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July 31, 2018 
 
 
Renee Carter, Code Enforcement Officer  
Town of Naples 
PO Box 1757 
Naples, Maine 04055 
 
Re: Preliminary Major Subdivision Application 
 Brandy Crossing Subdivision 
 Front Nine Homes,LLC - Applicant 
 
Dear Ms. Carter and Planning Board: 
 
On behalf of our client, Front Nine Homes, LLC please find the enclosed Major Subdivision 
Preliminary Plan submission for a proposed 17-lot residential subdivision on the property 
formerly known as the Naples Golf & Country Club.  The property is located at 146 Sebago Road 
and is identified as Lot 1 on the Town of Naples Assessor’s Map U-24.  The portion of the property 
that is proposed to be developed as part of this subdivision application is approximately 36.4 
acres and is located in the Village District with portions of the waterfront located in the Limited 
Commercial Shoreland Overlay District.   
 
Development Description 
 
The property has been developed and utilized over the past 100 years as a 9-hole golf course.  
Portions of the original parcel have been subdivided and sold over the years as home sites.  The 
golf course was closed in 2017 and the proposal is to redevelop the property as a residential 
neighborhood with 17 additional single-family house lots that are shown on the enclosed 
subdivision plan as Lots 12 through 25 and 27 through 29.  Lot 25 is proposed to be developed as 
part of the Subdivision, but the current owner is retaining fee ownership.  The project also 
includes the reconstruction and realignment of Fairway Drive in general conformance with the 
Town’s standards for a Minor Street.   
 
Utilities 
 
The existing underground electrical distribution lines will be reconfigured and expanded to serve 
the proposed lots with underground power, cable and data service.  Each lot will require the 
installation of an on-site private well and on-site individual wastewater disposal field.  We have 
included test pits in Section 5 of this application that indicate suitable soils exist on each property 
to site a wastewater disposal field. 
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Stormwater Management 
 
The property drains directly to Brandy Pond, which is classified by the Maine Department of 
Environmental Protection (Maine DEP) as a “Lake Most at Risk from New Development” and is 
subject to Phosphorus Control standards as established by the Maine DEP and the Town.   The 
project will be reviewed by the Maine DEP and the Cumberland County Soil & Water 
Conservation District (CCSWCD) for conformance with applicable stormwater best management 
practices, and the project requires a Site Location of Development Act Permit Amendment 
through the Maine DEP.  The export of phosphorus will be managed through the construction 
of three (3) stormwater infiltration basins, and we have proposed to restrict many of the 
proposed lots with natural stormwater buffer requirements that will require some areas that 
are currently maintained as fairways on the golf course to grow back as field or wooded area.  
The stormwaer management report is contained in Section 4 of this application, which will be 
further developed in coordination with the Maine DEP and CCSWCD.  We have also detailed 
erosion control measures to be implemented during construction and following completion of 
the project in the plan set, and included  a recommended stormwater facilities maintenance 
plan as Attachment 6.   
 
Roadway Design 
 
The proposed roadway generally follows the exiting alignment of Fairway Drive, with proposed 
realignment in several areas to provide greater separation from Brandy Pond and to allow for 
the construction of stormwater treatment basins.  Section 9.3.2.11 requires two (2) street 
connections for subdivisions containing fifteen (15) lots or more, so we have included an 
emergency secondary road connection that will provide access between the proposed 
hammerhead terminus and Golf Club Road, which connects to Sebago Road.  The road will be 
widened and resurfaced to be in general conformance with the design and construction 
standards for a Minor Street as defined in the Subdivision Ordinance, which includes an 18-foot 
wide paved travel way with 3-foot gravel shoulders on each side. 
 
Private Dock Facilities 
 
The project includes the installation of two private dock facilities that will be owned, managed 
and developed by a non-profit corporation comprised of the lot owners in the Brandy Crossing 
Subdivision as a “commercial aquatic structure” as defined and regulated in the Town of Naples 
Definitional Ordinance and Shoreland Zoning Ordinance.  A letter containing additional 
information regarding this portion of the project is contained in Section 10 of the application. 
 
Protective Covenants 
 
We have included a copy of the existing protective covenants that were developed and last 
amended in 2009 for the previously conveyed lots on the property, along with proposed 
covenants for the proposed lots for the Planning Board’s review. 
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If you have any questions, comments or require any further information, please don’t hesitate 
to contact us.  We look forward to working with Town staff and the Planning Board on this 
project.  
 
Sincerely,  

  
DM ROMA CONSULTING ENGINEERS 

 
 
 

Dustin M. Roma, P.E. 
President 
 
Cc:   Paul Hollis, Front Nine Homes, LLC 
Enc.   
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SECTION 1 
 
  

PERMIT APPLICATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



You must submit 9 copies of this application, the letter of intent, and all 

supporting documents 21 days prior to the meeting to be considered by the 

Planning Board. 

TOWN OF NAPLES 
PLANNING BOARD APPLICATION 

P.O. Box 1757, Naples, Maine 04055 
Phone: (207) 693-6364 / Fax: (207) 693-3667 

www.townofnaples.org 
 

Major Subdivision Application 

Date: __________________ 

 

Owner/Applicant Name: _________________________________________________________ 

 

Mailing Address: _______________________________________________________________ 

 

Telephone: ______________________ Email: ________________________________________ 

 

Property Owner: ________________________________________________________________ 

 

Property Location: ____________________________________ Map & Lot: _______________ 

 

Any easements, covenants, or deed restrictions related to the property? ____________________ 

 

Zoning District: ______________________ Waivers requested: __________________________                                

     A list must be submitted for waivers 

Name, address, & phone # of applicants engineer, land surveyor or planner:  ________________ 

______________________________________________________________________________

______________________________________________________________________________ 

The undersigned, being the applicant, owner or legally authorized representatives, states that all 

information contained in this application is true and correct to the best of his/her knowledge and 

hereby does submit the information for review by the Town and in accordance with applicable 

ordinances, statues, and regulation of the Town, State and Federal governments. 

 

Date: _______________________ Signature: _________________________________________ 

 

Fee Schedule: 

Advertising: $50.00       

Fee per abutter: $7.00 

Under 1,000 sq. ft. gross floor area: $300.00 

1,000 – 10,000 sq. ft. gross floor area: $400.00 

Over 10,000 sq. ft. gross floor area: $400.00 

**Plus $25.00 for each 1,000 sq. ft. over 10,000 

Development without building: $400.00 

Modification of approved plan: $100.00 

Commercial Initial permit: $100.00 

Review Escrow: TBD      Applicants Total: $______________ 

7-31-18

FRONT NINE HOMES, LLC

28 WEARE ROAD, SEABROOK, NH 03874

phollisland@gmail.com(207) 216 - 0333

NAPLES GOLF & COUNTRY CLUB, INC

146 SEBAGO ROAD MAP U-24, LOT 1

YES
VILLAGE DISTRICT

LMITED COMMERCIAL SHORELAND

ENGINEER:  DUSTIN ROMA, DM ROMA CONSULTING ENGINEERS, PO BOX 1116, WINDHAM, ME 04062, (207) 310 - 0506

LAND SURVEYOR & SOILS:  GEORGE SAWYER, SAWYER ENGINEERING & SURVEYING, INC, 2 ELM STREET, BRIDGTON, ME 04009 

7-31-18

http://www.townofnaples.org/


 

A preliminary plan must be submitted within six months of a sketch plan. Within 45 days after 

formal submission of a preliminary plan the Planning Board shall take action to give preliminary 

approval, with or without modifications or disproval of such preliminary plan.  

 

Preliminary application requirements: 

 

• Proposed subdivision name or identifying title and the name of the Municipality. 

• Number of acres within the proposed subdivision, location of property lines, existing 

easements, buildings, watercourses and other essential existing physical features. 

• The names of all subdivisions immediately adjacent and the names of owners of record of 

adjacent acreage. 

• The provisions of the Zoning Ordinance applicable to the area to be subdivided and any 

zoning district boundaries affecting the subdivision.  At present:  1) Shoreland Zoning; 2) 

forty thousand (40,000) square feet minimum lot size. 

• The location and size of any existing sewers and water mains, culverts and drains on the 

property to be subdivided. 

• Location, names and present widths of existing and proposed streets, highways, easements, 

building envelopes, buffers, stormwater and/ or phosphorus control measures, alleys, parks 

and other public open spaces. 

• The width and location of any streets or other public ways or places shown upon the 

Official Map and the Comprehensive Plan, if any, within the area to be subdivided, and the 

width, location, grades and street profiles of all streets or other public ways proposed by 

the subdivider. 

• Contour lines at intervals of not more than five (5) feet or at such intervals as the Planning 

Board may require, based on United States Geological Survey datum of existing grades 

where change of existing ground elevation will be five (5) feet or more. 

• A soils report identifying the soils boundaries and names in the proposed development with 

the soils information superimposed upon the plot plan in accord with the USDA Soil 

Conservation Service National Cooperative Soil Classification.  The intensity of this study 

must identify changes in soil conditions down to one eight acre, or area as determined by 

the Planning Board.  A lot by lot soils suitability determination for house building with 

septic sewage disposal or, if appropriate, house building with public sewage disposal, will 

be made in accord with the Soil Suitability Guide for Land Use Planning in Maine and will 

accompany the plot plan soils study. 

• Typical cross sections of the proposed grading for roadways (and sidewalks, if included in 

plans). 

• Date, true north point and graphic scale. 

• Deed description and map of survey of tract boundary made and certified by a registered 

land surveyor, tied into established reference points. 

• Connection with existing supply or alternative means of providing water supply to the 

proposed subdivision. 

• Connection with existing sanitary sewerage system or alternative means of treatment and 

disposal proposed. 



• If a private sewage disposal system is proposed, location and results of tests to ascertain 

subsurface soil and ground water conditions, depth to maximum ground water level, 

location and results of percolation tests. 

• Provisions for collecting and discharging storm drainage, in the form of a drainage plan. 

• Preliminary designs of any bridges or culverts, which may be required. 

• The proposed lot lines with approximate dimensions and suggested locations of buildings. 

• The location of temporary markers adequate to enable the Board to locate readily and 

appraise the basic layout in the field. 

• All parcels of land proposed to be dedicated to public use and the conditions of such 

dedication, or land to be left permanently unused. 

• The location of all natural features or site elements to be preserved. 

• A soil erosion and sediment control plan containing the endorsement of the Cumberland 

County Soil and Water Conservation District or the Maine Soil and Water Conservation 

Commission. 

 

Final Application Requirements: 

 

• All of the information presented on the Preliminary Plan and Location Map and any 

amendments thereto suggested or required by the Board. 

• The name, registration number and seal of the land surveyor, architect, engineer or 

planning consultant who prepared the plan. 

• Street names and line, pedestrian ways, lots, easements and areas to be reserved for or 

dedicated to public use. 

• Sufficient data acceptable to the Municipal Engineer to determine readily the location, 

bearing and length of every street line, lot line, boundary line and to reproduce such lines 

upon the ground.   Where practical these should be tied to reference points previously 

established. 

• The length of all straight lines, the deflection angles, radii, length of curves and central 

angles of all curves, tangent distances and tangent bearings for each street. 

• By proper designation, all public open space for which offers of cession are made by the 

subdivider and those spaces to which title is reserved by him. 

• Lots and blocks within the subdivision numbered in accordance with local practice. 

• Permanent reference monuments shown thus: “X”.  They shall be constructed in 

accordance with specifications herein and their location noted and referenced upon the 

Final Plan. 

• A performance guaranty to secure completion of all improvements required by the Board 

and written evidence that the Municipal Officers are satisfied with the sufficiency of such 

bond. 

 

For a complete review of requirements for a Major Subdivision please refer to the Town of 

Naples Subdivision Ordinance which can be viewed at www.townofnaples.org 
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EXISTING DEED AND COVENANTS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

















 
 
 
 
 

SECTION 3 
 
  

SITE LOCATION MAP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



SITE LOCATION MAP
BRANDY CROSSING SUBDIVISION
NAPLES, MAINE

FRONT NINE HOMES, LLC
FOR:

28 WEARE ROAD
SEABROOK, NH 03874

P.O. BOX 1116
WINDHAM, ME 04062

(207) 310 - 0506

CONSULTING ENGINEERS

JOB NUMBER: 18001
DATE: 07-31-2018
SCALE: 1"=2,000'

PROJECT SITE
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STORMWATER MANAGEMENT REPORT 
 

BRANDY POND CROSSING SUBDIVISION 
FAIRWAY DRIVE 
NAPLES, MAINE 

 

A. Narrative 
 

Front Nine Homes,  LLC  is  proposing  to  develop  a  36.4±‐acre  parcel  at  146  Sebago  Rroad  in 
Naples.  The project site is identified as Lot 1 on the Town of Naples Assessor’s Map U‐24 and 
is formerly the site of the Naples Golf & Country Club.  The parcel is predominantly located in the 
Village District, but a small portion of the property along the waterfront are located within the 
Limited Commercial Shoreland Overlay District   

 

The property has been developed and utilized over the past 100 years as a 9‐hole golf course.  
Portions of the original parcel have been subdivided and sold over the years as home sites.  
The golf course was closed in 2017 and the current proposal is to redevelop the property as 
a residential neighborhood with 17 additional single‐family house lots that are shown on the 
enclosed subdivision plan as Lots 12 through 25 and 27 through 29.  The project also includes 
the reconstruction and realignment of Fairway Drive in general conformance with the Town’s 
standards for a minor street. 

 
B. Alterations to Land Cover 
 

Due to the site having been previously developed as the Naples Golf & Country Club, the amount 

of land disturbance required for the creation of seventeen (17) single‐family house lots, road 
improvements, and stormwater management facilities is significantly less than required for a 
subdivision of this nature.   
 
The  proposed  development will  generate  approximately  1.53±  acres  of  new  impervious  area 
associated with improvements of Fairway Drive, 0.55± acres of new buildings, 0.88± acres of new 
driveways,  resulting  in  a  total  of  2.96±  acres  of  new  impervious  surfaces.    Additionally,  it  is 
anticipated that the proposed project will create new landscaped areas in order to create suitable 
building envelopes.  The proposed project design will create 0.63± acres of landscaped and/or 
lawn areas associated with tree clearing necessary for the creation of the roadway improvements 
and  proposed  homes  and  driveways.    To  offset  the  new  developed  area,  the  project  design 
intends to restrict several lots within the development yard limits and will restore 5.66± acres of 
existing  lawn (fairway, and greens associated with the former Naples Golf & Country Club) by 
limiting mowing of this area twice per year in effort to restore the area to a naturally vegetated 
meadow, using only the existing seed bank and no supplemental earthwork, soil amendments or 
seeding.  
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The site around consists of relatively flat (2‐5% slopes) within the existing developed areas, that 
tapers to steep slopes (3:1 to 1:1 slopes) adjacent to Brandy Pond.  Additionally, roughly at the 
mid‐point  of  the  site  an existing drainage  channel  bifurcates  the  site,  and  consists  of  steeply 
sloping sides (3:1 to 1:1).  The site generally drains in a west to east pattern towards Brandy Pond, 
as all runoff from the project site eventually drains to Brandy Lake.   
 
Soils on the property are indicated as Deerfield loamy sand, Hermon sandy loam, Lyman‐Abram 
complex, and Windsor loamy sand as depicted on the Medium Intensity Soil Maps for Cumberland 
County, Maine published by  the Natural Resources Conservation  Service.    The  soil within  the 
proposed development is predominantly in the hydrologic soil group “A”, with a portion of the 
site associated with the Lyman‐Abram complex soils being hydrologic soil group “D”, as indicated 
on the attached soils map.   
 

C. Methodology and Modeling Assumptions 
 

The proposed stormwater management system has been designed utilizing Best Management 
Practices to maintain existing drainage patterns while providing stormwater quality improvement 
measures.    The  goal  of  the  storm drainage  system design  is  to  remove potential  stormwater 
pollutants from runoff generated by the development while providing attenuation of the peak 
rates of runoff leaving the site.  The method utilized to predict the surface water runoff rates in 
this analysis is a computer program entitled HydroCAD, which is based on the same methods that 
were  originally  developed  by  the  U.S.  Department  of  Agriculture  (USDA),  Natural  Resources 
Conservation  Service,  and  utilized  in  the  TR‐20 modeling  program.    Peak  rates  of  runoff  are 
forecasted  based  upon  land  use,  hydrologic  soil  conditions,  vegetative  cover,  contributing 
watershed area, time of concentration, rainfall data, storage volumes of detention basins and the 
hydraulic capacity of structures.  The computer model predicts the amount of runoff as a function 
of  time, with  the ability  to  include  the attenuation effect due  to dams,  lakes,  large wetlands, 
floodplains and constructed stormwater management basins.  The input data for rainfalls with 
statistical recurrence frequencies of 2‐, 10‐ and 25 years was obtained from Appendix H of the 
MDEP, Chapter 500 Stormwater Management, last revised in 2015.  The National Weather Service 
developed  four  synthetic  storm  types  to  simulate  rainfall  patterns  around  the  country.    For 
analysis  in Cumberland County, Maine,  the  type  III  rainfall pattern with a 24‐hour duration  is 
appropriate. 

 
D. Basic Standards 
 

The project is required by the Town to provide permanent and temporary Erosion Control Best 
Management Practices.  These methods are outlined in detail in the plan set. 

 
E. Phosphorous Standard 
 

We understand that the DEP, as well as the Town of Naples Subdivision Ordinance requires that 
any project under Major Subdivision under review that generates more than 40,000 square feet 
of non‐vegetated area to meet the Phosphorous Standards outlined in the MDEP Chapter 500 
Stormwater Management rules.    
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Based on our calculations, the project site’s Project Phosphorous Budget (PPB) was determined 
to be 1.369± lbs P/year.  The calculations prepared for this standard indicated that the project’s 
stormwater  infrastructure  effectively  reduced  the  site’s  phosphorus  export  by  approximately 
61.3%;  resulting  in  a  total  Post‐Treatment  Phosphorous  Export  (PPE)  of  2.52  lbs  P/year.    
Additionally, the project design intends to restore 5.66± acres of pre‐1980 lawn and landscaped 
surfaces  to meadow,  resulting  in approximately 0.57±  lbs P/year  source  treatment mitigation 
credit  (STC).   As  illustrated on Worksheet 4 of  the Phosphorous Budget calculations,  the total 
Post‐Treatment  Phosphorous  Export  (PPE)  of  2.52  lbs  P/year,  when  factored  with  the  total 
Phosphorous Mitigation Credit 0.57± lbs P/year (comprised solely of source treatment mitigation 
credit (SEC)), effectively reduces the Project’s Phosphorous Export to 1.95± lbs P/year; 0.58± lbs 
P/year  more  than  the  Project’s  Phosphorus  Budget.    With  the  projects  phosporous  export 
effectively reduced by 61.3% the project is eligible for a compensation fee.  
 
These calculations can be found on the enclosed worksheets as Attachment 1 in this report. 

 
F. Flooding Standard 
 

The proposed project discharges directly into a great pond (Brandy Pond), incorporates the design 
of three oversized infiltration basins (designed to achieve greater treatment factors with regards 
to phosphorous  treatment), and will  restore 5.67± acres of  lawn/landscaping  to meadow.   As 
such, the applicant intends to request a waiver from the flooding standard. 
 
The Town of Naples Site Plan Ordinance requires calculations be prepared to determine if there 
are any significant alterations to the existing flow patterns during the 25‐year storm event. To 
maintain the existing flow rates an infiltration basin has been proposed as part of the stormwater 
infrastructure. 

 
  The watershed maps  showing  pre‐development  and  post‐development  drainage  patterns  are 

included in the plan set . 
 
  Maintenance of common facilities or property 
 

The  applicant  will  be  responsible  for  the  maintenance  of  the  stormwater  facilities  which  is 
enclosed in the preliminary subdivision application package as an Inspection, Maintenance and 
Housekeeping Plan for the project. 

 
 

Prepared by: 
 
DM ROMA CONSULTING ENGINEERS 
 
 
 
 
J.P. Connolly        Jayson R. Haskell P.E.                    
Senior Project Engineer    Southern Maine Regional Manager                           7‐31‐18 
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ATTACHMENT 1 
   

STORMWATER TREATMENT CALCULATIONS 
 



Project Name: NAPLES COUNTRY CLUB RE-DEVELOPMENT

Lake Watershed:  BRANDY POND

Watershed per acre phosphorus budget (Appendix C) PAPB 0.038 lbs P/acre/year

Total acreage of development parcel: TA 36.03314226 acres

NWI wetland acreage: WA 0 acres 

Steep slope acreage: SA 0 acres

Project acreage:   A = TA - (WA+ SA ) A 36.03314226 acres

Project Phosphorus Budget:  PPB = P x A PPB 1.369259406 lbs P/year

SWT 187 acres

A 36.03314226 acres

FC  lbs P/year

AAD 1874 acres

R N/A

PPB N/A lbs P/year

PPB N/A lbs P/year

 Worksheet 1  -  PPB calculations

Standard Calculations

Town: NAPLES

Project Phosphorus Budget            

      If R < 0.5,       PPB = [(FC x R)/2] + [FC/4]

     If R> 0.5,         PPB = FC x R

Small Watershed Adjustment

If Project Acreage (A) is greater than the threshold acreage for the small watershed threshold (SWT, from 
pertinent lake and town info in the table in Appendix C), calculate an alternative PPB using the analysis below 
and use this value if it is less than the the Standard Calculation PPB.

Small Watershed Threshold   (Appendix C):

Project acreage:

Allowable increase in town's share of annual phosphorus 
load to lake (Appendix C):

Area available for development (Appendix C):

Ratio of A to AAD (R=A/AAD)



Calculate phosphorus export from development for before and after treatment 
Use as many sheets as needed for each development type (commercial, roads, residential lots, etc.)

Project name: NAPLES CC RE-DEVELOPMENT Development type: RESIDENTIAL Sheet # 1 of 2

Land Surface Type                           or 
Lot #(s)                                     with 

description

Acres   
or # of 

lots

Export 
Coefficient   

from          
Table 3.1      
Table 3.2 

Pre-
treatment  

Algal Av. P 
Export     

(lbs P/year)

Treatment 
Factor for 

BMP(s)       
from         

Chapter 6 

Post- 
treatment  

Algal Av. P 
Export      

(lbs P/year)

Description of BMPs

Lot 12 (A Soils) 1.00 0.18 0.180 1 0.180 Untreated

Open Space adj. to Lot 12

Open Space - Landscape-lawn (A Soils) 0.28 0.2 0.056 0.18 0.010

Open Space - road 0.05 1.25 0.063 0.18 0.011

Open Space - Landscape-lawn (A Soils) 1.13 0.2 0.227 1 0.227 Untreated

Open Space - road 0.09 1.25 0.113 1 0.113 Untreated

Lots 13, 14 & 29 (A Soils) 3.00 0.18 0.540 0.18 0.097
Open Space adj. Lot 13- Landscape-lawn 
(A Soils) 0.94 0.2 0.188 0.18 0.034

Lot 15 (A soils) 1.00 0.18 0.180 1 0.180 Untreated

Lot 16 (75% A soils) 0.75 0.18 0.135 1 0.135 Untreated

Lot 16 (25% D soils) 0.25 0.34 0.085 1 0.085 Untreated

Open Space - Landscape-lawn (A Soils) 0.20 0.2 0.040 0.17 0.007

Open Space - Landscape-lawn (A Soils) 0.79 0.2 0.157 1 0.157 Untreated

Lot 17 (A soils) 1.00 0.18 0.180 0.17 0.031

Lot 18 (98% A soils) 0.98 0.18 0.176 0.17 0.030

Lot 18 (2% D soils) 0.02 0.34 0.007 0.17 0.001

Lot 19 (94% A soils) 0.94 0.18 0.169 0.17 0.029

Lot 19 (6% D soils) 0.06 0.34 0.020 0.17 0.003

Lot 20 (93% A soils) 0.93 0.18 0.167 0.17 0.028

Lot 20 (7% D soils) 0.07 0.34 0.024 0.17 0.004

Lot 21 (67% A soils) 0.67 0.18 0.121 0.1 0.012

Lot 21 (33% D soils) 0.33 0.34 0.112 0.1 0.011

Lot 22 (80% A soils) 0.80 0.18 0.144 0.1 0.014

Lot 22 (20% D soils) 0.20 0.34 0.068 0.1 0.007

Lot 23 (A soils) 1.00 0.18 0.180 1 0.180 Untreated

Lot 24 (A soils) 1.00 0.18 0.180 0.1 0.018

Lot 25 (A soils) 1.00 0.18 0.180 0.1 0.018

Lot 27 (A soils) 1.00 0.18 0.180 1 0.180 Untreated

Lot 28 (A soils) 1.00 0.18 0.180 1 0.180 Untreated

Lot 29 (A soils) 1.00 0.18 0.180 0.1 0.018

 Total         
Pre-PPE       

(lbs P/year) 
4.23224523

Total        
PostPPE     

(lbs P/year) 
2.001

Worksheet 2 
Pre-PPE  and Post-PPE Calculations 



Calculate phosphorus export from development for before and after treatment 
Use as many sheets as needed for each development type (commercial, roads, residential lots, etc.)

Project name: NAPLES CC RE-DEVELOPMENT Development type: RESIDENTIAL Sheet # 2 of 2

Land Surface Type         
or Lot #(s)                 

with description

Acres   
or # of 

lots

Export 
Coefficient   

from          
Table 3.1      
Table 3.2 

Pre-
treatment  

Algal Av. P 
Export     

(lbs P/year)

Treatment 
Factor for 

BMP(s)      
from         

Chapter 6 

Post- 
treatment  

Algal Av. P 
Export      

(lbs P/year)

Description of BMPs

Roadway Impervious 0.45444 1.25 0.56805522 0.18 0.10224994 INF-3

R.O.W. Grass A 0.45596 0.1 0.0455961 0.18 0.0082073 INF-3

Roadway Impervious 0.35304 1.25 0.44130341 0.17 0.07502158 INF-2

R.O.W. Grass A 0.11346 0.1 0.01134583 0.17 0.00192879 INF-2

R.O.W. Grass D 0.20527 0.4 0.08210795 0.17 0.01395835 INF-2

Roadway Impervious 0.63578 1.25 0.79471983 0.1 0.07947198 INF-1

R.O.W. Grass A 0.49983 0.1 0.04998279 0.1 0.00499828 INF-1

R.O.W. Grass D 0.14575 0.4 0.05829928 0.1 0.00582993 INF-1

Roadway Impervious 0.16772 1.25 0.20964734 1 0.20964734 Untreated Road

ROW Grass A 0.17042 0.1 0.01704249 1 0.01704249 Untreated Landscaped Area

 Total         
Pre-PPE       

(lbs P/year) 
2.27810022

Total        
PostPPE     

(lbs P/year) 
0.51835597

Worksheet 2 
Pre-PPE  and Post-PPE Calculations 



Appendix D:  Worksheet 3  - Mitigation credit

Project name: Brandy Pond Crossing Development type: Commercial Sheet #       1        

Mitigation credit when a pre-existing source is being eliminated

Mitigation Source 
Area Land Use  

Acres

Export 
Coefficient  

(lbs 
P/acre/year)

Modifier

Pre-
treatment 
Historical    
P Export    
(lbs P/year)

Treatment 
Factor for 
Historical 
BMP(s)        

(1.0 if no BMPs)

Historical P 
Export      

(lbs P/year)

Mitigation 
Credit     

(lbs P/year)

Comments

Existing Fairway 5.6619 0.2 0.5 0.56618759 1 0.56618759 0.5661876

0.5 0 1 0 0

0.5 0 1 0 0

0.5661876 lbs P/year

 Mitigation credit when a pre-existing source is treated by a new BMP

Acres

Export 
Coefficient  

(lbs 
P/acre/year)

Modifier

Pre-
treatment 
Historical    
P Export    
(lbs P/year)

Treatment 
Factor for 
Historical 
BMP(s)        

(1.0 if no BMPs)

Historical P 
Export      

(lbs P/year)

Treatment 
Factor for    

New BMP(s)  
Chapter 6 

Mitigation 
Credit     

(lbs P/year)

Comments

0 1.25 0.5 0 1 0 1 - 0.24 0

0 0.5 0.5 0 1 0 1 - 0.24 0

0.5 0 1 0 1 - 0

0 lbs P/year

 0.5661876 lbs P/yearTOTAL MITIGATION CREDIT    (SEC + STC)

Total source elimination mitigation credit (SEC)

Total source treatment mitigation credit (STC)



Project Phosphorus Budget -  Worksheet 1 PPB 1.37 lbs P/year

Total Pre-Treatment Phosphorus Export - Worksheet 2 Pre-PPE 6.51 lbs P/year

Total Post-Treatment Phosphorus Export - Worksheet 2 Post-PPE 2.52 lbs P/year

Total Phosphorus Mitigation Credit - Worksheet 3     TMC 0.57 lbs P/year

 Project Phosphorus Export         (Post-PPE - TMC) PPE 1.95 lbs P/year

0.58 lbs P/year

 

61.30 %

 

 WORKSHEET 4  -  PROJECT PHOSPHORUS EXPORT SUMMARY

Summarizing the project's algal available phosphorus export (PPE)

Is the Project Phosphorus Export ≤ the Project Phosphorus Budget?  (PPE≤PPB)

 If the project is located in a watershed that is eligible for a compensation fee (or is a 
residential subdivision with buffers), a compensation fee  may be appropriate as 
follows:

Project Name:

The amount of phosphorus that needs further treatment or compensation          

YES

The post-treatment phosphorus export must be less than 40% of the pre-
treatment export (Post-PPE < 0.4*Pre-PPE)

If  YES ,  PPE is less than or equal to PPB and the project meets its 
phosphorus budget .                                                                                             
If NO,   PPE is greater than PPB, more reduction in phosphorus export is 
required or the payment of a compensation fee may be an option

NO

If YES , in some watersheds the compensation fee is an available option.         
If NO , more treatment must be provided. PPE must be further reduced.            

If Project Export has been reduced by greater than 60% and less than 75%, 
$25,000 per pound minus $833 per 1% Percent Export

If Project Export has been reduced by greater than 75%, $12,500 per pound 
minus $500 per 1% Project Export

$13,962

 

Has Project Phosphorus Export been sufficiently reduced?                                           
Is (Pre-PPE - Post-PPE)/Pre-PPE greater than 0.60?
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Lines
A

A/D

B

B/D

C

C/D
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Not rated or not available

Soil Rating Points
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Cumberland County and Part of Oxford 
County, Maine
Survey Area Data: Version 13, Sep 11, 2017

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 29, 2012—Jun 
26, 2016

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

DeA Deerfield loamy sand, 0 
to 3 percent slopes

A 4.4 5.6%

HgC Hermon sandy loam, 8 
to 15 percent slopes

A 7.1 9.2%

HsC Lyman-Abram complex, 
8 to 15 percent 
slopes, very rocky

D 3.2 4.2%

W Water 7.7 9.9%

WmB Windsor loamy sand, 0 
to 8 percent slopes

A 35.8 46.2%

WmC Windsor loamy sand, 8 
to 15 percent slopes

A 10.3 13.3%

WmD Windsor loamy sand, 15 
to 35 percent slopes

A 9.0 11.6%

Totals for Area of Interest 77.5 100.0%
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Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Cumberland County and Part of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Brandy Crossing Subdivision, Naples  Inspection, Maintenance, and Housekeeping Plan 

 
INSPECTION, MAINTENANCE, AND HOUSEKEEPING PLAN 

 
BRANDY CROSSING SUBDIVISION 

NAPLES, MAINE 
 
 

Responsible Party 
 
Owner: Front Nine Homes, LLC    
  28 Weare Road 
  Seabrook, NH 03874 
 
The owners are responsible for the maintenance of all stormwater management structures and 
related site components and the keeping of a maintenance log book with service records, until 
such time as responsibility is turned over to the Homeowners Association as further described 
in the Declaration of Rights, Restrictions, Covenants and Easements for the Subdivision.  
Records of all inspections and maintenance work performed must be kept on file with the 
owner and retained for a minimum of five years.  The maintenance log will be made available to 
the Town upon request.  At a minimum, the maintenance of stormwater management systems 
will be performed on the prescribed schedule. 
 
The procedures outlined in this plan are provided as a general overview of the anticipated 
practices to be utilized on this site.  In some instances, additional measures may be required 
due to unexpected conditions.  The Maine Erosion and Sedimentation Control BMP and 
Stormwater Management for Maine: Best Management Practices Manuals published by the 
MDEP should be referenced for additional information. 
 
During Construction 
 

1. Inspection and Corrective Action:  It is the contractor's responsibility to comply with the 
inspection and maintenance procedures outlined in this section.  Inspection shall occur 
on all disturbed and impervious areas, erosion control measures, material storage areas 
that are exposed to precipitation, and locations where vehicles enter or exit the site.  
These areas shall be inspected at least once a week as well as 24 hours before and after 
a storm event and prior to completing permanent stabilization measures.  A person with 
knowledge of erosion and stormwater control, including the standards and conditions in 
the permit, shall conduct the inspections. 
 

2. Maintenance:  Erosion controls shall be maintained in effective operating condition 
until areas are permanently stabilized.  If best management practices (BMPs) need to be 
repaired, the repair work should be initiated upon discovery of the problem but no later 
than the end of the next workday. If BMPs need to be maintained or modified, 
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additional BMPs are necessary, or other corrective action is needed, implementation 
must be completed within seven calendar days and prior to any rainfall event. 
 

3. Documentation:  A report summarizing the inspections and any corrective action taken 
must be maintained on site.  The log must include the name(s) and qualifications of the 
person making the inspections; the date(s) of the inspections; and the major 
observations about the operation and maintenance of erosion and sedimentation 
controls, materials storage areas, and vehicle access points to the parcel.  Major 
observations must include BMPs that need maintenance, BMPs that failed to operate as 
designed or proved inadequate for a particular location, and location(s) where 
additional BMPs are needed.  For each BMP requiring maintenance, BMP needing 
replacement, and location needing additional BMPs, note in the log the corrective 
action taken and when it was taken.  The log must be made accessible to Town staff, 
and a copy must be provided upon request.  The owner shall retain a copy of the log for 
a period of at least three years from the completion of permanent stabilization. 

 
Houskeeping 
 

1. Spill prevention: Controls must be used to prevent pollutants from construction and 
waste materials on site to enter stormwater, which includes storage practices to 
minimize exposure of the materials to stormwater. The site contractor or operator must 
develop, and implement as necessary, appropriate spill prevention, containment, and 
response planning measures. 
 

2. Groundwater protection: During construction, liquid petroleum products and other 
hazardous materials with the potential to contaminate groundwater may not be stored 
or handled in areas of the site draining to an infiltration area. An "infiltration area" is 
any area of the site that by design or as a result of soils, topography and other relevant 
factors accumulates runoff that infiltrates into the soil. Dikes, berms, sumps, and other 
forms of secondary containment that prevent discharge to groundwater may be used to 
isolate portions of the site for the purposes of storage and handling of these materials. 
Any project proposing infiltration of stormwater must provide adequate pre-treatment 
of stormwater prior to discharge of stormwater to the infiltration area, or provide for 
treatment within the infiltration area, in order to prevent the accumulation of fines, 
reduction in infiltration rate, and consequent flooding and destabilization. 

 
3. Fugitive sediment and dust: Actions must be taken to ensure that activities do not 

result in noticeable erosion of soils or fugitive dust emissions during or after 
construction. Oil may not be used for dust control, but other water additives may be 
considered as needed. A stabilized construction entrance (SCE) should be included to 
minimize tracking of mud and sediment. If off-site tracking occurs, public roads should 
be swept immediately and no less than once a week and prior to significant storm 
events. Operations during dry months, that experience fugitive dust problems, should 
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wet down unpaved access roads once a week or more frequently as needed with a 
water additive to suppress fugitive sediment and dust. 

 
4. Debris and other materials: Minimize the exposure of construction debris, building and 

landscaping materials, trash, fertilizers, pesticides, herbicides, detergents, sanitary 
waste and other materials to precipitation and stormwater runoff. These materials must 
be prevented from becoming a pollutant source. 
 

5. Excavation de-watering: Excavation de-watering is the removal of water from trenches, 
foundations, coffer dams, ponds, and other areas within the construction area that retain 
water after excavation. In most cases the collected water is heavily silted and hinders 
correct and safe construction practices. The collected water removed from the ponded 
area, either through gravity or pumping, must be spread through natural wooded buffers 
or removed to areas that are specifically designed to collect the maximum amount of 
sediment possible, like a cofferdam sedimentation basin. Avoid allowing the water to flow 
over disturbed areas of the site. Equivalent measures may be taken if approved by the 
Department. 
 

6. Authorized Non-stormwater discharges: It is the contractor’s responsibility to identify 
and prevent contamination by non-stormwater discharges. Where allowed non-
stormwater discharges exist, they must be identified and steps should be taken to 
ensure the implementation of appropriate pollution prevention measures for the non-
stormwater component(s) of the discharge. Authorized non-stormwater discharges are:  
(a) Discharges from firefighting activity;  
(b) Fire hydrant flushings; 
(c) Vehicle washwater if detergents are not used and washing is limited to the exterior 
of vehicles (engine, undercarriage and transmission washing is prohibited);  
(d) Dust control runoff in accordance with permit conditions and Appendix (C)(3);  
(e) Routine external building washdown, not including surface paint removal, that does 
not involve detergents;  
(f) Pavement washwater (where spills/leaks of toxic or hazardous materials have not 
occurred, unless all spilled material had been removed) if detergents are not used;  
(g) Uncontaminated air conditioning or compressor condensate;  
(h) Uncontaminated groundwater or spring water;  
(i) Foundation or footer drain-water where flows are not contaminated;  
(j) Uncontaminated excavation dewatering (see requirements in Appendix C(5));  
(k) Potable water sources including waterline flushings;

 
and 

(l) Landscape irrigation. 
 

7. Unauthorized non-stormwater discharges: Approval from the Town does not authorize 
a discharge that is mixed with a source of non-stormwater, other than those discharges 
in compliance with Section 6 above. Specifically, the Town’s approval does not authorize 
discharges of the following: 
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(a) Wastewater from the washout or cleanout of concrete, stucco, paint, form release 
oils, curing compounds or other construction materials; 
(b) Fuels, oils or other pollutants used in vehicle and equipment operation and 
maintenance; 
(c) Soaps, solvents, or detergents used in vehicle and equipment washing; and 
(d)  Toxic or hazardous substances from a spill or other release. 

 
Post construction 
 

1. Inspection and Corrective Action:  All measures must be maintained by the owner in 
effective operating condition.  A person with knowledge of erosion and stormwater 
control, including the standards and conditions of the permit, shall conduct the 
inspections.  The following areas, facilities, and measures must be inspected, and 
identified deficiencies must be corrected.  Areas, facilities, and measures other than 
those listed below may also require inspection on a specific site. 

 
A. Vegetated Areas:  Inspect vegetated areas, particularly slopes and embankments, 

early in the growing season or after heavy rains to identify active or potential 
erosion problems.  Replant bare areas or areas with sparse growth.  Where rill is 
evident, armor the area with an appropriate lining or divert the erosive flows to on-
site areas able to withstand the concentrated flows. 
 

B. Ditches, Swales, and Open Channels:  Inspect ditches, swales, and other open 
channels in the spring, late fall, and after heavy rains to remove any obstructions to 
flow, remove accumulated sediments and debris, control vegetative growth that 
could obstruct flow, and repair any erosion of the ditch lining.  Vegetated ditches 
must be mowed at least annually or otherwise maintained to control the growth of 
woody vegetation and maintain flow capacity.  Any woody vegetation growing 
through riprap linings must also be removed.  Repair any slumping side slopes as 
soon as practicable.  If the ditch has a riprap lining, replace riprap on areas where 
any underlying filter fabric or underdrain gravel is showing through the stone or 
where stones have dislodged.  The channel must receive adequate routine 
maintenance to maintain capacity and prevent or correct any erosion of the 
channel's bottom or side slopes. 
 

C. Culverts:  Inspect culverts in the spring, late fall, and after heavy rains to remove any 
obstructions to flow; remove accumulated sediments and debris at the inlet, at the 
outlet, and within the conduit; and to repair any erosion damage at the culvert's 
inlet and outlet. 
 

D. Infiltration Basins:  Inspect soil filter after every major storm event for the first six 
months to ensure proper function.  Thereafter, the filter should be inspected twice 
per year to ensure that water in the basin drains within 24 hours.  If water does not 
drain within 24-hours, corrective action should be taken to loosen/rototill the 
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surface material.  Snow removed from any on-site or off-site areas may not be 
stored over an infiltration basin.  The portions of roadway draining to infiltration 
basins should not be treated with salt. 

 
E. Regular Maintenance:  If the driveways around the storage units are eventually 

paved, clear accumulations of winter sand along driveways once a year, preferably in 
the spring.  Accumulations on pavement may be removed by pavement sweeping.  
Accumulations of sand along pavement shoulders may be removed by grading 
excess sand to the pavement edge and removing it manually or by a front-end 
loader.   

 
F. Documentation: Keep a log (report) summarizing inspections, maintenance, and any 

corrective actions taken.  The log must include the date on which each inspection or 
maintenance task was performed, a description of the inspection findings or 
maintenance completed, and the name of the inspector or maintenance personnel 
performing the task. If a maintenance task requires the clean-out of any sediments 
or debris, indicate where the sediment and debris was disposed after removal. The 
log must be made accessible to Town staff upon request. The permittee shall retain 
a copy of the log for a period of at least five years from the completion of 
permanent stabilization. Attached is a sample log. 

 
Duration of Maintenance 
 
Perform maintenance as described. 
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MAINTENANCE LOG 
 

SELF-STORAGE FACILITY 
NAPLES, MAINE 

 

The following stormwater management and erosion control items shall be inspected and maintained as 
prescribed in the Maintenance Plan with recommended frequencies as identified below.  The owner is 
responsible for keeping this maintenance log on file for a minimum of five years and shall provide a 
copy to the Town upon request.  Inspections are to be performed by a qualified third party inspector 
and all corrective actions shall be performed by personnel familiar with stormwater management 
systems and erosion controls. 
 
 
 

Maintenance 
Item 

Maintenance Event Date 
Performed 

Responsible 
Personnel 

Comments 

Vegetated 
Areas 

Inspect slopes and 
embankments early in 
Spring. 

   

Ditches, 
swales, and 
other open 
channels 

Inspect after major 
rainfall event producing 
1" of rain in two hours. 

   

Inspect for erosion or 
slumping & repair 

   

Mowed at least 
annually. 

   

Culverts Inspect semiannually 
and after major rainfall. 

   

Repair erosion at inlet 
or outlet of pipe. 

   

Repair displaced riprap.    
Clean accumulated 
sediment in culverts 
when >20% full. 

   

Infiltration 
Basins 

Check after each rainfall 
event to ensure that 
pond drains within 24 
hours. 

   

Inspect semiannually for 
erosion or sediment 
accumulation and repair 
as necessary. 

   

Regular 
Maintenance 

Clear accumulation of 
winter sand in paved 
areas annually. 

   

 



 
 
 
 
 

SECTION 7 
 
  

PROPOSED COVENANTS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

























 
 
 
 
 

SECTION 8 
 
  

 FLOOD INSURANCE RATE MAP 
  





 
 
 
 
 
 
 

SECTION 9 
 
  

CORPORATE CERTIFICATE OF GOOD STANDING 
 



Subscriber activity report

This record contains information from the CEC database and is accurate
as of: Tue Jul 31 2018 07:51:34. Please print or save for your records.

Legal Name Charter Number Filing Type Status

FRONT NINE
HOMES LLC

20184369DC
LIMITED LIABILITY
COMPANY
(DOMESTIC)

GOOD
STANDING

Filing Date Expiration Date Jurisdiction

02/16/2018 N/A MAINE

Other Names (A=Assumed ; F=Former)

NONE

Clerk/Registered Agent

ATTY HYLIE WEST
15 BELVIDERE ROAD
DAMARISCOTTA, ME 04543

Click on a link to obtain additional information.

List of Filings View list of filings

Obtain additional information:

Certificate of Existence (more info)

Short Form without
amendments
($30.00)

Long Form with
amendments
($30.00)

You will need Adobe Acrobat version 3.0 or higher in order to view PDF files.
If you encounter problems, visit the troubleshooting page.
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