




 
      K. MARK BARBOUR, PLS              MICHAEL J. SABATINI, P.E. 

 

219 MEADOW STREET           ROCKPORT, MAINE        04856 

       PHONE:  (207) 236-6757 FAX:  (207) 470-7020 

WWW.LANDMARKMAINE.COM 

 

June 9, 2020 
 
Mr. Doug Ide, Code Enforcement Officer 
City of Hallowell 
1 Winthrop Street 
Hallowell, ME 04347 
 
Re: Minor Site Plan Application  

Cleveland Building Apartments 
9 Coos Lane 
LC Proj. No. 17-001 

 
Dear Doug: 
 
On behalf of SC-One LLC and in accordance with the Code of Ordinances of the City of Hallowell, 
Subchapter VIII-A, Site Plan Review, we are writing to request placement on the Planning Board 
agenda for review of this project.   
 
Having completed the Pre-Application Conference, it was agreed that the next step is for Minor Site 
Plan review by the Planning Board.   
 
To aid in your review of this application, we have first listed the required Site Plan Submission Requirements 
in Section 9-869 of the Hallowell Ordinances below, with an explanation/summary of how the information is 
presented within the application.   
 

A. A signed application for development review. 

A signed application prepared by SC-One LLC is enclosed. 

B. Evidence of payment of the application fee. 

The application fee of $100, was included with the application. 

C. Fourteen (14) copies of written materials plus fourteen (14) sets of one or more maps or drawings 
containing the information listed below. The written materials must be contained in a bound or 
stapled report. The maps or drawings must be at a scale sufficient to allow review of the items 
listed under approval criteria, but in no case shall they be more than one hundred (100) feet to the 
inch for that portion of the tract of land being proposed for development. 

Fourteen copies of the submittal materials have been provided with drawings at 1”=20’ scale. 
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D. The following general information: 

1. Record owner's name, address, and phone number and applicant's name, address and 
phone number, if different. 

The record owner/applicant’s information is shown in the Record Owner text box on the 
right side of the plan and on the application form. 

2. The location of all required building setbacks, yards, and buffers. 

The Cleveland lot, lying within Zone B of the Master Plan, has 0’ front, side, and rear 
setbacks, since this is not a single-family development. 

3. Names and addresses of all abutters as defined by 9-184. 

Abutters are shown on the plan and addresses have been coordinated with the code officer. 

4. Sketch map showing general location of the lot within the municipality based upon a 
reduction of the tax maps including the name of the street on which the lot is located. 

A location map is shown on the right side of the plan. 

5. Boundaries of all contiguous property under the total or partial control of the owner 
and/or applicant regardless of whether all or part is being developed at this time. 

The applicant has interest in the surrounding property as indicated on the enclosed plan.  
The entities include SC-STEVENS LLC (Lot 5), SC-ERSKINE LLC, and SC-ONE  LLC 
(all remaining land). 

6. The tax map and lot number of the lot or lots on which the project is to be located. 

This information is shown in the Record Owner text box on the right side of the plan. 

7. A copy of the deed to the property, an option to purchase the property or other 
documentation to demonstrate right, title or interest in the property on the part of the 
applicant. 

A copy of the recorded deed from Mastway Development to SC-ONE is enclosed. 

8. The name, registration number and seal of the person who prepared the plan, if 
applicable. 

This information is shown in the title block. 

E. The following information about the existing conditions on the lot or portions of the lot proposed 
for use or development: 

1. Zoning classification(s), including overlay and/or subdistricts, of the property and the 
location of zoning district boundaries if the property is located in two (2) or more zoning 
districts or subdistricts or abuts a different district. 
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This project lies wholly within the Stevens School Planned Development District and 
therefore is subject to the approved Stevens Commons Master Plan Development 
Standards. 

2. The bearings and length of all property lines of the property to be developed and the 
source of this information. The Planning Board may waive this requirement for a 
boundary survey when sufficient information is available to establish, on the ground, all 
property boundaries. 

The bearings and distances of the property lines are shown in accordance the recorded 
subdivision plan and amendments. 

3. The location and size of any existing sewer and water mains, culverts and drains, on-site 
sewage disposal systems, wells, underground tanks or installations, and power and 
telephone lines and poles on the property to be developed and on abutting streets or land 
that may serve the development and an assessment of their adequacy and condition to 
meet the needs of the proposed use. Appropriate elevations must be provided as necessary 
to determine the direction of surface water flow. 

This information, as applicable, is shown on the plan. 

4. The location, names, and present widths of existing public and/or private streets and 
rights-of-way within or adjacent to the proposed development. 

This information, as necessary, is shown on the plan.  Also note, the plan is drawn to 
scale, and relative distances are accurately portrayed. 

5. The location, dimensions, and ground floor elevation of all existing buildings on the lot. 

This information, as applicable, is shown on the plan.  Also note, the plan is drawn to 
scale, and relative distances are accurately portrayed. 

6. The location and dimensions of existing driveways, parking and loading areas, walkways, 
and sidewalks on or immediately adjacent to the lot. 

This information, as applicable, is shown on the plan.  Also note, the plan is drawn to 
scale, and relative distances are accurately portrayed. 

7. The location of intersecting roads or driveways within two hundred (200) feet of the lot. 

This information is shown on the vicinity map. 

8. The location of open water, drainage courses, wetlands, significant vernal pools, 
stonewalls, graveyards, fences, stands of trees, and other important or unique natural 
areas and site features, including but not limited to, floodplains, deer wintering areas, 
significant wildlife habitats, fisheries, habitat for rare and endangered plants and animals, 
unique natural communities and natural areas, sand and gravel aquifers, and historic 
and/or archaeological resources, together with a description of such features. This 
information may be based on available, published sources unless the Planning Board 
determines that field determination is needed to allow review of the proposal. 
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None of these areas exist within the subject parcel. 

9. The direction of existing surface water drainage across the site. 

The existing topography indicates the direction of surface water across the site. 

10. The location, front view, dimensions, and means of lighting of existing signs. 

A 3.5’x5’ sign is proposed in front of the building along the entrance drive.  The sign will 
match the Stevens Commons Sign standard. 

11. The location and dimensions of any existing easements and copies of existing covenants or 
deed restrictions. 

The subject parcel is subject to the public access easement.  Other easements for parking 
and utilities are also shown.   

12. The location of the nearest fire hydrant, dry hydrant or other water supply for fire 
protection. 

The nearest hydrant is at the corner of Coos Lane and Withrop Street.  The location is 
shown on the location map. 

F. Existing and proposed locations and dimensions of any utility lines, sewer lines, waterlines, 
easements, drainage ways and public or private rights-of-way. 

1. A general description of the proposed use or activity. 

The renovation of the Cleveland Building will consist of approximately 6000 sf of 
housing.  The housing consists of a mix of (8) eight, 1-bedroom and 2-bedroom suites..  

2. Estimated demand for water supply and sewage disposal, together with the location and 
dimensions of all provisions for water supply and wastewater disposal, and evidence of 
their adequacy for the proposed use, including soils test pit data if on-site sewage disposal 
is proposed.  

The estimated peak water demand is 27 GPM based on 81.5 water fixture units.  The 
estimated wastewater flow is 990 gal/day (11 bedrooms x 90 gal/day).  The Hallowell 
Water District ability serve letter is attached.  The Greater Augusta Utility District ability 
to serve letter is pending. 

3. The direction of proposed surface water drainage across the site, and from the site, with 
an assessment of impacts on downstream properties. 

No grading is proposed.  Surface water drainage across the site will be unchanged.   

4. Provisions for handling all solid wastes, including hazardous and special wastes, and the 
location and proposed screening of any onsite collection or storage facilities. 

There will be no hazardous waste.  All solid waste will be removed by residents and staff 
to the on-site dumpster (located in the Erskine parking area).  A private hauler will handle 
disposal to a licensed facility. 
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5. The location, dimensions, and materials to be used in the construction of proposed 
driveways, parking and loading areas, and walkways and any changes in traffic flow onto 
or off-site. 

This information, as applicable, is shown on the site plan and detail sheet.  On-site parking 
will accommodate 26 spaces.  The ordinance requires 1.67 spaces per dwelling unit 
(8x1.67=14 spaces).   

6. Proposed landscaping and buffering. 

The Cleveland Building is part of a mature and historic landscape no landscaping is 
proposed.   

7. The location, dimensions, and ground floor elevation of all proposed buildings or building 
expansions proposed on the lot. 

This is redevelopment of an existing building; the footprint is shown on the plan.  

8. The location, front view, materials, and dimensions of proposed signs. 

A 3.5’x5’ sign is shown in front of the building along Beech Street.  The sign will match 
the Stevens Commons Sign standard. 

9. The location and type of exterior lighting. 

Site lighting will be cut-off lantern style as used elsewhere on Stevens Commons.  See 
plan for location. 

10. The location of all utilities, including fire protection systems. 

This information, as applicable, is shown on the plan.  The domestic and fire protection 
water services are to be constructed from existing lines and recently constructed stubs at 
Beech Street.  Upgraded underground electrical service and natural gas service will also 
be part of the project.  The existing sewer service will be utilized. 

11. The estimate of peak hour and daily traffic to be generated by the project. 

A traffic study was prepared as part of the Master Plan (see Part 3.D), in which it was 
concluded that redevelopment of the existing buildings would not generate traffic more 
than that of the previous use by the State of Maine.  At this stage in the redevelopment of 
the campus, no traffic study is warranted.  An estimate of the current peak traffic rates is 
as follows: 

Building Redevelopment  Peak Hour Trips 

Central Building (CHOM)   7 

Fire Station     4 

Baker Building     12 

Admin Building     6 

Stevens Building    25 
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Erskine Building    18 

Cleveland Building      8 

Total      80 

 

The total redevelopment thus far, including the Cleveland Building, is well under the 
previous traffic rates for this campus of 110 peak hour trips.  

12. Stormwater calculations, erosion and sedimentation control measures, and water quality 
and/or phosphorous export management provisions, if the project requires a stormwater 
permit from the Maine Department of Environmental Protection or if the Planning Board 
determines that such information is necessary based upon the scale of the project or the 
existing conditions in the vicinity of the project. 

The is no increase in impervious area for this project and does not warrant formal 
stormwater management calculations.  The project does not require a stormwater permit 
from MDEP and runoff will be conveyed to an existing on-site stormwater system  

G. The estimated value of the development activity subject to site plan review upon completion of 
construction. 

The calculation for estimated value of construction costs is $900,000. 

Approval Block 

An approval block is located on the upper right portion of the plan. 

Waivers of the Submission Requirements 

Because this project is redevelopment of an existing site, we request a waiver of the stormwater 
submission requirements.   

 

To further aid in your review of this application, we have listed the Basic portions of the Approval Standards, 
Section 9-871 of the Site Plan Ordinance, with an explanation/summary of how we believe those approval 
standards are met.  We will also list the applicable Stevens Commons Standards (SCS): 

1. Adequacy of the Road System Providing Vehicular Access to the Site  (SCS#4,5,&6) 

Adequacy of the Road System was studied during the Master Plan and found to be acceptable 
including improved sight distance at Coos Lane. 

2. Vehicular Access into the Site (SCS#4,5,&6) 

Adequacy of the Road System was studied during the Master Plan and found to be acceptable.   
Vehicle access to and from the site is safe and convenient.   

 

3. Accessway Location and Spacing (SCS#4,5,&6) 
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Adequacy of the Road System was studied during the Master Plan and found to be acceptable.   
Access to this site is based on long standing existing traffic patterns.  

4. Natural Features 

This is a redevelopment project and the existing natural features are protected or enhanced.    

5. Shoreland Relationship 

This standard is not applicable.  Subject parcel is not in Shoreland. 

6. Floodplain Managment 

This standard is not applicable.  Subject parcel is not in a flood zone. 

7. Historic and Archeological Resources (SCS#16) 

There are no archeological resources on site. This project will renovate and utilize this existing 
structure. 

8. Utilization of the site  

The project is redevelopment of an existing site.  This standard does not apply. 

9. Building Placement  

The project is redevelopment of an existing site.  This standard does not apply. 

10. Setback and Alignment of Buildings  

The project is redevelopment of an existing site.  This standard does not apply. 

11. Building Orientation  

The project is redevelopment of an existing site.  This standard does not apply. 

12. Building Scale  

The project is redevelopment of an existing site.  This standard does not apply. 

13. Internal Vehicular Circulation (SCS#4,5,&6) 

Safe movement of passenger service and emergency vehicles is provided, there is safe access 
around the whole building. 

14. Parking Layout and Design (SCS#2,10&11) 

In accordance with Master Plan Standard 2, that exempts the parking standard as long as 
measures are shown that demand is met.  Parking layout and design, as applicable, is shown 
on the site plan and detail sheet.  On-site parking will accommodate 26 spaces.  The ordinance 
requires 1.67 spaces per dwelling unit, 8 units x1.67=14 spaces required.   

15. Pedestrian Access and Sidewalks (SCS#7) 
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This low-density project will accommodate shared use of pedestrians and the entrance drive.  
The project is also next to the trail head for access to Howard Hill. 

16. Design of Drive-Through Facilities 

No drive-through facility is planned. This standard is not applicable.   

17. Landscaping (SCS#8,10,11,&13) 

The Cleveland Building is part of a mature and historic landscape no landscaping is proposed.    

18. Buffering of Adjacent Uses (SCS#3,8,10,11,&13) 

The subject parcel is a part of an existing campus, and the project maintains the open and 
historic feel of this site. Buffering is not desirable in this context; therefore, this standard does 
not apply.  

19. Stormwater Management 

A waiver of stormwater management calculations has been requested.  This is an existing site 
with runoff to be conveyed to an existing stormdrain system. 

20. Erosion Control 

No grading is proposed, so no erosion control measures will be necessary, however if they 
would be needed, information will be provided on the Detail Sheet.  

21. Groundwater Protection 

This project will use public water and sewer.  Groundwater will not be adversely impacted.    

22. Water Quality Protection 

This project does not include storage facilities of fuel, chemicals, or industrial waste.  This 
standard does not apply.   

23. Hazardous, Special, and Radioactive Materials 

This project does not include the handling, storage, or use of Hazardous, Special, and 
Radioactive Materials.  This standard does not apply.     

24. Water Supply (SCS#18) 

The project will be served by the Hallowell Water District; a written statement of ability to 
serve is enclosed. 

25. Sewage Disposal 

The project will be served by the Greater Augusta Utility District; a written statement of 
ability to serve is pending.     

26. Utilities 
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In accordance with the Master Plan upgraded utility service will be underground and will 
connect from a junction box at Beech Street.     

27. Solid Waste Management 

Residential waste will be disposed of in a dumpster located at the Erskine parking area.  A 
private hauler will handle disposal to a licensed facility.     

28. Storage of Materials (SCS#13) 

No nonresidential storage is part of this project.   

29. Other Performance Standards 

The project conforms to all other standards, including the Master Plan Standards.     

30. Capacity of the Applicant 

The project will be funded by bank financing and developer equity. 

 
In addition to those Stevens Commons Standards listed (in parentheses) above, SCS#1, 9, and 17 are 
also being met. This project complies with the Master Plan and the Site Plan Ordinance. Thank you for 
your time and attention, and we look forward to discussing this application with you. 
 
Sincerely, 
Landmark Corporation Surveyors & Engineers 
 
 
Michael J. Sabatini, P.E. 
 
Copy:  Matt Morrill, Mastway Development 

 
 
Attachments 
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