
 

1. Administrative 
a. Minutes – May 10, 2017  

 

 

2. Old Business – None  
 

 

3. New Business 
a. Public Hearing, Preliminary Subdivision Plan: Kiser & Kiser for The Cushing Family 

Trust. Proposed 11 lot subdivision with a new cul-de-sac off Constitution Ave, with 
the reconfiguration of two existing lots on Constitution Ave, on a portion of parcel 
06-0-041-A and on parcels 06-A-056 and 06-A-058. This is Phase 3 of the 
Colonial Heights development.  

b. Public Hearing, Conditional Use: Tricia Carver for conversion of an existing single 
family house located at 11 Ballfield Road to a two-family dwelling, under the 
provisions of §3.7.6 of the Hampden Zoning Ordinance, in the Residential A 
district.  

c. Amendment to Subdivision Approval: River View Heights (Perkins Drive), to 
remove the condition requiring Lot 3 to have a site plan with the building permit.  

 

 

4. Ordinance Committee Report 
 

 

5. Staff Report  
 

 

6. Planning Board Comments 
 

 

7. Adjournment 
 

 

Town of Hampden 

Planning Board 

Wednesday June 14, 2017, 7:00 pm 

Municipal Building Council Chambers 

Agenda 



 

 

 

 

 

In Attendance: 

 Planning Board Staff & Others 
 Gene Weldon, Chair Karen Cullen, AICP, Town Planner 
 Peter Weatherbee Myles Block, CEO 
 Michael Avery  
 Jim Davitt Dennis Marble, Town Councilor 
  Allison Berube 
   

Chairman Weldon called the meeting to order at 7:00 pm. He noted that the meeting is not being 
televised tonight due to the AV staff being absent.  

1. Administrative   
 

a. Minutes of April 12, 2017 meeting: Motion by Member Avery to approve as submitted; second 
by Member Davitt, carried 4/0/0. 

b. Recommendation to Town Council on filling the vacant seat on the Board. Discussion on 
attendance record of the two alternates and the Board’s rules which state that failure to attend 
three consecutive regular meetings or six meetings in a year without being excused by the 
Board is to forfeit their seat on the Board. Motion by Member Avery to recommend to Town 
Council that Alternate Member Tom Dorrity be appointed as a full member of the Planning 
Board; second by Member Weatherbee; carried 4/0/0.  

 
2. Old Business: 

a. Zoning Amendment – Accessory Apartments. 

Planner Cullen gave an explanation of why this amendment is before the Board again, 
and a summary of the staff recommendations at this point: 

• A public hearing, duly noticed in the Bangor Daily News and Hampden’s website, was 
held by the Planning Board on April 12, 2017. The Board voted unanimously to refer 
to Town Council for hearing and adoption with a recommendation of “ought to pass.” 
No one from the public was present. 

• Town Council had a public hearing on May 1, 2017, at which testimony was presented 
by CEO Block and by Allison Berube, requesting several changes to the amendments 
under consideration. This prompted the Council to continue their hearing to May 15, 
2017. Since the Planning Board was meeting between these two dates, Council 
requested the Planning Board to take a look at it and offer their suggestions 
regarding the potential changes to the amendments.  

Town of Hampden 

Planning Board  

Wednesday May 10, 2017, 7:00 pm 

Municipal Building Council Chambers 

Minutes 
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• There are three changes being sought: allow accessory units in detached accessory 
structures, eliminate the 800 square foot maximum size of an accessory unit, and allow 
two bedrooms instead of just one. 

• Reasoning for allowing in detached structures: make use of underutilized space, 
several such requests are made each year, and no evidence these units create 
nuisance problems in a neighborhood. 

• Reasoning for eliminating the 800 square foot limit: using the 40% rule will ensure the 
unit remains subordinate to the primary dwelling, allows larger unit (than 800 square 
feet) where the single family house is over 2,000 square feet in size. 

• Reasoning for allowing two bedrooms: more practical for elderly couples to allow 
sleeping in separate rooms when one becomes ill, or to allow for 24 hour care during 
the end stages of life.  

• Potential ramifications: accessory unit becoming a nuisance to the neighborhood, but 
this should be rare since most property owners will not allow problem tenants to 
remain and risk their investment; in cases where the single family home is very large 
(e.g. 3000 sq. ft.), the accessory unit can be as large as a “standard” house (e.g. 
1200 sq. ft.), giving the appearance of a two family property and not a single family 
property. In such cases, the Planning Board has the authority to set conditions on the 
conditional use permit to limit the potential for nuisance problems.  

Discussion of proposed change to allow in detached accessory structures: 

• Member Weatherbee noted this was in the original draft of the proposed 
amendments. The Board agreed there was no strong opposition but they thought it 
would be more difficult to maintain the appearance of a single family home if 
they are allowed in detached structures.  

• CEO Block noted that the Board will need to ensure any proposals maintain the 
appearance of the garage or whatever accessory structure the unit is proposed 
in. 

• Planner Cullen reiterated the property owner must live in one of the two units, and 
she added the Board should make that a condition of approval for all such 
permits, to enable Code Enforcement to enforce the provision should problems 
arise. 

Motion by Member Weatherbee to recommend to Town Council that they accept the 
modifications suggested by CEO Block in his April 25, 2017 letter regarding allowing 
accessory dwelling units in accessory structures; second by Member Davitt; carried 4/0/0. 

Discussion of proposed changes to §4.25.2.4, to eliminate the 800 square foot limit and to 
increase the number of bedrooms from one to two: 

• The Board is in agreement that the 800 square foot limit can be eliminated as 
long as the 40% limit remains; the unit will still remain subordinate to the single 
family unit. The Board also has no objections to allowing two bedrooms, noting the 
reasoning given by Planner Cullen makes sense. 
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• Ms. Berube offered her opinion that this violates the Fair Housing Act because it 
discriminates against families. The Board disagreed; Member Weatherbee said 
the FHA prohibits discrimination against a class of people such as group homes. 
He said the accessory apartment amendment is not discriminating against anyone, 
it is offering an opportunity to homeowners. 

•  The Board felt it might be useful to have the Town Attorney review the proposed 
amendment in light of the Fair Housing Act to ensure there are no violations.  

Motion by Member Avery to recommend to Town Council that section 4.25.2.4 be 
modified to strike out “and shall be no greater than 800 square feet” and to change 
one bedroom to two bedroom, and furthermore to recommend that the Town Attorney 
review the proposed amendments in relation to the Fair Housing Act; second by 
Member Davitt; carried 4/0/0.  

Motion by Member Avery to refer these amendments on accessory apartments back 
to Town Council as modified above with a recommendation “ought to pass”; second 
by Member Weatherbee; carried 4/0/0.  

3. New Business 
 
a. Zoning Ordinance Amendment - §5.3, Permits; in relation to Certificate of Occupancy and 

Certificate of Compliance. 
 

Planner Cullen gave a brief summary of the proposed amendments, stating that it came to light 
recently when it was found that a business moving into a commercial space vacated by another 
business was required to obtain a Certificate of Compliance. The current language is confusing 
and inconsistent with the Building Code and standard practice. Normally a Certificate of 
Compliance is issued at the end of the process of creating a new development that required a 
site plan, while a Certificate of Occupancy is issued at the end of the process of constructing a 
new building (residential or non-residential). The proposed amendments strive to draw that 
distinction and make it clear what the process is for each type of certificate.  
 
CEO Block agreed and said this will streamline the process and clear up confusion. The Board 
agreed that this makes sense and the language is clear.  
 
Motion by Member Avery that the Board, acting as the Ordinance Committee, refer the 
proposed amendments to the Planning Board for public hearing for the June 2017 regularly 
scheduled meeting; second by Member Davitt; carried 4/0/0.  
 
Planner Cullen noted she will search the entire Zoning Ordinance to search for all references to 
certificate of occupancy or certificate of compliance.  
 

4. Staff report: Planner Cullen noted that the Town Council has adopted a resolution on recreational 
marijuana stating their intention is to prohibit retail sales and social clubs, and to allow the three 
other uses (cultivation, manufacture of products, and testing).  She noted there is a timeline in it; in 
July staff will bring forth their recommendations on how to deal with the various issues (zoning and 
licensing), and in October regulations will be proposed. Since the state rules will not be done by 
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then, she noted the amendment process will take a number of months to be certain what Hampden 
adopts is consistent with the state rules.  

Planner Cullen noted there will be an Ordinance Committee meeting on Tuesday the 16th to review 
amendments being drafted for Article 3, primarily the use table and a dimensional table. These 
are precursors to eventual amendments for a town center district. In addition, there is an 
amendment dealing with definitions that will be reviewed by the Committee.  

5. Planning Board Comments: Several Board members noted that Planner Cullen is doing an excellent 
job with the zoning ordinance amendments.  

The meeting was adjourned at 8:20 pm by motion of Member Davitt with second by Member Avery; 
motion carried 4/0/0.  

 

 
 
Materials reviewed or handed out at the meeting: 

• Proposed zoning amendment for accessory apartments, with additional modifications  
• Proposed zoning amendment to §5.3, Permits 

Respectfully submitted by Karen Cullen, Town Planner 
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NOTE: for full application, please visit the Land & Building Services office in the Town 
Office Building, 106 Western Ave, Hampden ME.



ENGINEERING & DEVELOPMENT CONSUL TING 

Karen Cullen 
Town Planner 
Town of Hampden 
106 Western Ave 
Hampden, ME 04444 

Preliniinary Plan Application, Colonial Heights Phase 3 

Dear Karen, 

Job #473 

11 April 17 

On behalf of The Cushing Family Corp, we are submitting this Preliminary Subdivision 
application for review and discussion with the Planning Board. The attached plan and supporting 
data consists of accessing their Mayo Road property, tax map 6, lot 41A from Constitution Ave. 
The access will reconfigure lots 56 and 58 of phase 2 of Colonial Heights on Constitution Ave and 
construct a new road to serve 11 new lots. The total new land added to the development is 
approximately 6 ac and the new road is designed as to prevent future use as a through road from 
Mayo Road. The road will not provide enough land width to extend the road but will provide 
access to the remaining land for utilities and non-vehicular travel. 

The lots will average approximately 22,200± sfto 34,800± sf. The homes are expected to be very 
similar to the houses constructed in phase 2 of Colonial Heights and will have similar restrictive 
covenants. Each lot will be served by public water and sewer through extensions from Constitution 
Ave. The utilities are design to provide for extension into remaining land of the applicant. Storm 
drains are located on the higher side of the road and are designed to provide for foundation drains 
new homes to access the drain lines. The Reeds Brook side lots have slopes to allow foundation 
drains to daylight to the rear of the home. 

The new road, Freedom Way, will be 950'± long and end in a solid center cul-de-sac. Freedom 
Way was classified as a minor road by the planning board and will serve only the lots fronting on 
the roadway. 

The project has applied for a NRP A Wetland permit amendment to increase the total impact area 
from development of phase 2 and phase 3 to a total of 28,965± sf. This phase of the project will 
impact an estimated 16,305 sf of wetland. As part of the DEP permit, the applicant is required to 
compensate for the total wetland impacts and is proposing to conserve land along Reeds Brook 
and other lands on the south side of Reeds Brook. This conservation land borders land that the 
school has conserved with the development of the high school. The applicant will be seeking the 
town to accept the conservation easement. 

PO Box 282, Hampden, Maine 04444 207-862-4700























 

 

 

 

 

 

 

 

To: Planning Board 
From: Karen M. Cullen, AICP, Town Planner 
Date: June 5, 2017 

 

Project Information 
Applicant: The Cushing Family Corporation 

Site Location: Off Constitution Ave in Colonial Heights subdivision 

Zoning District: Residential B 

Proposal: Construct an 11 lot subdivision with a new road 1,044’ ending in a cul-de-
sac. Two existing lots on Constitution Ave will be reconfigured for the new 
road.  

 

To facilitate the review process, the applicant submitted the preliminary plan for staff and 
engineering review in April. Staff reviewed that plan and provided comments to Jim Kiser, who 
has revised the plans accordingly (attached). The following is the list of initial comments to Jim 
Kiser, with staff’s follow-up comments from our review of the revised plans provided in italic text. 
Please note that Jim’s responses to comments from staff and Woodard & Curran can be found 
starting on the second page of the application booklet. 

From Sean Currier, DPW Director: 

1. Sewer manhole – must core existing channel and form invert to channel flow downstream, 
using concrete to channel the flow. Plans changed accordingly. 

2. Catch basins do not have flow channeled to them; need back slope or ditch to channel 
flow. Response is acceptable. 

3. No storm or sewer stubs to property line are shown, please add. Response is acceptable. 
4. Residential street section detail – The area below base grade elevation is to be a 

minimum of 3 feet wide (at top) and a depth of at least 1 foot below the base gravel 
elevation. Detail changed but the bottom of the ditch must be a minimum of 1 foot below the 
base gravel elevation; needs to be modified. 

Town of Hampden 

Land & Building Services 

 

Report on Application 

Preliminary Subdivision Plan 

Colonial Heights Phase 3 
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5. Hampden is in the process of switching over to LED street lights; please specify LED 
streetlights in note 10 on sheet 3-3. Also, indicate on the plan the location of the street 
lights. Response is acceptable. 

6. Please correct the notations for catch basins on the plans, there are two “CB-1” shown. 
Plans changed accordingly. 

7. Sewer and storm drains must be completely separate; add a note to the “sewer/ 
foundation drain service connection” detail on sheet 3-3 to make this clear. Detail changed 
accordingly. 

8. Change the trench detail on sheet 3-3 to match the sewer ordinance (stone over pipe) in 
the embedment zone. Detail changed accordingly. 

9. The plans should show ditches and culverts at the driveways; minimum 12” corrugated 
HDPE smooth bore pipe. Response is acceptable. 

10. Add waterproof paint to the sewer (precast) manhole detail on sheet 3-3 (per sewer 
regulations). Detail changed accordingly. 

From Karen Cullen, Town Planner: 

1. No indication of plans for abutting property owned by the applicant, other than an 
indication in the narrative that says the site is designed to accommodate the extension of 
utilities into the remaining land of the applicant. (331.3.1.8 and 331.3.3.16) Response is 
acceptable. 

2. While the location map shows the location of the site in relation to the general area, it 
does not – nor does any other map submitted – show the relationship of the area of the 
parcel(s) being subdivided to the entire parcel (landholding). (331.3.2.3 and 331.3.3.16) 
Application changed accordingly. 

3. The acreage of the parcel to be subdivided is not provided (i.e. acreage of entire parcel 
06-0-041-A). In addition, the acreage of the subdivision area is given as 6.1 on the 
application form and 6.4 in note 3 on sheet 1-1 of the plans. (331.3.2.5) Plan changed 
accordingly. 

4. Names of property owners abutting the parcel being subdivided are not shown. 
(331.2.3.7) Plan changed accordingly. 

5. Location map is not shown at the required scale (should be no more than 1 inch = 500 
feet, and should show the area within 2,000’ of the project site). (331.3.3.6) Application 
changed accordingly. 

6. Since no trees are shown on the plan, I can’t say whether it is in compliance or not with the 
requirement that trees of 12” caliper DBH being shown on the plan. (331.3.3.7) If a 
waiver is desired for this requirement, please include in the narrative. Waiver is requested. 

7. Existing storm drains are not shown on sheet 1-1; existing storm drain on lot 56 per 
previously approved phase. (331.3.3.8) I assume since the existing water and sewer lines 
are shown on sheet 1-1, it is meant to show all existing infrastructure. Plan changed 
accordingly. 

8. Width of Constitution Ave is not given; width of Freedom Way is only specified in the 
“residential street section” detail on sheet 2-3. (331.3.3.9) Plan changed accordingly. 

9. Note 6 on sheet 1-1 is incomplete; also no evidence that the contours are referenced to 
USGS datum. (331.3.3.10) Note on plan changed accordingly. 
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10. No sidewalks are shown; if none are proposed a waiver request needs to be submitted. 
(331.3.3.11 and 553.14 which requires a 4’ wide sidewalk). Waiver is requested. 

11. Utility poles are not clearly marked on the plan – they may be there but there is no 
symbol in the legend for them. (331.3.3.14) Overhead utility lines are not shown. Response 
is acceptable. 

12. Other than the application form indicating the site is partly wooded, there is no indication 
of vegetation on the plan. (331.3.3.15) Waiver is requested. 

13. There is no description or map of the proposed conservation easement, nor is it shown on 
the plan. Application changed accordingly. Note, the applicant proposes that the Town accept 
the Conservation Easement, and preliminary discussion with the Town Manager indicates a 
likely acceptance. This conservation easement does not require the Town to do any more than 
enforce the provisions of the easement (see draft easement language and map in the 
application booklet). 

14. The comments in the letters from ME Natural Areas Program and ME IFW give me pause; 
while the state knows of no rare botanical features within the project area, they add that 
doesn’t mean there aren’t any. Similarly, IFW says there may be several species of 
protected bats that use the property and they suggest contacting US Fish & Wildlife – has 
that been done? IFW also suggests that while their data shows no significant vernal pools 
on the site, a survey of the property should be done to determine if there are any. Has 
that been considered or done? Finally, in regards to Reeds Brook, they suggest a 100 foot 
buffer from the stream or associated fringe wetlands; such a buffer would render at least 
2 and possibly 3 lots unbuildable. Have you researched the potential of cold water 
fisheries in Reeds Brook? (I know very little about the Brook so have nothing to go on here, 
for all I know it has no fish in it at all.) Response is acceptable. 

15. The soils in this area are rated poor or very poor for houses (with or without basements), 
local roads, and underground utilities. I know the soils in the previous two phases of 
Colonial Heights are equally bad, but wanted to point out that section 513 requires 
appropriate construction techniques including underdrains and geotextiles in the road 
construction. Response is acceptable. 

Our consulting engineer, Woodard & Curran, is also reviewing the plans; their initial report is 
attached and their report on their review of the revised plan will be mailed to you late this week 
when we receive it.  

The applicant is requesting several waivers:  

1. Sections 331.3.3.11 and 553.14 require a four foot wide sidewalk. There are no existing 
sidewalks in the Colonial Heights subdivision and it is unlikely the Town will install them in 
the future, therefore it is reasonable to not install sidewalks in this Phase either. Staff 
recommends granting this waiver. 

2. Sections 331.3.3.7 and 331.3.3.15 require trees larger than 12” dbh and landscaping 
and natural vegetation to be shown on the plan. The area was harvested and there are 
no known trees over 12” dbh in the area to be developed, nor is there significant 
vegetation on the site other than in the wetland areas, as demonstrated by the report 
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from Burman Land & Tree Company, LLC. No landscaping is proposed. Staff recommends 
granting this waiver.  

3. Section 531.1 requires post-development stormwater runoff from the site to not exceed 
the pre-development runoff amount. Since the subdivision has been reviewed by Maine 
DEP under the Stormwater Law, and since it has less than one acre of impervious surface 
(roadway), stormwater mitigation is not required. However, as of the date of this report, 
we have not received comments from Woodard & Curran on this issue so staff cannot 
recommend either way.  

Additional Comments:  

1. The land to be retained includes 30.47’ of frontage on the cul-de-sac. During the sketch 
plan stage, the applicant noted this would prevent an extension of the roadway. If the 
Planning Board wants to permanently prohibit the extension of the new road into the 
retained land (which has frontage in two spots on Mayo Road), then a condition should be 
made to do so and it should be noted on the final plan to be recorded at the Registry of 
Deeds. Without this, the landowner could reconfigure one or two of the lots at the end of 
the cul-de-sac to provide the required 66’ width for a right-of-way. The Board should 
consider whether future access for emergency vehicles should be allowed, as the Colonial 
Heights subdivision will have 76 lots served by a single access point, and there is potential 
for future expansion on the east side of the subdivision where Constitution Ave. and 
Liberty Ave. intersect, with no potential outlet from that tract. Please see attached map. 

2. Code Enforcement Officer Myles Block is requesting that the street name be Freedom 
Avenue instead of Freedom Way. He believes from a public safety point of view that 
having all streets within the subdivision with the same suffix is better for emergency 
personnel. 
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May 11, 2017 

Karen M. Cullen, AICP 
Town Planner 
Town of Hampden 
106 Western Avenue 
Hampden, ME 04444 

Re: Colonial Heights Phase 3 – Subdivision Plan Application Peer Review 

Dear Ms. Cullen: 

We have reviewed the Preliminary Subdivision Plan Application submitted for Cushing Family 
Engineering (Applicant) by Kiser & Kiser Engineering, dated April 13, 2017, for the proposed Colonial 
Heights subdivision. The project is proposing the division of two existing parcels (approximately 6 
acres) into eleven (11) lots. We reviewed the submission for compliance with the Town of Hampden 
Subdivision Ordinance (stormwater requirements only) and Post Construction Stormwater Management 
Ordinance, as well as general engineering standards. Our comments are listed below. 

Subdivision Ordinance Stormwater and Drainage Comments 

1. Section 530 outlines the drainage requirements for subdivisions. We have reviewed the 
documentation provided by the Applicant for compliance with this Section and have the 
following comments: 

a. The Subdivision Application Narrative indicates that there are two points of discharge 
from the proposed roadway and residential lots within the Site. Under post-
development conditions, stormwater from the northern portion of the site will sheet 
flow over grassed areas, collect in ditches graded to field basins inlets, and convey 
by a subsurface piped drainage system to the vicinity of Reeds Brook, while the 
southern portion of the site will sheet flow over grassed areas and discharge to 
Reeds Brook. No curbing or sidewalks are proposed.  

b. The Applicant is requesting a waiver to Section 531.1, a requirement for the peak 
discharge and runoff from the site under post-development conditions to not exceed 
peak discharge and runoff from the site under pre-development conditions. 
Stormwater calculations have not been provided to demonstrate that the proposed 
development consisting of conversion of forested land to roadway, residential roofs 
and driveways, and landscaped areas will not impact Reeds Brook from the increase 
of peak rates of runoff. Maintaining pre-development peak rates of runoff will prevent 
an increase in the frequency and magnitude of overbank flooding and protect 
downstream and abutting structures from flooding. If the waiver is not accepted, the 
Applicant should provide a pre- and post-development HydroCAD Analysis 
demonstrating that post-development peak rates of runoff are equal to or less than 
pre-development peak rates of runoff for the applicable storm events.  

c. The Applicant should provide a Hydraulic Analysis of the proposed inlet structure and 
subsurface stormwater pipe system along the proposed roadway demonstrating 
compliance with Section 531.2. We recommend that an allowance for impervious 



 

 

Town of Hampden (0213351.46) 2 May 11, 2017 
Colonial Heights Phase 3 Subdivision – Peer Review 

area be included for the lots due to the effect of peak flow on the sizing and operation 
of the stormwater management system.  

i. The Applicant should provide rip-rap sizing calculations to demonstrate that 
no adequate energy dissipation is provided and erosion will not occur at the 
proposed outlets. We recommend the installation of an erosion control 
device at the outlet of the existing storm drain system from Constitution 
Avenue with an outlet on Lot 56, unless one is currently installed and not 
shown on the plans.  

d. The Applicant should provide a pre- and post-development watershed map depicting 
the subcatchment areas to each proposed inlet of the stormwater management 
system per Section 531.3. 

e. The existing storm drain system appears to outlet in the southeast corner of Lot 56. 
There does not appear to be a storm drain easement specified for this system per the 
requirements of Section 532.3.  

f. Section 532.6 requires that future phases of development be considered in 
stormwater management system design. It is not clear if a subsequent expansion to 
the west indicated by utility extensions will impact stormwater design due to the lack 
of watershed area mapping.  

Post Construction Stormwater Management Ordinance 

1. The ordinance calls for elements of the stormwater management system outside of a street 
right-of-way to have easements “not less than thirty (30) feet in width” per Section 5.B.4. The 
Applicant has proposed easements of twenty (20) feet in width and does not meet this 
requirement.  

2. The Applicant appears to have provided an adequate list of management items for the 
proposed stormwater management system per ordinance requirements, provided further 
stormwater or hydraulic analysis does not result in additional stormwater management system 
elements. We recommend that the Applicant include a complete list of proposed structures, 
drainage outlets, and other items that will require inspection and cleaning as part of the 
inspection form.  

General Comments 

1. The calculated impervious area appears to be based on only the pavement width and not 
include the shoulder area of the proposed roadway. The road cross-section detail on Sheet 2-
3 shows gravel base for the shoulder and ditch slope, although a note indicates that both the 
shoulder and ditch slope will be loamed and seeded. The notes on Sheet 2-3 specify loam 
installation at a minimum depth of 4 inches. We recommend that the Applicant correct the 
detail to show the depth and extents of loam and seed. If a gravel shoulder without loam and 
seed is proposed, we recommend updating the impervious area calculation to include the 
shoulder area, as compacted gravel is relatively impervious.  

2. It appears that there is a proposed storm drain pipe at approximate station 9+30 that does not 
connect to a stormwater structure. The Applicant should remove this pipeline or provide 
clarification. 
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3. The Applicant should provide a north arrow on all of the plans as required in Section 331. 

4. It appears that Lot 58 will require a driveway culvert unless accessed from Constitution 
Avenue. The applicant should consider adding an additional storm drain structure to allow 
access from the new roadway.  

5. The existing grade along Lots 68, 70, 72, and 74 appears to require grading or other means of 
surface water drainage to avoid ponding.  

6. The grading along Lot 65, 67, 69, and 71 does not reflect the ditch slope shown on the typical 
cross-section, and it is not clear the field inlets will function as intended. We recommend that 
the Applicant clarify the installation intent of these field inlets.  

7. The details on Sheet 3-3 reference outdated frame and cover castings model numbers. We 
recommend updating the model designations and providing submittal sheets for all castings for 
review by the Public Works Department.  

8. We recommend that the Applicant consider the use of geotextile fabric and underdrain in road 
construction due to the presence of wetlands and poor soils where the proposed roadway is 
located. The removal and replacement of unsuitable materials should be expected.  

If you should have any questions or require any additional information, please do not hesitate to contact 
us.  

Sincerely,  

WOODARD & CURRAN INC. 
 
 
 
Kyle Corbeil, P.E.       
Project Engineer 
       
KMC/asm/hp/jeh 
 
PN: 0213351.46 
 



















NOTE: This plan will be changed to show a maximum of four 
bedrooms to comply with the approved (and installed) septic 
system.



 

 

 

 

 

 

 

 

To: Planning Board 
From: Karen M. Cullen, AICP, Town Planner 
Date: June 1, 2017 

 

Project Information 
Applicant: Tricia Carver 

Site Location: 11 Ballfield Rd. 

Zoning District: Residential A 

Proposal: Convert an existing single family home to a two family home.  
 

I have reviewed this application and have determined it to be in compliance with the requirements 
of Section 4.2, Conditional Uses, of the Zoning Ordinance.  

The house currently includes what is essentially an apartment in the basement; a building permit 
was issued for this to allow the property owners to live there while the rest of the house was under 
construction. The plan was to incorporate the basement living space into the house when the 
upstairs was completed. Due to changes in the owner’s situation since then, she would like to 
convert the basement unit into rental space to help pay the mortgage so she can stay in the house.  

This application is being processed under the provisions allowing a two family conversion in the 
Residential A district since it was received prior to the effective date of the recently adopted 
zoning amendments on accessory apartments. It should be noted, however, that the application 
meets the criteria under the new provisions as well.  

The proposal meets the criteria under §3.7.6 (Special District Regulation, Residential A district): 
• Proposed rental unit = 1,004 square feet, greater than the 500 square foot minimum 
• Primary unit = 2,213 square feet 
• Proposed rental unit = 31.2% of the total living area of the structure 
• The structure looks like a single family structure and uses a common driveway  
• A report from CEO Myles Block is attached. 
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The proposal meets the standards under §4.2.3. (Conditional Use Permits): 

1. The proposed use will comply with the Ordinance, given that it is a conversion of a single 
family house to a two family structure which meets the requirements of §3.7.6. 

2. The proposed use provides adequate and safe disposal of all wastes, given that the 
septic system is designed for a four bedroom dwelling and the proposed conversion to 
two family does not increase the number of bedrooms above four.  

3. The proposed use should not impact the value of abutting properties, given the distance 
from the house to abutting houses. 

4. The proposed use will not cause unreasonable noise, odors, dust, gas, fumes, smoke, light, 
or other annoying or dangerous emissions, given that it is a residential use in a residential 
neighborhood.  

5. The proposed use will not have an impact on traffic given that it is a residential use 
adding one additional dwelling unit. 

6. The proposed use will not impact light or air to surrounding properties, given that it does 
not involve construction – the house already exists.  

7. The proposed use will not impact the environment or wildlife habitat, given that it is a 
residential use with no new construction.  

8. The applicant has adequate capacity to meet the requirements of the Ordinance. 
9. Not applicable. 

Based on the above, I recommend approval of the conditional use application as submitted. I 
have prepared a draft Planning Board Order for this application, attached.  



  

June 3, 2017 

 

Chairman Weldon 

Members of the Town of Hampden Planning Board 

 

Re: Proposed Residential A Two-Family Conversion, 11 Ballfield Road 

 

Chairman Weldon: 

 

I have been asked to provide a determination per Article 3.7.6.4 of the Zoning Ordinance regarding 

the application from Tricia Carver at 11 Ballfield Road. The proposal is to covert an existing Single-

Family Dwelling into a Two-Family Dwelling in the Residential A Zoning District.  

 

This property was originally given a Conditional COO on 2/14/2013 by CEO Ben Johnson for a 

dwelling unit in the basement area while the first floor was slowly being finished by the 

owner/occupants. On 5/19/2017 I issued a Full COO for the structure as a Single-Family Dwelling. 

At that time, to the best of our knowledge, the structure was in compliance with all Ordinances and 

Codes enforced in the Town of Hampden. 

 

In review of the original building permit it was noted that the basement ceiling/first floor is built out 

of ½” Sheetrock, 22” Floor Trusses, and ¾” AdvanTech Floor Sheathing. Section R302.3 in the 

2009 International Residential Code requires a 1-hour separation between Two-Family Dwellings. 

In discussion with Fire Inspector Jason Lundstrom and Building Official Jared LeBarnes this 

assembly does not meet a 1-hour separation. The addition of another layer of ½” sheet rock on the 

ceiling and a 1-hour fire-door at the stairs would accomplish the separation needed. There may be 

alternative ways to accomplish this separation requirement and the applicant is encouraged to reach 

out to Code Enforcement Team to discuss options. 

 

Since there is no current alterations proposed and the space is currently configured with all needed 

aspects for a Two-Family Dwelling, due to the nature on how the building was constructed, there no 

required alterations to put it back to a Single-Family Dwelling. 

 

It is the recommendation of the Code Enforcement Team that this application be approved as stated 

by the applicant with the CONDITION that the applicant provides a 1-hour fire separation between 

the dwelling units or an alternative approved by the Code Enforcement Office. 

 

Respectfully Submitted, 

 

 

 

Myles M. Block 

Code Enforcement Officer 

 

cc: Lt. Jason Lundstrom, Fire Inspector 

 Jared LeBarnes, Building Official 

 Karen Cullen, Town Planner 

 File (Application 17-231) 



  

June 3, 2017 
 

Chairman Weldon 

Members of the Town of Hampden Planning Board 
 

Re: Riverview Heights Subdivision; General Notes #11 

 
Chairman Weldon: 

 

It came to the attention of the Code Enforcement Office a couple weeks ago that Lot 3 in the above 

referenced subdivision had the following note on the APPROVED Subdivision Plan, “11. Lot 3 shall 
have a professionally designed + prepared site plan, provided by the developer, and submitted to the 

Town of Hampden with the building permit application.” It should be noted that the current subdivision 

plan was approved on 10/8/08 
 

This lot had a building permit application submitted on 3/2/16 and was approved through Code 

Enforcement on 3/8/16. The above note was missed during Zoning Review of the application and the 
applicant, who is also the subdivision developer, SE MacMillan Co. Inc. They did not provide the stated 

site plan as required in the note. Subsequently, a single-family dwelling has been built on the lot and is 

now in the process of obtaining a Certificate of Occupancy and a Real Estate closing. This note was 

discovered by a person involved in the Real Estate closing and brought to the attention of the Code 
Enforcement Office. 

 

In doing research as to why this note was placed on the subdivision plan I found that there was not very 
good documented discussion on why this was added to this amended version of the original subdivision 

plan. As stated above the current (amended) subdivision plan was approved on 10/8/08 but an original 

plan was approved on 8/13/03. This original plan appears to have Lot 3 in the same configuration as in 

the amended plan and there is no note regarding lot 3 in the original plan. The information I did find 
alluded to worries about water drainage into the Resource Protection Shoreland District on the lot. 

 

Since the time of the approval of the amended plan the Shoreland Zoning District has changed from 
Resource Protection to Limited Residential; with this change in there less requirements for protection in 

this area. The house built on the lot is actually outside the Shoreland Zone area and in my opinion the 

site work that has been done has actually improved the site stability from what was there before. The 
amount of noted erosion appears less than what was there during my first visits to the subdivision when 

construction started on 3 houses in the subdivision just over a year ago. 

 

It is my recommendation that the Planning Board amend the approved Subdivision Plan to strike out 
General Note 11 due to the Shoreland Zoning change that occurred in the area. This will allow a clean 

Real Estate transaction to occur on the house on Lot 3. 

 
Respectfully Submitted, 

 

 
 

Myles M. Block 

Code Enforcement Officer 

 
cc: Karen Cullen, Town Planner 

 File (03-0-058) 



 

 

 

 

In Attendance: 

 Planning Board Staff & Others 
 Mike Avery, Chair Karen Cullen, AICP, Town Planner 
 Peter Weatherbee Myles Block, Code Enforcement Officer 
 Jim Davitt Angus Jennings (partial) 
 Kelley Wiltbank  
   

The meeting was called to order at 6:37 pm. 

1. Zoning Ordinance Amendment – Definitions 
 
Staff described the reasoning for the proposed changes, which include the addition of 
the terms “municipal solid waste” and “transfer station” and a modification to the term 
“processing.” As currently written, the term processing includes a transfer station for 
solid waste, including municipal or household. As has been made clear by many 
people in Hampden over the last couple of decades, the community is not in favor of 
having such facilities in town. In order to ensure, for the protection of the town’s 
residents, that such a facility is never established in town, the Planning & Development 
Committee felt it was appropriate and necessary to amend the zoning ordinance to 
prohibit them. Since the ordinance does not include explicit language prohibiting uses 
in Article 3, it was felt the best way to handle this is to amend the definition of 
processing and add these other two definitions. Since transfer station is not listed as a 
permitted use in the industrial district (by right or by conditional use), it is not 
permitted. It was noted that these amendments will not impact the approved 
operations at Pine Tree nor the approved Fiberight facility.  
 
Motion by Peter Weatherbee to refer the proposed amendments to the Zoning 
Ordinance related to the definitions of municipal solid waste, processing, and transfer 
station to the Planning Board with a recommendation “ought to pass”; staff to set a 
public hearing for June 14, 2017. Second by Jim Davitt, so voted 4/0/0. 
 

2. Zoning Ordinance Amendment – Dimensional Table 
 

Planner Cullen handed out a dimensional table showing the current requirements for 
area, frontage, setback, etc. She explained that the intention of this is to, along with 
the Use Table, replace the majority of the words in Article 3. She noted there are 
some inconsistencies in the table, most notably the terms lot coverage, ground 
coverage, and impervious surface. Lot coverage is defined and is the area of building 
coverage on a parcel, but the other two terms are not defined and thus leads to 
confusion and inconsistent application of those standards.  
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Karen also noted there are currently 30 footnotes to the table, these are the “special 
district regulations” that pertain to dimensional standards for each district. Some of 
these are nearly identical, and some are baffling; her goal is to eliminate as many as 
possible through combination or just changing the standard listed in the table, or just 
getting rid of them where they will not create any detrimental impact.   
 
The committee felt this table is far easier to read and understand, and reduces the 
chances for errors or missed information. They agreed there needs to be clear 
definitions of how these are measured; e.g. the three terms dealing with impervious 
surface or lot coverage. It was noted that the definition of building height was 
amended in 2016 to reference the definition in the building code. There was also 
discussion on where to measure setbacks from – some towns use the edge of 
pavement, or the centerline of a street. The problem with that method is that the 
location of especially the edge of pavement can move, whereas the property/right-
of-way line rarely changes. The difficulty is that surveyors then need to figure out 
where that line is, and sometimes that can be challenging.  
 
The committee supports the replacement of Article 3 with the dimensional and use 
tables, and agrees the entire article will need to be replaced in one fell swoop. Karen 
noted this will take some time, but she expects it to be completed by the end of the 
summer. She also noted this work will be feeding into the town center district.  

     
 
The meeting was adjourned at 7:48 pm by motion made by Jim Davitt and seconded by Kelley 
Wiltbank.   

 

Materials reviewed at the meeting: 
• Draft language for definitions, version 4 
• Draft dimensional table, version 1 

Respectfully submitted by Karen Cullen, Town Planner 




