
Meeting Agenda

Wednesday, February 18, 2026, 9:00 AM

Town Hall Meeting Room, Second Floor

208 Sanford Road, Wells

MINUTES

JANUARY 6, 2026 DRAFT MEETING MINUTES

DEVELOPMENT REVIEW & WORKSHOPS

COASTAL COMMONS

R&L Properties, LLC, owner/ applicant; Attar Engineering Inc, agent. Site Plan Amendment Application seeking to add Medium 
Intensity Commercial Recreation use to units 2 and 3 (each unit is 1,000 SF in area) for golf simulators. The property is located 
at 22 Laudholm Farm Road (formerly 2229 Post Road) and is within the General Business District. The property is identified as 
Tax Map 147, Lot 13. Receive Site Plan Amendment, Workshop Articles V, VI and draft completeness and 

compliance

COASTAL COMMONS SITE PLAN MEMO 02-13-26.PDF
COASTAL COMMONS DRAFT COMPLETENESS 02-12-26.PDF
COASTAL COMMONS COMPLIANCE FOF FINAL 02-12-26.PDF
PARKING RECOMM RE GOLF SIM 120825.PDF

LAUDHOLM FARM SITE PLAN AMD GOLF SIM BUSINESS.PDF

HARBORSIDE CONDOMINIUM

Harborside Condominium Association, owner; Marie Keenan, applicant. Site Plan Application seeking approval for adding 10 
parking spaces, parking space restriping, adding a dumpster, documenting the expansion of motel unit 21 and addressing the 

lodging facility office/management requirements. The property is a grandfathered Lodging Facility consisting of 21 hotel/motel 
units. The property is located at 353 Mile Road and is within the Beach Business and Shoreland Overlay Districts. Tax Map 
122, Lot 38. Workshop compliance/ Findings of Fact & Decisions for possible approval or consider for extension

HARBORSIDE CONDO MEMO 02-13-26.PDF

HARBORSIDE CONDO DRAFT COMPLETNEESS 02-13-26.PDF
HARBORSIDE 021326.PDF

OTHER BUSINESS

ADJOURN

I.

I.

Documents:

II.

Documents:

http://www.wellstown.org/8852acd3-5bcd-4b64-8ad0-2b729e8dc0d6


Planning & Development 

208 Sanford Road, Wells, Maine   04090 

Phone:  (207) 646-5187, Fax:  (207) 646-7046 

Website:  www.wellstown.org  

 

Michael  G. Livingston, Town Engineer/Planner  mlivingston@wellstown.org 

Shannon  M. L. Belanger,  Assistant Planner sbelanger@wellstown.org 
 

 

Site Plan Amendment Application Memo 

Date: February 13, 2026 
 

To:  Planning Board 
 

From: Planning Office 
 

Re: Coastal Commons (fka R&L Properties Contractor Business) – Map 147, Lot 13 

 

Project Description: 
 
Lew Chamberlain of ATTAR Engineering Inc has submitted a site plan amendment 
application on behalf of the owner/applicant, R&L Properties, LLC. The Site Plan Application 
is seeking approval to add Medium Intensity Commercial Recreation use to two units 
restricted to golf simulator use only, and to maintain the following uses within the approved 
8,000 SF one-story building and 1,920 SF of the 1st floor of the smaller building: Business 
Contractor, Business Office, Business Retail, Business Service, Business Personal Service, 
and Business Wholesale (less than 5,000 SF).  The two dwellings with two bedrooms each 
on the 2nd floor of the smaller building (1,920 SF in area) remain unchanged. A total of 10 
business units are proposed between the two buildings. The property to be served by public 
water (KKWWD) and public sewer (WSD). The property is located within the General 
Business District and is at 22 Laudholm Farm Road with access off of Laudholm Farm Road.  
Tax Map 147, Lot 13. 

§ 145-74. Review and approval process.  

Staff Review Committee process. 
(1) The membership of the Staff Review Committee shall include the Road Commissioner, the Fire 
Chief, the Police Chief, the Code Enforcement Officer, Town Engineer (if any) and Director of Planning 
and Development or their designees. The Director of Planning and Development is the Chair of the 
Committee and shall designate the Vice Chair. SRC meeting to be held on 2/18/26. 
(2) If there are site plan approval applications to review, the Staff Review Committee shall meet at least 
two times a month. The meeting schedule shall be established by the Director of Planning and 
Development by the first day of December for the following calendar year. The agenda for each Staff 
Review Committee meeting shall be posted in the Town Hall at least seven days prior to the meeting. 
Scheduled meetings may be rescheduled if the Committee members or their designees are unable to 
attend to a time agreed to by all applicants on the agenda for the meeting. SRC meeting to be held on 
2/18/26. 
(3) An applicant shall be notified of any Staff Committee meetings at which the applicant's plan will be 
reviewed and shall have the right to attend any Staff Review Committee meetings at which the plan 
may be reviewed. Applicant notified of SRC Agenda 
(4) A new application, revised application or proposed amendment to an approved plan shall be 
submitted to the Office of Planning and Development at least 10 days prior to the meeting at which it 
will be considered. The application shall be accompanied by a site plan and the required fee. 
Application and fee provided 

 

http://www.wellstown.org/
mailto:mlivingston@wellstown.org
mailto:sbelanger@wellstown.org
https://ecode360.com/7612777#7612777
https://ecode360.com/7612778#7612778
https://ecode360.com/7612779#7612779
https://ecode360.com/7612780#7612780


(5) Upon the receipt of an application for site plan approval along with certification that the abutters 
have been sent or delivered notices of the site plan approval application by the applicant, the Code 
Enforcement Officer shall review the application and the site plan to determine if the proposed use 
meets the requirements of Articles V, VI and VII. Abutters mailed notice of use determination and 
SRC meeting on 2/6/26 

(a) If the application does or does not meet the requirements of Articles V, VI and VII, the Code 
Enforcement Officer shall notify the applicant in writing. 
(b) If the application does meet the requirements of Articles V, VI and VII, the Director of 
Planning and Development shall place the application on the next meeting agenda of the Staff 
Review Committee and shall provide the Planning Board with a brief description of the 
application at its next meeting. At the meeting the Staff Review Committee shall determine if the 
application is complete. If it is not complete the applicant shall be notified in writing of the 
information needed to complete the application. Application to be reviewed by SRC on 
2/18/26 

(6) Upon determining that the application is complete, the Committee shall review the site plan and 
either approve the application and sign the site plan, approve the application with conditions and sign 
the site plan or deny the application. To be determined 
(7) The Staff Review Committee may only approve an application by a unanimous vote, and its 
decision shall be based on the criteria found in § 145-75, and it shall inform the applicant in writing 
within seven days of its decision stating its reasons. The Committee shall prepare detailed, written 
findings of fact, based on the evidence presented, and its conclusions and basis thereof. To be 
determined 
(8) The Staff Review Committee shall take action on a complete application within 35 days of its receipt 
by the Staff Review Committee or within a period of time mutually agreed to by the applicant and the 
Staff Review Committee. Failure to take action within 35 days or within the mutually agreed to time 
period shall constitute an automatic denial of the plan. To be determined 

 
 
Recommendations and conclusions: 
 

1. The Staff Review Committee to consider receiving the site plan amendment 
application. 

2. Minor plan note updates were recommended.  
3. Applicant to provide status on updated Condominium documents as required per 

condition #8 of the 2025 site plan amendment approval.  
4. SRC to consider finding an updated capacity letter from WSD and KKWWD for the 

golf simulator use proposed in 2 of the business units is not necessary.  
5. SRC to consider finding the application complete.  
6. If complete, the SRC to consider if the application is compliant.  
7. If compliant, the SRC to consider approving and signing the site plan and Findings 

of Fact & Decisions.  
 

https://ecode360.com/7612781#7612781
https://ecode360.com/7611701#7611701
https://ecode360.com/7612345#7612345
https://ecode360.com/7612529#7612529
https://ecode360.com/7612782#7612782
https://ecode360.com/7611701#7611701
https://ecode360.com/7612345#7612345
https://ecode360.com/7612529#7612529
https://ecode360.com/7612783#7612783
https://ecode360.com/7611701#7611701
https://ecode360.com/7612345#7612345
https://ecode360.com/7612529#7612529
https://ecode360.com/7612784#7612784
https://ecode360.com/7612785#7612785
https://ecode360.com/7612818#7612818
https://ecode360.com/7612786#7612786


Town of Wells, Maine  
Article X , 145-77 Data Requirements (Completeness Review) 
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

Article X 
Site Plan Approval  
                     

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

Any application presented for approval shall include the following 
information if applicable: 

     

A. A site plan drawn at a scale not smaller than one inch equals 40 
feet and is on a plan 24 inches by 36 inches in size with a one-
inch minimum border which shall contain the following 
information:  [Amended 6-12-2012] 

Y    Sheet 1 is 1” = 30 feet 

 (1) The name and address of the applicant plus the name of 
the proposed development. 

Y    

Applicant name and address noted. 

Business name formerly (R&L Properties Contractor Units) is 
now a Condominium called Coastal Commons. Address of 
property noted.   

 (2) Total floor area, ground coverage and location of each 
proposed building, structure or addition. 

Y    

Gross floor area of 8,000 SF single-story building is approved.  

8,000 SF and 1,920 SF spaces proposed to be used for Retail, 
Service, Personal Service, Office, Wholesale, Contractor use.  

Gross floor area of dwelling units is 1,920 SF. The total gross 
floor area of the 2-story building is 3,840 SF.   

The property was previously undeveloped. Approved lot 
coverage is 55.5%. General Business District maximum lot 
coverage of 65% is noted on the plan.  



Town of Wells, Maine  
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (3) Perimeter survey of the parcel, made and certified by a 
registered land surveyor licensed in Maine, relating to 
reference points, showing true or magnetic North, graphic 
scale, corners of parcel, date of survey and total acreage. 
The requirement for a certified boundary survey may be 
waived by the reviewing authority if the proposed 
construction is located a distance equal to the required 
setback plus 10 feet from any lot line. 

Y    

Boundary Survey Plan prepared for R&L Properties by 

James S. Wright, PLS #1311 of Attar Engineering, Inc. 

dated 1/5/22 provided.   

 

The site plan approved buildings are within a few feet of 

the Route One, Laudholm Farm Road and lot line 

setbacks. Prior to the issuance of a building permit, 

proposed foundations to be survey located and staked 

to confirm setbacks shall be met. See plan note 22. 

 (4) All existing and proposed setback dimensions. 

Y    

GB zoning requirements noted on the plan. See plan 

note 2.  

 

Setbacks depicted from Route 1 as 40’, Laudholm Farm 

Road as 25’ and from lot lines as 15’.    
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Article X , 145-77 Data Requirements (Completeness Review) 

Page 3 of 10 

 

Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (5) The size, location, direction and intensity of illumination of 
all major outdoor lighting apparatus and signs. 

Y    

See note 16 on plan regarding lighting. Exterior lighting 
shall be shielded and downward directional as not to 
produce glare onto abutting lots or streets.  

Light poles are depicted on the plan. A photometrics 
plan is provided. Building mounted lights are depicted 
and accounted for on the photometrics plan.  Planning 
Board voted on 4/11/22 to find the proposed building 
mounted lights to be suitable as they are not facing 
Route One.   

Light pole detail and building mounted light fixture 
details are provided on the Photometrics plan.   

Signage illumination restrictions outlined in 145-26G(3) 
are noted on the plan, see note 10.   

 (6) The type, size and location of all incineration devices.   NA  No such devices proposed.  
 (7) The type, size and location of all machinery likely to 

generate appreciable noise at the lot lines. Y    
HVAC units are proposed along the easterly boundary 
adjacent to Lot 14.   
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 
 (8) The location, type and size of all existing and proposed 

catch basins, storm drainage facilities, wetlands, streams 
and watercourses and all utilities, both above and below 
ground. 

Y    

Existing utility poles were identified along Route 1 and 
Laudholm Farm Road on sheet 2 of prior approval. 
Underground utility connections were shown from the 
existing utility pole adjacent to the property entrance off 
Laudholm Farm Road and from the existing utility pole 
at the northwesterly lot corner off Route One.  

The applicant installed 2 new utility poles along the 
northerly lot line for overhead utility connections to the 
8,000 SF building instead of underground.   Two poles 
shall be removed. The pole near Route One may 
remain. Underground power to be installed from the 
poles at Route One and at Laudholm Farm Road to both 
buildings. See plan note 14.  

Existing and proposed water and sewer lines are 
identified on sheet 2 of prior approved plan.  Sewer 
main identified and connection information added. See 
plan label regarding insulation required if cover is less 
than 4 feet.   

Water line locations are identified on sheet 2 of prior 
approved plan.  Nearest hydrant is noted to be 223’ to 
the south along Route 1.  Waterline locations are 
revised.  KKWWD letter dated 11/7/24 provided. Water 
line changes on Laudholm Farm Road addressed by 
ATTAR email dated 5/16/25. 

Two underground 1,000 gallon propane tanks are noted. 
Two other ‘optional’ underground propane tank locations 
are shown. The intent is to have two subsurface 1,000 
gallon tanks on the property. Fire Chief did not 
recommend tanks adjacent to parking areas due to 
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

plowing damage concerns. Guard rails are proposed for 
protection.  See note 19.   

Stormwater analysis by Lew Chamberlain PE #9762 of 
ATTAR Engineering provided and concluded no adverse 
impacts anticipated. Analysis results project a decrease 
in stormwater runoff from the developed conditions. The 
Town Engineer has reviewed the analysis and plans and 
concluded they meet the Town requirements.  

The location adjacent to Laudholm Farm Road is not 
longer valid for a propane tank location due to the 
proposed new grading.  

See note 24 regarding sprinkler system requirements.  
 (9) All existing contours and proposed finished grade 

elevations of the portions of the site which will be altered 
and the system of drainage proposed to be constructed. 
Contour intervals shall be specified by the reviewing 
authority. This requirement may be waived by the 
reviewing authority if no additional lot coverage is 
proposed or the proposed lot coverage is less than 30% 
and has an area of less than 15,000 square feet. 

Y    

Existing and proposed 1 foot property contours are 
depicted on the plan. No wetlands are identified on the 
plan. 
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (10) The location, type and size of all curbs, sidewalks, 
driveways, fences, retaining walls and parking space 
areas and the layouts thereof, together with the 
dimensions. 

Y    

Existing pavement/gravel from previous property 

entrance to be removed. Edge of pavement for 

Laudholm Farm Road and shoulder to be established.  

 

Proposed entrance/exit to be installed off Laudholm 

Farm Road.  

 

Sidewalks not proposed.  

 

40 parking spaces are depicted to be 90 degree angle 

parking spaces. Spaces are noted to be a minimum of 9’ 

x 18.5’. A minimum of a 26’ wide aisle is shown.   

 

6’ tall solid fencing for residential abutter (Lot 14) was 

previously required and is proposed to become (43) 6’ 

tall arborvitae trees to be planted as a visual screen. 

Planning Board found the 43 arborvitae trees to be a 

suitable screen for lot 14 on 11/4/24.  The 43 arborvitae 

trees shall be installed prior to a building permit.        
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (11) All landscaped areas, fencing and size and type of plant 
material upon the premises. 

Y    

A 15 foot wide landscaped buffer is required along 
Route 1 and Laudholm Farm Road. These buffers were 
to consist of a variety of existing and proposed 
coniferous and deciduous trees but many were removed 
without site plan approval. The Planning Board found 
the maintenance of two existing trees and proposed 
replanting as part of this amendment satisfies the 15’ 
landscaped buffer on 10/21/24. See proposed trees and 
perennials and existing trees listed on sheet 1 table. The 
9 shade trees proposed within the 15’ wide landscaped 
buffer along Route One and Laudholm Farm Road shall 
be installed prior to the issuance of a building permit. All 
other plantings to be installed prior to the issuance of an 
occupancy permit.  

The commercial property to the north, Lot 11, Map 147, 
does not require a visual screen.  

A residential abutter exists to the east, Lot 14, Map 147. 
A visual screen is required along Lot 14.  The plan 
proposes (43) 6’ tall arborvitae trees to be planted as a 
visual screen. Planning Board found the 43 arborvitae 
trees to be a suitable screen for lot 14 on 11/4/24.  The 
43 arborvitae trees shall be installed prior to a building 
permit.        

No change to screening or buffering proposed as part of 
this amendment application.  
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (12) All existing or proposed rights-of-way, easements and 
other legal restrictions which may affect the premises in 
question. 

Y    

No existing restrictions identified as the contractor units 
and dwelling units were to be owned by R&L Properties 
and leased/rented.  

Coastal Commons Declaration provided and reviewed 
by Town Attorney and Town Planner. Bylaws and deed 
provided.  

 (13) The locations, names and widths of all existing and 
proposed streets abutting the premises. Y    

Route One and Laudholm Farm Road are identified.  
ROW widths are noted.   

 (14) The lot lines of all lots abutting the proposed 
development, including those lots across the street, 
together with the names on file in the Town offices as of 
the date of the application. 

Y    All abutters are identified.  

 (15) An appropriate place for the signature(s) of the reviewing 
authority. Y    

Staff Review Committee signature block provided.  

See plan note 22.   
B. Documentation of right, title or interest in the proposed site. Y    Warranty Deed Book 18632, Page 153 provided.  
C. An on-site soils investigation report by a Maine Department of 

Human Services licensed site evaluator (unless the site is to be 
served by public sewer). The report shall identify the types of 
soil, location of test pits and proposed location and design for the 
subsurface disposal system. 

  NA   

D. The amount and type of any raw, finished or waste materials to 
be stored outside of roofed buildings, including their physical and 
chemical properties, if appropriate. 

Y    

A dumpster is proposed and shall meet setback 
requirements and be screened by 6’ tall solid fence 
enclosure.  

Contractors are permitted to store their vehicles in the 
hatched spaces adjacent to contractor units. No product 
or materials to be stored outside of the buildings.  

Plan notes that all explosive materials shall be stored in 
compliance with NFPA standards.  See note 19. 
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

E. If the proposed use will be connected to the Wells Sanitary 
District's sewer system, a letter from the Sanitary District stating 
that adequate line and plant capacity to dispose of the generated 
sewage will be available. 

 N   

A letter from the Wells Sanitary District dated 11/15/21 
has been provided stating they have capacity to serve 
the 12 contractor units and 2 dwelling units proposed.    

An updated WSD capacity letter has not been 
provided for the golf simulator use. SRC to consider 
if this is required or not applicable.   

F. If the proposed use will be connected to the Kennebunk, 
Kennebunkport and Wells Water District water system, a letter 
from the Water District stating that adequate line and supply 
capacity to serve the proposed use will be available. 

Y    

A letter dated 2-3-22 from the KKWWD has been 
provided.  See note 24 regarding building sprinkler 
requirements.  Waterline locations are revised.  
KKWWD letter dated 11/7/24 provided. 

An updated KKKWD capacity letter has not been 
provided for the golf simulator use. SRC to consider 
if this is required or not applicable.   

G. Traffic data. Only the Planning Board may require that a site plan 
application include a traffic engineering study should the project 
be considered one of substantial magnitude along any of the 
Town's state highways where fast-moving traffic occurs (i.e., 
Route Nos. 1, 109, 9, 9-A and 9-B). Should a traffic study be 
requested by the Planning Board, the following data shall be 
included: 

Y    

Planning Board determined that additional traffic 
information was not necessary based on the information 
provided by Attar Engineering on 3/21/22.  

Existing yellow flasher light system is depicted on the 
plan.  

 (1) The estimated peak-hour traffic to be generated by the 
proposal. Y    

See 3/21/22 email from Lew Chamberlain of Attar 
Engineering.   14 peak hour trips estimated.  

 (2) Existing traffic counts and volumes on surrounding roads.      
 (3) Traffic accident data covering a recent three-year period.      
 (4) The capacity of surrounding roads, municipal facilities, 

parking and any improvements which may be necessary 
on such roads and facilities to accommodate anticipated 
traffic generation. 

     

 (5) The need for traffic signals and signs or other directional 
markers to regulate anticipated traffic. 
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Project Name/District: 
Coastal Commons / General Business District – Tax Map 
147, Lot 13 

Date of Review: 2/12/26 

Prepared By: Office of Planning & Development Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

H. A soil erosion and sedimentation control plan, prepared in 
accordance with the Maine Erosion and Sedimentation Control 
Handbook for Construction: Best Management Practices, 
published by the Maine Department of Environmental Protection 
and the Cumberland County Soil and Water Conservation 
District, 1991. [Amended 4-27-2007] 

Y    

Best management practices for soil erosion and sedimentation 
control are a standard condition of approval. 

See sheets 2 and 3.  

I. A stormwater management plan, prepared by a registered 
professional engineer in accordance with the most recent edition 
of Stormwater Management For Maine: BMPS Technical Design 
Manual, published by the Maine Department of Environmental 
Protection, 2006. Another methodology may be used if the 
applicant can demonstrate it is equally or more applicable to the 
site. A drainage analysis may be waived by the Planning Board 
upon request of the applicant and submittal of a letter from a 
registered professional engineer stating that there will be no 
adverse impacts to adjacent or downstream properties. [Added 
4-27-2007] 

Y    

Stormwater management considerations reviewed by 
the Town Engineer.  Stormwater Management Study 
prepared by Attar Engineering by Lewis Chamberlain, 
PE dated 1/18/22 and revised 10/21/24. Analysis and 
plan meet Town requirements.  Stormwater pond 1 
regrading proposed. Curb extension and rip rap apron 
addition depicted on plan as recommended.   

Minor grading changes of Pond 2 determined to be 
insignificant by the Town Engineer. 

J. Any other information or data the reviewing authority 
determines is necessary to demonstrate compliance with 
the standards of § 145-75. [Added 4-27-2007]     

Location of nearest hydrant is noted on the plan to be 
223’ to the south along Route 1.   

Method of fire protection noted on the plan. See note 24.  
 Chapter 201, Article IV. Sidewalk Development.    NA    

 
Notes: 
 

1. See Article V, VI, VII review comments.  
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Staff Review Committee 

FINDINGS OF FACTS & DECISIONS 
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Chapter 145, Article X 
Site Plan Approval 

PROJECT INFORMATION 

General: 
 
 
 
 
 
 
 
 

Project Name:  
Applicant:  
Landowner:  
Location: 
Existing Use: 
 
Proposed Land Use:  
 
 
Tax Parcel ID:  
Zoning District:  
Art VII Performance 
Standards: 
Design Engineer: 
Plan Submission Date:   
Architectural Standards:     

Coastal Commons 
R&L Properties, LLC, 241 Webhannet Drive, Wells, ME 04090 
R&L Properties, LLC, 241 Webhannet Drive, Wells, ME 04090 
22 Laudholm Farm Road, Wells, ME (formerly 2229 Post Road) 
Business Contractor, Retail, Office, Service, Personal Service, Wholesale (less than 
5,000 SF) and Two-Family Dwelling 
Business Contractor, Retail, Office, Service, Personal Service, Wholesale (less than 
5,000 SF), two units as Medium Intensity Commercial Recreation use, and Two-
Family Dwelling 
Tax Map 147, Lot 13 
General Business District 
 
None 
Lew Chamberlain, Attar Engineering Inc. 1284 State Rd, Eliot, ME 03903 
1/22/2026 
Yes, Commercial Building Design standards of 145-26G(3) apply. 

Project Description: 
 
 
 

Lew Chamberlain of ATTAR Engineering Inc has submitted a site plan amendment application on behalf of the 
owner/applicant, R&L Properties, LLC. The Site Plan Application is seeking approval to add Medium Intensity 
Commercial Recreation use to two units restricted to golf simulator use only, and to maintain the following uses within 
the approved 8,000 SF one-story building and 1,920 SF of the 1st floor of the smaller building: Business Contractor, 
Business Office, Business Retail, Business Service, Business Personal Service, and Business Wholesale (less than 
5,000 SF).  The two dwellings with two bedrooms each on the 2nd floor of the smaller building (1,920 SF in area) 
remain unchanged. A total of 10 business units are proposed between the two buildings. The property to be served by 
public water (KKWWD) and public sewer (WSD). The property is located within the General Business District and is at 
22 Laudholm Farm Road with access off of Laudholm Farm Road.  Tax Map 147, Lot 13.  
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Completeness : 
 
Public Hearing: 

To be determined 
 

None 

 

Staff Review Mtg:  
 

2/18/26  

 
 

PROJECT HISTORY 
 
1. On 1/22/26 the applicant submitted a site plan amendment application.  
2. On 1/30/26 the Code Office prepared an Article V use determination.  
3. On 2/6/26 the Planning Office mailed notice to abutters of the use determination and of the 2/18/26 Staff Review Committee meeting.  
4. On 2/12/26 the Planning Office prepared Article V, VI and draft completeness review checklists. A draft compliance/ Findings of Fact & Decisions was 

prepared. A memo summarizing the review and plan markups were prepared.  
5. On ____the applicant provided a revised plan addressing the review markups.  
6. On 2/18/26 the Staff Review Committee received the amendment application, found the application complete, voted to accept the CEO parking 

recommendation, voted to not require an updated KKWWD and WSD capacity letter, voted to find the application compliant and voted to ______ 

                   

§ 145-75. Criteria and Standards 
Comments 

The following standards shall be applied to all applications for site plan 
approval. These standards are intended to provide a frame of reference for 
the applicant in the development of his plans and a method of review. These 
standards shall be applied reasonably and fairly, when applicable, taking into 
account any extenuating circumstances or special features of the property or 
its neighborhood. 
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A. Traffic. The proposed development shall provide for safe access to and 
from public and private roads. Safe access shall be assured by 
providing an adequate number of exits and entrances that have 
adequate sight distances and do not conflict with or adversely impact 
the traffic movements at intersections, schools and other traffic 
generators. Curb cuts shall be limited to the minimum width necessary 
for safe entering and exiting. The proposed development shall not have 
an unreasonable adverse impact on the Town road system and shall 
provide adequate parking and loading areas. No use or expansion of a 
use shall receive site plan approval if any parking spaces are located in 
a public right-of-way or if any travel lane of a state number highway is 
used as part of the required aisle to access any parking spaces. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

Note 2 indicates the required 100’ of street frontage.  Boundary plan 
provided notes 261.7’ + 65.77’ of frontage along Laudholm Farm Road 
and 139.17 + 22.83’ of frontage along Route 1.    

Parcel does have multiple street frontages.  A setback reduction is not 
proposed.  Setbacks from Route 1 cannot be reduced. 

Site plan notes that parking along or within the Route One and 
Laudholm Farm Road is prohibited.     40 parking spaces are depicted to 
be 90 degree angle parking spaces. Spaces are noted to be a minimum 
of 9’ x 18.5’. A minimum of a 26’ wide aisle is shown.   

35 spaces are required for the businesses which requires 2 handicap 
accessible spaces.  Three ADA spaces are proposed. ADA compliant 
signs for the handicap parking is required and are identified on the plan.   

Total square footage of business retail, office, service, personal service, 
wholesale, contractor use is 9,920 SF x 3.5 /1000 = 35 spaces required 
based on floor area of all business uses (no less than 3 spaces per 
business unit).    

Golf simulator requires 2 spaces per simulator. 3 simulators are 
proposed within 2 of the business units. 3 simulators x 2 spaces = 6 
spaces required for the two units.  

A total of 40 business spaces exist. A total of 39 spaces are required.  
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§ 145-75. Criteria and Standards 
Comments 

  The plan notes the 2 two bedroom dwelling units require a total of 4 
parking spaces. These spaces are provided on the plan.   

A loading bay is not proposed nor required. Snow storage areas are 
depicted on the site plan. 

Off-street parking provided.  No off-site parking proposed. Areas that 
could be used for parking shall be on pavement.   

Laudholm Farm Road speed limit is noted as 25 MPH. The entrance/exit 
for the property is to be located off Laudholm Farm Road.  

Sight distances onto Laudholm Farm Road are noted to be 250’ in both 
directions with some clearing within the ROW. Clearing within the ROW 
shall be maintained. The initial clearing within the ROW is the 
responsibility of the owner/developer of Map 145, Lot 13.  

Planning Board determined that additional traffic information was not 
necessary based on the information provided by Attar Engineering on 
3/21/22. Existing yellow flasher light system is depicted on the plan, 

B. Dust, fumes, vapors and gases. Emission of dust, dirt, fly ash, 
fumes, vapors or gases which could damage human health, 
animals, vegetation or property or which could soil or stain 
persons or property, at any point beyond the lot line of the 
commercial or industrial establishment creating that emission, 
shall be prohibited. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

The parcel is prohibited from emitting dust, fumes, vapors or gases at 
any point beyond its lots lines.  
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§ 145-75. Criteria and Standards 
Comments 

C. Odor. No land use or establishment shall be permitted to 
produce offensive or harmful odors perceptible beyond its lot 
lines, measured either at ground or habitable elevation. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

The parcel is prohibited from producing such odor at any point beyond 
its lot lines as measured at ground or habitable elevation.  

D. Glare. No land use or establishment shall be permitted to 
produce a strong, dazzling light or reflection of that light beyond 
its lot lines onto neighboring lots or onto any Town way so as to 
impair the vision of the driver of any vehicle upon that Town 
way. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

See note 16 on plan regarding lighting. Exterior lighting shall be shielded 
and downward directional as not to produce glare onto abutting lots or 
streets.  

Light poles are depicted on the plan. A photometrics plan is provided. 
Building mounted lights are accounted for on the photometrics plan.  

Light pole detail and building mounted light fixture details are provided 
on the Photometrics plan.  On 4/11/22 the Planning Board found the 
proposed exterior lighting to be permitted as they are not visible from 
Route One.  

Signage is not permitted to be illuminated per 145-26G(3). Electronic 
message signs are also prohibited. See Note 10. 
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§ 145-75. Criteria and Standards 
Comments 

E. Stormwater runoff. Surface water runoff shall be minimized 
and detained on site if possible or practicable in accordance with 
Chapter 202-12F(4) General Standards of the Wells Subdivision 
Ordinance (wherein the word “site plan” shall be substituted for 
“subdivision”). If it is not possible to detain water on site, 
downstream improvements to the channel may be required of 
the developer to prevent flooding which would be caused by his 
project. The natural state of watercourses, swales, floodways or 
rights-of-way shall be maintained as nearly as possible. 
[Amended 4-27-2007] 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

Stormwater management considerations reviewed by Town Engineer. 

Stormwater Management Study prepared by Attar Engineering by Lewis 

Chamberlain; PE dated 1/18/22 and revised 10/21/24.  Analysis and 

plan meet Town requirements.   

 

Stormwater pond 1 regrading proposed. Revised plans and analysis 

provided and reviewed by Town Planner.  

Extension of the proposed curb and rip rap apron detail depicted on the 
plan as recommended.  

MDEP Stormwater NOI/ PBR needed prior to construction. To be 
provided prior to the pre-construction meeting. See plan note 27.  

See note 27, on sheet 1: Prior to any construction activity at the site, the 
applicant and selected contractor shall participate in a pre-construction 
conference with Town and other regulatory officials to review the 
project’s construction considerations. 

Minor grading changes of Pond 2 determined to be insignificant by the 
Town Engineer. 
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§ 145-75. Criteria and Standards 
Comments 

F. Erosion control. Erosion of soil and sedimentation of 
watercourses and water bodies shall be minimized by employing 
the following best-management practices: [Amended 4-27-
2007] 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

Best Management Practices for soil erosion and sedimentation control 
are a condition of approval. See Standard conditions of approval notes 
(note 6) and reference note 18 for the Findings of Fact & Decisions 
associated with the site plan. 

Erosion control plan/details reviewed by Town Engineer and found to 
meet Town requirements.     

 (1) Stripping of vegetation, soil removal and regrading or 
other development shall be accomplished in such a way 
as to minimize erosion. 

 

 (2) The duration of exposure of the disturbed area shall be 
kept to a practical minimum. 

 

 (3) Temporary vegetation and/or mulching shall be used to 
protect exposed critical areas during development. 

 

 (4) Permanent (final) vegetation and mechanical erosion 
control measures in accordance with the standards of the 
York County Soil and Water Conservation District or the 
Maine Soil and Water Conservation Commission shall be 
installed as soon as practicable after construction ends. 

 

 (5) Until a disturbed area is stabilized, sediment in runoff 
water shall be trapped by the use of debris basins, silt 
traps or other acceptable methods as determined by the 
reviewing authority. 

 

 (6) The top of a cut or the bottom of a fill section which alters 
the existing grade by more than two feet shall not be 
closer than 10 feet to an adjoining lot. 
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§ 145-75. Criteria and Standards 
Comments 

 (7) During grading operations, methods of dust control shall 
be employed. 

 

 (8) The proposed site plan shall prevent soil erosion and 
sedimentation from entering waterbodies, wetlands, and 
adjacent properties. 

 

 (9) The procedures outlined in the erosion and sedimentation 
control plan shall be implemented during the site 
preparation, construction, and clean-up stages. 

 

 (10) Cutting or removal of vegetation along waterbodies shall 
not increase water temperature or result in shoreline 
erosion or sedimentation. 

 

 (11) Topsoil shall be considered part of the site plan and shall 
not be removed from the site except for surplus topsoil 
from roads, parking areas, and building excavations. 
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§ 145-75. Criteria and Standards 
Comments 

G. Setbacks and screening.  Parking and loading areas, exposed 
storage areas, exposed machinery installation and areas used for the 
storage or collection of discarded automobiles, auto parts, metals or 
any other articles of salvage or refuse shall have sufficient setbacks 
and screening to provide a visual buffer sufficient to minimize their 
adverse impact on the surrounding lots. Where a potential safety 
hazard to children would be likely to arise, physical screening sufficient 
to deter small children from entering the premises shall be provided and 
shall be maintained in good condition. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

Setbacks are depicted on the site plan from Route 1 as 40’, Laudholm 
Farm Road as 25’ and from lot lines as 15’.   See plan noted 2 for 
setback requirements of the General Business District.  

The proposed buildings are within a few feet of the Route One, 
Laudholm Farm Road and lot line setbacks. Prior to the issuance of a 
building permit, proposed foundations to be survey located and staked to 
confirm setbacks shall be met. See plan note 22. 

HVAC units are proposed along the easterly boundary adjacent to Lot 14 
and shall comply with setback requirements.  
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§ 145-75. Criteria and Standards 
Comments 

  A 15 foot wide landscaped buffer is required along Route 1 and 
Laudholm Farm Road. These buffers were to consist of a variety of 
existing and proposed coniferous and deciduous trees but many were 
removed without site plan approval. The Planning Board found the 
maintenance of two existing trees and proposed replanting as part of this 
amendment satisfies the 15’ landscaped buffer on 10/21/24. See 
proposed trees and perennials and existing trees listed on sheet 1 table. 
The 9 shade trees within the 15’ wide landscaped buffer along Route 
One and Laudholm Farm Road were required to be installed prior to the 
issuance of a building permit. All other plantings to be installed prior to 
the issuance of an occupancy permit.  

The commercial property to the north, Lot 11, Map 147, does not require 
a visual screen.  

A residential abutter exists to the east, Lot 14, Map 147. A visual screen 
is required along Lot 14.  The plan proposes (43) 6’ tall arborvitae trees 
to be planted as a visual screen. Planning Board found the 43 arborvitae 
trees to be a suitable screen for lot 14 on 11/4/24.  The 43 arborvitae 
trees were required to be installed prior to a building permit.        

Existing and proposed trees and plantings are identified on sheet 1 and 
2 and detailed on sheet 1 in table. 
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§ 145-75. Criteria and Standards 
Comments 

H. Explosive materials. No highly flammable or explosive liquids, 
solids or gases shall be stored in bulk above ground, unless 
they are stored in compliance with the requirements of the 
National Fire Protection Association (NFPA) standards. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

Two underground 1,000 gallon propane tanks are noted. Two other 
‘optional’ underground propane tank locations are shown. The intent is 
to have two subsurface 1,000 gallon tanks on the property. Fire Chief did 
not recommend tanks adjacent to parking areas due to plowing damage 
concerns. Guard rails are proposed for protection.  See note 19 on sheet 
1.  

The location adjacent to Laudholm Farm Road is no longer valid for a 
propane tank location due to the required grading.  

Explosive materials shall be stored in compliance with NFPA 
regulations. See note 19 on site plan.  

I. Water quality. All aboveground outdoor storage facilities for 
fuel, chemicals, chemical or industrial wastes and potentially 
harmful raw materials shall be located on reinforced cement and 
shall be completely enclosed by an impervious dike 
monolithically poured, which shall be high enough to contain the 
total volume of liquid kept within the storage area, plus the rain 
falling into this storage area during a fifty-year storm, so that 
such liquid shall not be able to spill onto or seep into the ground 
surrounding the paved storage area. Storage tanks for home 
heating fuel and diesel fuel, not exceeding 275 gallons in size, 
shall be exempted from this requirement. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

No change proposed with regard to storage of fuels.  
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§ 145-75. Criteria and Standards 
Comments 

J. Preservation of landscape. Unnecessary disturbance of the 
landscape shall be minimized, insofar as practicable, by 
minimizing tree removal and any grade changes. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

Existing and proposed 1 foot property contours are depicted on the plan. 
No wetlands are identified on the plan. 

Existing pavement/gravel from previous property entrance to be 

removed. Edge of pavement for Laudholm Farm Road and shoulder to 

be established.  

Existing utility poles were identified along Route 1 and Laudholm Farm 
Road on sheet 2 of prior approval. Underground utility connections were 
shown from the existing utility pole adjacent to the property entrance off 
Laudholm Farm Road and from the existing utility pole at the 
northwesterly lot corner off Route One.  

The applicant installed 2 utility poles along the northerly lot line for 
overhead utility connections to the 8,000 SF building instead of 
underground.   These two poles have been removed as required. The 
pole near Route One may remain. Underground power to be installed 
from the poles at Route One and at Laudholm Farm Road to both 
buildings. See plan note 14.  

Contractors are permitted to store their vehicles in the hatched spaces 
adjacent to contractor units. No product or materials to be stored outside 
of the buildings.  
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§ 145-75. Criteria and Standards 
Comments 

K. Refuse disposal. The applicant shall provide for the disposal of 
all solid and liquid wastes on a timely basis and in an 
environmentally safe manner. The review board shall consider 
the impact of particular industrial or chemical wastes or by-
products upon the Wells transfer station (in terms of volume, 
flammability or toxicity) and may require the applicant to dispose 
of such wastes elsewhere, in conformance with all applicable 
state and federal regulations. The board may require the 
applicant to specify the amount and exact nature of all industrial 
or chemical wastes to be generated by the proposed operation. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

A dumpster is proposed and shall meet setback requirements and be 
screened by 6’ tall solid fence enclosure.  

Contractors are permitted to store their vehicles in the hatched spaces 
adjacent to contractor units. No product or materials to be stored outside 
of the buildings.  
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§ 145-75. Criteria and Standards 
Comments 

L. Water supply. The applicant shall demonstrate the availability 
of adequate water supply for fire protection and the consumption 
needs of the proposed development. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

An updated KKWWD capacity letter dated 4/21/25 was provided for the 
change in use for the commercial units. See note 24 regarding building 
sprinkler requirements.  

Water line locations are identified on sheet 2.  Nearest hydrant is noted 
to be 223’ to the south along Route 1.   

See note 24 regarding sprinkler system requirements. 

Waterline locations are revised.  KKWWD letter dated 11/7/24 provided 
regarding water line locations. Attar email dated 5/16/25 addressed 
water line changes. 

An updated capacity letter for the golf simulator use was not 
required by the Staff Review Committee on 2/18/26. 



 

 

Town of Wells, Maine 
Staff Review Committee 

FINDINGS OF FACTS & DECISIONS 

Site Plan Amendment Application for “Coastal Commons” 

Page 15 of 18 
 

 

§ 145-75. Criteria and Standards 
Comments 

M. Sewage disposal. The applicant shall provide for the safe 
disposal of all wastewaters. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

A letter from the Wells Sanitary District dated 11/15/21 was provided 
stating they have capacity to serve the 12 contractor units and 2 dwelling 
units proposed.   An updated capacity letter dated 5/14/25 has been 
provided which addresses the use changes.  

Existing and proposed water and sewer lines are identified on sheet 2.  
Sewer main identified and connection information added. See plan label 
regarding insulation required if cover is less than 4 feet.   

An updated capacity letter for the golf simulator use was not 
required by the Staff Review Committee on 2/18/26. 

N. Fire safety. The site plan shall make adequate provisions for 
access by fire-fighting equipment and personal. 

BASED ON THE FOLLOWING, THE STAFF REVIEW COMMITTEE 
FINDS THAT THIS STANDARD SHALL REMAIN MET.  

See note 24 regarding sprinkler system requirements. The 3,840 SF 
building shall be constructed with a sprinkler system. The 8,000 SF 
building shall have a sprinkler service line installed but the requirement 
for a sprinkler system will be determined by the State Fire Marshall 
Office prior to the issuance of a building permit.  

 
Standard Conditions of Approval 

1. Site Plan approval secured under the provisions of this chapter shall expire within 10 years from the date on which the site plan is signed if all aspects of the site plan 
approval are not fully completed and established. Any site plan approval may include a phasing plan according to an approved time schedule not to exceed 10 years from 
the date on which the site plan is signed. Site plan approval shall expire if a use has been established and then discontinued for five years or more. §145-74F 

2. Approval is conditioned upon compliance by the applicant with the Findings of Fact, plans and specifications, and reports which have been received and relied upon by the 
Town in connection with this development’s proposed compliance with Town Ordinances.   
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3. Conditions of approval or notes written on the face of the site plan may be amended only by the reviewing authority that approved the site plan per the Reviewing Authority 
Chart. §145-74G(1)(b) 

4. Failure to comply with any conditions of approval shall be construed to be a violation of Article X of the Land Use Ordinance and shall be grounds for denial of a site plan 
approval or denial of a building permit (§145-61.C.1, §145-74.J.), revoking the approved development plan, initiating legal proceedings to enjoin construction development 
or any specific activity violating the conditions of plan approval or applying the legal penalties detailed in §145-64, §145-79A 

5. Whenever sedimentation is caused by stripping vegetation, regrading or other development, it shall be the responsibility of the owner to immediately install sedimentation 
control devices on his lot and to remove sediment from all adjoining surfaces, drainage systems and watercourses and to repair any drainage, at his expense, as quickly 
as possible. Any landowner that fails to do so within two weeks after official written notification by the Code Enforcement Officer shall be penalized as set forth in §145-6, 
§145-79B 

6. Erosion of soil and sedimentation of watercourses and water bodies shall be minimized by employing the following best-management practices:  §145-75F 
(a) Stripping of vegetation, soil removal and regrading or other development shall be accomplished in such a way as to minimize erosion. 
(b) The duration of exposure of the disturbed area shall be kept to a practical minimum. 
(c) Temporary vegetation and/or mulching shall be used to protect exposed critical areas during development. 
(d) Permanent (final) vegetation and mechanical erosion control measures in accordance with the standards of the York County Soil and Water Conservation District or 

the Maine Soil and Water Conservation Commission shall be installed as soon as practicable after construction ends. 
(e) Until a disturbed area is stabilized, sediment in runoff water shall be trapped by the use of debris basins, silt traps or other acceptable methods as determined by 

the reviewing authority. 
(f) The top of a cut or the bottom of a fill section which alters the existing grade by more than two feet shall not be closer than 10 feet to an adjoining lot. 
(g) During grading operations, methods of dust control shall be employed. 
(h)  The proposed site plan shall prevent soil erosion and sedimentation from entering waterbodies, wetlands, and adjacent properties. 
(i) The procedures outlined in the erosion and sedimentation control plan shall be implemented during the site preparation, construction, and clean-up stages. 
(j) Cutting or removal of vegetation along waterbodies shall not increase water temperature or result in shoreline erosion or sedimentation. 
(k) Topsoil shall be considered part of the site plan and shall not be removed from the site except for surplus topsoil from roads, parking areas, and building 

excavations. 
7.  The property shown on this plan may be developed and used only as depicted on this approved plan.  All elements and features of the plan and all representations made 

by the applicant in the record of the Planning Board and/or Staff Review Committee and/or Town Staff proceedings are conditions of the approval.  No change from the 
conditions of approval is permitted unless an amended plan is first submitted to and approved by the Planning Board or Staff Review Committee or Town Staff. §145-74G 

8.  Approval of the application or amendment application does not relieve the applicant from the responsibility to obtain building permits prior to construction and a certificate 
of occupancy prior to occupancy. §145-61, §145-62 

9.  It is the applicant’s responsibility to contact Dig Safe prior to construction.  
10. It is the Owner/Tenant’s/Homeowners or Condominium Association’s/ Applicant’s/ Developer’s responsibility, not the Town Code Office or Town Planning Office, to contact 

the Town Clerk’s Office to apply for and maintain any and all business license(s) for the use(s) conducted on this parcel(s).  §150-4 
11. Approval of any proposed field changes shall be obtained prior to construction. Said approvals shall be in writing. The Code Enforcement Office shall consult with the 

Office of Planning and Development prior to approving any field change. §145-74.I.4 
12. Prior to the pouring of a building footing/foundation, the location of each building to be constructed shall be located on the face of the earth and shall be marked and 

certified to by a surveyor or engineer with pins or stakes. The developer shall receive approval of each building location from the Code Enforcement Office prior to the 
commencement of footing/foundation excavation. §145-74I 
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13. If the property will be converted to a condominium form of ownership, the proposed condominium documents must be consistent with this site plan approval. 
14. Upon completion of construction, the applicant shall provide to the Town record as-built drawings of the property to include buildings, roadways, drainage, screening and 

landscaped areas, and utility related construction work. §145-74I 
15. The Town of Wells, Maine may employ the services of an engineering firm to assist in the inspection of roads and other infrastructure if, in the opinion of the Code 

Enforcement Office, the work necessary to insure compliance with Town ordinances or the requirements of this approval are beyond those capacities available by staff. 
The cost of such additional services will be born by the developer. §145-74I 

16. All components, features, improvements and conditions of site plan approval shall be fully completed prior to any issuance of a certificate of occupancy.  
§145-74E 

 
Special Conditions of Approval 
 

1. All previous Conditions of Approval will remain in effect. The approval of this Amended Site Plan in no way negates the need for applicant compliance with all 
previously set Conditions of Approval. 

2. Prior to the issuance of an occupancy permit, the Planning and Code Office shall review the project for compliance with the architectural drawings, sheets 1-9, 
provided by “Reflective Design Works” dated 5/1/2025, including building materials (siding and roofing), windows, doors and garage doors, lighting, non 
illuminated signage, and building exterior paint colors.  

3. The as-built survey plan is required prior to the issuance of a certificate of occupancy and shall be prepared by a PLS or PE and shall depict drainage, visible 
utilities, building locations, pavement, fencing, dumpster and signage. See also standard conditions of approval notes 14 and 16.  

4. Prior to a building permit, the owner shall provide the Town with an escrow performance guarantee to cover the cost estimate for all plantings required. Estimate shall 
include labor and equipment costs as well as a 10% contingency. The performance guarantee shall be held by the Town for 1 year from the date of the site plan 
approval to ensure all plantings survive and are healthy. (Provided) 

5. Prior to the issuance of a building permit the following shall be completed: 

a. The 9 shade trees required within the 15’ wide landscaped buffer along Route One and Laudholm Farm Road shall be installed. (Done) 

b. The 43 arborvitae trees along Lot 14 shall be installed. (Done) 

6. Prior to the issuance of an occupancy permit the following shall be completed, in addition to all other components, features, improvements and conditions shown on the 
site plan (see special condtion note 16 on site plan) and conditions detailed above: 

a. All other plantings required within the 15’ wide landscaped buffer along Route One and Laudholm Farm Road shall be installed. (Done) 
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b. The two utility poles identified on the plan shall be removed. (Done) 

7. An escrow performance guarantee shall be provided by the owner in the amount of $7,390 to the Town of Wells. This amount is based on 50% the total cost of all 
plantings, labor and equipment to install all plantings required by this site plan approval. The guarantee shall be held by the Town of Wells for 1 year from the date of the 
site plan approval to ensure all plantings survive and are healthy or can be replaced if they die or appear in poor health. (Provided) 

8. Prior to any certificate of occupancy being issued, revised condominium Declaration, a sample unit conveyance deed and By-Laws shall be submitted to the Planning 
Office which addresses the Town Attorney recommendations and Planning Office Memo comments dated 5/19/25. Not Done 

 
 
Dated at Wells, Maine this ______ day of __________, 2025 
 
Wells Staff Review Committee 
 
 
By: _______________________________________________ 
 Michael G. Livingston, PE Chairman 
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GENERAL NOTES 1. THIS PLAN PROVIDES A SITE PLAN FOR A CONTRACTOR BUSINESS, OFFICE THIS PLAN PROVIDES A SITE PLAN FOR A CONTRACTOR BUSINESS, OFFICE BUSINESS, PERSONAL SERVICE BUSINESS, RETAIL BUSINESS, WHOLESALE BUSINESS (< 5,000) SERVICE BUSINESS FACILITY AND RECREATION, MEDIUM INTENSITY COMMERCIAL (SEE NOTE #6) AND RESIDENTIAL DEVELOPMENT IN WELLS, MAINE (SEE NOTE #28). THE FACILITY WILL INCLUDE 8,000 SF OF BUSINESS SPACE IN (1) SINGLE-STORY BUILDING AND 1,920 SF OF BUSINESS SPACE ON THE FIRST FLOOR OF A TW0-STORY BUILDING. THE SECOND FLOOR WILL HAVE TWO DWELLING UNITS (TWO BEDROOMS EACH).  THE SITE IS LOCATED ON LAUDHOLM FARM ROAD.  THE PARCEL IS IDENTIFIED ON THE TOWN OF WELLS TAX ASSESSOR'S MAP 147 AS LOT 13, AND IS 1.43 ACRES IN AREA.  BOUNDARY, TOPOGRAPHIC, AND EXISTING CONDITION INFORMATION WAS PROVIDED BY REFERENCE 1.  2. THE PARCEL IS LOCATED IN THE GENERAL BUSINESS DISTRICT.  DISTRICT THE PARCEL IS LOCATED IN THE GENERAL BUSINESS DISTRICT.  DISTRICT REQUIREMENTS ARE AS FOLLOWS:  LOT SIZE: 40,000 S.F. OF NET AREA (20,000 SF IF SERVED BY  PUBLIC SEWER) STREET FRONTAGE: 100' MAXIMUM LOT COVERAGE: 65% OR 2,500 SF (WHICHEVER IS GREATER) MAXIMUM BUILDING HEIGHT: 34' OR THREE STORIES SETBACKS: 15' FROM ANY LOT LINE 25' FROM THE BOUNDARY OF ANY CEMETERY 25' FROM ANY LOT LINE ABUTTING ANY STREET RIGHT-OF-WAY 40' FROM ANY LOT LINE ABUTTING ANY RIGHT-OF-WAY OF ANY  STATE HIGHWAY 5. COVERAGE CALCULATIONS FOR THIS SITE ARE AS FOLLOWS: COVERAGE CALCULATIONS FOR THIS SITE ARE AS FOLLOWS: REQUIRED: 65% MAXIMUM PROPOSED: 34,557 SF / 62,281 SF = 55.5% 6. PARKING CALCULATIONS FOR THIS SITE ARE AS FOLLOWS:   PARKING CALCULATIONS FOR THIS SITE ARE AS FOLLOWS:   BUSINESS USES: 3.5 SPACES PER 1,000 SF GFA = 9,920 SF/1,000 X 3.5 = 35 = 9,920 SF/1,000 X 3.5 = 35 = 35 SPACES -BUT NO LESS THAN- 3 SPACES PER BUSINESS  = 10 UNITS X 3 = 30 SPACES = 10 UNITS X 3 = 30 SPACES = 30 SPACES RES. UNITS (2 BEDROOM)  = 2 UNITS X 2 = 4 SPACES = 2 UNITS X 2 = 4 SPACES = 4 SPACES SEE CEO MEMO DATED 12/8/25 REGARDING PARKING FOR RECREATION, MEDIUM INTENSITY COMMERCIAL, SPECIFICALLY, CASUAL PLAY GOLF  SIMULATORS REQUIRE TWO PARING SPACES PER SIMULATOR.  39 SPACES ARE REQUIRED. 40 SPACES HAVE BEEN PROVIDED. 7. WATER SERVICE SHALL BE PROVIDED BY KKW WATER DISTRICT.  WATER SERVICE SHALL BE PROVIDED BY KKW WATER DISTRICT.  8. SEWER SERVICE SHALL BE PROVIDED BY THE WELLS SANITARY DISTRICT. SEWER SERVICE SHALL BE PROVIDED BY THE WELLS SANITARY DISTRICT. 9. THE CONTRACTOR MUST CONTACT DIG SAFE AND ALL LOCAL UTILITIES THE CONTRACTOR MUST CONTACT DIG SAFE AND ALL LOCAL UTILITIES PRIOR TO THE START OF CONSTRUCTION TO VERIFY THE LOCATION OF EXISTING SUBSURFACE UTILITIES AND CONDITIONS.  LOCATING AND PROTECTING ANY UNDERGROUND OR ABOVE GROUND UTILITY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR. 10. PROPOSED SIGNS SHALL COMPLY WITH THE REQUIREMENTS OF CHAPTER PROPOSED SIGNS SHALL COMPLY WITH THE REQUIREMENTS OF CHAPTER 145, SECTION 40 FROM THE TOWN CODE OF WELLS, MAINE. SIGNS SHALL NOT BE INTERNALLY ILLUMINATED OR CONTAIN ELECTRONIC MESSAGING PER 145-26G(3).  SIGN LOCATION MAY VARY WITH CEO APPROVAL.  SIGN LOCATION SHALL NOT IMPEDE SIGHT DISTANCES. 
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PROPOSED BUILDING SINGLE LEVEL BUSINESS SPACE (8 UNITS) 8,000 SF GROSS FLOOR AREA (SEE NOTE 1)
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1ST LEVEL: 1,920 SF (GFA) BUSINESS SPACE (2 UNITS-SEE NOTE 1) 2ND LEVEL: (2) DWELLING UNITS 1,920 SF (GFA) (2 BEDROOMS EACH) TOTAL GFA = 3,840 SF
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1. SITE PLAN APPROVAL SECURED UNDER THE PROVISIONS OF THIS CHAPTER SHALL EXPIRE WITHIN 10 YEARS SITE PLAN APPROVAL SECURED UNDER THE PROVISIONS OF THIS CHAPTER SHALL EXPIRE WITHIN 10 YEARS FROM THE DATE ON WHICH THE SITE PLAN IS SIGNED IF ALL ASPECTS OF THE SITE PLAN APPROVAL ARE NOT FULLY COMPLETED AND ESTABLISHED. ANY SITE PLAN APPROVAL MAY INCLUDE A PHASING PLAN ACCORDING TO AN APPROVED TIME SCHEDULE NOT TO EXCEED 10 YEARS FROM THE DATE ON WHICH THE SITE PLAN IS SIGNED. SITE PLAN APPROVAL SHALL EXPIRE IF A USE HAS BEEN ESTABLISHED AND THEN DISCONTINUED FOR TWO YEARS OR MORE. [§145-74F] 2. APPROVAL IS CONDITIONED UPON COMPLIANCE BY THE APPLICANT WITH THE PLANS AND SPECIFICATIONS APPROVAL IS CONDITIONED UPON COMPLIANCE BY THE APPLICANT WITH THE PLANS AND SPECIFICATIONS WHICH HAVE BEEN RECEIVED BY THE TOWN IN CONNECTION WITH THIS DEVELOPMENT PROPOSAL.    3. CONDITIONS OF APPROVAL OR NOTES WRITTEN ON THE FACE OF THE SITE PLAN MAY BE AMENDED ONLY CONDITIONS OF APPROVAL OR NOTES WRITTEN ON THE FACE OF THE SITE PLAN MAY BE AMENDED ONLY BY THE REVIEWING AUTHORITY THAT APPROVED THE SITE PLAN. [§145-74G(1)(B)] 4. FAILURE TO COMPLY WITH ANY CONDITIONS OF APPROVAL SHALL BE CONSTRUED TO BE A VIOLATION OF FAILURE TO COMPLY WITH ANY CONDITIONS OF APPROVAL SHALL BE CONSTRUED TO BE A VIOLATION OF ARTICLE X OF THE LAND USE ORDINANCE AND SHALL BE GROUNDS FOR REVOKING THE APPROVED DEVELOPMENT PLAN, INITIATING LEGAL PROCEEDINGS TO ENJOIN CONSTRUCTION DEVELOPMENT OR ANY SPECIFIC ACTIVITY VIOLATING THE CONDITIONS OF PLAN APPROVAL OR APPLYING THE LEGAL PENALTIES DETAILED IN §145-64. [§145-79A] 5. WHENEVER SEDIMENTATION IS CAUSED BY STRIPPING VEGETATION, REGRADING OR OTHER DEVELOPMENT, IT WHENEVER SEDIMENTATION IS CAUSED BY STRIPPING VEGETATION, REGRADING OR OTHER DEVELOPMENT, IT SHALL BE THE RESPONSIBILITY OF THE OWNER TO IMMEDIATELY INSTALL SEDIMENTATION CONTROL DEVICES ON HIS LOT AND TO REMOVE SEDIMENT FROM ALL ADJOINING SURFACES, DRAINAGE SYSTEMS AND WATERCOURSES AND TO REPAIR ANY DRAINAGE, AT HIS EXPENSE, AS QUICKLY AS POSSIBLE. ANY LANDOWNER THAT FAILS TO DO SO WITHIN TWO WEEKS AFTER OFFICIAL WRITTEN NOTIFICATION BY THE CODE ENFORCEMENT OFFICER SHALL BE PENALIZED AS SET FORTH IN §145-64. [§145-79B] 6. EROSION OF SOIL AND SEDIMENTATION OF WATERCOURSES AND WATER BODIES SHALL BE MINIMIZED BY EROSION OF SOIL AND SEDIMENTATION OF WATERCOURSES AND WATER BODIES SHALL BE MINIMIZED BY EMPLOYING THE FOLLOWING BEST-MANAGEMENT PRACTICES [§145-75F]: (A) STRIPPING OF VEGETATION, SOIL REMOVAL AND REGRADING OR OTHER DEVELOPMENT SHALL BE STRIPPING OF VEGETATION, SOIL REMOVAL AND REGRADING OR OTHER DEVELOPMENT SHALL BE ACCOMPLISHED IN SUCH A WAY AS TO MINIMIZE EROSION. (B) THE DURATION OF EXPOSURE OF THE DISTURBED AREA SHALL BE KEPT TO A PRACTICAL MINIMUM. THE DURATION OF EXPOSURE OF THE DISTURBED AREA SHALL BE KEPT TO A PRACTICAL MINIMUM. (C) TEMPORARY VEGETATION AND/OR MULCHING SHALL BE USED TO PROTECT EXPOSED CRITICAL AREAS TEMPORARY VEGETATION AND/OR MULCHING SHALL BE USED TO PROTECT EXPOSED CRITICAL AREAS DURING DEVELOPMENT. (D) PERMANENT (FINAL) VEGETATION AND MECHANICAL EROSION CONTROL MEASURES IN ACCORDANCE WITH PERMANENT (FINAL) VEGETATION AND MECHANICAL EROSION CONTROL MEASURES IN ACCORDANCE WITH THE STANDARDS OF THE YORK COUNTY SOIL AND WATER CONSERVATION DISTRICT OR THE MAINE SOIL AND WATER CONSERVATION COMMISSION SHALL BE INSTALLED AS SOON AS PRACTICABLE AFTER CONSTRUCTION ENDS. (E) UNTIL A DISTURBED AREA IS STABILIZED, SEDIMENT IN RUNOFF WATER SHALL BE TRAPPED BY THE USE UNTIL A DISTURBED AREA IS STABILIZED, SEDIMENT IN RUNOFF WATER SHALL BE TRAPPED BY THE USE OF DEBRIS BASINS, SILT TRAPS OR OTHER ACCEPTABLE METHODS AS DETERMINED BY THE REVIEWING AUTHORITY. (F) THE TOP OF A CUT OR THE BOTTOM OF A FILL SECTION WHICH ALTERS THE EXISTING GRADE BY MORE THE TOP OF A CUT OR THE BOTTOM OF A FILL SECTION WHICH ALTERS THE EXISTING GRADE BY MORE THAN TWO FEET SHALL NOT BE CLOSER THAN 10 FEET TO AN ADJOINING LOT. (G) DURING GRADING OPERATIONS, METHODS OF DUST CONTROL SHALL BE EMPLOYED. DURING GRADING OPERATIONS, METHODS OF DUST CONTROL SHALL BE EMPLOYED. (H) THE PROPOSED SITE PLAN SHALL PREVENT SOIL EROSION AND SEDIMENTATION FROM ENTERING WATERBODIES, WETLANDS, AND ADJACENT PROPERTIES. (I) THE PROCEDURES OUTLINED IN THE EROSION AND SEDIMENTATION CONTROL PLAN SHALL BE IMPLEMENTED THE PROCEDURES OUTLINED IN THE EROSION AND SEDIMENTATION CONTROL PLAN SHALL BE IMPLEMENTED DURING THE SITE PREPARATION, CONSTRUCTION, AND CLEAN-UP STAGES. (J) CUTTING OR REMOVAL OF VEGETATION ALONG WATERBODIES SHALL NOT INCREASE WATER TEMPERATURE CUTTING OR REMOVAL OF VEGETATION ALONG WATERBODIES SHALL NOT INCREASE WATER TEMPERATURE OR RESULT IN SHORELINE EROSION OR SEDIMENTATION. (K) TOPSOIL SHALL BE CONSIDERED PART OF THE SITE PLAN AND SHALL NOT BE REMOVED FROM THE SITE TOPSOIL SHALL BE CONSIDERED PART OF THE SITE PLAN AND SHALL NOT BE REMOVED FROM THE SITE EXCEPT FOR SURPLUS TOPSOIL FROM ROADS, PARKING AREAS, AND BUILDING EXCAVATIONS. 7.  THE PROPERTY SHOWN ON THIS PLAN MAY BE DEVELOPED AND USED ONLY AS DEPICTED ON THIS THE PROPERTY SHOWN ON THIS PLAN MAY BE DEVELOPED AND USED ONLY AS DEPICTED ON THIS APPROVED PLAN.  ALL ELEMENTS AND FEATURES OF THE PLAN AND ALL REPRESENTATIONS MADE BY THE APPLICANT IN THE RECORD OF THE PLANNING BOARD AND/OR STAFF REVIEW COMMITTEE PROCEEDINGS ARE CONDITIONS OF THE APPROVAL.  NO CHANGE FROM THE CONDITIONS OF APPROVAL IS PERMITTED UNLESS AN AMENDED PLAN IS FIRST SUBMITTED TO AND APPROVED BY THE PLANNING BOARD AND/OR STAFF REVIEW COMMITTEE.  8.  APPROVAL OF THE APPLICATION OR AMENDMENT APPLICATION DOES NOT RELIEVE THE APPLICANT FROM APPROVAL OF THE APPLICATION OR AMENDMENT APPLICATION DOES NOT RELIEVE THE APPLICANT FROM THE RESPONSIBILITY TO OBTAIN BUILDING PERMITS PRIOR TO CONSTRUCTION AND USE PERMITS PRIOR TO OCCUPANCY. 9.  IT IS THE APPLICANT'S RESPONSIBILITY TO CONTACT DIG SAFE PRIOR T0 CONSTRUCTION.  10. IT IS THE OWNER/HOMEOWNERS ASSOCIATION/APPLICANT/DEVELOPER'S RESPONSIBILITY, NOT THE TOWN IT IS THE OWNER/HOMEOWNERS ASSOCIATION/APPLICANT/DEVELOPER'S RESPONSIBILITY, NOT THE TOWN CODE OFFICE OR TOWN PLANNING OFFICE, TO CONTACT THE TOWN CLERK'S OFFICE TO APPLY FOR AND MAINTAIN ANY AND ALL BUSINESS LICENSE(S) FOR THE USE(S) CONDUCTED ON THIS SUBDIVISION/SITE PLAN PARCEL(S).   11. APPROVAL OF ANY PROPOSED FIELD CHANGES SHALL BE OBTAINED PRIOR TO CONSTRUCTION. SAID APPROVAL OF ANY PROPOSED FIELD CHANGES SHALL BE OBTAINED PRIOR TO CONSTRUCTION. SAID APPROVALS SHALL BE IN WRITING. THE CODE ENFORCEMENT OFFICE SHALL CONSULT WITH THE OFFICE OF PLANNING AND DEVELOPMENT PRIOR TO APPROVING ANY FIELD CHANGE. 12. PRIOR TO THE POURING OF A BUILDING FOOTING/FOUNDATION, THE LOCATION OF EACH COTTAGE AND/OR PRIOR TO THE POURING OF A BUILDING FOOTING/FOUNDATION, THE LOCATION OF EACH COTTAGE AND/OR BUILDING TO BE CONSTRUCTED SHALL BE LOCATED ON THE FACE OF THE EARTH AND SHALL BE MARKED WITH SURVEYOR PINS OR STAKES. THE DEVELOPER SHALL RECEIVE APPROVAL OF EACH COTTAGE AND/OR BUILDING LOCATION FROM THE CODE ENFORCEMENT OFFICE PRIOR TO THE COMMENCEMENT OF FOOTING/FOUNDATION EXCAVATION. 13. IF THE PROPERTY WILL BE CONVERTED TO A CONDOMINIUM FORM OF OWNERSHIP, THE PROPOSED IF THE PROPERTY WILL BE CONVERTED TO A CONDOMINIUM FORM OF OWNERSHIP, THE PROPOSED CONDOMINIUM DOCUMENTS MUST BE PRESENTED TO THE TOWN FOR REVIEW AND APPROVAL BY THE TOWN ATTORNEY. NO USE PERMIT SHALL BE ISSUED UNTIL THE TOWN ATTORNEY HAS INDICATED APPROVAL OF THE CONDOMINIUM DOCUMENTS. 14. UPON COMPLETION OF CONSTRUCTION, THE APPLICANT SHALL PROVIDE TO THE TOWN RECORD AS-BUILT UPON COMPLETION OF CONSTRUCTION, THE APPLICANT SHALL PROVIDE TO THE TOWN RECORD AS-BUILT DRAWINGS OF THE ROADWAY, DRAINAGE, AND UTILITY RELATED CONSTRUCTION WORK. 15. THE TOWN OF WELLS, MAINE MAY EMPLOY THE SERVICES OF AN ENGINEERING FIRM TO ASSIST IN THE THE TOWN OF WELLS, MAINE MAY EMPLOY THE SERVICES OF AN ENGINEERING FIRM TO ASSIST IN THE INSPECTION OF ROADS AND OTHER INFRASTRUCTURE IF, IN THE OPINION OF THE CODE ENFORCEMENT OFFICE, THE WORK NECESSARY TO INSURE COMPLIANCE WITH TOWN ORDINANCES OR THE REQUIREMENTS OF THIS APPROVAL ARE BEYOND THOSE CAPACITIES AVAILABLE BY STAFF. THE COST OF SUCH ADDITIONAL SERVICES WILL BE BORN BY THE DEVELOPER. 16. ALL COMPONENTS, FEATURES, IMPROVEMENTS AND CONDITIONS OF SITE PLAN APPROVAL SHALL BE FULLY ALL COMPONENTS, FEATURES, IMPROVEMENTS AND CONDITIONS OF SITE PLAN APPROVAL SHALL BE FULLY COMPLETED PRIOR TO ANY ISSUANCE OF A CERTIFICATE OF OCCUPANCY.
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AMENDMENT #3    SUMMARY THE PURPOSE OF THIS PLAN IS TO AMEND THE PREVIOUS SITE PLAN APPROVAL DATED 05/28/25 AS FOLLOWS: ADD "RECREATION, MEDIUM INTENSITY COMMERCIAL" TO ALLOWED USES SEE NOTE 1 + 6.
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Planning & Development 

208 Sanford Road, Wells, Maine   04090 

Phone:  (207) 646-5187, Fax:  (207) 646-7046 

Website:  www.wellstown.org  

 

Michael  G. Livingston, Town Engineer/Planner  mlivingston@wellstown.org 

Shannon  M. L. Belanger,  Assistant Planner sbelanger@wellstown.org 
 

 

Site Plan Application Memo 

Date: February 13, 2026 
 

To:  Staff Review Committee 
 

From: Planning Office 
 

Re: Harborside Condominium – Map 122, Lot 38 

 

Project Description: 
 
Harborside Condominium Association has submitted a site plan application for 
Harborside Condominium, formerly known as Habor Side Motor Inn and The Brise 
D’ete. The property is a grandfathered Lodging Facility and has consisted of 20 motel 
units, in one two-story building and 1 single family dwelling unit in a 3-story building 
(unit 21). The property converted to condominium form of ownership in January 
1986. After the condominium association was created various changes occurred on 
the property without site plan approval: 10 parking spaces were added, parking 
space restriping has occurred, a dumpster has been located on the property and unit 
21 was enlarged. The property is approximately ______ SF in area and falls within 
the Beach Business and 250’ Shoreland Overlay District. The property is located at 
353 Mile Road and is identified as Tax Map 122, Lot 38. 
 

§ 145-74. Review and approval process.  

Staff Review Committee process. 
(1) The membership of the Staff Review Committee shall include the Road Commissioner, the Fire 
Chief, the Police Chief, the Code Enforcement Officer, Town Engineer (if any) and Director of Planning 
and Development or their designees. The Director of Planning and Development is the Chair of the 
Committee and shall designate the Vice Chair. SRC meeting held on 10/28/25 
(2) If there are site plan approval applications to review, the Staff Review Committee shall meet at least 
two times a month. The meeting schedule shall be established by the Director of Planning and 
Development by the first day of December for the following calendar year. The agenda for each Staff 
Review Committee meeting shall be posted in the Town Hall at least seven days prior to the meeting. 
Scheduled meetings may be rescheduled if the Committee members or their designees are unable to 
attend to a time agreed to by all applicants on the agenda for the meeting. SRC meeting held on 
10/28/25 
(3) An applicant shall be notified of any Staff Committee meetings at which the applicant's plan will be 
reviewed and shall have the right to attend any Staff Review Committee meetings at which the plan 
may be reviewed. Applicant notified of SRC Agenda on 10/21/25 

 

http://www.wellstown.org/
mailto:mlivingston@wellstown.org
mailto:sbelanger@wellstown.org
https://ecode360.com/7612777#7612777
https://ecode360.com/7612778#7612778
https://ecode360.com/7612779#7612779


(4) A new application, revised application or proposed amendment to an approved plan shall be 
submitted to the Office of Planning and Development at least 10 days prior to the meeting at which it 
will be considered. The application shall be accompanied by a site plan and the required fee. 
Application and fee provided in time for the 10/28/25 meeting.  
(5) Upon the receipt of an application for site plan approval along with certification that the abutters 
have been sent or delivered notices of the site plan approval application by the applicant, the Code 
Enforcement Officer shall review the application and the site plan to determine if the proposed use 
meets the requirements of Articles V, VI and VII. Abutters mailed notice on 10/14/25 

(a) If the application does or does not meet the requirements of Articles V, VI and VII, the Code 
Enforcement Officer shall notify the applicant in writing. 
(b) If the application does meet the requirements of Articles V, VI and VII, the Director of 
Planning and Development shall place the application on the next meeting agenda of the Staff 
Review Committee and shall provide the Planning Board with a brief description of the 
application at its next meeting. At the meeting the Staff Review Committee shall determine if the 
application is complete. If it is not complete the applicant shall be notified in writing of the 
information needed to complete the application. 

(6) Upon determining that the application is complete, the Committee shall review the site plan and 
either approve the application and sign the site plan, approve the application with conditions and sign 
the site plan or deny the application. To be determined  
(7) The Staff Review Committee may only approve an application by a unanimous vote, and its 
decision shall be based on the criteria found in § 145-75, and it shall inform the applicant in writing 
within seven days of its decision stating its reasons. The Committee shall prepare detailed, written 
findings of fact, based on the evidence presented, and its conclusions and basis thereof. To be 
determined 
(8) The Staff Review Committee shall take action on a complete application within 35 days of its receipt 
by the Staff Review Committee or within a period of time mutually agreed to by the applicant and the 
Staff Review Committee. Failure to take action within 35 days or within the mutually agreed to time 
period shall constitute an automatic denial of the plan. To be determined 

 
 
Recommendations and conclusions: 

 
1. Staff Review Committee to workshop the following review comments: 

a. Plan revisions provided.  
1. Lot area based on land area to the high water line to be 

confirmed? 
2. As discussed at the 1/6/26 SRC meeting: 

a. Note 9 to state when light posts are replaced, they will 
be located on lot 38, not on abutting lot 26.  

b. Note 12 to eliminate dumpster and state refuse shall 
be managed by individual trash cans. Dumpster to be 
removed no later than July 1, 2026.  

c. Note 16, to state parking space and directional arrows 
to be re-stripped no later than July 1, 2026.  

3. Deck/porch areas for motel units appear to be approximately 
60 SF, not 120 SF.  

4. Setbacks from all lot lines with dimensions to be addressed 
5. Deed references to be added onto the plan. Drainage 

Easement to Town Book and Page needed.  
6. Typos and label markups to be addressed.  
7. Building dimensions to be noted (57’ x 81’?)  
8. Distance to nearest fire hydrants to be noted. 

 

https://ecode360.com/7612780#7612780
https://ecode360.com/7612781#7612781
https://ecode360.com/7611701#7611701
https://ecode360.com/7612345#7612345
https://ecode360.com/7612529#7612529
https://ecode360.com/7612782#7612782
https://ecode360.com/7611701#7611701
https://ecode360.com/7612345#7612345
https://ecode360.com/7612529#7612529
https://ecode360.com/7612783#7612783
https://ecode360.com/7611701#7611701
https://ecode360.com/7612345#7612345
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https://ecode360.com/7612785#7612785
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https://ecode360.com/7612786#7612786


 
 

b. Landscape buffers and screening to be determined: 
1. 5 evergreen trees exist along Lot 37 and 37 
2. 3 shrubs and grass exist along Webhannet Drive 
3. Grass and 1 shrub exist along lot 39.  

 
c. Visual screening for residential abutter along lot line of lot 34 does not 

exist. Property is grandfathered as non-conforming, SRC to make 
determination.  

d. SRC to consider finding the application complete or wait for plan revisions 
to be provided.   

 
2. The applicant’s Lodging License renewal may be contingent on this site plan 
approval.  Recommend granting an extension for 30 days.   
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

Article X 
Site Plan Approval  
                     

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

Any application presented for approval shall include the following 
information if applicable: 

     

A. A site plan drawn at a scale not smaller than one inch equals 40 
feet and is on a plan 24 inches by 36 inches in size with a one-
inch minimum border which shall contain the following 
information:  [Amended 6-12-2012] 

Y    Scale is 1” = 10 feet.    

 (1) The name and address of the applicant plus the name of 
the proposed development. 

Y    Applicant/ Business name and address noted. 

 (2) Total floor area, ground coverage and location of each 
proposed building, structure or addition. 

Y*    

Beach Business and Shoreland Overlay zone 
dimensional requirements noted on the plan.  

Lot coverage calculation noted as 11,740 SF or 89%. 
Lot area noted as 13,160 SF is based on area of land 
to the high water line? 

Total gross floor area of the two-story motel 
building to be noted on the plan. Footprint noted as 
9,010 SF. 

Unit 21 gross floor area is noted as 1,680 SF.  
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (3) Perimeter survey of the parcel, made and certified by a 
registered land surveyor licensed in Maine, relating to 
reference points, showing true or magnetic North, graphic 
scale, corners of parcel, date of survey and total acreage. 
The requirement for a certified boundary survey may be 
waived by the reviewing authority if the proposed 
construction is located a distance equal to the required 
setback plus 10 feet from any lot line. 

Y*    

An existing conditions survey has been prepared and stamped 

by Stephen W. Everett, PLS 2161 dated 9/22/2025. Grid north 

noted, scale is 1” = 10 feet, total acreage of the property to 

be clarified.    

 

Plan references noted. Deed references needed.  

 

Bearings only to nearest minute. Feet only to nearest tenth. 

Conflict on location of boundary along Webhannet Drive is 

noted.   

 (4) All existing and proposed setback dimensions. 

Y*    

Setback requirements noted to plan note 5.  Setback 

dimensions to be identified from lot lines.  

 

75’ setback from highwater line of Webhannet River 

identified.   

 

4’ setback from lot line abutting street right of ways 

appears to be met. 6’ setback from lot line for unit 21 is 

not met and appears to be grandfathered as 

nonconforming. The Motel unit building meets the 6’ lot 

line setback.  

 

The existing dumpster is located within the 6’ lot 

line setback abutting lot 37.   Note 12 to state the 

dumpster shall be removed from the property no 

later than 7/1/26. Refuse shall be disposed of using 

individual on-site trash receptacles/cans.  
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (5) The size, location, direction and intensity of illumination of 
all major outdoor lighting apparatus and signs. 

Y*    

Various light posts exist along lot lines or on 
abutting property. Plan to label light posts.  

Plan note 9 to state that when the light posts that 
encroach onto abutting property are replaced they 
shall be located on Lot 38.  

 (6) The type, size and location of all incineration devices.   NA  No such devices exist nor are proposed.  
 (7) The type, size and location of all machinery likely to 

generate appreciable noise at the lot lines.   NA  

No such machinery identified or proposed.   

  
 (8) The location, type and size of all existing and proposed 

catch basins, storm drainage facilities, wetlands, streams 
and watercourses and all utilities, both above and below 
ground. 

Y    

Existing catch basin and manhole identified.  
Webhannet River identified. Utility pole and overhead 
electrical lines identified.  

 (9) All existing contours and proposed finished grade 
elevations of the portions of the site which will be altered 
and the system of drainage proposed to be constructed. 
Contour intervals shall be specified by the reviewing 
authority. This requirement may be waived by the 
reviewing authority if no additional lot coverage is 
proposed or the proposed lot coverage is less than 30% 
and has an area of less than 15,000 square feet. 

   W 

Parcel contours not identified. No changes to grading 
proposed. Staff Review Committee granted a waiver of 
identifying contours on the plan on 10/28/25.  
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (10) The location, type and size of all curbs, sidewalks, 
driveways, fences, retaining walls and parking space 
areas and the layouts thereof, together with the 
dimensions. 

Y*    

Sidewalk and crossing along Mile Road are labelled on 

plan.   

 

Property entrance off Mile Road and exit onto 

Webhannet Drive identified. Fences along lot lines 

identified, with heights and types noted.  

 

Parking spaces are identified and are shown to be 

widened and lengthened so that they meet the 

dimensional requirements required.  

 

90 degree spaces require 9’ x 18.5’ dimensions, 60 

degree spaces require 8.5’ x 19’ dimensions with 16 foot 

wide one-way. Plan must note the dimensions.  

 

1 space is required to be ADA compliant. The property 

may utilize a portable ADA compliant sign for 

spaces 1, 2, 3, 7, 11, or 17. See plan note 11d. 
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (11) All landscaped areas, fencing and size and type of plant 
material upon the premises. 

    

Fences along lot lines identified, with heights and types 
noted. 

Shrubs/ tree types and heights to be noted. Grass 
areas to be labelled. 5 evergreen trees exist along Lot 
37 and 37. 3 shrubs and grass exist along Webhannet 
Drive. Grass and 1 shrub exist along lot 39. SRC to 
review and determine screening and buffering on 
2/18/26. 

Lodging Facility buffer requirements are 
grandfathered as non-conforming. Any vegetation 
that exists shall be maintained. See note 28. 

Visual screening for residential abutter along lot line 
of lot 34 does not exist. Property is grandfathered as 
non-conforming, SRC to make determination on 
2/18/26.  

 
 (12) All existing or proposed rights-of-way, easements and 

other legal restrictions which may affect the premises in 
question. 

Y*    

Non noted on the plan.  

Drainage Easement to the Town of Wells Bk 14099, 
Page 6 is noted on the plan at the catch basin but 
not across the lot.  

Declaration from 1986 Book 3741, Pg 250 and 
amendment to Declaration Book 4077, Page 251 on file.  

 (13) The locations, names and widths of all existing and 
proposed streets abutting the premises.     

Mile Road and Webhannet Drive noted. Road widths 
noted to be 49.5’.  
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (14) The lot lines of all lots abutting the proposed 
development, including those lots across the street, 
together with the names on file in the Town offices as of 
the date of the application. 

Y    All abutters are identified.  

 (15) An appropriate place for the signature(s) of the reviewing 
authority. 

Y    Staff Review Committee signature block provided.  

B. Documentation of right, title or interest in the proposed site. 
Y    

Permission from Condominium Association provided. 
Condominium Declaration on file.  

C. An on-site soils investigation report by a Maine Department of 
Human Services licensed site evaluator (unless the site is to be 
served by public sewer). The report shall identify the types of 
soil, location of test pits and proposed location and design for the 
subsurface disposal system. 

  NA  Property served by public sewer. See note 16.        

D. The amount and type of any raw, finished or waste materials to 
be stored outside of roofed buildings, including their physical and 
chemical properties, if appropriate. Y*    

The existing dumpster is located within the 6’ lot 
line setback abutting lot 37.   Note 12 to state the 
dumpster shall be removed from the property no 
later than 7/1/26. Refuse shall be disposed of using 
individual on-site trash receptacles/cans. 

E. If the proposed use will be connected to the Wells Sanitary 
District's sewer system, a letter from the Sanitary District stating 
that adequate line and plant capacity to dispose of the generated 
sewage will be available. 

   W 

The property is served by public water. Staff Review 
Committee found that an updated capacity letter from 
KKWWD is not necessary on 10/28/25. No change in 
use proposed.       

F. If the proposed use will be connected to the Kennebunk, 
Kennebunkport and Wells Water District water system, a letter 
from the Water District stating that adequate line and supply 
capacity to serve the proposed use will be available. 

   W 

The property is served by public sewer. Staff Review 
Committee found that an updated capacity letter from 
WSD is not necessary on 10/28/25. No change in use 
proposed.       

G. Traffic data. Only the Planning Board may require that a site plan 
application include a traffic engineering study should the project 
be considered one of substantial magnitude along any of the 
Town's state highways where fast-moving traffic occurs (i.e., 
Route Nos. 1, 109, 9, 9-A and 9-B). Should a traffic study be 
requested by the Planning Board, the following data shall be 
included: 

  NA  
Traffic information is not necessary.   No increase or 
change in use proposed.  
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Project Name/District: 
Harborside Condominium / Beach Business and 250’ 
Shoreland Overlay District  -Tax Map 122, Lot 38 

Date of Review: 
3/5/25; 10/21/25; 
2/13/26 

Prepared By: Planning Office Company Name: Town of Wells 

 

§ 145-77. Data Requirements [Amended 4-

26-1996] 

Application Meet Requirements 

Yes No NA  Waiver Comments 

 (1) The estimated peak-hour traffic to be generated by the 
proposal. 

     

 (2) Existing traffic counts and volumes on surrounding roads.      
 (3) Traffic accident data covering a recent three-year period.      
 (4) The capacity of surrounding roads, municipal facilities, 

parking and any improvements which may be necessary 
on such roads and facilities to accommodate anticipated 
traffic generation. 

     

 (5) The need for traffic signals and signs or other directional 
markers to regulate anticipated traffic. 

     

H. A soil erosion and sedimentation control plan, prepared in 
accordance with the Maine Erosion and Sedimentation Control 
Handbook for Construction: Best Management Practices, 
published by the Maine Department of Environmental Protection 
and the Cumberland County Soil and Water Conservation 
District, 1991. [Amended 4-27-2007] 

Y    

Best management practices for soil erosion and sedimentation 
control are a standard condition of approval. See note 25.  

 

I. A stormwater management plan, prepared by a registered 
professional engineer in accordance with the most recent edition 
of Stormwater Management For Maine: BMPS Technical Design 
Manual, published by the Maine Department of Environmental 
Protection, 2006. Another methodology may be used if the 
applicant can demonstrate it is equally or more applicable to the 
site. A drainage analysis may be waived by the Planning Board 
upon request of the applicant and submittal of a letter from a 
registered professional engineer stating that there will be no 
adverse impacts to adjacent or downstream properties. [Added 
4-27-2007] 

   W 

No changes proposed to stormwater management.  
Staff Review Committee waived the requirement to 
provide a stormwater management plan on  10/28/25.   

J. Any other information or data the reviewing authority 
determines is necessary to demonstrate compliance with 
the standards of § 145-75. [Added 4-27-2007] 

     

 Chapter 201, Article IV. Sidewalk Development.    NA    

 
Notes: 

1. See plan markups provided dated 2/13/26. 
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