

1. The applicant is proposing to develop a 0.93-acre parcel in the Town Center that formerly was a 
site for a convenience store/gas station. The applicant is proposing to rehabilitate the existing 
structure on the site to create a hardware/lumber retail facility with office space and an area for 
classes. A covered outdoor material storage rack is proposed to be added to the north of the main 
structure. The former gas station canopy has been removed from the site and the applicant 



proposes to regrade and resurface a portion of the former impervious pavement footprint on the 
site to create 22 parking spaces to serve the various proposed uses. The result will be a 35% 
reduction from the previous impervious surface coverage on the site.  
No Response required. 
 

2. In response to a comment in our April 15th letter, the applicant appears amenable to granting the 
Town a pedestrian easement for the section of the sidewalk along Scott Dyer Road that is 
currently located on the applicant’s property. This easement should also include the school 
flashing light/sign and its electrical power connection to the nearby utility pole. The easement 
should be recorded to formally allow the public to utilize the walk and the give the Town the rights 
to maintain and improve the sidewalk. The limits of the easement should be added to the Site & 
Layout Plan for future reference.  
The applicant is willing to work with the town on the location and sprcifics of the easement at a 
later date. This can be added as a Condition of Approval.   
 

3. The submission materials indicate that the applicant is currently in the process of updating the 
site’s Maine Department of Environmental Protection’s (DEP) Voluntary Response Action Program 
(VRAP) status and that the Town will receive a copy of the DEP’s VRAP documentation at the 
completion of the VRAP update.  
Please see the attached latter from Rich Campbell regarding the Environmental Management 
Plan for the property.  Receipt of the VRAP will be a Condition of Approval unless the VRAP 
approval from the DEP is received prior to the date of the final Board approval.   
 

4. Additional documentation has been provided regarding the need for the shrub removal at the 
easterly portion of the site near the Ocean House Road/Scott Dyer Road intersection as noted in 
the March 22, 2020 Traffic Assessment Report as prepared by William Bray, P.E. of Traffic Solutions. 
According to the traffic report, the removal of the shrubbery is recommended to improve the site 
distance to the east from the Scott Dyer Road drive connection. While the report recommends the 
shrub vegetation to be removed, the Site & Layout Plan contains a note to preserve the existing 
vegetation and landscaping in this portion of the site. The documentation in the submission 
package also includes an April 24, 2020 email from Traffic Engineer Bill Bray which reiterates that 
the shrubs should be removed and that MDOT should be consulted if there is any ambiguity that 
the shrubs may be located in the right of way 
 
As this section of the roadway is in the Urban Compact Zone, the Public Works Director should be 
consulted as to the limits of vegetation removal in the right of way as the MDOT generally 
concedes the control of these types of issues to the local authority. The landscaping to be 
removed should be described and noted on the plan along with the need for prior consultation 
that may be needed for plant removal in the right of way. The Planning Board should review the 
vegetation to be removed and determine if replacement plantings should be provided further 
away from the roadway so as not to interfere with sight distance lines from the Scott Dyer Road 
site driveway. 
The vegetation in this area was reviewed by the Board at the site walk and was determined that 
no vegetation will need to be trimmed or removed to provide adequate sight distance. 
 

5. The plan now includes a walkway connection from a proposed painted crosswalk on the interior of 
the site to an existing bituminous sidewalk located to the north of the Ocean House Road 
driveway access to the site. A short section of this walk connecting to the existing walk will be 
located on an existing grass surface area so the plans should add a detail or a note which describes 
the gravel and pavement buildup of this section of new walk. The remainder of walkway area 



appears to be within existing paved area and is proposed to be delineated by a solid white line 
from the travel aisle. As the walkway will be flush with the adjacent pavement, the Planning Board 
may wish to review with the applicant the benefit of more clearly delineating the pedestrian area 
by continuing the painted crosswalk symbol to the existing walkway.  
A new stone dust walkway is proposed per the Planning Board’s review and comments.  Please 
see the revised site plan for more details. 
 

6. As a minor point, the designer is proposing to remove a portion of the southerly concrete island 
for the new seven parking spaces in front of the building. The plan currently shows a sharp angle 
near the travel aisle at the end of the last space next to this island. For vehicle safety, this angle 
point should be replaced with a radius to soften the transition. The radius dimension should also 
be added to the plan.  
A 10-foot radius has been added to aid traffic movements through the site and parking was 
adjusted slightly to allow for this revision (the number of parking spaces remains unchanged).  
All aisle widths remain at least 24 feet wide.   

 
 
If you have any additional questions or comments regarding the site plan, please don’t hesitate to reach 
out to discuss.  
 
Sincerely, 
Northeast Civil Solutions, Inc. 
 
 
 
 
Travis Letellier, P.E. 
Director of Engineering 

CC:  Jim Fisher, President, NCS 
 Michael Friedland, Applicant/Owner 
         
 



287 Ocean House Street – Lumbery – Narrative  
(referencing the Design Requirements in Ch. 19 of the Town of Cape Elizabeth, Maine Zoning 
Ordinance)  
 
Overview 
The Lumbery is a single-story renovation of an existing 1,975 sf gasoline station and 
convenience store to a locally sourced lumber retail store at 287 Ocean House Road in Cape 
Elizabeth, Maine.  
 
The historical uses of this property include: a homestead from the late 1800’s to 1970; Sun Oil 
Company (three bay service station and gasoline station) from 1970-1976; Webber Oil Company 
(gas station and convenience store) from 1977-1984; and Cumberland Farms (gasoline station 
and convenience store) from 1984 to 2014. The proposed use would be primarily mercantile for 
the single office and retail store and light industrial for the wood shop.  
 
Using the zoning ordinance classifications, the project would be considered a conversion of an 
existing building or structure from a more intensive category (Use Category 6. Gas Station and 
Repair Garages) to a less intensive category (Use Category 3. Personal Services and Village Retail 
Shops).  
 
 
Site 
The proposed Site is approximately 0.91 acres and is in an area of residential, commercial and 
municipal development, bordered by residential properties to the north and west. A Cumberland 
Farms gasoline station (298 Ocean House Road) is located to the east and the town library, 
numerous businesses, and the elementary and middle schools are located to the south of the 
Site. The existing building is set near the western border of the site and existing parking spaces 
are allotted along the north, east and south sides of the building. 
 
Structural  
The existing building is constructed of concrete blocks on three sides (west, north and south) 
and the front of the building (east) is constructed with steel beams and posts for structure and 
2x4 framing for non-structural wall construction. 
 
The renovation of the existing building will not require modifications to the existing structural 
systems. All exterior work on facades will be installed within pre-existing openings that have 
been concealed during the transformation from the Sun Oil Company to the Cumberland Farms. 
New openings for skylights in the roof will be framed around existing trusses.  



 
Exterior changes will include, removal of the fake windows and shutters along the front façade, 
removal and replacement of all existing weathered and peeling siding, installation of a new glass 
sliding entry door on front façade, construction of a new dormer above new entrance, 
installation of a window on the north side, removal of the decorative raised ridge assembly on 
the roof, installation of six skylights, replacement of the asphalt roofing shingles. 
 
Interior changes include overlaying existing trusses and perimeter walls, building new non-load 
bearing walls, building a raised work area, new electrical, and new plumbing at existing 
plumbing locations. 
 
The intent of the work is to improve the existing condition and function of the existing building 
and to create an exterior facade that is compatible with neighboring buildings and town center 
design standards. 
 
Design Requirements 
(as required by Ch. 19 of Town of Cape Elizabeth Zoning Ordinance for exterior alterations to an 
existing structure. The intent is not that all buildings should look the same, but rather to encourage 
a mix of compatible styles, sizes, and characteristics.) 
 
Building Footprint 
The project is a single-story re-development of an existing site and building. The existing 
building has a footprint of less than 5,000 sq. ft. and no expansion is proposed. The existing 
building is currently oriented towards Ocean House Rd and the design of the site and building 
enhances that orientation.  
 
Scale 
The existing building is a single-story structure that is compatible in relation to its surroundings 
and other structures in the district. The project will maintain the existing building scale and no 
expansion is proposed. 
 
Height and Roof Pitch 
The project will reduce the overall height of the existing structure by removing the existing 
decorative raised ridge assembly. The project proposes new asphalt shingles on the existing 
gable roof and a new dormer over the entrance doors that will match the existing roof pitch of 
5:12.  
 
Building and Parking Orientation 
The existing building was designed with its primary orientation towards Ocean House Road. The 
project will maintain the existing building orientation and create a new dormer over the new 
entrance doors to create a clear and distinctive entrance.  
 



The project will utilize the existing sidewalk that is currently parallel to the front façade as well as 
provide a stone dust pathway perpendicular to the road and building that connects the public 
sidewalk along Ocean House Road to the front of the building. The side yard visible to the 
public will keep existing landscaping as it currently presents a pleasing appearance to the 
pedestrian. 
 
Openings 
The existing front façade has a single large opening on the left of the façade and three fake 
windows with shutters equally spaced to create an even and pleasing rhythm along the front of 
the façade (total of 29% openings to walls). 
 
The design guidelines state that “development in existing structures shall maintain the original 
rhythm and size of openings.” The project will remove a single existing door and add large 
sliding glass doors and two (2) large windows to the front façade, bringing the total to 50% 
openings to wall. The door and windows will be equally spaced and centered on the façade to 
the right of the existing opening to maintain the original rhythm as noted. The new sliding door 
and integrated dormer will create a clear and distinctive entrance to the building, as well as 
provide clear wayfinding and circulation patterns for customers.  
 
While the Scott Dyer side elevation of the building is not and has historically never been 
considered a “front facade”, we have added a large window centered on the building to create a 
more inviting appearance using the proportions of the existing window to create visual 
cohesiveness between the existing and the new.   
 
Exterior Materials 
The project will remove all existing weathered and peeling painted cedar shake shingle siding 
and replacing it with natural 6” hemlock shiplap siding with painted white trim, which is 
permitted in the design requirements of the Zoning ordinance.  
 
Parking Lot 
The project will remove a large portion of the existing asphalt to create an esplanade around the 
parking area that is 35’ wide. The view of the parked cars will be “obscured” by existing and 
proposed plantings. Landscaped islands are not required based upon the limitations of the 
existing site and the parking layout. 
 
 
 
 
 



 

Campbell Environmental Group, 173 Gray Road, Falmouth, Maine 04105    (207) 253-1990  www.cegenvironmental.com 

 
 
 
 
May 18, 2020 
 
 
Mr. Michael Friedland  
Willard Square Home Repair 
535 Shore Road 
Cape Elizabeth, Maine 04107 
 
Re: Environmental Management Plan  

287 Ocean House Road, Cape Elizabeth, Maine 
  
Dear Mr. Friedland, 
 
Campbell Environmental Group, Inc., (CEG) has prepared this letter to provide insight into the purpose of 

the Environmental Management Plan (EMP) that was approved by the Maine Department of 

Environmental Protection (MEDEP) Voluntary Response Action Program (VRAP).  The plan was drafted 

to ensure the health and safety of humans and the environment from potential contaminants of concern 

that may be residual from the former gasoline service station.  The plan outlines the following tasks to be 

completed:  

 

▲ Collect soil samples in the areas where soil will be disturbed to plant trees on the property 

perimeter and in the area where asphalt will be removed to plant grass.  The soil samples will be 

analyzed for volatile organic compounds using a photoionization detector (PID) and headspace 

technique.  The soil samples will be collected to evaluate the near surface soil (0 to 2 feet below 

grade) in these areas;  

▲ Collect two samples for laboratory analysis from the near surface soils in the area where asphalt 

will be removed and analyze the soil samples for volatile petroleum hydrocarbons (VPH) and 

extractable petroleum hydrocarbons (EPH);  

▲ Conduct a location survey of each analytical sample location; and  

▲ Prepare a report summarizing the methods and results of the investigation as well as potential 

recommendations for additional work. 

 

Once the EMP tasks have been completed, and assuming that no significant impact to the soil is 

detected, the MEDEP will issue you a letter describing that no further action is required at this time.   

 

From an environmental view point, it is hoped that the asphalt could remain in place so to act as a 
cap/containment of any residual contamination.  MEDEP encourages maintaining the asphalt as it serves 
as a very good solution for any potential petroleum-impacted subsurface soil.  I would strongly encourage  

https://maps.google.com/?q=535+Shore+Road%0D+Cape+Elizabeth,+Maine+04107&entry=gmail&source=g
https://maps.google.com/?q=535+Shore+Road%0D+Cape+Elizabeth,+Maine+04107&entry=gmail&source=g
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you to leave as much asphalt in place as possible.  Placing the wood rack on the asphalt that would be 

the most protective of human health and the environment and would require no further testing.   

 

If you have any questions or comments, please do not hesitate to contact us.  We appreciate the 

opportunity to work with you on this project.  A cost estimate to complete this work is attached. 

 

Sincerely, 
 

 

 

 

Rich Campbell 
Maine Certified Geologist 
President 
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