
TOWN OF FALMOUTH
PLANNING BOARD

2026.04.07 PLANNING BOARD PACKET
06:30 PM



TOWN OF FALMOUTH

2026.04.07 PLANNING BOARD AGENDA
06:30 PM

Roll Call

1. Item 1 - Approval of Minutes from March 3, 2026
Approval of Minutes from March 3, 2026

Attachment: 2026.03.03 Minutes - DRAFT.pdf

ADMINISTRATIVE ACTION

2. Item 2 - Stonewall Way - Lynn Foley
Stonewall Way -- Lynn Foley -- Request for Private Way Amendment to create a new lot.  Map/lot R08-035-010; Zoned F, RCZO, HLOD.

Attachment: Stonewall Way PW Plans 3.23.26.pdf

Attachment: Stonewall Way PW Documents 3.23.26.pdf

Attachment: Stonewall Way Town Engineer Review Comments 3.26.2026.pdf

Attachment: Stonewall Way Fire-EMS Review Comments 4.1.2026.pdf

Attachment: Stonewall Way Abutter List.xlsx

Attachment: Stonewall_PlannerReview_4.26.pdf

3. Item 3 - 1 Congressional Drive -- Golf Traditions Inc
1 Congressional Drive -- Golf Traditions Inc -- Request for Site Plan Amendment Approval of a Replanting Plan for replacement of
vegetation cleared in error.  Map/lot U65-051; Zoned F, RCZO.

Attachment: FCC Plan Set 3.10.2026.pdf

Attachment: FCC Application 3.10.2026.pdf

Attachment: FCC Town Engineer Review Comments 03-26-26.pdf

Attachment: FCC Fire-EMS Review Comments 3.19.2026.pdf

Attachment: FCC Abutter List .xlsx

Attachment: FCC_PlannerReview_4.26.pdf

4. Item 4 - Old Mill Road -- Mussel Cove Association
Old Mill Road -- Mussel Cove Association -- Request for Shoreland Zone Permit Approval for shoreline stabilization.  Map/lot U09-033;
Zoned RA, RCZO, SZ-LR, WVOD.

Attachment: MCA_Janosick_Binder1-MDEP REVIEW 10-18-2024.pdf

Attachment: MCA_Timm_Binder1-MDEP REVIEW 10-21-2024.pdf

Attachment: Shoreland Application Binder_MCA.pdf

Attachment: Old Mill Rd Town Engineer Review Comments 3.26.2026.pdf

Attachment: Old Mill Rd Fire-EMS Review Comments 3.19.2026.pdf

Attachment: Old Mill Rd Abutter List.xlsx

Attachment: MusselCove_PlannerReviw_4.26.pdf

5. Item 5 - Clapboard Island -- Tim Forrester representing Clapboard Island Family LLC
Clapboard Island -- Tim Forrester representing Clapboard Island Family LLC -- Request for Shoreland Zone Permit Approval for dock
modifications.  Map/lot R01-094; Zoned F, RCZO, SZ-RP.

Attachment: Clapboard_Plan Set 24x36.pdf

Attachment: Clapboard_Town Application_Final.pdf

Attachment: Clapboard Island Fire-EMS Review Comments 3.19.2026.pdf

Attachment: Clapboard Island Abutter List.xlsx

Attachment: Clapboard_PlannerReview_4.26.pdf

6. Item 6 - 5 Ellrose Lane -- Eric & Shannon Johannessen
5 Ellrose Lane -- Eric & Shannon Johannessen -- Request for Private Way Amendment Approval to allow driveway to be located in
perimeter buffer.  Map/lot R09-039-C; Zoned F, RCZO, HLOD.
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Attachment: Johannassen Plan Submission.pdf

Attachment: Johannassen Letter Submission.pdf

Attachment: 5 Ellrose Ln Town Engineer Review Comments 3.26.2026.pdf

Attachment: 5 Ellrose Ln Fire-EMS Review Comments 3.19.2026.pdf

Attachment: 5 Ellrose Ln Abutter List.xlsx

Attachment: Ellrose_PlannerReview_4.26.pdf

7. Item 7 - 24 Town Landing Road -- Philip & Cynthia Therrien
24 Town Landing Road -- Philip & Cynthia Therrien -- Request for Shoreland Zone Permit Approval for shoreline stabilization.  Map/lot
U17-061; Zoned RA, RCZO, SZ-LR, WVOD.

Attachment: THERRIEN PLAN SUBMISSION.pdf

Attachment: THERRIEN LETTER SUBMISSION.pdf

Attachment: 24 Town Landing Rd Fire-EMS Review Comments 3.19.2026.pdf

Attachment: 24 Town Landing Rd Town Engineer Review Comments 3.26.2026.pdf

Attachment: 24 Town Landing Rd Abutter List.pdf

Attachment: WastewaterComments.pdf

Attachment: TownEngineerCorrespondence.pdf

Attachment: 24TownLanding_PlannerReviw_4.26.pdf

8. Item 8 - 422 US Route 1  - NDVH Maine Realty LLC
422 US Route 1  - NDVH Maine Realty LLC -- Request for Site Plan Amendment Approval for minor site and grading modifications. 
Map/lot U62-001; Zoned BP.

Attachment: 1201 Site Amendment Plans 3-10-26.pdf

Attachment: U62-001 Amend_Binder_3-10-26.pdf

Attachment: 422 US Rt 1 Fire-EMS Review Comments 3.19.2026.pdf

Attachment: 422 US Rt 1 Town Engineer Review Comments 3.26.2026.pdf

Attachment: 422 US Route 1 Abutter List.xlsx

Attachment: VetClinic_PlannerReview_4.26.pdf

PUBLIC HEARINGS

9. Item 9 - Section 19, MUC Zoning District Amendment
Amendment to Div. II-19 of the Code of Ordinances to remove self-storage facilities as an allowed land use in the MUC Zoning District.

Attachment: Amendment_MUC_Self-storage prohibition.pdf

Attachment: MUC_Self Storage Intro_Summary.pdf

Attachment: FalmouthOfficialZoningMap11x17_2024.pdf

10. Item 10 - Section 19-11.5, VCC District Amendment
Amendment to Section 19-11.5 of the Code of Ordinances to exempt certain buildings on Town-owned property in the VCC District from
certain of the VCC District ordinance standards.

Attachment: Background Memo_VCC District Small Bldg Exemption.pdf

Attachment: FLL Snack Shack Building Plans 2-25-26.pdf

Attachment: Council Resolution_LL Snack Shack_Parks Garage_12.08.2025.pdf

Attachment: FalmouthOfficialZoningMap11x17_2024.pdf

Attachment: VCC Amendment_Intro_03.23.2026.pdf

Attachment: VCC_Small Building Exemption_Summary.pdf

REGULAR AGENDA ITEMS

11. Item 11 - Gray Road-West Falmouth Crossing Lot 3 -- CBPC Holdings LLC
Gray Road-West Falmouth Crossing Lot 3 -- CBPC Holdings LLC -- Request for Sign Approval for 18 Signs for the Car Wash.  Map/lot
R05-044-003; Zoned WFCMPD, RT100CO.
(Previously tabled)

Attachment: Car Wash Tabled Plan Set 3.17.2026.pdf

Attachment: Car Wash Tabled Documents_03.17.2025.pdf

Attachment: Car Wash Abutter List.xlsx

Attachment: CWSigns_PlannerReview_04.26.pdf
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Adjourn
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TOWN OF FALMOUTH 
PLANNING BOARD 

MARCH 3, 2026 
MINUTES 

 
 

MEMBERS PRESENT:  David Sinnett - Chair; Karen Farber - Vice Chair; Peter 
Kenlan; Bruce Hilfrank 
MEMBERS ABSENT:  Jamie Mason 
 
STAFF PRESENT:  Nick King, Land Use Planner; Lisa Sangillo, Recording Secretary 
(remotely) 
 
Chair Sinnett called the meeting to order at 6:30 p.m., and Mr. King called roll.  There 
was a quorum. 
 

MINUTES: 
Item 1 Approval of minutes from the February 3, 2026 Planning Board meeting. 
Ms. Farber moved to approve the minutes as presented.  Mr. Kenlan seconded.  Motion 
carried 4-0. 
 
ADMINISTRATIVE ACTIONS: 
Item 2 151 Foreside Road – Susan Sorel – Request for Shoreland Zone Permit 
Approval for shoreline stabilization.  Map/lot U10-002-A; Zoned RA, RCZO, SZ-LR, 
WVOD. 
 
Chair Sinnett asked if any member of the Board and/or the Public wished to move this 
item to the regular Agenda Items.  No one wished to have it moved.  Ms. Farber moved 
to approve 151 Foreside Road as presented.  Mr. Hilfrank seconded.  Motion carried 4-0. 
 
AGENDA ITEMS: 
Item 3 76 Waites Landing Road – Patrick & Katherine Daly – Request for 
Shoreland Zone Permit Approval for shoreline stabilization.  Map/lot U05-002; Zoned 
RC, RCZO, SZ-LR, WVOD. 
 
Nancy St. Clair of St. Clair Associates presented the application to the Board and the 
Public.  Using visuals, she described the project in detail.  She went on to address Town 
comments as well as the suggested conditions of approval outlined in the Staff memo. 
 
Chair Sinnett asked the Board if there were any clarifying questions or comments from 
the Board.  There were none.  
 
PUBLIC COMMENT:  No public comment. 
 
Chair Sinnett brought the discussion back to the Board for deliberation.   
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Ms. Farber moved to approve the application subject to the Staff drafted conditions of 
approval as well as items to address Town Engineer comments.  Mr. Kenlan seconded.  
Motion carried 4-0. 
 
Item 4 20 Gilsland Farm Road – Maine Audubon Society – Request for Site 
Plan Amendment & Shoreland Zone Approval for a new All Persons Trail.  Map/lot R02-
007-A; Zoned RA, RCZO, SZ-RP/LR. 
 
Liz Thibault from Maine Audubon presented the application to the Board and the Public 
using visuals outlining the trail on the property and how it would be constructed.   
 
Chair Sinnett asked members of the Board if there were any clarifying questions or 
comments.   
 
Mr. Hilfrank asked Ms. Thibault to point out on the visuals where the turnpike (an 
elevated tread surface) was on the property.  Ms. Thibault explained where this was 
located, how it was constructed and what it was used for. 
 
Ms. Farber asked Ms. Thibault to elaborate on the spurs that will be added.  
Ms. Thibault stated that parts of the trail do not meet the accessibility requirements, so 
they are constructing a “spur” to accommodate those using mobility devices. 
 
Chair Sinnett asked if the image containing the wetlands would be part of a formal 
submission mapping the wetlands in relation to the trail.  Ms. Thibault stated they 
would supply an updated copy showing the trail and those images, if required.  Mr. King 
stated this was one of the conditions of approval. 
 
PUBLIC COMMENT:  No public comment. 
 
Chair Sinnett brought the discussion back to the Board for deliberation.  There were no 
further comments. 
 
Ms. Farber moved to approve the application as presented subject to Staff drafted 
Conditions of approval as well as commentary this evening.  Mr. Hilfrank seconded.  
Motion carried 4-0. 
 
Item 5 Winnwood Farm Way – Justin M. Fletcher Inc. – Request for Final 
Subdivision Approval for Winnwood Farm Phase II.  Map/lot R06-006-A1; Zoned F, 
RCZO. 
 
Adrienne Fine of Terradyn Consultants presented the application for final approval to 
the Board and the Public updating everyone on the changes since the preliminary 
approval.  She explained that a note has been added to further restrict clearing on the 
lots which states Lot Clearing Restriction:  All trees with a trunk diameter of 10” or 
more located within 10 feet of either side of the proposed lot side property lines shall be 
preserved to the greatest extent possible except where removal is necessary for 
stormwater management features or septic system installation.  This is in addition to 
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the no-cut/no disturb buffers, open space, and stormwater buffers shown on the plan.  
They included the stormwater and septic exceptions as there are some required 
stormwater buffers that have level lip spreaders that are close to the lot line where there 
may be a little grading and clearing.  Ms. Fine went on to explain how they address 
Town review comments as well as comments from the Board. 
 
Ms. Fine addressed public comment regarding stormwater runoff. 
 
Chair Sinnett asked what the half percent increase in water was.  Ms. Fine stated it is the 
increase in overall volume of water due to the impervious area change.  Chair Sinnett 
then asked if there were clear channels where the water flows today and would those 
pathways be disrupted by moving it to different areas of the lot.  Ms. Fine stated they 
were not really interrupting the pattern of the flow leaving the site.  It is still getting to 
the same location as it does today. 
 
Ms. Farber asked Ms. Fine about lots 13 & 15 and the stormwater buffers that abut the 
building envelope for a significant distance and asked why there is a large amount of 
stormwater buffer specifically on Lot 13.  Ms. Fine explained that the purpose of the 
stormwater buffers is to treat stormwater runoff from the lots themselves as well as not 
wanting to pinch the building envelope. 
 
Chair Sinnett asked the Board if there were any clarifying questions and/or comments. 
 
PUBLIC COMMENT:  No public comment. 
 
Chair Sinnett brought the discussion back to the Board for deliberation.   
 
The Board agreed that $12,000 for the Stewardship Fund was adequate. 
 
Ms. Farber moved to approve the application subject to staff drafted conditions of 
approval, the findings of fact, as well as the $12000 for the stewardship account, 
flagging of the buffering between lots as well as between lots and stormwater buffers, 
protecting as many trees as possible during construction, and no changes to the 
landscaping at the Winn Road/Winnwood Farm Way intersection.  Mr. Kenlan 
seconded.  Motion carried 4-0. 
 
Item 6 Gray Road-West Falmouth Crossing Lot 3 – CBPC Holdings LLC – 
Request for Sign Approval for 20 Signs for the Car Wash.  Map/lot R05-044-003; Zoned 
WFCMPD, RT100CO. 
 
Kaleb Bourassa of Gorrill Palmer presented the application for the signs associated with 
the new car wash currently being constructed on Gray Road at West Falmouth Crossing.  
Mr. Bourassa pointed out that most if not all of the signs contained in the application 
have already been ordered. 
 
Chair Sinnett asked the Board if there were any clarifying questions or comments.  
Ms. Farber asked if the signs on top of the canopy would be scalloped as shown in the 
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presentation and if they were internally lit.  Mr. Bourassa stated this was correct.  
Ms. Farber then confirmed with Mr. Bourassa that the signs are not a matte finish and 
are shiny.  Mr. Bourassa stated he believed so but did not think it would give off a 
significant shine.   
 
Mr. Hilfrank questioned the number of signs being requested.  He felt that signs on all 4 
gables were a lot.   
 
PUBLIC COMMENT:  No public comment. 
 
Chair Sinnett brought the discussion back to the Board for deliberations.  The Board had 
a lengthy discussion regarding how many signs are actually needed for this location. 
 
Mr. Bourassa introduced Charlie McBrady who explained why they need the number of 
signs they are requesting. 
 
The Board explained to Mr. Bourassa what they expected to see in the next submission 
which are two signs on the gables, making the “Pay Here” portion of the canopy not 
illuminated, changing the background from translucent white to something more 
subdued. 
 
Ms. Farber moved to table the application.  Mr. Hilfrank seconded.  Motion carried 4-0. 
 
Item 7 Board Elections 
 
Ms. Farber nominated David Sinnett as Chair.  Chair Sinnett stated he would be willing 
to be Chair but also would be happy for someone else to take over those responsibilities. 
Chair Sinnett then nominated Karen Farber as Chair of Planning Board.  Mr. Hilfrank 
seconded.  Motion carried 4-0. 
 
Chair Sinnett nominated Peter Kenlan as Vice Chair.  Ms. Farber seconded.  Motion 
carried 4-0. 
 
Adjourn 
Ms. Farber moved to adjourn.  Mr. Kenlan seconded.  Motion carried 4-0. 
 
Meeting was adjourned at 8:37 pm. 
 
Recording Secretary, 
Lisa Sangillo 
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Town of Falmouth        
Public Works Department      

101 Woods Road 

Falmouth, ME 04105 

     

Date:   March 26, 2026 

To:  Nicholas King, Land Use Planner 

From:  Justin Early, Assistant Director of Public Works/Town Engineer 

Re:  Planning Board Review: Stonewall Way Private Way Amendment Review 

 

 

Public Works reviewed the subject application and have no comments. 
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April 1, 2026 
 
Lisa, 
 
March 23, 2026, Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
Stonewall Way- Lynn Foley- The Fire Department has no comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 
Jay S. Hallett 
 
Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 
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The following attachment is not a PDF, so a link to the native file format is being provided instead:

Stonewall Way Abutter List.xlsx (LINK)
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Planning Office Review Notes 
Planning Board Meeting – April 7, 2026 

 

Site Address:  Stonewall Way 
Agent:  Owen Haskell- Ellen Brewer 
Applicant/Property Owner: Lynn Foley  

Map/Lot #:  R08-035-10 
Zoning District(s): FF 
  

 
Project Summary:  
 
This application is for a private way amendment to Stonewall Way, an existing Private Way off Babbidge 
Road. The applicant is proposing to amend the Private Way Plan to split existing Lot C (77.42 acres) into 
two parcels.  42 Acres of Lot C will be split off and create a new lot, shown as Lot G on the updated 
Private Way Plan and the remaining 35.42 acres will remain as Lot C and will be retained by the owner.  
No new house lots are being created and no work is proposed to be conducted to the existing Private 
Way for this amendment.  
 
Applicable Ordinance Sections: 
The following represent the primary applicable ordinance criteria for this application: 
 

• Section 19-7 (Farm and Forest) 

• Section 19-60 (Private Ways) 
 
Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 
 
Proposed Conditions of Approval 
 

1. The development is to be constructed in accordance with the plans, maps, diagrams, specifications, 
textual submissions, and testimony presented by the applicant and approved by the Board. 

2. The private way plan shall be recorded in the Registry of Deeds within 90 days of the date of the 
Planning Board approval or the approval shall be null and void. 
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4 Blanchard Road, P.O. Box 85A 
Cumberland, ME 04021 

Tel: 207.829.5016  Fax: 207.829.5692 
info@smemaine.com 

smemaine.com 

220058 20260303 Planning Board Cover Letter 

ENVIRONMENTAL      CIVIL      GEOTECHNICAL      WATER      COMPLIANCE 

March 3, 2026 

Nicholas King, Land Use Planner 
Town of Falmouth 
271 Falmouth Road 
Falmouth, ME 04105 

Subject: Falmouth Country Club – 2024 Facility Improvements 
1 Congressional Drive, Falmouth, Maine  
Replanting Plan 

Dear Nick: 

On behalf of Falmouth Country Club (FCC), Sevee & Maher Engineers, Inc. (SME) is pleased to submit 
one (1) digital copy and four hard (4) copies of an updated Request for Hearing form, a replanting plan, 
and supporting documents for proposed improvements to the existing facility at FCC. Enclosed materials 
include three (3) full-sized (24x36) copies and six (6) reduced size (11x17) copies of the project plans in 
accordance with the submission requirements.  

The existing site was accidentally cleared beyond the limits outlined in the approved project plan set. 
The attached replanting plan is submitted for Planning Board review and approval for replacement 
plantings in the accidentally cleared area.  

A letter from the Falmouth on the Green Homeowners Association and a copy of the approved project 
plan set are included in the submission for reference. Please do not hesitate to contact me if you have 
any questions or need additional information.  

Sincerely,  

SEVEE & MAHER ENGINEERS, INC. 

Jeffrey T. Read, P.E. 
Senior Civil Engineer 

Attachments 

cc: Jeff Harris – Falmouth Country Club 
Joel Harris – Falmouth Country Club 
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ATTACHMENT 1 
 

REQUEST FOR HEARING 
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ATTACHMENT 2 
 

SME SURVEY COMPARISON 
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ATTACHMENT 3 
 

APPROVAL LETTER TO TOWN OF FALMOUTH 
FROM DIRIGO MANAGEMENT COMPANY 
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February 10, 2026 
 
 
To The Town Of Falmouth, Maine 
 
Falmouth On The Green Homeowners Association has been informed by The Falmouth Country 
Club that during the preparation of the site for the construction of the approved (Tennis 
Buildings), it has been determined by The Town Of Falmouth Inspectors some trees have been 
removed inside of the determined no cut line.  Please be advised that we are aware of the 
situation and are comfortable that the area we approve of is well treed and we are confident 
the completed project will be as we expected.  We have a longstanding relationship with FCC, 
and we have been assured all necessary measures will be taken to ensure the natural integrity 
of the site will be intact and blend well with the environment. 
 
We thank you for considering this project’s impact on our private neighborhood. We at 
Falmouth on the Green Homeowners Association  are in full support of this project. 
 
Sincerely, Falmouth on the Green Board of Directors 
Michael Jacobson, President 
Tim Ferris, Treasurer 
Matthew Tabenken, Secretary 
Susan Keiler, Director 
John Mueller, Director 
Patrick Iberra, Director 
 
Sent by request of the Board of Directors 
 
Sincerely, 
 
 
Gail Atkins, CMCA, AMS 
Senior Property Manager 
 

2026.04.07 Planning Board - PACKET - (Page 41 of 238) Page 7 of 7 General Attachment: FCC Application 3.10.2026.pdf (Page 7 of 7)



^ Back to Agenda ^ General Attachment: FCC Town Engineer Review Comments 03-26-26.pdf

Town of Falmouth        
Public Works Department      

101 Woods Road 

Falmouth, ME 04105 

     

Date:   March 26, 2026 

To:  Nicholas King, Land Use Planner 

From:  Justin Early, Assistant Director of Public Works/Town Engineer 

Re:  Planning Board Review: 1 Congressional Drive Site Plan Amendment Review 

 

 

Public Works reviewed the subject application and has no comments. 
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March 19, 2026 
 
Lisa, 
 
March 10, 2026 Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
1 Congressional Drive- Golf Traditions Inc- No comments at this time. 
  
Old Mill Road- Mussel Cove Association- No comments at this time. 
 
Clapboard Island- Tim Forrester representing Clapboard Island Family LLC- No comments at this time. 
 
24 Town Landing Road- Phillip & Cynthia Therrin- No comments at this time. 
 
5 Ellrose Lane- Eric & Shannon Johannessen- No comments at this time. 
 
422 US Route 1- NDVH Maine Realty LLC- No comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 

Jay S. Hallett 

 

Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 

2026.04.07 Planning Board - PACKET - (Page 43 of 238) Page 1 of 1 General Attachment: FCC Abutter List .xlsx (Page 1 of 1)



^ Back to Agenda ^ General Attachment: FCC Abutter List .xlsx

The following attachment is not a PDF, so a link to the native file format is being provided instead:

FCC Abutter List .xlsx (LINK)

2026.04.07 Planning Board - PACKET - (Page 44 of 238) Page 1 of 1 General Attachment: FCC Abutter List .xlsx (Page 1 of 1)

http://play.champds.com/ATT/falmouthme/2026-03/eebe68432b37489d74dc6e42b59e32aeeb1522ee.xlsx


^ Back to Agenda ^ General Attachment: FCC_PlannerReview_4.26.pdf

 
 

Planning Office Review Notes for Planning Board Meeting of April 7, 2026 
 

Site Address:  1 Congressional Drive 
Agent:  Jeff Read,  Sevee & Maher 
Property Owner/Applicant: Falmouth Country Club  

Map/Lot #:  U65-051 
Zoning District(s):  
FF  

 

Project Summary 
 
This application is for a proposed revegetation plan at the Falmouth Country Club (FCC). The FCC 
received approval for an amended site plan for the construction of tennis court buildings and 
supporting infrastructure at the December 2025 PB meeting. During the commencement of 
construction, the buffer areas that were marked as limits of clearing on the approved site plan were 
over cut. The applicant is back in front of the Planning Board to have a revegetation plan approved to 
by the Board to bring the project back into compliance with the approved site plan. Limits of clearing 
were added to the site plan during the original approval per the buffer requirements required by the 
Site Plan Ordinance. In addition to the revegetation plan, the applicant has also provided the Board 
with a letter of support from the HOA which abuts the golf facility.   
 
Primary Applicable Regulatory Provisions: 
 

• Section 19-7 Farm and Forest (FF) District 

• Division II-19-1-9 Planning Board Site Plan Review 

• CH. II-7 Land Subdivision 

Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 

Proposed Conditions of Approval:  

 
1. The project is to be constructed in accordance with the plans, maps, diagrams, specifications, 

textual submissions, and testimony presented by the applicant and approved by the Board. 

2. All Conditions of Approval from the December 2025 Planning Approval still apply to this 

amendment. 

3. Prior to commencement of site work and construction, and prior to issuance of building permits: 

a. The applicant shall obtain a signed copy of the final plans from the Planning Office. 

b. Erosion control measures shall be installed to the satisfaction of the Town Engineer. 

c.  Limits of clearing and buffer areas shall be marked in the field with snow fence or     

equivalent to the satisfaction of the Town Engineer. 

d. Applicant shall update Performance Guarantee to reflect the approved revegetation plan. 
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Shoreland Zone Permit Application 
Mussel Cove Association 

Falmouth, Maine 
(Map U9, Lot 33) 

 
Exhibit Index 

 
1. Authorization  

2. Deed/RTI 

3. Tax Map 

4. FEMA Floodplain Map 

5. Project Narrative 

6. Construction Plan 

7. Erosion Control Plan 

8. Replanting Plan 

9. US Army Corps of Engineers Approval 
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Michael Morse 

Principal 

Senior Environmental Consultant  

MMorse@ArchipelagoNA.com 

 

1 Dana Street 

Portland, Maine 04101 

(207) 558-0102 

 
Project Narrative 
 
The shoreline stabilization project located on Mussel Cove Beach in Falmouth, Maine is 
proposed to stabilize the existing unstable bluff and to minimize future shoreline erosion. The 
project site is located on Mussel Cove Association (hereafter “MCA”) property (Map U09, Lot 
33) which is seaward of property owned by Alex Mazurenko at 32 Edgewater Road (Map U09, 
Lot 32), a right of way access area owned by the Mussel Cove Association, and property owned 
by Elizabeth Timm at 2 Laurel Lane (Map U09, Lot 34). Mussel Cove Association provides 
deeded access to the beach to seven residential lots adjacent to the beach, including the 
Mazurenko and Timm lots.  
 
The project proposes to install riprap across approximately 200 linear feet of shoreline to 
provide shoreline stabilization where erosion is undermining the stability of the embankment. 
The shoreline consists of a steep approximately 25-30’ tall embankment vegetated with a mix 
of herbaceous and woody vegetation. The toe of the embankment is actively eroding with 
exposed soils and undercut roots. The erosion is primarily a result of wave runup and storm 
surge during abnormally significant storm events, such as was experienced in January 2024. The 
proposed riprap stabilization is intended to allow the parcel to maintain its existing upland and 
to preserve the steep vegetated slope between the existing dwellings and the beach area.  
 
Approximately 3038 sf of riprap stabilization is proposed, 1355 sf of which will be located below 
the highest annual tide (HAT) line. Riprap will function to reduce the potential for further slope 
failure into the adjacent coastal wetland without disturbing or otherwise destabilizing the slope 
above the toe area and will not extend further than necessary into the natural resource. The 
proposed riprap stabilization will start at the existing bottom of bank. From the top of the 
proposed riprap, the slope will be graded at a 2 horizontal to 1 vertical (2:1) slope. This slope, 
along with a large base of rock material should ensure a stable slope for many years.  
 
For added protection against erosion, coir fiber logs are proposed to be installed parallel with 
the shoreline every 4-feet on center between the riprap transition area and the existing slope. 
Earth anchors are proposed to secure the coir logs during storm surges and wave action. 
Proposed revegetation in this area will include replanting of existing vegetation to the greatest 
extent practicable. New vegetation will be salt tolerant and consist of varieties with deep roots 
to help ensure plantings remain in place. Replanting in the area behind the riprap will blend 
with the existing vegetation along the slope to help stabilize the upland area above the activity 
site.  
 
This project will be constructed in concert with the shoreline stabilization improvements of the 
northerly abutters at 31 and 33 Old Mill Road, whose stabilization projects have received Town 

Law   •   Science   •   Policy 

 

2026.04.07 Planning Board - PACKET - (Page 72 of 238) Page 13 of 25 General Attachment: Shoreland Application Binder_MCA.pdf (Page 13 of 25)



General Attachment: Shoreland Application Binder_MCA.pdf

approval, blending harmoniously with the existing shoreland landscape and will minimize the 
effect of wave and tidal action on the stabilization effort. The larger riprap will not easily be 
shifted due to natural wave and tidal action ensuring the stabilization of the eroded area for the 
foreseeable future. The proposed slope should dissipate scour forces due to the tidal flows in 
the cove and hold up the existing property from further slumping and any potential impacts to 
the structure on site. 
 
Equipment and construction material access to the site will be from the upland, the existing 
MCA access stairway will be removed during construction and reinstalled once the project is 
complete. Equipment will operate on construction mats to avoid permanent impacts to the 
coastal wetland. No trees are proposed for removal as part of this project.   
 
An Individual Natural Resource Protection Act permit application (or NRPA permit) is currently 
pending review by the MDEP and approval is expected at any time. An Army Corps of Engineers 
permit approval was issued April 2025.   
 
This project is designed to meet standards identified in Division II-19-7 Shoreland Zoning, 
Section 19-87 through 19-116 as applicable to this project. This project will result in 
approximately 48 cubic yards of fill within the shoreline area through the placement of riprap.  
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Construction Plan 
 
Construction for the proposed shoreline stabilization will make every effort to minimize and 
avoid disturbance wherever possible. A DEP certified erosion control contractor will 
conduct the work on site for the proposed stabilization. The contractor will operate from 
the upland area to the maximum extent practicable. 
 
Equipment and materials access to the site will be from the upland, the existing MCA 
access stairway will be removed during construction and reinstalled once the project is 
complete. To minimize construction impacts, temporary crane mats will be utilized to 
minimize disturbance to coastal wetlands and salt marsh vegetation and will be placed as 
close to the project site as possible. 
 
Construction will only occur when equipment and construction mats are not located in 
standing water.  Riprap construction will not occur during times of astronomical high tide 
within the construction period, or when significant wave action affects the project work 
area.  
 
The following steps are proposed for construction: 
 

1) Excavate minimal loose or poor-quality soil material from the riprap area for site 
preparation. 

2) Place gravel and small stone in voids within the embankment toe area. 
3) Apply single layer of non-woven geotextile fabric on area proposed for riprap, and 

key in fabric at top of working area. 
4) Excavate and place larger riprap keystones at base of geotextile treated slope area. 
5) Place remaining riprap stone on remainder of geotextile treated slope area above 

keystones. 
6) Place coir fiber logs and plant vegetation 
7) Equipment and construction mats will be removed from the site. 
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Erosion Control Plan 
 
Sedimentation and erosion control for this project is based upon sound conservation 
practices and adheres to the standards detailed in the Maine Erosion and Sedimentation 
Control Handbook for Construction: Best Management Practices by the Cumberland 
County Soil and Water Conservation District and the Maine Department of Environmental 
Protection dated March 2015. The contractor shall make himself familiar with the 
aforementioned publication and comply with the practices presented therein.  
 
The contractor shall take measures to prevent unreasonable erosion of soil or sediment 
beyond the project site or into a protected natural resource as defined in 38 M.R.S. §480-B. 
Erosion control measures must remain in place and functional until the site is permanently 
stabilized. Adequate and timely temporary and permanent stabilization measures must be 
taken 
 
Project construction is intended to reduce or eliminate an existing soil erosion condition.  
Construction will be compartmentalized into daily segments, meaning that only the area 
intended for final construction within a day will be disturbed with equipment. Whereas 
construction will not occur during astronomical high tides, during times of significant wave 
action, or during other adverse conditions that could result in soil erosion, soil erosion is 
not anticipated as a result of the proposed construction.  
 
A silt fence or other suitable erosion control BMP will be installed below the construction 
site and will be maintained according to specifications. Any accumulated silt or sediment 
will be carefully removed when necessary, and the device will be inspected throughout the 
duration of the project to ensure that it will continue to function properly.  
 
Permanent stabilization of the adjacent slope will be accomplished by the placement of 
vegetation and erosion control mulch over disturbed soils after installation of riprap is 
complete. If the project is not completed until very late fall and vegetation is not available 
or cannot be planted, all bare soils will be treated with erosion control mulch and final 
planting will take place when conditions permit the following spring. 
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Michael Morse 

Principal 

Senior Environmental Consultant  

MMorse@ArchipelagoNA.com 

 

1 Dana Street 

Portland, Maine 04101 

(207) 558-0102 

Replanting Plan For: 
Mussel Cove Association 

Falmouth, Maine 
 

1. The following list of native shrubs are proposed to be planted.  Plants may be substituted using 
other similar native species: 
 
Bayberry (Myrica pensylvanica) 
Seaside Goldenrod (Solidago sempervirens) 
Virginia Rose (Rosa virginiana) 
Sweet Fern (Comptonia peregrina) 
Common Juniper (Juniperus communis) 
 

2. Shrub plantings should be no closer than 3 feet on center to allow ample area for growth. 
 

3. A 2” minimum application of mulch will occur for all remaining areas of exposed soils. 
 

4. Implementation of this planting plan should occur upon completion of riprap structure 
construction and final grading except when completed during winter conditions.  If construction 
and final grading are completed during winter conditions, the area will be treated with 2” of 
erosion control mulch and planting will occur the following spring.  

 
5. If soil conditions require application of soil amendments to accommodate the plantings, the 

installation contractor may incorporate such amendments provided that there is minimal risk of 
the amendments entering into the adjacent coastal wetland. 
 

Law   •   Science   •   Policy 
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DEPARTMENT OF THE ARMY 
U.S. ARMY CORPS OF ENGINEERS, MAINE PROJECT DISTRICT 

MAINE PROJECT OFFICE 
442 CIVIC CENTER DRIVE SUITE 350 

AUGUSTA  MAINE 04330 

April 10, 2025 

Regulatory Division 
Maine Section 

Kyle Glover 
Mussel Cove Association 
14 Old Mill Road 
Falmouth, Maine 04105 
Via Email: kyle.jame.glover@gmail.com 

Dear Mr. Glover: 

 This letter is in response to the application you submitted to the U.S. Army Corps of 
Engineers (USACE), Maine Project District for a Department of the Army general permit 
verification.  We have assigned this project file number NAE-2025-00111, which you 
should reference in all correspondence with this office.  

 Our understanding is the project includes the discharge of fill material consisting of 
48 cubic yards of 2-4 FT angular interlocking boulders into approximately 1355 SF of 
intertidal area below the High Tide Line of Mussel Cove to facilitate shoreline 
stabilization. The project will occur along approximately 197 LF of shoreline, between 32 
Edgewater Road and 2 Laurel Lane, in the Town of Falmouth, Maine. Temporary 
access will be provided by construction matting placed into approximately 1800 SF of 
intertidal wetlands.  The project will be constructed as shown on plans entitled 
"Proposed Bank Stabilization" on 16 sheets dated "October 18, 2024".   

 Based on the information you have provided, we verify that the activity is authorized 
under General Permit 07- Bank Stabilization of the October 14, 2025, federal permit 
known as the Maine General Permits (GPs).  If the extent of the project area and/or 
nature of the authorized impacts to waters are modified, a revised application must be 
submitted to this office for written approval before work is initiated.  You can find a copy 
of these permits at: https://www.nae.usace.army.mil/Missions/Regulatory/State-
General-Permits/   

 Any deviation from the terms and conditions of the permit, or your submitted plans, 
may subject the permittee to the enforcement provisions of our regulations.  Therefore, 
in the event changes to this project are contemplated, it is recommended you 
coordinate with this office prior to proceeding with the work.  This office must approve 
any changes before you undertake them.  You must perform this work in compliance 
with the terms and conditions of the GPs listed above, and also in compliance with the 
following special conditions: 
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Project Specific Special Conditions: 
 

1. The permittee shall complete and return the enclosed Work-Start Notification 
Form to this office at least two weeks prior to the anticipated construction start date. 
 

2. The permittee shall complete and return the enclosed Completion Certification 
Form to this office at least one month following the completion of the authorized work. 
 

3. You must maintain the activity herein in good condition and in conformance with 
the terms and conditions of this authorization.  You are not relieved of this requirement if 
you abandon the permitted activity, although you may make a good faith transfer to a 
third party in compliance with a general condition of these GPs.  Should you wish to 
cease to maintain the authorized activities, or should you desire to abandon it without a 
good faith transfer, you must obtain a modification of this authorization from this office, 
which may require restoration of the area. 
 

4. All construction shall be completed in accordance with the limits of construction 
and construction sequences detailed on the enclosed plan drawings, titled “Proposed 
Bank stabilization,” on a total of 16 sheets, and dated “October 18, 2024”.  If you 
change the plans or construction methods for work within or adjacent to the Mussel 
Cove, please contact us immediately to discuss modification of this authorization.  
USACE must approve any changes before you undertake them. 

 
5. Compensatory mitigation shall consist of purchasing 0.062 In-Lieu-Fee (ILF) 

credits from the Maine Natural Resource Conservation Fund. The current cost to 
purchase these credits can be found at the following Maine DEP 
webpage:  https://www.maine.gov/dep/land/nrpa/ILF_and_NRCP/ILF/fs-in-lieu-
fee.pdf.  The in-lieu fee amount is subject to change yearly and the exact cost is 
dependent on the date of purchase. The permittee must send a cashier’s check or bank 
draft for the credit amount, as calculated on the enclosed “In Lieu Fee (ILF) Project 
Impact Worksheet” to: ME DEP, Attn: ILF Program Administrator, State House Station 
17, Augusta, ME 04333. The “In Lieu Fee (ILF) Project Impact Worksheet” shall also be 
sent in with payment. The check must include the Corps file number NAE-2025-00111 
and the statement: “For ILF account only”.  No impacts authorized by this permit 
shall begin until ILF credits are purchased and the Corps receives a copy of the 
letter from the Maine Department of Environmental Protection (ME DEP) to the 
permittee stating that the ME DEP has received the check and accepts responsibility for 
mitigation. 
  

6. All work shall be conducted “in-the-dry” during low tide cycles to avoid and 
minimize adverse effects to listed species.  
 
 This verification is valid until October 14, 2025.  You must commence or be under 
contract to commence the work authorized herein by October 14, 2025 and complete 
the work by October 14, 2026 (ONE YEAR AFTER VERIFICATION EXPIRATION).  If 
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not, you must contact this office to determine the need for further authorization before 
beginning or continuing the activity.  It is recommended that you contact this office 
before this authorization expires to discuss if permit reissuance is a possibility. 
 
 This GP verification and any associated authorizations does not preclude the 
necessity to obtain any other federal, state, or local permits, licenses, and/or 
certifications, which may be required.  
 
 If you have any questions related to this verification or have issues accessing 
documents referenced in this letter, please contact Jeremy Lessard, PWS., Project 
Manager at 978-318-8789, or by email at Jeremy.s.lessard@usace.army.mil.  This 
agency continually strives to improve our customer service.  To better serve you, please 
complete the Customer Service Survey located at: 
https://regulatory.ops.usace.army.mil/customer-service-survey/.  
    

Sincerely, 

 
Peter Olmstead 
Chief, Maine Section 
Regulatory Division 
 

Enclosures 
 
Cc (w/enclosures): 
Mike Morse, Archipelago (via mmorse@archipelagona.com) 
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Town of Falmouth        
Public Works Department      

101 Woods Road 

Falmouth, ME 04105 

     

Date:   March 26, 2026 

To:  Nicholas King, Land Use Planner 

From:  Justin Early, Assistant Director of Public Works/Town Engineer 

Re:  Planning Board Review: Old Mill Road/Mussel Cove Association Shoreland Zone Review  

 

 

Public Works reviewed the subject application and have the following comments: 

 

1. We suggest that the applicant provides evidence of consent from the Maine Department of 

Environmental Protection as a condition of approval for this project.  
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March 19, 2026 
 
Lisa, 
 
March 10, 2026 Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
1 Congressional Drive- Golf Traditions Inc- No comments at this time. 
  
Old Mill Road- Mussel Cove Association- No comments at this time. 
 
Clapboard Island- Tim Forrester representing Clapboard Island Family LLC- No comments at this time. 
 
24 Town Landing Road- Phillip & Cynthia Therrin- No comments at this time. 
 
5 Ellrose Lane- Eric & Shannon Johannessen- No comments at this time. 
 
422 US Route 1- NDVH Maine Realty LLC- No comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 

Jay S. Hallett 

 

Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 
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The following attachment is not a PDF, so a link to the native file format is being provided instead:

Old Mill Rd Abutter List.xlsx (LINK)
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Planning Office Review Notes for Planning Board Meeting of April 7, 2026 
 

Site Address:  Old Mill Road- Mussel Cove 
Agent: Mike Morse 
Property Owner/Applicant: Mussel Cove 
Association   

Map/Lot #:  U09-33 
Zoning District(s):  
RA 

 
Project Summary 
 
This project involves stabilizing a section of the eroding shoreline on the property owned by the Mussel 

Cove Association. The existing bluff—about 25–30 feet tall—is experiencing active erosion at its base due 

to wave action and storm events, threatening slope stability and adjacent upland areas. 

To address this, the project proposes installing riprap along the toe of the slope, covering about 3,038 

square feet (with a portion below the HAT line), to prevent further erosion and slope failure. The design 

includes grading the slope to a stable 2:1 configuration, adding coir fiber logs for additional erosion 

control, and revegetating the disturbed area with salt-tolerant, deep-rooted plants to reinforce long-term 

stability. 

Construction will be accessed from the upland using temporary measures to minimize environmental 

impacts, with no tree removal proposed. The project is coordinated with similar nearby shoreline 

stabilization efforts and is designed to meet local shoreland zoning standards. State permitting is in 

progress, and federal approval has already been obtained. 

 This application has not received a DEP permit as of time of filing, but staff suggest a condition of 

approval to require all outside agency permits to be received prior to commencement of site work. 

Applicable Ordinance Section: 

• Section 19-10 Residential A District (RC) 

• Div. II-19-1-7 Shoreland Zoning (Limited Residential) 

Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 
 

Proposed Conditions of approval: 

1. The development is to be constructed in accordance with the plans, maps, diagrams, specifications, 
textual submissions, and testimony presented by the applicant and approved by the Board. 

2. Prior to commencement of site work and construction: 

a. The applicant shall pay the $200 Shoreland Zone inspection fee.  
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b. The applicant shall obtain a signed copy of the final approved plan set from the Planning 
Office.  

c. Applicant shall provide evidence that all outside agency permits required for the 

project have been met. 
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Clapboard Island - Pier Improvements Plan
Falmouth, Maine
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February 25, 2026
N O R T H

Sheet 1 of 3PLAN VIEW: EXISTING CONDITIONS
SCALE: 1" = 20'-0"

PLAN VIEW: NEW PIER, RAMP & FLOATS
SCALE: 1" = 20'-0"

CONSULTANTS;

SURVEYOR:
LITTLE RIVER LAND SURVEYING, INC.
16 CATTAIL LANE, LISBON, ME 04250

Record Owner: Clapboard Island Holdings, L.L.C

2026.04.07 Planning Board - PACKET - (Page 90 of 238) Page 1 of 3 General Attachment: Clapboard_Plan Set 24x36.pdf (Page 1 of 3)



General Attachment: Clapboard_Plan Set 24x36.pdf

189.46' OVERALL EXISTING PIER LENGTH

CRIB A
CRIB B

CRIB C

PIER END CRIB

H.A.T. LINE 6.7

M.L.W. LINE -4.91
EXISTING
GRADE

T.O. CRIB
EL. = 11.9

T.O. CRIB
EL. = 11.1

T.O. CRIB
EL. = 11.6

T.O. CRIB
EL. = 11.4

T.O. CRIB
EL. = 7.5 (DECK @ 8.3 +/-)

T.O. STONE
EL. = 11.2

0

5

10

15

20

-5

-10

-15

0 
+ 

00

0 
+ 

50

1 
+ 

00

1 
+ 

50

2 
+ 

00

2 
+ 

50

3 
+ 

00

3 
+ 

25

PIER SURFACE VARIES 13.0 TO 13.3
(12.8 @ SHORE)

M.H.W. LINE 4.21

BOTTOM @ -11.5 +/-

11
'-7

"

HARBOR QUEEN UPPER
DECK @ HIGH TIDE.
EL. = 15.8 +/-

1 
+ 

59
.4

BE
N

D

192.50' OVERALL PROPOSED PIER LENGTH

CRIB A
CRIB B

CRIB C

CRIB D

PIER END CRIB

H.A.T. LINE 6.7

M.L.W. LINE -4.91
EXISTING
GRADE

NEW PILINGS (2) FOR FLOAT
SYSTEM. REPLACE EXISTING
PILES (14) AT CRIB FACE.

CRIB C

0

5

10

15

20

-5

-10

-15

0 
+ 

00

0 
+ 

50

1 
+ 

00

1 
+ 

50

2 
+ 

00

2 
+ 

50

3 
+ 

00

3 
+ 

25

M.H.W. LINE 4.21

BOTTOM @ -11.5 +/-

HARBOR QUEEN UPPER
DECK @ HIGH TIDE.
EL. = 15.8 +/-

NEW PIER ELEVATION
AT 13.75'

1 
+ 

59
.4

BE
N

D
13.75

2 
+ 

29
.5

1 
+ 

24
.7

BE
N

D

6' X 60' ALUMINUM RAMP DESIGNED
TO SUPPORT WEIGHT LOAD OF A
UTILITY CART AND PASSENGERS.

60-FT ALUMINUM FLAGPOLE
W/ TABERNACLE.

MARINE STORAGE
BOXESBUMP-OUT

HYDRAULIC DAVIT AT END OF
LOWER PIER DECK.

11
'-7

"

TOP OF CRIB ELEVATION WILL NEED TO BE
ADJUSTED OR 24" GLULAM BEAM TRIMMED

TO MEET TOP OF CRIB.
NEW PIER EL. = 13.75

PIER STRUCTURE = - 2.17 FT
BOTTOM OF STRUCTURE @ EL. = 11.58' +/-

TOP OF CRIB @ EL. = 11.9
DIFFERENCE IS : 3  34 "

PILE SUPPORTED PIER
SIDE EXPANSION.

SEE DETAIL.

BASE FLOOD ELEVATION
B.F.E. = VE 14

BASE FLOOD ELEVATION
B.F.E. = VE 14

GRANITE SLAB APRON

12" CONCRETE SLAB

Clapboard Island - Pier Elevations
Falmouth, Maine

20'

S C A L E: 1" = 10'

5'0 10'

February 25, 2026

Sheet 2 of 3
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SCALE: 1" = 10'-0"

PROPOSED PIER ELEVATION
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CONSULTANTS;

SURVEYOR:
LITTLE RIVER LAND SURVEYING, INC.
16 CATTAIL LANE, LISBON, ME 04250

Record Owner: Clapboard Island Holdings, L.L.C
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CONSULTANTS;

SURVEYOR:
LITTLE RIVER LAND SURVEYING, INC.
16 CATTAIL LANE, LISBON, ME 04250

Record Owner: Clapboard Island Holdings, L.L.C
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FLYCATCHER, LLC | 106 LAFAYETTE STREET, SUITE 2A | YARMOUTH, ME | 04096 

March 6, 2026 

Ms. Lisa Sangillo 
Town of Falmouth  
271 Falmouth Road  
Falmouth, ME 04105 

RE: Shoreland Zoning Permit Application and Request for Hearing Application on behalf of Clapboard 
Island Family LLC for a proposed dock modification located on Clapboard Island, Falmouth, ME. 

Dear Ms. Sangillo, 

On behalf of Clapboard Island Family LLC (Applicant), Flycatcher, LLC (Flycatcher) requests the Town of 
Falmouth’s Planning Board consider a Shoreland Zoning Permit application for the modification of a dock 
on Clapboard Island. The proposed dock modification will consist of replacing and elevating the pier 
stringers and decking, replacing and relocating a ramp, and adding additional floats. The dock will provide 
additional docking space and safer access along the float within Casco Bay. Flycatcher has reviewed the 
Town of Falmouth’s Code of Ordinance and believes the project is in compliance with those standards. 
Please review the attached information demonstrating compliance with the applicable sections of the 
ordinance. The Applicant submitted a Natural Resources Protection Act (NRPA) permit application to the 
Maine Department of Environmental Protection (MDEP), and a Pre-Construction Notification request to 
the U.S. Army Corps of Engineers (ACOE). Those approvals are attached.   

Thank you in advance for your consideration of this Application. If you require any additional information 
or clarifications, please feel free to contact me at 207-837-2199 or by email at tim@flycatcherllc.com.  

Respectfully submitted, 

Tim Forrester 
Director, Coastal Resources 
Lower Falls Landing, 106 Lafayette Street, Suite 2A 
Yarmouth, Maine 04096 
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SHORELAND ZONE PERMIT APPLICATION 
Town of Falmouth - Code Enforcement Office 

Phone – 207-699-5310 

Permit # __________  Check #_________ & _________ Deposit __________   Int_____ 

Map/Lot __________  Zone__________      Fee  __________ 

Received __________ Issued__________  Total  __________  Int_____ 

Location of Work  ___________________________________________________________________ 

 Property Owner Information      

Name __Clapboard Island Family LLC_

Address  __6726 Lakewood Blvd, Dallas, TX, 75214_ 

Phone _214-882-4180

Email _cdeniger@orep.com

 Contractor Information 

Name _Custom Float Services

Address _ 11 Wallace Avenue, South Portland, ME

Phone _

Email _

Signature Upon Submittal _see authorization letter______Date ________ License # _______________  Int _____

Application Information  (Please check all that apply) 

Project: Construction____ Tree cutting/pruning ____ Bank stabilization ____ Septic system ____  Other ___x_

Description __The Applicant proposes to modify an existing dock._

The following items are required upon submittal (Application will not be accepted if all applicable items are not present) 

_____x____ Plot plan showing the location of the work, setback from High Annual Tide (HAT) line, erosion control method
and location, etc. 

_____x____ Calculations: Expansions of structures, tree cutting, alterations to vegetation, etc.
_____x____ Permits required from other agencies such as Department of Environmental Protection, Army Corp of Engineers,

etc. 
(Please review attached documents for additional Shoreland Zone regulations) 

(Please read below. The permit is not considered issued until the signed and dated below by the applicant.) 

Periodic Inspections are required. We do not perform inspections that have been setup on the same day and all inspections are 

subject to the availability of the Code Officer. Failure to schedule appropriate inspections may result in an immediate Stop Work 

order being placed on the project as well as possible fines. Please be aware that there may be other requirements such as 

approvals and conditions from the Planning Board, Zoning Board, or other departments that may apply to this project. The issuance 

of this permit does not supersede those requirements. 

On this date_3/6/2026_, I __Tim Forrester______________have read and understand the above statement.

Permit Conditions: 

Signature of Code Enforcement Officer ______________________________________ Date ___________________ 
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Amended March 22, 2021 

FALMOUTH PLANNING BOARD REQUEST FOR HEARING 

IN ADDITION TO THE SPECIFIED REVIEW FEES, APPLICATIONS SHALL BE ACCOMPANIED BY A  

$125.00 FEE TO COVER THE COST OF NOTIFICATIONS AND PUBLISHING. 

Name of Applicant: __Tim Forrester_________________________ Phone# _207-837-2199
Fax: _____________ E-Mail: _tim@flycatcherllc.com____ Alt. Phone # ________________

Full Address: _106 Lafayette Street, Suite 2A, Yarmouth, ME 04096______________________________ 

Address of Property to be Developed: (if different) _Clapboard Island, Falmouth, ME 04105___

Map: __R01________ Lot: __94_________ Zone: _Farm & Forest (F)_

Property Owner (if other): _Clapboard Island Family LLC________________________________

Full Address: _6726 Lakewood Blvd, Dallas TX, 75214_____________Phone: _214-882-4180_

The undersigned requests that the Falmouth Planning Board consider the following application for: 

______ Pre-application Sketch Plan Review 

______ Minor Subdivision  

______ Private Way 

______ Sign Permit 

______ Major Subdivision 

______ Site Plan Review

__x__ Shoreland Zone Permit

______ Contract Zoning 

______ Fill Permit 

______ Other (specify) __________________________________________________________ 

Notes to the Applicant: 
1. A short description of the project must be attached to this form.  This application must be filed at the Town Hall

no later than twenty-eight (28) days prior to the regular meeting of the Board (1st Tuesday monthly).

Applications shall be accompanied by all application fees and materials required by the applicable ordinance(s),

checklists and fee schedule.

2. All applications shall include all materials and copies as specified on the submittal requirements form.

3. All materials in color shall be copied in color.

Application Authorization 
I hereby make application to the Town of Falmouth for the above-referenced property(ies) and the development as 

described.  To the best of my knowledge, the information provided herein is accurate and is in accordance with the 

Zoning and Subdivision Ordinances of the Town, except where waivers are requested.  The Town of Falmouth 

Planning Board and/or town employees are authorized to enter the property(ies) for purposes of reviewing this 

proposal and for inspecting improvements as a result of an approval of this proposal.  I understand that I am 

responsible for appearing, or having someone appear on my behalf, at all meetings before the Planning Board. 

Unless the applicant has submitted notice to the Community Development Department as part of the initial and any 

subsequent submittals, no alteration of site conditions, including the existing landscape, structures and buildings, 

shall occur between the date of application submittal and the date the application has received final sign off from 

staff after Planning Board approval. 

Date: _3/6/2026____Signed:   

Printed name:   Tim Forrester
Please identify yourself (check one): Agent*  Property Owner  

*(If you are an agent, written authorization from the property owner must be attached to this form.) 

x
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Project Description 

Introduction and Project Purpose.  

The Applicant owns a 22-acre parcel of land located on Clapboard Island and adjacent to Casco Bay 

in the Town of Falmouth, Maine (see location map). The site is developed with residential 

structures and associated development, including an existing dock that consists of a pier, ramp, 

and floats (see project plans for existing conditions). At this time, the Applicant’s existing floats do 

not provide adequate space for the Applicant’s watercraft to access Casco Bay. It was found that 

replacing and elevating the pier stringers and decking, replacing and relocating a ramp, and adding 

additional floats to the existing dock would provide adequate space and make the dock safer for 

the Applicant’s watercraft and provide safe access for larger boats. Flycatcher investigated the site 

and the surrounding area to determine the feasibility of accessing the resource and modifying a 

dock that will accommodate the Applicant’s project purpose and meet project goals while avoiding 

and minimizing impacts to the environment. Based on the Applicant’s needs, the existing 

conditions of the site, and the outcome of our investigations, the following design criteria have 

been determined. 

Project Description. 

The Applicant proposes to modify an existing dock by replacing and elevating the pier stringers and 

decking, replacing and relocating a ramp, and adding additional floats. The proposed direct impacts 

to the coastal wetland as a result of the modifications can be found in Table 1 of the project plans. 

The float will be secured with pilings adjacent to the pier. The floats will not bottom out during 

low-tide. During the off-season, the seasonal floats will be hauled off-site and stored in an upland 

location at a local marine facility. The construction of the proposed dock does not require 

additional upland development or trees to be removed.  
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Land Use Standards 
Exhibit 2.0: Ordinance Review Standards 
Div. II-19-1-7. Shoreland Zoning 
Sec. 19-94 Permits Issued by Planning Board 

a. will not result in unsafe and unhealthful conditions;
The shoreline consists of vegetation that extends to exposed ledge and rockweed ledge and it is difficult to
traverse, particularly with watercraft. The proposed dock modifications will provide safer water dependent
access to the coastal resource.

b. will not result in water pollution, erosion, or sedimentation to surface waters;
The site will be accessed via watercraft and all materials and equipment for construction of the dock will be
delivered via barge. Any chromated copper arsenate (CCA) lumber used for the construction of the dock will
be cured on dry land for 21 days prior to the start of construction. The existing pier stringers and decking
will be removed and the cribs will remain. New stringers, decking and handrails will be installed, as well as
the cantilevered bump-out for the new ramp. All pilings will be installed via barge with a vibratory hammer.
Floats and ramps will be installed once the pier is rebuilt. No soil disturbance is expected. No trees or
vegetation will be removed. No impacts to surface water are proposed.

c. will adequately provide for the disposal of all wastewater;
The project does not propose to modify the existing wastewater system.

d. will not have an adverse impact on spawning grounds, fish, aquatic life, bird or other wildlife habitat;
The proposed length and width of the additional floats will provide more stability, is contestant with the
existing floats, and would provide enough space for larger boats to safely land and tie up at the dock. The
proposed structures will not result in an adverse impact on the wildlife resources at the project site. As part
of the DEP and ACOE review, the project was reviewed by the National Marine Fisheries Service (NMFS),
Environmental Protection Agency (EPA), the US Fish and Wildlife Service (USFWS), the Maine Department
of Inland Fisheries and Wildlife (MDIFW) and the Department of Marine Resources (DMR). The Applicant
has agreed to their recommendations to minimize the potential for impacts to these resources.

e. will conserve shore cover and visual, as well as actual, points of access to inland and coastal waters;
The proposed structures do not require the removal of trees over 3” dhb to be removed. The proposed dock
is not located near a point of access to coastal waters.

f. will protect archaeological and historic resources as designated in the Comprehensive Plan;
The proposed structures will not impact archaeological and historic resources. A notice of the project was
submitted to the Maine Historic Preservation Commission (MHPC) and the Historic Preservation Officers of
the seven (7) Indian Tribes and none of these resources were identified at the project site. A copy of the
MHPC sign-off is included in the attached application materials.

g. will avoid problems associated with flood plain development and use; and
The proposed pier modifications include raising the pier elevation and will be a minimum of three (3) feet
above the Highest Annual Tide line and will be pinned to ledge. No impacts to flood plain development are
proposed.

h. is in conformance with the Land Use Standards of Div. II-19-1-7.
The proposed structures are in conformance with these standards as outlined below.
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Sec. 19-107 Piers, Docks, Wharfs, Bridges and Other Structures and Uses Extending Over or Below the 
Normal High Water Line of a Water Body or Within a Wetland 

a. Access from shore shall be developed on soils appropriate for such use and constructed so as to control 
erosion. 
The dock modification will begin in the upland and will be located over exposed ledge, and rockweed ledge. 
All pilings will be installed via barge with a vibratory hammer and will not result in disturbance to the 
substrates outside of the dock. New stringers, decking and handrails will be installed, as well as the 
cantilevered bump-out for the new ramp. The ramp and float will be set in place once the pier is constructed. 
In general, there will be minimal soil disturbance for the proposed structures and the Applicant does not 
anticipate any cause of erosion or sedimentation. 

b. The location shall not interfere with existing developed or natural beach areas. 
There are no existing developed or natural beach areas at the site of the proposed project. 

c. The facility shall be located so as to minimize adverse effects on fisheries. 
The dock will have minimal impacts to the coastal wetland and associated fisheries and has been reviewed 
by the agencies listed in (d) above and there were no fisheries concerns identified. The pier modifications 
will include elevating a minimum of three (3) feet above the Highest Annual Tide (HAT). Further, the seasonal 
floats will be removed in the off season.  

d. The facility shall be no larger in dimension than necessary to carry on the activity and be consistent 
with existing conditions, use, and character of the area. A temporary pier, dock or wharf in non-tidal 
waters shall not be wider than six feet for non-commercial uses. 
The proposed length and width of the additional floats will provide more stability, is contestant with the 
existing floats, and would provide enough space for larger boats to safely land and tie up at the dock. In 
addition, the surrounding area contains numerous piers, ramps, and floats. 

e. No new structure shall be built on, over or abutting a pier, wharf, dock or other structure extending 
beyond the normal high water line of a water body or within a wetland unless the structure requires 
direct access to the water body or wetland as an operational necessity. 
The proposed pier is a water dependent structure. No additional structures will be built on the pier. 

f. New permanent piers and docks on non-tidal waters shall not be permitted unless it is clearly 
demonstrated to the Planning Board that a temporary pier or dock is not feasible, and a permit has been 
obtained from the Department of Environmental Protection, pursuant to the Natural Resources 
Protection Act. 
N/A 

g. No existing structures built on, over or abutting a pier, dock, wharf or other structure extending beyond 
the normal high water line of a water body or within a wetland shall be converted to residential dwelling 
units in any district. 
N/A 

NOTE: New permanent structures, and expansions thereof, projecting into or over water bodies shall 
require a permit from the Department of Environmental Protection pursuant to the Natural Resources 
Protection Act, Title 38 M.R.S.A., Section 480 C.  
Copies of the DEP and ACOE permits are included in the attached application materials. 

2026.04.07 Planning Board - PACKET - (Page 99 of 238) Page 7 of 33 General Attachment: Clapboard_Town Application_Final.pdf (Page 7 of 33)



General Attachment: Clapboard_Town Application_Final.pdf

Construction Plan 
The site will be accessed via watercraft and all materials and equipment for construction of the 

dock will be delivered via barge. Any chromated copper arsenate (CCA) lumber used for the 

construction of the dock will be cured on dry land for 21 days prior to the start of construction. 

The existing pier will be removed and the cribs will remain. New stringers, decking and handrails 

will be installed, as well as the cantilevered bump-out for the new ramp. All pilings will be installed 

via barge with a vibratory hammer. Floats and ramps will be installed once the pier is rebuilt. No 

soil disturbance is expected. No trees or vegetation will be removed. 
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Erosion Control Plan 

The project involves minimal excavation and/or earthmoving, and all work will be conducted at 

low tide. Given that minimal sedimentation if any, will occur and no heavy equipment will operate 

in the coastal wetland for the construction of the dock, no formal measures are proposed to 

control erosion or sedimentation. However, if there are any areas of soil disturbance at the 

completion of construction, the area will be stabilized with vegetation and mulch in accordance 

with the Department’s permanent soil stabilization BMPs published in the most recent version of 

the Maine Erosion and Sediment Control BMPs manual. 
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Photographs 

The following photographs are taken from the site of the project and represent the existing 
conditions of the project located on Clapboard Island in the Town of Falmouth, Maine. All 
photographs were taken on November 20, 2024, by Tim Forrester of Flycatcher, LLC unless 
otherwise noted. 

Photograph One. Aerial View of Project Site. Red arrow indicates approximate location of project. Source: 
Google Earth. Date: 2025. 

Photograph Two. View of lower intertidal zone from existing pier. 
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Photograph Three. View of existing pier and granite cribs from existing floats. 

Photograph Four. Additional view of existing pier and granite cribs and pier from existing floats. 
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Photograph Five. View of existing ramp that will be replaced and relocated. 

Photograph Six. Additional view of existing ramp that will be replaced and relocated. 
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Photograph Seven. View of pilings at end of existing pier. 

Photograph Eight. View of exisitng stairs at end of pier. 
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Photograph Nine. View of stairs at end of existing pier. Provides limited access for large boats and has 
safety concerns.
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Location Map  
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PROJECT LOCATION
CLAPBOARD ISLAND SOUTH

FALMOUTH, MAINE

KES

2025

DRAWN BY:

CHECKED BY:

MONTH:

YEAR:

PROJ. NO.:

CLIENT: CLAPBOARD ISLAND

C23A-038

OCTOBER

TAF

PROJECT
LOCATION

43.715464, -70.194031

N
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Deed and Tax Information 
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STATE OF MAINE
DEPARTMENT OF ENVIRONMENTAL PROTECTION

17 STATE HOUSE STATION AUGUSTA, MAINE 04333-0017

DEPARTMENT ORDER

IN THE MATTER OF

CLAPBOARD ISLAND FAMILY LLC ) NATURAL RESOURCES PROTECTION ACT
FALMOUTH, CUMBERLAND COUNTY ) COASTAL WETLAND ALTERATION
DOCK MODIFICATION ) WATER QUALITY CERTIFICATION
L-100424-001 (approval) ) FINDINGS OF FACT AND ORDER

Pursuant to the provisions of 38 M.R.S. §§ 480-A–480-KK, Section 401 of the Clean Water Act 
(33 U.S.C. § 1341), and Chapters 310 and 315 of Department rules, the Department of 
Environmental Protection (Department) has considered the application of CLAPBOARD ISLAND 
FAMILY LLC with the supportive data, agency review comments, and other related materials on 
file and FINDS THE FOLLOWING FACTS:

1. PROJECT DESCRIPTION:

A. Summary:  The applicant is applying to modify an existing residential pier by replacing 
and elevating pier stringers and decking, replacing and relocating a ramp, adding additional 
pilings and installing six seasonal floats (three 12-foot by 32-foot seasonal floats and three 
12-foot by 24-foot seasonal floats) in order to improve access for boats and provide 
additional docking space.  The project is shown on a plan entitled, ”Clapboard Island -Pier 
Improvements Plan”, prepared by Mohr & Seredin Landscape Architects and dated 
October 2, 2025.  

The proposed dock modification will result in an additional seven square feet of direct 
impacts to the coastal wetland and an additional 2,016 square feet of indirect impacts due 
to shading of the resource by seasonal floats.  The project is located on Clapboard Island 
in the town of Falmouth.

B. Current Use of the Site: The project parcel is approximately 22 acres and is identified as 
Lot 94 of Town of Falmouth Tax Map R01. The site is located on an island with several 
permanent structures and existing dock. 

2. EXISTING SCENIC, AESTHETIC, RECREATIONAL OR NAVIGATIONAL USES:

The Natural Resources Protection Act (NRPA), in 38 M.R.S. § 480-D(1), requires the 
applicant to demonstrate that the proposed project will not unreasonably interfere with 
existing scenic, aesthetic, recreational and navigational uses. 

In accordance with Chapter 315, Assessing and Mitigating Impacts to Scenic and Aesthetic 
Uses (06-096 C.M.R. ch. 315, effective June 29, 2003), the applicant submitted a copy of 
the Department's Visual Evaluation Field Survey Checklist as Appendix A to the 
application along with a description of the property and the proposed project. The applicant 
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L-100424-0001 2 of 9

also submitted several photographs of the proposed project site and surroundings, including 
an aerial photograph of the project site. 

The proposed project is located in Casco Bay, which is a scenic resource visited by the 
general public, in part, for the use, observation, enjoyment and appreciation of its natural 
and cultural visual qualities. The proposed additional floats would be fully visible to 
anyone within the vicinity of the site on water or on land. 

The applicant has minimized the visibility of the additional float from the scenic resource 
by proposing a float of similar visual impact as the existing dock. The proposed dock will 
also have minimal vertical components that could diminish the scenic view.

The Department staff utilized the Department’s Visual Impact Assessment Matrix in its 
evaluation of the proposed project and the Matrix showed an acceptable potential visual 
impact rating for the proposed project.  Based on the information submitted in the 
application and the visual impact rating, the Department determined that the location and 
scale of the proposed activity is compatible with the existing visual quality and landscape 
characteristics found within the viewshed of the scenic resource in the project area.  

The Department determined that based on the nature of the proposed project and its 
location, there are no existing recreational or navigational uses of the resource that would 
be unreasonably impacted.

3. SOIL EROSION:

The NRPA, in 38 M.R.S. § 480-D(2), requires the applicant to demonstrate that the 
proposed project will not cause unreasonable erosion of soil or sediment nor unreasonably 
inhibit the natural transfer of soil from the terrestrial to the marine or freshwater 
environment.
 
There is no proposed earth moving or similar activities that would be expected to cause 
erosion or sedimentation for this project.  

The Department finds that the activity will not cause unreasonable erosion of soil or 
sediment nor unreasonably inhibit the natural transfer of soil from the terrestrial to the 
marine or freshwater environment.

4. HABITAT CONSIDERATIONS: 

The NRPA, in 38 M.R.S. § 480-D(3), requires the applicant to demonstrate that the 
proposed project will not unreasonably harm significant wildlife habitat, freshwater 
wetland plant habitat, threatened or endangered plant habitat, aquatic or adjacent upland 
habitat, travel corridor, freshwater, estuarine or marine fisheries or other aquatic life. 
 
The project site is a modification to an existing pier located on Clapboard Island.  The 
applicant owns a 22-acre parcel on the island.
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According to the Department’s Geographic Information System (GIS) database there are 
no mapped Essential or Significant Wildlife Habitats located at the site.  

The Department of Marine Resources (DMR) reviewed the proposal and commented that 
the proposed reconfiguration of the floats may bring the pier structures closer to the 
existing eelgrass resource on the eastern side. DMR recommends pilings or other structures 
used to secure the floats be placed as far away from the mapped eelgrass bed as possible.

Maine Department of Inland Fisheries and Wildlife (MDIFW) reviewed the project and 
stated minimal impacts to wildlife are anticipated.

The Department further finds that the activity will not unreasonably harm any freshwater 
wetland plant habitat, threatened or endangered plant habitat, aquatic or adjacent upland 
habitat, travel corridor, freshwater, estuarine or marine fisheries or other aquatic life.

5. WATER QUALITY CONSIDERATIONS: 

The applicant proposes to use lumber treated with chromated copper arsenate (CCA) to 
construct the pier. To protect water quality, all CCA-treated lumber must be cured on dry 
land in a manner that exposes all surfaces to the air for 21 days prior to the start of 
construction.  

Provided that CCA-treated lumber is cured as described above, the Department finds that 
the proposed project will not violate any state water quality law, including those governing 
the classification of the State’s waters. 

6. WETLANDS AND WATERBODIES PROTECTION RULES:

The applicant proposes to directly alter 7 square feet of coastal wetland to construct the 
proposed dock modifications. Coastal wetlands are wetlands of special significance.

The Wetlands and Waterbodies Protection Rules, 06-096 C.M.R. ch. 310 (last amended 
November 11, 2018), interpret and elaborate on the Natural Resources Protection Act 
(NRPA) criteria for obtaining a permit. The rules guide the Department in its determination 
of whether a project’s impacts would be unreasonable. A proposed project would generally 
be found to be unreasonable if it would cause a loss in wetland area, functions and values 
and there is a practicable alternative to the project that would be less damaging to the 
environment. Each application for a NRPA permit that involves a coastal wetland alteration 
must provide an analysis of alternatives in order to demonstrate that a practicable 
alternative does not exist. 

A. Avoidance.  An applicant must submit an analysis of whether there is a practicable 
alternative to the project that would be less damaging to the environment and this 
analysis is considered by the Department in its assessment of the reasonableness of any 
impacts. Additionally, for activities proposed in, on, or over wetlands of special 
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significance the activity must be among the types listed in Chapter 310, § 5(A) or a 
practicable alternative less damaging to the environment is considered to exist and the 
impact is unreasonable.  A pier is a water dependent use and its proposed construction 
or modification is among the activities specifically provided for in Chapter 310, § 
5(A)(1)(c).  The applicant submitted an alternatives analysis for the proposed project 
completed by Kelly Waddle of Flycatcher LLC. The purpose of the activity is to 
increase boat accessibility by providing additional docking space to allow for adequate 
and safer space for the applicants’ watercraft and larger boats. Reducing the size of the 
proposed float would impede the stated purpose. There are no existing public or private 
dock facilities that could reasonably and cost effectively meet the applicant’s needs

B. Minimal Alteration.  In support of an application and to address the analysis of the 
reasonableness of any impacts of a proposed project, an applicant must demonstrate 
that the amount of coastal wetlands to be altered will be kept to the minimum amount 
necessary for meeting the overall purpose of the project The applicant is proposing 
minimal impacts to the coastal wetland.  The floats will not bottom out during low-tide 
and will be stored in the upland during off-season.

C. Compensation.  In accordance with Chapter 310, § 5(C)(6)(b), compensation may be 
required to achieve the goal of no net loss of coastal wetland functions and values. This 
project will not result in over 500 square feet of fill in the resource, which is the 
threshold over which compensation is generally required. Further, the proposed project 
will not have an adverse impact on marine resources or wildlife habitat as determined 
by the Department.  For these reasons, the Department determined that compensation 
is not required.

The Department finds that the applicant has avoided and minimized Casco Bay coastal 
wetland impacts to the greatest extent practicable, and that the proposed project 
represents the least environmentally damaging alternative that meets the overall 
purpose of the project.

7. OTHER CONSIDERATIONS:

The Department finds, based on the design, proposed construction methods, and location, 
the proposed project will not inhibit the natural transfer of soil from the terrestrial to the 
marine environment, will not interfere with the natural flow of any surface or subsurface 
waters, and will not cause or increase flooding. The proposed project is not located in a 
coastal sand dune system, is not a crossing of an outstanding river segment, and does not 
involve dredge spoils disposal or the transport of dredge spoils by water.

BASED on the above findings of fact, and subject to the conditions listed below, the Department 
makes the following conclusions pursuant to 38 M.R.S. §§ 480-A–480-KK and Section 401 of 
the Clean Water Act (33 U.S.C. § 1341):

A. The proposed activity will not unreasonably interfere with existing scenic, aesthetic, 
recreational, or navigational uses.
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B. The proposed activity will not cause unreasonable erosion of soil or sediment.

C. The proposed activity will not unreasonably inhibit the natural transfer of soil from the 
terrestrial to the marine or freshwater environment.

D. The proposed activity will not unreasonably harm any significant wildlife habitat, 
freshwater wetland plant habitat, threatened or endangered plant habitat, aquatic or 
adjacent upland habitat, travel corridor, freshwater, estuarine, or marine fisheries or 
other aquatic life.

E. The proposed activity will not unreasonably interfere with the natural flow of any 
surface or subsurface waters.

F. The proposed activity will not violate any state water quality law including those 
governing the classifications of the State's waters, provided that CCA treated lumber is 
cured as described in Finding 5.

G. The proposed activity will not unreasonably cause or increase the flooding of the 
alteration area or adjacent properties.

H. The proposed activity is not on or adjacent to a sand dune.

I. The proposed activity is not on an outstanding river segment as noted in 38 M.R.S. § 
480-P.

THEREFORE, the Department APPROVES the above noted application of CLAPBOARD 
ISLAND FAMILY LLC to modify and expand the residential pier system as described in Finding 
1, SUBJECT TO THE ATTACHED CONDITIONS, and all applicable standards and regulations:

1. Standard Conditions of Approval, a copy attached.

2. The applicant shall take all necessary measures to ensure that its activities or those of its 
agents do not result in measurable erosion of soil on the site during the construction of the 
project covered by this approval.

3. Severability.  The invalidity or unenforceability of any provision, or part thereof, of this 
License shall not affect the remainder of the provision or any other provisions. This License 
shall be construed and enforced in all respects as if such invalid or unenforceable provision 
or part thereof had been omitted.

4. All CCA treated lumber shall be cured on dry land in a manner that exposes all surfaces to 
the air for 21 days prior to the start of construction.
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L-100424-0001 6 of 9

THIS APPROVAL DOES NOT CONSTITUTE OR SUBSTITUTE FOR ANY OTHER 
REQUIRED STATE, FEDERAL OR LOCAL APPROVALS NOR DOES IT VERIFY 
COMPLIANCE WITH ANY APPLICABLE SHORELAND ZONING ORDINANCES.

DONE AND DATED IN AUGUSTA, MAINE, THIS 13TH DAY OF JANUARY, 2026.

DEPARTMENT OF ENVIRONMENTAL PROTECTION

BY:    
For: Melanie Loyzim, Commissioner

PLEASE NOTE THE ATTACHED SHEET FOR GUIDANCE ON APPEAL PROCEDURES.

JD/L-100424-0001
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DEPARTMENT OF THE ARMY 
U.S. ARMY CORPS OF ENGINEERS, NEW ENGLAND DISTRICT 

MAINE PROJECT OFFICE 
442 CIVIC CENTER DRIVE SUITE 350 

AUGUST MAINE 04330 

February 20, 2026 

Regulatory Division 

Clay Deniger 
Clapboard Island Family LLC 
3 Clapboard Island 
Falmouth, Maine 04105 
Via Email: cdeniger@orep.com 

Dear Mr. Deniger: 

 This letter is in response to the application you submitted to the U.S. Army Corps of 
Engineers (USACE), New England District on December 17, 2025 for a Department of 
the Army general permit verification.  We have assigned this project file number NAE-
2025-02573, which you should reference in all correspondence with this office.  

 A review of the information provided indicates the proposed work includes the 
elevating the pier stringers, replacing the decking as required, and installing a new 
series of floats to an existing pier, ramp, and float system below the mean high-water 
mark of Casco Bay, located at 3 Clapboard Island in Falmouth, Maine.  The project is 
located in Casco Bay; at 3 Clapboard Island, at Latitude 43.716740º and Longitude -
70.194080º; in Falmouth, Cumberland County, Maine.  The work is shown on the 
enclosed plans titled Clapboard Island, on 3 sheets, and dated 1/12/2026. 

 Based on the information you have provided, we verify that the activity is authorized 
under General Permit C. Structures and Moorings in Navigable Waters of the November 
10, 2025, federal permit known as the Maine General Permits (GPs).  If the extent of the 
project area and/or nature of the authorized impacts to waters are modified, a revised 
application must be submitted to this office for written approval before work is initiated.  
You can find a copy of these permits at: 
https://www.nae.usace.army.mil/Missions/Regulatory/State-General-Permits/   

 Any deviation from the terms and conditions of the permit, or your submitted plans, 
may subject the permittee to the enforcement provisions of our regulations.  Therefore, 
in the event changes to this project are contemplated, it is recommended you 
coordinate with this office prior to proceeding with the work.  This office must approve 
any changes before you undertake them.  You must perform this work in compliance 
with the terms and conditions of the GPs listed above, and also in compliance with the 
following special conditions: 
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 This verification is valid until October 31, 2030.  You must commence or be under 
contract to commence the work authorized herein by October 31, 2030 and complete 
the work by October 31, 2031 (ONE YEAR AFTER VERIFICATION EXPIRATION).  If 
not, you must contact this office to determine the need for further authorization before 
beginning or continuing the activity.  It is recommended that you contact this office 
before this authorization expires to discuss if permit reissuance is a possibility. 

 This GP verification and any associated authorizations does not preclude the 
necessity to obtain any other federal, state, or local permits, licenses, and/or 
certifications, which may be required.  

 If you have any questions related to this verification or have issues accessing 
documents referenced in this letter, please contact Jana Jacobson, Project Manager at 
207-233-2117, or by email at jana.l.jacobson@usace.army.mil.  This agency continually
strives to improve our customer service.  To better serve you, please complete the
Customer Service Survey located at: https://regulatory.ops.usace.army.mil/customer-
service-survey/.

Sincerely, 

Jon Coleman 
Team Leader 
Technical Regional Execution Center 
North Atlantic Division 

Enclosures 

Cc (w/enclosures): 
Kelly Waddle, Flycatcher LLC (via kelly@flycatcherllc.com) 

-2-
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Project Plans
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6'
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NEW PILINGS (2 TOTAL)
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TABLE1: EXISITNG AND PROPOSED IMPACTS
NAME          EXISTING PROPOSED TOTAL

CHANGE
CRIB A (UPLAND) 109.2 SF 0 SF 109.2 SF

CRIB B (INTERTIDAL) 38.65 SF 0 SF 36.65 SF

CRIB C (INTERTIDAL) 110.7 SF 0 SF 110.7 SF

CRIB D (SUBTIDAL) 211.0 SF 0 SF 211.SF

END CRIB (SUBTIDAL) 505.5 SF 0 SF 505.5 SF

PILINGS (INTERTIDAL) 0 SF (0) 2.28 SF (+3) 2.28 SF (3)

PILINGS (SUBTIDAL) 22.0 SF (29) 4.55 SF (+6) 26.55 SF (35)

PIER DECK (AREA) 1,486.5 SF 329.5 SF 1,816.0 SF

* CRIB AREA BASED ON SURVEY

* (XX), XX = NUMBER OF PILES

APPROXIMATE EDGE OF EELGRASS.
TAKEN FROM M.E.G.I.S. GIS LAYER

MaineDEP_CascoBay_Seagrass_2022

120 LF OF EROSION CONTROL
MEASURES, SILT-FENCING.

7.2'

25.0'

EELGRASS WITHIN 25 FEET OF
FLOAT. (623 SF)

78
.0

'

Clapboard Island - Pier Improvements Plan
Falmouth, Maine

40'

S C A L E: 1" = 20'

10'0 20'

February 25, 2026
N O R T H

Sheet 1 of 3PLAN VIEW: EXISTING CONDITIONS
SCALE: 1" = 20'-0"

PLAN VIEW: NEW PIER, RAMP & FLOATS
SCALE: 1" = 20'-0"

CONSULTANTS;

SURVEYOR:
LITTLE RIVER LAND SURVEYING, INC.
16 CATTAIL LANE, LISBON, ME 04250

Record Owner: Clapboard Island Holdings, L.L.C

2026.04.07 Planning Board - PACKET - (Page 123 of 238) Page 31 of 33 General Attachment: Clapboard_Town Application_Final.pdf (Page 31 of 33)



General Attachment: Clapboard_Town Application_Final.pdf

189.46' OVERALL EXISTING PIER LENGTH

CRIB A
CRIB B

CRIB C

CRIB D

PIER END CRIB

H.A.T. LINE 6.7

M.L.W. LINE -4.91
EXISTING
GRADE

T.O. CRIB
EL. = 11.9

T.O. CRIB
EL. = 11.1

T.O. CRIB
EL. = 11.6

T.O. CRIB
EL. = 11.4

T.O. CRIB
EL. = 7.5 (DECK @ 8.3 +/-)

T.O. STONE
EL. = 11.2

0

5

10

15

20

-5

-10

-15

0 
+ 

00

0 
+ 

50

1 
+ 

00

1 
+ 

50

2 
+ 

00

2 
+ 

50

3 
+ 

00

3 
+ 

25

PIER SURFACE VARIES 13.0 TO 13.3
(12.8 @ SHORE)

M.H.W. LINE 4.21

BOTTOM @ -11.5 +/-

11
'-7

"

HARBOR QUEEN UPPER
DECK @ HIGH TIDE.
EL. = 15.8 +/-

1 
+ 

59
.4

BE
N

D

192.50' OVERALL PROPOSED PIER LENGTH

CRIB A
CRIB B

CRIB C

CRIB D

PIER END CRIB

H.A.T. LINE 6.7

M.L.W. LINE -4.91
EXISTING
GRADE

NEW PILINGS (2) FOR FLOAT
SYSTEM. REPLACE EXISTING
PILES (14) AT CRIB FACE.

0

5

10

15

20

-5

-10

-15

0 
+ 

00

0 
+ 

50

1 
+ 

00

1 
+ 

50

2 
+ 

00

2 
+ 

50

3 
+ 

00

3 
+ 

25

M.H.W. LINE 4.21

BOTTOM @ -11.5 +/-

HARBOR QUEEN UPPER
DECK @ HIGH TIDE.
EL. = 15.8 +/-

NEW PIER ELEVATION
AT 13.75'

1 
+ 

59
.4

BE
N

D
13.75

2 
+ 

29
.5

1 
+ 

24
.7

BE
N

D
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TO SUPPORT WEIGHT LOAD OF A
UTILITY CART AND PASSENGERS.

60-FT ALUMINUM FLAGPOLE
W/ TABERNACLE.

MARINE STORAGE
BOXESBUMP-OUT

HYDRAULIC DAVIT AT END OF
LOWER PIER DECK.
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'-7
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TOP OF CRIB ELEVATION WILL NEED TO BE
ADJUSTED OR 24" GLULAM BEAM TRIMMED

TO MEET TOP OF CRIB.
NEW PIER EL. = 13.75

PIER STRUCTURE = - 2.17 FT
BOTTOM OF STRUCTURE @ EL. = 11.58' +/-

TOP OF CRIB @ EL. = 11.9
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PILE SUPPORTED PIER
SIDE EXPANSION.

SEE DETAIL.

BASE FLOOD ELEVATION
B.F.E. = VE 14
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GRANITE SLAB APRON

12" CONCRETE SLAB

Clapboard Island - Pier Elevations
Falmouth, Maine
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5'0 10'

February 25, 2026

Sheet 2 of 3

EXISTING PIER ELEVATION
SCALE: 1" = 10'-0"

PROPOSED PIER ELEVATION
SCALE: 1" = 10'-0"

CONSULTANTS;

SURVEYOR:
LITTLE RIVER LAND SURVEYING, INC.
16 CATTAIL LANE, LISBON, ME 04250

Record Owner: Clapboard Island Holdings, L.L.C
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Clapboard Island - Pier Details
Falmouth, Maine February 25, 2026

Sheet 3 of 3
CONSULTANTS;

SURVEYOR:
LITTLE RIVER LAND SURVEYING, INC.
16 CATTAIL LANE, LISBON, ME 04250

Record Owner: Clapboard Island Holdings, L.L.C
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March 19, 2026 
 
Lisa, 
 
March 10, 2026 Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
1 Congressional Drive- Golf Traditions Inc- No comments at this time. 
  
Old Mill Road- Mussel Cove Association- No comments at this time. 
 
Clapboard Island- Tim Forrester representing Clapboard Island Family LLC- No comments at this time. 
 
24 Town Landing Road- Phillip & Cynthia Therrin- No comments at this time. 
 
5 Ellrose Lane- Eric & Shannon Johannessen- No comments at this time. 
 
422 US Route 1- NDVH Maine Realty LLC- No comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 

Jay S. Hallett 

 

Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 
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The following attachment is not a PDF, so a link to the native file format is being provided instead:

Clapboard Island Abutter List.xlsx (LINK)
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Planning Office Review Notes for Planning Board Meeting of April 7, 2026 
 

Site Address: Clapboard Island   
Agent:  Flycatcher, LLC 
Property Owner/Applicant: Clapboard Island Family, LLC  

Map/Lot #:  R01-94 
Zoning District(s):  
FF, Shoreland Zone: Resource 
Protection (RP)  

 
Project Summary 

 
This application is for a Shoreland Zone Permit to reconstruct an existing pier on Clapboard Island. 

The site includes an existing dock system consisting of a pier, ramp, and floats. The current 

configuration does not provide sufficient space or functionality for the Applicant’s watercraft, 

limiting safe and efficient access to the bay, particularly for larger vessels. 

To address these limitations, the Applicant proposes to modify and improve the existing dock system. 

The project includes replacing and elevating the existing pier stringers and decking to improve 

structural integrity and resilience, relocating and replacing the access ramp for improved usability, 

and installing additional floats to increase docking capacity.  

The proposed design was developed following site investigations to ensure the project meets the 

Applicant’s needs while avoiding and minimizing environmental impacts. The floats will be supported 

by pilings adjacent to the pier and designed to remain afloat at all tidal stages, avoiding contact with 

the substrate at low tide. Direct impacts to coastal wetlands have been quantified and are limited to 

the footprint of the proposed modifications. 

In addition, the floats will be seasonal and removed annually during the off-season for storage at an 

upland marine facility. The project does not require any expansion of upland development, land 

disturbance, or tree removal, and all work is confined to the existing developed waterfront area. 

The applicant has received both MEDEP and ACOE permitting prior to applying to the Planning Board.  

Applicable Ordinance Section: 

• Section 19-7 Farm and Forest (FF) 

• Div. II-19-1-7 Shoreland Zoning 

 
Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 
 
Proposed Conditions of Approval: 
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1. The development is to be constructed in accordance with the plans, maps, diagrams, specifications, 
textual submissions, and testimony presented by the applicant and approved by the Board. 

2. Prior to commencement of site work, the following should be completed. 

a. The applicant shall pay the $200 Shoreland Zone inspection fee. 
b. The applicant shall obtain a signed copy of the final approved plan set from the Planning 

Office.  
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AMENDMENTS

Emergency Turnaround and driveway 
allowed within perimeter buffer

Revision to driveway bump-out/
pass-by shoulder. Built on opposite side.
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March 9, 2026 

 

Nicholas King, Land Use Planner 

271 Falmouth Road 

Falmouth, ME 04105 

 

Subject:   Private Way Amendment 

 

Dear Nick and Members of the Planning Board, 

On behalf of Eric and Shannon Johannessen, I am pleased to submit this letter and 

attached plans for a Private Way Amendment, known as Ellrose Lane.  The previous 

plan was approved by the Board in September 2024 and recorded with the registry of 

Deeds, (plan attached). The Johannessen’s purchased the property in April 2025, at 

which time the house was built but not completed and the driveway was existing. I was 

recently retained by the Johannessen’s to prepare a landscape plan for their property.   

My plan process began by taking the surveyed base map, enlarging it to the area 

associated with the house, front yard and back yard and then overlaying the most recent 

Google Earth aerial image, dated October 10, 2025. The Google Earth image showed 

that a small portion of the driveway encroaches within the 50’ perimeter buffer.  

Unfortunately,  this should have been addressed when the plan was last amended for the 

building envelope discrepancy. The previously Amended Plan shows the house location 

but did not show the driveway location, although it does reference an “Emergency 

Turnaround” near the house, within the buffer. We are unclear if this was a requirement 

by the Fire Chief, but regardless it was built and is within the buffer. 

My attached plan, entitle “DRAFT Site Improvement Plan” shows both the current 

driveway encroachment and what we are proposing as the minimum encroachment 

necessary for the driveway. The remained of the current driveway, within the buffer we 

propose to re-landscape with native trees and shrubs. These plantings are schematically 

shown on the plan. The proposed driveway and turn-around location is shown 

highlighted in yellow and labeled within a gray cloud on the “DRAFT Amended Private 

Way Plan.” Additionally, the previously approved pass-by, bump-out located 

approximately half way along the driveway was built on the opposite side, also shown in 

yellow and labeled within a gray cloud.  If approved, this plan will be finalized by Wayne 

Wood, professional Land Surveyor, signed by the Board members and recorded with the 

Registry of Deeds.   
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We are requesting the Board approve and Amended Plan that allows the driveway and 

turn-around within the perimeter buffer near the house, and the revision to the pass-by 

bump-out located approximately half way along the driveway, as shown on the attached 

plans.  No other changes have taken place since the previous approval. 

This submission includes: 

• 3 sets of full-size plans (24” x 36”), folded. 

• 6 sets of 11” x 17” plans, three-hole punched. 

• 4 identical paper application packets, bound and double sided. 

• A digital copy of all material, submitted to Lisa Sangillo at 

lsangillo@falmouthme.org  

• A check in the amount of $525. ($400 Application fee and $125 notice fee) 

 

We look forward to the April 7, 2026 meeting to present and discuss the proposed 

request.  

Sincerely,        

      

Tom Farmer        

Landscape Architect #2266 
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FALMOUTH PLANNING BOARD REQUEST FOR HEARING 
 

IN ADDITION TO THE SPECIFIED REVIEW FEES, APPLICATIONS SHALL BE ACCOMPANIED BY A 

 $125.00 FEE TO COVER THE COST OF NOTIFICATIONS AND PUBLISHING. 
 

Name of Applicant: _____________________________________________ Phone# _______________ 

Fax: _____________ E-Mail: ________________________________ Alt. Phone # ________________ 

Full Address: ________________________________________________________________________ 

Address of Property to be Developed: (if different) __________________________________________ 

Map: _____________ Lot: ______________ Zone: _______________ 

Property Owner (if other): ______________________________________________________________ 

Full Address: __________________________________________________Phone: ________________ 

 

The undersigned requests that the Falmouth Planning Board consider the following application for: 

 ______ Pre-application Sketch Plan Review ______ Major Subdivision 

 ______ Minor Subdivision  ______ Site Plan Review 

 ______ Private Way ______ Shoreland Zone Permit 

 ______ Sign Permit ______ Contract Zoning 

 ______ Fill Permit 

 ______ Other (specify) __________________________________________________________ 

 
 

Notes to the Applicant:  
1. A short description of the project must be attached to this form.  This application must be filed at the Town Hall 

no later than twenty-eight (28) days prior to the regular meeting of the Board (1st Tuesday monthly).   

Applications shall be accompanied by all application fees and materials required by the applicable ordinance(s), 

checklists and fee schedule. 

2. All applications shall include all materials and copies as specified on the submittal requirements form. 

3. All materials in color shall be copied in color. 
 

Application Authorization 
I hereby make application to the Town of Falmouth for the above-referenced property(ies) and the development as 

described.  To the best of my knowledge, the information provided herein is accurate and is in accordance with the 

Zoning and Subdivision Ordinances of the Town, except where waivers are requested.  The Town of Falmouth 

Planning Board and/or town employees are authorized to enter the property(ies) for purposes of reviewing this 

proposal and for inspecting improvements as a result of an approval of this proposal.  I understand that I am 

responsible for appearing, or having someone appear on my behalf, at all meetings before the Planning Board. 

 

Unless the applicant has submitted notice to the Community Development Department as part of the initial and any 

subsequent submittals, no alteration of site conditions, including the existing landscape, structures and buildings, 

shall occur between the date of application submittal and the date the application has received final sign off from 

staff after Planning Board approval. 
 

Signed:       Date: ______________ 

Printed name:      

Please identify yourself (check one):  Agent*   Property Owner    
 

*(If you are an agent, written authorization from the property owner must be attached to this form.) 
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Town of Falmouth        
Public Works Department      

101 Woods Road 

Falmouth, ME 04105 

     

Date:   March 26, 2026 

To:  Nicholas King, Land Use Planner 

From:  Justin Early, Assistant Director of Public Works/Town Engineer 

Re:  Planning Board Review: 5 Ellrose Lane Private Way Amendment Review 

 

 

Public Works reviewed the subject application and have no comments. 
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March 19, 2026 
 
Lisa, 
 
March 10, 2026 Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
1 Congressional Drive- Golf Traditions Inc- No comments at this time. 
  
Old Mill Road- Mussel Cove Association- No comments at this time. 
 
Clapboard Island- Tim Forrester representing Clapboard Island Family LLC- No comments at this time. 
 
24 Town Landing Road- Phillip & Cynthia Therrin- No comments at this time. 
 
5 Ellrose Lane- Eric & Shannon Johannessen- No comments at this time. 
 
422 US Route 1- NDVH Maine Realty LLC- No comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 

Jay S. Hallett 

 

Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 
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The following attachment is not a PDF, so a link to the native file format is being provided instead:

5 Ellrose Ln Abutter List.xlsx (LINK)
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Planning Office Review Notes 
Planning Board Meeting – April 7, 2026 

 

Site Address:  Ellrose Lane 
Agent:  Tom Farmer 
Property Owner/Applicant: Eric and Shannon Johannessen 

Map/Lot #:  R09-039-C  
Zoning District(s): FF, RCZO, HLCOD 
  

 
Project Summary: 
 
This application is for an amendment to a Private Way Plan for 5 Ellrose Lane to allow a small section of 
the driveway and hammerhead to encroach into the RCZO required 50-foot buffer. Due to the tight 
building envelope and the position of the garage, a functioning driveway would be very difficult to 
achieve without impacting the 50-foot buffer. In addition to the proposed driveway location, the 
applicant is proposing additional plantings in the buffer area that was disturbed during the construction 
of the house.  
 
Project History: Ellrose Lane was originally approved as a private way providing access and frontage to 
one Country Estate lot in March 2017. The applicant began construction on the home and during 
construction it was found that the foundation was mislocated and was built within Section 19-18.6.B.6 
minimum required setback of 75 feet. The applicant went back in front of the Board to request an 
amendment to the private way approval to have the house lot approved as a Conservation Subdivision lot 
instead of a Country Estate Lot in July 2024. 
 
Applicable Ordinance Sections: 
The following represent the primary applicable ordinance criteria for this application: 
 

• Section 19-7 Farm and Forest (FF) 

• Section 19-18 Resource Conservation Zoning Overlay (RCZO) 

• Section 19-60 Private Ways 

• Appendix 7-8 Ownership, Operation, and Maintenance of Common Use Facilities 

• Appendix 7-9 Four Step Design Process for subdivisions in the Resource Conservation Zoning Overlay 
District 

 
Project Timeline: 
 

• Original Approval- 2017 

• Private way Amendment- May 2024- Tabled 

• Private Way Amendment- July 2024- Approved 
 

**Note: All italicized text below are direct quotes from the Town of Falmouth Code of Ordinances. 
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Section 19-18.6.E Perimeter Buffers- A vegetated buffer strip shall be maintained along the external 
perimeter or property line of the Conservation Subdivision, with the exception of property lines along 
public streets, to minimize the impact of the development on abutting properties. The width of the buffer 
strip shall be at least fifty (50) feet. If the buffer strip abuts a water body or wetland, the width and 
treatment of the buffer strip shall be expanded to comply with the most restrictive requirements of Section 
II-19-1-7, Shoreland Zoning and Section 19-71, where applicable. No parking, buildings, structures, or 
recreational facilities, with the exception of trails required under Appendix 7-1.N of Land Subdivision, shall 
be permitted within this buffer strip but accessory structures such as walls, underground utility structures, 
and drainage facilities may be located within this buffer. The buffer strip shall be naturally vegetated or 
landscaped, and the treatment shall be subject to approval by the Planning Board as part of the approval 
of the subdivision. Appropriate legal mechanisms shall be established by the subdivider, subject to the 
approval by the Planning Board, to assure that the buffer strip will be permanently protected and 
maintained.  
 
Trails required under Appendix 7-1.n of the Land Subdivision and street right of ways for future street 
connections may be located within the buffer strip. 
 
Access roads may be located in the buffer strip where the Planning Board determines through the Four 
Step Design Process that the resulting road location and subdivision design best achieves the purposes of a 
conservation subdivision as listed in Section 19-18.5.A.1.-5.  
 
Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 
 
Proposed Conditions of Approval: 
 

1. The development is to be constructed in accordance with the plans, maps, diagrams, specifications, 
textual submissions, and testimony presented by the applicant and approved by the Board. 

2. The private way plan shall be recorded in the Registry of Deeds within 90 days of the date of the 
Planning Board approval or the approval shall be null and void. 

3. Prior to release of the recording plan. 

a. Conditions of approval shall be added to the recording plan. 

b. The applicant shall obtain an approved plan set signed by the Planning Board. 

4. Prior to the issuance of a certificate of occupancy: 

a. The Town shall inspect the private way construction to verify that it has been built in 
accordance with the ordinance specifications, the approved plan, and with adequate 
provision for storm drainage and required site distance. 

b. The applicant shall show documentation from a Professional Land Surveyor that all corners 
of the private way have been located on the ground and marked by appropriate 
monuments. 

c. The applicant shall install permanent visible markers in the field, in a manner approved by 
the Town, to allow identification of the no-cut buffer associated with the high-value wetland 
adjacent to the building envelope. 
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March 9, 2026 

 

Nicholas King, Land Use Planner 

271 Falmouth Road 

Falmouth, ME 04105 

 

RE: Shoreland Zone Permit Review 

 

Dear Nick and Members of the Planning Board, 

 

On behalf of Philip and Cynthia Therrien, we are submitting the following information 

for Shoreland Permit review by the Board. The property is located at 24 Town Landing 

Road, Map U17, Lot 016. 

 

The Therrien’s have been growing increasingly concern with the protection of their 

home, which is approximately 35 feet from the top of bluff. A significant portion of the 

shoreline in front of the house is currently being undercut by tidal action and actively 

slumping. This slumping is causing steepening of the slope making it prone to potential 

sheering and failure.  

 

A portion of the project area is shown in a special flood hazard area, Zone VE, (with BFE 

or depth) as depicted on the flood insurance rate map for Cumberland county, Maine 

with a map number 23005C0702F and an effective date of June 20, 2024. The base 

flood elevation of 19 feet in the NAVD88 datum is shown. The project area is shown to 

be affected by an "unstable" coastal bluff on a document entitled "Portland East 

Quadrangle, Maine" open-file no.20-15 and dated 2020. Surficial slumping is evident 

along lower portions of the bluff, with a resultant slope of near vertical 1:1.  

 

The proposed work has received DEP Approval as an NRPA Permit-by-Rule (PBR), 

attached. The entire PBR application is also attached, which contains all the information 

requested for the Town submission.  

 

The DEP approval is based on the following scope of work: 

• Protect the flood zone, up to elevation 19’ with additional riprap armoring.  

• Where riprap currently exist, we propose to replace the toe-of-slope (the first row 

or two), with larger boulders for approximately 60 linear feet in length.  

• Continue the riprap slope stabilization for approximately another 65 linear feet 

where the non-protected slope is experiencing significant slumping and erosion.  
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The total linear feet of shoreline work is less than 125’. There will be zero impact to the 

resource as the toe of the first row of boulders are set back from or at the HAT line. 

Large irregular ledge-blasted boulders will be used along the bottom row or two of the 

slope to provide ballast weight for improving slope stability. The larger toe-stone or key-

stones can absorb and reduce bluff scour from large wave impacts that can result in 

coastal bluff erosion. The new riprap will extend approximately 12 feet up the slope, to 

elevation 19’. Elevation 19’ will be the limit of work associated with the slope regrading. 

Because of the steepness and overall height of the existing slope, the riprap work will be 

performed along the beach. The site is accessible from the Town Landing. Temporary 

marine mats will be used for excavator access and will be removed each day. The timing 

of construction will occur during low to mid-tide. Construction work will not take place 

during times of high tide.    

 

The existing vegetation on the slope is healthy with many mature trees. All trees are 

proposed to remain. Only the shrub and ground cover vegetation, below elevation 19’ 

will be removed to allow for the riprap installation. All other existing vegetation, above 

elevation 19’ will remain undisturbed. Along the top of the slope, adjacent to the 

Therrien’s upper lawn, we are proposing a 10’ wide shrub buffer. The plant material will 

be a mix of native shrubs and incorporate the use of erosion control blanket and thick 

shredded bark mulch to help control erosion from upland surface flows.  

 

This submission includes: 

• 3 sets of full-size plans (max size 24” x 36”) – Sets shall be collated and bound. 

• 6 sets of 11” x 17” plans, three-hole punched. 

• 4 identical paper application packets, bound and double sided. 

•  A digital copy of all material, submitted to Lisa Sangillo at 

lsangillo@falmouthme.org  

• A check in the amount of $425. ($300 Shoreland Zone Permit Application fee 

and $125 Abutter/Public Notice fee) 

 

We look forward to the April 7, 2026 meeting to present and discuss the proposed 

request.  

Sincerely,        

      

Tom Farmer        

Landscape Architect #2266 
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Amended March 22, 2021 

FALMOUTH PLANNING BOARD REQUEST FOR HEARING 
 

IN ADDITION TO THE SPECIFIED REVIEW FEES, APPLICATIONS SHALL BE ACCOMPANIED BY A 

 $125.00 FEE TO COVER THE COST OF NOTIFICATIONS AND PUBLISHING. 
 

Name of Applicant: _____________________________________________ Phone# _______________ 

Fax: _____________ E-Mail: ________________________________ Alt. Phone # ________________ 

Full Address: ________________________________________________________________________ 

Address of Property to be Developed: (if different) __________________________________________ 

Map: _____________ Lot: ______________ Zone: _______________ 

Property Owner (if other): ______________________________________________________________ 

Full Address: __________________________________________________Phone: ________________ 

 

The undersigned requests that the Falmouth Planning Board consider the following application for: 

 ______ Pre-application Sketch Plan Review ______ Major Subdivision 

 ______ Minor Subdivision  ______ Site Plan Review 

 ______ Private Way ______ Shoreland Zone Permit 

 ______ Sign Permit ______ Contract Zoning 

 ______ Fill Permit 

 ______ Other (specify) __________________________________________________________ 

 
 

Notes to the Applicant:  
1. A short description of the project must be attached to this form.  This application must be filed at the Town Hall 

no later than twenty-eight (28) days prior to the regular meeting of the Board (1st Tuesday monthly).   

Applications shall be accompanied by all application fees and materials required by the applicable ordinance(s), 

checklists and fee schedule. 

2. All applications shall include all materials and copies as specified on the submittal requirements form. 

3. All materials in color shall be copied in color. 
 

Application Authorization 
I hereby make application to the Town of Falmouth for the above-referenced property(ies) and the development as 

described.  To the best of my knowledge, the information provided herein is accurate and is in accordance with the 

Zoning and Subdivision Ordinances of the Town, except where waivers are requested.  The Town of Falmouth 

Planning Board and/or town employees are authorized to enter the property(ies) for purposes of reviewing this 

proposal and for inspecting improvements as a result of an approval of this proposal.  I understand that I am 

responsible for appearing, or having someone appear on my behalf, at all meetings before the Planning Board. 

 

Unless the applicant has submitted notice to the Community Development Department as part of the initial and any 

subsequent submittals, no alteration of site conditions, including the existing landscape, structures and buildings, 

shall occur between the date of application submittal and the date the application has received final sign off from 

staff after Planning Board approval. 
 

Signed:       Date: ______________ 

Printed name:      

Please identify yourself (check one):  Agent*   Property Owner    
 

*(If you are an agent, written authorization from the property owner must be attached to this form.) 
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AUGUSTA BANGOR PORTLAND PRESQUE ISLE 
17 STATE HOUSE STATION 106 HOGAN ROAD, SUITE 6 312 CANCO ROAD 1235 CENTRAL DRIVE, SKYWAY PARK 
AUGUSTA, MAINE 04333-0017 BANGOR, MAINE 04401 PORTLAND, MAINE 04103 PRESQUE ISLE, MAINE 04769 
(207) 287-7688 FAX: (207) 287-7826 (207) 941-4570 FAX: (207) 941-4584 (207) 822-6300 FAX: (207) 822-6303 (207) 764-0477 FAX: (207) 760-3143 
Website: www.maine.gov/dep 

 

 

 

S T A T E  O F  M A I N E  
DE P A R T M E N T  O F  EN V I R O N M E N T A L  PR O T E C T I O N  

 

JANET T. MILLS 
GOVERNOR 

 
MELANIE LOYZIM 
COMMISSIONER 

Permit-by-Rule & Notice of Intent Acceptance Notice 

Applicant: PHILIP AND CYNTHIA THERRIEN 
 

Town: Falmouth 

Project Address: 24 Town Landing Road Tax Map/Lot #: U17 - 061 

Permit Number: PBR_ID-0101600 Accepted Date: 3/2/2026 
 

                                         

NRPA    ☒                                                      Stormwater    ☐                                       MCGP  ☐ 

NRPA PBR Sections – Ch. 305 

☐Sec. 2 Act. Adj. to Prot. Natural Res. ☐ Sec. 9 Utility Crossing   ☐ Sec. 16 Coastal Sand Dune Project 

☐Sec. 3 Intake Pipes    ☐ Sec. 10 Stream Crossing  ☐ Sec. 16A Beach Nourishment and  

     Restoration 

☐ Sec. 4 Replacement of Structures  ☐ Sec. 11 State Transport. Facilities ☐ Sec. 18 Maintenance Dredging 

☐ Sec. 6 Movement of Rocks or Veg.  ☐Sec. 12 Restoration Natural Areas ☐ Sec. 19 Act. Near SVP Habitat 

☐ Sec. 7 Outfall Pipes  ☐ Sec. 13 F&W Create/Water Quality ☐ Sec. 20 Act. Near Waterfowl/Bird 
Habitat 

☒ Sec. 8 Shoreline Stabilization   ☐ Sec. 15 Public Boat Ramps  

Project Description: 

Therrien Residence, Shoreline Stabilization 

Reinforce approximately 60 linear feet of existing Riprap along toe of slope with larger boulders set into toe of slope. 
Continue boulder and riprap slope stabilization for approximately another 65 linear feet where non-protected slope is 
experiencing significant slumping and erosion.  

Photographs showing the finished activity must be submitted within 20 days of the activity's completion. 
 
Sincerely, 
 
 
 
Martha Harris 
Environmental Specialist III 
Bureau of Land Resources 
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INFORMATION FROM 

 

PERMIT-BY-RULE APPLICATION 
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February 3, 2026 

 

NRPA Review Agent 

Maine Department of Environmental Protection 

Bureau of Land & Water Quality 

312 Canco Road 

Portland, ME 04103 

 

RE:  Permit-By-Rule, Shoreline Protection, Therrien Residence, Falmouth, ME 

 

Dear Review Agent, 

 

On behalf of Philip and Cynthia Therrien, we are submitting the following information to comply 

with the NRPA rules for a Permit-By-Rule (PBR).  The property is located at 24 Town Landing 

Road in Falmouth, ME. The resource related to this application is Casco Bay / Atlantic Ocean.  

 

The Therrien’s have been growing increasingly concern with the protection of their home, which 

is approximately 35 feet from the top of bluff. A significant portion of the shoreline in front of 

the house is currently being undercut by tidal action and actively slumping. This slumping is 

causing steepening of the slope making it prone to potential sheering and failure.  

 

A portion of the project area is shown in a special flood hazard area, Zone VE, (with BFE or 

depth) as depicted on the flood insurance rate map for Cumberland county, Maine with a map 

number 23005C0702F and an effective date of June 20, 2024. The base flood elevation of 19 

feet in the NAVD88 datum is shown. The project area is shown to be affected by an "unstable" 

coastal bluff on a document entitled "Portland East Quadrangle, Maine" open-file no.20-15 and 

dated 2020. Surficial slumping is evident along lower portions of the bluff, with a resultant slope 

of near vertical 1:1. The HAT line is surveyed at 6.8’.  

 

THE PROPOSAL 

The proposal is to protect the flood zone, up to elevation 19’ with additional riprap armoring. 

The area that contains existing riprap and where we propose to provide larger boulders along 

the toe-of-slope is 60 linear feet in length. Additionally, we propose to continue the boulder key 

stones and riprap slope stabilization for approximately another 65 linear feet where the non-

protected slope is experiencing significant slumping and erosion. The total linear feet of 

shoreline work is less than 125’. There  
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will be zero impact to the resource as the toe of the first row of boulders are set back from or at 

the HAT line.  

 

Large irregular ledge-blasted boulders will be used along the bottom row or two of the slope to 

provide ballast weight for improving slope stability. The larger toe-stone or key-stones can 

absorb and reduce bluff scour from large wave impacts that can result in coastal bluff erosion. 

The new riprap will extend approximately 12 feet up the slope, to elevation 19’. Elevation 19’ 

will be the limit of work associated with the slope regrading. The slope of the new riprap will be 

no steeper than 1.5’ horizontal to 1’ vertical.  The excavated soil material will be reincorporated 

into the slope regrading and distributed across the riprap. Because of the steepness and overall 

height of the existing slope, the riprap work will be performed only the toe of slope. The site is 

easily accessible from the Town Landing. Temporary marine mats will be used for excavator 

access and will be removed each day. The timing of construction will occur during low to mid-

tide. Construction work will not take place during times of high tide.    

 

The existing vegetation on the slope is healthy with many mature trees. All trees are proposed 

to remain. Only the shrub and ground cover vegetation, below elevation 19’ will be removed to 

allow for the riprap installation. All other existing vegetation, above elevation 19’ will remain 

undisturbed. Along the top of the slope, adjacent to the Therrien’s upper lawn, we are 

proposing a 10’ wide native-planting vegetative buffer. Refer to the accompanying Planting Plan. 

The plant material will be a mix of new native shrubs and incorporate the use of erosion control 

blanket and thick shredded bark mulch to help control erosion from upland surface flows.  

 

This application will also be submitted to the Town of Falmouth as part of our Shoreland Zone 

application to gain local approval for the proposed work.  

 

Sincerely, 

 

Tom Farmer, Landscape Architect  

 

CC: Jusin Brown 

Code Enforcement Officer  

Falmouth, ME 
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PUBLIC NOTICE INSTRUCTIONS AND CERTIFICATION 

 
The Department’s Chapter 2 rules, Processing of Applications and Other Administrative Matters, require 

an applicant to provide public notice within 30 days prior to filing a license application for most projects 

or activities requiring a permit from the Department (see Chapter 2, §13). In the notice, the applicant must 

provide the information included in the Department’s Notice of Intent to File form. “Abutter” for the 

purposes of public notice means any person who owns property that is contiguous with the property on 

which the project requiring a license from the Department is proposed. 

 

1. Newspaper: You must publish the Notice of Intent to File in a newspaper circulated in the area 

where the activity is located. The notice must appear in the newspaper within 30 days prior to the 

filing of the application with the Department. You may use the attached Notice of Intent to File 

form, or one containing identical information, for newspaper publication. 

 

2. Abutters and Others Owning Land Within 1,000 Feet: You must mail a copy of the Notice of 

Intent to File to abutters and all persons owning land within 1,000 feet of the proposed project. Their 

names and addresses can be obtained from the town tax maps or local officials. They must receive 

notice within 30 days prior to the filing of the application with the Department. 

 

3. Municipal Office or County Commissioner(s): You must mail a copy of the Notice of Intent to 

File and a duplicate of the entire application to the Municipal Office or, if the proposed project is 

located in an unorganized or deorganized area of the State, to the county commissioner(s). The 

Municipal Office or county commissioner(s) must receive notice within 30 days prior to the filing of 

the application with the Department. 

 

ATTACH a copy of the published notice and a list of persons to whom notice was provided. 
 

CERTIFICATION 

 
By signing below, the applicant or authorized agent certifies that: 

 

1. A Notice of Intent to File was published in a newspaper circulated in the area where the project site 

is located within 30 days prior to filing the application; 

 

2. A mailing of the Notice of Intent to File was sent to all abutters and all other persons owning land 

within 1,000 feet of the proposed project within 30 days prior to filing of the application; 

 

3. A mailing of the Notice of Intent to File, and a duplicate copy of the application was sent to the town 

office of the municipality in which the project is located or, if applicable, to the county 

commissioner(s); and 

 

4. Provided notice of and held a public informational meeting, if required, in accordance with the 

Department’s Chapter 2 rules, §12, prior to filing the application. Notice of the meeting was sent to 

abutters and all other persons owning land within 1,000 feet of the proposed project and to the town 

office of the municipality in which the project is located or to the county commissioner(s), as 

applicable, at least at least ten days prior to the meeting. Notice of the meeting was also published 

once in a newspaper circulated in the area where the project site is located at least seven days prior 

to the meeting. 

 

The Public Informational Meeting was held on ________________________. 
 (Date) 

 

Approximately _______ members of the public attended the Public Informational Meeting. 

 

 

 ______________________________________   _______________________________  

 Signature of Applicant or Authorized Agent  Date 
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PUBLIC NOTICE: 

NOTICE OF INTENT TO FILE 

Please take notice that: 

___________________________________________________________________________________  
(Name and Mailing Address of Applicant) 

 ______________________________________________________________________________________________________ 

(Phone Number and Email Address of Applicant) 

is intending to file a Natural Resources Protection Act permit application with the Maine Department of 

Environmental Protection pursuant to the provisions of 38 M.R.S. §§480-A through 480-KK on or about: 

______________________________________ 

(Anticipated Filing Date) 

The application is for: 

___________________________________________________________________________________  
(Description of the Project) 

 ______________________________________________________________________________________________________ 

at the following location: 

___________________________________________________________________________________  
(Project Location) 

A request for a public hearing must be received by the Department in writing no later than 20 days after 

the application is found by the Department to be complete and is accepted for processing. A public 

hearing may or may not be held at the discretion of the Commissioner or Board of Environmental 

Protection. Public comment on the application will be accepted throughout the application processing 

period. 

For Federally licensed, permitted, or funded activities in the Coastal Zone, review of this 

application shall also constitute the State’s consistency review in accordance with the Maine 

Coastal Program pursuant to Section 307 of the federal Coastal Zone Management Act, 16 U.S.C. 

§ 1456. (Delete if not applicable.)

The application will be filed for public inspection on the DEP’s website at: 

https://www.maine.gov/dep/mels/hub.html.  

Written public comments may be sent through the website. A copy of the application may also be seen at 

the municipal offices in________________, Maine. 
(City/Town) 

For more information on how to submit public comment with the DEP, please go to the DEP’s website: 

Public Participation in the Licensing Process (Information Sheet) Maine DEP 

 Falmouth

Shoreline Stabilization along the ocean-side slope in front of their house, using riprap stones
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Functional Assessment 

 

This project will not impact freshwater or coastal wetlands. A Functional Assessment is not 

required. 

 

This project will not impact freshwater or coastal wetlands or waterbodies. Besides the 

intertidal zone, no wetlands exist on the slope or upland of the slope. The soil within the project 

vicinity is sandy with no evidence to support wetland features or functions. 
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Alternatives Analysis 

  

The Project Plans appended to this document detail the Preferred Alternative solutions for slope 

stabilization and preservation of stairway access.  All work is designed to meet the Objective 

Criteria of the project with consideration of NRPA Regulatory Standards as presented in the 

other sections. The Preferred Alternative solutions represent the most practicable solutions to 

protect the existing structure from loss, to maintain safe waterfront access and coastal 

resiliency at the property that balance long-term stability with the least environmental impact.   

A summary of the alternatives considered is discussed below: 

1. Do Nothing Alternative 

A ‘Do Nothing’ option would leave existing coastal erosion unchecked. The bluff is 

identified as an Unstable bluff within a Special Flood Hazard Zone. The existing home is 

within 40 feet from the top of bank. Additional slope failure and slumping could 

threaten the integrity of the structure and inevitably create the loss of the large mature 

Oak trees. Additional slope failure and slumping would deprive the property owner of 

the right for safe access to the beach. 

 

2. Relocate the structure at risk. 

Due to the size of the home and the minimum size of the lot, this is not a practical or 

possible alternative. 

 

3. Divert upland water flow or improve drainage. 

This is not one of the contributing causes of the erosion and loss of slope. 

 

4. Plant erosion-resistant vegetation or a living shoreline 

Due to the Base Flood Elevation of 19 feet and the flood zone along the shoreline 

mapped as VE by an additional hazard associated with high wave velocity, vegetation 

alone would not be a sufficient alternative. Due to the steepness of the existing slope 

and wave action undercutting the toe, there’s ongoing loss of vegetation and slope 

slumping happening now. 

 

5. Regrading slope away from resource 

Due to the steepness of the existing slope regrading would involve removal and loss of 

all existing large mature trees along the top of slope and bring the existing top of slope 
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near or at the foundation of the existing house. The project site has a very steep slope 

and strong wave action at the toe of slope / HAT line.  

 

Preferred Alternative  

The preferred alternative optimizes long term stability of the shoreline and a design that 

accommodates the geometry of the site and will blend with and improve the natural 

landscape by use of native plantings.  

   

The proposed stacked boulder wall will be more fitting with the natural look of the coast 

and stay in place longer than the smaller riprap stones, stones in gabion baskets or a 

timber crib alternative.  
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Statement of Avoidance & Minimization 

 

Each applicant must provide a statement that indicates that the alteration of freshwater 

wetlands on the property has been avoided to the extent feasible considering cost, existing 

technology and logistics based on overall purpose of the project. The applicant must 

demonstrate that the area of wetland to be altered will be limited to the minimum amount 

necessary to complete the project. 

 

Freshwater wetlands do not exist on the project site. The proposed project will not impact 

freshwater wetlands. The proposed stabilization project can be constructed above the HAT line, 

avoiding impacts to the coastal wetland. 
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Compensation Plan 

 

This project will not impact freshwater or coastal wetlands or waterbodies. Compensation is not 

required. 
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Erosion Control and Construction Narrative 

 

The project involves grading, shaping and filling necessary to construct a stacked boulder rock 

slope and new plantings. Refer to the plans for location and dimensions.  

 

Construction timing depends on the timing of the permit approval but tentatively we plan on 

beginning construction in the summer of 2026 and finishing by the end of July, 2026. Due to the 

steepness and height of the existing slope, the lower boulder wall will need to be built from the 

beach. In order to limit potential impacts, we propose to use temporary crane mats, during 

periods of mid to low tide. The final slope and landscaping work will be done with equipment 

operating from above the resource. 

 

Our proposal is to only disturb / excavate approximately 50’-75’ at any one time in order to 

build the new boulder slope. The plans show the use natural clean blasted ledge rocks set on a 

biodegradable Bionet C700BN erosion control blanket filter fabric and clean subbase aggregate 

also wrapped in filter fabric. Above the riprap slope we propose to apply a continuous layer of 

Bionet C700BN erosion control blanket to prevent soil erosion. The slope above the boulders 

will be replanted with native Maine shrubs and trees. Additionally, we propose to use 6” of 

erosion control shredded bark mulch on top of the new planting soil to further help hold the 

slope and control erosion.  

 

Upon completion of the project, any disturbed areas of soil will be revegetated as shown on the 

proposed planting plan. Any disturbance to the existing lawn area will be revegetated with grass 

seed and hay mulch.  Upon completion of the project, any excess materials will be removed 

from the project site and properly disposed of.  We will install and maintain all erosion and 

sedimentation controls according to the Maine Erosion and Sediment Control Best Management 

Practices, October 2016. 
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Erosion control notes are referenced in the construction documents. 

 

1. Application of temporary and permanent erosion control measures for the project shall 

be in accordance with procedures and specifications of the current Maine Erosion and 

Sediment Control Handbook for Construction; Best Management Practices. 

 

2.   All areas disturbed during construction shall be reconstructed unless noted otherwise. 

 

3.   Temporary erosion control measures shall be removed upon completion of grading 

operations and establishment of acceptable ground cover. 

 

4.   The Contractor shall be responsible for maintaining erosion control measures during 

construction. 

 

5.   The contractor must be certified with the Maine Department of Environmental Protection 

Coastal Erosion Control Practices Program. 
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Wetlands Report 

 

This project will not impact freshwater or coastal wetlands or waterbodies. No wetlands exist on 

the slope or upland of the slope. The soil within the project vicinity is sandy with no evidence to 

support wetland features or functions. The intertidal zone is predominately sand beach and 

town clam flats. 

 

Refer to the Coastal Wetlands Characteristics checklist for conditions within the intertidal zone. 
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Land Permit Application (Including Permit
By Rule)
version 2.16

(Submission #: HQJ-E2E2-QBKM5, version 1)

Details

Site: Therrien - 24 Town Landing Rd.

Submission ID HQJ-E2E2-QBKM5

Status In Process

Form Input

Stormwater Construction Activity Questions

No

A stormwater permit is not required for your project, but other permits may be required.

Project Scope

Please select all applicable application types below. If you intend to file under a Tier 1, 2, or 3, select NRPA Permit.  

If you are unsure which application type to select, please contact the nearest regional office. Land Bureau staff are availableby
phone to answer your questions onMonday, Tuesday and Thursday. Staff in the Central Maine Office are also available on
Wednesday.  You can also email your questions to LandOnCall@maine.gov. Not sure which region your town is in? See our
Regional Office locations.  
Central Maine Office 
207-287-7688 

Northern Maine Office 
207-764-0477 

Eastern Maine Office 
207-941-4570 

Southern Maine Office 
207-822-6300

NRPA Permit by Rule

Please note: The type of application you selected requires you to provide public notice within 30 days prior to filling a license
application. More information and templates can be found on thispage.

Will your project disturb one acre or more of area?

Application Type
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No

No

No

The Coastal Zone Management Act of 1972 requires any activity taking place within the coastal zone that requires a federal permit
and that would have reasonably foreseeable effects on coastal resources or uses to be consistent with the state’s enforceable
policies. Maine'scoastal zone includes the entirety of municipalities, unorganized townships, or plantations that contain tidal waters.
NOTE: Activities that are eligible for a U.S. Army Corps Regional General Permit or Nationwide Permit, and that meet state
conditions on those permits, do not require individual review for consistency.

No

Applicant (1 of 1)

Philip and Cynthia Therrien

Individual

Applicant
First Name
Philip and Cynthia

Last Name
Therrien

Phone Type Number Extension
Mobile 7324067884
Email
therriens@comcast.net
Mailing Address
24 Town Landing Road
Falmouth, ME 04105
United States

Agent

Agent Information
Agents are individuals or consultants that serve as a point of contact for the submission.

Yes

Is this project funded by an awarded DEP grant?

Are you a federal agency? (e.g., U.S. Army Corps of Engineers)

Does your project require individual review for consistency with the federal Coastal Zone Management Act of 1972?

Is�this an after-the-fact application?

Who is the applicant?

Will an agent be representing you for this project?
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Agent
First Name
Tom

Last Name
Farmer

Organization Name
TS Farmer Landscape Architecture
Phone Type Number Extension
Mobile 2077494032
Email
tsffarmer@gmail.com
Mailing Address
22 Abby Lane
Yarmouth, ME 04096
United States

No

Agent Letter of Authorization
agent auth form, signed.pdf - 01/07/2026 01:11 PM
Comment

Project Summary

Project Name
Therrien Residence, Shoreline Stabilization

Project Summary
Reinforce approximately 60 linear feet of existing Riprap along toe of slope with larger boulders set into toe of slope. Continue
boulder and riprap slope stabilization for approximately another 65 linear feet where non-protected slope is experiencing significant
slumping and erosion.

Detailed Project Description
01_Therrien cover letter.pdf - 02/04/2026 06:09 PM
Comment

Project Location

Project Site Name
Therrien - 24 Town Landing Rd.

Project Address
24 Town Landing Road
Falmouth, ME 04105

Directions and Site Identifiers
From Portland, drive north on Route 1 into Falmouth, North onto Route 88, AKA Foreside Road to the Falmouth Town Landing
Road. Project site is last property on the left at the end of the road and before the town landing.

Tax Map #
U17

Tax Lot #
061

Place pin on map at the location of the project activity.

Click here to access permit data geographically referenced via Google Earth. Existing Land Bureau permits, natural resource
habitat layers and other related spatial layers can be accessed from this site.

Does the agent have an ownership interest in the project?
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Project Location
43.73336073316287,-70.20498893491157

Size of Lot or Parcel
.37

Acres

NRPA Permit by Rule

NRPA Permit by Rule (PBR) applications are governed by Chapter 305 of the Department’s rules.

You may view mapped resources that apply to this section on the MELS Site Map Explorer, the MDIFW Interactive Map Viewers,
and/or the Maine Geological Survey online maps.

List of NRPA PBR Sections

Select Section
NRPA PBR

Section
Description

Instructions

02

Activities
Adjacent to
Protected
Natural
Resources

This section applies to projects with soil disturbance/fill, vegetation removal, and/or
permanent structures within 75 feet of certain protected natural resources but not in, on, or
over a protected natural resource.

03 Intake Pipes

This section applies to installation/maintenance of permanent water intake pipe, or
permanent device used to monitor water elevations, flow or quality including a gauging
station, staff gauge, tide gauge, water recording device, water quality testing and
improvement device or other similar scientific equipment within certain resources

04 Replacement
of Structures

This section applies to replacement of an existing permanent structure in, on, or over a
coastal wetland, freshwater wetland, great pond, fragile mountain area, or river, stream or
brook.

06
Movement of
Rocks or
Vegetation

This section applies to limited movement of rocks or hand removal of vegetation from below
the normal high water line of a great pond or river, stream or brook in order to provide
access for swimming or navigation.

07 Outfall Pipes

This section applies to installation/maintenance of a permanent outfall pipe, an outlet from a
ditch or drain tile for storm water, ground water or other discharges licensed by the DEP in
or on land adjacent to a coastal wetland, freshwater wetland, great pond, river, stream or
brook.

08 Shoreline
Stabilization

This section applies to a shoreline stabilization activity along the shoreline of a coastal
wetland, great pond (lake), freshwater wetland with over 20,000 square feet of open water,
stream or brook when using native vegetation, biodegradable materials, riprap, or a
combination thereof. This section also applies to a shoreline stabilization activity along the
shoreline of a river when using native vegetation and/or biodegradable materials. This
section does not apply in a coastal sand dune system (see Section 16-A).

08-A

Increasing the
Height of a
Vertical
Seawall in a
Coastal
Wetland

This section applies to increasing the height of a legally existing vertical seawall or retaining
wall in and/or directly adjacent to a coastal wetland when erosion or damage to structures
from wave action has occurred above or behind the structure. This section does not apply in
a coastal sand dune system (increasing the height of a seawall in a coastal sand dune
system requires an individual NRPA permit).

09 Utility
Crossing

This section applies to installation, maintenance and replacement of an overhead or
submerged utility lines across certain resources, excluding outstanding river segments.

10 Stream
Crossing This section applies to installation of a new stream crossing (excludes certain resources.)

11
State
Transportation
Facilities

This section applies to certain activities on a State Transportation Facility carried out by, or
under the authority of, the Maine Department of Transportation (MaineDOT) or the Maine
Turnpike Authority.

Size of Lot or Parcel
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12 Restoration of
Natural Areas

This section applies to the restoration of an altered portion of certain resources to its pre-
existing natural condition through the removal of fill, structures or debris which is located in,
on over, or adjacent to the natural resource.; retrieval of eroded beach sand, and removal of
nonnative species.

13

Habitat
Creation /
Water Quality
Improvement

This section applies to alteration in or adjacent to a protected natural resource by a public
natural resource agency for creating or enhancing habitat for fisheries or wildlife; or a water
quality improvement project.

15 Public Boat
Ramps

This section applies to the construction of a new, or the replacement of an existing, public
boat ramp or carry-in launch area, including associated parking and accessways, in or
adjacent to a protected natural resource by a public natural resource agency, MaineDOT,
municipality, or owners of a federally licensed hydropower project within the resource
affected by the hydropower project.

16

Development
Activities in
Coastal Sand
Dunes

This section applies to certain specified development activities in mapped coastal sand
dune systems, such as replacement of previously existing structures.

16-A

Non-
development
Activities in
Coastal Sand
Dunes

This section applies to beach nourishment, dune restoration, beach scraping, and
vegetation establishment within mapped coastal sand dune systems. This section also
applies to seaweed removal from beaches by municipalities.

17
NRPA Permit
Transfers and
Extensions

This section allows an individual permit, general permit or tier review approval issued under
NRPA to be transferred to another person and/or extended one time by two years.

18 Maintenance
Dredging

This section applies to the renewal of an individual permit issued by the DEP for
maintenance dredging in a coastal wetland, great pond and river, stream or brook.

19

Activity Near
Significant
Vernal Pool
Habitat

This section applies to activities in, on, or over a significant vernal pool habitat or a potential
significant vernal pool habitat.

20
Activity Near
Waterfowl or
Bird Habitat

This section applies to activities in existing developed areas located in, on, or over high or
moderate value inland waterfowl and wading bird habitat, or shorebird nesting, feeding, and
staging areas.

Select Section
NRPA PBR

Section
Description

Instructions

For each PBR section selected above, indicate the applicable activities and check the boxes for all standards below

Sec. (08) Activities
Select Applicable Activity

I am installing biodegradable stabilization materials* and/or native vegetation along the shoreline of a great pond (lake),
a freshwater wetland with over 20,000 sq. ft. of open water, a river, stream or brook, or a coastal wetland, and:

� I am only stabilizing areas where soils are exposed due to erosion from wave action, currents, ice scouring or
changes in water levels;

� The activity is not located in or seaward of a coastal sand dune system (1);

� The activity is not located in a high- or moderate value inland waterfowl and wading bird habitat; a tidal waterfowl and
wading bird habitat that is a saltmarsh or mudflat; a shorebird nesting, feeding and staging area; a significant vernal pool
habitat; or another significant wildlife habitat or Essential Habitat (see the MELS Site Map Explorer (2) and activate the
map layers for Wildlife Habitat Data: �Essential Habitats� and �Natural Resources Protection Act Habitats");

� If located in a coastal wetland, the activity will not cover or destroy saltmarsh or eelgrass vegetation;

� I am placing no more than 200 sq. ft. of biodegradable stabilization materials below the normal high water line of a
freshwater body or no more than 400 square feet below the highest astronomical tide line of a coastal wetland (3);

� Any biodegradable materials that are being placed above the base of the bank are being used to support the
establishment of native vegetation; and

� I am complying with the local Shoreland Zoning ordinance.

I am installing no more than 100 linear ft. of riprap along the shoreline of a great pond (lake), a freshwater wetland with
over 20,000 sq. ft. of open water, or a stream or brook (not a river), and:

2/4/2026 6:18:42 PM Page 6 of 13

2026.04.07 Planning Board - PACKET - (Page 175 of 238) Page 28 of 35General Attachment: THERRIEN LETTER SUBMISSION.pdf (Page 28 of 35)



General Attachment: THERRIEN LETTER SUBMISSION.pdf

� I am only placing riprap in areas where soils are exposed due to erosion from wave action, currents, ice scouring or
changes in water levels;

� The total linear feet of shoreline stabilized by riprap, retaining walls or other similar structures on my lot will not exceed
100 linear ft. along the shoreline nor 200 sq. ft. below the normal high water line;

� Riprap will not be placed in a high- or moderate value inland waterfowl and wading bird habitat, significant vernal pool
habitat, or other significant wildlife habitat or Essential Habitat (see the MELS Site Map Explorer (2) and activate the
map layers for Wildlife Habitat Data: �Essential Habitats� and �Natural Resources Protection Act Habitats"); and

� I am complying with the local Shoreland Zoning ordinance.

I am installing no more than 125 linear ft of riprap along the shoreline of a coastal wetland and:

� I am only placing riprap in areas where soils are exposed due to erosion from wave action, currents, ice scouring or
changes in water levels;

� The project will protect: a water-dependent structure (e.g., pier, stormwater outfall, stairs to water); a septic system
located <25 ft from the eroding bank; a publicly owned open space (e.g., park); or a residential dwelling, commercial or
public building or facility, or road that legally existed prior to 1/1/26 (or is part of a redevelopment) and that is located
<100 ft from the eroding bank;

� If the project will protect an open space or dwelling, building/facility, or road, the bank has been eroding at least 1 foot
landward per year on avg., at least 5 feet landward in a single year, or is classified as or determined by the Maine
Geological Survey to be an unstable or highly unstable bluff (4);

� Riprap will not be placed in, seaward, or within 25 ft of a coastal sand dune system (1);

� Riprap will not be placed in or seaward of a coastal barrier resources system unit (see the MELS Site Map Explorer
(2) and activate the map layer for DEP Layers: �Coastal Barrier Resources System�);

� Riprap will not be placed in a tidal waterfowl and wading bird habitat that is a saltmarsh or mudflat; a shorebird
nesting, feeding and staging area; or another significant wildlife habitat or Essential Habitat (see the MELS Site Map
Explorer (2) and activate the map layers for Wildlife Habitat Data: �Essential Habitats� and �Natural Resources
Protection Act Habitats");

� The total area of shoreline stabilized by riprap, seawalls, retaining walls or similar structures on my lot will not exceed
125 linear ft along the shoreline, nor 400 sq. ft below the highest astronomical tide line (3);

� The activity will not cover or destroy saltmarsh or eelgrass vegetation; and

� I am complying with the local Shoreland Zoning ordinance.

Select Applicable Activity

1) Maine Geological Survey sand dune maps
2) MELS Site Map Explorer
3) Maine Geological Survey highest astronomical tide map
4) Maine Geological Survey coastal bluff maps

Sec. (08) Standards
Accept # Standard

1

No trees larger than 4 inches diameter at breast height may be removed, except as necessary for regrading to
allow for the required slope of between 1.5H:1V to 3H:1V for riprap, or for equipment access to the water. Hazard
trees* may also be removed.

*A hazard tree is defined as follows: �A tree with a structural defect, combination of defects, or disease resulting
in a structural defect that under the normal range of environmental conditions at the site exhibits a high probability
of failure and loss of a major structural component of the tree in a manner that will strike a target. A normal range of
environmental conditions does not include meteorological anomalies, such as, but not limited to: hurricanes;
hurricane-force winds; tornados; microbursts; or significant ice storm events. Hazard trees also include those trees
that pose a serious and imminent risk to bank stability. A target is the area where personal injury or property
damage could occur if the tree or a portion of the tree fails. Targets include roads, driveways, parking areas,
structures, campsites, and any other developed area where people frequently gather and linger.�

2

Disturbance of otherwise vegetated portions of the shoreline and bank must be avoided to the greatest extent
possible, except for removal of invasive species. If non-invasive vegetation must be disturbed during the activity,
similar types and amounts of native vegetation must be re-established in accordance with the revegetation
standards in the Department�s Chapter 1000 Guidelines for Municipal Shoreland Zoning Ordinances
immediately upon completion of the activity and must be maintained to ensure survival.

3 A yard or other developed area may not be extended closer to the water as part of a shoreline stabilization activity,
and the elevation of a parcel may not be increased as part of a shoreline stabilization activity.

4
The following measures must be taken to prevent erosion of soil or fill material from disturbed areas into the
resource: The following measures must be taken to prevent erosion of soil or fill material from disturbed areas into
the resource:
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� For any soil disturbance that is limited to the upland, sediment controls such as trenched and anchored silt
fence, an erosion control mix berm at least 1 foot tall, staked straw bales, and/or anchored erosion control socks at
least 12 inches in diameter must be properly installed between the disturbance and the resource before the activity
begins and maintained until the disturbed area is permanently stabilized;

� Any soil disturbance within a freshwater wetland, great pond, river, stream, or brook must be done during
periods of low water to minimize impacts and must be temporarily or permanently stabilized daily.

� Any soil disturbance within a coastal wetland must be done at or near low tide and must be temporarily or
permanently stabilized before being submerged.

� Surface flows from above the disturbed area must be diverted around the disturbed area until final stabilization
and any diverted runoff must be managed to prevent erosion (examples of diversions include but are not limited to
erosion control mix berms or socks, sand bags, and shallow excavated trenches);

� Within 1 calendar day following the completion of any soil disturbance, and prior to any storm event, temporary
or permanent stabilization must be implemented or spread on any exposed soils;

� All disturbed soils must be permanently stabilized; and

� Within 30 days of final stabilization of the site, any silt fence, straw bales, or temporary erosion or sediment
controls containing plastic or other non-biodegradable materials must be removed and erosion control mulch
berms must be raked to a depth of no more than 6 inches.

5
If work is performed in a river, stream or brook that is less than three feet deep at the time of the activity and at the
location of the activity, the applicant must provide for temporary diversion of flow to the opposite side of the
channel while work is in progress and the following conditions must be met:

� Diversion may be accomplished by placing sandbags, timbers, sheet steel, concrete blocks, 6+ mil
polyethylene or geotextiles from the bank to midstream on the upstream side of the activity. No more than two-
thirds (2/3) or 25 feet of stream width, whichever is less, may be diverted at one time;

� Any material used to divert water flow must be completely removed upon completion of the activity, and the
stream substrate must be restored to its original condition; and

� A pump may be operated, where necessary, for a temporary diversion. The pump outlet shall be located and
operated such that erosion or the discharge of sediment to the water is prevented.

6 Wheeled or tracked equipment may not operate in the water. Equipment operating on the shore may reach into the
water with a bucket or similar extension. Equipment may cross streams or brooks on rock, gravel, or ledge bottom.

7 Work below the high water line of a great pond, river, stream, or brook or the highest astronomical tide line of a
coastal wetland must be done at low water or low tide except as required for emergency flood control work.

8

All excavated material must be stockpiled either outside the protected natural resource or on mats or platforms
while work is taking place. Appropriate sediment controls such as trenched and anchored silt fence, an erosion
control mix berm at least 1 foot tall, staked straw bales, anchored erosion control socks at least 12 inches in
diameter, or a combination of these methods must be used, where necessary, to prevent sedimentation. All
excavated material must be removed to a location more than 75 feet from the protected natural resource, unless
otherwise required by this section or otherwise approved by the DEP, and properly stabilized with vegetation upon
project completion.

9

When planting vegetation, native species must be used. If slopes are steeper than 2H:1V, the bank may be cut
back to a shallower slope for the purposes of establishing vegetation, as long as no trees larger than 4 inches
diameter at breast height are removed (except as necessary for equipment access and hazard tree removal as
noted in Standard 1 above). New soil may be added to the bank adjacent to the resource and soil amendments,
such as fertilizer or lime, may be used to increase soil fertility provided that:

� No soil is placed below the normal high water line or highest astronomical tide line;

� The slope is not steeper than 1H:1V;

� Water bars or diversions are used to divert stormwater runoff away from the new soil and/or soil amendments;

� The depth of new soil is less than 2 inches;

� The amendment is worked into the underlying soils; and

� Disturbed areas are immediately mulched and seeded.

Non-toxic, biodegradable tackifiers may be used for vegetation establishment only with prior written approval from
the DEP.

10 Biodegradable materials or riprap may be placed at or below the normal high water line or highest astronomical
tide line, provided that:

� On freshwater bodies, the biodegradable materials or riprap does not extend toward the water more than 2 feet
horizontally from the change of slope at the toe of the bank and does not fill more than 200 square feet below the
normal high water line (including fill placed during the activity and any pre-existing fill from shoreline stabilization
activities on the lot).

Accept # Standard
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� On coastal wetlands, the biodegradable materials or riprap does not extend toward the water more than 3 feet
horizontally from the change of slope at the toe of the bank and does not fill more than 400 square feet below the
highest astronomical tide line (including fill placed during the activity and any pre-existing fill from shoreline
stabilization activities on the lot).

11
Stakes used to secure biodegradable stabilization materials must be made of wood. Anchors or cables used to
secure biodegradable stabilization materials may be made of wood, bright steel, or galvanized steel. No stainless
steel may be used.

12 Tree root wads may be driven or anchored into the bank provided they do not impede navigation in the waterway.

13 Rocks used for riprap may not be obtained from the shoreline or a protected natural resource, unless the rocks are
from a previously failed riprap project. Riprap should be of similar color as the rocks and boulders in nearby areas.

14
Riprap may not be used to stabilize more than 100 linear feet of shoreline on a freshwater wetland, great pond,
stream or brook or more than 125 linear feet of shoreline on a coastal wetland (including existing portions of
shoreline stabilized riprap, retaining walls, seawalls or other similar structures on the lot).

15
Riprap may be utilized only where eroded slopes are steeper than 3H:1V. However, the slope of the riprap may
not be steeper than 1.5H:1V. The bank may be regraded to meet this standard. With prior written agreement, the
DEP may allow the slope to be as steep as 1H:1V.

16

Riprap installed on the shoreline of a great pond or open water wetland may not extend higher than 2 feet above
the normal high water line. Riprap installed on a stream or brook may not extend higher than either the base flood
elevation mapped by the Federal Emergency Management Agency (FEMA), or 2 feet above the normal high water
line, whichever is higher. Riprap installed on the shoreline of a coastal wetland may not extend higher than one foot
above the base flood elevation mapped by FEMA. (FEMA flood map information may be found at the FEMA
website (1) or your municipal office)

17

Riprap must be tapered downward as it approaches an abutting property line and may not be placed within 5 feet
of an abutting property line, unless the applicant owns the abutting property, the abutting property contains riprap
(or another structural stabilization measure) up to the property line, or the abutting property owner agrees in writing
that the riprap may be extended closer to the property line.

18

Riprap must be anchored at the base of the existing bank by placing the bottom row of rock in a trench excavated
at least to a depth equal to half the height of the largest rock, or the riprap must be pinned to underlying ledge. A
layer of filter fabric and/or at least 6 inches of well-graded gravel with less than 5 percent fines, or a layer of
dormant living brush bundles (a brush mattress), must be placed under the riprap to enhance the stability of the
project by preventing the erosion of soil under the riprap.

19

A vegetative buffer at least 10 feet wide as measured perpendicular to the shoreline and consisting of both native
woody and herbaceous vegetation must be established and maintained along the upland edge of the riprap
stabilization project.** The buffer must include trees if the project is along the shoreline of a river, stream or brook.
If the buffer is planted over a subsurface wastewater disposal system, the buffer may be comprised entirely of
herbaceous vegetation. The width of the buffer may be reduced if the DEP determines that a 10-foot buffer is not
feasible due to the proximity of a structure to the upland edge of the eroding shoreline. If a buffer consisting of
native woody vegetation or a diverse mix of native woody and herbaceous vegetation at least 5 feet wide already
exists along the upland edge of the stabilization project, no additional buffer width is required. However, the buffer
must be at least 25 feet wide if the project is conducted for the protection of agricultural land.

**This requirement does not apply to a project using riprap only for toe protection. (�Toe protection� is when
biodegradable stabilization materials or riprap is installed under or against the base of a bank, near the change in
slope at the base of the bank, to prevent the undercutting of the bank from waves or currents.)

20 Where feasible, native vegetation must be planted within gaps in the riprap.**

**This requirement does not apply to a project using riprap only for toe protection.

21
When sediment is excavated to allow for riprap stabilization adjacent to a coastal wetland, the excavated sediment
must be evenly distributed across the riprap. This requirement may be waived if the DEP determines that it is not
feasible due to site conditions.

22

Design of a riprap stabilization project along the shoreline of a coastal wetland must be approved by a design
professional such as a Maine Registered Professional Engineer or a contractor or consultant with demonstrated
experience designing coastal shoreline stabilization projects. Evidence of the design professional�s approval
and credentials must be submitted with the Notification Form. With prior written agreement, the DEP may waive
this standard for riprap stabilization activities in an area that is not mapped by FEMA as a high-velocity flood zone.
(FEMA flood map information (1) may be found at the FEMA website or your municipal office)

23

Design of a riprap stabilization project along the shoreline of a stream or brook must be approved by either a
Maine Registered Professional Engineer, the United States Natural Resources Conservation Service, or the local
Soil and Water Conservation District. Evidence of this approval or plans stamped by a professional engineer must
be submitted along with the Notification Form. With prior written agreement, the DEP may waive this standard for
minor riprap activities on small streams.

Accept # Standard
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1) FEMA flood map information

Activity Start Date
06/08/2026

Activity End Date
06/26/2026

Name of Waterbody or Resource
Casco Bay

COASTAL WETLAND

installation of riprap

Photograph Requirements � Section 08

The applicant is required to submit a minimum of one photograph in an orientation parallel to the shoreline and one photograph in an
orientation perpendicular to the shoreline from the resource landward along each 25-foot section of shoreline where the activity is
proposed. The photographs must clearly document erosion of the shoreline caused by wave action, currents, ice scouring or
changes in water levels. The photographs should include a person or some other object for scale. Photographs along a coastal
shoreline must be taken at or near low tide.

For an activity using riprap along the shoreline of a coastal wetland, the applicant must provide photographs or site plans showing
the structure(s) or publicly owned open space that the riprap is designed to protect in accordance with subsection (A)(2)(b) above.
As applicable, the applicant must also provide a measurement from the structure to the upland edge of the eroding bank (see
subsections (A)(2)(b)(ii)&(iii)) and either a Maine Geological Survey map or site-specific evaluation by the Maine Geological Survey
showing the bluff as unstable or highly unstable or dated photographs, satellite imagery, or aerial imagery demonstrating that the
area where the project is proposed has eroded at least five feet landward in a single year or is eroding at least one feet landward
per year, on average, over multiple years (subsections(A)(2)(b)(iii and iv)).

If applicable, the applicant must submit photographs of all pre-existing riprap on the lot and photographs or descriptions of all pre-
existing fill from stabilization activities below the normal high water line or highest astronomical tide line on the lot. The applicant
must state how many linear feet of shoreline on the lot have been stabilized using riprap and how many square feet of fill from
stabilization exists below the normal high water line or the highest astronomical tide line on the lot.

Photographs
IMG_7280.jpg - 02/04/2026 01:31 PM
IMG_7282.jpg - 02/04/2026 01:31 PM
IMG_7286.jpg - 02/04/2026 01:31 PM
IMG_7288.jpg - 02/04/2026 01:31 PM
IMG_7289.jpg - 02/04/2026 01:31 PM
IMG_7290.jpg - 02/04/2026 01:31 PM
IMG_7291.jpg - 02/04/2026 01:31 PM
IMG_7292.jpg - 02/04/2026 01:31 PM
IMG_7294.jpg - 02/04/2026 01:31 PM
IMG_7301.jpg - 02/04/2026 01:31 PM
Comment

Site Plan Drawing Requirements - Section 08
The applicant must submit a scaled drawing and at least two cross-sections of the proposed activity. The drawing must clearly
depict the property boundaries, the normal high water line or highest astronomical tide line, and the extent of any soil disturbance,
grading, vegetated areas, biodegradable stabilization materials, and/or riprap proposed to be installed, such as the length along the
shoreline, square footage of fill below the normal high water line or highest astronomical tide line, and height above and below the
normal high water line or highest astronomical tide line. The drawing must be legible and drawn to a scale that provides a clear
representation of distances and measurements on the plan.

If applicable, the applicant must submit approval from a Maine Registered Professional Engineer, the United States Natural
Resources Conservation Service, or the local Soil and Water Conservation District for the design of a riprap stabilization activity
along the shoreline of a stream or brook.
If applicable, the applicant must submit approval from, and evidence of the credentials of, a design professional for the design of a
riprap stabilization activity along the shoreline of a coastal wetland.

The applicant must submit a plan for how machinery will access the project site. If work will be done below the normal high water line

Type of waterbody or resource

Shoreline Stabilization Activity

2/4/2026 6:18:43 PM Page 10 of 13
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The applicant must submit a plan for how machinery will access the project site. If work will be done below the normal high water line
or highest astronomical tide line, the plan must describe how machinery will access these areas.

Site Plan Drawing
FEB_TSF_PROPOSED PLAN.pdf - 02/04/2026 06:10 PM
WALL X-SECTION.pdf - 02/04/2026 06:11 PM
Comment

Professional Riprap Design Plans
RIPRAP DESIGN stamp.pdf - 02/04/2026 01:38 PM
Comment

Instructions for Public Notice Filing and Certification
Public Notice Filing and Certification is required by Chapter 2 and Chapter 305.  More information and the required document
templates can be found on this page.  Notice must be filedwithin 30 days prior to filing the application.  Notice must be given to
abutters (unlesslocated one mile or more from the proposed activity) and the municipal office. 

A mailing of the Notice of Intent to File was sent to all abutters within 30 days prior to filing of the application; and
A mailing of the Notice of Intent to File and a duplicate copy of the application was sent to the town office of the municipality in which
the project is located.

Copy of the notice and a list of persons to whom notice was provided
B_Public Notice Instructions & Certification - Individual permits.pdf - 02/04/2026 01:38 PM
C_ABUTTERS_MapLotU17061_1000ftBuffer.pdf - 02/04/2026 01:38 PM
A_Notice of Intent to File - Individual NRPA.pdf - 02/04/2026 03:31 PM
Comment

I understand and agree with the terms listed below

 Discretionary authority. Notwithstanding compliance with the PBR applicability requirements and standards set forth in this
chapter, the DEP may require an individual permit application to be filed in any case where credible evidence indicates that
the activity: (1) May violate the standards of this rule or the NRPA (38 M.R.S.A. Section 480-D); (2) Could lead to significant
environmental impacts, including cumulative impacts; or (3) Could adversely impact a resource of special concern.

  "I authorize staff of the Departments of Environmental Protection, Inland Fisheries & Wildlife, and Marine Resources to access
the project site for the purpose of determining compliance with the rules..

  I understand that this PBR becomes effective 20 working days after receipt by the Department of this completed form, the
required submissions, and fee, unless the Department approves or denies the PBR prior to that date.

  By signing this Notification Form, I represent that the project meets all applicability requirements and standards in Chapter 305
rule and that the applicant has sufficient title, right, or interest in the property where the activity takes place."

 

Section Processing Fee
331.00

Fee Total

Total Processing Fees
331.00

Total Licensing Fees
0.00

Service Fee (per transaction)
2.00

Processing Fee Details
NRPA Permit by Rule: $331.00

I certifty that:

Certification
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Licensing Fee Details
No Licensing Fees

Total Fees
333.00

Online payment is required before submitting this application. Please pay online using the  DEP Payment Portal for the list of
products shown. Ensure that your total paid matches the total above. Enter your payment confirmation number below before
submitting this application.

Payment Portal Products
Natural Resources Protection Act (Permit-by-Rule):$331.00

Receipt ID
17176

Payment Confirmations
PBR - DEP Payment Confirmation - 17176.pdf - 02/04/2026 01:46 PM
Comment

Payment Portal Amount Paid
333.00

Attachments

Date Attachment Name Context Confidential? User
2/4/2026 6:11
PM WALL X-SECTION.pdf Attachment No Tom

Farmer

2/4/2026 6:10
PM FEB_TSF_PROPOSED PLAN.pdf Attachment No Tom

Farmer

2/4/2026 6:09
PM 01_Therrien cover letter.pdf Attachment No Tom

Farmer

2/4/2026 3:31
PM A_Notice of Intent to File - Individual NRPA.pdf Attachment No Tom

Farmer

2/4/2026 1:46
PM PBR - DEP Payment Confirmation - 17176.pdf Attachment No Tom

Farmer

2/4/2026 1:38
PM C_ABUTTERS_MapLotU17061_1000ftBuffer.pdf Attachment No Tom

Farmer

2/4/2026 1:38
PM

B_Public Notice Instructions & Certification - Individual
permits.pdf Attachment No Tom

Farmer

2/4/2026 1:38
PM RIPRAP DESIGN stamp.pdf Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7301.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7294.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7292.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7291.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7290.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7289.jpg Attachment No Tom

Farmer
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2/4/2026 1:31
PM IMG_7288.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7286.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7282.jpg Attachment No Tom

Farmer

2/4/2026 1:31
PM IMG_7280.jpg Attachment No Tom

Farmer

1/7/2026 1:11
PM agent auth form, signed.pdf Attachment No Tom

Farmer

Date Attachment Name Context Confidential? User

Status History

User Processing Status
1/7/2026 12:38:09 PM Tom Farmer Draft

2/4/2026 6:13:27 PM Tom Farmer Submitting

2/4/2026 6:13:37 PM Tom Farmer Submitted

2/4/2026 6:13:42 PM Tom Farmer In Process
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March 19, 2026 
 
Lisa, 
 
March 10, 2026 Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
1 Congressional Drive- Golf Traditions Inc- No comments at this time. 
  
Old Mill Road- Mussel Cove Association- No comments at this time. 
 
Clapboard Island- Tim Forrester representing Clapboard Island Family LLC- No comments at this time. 
 
24 Town Landing Road- Phillip & Cynthia Therrin- No comments at this time. 
 
5 Ellrose Lane- Eric & Shannon Johannessen- No comments at this time. 
 
422 US Route 1- NDVH Maine Realty LLC- No comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 

Jay S. Hallett 

 

Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 
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Town of Falmouth        
Public Works Department      

101 Woods Road 

Falmouth, ME 04105 

     

Date:   March 25, 2026 

To:  Nicholas King, Land Use Planner 

From:  Justin Early, Assistant Director of Public Works/Town Engineer 

Re:  Planning Board Review: 24 Town Landing Road Shoreland Zone Review 

 

 

Public Works reviewed the subject application and have the following comments: 

 

1. The plan currently shows all existing trees within the project area to remain in place. It’s unclear 

how this will be possible with the required excavation for the riprap, stone, and fabric, particularly 

for the tree shown within the proposed riprapped area. 

 

2. The plan shows areas of existing exposed soil erosion that are not being stabilized. We request the 

applicant explain the reason for not including the proposed work to these areas. 

 

3. The slope protection detail calls for a “Biodegradable Filter Fabric” to be placed behind the 

proposed riprap. This is a design element that we have not familiar with and would like more 

clarification on the reasoning in using a biodegradable filter. The use of a geotextile behind the 

riprap is common practice to act as a separator (or filter) to prevent soil particles from migrating into 

the rock voids, while still allowing water to pass through. There is concern that soil migration from 

the subgrade will eventually occur without the presence of a barrier, after the filter fabric degrades, 

and thus weakening the riprap stabilization. 
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MBLU Location Owner Name Co-Owner Name Address 1 City, State, Zip

U17/  60/  /  / 20 TOWN LANDING RD LHJ HOLDINGS LLC 20 TOWN LANDING RD FALMOUTH, ME 04105

U17/  61/  /  / 24 TOWN LANDING RD C-SPIRIT LLC 65 AQUAMARINE CT AUBURN, ME 04210

U17/  63/  /  / 31 TOWN LANDING RD STUDER JACQUELINE L HOOTS BRENT F 31 TOWN LANDING RD FALMOUTH, ME 04105

U17/  64/  /  / 29 TOWN LANDING RD WHITE MADELINE 29 TOWN LANDING RD FALMOUTH, ME 04105

U17/  65/  /  / 27 TOWN LANDING RD DAVIDSON JOHN W DAVIDSON BARBARA Q 27 TOWN LANDING RD FALMOUTH, ME 04105

U17/  72/  /  / 23 TOWN LANDING RD STECIUK MARK & RONDA 23 TOWN LANDING RD FALMOUTH, ME 04105
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1

Nicholas King

From: Daniel Marks
Sent: Tuesday, March 31, 2026 2:36 PM
To: Lisa Sangillo
Cc: Nicholas King; Mark Damon
Subject: RE: April 7, 2026 Planning Board Staff Review Memo

Hi Lisa and Nick, 
 
Following are WW comments on this month’s PB comments.  We only have comments on 24 Town 
Landing.  All other projects are not in public sewer area while some have private sewer systems.   
 
24 Town Landing 

- The sewer easement lines appear to be shown but are not labeled.  It does not appear that any 
work is proposed within the sewer easement.  Sewer pipe is not shown on the Proposed X-Section 
drawing, which we believe to be because the proposed work is outside of the sewer easement and 
therefore sewer pipe is at least 20’ away from the proposed slope and work.  Wastewater 
Department approval is based on these understandings.  If these understandings are incorrect, 
please show impact to sewer infrastructure, including easement area, clearly on the plans and 
profiles.   

 
Thank you, 
Dan 
 
 
Dan Marks (he/him) 
Wastewater Superintendent 
Town of Falmouth 
 
“Pollution is nothing but resources we're not harvesting. We allow them to disperse because we've been 
ignorant of their value.” 
― R. Buckminster Fuller 
 
From: Lisa Sangillo <lsangillo@falmouthme.org>  
Sent: Tuesday, March 10, 2026 4:47 PM 
To: Adam Causey <acausey@falmouthme.org>; Beth Pauls <bpauls@falmouthme.org>; Caleb Hemphill 
<chemphill@falmouthme.org>; Daniel Marks <dmarks@falmouthme.org>; David Young <dyoung@falmouthme.org>; 
Dwayne Brown <dbrown@falmouthme.org>; Ellen Planer <eplaner@falmouthme.org>; Ethan Croce 
<ecroce@falmouthme.org>; Howard Rice <hrice@falmouthme.org>; Jay Hallett <jhallett@falmouthme.org>; Jeffrey 
Buxton <jbuxton@falmouthme.org>; Jessica Costa <jcosta@falmouthme.org>; Justin Brown 
<jbrown@falmouthme.org>; Justin Early <jearly@falmouthme.org>; Lucky D'Ascanio <ldascanio@falmouthme.org>; 
Maggie Edson <medson@falmouthme.org>; Mark Damon <MDAMON@falmouthme.org>; Nathan Poore 
<npoore@falmouthme.org>; Nicholas King <nking@falmouthme.org>; Susan Holt <sholt@falmouthme.org> 
Subject: April 7, 2026 Planning Board Staff Review Memo 
 
Hi all, 
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2

 
Attached is the REVISED staff review memo for the April 7, 2026 Planning Board 
meeting.  Please have all comments to Nick and me no later than Wednesday, 
April 1st.  The link below is to the Staff Review folder where all the digitals are 
located.  Caleb, you should have received a DropBox link.  Fire/EMS, Public 
Works, and Wastewater paper copies are in your mailboxes here at Town Hall. 
 
S:\common\StaffReview-Planning Board\2026\04-April 
 
Let me know if anyone has any questions. 
 
Thanks very much, 
Lisa  뇤눎눐눑눒눏 
 
Lisa Sangillo, CMA 
Administrative Coordinator 
Town of Falmouth 
271 Falmouth Road 
Falmouth, ME  04105 
207/781-5253, ext 5303 
207/699-5303 (direct) 
207/781-3640 (fax) 
lsangillo@falmouthme.org 
 
PLEASE NOTE:  FALMOUTH TOWN HALL IS CLOSED EVERY FRIDAY. 
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1  

Nicholas King 
 

 

From: Justin Early 

Sent: Tuesday, March 31, 2026 2:05 PM 

To: Nicholas King 

Subject: RE: FW: Settlement of Application Approval Fee – Shoreline Stabilization Proposal (24 

Town Landing Road) 

 

Hello Nick, 
 

I am satisfied with the applicant’s responses to my original comments (dated 3/25/26) and have no further 
comments. 

 
Justin Early, P.E. 
Assistant Director of Public Works/Town Engineer 

 

Town of Falmouth 
Public Works Department 
101 Woods Road 

Falmouth, ME 04105 
207-781-3919 
jearly@falmouthme.org 
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Planning Office Review Notes for Planning Board Meeting of April 7, 2026 
 

Site Address:  24 Town Landing  
Agent: Tom Farmer 
Property Owner/Applicant: Philip & Cynthia 
Therrien  

Map/Lot #:  U17-061’;[ppp 
Zoning District(s):  
RA 

 
Project Summary 
 
This project at 24 Town Landing Road aims to stabilize an actively eroding coastal bluff located 

approximately 35 feet from the house. The shoreline is experiencing significant undercutting and 

slumping due to tidal forces, increasing the risk of slope failure. The site is also within a mapped flood 

hazard area (Zone VE) and identified as an unstable coastal bluff. 

To address these conditions, the project proposes targeted riprap stabilization along less than 125 linear 

feet of shoreline. This includes replacing existing toe stones with larger boulders to improve stability and 

extending new riprap into previously unprotected areas. The stabilization will extend up the slope to 

elevation 19 feet (base flood elevation), with no encroachment beyond the high tide line. 

Construction will occur from the beach using temporary access measures to minimize environmental 

impact. Existing trees will be preserved, with limited vegetation removal only where necessary for 

installation. Additional erosion control will be provided through a new vegetated buffer at the top of the 

slope. 

The project has already received approval from the Maine DEP under a Permit-by-Rule prior to submitting 

an application with the Planning Board. 

Applicable Ordinance Section: 

• Section 19-10 Residential A District (RC) 

• Div. II-19-1-7 Shoreland Zoning (Limited Residential) 

Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 
 
Proposed Conditions of approval: 

1. The development is to be constructed in accordance with the plans, maps, diagrams, specifications, 
textual submissions, and testimony presented by the applicant and approved by the Board. 

2. Prior to commencement of site work and construction: 

a. The applicant shall pay the $200 Shoreland Zone inspection fee. 
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b. The applicant shall obtain a signed copy of the final approved plan set from the Planning 
Office.  

c. Applicant shall update plans per Town Engineer’s comments. 

d. Applicant shall update plans per Wastewater comments. 
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TRUE NORTH:

DESCRIPTION DATE

PO Box 3372
Portland, Maine 04104

1.207.775.2655
www.acorn-engineering.com

Acorn Engineering, Inc.

9/5/2023

SHEET TITLE:

        NOT FOR CONSTRUCTION

ACORN PROJECT #: DRAWN BY:

SCALE: DESIGNED BY:

SMRT Architects & Engineers

MARCH 10, 2026

PORTLAND VETERINARY
EMERGENCY AND SPECIALTY

1201 FAB/BJK
SJL

CARE

Acorn Engineering
Augustine Design Group

Project Team:

REV
PRE-APP REVIEW

SCHEMATIC DESIGN 11/16/2023
FAB
SJL

LOCAL SITE PLAN REVIEW 03/06/2024SJL

TOWN OF FALMOUTH

SLOD / NRPA / USACE REVIEW 03/22/2024SJL
CCSWDC PRELIMINARY REVIEW 03/29/2024FAB

DESIGN DEVELOPMENT 04/18/2024SJL
LOCAL SITE PLAN REVIEW - II 05/14/2024SJL

90% REVIEW 06/20/2024SJL
MDEP COMMENT RESPONSE 07/25/2024SJL

STAFF COA REVIEW 10/4/2024SJL
UTILITY SERVICE UPDATE 10/22/2024SJL

MDOT TMP 12/3/2024SJL
100% CDs 12/11/2024SJL

MINOR SITE AMENDMENT

RFI CONST-60, LIGHTING 4/29/2025SJL
RFIs CONST-92, 94, 97 5/28/2025SJL

MINOR SITE AMENDMENT 9/4/2025SJL
MINOR SITE AMENDMENT 3/10/2026SJL

SITE PLAN

0

1" = 50'

100'50'25' 150'12.5'

C-10
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Nick King, Planner March 10, 2026 

Planning Division - Town of Falmouth, Maine 
271 Falmouth Road 

Falmouth, ME 04105  

 
Subject: Minor Site Plan Amendment 

 Proposed Multispecialty Veterinary Hospital - US Route 1, Falmouth, Maine 
 

Dear Mr. King and members of the Planning Board, 

 
Acorn Engineering, Inc. (Acorn) is pleased to submit this minor site plan amendment application on 

behalf of Dr. Marta Agrodnia of Portland Veterinary Emergency and Specialty Care (PVESC) and 

NDVH Maine Realty, LLC. The Major Site Plan project located on US Route 1 (U62-001) was 
approved on June 4th, 2024. This submission is seeking approval for minor modifications to the 

approved site and grading plans to facilitate localized bedrock blasting and excavation. 
 

Construction of the approved veterinary hospital is underway and the facility anticipates opening 

in the fourth quarter of 2026.  At this time, the Ownership and Development team is contemplating, 
at a concept level, future uses of the property.  Future development will require extension of the 

approved site access drive and utility corridor on the property.  Due to high bedrock elevations in 

the footprint of the concept roadway and utility corridor extension, bedrock blasting will need to 
occur.  Construction of a roadway and utilities extension which avoids blasting is technically 

infeasible considering normally-accepted roadway safety standards and utility depth requirements. 

 
Although we are not seeking approval for construction of any additional access drive or utility 

extension at this time, we are requesting approval to conduct localized bedrock blasting and test 
pit/boring exploration to prepare for future roadway extension under a separate permit and 

approval. Conducting the blasting work in spring/summer 2026, prior to the veterinary hospital’s 

opening, will accomplish the following: 

• Avoid interruption of delicate, technical surgical procedures once the veterinary hospital has 
opened in its 24/7 operational capacity. 

• Reduce stress and disruption on veterinary hospital patients and staff. 

• Reduce the likelihood of structural damage to the parking lot and building, once fully 

constructed. 

• Allow the Contractor to conduct this work now, while they are mobilized to the site  with their 

heavy equipment. 

Conducting this work in summer 2026 is seen as a sensible solution by the design, Ownership, and 
Development team to prepare for future development while minimizing future disruptions to the 

operating hospital. Blasting would occur directly adjacent to the south extent of the approved 

facility’s parking lot and would result in no greater than 10,000 SF of additional disturbed area.   
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This expansion is allowable through our existing Maine DEP Site Location of Development Act 
permit without amendment, which we have confirmed with Department staff.  Additionally, we have 

identified areas of proposed test pit/boring exploration to confirm bedrock surface elevations, and, 

ultimately, inform design of future roadway corridors to serve commercial development, and 
potential residential development contingent upon establishment of a contract zone or potential 

amendment to Permitted Uses in the BP zone. 
 

We are proposing that the blasted area be left as a stabilized rock surface, which will provide a 

similar or improved permeability rate as it is essentially a porous surface.  Instead of spending the 
time, resources, fossil fuels, and money to fill, grade, loam, and vegetate this area now only for it to 

be likely disturbed in the future, we are proposing that the Board consider a Condition of Approval 

that would require the Applicant to loam and seed the area if development permits for roadway and 
utilities extension are not submitted by April 7, 2028. 

 
To supplement this letter, we have provided revised C-10 (Site Plan) and C-30 (Grading & Drainage 

Plan) sheets for Board approval, as well as a concept drawing (C-12) depicting the future drive 

extension corridor, for context.  C-10 and C-30 show the approximate area of disturbance, along with 
the rough grading and erosion and sedimentation controls that will be installed in tandem with 

these activities.  

 
We appreciate Staff and the Board’s review of our submitted materials and look forward to 

discussing the proposed amendments with you.  If you have any questions regarding these materials, 

please do not hesitate to contact us. 
 

Sincerely, 
      

 

 

Samuel J. Lebel, P.E.     Finn A. Bondeson, P.E. 

Senior Project Manager     Associate Project Manager 
Acorn Engineering, Inc.     Acorn Engineering, Inc 

 

 
The following drawings are included in this submission: 

 

➢ Attachment 1: Revised Site & Grading/Drainage Plans – for Board approval 
➢ Attachment 2: Conceptual Roadway Extension Plan – for context 
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Amended March 22, 2021 

FALMOUTH PLANNING BOARD REQUEST FOR HEARING 

IN ADDITION TO THE SPECIFIED REVIEW FEES, APPLICATIONS SHALL BE ACCOMPANIED BY A 

 $125.00 FEE TO COVER THE COST OF NOTIFICATIONS AND PUBLISHING. 

Name of Applicant: _____________________________________________  

Fax: _____________ E-Mail: ________________________________ Alt. Phone # ________________ 

Full Address: ________________________________________________________________________ 

Map: _____________ Lot: ______________ Zone: _______________

Property Owner (if other): ______________________________________________________________ 

Full Address: __________________________________________________Phone: ________________ 

The undersigned requests that the Falmouth Planning Board consider the following application for: 

______ Major Subdivision 

______ Site Plan Review 

______ Shoreland Zone Permit 

______ Contract Zoning 

______ Fill Permit 

______ Other (specify) __________________________________________________________ 

Notes to the Applicant: 
1. A short description of the project must be attached to this form.  This application must be filed at the Town Hall

no later than twenty-eight (28) days prior to the regular meeting of the Board (1st Tuesday monthly).

Applications shall be accompanied by all application fees and materials required by the applicable ordinance(s),

checklists and fee schedule.

2. All applications shall include all materials and copies as specified on the submittal requirements form.

3. All materials in color shall be copied in color.

Application Authorization 
I hereby make application to the Town of Falmouth for the above-referenced property(ies) and the development as 

described.  To the best of my knowledge, the information provided herein is accurate and is in accordance with the 

Zoning and Subdivision Ordinances of the Town, except where waivers are requested.  The Town of Falmouth 

Planning Board and/or town employees are authorized to enter the property(ies) for purposes of reviewing this 

proposal and for inspecting improvements as a result of an approval of this proposal.  I understand that I am 

responsible for appearing, or having someone appear on my behalf, at all meetings before the Planning Board. 

Unless the applicant has submitted notice to the Community Development Department as part of the initial and any 

subsequent submittals, no alteration of site conditions, including the existing landscape, structures and buildings, 

shall occur between the date of application submittal and the date the application has received final sign off from 

staff after Planning Board approval. 

Signed: Date: ______________ 

Printed name: 

Please identify yourself (check one): Agent*  Property Owner  

*(If you are an agent, written authorization from the property owner must be attached to this form.) 

U62 001 BP

_____     Pre-application Sketch Plan Review

______ Minor Subdivision 

______ Private Way 

______ Sign Permit 

x
Finn Bondeson, PE, Acorn Engineering, Inc.         fbondeson@acorn-engineering.com

Address of Property to be Developed: (if different) _____________________________________424 US Route 1, Falmouth, ME 04105  

martaagrodnia@gmail.comn/a

NDVH Maine Realty, LLC. c/o Dr. Marta Agrodnia, DVM, DACVS

43 Stonegate Road, Cape Elizabeth, ME 04107

Phone: (207) 775-2655

03/10/2026
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Falmouth VESC Pre-application materials

From: Marta Agrodnia <martaagrodnia@gmail.com>
Sent: Tuesday, September 5, 2023 10:17 AM
To: Finn Bondeson <fbondeson@acorn-engineering.com>
Cc: Aaron Agrodnia <agrodni1@msu.edu>; Sam Lebel <slebel@acorn-engineering.com>
Subject: Re: Falmouth VESC Pre-application materials

Attention: Mr. Nicholas King, and the Town of Falmouth Land Use Planning Board

I am authorizing Acorn Engineering to prepare and submit an application for the use of Parcel 1 on 
the northwesterly side of Route 1 on behalf of NDVH Maine Realty, LLC to build a multispecialty 
veterinary hospital.  

Marta D. Agrodnia, DVM, DACVS
Owner, Portland Veterinary Emergency and Specialty Care
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March 19, 2026 
 
Lisa, 
 
March 10, 2026 Planning Department Memorandum. 
 
The Fire Department offers the following responses to the item: 
 
1 Congressional Drive- Golf Traditions Inc- No comments at this time. 
  
Old Mill Road- Mussel Cove Association- No comments at this time. 
 
Clapboard Island- Tim Forrester representing Clapboard Island Family LLC- No comments at this time. 
 
24 Town Landing Road- Phillip & Cynthia Therrin- No comments at this time. 
 
5 Ellrose Lane- Eric & Shannon Johannessen- No comments at this time. 
 
422 US Route 1- NDVH Maine Realty LLC- No comments at this time. 
 
If you have any questions or concerns, feel free to contact me. 
 

Jay S. Hallett 

 

Assistant Fire Chief  
Falmouth Fire-EMS 
8 Bucknam Road 
Falmouth, ME 04105 
(207)781-2610 ext. 5256 
Fax (207)699-5268 
 
Email: jhallett@falmouthme.org 
 

 
 

Under Maine's Freedom of Access ("Right to Know") law, all e-mail and e-mail attachments received or prepared 
for use in matters concerning Town business or containing information relating to Town business are likely to be 
regarded as public records which may be inspected by any person upon request, unless otherwise made 
confidential by law 
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Town of Falmouth        
Public Works Department      

101 Woods Road 

Falmouth, ME 04105 

     

Date:   March 26, 2026 

To:  Nicholas King, Land Use Planner 

From:  Justin Early, Assistant Director of Public Works/Town Engineer 

Re:  Planning Board Review: 422 US Route One (PVESC) Site Plan Amendment Review 

 

 

Public Works reviewed the subject application and have no comments. 
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The following attachment is not a PDF, so a link to the native file format is being provided instead:

422 US Route 1 Abutter List.xlsx (LINK)
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Planning Office Review Notes for Planning Board Meeting of April 7, 2026 
 

Site Address:  US Route 1  
Agent: Acorn Engineering  
Property Owner/Applicant: NDVH Maine Realty, 
LLC  

Map/Lot #:  U62-001 
Zoning District(s):  
BP  

 

Project Summary 
 
This amendment is for the approval of minor modifications to the approved site and grading plans to 
allow for localized blasting. This request is limited to allowing targeted ledge removal and subsurface 
investigations in an area where future site access and utility infrastructure may be extended. No new 
roadway or utility construction is proposed at this time. The need for ledge removal is driven by 
shallow bedrock conditions that would prevent compliant roadway grades and utility installation 
depths if left unaddressed. 
 
The timing of this work is intentional, as it allows these activities to be completed prior to the 
veterinary hospital becoming operational in late 2026. Advancing the work now will help prevent 
future conflicts with around-the-clock medical operations, avoid disruption to staff and animals, and 
reduce the risk of impacts to completed site features. It also allows the work to occur while 
construction equipment is already on-site. 
 
The proposed disturbance area is limited in size (approximately 10,000 square feet) and is located 
near the southern portion of the approved parking area. This activity remains consistent with the 
existing Maine DEP permit. Following completion, the area will be left in a stable condition as 
exposed ledge, rather than temporarily restored, to avoid redundant site work if future development 
proceeds. 
 
A condition is proposed that would require final stabilization with loam and seed if permits for the 
anticipated future improvements are not submitted by April 2028. 
 
Updated plan sheets have been provided to illustrate the limits of work and associated erosion 
control measures, along with a conceptual exhibit showing how the area may function as part of a 
future site expansion 
 
Staff support this item to be on the Administrative Action Item for the April Planning Board Meeting. 

 
Primary Applicable Regulatory Provisions: 
 

• Section 19-12 Business and Professional (BP) District 
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• Division II-19-1-9 Planning Board Site Plan Review 

 

Proposed Conditions of Approval:  

1. The project is to be constructed in accordance with the plans, maps, diagrams, specifications, 

textual submissions, and testimony presented by the applicant and approved by the Board. 

2. All Conditions of approval from the June 2024 Planning Board Approval still apply. 

3. Prior to the commencement of blasting and earthwork in this area, the applicant shall update the 

site plan with a note memorializing that if approvals and permits have not been issued by April 

2028, than the applicant will be required to finalize stabilization with loam and seed.  

4. Final plans shall be submitted for review to the Planning Office prior to commencement of work 

related to this approval. 
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Amendment to Ch.II-19 of the Code of Ordinances 

Prohibit Self-Storage Facilities in the MUC District 

Council Introduction: February 23, 2026 

 
 
 

Sec. 19-13 Mixed Use Cluster District (MUC) [Amended 4/25/22; 12/11/23; 4/24/24] 
To establish within the Town of Falmouth areas for well-planned mixed use developments 
with access to the region's major highway system. 

 

Permitted Structures and Uses 

A. Accessory structures & uses [Amended 7/25/22] 

B. Accessory Dwelling Unit 

C. Business and professional offices 

D. Wholly enclosed places of assembly, amusement, recreation, culture, and 
government 

E. Wholesale establishments 

F. Warehouses 

G. Light manufacturing 

H. Retail and service establishments1 

I. Two family dwellings [Amended 12/11/23] 

J. Research facilities 

K. Restaurants (including carry-out or drive through restaurants)[Amended 
11/14/12] 

L. Residential planned developments5 

M. Municipal buildings and uses 

N. Tradesman's offices 

O. Single Family Detached Dwellings (only in established residential areas and 
except on lots fronting on Gray Road) [Adopted 5/28/96] 

P. Tier I Personal Wireless Service Facilities [Adopted, 4/25/05] 

Q. Tier II Personal Wireless Service Facilities [Adopted, 4/25/05] 

R. Commercial Schools [Adopted 5/27/08] 

S. Grocery retail 2 [Adopted 11/26/12] 

T. Essential Services [Adopted, 7/28/2014] 

U. Hotels3 

V. Art and Craft Studios 

W. Day Care Centers 

X. Veterinary Clinics 

Y. Multi-family Dwellings4 [Adopted 4/24/24] 

Z. Affordable Housing Developments4 [Adopted 4/24/24] 

AA. Self Storage Facilities 

Conditional Uses 

A. Outdoor recreation 
facilities 

B. [Repealed 4/25/22] 

C. Place of Worship 

D. Excavating Business 

E. Land reclamation 

F. Processing of Mineral 
materials for 
resale [Amended, 
4/25/88] 

G. [Repealed 4/25/22] 

H. [Repealed 1/10/22] 

I. Day Care 
Homes [Adopted, 
7/23/01] 

J. Kennels [Amended 
4/13/20] 
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1Maximum ground floor tenant area 50,000 square feet 

2Maximum ground floor tenant area 60,000 square feet 

3Maximum building footprint 20,000 square feet 

4 Only on lots that are wholly within the MUC District and which abut Woods Road 

5 Notwithstanding Div.II-19-1-2, Residential Planned Developments on lots that 
are wholly within the MUC District and which abut Woods Road may include 
Multi-family Dwellings 
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Summary 
Public Hearing regarding an amendment to Div. II-19 of the Code of Ordinances to remove self-
storage facilities as an allowed land use in the MUC Zoning District.  
 
 
Description 
During the CDC’s refinement and finalization of the Route One North amendment, the CDC 
discussed the Route One North amendment’s proposed prohibition of self-storage facilities in 
the BP/Route One North District.  The CDC discussed the fact that there are already two 
existing self-storage facilities in town and a third self-storage facility currently under 
construction.  The CDC questioned whether there was a need or a desire for Falmouth to have 
any additional self-storage facilities, beyond these three facilities, in town. 
 
The CDC’s work has been guided by multiple tasks and implementation strategies related to 
land use from the Town’s new Comprehensive Plan, including the following direction from the 
Plan: 

1. Revise land use and zoning regulations to encourage a variety of housing types and 
increased density in designated growth areas; 

2. Direct growth to growth areas to support the type of development and uses that will 
encourage/enhance village centers;  

3. Allow higher-density development in designated areas to help enhance walkability and 
minimize vehicle trips;   

4. Concentrate new development in growth areas in a pattern and style that will support 
vibrant community centers. Direct growth in a way that allows greater walkability, 
additional housing opportunities, and more amenity businesses. 

 
In the context of the Comprehensive Plan’s goals and strategies around land use, the CDC 
determined that self-storage facilities are a type of use that is incongruous with the 
community’s current vision for land use and development.  Accordingly, the CDC is 
recommending this ordinance amendment to remove self-storage facilities as an allowed land 
use in the MUC District.   
 
Because self-storage facilities are currently only allowed in the BP District (which is being re-
named the “Route One North District”) and in the MUC District, and because the Route One 
North amendment already proposes to remove self-storage facilities in the BP/Route One 
North District, the effect of removing self-storage facilities as an allowed land use type in the 
MUC District will be that new self-storage facilities will not be allowed to be constructed 
anywhere in town. 
 
Attachments associated with this agenda item include: 

• A redlined ordinance amendment; 

• The Town’s Zoning Map; 
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Background to Proposed Zoning Amendment 
Little League “Snack Shack” & Parks and Community Programs Garage at Legion Fields 

March 23, 2026 Council Meeting 
 
 
 
Background 
Falmouth Little League (FLL) is seeking to tear down and replace the existing “snack shack” at 
Legion Fields with a new building, and is also seeking to obtain an associated long term ground 
lease with the Town.  FLL would like the new snack shack to be similar in size to the existing 
building, located in the same general location as the existing building, and to include 
permanent public rest rooms.  The current snack shack building is shared with, and utilized by, 
the Town’s Parks and Community Programs Department for storage space, including storage to 
accommodate the Town’s equipment used to maintain the Little League fields.  Because Parks 
and Community Programs will eventually be losing its storage space within the snack shack, 
Parks and Community Programs will need to construct a new storage building at Legion Fields 
to replace the lost storage space.   
 
 

Existing Snack Shack Location at Legion Fields (Building circled in green) 
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December 2025 Town Council Resolution 
At the Council’s December 8, 2025 meeting, the Council discussed FLL’s proposed plans for a 
new snack shack and the associated need for a new Parks and Community Programs storage 
building.  That discussion identified some of the challenges that a new snack shack and a new 
Parks storage building might have in fully complying with certain of the Town’s ordinance 
requirements.  To help address these challenges, and to memorialize the Council’s support for 
facilitating the development of these two new buildings, the Council approved a Resolution 
that indicated support for the following: 

1. Development of a long-term ground lease with FLL; 

2. The expenditure of funds to develop preliminary designs for a Parks and Community 
Programs storage building at Legion Fields; 

3. Having the CDC develop an ordinance amendment that would be compatible with the 
desired use, location, and design of a new Little League snack shack and Parks and a new 
Parks and Community Programs storage building. 

 
Preferred size, location, and design of a future snack shack building 
As stated above, FLL’s preference is to tear down and rebuild a new snack shack in the same 
general location as the existing snack shack, which is located approximately 200 feet away 
from Depot Road.  All new buildings in the Village Center Civic (VCC) District are required to be 
constructed within 20 feet of a public street right of way or within 20 feet of an “internal drive” 
as that term is defined in the ordinance.  The only exemption from this 20 foot maximum 
setback requirement is for accessory buildings that do not allow any public access.  In order to 
construct a new snack shack in the building’s current location, zoning relief from the VCC 
District’s 20 foot maximum setback requirement would be necessary.     
 
Separate from needing relief from the 20 foot maximum setback, FLL has indicated that it is 
interested in having the Council consider granting relief from various VCC District design 
standards, such as the District’s architectural standards, because it is unclear as to whether 
FLL’s preferred building design will conform to all of the ordinance’s various design standards.  
The most recent snack shack building plans, just recently updated in February 2026, are 
attached to this agenda item for reference purposes to give a general sense of what the new 
building may look like.  These plans show a proposed building footprint size of approximately 
1,600 square feet.  While FLL has indicated that their preferred building design and size may be 
subject to further modification, they have indicated that any further increase in the size of the 
building would be minimal in nature.      
 
Preferred size, location, and design of a future Parks and Community Programs building 
As of this writing, the preferred size, location, and design of the future Parks and Community 
Programs storage building are still undetermined.  Preliminary analysis has indicated that the 
building would likely not exceed 1,600 square feet in size.  A preliminary review of some 
potential preferred building locations indicates that those locations would likely be at interior 
locations on the site and not in compliance with the zoning district’s maximum 20 foot setback 
from the street.  Architectural drawings for the building have not yet been produced. 
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Proposed ordinance amendment 
The CDC discussed this item at its 2/11/2026 and 3/11/2026 meetings, and the CDC is now 
proposing an ordinance amendment that attempts to fulfill the Council’s request from the 
December 2025 Council Resolution.  The proposed ordinance amendment is narrowly-tailored to 
exempt buildings located on Town-owned property in the VCC District from certain of the zoning 
district’s performance standards (e.g. architecture, site and streetscape design, landscaping, 
parking) if the buildings are smaller than 2,000 square feet in size.  The ordinance amendment 
would not exempt buildings from having to meet the zoning district’s standards for signage, lighting, 
and buffering/screening for service and trash areas. 
 
In addition to exempting the snack shack and the Parks storage building, the 2,000 square foot 
building size exemption would also accommodate future flexibility for the other various buildings on 
the site, such as the scorer’s sheds, in the event that those other buildings need to be 
reconstructed at some point in the future.  As a practical matter, there are only a limited number of 
circumstances where this proposed amendment could be utilized because there are only four 
properties in the VCC District, and only two properties that are owned by the Town: The Legion 
Fields/Bucknam Fire Station property and the library property.     
 
Council ability to retain control over building design 
Since the proposed ordinance amendment has been drafted to apply narrowly to only Town-owned 
parcels, the Town will still be able to maintain some degree of control over what types of buildings 
may be constructed notwithstanding the fact that the buildings will be exempt from certain of the 
ordinance’s design standards.  This is because buildings on Town property will either be 
constructed by the Town itself or, in the case of the snack shack, subject to another entity (FLL) 
being required to obtain the Town’s permission to construct a permanent building on Town property.  
The latest draft of the proposed lease between FLL and the Town contains a placeholder for an 
Exhibit to the lease which will include the proposed snack shack building drawings.  The draft lease 
also contains a provision stating: “The design and location of all buildings and improvements shall 
be subject to approval of the Falmouth Town Council.” 
 
Assuming that these aforementioned provisions do not get removed from the version of the lease 
that is ultimately approved by the Council, the Council will still be able to maintain control over the 
design of the new snack shack through the lease and its associated exhibits.  Mechanically 
speaking, the Council could refine the lease language, and/or the language in the Council Order 
when the lease is approved, to spell out in specific detail the requirements for the Town’s review of 
the building design that FLL ultimately submits to the Code Office for permitting.  By way of 
example, this language could condition the issuance of a building permit upon FLL submitting a 
building design for permitting that is in substantial conformance with the building elevations that 
are approved by the Council in the lease exhibit.  The language should, further, specify the Town 
entity responsible for making the judgment that the building design is in substantial conformance 
with the elevations in the lease.  (e.g. The Council Chair; the Town Manager in consultation with the 
Council Chair; etc.)   
 
Structuring the lease and/or Council Order in this manner would allow for the Council to still 
maintain some control over the building design, ensure that the design is still aesthetically 
acceptable even if not in strict conformance with all of the VCC ordinance standards, and provide 
predictability for FLL and the Town regarding what type of building will ultimately get constructed on 
the site.  
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Front Elevation
Snack Shack

Rear Elevation
Snack Shack

Left Elevation
Snack Shack

Right Elevation
Snack Shack
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Resolution 67-2026 

 
 

TOWN OF FALMOUTH RESOLUTION 

Falmouth Little League 
 

WHEREAS,  Falmouth Little League has been a long-standing community partner in Falmouth, offering 
opportunities for Falmouth youth for many decades; and 

 
WHEREAS,  Falmouth Little League wants to replace the worn snack shack with a new modern facility in 

exchange for a long-term ground lease with the Town; and 
 
WHEREAS,  Falmouth Little League, Legion Fields and a new snack shack will include opportunities for more 

community gatherings, consistent with the Falmouth Comprehensive Plan; and  
        
WHEREAS,   The current snack shack building includes storage space for the Town of Falmouth Parks and 

Community Programs Department, including storage for equipment used for maintaining Little 
League fields; and  

 
 WHEREAS,  Falmouth Parks and Community Programs will need to construct a new building for equipment 

storage at Legion Fields to replace the storage space at the existing snack shack; and  
 
WHEREAS, The Town of Falmouth Zoning Ordinance includes some standards and restrictions that would be 

incompatible with the desired location and design of either/both a new Falmouth Little League 
snack shack and Parks and Community Programs storage building; and  

 

 
NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE TOWN OF 
FALMOUTH ASSEMBLED THIS 8TH DAY OF DECEMBER, 2025, THAT: 
 

1. The Town Council is supportive of a long-term ground lease with Falmouth Little League and authorizes 
the town manager to develop a lease that serves the best interest of the town and Falmouth Little League, 
and  
 

2. The Town Council is supportive of the expenditure of funds to develop preliminary design of a Parks and 
Community Development storage building at Legion Fields; and 
 

3. The Town Council requests the Council’s Community Development Sub-committee to develop ordinance 
amendments that would be compatible with the desired use, location, and design of a new Little League 
snack shack and Parks and Community Programs storage building.  
 

 
 Attest: _____________________ Date: __________________________ 
    Ellen Planer, Town Clerk 
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Amendment to Sec.19-11.5 of the Code of Ordinances 

Exempting Certain Buildings in the VCC District from Certain Ordinance Standards 

Town Council Introduction 3/23/2026 
  

 
CH. II-19 ZONING AND FLOODPLAIN MANAGEMENT 
Div. II-19-1-3. ESTABLISHMENT OF DISTRICTS 
Sec. 19-11 Village Center Districts (VC1, VC2 and VCC) 
  
Sec. 19-11.5. Village Center Performance Standards 
These standards govern the development and re-development of properties within the Village Center 
Districts and are intended to be integrated with 2013 Route One South Infrastructure Plan. These 
standards apply to any new development or redevelopment requiring site plan approval under Div. 
II-19-1-9 of this ordinance. Standards are required unless expressly noted that the approval authority 
may grant waivers.   

Notwithstanding the foregoing, buildings on Town-owned property in the VCC District are exempt 
from the requirements in Sections 19-11.5.1.1, 19-11.5.2, 19-11.5.3, 19-11.5.5, 19-11.5.6, 19-11.5.7, 
and 19-11.5.10, provided that the building’s footprint does not exceed 2,000 square feet in size. 
 

Sec. 19-11.5.1 General Dimensional Requirements 

1. VC1 and VCC lot requirements: 

a. Front setback from a public ROW or the sidewalk of an internal drive for buildings – minimum 
of 0 and maximum of 20 feet. Accessory structures and buildings are exempt provided that no 
access by the public is permitted.    

b. Side and rear setbacks – none 

2. VC2 lot requirements 

a. Front setback from a public ROW or the sidewalk of an internal drive for buildings – minimum 
of 0 and maximum of 55 feet. Accessory structures and buildings are exempt provided that no 
access by the public is permitted. 

b. Side and rear setbacks – none 

3. The maximum height of buildings in all districts is 45 feet at which height use of elements such as 
projecting parapets, cornices, upper level step backs, or pitched roof lines is required. [Amended 
by 11/7/2023 referendum vote on citizen petition - Effective 11/17/2023] 

 

Sec. 19-11.5.2 General Site Planning. The goal is to create a village area of well-sited, attractive and 
functional buildings with an emphasis on building interaction with the streetscape. New buildings 
shall be designed as integral elements in the creation of a village scale landscape and shall be oriented 
toward a public street or internal drive. 

The site and buildings shall be designed to create the highest practicable concentration of pedestrian 
activity in areas directly adjacent to, and visible from, adjacent public streets and internal drives.  
Without limitation, some examples of design methods that may be used to help buildings interact 
with the streetscape and bring pedestrian activity to the street include the following: Siting outdoor 
dining areas, pedestrian plazas, or sitting areas adjacent to the street; placing active ground floor 
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uses, such as retail and restaurant uses, on the facades of buildings facing the street; placing building 
entrances that are expected to be utilized by a high volume of the building's customers on building 
facades facing the street; and/or other design methods deemed appropriate by the permitting 
authority. [Amended 9/27/2023] 

1. Corner Lots - Buildings located on a lot fronting more than one street or internal drive shall be 
placed at the intersection of the streets or internal drive so that the front setback is met for all 
frontages unless the site plan designates a future building site at the intersection. 

2. New buildings on lots that have at least 70% of the frontage length within eighty (80) feet of the 
front lot line developed with buildings are exempt from meeting the setbacks provided that the 
existing buildings remain in place. 

3. Businesses that provide shopping carts shall provide designated cart storage both in the parking 
lot and inside the store. 

4. Outdoor retail display shall meet the following standards: 

a. Shall be in a dedicated area; 

b. Shall not interfere with approved parking areas, landscaping, stormwater management 
structures or vehicle and pedestrian circulation; 

c. Shall only be open to the public during the same hours as the primary use; 

d. The outdoor display of merchandise shall not exceed a maximum height of six (6' 0") feet; and 

e. Areas immediately adjacent to a public right(s) of way shall be enclosed with a solid fence or 
wall to screen views from the right(s)-of-way. The maximum height of the enclosure shall be 
ten (10' 0") feet. The design of the fencing enclosure shall be compatible with the main 
building(s) and surrounding development. 

5. Internal drives are encouraged to develop street frontage for existing buildings and provide more 
opportunity for infill development. 

6. Neighborhood Compatibility –Sites developed adjacent to residential district boundaries shall be 
designed, where possible, so that service areas, parking lots, outdoor storage yards and other 
similar features do not face toward the district boundary. If orienting these areas toward adjacent 
residential district boundaries is unavoidable, adequate year round screening and noise 
reduction shall be provided. (See Section 19-11.5.7, Landscaping and Screening) 

7. 2013 Route One South Infrastructure Plan – The 2013 Route One South Infrastructure Plan (Plan) 
is hereby adopted as an addendum to this Ordinance. The permitting authority shall rely on the 
Plan as a guide for access management and streetscape improvements. The permitting authority 
shall have the authority to modify the improvements if it is determined that the goal of the 
improvement can be achieved by some other method and that the modifications are in the best 
interest of the Town and is of equal or greater benefit to the Town. 

Sec. 19-11.5.3 Streetscape–Site planning and architectural design shall complement and be 
integrated with the improvements made by the Town and recommended in the Plan. Buildings at or 
near the street edge are a necessary component of a village streetscape. Development along all street 
frontages should encourage pedestrian interest and provide safe movement. 

A. When there is a gap between the sidewalk/proposed sidewalk on Route One or side streets 
and the front property line, the applicant shall confer with the Town regarding improvements 
within the right of way to provide a transition. 
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B. Street trees, curbing, pedestrian lighting and sidewalks are required components on both 
sides of all side streets. Where improvements are not installed by the Town as part of the Plan, 
the property owner shall be responsible for the installation of improvements. 

C. Street Furnishings – Street furnishings, including outdoor seating or space for pedestrians 
and patrons are encouraged and may be placed in the public right-of-way with the permission 
of the Town if not provided on site adjacent to the street. Street furnishings are also 
encouraged on private property and should be located between the building and the sidewalk. 
They may include bicycle racks, benches, planters or other similar furnishings. Materials shall 
be durable and able to withstand heavy public use and Maine climate conditions. Street 
furnishings shall be secured in such a manner that they cannot be removed easily. 

Sec. 19-11.5.4 Internal Drives– Internal drives may be constructed to bring existing buildings into 
conformance with front setbacks, to provide street frontage and access for new buildings, to provide 
alternate routing to existing public streets and to provide pedestrian mobility. 

If an internal drive is proposed to satisfy a building's maximum front setback requirements in Sec.19-
11.5.1, the internal drive design standards must extend, at a minimum, across the entire building 
frontage and must connect to a public street or to an existing internal drive that connects to a public 
street. [Amended 9/27/2023] 

1. Internal drives shall be designed with measures to provide maximum mobility for pedestrians 
and cyclists as well as motorists. 

2. Internal drives may be used for loading zones provided the volume and frequency of deliveries 
can be accommodated. 

3. Internal drives are subject to the construction standards in the Subdivision Ordinance, Appendix 
5, (F), (G) and (I). The permitting authority may waive standards to promote traffic calming and 
pedestrian safety, mobility and comfort. 

a. Lane widths – Travel lanes shall be no narrower than 9 feet and no wider than then 11 feet. 

b. Sidewalks - Sidewalks shall be installed on both sides of the internal drive. Sidewalks shall be 
a minimum of five feet in width and must be separated from the drive by vertical curbing. 
Where existing development provides a sidewalk along the frontage of existing buildings, no 
additional sidewalk is required along that portion of drive frontage and no additional curbing 
shall be required. 

c. Street trees – Trees shall be located at an interval of 30 feet on center and shall be of a species 
listed in the Shade Tree List published by the Town. 

d. Pedestrian lighting – Pedestrian lighting shall be installed at an interval of 60 feet on center 
and with a height of no greater than 14 feet. 

e. On street parking – On street parking is encouraged. If provided, parking spaces shall have 
minimum dimensions of 7 feet x 20 feet. 

f. Curbing and structured drainage facilities shall be provided. 

4. Notwithstanding the provisions of this section, Hat Trick Drive, as constructed by the Town, is an 
internal drive for purposes of this ordinance.[Adopted 11/24/2014] 

Sec. 19-11.5.5 Architecture for new building development and redevelopment of existing 
buildings–A high level of architectural quality is expected. The standards below apply to any new 
building or building expansion. Existing buildings are encouraged to be renovated to meet the 
standards. 

1. General Design Standards 
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a. All buildings and building additions shall be designed by a Maine Licensed Architect unless 
otherwise waived by the Planning Board. 

b. No particular architectural style is required but all styles shall incorporate good architectural 
design with respect to scale, proportion, massing and balance. They shall be human scaled and 
designed to create a positive contribution to the street upon which they sit. Architectural 
styles shall not be mixed on a single building. 

c. Corporate, franchise or trademark architecture. Individual corporate image, trademark, or 
marketing architectural design elements and colors shall be incorporated only as secondary 
design elements to the development and not as dominant elements. These architectural design 
elements shall not define the character or style of the building or development. 

d. [Repealed/Reserved 9/27/2023] 

e. At least one customer entrance shall be provided along a building face that fronts a public 
street or internal drive. Where frontages are on both a public street and a internal drive, one 
entrance shall be located on the public street. 

f. Main customer entrances to buildings shall be located on either public streets or internal 
drives unless deemed impractical or undesirable by the permitting authority after taking into 
account the context of the overall design of the site.  Any main customer entrances not located 
on a public street or internal drive shall be connected to the street and/or internal drive by a 
well-defined and visually appealing pedestrian walkway designed to encourage pedestrian 
traffic into the site from the street and/or internal drive and to enhance connectivity to the 
streetscape.  To accomplish these design goals, some examples of design elements the 
permitting authority may require to be incorporated into the walkway include, without 
limitation: landscaping elements; pedestrian scale lighting; additional walkway width; 
placement of plazas or seating areas directly adjacent to the walkway; and/or change in 
walkway materials, textures, or colors.  The walkway shall provide as direct and as convenient 
of a route between the street/internal drive and entrances as possible and shall be a minimum 
of eight feet in width unless the permitting authority determines that a narrower width is 
acceptable due to site constraints. [Amended 9/27/2023] 

2. Standards specific to redevelopment of and additions to nonconforming buildings due to setback 
requirements. Expansions shall not result in the increase of any nonconformity of the building. 
For purposes of this section increased nonconformity includes reducing the linear feet of a 
building which is parallel to and closest to a street frontage. 

a. Additions shall be limited to 50% of the first floor gross square footage of nonconforming 
buildings as of the date of the adoption of this ordinance. Additions greater than 50% shall be 
considered a new building. 

b. Additions of 50% or less made to existing nonconforming buildings are exempt from the 
maximum front setback provided that the area between the building and the street is 
improved in such a manner to promote and encourage pedestrian access to the building 
entrances from the street. This may include but is not limited to sidewalk extensions, patios, 
outdoor seating, and street furniture. The Planning Board shall have authority to determine 
the extent of improvements necessary. [Amended 9/27/2023] 

c. Existing nonconforming buildings may be partially demolished. If more than 75% of the 
existing building, as of the date of the adoption of this section, is demolished and replaced, the 
resulting building is required to meet the setbacks and is considered a new building. 

d. Parking areas between an existing building and the street may remain as long as screening as 
required in Section 19-11.5.10., Parking Areas is provided. 
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3. Exterior Wall Materials –Durable building materials shall be used such as brick, clapboard, wood 
shingles or stone. Synthetic or composite siding materials are acceptable if they are substantially 
identical in appearance as natural materials and of equal or greater durability. Concrete block, 
split face block, multi-colored brick, asphalt shingles, T-111, plywood, and metal siding are 
prohibited. 

a. Highly reflective materials (e.g. plastic panels, brushed aluminum, bronzed glass) are 
permitted only for windows and doorways. 

b. Stain or paint shall be applied to wood building materials in such a manner that completely 
covers knotholes or other imperfections in the siding. 

4. Façade design – Facades for buildings are to provide visual interest at the street level and shall be 
proportioned to human scale. 

a. Foursquare Design – All sides of a building should be equally attractive. Architectural details 
such as texture, pattern, color, and building form used on the front façade should be 
incorporated on all building facades. 

b. Primary entrances to buildings shall be emphasized by detailing, massing, changes in 
materials, or other architectural methods. Entrances shall be proportional to the scale of the 
building. 

c. Design elements that add depth and visual interest to building facades such as mixing 
materials and colors, decorative trim and molding, cornice details, stepped facades, and 
columns are encouraged. Decorative elements shall be consistent with the architectural 
character of the building and scaled appropriately. 

d. Façade articulation – Façade articulations are required to reduce the apparent length, 
monotony and mass of larger buildings, creating the illusion of several smaller buildings with 
common walls and a consistent rhythm of facades. All buildings shall have sufficient relief 
which interrupts the horizontal and vertical plane of each wall. No wall surface shall exceed 
50 feet without an interruption in the horizontal plane of the wall of a minimum of three feet. 

e. Repeating Façade Treatments – Building facades shall include in their detailing some form of 
a repeating pattern that includes no less than one of these design elements that shall repeat 
horizontally: color change, texture change and material module change. 

f. Multi-story Treatment - A building’s style shall be consistent throughout; details from 
different eras and inconsistent styles shall not be mixed on a single building. 

1. Multistory buildings shall be designed to accommodate a pedestrian scale by providing a 
sense of “base,” “middle” (where applicable), and “top.”  

2. Standards: 

a. Ground-level facades along public streets or internal drives shall be given a “stronger” 
appearance than upper floors. Distinction of ground-level facades from other floors 
shall occur by incorporating a minimum of two of the following features: color change, 
texture change and material module change. 

b. Ground floor ceiling height shall be taller than upper stories to emphasize the ground 
floor as the “base” of the buildings. Ground floor ceiling heights shall be a minimum of 
10 feet. 

c. Middle floors of the building shall be made distinct from the ground floor by a change 
in material or color, window treatment, incorporation of balconies, stepbacks, and 
signage. 
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d. Horizontal moldings, belt courses, or other features shall be utilized to create visual 
separation between each story of the building. Alignment of horizontal moldings shall 
be considered and relate to the moldings of adjacent building facades that are 
consistent with these standards, where feasible. 

e. The top of the building shall emphasize a prominent edge when viewed against the sky, 
utilizing elements such as projecting parapets, cornices, upper level stepbacks, or 
pitched rooflines. 

g. Murals – Murals may be used to treat existing blank facades and may include realistic 
architectural style detail similar to that on the front façade or artwork. Murals shall be 
approved by the permitting authority and may not be used as signage. 

h. Marquees and Awnings – Marquees and awnings are permitted on buildings at a first floor 
entrance facing a public street or an internal drive. They may project over a public ROW  

provided that proof of insurance is provided. A minimum clearance of ten feet shall be 
maintained between the ground surface and the lowest element of the marquee or awning. 

i. Functional Elements – All vents, down spouts, flashing, electrical conduits, meters, service 
connections and other functional elements shall be treated as integral parts of the design. 
Where appropriate, these elements shall be painted to match the color of the adjacent surface, 
unless used expressly as an accent. 

j. Auxiliary structures, including freestanding pad structures, shall be architecturally consistent 
with the primary structures on the site in the use of color, material and detailing. 

5. Fenestration – The patterns of windows and doorways shall be designed to reflect the internal 
function of the building in a fashion that complements its façade and form. 

a. Transparency Standards - Facades facing a public street or internal drive shall have a 
minimum of 30% of window space between the height of 3 and 8 feet. Retail buildings are 
encouraged to have a minimum of 70% of window space. 

b. Windows shall generally be vertical or square in proportion rather than a horizontal ribbon 
window or other long horizontal window arrangements. Window frames should be recessed 
into the wall and shall have prominent detailing around the opening such as sills, shutters, 
relief, trim boards to create a frame around the opening. 

c. Awnings – Fixed or retractable awnings are permitted at ground floor levels to provide 
protection for pedestrians. Awnings shall be designed as an integral part of the building façade 
and should be sized to match window and doorway openings. 

6. Roofs 

a. Flat roofs are allowed only on multi-story buildings. Mechanical equipment on flat roofs shall 
be hidden from view from any public street and from six feet above the ground level of 
adjacent properties by an enclosed parapet a minimum of 42 inches high or higher if 
necessary.  The Planning Board may approve alternative screening methods if it can be 
demonstrated that complete screening of the equipment with a parapet is impractical and if 
the alternative screening method is architecturally compatible with the overall design of the 
building and results in complete screening of the equipment. [Amended 9/27/2023] 

b. Cool or green roofs are encouraged for flat roofs. 

c. Where the roof will be visible, the roofing materials shall be selected to complement the color 
and texture of the building’s façade. 
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d. Roof design shall minimize the potential for snow to unload into the front setback or public 
right of way. 

e. Gas Stations and Service Garage Canopies – Pitched roofs and fascia trim are required for 
canopies. 

7. Service bays shall be oriented so that the openings are not directly accessed from Route One or a 
side street and are screened from view from the street. The Planning Board may waive this 
requirement if it determines that there is no other alternative. 

Effective on: 9/27/2023 

Sec. 19-11.5.6 Pedestrian and Bicycle Movement Development shall include a well-defined safe 
circulation system that encourages walking and cycling within the Village Center with connections to 
adjacent neighborhoods. This should be provided with pathways between sidewalks, sidewalks on 
public streets and sidewalks on internal drives. 

1. Pedestrian circulation systems shall provide connectivity between internal pathways, 
sidewalks on adjacent public and internal streets, buildings and parking lots. 

2. Sidewalks and pathways shall avoid crossing parking lots at entrances, service areas and 
other potential points of conflict where possible. Where such crossings are unavoidable, they 
shall be as direct as possible. 

3. Pedestrian islands shall be installed in streets, drives and driveways where the crossing 
distance is greater than 32 feet. Pedestrian refuge islands shall be a minimum of six feet wide. 

4. Where crosswalks occur, a change in materials, textures or colors shall be provided to 
emphasize the crossing and enhance visibility. 

5. Bike racks shall be provided at a minimum of one at each customer entrance of a building and 
be placed so to minimize bicycle-pedestrian conflicts. Bike racks may be placed in a public 
right of way with permission of the Town. 

Sec. 19-11.5.7 Landscaping and Screening– A landscaping plan shall be designed to complement 
the proposed or redeveloped buildings, reinforce pedestrian circulation, highlight transitions 
between parking and the building, provide shade to parking areas, provide stormwater treatment, 
add seasonal interest to the property and provide appropriate screening to adjacent residential 
properties and districts. 

1. The plan shall be developed in accordance with Section 19-70 of this Ordinance. 

2. An emphasis should be made to use indigenous species that are insect and disease resistant. 

3. Invasive species of plants are prohibited. 

4. Where appropriate, landscaping should be integrated with water quality treatment measures. 

5. Plantings shall be integrated with the installation of underground utilities and lighting. 
Mature size of plantings shall be considered in relationship to lighting and signage. 

6. Fence materials, where used, shall be durable and of high quality. Materials may include 
wrought or cast iron, stone, masonry, heavy-gauge aluminum, wood, galvanized steel or other 
similar material. Fences shall not exceed a height of six feet unless approved by the permitting 
authority. 

7. Landscape elements shall be designed in conjunction with the lighting plan to eliminate dark 
spots and possible hiding places. 

8. Machinery, HVAC equipment, trash collection, truck loading areas, utility meters and other 
service functions shall be incorporated into the overall design of the building and site so that 
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the visual and acoustic impacts of these functions are fully contained and out of view of a 
public right of way, internal drive and abutting residential districts. Screening shall be of equal 
quality of the principal materials of the buildings and landscape and may consist of 
vegetation, berming or fencing or a combination of these elements to provide a year round 
opaque screen a minimum of six feet high or of sufficient enough height to block the view 
from an adjacent pedestrian. 

9. Screening between sites in the VC Districts and adjacent residential districts shall provide a 
visual and acoustic buffer for uses within those residential districts, provide a transition 
between development in the two districts, shade paved and unpaved surfaces, and screen 
nighttime light from adjacent property. Screening shall consist of, at a minimum, a year round 
opaque screen a minimum of six feet high and ten feet deep consisting of a mix of landscaping, 
berming or fencing. The permitting authority may require additional screening if determined 
that the minimum does not provide adequate screening. 

Sec. 19-11.5.8 Lighting– In addition to the standards in Section 19-149, the following standards shall 
be met. Where the standards differ, the standards in this section shall prevail. The minimum level of 
lighting shall be provided to provide security, safety and visual appeal for both pedestrians and 
motorists. 

1. The placement of lighting fixtures shall be at a pedestrian scale, downwardly directed, and 
shielded or reflected so as to avoid direct line of sight from pedestrians to the light source 
unless the light source is very low wattage and issues of glare do not exist. 

2. The use of “shoe box” fixtures is prohibited. 

3. Lighting from store windows, entryways, marquis, canopies, awnings, soffits, and other 
integral building features shall be integrated with and enhance sidewalk lighting. 

4. Materials used in the light fixtures, poles, and bases shall be of a uniformly high quality. 

5. Luminaires shall be housed in a luminaire that is classified by IESNBA as a cut-off distribution. 
Maximum wattage is 250 watts or the lumen equivalent, except for pedestrian spaces where 
the maximum wattage is 100 watts or the lumen equivalent. 

6. Non cut-off luminaires may be used but are limited to 100 watts or the lumen equivalent. 

7. Maximum mounting height, including the base, is 20 feet for parking areas and 14 feet for 
pedestrian areas. 

8. Parking Lot lighting: 

a. Light poles shall be incorporated in landscaped areas wherever possible to avoid damage 
from vehicles. 

b. Light poles installed in non-protected areas of lots may include a base no greater than 
one foot in height to prevent damage to the pole. 

Sec. 19-11.5.9 Signage–Buildings shall be marked with attractive, legible signs that complement the 
architecture and site detailing. Permitting of signs shall be as required in Section 19-44 of this 
ordinance except where provisions for permitting are noted in this section. 

1. [Repealed/Reserved 9/27/2023] 

2. Freestanding Signs 

a. Quantity 

1. VC1and VCC - One sign only is permitted at each intersection of an internal drive with a 
public street and at the intersections of a commercial driveway with a public street or an 
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internal street. Signs may be placed in the ROW with the permission of the Town. No more 
than one sign is permitted for each public street frontage. 

2. VC2 - No more than two signs per lot per street or internal drive frontage. A minimum 
separation of 100 feet shall be maintained between all signs, measured along the abutting 
right of way or edge of an internal drive. 

b. Letter and character height shall be a minimum of five inches and a maximum of 15 inches.c. 

Sign area 

1. VC1 and VCC - Maximum size is 64 square feet. 

2. VC2 – Maximum size is 100 square feet. 

d. Height – Total height measured includes all framing and posts. 

1. VC1 and VCC - Maximum height is 12 feet 

2. VC2 – Maximum height is 16 feet 

e. Simple geometric shapes are required. 

3. Projecting Signs are permitted in VC1, VC2 and VCC. 

a. May be projected over the public right of way with an annual certificate of insurance naming 
the Town of Falmouth as an additional insured. 

b. May be mounted on the first and second story only. 

c. Maximum size of 9 square feet. 

d. Shall be a minimum of 8 feet above the sidewalk, measured from the lowest point of the sign. 

e. Limited to one per building facade for each business tenant on the first floor. [Amended 
9/27/2023] 

4. Canopy, gas station  are permitted in VC1 and VC2.  Signs are limited to two faces of the canopy 
and a maximum of 16 square feet on any one canopy side. 

5. Wall Signs are permitted in VC1, VC2 and VCC. 

a. Wall signs shall be incorporated into the façade of the building and shall not obscure 
architectural details. Signage shall be mounted on vertical surfaces without projecting above 
the fascia trim. 

b. Wall signs are limited to two per business, with no more than one wall sign per business 
located on any one façade. [Amended 9/27/2023] 

c. Wall signs shall be a minimum of eighteen inches (18”) from the edge of a vertical wall. 

d. Maximum size shall not exceed 64 square feet. 

e. Maximum gross display area of all wall signs on any given wall shall not exceed ten (10%) 
percent of the wall area to which they are attached. 

f. Letters and characters shall be a minimum of five inches in height. 

g. The maximum size of letters and characters shall be determined by taking into account the 
sign's location and its relationship to the street.  Lettering shall be sized so as not to 
overwhelm the building facade and large-scale lettering is generally discouraged where 

2026.04.07 Planning Board - PACKET - (Page 222 of 238) Page 9 of 12 General Attachment: VCC Amendment_Intro_03.23.2026.pdf (Page 9 of 12)



General Attachment: VCC Amendment_Intro_03.23.2026.pdf

Page 10 of 12 

buildings are located at or near a street or internal drive.  Where buildings are located farther 
from a street or internal drive lettering size may be larger to increase the sign's visibility. 

6. Marquee Signs are permitted in VC1 and VC2.  

a. Manual reader boards are permitted. 

b. Letter and character height shall be a minimum of five and a maximum of 15 inches. 

c. Maximum size – 64 square feet 

d. Quantity – The sign may occupy all faces of the marquee. 

e. Sign area shall be included as part of the calculation of wall area in Section 19-11.5.9.5.e. 

f. Letters and characters shall be a minimum of five and a maximum of 15 inches in height. 

7. Materials for all signs shall be limited to matte or dull finishes, except for lettering and accent 
gilding. 

8. Directional signs are permitted where necessary for maintaining public safety on to and within 
the site. The display area of a directional sign shall not exceed two square feet and free standing 
signs shall not exceed four feet in height. Content shall be limited to directional text such as 
"enter", "exit", "drive-thru" or the like. Logos are limited to twenty-five percent (25%) of the sign 
face. Signs shall be reviewed under Section 19-127 as part of  Planning Board Site Plan Review 
or Minor Site Plan Review as required. 

9. Nonconforming signs may be maintained in their current configuration and location. Content 
may be altered with approval from the Community Development Director or their designee. The 
Code Enforcement Officer may approve the relocation of a nonconforming sign provided that the 
relocation does not increase the nonconformity of the sign. 

10. Electronic and manual reader boards are expressly prohibited except as provided for in Section 
19-11.5.9.6 above. Existing nonconforming reader boards may be maintained but may not be 
altered or replaced. 

11. No signs are permitted above the second story, including signs in windows, with the exception 
that wall signs, are permitted on the third or fourth story. 

12. No sign shall have visible moving parts or consist of banners, ribbons, streamers, spinners or 
other similar devices. 

13. No off-premise sign, including business directional signs as defined in 23 MRSA §1903, shall be 
erected in a VC District, other than as allowed under Section 19-11.5.9.2 above. 

14. Externally Lit Signs 

a. Illumination level on the vertical surface of the sign shall be bright enough to provide a 
noticeable contrast with the surrounding building or landscape without causing undue 
spillover and glare. 

b. Lighting fixtures illuminating signs shall be top mounted where possible and aimed and 
shielded so that light is directed only onto the sign facade. 

c. Outlining signs is prohibited. 

15. Internally Lit Signs 

a. Internally lit signs shall consist of light lettering or symbols on a dark background. Letters and 
symbols shall constitute no more than 40% of the surface area of the sign. 

2026.04.07 Planning Board - PACKET - (Page 223 of 238) Page 10 of 12 General Attachment: VCC Amendment_Intro_03.23.2026.pdf (Page 10 of 12)



General Attachment: VCC Amendment_Intro_03.23.2026.pdf

Page 11 of 12 

b. Internally lit individual letters and symbols are preferred over whole panels that are internally 
lit. 

Sec. 19-11.5.10 Parking Areas (see also Section 19-38-19-39 and Section 19-136-19-139 of this 
ordinance)– Parking areas within the Village Center shall be designed to accommodate adequate 
parking while minimizing impervious surface. 

1. Parking shall be located to the maximum extent practicable toward the rear of buildings and 
located along property lines where joint use or combined parking areas with abutting 
properties are proposed, exist or are anticipated. 

2. Parking shall be visually broken up to create a series of smaller outdoor spaces with no more 
than 20 cars grouped without separation. Landscaped islands between areas or banks of 
parking stalls shall be a minimum of 6 feet in width. 

3. Vehicle accommodation is not permitted between any public street or internal drive and new 
buildings in the VC1 District. 

4. One bank of parking and/or one access lane may be located between the street or internal 
drive and new buildings in the VC2 District. A bank of parking may only be allowed on one 
street frontage for buildings placed at or within 100 feet of the corner of a lot with frontage 
on two streets/internal drives. 

5. Parking lots shall be designed to accommodate snow storage on site or a plan for off-site 
storage shall be approved. 

6. Landscaping within parking lots shall be designed to create spaces, define edges, provide 
shading, add seasonal interest and provide water quality treatment for runoff. 

7. Shade trees shall be planted to meet a minimum ratio of 1 tree for every 5 spaces. Trees shall 
be evenly distributed and planted to maximize the shading effect. 

8. Shade trees shall be a species as listed on the Shade Tree List published by the Town or other 
suitable species as approved by the permitting authority. 

9. The development of on-street parking on public streets in collaboration with the Town is 
strongly encouraged. 

10. Shared parking is strongly encouraged to reduce vehicular traffic, minimize impervious 
surface and encourage pedestrian movements between buildings. 

11. If parking is located adjacent to a public street or internal drive it shall be screened with a 
year round screen between the parking and the sidewalk. The screen shall have a height 
between 36” and 42” and consist of a combination of landscaping and fencing. Screening areas 
shall be between 4 and 7 feet in depth. Pedestrian access to the parking lot shall be provided 
from the sidewalk as well as from any internal drive or commercial driveway. Automobile 
headlight illumination from parking areas shall be screened from the street. Screening shall 
also be provided where parking is adjacent to buildings on adjacent lots unless there is 
approved shared parking. 

12. Landscaped islands and strips may be designed to function as a storm water facility that 
captures, detains, absorbs and infiltrates storm water runoff and non-point pollutants 
originating on the parking surface being screened. 

Effective on: 12/9/2013 

Sec. 19-11.5.11 Service Areas– Provisions for servicing buildings, including loading docks, service 
entrances, trash disposal, utilities and mechanical equipment shall be provided in such a way that 
minimizes visual blight, offensive odors and excessive noise. 
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1. Accommodation of deliveries is encouraged to be provided at the front door or other shared 
entrance rather than a dedicated area. 

2. Where deliveries are of such a magnitude that dedicated areas are required, they shall be 
located in such a manner as to minimize the impact to adjacent streets, buildings, residential 
uses and districts. 

3. Service areas shall be sheltered and/or screened with complementary architectural elements 
or landscape buffers to minimize visibility from adjacent properties, internal streets and 
public ways. Building materials shall consist of high quality wood fencing and gates, natural 
or painted, or masonry or cast-in-place concrete walls with exterior veneer to match 
architectural features of the primary building. 

Effective on: 12/9/2013 

Sec. 19-11.5.12 Stormwater Management Facilities– Stormwater management facilities shall be 
treated as an integral and attractive part of the landscape and be generally compliant with the 
recommendations of the 2013 Route One Stormwater Management Grant Report or other 
stormwater management plan as may be adopted by the Town. The location of bioretention areas, 
rain gardens, filter strips, swales, and constructed wetlands is permitted in required setback areas, 
parking islands and in buffer strips. 

Effective on: 12/9/2013 

Sec. 19-11.5.13 Focal Points–Focal points may be established at corners or intersections to create a 
sense of place, provide pedestrian continuity along the street, provide wayfinding and provide a more 
varied visual experience for pedestrians and motorists. 

1. Focal points may include freestanding small structures, artwork and landscaping. Examples 
include pedestrian shelters, gazebos, bandstands, shade structures, bus stops, free-standing 
sculptures, flower gardens, flagpoles and fountains. 

2. Focal points should be sized to reflect the importance of the transition. 

3. With approval of the Town, they may be placed in the public right of way. 

4. Focal points may include water quality treatment. 

Effective on: 12/9/2013 

Sec. 19-11.5.14 Outdoor Spaces– Human scaled outdoor spaces such as courtyards, outdoor 
seating, bus stops and pedestrian refuges are encouraged. If provided they should be designed to 
encourage pedestrian mobility, provide attractive visual features and provide for functional outdoor 
spaces. If constructed: 

1. Spaces shall be highly visible to provide safety and presence. 

2. Spaces shall be durable and maintained year round. 

3. Spaces shall be well lit, either by street and pedestrian lighting or special lighting to assure 
safety during use. 

4. Furnishings for spaces shall be chosen for their compatibility with the design elements of the 
2013 Route One South Infrastructure Plan and be of durable materials able to withstand 
severe weather conditions and retain their appearance with minimal maintenance. 
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Summary 
Public Hearing regarding amendment to Section 19-11.5 of the Code of Ordinances to exempt 
certain buildings on Town-owned property in the VCC District from certain of the VCC District 
ordinance standards. 
 
 
Description 
At its February 24, 2025 and December 8, 2025 meetings, the Council discussed the Falmouth 
Little League’s proposal to tear down the existing “snack shack”/storage garage at the Legion 
Fields site and replace it with a new snack shack.  The Council also discussed the need to 
construct a new Parks and Community Programs storage building to replace the storage space 
currently being utilized by the Town within the existing snack shack.  At the December 8 
Council meeting, the Council also discussed some of the challenges that a new snack shack and 
new Parks storage building might have in meeting all of the ordinance requirements for new 
buildings in the VCC Zoning District. 
 
To help proactively address these ordinance challenges, the Council approved a Resolution 
that, among other things, requested the Community Development Committee (CDC) to develop 
an ordinance amendment that “would be compatible with the desired use, location, and design of 
a new Little League snack shack and Parks and Community Programs storage building.”  
 
In accordance with the Council’s request, the CDC has developed an ordinance amendment that 
would facilitate the construction of a new snack shack and storage building by exempting 
buildings on Town-owned property in the VCC District from certain of the zoning district’s 
performance standards if the buildings have footprints not exceeding 2,000 square feet in size.  
The memo associated with this agenda item provides further background information for this 
proposed ordinance amendment. 
 
 
Attachments associated with this agenda item include: 

• The Town Council’s Resolution adopted on 12/8/2025 

• A background memo 

• A redlined ordinance amendment (Note, the only proposed ordinance changes are on 
page 1 of this document.  The remainder of the document is included for reference 
purposes only) 

• The Little League’s most recent draft building design 

• The Town’s Zoning Map 
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300 Southborough Drive, Suite 200, South Portland, ME 04106  
(207) 772-2515 | GorrillPalmer.com 

March 17, 2026 

 

Mr. Ethan Croce 

Director of Community Development 
Town of Falmouth 
271 Falmouth Rd 
Falmouth, ME 04105 

Subject: West Falmouth Crossing - Lot 3  
Signage Plan Application – Resubmission of Materials  
Applicant – CBPC Holdings LLC 

 

Dear Ethan: 

On behalf of CBPC Holdings LLC, Gorrill Palmer is providing this letter and revised materials in 
support of the Sign Permit Application for the car wash facility located on Lot #3 in the West 
Falmouth Crossing Development. At the March 3rd Planning Board meeting, we presented our 
original signage designs for the development to the Board in comparison to the Exit 10 Design 
Guidelines. The Board provided constructive feedback which we have incorporated into this 
revised submission. Below, we have summarized the changes made to the sign permit 
materials based on Staff and Planning Board feedback. The revised signage materials are 
attached with this letter.  

Proposed Signage Revisions:  

1. Removed (2) of the primary “Abe’s Car Wash” signs 
 
Two (2) of the four (4) total primary signs have been removed; one from each side of 
the building. Now, there will only be one sign underneath the larger gable end on the 
front and rear sides of the building. This revision is in response to a general Planning 
Board comment noting the signs to be repetitive and unnecessary.   
 

2. Revised primary “Abe’s Car Wash” sign to include opaque background 
 
The primary “Abe’s Car Wash” signs have been revised to include a grey opaque vinyl 
printed background. The rest of the “Abe’s” logo will remain translucent as identified 
by the Board and in agreement with the Exit 10 Design Guidelines.  
 
We note there was additional discussion with the Board regarding potential options to 
revise this sign. Those included changing to a “bubble” type lettering and removing 
the background, altogether, or simply removing the white translucent background 
and utilizing a dark opaque background. Aesthetically, the grey color chosen is similar 
to the building material colors being utilized and will blend in with the building but will 
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cover up the shingle siding used on the gable ends. This background will provide a 
solid matte finish allowing a simpler view of the “Abe’s Car Wash” logo and its’ finer 
details. 
 
Further, the Applicant’s decision to go with a grey opaque background, panel sign 
appears in line with the Exit 10 Guidelines for internally illuminated signs as follows: 
 

 Internally Illuminated signs should be allowed provided that they do not 
create glare or unduly illuminate the surrounding area.  
 
The logo portion of the sign will be of a printed or cut vinyl and the 
background will be an opaque vinyl printed panel. The vinyl is noted to have a 
low-glare matte finish that will reduce glare and also will not give off 
excessive brightness from the underlying lights.  
 

 General. Internally Illuminated signs should not constitute light fixtures in their 
own right, and should consist of translucent lettering and/or symbols on a 
dark opaque background.  
 
The primary “Abe’s” panel signs will now only include translucent vinyl for the 
lettering and logo and the remainder of the sign will be a grey, opaque 
background. The revised graphics provided include a typical view during 
daytime and also a “night view” to depict the view of the sign at night.  
 

 Illumination. Internally illuminated letters and symbols are preferred over 
whole panels that are internally lit. Where panel signs are used, the 
letter/symbols should not constitute a majority of the surface area of the sign.  
 
The letters and symbols on the panel sign are approximately 50% of the total 
sign area and do not constitute a majority of the sign.  
 

 
3. Removed yellow “Pay Here” sign from both entrance canopies 

 
Based on discussion with the Board, the Applicant has elected to remove the “Pay 
Here” signs from the proposed canopies completely.  
 

4. Removed “Abe’s Car Wash” logo from directional Enter/Exit signs 
 
Based on discussion with the Board and to make these signs more simple and 
concise, the Applicant has removed the “Abe’s” logo from the Enter/Exit signs.  
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CLOSURE 
We are providing three (3) copies of this letter and accompanying materials for your 
consideration and distribution to the Planning Board. We understand the Sign Permit fee has 
already been submitted, however, if you require additional funds, please do not hesitate to 
contact me or the Applicant directly. We look forward to reviewing this project with you and 
the Planning Board at the next available meeting. 

 

If you have any questions with the information being submitted, please contact our office.  

Sincerely, 

GORRILL PALMER 

 

Kaleb Bourassa, PE 
Project Manager 
Phone 207-772-2515 x297 
KBourassa@GorrillPalmer.com 
 
 
Attachments:     Revised Sign Diagrams  
            
 

cc: Marc Fishman, CBPC Holdings LLC 
   Joe Goodspeed, Doten’s Construction 
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The following attachment is not a PDF, so a link to the native file format is being provided instead:

Car Wash Abutter List.xlsx (LINK)
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Planning Office Review Notes for Planning Board Meeting of April 7, 2026 
 

Site Address:  Lot 3, West Falmouth Crossing 
Agent: Gorrill Palmer 
Applicant/Property Owner: CBPC Holdings, LLC  

Map/Lot #:R05-044-003 
Zoning District(s): WFCMPD 
  

 
Project Summary 
 
This sign application was in front of the Planning Board at the March meeting for approval for twenty (20) 
new signs for the newly developed carwash being built on Lot 3 of the West Falmouth Crossing 
Subdivision. The proposal consisted of a combination of directional, wall, and free-standing signs. At the 
March meeting, the Planning Board found that some of the proposed signage did not meet the Exit 10 
Design Guidelines and tabled the application to allow the applicant to respond to the feedback from the 
Board. 
 
The applicant has updated the signage plans by reducing the number of signs from 20 to 18 and made 
minor design changes to the signs per feedback from the March meeting. Staff summarize changes 
below. 
 

• Reduced the number of Primary Business wall signs from 4 to 2 signs.  

• Revised the design of the primary logo wall sign to add an opaque background. The original 
proposal had a white illuminated background; the proposal now calls for a gray background that 
will not be illuminated. 

• Removed the “Pay Here” sign from the top of the free-standing clearance signs. 

• Removed the “Abe’s Car Wash” logo from the entrance and exit signs. 
 

Updated Sign Count: 
 

• (8) Wall signs 

• (4) Directional Signs 

• (6) Free-standing signs 
 
Applicable Ordinance Sections 
The following represent the primary applicable ordinance criteria for this application: 
 

• Section 19-44 Permanent Signs-General Provisions 

• Section 19-19.2 Exit 10 Design Guidelines 

• Section 19-19.3 Master Development Plan Sign Controls 

• Section 19-44 through 19-52 Sign Ordinance  
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Proposed Condition of Approval:  
 
1. The project is to be constructed in accordance with the plans, maps, diagrams, specifications, textual 

submissions, and testimony presented by the applicant and approved by the Board.  
2. Prior to installation of signage, the applicant shall obtain a sign permit from the Code Enforcement 

Officer. 
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