
Memorandum 

 

To: Planning Board 

Re:  Planning Board Agenda Item # 2: Mineral Springs Subdivision 

From: Carla Nixon, Town Planner 

Date: March 14, 2024 

 

This is the first substantive review for the proposed Mineral Spring major subdivision to be located in the 

former Pike Gravel Pit off Blackstrap Road. 

Major subdivisions go through a two-step process for review: Preliminary plan review and approval and 

final plan review and approval. I do not believe this application is ready for preliminary approval at this 

meeting, so the findings of fact are incomplete. I recommend the Board hear the presentation, ask 

questions, hold the public hearing, and then table the application. 

I anticipate there will be numerous residents at the meeting as there is concern about the impact of the 

72 subsurface septic systems on the aquifer.  A full hydrogeologic report was submitted but has not had a 

peer review yet as that would require a hydrogeologist review the plan. Gorrill Palmer has done the peer 

review for the rest of the application. I have asked Al Palmer to attend this meeting to assist the Board in 

its review of the technical elements of the project. 
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Date March 14, 2024 
To Town of Cumberland Planning Board 
From Carla Nixon, Town Planner 
Subject Major Subdivision Review: Mineral Springs – 77 Blackstrap Rd. 
  

1.  REQUEST/OVERVIEW: 
The applicant and owner is David Chase, dba as BR Properties, LLC. Mr. Chase proposes to redevelop 
an existing 40.1 acre gravel pit/material yard located at 77 Blackstrap Road into a 72 unit single family 
home subdivision that will be developed under a condominium form of ownership.  This means that the 
buyers will individually own the homes and will have the exclusive right to utilize the land around the 
homes, but the open space will be owned by the Homeowners’ Association.  
The subdivision is located in the West Cumberland Housing Overlay Zone and Industrial zone.  Half of 
the 72 units will meet an affordability level required by the Town of Cumberland. 
The property is shown on Tax Assessor Map R07, Lot 53. 
The applicant is represented by Peter Beigle, LSA, of Land Design Solutions and Dan Diffin, P.E., of 
Sevee and Maher Engineers. Al Palmer, P.E., of Gorrill Palmer Engineers reviewed the plan for the 
Town. 

 
2.  PROJECT HISTORY: 

• Sketch Plan Review: June 20, 2023 
 

3. WAIVER REQUESTS: None requested. 
 
 
4. OUTSIDE AGENCY APPROVALS STATUS: 

 
Agency Type of Permit Status 
   
MDEP SLODA Amendment Submitted. 

Awaiting 
Decision 

Portland Water District 
(PWD) 

Ability to Serve Letter Outstanding 

Maine Historic 
Preservation Commission 

 Letter on File 
 

Maine Department of 
Agriculture, Conservation 
and Forestry 

Rare & Exemplary Botanical 
Features.  None documented. 

Letter on File 

Maine Dept. of Inland 
Fisheries & Wildlife  

 Letter on File 
 

CMP  Release Easement Deed Pending 
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5. DESCRIPTION: 
  
Parcel size:  40.1 acres 
 
Net Residential Density:  Allows for 73 lots; 72 lots proposed. 

 
Proposed number of lots: 72 
 
Zoning:  Industrial District and West Cumberland Housing Overlay District. 

  
Min. Lot Size:  20,000 sf 
 
LOT STANDARDS: Note: Lot Standards are in conformance with the West Cumberland Housing Overlay 
District, but the condominium form of ownership allows that the frontage and setbacks are for the entire 
parcel, not the individual homes.  
  
Setbacks:  Front: 25’, Rear: 50’, Side: 10’ (combined = 25’) 
  
Water:  Public Water 
 
Sewer:  Individual subsurface waste disposal systems. 
 
Open Space:   Open Space Required: 10% of parcel.   
   Open Space Provided: 25 acres (65 % of parcel) 
 
Open Space & Trails: Active recreation use consisting of a swing set, basketball court, and multipurpose 

lawn area) and passive recreation use including 4,455 feet of walking paths and a 
1.75 acre pond.  

 
Wetlands:  None. 

 
Utilities:  Underground natural gas, electric, telephone, and cable from Blackstrap Road.  
 
Fire Protection:   Individual home sprinkler systems. 
 
Street Lighting:   At five locations within the subdivision.   
 
Road:  Built to the Town’s Residential Access Road Standards and proposed for public 

acceptance. There will be two 11’ paved travel ways. One side of the road will 
have a 4’ shoulder with a separated sidewalk, and the other side will have a 2’ 
wide paved shoulder.  

 
Sidewalks:  Proposed on one side of the subdivision road. 
 
Homeowners Association: Draft Declaration of Protective Covenants and Common Easements are on 

file. Review and approval by Town Attorney is required. 
 
Right, Title and Interest:  Warranty Deed 

 
Basements:   All homes will have full basements. 
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Garages:  The affordable homes will each have a shed with no garage. The remaining units 
will have a one or two car garage. 

 
REQUESTED WAIVERS: None 

 
 
6. DEPARTMENT HEAD REVIEWS: 
 

• William Longley, CEO: No comments. 
• Police Chief Charles Rumsey:  I’ve reviewed the packet you provided, and have the 

following feedback: 
1. On page 7 of 10 of the Traffic Impact Study, the traffic engineers make a recommendation 

regarding the removal of vegetation to improve sight lines. I request that this be required of 
the developer as part of the project’s approval process. 

2. I don’t see any indication of where stop signs will be placed – however, I would recommend 
that stop signs be installed at the intersections of the main road and Blackstrap / Upper 
Methodist. Also, I would recommend that stop signs be installed at the interior intersections 
of the project. 

 
• Fire Chief Dan Small: I had a conversation with the Portland Water District last week about the 

water flow capacity due to the pumps on Blanchard Road---it’s just about a valve that may need 
to be added.  I was told it was a “good” question and that they would be getting back to me, to 
which they have not.  I’ll call them back to see if they’ve come up with an answer.  I’ll have 
nothing to add since the subdivision has hydrants located throughout.  I’ll get you the letter. 

 
 
7. CUMBERLAND LANDS & CONSERVATION COMMITTEE: No comments. 

 

8. TOWN ENGINEER’S REVIEW:  

As requested by the Town, Gorrill Palmer has conducted an Engineering Peer Review for the above referenced 
project. Information received for this assignment included: 
 

• Major Subdivision Application, dated February 27, 2024, prepared by Land Design Solutions in 
association with Sevee and Maher Engineers on behalf of B.R. Property, LLC, consisting of 510 pages. 

• Drawing Set, dated February 27, 2024, prepared by Land Design Solutions in association with Sevee 
and Maher Engineers consisting of 24 drawings.  

 
Based on our review of this information, general engineering principles and the Town of Cumberland Zoning 
Ordinance, we offer the following comments related to the engineering and design aspects of this project: 
 
Supporting Documents: 
 

1. Section 5M – Storwmater Management Report  
a. Report states: “Additional detail describing site features, topography, and surface drainage 

patterns is provided in the Stormwater Management Report included in Section 12 of this 
application.” Please provide Section 12 of the SLDA application.  

b. The report states only one gravel wetland is proposed, however the hydrogeologic evaluation states 
two are proposed. Please clarify.   
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c. Redevelopment Calculations 
i. Please provide a plan depicting how these areas were classified.  

ii. The proposed roadway is listed with a pollutant ranking of 3, however this should be listed 
with a pollutant ranking of 4.  

iii. The proposed sidewalk is listed with a pollutant ranking of 3, however this should be listed 
with a pollutant ranking of 2.  

iv. The proposed sheds are listed with a pollutant ranking of 2, however this should be listed 
with a pollutant ranking of 3.  

v. The calculations list 855,612 SF of grass/trees having a pollutant ranking of 0. Only forests 
and meadows mowed less than 3 times per year have a pollutant ranking of 0. Grassed 
areas mowed 2 times per year have a pollutant rating of 2, non-grassed landscape areas and 
stormwater treatment/storage systems have a pollutant ranking of 1. Please review areas 
and provide clarity.   

Mapping: 

vi. Pre-Development modeling shows a 12” culvert modeled as a pond, this should be 
discussed in the report as to how this functions. Given the soils in the area and the surface 
area of the pond, it would be a large amount of water in this pond would infiltrate.  

vii. Nomenclature for Tc does not match some of the segments in HydroCAD. 
viii. E-F appears to be approximately 450 feet, but is listed as 372’. Please review. 

ix. A portion of subcatchment S9 appears to drain to pond P8, please revise or discuss how 
runoff is diverted around the pond.  

d. Modeling 
i. Existing Conditions: 

1. Over 310,000 SF of “paved roads w/curbs & sewers” is listed, however, using 
Adobe, there appears to be approximately 52,000 SF of uncurbed pavement, please 
clarify how this area was calculated. 

2. Over 572,081 SF of gravel surface with a curve number of 96 is listed which 
appears to encompass all gravel areas onsite. A more appropriate curve number for 
the gravel pit may be 72 for Dirt or 77 for newly graded soil.  

ii. Proposed Development: 
1. Please provide BMP sizing calculations. 
2. Please provide details for the 1.87 acre pond (P8). How are flows from the west of 

the pond being diverted around it? How does the pond outlet to pond P7? 
3. If the existing gravel is compacted to the point where it is considered impervious, 

revegetating the areas does not make it pervious in the post condition. This would 
require a major undertaking of amending existing soils to allow water to infiltrate. 
If this is the intent, please clarify how this will be accomplished.   

4. Please provide stage storage tables for the gravel wetland and Pond P8. 
e. Post Construction Stormwater Management 

i. A post construction stormwater management plan should be provided in accordance with 
Section 242-23-25 of the ordinances. 

 
Site Plans 
 

2. Survey 
a. The Boundary Survey is dated October 20, 2010.  There are a number of parcels noted “to be 

conveyed”.  We would recommend that an updated Boundary Survey be submitted reflecting all 
property transfers/acquisitions that have occurred since 2010. 

b. The Boundary Survey indicates an anticipated total area of 41.04 acres.  The Site Overview Plan 
indicates 40.9 acres. Please clarify. 
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3. Site Overview Plan 
a. Requested road names should be provided to the Town for review under the E911 system. 
b. The right of way for the proposed roads as they intersect Blanchard Road and Upper Methodist 

Road should be include a radii, versus intersecting with a tangent. 
c. The right of way for the proposed road at it’s intersection with Upper Methodist Road is at 90 

degrees while the proposed road deflects at an intersection greater than 90 degrees and is located 
outside of the proposed right of way.  As all the traffic entering / exiting the proposed subdivision 
at Methodist Road would be from the north, we would not recommend deflecting the road so that 
it’s angle of intersection exceeds 90 degrees.  We recommend modifying the roadway alignment 
so that it is 90 degrees to Upper Methodist Road.   

d. The Applicant should engage with the Planning Board as to the desirability for construction of 
sidewalks along the project frontage on either or both Blackstrap Road and Upper Methodist Road. 

e. Who will be responsible for plowing of the proposed on-site sidewalks?  As the sidewalk is 
separated from the road by curb & esplanade, it would appear to require use of either a sidewalk 
plow or snowblower, which may not be feasible for the Town to maintain. 

f. Who will be responsible for plowing the proposed parking spaces as they span both the right of 
way and the open space? 

g. Please provide a map depicting the areas deducted for steep slopes as part of the Net Residential 
Acreage for verification.   

 
4. General Notes, Legend, and Abbreviations 

a. The reference to “lot” on General Notes #3 should be revised to “Limited Common Element”. 
b. A note should be added under General Notes that all roadway right of way points of curvature or 

intersection with Limited Common Elements shall be marked with a granite monument. 
c. General Notes #8 should be revised to note the road is anticipated to be offered to the Town for 

acceptance.  Provisions need to be incorporated into the Homeowners/Condominium Documents 
regarding roadway maintenance until such time that the Town accepts the roads.  Due to the depths 
of the storm drain pipes in some portions of the project, we have concern over the Town accepting 
maintenance of any storm drain pipe in excess of 8’ below the roadway grade. 

d. General Notes #8, the note should be revised to note “Stormwater gravel wetland shall be 
maintained by Homeowner’s Association …” 
 

5. Existing Conditions and Demolition Plan 
a. In the center portion of the plan, above the W. Cumberland Methodist Church parcel there is a 

note that indicates “Clearing Limit Line (Typ)  See Note 3”.  We were unable to locate Note 3. 
 
6. Subdivision Plan, C-102 

a. Note 3 shall be revised consistent with comments regarding same note on General Notes Sheet. 
b. Note 7 indicates that “Final location of leach field must be coordinated with adjacent lots.”  This 

note should be revised to note “condominium units” vs. lots.  As the condominium units are as 
narrow as 37’ wide, there is little room for error in the placement of the leach fields without.  We 
would recommend that the Applicant be required to survey layout at least 2 points for each leach 
field to ensure construction at the locations shown.   

c. Note 8 shall be revised consistent with comments regarding the  same note on General Notes 
Sheet. 

d. The westerly side of Condominium Unit #68 appears to show a 10’ front setback along the 
frontage along the  site roadway connection to Blackstrap Road.  It appears that it should be a 
25’ front setback. 

e. We recommend that the proposed roadway intersection with Upper Methodist Road be modified 
to 90 degrees. 
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7. Site Layout and Utility Plan, C-103 
a. The project is dependent on extension of a 16” water main by the Town within Blackstrap Road.  

We would recommend that a condition of approval be considered by the Planning Board similar 
to “Prior to issuance of any building permits for Mineral Springs, the 16” water main shall be 
installed, tested and be fully operational within Blackstrap Road to at least the intersection of the 
proposed site roadway”. 

b. Water service for Units 69-72 are via 4-1-1/2” water services proposed to be located in the 
frontage of the condominium units versus a 8” main extension within Upper Methodist Road.  
We would recommend that the Planning Board  consider requiring the Applicant to construct a 
8” main extension in Upper Methodist. 

c. The Applicant should provide information regarding the manner proposed for electrical service 
for Units 69-72. 

d. The 4’ wide gravel walking path appears to conflict with the Limited Common Elements for 
Units 47-50. 

e. The size of the proposed leachfield for Unit #43 appears to be approximately twice the size of 
the other units.  Why? 

f. We would recommend that the offset from the centerline of the road to the proposed waterline be 
noted for both roadways to ensure adequate separation to the 6” under drain. 

 
8. Site Grading, Drainage, and Erosion Control Plan, C-104  

a. We would recommend that a note calling out the 6” under drain on each side of both roads be 
noted on the plans. 

b. The storm drain between CB #4 and CB #5 does not appear to have adequate separation to 
Condominium Unit #34. 

c. The storm drain between CB #4 and CB #5 does not appear to have adequate separation to the 
leach field for Unit #33. 

d. The storm drain between CB #16 and CB #4 does not appear to have adequate separation to Unit 
#28.   

e. The storm drain between CB #25 and DMH #6 does not appear to have adequate separation to 
Unit #11. 

f. The storm drain between DMH #2 and CB #3 does not appear to have adequate separation to the 
Unit #43. 

g. The storm drain between DMH #2 and CB #3 does not appear to have adequate separation to the 
leach field for Unit #20. 

h. The storm drain between CB #1 and DMH #1 does not appear to have adequate separation to 
Unit #48. 

i. Who will be responsible for the maintenance, and any future rehabilitation / replacement of the 
various cross country storm drain pipes?  Due to the depths of the pipes, we have concern over 
the Town accepting maintenance of any cross country storm drain pipes. 

j. Drainage easements shall be shown on the Subdivision Plan for all cross country storm drain 
pipes.   

k. The proposed grading over the leach fields for Units #69 to #71 does not appear to conform to 
the Subsurface Wastewater Disposal Rules.  

l. How will foundation drainage be addressed for all units? 
m. Please review stormdrain structure numbers for consistency between C-104 and C-200/C-201.  

For example CB #4 on C-104 is shown as CB #3 on C-201.   
n. It appears that the existing culvert at the southerly end of the property will pond during certain 

storm events such that ponded water may inundate the leach field for Unit #72.   
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9. Road Plan and Profile Blackstrap Entrance, C-200 
a. Please review all storm drain pipes for adequate cover, in particular between Station 4+00 and 

Station 5+00. 
b. Due to the depths of the storm drain pipes in some portions of the project, we have concern over 

the Town accepting maintenance of any storm drain pipe in excess of 8’ below the roadway 
grade.  This includes the pipe from CB #20 to DMH #6. 

 
10. Road Plan and Profile Upper Methodist Entrance, C-201 

a. Please review all storm drain pipes for adequate cover, in particular between Station 32+50 and 
Station 33+72. 

b. Due to the depths of the storm drain pipes in some portions of the project, we have concern over 
the Town accepting maintenance of any storm drain pipe in excess of 8’ below the roadway 
grade.  This includes the pipe from CB #1to CB #3. 

 
11. Gravel Wetland Plan, C-202 

a. Test pit information including anticipated groundwater depth should be added to the Plan and 
Section view. 

b. If the Low Permeability (Type D) layer is below the anticipated groundwater depth, the Engineer 
should provide recommendations as to dewatering to allow installation of this layer. 

c. Gravel Wetland Section, Note 4 references “compacted to high density”.  We would recommend 
a quantitative standard, such as 95% or 98%.   

 
12. Sections & Details 

a. The gravel depth beneath the sidewalk is inconsistent between the Schedule of Surface Finishes 
and the Typical Roadway Section. 

b. The bedding for the underdrain trench is inconsistent between Note 6 of the Typical Roadway 
Section and the Underdrain Trench detail.   

 
13. Landscape Plans 

a. The Landscape Plans should be reviewed/revised such that no trees are planted within 15’ of a 
cross-country storm drain pipe. 

b. It is unclear whether the current unreclaimed areas of the property (from former gravel extraction 
operations) will be reclaimed as part of this project.  If the current unreclaimed areas are not 
addressed as part of this project, the future homeowner’s association could be subject to significant 
costs in the future for reclamation in the event those areas are determined to be an eyesore, safety 
hazard, etc.  We recommend that the Planning Board consider requiring the Developer to reclaim 
all portions of the property in accordance Section 490-D of the MDEP Statute so that the 
Homeowner’s Association are not responsible for these costs in the future.   

 
------------------------------------------------------------------------------------------------------------------------------------------------------ 
 
IX. PROPOSED FINDINGS OF FACT - Chapter 250 - Subdivision of Land 

The purpose of these standards shall be to assure the comfort, convenience, safety, health and welfare of the 
people, to protect the environment and to promote the development of an economically sound and stable 
community.  To this end, in approving subdivisions within the Town of Cumberland, Maine, the Board shall 
consider the following criteria and before granting approval shall determine that the proposed subdivision: 
 

1. Pollution.  The proposed subdivision will not result in undue water or air pollution.  In making this 
determination, it shall at least consider: 
A. The elevation of the land above sea level and its relation to the flood plains; 
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B. The nature of soils and subsoil and their ability to adequately support waste disposal; 
C. The slope of the land and its effect on effluents; 
D. The availability of streams for disposal of effluents; and 
E. The applicable state and local health and water resource rules and regulations; 

There are no streams on the site.  The parcel is located in a FEMA flood zone C (area of minimal flooding).  A 
soils and hydrogeologic investigation has been submitted by the applicant and reviewed by the Town Engineer 
who has provided comments that need to be addressed.  
 
Based on the information provided, the Board finds that the standards of this section have NOT been 

met. 

2. Sufficient Water.  The proposed subdivision has sufficient water available for the reasonable foreseeable 
needs of the subdivision; 
The project will be served by public water via an extension along Blackstrap Road across the turnpike. 
Final approval from the Portland Water District is required. 
 
Based on the information provided, The Board finds that the standards of this section have NOT been 
met. 

3. Municipal Water Supply.  The proposed subdivision will not cause an unreasonable burden on an existing 
water supply, if one is to be used; 
 
The project will be served by public water via an extension along Blackstrap Road across the turnpike. 
Final approval from the Portland Water District is required. 
 
Based on the information provided, the Board finds the standards of this section have NOT been met. 

4. Erosion.  The proposed subdivision will not cause unreasonable soil erosion or a reduction in the land's  
capacity to hold water so that a dangerous or unhealthy condition results; 
An Erosion and Sedimentation Control Report was submitted.  The Town Engineer has provided 
review comments which need to be addressed. 
 
Based on the information provided, the Board finds that the standards of this section have NOT been 
met. 

5. Traffic.  The proposed subdivision will not cause unreasonable highway or public road congestion or 
unsafe conditions with respect to the use of the highways or public roads existing or proposed; 

A traffic impact study was submitted.  The Police Chief has suggested that stop signs be installed 
throughout the subdivision and that the clearing of vegetation on Blackstrap Road be done. 
 
Based on the information provided, the Board finds that the standards of this section have been met. 

6. Sewage disposal.  The proposed subdivision will provide for adequate sewage waste disposal and will not 
cause an unreasonable burden on municipal services, if they are utilized; 
A hydrogeologic Evaluation was submitted.  There are outstanding comments from the peer review that 
need to be addressed. 
Based on the information provided, the Board finds that the standards of this section have NOT been. 

7. Municipal solid waste disposal.  The proposed subdivision will not cause an unreasonable burden on the, 
if municipal services are to be utilized; 
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Household waste and recycling will be collected curbside by the commercial waste company contracted 
by the Town. 
Based on the information provided, the Board finds that the standards of this section have been met. 

8. Aesthetic, cultural and natural values.  The proposed subdivision will not have an undue adverse effect on 
the scenic or natural beauty of the area, aesthetics, historic sites, significant wildlife habitat identified by 
the Department of Inland Fisheries and Wildlife or the municipality, or rare and irreplaceable natural 
areas or any public rights for physical or visual access to the shoreline; 

Letters are on file from various State agencies stating that there will be no adverse impact on aesthetic, 
cultural and natural values on the site. 
The Board finds that the standards of this section have been met.  

9. Conformity with local ordinances and plans.  The proposed subdivision conforms to a duly adopted 
subdivision regulation or ordinance, comprehensive plan, development plan or land use plan, if any.  In 
making this determination, the municipal reviewing authority may interpret these ordinances and plans; 
The plans have been reviewed by the Town Planner, Town department heads and the Town Engineer. 
There are outstanding comments that need to be addressed. 
The Board finds that the standards of this section have NOT been met. 

10. Financial and technical capacity.  The subdivider has adequate financial and technical capacity to meet 
the standards of this section;  
Financial Capacity: A statement of Financial Capacity dated 11/4/23 from Gorham Savings Bank has 
been provided. 
Technical capacity is evidenced by the use of professional technical consultants as outlined in the 
application packet.   

 
The Board finds that the standards of this section have been met. 

11. Surface waters; outstanding river segments.  Whenever situated entirely or partially within the watershed 
of any pond or lake or within 250 feet of any wetland, great pond or river as defined in Title 38 chapter 3, 
subchapter I, article 2-B, the proposed subdivision will not adversely affect the quality of that body of 
water or unreasonably affect the shoreline of the body of water; 

None of the above features are present on the site. 
Based on the information provided, the Board finds that the standards of this section have been met. 
 

12. Ground water.  The proposed subdivision will not alone, or in conjunction with, existing activities, 
adversely affect the quality or quantity of ground water; 
A hydrogeologic investigation was conducted. There are outstanding comments from the Town 
Engineer that need to be addressed. 
 
Based on the information provided, the Board finds that the standards of this section have NOT been 
met. 

13. Flood areas.  Based on the Federal Emergency Management Agency's Flood Boundary and Floodway 
Maps and Flood Insurance Rate Maps, and information presented by the applicant whether the 
subdivision is in a flood-prone area.  If the subdivision, or any part of it, is in such an area, the subdivider 
shall determine the 100-year flood elevation and flood hazard boundaries within the subdivision.  The 
proposed subdivision plan must include a condition of plan approval requiring that principal structures in 
the subdivision will be constructed with their lowest floor, including the basement, at least one foot above 
the 100-year flood elevation; 
The development is not located within a 100-year flood plain as shown on the applicable FEMA Flood 
Insurance Rate Map. 
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 Based on the information provided, the Board finds that the standards of this section have been met. 

14. Storm water.  The proposed subdivision will provide for adequate storm water management; 
A stormwater report was provided and there are comments from the peer review engineer which need 
to be addressed.  
Based on the information provided, the Board finds that the standards of this section have NOT been 
met. 

15. Freshwater wetlands.  All potential freshwater wetlands, as defined in 30-A M.R.S.A. §4401 (2-A), 
within the proposed subdivision have been identified on any maps submitted as part of the application, 
regardless of the size of these wetlands.  Any mapping of freshwater wetlands may be done with the help 
of the local soil and water conservation district. 

 A natural resources survey dated 6/14/22 was included in the application packet.  This survey states 
that two wetland areas were identified which do not meet the minimum criteria for designation as a 
Wetland of Special Significance under the Maine NRPA.  All development will be outside of the 
wetland areas. 
Based on the information provided, the Board finds that the standards of this section have been met. 

16. River, stream or brook...  Any river, stream, or brook within or abutting the proposed subdivision 
has been identified on any map submitted as a part of the application.  For purposes of this 
section, "river, stream or brook" has the same meaning as in Title 38, Section 480-B, Subsection 
9.  [Amended; Effective. 11/27/89]  

  There were no rivers, streams or brooks identified on the site.  
Based on the information provided, the Board finds that the standards of this section have 
been met. 

 
Design and Performance Standards 
 

(1) Route 1 Design Standards. N/A 
(2) Route 1 Design Standards. N/A 
(3) Town Center District Design and Performance Standards. N/A 
(4) Village Mixed Use Performance Standards. N/A 

 
-------------------------------------------------------------------------------------------------------------------------- 
 
EXPIRATION OF APPROVAL: Construction of the improvements covered by any site plan approval must 
be substantially commenced with 12 months of the date upon which the approval was granted.  If construction 
has not been substantially commenced within 12 months of the date upon which approval was granted, the 
approval shall be null and void.  If construction has not been substantially completed within 24 months of the 
date upon which approval was granted or within a time period as specified by the Planning Board, the approval 
shall be null and void.  The applicant may request an extension of the period.  Such request must be made in 
writing and must be made to the Planning Board.  The Planning Board may grant up to two one-year extensions 
to the period if the approved plan conforms to the ordinances in effect at the time the extension is granted and 
any and all federal and state approvals and permits are current. 
 
 

 
STANDARD CONDITION OF APPROVAL: This approval is dependent upon and limited to the proposals 
and plans contained in the application and supporting documents submitted by the applicant. Any variation from 
the plans, proposals and supporting documents, except de minimis changes as so determined by the Town 
Planner which do not affect approval standards, is subject to review and approval of the Planning Board prior to 
implementation. 
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PROPOSED CONDITIONS OF APPROVAL: 
1. A Capacity to Serve letter from the Portland Water District is required prior to final approval. 
2. A preconstruction conference is required prior to the start of construction. 
3. The required SLODA permit from MDEP shall be provided prior to final approval.  
4. A performance guarantee in an amount and form acceptable to the Town Manager will be required 

prior to the preconstruction conference. 
5. All clearing limits shall be flagged and approved by the Town Engineer prior to the preconstruction 

conference. 
6. A blasting permit, if required, shall be obtained from the Code Enforcement Officer. 
7. All legal and technical review fees shall be paid to the Town prior to the preconstruction conference. 
8. An electronic copy of the as-built plans shall be submitted to the Town Planner prior to the release of 

any remaining inspection fees. 
9. A copy of the recorded plan will be provided to the Town within 90 days of Planning Board 

approval. 
 



From: David Payne <dpaynehd@gmail.com>  
Sent: Tuesday, March 19, 2024 10:22 AM 
To: Carla Nixon <cnixon@cumberlandmaine.com> 
Subject: Mineral Springs Subdivision 

 
WARNING:This is an external email that originated outside of our email system. DO NOT CLICK links or 
open attachments unless you recognize the sender and know that the content is safe! 
Carla -   
 
I am unable to attend the meeting tonight but could you please pass along my concerns to 
the planning board? 
 
I personally do not think this is a great location to be putting homes in, adding that much 
waste water on top of the aquifer is not a great idea in my opinion. I know it has been 
approved by the DEP but as someone that utilizes that aquifer for my water I am not in 
favor. Especially since I don't see the Town or Water District ever bringing water to my 
neighborhood. 
 
My other concern is with the water main extension, I am not sure how the water district can 
say they can provide water for the additional homes, the existing main ends with the 
Turnpike on Blackstrap. The water pressure at the Fire Station is very low and I know of 
businesses and residential homes on that line that regularly lose water. If the water district 
can't provide to the existing customers how do they think they can add that many homes. It 
might look good on paper but in reality it will not be feasible unless they have plans to 
make some changes prior to the homes being completed. 
 
Thanks 
 
David Payne 
207-251-5849 
 

mailto:dpaynehd@gmail.com
mailto:cnixon@cumberlandmaine.com
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�ZRS��aQXLWbc /d/-///+/.EdE-E/E+E.+d+-+/+++.<d<-</<+<.d-/+.

efXg��aNhbc
</<E<+<<<.idj-k/E+<.

�]̀S�lll�mnoQWUpoqSOW� OZThOffrnstpu LTXhh��WSOrmvmUwvwtx�bh LTXhh�yXfLRSrzsxUm�Oh LTXhh�{S̀PQrps|puefXg��ST_PQrmv}wn~�Nr|psw�RZT��r}w
<+Cii��G;
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�efW��gdLTXhi /j/-///+/.=j=-=/=+=.+j+-+/+++.<j<-</<+<.j-/+.

kULl��gSZhi
</<=<+<<<.mjn-o/=+<.

pMZULl��XWcqrstuOv�cS!Wcw�#UWVqQQxtrvy�YLXcbWqzu{suv�SZ<+Dmm�̀G;
oD.=�̀G;oD.=�̀G;

.D..�̀G;
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�SMk��ljRLOmn /d/-///+/.EdE-E/E+E.+d+-+/+++.<d<-</<+<.d-/+.

opRq��lrQmn

Z/E+<.

sTQpRq��OkNtuvwxVy�NrZC.E�\G;ZC.E�\G;
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�����	������������������������� �!"! # ��$%&'()*��+,+-,+.+/$%)01%)*�23�4)5))�6�718)%�9':&'))%; $1:)�<-=3*%>?@AB�<.C+.DE:��;,'�.<+-.��F�+.+E�=3*%>?@A�4>G(H1%)�4>IJ(&>';�KK?�LMMNOP�QRO��LSTNUTVMWXU��YZ�!OR[WTU��\UW]J'>GG ^ +/C_<�̀G;�a�<ECE<�8%;b��c>IJd)̂ -C-.<�1Gb��A)0(8̂ <Ce-f�����]>J()*�(>�$>'*�<$�g�<+f�̀JI5)%(�>GG�0%>0)%(3]J'>GG�23�4?4�h]D+.�d)(8>*b�i=̂ 4?4b�j)&:8()*D?kb�h&d)�401'̂�.C..D/lC..�8%;b�*(̂�.C.<�8%;h30)�mmm�+/D8%��+eDn)1%�]1&'G1IÎeCl.f@%)1�o;Gp ?k A);̀%&0(&>'<b<q_b/.E E. j>>*;b�r>>*b�=4r�@<<belq _l ]>>G;b�=4r�@E<.b._q _l $15)*�%>1*;�H,̀J%2;�6�;)H)%;b�=4r�@eq+b.l< _- r%15)I�;J%G1̀)b�=4r�@<//b-.. E_ sqet�r%1;;�̀>5)%b�r>>*b�=4r�@+b+<qbq-l eq j)&:8()*�@5)%1:)<bl_-b.l/ leCe.t�$)%5&>J;�@%)1E+<b-l/ </Ce.t�md0)%5&>J;�@%)1h̀ K)':(8 4I>0) c)I>̀&(3 ?101̀&(3 A);̀%&0(&>'od&'p oG))(p oG(,G(p oG(,;)̀p òG;p+<Cl <.. .C.+.. .C.l �VWWU�uvRwx��y�j>>*;g�K&:8(�J'*)%2%J;8���'̂�.C/..���$+̂�EC<.f+C_ <E< .C.++_ .Cq- �VNvvRw��RXTWXUONUWz�uvRwx�{j>>*I1'*���|5̂�eC.�G0;.Ce <.. .C/E.. EC+l �VNvvRw��RXTWXUONUWz�uvRwx��y}j>>*I1'*���|5̂�eC.�G0;eEC< <bEl_ .C..<_ .C// �VNvvRw��RXTWXUONUWz�uvRwx�#yuk)1%I3�~1%)�6�i'(&II)*���|5̂�<.C.�G0;/Ce Eq+ .C.<ll <CEq �VNvvRw��RXTWXUONUWz�uvRwx�#yuk)1%I3�~1%)�6�i'(&II)*���|5̂�<.C.�G0;<Cl l- .C.+-< .Cl< �VNvvRw��RXTWXUONUWz�uvRwx�uy�j>>*I1'*���|5̂�eC.�G0;.Cq </- .C./q_ ECe+ �VNvvRw��RXTWXUONUWz�uvRwx��y�i'015)*���|5̂�<-C<�G0;eC/ +e. .C.+E- .Cqq �VNvvRw��RXTWXUONUWz�uvRwx��y�j>>*I1'*���|5̂�eC.�G0;_.Cq +beq/ h>(1I



�����������	
�����	������������������������� �!"! # ��$%&'()*��+,+-,+.+/$%)01%)*�23�4)5))�6�718)%�9':&'))%; $1:)�<=>3*%?@ABC�<.D+.EF:��;,'�.<+-.��G�+.+F�>3*%?@AB�4?H(I1%)�4?JK(&?';�LL@�MNOPQORSTUQ��VW�!XYZTOQ��[QT \K'?HH]̂ _XỲXPaR

�[ST��bRYMXcd /e/-///+/.FeF-F/F+F.+e+-+/+++.<e<-</<+<.e-/+.

fgYh��bOicd
+-+/+++.<e<-</<+<.e-/+.

�̂aT�jjj�klmRXknmoTPX� P[UiPggpnqrst MUYii��XTPpkukVvuvwr�ci MUYii�xYgMSTpwqwsV�Pi MUYii�yTaQRpVqnwtfgYh��TÙQRpkunvlz�Op{sqv�S[U�|pnv
+/D}<�~H;
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�fgX��heMUYij /k/-///+/.FkF-F/F+F.+k+-+/+++.<k<-</<+<.k-/+.

lVMm��hT[ij
+-+/+++.<k<-</<+<.k-/+.

nN[VMm��YXdopqrsPt�dT!Xdu�#VXWoRtqrPPv�ZMYdcXoPPtwRRt�T[+/D=<�aH;
kD+=�aH;-D+k�aH;+D.<�aH;
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�����������	
����	����������������������� �!"!#���$�%&'()&*�+$+,$+-+. ��/012345��67687696:/04;<045�=>�?4@44�A�B<C40�D2E12440F /<E4�GHI>50JKLMN�G9O69PQE��F72�9G689��R�696Q�I>50JKLM�?JS3T<04�?JUV31J2F�WWK�XYZ[\Z]̂ &_\��̀a�b%[))c�!['&̂ &_\c��\%XZ\X%&c��%&& dV2JSSef*%gh%[i]

�(̂&��j]gX%)k :l:8:::6:9QlQ8Q:Q6Q96l686:6669GlG8G:G6G9l8:69

mngo��jZp)k
9O9989O99H9O99H9O99:9O99:9O99Q9O99Q9O9969O9969O99G9O99G9O9999

�fi&�qqq�+.$]%+$r&[%� [(_p[nns,tu-v X_gpp��%&[s̀wxc,,.�)p X_gpp�ygnX̂ &s-t--u�[p X_gpp�z&i\]s-t--vmngo��&_h\]s{.{|�Zs..t.�̂(_�}s.-
9O9G�~SF



�����������	
����	����������������������� �!"!#���$�%&'()&*�+$+,$+-+. ��/012345��67687696:/04;<045�=>�?4@44�A�B<C40�D2E12440F /<E4�G8H>50IJKLM�G9N69OPE��F72�9G689��Q�696P�H>50IJKL�?IR3S<04�?ITU31I2F�VVJ�WXXY%Z�[\%��W]̂Y_̂ X̀&a_��bc���de���!f�!#degU2IRR h iNij�kRF�l�G6N9m�C0Fn��oITUp4h 9N:6j�<Rn��L4;3Ch6Nqmr�����gIU345�3I�/I25�/q�s�/I25gU2IRR�=>�?J?�tgO69�p43CI5n�uHh?J?n�v41EC345OJwn�t1p4�?;<2h�9N99O:qN99�C0Fn�53h�9N9G�C0Ft>;4�xxx�6:OC0��6Oy4<0�g<12R<TThPNG9rK04<�zFR{ Jw L4Fk01;31I2mqn6Gq jq v<340�?U0R<k4n�H?|�Kmqn6Gq G99N99}�xp;40@1IUF�K04<tk V42E3C ?TI;4 o4TIk13> J<;<k13> L4Fk01;31I2zp12{ zR443{ zR37R3{ zR37F4k{ zkRF{iN9 e(%&̂_�fa_%Z~��$��W]̂Y_̂ X̀&a_��bc���de���!f�!#de gU2IRR�Z*%\�%Y�̀

�(X&���̀\W%)� :q:8:::6:9PqP8P:P6P96q686:6669GqG8G:G6G9q8:69

��\����̂[)�

8i:P6G9

�Z�&�����+.$̀%+$�&Y%� Y(a[Y���,��-� Wa\[[��%&Y��b~+�b�)[ Wa\[[��\�WX&�-�.+��Y[ Wa\[[�e&�_̀�+�b���̂���-�X(a�d��biNij�kRF



�����������	
����	����������������������� �!"!#���$�%&'()&*�+$+,$+-+. ��/012345��67687696:/04;<045�=>�?4@44�A�B<C40�D2E12440F /<E4�GHI>50JKLMN�G9O69PQE��F72�9G689��R�696Q�I>50JKLM�?JS3T<04�?JUV31J2F�WWK�XYYZ%[�\]%��X̂_Z̀_aY&b̀��cd�e����!# �f#g�#h��f�eiV2JSS j 9O99�kSF�l� 9O99�C0Fm��nJUVo4j 9O999�<Sm��M4;3Cj9O99p�����iJV345�3J�/J25�/H�q�KrWnDis�trs�tu�Dvw?swxy�MiLwxLyD�MwsKIiV2JSS�=>�?K?�siP69�o43CJ5m�rIj?K?m�z41EC345PKxm�s1o4�?;<2j�9O99P:{O99�C0Fm�53j�9O9G�C0Fs>;4�www�6:PC0��6P|4<0�i<12S<UUjQOG9pL04<�}FS~ Kx M4Fk01;31J2Q�Gm6{: Q� �H���y0<FF�kJ@40m�yJJ5m�I?y�L� G�m:�� �{ IJVF4F�<25�KJV038m:6: �{ /<@45�0J<5F�T7kV0=F�A�F4T40Fm�I?y�L6QHmG�9 Q9 zJJ5Fm�yJJ5m�I?y�L{m88H �8 y0<@4U�FV0S<k4m�I?y�L8G�m96: Q{ z41EC345�L@40<E4��HmG9G �8O:8��/40@1JVF�L04<6Gm�6Q QO�:��wo;40@1JVF�L04<sk W42E3C ?UJ;4 n4UJk13> K<;<k13> M4Fk01;31J2}o12~ }S443~ }S37S3~ }S37F4k~ }kSF~�9OG G99 9O996� 9O9Q �a&&̀�h�]����$�zJJ5Fq�W1EC3�V2540=0VFC���2j�9O:99���/6j�QOG9p6O� GQG 9O96Q9 9OH8 �aZ��]���]b_&b̀%Z̀&*�h�]����$�zJJ5U<25����@j��O9�S;F9O� �G 9O:Q�9 QOQ9 �aZ��]���]b_&b̀%Z̀&*�h�]����$�zJJ5U<25����@j��O9�S;FQOG Gm9:� 9O9G99 �O�� 6�O�{ !Z%Ẑ]�(_��aZbb&���zj:O99���Mj6O99���L04<j�OQ�FS��/401oj�O��2j�9O96���D<03Cm�kU4<2�A�T12512E�8O8 GmQ8H sJ3<U
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R���̂_̂�e��S�TPZ��ZZ_̂��

P�T��PS���k̂�MZ_hHUT]c��
�H�i���j��k̂

l��U��̂�SW�JPS���MRPhcR
��]c�ic�

�L�L�L�L�L�L�L�L�L�L�L�L�L�L�L�L�
L�L�L�L�L�L�L�L�L�L�L�L�L�L�L�L�L

�L�L�L�L�L�L�L�L�L�L�L�L�L�L�L
KPe�̂��S�GZZ_̂��P�T��

d��S���P�U���Y_ZZ�G�S����T
S����[�O\S��Oc

Y_�TS���PZ�dZP���U�TPS��
�c�d�ZZ�TS��H[�TPZ

K�Q��S��P��	TS�e�SW�[�e
�Z�dZP���U�TPS���c�[�V

GZ Z_̂��P�T��MZ_hHUT]c��i�
H�i�m

	e��PO�LS�LR���̂_̂�l
��U��̂�SW�JPS���MIPeOHÎ
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