
I. Meeting Commences

II. New Business

a. A request by Loon Island LLC, represented by Jayson Haskell of DM Roma Engineering, for Staff Review
Committee minor site plan amendment review of a proposal for a change of use, from Office to Retail
Trade, for the +/- 1.15-acre property at 45 Portland Road, Tax Map 043-404-176-001, in the Commercial
zoning district.

III. Adjournment

 
 

TOWN OF GRAY
STAFF REVIEW COMMITTEE

AGENDA • DECEMBER 18, 2023

Staff Review
Committee

Henry Pennell Municipal Complex 
24 Main St., Gray

12:00 PM

 

 

 

 
* The Town of Gray is an equal opportunity employer and complies with all applicable equal access to
public accommodations law. If you are planning to attend a Town Council or Town committee or board
meeting and need assistance with a physical disability, please contact the Town Manager’s office at
least 48 hours in advance of the meeting to have the Town assist you. 657-3339. TTY 657-3931.
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PO Box 1116, Windham, Maine 04062 ○ (207) 591-5055 ○ jayson@dmroma.com 

 
 
December 5, 2023 
 
 
Kristen Muszynski, Community Planner 
Town of Gray 
24 Main Street 
Gray, Maine 04039 
 
 
Re: Plan Revision Submission 
 Manufactured Home Retail Facility 
 45 Portland Road, Gray 
 Loon Island, LLC - Applicant 
 
Dear Ms. Muszynski: 
 
On behalf of Loon Island, LLC, applicant, we have prepared the enclosed updated design plans 
for the proposed manufactured home retail facility at 45 Portland Road in Gray.   The plan 
revisions are based on our conversation on December 1, 2023.  Based on this discussion, we have 
made the following plan changes: 
 

• In an effort to reduce stormwater runoff generated by the site, we have removed the 
proposed paved driveway located around the existing office building.  In addition, to 
provide for a level of infiltration, we have proposed the modular buildings to be placed 
on a crushed stone pad as an alternative to pavement previously proposed. 

• We have added the potential future roadway which was associated with a historical 
subdivision approval adjacent to the property.  The original 2019 approval for the 45 
Portland Road site included notes indicating that if this road is ever constructed, the 
driveway for this site would enter from the new road and the existing driveway 
connection to Portland Road would be removed.  We have indicated this requirement on 
the revised plans, including potential driveway connection between Models 1 and 2. 

• The plans include additional buffering from Portland Road including a mix of evergreen 
trees and flowering shrubs. 

 
In addition, you had questions regarding the manufactured homes and how they will be placed 
on the ground.  Based on discussions with our client, the units will be placed on concrete blocks 
with the wheels and axles still in place.  Display Model 3 will have a vinyl skirt around the base of 
the unit to hide the blocking and wheels with the larger units (Models 1 and 2) having a more 
substantial surrounding replicating a stone foundation. 
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45 Portland Road, Gray December 5, 2023 

We hope that we have addressed Town staff’s questions and concerns with the project and have 
included the updated design plans as part of the submission.  Upon your review of the revised 
plans, please let us know if you have any follow up comments.   Once a Staff Review Meeting is 
established, please let us know to ensure our attendance.  Thank you for your attention to the 
project.  

Sincerely, 

DM ROMA CONSULTING ENGINEERS 

Jayson R. Haskell, P.E. 
Southern Maine Regional Manager 

cc:  Loon Island, LLC, Applicant 
enc. 
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PO Box 1116, Windham, Maine 04062 ○ (207) 591-5055 ○ jayson@dmroma.com 

 
 
November 20, 2023 
 
 
Tammy Munson, Code Enforcement Officer 
Town of Gray 
24 Main Street 
Gray, Maine 04039 
 
 
Re: Conditional Use Review Submission 
 Manufactured Home Retail Facility 
 45 Portland Road, Gray 
 Loon Island, LLC - Applicant 
 
Dear Ms. Munson: 
 
On behalf of Loon Island, LLC, applicant, we have prepared the enclosed design plans and narrative 
for your review for a proposed manufactured home retail facility at 45 Portland Road in Gray.   
 
Existing Conditions 
The 1.16-acre parcel, better identified as Lot 404-176-1 on the Town of Gray Tax Map 43, is located 
within Commercial Zoning District and is currently developed as a professional office building.  The 
site contains the approximately 700 square foot building, most recently utilized by Allstate Insurance, 
paved parking and landscaping which was approved by the Town of Gray Planning Board in April 2019 
as part of a use change from the original Tee Em Up driving range facility.  The original design of the 
site included a future connection to a proposed commercial subdivision road associated with Gray 
Meadows.  The project did not move forward and the driveway connection remains onto Portland 
Road (Rt 26/100).   
 
The building is currently served by a private wastewater disposal system, public water service 
connection and overhead electrical service.  Based on record data, the septic tank and pump is 
located on the 45 Portland Road property, but the wastewater disposal field is located on the abutting 
property to the north (Map 43 Lot 404-176) currently owned by Tee Em Up Inc.  As indicated in the 
property deed, the owners of 45 Portland Road have access and utility rights to portions of the Tee 
Em Up property.   
 
The site currently drains from north to south into forested wetlands located southerly of the 
developed portion of the site.  There are currently two culverts on the property, a driveway culvert 
along Portland Road and a 15” storm drain which drains from the property to the north, through the 
project parcel, discharging into the wetland.  No existing stormwater detention facilities are located 
on the property.  
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45 Portland Road, Gray  November 20, 2023 

Proposed Conditions 
The applicant intends to utilize the existing building as an office for a “retail trade” use facility for 
manufactured homes.  The proposed lot layout will include three (3) separate model homes for 
potential buyers to walk through and visualize the space.  The layout will also include expanded 
laydown space for the model units and larger delivery vehicles to maneuver, in excess of the existing 
pavement, and will be initially gravel with the potential future paving.  Parking areas will be 
delineated to provide at least 8 parking spaces, with one (1) being reserved for handicap parking. The 
applicant anticipates no more than two (2) employees at a time on the property.   
 
Utilities and Usage 
The applicant’s intent is to utilize the existing utilities serving the property.  The facility will have no 
more than two (2) employees at the site at one time and will not include a public restroom.  Based 
on the Maine Subsurface Wastewater Disposal Rules Table 4C, employees with no on-site showers 
generate approximately 12 gallons of wastewater per day per employee, resulting in a design flow of 
approximately 24 gallons per day.   We anticipate the existing sewer and water services have the 
capacity for the revised use since it was originally designed for a public driving range. 
 
Traffic 
A retail facility for the sale of manufactured homes is a relatively low traffic generating use.  We 
anticipate the traffic generation to be similar to a Recreational Vehicle Sales facility, which only 
generates 0.77 vehicle trips per 1,000 square feet of building space during the PM Peak Hour.  This is 
a lower rate than the previously approved general office building rate of 1.15 trips per 1,000 square 
feet of building space.  As a result, we do not anticipate an increase in traffic due to the change of 
use. 
 
Fire Protection 
There is an existing fire hydrant located across Portland Road from the property, approximately 200 
feet from the buildings.   The site has been designed for a typical fire truck to enter the facility and 
be able to turnaround within the limits of the property.  There are no other fire protection features 
proposed as part of the site improvements. 
 
Alterations to Land Cover 
Based on the existing conditions, there is approximately 9,405 square feet of existing impervious 
surfaces including the existing building and paved driveway and parking.  In the proposed condition, 
the site will contain approximately 17,565 square feet, resulting in an 8,160 square foot increase in 
impervious surfaces. The increase in impervious area is a result of the additional rooftop area and 
maneuvering aisle behind the existing office building.  Roofs typically do not contain the same 
number of potential pollutants that parking and roads contain.  Flow that comes off the roofs will 
typically land on a paved walkway surrounding the building to reduce erosion from runoff splashing 
on unstabilized earth and drain to the wetlands.  In addition, the access aisle around the building will 
not be utilized on a typical day and only be utilized during a delivery of a building, if the trucks find it 
necessary.   
 
All of the stormwater flow drains into a relatively large wetland complex identified as “Gray 
Meadows” which extends out into the Central Maine Power Easement adjacent to the site and is 
tributary to Wiggins Brook.  We do not anticipate the additional stormwater flow from the site to 
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45 Portland Road, Gray  November 20, 2023 

cause any erosion or flooding concerns downstream of the site due to the size of the connected 
wetland.   
 
Soils and Natural Resources 
Based on the Medium Intensity Soils Survey for Cumberland County and Part of Oxford County, Maine 
as published by the Natural Resources Conservation Services, the on-site soils are identified as 
Lamoine silt loam.   These soils are included in the Hydrologic Soils Group “C/D”. 
 
Utilizing design plans prepared for the abutting property and were utilized in the creation of this lot 
in 2019, we overlaid the wetland delineation that was prepared by a Mark Cenci Geologic.  Based on 
this delineation and the proposed limit of work, approximately 1,040 square feet of wetlands will be 
impacted as a result of the project.  Since the wetland impact is below the Maine Department of 
Environmental Protection (MDEP) Natural Resources Protection Act permitting threshold of 4,300 
square feet, no wetland alteration permitting will be required from the MDEP.  A Maine General 
Permit, Section VI: Self Verification Notification Form will be submitted for the review of the US Army 
Corps of Engineers prior to construction.  A copy will be provided to the Town upon submission. 
 
The applicant has previously provided you with the application form, payment, property deed and 
purchase and sales agreement.  Included in this submission is the soils map and the proposed Site 
Plan and Site Vicinity Map overlaying the project site on an aerial image.  Upon your review of this 
information, please let us know if you have any questions or require any additional information.   We 
look forward to working with Town Staff on the project permitting. 
 
Sincerely,  

  
DM ROMA CONSULTING ENGINEERS 

 

Jayson R. Haskell, P.E. 
Southern Maine Regional Manager 
 
cc:  Loon Island, LLC, Applicant 
enc. 
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Hydrologic Soil Group—Cumberland County and Part of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

11/20/2023
Page 1 of 4
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Rating Polygons
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Soil Rating Lines
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Soil Rating Points
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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 20, Sep 5, 2023

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

Date(s) aerial images were photographed: Jun 19, 2020—Sep 
20, 2020

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.

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

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

11/20/2023
Page 2 of 4 8



Hydrologic Soil Group

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

BuB Lamoine silt loam, 3 to 8 
percent slopes

C/D 4.5 84.6%

Sn Scantic silt loam, 0 to 3 
percent slopes

D 0.8 15.4%

Totals for Area of Interest 5.3 100.0%

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

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

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

11/20/2023
Page 3 of 4
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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

11/20/2023
Page 4 of 4
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45 Portland Road, Gray              November 27, 2023 

 
PHOTO 1 – LOOKING SOUTH AT EXISTING SIGN. 

 
PHOTO 2 – LOOKING SOUTH AT EXISTING WOODED BUFFER. 
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45 Portland Road, Gray              November 27, 2023 

 
PHOTO 3 – LOOKING NORTH AT EXISTING WOODED BUFFER. 

 
PHOTO 4 – EXISTING COMMERCIAL BUILDING 
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45 Portland Road, Gray              November 27, 2023 

 

 
 

PHOTO 5 – EXISTING UTILITY POLE WITH LIGHT FIXUTER TO REMAIN. 
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1. THE OWNER OF RECORD OF THE PROPERTY IS BELL MANAGEMENT, LLC BY DEED RECORDED

IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS BOOK 35634 PAGE 108.

2. TOTAL AREA OF THE PARCEL IS APPROXIMATELY 1.16 ACRES.

3. PARCEL TAX MAP REFERENCE:  TOWN OF GRAY ASSESSORS MAP 43, LOT 404-176-1.

4. PLAN REFERENCES:

A) GRAY MEADOWS BUSINESS PARK, 45 PORTLAND ROAD, GRAY, MAINE-PRELIMINARY
SUBDIVISION PLAN PREPARED FOR TEE EM UP, INC. AS PREPARED BY TERRADYN
CONSULTANTS, LLC DATED JUNE 25, 2018 AND REVISED THROUGH JULY 10, 2018.

B) PLAN OF LAND ON ROUTE 100 IN GRAY, MAINE FOR MIKE COBB AS PREPARED BY
WAYNE WOOD & COMPANY.

C) ALLSTATE INSURANCE, PORTLAND ROAD-GRAY, MAINE, GRADING AND UTILITY PLAN
PREPARED FOR ALAN BELL, PREPARED BY TERRADYN CONSULTANTS, LLC DATED
MARCH 18, 2019 AND STAMPED MARCH 22, 2019-PRELIMINARY-NOT FOR
CONSTRUCTION.

5. HORIZONTAL DATUM:  MAGNETIC NORTH PER PLAN REFERENCE 4B.

6. VERTICAL DATUM:  NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVD88)

7. BOUNDARY AND TOPOGRAPHIC INFORMATION SHOWN HEREON IS BASED ON PLAN
REFERENCE 4A SUPPLEMENTED WITH LINE WORK GENERATED FROM AERIAL IMAGERY.

8. THE PROPERTY IS LOCATED IN THE COMMERCIAL DISTRICT.

9. SPACE AND BULK REQUIREMENTS: C DISTRICT

MIN LOT SIZE: 40,000 SF
MIN STREET FRONTAGE: 200 FT
MIN FRONT YARD: 10 FT
MIN SIDE YARD: 15 FT
MIN REAR YARD: 20 FT
MAX BUILDING HEIGHT: 35 FT
MAX LOT COVERAGE: 50%
MAX IMPERVIOUS SURFACE: 65%

10. WETLAND DELINEATION PERFORMED BY MARK CENCI GEOLOGIC, INC. IN THE FALL OF
2014 THROUGH THE SPRING 2015 PER PLAN REFERENCE 4A .

11. BASED ON PUBLICLY AVAILABLE INFORMATION, THE EXISTING OFFICE BUILDING IS
SERVED BY A PUBLIC WATER SERVICE AND PRIVATE SUBSURFACE WASTEWATER DISPOSAL
SYSTEM.  THE EXISTING UTILITY SERVICES WILL BE REUSED FOR THE NEW USE.  THE
CONTRACTOR IS RESPONSIBLE FOR VERIFYING LOCATION AND CONDITION OF EXISTING
WATER SERVICE AND SEPTIC SYSTEM PRIOR TO CONSTRUCTION IN ADDITION TO
CONTACTING DIG SAFE PRIOR TO EXCAVATION ACTIVITY.

12. THIS PLAN AMENDS PLAN REFERENCE 4C.  AMENDMENTS INCLUDE THE CHANGE OF USE
TO 'RETAIL TRADES' AND THE ADDITION OF THREE (3) MODEL MANUFACTURED HOMES.
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