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July 26, 2022 
 
Carla Nixon, Town Planner 
Town of Cumberland 
290 Tuttle Road 
Cumberland, ME 04021 
 
Re:  Wyatt Drive – Proposed Condominium  

Sketch Plan Review of Alternatives 
 
Dear Carla and Members of the Planning Board, 
 
On behalf of Maine Affordable Properties, LLC, (MAP) please find attached sketch plans and 
supportive documentation for a new residential neighborhood in the town center. The property 
is in the Town Center District (TCD) and Setback Overlay 2 (SB2). The property is shown on Tax 
Map U11, Lot 4A and is 2.55 acres total or 111,151 square feet. The existing site is currently 
undeveloped and primarily open field meadow with a mix of mature evergreen and deciduous 
trees along the property lines. 
 
As you may recall, the previous conceptual plan for this development was for a traditional 
subdivision design of 7 single-family homes on individual lots. That plan is also included with this 
submission but is not the plan preferred by the applicant. Following what we heard at that initial 
meeting and further consideration of the town’s goals, ordinances and design standards, the 
applicant felt the most beneficial design for town center would be smaller, more affordable 
homes. The proposed plan is now for 9 duplex buildings or an 18-unit condominium 
neighborhood. This use is allowed in the TCD District but shall comply with the TCD Design 
Guidelines. Although there is only one lot, a condominium development is considered a 
subdivision and shall comply with the Subdivision Ordinance based on the clustered subdivision 
standards 
 
The TCD Design Standards were adopted in 2011 and contain a list of standards that all new 
development must comply with, e.g., architecture (in particular, New England style architecture), 
construction of buildings closer to the roads, new street trees, minimal signage and minimal 
lighting. 
 
The proposed duplex site plan shows an efficient, compact and low impact neighborhood design 
with an 18’ wide road and 22’ deep driveways to minimize impervious surfaces and stormwater 
runoff. The compact design minimizes removal of existing wooded buffer along the property 
lines.  
 
Per Ord. Sect. 315-21.d:  In the case of duplex or multiplex developments, the minimum lot area 
per dwelling unit shall be no less than 5,000 square feet if on public sewer, which allows 19 units 
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on this site. We are proposing 18.  At this point we are still working through the details of what 
the buildings and final site plan will look like but our preliminary plan shows 18 units of smaller, 
affordable homes within 9 duplex buildings.  
 
DESIGN SUMMARY 
 

Homes. We are proposing 8 new 2-story duplex structures with a footprint of 26’ x 74’ 
each. The new homes will be very modest in size with a footprint of 23’ x 26’ each 
(approximately 1,200 s.f each). Each unit will have a one-car garage. An additional parking 
space will be provided in the driveway of each unit. Additional parking areas will be 
provided for visiting guests. Each unit will have a back yard patio of approximately 12’ x 
16’. 
 
Road. The proposed new road is an 18’ wide, private road, to be owned and maintained 
by the new Homeowners Association. We have incorporated a T-Shaped turnaround at 
the end of the road to allow for internal emergency access and snow plow or deliver van 
turnaround.  

 
Stormwater. Stormwater is proposed to be managed as much as possible by low-impact 
design; by the use of foundation perimeter drip edge infiltration and by small bio-
engineered stormwater basins, also known as a raingardens. The raingarden is long and 
shallow and will be planted with appropriate shrubs and perennials to help filter and 
absorb runoff. The raingarden will be a visually appealing asset to the development. 
 
Landscaping. Maine Affordable Properties is committed to providing appropriate 
screening and buffering around the perimeter of the property to satisfy abutter concerns. 
Additionally, street trees and front and back yard landscaping for each unit will be 
provided as part of the beauty of condominium developments. Anderson Landscaping will 
be responsible for the installation of the proposed landscaping. 

 
Professionals involved with the preparation and design of this project include: 
 

Landscape Architect - Tom Farmer, Landscape Architect will be designing the new 
neighborhood, ensuring compliance with the local ordinances and guidelines and 
representing MAP through the Planning Board process.  
 
Surveying – Boundary Point Land Surveying, LLC, has provided boundary and topographic 
survey.  
 
Civil Engineering - Trillium Engineering Group is providing stormwater design and road 
engineering. 
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Along with this cover letter and ordinance narrative, this submission included 5 copies of the 
following information: 
 

L-1 Existing Conditions Plan overlaid on a Google Earth aerial image, showing the site      
surrounding context. 

L-2 Proposed Duplex Condominium Plan 
L-3 Alternative 7-lot Traditional Subdivision Plan 
A-1 Proposed Duplex Architectural Building Elevations 
A-2 Proposed Duplex Architectural Floor Plans 
P-1 Context Pictures of the site and surrounding context 

 
We look forward to discussing our plans and scheduling a site walk with the Board at their August 
16, 2022 meeting. Should you have any questions or need additional information prior to that, 
please do not hesitate to contact me. 
 
Thank you, 

 
Tom Farmer 
Landscape Architect 
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ORDINANCE NARRATIVE 
 

The following text shown in italics is copied directly from the Ordinance, outlining various codes 
and submission requirements. Our responses follow each item and are shown indented in normal 
bold font.  
 
NET RESIDENTIAL ACREAGE — Net residential acreage shall be determined by subtracting from 
gross acreage available the following:  
 
A.   Area for roads and parking as shown on the proposed plan. 
 11,952 s.f. (610’ road x 18’ wide + 6 parking spaces) 
 
B.  Land which is cut off from the main parcel by a road, existing land uses, a utility easement or 

right-of-way or major stream so as to serve as a major barrier to common use or so that it is 
isolated and unavailable for building purposes (final determination by Planning Board).  

 None 
 
C. Other areas which are difficult to develop in their natural state because of topography, 

drainage, or subsoil conditions. Specific conditions include but are not limited to:  
(1) Slopes in excess of 20% sustained for 30,000 square feet or more.  
None 
 
(2) Wetlands as defined in the Federal Manual for Identifying and Delineating Jurisdictional 
Wetlands dated January 10, 1989, and as amended from time to time.  
None 
 
(3) Land shown to be in a one-hundred-year flood zone as shown on the Flood Insurance Rate 
Map (FIRM). 
None 
  

D.  Land in rights-of-way or easements, but not including land in open space easements 
 None  
 
E.  Resource Protection Districts 
 None 
 
 NET RESIDENTIAL ACREAGE: 111,151 s.f. (gross) - 11,952 s.f. (roads & parking) = 99,199 s.f. 
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NET RESIDENTAIL DENSITY 
 
Per Sect. 315-21.d, the following lot standards shall apply within the TCD: 
 

(1)  Minimum lot size of 10,000 square feet per unit if on public sewer; 20,000 square feet if not 
on public sewer. 

(2)  In the case of duplex or multiplex developments, the minimum lot area per dwelling unit 
shall be no less than 5,000 square feet if on public sewer. 

    
This parcel is served by public sewer and water, so the minimum lot area per dwelling unit 
shall be no less than 5,000 s.f. 
 
NRA of 99,199 s.f. / 5,000 s.f. = 19.8 or 19 Units maximum net residential density. 

 
COMMON OPEN SPACE   
 
Per Sect. 250-11, at least 25% of the total area of the tract or parcel of land being developed as a 
Clustered Subdivision must be maintained as common open space and not included in the 
individual building lots. 
 
25% of the total 111,151 gross s.f. of land equals 27,788 s.f. of required open space.  We are 
proposing the 30’ perimeter buffer (20’ on cemetery side) as the proposed open space. The total 
area of land in the perimeter buffer is approximately 35,000 s.f.  The perimeter buffer will be 
protected in a deed restricted “no-cut, no disturbance buffer”. The open space buffer will be 
owned, protected and maintained by the Homeowners Association (HOA), via covenants and 
restrictions outlined in the HOA Protective Covenants for the subdivision. 
 
TECHNICAL AND FINANCIAL CAPACITY 
 

One of the partners of Maine Affordable Properties, Robert Anderson owns Anderson 
Landscaping Company in North Yarmouth as well as Toddy Brook Golf Course. Anderson 
Landscaping is a well-established landscape construction company that has been in 
business for over 30 years, providing excavation, site work, landscape construction and 
maintenance. Anderson Landscaping of North Yarmouth and Maine Affordable Properties 
brings their combined experience to this project. The applicant has significant experience 
in neighborhood and residential home development. They are both owners and site and 
building contractors which will guarantee a high-quality final product. Some of their 
recent projects include: 

 
 Eagle Ridge Condominiums, original owner, site contractor and developer for a 14-

unit condominium development, North Yarmouth, ME 
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 Knights Way Subdivision, original owner, site contractor and developer for a 9-lot 
single family residential neighborhood, North Yarmouth, ME 

 Pinehurst Residential Subdivision; original owner and site contractor for a 5-lot 
single family residential neighborhood, North Yarmouth, ME 

 Spring Street Condominiums; a 10-unit duplex neighborhood in Gardiner, ME 
 Toddy Brook Golf Course. A premier, 18-hole Golf Course on 140 acres, including a 

driving range and club house, restaurant, pro shop and a 110-car parking lot. 
Completely built, maintained and still owned by Robert Anderson.  

 
Maine Affordable Properties, via a credit extension with Norway Savings Bank will be the 
primary financing for the project. A bank statement will be provided once we get through 
the Preliminary Subdivision phase and have a better understanding of total project costs 
and financial needs.  
 
BUILDING SETBACKS 
 
Per sect. 315-22 Setback Overlay Districts, there are no setback provisions for the Town Center 
District.  
Per Sect. 315-21.d, the following minimum setbacks are required for all structures in the TCD, 
except that sheds and driveways are permitted to a minimum setback of eight feet from the side 
and rear lot lines: 
 

(1)  Front: 15 feet. 
(2)  Rear: 15 feet. 
(3)  Side: 10 feet 

 
REQUESTED WAIVERS 
 

75’ Perimeter Buffer: Although this duplex condominium development is not technically a 
“clustered” subdivision we are using the clustered subdivision standards in our approach. One of 
those standards includes the requirement for a 75’ perimeter buffer or setback from property line 
and new structures. Conversely, the Town Center District setbacks only require 15’ front and rear 
and 10’ side. Given the size and shape of this lot, a 75’ buffer would consume approximately 2 of 
the 2.55 acres.  
 
The property is bordered by the school campus to the west, which has an 8’ high solid vinyl fence, 
the Congregational Cemetery on Main Street to the south, an apartment building, Dara Bistro and 
a single-family home to the east, and two single family homes to the north. After careful 
consideration, the proposed design for the duplex development maintains a minimum of 30’ 
structure setback and more where possible. In comparison, the setbacks for the 6-unit 
condominium development at Village Way has 23’ structure setbacks in the rear of the units. To 
help with the buffering of noise and views for the 2 homes on either side of the new entrance 
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drive, the driveway will be buffered with a continuous line of understory shrubs and streets trees 
at 60’ on center. 
 
Road width: Per sect 250-37, Table 1 General Street Standards. A Duplex, condominium 
development generates 8 trips per unit or 144 trips per day from an 18-unit development. The 
144 trips per day would require us to build a road according to the Residential Access Street 
Standards at 22 paved width. We are asking for a waiver to allow us to construct our road to the 
Residential Private Street Standards of 18’ paved width.  
 

Private streets serve as feeders to access, subcollector, and collector residential 
streets and may be the principal entrance streets of a residential subdivision. 
Private streets are permitted only when the average daily trips are less than 50. 

 
We feel this is an acceptable request, given that the road is a dead-end road, only 620’ long and 
the homes are compact, close together with small driveways. Traffic speeds will be very low, well 
below the 25 MPH design speed for these roads. Less impervious surface will also lead to a lower-
impact stormwater design and treatment plan.  
 
A high-intensity soil survey. A high-intensity soil survey shall be conducted by a certified soil 
scientist to identify soils within the proposed development in accordance with United States 
Department of Agriculture Natural Resources Conservation Service National Cooperative Soil 
Classification. The soil boundaries and names shall be superimposed on a plot plan of the proposed 
development.  
 
Typically, a high-intensity soils survey is necessary and useful on larger development projects, 
where there are a variety of soils. The survey helps to identify where potentially erodible soils are, 
high water tables, potential locations for subsurface septic disposal fields could be located, 
potentially unsuitable / suitable soils for building and foundation placement, roadways, etc.  
 
We do not feel there are any concerns for dangerous or unhealthy conditions resulting from the 
lack of a high-intensity soils report.  We are seeking a waiver of this requirement for the following 
reasons: 
 

 The project site is small at 2.5 acre, 
 There are no streams or wetlands on or near the property, 
 The site is already surrounded by similar development with supporting soils,  
 We are not proposing on-site wells or septic fields,  
 The site is almost perfectly flat with less than 1% slope so there are no unstable or erodible 

soils to be identified nor a concern of soil erosion or negative stormwater runoff impacts 
to abutting properties, 

 



From: Daniel Diffin <dpd@smemaine.com>  
Sent: Thursday, August 11, 2022 2:13 PM 
To: Carla Nixon <cnixon@cumberlandmaine.com> 
Cc: Tom Farmer <tsffarmer@gmail.com> 
Subject: RE: Wyatt Drive Subdivision digital submission 
 

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! 

Hi Carla, 
 
Please see below for some initial comments on the Sketch Plan Submission for the Wyatt Drive Subdivision: 

1. We have reviewed the waiver requests and find the following: 
a. 75’ Perimeter Buffer – SME recommends approval of this waiver. 
b. Road Width – With the proposed 18-units, the projected vehicles per day would be 144 per Table 

1 of Section 250-37 of the Subdivision Ordinance, which is well above the maximum 50 trips per 
day limit for Private Street Standards. As noted in the Cover Letter provided, this level of use 
would classify the subdivision street as a Residential Access Street with a required width of 22-
feet of pavement with additional 2-foot shoulders on each side. SME recommends that the 
Applicant provide further information as to why a 22-foot-wide section would not work on this 
site prior to further consideration of this waiver request. With that, SME recommends a detailed 
analysis of the required turning maneuvers for emergency vehicles to demonstrate that the 
proposed road design is adequate. 

c. High-Intensity Soil Survey – SME recommends approval of this waiver. 
2. The Net Residential Acreage Calculation should be adjusted based on the final width of the roadway. 
3. We recommend that the Applicant confirm the sewer main elevations in Tuttle Road early in the design 

process. In recent Town projects, it was found that this line was generally shallow, and the Applicant may 
need to consider connecting with the existing sewer easement to the north of the project site. 

4. We recommend that the Applicant coordinate with the homeowner directly north of the intersection with 
Tuttle Road. It appears that a portion of the abutter’s driveway is on the property required for the 
connection to Tuttle Road.  

 
These are some preliminary thoughts on the information provided. Please don’t hesitate to reach out to me to 
discuss in more detail.  
 
Thanks, 
 
Dan 
 
Daniel P. Diffin, P.E., LEED AP BD+C 
Vice President/Senior Civil Engineer 
 

 
Sevee & Maher Engineers, Inc. 
4 Blanchard Road, P.O. Box 85A 
Cumberland, ME 04021 
Office:   207.829.5016 
Cell:       207.240.3315 
Fax:        207.829.5692 
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