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Project Name: Oasis Refinery LLC   Project Cost: $150,000  

Date of Submission: April 10, 2023   Received by: _________________   Fees:  $250  

A complete written description of the proposed project including all other local, state and federal permits required 

for the project.  The project involves the erection of two 30’ x 96’ greenhouses, a 20’ x 30’ irrigation 

building and a 30’ x 40’ storage building.  All of the buildings will be used for the cannabis 

business.  There will be a maximum of 10 employees with two shifts from 6 am to 12 am.  There is 

little noise and odor associated with the business and there will be a security system.   

Anticipated beginning/completion dates of construction:                       June 2023/December 2023  

1.  General Information: 

Name of Property Owner:  Alicia Lastowka  

Address:  125 Town Farm Road New Boston, NH 03070  

Phone/Fax No:  603-860-1579  

Applicant/Agent Name:  Jacob Foster  

Address:  31 Tom’s Way Gardiner, ME 04345  

Phone/Fax No  603-657-5707  

Design Professional(s)/Contractor(s):     Surveyor    ⁭  Engineer   ⁭□  Architect   ⁭□  Contractor 

Name:  E.S. Coffin Engineering & Surveying (c/o Jim Coffin)  

Address:  P.O. Box 4687 Augusta, ME 04330  

Phone/Fax No:  207-623-9475(p) / 207-623-0016(f)  

Name:  James Coffin (PE #8500)  

Address:  P.O. Box 4687 Augusta, ME 04330  

Phone/Fax No:  207-623-9475/207-623-0016  

Name:  Kane Coffin (PLS #1292)  

Address:  P.O. Box 4687 Augusta, ME 04330  

Phone/Fax No:  207-623-9475/207-623-0016  

Signature:    Date:  April 10, 2023   

6 Church Street, 
Gardiner, Maine 04345 
Phone (207) 582-4200 

Site Plan Review Application 
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2.   Property Information: 

    Property Location:  31 Tom’s Way   

    Deed Ref: Book 13017  Page 159   City Tax Map(s)  23 Lot(s) 22-A  

    Property Size/Frontage:  Acres 6.93 Sq. Ft. 301,665 Road  0’  Shore N/A  

    Zoning District(s): Mixed Use Village (MUV)  

 

3.  Development Information: 

 
    One or more site maps drawn to scale, prepared and sealed by a professional engineer or architect 
    showing the following: 
 
  a.) The existing conditions on the property including: 
 

1. The property boundaries; 
The property boundaries are shown on the Topographic Survey Plan and Site Plan. 
 

2. The zoning district and zoning district boundaries if the property is located in more than one zone; 
The parcel is within the Mixed-Use Village (MUV) District. 
 

3. The location of required setbacks, buffers and other restrictions: 
The setbacks and buffers can be found on the Site Plan (C-1). 
 

4. The location of any easements or rights-of-way; 
Any easements and rights-of-way can be found on the Topographic Survey (TS) Plan. 
 

5. The locations of existing structures and other existing improvements on the property including a 
description of the current use of the property; 
The existing structures are shown on the TS Plan.  This was a former single-family 
residential lot that has been turned into a marijuana facility.  
 

6. The locations of existing utilities on and adjacent to the property including sewers, water mains, 
stormwater facilities, gas mains, and electric and other telecommunication facilities; 
All utilities can be found on the Topographic Survey Plan. 
 

7. The location of the nearest source of a fire protection water supply (hydrant, fire pond, etc.) 
There nearest fire hydrant is on Route 201. 
 

8. The general topography of the property indicating the general slope of the land and drainage 
patterns. The CEO and/or Planning Board may require a topographic survey of all or a portion of 
the property for projects involving the construction of new or expanded structures or site 
modifications. 
A topographic survey is included with this submission. 
 

9. The location, type and extent of any natural resources on the property including wetlands, vernal 
pools, floodplains, waterbodies, significant wildlife habitats, rare or endangered plants or animals, 
or similar resources; and 
There are not any wetlands, floodplains or waterbodies near the project and this section is 
not applicable. 
 

10. The location and type of any identified historic or archeological resource on the property. 
A letter has been sent to the Maine Historical Preservation Committee asking if there are 
any historical or archeological resources with this property. 
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 b.) The proposed development activity for which approval is requested including: 
 

1. The estimated demand for water supply and sewage disposal together with the proposed location 
and provisions for water supply and wastewater disposal including evidence of soil suitability if 
on-site sewage disposal is proposed; 
A letter has been received from Paul Gray of the Gardiner Water District verifying that the 
district has sufficient water capacity for the proposed project.   
 

2. The direction of proposed surface water drainage across the site and from the site together with 
the proposed location of all stormwater facilities and evidence of their adequacy; 
The majority of surface water is directed towards the north side of the property.  There is a 
large stand of woods on the applicant’s parcel along this property line.  The south side of 
the property has at least a 30’ wide buffer with no structures within 1,000 feet.   
 

3. The location, dimensions, and ground floor elevations of all proposed buildings and structures 
including expansions or modifications to existing buildings that change the footprint of the 
building; 

 These elements can be found on the site plan (C-1). 
 
4. The location, dimensions and materials to be used in the construction of drives, parking areas, 

sidewalks and similar facilities; 
These elements can be found on the site plan (C-1) and site detail sheets. 
 

5. The proposed flow of vehicular and pedestrian traffic into and through the property; 
Vehicles will come into the site off from Tom’s Way and park as shown on the site plan (C-
1).  Pedestrian traffic will not occur on the site due to the nature of the operation. 
 

6. The location and details for any signs proposed to be install or altered; 
The only signage will be placed on the building. 
 

7. The location and details for any exterior lighting proposed to be installed or altered; 
All exterior lights will be wall packs (dark sky) that are attached to the building and a detail 
is included in the application. 
 

8. Provisions for landscaping and buffering; and 
Buffering is shown on the site plan (C-1). 
 

9. Any other information necessary to demonstrate compliance with the review criteria or other 
standards of the Land Use Ordinance. 
There isn’t any additional information at this time. 

 
c.)  Evidence that the applicant has or can obtain all required permits necessary for the proposal. 

ES Coffin Engineering will obtain all pertinent permits needed.  There are not any DEP permits 
required with this project. 

 
Additional Information Required: 
 
Building and structure drawings showing the footprint, height, front, side and rear profiles and all design 
features necessary to show compliance with this Ordinance; 
Two of the buildings are plastic covered greenhouses and the other two are an irrigation building 
and storage building. 
 
An estimate of the peak hour and average daily traffic to be generated by the project and evidence that 
the additional traffic can be safely accommodated on the adjacent streets; 
A traffic report has been included indicating that the project will not cause unreasonable peak 
hour trips or road congestion. 
 
An erosion and sedimentation control plan; and 
The erosion & sedimentation control plan is shown on Sheet C-2. 
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A stormwater management plan demonstrating how any increased runoff from the site will be handled if 
the project requires a stormwater permit from the Maine Department of Environmental Protection or if the 
Planning Board determines that such information is necessary based on the scale of the project and the 
existing conditions in the vicinity of the project. 
A stormwater report is included utilizing a wooded buffer for stormwater treatment.   
 
Elevation drawings prepared by a professional engineer or architect showing the façade and roof of the 
side of all proposed structures facing the road, and the side facing the customer entrance. The drawings 
shall clearly illustrate the profile of the roof.  All façade and roof materials shall be identified including 
color and texture. 
The greenhouses will be a ribbed structure covered with heavy duty plastic.  The storage and 
irrigation buildings will be wood-framed with the roof peak running down the middle of the 
structure.   
 
Photographs or similar photo representations or drawings showing the architectural design and context of 
the proposed structures and adjacent properties on the both sides of the road. 
The property is at the end of a dead-end road and the only structures are on the property to the 
south owned by TWC Properties LLC.  There are three structures on site including a house, trailer 
and commercial building.  Photographs are included in the Photo Log that show all three of these 
structures.  We have also included additional photos depicting on site features.  
 
Survey Requirements 
 
The Planning Board may require the applicant to submit a survey of the perimeter of the tract, giving 
complete descriptive data by bearing and distances, made and certified by a Registered Land Surveyor.  
The survey may be required for the construction of new structures or any construction proposed on a 
undeveloped parcel or tract of land, whenever the Planning Board finds that a survey is necessary to 
show compliance with the requirements of this Ordinance due to the size of the lot, location of the lot or 
the placement of existing or proposed structures on the lot or neighboring properties. 
 
Additional Studies 
 
The Planning Board may require the applicant to perform additional studies or may hire a consultant to 
review the application or portions thereof. The cost to perform additional studies or hire a consultant shall 
be borne by the applicant. 
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4.  Review Criteria 

An applicant shall demonstrate that the proposed use or uses meet the review criteria listed below for the 

type of application. The Planning Board shall approve an application unless one or the other of them 

makes a written finding that one or more of the following criteria have not been met. 

 

6.5.1.1 The application is complete and the review fee has been paid. 

The application is complete and the Site Plan Review fee of $250.00 has been submitted.  

6.5.1.2 The proposal conforms to all the applicable provisions of this Ordinance. 

The project conforms to all applicable provisions of the LUO.  
 

6.5.1.3 The proposed activity will not result in water pollution, erosion or sedimentation to water bodies. 

The application contains all pertinent erosion and sediment control devices needed for the 
project.  Most of the runoff flows north to a wooded buffer or east towards a vacant property with 
no houses within 1,000’ of this property line.  
 

6.5.1.4 The proposal will provide for the adequate disposal of all wastewater and solid waste.  

None of the proposed structures contain any bathrooms or fixtures and therefore no wastewater 
disposal system is proposed.  A dumpster is already on site and is shown on the Site Plan (C-1) 
that will provide adequate disposal of solid wastes.   
 

6.5.1.5 The proposal will not have an adverse impact upon wildlife habitat, unique natural areas, shoreline 

access or visual quality, scenic areas and archeological and historic resources. 

Letters have been received from both the IF&W and the Department of Agriculture, Conservation 
& Forestry.  In addition, a letter has been sent to the Maine Historical Preservation Committee 
asking if there are any historical or archeological resources with this property.  The project will 
not have any impact upon wildlife habitat, unique natural areas, shoreline access or visual quality 
 

6.5.1.6 The proposal will not have an adverse impact upon waterbodies and wetlands. 

There are not any wetlands or waterbodies in the project area and this section is not applicable.  

6.5.1.7 The proposal will provide for adequate storm water management. 

A stormwater report is included and a wooded buffer is the method of stormwater treatment for 
the project.  All pertinent erosion control devices are depicted in the set of plans. 
 

6.5.1.8 The proposal will conform to all applicable Shoreland Zoning requirements. 

The project is not within Shoreland Zoning and this section is not applicable.  
 

6.5.1.9 The proposal will conform to all applicable Floodplain Management requirements.  

The project is not within the 100-year flood elevation and this section is not applicable. 
 

6.5.1.10 The proposal will have sufficient water available to meet the needs of the development. 

A letter has been received from Paul Gray of the Gardiner Water District verifying that the district 
has sufficient water capacity for the proposed project.   
 

6.5.1.11 The proposal will not adversely affect groundwater quality or quantity. 

The project will connect to public water and there will not be any wastewater associated with the 
new greenhouses.  There are not any other contaminants on site that will adversely affect 
groundwater quality or quantity. 
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6.5.1.12 The proposal will provide for safe and adequate vehicle and pedestrian circulation in the 

development. 

Parking for the employees will be on the west side of the previously approved marijuana 
manufacturing building.  There will not be any need for pedestrians to access the site.  
 

6.5.1.13 The proposal will not result in a reduction of the quality of any municipal service due to an 

inability to serve the needs of the development. 

A letter has been received from Jerry Douglass (Public Works Director) verifying that the project 
will not have a negative impact to the public works department.  
 

6.5.1.14 The applicant has the adequate financial and technical capacity to meet the provisions of this 

Ordinance. 

E.S. Coffin Engineering & Surveying has the technical ability to complete the project.  The 
applicant will provide a financial statement indicating that they have adequate financing to 
complete the project. 
 

6.5.2 Site Plan Review Criteria 

All applications for Site Plan Review shall meet the Review Criteria contained in 6.5.1 and the additional 

criteria contained in this section.  

6.5.2.1. The proposal will be sensitive to the character of the site, neighborhood and the district in which it 

is located including conformance to any zoning district specific design standards; 

When the existing house was built the parcel was in the Planned Development (PD) District.  
However, zoning was changed to Mixed Use Village, which is intended to provide a transition 
between the built-up area of the city and the highway corridor to the west.  A wide variety of non-
residential uses are allowed in the district.  The development standards encourage new buildings 
to have an “urban village” character with buildings located close to the street.  The proposed 
buildings are at the end of a dead-end street with the nearest home located 650’ away to the north 
on Tilbury Park.  There will be little noise or odors associated with the project. 
 

6.5.2.2 The proposal will not have an adverse impact upon neighboring properties; 

As mentioned above the proposed building is at the end of a dead-end street with the nearest 
home located 650’ away.  There is adequate buffering in place to shield any neighboring 
residential property from the new buildings.  Dust will be controlled during construction by using 
water or calcium.  The project will not have an adverse impact on neighboring properties. 
 

6.5.2.3 The proposal contains landscaping, buffering, and screening elements which provide privacy to 

adjacent land uses in accordance with the appropriate performance standards; 

The project is required to implement a 10’ wide buffer along the side, rear and front property lines 
whenever the development abuts another non-residential building or lot.  However, when abutting 
residential properties, a buffer strip of 25’ shall be maintained along the side and rear property 
lines.   
For this project the only adjacent residential land (Tilbury Park) is to the north where there already 
is at least a 180’ wide wooded buffer.  A 10’ wide buffer already exists along the west and south 
property lines that conform to the LUO.  There is an area near the previous approved storage 
building that needs a 10’ wide buffer as shown on the site plan (C-1).  A partial screen is required 
along this 100’ of property line and we have selected Option #3 consisting of 6 understory trees 
and 6 shrubs for the 100’.  These plantings will be installed once the buildings have been erected 
and site plan completed. 
 

6.5.2.4 The building site and roadway design will harmonize with the existing topography and conserve 

natural surroundings and vegetation to the greatest practical extent such that filling, excavation and earth 

moving is kept to a minimum; 

The proposed buildings are being sited on relatively flat sections of the property and will blend in 
with the existing topography.  No trees will be cut as a result of this project and earth moving will 
be minimized.    
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6.5.2.5 The proposal will reflect the natural capabilities of the site to support the development. Buildings, 

structures, and other features should be located in the areas of the site most suitable for development. 

Environmentally sensitive areas including waterbodies, steep slopes, floodplains, wetlands, significant 

plant and wildlife habitats, scenic areas, aquifers and archeological and historic resources shall be 

preserved to the maximum extent; 

The parcel is 6.9 acres in size and the proposed buildings add up to 7,560 sf.  The location of the 
buildings as mentioned above is sited on a relatively flat piece of the property and will blend in 
with the existing topography.  There aren’t any wetlands or water bodies on the parcel.  Letters 
have been received from the IF&W and the Department of Agriculture, Conservation & Forestry 
regarding environmental issues.  
 

6.5.2.6 The proposal will provide for a system of pedestrian ways within the site appropriate to the 

development and the surrounding area. The system will connect building entrances/exits with the parking 

areas and with existing sidewalks, if they exist or are planned in the vicinity of the project;  

There will not be any customers on site as the sale of the edibles will occur at another location.   
 

6.5.2.7 In urban and built–up areas, buildings will be placed closer to the road in conformance with 

setback requirements and parking areas shall be located at the side or rear of the building;  

The proposed buildings will meet all setback requirements and the employee parking area is 
located on the west side of the previously approved marijuana manufacturing building. 
 

6.5.2.8 Proposals with multiple buildings will be designed and placed to utilize common parking areas to 

the greatest practical extent; 

There are multiple buildings proposed with two greenhouses, an irrigation building and storage 

building.  There are 16 parking spaces shown on the site plan that provide adequate parking for 

the operation. 

 

6.5.2.9 Building entrances will be oriented to the public road unless the layout or grouping of the buildings 

justifies another approach. 

The proposed buildings are all along Tom’s Way with parking along the side. 

 

6.5.2.10 Exterior building walls greater than 50 feet in length which can be viewed from the public road 

will be designed with a combination of architectural features with a variety of building materials and shall 

include landscaping abutting the wall for at least 50% of the length of the wall. 

The two greenhouses have walls greater than 50’, but they are covered with heavy duty plastic. 

 

6.5.2.11 Building materials will match the character of those commonly found in the City and surrounding 

area including brick, wood, native stone, tinted/textured concrete block or glass products.  Materials such 

as smooth-faced concrete block or concrete panels and steel panels will only be used as accent features. 

Materials shall be of low reflectance, subtle, neutral or earth tone colors. High-intensity and bright colors 

shall be prohibited except when used as trim or accent. Building materials for industrial or commercial 

buildings located within an approved industrial park or subdivision are not be required to comply with this 

provision. 

As mentioned above, the greenhouses are covered with heavy duty plastic.  The irrigation and 

storage buildings will be typical wood-framed buildings with roof pitches of 6:12 and architectural 

shingles. 

 

6.5.2.12 Building entrances and points where the development intersects with the public road and 

sidewalk will be provided with amenities appropriate for the area such as benches, bike racks, bus stop 

locations and other similar landscape features. 

The building entrances and development do not intersect a public street and this section is not 

applicable. 
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6.5.2.13 A proposal which includes drive-through service will be designed to minimize impact on the 

neighborhood. Drive-through lanes will be fully screened from adjacent residential properties and 

communication systems will not be audible on adjacent properties. 

There is no drive-through service associated with the project and this section is not applicable. 

 

Applicant shall provide information that demonstrates that the proposal will be sensitive to the character 

of the site, neighborhood and the district in which it is located by considering the following: 

In regard to the General Performance Standards in Section 8 of the LUO;  
8.7 Exterior Lighting:   
 Wall-packs are depicted on the site plan and cut sheets of these fixtures are included with this 

submission.  All of the fixtures will be shielded so that light shines in a downward direction.   
 
8.11 Bufferyard & Screening Standards:  

The previous approval included a 10’ wide buffer as shown on the site plan (C-1).  A partial 
screen is required along this 100’ of property line and we have selected Option #3 consisting 
of 6 understory trees and 6 shrubs for the 100’. 

 
In regard to Environmental Performance Standards in Section 9 of the LUO: 
9.1 Air Quality:   
 Dust will be controlled during construction will be implemented by applying calcium and water 

as needed.   
 

6.   Waivers 

 

Waiver of Submission Requirements 

The Planning Board may, for good cause shown and only upon the written request of an applicant 

specifically stating the reasons therefor, waive any of the application requirements provided such waiver 

will not unduly restrict the review process. The Planning Board may condition such a waiver on the 

applicant's compliance with alternative requirements. Good cause may include the Planning Board's 

finding that particular submissions are inapplicable, unnecessary, or inappropriate for a complete review. 

Notwithstanding the waiver of a submission requirement, the Planning Board may, at any later point in the 

review process, rescind such waiver if it appears that the submission previously waived is necessary for 

an adequate review. A request for a submission previously waived shall not affect the pending status of 

an application. 











Parcel Number: 
CAMA Number:  
Property Address:

020011
020011 
28 MARSTON RD

Mailing Address: TWC PROPERTIES LLC  
12 SOUTHERN LANE 
WEST GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

023007
023007 
420 BRUNSWICK AV

Mailing Address: GARDINER FEDERAL CREDIT UNION  
420 BRUNSWICK AV 
GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

023017
023017 
367 LINCOLN AV

Mailing Address: GARDINER NOMINEE TRUST  THE 
OAKLANDS FARM
P O BOX 26 
GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

023022B
023022B 
396 BRUNSWICK AV

Mailing Address: GARDINER CAR AND TRUCK WASH LLC  

85 ROCKWOOD ESTATES 
WEST GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

23A009
23A009 
23 TILBURY PARK

Mailing Address: GILBERT MARY E  GILBERT RICHARD S
23 TILBURY PARK 
GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

23A011
23A011 
27 TILBURY PARK

Mailing Address: HACHEY RICHARD E  HACHEY MARIE M
27 TILBURY PARK 
GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

23A013
23A013 
TILBURY PARK

Mailing Address: HACHEY RICHARD E  HACHEY MARIE M
27 TILBURY PARK 
GARDINER, ME 04345-2815

Parcel Number: 
CAMA Number:  
Property Address:

23A015
23A015 
37 TILBURY PARK

Mailing Address: RANDALL ROBERT EB  RANDALL 
CAROLA LW
37 TILBURY PARK 
GARDINER, ME 04345

Parcel Number: 
CAMA Number:  
Property Address:

23A017
23A017 
47 TILBURY PARK

Mailing Address: HAGGERTY JOSEPH P  POW KOREY L
47 TILBURY PARK 
GARDINER, ME 04345

Abutters:

Parcel Number: 
CAMA Number:  
Property Address:

023022A
023022A
31 TOMS WY

Mailing Address: LASTOWKA ALICIA LASTOWKA JEFFREY
125 TOWN FARM ORAD  
NEW BOSTON, NH 03070

Subject Property:

Abutters List Report - Gardiner, ME

11/11/2021

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report. Page 1 of 1

100 foot Abutters List Report
Gardiner, ME
November 11, 2021







  

432 Cony Road, Augusta, Maine 04330, (207) 623-9475 

Prepared by: E.S. Coffin Engineering & Surveying, Inc. 

  PHOTOGRAPHS 

Client Name:   

Jacob Foster 

Project No.   

21-167 

Photo No. 1 
 

 

Date:  4-6-2023 

 
Site Location: 

 

31 Tom’s Way 
Gardiner, Maine 

 

Description: 
Photo taken from the 

driveway looking 
southwest at the 

existing gate. 

 

Photo No. 2  

 

 

Date:   4-6-2023 

 

Site Location: 
 

31 Tom’s Way 
Gardiner, Maine 

 

Description: 

Photo taken from the 
driveway looking east 

at the pad for the 30’ 
by 40’ storage building. 
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  PHOTOGRAPHS 

Client Name:   

Jacob Foster 

Project No.   

21-167 

Photo No. 3 
 

 

Date:   4-6-2023 

 
Site Location: 

 

31 Tom’s Way 
Gardiner, Maine 

 

Description: 
Photo taken from the 

driveway looking 
northwest at the 

existing green houses. 

 

Photo No. 4  

 

 

Date:   4-6-2023 

 

Site Location: 
 

31 Tom’s Way 
Gardiner, Maine 

 

Description: 

Photo from the fenced 
in area looking south 

west at the the 
backside of the existing 

green houses.  Two 

new green houses will 
be added in this area. 
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  PHOTOGRAPHS 

Client Name:   

Jacob Foster 

Project No.   

21-167 

Photo No. 5 
 

 

Date:   4-6-2023 

 
Site Location: 

 

31 Tom’s Way 
Gardiner, Maine 

 

Description: 
Photo kaen within the 

fenced in area looking 
northeast at the 

chainlink fence and 
woods in the 

background. 

 

Photo No. 6  

 

 

Date:   4-6-2023 

 

Site Location: 
 

31 Tom’s Way 
Gardiner, Maine 

 

Description: 

Photo between the 
fence and woods 

looking northeast at the 
existing wooden and 

chainlink fence. 
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Professionals Delivering Quality Solutions 

 

April 10, 2023 
 

City of Gardiner 
Mr. Kris McNeil, CEO 
6 Church Street 
Gardiner, Maine 04345 

 

Subject: Stormwater Report 
 Oasis Refinery, LLC 
 
Dear Kris, 
 

Oasis Refinery, LLC, herein called the applicant is proposing erect two greenhouses, irrigation 
building and storage building 31 Tom’s Way in Gardiner.  The parcel is identified as Lot 64 on 
Tax Map 28 in the City of Gardiner Tax Maps and is in the Mixed-Use Village (MUV) District as 
shown on the City’s Zoning Map. 
 
The applicant is proposing to construct four buildings that total 7,560 sf as shown on the site 
plan, which has been included for your use.  The two greenhouses and irrigation buildings are 
situated such that all runoff from them is directed towards the existing wooded area along the 
north side of the property.  The soils in the wooded buffer are considered Lyman-Tunbridge, 
which is a “C” type soil.  For the design we included all impervious (19,465 sf) and lawn (36,105 
sf) areas draining towards the proposed buffer as shown below: 
 

Wooded Buffer: 
 Berm Length (Table 5.5):  C Silty Loam Soil with 100’ length of flow in a forested buffer:   
 Total Imperv. Area into Buffer = 6,360 sf 
  (150’ x 19,465 sf)/43,560 sf/ac = 67.0’ of berm length. 
 
 Total Lawn Area into Buffer = 36,105 sf 
  (45’ x 36,105 sf)/43,560 sf/ac = 37.3’ of berm length. 
 
 Required Buffer Length = 67.0’ + 37.3’ = 104.3’ berm length 
 Buffer:  105’ by 100’ deep with a slope of 7.8% 

 
Although there is only 7,560 sf of new impervious area, we evaluated all of the area (55,570 sf) 
going into the proposed wooded buffer.  Reference is made to the Post Development Plan 
included with this report.  This stormwater evaluation complies with the Department of 
Environmental Protection’s (DEP’s) methodology of treating stormwater. 
 
 
 



  

 

 

If you should have any questions or concerns, please do not hesitate to contact me at 623-
9475. 
 
Respectfully submitted, 

 
James E. Coffin, PE 
 

 
 



Soil Map—Kennebec County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

4/5/2023
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

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 
1:20,000.

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: Kennebec County, Maine
Survey Area Data: Version 21, Aug 30, 2022

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

Date(s) aerial images were photographed: Jul 11, 2021—Oct 29, 
2021

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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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

BuB2 Lamoine silt loam, 3 to 8 
percent slopes

2.8 1.3%

BuC2 Buxton silt loam, 8 to 15 
percent slopes

36.6 17.3%

HrB Lyman-Tunbridge complex, 0 
to 8 percent slopes, rocky

54.7 25.9%

HrC Lyman-Tunbridge complex, 8 
to 15 percent slopes, rocky

58.8 27.8%

HtC Lyman-Abram-Rock outcrop 
complex, 8 to 15 percent 
slopes

5.8 2.7%

PeC Paxton-Charlton very stony 
fine sandy loams, 8 to 15 
percent slopes

0.4 0.2%

RdA Ridgebury very stony fine 
sandy loam

11.8 5.6%

ScA Scantic silt loam, 0 to 3 
percent slopes

5.8 2.7%

SuC2 Suffield silt loam, 8 to 15 
percent slopes, eroded

7.3 3.5%

SuD2 Suffield silt loam, 15 to 25 
percent slopes, eroded

10.9 5.2%

WrB Woodbridge fine sandy loam, 3 
to 8 percent slopes

16.3 7.7%

WsB Woodbridge very stony fine 
sandy loam, 3 to 8 percent 
slopes

0.1 0.0%

Totals for Area of Interest 211.4 100.0%

Soil Map—Kennebec County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

4/5/2023
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432 Cony Road                                                                                                                                                       (207) 623-9475  

P.O. Box 4687                                                                                                                                                 Fax (207) 623-0016 

Augusta, ME 04330                                                                                                                                               1-800-244-9475 

                                                                                                                                                

 
 

Professionals Delivering Quality Solutions 

 

 

April 18, 2023 
 
City of Gardiner 
Mr. Kris McNeill, CEO 
246 Water Street 
Gardiner, Maine 04345 
 
Subject: Traffic Report 
 31 Tom’s Way 
 Gardiner, Maine 
 
Dear Kris, 
 
Jacob Foster, herein called the applicant is leasing a parcel of land identified as Lot 22-A on Tax 
Map 23 in the City of Gardiner’s Tax Maps.  The applicant is proposing to erect multiple 
greenhouses totaling 5,760-sf, a 1,200-sf storage building and 600-sf irrigation building.  The 
parcel is within the Mixed-Use Village (MUV) District as shown on the City’s zoning map and a 
Site Plan has been provided for your use. 
 
The Site Plan Review Application requires that traffic be evaluated for the proposed project.  
There aren’t any documented peak hour trips associated with greenhouses or cannabis 
manufacturing facilities in the ITE Manual.  However, the owner anticipates up to a maximum 
of 10 employees at any one time with no customers allowed in the building.  Therefore 10 
parking spaces have been provided for the proposed development. 
 
The project will not in any way exceed the 100 peak hour trips per day for a turning movement 
permit from the MDOT nor will it cause unreasonable public road congestion.  If you should 
have any questions or concerns, please do not hesitate to contact me at 623-9475. 
 
Respectfully Submitted, 

 
James E. Coffin, PE 
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November 5, 2021 
 
James Coffin 
ES Coffin Engineering & Surveying 
PO Box 4687 
Augusta, ME 04330 
 
Via email: ejcoffin@coffineng.com   
 
Re: Rare and exemplary botanical features in proximity to:#2021-167, Jacob Foster, 31 Tom’s Way, Map 23 Lot 
22A, Gardiner, Maine 
  
Dear Mr. Coffin: 
 
I have searched the Maine Natural Areas Program’s Biological and Conservation Data System files in response to 
your request received November 2, 2021 for information on the presence of rare or unique botanical features 
documented from the vicinity of the project in Gardiner, Maine.  Rare and unique botanical features include the 
habitat of rare, threatened, or endangered plant species and unique or exemplary natural communities.  Our review 
involves examining maps, manual and computerized records, other sources of information such as scientific 
articles or published references, and the personal knowledge of staff or cooperating experts. 
 
Our official response covers only botanical features.  For authoritative information and official response for 
zoological features you must make a similar request to the Maine Department of Inland Fisheries and Wildlife, 
284 State Street, Augusta, Maine 04333. 
 
According to the information currently in our Biological and Conservation Data System files, there are no rare 
botanical features documented specifically within the project area.  This lack of data may indicate minimal survey 
efforts rather than confirm the absence of rare botanical features.  You may want to have the site inventoried by a 
qualified field biologist to ensure that no undocumented rare features are inadvertently harmed. 
 
If a field survey of the project area is conducted, please refer to the enclosed supplemental information regarding 
rare and exemplary botanical features documented to occur in the vicinity of the project site.  The list may include 
information on features that have been known to occur historically in the area as well as recently field-verified 
information.  While historic records have not been documented in several years, they may persist in the area if 
suitable habitat exists.  The enclosed list identifies features with potential to occur in the area, and it should be 
considered if you choose to conduct field surveys. 
 
This finding is available and appropriate for preparation and review of environmental assessments, but it is not a 
substitute for on-site surveys.  Comprehensive field surveys do not exist for all natural areas in Maine, and in the 
absence of a specific field investigation, the Maine Natural Areas Program cannot provide a definitive statement 
on the presence or absence of unusual natural features at this site. 

mailto:ejcoffin@coffineng.com
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The Maine Natural Areas Program (MNAP) is continuously working to achieve a more comprehensive database 
of exemplary natural features in Maine.  We would appreciate the contribution of any information obtained should 
you decide to do field work.  MNAP welcomes coordination with individuals or organizations proposing 
environmental alteration or conducting environmental assessments.  If, however, data provided by MNAP are to 
be published in any form, the Program should be informed at the outset and credited as the source.   
 
The Maine Natural Areas Program has instituted a fee structure of $75.00 an hour to recover the actual cost of 
processing your request for information.  You will receive an invoice for $150.00 for two hours of our services. 
 
Thank you for using MNAP in the environmental review process.  Please do not hesitate to contact me if you have 
further questions about the Natural Areas Program or about rare or unique botanical features on this site. 
 
Sincerely,  
 

Lisa St. Hilaire 
 
Lisa St. Hilaire | Information Manager | Maine Natural Areas Program 
207-287-8044 | lisa.st.hilaire@maine.gov 
 

mailto:lisa.st.hilaire@maine.gov


Alpine Rush

SC S3 G5T5 1908 4 Non-tidal rivershore (non-forested, seasonally wet)

American Ginseng

E S3 G3G4 1989 33 Hardwood to mixed forest (forest, upland)

E S3 G3G4 1912-07 17 Hardwood to mixed forest (forest, upland)

Broad Beech Fern

SC S2 G5 1912-08-09 10 Hardwood to mixed forest (forest, upland)

SC S2 G5 1897-08-30 9 Hardwood to mixed forest (forest, upland)

Eaton's Bur-marigold

SC S2 G3 2013-10-04 29 Tidal wetland (non-forested, wetland)

Estuary Bur-marigold

SC S3 G4 2013-10-04 30 Tidal wetland (non-forested, wetland)

Freshwater Tidal Marsh

<null> S2 G4? 2013-09-10 16 Tidal wetland (non-forested, wetland)

Parker's Pipewort

SC S3 G3 2013-10-04 16 Tidal wetland (non-forested, wetland)

Pygmyweed

SC S2S3 G5 2013-10-04 17 Open water (non-forested, wetland)

Showy Orchis

E S1 G5 1941 15 Hardwood to mixed forest (forest, upland)

Spongy-leaved Arrowhead

SC S3 G5T4 2013-10-04 15 Tidal wetland (non-forested, wetland)

Upper Floodplain Hardwood Forest

State
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Rank

Global
Rank

Date Last
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Occurrence
Number HabitatCommon Name

Rare and Exemplary Botanical Features within 4 miles of

Project: #2021-167, Jacob Foster, 31 Tom's Way, Gardiner, Maine
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<null> S3 GNR 2016-05-23 46 Forested wetland

Wild Garlic

SC S2 G5 2016-05-23 26 Forested wetland,Hardwood to mixed forest (forest, upland)
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Conservation Status Ranks 

State and Global Ranks: This ranking system facilitates a quick assessment of a species’ or habitat type’s 
rarity and is the primary tool used to develop conservation, protection, and restoration priorities for 
individual species and natural habitat types. Each species or habitat is assigned both a state (S) and 
global (G) rank on a scale of 1 to 5. Factors such as range extent, the number of occurrences, intensity of 
threats, etc., contribute to the assignment of state and global ranks. The definitions for state and global 
ranks are comparable but applied at different geographic scales; something that is state imperiled may 
be globally secure. 

The information supporting these ranks is developed and maintained by the Maine Natural Areas 
Program (state ranks) and NatureServe (global ranks). 

Rank Definition 
S1 
G1 

Critically Imperiled – At very high risk of extinction or elimination due to very restricted 
range, very few populations or occurrences, very steep declines, very severe threats, or 
other factors. 

S2 
G2 

Imperiled – At high risk of extinction or elimination due to restricted range, few 
populations or occurrences, steep declines, severe threats, or other factors. 

S3 
G3 

Vulnerable – At moderate risk of extinction or elimination due to a fairly restricted range, 
relatively few populations or occurrences, recent and widespread declines, threats, or 
other factors. 

S4 
G4 

Apparently Secure – At fairly low risk of extinction or elimination due to an extensive 
range and/or many populations or occurrences, but with possible cause for some concern 
as a result of local recent declines, threats, or other factors. 

S5 
G5 

Secure – At very low risk or extinction or elimination due to a very extensive range, 
abundant populations or occurrences, and little to no concern from declines or threats. 

SX 
GX 

Presumed Extinct – Not located despite intensive searches and virtually no likelihood of 
rediscovery. 

SH 
GH 

Possibly Extinct – Known from only historical occurrences but still some hope of 
rediscovery. 

S#S# 
G#G# 

Range Rank – A numeric range rank (e.g., S2S3 or S1S3) is used to indicate any range of 
uncertainty about the status of the species or ecosystem.  

SU 
GU 

Unrankable – Currently unrankable due to lack of information or due to substantially 
conflicting information about status or trends. 

GNR 
SNR 

Unranked – Global or subnational conservation status not yet assessed. 

SNA 
GNA 

Not Applicable – A conservation status rank is not applicable because the species or 
ecosystem is not a suitable target for conservation activities (e.g., non-native species or 
ecosystems. 

Qualifier Definition 
S#? 
G#? 

Inexact Numeric Rank – Denotes inexact numeric rank. 

Q Questionable taxonomy that may reduce conservation priority – Distinctiveness of this 
entity as a taxon or ecosystem type at the current level is questionable. The “Q” modifier 
is only used at a global level. 

T# Infraspecific Taxon (trinomial) – The status of infraspecific taxa (subspecies or varieties) 
are indicated by a "T-rank" following the species’ global rank. 



State Status: Endangered and Threatened are legal status designations authorized by statute. Please 
refer to MRSA Title 12, §544 and §544-B. 

Status Definition 
E Endangered – Any native plant species in danger of extinction throughout all or a 

significant portion of its range within the State or Federally listed as Endangered. 
T Threatened – Any native plant species likely to become endangered within the 

foreseeable future throughout all or a significant portion of its range in the State or 
Federally listed as Threatened. 

SC Special Concern – A native plant species that is rare in the State, but not rare enough to 
be considered Threatened or Endangered. 

PE Potentially Extirpated – A native plant species that has not been documented in the State 
in over 20 years, or loss of the last known occurrence. 

 

Element Occurrence (EO) Ranks: Quality assessments that designate viability of a population or integrity 
of habitat. These ranks are based on size, condition, and landscape context. Range ranks (e.g., AB, BC) 
and uncertainty ranks (e.g., B?) are allowed. The Maine Natural Areas Program tracks all occurrences of 
rare plants and natural communities/ecosystems (S1-S3) as well as exemplary common natural 
community types (S4-S5 with EO ranks A/B). 

Rank Definition 
A Excellent – Excellent estimated viability/ecological integrity. 
B Good – Good estimated viability/ecological integrity. 
C Fair – Fair estimated viability/ecological integrity. 
D Poor – Poor estimated viability/ecological integrity. 
E Extant – Verified extant, but viability/ecological integrity not assessed. 
H Historical – Lack of field information within past 20 years verifying continued existence of 

the occurrence, but not enough to document extirpation. 
X Extirpated – Documented loss of population/destruction of habitat. 
U Unrankable – Occurrence unable to be ranked due to lack of sufficient information (e.g., 

possible mistaken identification). 
NR Not Ranked – An occurrence rank has not been assigned. 

 

Visit the Maine Natural Areas Program website for more information 
http://www.maine.gov/dacf/mnap 

 

http://www.maine.gov/dacf/mnap
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December 2, 2021 

James Coffin 

E.S. Coffin 

432 Cony Road, PO Box 4687 

Augusta, ME 04330 

RE: Information Request – 31 Toms Way Project, Gardiner  

Dear James Coffin: 

Per your request received on November 03, 2021, we have reviewed current Maine Department of Inland 

Fisheries and Wildlife (MDIFW) information for known locations of Endangered, Threatened, and 

Special Concern species; designated Essential and Significant Wildlife Habitats; and inland fisheries 

habitat concerns within the vicinity of the 31 Toms Way project in Gardiner. 

Our Department has not mapped any Essential Habitats or inland fisheries habitats that would be directly 

affected by your project. 

Endangered, Threatened, and Special Concern Species 

Bat Species – Of the eight species of bats that occur in Maine, the three Myotis species are protected 

under Maine’s Endangered Species Act (MESA) and are afforded special protection under 12 M.R.S 

§12801 - §12810.  The three Myotis species include little brown bat (State Endangered), northern long-

eared bat (State Endangered), and eastern small-footed bat (State Threatened).  The five remaining bat 

species are listed as Special Concern:  big brown bat, red bat, hoary bat, silver-haired bat, and tri-colored 

bat.  While a comprehensive statewide inventory for bats has not been completed, based on historical 

evidence it is likely that several of these species occur within the project area during migration and/or the 

breeding season.  However, our Agency does not anticipate significant impacts to any of the bat species as 

a result of this project. 

Significant Wildlife Habitat 

Significant Vernal Pools - At this time MDIFW Significant Wildlife Habitat (SWH) maps indicate no 

known presence of SWHs subject to protection under the Natural Resources Protection Act (NRPA) 

within the project area, which include Waterfowl and Wading Bird Habitats, Seabird Nesting Islands, 

Shorebird Areas, and Significant Vernal Pools.  However, a comprehensive statewide inventory for 

Significant Vernal Pools has not been completed.  Therefore, we recommend that surveys for vernal pools 

be conducted within the project boundary by qualified wetland scientists prior to final project design to 

determine whether there are Significant Vernal Pools present in the area.  These surveys should extend up 

to 250 feet beyond the anticipated project footprint because of potential performance standard 

requirements for off-site Significant Vernal Pools, assuming such pools are located on land owned or 

controlled by the applicant.  Once surveys are completed, survey forms should be submitted to our 

Agency for review well before the submission of any necessary permits.  Our Department will need to 

review and verify any vernal pool data prior to final determination of significance. 
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This consultation review has been conducted specifically for known MDIFW jurisdictional features and 

should not be interpreted as a comprehensive review for the presence of other regulated features that may 

occur in this area.  Prior to the start of any future site disturbance we recommend additional consultation 

with the municipality, and other state resource agencies including the Maine Natural Areas Program, 

Maine Department of Marine Resources, and Maine Department of Environmental Protection in order to 

avoid unintended protected resource disturbance. 

Please feel free to contact my office if you have any questions regarding this information, or if I can be of 

any further assistance. 

Best regards, 

 

Becca Settele 

Wildlife Biologist 
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Department of Public Works 
6 Church Street |Gardiner, ME 04345 

207-582-4800 | 207-582-6895 (fax) | jdouglass@gardinermaine.com 
www.GardinerMaine.com 

 

 

 

 

 

 

November 15, 2021 

Re: Jacob Foster 
31 Toms Way 
Gardiner Maine 04345 
 
 

Dear James, 

Based on the information provided for your proposed 5,000 SF manufacturing building at 31 
Toms Way, located on Tax Map 23, Lot 22-A to manufacture resin from cannabis to create 
marijuana edibles there will be no negative impacts to the Gardiner Public Works Department. 
If you have any questions or concerns please don’t hesitate to contact me. 
 

Respectfully, 

 

Jerry Douglass 

 

Jerry Douglass 

Public Works Director 

City of Gardiner 

 










