
I. MEETING COMMENCES 
Roll Call
Election of Chair and Vice-Chair
Elevate one or more alternate members to voting members for Jan. 13, 2022 meeting

II. MINUTES APPROVAL

a. Meeting Minutes of Regular Planning Board Meeting, Nov. 18, 2021, 7 p.m.

III. INFORMATION EXCHANGE

a. Circle K conditions of approval follow-up

b. Bruns Bros.: Change to alignment of building expansion

c. Self-storage ordinance: town council discussion

d. ISM (turnpike bypass) solar project fencing poles

e. Garrison Woods subdivision lot combination: Plan to sign

IV. NEW BUSINESS

a. Sketch Plan Review/ Pre-application Conference:

Scott Liberty, dba as Odessa Properties LLC, represented by JP Connolly of DM ROMA
Consulting Engineers, is seeking Planning Board input for a proposal to create two lots on his
property at 100 and 104 Lewiston Road, in the Commercial Zoning District. One lot is proposed
for commercial development of self storage units, while a second would be for a single-family
residential use. The 4.35-acre parcel was divided into two lots in 2020, located at Map 28, Lots
26-2 and 26-2-1. This proposal is subject to minor subdivision review and site plan amendment
review.

V. PUBLIC HEARINGS

 
 

TOWN OF GRAY
PLANNING BOARD

AGENDA • JANUARY 13, 2022

Planning Board
Regular Meeting

Online Via Zoom Videoconferencing
https://us06web.zoom.us/j/83932048023

7:00 PM
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a. Cambell Shores Subdivision Amendment
A request by Kristin Stanley, represented by Tom Noonan, for an amendment to an approved
subdivision, to divide an existing 12-acre lot at 55 Cambell Shore Road, Tax Map 56, Lot 017-
028-000 in the Cambell Acres/Cambell Shore Road/Jenny Drive subdivision, into three lots.
The parcel is located in the Rural Residential & Agriculture Zoning District. The proposal is
subject to minor subdivision plan review.

VI. ADJOURNMENT
 

 
* 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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Town of Gray

Planning Board Minutes

November 18, 2021

Regular Meeting Henry Pennell Municipal Complex 7:00 PM

24 Main Street, Gray, ME 04039

Town of Gray Planning Board Minutes                           Page 1  November 18, 2021

I. MEETING COMMENCED AT 7:02pm
This meeting took place virtually.

a. Roll Call

Attendee Name Title Status
Dan Cobb Chair Present
Catherine Caswell Board Member Present
Tamara Lee Pinard Board Member Present
Kiersten Scarpati Board Member Present
Andrew Watson Alternate Absent
Emanuel (Manny) Archibald Alternate Present
Doug Webster Community Development Director Present
Kristen Muszynski Town Planner Present
Dan Maguire Town Council Liaison Present

b. Elevate an alternate member into the vacant full member seat.

Motion to appoint Manny Archibald as a voting member for this meeting.

RESULT: APPROVED [UNANIMOUS]
MOVER: Catherine Caswell, Board Member
SECONDER: Tamara Lee Pinard, Board Member
AYES: Cobb, Caswell, Pinard, Scarpati

II. MINUTES APPROVAL

a. Approve the Planning Board meeting minutes of October 21, 2021.

Motion to approve the Planning Board Minutes of October 21, 2021.

  Catherine Caswell requested an edit to reflect she had been present, not absent, at the meeting.
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RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: Catherine Caswell, Board Member
SECONDER: Kiersten Scarpati, Board Member
AYES: Cobb, Caswell, Pinard, Scarpati, Archibald

III. INFORMATION EXCHANGE

a. Planning Board Workshop of Nov. 18 2021: Avesta Meadowview major site plan review.
            Public input provided from current Meadowview residents.

Chair Cobb provided an update regarding the Avesta workshop which happened prior to this evening’s Planning Board meeting. Avesta 
wants to add a building to the site. Major topics of discussion included the number of units and traffic flow. No formal votes were 
taken. The applicant will present a formal application at an upcoming meeting.

b. MSAD 15 Outdoor classroom structures

Town Planner Kristen Muszynski said she was contacted by MSAD 15. The school district wants to have outdoor classroom structures 
consisting of a roof and gravel base, located at all of the schools. This will provide outdoor learning areas. She said the size and use of 
these structures don’t require full review, but she wanted the Planning Board to be aware of this request.

c. Training/ Communications:

1. GPCOG session with Town Council, TBD in December

Kristen Muszynski said the hope is for this to happen sometime in December. Town Council Liaison Dan Maguire confirmed that a 
date has not yet been set. Councilor Maguire provided information that there has been a longstanding request to have a workshop
between Town Council and Planning Board to discuss the relationship, roles, and responsibilities of the two groups. In the past, 
Planning Board members wanted this to happen in-person, but this was unable to happen due to the COVID situation. He asked current 
Planning Board members if they would prefer meeting face-to-face or via Zoom. Chair Cobb said he would prefer to meet in person. 
He also noted the previous urgency to meet is no longer as relevant due to changes of who is on the board. He would like a good 
agenda to be developed. Catherine Caswell agreed; she would like to meet in-person, have a solid agenda, and there isn’t a rush. Town 
Planner Kristen Muszynski also prefers to meet in person. Chair Cobb will keep this on their list of upcoming items. Dan Maguire will 
get an outline of an agenda from GPCOG.

2. Maine Municipal Association live webinar, Dec. 8, 4-7:30 p.m.

Kristen Muszynski asked Planning Board members to notify Pam Edson if they are interested so they can be registered for this event. 
Chair Cobb encouraged participation for any board member who has not yet had this training.

IV. NEW BUSINESS

Dan Maguire informed the board that a new Minutes Recorder will be sought for Town Council, Planning Board, and ZBA. Peggy 
Brown will no longer have the availability due to her other work responsibilites.
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Dan Maguire mentioned the Town Council is holding a retreat at Pineland from 9am-2pm if anyone from the board or the public 
wanted to attend. 

Dan Maguire stated that the Town Council extended the timeframe for remote meetings so the December Planning Board meeting will 
be remote. Although it is not his preferred way to meet, they have had better participation from the public via Zoom. There is a total 
capacity of 21 people in council chambers due to social distancing. Therefore, meetings would have to be canceled and rescheduled if 
more people showed up. They are working on a hybrid model for Town Council, Planning Board, and ZBA meetings. Dan Cobb said 
he agrees with Dan Maguire and would prefer to meet in person, especially in order to be able to view large plans together by unfolding 
them on a table.

Chair Cobb announced that Catherine Caswell has resigned her position as a board member. Catherine Caswell said it is due to time 
and family, but she plans to be back in the future. She will stay through the month of December.

V. PUBLIC HEARINGS

a. Cureton Self Storage Site Plan Review

A request by Beth Cureton, represented by Jeff Amos of Terradyn Consultants, for site plan review for a 
proposed self-storage facility on 3.85 +/- acres located on properties currently owned by the Equity Trust 
Company (Custodian FBO Beth Ann Cureton Roth IRA) at approximately 119 Portland Road, as shown on Tax 
Map 59, Lot 31-10 & 31-14 in the Commercial Zoning District, with portions of the parcels in the Resource 
Protection Shoreland Zoning District. This project is subject to Site Plan and Conditional Use Review.

Jeff Amos was present for the meeting, representing the Curetons, who were out of state. He provided a comprehensive overview of the 
project, including information noted in the discussion items of the Planner’s memo.

The plan is for 6 self-storage buildings. The site will not include an office, will not have employees, and there will be no water/septic 
on site. The buildings will be tan with forest green doors. The side facing the road will not have doors. A 6’ black chain link fence will 
be installed. There will be a gate about 100’ from the road with a keypad and the keypad code will be provided to all storage renters, as
well as Fire/Rescue. There will be outside lighting which won’t cause glare to the sky. The sign will be externally lit. Although there is 
lighting, there will be no outlets/plugs as they will be discouraging people from lingering; want them to just load and unload items. 
There will be no sprinklers. There will be prohibitions on what can be stored; no flammable materials will be allowed. They expect this 
to be a low traffic generator. According to their traffic manual, they expect nine peak hour trips on a Saturday.

They are planning maple and dogwood trees for screening. The applicants are willing to do more landscaping if the board prefers. 
There is a large wetland area on site which will require some alteration.

He provided details regarding stormwater drainage. He has just submitted his request for a DEP stormwater permit.

Mr. Amos said they are requesting a waiver of the Class B High Intensity Soil Survey since those are usually for stormwater buffers or 
septic designs, which they don’t have for this project. He said the third-party engineer implied that was reasonable.

Additionally, they received engineering comments from Gorrill-Palmer and have addressed them. Due to the conflicting zoning 
ordinance language, they will have time to address Will Haskell’s comments while they wait for Town Council to hopefully address the 
needed zoning language changes. They hope to have their DEP permits in a couple of months. At that time, they hope they can come 
back for approval if the ordinance language is adjusted by then. Once approved, they may come back in the future for an amendment to 
put a building on a gravel pad.

Mr. Amos addressed concerns of Alec Dodd regarding draining. Mr. Dodd feels a level spreader is necessary, but Mr. Amos disagrees.
Additionally, Mr. Amos also doesn’t think that additional parking or pedestrian ways are needed.

Town Planner Kristen Muszynski thanked him for his thorough overview. She noted the topics of parking and pedestrian ways are in 
the ordinance, so she had flagged them for discussion.

Kiersten Scarpati asked about the intent of the outdoor storage area. Mr. Amos said that is for campers, etc. 
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Tamara Lee Pinard addressed the concerns of Public Works Director Alec Dodd. Mr. Amos thinks Mr. Dodd misunderstood the 
underdrain with cap system they are proposing. Doug Webster provided more information based on a discussion he had with Alec 
Dodd, saying Mr. Dodd’s issue was the manner to which the water gets into the drainage ditch as he doesn’t like it entering directly into 
a roadside ditch and wants a level spreader. Jeff Amos will speak to Mr. Dodd.

Chair Cobb opened the Public Hearing at 7:48pm. There were no public comments, so it was closed at 7:48pm.

Chair Cobb went over the discussion points from page 7 of the Planner’s Memo dated November 15, 2021.

1: No comments/concerns by the board members.

2: Catherine Caswell said this was non-applicable. Board members Scarpati, Pinard, Archibald, and Cobb agreed.

3: Catherine Caswell said this was non-applicable. Board members Scarpati, Pinard, Archibald, and Cobb agreed.

4: Dan Cobb said the applicant will discuss this directly with the Town’s consulting engineer.

5: Board members Caswell, Scarpati, and Archibald were not sure how they felt about this. Tamara Lee Pinard thought it was a good 
idea. Dan Cobb did as well and said the applicant should work out a solution with Doug Webster and Kristen Muszynski. Mr. Amos 
said they are fine with waiting for solution on this as they need to wait for ordinance language solution in the meantime.

6: Catherine Caswell said no since there is no human element involved. Board members Pinard, Archibald, and Cobb agreed. Board 
member Scarpati was unsure, not sure if there were standards to follow.

7: Dan Cobb opened this discussion as there were specific questions north of the property line, etc. Catherine Caswell lives nearby and 
said this applicant is offering more than a nearby property and thinks this is enough buffering. Kiersten Scarpati said this is more than 
others had been required to have. Tamara Lee Pinard said she is always in favor of more trees. Jeff Amos suggested they add more in 
the front left corner. Manny Archibald would also like more trees. Dan Cobb would like to see more plantings in the corner. 

Dan Cobb inquired about the elevations in terms of buffering needs/view from the road. He would also like the back of the building 
which faces the road to include faux windows or some other architectural item to break up the large expanse of that building. Jeff Amos 
will talk to the applicant who he suggests will be agreeable; he will have more information in time for the final approval.

b. 31 Main Street Site Plan Amendment

A request by Kurt Johnson for an amendment to an approved site plan for the establishment of a personal 
services use for a barber shop at his property at 31 Main Street, Tax Map 35, Lot 403-026. The parcel is located 
within the Village Center Proper zoning district and is subject to minor development site plan review.

Mr. Johnson was present. His plan is to have a barber shop move into the building. He has received a variance from the Zoning Board 
of Appeals for this second use in his office building. He has now encountered a stumbling block with parking and buffering so this is 
before the Planning Board tonight. He hopes the Planning Board won’t require all the additional parking spaces. He may provide them 
anyway, but there is an issue with the dogleg section of his property and some of the parking would actually be encumbering the town’s 
abutting property. He also requested the Planning Board not require more buffering as the lot has been there for over 30 years without 
more buffering.

Town Planner Muszynski explained the Planning Board needs to weigh in on the parking and buffering. Doug Webster explained that 
historically, buffering has not been on site. This went to ZBA. It is specified in the ordinance to have a required lot size for each type of 
use, so it technically requires 20,000 sq. ft. of space for each use. Mr. Johnson explained he was planning to bring in reclaim to make it 
a firmer foundation than just sand. He showed his plan which illustrated lighter gray areas of existing parking and dark gray areas of 
proposed parking to meet the requirement of 17 spaces. However, the lot line goes across the current parking area so technically five 
parking spots are not on his property.
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Kristen Muszynski said the barber shop will have two chairs but both barbers, Ginny and Jade, won’t always be there at the same time. 
Doug Webster said the parking for the current use appears adequate and the board can’t greenlight parking on property the applicant
doesn’t own. The Town Council may straighten out the property line when they address the Village Gateway property, but that is up to 
them. He recognizes that historically there hasn’t been much buffering on three sides. He doesn’t think adding more reclaim would be a 
good option. Dan Cobb agreed.

Chair Cobb opened the Public Hearing at 8:20pm. There were no comments, so he closed the Public Hearing at 8:21pm.

The board discussed buffering. Manny Archibald thought landscaping, not necessarily buffering, would look nice. Catherine Caswell 
said the parking is fine. Goal is to build up downtown and make it pedestrian-friendly. She suggested the possibility of requesting 
future buffering after we know what happens with the town property. Dan Cobb said due to change of use, this application was 
triggered which provides a good opportunity to address buffering. He didn’t think it was necessary to ask for extensive buffering, 
however, as this is not a new-build project. He prefers a combination of not requiring more parking but getting some buffering. He 
doesn’t want a lot of gravel.

Doug Webster said he and Kristen Muszynski explored other options regarding future landscaping. He suggested the board could 
consider the applicant putting money in escrow for landscaping once the town determines use of the Village Gateway property. He also 
suggested buffering could happen with a fence, not just plantings. Dan Cobb was not in favor of a fence.

Mr. Johnson didn’t think it made sense to have to dig up existing asphalt to plant things. He has tenants to pay the mortgage so if this is 
going to cost thousands of dollars, he won’t continue his application. He said if the town fixes the dogleg property line issue and deeds 
that over to him, he would be willing to landscape that area and asked if the board was in favor of that.

Dan Cobb said they need to consider the application in front of them. The applicant is looking to fill a space, and this is low impact. He 
would like to bring businesses to town without a lot of red tape. He doesn’t think it makes sense to tear up pavement to plant 
something. He suggested moving this along to get it approved. Catherine Caswell suggested waiving the parking and buffering as she is 
more interested in bringing services to town center. Board members Scarpati and Pinard agreed. Manny Archibald also didn’t want to 
hold up the application for small concerns.

The board discussed the draft motion and determined they would indicate eight parking spaces with an area reserved for seven more if 
needed. Dan Cobb said they will strike #3 regarding buffering.

Motion: The Planning Board approves a request by Kurt Johnson for an amendment to an approved site 
plan for the establishment of a personal services use for a barber shop at his property at 31 Main Street, 
Tax Map 35, Lot 403-026. The parcel is located within the Village Center Proper zoning district and is 
subject to minor development site plan review.

1. The project shall be constructed, operated, and maintained in accordance with the plans, submissions 
and testimony presented to the Planning Board by the applicant and its representatives.

2. All prior applicable standards and conditions of approval remain in effect.

3. (Placeholder) The applicant will install landscaping along the Main Street road frontage and the north 
and rear property lines, as a buffer for the parking area.

4. (Placeholder) The applicant will provide 15 8 parking spaces at this time, with area reserved for two
seven additional spaces, to be built out as needed.
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RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: Tamara Lee Pinard, Board Member
SECONDER: Catherine Caswell, Board Member
AYES: Cobb, Caswell, Pinard, Scarpati, Archibald

c. Garrison Woods Amendment to Approved Subdivision

A request by Jeremy Brown for an amendment to an approved subdivision, to combine lots 4 and 5 in the 
Garrison Woods subdivision into a single lot for residential use, Tax Map 47, Lot 318-10, sublots 4 and 5. Mr. 
Brown owns and resides at 16 Garrison Woods Road (Lot 4) and also owns the abutting vacant lot (Lot 5). The 
parcels are located in the Lake Zoning District. A portion of the subdivision is located in the Limited Residential 
Shoreland Zoning District.

Jeremy Brown was present. He said he is seeking to add a cold storage garage so he merged both lots due to setbacks 
requirements/subdivision covenants. Town Planner Muszynski said Mr. Brown has met requirements by getting signatures from 
Homeowners Association members.

Chair Cobb opened the Public Hearing at 8:55pm. There were no public comments, so he closed the Public Hearing at 8:55pm.

Chair Cobb said discussion point #1 (page 10 of Planner’s Memo dated November 15, 2021) made sense to include a note on the 
updated plan filed with the Cumberland County Registry of Deeds. Doug Webster said having that note would be helpful. Also, due to 
the covenants, the applicant must secure right, title, and interest. He and Kristen Muszynski agree right, title, and interest has been met.

Motion: The Planning Board approves the application by Jeremy Brown for an amendment to an 
approved subdivision, to combine lot residential use, Tax Map 47, Lot 318-10, sublots 4 and 5, as depicted 
on the plan for Jeremy Brown by Survey Inc., dated October 2021. Mr. Brown owns and resides at 16 
Garrison Woods Road (Lot 4) and also owns the abutting vacant lot (Lot 5). The parcels are located in the 
Lake Zoning District. A portion of the subdivision is located in the Limited Residential Shoreland Zoning 
District. This approval is subject to the following conditions:

1. The project shall be constructed, operated, and maintained in accordance with the plans, submissions 
and testimony presented to the Planning Board by the applicant and its representatives.

2. All prior applicable standards and conditions of approval remain in effect.

3. Prior to Planning Board members signing their approval, a revised plan complying with Cumberland 
County Registry of Deeds requirements shall be submitted to town staff.

4. The applicant is responsible for meeting all requirements of the subdivision’s civil deed covenants, 
including obtaining any necessary approvals from, and providing notification to, the homeowner’s 
association and road association, as well as filing subdivision changes with the Cumberland County 
Registry of Deeds.

5. Any future proposal to separate the combined lots would require Planning Board approval, and this 
will be noted on the revised plan as filed with the Cumberland County Registry of Deeds.
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RESULT: APPROVED [UNANIMOUS]
MOVER: Emanuel Archibald, Alternate
SECONDER: Kiersten Scarpati, Board Member
AYES: Cobb, Caswell, Pinard, Scarpati, Archibald

d. Shoreland Zoning Permit Review - Proposed New Road

A request by Michael & Jennifer Doten to construct 1,000 +/- feet of new road beginning near 332 Ramsdell 
Road and ending near 344 Ramsdell Road on property owned by the Dotens (Map 25, lot 8-1-4) and the Estate 
of Dennis Durgin/Cynthia Rogers (Map 25, lot 8-1) in the Lake and Limited Residential (Shoreland) zoning 
districts. The project requires a Shoreland Zoning Permit issued by the Planning Board and meeting town-wide 
erosion & sedimentation standards in Section 402.6.10 of the zoning ordinance.

Michael Doten was present. He said he has a deeded easement to extend the new road onto the new section. He has met with abutters 
who feel it is appropriate. He did a walk-through with Doug Webster, Kristen Muszynski, an engineer, and George Froehlich of Code 
Enforcement. He is doing this change due to safety issues of the road. He wants to protect his family. He noted George Froehlich 
almost got hit while they were on site. 

Doug Webster explained Mr. Doten will ask the Town Council about winter maintenance. This is before the Planning Board due to 
road construction in a shoreland zone and erosion/sedimentation issues. He said if the Planning Board wishes to do a site walk, he 
recommends this be scheduled before there is snow on the ground. He wanted this to be in front of the Planning Board tonight to 
determine if the board wants to schedule a site walk. He said Mr. Doten intends to seek Town Council input on his project and then 
Planning Board approval once his plans are finalized. He is also obtaining survey information from Wayne Wood and his own 
engineer.

Chair Cobb noted his surprise that this was scheduled as a public hearing right away and inquired if proper notifications had been done 
on this project. Mr. Webster said all abutters of the proposed road were notified, along with some other residents on Ramsdell Road. He 
wanted to get known elements on the table so Mr. Doten can move forward. 

Chair Cobb was quite uncomfortable moving forward and holding a public hearing without notifying the road association which is a 
huge stakeholder. Mr. Doten said he is the Treasurer of the road association, and he has brought up this issue with the association.

Mr. Webster noted most of Ramsdell Road is not owned by lot owners; there are various easements. He said many are not referred to as
metes and bounds but rather just by size. A surveyor is working on the lot lines. There is work underway about right, title, and interest, 
but they wanted to know about the board’s preference as to whether or not a site walk would be requested.

Mr. Doten said he is simply relocating the road on his own land. It will be bigger and wider. He said he isn’t stopping anyone from 
traveling on the current road until the new one is done. He said he doesn’t understand the legality of these concerns/this process. Mr. 
Cobb said he wants to make sure all proper people are notified. Mr. Doten said that might be 65 or more people and asked if that was 
really necessary, to which Mr. Cobb explained the town is required to notify all proper people about a public hearing.

Mr. Doten said he is upgrading the road to a better situation and doesn’t understand why that needs to be done. Mr. Cobb used an 
example to help clarify to Mr. Doten that if someone else built something or installed, for example, jersey barriers, wouldn’t he have 
liked the opportunity to weigh in on the matter? 

Mr. Cobb stated he did not feel the town had done all proper notifications. Mr. Webster said the public hearing was advertised in the 
paper and those located along the entirety of the new road received a letter from the town.
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Mr. Cobb proposed they schedule a site walk. He said his preference is to not get into discussions without further notifications and the 
site walk. He said he would provide the opportunity for the public to speak if they have been waiting during this meeting and have any 
comments. The board scheduled Tuesday, November 30th at 3pm for the site walk. Mr. Webster noted if the date and time for the site 
walk are set during this meeting, they will not have to put an ad in the paper about it.

Chair Cobb opened the meeting to public comments.

Alex Rogers, resident of 203 Center Road, spoke. He said he is an abutter and his mother and another family member are also abutters. 
He thinks Mr. Doten’s intent is good and agrees with the plan. He would like to see the improvements go further, but understands that 
would be cost prohibitive.

There were no other public comments, so Chair Cobb closed the Public Hearing at 9:40pm. He requested a motion to table this until the 
next planned meeting, pending the site walk. He said Mr. Doten doesn’t have to be held to that December meeting time frame, he can 
return at a later meeting if necessary, when he is ready.

Motion: The Planning Board tables this discussion until the next planned meeting in December, pending 
site walk.

RESULT: TABLED [UNANIMOUS]
MOVER: Catherine Caswell, Board Member
SECONDER: Emanuel Archibald, Alternate
AYES: Cobb, Caswell, Pinard, Scarpati, Archibald

VI. ADJOURNMENT

Motion to adjourn at 9:43pm

RESULT: APPROVED [UNANIMOUS]
MOVER: Tamara Lee Pinard, Board Member
SECONDER: Catherine Caswell, Board Member
AYES: Cobb, Caswell, Pinard, Scarpati, Archibald
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NOTICE OF DECISION 

 

 

September 24, 2020  

 

 

 

TO:  Mac’s Convenience Stores, LLC 

  d/b/a Circle K 

  935 E. Tallmadge Ave 

  Akron, OH 44310 

   

  Henry Hanson   

  4 Colley Hill Road 

  Gray, ME. 04039  

   

CC:   Scott Dvorak, Code Enforcement 

  Alec Dodd, Public Works 

  Robert Wellert, Wellert Corporation 

MDOT 

  File 
 

FROM: Kathy Tombarelli, Town Planner 

  Community Development Department 

 

RE:  Amendment to Site Plan & Shoreland Zone Permit for 

  Relocation of North Raymond Road Access and a new parking area.  

  

ZONING: Limited Commercial & Resource Protection (Shoreland Zones), 

  Rural Residential & Agricultural  

Tax Map 13, Lots 101-1 (253 Shaker Road) & 101-3 (3 North Raymond Road) 

 

 

Dear Applicants, 

This letter is to notify you that at the Planning Board meeting held on September 10, 2020 

at 7:00 PM, the Board, voted 5-0 to take the following action: 
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Community Development (Planner/CEO/Assessor) 207- 657-3112 ∙ Fax 207- 657-2149 

Page 2 of 2 

  

Moved to approve the request by Mac’s Convenience Stores, LLC d/b/a Circle K and 

Henry T. Hanson for a Shoreland Zone Permit and an Amendment to a previously 

approved Site Plan to allow for the relocation of the existing curb cut from the Circle K 

site on North Raymond Rd. further west and add a new parking area with the following 

findings of fact and conditions of approval: 

1. The project shall be constructed, operated, and maintained in accordance with the plans, 

submissions, and testimony presented to the Planning Board by the Applicant. 

2. The existing curb cut on North Raymond Road is located on Map 13, Lot 101-1 and the 

proposed curb cut is located on Map 13, Lot 101-3 (3 North Raymond Road) in a Limited 

Commercial (Shoreland), Resource Protection (Shoreland), and Rural, Residential & 

Agricultural Zoning Districts. 

3. The project results in an overall decrease in the impervious surface cover and an increase 

in the stream buffer.  

4. The new access drive around the northeasterly side of the store is contingent upon the 

Maine DOT transferring land to the applicant or granting an easement across land located 

in the Right-of-Way.  

5. The low mound and landscaping shown in the Right-of-Way is subject to Maine DOT 

approval. The applicant is responsible for the installation and maintenance of all 

landscaping on the plan in coordination with MDOT.  

6. All applicable conditions of approval from previously approved Site Plans remain in 

effect.  

7. The two parcels 013-001-001 & 013-001-003 are to be merged after transfer of title per 

the submitted Purchase & Sale agreement.   

8. The Planning Board agrees that the existing access on North Raymond Road can be 

utilized through November 15, 2020 while the new access and parking area is being 

constructed. If the new access is not completed and/or the existing access is not closed in 

accordance with the approved plan by November 15, 2020 the Town will close the 

currently existing access. Only base paving will be allowed after October 31, 2020. If 

final pavement cannot be accomplished to industry standards by October 31, 2020, final 

pavement will be required to be completed as soon as weather permits in the Spring.  

9. The Planning Board agrees that the plan meets the criteria in 403.16.D.1-8 (Shoreland 

Zoning) for the purposes of issuing a the Shoreland Zone Permit. 

 

The minutes from this meeting are available on the Town’s website, www.graymaine.org in the 

meeting portal, and are also available on file at the Town Hall, 24 Main Street.   

 

Respectfully,  

Kathy Tombarelli      

Town Planner     
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Kristen Schulze Muszynski, Community Planner 207-657-3339 x114  
  

 
 
November 29, 2021 

TO:  RoseAnn Hammock 
  Real Estate Property Manager 
  Circle K Stores Inc./Mac’s Convenience Stores LLC 
  North American Property Management 
                        3802 Corporex Park Drive, Suite 200 
                        Tampa, FL 33619 

CC:  Diane Rioux, Circle K  
Dave Lambert, general contractor/landscaping 
Andew Daggett, Circle K 
Richard Schmitt Sr., Circle K 
Brian Keezer, MDOT project manager 

FROM: Town Planner Kristen Muszynski  

RE:  Conditions of approval  

Ms. Hammock: 

I am writing on behalf of the Town of Gray to follow up on the conditions of site plan approval 
(attached) for the relocation of the curb cut for the Circle K property at the intersection of North 
Raymond Road and Shaker Road in Gray, Maine. 

We recently reviewed the site upon notification that the landscaping work had been completed, 
and we have identified some aspects of the site that are not in compliance with the conditions of 
site plan approval, as issued by the Town of Gray Planning Board Sept. 10, 2020.  

The landscaping plan calls for a “low mound approx. 2 feet high” along the North Raymond 
Road street frontage, with plantings that grow to 2-3 feet in height. The intent of this buffer is to 
block headlights from vehicles on the Circle K property from impacting motorists on North 
Raymond Road. 

Upon inspection this week, we found that while the plantings are in conformance with the 
landscaping plan, the designated 2’ mound area is not built up. The area marked for mounding is 
no higher than the curb, which is insufficient to provide the desired buffering of CircleK 
customer headlights for North Raymond Road motorists. (Reference: Condition of approval #5). 

We understand that the MeDOT has limited the height of plantings and fill to 42” from the 
pavement surface within the right of way, and required no plantings within 15’ of the white line 

TOWN OF GRAY 
Henry Pennell Municipal Complex 
24 Main St, Gray Maine 04039 
www.graymaine.org 
 

COMMUNITY DEVELOPMENT 
Kristen Schulze Muszynski 
kmuszynski@graymaine.org 
(207) 657-3339 x 114 
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from Route 26 or 10’ of the white line from North Raymond Road. Our review shows that those 
criteria have been met, with those areas kept clear of plantings.  

The 2’ mound described on the landscaping plan is outside of the ROW, along the interior 
CircleK throughway, and is not impacted by these MeDOT restrictions.    

In a Nov. 6, 2020 email to former Town Planner Kathy Tombarelli, Gaftek Inc. Vice President 
Jim Mullin stated, “Our intent is to build up the loam berm as called for on the drawings and 
cover it with bark mulch to address any erosion concerns over the winter and then come back in 
the spring to landscape the two areas that show landscaping on the drawings.” 

It is unclear if the berm (mound) was ever installed or if it was diminished or destroyed during 
the winter of 2020.  

If installation of a 2’ mound is prohibitive at this point in the season, or would damage the recent  
plantings, perhaps additional plantings of a greater height can be added in that area, either before 
this winter or come next spring to achieve the same purpose of screening. We are open to 
discussing the options to achieve this buffering/screening goal in that area.  

In addition to the landscaping plan, we have identified two additional conditions of approval that 
are not yet in compliance:  

• We do not have record of the required merger of the two lots on which the business 
operates. (Reference: Condition of approval #7).  
Per the September 26, 2019 Planning Board Notice of Decision, “in the event that the 
properties do not merge, the applicant will be required to return to the Planning Board for 
site plan amendment concerning the Hanson property.”  
 

• Parking along the curve radii adjacent to Shaker Road and North Raymond Road, which 
was explicitly eliminated in the site plan of 2007 and is not shown on the 2020 site plan, 
is currently being allowed, with two spaces formally marked on the pavement and 
additional parking taking place in front of those. These marked spaces should be 
eliminated in accordance with the existing site plan and the area should be marked “no 
parking.” (Reference: Condition of approval #6 and final approved site plan). 
 
The parking spaces eliminated in the 2007 plan apparently were created again prior to 
2020. The planner’s memo for the Sept. 10, 2020 Planning Board meeting references the 
spaces, noting that in the newly submitted site plan, “they have relocated the awkward 
parking spaces that were along the curve radii adjacent to Shaker Road and North 
Raymond Road to a new 5-space parking area behind the store.” 
 
Notably, correspondence between the town and Circle K engineer Robert Wellert also 
references the applicant’s request for two-way traffic circulation around the northeast 
corner of the store. Site plans submitted to the town July 1 show a 24’ width to 
accommodate two-way traffic. The town subsequently advocated on the applicant’s 
behalf before MeDOT to provide an easement that would allow the necessary width to 
accommodate this traffic flow. The easement was granted, per agreement between the 
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applicant, town and MeDOT, but we now find that the two -way traffic is not 
accommodated due to the installation of these parking spaces. 
 

Thank you for your attention to these matters and we look forward to finalizing the compliance 
process with you for this property. If you have any questions or would like to discuss further, 
please do not hesitate to contact me at 207-657-3112. 

Sincerely, 

Kristen Muszynski 
Town Planner 
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NOTICE OF DECISION 
 
October 26, 2021 
 
TO:  Mr. Robert Emerson          

Bruns Properties LLC 
175 Portland Road 
Gray, ME 04039 
 
Mr. Kenneth Bruns and Mr. Michael Bruns 
Bruns Properties LLC 
175 Portland Road 
Gray, ME 04039 
 

FROM: Kristen Muszynski, Community Development Department 
 
RE:  Bruns Properties LLC  

3500 sq. ft. addition (manufacturing/processing use)  
175 Portland Road  
Tax Map 59, Lots 36-25 &21  
Contract Zoning District (formerly Commercial/ partial Shoreland) 

 
Dear Mr. Emerson, 
This letter is to notify you that the Town of Gray Planning Board, at its meeting held on 
October 21, 2021, voted unanimously to take the following action: 
 
Moved to approve the application by Bruns Bros. LLC, represented by Robert Emerson, for an 
amendment to an approved Site Plan for a 3,500 sq. ft. addition to an existing building for 
manufacturing/processing use on their property at 175 Portland Road, Tax Map 59, lots 36-25 & 
21, owned by Bruns Properties LLC, in an established Contract Zoning Agreement approved by 
the Gray Town Council on November 1, 2016, as depicted on the submitted plans and 
documentation subject to the following conditions: 
 

1. The project shall be constructed, operated, and maintained in accordance with the plans, 
submissions and testimony presented to the Planning Board by the applicant and its 
representatives. 

2. All prior applicable standards and conditions of approval remain in effect.  

TOWN OF GRAY 
Henry Pennell Municipal Complex 
24 Main St, Gray Maine 04039 
www.graymaine.org 
 

COMMUNITY DEVELOPMENT 
Kristen Schulze Muszynski 
kmuszynski@graymaine.org 
(207) 657-3339 x 114 
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3. The applicant is responsible for obtaining any necessary amendments to the MeDEP  
stormwater permit for the parcel and providing the code enforcement officer with a full 
copy of any changes. 

4. In accordance with the submitted plan, the applicant will be adding a berm to the 
northerly portion of the property to screen parked commercial trailers from Portland 
Road. 

5. The applicant will re-establish the buffer of woody vegetation with a total of 13 trees in 
planters installed along Portland Road, with particular attention to the northerly and 
southerly portions, and may consider trees that are more salt-tolerant. Plantings will be 
completed no later than July 4, 2022.  

6. The property owner is responsible for taking steps to minimize adverse impacts of 
stormwater onto Long Hill Road. 

With this approval, your next steps will be to apply for the necessary permits via our Code 
Enforcement office and to comply with these conditions of approval. 
The minutes from this meeting will be available on the Town’s website, www.graymaine.org in 
the meeting portal, and are also available on file at the Town Hall, 24 Main Street.  
 
If you have any questions, please call me directly. Thank you. 
Sincerely, 

Kristen Schulze Muszynski 
Community Planner 

21

http://www.graymaine.org/


December 1, 2021

TO: Nate Rudy, Town Manager

FROM: Doug Webster, Community Development

RE: Background information for Town Council consideration

Council Discussion Item: Self-Storage provision in Zoning Ordinance

Community Development staff would like to bring an ordinance change in the Zoning Ordinance
forward for your consideration, regarding self-storage units. Self-storage is a conditionally 
permitted use in the respective zoning districts per the uses table in the current zoning ordinance.

The Planning Board has a pending proposal for a six-building self-storage facility near 119 
Portland Road, with an associated outdoor storage area.

During review of this proposal, we noticed that our ordinance actually prohibits the approval of a 
typical multi-building self-storage facility:

 The zoning ordinance (Sect. 402.6.2 G-H) requires that only one principal building may 
be located per lot. 

 Additionally, a self-storage facility is defined as “a structure containing separate storage 
spaces of varying size, leased or rented on an individual basis.” 

In conferring with the town attorney on these points, she advised that we should pursue an 
ordinance change to amend the language.

While the zoning ordinance has been periodically updated, this provision was never noticed 
previously. In fact, a multi-building storage facility currently exists just down the road from the 
proposed new facility. 

Community Development Director Doug Webster was integral in the zoning updates and notes 
that the language restricting a self-storage facility to a single building was inadvertent. 

The language was repurposed from the previous zoning definition for “mini-warehousing,” 
which was an allowed use requiring site plan review in the commercial, business development, 
and business transitional-1 districts. 

In the prior zoning ordinance, mini-warehousing was defined as “a structure containing separate 
storage spaces of varying size, leased or rented on an individual basis. Structures to be one story 
with direct access to paved driveways, distance between structures is to be at least 24 feet, 
outdoor storage is prohibited. Space is not to be used for anything other than storage.”

Thus, the previous definition included wording to acknowledge multiple structures, and there 
was no intention in the revision to limit such facilities to a single building.

An additional consideration that we propose to add back into the ordinance, within the definition 
of self-storage, is a provision to address outdoor storage. The old ordinance bans it outright, 
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while the current ordinance makes no mention of outdoor storage. We would suggest that the 
amended ordinance allow limited outdoor storage at such facilities, but subject to the
buffering/screening standards established in Light Manufacturing Overlay District (402.8.9), 
which also governs “warehousing” use.

Thus, in summary, we are asking the council to consider changes to the ordinance that would:

 allow multiple buildings in the definition of a self-storage facility;
 exempt such facilities from the single principal building requirement, with the 

requirement that all buildings remain in common ownership and with the same use; and
 allow a limited amount (to be specified) of outdoor storage at such facilities, subject to 

the buffering/screening standards of the Light Manufacturing Overlay District (402.8.9).

We request Council input on this proposed change at the upcoming meeting to enable town staff 
to take the necessary steps with regards to the pending planning board application and requested 
change to the zoning ordinance.
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MEMO
12-17-21

FROM: Community Development Staff
TO: Town Council, 
CC: Town Manager Nate Rudy

RE: Self-storage ordinance changes

In the interest of providing clarity to two applicants with pending applications before the 
Planning Board, we are asking the council to consider changes to the Zoning Ordinance that 
would: 

 Allow multiple buildings in the definition of a self-storage facility (402.2.2);
 Explicitly exempt self-storage facilities from the single principal building requirement in 

our zoning ordinance (402.6.2); and
 Prohibit outdoor storage within the self-storage use definition

DRAFT MOTIONS

1. Move to approve a change to the definition of “Self-Storage Facility” in the Town of Gray 
Zoning Ordinance Chapter 402.2.2 to read: 

“One or more structures containing separate storage spaces of varying size, leased or 
rented on an individual basis. Multiple-building self-storage facilities are limited to a 
maximum width of 50 feet and a height of 16 feet for each structure. Outdoor storage is 
prohibited.”

2. Move to approve a change to the Town of Gray Zoning Ordinance Chapter 402.6.2, to allow 
multiple principal structures for a self-storage facility use, to read:

G. Only One Principal Building per Lot 

1. No more than one (1) principal structure and its accessory buildings as regulated in this 
Ordinance may be located on any one lot, except in the case of a Self-Storage Facility,
Planned Unit Development and Cluster Housing unless all applicable space and 
dimensional standards are met separately for each principal structure or use on the lot, 
subject to the following: (…)

BACKGROUND

The Planning Board has two pending proposals for multi-building self-storage facilities, one in 
the area of 119 Portland Road, abutting the Maine Turnpike; and another abutting the former Cyr 
Auction property (now a marijuana cultivation facility) near 100 Lewiston Road.

24



The Portland Road proposal is for a six-building 27,900 sf storage facility with a a 9,000 sf pad 
for outdoor storage. Applicant is Beth Cureton.

The Lewiston Road proposal is for a four-building 17,900 sf storage facility with no outdoor 
storage. Applicant is Scott Liberty.

The Planning Board and staff are seeking direction from the council regarding a potential 
ordinance change, to advise these applicants on how to proceed with their project planning. 

During review of the Portland Road proposal, we noticed that our ordinance prohibits the 
approval of a typical multi-building self-storage facility:

 A self-storage facility is defined as “a structure containing separate storage spaces of 
varying size, leased or rented on an individual basis.” Our attorney has advised that this is 
a use restriction built into the definition and thus prohibits the town from allowing 
multiple structures with this use.

 Additionally, The zoning ordinance (Sect. 402.6.2 G-H) requires that only one principal 
building may be located per lot.

The zoning ordinance was updated in 2010, but this single building use restriction for self-
storage was never noticed previously. In fact, a multi-building storage facility currently exists 
just down the road from the proposed new facility on Portland Road. 

Community Development Director Doug Webster was integral in the zoning updates and notes 
that the language restricting a self-storage facility to a single building was inadvertent. 

The language was repurposed from the previous zoning definition for “mini-warehousing,” 
which was an allowed use requiring site plan review in the commercial, business development, 
and business transitional-1 districts. 

Mini-warehousing was defined as “a structure containing separate storage spaces of varying size, 
leased or rented on an individual basis. Structures to be one story with direct access to paved 
driveways, distance between structures is to be at least 24 feet, outdoor storage is prohibited. 
Space is not to be used for anything other than storage.”

Thus, the previous definition included wording to acknowledge multiple structures, and there 
was no intention in the revision to limit such facilities to a single building.

An additional consideration that we propose to add back into the definition of self-storage, is a
provision to address outdoor storage. The old ordinance bans it outright, while the current 
ordinance makes no mention of outdoor storage. 

We suggest that the amended ordinance reinstate the ban on outdoor storage within the self-
storage use definition. Any self-storage facility seeking to have outdoor storage on the property 
would need to pursue an additional use of “warehousing” as defined in the Zoning Ordinance 
(402.2.2):

A land area where goods, wares, and merchandise are stored in a warehouse facility 
and/or in outdoor areas. This use may involve light manufacturing directly associated 
with the warehousing but does not include more traffic-intensive use(s) such as a 
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Trucking Terminal. This use is subject to performance standards in the Light 
Manufacturing Overlay District. Warehousing and associated light manufacturing shall 
not include any principal or accessory uses related to medical marijuana cultivation 
facilities, medical marijuana registered dispensaries, adult use marijuana establishments, 
marijuana food establishments, marijuana extraction, or the manufacturing of marijuana 
concentrate or marijuana products as defined herein, unless expressly authorized herein.

Warehousing is a permitted use in the BD-1 and BD-2 zoning districts; and is a conditionally 
permitted use in the Light Manufacturing Overlay District. (The LMOD is in effect for the 
Commercial zoning district, excluding the area of Commercial zoning district closest to the 
Village Center.)

As noted in the definition, warehousing use is subject to the standards of the Light 
Manufacturing Overlay District (402.8.9), which include the following:

Outdoor Performance Standards 

1. Outdoor manufacturing, fabrication, or processing shall not occur regularly and shall only be 
permitted when, in aggregate, it is clearly ancillary to the principal use(s) occurring on the 
property and shall only be allowed to occur intermittently. The reviewing authority shall review 
detailed documentation submitted by the applicant to ensure this standard is met and that 
sufficient measures have been taken to provide sufficient screening, buffering to minimize 
adverse impacts to abutting properties and/or a publicly maintained road. 

2. No outdoor storage of any type is permitted within any minimum zoning setback applicable 
for structures. 

3. All outdoor storage areas shall be adequately fenced or screened as determined by the 
reviewing authority. The reviewing authority shall have the ability to require sufficient 
landscaping in addition to fencing when the storage area is located in a location that is visually 
prominent from a publicly maintained road or an adjacent property.
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BRANSON LAW OFFICE, P.A. 
482 CONGRESS STREET, SUITE 304 

P.O. BOX 7526 
PORTLAND, MAINE  04112-7526 

WWW.BRANSONLAWOFFICE.COM 

 
JOHN H. BRANSON*         TEL:   (207) 780-8611 
JBRANSON@BRANSONLAWOFFICE.COM       FAX:   (207) 221-2203 
 
*Admitted to practice in Maine and Massachusetts. 

        

       December 20, 2021 

BY EMAIL 

Hon. Sandra Carder 

Chair, Gray Town Council 

24 Main Street 

Gray, ME 04039 

 

 RE: Technical Correction to Definition of Self-Storage Facility 
  Gray Zoning Ordinance Section 402.2.2 
   

Dear Chair Carder: 

 

 I represent Odessa Properties LLC (“Odessa”) in connection with its effort to 

get site plan approval from the Town Planning Board for the construction and 

installations of self-storage units at 100 and 104 Lewiston Road (the “Self-Storage 

Project”).  With assistance from an engineering firm hired by Odessa, DM Roma 

Engineering Consultants, a preliminary project layout was presented to the Planning 

Board during a workshop meeting this past August, which layout contemplated three 

(3) separate self-storage structures on the subject lot.  At that time, the Planning 

Board interpreted the applicable Zoning Ordinance provisions to allow for the siting 

of multiple self-storage structures on a single lot, provided that the structures conform 

with all applicable space and dimensional requirements.  This appears to be consistent 

with Zoning Ordinance Section 402.6.2.H. 

 

 Odessa went forward with further planning in regard to the Self-Storage 

Project and incurred additional engineering expenses.  During the week of December 

13, 2021, an application for Sketch Plan Review was submitted by Odessa’s engineer 

to the Planning Board pursuant to Zoning Ordinance Section 402.6.2.H.  Shortly 

thereafter, the Town Planner informed Odessa’s engineer that the Town identified a 

possible discrepancy with the “self-storage facility” definition in the Zoning 

Ordinance with respect to a separate self-storage project before the Planning Board.  
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The issue presented was whether more than one self-storage structure on a single lot 

was consistent with the conditionally approved self-storage use in the commercial 

zone. 

 

 On December 1, 2021, Community Development Administrator Doug 

Webster sent a memorandum on this subject to Town Manager Nate Rudy, a true and 

correct copy of which is attached hereto as Exhibit A.   Administrator Webster 

informed the Town Manager that an “inadvertent” error in the definitional language 

for “self-storage facility” limited it to one building, when in fact multiple separate 

structures were intended to be allowed.  Administrator Webster further informed the 

Town Manager that the Town’s Attorney – after being apprised of this inadvertent 

error – advised that the Town pursue an ordinance change to amend the definitional 

language.  The existence of other self-storage facilities in Gray approved by the 

Planning Board confirm the longstanding assumption of Town officials that multiple 

separate structures on a single lot are conditionally allowed for self-storage uses. 

 

 This matter was on the agenda of the Town Council meeting on December 7, 

2021, and Administrator Webster’s December 1st Memorandum was part of the 

Agenda Packet.  In your capacity as Chair, you shared your understanding that the 

proposed change was a technical correction to remedy an inadvertent error.  Other 

members of the Council were under the mistaken impression that the amendment 

was a substantive change being sought by a project applicant.  That was not the case.  

In fact, those Councilors who expressed reluctance to make technical corrections 

recommended by the CD Administrator and Town Attorney were instead expressing 

support for substantive changes to the self-storage definition particularly as it 

pertained to outdoor storage. 

 

 Odessa hopes that the Town Council will make technical corrections to the 

self-storage facility definition recommended by the Community Development 

Administrator and Town Attorney.  As you pointed out during the Council meeting 

on December 7th, those corrections – which contemplate multiple self-storage 

structures on a single lot – are fully and completely consistent with industry standards 

in the self-storage field.  As pointed out by Administrator Webster on December 7th, 

the Planning Board would also retain substantial discretion in its review of an 
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application for site plan approval – because self-storage is a conditional use in the 

commercial zone –  and can impose those conditions for project approval as it may 

deem necessary and appropriate. 

 

Odessa takes no position on any substantive changes to the definitional 

language that may add restrictions on outdoor storage, and would not oppose the 

addition of such restrictions.  Odessa’s proposed self-storage project involves no 

proposed outdoor storage uses.   

 

 Thanks for your consideration of my client’s concerns with respect to this 

matter.  I ask that this letter be made part of the record for the next Town Council 

meeting or workshop with respect to which this matter is on the agenda.  If you have 

any questions, please feel free to contact me or have the Town Attorney contact me. 

   

Sincerely, 

 

      John H. Branson 
 

John H. Branson  

 

Enclosure 

cc: Doug Webster, Community Development Administrator (w/enc., by email) 

 Councilor Martin Meaney (w/enc., by email) 

 Councilor Anne Gass (w/enc., by email) 

 Councilor Krista Chappell (w/enc., by email) 

 Councilor Dan Maguire (w/enc., by email) 

Odessa Properties LLC (w/enc., by email) 

J.P. Connolly, DM Roma Consulting Engineers (w/enc., by email) 
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December 1, 2021

TO: Nate Rudy, Town Manager

FROM: Doug Webster, Community Development

RE: Background information for Town Council consideration

Council Discussion Item: Self-Storage provision in Zoning Ordinance

Community Development staff would like to bring an ordinance change in the Zoning Ordinance
forward for your consideration, regarding self-storage units. Self-storage is a conditionally 
permitted use in the respective zoning districts per the uses table in the current zoning ordinance.

The Planning Board has a pending proposal for a six-building self-storage facility near 119 
Portland Road, with an associated outdoor storage area.

During review of this proposal, we noticed that our ordinance actually prohibits the approval of a 
typical multi-building self-storage facility:

 The zoning ordinance (Sect. 402.6.2 G-H) requires that only one principal building may
be located per lot.

 Additionally, a self-storage facility is defined as “a structure containing separate storage
spaces of varying size, leased or rented on an individual basis.”

In conferring with the town attorney on these points, she advised that we should pursue an 
ordinance change to amend the language.

While the zoning ordinance has been periodically updated, this provision was never noticed 
previously. In fact, a multi-building storage facility currently exists just down the road from the 
proposed new facility. 

Community Development Director Doug Webster was integral in the zoning updates and notes 
that the language restricting a self-storage facility to a single building was inadvertent. 

The language was repurposed from the previous zoning definition for “mini-warehousing,” 
which was an allowed use requiring site plan review in the commercial, business development, 
and business transitional-1 districts. 

In the prior zoning ordinance, mini-warehousing was defined as “a structure containing separate 
storage spaces of varying size, leased or rented on an individual basis. Structures to be one story 
with direct access to paved driveways, distance between structures is to be at least 24 feet, 
outdoor storage is prohibited. Space is not to be used for anything other than storage.”

Thus, the previous definition included wording to acknowledge multiple structures, and there 
was no intention in the revision to limit such facilities to a single building.

An additional consideration that we propose to add back into the ordinance, within the definition 
of self-storage, is a provision to address outdoor storage. The old ordinance bans it outright, 
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while the current ordinance makes no mention of outdoor storage. We would suggest that the 
amended ordinance allow limited outdoor storage at such facilities, but subject to the
buffering/screening standards established in Light Manufacturing Overlay District (402.8.9), 
which also governs “warehousing” use.

Thus, in summary, we are asking the council to consider changes to the ordinance that would:

 allow multiple buildings in the definition of a self-storage facility;
 exempt such facilities from the single principal building requirement, with the 

requirement that all buildings remain in common ownership and with the same use; and
 allow a limited amount (to be specified) of outdoor storage at such facilities, subject to 

the buffering/screening standards of the Light Manufacturing Overlay District (402.8.9).

We request Council input on this proposed change at the upcoming meeting to enable town staff 
to take the necessary steps with regards to the pending planning board application and requested 
change to the zoning ordinance.
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LEWISTON ROAD -ROUTE 100

OLD LOCATION OF

ROUTE 100
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GENERAL NOTES:
1.  THE OWNER OF RECORD OF THE PROPERTY IS GRAYLAND HOLDINGS LLC BY DEED

RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS BOOK 36981 PAGE 120 AND
ODESSA HOLDINGS LLC BY DEED RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF
DEEDS BOOK 36981 PAGE 123.

2.  TOTAL AREA OF THE PARCEL IS APPROXIMATELY 4.35 ACRES.

3.  PARCEL TAX MAP REFERENCE:  TOWN OF GRAY ASSESSORS MAP 28, LOT 26-2 & 26-2-1.

4.  PLAN REFERENCES:

A) "PLAN OF PROPERTY - ROUTE 100", PREPARED FOR ROD BOYINGTON, PREPARED BY
CULLENBERG LAND SURVERYING, DATED JULY 15, 2010.

5.  HORIZONTAL DATUM:  MAGNETIC NORTH OF 1990

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

7.  BOUNDARY SHOWN HEREON IS BASED ON PLAN REFERENCE A.

8. TOPOGRAPHIC CONTOURS SHOWN HEREON ARE BASED ON PLAN REFERENCE A.

9.  THE PROPERTY IS LOCATED IN THE COMMERCIAL DISTRICT.

10.  SPACE AND BULK REQUIREMENTS: C DISTRICT

C DISTRICT
MIN LOT SIZE: 40,000 SQ FT
MIN AREA PER DWELLING (WELL): 40,000 SQ FT
MIN STREET FRONTAGE: 200 FT
MIN FRONT YARD: 10 FT
MIN SIDE/REAR YARD: 15/20 FT
MAX BUILDING HEIGHT: 35 FT
MAX LOT COVERAGE: 50%
MAX IMPERVIOUS SURFACE: 60%

11.  WETLAND DELINEATION PER PLAN REFERENCE A.
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GENERAL NOTES:
1.  THE OWNER OF RECORD OF THE PROPERTY IS GRAYLAND HOLDINGS LLC BY DEED

RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS BOOK 36981 PAGE 120 AND
ODESSA HOLDINGS LLC BY DEED RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF
DEEDS BOOK 36981 PAGE 123.

2.  TOTAL AREA OF THE PARCEL IS APPROXIMATELY 4.35 ACRES.

3.  PARCEL TAX MAP REFERENCE:  TOWN OF GRAY ASSESSORS MAP 28, LOT 26-2 & 26-2-1.

4.  PLAN REFERENCES:

A) "PLAN OF PROPERTY - ROUTE 100", PREPARED FOR ROD BOYINGTON, PREPARED BY
CULLENBERG LAND SURVERYING, DATED JULY 15, 2010.

5.  HORIZONTAL DATUM:  MAGNETIC NORTH OF 1990

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

7.  BOUNDARY SHOWN HEREON IS BASED ON PLAN REFERENCE A.

8. TOPOGRAPHIC CONTOURS SHOWN HEREON ARE BASED ON PLAN REFERENCE A.

9.  THE PROPERTY IS LOCATED IN THE COMMERCIAL DISTRICT.

10.  SPACE AND BULK REQUIREMENTS: C DISTRICT

C DISTRICT
MIN LOT SIZE: 40,000 SQ FT
MIN AREA PER DWELLING (WELL): 40,000 SQ FT
MIN STREET FRONTAGE: 200 FT
MIN FRONT YARD: 10 FT
MIN SIDE/REAR YARD: 15/20 FT
MAX BUILDING HEIGHT: 35 FT
MAX LOT COVERAGE: 50%
MAX IMPERVIOUS SURFACE: 60%

11.  WETLAND DELINEATION PER PLAN REFERENCE A.
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PO Box 1116, Windham, Maine 04062 ○ (760) 840-0997 ○ jp@dmroma.com 

December 31, 2021 
 
Town of Gray Planning Board 
c/o  Kristen Muszynski, Town Planner 
Henry Pennell Municipal Complex 
24 Main St, Gray, ME 04039 
 
Re: 100 & 104 Lewiston Road Commercial Subdivision – 

 Sketch Plan Application for a Minor Subdivision  
 Grayland Holdings LLC & Odessa Properties LLC – Applicants 
 
Dear Ms. Muszynski: 
 
On behalf of Grayland Holdings LLC & Odessa Properties LLC, DM Roma Consulting Engineers has 
prepared the enclosed Sketch Plan application package for a Minor Subdivision at 100 & 104 
Lewiston Road.  The applicant wishes to develop the site into a three (3) lot subdivision, consisting 
of an existing commercial structure (formerly Cyr Auction), a proposed commercial lot, and a 
proposed residential lot.  The 4.35-acre parcel, identified as Lots 26-2 & 26-2-1 on the Town of 
Gray Tax Map 28. 
 
Development Description 
 
The parcel is located within the Commercial Zoning District and the primary focus of the project 
is proposed development with either several non-climate controlled self-storage buildings or two 
(2) climate-controlled buildings.  Lot 1 is intended to serve as a proposed residential lot, that the 
applicant intends to construct, Lot 2 is intended to support the proposed commercial 
development, and Lot 3 is intended to provide a conforming lot for the existing commercial 
structure.   
 
Previously, we presented a preliminary layout provided by John Palmiter at a Town Planning 
Board workshop in August.  At that time one of the concerns that was brought to our attention 
was the Zoning Ordinance requirement for a maximum of 65% impervious surface.  With this in 
mind the Sketch plans provided with this application indicate the total allowed and total design 
impervious surface areas for each lot. 
 
This site was subject to previous Site Plan permitting through the Town in 1990 and amended 
again in 1996.  Those projects included the construction of the existing commercial building and 
buildout of a gravel parking & outside storage areas.  The project site has existing septic system 
(HHE-200 included with this application).  
 
MDEP stormwater permit was also issued for the project site.  While the construction of the 
project will likely not trigger MDEP stormwater permit, as the project disturbance will be less 
than one acre and additional proposed impervious areas will likely be less than one acre (the 
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100 & 104 Lewiston Road – Minor Subdivision   Gray 

project site is not located in a lake watershed).  As such we will be requesting a MDEP permitting 
pre-application meeting, to determine whether the MDEP would prefer us to file a new 
application to supersede the existing permit(s) or if the MDEP would prefer to amend the existing 
permit(s).  We expect this to occur concurrently with our Town submittal of the Preliminary 
Minor Subdivision, and expect it that MDEP approval of the project will be a condition of the 
Town’s ultimate approval.    
 
Enclosed with this submission is the application, supporting documentation and sketch plans for 
your review.  Upon your review of the submission, please do not hesitate to contact me if you 
have any questions or require any additional information. 
 
 
Sincerely,  
 
DM ROMA CONSULTING ENGINEERS 
 

Senior Project Engineer 
 
Cc: Grayland Holdings, LLC. & Odessa Properties, LLC.   
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COMMUNITY DEVELOPMENT DEPARTMENT  HENRY PENNELL MUNICIPAL COMPLEX  24 MAIN STREET  GRAY MAINE 04039  (207) 657-3112 FAX (207) 657-2149 

PLANNING BOARD/STAFF REVIEW COMMITTEE APPLICATION 

TOWN OF GRAY MAINE 

PROPERTY TO BE DEVELOPED 

Property Location/Address Property Map/Lot _________-_________-_________-________ 

Zoning District Lot Acreage 

Owner  Name Tax Sheet 

Owner Address Owner Phone 

APPLICANT 

Name (IF different than owner) Contact Phone Number 

Mailing Address Alternate Phone Number 

Mailing City/State/Zip Fax Number 

Email Address 

AGENT/CONSULTANT 

Name Contact Phone Number 

Mailing Address Alternate Phone Number 

Mailing City/State/Zip Fax Number 

Email Address 

PROJECT 

The undersigned requests that the Town of Gray Planning Board consider the following application for: 

 Subdivision 

 Sketch Plan Review

 Preliminary Plan Review (Major)

 Final Plan Review (Major)

 Minor

 Site Plan Review 

 Pre-Application Conference

 Minor

 Major

 Shoreland Zoning Permit 

 Other (specify) 

 Conditional Use

 Amendment

 Extension

 Workshop

 Contract Zone Request

Project Description / Comments: 

Applicant Signature Date 12-31-2021
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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

12/16/2021
Page 1 of 4
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Rating Polygons

A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Lines
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Points
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

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

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

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

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

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

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

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

Soil Survey Area: Cumberland County and Part of Oxford 
County, Maine
Survey Area Data: Version 18, Aug 31, 2021

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

Date(s) aerial images were photographed: Jun 7, 2019—Jul 2, 
2019

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

12/16/2021
Page 2 of 4 46



Hydrologic Soil Group

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

HgC Hermon sandy loam, 8 
to 15 percent slopes

A 0.2 2.7%

PbB Paxton fine sandy loam, 
3 to 8 percent slopes

C 3.9 54.0%

PbC Paxton fine sandy loam, 
8 to 15 percent slopes

C 0.2 2.3%

PfC Paxton very stony fine 
sandy loam, 8 to 15 
percent slopes

C 3.0 40.8%

WsB Woodbridge very stony 
fine sandy loam, 0 to 
8 percent slopes

C 0.0 0.1%

Totals for Area of Interest 7.3 100.0%

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

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/16/2021
Page 3 of 4
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Description

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

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

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

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

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

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

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

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

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

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/16/2021
Page 4 of 4
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Kristen Muszynski 

From: 

Sent: 

To: 

Cc: 

Subject: 

Follow Up Flag: 

Flag Status: 

Hi Kristen & Doug, 

Kristin Stanley < kristinstanley133@gmail.com> 

Monday, December 6, 2021 10:10 AM 

Kristen Muszynski; Doug Webster 

Tom Noonan 

Re: Planning board app for subdivision amendment - Stanley, 55 Cambell Shore 

Follow up 

Completed 

I am going to let my friend, Tom Noonan, represent me on this. He will be present at the planning board meeting on my 

behalf as well. 

His cell is and I've copied him on this email. 

Tom will be reaching out to set up the initial meeting. 

Thank you both! 

Kristin 
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From: rick licht
To: Kristen Muszynski
Cc: Doug Webster
Subject: Stanley Property Campbell Shore and Jenny Drive, Sketch Plan Submittal Comments
Date: Wednesday, January 12, 2022 11:02:03 AM
Attachments: Stanley Campbell Shore Rd Plan Mark Up RL.PDF

Krysten/Doug:
 
I am writing to provide comment on the proposed Sketch Plan or Preliminary Subdivision Plan (not
clear) submission by Kristen Stanley re: the Amendment to the Campbell Acres Subdivision located
off Jenny Drive and Campbell Shore Road (Map 056/017/028)
 
I believe that the creation of two additional lots will not be out of character with the existing
neighborhood and RRA District but would provide the following recommendations.
 

1.      The applicant indicates the desire to maintain wooded buffers on the two new lots (See
attached plan mark-up).  I would recommend those buffer areas be shown not only to the
current lot on Campbell Shore Road, but to the abutting lots and dimensioned on the final
plan and including a minimum 50-foot buffer along the Foster property to the SW and the
lots to the rear located to the SE. Additionally I would recommend a restriction on open
clearing along the frontage on Jenny Drive (while  allowing for thinning of the front of the
lots within the building setback) to maintain the character of the surrounding lots.  (The
drives will likely require a robust opening due to the grades which is understood.) Any such
buffers/cutting restrictions should be referenced in the final lot deeds as well as on the final
plat.

 
2.      Is it the applicant’s intent that the 7.12 acre parcel be limited to one lot or would the door

be left open for the opportunity to further divide that lot (subject to frontage and Back Lot
provisions, etc. ) in the future?  If the former, I would recommend a note be added to the
final plat with such restriction.
 

3.      I presume this plan would constitute a formal Subdivision Amendment and not a simple
creation of two lots in addition to a homestead lot?
 

4.      Septic test pit sites and well exclusion zones should be shown on the final plans.
 

Thank you for your consideration of the above comments.  Please forward the above to the full
Planning Board.
 
Best,
 
Rick Licht
 
Frederic (Rick) Licht, PE, LSE
Licht Environmental Design, LLC
35 Fran Circle
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Gray, Maine  04039
(v) 207.749.4924
lichtenvironmentaldesign.com
 
 
This electronic mail message and any attachments hereto, as well as any electronic mail
message(s) that may be sent in response to it, may be considered public records, and may
therefore be subject to public record requests for review and copying under Maine's Right to
Know Law (Title 1, 401-521 of the Maine Revised Statutes).
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