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April 26, 2024

Town of Readfield Maine Planning Board

Attn: Chip Stephens, Code Enforcement Officer
8 Old Kents Hill Road

Readfield, ME 04355

SUBJECT: 16-063 — Menatoma Woodlands Subdivision
Response to Comments from the Planning Board

Members of the Board,

Main-Land Development Consultants, Inc. (Main-Land) represented the Applicant, Lovejoy
Ventures, LLC and it’s project, the Menatoma Woodlands Subdivision at the April 9", 2024 Planning Board
meeting. During that meeting, the Board identified several items they would need to determine the
application complete. Below is a summary of submittals requested by the board. The items listed are in no
order or precedence. Please except this submittal of the requested documents and supporting information.

1. Agent Authorization.

The board asked for proof that John Lawrence is a principal owner of Lovejoy Ventures, LLC. The agent
authorization letter included as part of the original application listed Main-Land as the authorized agent of
“John Lawrence”. The official Applicant of this project is Lovejoy Ventures, LLC. Included in this
submittal is a copy of the Maine Secretary of State’s, Certificate of Good Standing which lists John
Lawrence as the point of contact for that entity. Main-Land interprets that fact as proof that John Lawrence
may make decisions and generally represent Lovejoy Ventures, LLC. Also included in this submittal is a
LLC Resolution provided by the Applicant.

2. Fire Chief Review.

Shane Howley of Main-Land spoke with Chief Mank via phone on April 25", 2024 to discuss and review
this project in terms of emergency vehicle access and fire safety. An email was sent to the Fire Chief to
summarize the discussion. That email is included as part of this submittal.

3. Supporting Septic and Soil Information.

On February 26, 2024 Main-Land performed test borings on each proposed lot in order to confirm the
feasibility of septic systems on each individual lot. All proposed lots contain suitable soils for a private,
single-family residential septic system. In 2015, Vaughn Smith Associates, performed a similar
investigation. The report from 2015 and boring logs from 2024 are included as part of this submittal.
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Menatoma Woodlands Subdivision
Readfield Maine
4. Natural Resources and Environmental.
The board asked that we verify the presence or absence of vernal pools on the project property. A Natural
Resources Survey was performed by Main-Land. No vernal pools are present on site. Main-Land’s Natural
Resources Report is included as part of this submittal.

5. Maintenance Agreement.
During the April meeting, the Board requested that the Applicant provide proof of correspondence with the
Menatoma Homeowners Association. That documentation is included in this submittal.

6. Stormwater Calculations.

The change to a 9-Lot subdivision reduced the assumed developed area from residential lots. Additionally,
the merge of Lots 2 and 3 as shown on the subdivision plan dated 2024-02-28 allowed for shortening of the
reconstructed portion of “North Wayne Road” by 465 ft. These changes to the developed area and road
design necessitated an update to the stormwater model. As such, the revised stormwater flow and
phosphorus export calculations are provided. Please note, the design changes reduced the development area
such that the project now meets the phosphorus standard. No Rain Gardens are proposed on any lot. A
revised stormwater narrative is included as part of this submission. This narrative is intended to supersede
the one included in the original application and describes the new stormwater regime.

7. Vegetation Plan.
A plan which delineates vegetated cover type and building envelopes is provided. Please see L1.0 Building
Envelope and Vegetation Plan.

8. Revised Subdivision Plan.
During the April meeting, the Applicant decided to change the subdivision plan from a 10-Lot concept to a
9-Lot concept. The revised plan set is provided.
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Bureau of Corporations, Elections and Commissions

Corporate Name Search

Information Summary

Subscriber activity report

This record contains information from the CEC database and is accurate
as of: Mon Apr 22 2024 13:57:50. Please print or save for your records.

Legal Name Charter Number

LOVEJOY

VENTURES, LLC RIS

Filing Date Expiration Date
08/10/2015 N/A

Other Names

NONE

Principal Home Office Address

Physical

Clerk/Registered Agent
Physical

JOHN T. LAWRENCE
103 BRUNSWICK AVENUE. SUITE 1

GARDINEER, ME 04345

Filing Type Status
FIABT LY GOOD
COMPANY STANDING
Jurisdiction

MAINE

(A=Assumed ; F=Former)

Mailing

Mailing

JOHN T. LAWRENCE
103 BRUNSWICK AVENLUE. SUITE 1

GARDINER., ME 04345



LOVEJOY YENTURES, LL.C
UNANIMOUS CONSENT OF CO-MANAGERS / MEMBERS

Pursuant to that certain Operating Agreement between and among co-managers and members of
this limited liability company (the “Company™), the undersigned, being the holders of all the
membership interests of the Company, hereby adopt the following resolutions:

RESOLVED: That the Company shall be, and hereby is authorized to develop into a 9 lot
residential subdivision, the property located on the Lane Road and North Wayne
Road, in the Town of Readfield, County of Kennebec, State of Maine, and more
particularly identified as Tax Map 111, Map 32.

RESOLVED: That the Company shall be, and hereby is authorized to execute any and all
documents that may be required in connection with a Town of Readfield, Land
Use Permit Application in connection with said property.

RESOLVED: That Lovejoy Ventures, LLC, by and through John Lawrence, as co-manager of
the Company, James M. Amendolara, as co-manager of the Company, and Main-
Land Development Consultants, Inc, its authorized agent, shall be and hereby are,
jointly and / or singularly authorized and empowered and directed to act on behalf
of the Company in executing and delivering any and all documents or instruments
deemed by said managers as necessary or convenient in carrying out the forgoing
resolutions, all on terms and conditions deemed by said co-managers to be in the
best interest of the Company.

This Consent of Co-Managers shall be filed with the minutes of Lovejoy Ventures, LLC.
Dated at Gardiner, Maine this Z?D day of April, 2024.

A %\Q\% /ﬁ(ﬁfﬁﬂ LOVEIOY VENT;EZW

“John T. Lawrénce, Co-Manager / Member

STATE OF MAINE
COUNTY OF KENNEBEC, SS Aprit 25, 2024

Then personally appeared the above named John T. Lawrence, Co-Manager / Member of
Lovejoy Ventures, LLC, and acknowledged the foregoing instrument to be his free act and deed,
in his said capacity, and the free act and deed of Lovejoy Ventures, LLC

/—Befﬂr\ m Lg}

glotary Public / Attomey at Law
ame: 10N, Sl DN
Commission Expires: 10 - Oy~ 2,350

1 Debra Sus Dl
NOTARY PUBLIC
State of Maine
My Commission Expires 10/01/2080
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By: James M. Amendolara, Co-Manager / Member

STATE OF MAINE
COUNTY OF YORK, SS April ';_"! , 2024

Then personally appeared the above named James M. Amendolara, Co-Manager /
Member of Lovejoy Ventures, LLC, and acknowledged the foregoing instrument to be his free
act and deed, in his said capacity, and the free act and deed of Lovejoy Ventures, LLC

Before me,
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Notary Public / Attorney at Law
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Shane

From: Shane

Sent: Thursday, April 25, 2024 3:19 PM

To: mank125@aol.com

Subject: Menatoma Woodland Subdivision 16-063

Attachments: 2024-04-25 C2.1 Subdivision Layout Plan.pdf; 2024-04-25 C5.1 NORTH WAYNE ROAD

PLAN & PROFILE.pdf; 2024-04-25 C5.2 NORTH WAYNE ROAD PLAN & PROFILE.pdf;
2024-04-25 C5.3 NORTH WAYNE ROAD PLAN & PROFILE.pdf; 2024-02-15 Tax Map.pdf

Chief Mank,

Thank you again for your time and it was great speaking with you today. I’d like to summarize our phone callin an
email which I’ll use as evidence that we spoke and to capture your comments. I’ve attached the current plan set
and tax map for your reference. As | noted in the call, the proposed road sections meet at least the minimum road
standards in the Town of Readfield. I’ll also note that I’'ve run vehicle turning paths for a design emergency vehicle
(fire truck). Based on my model, the proposed roads are able to accommodate travel and turnaround of
emergency vehicles.

During our call, you expressed an interest for the project to provide a fire pond with a dry hydrant as there are few
water sources available in that general area. I've made note of that and will discuss with the owner and will look for
the Planning Board’s input.

If upon review of the subdivision plans, you have any questions or concerns, please don’t hesitate to contact me.
Thank you again!

Main-Land Development Consultants, Inc.
Main-Land Camp Solutions

Shane Howley, P.E.

Project Engineer

Tel: 207-897-6752

Cel: 207-500-8144

Fax: 207-897-5404

www.main-landdci.com
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\@A VAUGHN SMITH ASSOCIATES

Septic Design « Wetland Analysis « Soil Mapping

July 10, 2013

John Lawrence
103 Brunswick Avenue
Gardiner, Me 04345

Ocs,

RE: Preliminary Soil Investigation and Site Walk, off Lane Road and North Wayne
Road, Readfield

Dear John:

On July 06, 2015, per your request, I conducted a Preliminary Soil Investigation and Site
Walk at the abovementioned parcel. The purpose of the investigation was to determine
the general suitability for the potential to develop 4 to S house lots on the parcel.

A couple of test pits were observed along the frontage of Lane Road and a few potential
areas for subsurface wastewater disposal were found on this portion of the property.
Next, we walked down the extension of the North Wayne Road. Again, I conducted
some soil investigations and found 4 or 5 areas that appeared suitable for subsurface
wastewater disposal.

In general, the parcel is a westerly facing, moderate to gently sloping forest with pit and
mound’ topography, whereas, the ‘pits’ tend to be wetter and the ‘mounds’ slightly drier.
The soils were found to be moderately textured, loamy (fine sandy loam) 3 D profile and
condition with restrictive features at 9 to 13 inches. A minimum of 9 inches free of
restrictive features such as seasonal water table, hardpan, and Jedge is required for soils
outside of Shoreland Zoning. These suitable areas may be limited to the close vicinity of
the test pits and shall not be disturbed prior to construction. The landscape had a large
amount of “sheet flow.” where the seasonal water table breaks out in multiple places
down slope due to the uniformity of the slope. Small rills and drainage patterns develop
into wetland areas.

Prior to receiving subdivision approval, additional information will be required, such as
all the wetlands on the property are to be mapped and shown on a subdivision plan.
Other studies and permits may also be required, such as a phosphorus study, due to
proximity to Lovejoy Pond.

I'hope this information is sufficient for your current needs. Please do not hesitate to call
if you have any questions or if I can be of further assistance.

Sincerely
% . AL
Vaughn Smith ASSOCIATES e OFmM”f,’%
> Ne%
: S 2
Vaughn L. Smith s =
Site Evaluator #226 = =
e e
2 J &

h"‘"ﬂnuﬁ“"
U B
1006 Hallowell/Litchfield Road, Wesf’@ﬂmm\%/lﬁ 04345 » 207-441-3887
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Natural Resource Mapping
Lawrence Property
Readfield, ME
April 22, 2024

INTRODUCTION

A wetland, stream and cursory vernal pool delineation was previously performed and completed by Main-
Land Development consultants, (Main-Land) in 2016 to determine potential natural resource features on the
project site. A Northern Spring Salamander Survey was recently completed by Main-Land in the Spring of
2024. The project site consists of one parcel located off Lane Road in Readfield, Maine, and can be seen as
Lot 32 on Town Tax Map 111. The proposed project consists of the creation of a single-family residential
subdivision. The lots are to be accessed via shared driveways off one proposed private road.

SUMMARY

Two freshwater wetland complexes were identified within the subject parcel. Both wetlands are classified as
seasonally saturated/flooded, broad-leaved deciduous forested wetlands (PFO1E). PFO wetlands are
characterized by woody vegetation that is at least 20 feet in height.

Two NRPA streams were identified within the project site. The stream near the north of the project site was
determined to be a perennial stream, while the stream further south on the project site was determined to be
an intermittent riverine system. No Northern Spring Salamanders were identified in either stream. For more
details, please see the associated report.

No potential vernal pools were identified on the project site.

Please see the associated Site Plan C2.1, Subdivision Layout Plan which depicts locations of environmental
features identified by Main-Land.

1 Dt

Hunter R. Dalton
Staff Environmental Scientist

MAIN-LAND: PEOPLE. PROPERTY. PROSPERITY.



4/29/24, 2:37 PM Gmail - Email from Lovejoy Ventures, LLC / RE: North Wayne Road Subdivision

Gma]' Lovejoy Ventures, LLC <lovejoyventureslic@gmail.com>

Email from Lovejoy Ventures, LLC / RE: North Wayne Road Subdivision

Lovejoy Ventures, LLC <lovejoyventureslic@gmail.com> Mon, Apr 29, 2024 at 2:34 PM
To: "japhet.els@gmail.com" <japhet.els@gmail.com>, mboenke@pillaroma.com
Bcc: "James M. Amendolara Esq." <james.amendolara@gmail.com>, ICE-John Tyler Lawrence <jlawrence.me@gmail.com>

To: Japhet Els / President, Menatoma Association

To: Mark Boenke / Member, Menatoma Association

Re: Subdivision on the North Wayne Road o?q
Cc: Lovejoy Ventures, LLC c,

Date: April 29, 20024

Dear Japhet and Mark:

As you both know, Lovejoy Ventures, LLC owns 50 acres of land in the neighborhood
near the Menatoma Association.

We have prepared a subdivision plan, in consultation with Main-Lane Development
(Livermore Falls) for the remaining parcel that the LLC still owns (38 acres). (Onelot
with access off the Lane Road was sold last fall.)

At our initial planning board meeting last month several members of the Menatoma
Association attended, including Mark. Mark texted me after the meeting and kindly
offered to act as a liaison between the Menatoma Association and our LLC.

Naturally we are happy to discuss any concerns that the Menatoma Association or any
individual member may have in regard to the proposed subdivision.

Please communicate to us if you do indeed have any concerns in regard to this project.
We look forward to addressing them in a prompt manner and look forward to being
good neighbors.

Sincerely,

John Lawrence, Member / Lovejoy Ventures, LLC
James Amendolara, Member / Lovejoy Ventures, LL.C

https://mail.google.com/mail/u/0/?ik=27ddd7a1 83&view=pt&search=all&permmsgid=msg-a:r-349348003990753241 9&simpl=msg-a:r-3493480039907... 1/1




North Wayne Road Subdivision — Stormwater Management Plan
North Wayne Road
Readfield, ME

Prepared by,
Main-Land Development Consultants, Inc.
P.O. Box Q, Livermore Falls, ME

April 26, 2024

Site Overview:

The applicant, Lovejoy Ventures, LLC, proposes the development of a 9-lot, single-family
subdivision along North Wayne Road. The 49.28 acres parcel is undeveloped and wooded. The
site will be accessed by North Wayne Road, a road which has been abandoned by the town of
Readfield nearly 40 years ago. Natural Resources were delineated by Main-Land in 2016 and
confirmed in 2024. The Natural Resources Survey delineated large areas of wetland and two
streams which cross the site. No wetland impacts are proposed. However, the road reconstruction
will require a replacement of the existing stream crossing. During a site visit by Main-Land in
April 2024, the existence of an existing stream crossing structure was confirmed. However, its
size and material were not determined due to the structure being nearly buried by sediment.

The site slopes at approximately 5-6% from east to west and drains to Lovejoy Pond. Soils on
site are generally considered to be Hydrologic Soil Group (HSG) C/D. Given this prevalence of
wetlands on the site, the HSG was assumed to be D.

Proposed Development:

The proposed developed areas include approximately 1,485 linear feet of road, overhead electric
line, stormwater features including culverts, ditches and a level spreader with forested buffer. In
total, this project proposes 0.68 acres of new impervious area in the form of gravel road, and
1.35 acres of new grassed and riprap ditches. Although, the configuration of individual house
lots in uncertain, assumptions of lot area coverage were made for the purpose of stormwater
calculations. Each lot was assumed to have 0.06 acres of impervious area and 0.2 acres of lawn.
This approximately accounts for a 100’ x 10 driveway, a 2,000 S.F. house and corresponding
lawn area.

Stormwater Management:

The purpose of a stormwater management plan is to ensure that stormwater leaving the
development does not have a significant adverse impact on receiving waterbodies or downstream
infrastructure. The project proposes less than one acre of new impervious area and less than five
acres of developed area; as such a Maine DEP Stormwater Permit-By-Rule is required. Peak
stormwater flow calculations are not required as part of that permit. They are however, required
by the town and for sizing of drainage infrastructure. The 2, 10, and 25-year storm events were
utilized in peak runoff calculations and the 25-year storm event was used for capacity design of
drainage infrastructure. The only exception is the stream crossing which was designed to pass the
100-year storm event. In order to compare flow rates during the pre- and post-development site




conditions, Main-Land identified four Watershed Analysis Points (WAP), all located along the
downhill (western) property boundary.

Drainage Summary:
Below is a summary of pre- versus post-development flows in the 2, 10 and 25-year storm events
over the project property as a whole.

DRAINAGE SUMMARY TABLE

Storm Pre- Post-

Event Develop. (cfs) Develop. (cfs) (cfs)
2-year 30.52 30.32 -0.2

10-year | 66.54 65.60 -0.94
25-year | 94.7 93.08 -1.62

In the pre-development condition, runoff from the southern portion of the site, from the proposed
stream crossing to Lane Road, flows westward toward Lovejoy Pond and passes under
Menatoma Camp Road and North Wayne Road through four culverts (including the stream
crossing). This flow pattern is maintained in the post-development condition. The area located
north of the existing stream crossing flows freely across the North Wayne Road right-of-way and
onto the adjacent parcels. In the post-development condition, that area contains much of the new
development. Flow from that side of the development is captured in the roadside ditch and
channeled to a level spreader and forested buffer. The buffer purpose is capturing channelized
flow and routing it to the level spreader and buffer to increase the flow time such that the post-
development peak flow rate is below the pre-development flow.

Two locations experience a slight increase in flow post-development.

1. The first location is the proposed stream crossing. The stream crossing location
experiences a negligible increase from 11.90 cfs to 11.95 cfs in the 2-year storm. The
0.4% increase occurs during the 10 and 25-year storms as well.

2. The second location is the culvert which runs under the intersection of Menatoma Camp
Road and Lane Road. That location experiences an increase from 5.64 cfs to 5.82 cfs
during the 2-year storm event. The culvert at that location was modeled and can
accommodate the slight flow increase up to at least the 25-year storm.

Both increases are very small, immeasurable in the field and below the tolerances of the model
assumptions.

As stated previously, the level spreader and buffer sees most of the flow from the development.
That location experiences a significant decrease, the highest of which occurs during the 25-year
storm where the flow decreases from 26.5 cfs to 24.47 cfs (-2.03 cfs).

Phosphorus Management:
As stated, the project is located within the watershed of Lovejoy Pond. This pond is not listed on
Maine DEP’s as a Lake Most At Risk From New Development. As a requirement of the town,




phosphorus export was calculated for this project. Maine DEP’s Appendix C, lists Lovejoy
Pond’s per acre phosphorus allocation as 0.055 Ibs P / acre/ year. This results in a project
phosphorus budget of 2.71 Ibs P / year. The pre-treatment, post-development export was
calculated to be 2.52 Ibs P/ year. The post-development phosphorus export is below the budget.
Thus, this project meets the phosphorus standard as designed. No stormwater treatment for
phosphorus is proposed (though, the buffer will provide some treatment for which this project
doesn’t account.)



PROJECT PHOSPHORUS BUDGET

Menatoma Woodlands Subdivision
Watershed: Lovejoy Pond
Town: Readfield

Standard Calculation

Watershed per acre phosphorus budget (Appendix C): PAPB 0.055 Ibs P / acre / year
Total acreage of development parcel: TA 49.28 acres

NWI wetland acreage: WA 0 acres

Steep slope acreage: SA 0 acres

Project acreage: A = TA - (WA + SA) A 49.28 acres

Project Phosphorus Budget: PPB=P x A PPB 2.7104 Ibs Plyear

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): SWT acres
Project acreage: A acres
Allowable increase in town's share of annual phosphorus
load to lake (Appendix C): FC Ibs P/year
Area available for development (Appendix C): AAD acres
Ratio of A to AAD R
Project Phosphorus Budget
If R<0.5, Project Phosphorus Budget PPB
PPB = [(FC x R)/2] + [FC/4] Ibs Plyear
If R> 0.5, Project Phosphorus Budget PPB

PPB=FCxR

Ibs Plyear




Pre-PPE and Post-Phosphorus Calculations

North Wayne Road Subdivision

Land Surface Type Acres Export Pre-treat. Treat Post-treat.
or Lot #(s) or # of Export (Ibs " | Export (Ibs Description of BMPs
. e Coef. Factor
with description lots Plyear) Plyear)

Lot Driveways Untreated 0.18 1.25 0.225 1 0.225
Lot Roofs Untreated 0.36 0.5 0.18 1 0.18
Lot Lawn Untreated 1.8 0.4 0.72 1 0.72

0 1 0

0 1 0

0 1 0

0 1 0

0 1 0

0 1 0

0 1 0
Road 0.68 1.25 0.85 1 0.85
Ditching 1.35 0.4 0.54 1 0.54

Pre-PPE 2.515 ';‘F’fé 2515|5400t = 2710

Individual Lot Areas Assumption Ac Per Lot X9 Lots
Driveway 0.02 0.18
Roof 0.04 0.36
Lawn 0.2 1.8




Project Phosphorus Export Summary

North Wayne Road Subdivision

Project Phosphorus Budget PPB 2.71 Ibs P/ year
Roads Ibs P / year
Ditches Ibs P / year
Lots Ibs P / year
Other 2.52 Ibs P / year
Total Pre-treatment phosphorus export Pre-PPE 2.52 Ibs P/ year
Roads Ibs P / year
Ditches
Lots Ibs P / year
Other 2.52 Ibs P / year
Total Post-treatment phosphorus export| Post-PPE 2.52 Ibs P/ year
Total Phosphorus Mitigation Credit TMC 0.00 Ibs P/ year
Project Phosphorus Export (Post PPE-TMC) PPE 2.515 Ibs P/ year
Is the Project Phosphorus Export < the Project Phosphorus Budget (PPE<PPB)
If YES, PPE is less than or equal to PPB and the project meets is Phosphorus VES
Budget
If NO, PPE is greater than PPB, more reduction is phoshorus export is required or
the payment of a compensation fee may be an option
The amount of Phosphorus that needs further treatment or
compensation Ibs P/ year

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

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

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

%

If the project is located in a watershed that is eligible for a compensation fee (or is a residentail subdivision with

buffers) a compensation fee may be appropriate as follows:

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
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