
 
 

300 Southborough Drive, Suite 200  
South Portland, Maine 04106 
207.772.2515   

 

September 28, 2023  
 
 
Mr. Frank Therio  
Code Enforcement Officer 
493 Hope Road 
Lincolnville, ME  04849 
 
Subject:   Sketch Plan for Pre-Application Review  

 Proposed Retail Store 
 Map 20, Lot 24, Lincolnville, ME 

 
Dear Mr. Therio: 
 
Gorrill Palmer has been retained by Primax Properties to assist in the design as well as local and state 
permitting for the proposed development of a retail store at the intersection of Thurlow Road and Beach Road 
in Lincolnville, Maine.  
 
At this time, Primax Properties has directed our office to submit a request for pre-application review of 
preliminary plans, which will be valuable in the development of the project plans. The following narrative provides 
additional preliminary details for the project. 
 
PROJECT DESCRIPTION 
 
The site is located within the parcel identified on the Town of Lincolnville’s Tax Map 20, Lot 24 which is depicted 
on the attached location map. The site consists of a large grassed/meadow area containing wetlands and a small, 
wooded area along Thurlow Road. The lot is located within the General District according to the Town of 
Lincolnville’s Land Use Map (see location plan included in Attachment 1). Based on the Town of Lincolnville’s 
Land Use Ordinance, commercial uses are permitted in the General District contingent upon Commercial Site 
Plan Review and approval by the Lincolnville Planning Board.  
 
Since the proposed project would create more than 4,000 square feet of floor area, the project would be 
classified as a major project under Section 18.6.2 of the Lincolnville Land Use Ordinance. The project would 
include a new retail store complete with walkways, loading, and parking facilities. The project design has focused 
on minimizing the amount of total impervious area on the property to keep impacts on the natural resources 
and buffers to a minimum. The building is anticipated to have a footprint of approximately 10,640 square feet. 
32 (9’x20’) parking spaces have been provided. The layout of parking spaces has been designed to minimize 
impacts to the wetland on the western side of the site. Stormwater management facilities will be provided on 
site to meet quantity and quality standards in accordance with Local and State regulations.  
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WETLANDS / PROTECTED NATURAL RESOURCES  
 
Wetlands on site were delineated by Coppi Environmental, LLC on June 12, 2023. There were not any Wetlands 
of Special Significance identified on the property. Development of the site is anticipated to impact less than 
15,000 SF of wetland, which will require a Tier 1 Natural Resources Protection Wetland Permit approval from 
MaineDEP and Army Corps of Engineers (ACOE). The proposed development is also in the direct watershed 
of Norton Pond, which is listed by the MaineDEP as a lake most-at-risk from new development. Therefore, the 
stormwater management design will be required to meet the Basic and General Standards of the MaineDEP 
Chapter 500 Rules.   
 
TRAFFIC 
 
It is anticipated that the proposed development would generate less than 99 trip ends (39 IN / 40 OUT) in the 
peak hour which would not require a Traffic Movement Permit with the Maine Department of Transportation 
(MaineDOT). Primary access to the site would be provided by a driveway on Beach Road with an entry, left 
turn, and right turn lanes. Accessing the site from Beach Road is preferable compared to Thurlow Road to 
reduce unnecessary wetland impacts. The entrance is anticipated to be located approximately 250’ from the 
intersection of Beach and Thurlow Road. As Beach Road (Route 173) is a State Aid road, a MaineDOT Entrance 
Permit is required for the proposed entrance. Gorrill Palmer has received preliminary confirmation from 
MaineDOT that an entrance permit can be issued for the proposed driveway location.  
 
The proposed drive aisles have been designed to be wide enough to ensure the large delivery trucks have 
adequate space to turn around. The drive aisle serving the front parking lot is 36’ in width and the drive aisle 
serving the side parking lot is 27’ as shown on the Site Plan.  
 
UTILITIES 
 
Domestic water supply is anticipated to be provided by an onsite well. The approximate well location is depicted 
on the attached Site Plan.  
 
As there is no public sewer available to the site, wastewater from the proposed building would be treated by an 
onsite septic system. The approximate septic field location is shown on the attached Site Plan. The wastewater 
generated on site is anticipated to be below 225 gallons per day. A Subsurface Wastewater Permit Application 
would be filed with the Local Plumbing Inspector and included in the Commercial Site Plan Review Application.  
 
Power supply for the proposed building is anticipated to be served by the existing CMP overhead lines on the 
southern side of Beach Road.  
 
The building heat source is anticipated to be propane stored in onsite tanks.  
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STORMWATER MANAGEMENT 
 
The project site is located in the watershed of Norton Pond. The proposed development would require a 
Stormwater Law Permit due to the creation of more than 20,000 SF of impervious surface in the direct 
watershed of a lake. Norton Pond is considered a lake most at risk from new development, however it is not 
considered to be severely blooming. The stormwater management design shall meet the Basic and General 
Standards of Chapter 500, but will not be required to meet the Phosphorous or Flooding Standards. However, 
the design shall also control runoff so that the peak flows in the post-development condition do not exceed 
those of the pre-development in accordance with Section 11.3.2 of the Lincolnville Land Use Code. It is 
anticipated that a proprietary LID treatment facility, coupled with subsurface storage, will be used to provide 
water quality treatment and detention for the site’s impervious areas. Grading features such as swales and 
culverts would be used to divert upgradient stormwater runoff around the developed area. The project is 
anticipated to create approximately 0.75 acres of new non-vegetated area and approximately 0.85 acres of new 
developed area.  
 
ANTICIPATED PERMITS 
 

Item Cause for Permit 
Local  
Commercial Major Site Plan Review New structure >4,000 SF of floor area 
Subsurface Wastewater New subsurface wastewater disposal system  
  
MaineDEP  
Stormwater Law Permit 20,000 SF impervious in lake watershed most-at-risk 
Natural Resources Protection Act Tier I <15,000 SF wetland impacts 
  
MaineDOT  
Driveway/Entrance Permit  New entrance on State Aid road (Route 173) 
  
Army Corps of Engineers  
Natural Resources Protection Act Tier I <15,000 SF wetland impacts 
Maine Construction General Permit >1 Acre of disturbed area 

 
ANTICIPATED WAIVERS 
 
Section 11.2.5 
Where a lot has frontage on two (2) or more streets, the primary access to and egress from the lot must be provided 
from the street where there is less potential for traffic congestion and for traffic and pedestrians hazards. Access from 
other streets may be allowed if it is safe and does not promote shortcutting through the site. 
 
The majority of wetlands on site exist along Thurlow Road. The entrance has been proposed on Beach Road to 
minimize wetland impacts on the site. In addition, this configuration minimizes the amount of impervious area 
built on the site by shortening the driveway, and provides better vehicular circulation. Lastly, Thurlow Road 
would need to be rebuilt to accommodate the large tractor trailer trucks that need to maneuver the site. Given 
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these factors, the applicant is anticipating requesting a waiver of this section. A Driveway Entrance Permit 
Application will be sought from the MaineDOT prior to Site Plan Approval.  
 
Section 11.2.8 
No use, which generates less than one hundred (100) vehicle trips per day, shall have more than one (1) two-way 
driveway onto a single roadway. Such driveway must be no greater than twenty-four (24) feet wide. 
 
The proposed entrance is 36’ wide to allow for larger delivery trucks to safely enter and exit the site while also 
providing separate exit turn lanes to decrease congestion while exiting the site.  
 
 
CONCLUSION 
 
Included with this letter is the location map, existing conditions survey plan, and preliminary site plans. The 
Project Team looks forward to the Planning Board’s review of the Submittal. Please contact this office at 207-
772-2515 to discuss the project or schedule the Planning Board’s review meeting.  
 
Sincerely, 
 
GORRILL-PALMER  
 
 
 
Doug Reynolds, PE 
Project Manager 
Phone: 207-772-2515  
dreynolds@gorrillpalmer.com 
 
Attachments: 
 
Attachment 1 – Location Map 
Attachment 2 – ALTA Survey 
Attachment 3 – Preliminary Site Plan 
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ATTACHMENT 1  

 
LOCATION MAP 

 
  



U.S.G.S. Location Map
Retail Store - Lincolnville, Maine

U.S.G.S. Lincolnville, Maine-7.5 Minute Series (Topographic)
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ATTACHMENT 2 

  
ALTA SURVEY 
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