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SUBJECT: 25-040 Loaf Land Subdivision - Comment Response

Mr. Carr & Mr. Hediger, 

Thank you for your review of the Subdivision Application Permit (SP 4103) for Loaf Land Subdivision in Coplin Plt.. 

The team recently received review comments from LUPC in regard to this application, dated July 1, 2026. These 

comments can be seen below in italic, followed by Main-Land’s response in regular typeset. For the reviewer’s ease, 

we have provided a new printed and PDF copy of the application with the additional and/or updated materials 

associated with this submission.  

The overall intent has not changed but there have been some adjustments to plans and associated application materials. 

In summary, the highlighted changes you’ll see throughout the review consist of the addition of a well exclusion zone, 

the removal of one lot, and the road shortening slightly. 

• Financial Capacity (Ex. 5)

o Clarify whether the estimated project cost includes the following and update the estimate as needed:

▪ Culvert installation and materials

▪ Vegetation Clearing

▪ Filling and grading

The cost estimated has been updated to reflect these. Note, the stream crossing culvert is already 

obtained, therefore that line item is installation cost only. 

o Clarify whether electricity distribution will be above ground or below ground and update the cost

estimate as needed.

The plans and cost estimate have been updated to reflect underground electric.

• Site Plans (Ex. 10)

o Provide a grading plan for the drainage swales with existing and proposed grades.

An overview grading plan has been created and provided, please see attached C3.1 Grading & Erosion

Control Plan.

o Provide the extent of vegetation clearing on the grading plan for the drainage swales and on the filter

pond plan and profiles.

Estimated cleared treeline for construction has been added to the plans.
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o Provide a phasing plan for the construction of the roads and associated stormwater management

infrastructure.

▪ For example, when would construction of Pond 2 (Lot 13) and the drainage leading to Pond 2

occur relative to construction of Courtney Lane and Mountain Village Road?

No new plan was produced. Construction sequencing should generally follow D2.1 Drainage

as it depicts the subcatchments that drain to each pond. Below is a description of what is

captured in each pond, for reference:

- Filter Pond 1: Approximately ½ of Moose Track Lane and approximately ½

Mountain Village Road

- Filter Pond 2: Small portion of Mountain Village Road, all of Courtney Lane,

Lot 3, Lot 9, Lot 10, Lot 11, and Lot 12

- Filter Pond 3: Remaining portion of Mountain Village Road, Lot 4, Lot 5, Lot

6, Lot 7, and Lot 8

- Filter Pond 4: Lot 1 and Lot 2

However, the active construction is a relatively short timeframe and expected to be completed 

in one season therefore sequencing isn’t a concern as the site will be stable, utilizing erosion 

and sedimentation best management practices in the interim.  

▪ Explain how access for the construction of swales and ponds would be managed (see also the

request below regarding easements for access to stormwater and phosphorus infrastructure

for providing maintenance).

Easements for drainage swales, in addition to the previously shown easements for Filter Pond

locations, have been added to the revised plan set, included as part of this submission. All

easements are able to be accessed from the right-of-way, for construction and maintenance

purposes. The intent is to have access down the directional ditches.

o Sheet S2.1 – Subdivision Plan

▪ Note 7 provides an incorrect minimum road setback for structures; the correct setback is 30 ft

[see 10.26,D,2,b,(2)].

The note has been updated. Front setback of 12’ was the difference of 30’ to road edge,

therefore still shown correctly on the plan.

▪ Lot 5 does not meet the minimum road frontage requirement of 100 ft per dwelling unit (see

10.26,C,2,a; see also comment on Ex. 14, Subdivision Lot Specifications). Frontage is

measured “along the traveled portion of the road between the points of intersection of side lot

lines with the traveled portion of the road” (10.26,C,1,c).

Frontage along Lot 5 has been revised to meet the minimum frontage of 100’. This update is

reflected in the updated plan set, included as part of this submission.

▪ Add building envelope setbacks from roads and property lines to the plan.

Typical setback dimensions have been added to the plan.

▪ Add building envelope dimensions to the plan.
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The building envelopes are not unform in shape, and due to this, dimensioning all building 

envelope lines is not feasible within the plan set. Building envelopes are scalable from provided 

plans and adjacent property line bearings and distances.  

 

▪ Staff recommend that stormwater and phosphorus control infrastructure not be included within 

building envelopes. The intent of a building envelope is to show the area available to a lot 

owner for structures, a wastewater disposal system and replacement system, and permanent 

clearing, such as for defensible space for fire safety (see also Exhibit 14, Subdivision Layout 

and Design). Well heads may be located outside of building envelopes if the well head area is 

mowed no more than once per year. 

 

The building envelopes have been revised to not include any area that is proposed to be used 

for stormwater management devices. These revisions can be seen in the revised plan set, 

included as part of this submission.  

 

▪ The name of the subdivision in the deed covenants and on the plan should be consistent. The 

deed covenants reference a “Plan of Residential Subdivision Mountain Road & Hedgehog 

Trail Coplin Plt.” The name on the plan is “Loaf Land Subdivision” (see also Ex. 16, 

Subdivision Lot Deed or Lease Covenants). 

 

The Deed Covenants have been updated to be consistent, Loaf Land Subdivision.  

 

▪ How is access gained across lots to pond easements and associated drainage swales for 

maintenance? Access easements must be shown on the plan and described in the Declaration 

of Covenants, Easements, and Restrictions” (see also Ex. 16, Subdivision Lot Deed or Lease 

Covenants). 

 

The drainage/pond easement locations have been revised to include the necessary drainage 

swale locations. This revision provides access to all areas needed for drainage infrastructure 

from the proposed right-of-way, with the exception of Filter Pond 4. An additional easement 

area has been added to the plans between the building envelopes for Proposed Lots 1 & 2 to 

provide access to Filter Pond 4 from the proposed driveway easement.  

 

▪ Ensure that all the requirements of the LUPC’s subdivision plat specifications (a copy of which 

is attached) are met. 

 
Main-Land has reviewed the LUPC subdivision plat specifications. The latest subdivision plan, 

S2.1 Subdivision Plan, meets these requirements. Upon additional review, the plan was revised 

to include the LUPC-specific signature block rather than Main-Land’s typical signature block. 

The revised copy of S2.1 Subdivision Plan is included as part of this submission.  

 

o Sheet C5.3 – Stream Plan and Profile 

▪ Address comments IV.9, 10, and 11 in the review by Sebago Technics 

IV. 9. Invert elevations should be provided for the stream crossing on the sheet C5.3 

“Stream Plan and Profile”. The pipe should be evaluated for cover on the inlet side 

as the top of the pipe appears to be equal to the proposed road grade on the profile.  

 
IV. 10. On Sheet C5.3, the stream crossing plan does not show existing contours, and 

a boulder headwall is shown on both the outlet and inlet side. A detail showing the 

headwall end condition should be added to the stream crossing plan.  
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IV. 11. On Sheet C5.3, there appears to be a 1:1 slope uphill of the inlet side of the 

stream crossing. It is unclear what this slope will consist of and does not match the 

proposed ground shown in the stream profile. 

 

Plan C5.3 Stream Plan & Profile has been updated to reflect the above comments.  

 

o Sheet C6.2 – Filter Pond 2 Plan and Profiles 

▪ Address comment IV.5 in the review by Sebago Technics 

IV. 5. The plan for Filter Pond 2 indicates the need for an uphill retaining wall or a 

boulder wall. The design team should provide details of the proposed retaining wall. 

 

Since the treatment factor for Filter Pond 2 has been set to 0.25, the pond size was 

able to be slightly reduced. Because of this, the need for a retaining/boulder wall has 

been eliminated. This update is reflected in the revised plan set. 

 

▪ Address comments IV.8, 12, and 14 in the review by Sebago Technics 

IV. 8. The submitted plans do not indicate how power will be provided to Lots 1 and 2. 

 

Electricity will be the responsibility of the Lot 1 & 2 owners, whichever method they 

elect will be run within the easement along Moose Track Lane. This is indicated in 

Exhibit 19. 

 

IV. 12. On sheet C5.1 a dark line is shown but not labeled near the stream crossing inlet. 

From the stream crossing plan, it is indicated that this line is an anticipated ledge or 

boulder face. This condition should be addressed with a roadway typical section as it is 

unclear how the roadway and ditch will interact with this cut face. Additionally, the 

placement of the utility pole above this ledge/boulder face at STA 6+00 should be 

evaluated. 

 

C9.1 Site Details and C5.1 Road Plan and Profile have been updated to address this 

comment. 

 

The electricity has been moved to underground, so this location is no longer an 

interaction concern.  

 

IV. 14. The location of the stabilized construction entrance/exit should be shown on the 

plans. 

 

The construction exit can be seen on C3.1 Grading & Erosion Control Plan, included as 

part of this submission.  

 

• Vehicle Access, Circulation, and Parking (Ex. 13) 

o Address safe movement of vehicles within the development by responding to Question 3 of Exhibit 13 

in the Subdivision Permit Application. 

 

Exhibit 13 has been updated to include a narrative on safe movement within the site.  

 

• Subdivision Layout and Design (Ex. 14)  

o Lot 5 does not meet the minimum road frontage requirement of 100 ft (see also comment on Ex. 10, 

Site Plans) 
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The proposed configuration for Lot 5 has been revised to achieve the minimum requirement of 100 ft 

of road frontage. This update can be seen throughout the revised plan set, which is included as part of 

this submission.  

 

o Provide evidence that building envelopes provide sufficient area for buildings, parking, a septic 

system, a replacement system, and at least 30 ft of defensible space while meeting dimensional 

requirements such as septic system setbacks (including from drainage swales and filter ponds). Well 

heads may be located outside of building envelopes if the well head area is mowed no more than once 

per year. 

 

The most constrictive building envelope, which was shown as Lot 3 on the previous submission, has 

been absorbed into the adjacent lots in this revised plan set. The team recognizes these are smaller 

building envelopes but still constructable.  

 

The design of each lot is subjective as LUPC does not appear to have a definition or requirement for 

defensible area and lot owners are allowed (with the exception of the minimum size stated in the deed 

covenants, 300sf for two or more stories and 400sf for single story) select house size and 

configuration. 

 

It will be the owners responsible for maintaining weaking and aging trees within their property and 

endangering their structures.  

 

A well exclusion zone has been added to S2.1 Subdivision Plan to help ensure constructability and to 

further display adequate septic and well placement feasibility for each proposed lot.  

 

• Common Open Space (Ex. 15) 

o Wildlife passage is required for this proposal. The statement that there is no need for wildlife passage 

misinterprets 10.25,Q,3,d,(3). 

 

Please see revised Exhibit 15, included as part of this submission.  

 

o Explain how the lot designated as common open space meets the wildlife passage requirement. 

 

Please see revised Exhibit 15, included as part of this submission.  

 

o The site plan is referenced as S1.1 rather than S2.1. 

 

Exhibit 15 has been revised to reference the correct plan number, S2.1. 

 

• Subdivision Lot Deed or Lease Covenants (Ex. 16)  

o The name of the subdivision in the deed covenants and on the plan should be consistent. The deed 

covenants reference a “Plan of Residential Subdivision Mountain Road & Hedgehog Trail Coplin 

Plt.” The name on the plan is “Loaf Land Subdivision” (see also comment on Ex. 10, Site Plans). 

o Section 1 should clearly include maintenance of stormwater infrastructure as an Association 

responsibility (see also comment on Ex. 30, Association By-laws). 

o Sections 2 and 5 indicate that driveways are depicted on the plan. Driveways are not currently 

depicted on the plan. Staff recommends that only the driveway easement areas be depicted on the 

plan and that the language in sections 2 and 5 be revised to remove references to driveways depicted 

on the plan while maintaining the intent of those sections. 

o Clarify if Loaf Land Development considers both SP3001 and the Declaration of Covenants and 

Restrictions of Hedge Hog Mountain Village II legally binding or only the Declaration of Covenants 

and Restrictions. Explain how the legal instruments that Loaf Land Development considers binding 
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are incorporated into the proposed “Declaration of Covenants, Easements and Restrictions, Loaf 

Land Development, Coplin Plantation, Maine.” 

o Clarify the following in the covenants: 

▪ Clearing that exists outside of building envelopes for stormwater and phosphorus control 

infrastructure. Note also that a minimal amount of clearing for a wellhead outside of building 

envelopes is allowed if mowed less than twice a year. 

 

▪ That building envelopes identify the area in which permanently maintained cleared openings 

and structures are allowed (with the exceptions of driveways, stormwater control 

infrastructure, and wellheads; see 10.25,Q,3,c). 

o Under Section 4, Road Maintenance, the Declaration should clarify that road maintenance includes 

all stormwater and erosion control facilities, such as swales and ponds, accessed via easements 

across individual lots (see also comment on Ex. 30, Association By-laws). 

 

The deed covenants & restrictions have been revised to reflect the above comments. The updated document 

has been included as part of this submission.  

 

• Solid Waste Disposal (Ex. 18) 

o LUPC staff recommend contacting the Eustis Selectboard for a letter regarding the availability and 

capacity of the Eustis Transfer Station to accept routine residential waste from the subdivision. 

 

Main-Land has sent a capacity to serve letter to the Eustis Select Board in regard to the Eustis 

Transfer Station. A copy of this letter is included as part of this submission. At the time of this 

submission, Main-Land has not received a response from the Select Board, but will forward any 

further correspondence to your office upon receival.  

 

• Electricity and Telephone Service (Ex. 19) 

o Provide a statement regarding telephone service to the project area, such as a statement that a 

certain carrier provides cellular telephone service to the area. 

 

Please see revised Exhibit 19, included as part of this submission.  

 

• Wastewater Disposal (Ex. 21) 

o Lot 1, test pit TB-1A has a soil condition D with a limiting factor of 12”. An additional test pit is 

needed per 10.25,G,3,a,3. Provide the results of an additional test and revise the Subdivision plan to 

include this additional pit. (Note that the LUPC has requested review of the application by the 

Subsurface Wastewater Disposal Program of the Department of Health and Human Services. Their 

review could potentially recommend requesting additional information regarding soils.) 

 

Please see additional test pit boring log and updated S2.1 Subdivision Plan. 

 

• Harmonious Fit and Natural Character (Ex. 24) 

o Because the parcel contains areas that meet the LUPC’s definition of hillside (an area of two or more 

contiguous acres having a sustained slope of 15 percent or greater; Chapter 2,106), the stormwater 

management standard in 10.25,E,2,b must be met. Discuss the proposal’s use of best management 

practices to slow down and spread runoff from developed areas and ensure that increased runoff 

does not cause downgradient soil erosion, including addressing the following comments in the review 

by Sebago Technics: 

 

Exhibit 24 has been updated to reflect this comment.  

 

▪ IV.1 on the culvert at the proposed entrance 
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1. The plans show a new 24” culvert at the proposed entrance to the subdivision along 

with the outlet for Filter Pond 1 discharging directly adjacent to Mountain Road. The 

design team should evaluate whether this condition has the potential to negatively impact 

the driveway immediately downstream as shown on the subdivision plan. 

 

This location was specifically discussed at the LUPC staff site walk in May. To mitigate 

this concern, the design was amended to discharge the culvert across Mountain Road into 

a wooded buffer area and rip-rap apron, within the right of way. See updated Site Plans. 

 

▪ IV.6 on drainage swales 

IV. 6. The steep sections of the pretreatment swales for filter ponds 2 and 3 may benefit 

from check dams or a riprap section to prevent downstream erosion. 

 

The design has been revised to include riprap sections of swale in these steep areas. This 

update is reflected in the revised plan set. 

 

▪ IV.14 on culvert design for the stream crossing in conformance with the standards in 

10.27,D,2. 

IV. 14. The location of the stabilized construction entrance/exit should be shown on the 

plans. 

 

The construction exit can be seen on C3.1 Grading & Erosion Control Plan.  

 

o Because the proposal is located on a hill, includes areas proposed for development that meet the 

LUPC’s definition of hillside, and is in proximity to scenic resources (such as a scenic byway, a lake, 

trails, etc.), a more robust assessment of potential visual impact is needed to assess whether the 

proposal meets the scenic character criterion in 10.25,E,1,a. 

 

At the same time, the proposal, or portions of the proposal, may not be visible from scenic resources 

within 3 miles of the project and may therefore meet the exception to the hillside resources standards 

related to visual impact [see 10.25,E,2,a,(2)]. 

 

A robust visual impact assessment (VIA) should be conducted to determine if proposed cleared areas, 

infrastructure, and potential dwellings are likely to be visible from scenic resources within a 3-mile 

radius. If the proposal, or portions of the proposal, are likely to be visible, provide evidence that 

visual impacts are not undue or can be mitigated (for example, by following the hillside resources 

standards in 10.25,E,2 related to vegetation management, construction materials, etc.). 

If any portions of the proposal would not be visible from scenic resources, provide evidence that 

obstructing features or conditions will not be materially altered in the future by any uses allowed with 

or without a permit. Alternatively, hillside standards for mitigating visual impact may also be 

followed for these areas. 

 

LUPC guidance on VIAs is attached to this letter. It is recommended that the applicant consult with 

LUPC staff on the plans for conducting a VIA. 

 

A more robust narrative that demonstrates minimization of visual impacts on the surrounding area has 

been updated in Exhibit 24.  

 

•  Soil Suitability and Mapping (Ex. 27) 

o Provide a discussion of the soil limitations on development in building envelopes, roads, and pond 

easement areas, and how these could be overcome (building envelopes) or how the proposal 

overcomes them (roads and ponds). For example, the NRCS low density development potential rating 
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for the soils in the building enveloped is “very limited” (reference Ex. 14, Subdivision Lot 

Specifications Table).  

 

A narrative to Exhibit 27 has been included to address the comment.  

 

▪ See comment IV.2 in the review by Sebago Technics: From the test pits, it appears that ledge 

will be encountered when performing the hillside cuts for the roadway and filter ponds. Has 

the applicant indicated any special provisions or permitting requirements for blasting? 

 

As with many mountainside developments, there is a chance localized ledge areas will be 

encountered. The contractor may elect to hammer the ledge out with an excavator. We do not 

anticipate the need for blasting. However, if blasting is chosen as more cost effective, it will 

be the contractors responsibility to hire a licensed and experienced contractor who will then 

pull the necessary permits.  

 

• Erosion, Sedimentation, and Drainage Control Measures (Ex. 29)  

o Provide the total amount of soil disturbance for all planned construction activities (roads, swales, 

filter ponds, etc.). If one acre or more of soil disturbance is proposed, be sure that the application 

addresses the applicable standards in 10.25,M,3, and 4. 

 

The project proposes a total of approximately 2.6 acres of soil disturbance. Please see updated Exhibit 

29. 

 

• Association By-Laws (Ex. 30)  

o  Include an article delineating Association Responsibilities, including the role of the association in 

the maintenance of the roads and all the erosion, stormwater, and phosphorus control infrastructure 

in the subdivision (see related comment on Ex. 16, Subdivision Lot Deed or Lease Covenants). 

 

The Association By-Laws in Exhibit 30 have been updated to reflect this comment.  

 

• Roadway Construction and Upgrades (Ex. 31)  

o Staff recommend that the applicant consult with the Eustis Fire Chief to see if reasonable changes to 

the proposed roads may be made to alleviate concerns about access by emergency vehicles. 

▪ See also comment IV.7 in the review by Sebago Technics. 

IV. 7. Lots 1 and 2 are proposed to be accessed by Moose Track Road. Given the width of 

the road and the existing topography, we have concerns about access for emergency 

vehicles and access for the maintenance of Filter Pond 4. 

 

While the applicant and Main-Land respect Chief Wise’s suggestion of widening the road, 

the two proposed roads are designed to LUPC standards. Widening the road cannot be 

entertained as it would also increase the amount of disturbance to the natural terrain of the 

site and cause larger, more intense cut/fill slopes on either side of the proposed roads, and add 

to the phosphorus exports. As there are two roads and two hammerhead turnarounds, there 

are multiple avenues for truck placement so tanker trucks can access the site.  

 

Moose Track Road is a driveway accessing two proposed lots. There are short sections that 

are steep in nature. The lot owners, with guidance from their contractor, may elect to widen 

and flatten for access during construction. The driveway flattens out to a more gradual area 

before entering the Mountain Road intersection. 

 

Local fire departments, and other emergency services, are accustomed to serving rural areas 

and responding to LUPC territory.  
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o Provide evidence that the current condition and maintenance of Mountain Road is sufficient for 

providing safe access to the subdivision. If Mountain Road requires upgrades or changes in 

maintenance to ensure safe access, contact Coplin Plantation to discuss making the necessary 

changes. 

 

Please see revised Exhibit 31, included as part of this submission for additional information 

regarding existing road conditions and capacity.  

 

• Phosphorus Control (Ex. 33)  

o Respond to Sebago Technics comments in Section III, Assessment and Recommendations for 

Improvements to Reduce Phosphorus Export. 

1. The treatment factors listed for Filter Pond’s 2 and 4 are shown as 0.22 and 0.24 in 

Table 1 from the submitted phosphorus control narrative. The applicant should review 

that this conforms with Table 4.1 of the MDEP Manual Volume II as the minimum 

treatment factor for lined soil filters or filters not in sandy soils is 0.25.  

 

Main-Land has revised the phosphorus calculations and pond sizing to reflect this 

comment. The treatment factors for Filter Ponds 2 & 4 have been set to 0.25.  

    

2. Worksheet 2 indicates that the “area with restrictions” coefficients were used for the 

developed lots. These restrictions should be noted in the Declaration of Covenants, 

Easements, and Restrictions of the Development document. 

 
The deed covenants have been updated to include the restrictions set forth by the Maine 

DEP Phosphorus Control Manual for low-export areas. The restrictions state that the 

cleared area per lot must not exceed 12,000 square feet and the driveway/parking area not 

exceed 1,750 square feet.  

 
3. For Worksheet 3 and the mitigation credit calculation, it is unclear how water will be 

directed from the existing roadway and proposed Lots 1 and 2 to Filter Pond 4. 

 

The previous intent was for the residential lots to be constructed in a manner that 

promotes drainage to the Filter Pond. Main-Land recognizes this could be cumbersome to 

ensure and potentially limiting in site design for the future lot owner. The design for 

Filter Pond 4 has been revised to include additional drainage swales to ensure that the 

pond captures the intended runoff from Lots 1 & 2.  

 
4. It appears that the applicant has combined MDEP Worksheets 2 and 4. Worksheet 4 

should be included to clearly present the results of the phosphorus calculations. We 

recognize that the compensation fee section for Worksheet 4 does not apply to LUPC 

projects.  

 

Main-Land has prepared an additional phosphorus worksheet to reflect that shown as 

Worksheet 4 in MDEP Phosphorus manuals, which depicts a phosphorus export 

summary. This worksheet is included as part of this submission.  

 

5. Limits of clearing are not shown on the plan and so it is hard to tell how developed the 

lots will be in their final condition. Typically, the clearing limits are assumed to be the 

building envelope, driveways, and roadway Right-of-Way; however, the cross-lot 

pretreatment swales will need to be accessed and maintained along with the soil filters. 

The cross-lot swales may also require drainage easements for this reason.  
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Clearing limits have been added to the plan set for the drainage swales in the form of 

proposed treelines. Proposed treelines for individual lot clearing have not been added to 

the plans, as that is a decision to be made by the individual lot buyers. Lot clearing 

limitations in regard to stormwater management are described in the proposed deed 

covenants and restrictions.  

 

6. Since the applicant is proposing to use structural BMPs to meet the phosphorus standards, 

the BMPs should also meet the design requirements of the BMP manual in general. We offer 

the following comments on the underdrained soil filters design:  

a. Test pits should be performed for each proposed BMP to determine the depth to 

groundwater, ledge, or other limiting factors. 3 June 4, 2026 Loaf Land Subdivision 

– Coplin Plantation, ME LUPC Phosphorus Review  

 
Test pits have not been completed as the design considers limitations. Each filter is 

proposed with an impermeable liner to prevent potential groundwater leaching. Due 

to design, soil, topography and layout constraints, the pond locations do not have 

much flexibility. Therefore if ledge is encountered, it will be removed.    
 

b. The BMP Manual requires that the soil filters drain within a 24–48-hour window 

as a treatment requirement. The applicant should submit calculations or a 

Hydrograph showing this will be achieved.  

 

Each filter pond was modeled using HydroCAD 10.00 software of TR-55 

methodology. Those hydrographs have been provided in the updated submission.  

 

c. The soil filters appear to be sized only for treatment of the developed area. The 

MDEP BMP Manual requires that soil filters be sized based upon the land area 

draining to the filter or that untreated areas bypass the filter.  

 

The filter ponds have been sized for the land area draining to them. The existing 

topography of the area provides natural cut-off drainage for Filter Ponds 2 & 3. The 

area flowing to Filter Pond 1 is controlled through the use of the proposed road 

grading and cross-culverts. Filter Pond 4 is sized for the area of hillside that naturally 

flows to that location.  

 

d. Related to the previous comment, the applicant should submit calculations 

showing how water quantity is being controlled as the proximity of the soil filters to 

property lines and the proposed roadway and existing roadways/driveways are of 

concern. 

 

No formal pre-development and post-development modeling of the entirety of the site 

has been performed as it is not a requirement with phosphorus calculations. However, 

Main-Land and the Applicant understand the importance of not causing adverse 

effects on neighboring properties. As shown in the hydrographs in Exhibit 33, the 

ponds reduce the incoming flow to a smaller outflow rate.  

 

In addition, as mentioned above, the proposed entrance to Mountain Village Road 

and the Filter Pond 1 outlet configuration has been adjusted with a new cross culvert, 

bypassing the downhill property and directing flow into a wooded buffer. Filter 

Ponds 2, 3 & 4 purposefully discharge into natural water courses. 
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e. Design elevations should be provided for the proposed sediment forebays.  

 

Contour and profile data can be inferred for elevation of forebays, for ease a note a 

been added to the Filter Pond Plan & Profile plans. 

 

f. The applicant should consider the need for ground water relief drains for the soil 

filters, particularly Filter Pond 2. Additionally, Filter Pond 2 has its outlet and 

spillway near the abutting property. The applicant should consider additional energy 

reducing features such as a level spreader, a more robust riprap section, or 

relocating the emergency spillway to be further form the outlet and property line.  

 

Due to elevation and configuration constraints there is no alternative spillway 

location. The spillway and underdrain discharge into a natural water course. To help 

alleviate concerns, a level spreader at the bottom of the spill way has been added to 

the design. This will further dissipate and slow the runoff before leaving the property.  

  

g. Filter Pond 4’s emergency spillway is located on a steep fill section. The MDEP 

BMP manual recommends that a spillway’s flow path not be greater than 20%. 

Additionally, the underdrain outlet appears to be within 25 feet of the forested 

wetland. 

 

Filter Pond 4 was shifted slightly, this will allow for the discharge to enter a 18% to 

20% slope. It will then connect with the stream channel. The underdrain outlet was 

shifted to discharge within the rip-rap spillway apron, away from the wetland.  

 

• Wetland Alteration Supplement (Ex. 35)  

o The Wetland, Streams, and Cursory Vernal Pool Delineation Report references attached Site Plan 

E1.1, Natural Resources Mapping. This plan was not included in the application.  

 

E1.1 Natural Resources Mapping has been added to the application and is included in this submission.  

 

o The correct level of review for this project is Tier 3. Please provide an alternatives analysis as 

requested in the S-3 application supplement, Water Body and Wetland Alterations. A functional 

assessment is not required. 

 

An alternative analysis has been added to the application in Ex. 35 and Form S3 amended.  

 
Please let us know if you have any questions regarding this resubmittal. We look forward to continuing the review and 

permitting process.  

 

Sincerely, 

 

Main-Land Development Consultants, Inc. 

 

       

Emily J. Hastings, PE 

Senior Project Engineer 
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For office use: 

P
Tracking No. Permit No. Fee Received

Property Information - 
LUPC Application

LUPC Application Page 4 

PROPERTY INFORMATION. Provide the following details about your property location. Tax map, plan, and lot 
numbers are listed on your property tax bill. If you lease your property, check your lease to find out whether 
any unique lease lot numbers have been assigned to the property. 

Applicant Township, Town or Plantation County 

Tax Map, Plan, and Lot Numbers [list all applicable; check tax bill(s)] 

Lot size (in acres, or in square feet if less than 1 acre) 
applicable (include any lessor or lease lot numbers 
assigned by a property owner) 

All Zoning on Property (check the LUPC Land Use 
Guidance Map) 

Zoning at Development Site 

Road Frontage: List the name(s) and frontage(s) (in 
feet) for any public or private roads, or other rights-
of-way adjacent to your lot: 

Road #1___________________  Frontage _____ft. 

Road #2___________________  Frontage _____ft. 

Water Frontage: List the name(s) and frontage(s) (in 
feet) for any lakes, ponds, rivers, streams (named and 
unnamed), or coastal wetlands on or adjacent to your 
lot: 
Waterbody #1__________________  Frontage _____ft. 

Waterbody #2__________________  Frontage _____ft. 

If there is no road frontage, describe the access for the property. 

LUPC Approved Subdivision: If the lot is part of an LUPC approved subdivision, provide the subdivision permit 
and lot numbers: 

Subdivision Permit # ____________ and Lot #_____________  (usually included in deed description) 

BRIEF PROJECT SUMMARY (include proposed zoning if submitting an application for zone change; include 
proposed project name, if applicable) 

APPLICATION FEE (see the Application Fee exhibit for more information, including surcharges if paying online) 
Please check one of the boxes below: 

 I have enclosed a check or money order to pay my application fee.   
 I would like to pay my application fee online. Please contact me with the necessary information. 

24.5 acres

Loaf Land Development Somerset 

Hedgehog Trail

Mountain Road 145

511

D-RS: Residential
D-RS: Residential

Coplin Plantation

Tax Map 7, Lots 2 and 12 
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Subdivision Permit Application  Land Use Planning Commission 

LUPC Subdivision Permit Application Page 11 

LIST OF EXHIBITS 

e  Locating Maine Licensed Professionals: Some exhibits require Maine licensed professionals (for
example, licensed soil scientists) to obtain information. Guidance and links for locating licensed 

www.maine.gov/dacf/lupc/index.shtml, in the 
column on the right. 

Exhibits Required for All Applications 

Exhibit 

1. Directions and Location Map

2. Project Description

3. Deed, Lease, Sales Contract, or Easement

4. Application Fee

5. Financial Capacity

6. Technical Capacity

7. Notice of Filing

8. Land Division History

9. Structures, Features, and Uses

10. Site Plans

11. Site Photographs

12. Site Access and Legal Right of Access

13. Vehicle Access, Circulation, and Parking

14. Subdivision Layout and Design

15. Common Open Space

16. Subdivision Lot Deed or Lease Covenants

17. Fire, Police, and Ambulance

18. Solid Waste Disposal

19. Electricity and Telephone Service
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Subdivision Permit Application  Land Use Planning Commission 

LUPC Subdivision Permit Application Page 12 

List of Exhibits Required for All Applications (continued)

20. Water Supply

21. Wastewater Disposal

22. Exterior Lighting

23. Noise

24. Harmonious Fit and Natural Character

25. Rare or Special Plant Communities and Wildlife Habitat

26. Archaeological and Historical Resources

27. Soil Suitability and Mapping

28. Water Quality

29. Erosion, Sedimentation, and Drainage Control Measures

Exhibits Required for Certain Applications 

Exhibit Applicability 

30. Association Bylaws
Required if a road, lot, or home owners 
association, or similar organization, will 
be formed 

31. Roadway Construction and Upgrades
Required if upgrading existing roads or 
building new roads 

32. Roadway Maintenance
Required for any development project 
accessed by a private road 

33. Phosphorus Control
Required for all projects within the 
direct watershed of a lake or pond > 10 
acres in size 

34. Liquidation Harvesting Certification
Required if timber was harvested on the 
project site within the past 5 years 

35. Additional Information If needed 
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Subdivision – Coplin Plt. 

Section 1: Directions and Location Map 

This section contains the location maps for the project site, including an Aerial Location 
Map, a USGS Location Map, and a Town Tax Map. It also contains directions from 
Wilton, Maine. 
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Subdivision Application – Coplin Plt.  
 

 

 

Section 2: Project Description 

 
Main-Land Development Consultants, Inc. is representing Loaf Land Development, LLC 
with their Subdivision Application for the Land Use Planning Commission.  
 
The approximately 24.5-acre parcel has frontage on Mountain Road and Hedgehog Trail 
in Coplin Plantation. The property is labelled as Lots 2 & 12 on Coplin Plantation Tax 
Map 7. The existing site is primarily undeveloped and wooded. Main-Land has 
completed a natural resource delineation for the property and located pockets of 
forested wetlands as well as some stream segments. 
 
The project proposes the development of a new 12-lot, high-density single-family 
residential subdivision. The majority of the lots, with the exception of proposed lots 1 & 
2, are proposed to be accessed from two new interior roads, with a single entrance off 
Mountain Road. Proposed lots 1 & 2 are to be accessed from an existing gravel road that 
provides access to an upper portion of the subject parcel from an existing entrance off 
Mountain Road. The lots are to be served by new private leach fields and wells. Septic 
test boring logs have been prepared by Main-Land for each proposed lot and are 
included as part of this application. The new lots are proposed to be served by new 
underground power, sourcing from an existing pole located along Mountain Road. Lots 1 
& 2 will be responsible for bringing in power from Mountain Road.  
 
The project includes a stream crossing, which is achieved through a new 5’-diameter 
HDPE culvert. A self-verification notification form has been submitted to the United 
States Army Corps of Engineers for the stream crossing.  
 
Stormwater/Phosphorus Management is achieved through multiple proposed grassed 
underdrained filter ponds. Please see Section 33 of this application for additional details 
regarding management for the project.  
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Subdivision – Coplin Plt.  
 

 

 

Section 3: Deed  

  
This section contains the parcel deed that depicts the applicant, Loaf Land Development 
LLC, as the owner of the subject property.   
 
The deed is dated 2024-01-24. Book 4611, Page 256. 
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Subdivision – Coplin Plt.  
 

 

 

Section 4: Application Fee 

 

Application fee is included in application. LUPC provided the amount: $9,182.50. 
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Subdivision – Coplin Plt. 

Section 5: Financial Capacity 

Attached in this section is a cost estimate and bank statement showing proof of 
sufficient funds. A letter from Mr. Diebler will be provided shortly.  

Main-Land is performing all natural resources delineation, engineering and permitting 
for this proposed subdivision. The applicant is in good standing with Main-Land.  
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Unit Qty. Unit Price Estimate Notes

FT 1230 60.00$                     73,800.00$                    
73,800.00$                   

FT 161 125.00$                  20,125.00$                    
FT 44 250.00$                  11,000.00$                    
FT 45 100.00$                  4,500.00$                      Install only (matieral already procured)

Each 4 35,000.00$           140,000.00$                 
Each 2 250.00$                  500.00$                           

CY 82 65.00$                     5,330.00$                      
CY 695 22.00$                     15,291.10$                    
CY 174 55.00$                     9,556.94$                      
CY 430 9.00$                        3,870.00$                      
CY 500 12.00$                     6,000.00$                      

Lump 1 15,000.00$           15,000.00$                    
Lump 1 12,000.00$           12,000.00$                    

CY 1238 60.00$                     74,267.47$                    
-- -- 0.05$                        15,872.03$                    

333,312.53$                 

3,000.00$                      
5,000.00$                      
8,000.00$                      

TOTAL 415,112.53$                 

Note: Material cost include installation costs unless noted 

Underground Electrical

Filter Pond

15" HDPE Culvert

Item

Electrical Total

24" HDPE Culvert

LOAF LAND SUBDIVISON

Electrical

Construction 

4' Culvert (Stream)

Soft Cost Total
Legal

Monumentation
Soft Cost 

Construction Total

Traffic Sign
Rip Rap

12" Subbase Gravel

Erosion & Sed. Control

3" Base Gravel

Excavation/Ditching 
Clearing & Sumping

4" Loam & Seed

Bulk Excvation 
Common Export
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Subdivision – Coplin Plt.  
 

 

 

Section 6: Technical Capacity 

While the owners have never pursued a subdivision before, their agent - Main-Land - is 
very experienced in these types of developments and designs in Western Maine. Main-
Land is a private consulting firm specializing in engineering, surveying, environmental 
analysis, and other related fields dealing with the understanding and development of 
land.  Main-Land has been providing site permitting consulting services since its 
inception in 1974.   
 
Some projects completed through this process in recent times include; The Peaks 

Subdivision, in Newry; Oxford Casino, Route 26, Oxford; New Balance Factory 

Expansion, in the Town of Skowhegan; Loon Lake Road Reconstruction for the Town of 
Rangeley; among many others. 
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Emily Hastings, 
P.E. 
Senior Project Engineer

Education 
2016 Roger Williams University, Bristol, RI – B.S. Civil Engineering 

2012 Rangeley Lakes Regional School – Rangeley, ME 

Employment History 

1/2018– Present  MAIN-LAND Development Consultants, Inc. 
2024 – Present:  Senior Project Engineer 
2018:  Staff Engineer 

2016 – 2018 The Cianbro Companies     
Engineer 

Organizations 
• American Society of Civil Engineers

Project Experience 

• Loon Lake Road Reconstruction – Rangeley, Maine

• Chapman Street Reconstruction Inspection – Bethel, Maine

• ECA Solar – Bethel, Maine

• Darnit Brook Crossing Replacement – Buckfield, Maine

• Everett Propane – Bethel, Maine

• New Balance Factory Expansion – Skowhegan, Maine

• Jock Stream Crossing Replacement – Wales, Maine

• Public Works Facility – Harrison, Maine

• Beth Brunswick Childcare Facility – Rangeley, Maine

• Northern Outdoors Parking Expansion – The Forks, Maine

• West Mountain Expansion at Sugarloaf – Carrabassett Valley, Maine
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Tanner      
Binette 
Staff Engineer 

 
 
 
 
 
 
 
 
 

Education 
2021 University of Maine, Orono – B.S. Civil Engineering 

2017 Leavitt Area High School 

 

PROFESSIONAL  

• Engineer Intern Certificate NO. EI8039 

 

     Employment History 
2021 – Present  Staff Engineer at Main-Land 
2020   Summer intern at Main-Land 

       2019   Summer intern at Main-Land 
 
Project Experience 

• Chapman Street Reconstruction – Bethel, Maine 
• Dreammaker Condominium – Sunday River, Newry, Maine  
• West Mountain Expansion Subdivision - Sugarloaf Carrabassett Valley, 

Maine  
• Golden Nozzle Car Wash – Norway, Maine 
• Aroma Joe’s – Turner, Maine  
• Hancock Lumber Site Redevelopment – Brunswick, Maine  
• Hooper Brook Crossing Replacement – Greene, Maine 

 

Organizations 
• American Society of Civil Engineers 
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Subdivision – Coplin Plt.  
 

 

 

Section 7: Notice of Filing  

 Attached is an abutter list, with Coplin’s assessor, notice forms, and correspondence 
with Maine State Revenue Services & Coplin Plt. The owner of 07-067 cannot be found. 
 
Original notices were mailed on November 3rd 2025 and re-notice was sent 4/13/2026. 
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First Name Last Name Address City State Zip Code Tax Map Lot Number Book Page

LOAF LAND DEVELOPMENT 626 CARRYING PLACE ROAD CARRYING PLACE TOWNSHIP ME 04961 7 12 4611 256
James Davis 418 Mountain RD York ME 03909 7 14 4623 69
Colleen Iagulli 2 Taylor Lane Kennebunk ME 04043 7 15 4293 25
Joseph Masters
Brenda Sander 6 Mechanics Way New Castle ME 04553 7 16 805 188
Jeffrey Sander
John Roy 23 Stoneridge DR Standish ME 04083 7 13
Sean Ellsworth 261 Harvard Street Portland ME 04103 7 11 4217 212
LLoyd Jewett 1144 Memorial Drive Withrop ME 04364 7 8 4455 107
Stanwood Fish 19 Pitch  Pine Landing Woolwich ME 04579 7 7 4149 105
Jenny Curtis
Peter Collins 19 Mountain Road Coplin Plantaion ME 04982 7 6 1322 317
Andrew Diorio 123 Orchard St. Summit NJ 07902 7 5 446 357
Sharon Diorio
Thomas Davis 6 New Mill Place Ipswich MA 01938 7 4 814 9
Timothy Smith 91 Highland Cliff RD Windam ME 04062 7 3 942 10
Deborah Edes
Gloria Arnold P.O. Box  565 Stratton ME 04982 5 12 944 237
Garrett Corbin P.O. Box  295 Stratton ME 04982 5 15 446 78
Richard Cranston 122 Eagle Cove Road Gorham ME 04038 5 17 & 19
Jonathan Sprague 79 Lake Shore Drive Stockholm ME 04783 5 16 453 344
Anna Sprague
Adam O'Brien 35 Broad Cove Road Cape Elizabeth ME 04107 5 18 4596 8
Kelsey O'Brien
Lowell Sherwood 63 Griffin AVE. Hampden ME 04444 5 47 1347 107
Kurt Tabor 17 Worldbrook DR Windam ME 04062 5 46 4244 123
Danielle Tabor
Bryan Libold P.O. Box  297 Stratton ME 04982 5 40 448 478
Mary Libold
Laura Roher 830 Byerland Church Road Willow Street PA 17584 5 20 4559 28
Clayton Murin
HILARY LAFORGE 12 CUSHNOC LANE BRUNSWICK ME 04011 5 45 4425 316
MICHAEL MARCOTTE 17 LEIGHTON RD. POWNAL ME 04069 5 21
REBECCA MARCOTTE
PAUL HUTCHINS 35 RIVER RD. SEBAGO ME 04029 5 22 504 22
KIMBERLY HUTCHINS
LLC HENDERSON 25 RIVERSIDE LANE ELLSWORTH ME 04605 5 23 562 107
ABRAHAM WHITTAKER 101 Veranda St PORTLAND ME 04103 5 24 448 95
SUZANNE M BLAIS 116 TAYWOOD ROAD AUBURN ME 04210 5 25 573 296
SUZANNE A RUGH 2 CURIT FARM RD. CHEBEAGUE ISLAND ME 04017 5 32 1008 344
GAVIN PEOPLES 4 GOLDFINCH DRIVE WINDHAM ME 04062 5 28 4099 82
PETER CUNNINGHAM 9715 40TH ST N PINELLAS PARK FL 33782 5 26
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HELEN CUNNINGHAM
MICHAEL DANSKY 12 ARLINGTON ST PORTLAND ME 04101 5 30 544 61
JOHN MATHIEU 8 COBB RD. BATH ME 04530 5 27 & 29 1052 258
STACEY MATHIEU
NICOLETTE CARON 116 GATEWAY COMMONS DR GORHAM ME 04038 5 43 4274 40
PAUL LEARY
Justin Doughty 321 NORTH ROAD CHEBEAGUE ISLAND ME 04017 5 33 & 31 3991 338
Courtney Doughty
DANIEL BOOTH 87 S ALPINE STREET OAKLAND ME 04963 5 42 1335 156
JOAN ANN BOOTH
BARBARA FREEMAN 32 HONEYSUCKLE LANE SCARBOROUGH ME 04074 5 34 4437 101
LEON FREEMAN III
MARK YORK 70 ANGLERS ROAD WINDAM ME 04062 5 35 726 67
MEGAN YORK
MICHAEL SHERIDAN P.O. BOX 19 STRATTON ME 04982 7 19 1079 107
JAMES OSTERRIEDER 20 DALE LANE STEEP FALLS ME 04085 7 22 462 273
SANDRA OSTERRIEDER
DAVID TATARCZUK 3787 HIDDEN COVE CIRCLE LEWIS CENTER OH 43035 7 23 458 378
SUZANNE SMITH 41 AVALON ROAD PORTLAND ME 04103 7 25 4209 91
STERLING SMITH PO BOX 16 STRATTON ME 04982 7 27
DARRELL TYLER 5 CONWAY STREET UNIT 108 FREEPORT ME 04032 7 29 432 386
RACHAEL TYLER
DANIEL BARKER P.O. BOX 233 STRATTON ME 04982 7 18 1487 86
MICHAEL TOWLE 34 JUSAM WAY CUMBERLAND ME 04021 7 30 1110 67
ALISSA TOWLE
MARCELLO DALELIO Po Box 466 STRATTON ME 04982 7 26 & 28 3998 314
MISTY DALELIO
DENNIS CASTONGUAY P.O. BOX 172 EAST ORLAND ME 04431 7 24 1338 195
SUZANNE CASTONGUAY
STERLING SMITH PO BOX 16 STRATTON ME 04982 7 27
JENNY BURCH 19 PITCH PINE LANDING WOOLWICH ME 04579 7 10 4149 105

STANWOOD FISH

PETER COLLINS PO Box  519 Coplin Plantation ME 07040 7 9 3001 32

John Marr 6 Mariner Lane Falmouth ME 04105 7 21 837 301

Josephine Marr
 URSA MAJOR, LLC P.O. BOX 978 FARMINGTON ME 04938 1 4

New Cinular Wireliss PCS, LLC 754 Peachtree Street, NE 16th Floor Atlanta GA 30308 1 4 LEASE 

Jeffrey Scribner 9 Trail Circle Denmark ME 04022 LEASE 

American Towers LLC 10 Presidentail Way Woburn MA 01801 LEASE 

UNKNOWN 7 67

Coplin Plt. Attn: John Dodson 5 Currie Street Coplin Plantation ME 04982 5 44 ASSESSOR
7 20

Tom Saviello 60 Applegate Lane Wilton ME 04294 Franklin County Commissioner
Fen Fowler 260 Perham Street Farmington ME 04938 Franklin County Commissioner
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Tom Skolfield 349 Phillips Road Weld ME 04285 Franklin County Commissioner
Bob Carlton 45 Ramsdell Road Kingfield ME 04947 Franklin County Commissioner
Jeff Gilbert 3 Forest Circle Jay ME 04239 Franklin County Commissioner
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NOTICE OF FILING OF APPLICATION 
WITH THE MAINE LAND USE PLANNING COMMISSION

Within seven days prior to filing an application with the Maine Land Use Planning Commission, the applicant 
must send by regular mail a completed copy of this notice to: all persons owning or leasing property within 
1,000 feet of the proposed project; co-owners and co-lessors that are not co-applicants; the landowner(s) (if 
applicant is a lessee); plantation assessors or town select board (if applicable); county commissioners if any 
area proposed for development is within a township; and any persons who have made timely requests to be 
notified of this application or project. 

This is to notify you that 
(name and address of applicant) 

has filed an application with the Maine Land Use Planning Commission, pursuant to provisions of 12 M.R.S. 

Section 685-B  Use Districts and Standards, to ______________ 

__
(general description of proposed activity, use, and acreage) 

______________________________located in . 
(name of town, township, or plantation, and county) 

The application will be filed for public inspection at the Maine Land Use Planning Commission office circled 

below (circle the appropriate office) on  . 
(specify the date that this application will be filed with the LUPC). 

AUGUSTA OFFICE NORTHERN REGION
Serving most of Aroostook County and northern Penobscot County 

18 Elkins Lane - Harlow Bldg. 
22 State House Station 
Augusta, ME  04333-0022 

Tel. (207) 287-2631 
TTY (888) 577-6690 
FAX (207) 287-7439 

45 Radar Road 
Ashland, ME  04732-3600 

Tel. (207) 435-7970 
Tel. (207) 435-7969 
FAX (207) 435-7184 

DOWNEAST REGION EASTERN REGION
Serving Hancock, Knox, Lincoln, and Sagadahoc Counties, and 
portions of Washington, Kennebec, Penobscot and Piscataquis 

counties; and the coastal islands in the LUPC service area 

Serving southern Penobscot County, southern Aroostook County, 
and portions of Piscataquis County 

106 Hogan Rd, Suite 8 
Bangor, ME  04401 

Tel. (207) 215-4685 
Tel.   (207) 592-4448 
FAX (207) 941-4222 

191 Main Street 
East Millinocket, ME  04430 

Tel. (207) 485-8354 
Tel. (207) 399-2176 
FAX (207) 746-2243 

MOOSEHEAD REGION WESTERN REGION
Serving Somerset County and most of Piscataquis County Serving Franklin County and Oxford County

43 Lakeview Street 
P.O. Box 1107 
Greenville, ME  04441 

Tel. (207) 349-0941 
Tel. (207) 731-4398  

932 US Route 2 East 
Wilton, ME  04294 

Tel. (207) 670-7492 FR 
Tel. (207) 670-7493 OX  

Written comments and requests for a public hearing should be sent to the Maine Land Use Planning 
Commission at the address circled above and must be submitted in a timely manner. The Commission 
prefers that all written comments and requests for a public hearing be submitted within 20 days of the date 
an application is accepted for processing. Requests for a public hearing must clearly state the reason(s) a 
public hearing is warranted on this project. 

For questions about submitting written comments, requesting a public hearing, or for any additional 
information, contact Commission staff at the office circled above. 

established by 12 M.R.S. Section 683-A. 

LUPC  Application Page 
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NOTICE OF FILING OF APPLICATION 
WITH THE MAINE LAND USE PLANNING COMMISSION

Within seven days prior to filing an application with the Maine Land Use Planning Commission, the applicant 
must send by regular mail a completed copy of this notice to: all persons owning or leasing property within 
1,000 feet of the proposed project; co-owners and co-lessors that are not co-applicants; the landowner(s) (if 
applicant is a lessee); plantation assessors or town select board (if applicable); county commissioners if any 
area proposed for development is within a township; and any persons who have made timely requests to be 
notified of this application or project. 

This is to notify you that 
(name and address of applicant) 

has filed an application with the Maine Land Use Planning Commission, pursuant to provisions of 12 M.R.S. 

Section 685-B  Use Districts and Standards, to ______________ 

__
(general description of proposed activity, use, and acreage) 

______________________________located in . 
(name of town, township, or plantation, and county) 

The application will be filed for public inspection at the Maine Land Use Planning Commission office circled 

below (circle the appropriate office) on  . 
(specify the date that this application will be filed with the LUPC). 

AUGUSTA OFFICE NORTHERN REGION
Serving most of Aroostook County and northern Penobscot County 

18 Elkins Lane - Harlow Bldg. 
22 State House Station 
Augusta, ME  04333-0022 

Tel. (207) 287-2631 
TTY (888) 577-6690 
FAX (207) 287-7439 

45 Radar Road 
Ashland, ME  04732-3600 

Tel. (207) 435-7970 
Tel. (207) 435-7969 
FAX (207) 435-7184 

DOWNEAST REGION EASTERN REGION
Serving Hancock, Knox, Lincoln, and Sagadahoc Counties, and 
portions of Washington, Kennebec, Penobscot and Piscataquis 

counties; and the coastal islands in the LUPC service area 

Serving southern Penobscot County, southern Aroostook County, 
and portions of Piscataquis County 

106 Hogan Rd, Suite 8 
Bangor, ME  04401 

Tel. (207) 215-4685 
Tel.   (207) 592-4448 
FAX (207) 941-4222 

191 Main Street 
East Millinocket, ME  04430 

Tel. (207) 485-8354 
Tel. (207) 399-2176 
FAX (207) 746-2243 

MOOSEHEAD REGION WESTERN REGION
Serving Somerset County and most of Piscataquis County Serving Franklin County and Oxford County

43 Lakeview Street 
P.O. Box 1107 
Greenville, ME  04441 

Tel. (207) 349-0941 
Tel. (207) 731-4398  

932 US Route 2 East 
Wilton, ME  04294 

Tel. (207) 670-7492 FR 
Tel. (207) 670-7493 OX  

Written comments and requests for a public hearing should be sent to the Maine Land Use Planning 
Commission at the address circled above and must be submitted in a timely manner. The Commission 
prefers that all written comments and requests for a public hearing be submitted within 20 days of the date 
an application is accepted for processing. Requests for a public hearing must clearly state the reason(s) a 
public hearing is warranted on this project. 

For questions about submitting written comments, requesting a public hearing, or for any additional 
information, contact Commission staff at the office circled above. 

established by 12 M.R.S. Section 683-A. 

LUPC  Application Page 
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Emily Hastings

From: Tax, Prop <Prop.Tax@maine.gov>
Sent: Tuesday, February 24, 2026 9:27 AM
To: Emily Hastings
Subject: RE: Coplin Plt. Abutter 

Unfortunately, we don’t have any records of Coplin Plt.  
 
Thank you, 

 
Ethan Devingo 
OƯice Associate II 
Property Tax Division | Unorganized Territory 
prop.tax@maine.gov 
Phone #: 207-624-5664 
 
From: Emily Hastings <emily@main-landdci.com>  
Sent: Tuesday, February 24, 2026 8:56 AM 
To: Tax, Prop <Prop.Tax@maine.gov> 
Subject: RE: Coplin Plt. Abutter  
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Thanks, Ethan. I’ve already done that and they didn’t have record of it. So I’m assuming you folks don’t either? 
Which is fine, I just need to let LUPC know that is why I didn’t notice them. 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
 

From: Tax, Prop <Prop.Tax@maine.gov>  
Sent: Tuesday, February 24, 2026 8:55 AM 
To: Emily Hastings <emily@main-landdci.com> 
Subject: RE: Coplin Plt. Abutter  
 
Good morning, 
 
You will need to reach out to Coplin Plantation, 
 
OFFICE PHONE: 246-5141 FAX: 246-5141 
5 Currie St, PO Box 319, Stratton 04982-0319 
HOURS: 2-6 W 12-4 Th 

RECEIVED BY LUPC 7/31/2026
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Coplin Plantation, Western Mountains of Maine 
 
Thank you, 

 
Ethan Devingo 
OƯice Associate II 
Property Tax Division | Unorganized Territory 
prop.tax@maine.gov 
Phone #: 207-624-5664 
 
From: Emily Hastings <emily@main-landdci.com>  
Sent: Monday, February 23, 2026 10:14 AM 
To: Tax, Prop <Prop.Tax@maine.gov> 
Subject: Coplin Plt. Abutter  
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Good morning, 
Hope you enjoyed the weekend! 
 
We are assisting Loaf Land Development LLC (owners of Lot 07-12) with a permit application in Coplin Plt. and 
LUPC requires we notice all abutter’s within 1,000’ of the subject property. However, we are unable to find the 
owners & their mailing address for lot 07-67 so LUPC asked us to reach out. I attached a snippet of the area. 
 
We’ve tracked down all the other abutter’s using the Coplin Plantation’s 2025 Real Estate Tax Commitment Book 
and have also reached out to the assessor, but nothing is on file for this lot.  
 
Is that anything you could help with? 
 
Thank you in advance! 
Emily 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
 

           

Did you know Main-Land has job openings? See www.main-landdci.com/join-our-family for more information! 
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Emily Hastings

From: John Dodson <johndodson1989@gmail.com>
Sent: Friday, February 20, 2026 7:49 PM
To: Emily Hastings
Subject: Re: Abutters to 07-012

Hi Emily! 
In regards to the properties of concern using the town tax list/maps and Geocomm I was able to 
disseminate the following.  
- 05-044 & 07-020, according to the tax database that I have, are indeed owned by Coplin.  
- Unfortunately I don't have any info on 07-067 either, it's not even on the list. 
- 01-004 is an unaddressed property on Rangeley Rd. with an owner of Ursa Major. I also see we have listed 01-004 
Lease which says it is for New Cinular Wireless PCS, however there is no address listed for that entity. 
 
Hopefully this is helpful, if there's anything else I can help with let me know.  
Esther and Ellie say hi!  
-John  
 
 
   
 
 
On Fri, Feb 20, 2026 at 2:00 PM Emily Hastings <emily@main-landdci.com> wrote: 

Hi John, 

Hope all is well! 

  

As you probably know, we are assisting Loaf Land Development LLC with their subdivision permit in Coplin. LUPC 
asked we reach out to confirm/track down a few missing abutters: 

 Can you confirm 05-044 & 07-020 are owned by Coplin Plt? I didn’t see either of them in the commitment 
book. 

 Do you have an info for 07-067? Again I don’t see anything in the book and I’m not sure how to track it 
down. 

 Do you know if there is any way to locate/find where the leases associated with 01-004 are on the 
property?  

  

Tell Esther and Ellie I say hi 뇤눎눐눑눒눏 

  

Thanks for the help! 
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Emily 

  

Main-Land Development Consultants, Inc. 

Main-Land Camp Solutions 

Emily Hastings, P.E. 

Senior Project Engineer 

Tel: 207-897-6752 

www.main-landdci.com 

Main-Land: PEOPLE. PROPERTY. PROSPERITY. 

  

           

Did you know Main-Land has job openings? See www.main-landdci.com/join-our-family for more information! 
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Subdivision – Coplin Plt. 

Section 8: Land Division History 
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Subdivision – Coplin Plt.  
 

 

 

Section 9: Structures, Features, and Uses 
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Subdivision – Coplin Plt.  
 

 

 

Section 10: Site Plans  

 The Site Plans for this project, included as part of this section, are listed below.  
 

1. Boundary Survey with Topography for Loaf Land Development LLC       (ACME) 
2. Subdivision Plan                   (ACME) 
3. C3.1 Grading & Erosion Control Plan         (Main-Land) 
4. C5.1 Road Plan & Profile          (Main-Land) 
5. C5.2 Road Plan & Profile          (Main-Land) 
6. C5.3 Stream Plan & Profile         (Main-Land) 

7. C6.1 Filter Pond Plan & Profile          (Main-Land) 
8. C6.2 Filter Pond Plan & Profile          (Main-Land) 
9. C6.3 Filter Pond Plan & Profile          (Main-Land) 
10. C6.4 Filter Pond Plan & Profile          (Main-Land) 
11. C9.1 Site Details           (Main-Land) 
12. D2.1 Drainage Plan          (Main-Land) 
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NOTES

1. INTERIOR AND PERIMETER FEATURES WERE LOCATED WITH A TOPCON HIPER VR SYSTEM. TYPICAL RELATIVE TOLERANCES OF 0.2 FEET ARE EXPECTED, AS SUPPORTED BY
FIELD REPRODUCIBILITY ASSESSMENT AND GROUND BASED SURVEY TECHNIQUES.  DISTANCES ARE SHOWN TO THE NEAREST HUNDREDTH OF A FOOT AND BEARINGS TO THE
NEAREST SECOND OF A DEGREE FOR COMPUTATIONAL PURPOSES.  REFERENCE (DATUM) WAS ESTABLISHED USING OPUS CORRECTIONS PROVIDED BY NOAA.  PLAN
ORIENTATION IS GRID NORTH, MAINE WESTERN ZONE, SPC (1802 ME W), NAD-1983.

2. THIS IS A STANDARD BOUNDARY SURVEY WITH TOPOGRAPHY.  PRIMARY BOUNDARIES SHOWN ON THIS PLAN ARE BASED ON THE PROFESSIONAL OPINION OF THE LICENSED
SURVEYOR IDENTIFIED IN THE TITLE BLOCK, UNLESS OTHERWISE NOTED.  SECONDARY BOUNDARIES AND ADJOINING LANDOWNERS ARE SHOWN FOR REFERENCE PURPOSES
ONLY.  MAPPED FEATURES WERE LOCATED ON THE GROUND AT THE TIME OF THE SURVEY AS SHOWN, UNLESS OTHERWISE NOTED.  THIS IS NOT A SUB-SURFACE SURVEY.

3. ISSUES CONCERNING TITLE AND SPECIFIC RIGHTS SHOULD BE REFERRED TO AN ATTORNEY.

4. ALL BOOK, PAGE, AND PLAN REFERENCES ARE RECORDED IN THE FRANKLIN COUNTY REGISTRY OF DEEDS, UNLESS OTHERWISE NOTED.

5. THERE ARE NUMEROUS ISSUES WHICH RELATE TO THE PRIOR 'OUTLOTS' ALONG MOUNTAIN ROAD AND HEDGEHOG TRAIL.  RELEVANT DEEDS TEND TO BE VAGUE AND
SOMETIMES ERRONEOUS.  THE PRIMARY "SUBDIVISION" PLAN (SEE PLAN REF. 1) IS POORLY RENDERED, CONTAINS ERRORS, AND MISCHARACTERIZES CERTAIN FEATURES.
SAID PLAN IS ALSO NOT THE CONTROLLING INSTRUMENT FOR SEVERAL OF THE 'OUTLOTS'.  SOME OF THESE MATTERS ARE ADDRESSED ON PRIOR PLANS (PLAN REF. 5 AND
PLAN REF. 6).  IN GENERAL THE SUBJECT BOUNDARY, AS DEPICTED, REPRESENTS THE OPINION OF THE SURVEYOR NAMED IN THE TITLE BLOCK, HOWEVER MODERN
BOUNDARY AGREEMENTS BETWEEN RESPECTIVE PARTIES WOULD IMPROVE THE STATUS OF OWNERSHIP IN THE AREA OF THESE 'OUTLOTS'.

6. THE NORTHERLY BOUNDARY OF THE SUBJECT PREMISES WAS DESCRIBED IN THE ORIGINAL OPERATIVE DEED, DATED 03-26-1980 AND RECORDED 07-15-1980 (BK. 627 PG. 36)
AS RUNNING "TO" AND "ALONG" A WOODS ROAD.  THE 'ABUTTING' LAND TO THE NORTH WAS FIRST DESCRIBED BY DEED DATED AND RECORDED 03-27-1980 (BK.  616 PG. 178) AS
RUNNING ALONG THE "NORTHERLY SIDELINE" OF SAID ROAD.  NO RECORD WIDTH IS PROVIDED FOR SAID "WOODS ROAD".  FOR PRACTICAL PURPOSES A WIDTH OF 22' IS
DEPICTED HEREON.  FEE INTEREST (OWNERSHIP) APPURTENANT TO THE SUBJECT PREMISES MAY EXTEND TO THE CENTERLINE OF SAID ROAD, OR THE 'NORTHERLY SIDELINE'
THEREOF.  RIGHTS TO THE USE OF SAID ROAD MAY BE IMPLIED FOR THE BENEFIT OF THE SUBJECT PREMISES AND LAND OF ARNOLD TO THE NORTH (HOWEVER, SEE NOTE 3).
IT IS UNCLEAR IF OTHER PARTIES RETAIN RIGHTS TO THE USE OF THE SAME.

7. FEE INTEREST (OWNERSHIP) OF MOUNTAIN ROAD AND HEDGEHOG ROAD IS UNCERTAIN AND MAY BE OWNED BY A ROAD ASSOCIATION OR HEIR (OR ASSIGN) OF THE
ORIGINAL DEVELOPER.  THIS MATTER HAS NOT BEEN THOROUGHLY REVIEWED HEREBY.  THE SUBJECT PREMISES APPEARS TO BENEFIT BY SHARED RIGHTS TO THE USE OF
VARIOUS ROADS AS DEPICTED ON LOCAL SUBDIVISION PLANS IN THE AREA AND / OR OTHERWISE ESTABLISHED AND USED BY MULTIPLE PARTIES.

8. PLAN REFERENCE 1 DEPICTS A RIGHT-OF-WAY RUNNING THROUGH LAND OF COLLINS, AS SHOWN.  THE OPERATIVE DEED INTO THE COLLINS CHAIN-OF-TITLE WAS
RECORDED IN 1972 (BK. 437 PG. 404) AND HAS VAGUE LANGUAGE REGARDING RIGHT-OF-WAYS.  IT IS NOT CLEAR IF THE SUBJECT PREMISES HAS RIGHT TO THE USE OF THE
AFOREMENTIONED RIGHT-OF-WAY, WHICH APPEARS TO BE OBSTRUCTED BY A BUILDING.  SEE NOTE 3.

9. AS PER THE SUBJECT DEED (BK. 4611 PG. 256) THE SUBJECT PREMISES COMES TOGETHER WITH A RIGHT-OF-WAY, BEING THE SAME RESERVED IN PRIOR DEED RECORDED IN
1991 (BK. 1234 PG. 28).  THIS RIGHT-OF-WAY IS DESCRIBED AS BEING FOR ACCESS AND UTILITIES WITH AN UNSPECIFIED WIDTH ALONG "MOOSE TRACK ROAD", SO-CALLED,
MORE PARTICULARLY SHOWN ON PLAN REFERENCES 3 & 8.  AN EXISTING DRIVEWAY AND TRAIL WERE FOUND (AS DEPICTED) ALONG THE GENERAL COURSE OF SAID "MOOSE
TRACK ROAD".  NO PORTION OF THIS RIGHT-OF-WAY SHOULD EXTEND INTO LAND OF DAVIS.  PRESUMABLY THE EXISTING DRIVEWAY HAS DRIFTED SOUTHERLY OF THE
ORIGINAL COURSE OF 'MOOSE TRACK ROAD'.  SEE NOTE 3.

10. ACCORDING TO THE SUBJECT DEED (BK. 4611 PG. 256) THE SURVEYED PREMISES MAY BE IMPACTED BY CERTAIN BENEFITS AND / OR RESTRICTIONS AS SET FORTH IN BOOK
507 PAGE 1 OF THE FRANKLIN COUNTY REGISTRY OF DEEDS.

11. THE PRIMARY SUBJECT BOUNDARY WAS MARKED WITH ORANGE FLAGGING (04-2024) EXCEPT IN AREAS CLEARLY MARKED BY EXISTING (AND MAINTAINED) BLAZED LINE.
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LOAF LAND DEVELOPMENT, LLC
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PLAN REFERENCES

1. REFER TO PLAN TITLED "ROBERT H. TAGUE HEDGE HOG MOUNTAIN VILLAGE PLAN FOR E-LOT'S" RECORDED DECEMBER 30, 1968 AT THE FRANKLIN
COUNTY REGISTRY OF DEEDS IN PLAN BOOK 132 1/2 PAGE 43-2.

2. REFER TO PLAN TITLED "GRAMP'S WAY PART OF HEDGE HOG MOUNTAIN VILLAGE II" PREPARED BY S.L.F., INC. FEBRUARY 11, 1977 AND RECORDED AT THE
FRANKLIN COUNTY REGISTRY OF DEEDS IN PLAN BOOK 140 1/2 PAGE 20.

3. REFER TO PLAN TITLED "BOUNDARY SURVEY PREPARED FOR THE DIVISION OF LAND FOR CARL E. PETTERSEN AND DIANE W. PETTERSEN" PREPARED BY
SACKETT & BRAKE SURVEY, INC. DATED AUGUST 16, 2012 AND RECORDED AT THE FRANKLIN COUNTY REGISTRY OF DEEDS AS PLAN 5859.

5. REFER TO PLAN TITLED "SURVEY OF PROPERTY FOR CARYL MALLOY" PREPARED BY ACME LAND SURVEYING, LLC DATED NOVEMBER 22, 2019 AND
RECORDED AT THE FRANKLIN COUNTY REGISTRY OF DEEDS AS PLAN 6431.

6. REFER TO PLAN TITLED "PROPERTY OF ANDREW M. DIORIO AND SHARON A. DIORIO" PREPARED BY ACME LAND SURVEYING, LLC DATED OCTOBER 23, 2019
AND RECORDED AT THE FRANKLIN COUNTY REGISTRY OF DEEDS AS PLAN 6438.

7. REFER TO LOT LAYOUT OF COPLIN PLANTATION PREPARED BY F.H. STERLING, DATED 1910 AND REFERRED TO AS PLAN BOOK 5 PAGE 21 OF THE STATE OF
MAINE LAND OFFICE PLAN BOOK, ON FILE AT ACME LAND SURVEYING, LLC WITH PROJECT 7714.

8. REFER TO PLAN TITLED "ROBERT TAGUE INC. HEDGEHOG VILLAGE" DATED JUNE 22, 1970 AND RECORDED AT THE FRANKLIN COUNTY REGISTRY OF DEEDS
IN PLAN BOOK 133 1/2 PAGE 19.
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ACME LAND SURVEYING, LLC
108 FAIRBANKS ROAD, SUITE C - FARMINGTON, ME 04938

ROMANY SHANTI;  PROFESSIONAL LAND SURVEYOR #2544 

04/30/2024

PROJECT #7714

APPROVED BY:   DATED:         

OWNER OF RECORD:
LOAF LAND DEVELOPMENT, LLC

BY DEED RECORDED IN THE FRANKLIN COUNTY REGISTRY OF DEEDS
IN BOOK 4611 PAGE 256

MAILING ADDRESS:
626 CARRYING PLACE ROAD, CARRYING PLACE TOWNSHIP, ME 04961

MOUNTAIN ROAD AND HEDGEHOG TRAIL
COPLIN PLANTATION - FRANKLIN COUNTY -  MAINE

REGISTRY OF DEEDS
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(BK. 3791 PG. 103 - PARCEL 2) 
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1/2" REBAR WITH PLS 2544
1" TALL, IN STONES
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STANWOOD CURTIS FISH, JR.

AND
 JENNY BURCH

BK. 4149 PG. 105
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DISTANCEBEARING

LINE TABLE (ALONG WOODS ROAD)

1/2" REBAR WITH PLS 2544, SET 1" TALL
SET AT BASE OF WOOD POST

SITUATED IN OLD POST HOLE IN STONES
WITH OLD WITNESS BLAZES

BUILDING (APPRX.)

DRIVEWAY

POLE 6

OLD BLAZED LINE

3/4" REBAR WITH PLS 1170

YELLOW BLAZED LINE (1
0 YEARS OLD +/-)

LINE FLAGGED (0
4-2024)

OLD ERRATIC BLAZES NEAR LINE

SEE NOTE 9

SEE NOTE 9

POLE 7
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1/2" REBAR WITH PLS 2544, SET 1" TALL

SET TO REPLACE 3/4" REBAR
FOUND (AND SURVEYED IN 2012)
FOUND LAYING IN DITCH (IN 2024)

SEE PLAN REF. 5

SEE PLAN REF. 3

N/F
URSA MAJOR, LLC

BK. 3321 PG. 289
(ACCORDING TO TAX COMMITMENT)

SEE NOTE 9

SEE NOTE 6
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TOPOPGRAHIC NOTES

A. VERTICAL REFERENCE WAS ESTABLISHED USEING A TOPCON HIPER-VR SYSTEM
WITH OPUS CORRECTIONS PROVIDED BY NOAA.  ABSOLUTE REFERENCE
TOLERANCE OF 0.3' IS EXPECTED.

B. CONTOURS ARE BASED ON LIDAR DATA PROVIDED BY NOAA, SHOWN AT 1'
INTERVALS WITH 10' INDEX CONTOURS.

C. THIS SITE HAS NOT BEEN GROUND TRUTHED FOR TOPOGRAPHY,

D. TYPICAL SURFACE TOLERANCE OF 2' +/- IS EXPECTED, EXCEPTING FOR SMALL
AREAS OF HIGH RELIEF.

LEGEND (TOPOGRAPHY)

1' CONTOUR

10' CONTOUR

N/F
PETER S. COLLINS

BK. 3001 PG. 32
(PARCEL 1)
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7

ACCESS

CORNER IS UNMARKED POINT:

FROM REBAR

SET 7" TALL (NOT CORNER)

NOTE X1: CORNER MONUMENT

A REBAR WAS SET AT THE SOUTHWEST 
CORNER OF THE SMITH AND EDES PARCEL.  
HOWEVER, PURSUANT TO FINAL PROJECT 
CALCULATIONS THE LOCATION OF THIS REBAR 
IS NOT CONSISTENT WITH A BEST FIT TO 
EVIDENCE.  THE CALCULATED CORNER IS 
SITUATED S02°52'41" W A DISTANCE OF 3.74' 
FROM SAID REBAR.  IT IS THE INTENT OF THE 
SURVEYOR TO REMOVE THE CURRENT REBAR 
AND SET A NEW REBAR AT THE CALCULATED 
POINT.  HOWEVER, TO AVOID UNDUE COST, 
THIS WILL BE DONE AT A CONVENIENT TIME.
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IDENTIFIED IN THE TITLE BLO
CK, UNLESS O

THERW
ISE NO

TED.  SECO
NDARY BO

UNDARIES AND ADJO
INING

 LANDO
W

NERS ARE SHO
W

N FO
R REFERENCE PURPO

SES O
NLY.

M
APPED FEATURES W

ERE LO
CATED O

N THE G
RO

UND AT THE TIM
E O

F THE SURVEY AS SHO
W

N, UNLESS O
THERW

ISE NO
TED.  THIS IS NO

T A SUB-SURFACE SURVEY.
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K, PAG
E, AND PLAN REFERENCES ARE RECO

RDED IN THE FRANKLIN CO
UNTY REG

ISTRY O
F DEEDS, UNLESS O

THERW
ISE NO

TED.

5. THERE ARE NUM
ERO

US ISSUES W
HICH RELATE TO

 THE PRIO
R 'O

UTLO
TS' ALO

NG
 M

O
UNTAIN RO

AD AND HEDG
EHO

G
 TRAIL.  RELEVANT DEEDS TEND TO

 BE VAG
UE AND

SO
M

ETIM
ES ERRO

NEO
US.  THE PRIM

ARY "SUBDIVISIO
N" PLAN (SEE PLAN REF. 1) IS PO

O
RLY RENDERED, CO

NTAINS ERRO
RS, AND M

ISCHARACTERIZES CERTAIN FEATURES.

SAID PLAN IS ALSO
 NO

T THE CO
NTRO

LLING
 INSTRUM

ENT FO
R SEVERAL O

F THE 'O
UTLO

TS'.  SO
M

E O
F THESE M

ATTERS ARE ADDRESSED O
N PRIO

R PLANS (PLAN REF. 5 AND

PLAN REF. 6).  IN G
ENERAL THE SUBJECT BO

UNDARY, AS DEPICTED, REPRESENTS THE O
PINIO

N O
F THE SURVEYO

R NAM
ED IN THE TITLE BLO

CK, HO
W

EVER M
O

DERN

BO
UNDARY AG
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ENTS BETW

EEN RESPECTIVE PARTIES W
O

ULD IM
PRO

VE THE STATUS O
F O

W
NERSHIP IN THE AREA O

F THESE 'O
UTLO

TS'.

6. THE NO
RTHERLY BO

UNDARY O
F THE SUBJECT PREM

ISES W
AS DESCRIBED IN THE O

RIG
INAL O

PERATIVE DEED, DATED 03-26-1980 AND RECO
RDED 07-15-1980 (BK. 627 PG

. 36)

AS RUNNING
 "TO

" AND "ALO
NG

" A W
O

O
DS RO

AD.  THE 'ABUTTING
' LAND TO

 THE NO
RTH W

AS FIRST DESCRIBED BY DEED DATED AND RECO
RDED 03-27-1980 (BK.  616 PG

. 178) AS

RUNNING
 ALO

NG
 THE "NO

RTHERLY SIDELINE" O
F SAID RO

AD.  NO
 RECO

RD W
IDTH IS PRO

VIDED FO
R SAID "W

O
O

DS RO
AD".  FO

R PRACTICAL PURPO
SES A W

IDTH O
F 22' IS

DEPICTED HEREO
N.  FEE INTEREST (O

W
NERSHIP) APPURTENANT TO

 THE SUBJECT PREM
ISES M

AY EXTEND TO
 THE CENTERLINE O

F SAID RO
AD, O

R THE 'NO
RTHERLY SIDELINE'

THEREO
F.  RIG

HTS TO
 THE USE O

F SAID RO
AD M

AY BE IM
PLIED FO

R THE BENEFIT O
F THE SUBJECT PREM

ISES AND LAND O
F ARNO

LD TO
 THE NO

RTH (HO
W

EVER, SEE NO
TE 3).

IT IS UNCLEAR IF O
THER PARTIES RETAIN RIG

HTS TO
 THE USE O

F THE SAM
E.

7. FEE INTEREST (O
W

NERSHIP) O
F M

O
UNTAIN RO

AD AND HEDG
EHO

G
 RO

AD IS UNCERTAIN AND M
AY BE O

W
NED BY A RO

AD ASSO
CIATIO

N O
R HEIR (O

R ASSIG
N) O

F THE

O
RIG

INAL DEVELO
PER.  THIS M

ATTER HAS NO
T BEEN THO

RO
UG

HLY REVIEW
ED HEREBY.  THE SUBJECT PREM

ISES APPEARS TO
 BENEFIT BY SHARED RIG

HTS TO
 THE USE O

F

VARIO
US RO

ADS AS DEPICTED O
N LO

CAL SUBDIVISIO
N PLANS IN THE AREA AND / O

R O
THERW

ISE ESTABLISHED AND USED BY M
ULTIPLE PARTIES.

8. PLAN REFERENCE 1 DEPICTS A RIG
HT-O

F-W
AY RUNNING

 THRO
UG

H LAND O
F CO

LLINS, AS SHO
W

N.  THE O
PERATIVE DEED INTO

 THE CO
LLINS CHAIN-O

F-TITLE W
AS
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RDED IN 1972 (BK. 437 PG

. 404) AND HAS VAG
UE LANG

UAG
E REG

ARDING
 RIG

HT-O
F-W

AYS.  IT IS NO
T CLEAR IF THE SUBJECT PREM

ISES HAS RIG
HT TO

 THE USE O
F THE

AFO
REM

ENTIO
NED RIG

HT-O
F-W

AY, W
HICH APPEARS TO

 BE O
BSTRUCTED BY A BUILDING

.  SEE NO
TE 3.

9. AS PER THE SUBJECT DEED (BK. 4611 PG
. 256) THE SUBJECT PREM

ISES CO
M

ES TO
G

ETHER W
ITH A RIG

HT-O
F-W

AY, BEING
 THE SAM

E RESERVED IN PRIO
R DEED RECO

RDED IN

1991 (BK. 1234 PG
. 28).  THIS RIG

HT-O
F-W

AY IS DESCRIBED AS BEING
 FO

R ACCESS AND UTILITIES W
ITH AN UNSPECIFIED W

IDTH ALO
NG

 "M
O

O
SE TRACK RO

AD", SO
-CALLED,

M
O

RE PARTICULARLY SHO
W

N O
N PLAN REFERENCES 3 & 8.  AN EXISTING

 DRIVEW
AY AND TRAIL W

ERE FO
UND (AS DEPICTED) ALO

NG
 THE G

ENERAL CO
URSE O

F SAID "M
O

O
SE

TRACK RO
AD".  NO

 PO
RTIO

N O
F THIS RIG

HT-O
F-W

AY SHO
ULD EXTEND INTO

 LAND O
F DAVIS.  PRESUM

ABLY THE EXISTING
 DRIVEW

AY HAS DRIFTED SO
UTHERLY O

F THE

O
RIG

INAL CO
URSE O

F 'M
O

O
SE TRACK RO

AD'.  SEE NO
TE 3.

10. ACCO
RDING

 TO
 THE SUBJECT DEED (BK. 4611 PG

. 256) THE SURVEYED PREM
ISES M

AY BE IM
PACTED BY CERTAIN BENEFITS AND / O

R RESTRICTIO
NS AS SET FO

RTH IN BO
O

K

507 PAG
E 1 O

F THE FRANKLIN CO
UNTY REG

ISTRY O
F DEEDS.

11. THE PRIM
ARY SUBJECT BO

UNDARY W
AS M

ARKED W
ITH O

RANG
E FLAG

G
ING

 (04-2024) EXCEPT IN AREAS CLEARLY M
ARKED BY EXISTING

 (AND M
AINTAINED) BLAZED LINE.
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Section 11: Site Photos  

  
This section contains existing conditions photographs of the subject area, photos taken 
by Main-Land on May 14, 2025.  
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Existing Site Conditions  

LUPC Single Family Residential Subdivision 

Carrying Place Township, Maine 

 

 

 

 

 

Figure 1:  Cleared Area on Parcel 

Figure 2:  Mountain Village Road access  
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Figure 3: Existing Stream 

Figure 4: Remaining Materials on Site 
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Figure 6: Entrance to Existing Building 

Figure 5: Mountain Village Road Access 
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Figure 7: General Ground Surface of Parcel 

Figure 8: Clearing At Road Entrance 
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Section 12: Site Access and Legal Right of Access  

 
The project proposes the construction of a new road segment, Mountain Village Road, 
to be accessed from Mountain Road, a public road that sources from Porcupine Trail, 
also a public road which is accessed from U.S. Route 16/27.  
 
The proposed road segment, Mountain Village Road, has one proposed spur, Courtney 
Lane. These two road segments provide access to Lots 3-12 in the proposed subdivision.   
 
Proposed Lots 1 & 2 are to be accessed from the existing road, Moose Track Road, which 
sources from Mountain Road through the abutting parcel, labelled as Lot 15 on Town of 
Coplin Plantation Tax Map 7.  Moose Track Road has an existing right-of-way, “described 
as being for access and utilities with an unspecified width along ‘Moose Track Road’”, as 
detailed in the boundary survey plan prepared by ACME Land Surveying, LLC, plan dated 
2024-04-30, which is included in Section 10 of this application.   
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Section 13: Vehicle Access, Circulation, and Parking 

  
The applicant is proposing 12 single-family residential lots with two new road segments 
to provide access from a single new entrance to the site. The proposed roads, Mountain 
Village Road and Courtney Lane, have been designed to LUPC standards at a “Class 2” 
design level. Road Plan and Profiles have been provided.  
 
The new roads are proposed to be a superelevated, gravel surface with a travel width of 
14 feet. As both new road segments end in a dead end, each is designed with a 14-foot 
wide, 38-foot long, hammerhead turn-around with a 15-foot radius to allow for 
adequate traffic flow and no need for traffic to back into roads. The grade of the travel 
way in the vicinity of the hammerhead is gradual to allow for ease of turnaround. All 
proposed intersections have been designed at perpendicular angles. Vegetation 
surrounding the proposed intersections will be removed to allow for adequate sight 
distances.  Given that the proposed roads were designed to Class 2 standards of LUPC 
they should be of sufficient design to safely accommodate emergency response 
vehicles.  
 
Per the Institute of Transportation Engineers trip generation calculations, the proposed 
project results in an estimated total of 113 trips on the peak day, using the Land Use 
Group of 210 Single-Family Detached Housing.   
 
No on-street parking areas are proposed as part of the road design. All parking areas will 
be located on the individual lots.  
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Section 14: Subdivision Layout and Design  
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LUPC Subdivision Permit Application Page 10 

Required Table 

For Use with Exhibit 14: Subdivision Lot Specifications Table Applicant/Project Name:__________________________________ 

Refer to Subdivision Layout and Design (Exhibit 14) for instructions. Use lot numbers consistent with the numbering on the Site Plans (Exhibit 10). 

Lot no. Lot width x 
depth (ft.) 

Lot size 
(sq. ft.) 

Building 
envelope 

width x depth 
(ft.) 

Building 
envelope 

size 
(sq. ft.) 

Shore 
frontage 

(ft.) 

Road 
frontage 

(ft.) 

Will remain 
undeveloped? 

(Y/N) 

NRCS soils low 
density 

development 
potential rating(s) 

Detailed description of lot characteristics 
(wooded, open field, stream, steep slopes, etc.) 

1

2

3

4

5

6

7

8

9

10

11

12

140' x 900'

160' x 440'

280' x 160'

170' x 800'

110' x 930'

130' x 980'

120' x 960'

120' x 660'

130' x 660'

130' x 420'

320' x 370'

120' x 470'

4452 SF

70924 SF

115434 SF

102366 SF

75794 SF

57499 SF

54450 SF

59677 SF

73816 SF

53472 SF

67817 SF

65339 SF

90' x 85'

80' x 130'

140' x 170'

85' x 160'

110' x 170'

80' x 200'

70' x 160'

70' x 150'

80' x 200'

70' x 120'

85' x 110'

65' x 120'

6948 SF

11265 SF

24282 SF

14966 SF

20094 SF

15717SF

12508 SF

12612 SF

13536 SF

7542 SF

10455 SF

7007 SF

0'

0'

0'

0'

0'

0'

0'

0'

0'

0'

0'

0'

N

N

N

N

N

N

N

N

N

N

N

N

599'

131'

197'

109'

74'

18'

100'

100'

202'

102'

559'

120'

Very limited

Very limited

Very limited

Very limited

Very limited

Very limited

Very limited

Very limited

Very limited

Very limited

Very limited

Forested, some wetlands, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Forested, some wetlands, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Forested, some wetlands, some steep slopes.

Forested, some wetlands, some steep slopes.

Forested, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Forested, stream, some wetlands, some steep slopes.

Very limited

Common area 540' x 350' 161607 SF n/a n/a 0' 115' Y Very limited Forested, stream, some wetlands, some steep slopes

RECEIVED BY LUPC 7/31/2026



Subdivision – Coplin Plt.  
 

 

 

Section 15: Common Open Space  

There is 3.71 acres of common open space proposed in this subdivision, as shown on 
S2.1 Subdivision Plan. It is located at the southern boundary of the subject property and 
contains wetlands and a stream segment, which provide ideal habitat connectivity and 
opportunities for wildlife movement around the site into the adjacent undeveloped land 
to the west. 
 
The home-owners association will maintain the open space parcel, but there will be 
restrictions in place so that no future development occurs within this designated parcel. 
Residents within the home-owners association may access the parcel, if not abutting, 
along Hedgehog Trail for recreational purposes.  
 
This parcel is intended to serve as a wildlife passage to connect around the 
development. The size of this parcel is not uniform but at it widest span it is 
approximately 570’ and shortest span is approximately 245’. The depth is approximately 
590’.  
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Section 16: Subdivision Lot Deed or Lease Covenants  

  
This section contains a draft of the proposed Deed Restrictions & Covenants for the 
proposed subdivision.  
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DECLARATION OF COVENANTS, 

EASEMENTS AND RESTRICTIONS 

LOAF LAND SUBDIVISION 

COPLIN PLANTATION, MAINE 

 

 

 KNOW ALL MEN BY THESE PRESENTS, that 

 

 WHEREAS, Loaf Land Development, LLC, (hereinafter referred to as “Declarant”) is the 

owner of certain real estate situated in the Town of Coplin Plantation, Maine, which premises were 

conveyed to the Declarant dated January 22, 2024, and recorded in Book 4611, Page 256 of the 

Franklin County Registry of Deeds (the “Property”); and 

 

 WHEREAS, the above-referenced premises has been subdivided as shown on Plan of Loaf 

Land Subdivision, dated ________________ and recorded in Plan Book ______, Pages ______ of 

the Franklin County Registry of Deeds (the “Plan”); 

 

 WHEREAS, Declarant desires to ensure that the numbered lots as shown on the Plan, those 

being Lots 1-12 (the “Lots”) shall be developed in an attractive and compatible manner for 

residential uses so as to enhance the purchasers’ use and enjoyment of their property and the value 

thereof and to comply with the requirements of the Land Use Planning Commission of the State 

of Maine; and 

 

 WHEREAS, to accomplish the foregoing Declarant intends to impose certain restrictions 

on the development of the Property. 

 

 NOW, THEREFORE, the Lots shall be subject to and benefited by the following 

restrictions which shall be deemed to run with the land, of which restrictions may be enforced by 

the Declarant and any subsequent owner of any of the Lots, intending to create a common scheme 

of restrictions for the benefit of all said Lots:  

1. Creation of an Association. The real estate as depicted on the Plan shall be governed by 

a homeowners’ association (the “Association”) to be created by the Declarant prior to the first 

sale of any lot in the Plan.  

a. Each owner of a Lot shall automatically be a member of the Association and each Lot 

shall be allocated only one (1) vote. 

b. The purpose of the Association shall be to take title to the Roads (as defined below) 

and the Common Area (as depicted in the Plan, the “Common Area”) upon 

conveyance by the Declarant to the Association pursuant to Section 3 below, and to 

maintain, repair and replace (i) the Roads which shall include, but not be limited to 

snow plowing and snow removal, and (ii) stormwater infrastructure.  

c. The Association shall be governed by a Board of Directors (the “Board”) who shall 

be authorized to do all such acts and things necessary for the administration of the 

affairs of the Association, except those acts which by law or the Association’s Bylaws 

may not be delegated to the Board. 
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d. Notwithstanding the foregoing, the Declarant shall have all powers of the Association 

until the earlier of: (i) the date on which the last of the Lots have been conveyed by 

the Declarant to its successor or purchasers of such Lots; of (ii) following the sale of 

at least five (5) Lots, the date on which the Declarant, in its sole discretion, turns over 

management of the Roads and the Common Area to the Association. 

2. Clearing of Lots. The clearing of trees or any forested areas on each Lot shall not exceed 

a total of 12,000 square feet per Lot and shall be limited to areas that consist of building envelopes 

and the driveways for each Lot. Notwithstanding the foregoing, minimal clearing may occur 

outside of the building envelope for (a) the establishment of stormwater and phosphorus control 

infrastructure or (b) the establishment and maintenance of a wellhead provided that (i) such 

clearing is done in minimal amount needed for such wellhead and (ii) the vegetation in such area 

of the Lot shall not be mowed or cut down below six (6) inches of height more than two times 

per calendar year. 

3. Roads and Common Space. For as long as Declarant owns any portion of the Lots, 

Declarant hereby excepts and reserves a right of way for all purposes over, across and through 

all roads depicted on the Plan, together with the right to install and maintain all utilities and lines, 

water systems, storm drainage lines and ditches adjacent to, with or under the traveled portion of 

said road. Until the Declarant relinquishes the powers it holds pursuant to Section 1(d), the 

Declarant shall be responsible for the maintenance of the Roads and Common Space and 

thereafter the Declarant shall transfer all right title and interest to the Roads and the Common 

Space, excepting the aforementioned right of way, to the Association.  

4. Road Maintenance. The roads depicted on the Plan as Mountain Village Road and 

Courtney Lane (the “Roads”) shall be maintained by the Declarant until the Roads are transferred 

to the Association, unless and until the roads are accepted by the Town of Coplin Plantation, 

after which the road will be maintained by the Town of Coplin Plantation in accordance with its 

policies and procedures. The Declarant or the Association, as applicable, shall maintain the entire 

roadway and stormwater and erosion control infrastructure to include, but not limited to, roadway 

travel surface, roadside ditching, underground/aboveground utilities, swales and ponds 

maintenance, snow plowing and all repairs and maintenance thereto.  Notwithstanding the 

foregoing, the owners of Lots 1 and 2 as depicted in the Plan shall not be responsible for any 

portion of maintenance to the Roads and the owners of Lots 1 and 2 shall be responsible for the 

foregoing maintenance and repairs necessary for ingress and egress over that certain right of way 

referred to in the Plan as Moose Track Road and the costs shall be shared equally by the owners 

of Lots 1 and 2. In the event there is any dispute regarding any proposed plan of repairs or 

maintenance and the sharing of costs associated with Moose Track Road, such dispute shall be 

resolved by the Declarant (in the event Declarant still hold the powers of the Association) or the 

disinterested members of the Board of the Association.  

5. Shared Driveway Maintenance. The shared driveways maintained and created in those 

certain areas depicted on the Plan where “Driveway Easement” is referenced on Lot 1 (for the 

shared driveway of Lot 1 and Lot 2), Lot 9 (for the shared driveway of Lot 9 and 10) and Lot 11 

(for the shared driveway of Lot 11 and Lot 12) shall be maintained by the owners of the Lots that 

each driveway benefits and such maintenance costs shall be, unless agreed to otherwise by such 

owners, shared equally by such owners. For as long as Declarant owns any of the numbered Lots 

mentioned in this Section 5, it shall not be responsible for the shared driveway maintenance costs. 
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6. Common Area. Each owner of the Lots shall have a non-exclusive right to use the 

Common Area as shown on the Plan. Use of the Common Area shall be subject to any rules and 

regulations established from time to time by the Declarant or the Board. The Common Area shall 

be used only for non-commercial recreation, agriculture or conservation purposes. Without 

limited the foregoing, the Common Area may include a trail for public use and/or snowmobile 

or other motorized vehicle use, subject to any rules and regulations as may be established by the 

Declarant or the Board from time to time. No permanent structure shall be built or constructed 

on the Common Area and temporary structures shall be limited to tents, canopies or other similar 

structures which shall be permitted to be erected for not more than thirty-six (36) continuous 

hours.  

7. Maintenance of Lots. All Lots and improvements on the Lots shall be kept and maintained 

by the owner thereof in clean, safe attractive and pleasant condition and in good repair, subject 

to the rights of the Declarant and/or the Association to provide maintenance services consistent 

with this Declaration, and the Association contracts and budgets. All permanently maintained 

cleared openings and structures on such Lots must be located within the building envelope (as 

depicted in the Plan) of such Lot. 

8. Rules and Regulations. Declarant and the Association may from time to time adopt, 

modify and revoke in whole or in part, such reasonably rules and regulations governing  the 

conduct of persons on the Property as it may deem necessary and methods of procedures for 

enforcing compliance with the Declaration. In addition, the Board of Directors of the Association 

may from time to time adopt, modify and revoke in whole or in part such reasonable rules and 

regulations, provided, however, that said modification and/or revocations shall not apply to  any 

rules and regulations that have been adopted, modified or revoked by Declarant. Any such 

creation, amendment, modification or revocation of the rules or regulations shall be promptly 

delivered to each owner of the Lots. The rules and regulations adopted by the Declarant and the 

Association shall incorporate those applicable conditions and restrictions currently imposed 

against the Property as more particularly set forth in that certain Declaration of Restrictions on 

Residential Lots in Hedge Hog Mountain Village II, Coplin Planation, Maine dated February 8, 

1977, but effective as of February 12, 1976, by Robert H. Tague, and recorded in said Registry 

of Deeds in Book 507, Page 5, and that certain Land Use Regulation Commission Subdivision 

Permit #3001 recorded in said Registry of Deeds in Book 507, Page 1.  
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IN WITNESS WHEREOF, Declarant has set its hand this _______ day of 

_______________, 20___. 

 

    LOAF LAND DEVELOPMENT, LLC 

     

 

    By:________________________________ 

           

 

 

STATE OF MAINE 

COUNTY OF _______________,ss   _____________________, 

20___ 

 

 Personally appeared the above named _________________, and acknowledge the 

above instrument to be their free act and deed in their said capacities and the free act and 

deed of Loaf Land Development, LLC 

 

    Before me 

 

 

    __________________________________ 

    Notary Public 

    Printed Name:_______________________ 

    My Commission Expires:______________ 

   

 

RECEIVED BY LUPC 7/31/2026



Subdivision – Coplin Plt.  
 

 

 

Section 17: Fire, Police, and Ambulance  

  
This section contains the correspondence with local emergency services such as 
Northstar Ambulance Service, Franklin County Sherrif’s Office and Eustis Fire 
Department. 
 
Fire Chief Sprague, reached out with an email response suggesting a wider road for his 
apparatus and turns outs, if possible. The proposed road design is to LUPC minimum 
standards (and similar to the roads to access this proposed development) and the 
grades are fairly gradual for the area at 8.5% at the greatest. He also suggested, a dry 
hydrant to benefit the buyers with an anticipated lower insurance premium. The 
development at this time is not proposing a dry hydrant and it was not required. The 
association may later choose to install one at their cost if they desired.  
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1

Emily Hastings

From: Tanner Binette
Sent: Monday, September 15, 2025 9:41 AM
To: Emily Hastings
Subject: Fw: Project Review - Subdivision - Coplin Plt, 25-040

Follow Up Flag: Follow up
Flag Status: Completed

 
 
Get Outlook for iOS 

From: Sprague Wise <eustisfire@eustismaine.org> 
Sent: Saturday, September 13, 2025 10:32:13 PM 
To: Tanner Binette <tanner.binette@main-landdci.com> 
Subject: Re: Project Review - Subdivision - Coplin Plt, 25-040  
  
Hello Tanner,  
 
Thank you for sending along the draft for a new subdivision. I'd like to suggest increasing the road width 
from 14' to 20', even 22' if feasible along with some pull offs if the road is more than 150' in length. The 
minimum width recommended by the NFPA is 20' with no obstructions to allow for safe two-way passage 
of average sized fire trucks. I have concerns of the road closing in with snow banks during the winter 
creating a potential hazard for response if needed be it with our fire apparatus, local ambulances, or 
even CMP trucks, especially with the road being on a hill. Roads over 500' in length have a suggested 26' 
width per NFPA. In addition to the width, access roads should have 13.5' of unobstructed vertical 
clearance and an appropriate radius for apparatus to turn around at dead ends. 
 
Through the years, we have had multiple structure fire incidents in the Hedgehog Village area 
that required numerous apparatus to respond so an adequate water supply could be sustained. Being a 
one way in/out road with no hydrant system, a water shuttle would be necessary. I am hopeful the new 
dwellings would incorporate a sprinkler system during their building phase which would quickly control 
the fire and minimize property damage. 
 
Are there any plans to include a dry hydrant and water storage tank in the new subdivision, I did not see 
one listed? It would help lower insurance premiums for future homeowners and be beneficial with 
suppression efforts as there are no hydrants in the immediate area. 
 
Thank you for your time and make it a great day, 
 
Sprague 
 
On Thu, Sep 4, 2025 at 10:33 AM Tanner Binette <tanner.binette@main-landdci.com> wrote: 

Good morning,  
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Please find attached a brief letter, draft Concept Division Plan, and project location map for a proposed single-family 
residential subdivision in Coplin Plantation. 

Please feel free to reach out with any question you may have.  

  

Thank you,  
Tanner 

  

Main-Land Development Consultants, Inc. 

Tanner Binette 

Staff Engineer 

Tel: 207-897-6752 

Cel: 207-320-9239 

Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
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Emily Hastings

From: Smith, Stephen <Stephen.Smith@mainehealth.org>
Sent: Monday, March 9, 2026 12:52 PM
To: Emily Hastings; Senecal, Michael; Kane, Kregg J
Subject: RE: Coplin Plt. - Project Review

Emily 
 
Good afternoon. In reviewing the maps and lot planning, MaineHealth EMS will be able to support the addition of 
13 new lots in Coplin Plantation.  
 
Thank you for reaching out. If you need more information, please feel free to reach out to me.  
 
Thanks 
Steve  
 
  
Stephen Smith NR-Paramedic, ME I/C, AS  
Maine Health|Director of Northern Region  
MaineHealth EMS  
111 Franklin Health Commons  
Farmington, ME 04938  
(W) 207-779-2770  
(C) 207-578-0049  
stephen.smith@mainehealth.org  
 

  
  

 

 

 

From: Emily Hastings <emily@main-landdci.com>  
Sent: Monday, March 9, 2026 11:36 AM 
To: Senecal, Michael <Michael.Senecal@mainehealth.org>; Kane, Kregg J <Kregg.Kane@mainehealth.org>; Smith, 
Stephen <Stephen.Smith@mainehealth.org> 
Subject: Coplin Plt. - Project Review 
 
Good mor ning every one, Main-L and is assisting a L oaf Land Development LLC with a Mai ne Land Use Planning Com mission (L UPC) Subdivision Application in Copli n. Plt. We re ached out late last summer via mail requesting a project review to be used 
 

Good morning everyone, 
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Main-Land is assisting a Loaf Land Development LLC with a Maine Land Use Planning Commission (LUPC) 
Subdivision Application in Coplin. Plt. We reached out late last summer via mail requesting a project review to be 
used in permitting and never received a response. Attached are those documents. LUPC is now requiring your 
review & response before proceeding with the application. Do you mind taking a spin through and responding 
with an email confirming your departments availability and capacity to provide the necessary services to the 
proposed development? 
 
I wasn’t sure who to reach out to, so I copied you all. But if there is someone else I should be directing this too 
please just let me know. 
 
I know you folks are busy, so we appreciate the help! 
 
Thanks! 
Emily 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
 

           

Did you know Main-Land has job openings? See www.main-landdci.com/join-our-family for more information! 
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Subdivision – Coplin Plt. 

Section 18: Solid Waste Disposal 

Other than forestry waste (stumps and grub) which will likely be converted to Erosion 
and Sedimentation Mixture by the contractor and timber which will likely be utilized as 
fire wood or sold at length, there is limited waste disposal expected during construction 
from the applicant.  

During residential builds, disposal of construction waste will be on the lot owner and 
general contractor to coordinate. Typically, use of dumpsters from local companies are 
utilized.  

After build out, solid waste will be primarily residential in scale. A letter requesting 
project review (sent twice) and capacity to take increase waste was sent to the Town of 
Eustis, Maine Transfer Station (Coplin Plt. residents allowed usage). No comment has 
been received yet.  
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NOTE Added by the LUPC: On August 10, 2026, the Applicant submitted a letter from the Town of Eustis 
regarding the capacity of the Eustis Transfer Station to accept solid waste from the project. The letter 
from Eustis has been inserted into this application on page 100.



Main-Land   eNGINEERS, SURVEYORS, SCIENTISTS

Development 
Consultants, Inc. 

MAIN-LAND:  People.  Property.  Prosperity. 

P.O. BOX Q LIVERMORE FALLS, ME 04254 
 TEL: (207) 897-6752/FAX: (207) 897-5404 

WWW.MAIN-LANDDCI.COM 

August 25, 2025 

Town of Eustis Transfer Station 

Attn: Anthony Lojas, Attendant 

6 Transfer Station Road 

Coplin, ME 04982 

Subject: Project Review: 25-040 Residential Subdivision – Coplin Plantation, ME 

To Whom it May Concern, 

Main-Land Development Consultants, Inc. is assisting Loaf Land Development LLC with their Land Use 

Planning Commission Subdivision Application for a single-family residential subdivision in Coplin 

Plantation, Maine.  

The approximately 24.5 acre parcel is located south of Hedgehog Trail and west of Mountain Road in 

Coplin Plantation, Maine. The site is currently forested and contains a few pockets wetlands and unnamed 

streams.  

The project proposes the development of a new 13-lot subdivision. The proposed lots will be accessed by 

new 14’-wide gravel access roads, with a single new entrance off Mountain Road. Both of the two new 

roads are designed with a hammerhead turn-around. The lots will be served by new private septic 

leachfields and wells, as well as new overhead utility lines sourcing from an existing pole located on 

Mountain Road.  

The Land Use Planning Commission requires the Applicant to seek comment from your facility stating your 

ability to serve the development. Please review the enclosed materials and respond with a letter for use in 

regulatory permit applications.  If you have any questions or require further information, please do not 

hesitate to contact me. 

Sincerely, 

Main-Land Development Consultants, Inc. 

Tanner Binette, E.I. 

Staff Engineer  
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Main-Land   eNGINEERS, SURVEYORS, SCIENTISTS

Development 
Consultants, Inc. 

MAIN-LAND:  People.  Property.  Prosperity. 

P.O. BOX Q LIVERMORE FALLS, ME 04254 
 TEL: (207) 897-6752/FAX: (207) 897-5404 

WWW.MAIN-LANDDCI.COM 

July 20, 2026 

Town of Eustis Selectman 

Attn: Stephen St. Jean, Chair 

PO Box 350 

Stratton, ME 04982 

Subject: Project Review: 25-040 Residential Subdivision – Coplin Plantation, ME 

To Whom it May Concern, 

Main-Land Development Consultants, Inc. is assisting Loaf Land Development LLC with their Land Use 

Planning Commission Subdivision Application for a single-family residential subdivision in Coplin 

Plantation, Maine.  

The approximately 24.5 acre parcel is located south of Hedgehog Trail and west of Mountain Road in 

Coplin Plantation, Maine. The site is currently forested and contains a few pockets wetlands and unnamed 

streams.  

The project proposes the development of a new 13-lot subdivision. The proposed lots will be accessed by 

new 14’-wide gravel access roads with a single new entrance off Mountain Road. Both of the two new roads 

are designed with a hammerhead turn-around. The lots will be served by new private septic leach fields and 

wells, as well as new overhead utility lines sourcing from an existing pole located on Mountain Road.  

The Land Use Planning Commission (LUPC) requires the Applicant to obtain comments from the Eustis 

Transfer Station confirming its ability to serve the proposed development. A letter requesting this review 

was sent on August 25, 2025, to the Eustis Transfer Station at 6 Transfer Station Road, Coplin, ME 04982; 

however, no response has been received. To allow the application process to move forward, LUPC has 

recommended that the Applicant seek review and comment from the Town Select Board. Enclosed are 

materials related to the proposed development for your consideration. We respectfully request your review 

and, if appropriate, a letter indicating whether the transfer station has adequate capacity to serve the 

proposed development for use in the regulatory permitting process. If you have any questions or need 

additional information, please do not hesitate to contact me. Thank you for your time and consideration. 

Sincerely, 

Main-Land Development Consultants, Inc. 

Emily Lucas 

Junior Engineer 
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Note Added by the LUPC: This letter was received by the 
LUPC on 8/10/2026 and inserted into this application to 
facilitate review.



Subdivision – Coplin Plt.  
 

 

 

Section 19: Electricity and Telephone Service  

  
The project proposes the construction of new underground electric lines to provide 
electricity and telephone services to the proposed lots 3-12, running parallel to the new 
roads. The new lines source from an existing utility pole located at the proposed site 
entrance on Mountain Road. In total, the project proposes approximately 1,150 feet of 
new unground electric line. Applicant’s contractor will coordinate with local utility 
company for connect and placement. 
 
As proposed lots 1 & 2 are accessed separately through Moose Tracks Road, the future 
owners of those two lots will be responsible for providing electric services along Moose 
Tracks Road to their respective lots. 
 
Center Maine Power provided a letter, attached, stating capacity for this proposed 
development. 
 
The applicant is not anticipating providing telephone or cable connections. Lot owners 
are welcome to utilize cellular data on their personal cell phones if desired. There are 
two known, if not more, cellular phone providers that provide cell coverage in the 
subject area, T-Moblie & Verizon. A map of T-Mobile coverage has been included below 
in figure 1.  
 

 
Figure 1: T-Mobile Coverage Map of Project Area Downloaded from www.t-mobile.com 

on July 7th, 2026. 
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3/13/2026 

 

Ms. Emily Hastings 

13-lot subdivision 

Hedgehog Trail 

Coplin Planation, Maine 

 

Single Phase Service for new proposed subdivision plan in Coplin Plantation, SAP #xxx CMP Acct#xxx 

Sent via email: Emily Hastings <emily@main-landdci.com> 

 

RE: Ability to Serve Letter for Loaf Land Development Subdivision in Hedgehog Trail, Coplin Planation, Me 

 

Dear Ms. Hastings, 

 

CMP has the ability to serve your proposed project located on Hedgehog Trail in Coplin Planation, Maine, in 

accordance with our CMP Handbook (web link below).  

  

CMP can provide you the desired pad or pole mounted transformer to be requested in accordance with CMP 

Standards Handbook and the present Terms & Conditions of the Power Line Extension Policy. If you have any 

questions on the process, or need help in completion of CMP documents, please feel free to contact me. 

 

To initiate the CMP process when final site plans and electric load information is available; please contact CMP by 

calling 1-800-565-3181 to establish an account number and an SAP job number. 

 

This process can take many months, depending upon several factors including transformer delivery, potential 

substation upgrades, return of completed paperwork, and other jobs in the system that may be ahead of 

yours. In addition, contact with the other utilities, including telephone and cable, should be commenced as soon as 

practical. These utilities may have additional work or charges in addition to the CMP work required to bring your 

project on-line. 

 

For your convenience, here is a link to the CMP Website which contains our Handbook with details on most service 

requirements: 

 

www.cmpco.com/handbook 

 

If you have any questions, please contact me. 

 

Best, 

Suzy 

 

 

 
Susan Hastings 

Energy Service Specialist II 

Farmington / Dover / Skowhegan Service Area 

 

209 Whittier Road, Farmington, Me 04938 

Telephone 207-320-6813 

susan.hastings@cmpco.com 
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www.cmpco.com/handbook
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Take care of the environment 

Print only if necessary 

 

         CMP 1190 FORM 

         CMP 1360 FORM 

         CMP Easement Information Sheet 

         CMP Getting Connected Packet 
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https://www.cmpco.com/documents/40117/115961986/Form%252B1190%252BRev%252BNov%252B2020.pdf/a576510c-e9c5-e393-c78c-9e8a5b4374ae?version=1.0&t=1660071486456
https://www.cmpco.com/documents/40117/115961986/Form%252B1360%252BRev%252BNov%252B2020.pdf/a2656b07-0ec7-115f-9c29-9d74051461a5?version=1.0&t=1660071483203
https://www.cmpco.com/documents/40117/115961986/Easement-Worksheet-2021.pdf/9e0d47b5-3203-2b4f-8701-d7d9cc678315?version=1.0&t=1660071476515
https://www.cmpco.com/documents/40117/115964240/FINAL+PGSC001+CMP+Getting+Connected+Booklet+Design+04.09.24.pdf/a4546b40-e3af-189d-c86b-79f560c9cdac?t=1712683700589


Subdivision – Coplin Plt.  
 

 

 

Section 20: Water Supply 

  
This section contains the groundwater narrative and well data map for the subject 
parcel. The groundwater narrative was prepared by Scott Dixon, C.G., of Main-Land.  
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Subdivision – Coplin Plt.  
 

 

 

Section 21: Wastewater Disposal 

  
Each of the proposed lots is to be served by a new private septic leachfield. Main-Land 
has completed septic test boring logs for each lot, which are included as part of this 
section of the application.  
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Subdivision – Coplin Plt.  
 

 

 

Section 22: Exterior Lighting 

  
The only exterior lighting expected to be produced from this project is the lighting 
associated with the single-family residences, post construction. This lighting is not 
expected to be substantial, and to be consistent with a typical residence.  

RECEIVED BY LUPC 7/31/2026



Subdivision – Coplin Plt.  
 

 

 

Section 23: Noise 

  
The majority of the noise associated with this subdivision is likely to source from the 
construction of the roads and stormwater management devices. This is unavoidable; 
however, the construction window is expected to be relatively short due to the nature 
of the project.  
 
Upon completion, the proposed subdivision is not expected to produce noise above 
typical residential levels. The project proposes 12 lots across approximately 24.5 acres, 
with much of the parent parcel remaining wooded, which will act as a noise buffer to 
adjacent properties.  
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Subdivision – Coplin Plt.  
 

 

 

Section 24: Harmonious Fit and Natural Character  

The proposed project has been designed to minimize disturbance to the natural 
character as much as feasible. The subject parcel contains a variety of site features, such 
as steep slopes, stream segments, and wetland areas. Due to this, the road had to be 
designed in such a way that impacts to the natural resources are avoided, or minimized 
where avoidance was not feasible. This resulted in certain areas of the proposed road 
design to generate cut/fill slopes, which have been designed as a reinforced 2:1 slope to 
minimize impacts and mimic surrounding topography.  
 
The building envelopes for the proposed lots have been placed to ensure that the 
majority of the subject parcel remains wooded to preserve a visual buffer to the 
surrounding areas. Staggering of building envelope was not always possible on this 
subdivision due to soil constraints regarding the phosphorus control design, but the 
small scale of the envelopes will help minimize visual impacts as well. It is important to 
highlight that the residential single family lots fit well with characteristics of the current 
development in that area.  
 
Below are details on a specific layout features and how they relate to visuality: 
  

- Lots 1 & 2 building envelopes are sited the highest in elevation. However, they 
have a large stretch, ranging from approximately 90’ to 165’ of wooded buffer 
directly downhill. These lots have about 20’ of vertical change within the 
envelope. Mature trees, often 20’ to 30’ in height within this buffer will shield 
the development. 

- Lot 9/10 and Lot 11/12 proposed to have shared driveways, in an effort to limit 
new infrastructure, each of the driveway easements traverse along the contours 
to minimize grading impacts.  

- Mountain View Road at the highest elevation is approximately 1362’ (at the very 
end, less elsewhere) and there is knoll, located down gradient that the road 
traverse around is also 1362’. The knoll doesn’t block the entirety of the road 
length but a large portion. Towards the beginning of the road there are also a 
few smaller knolls having the same effect.  

- Courtney Lane traverses along the contour grades at the base of knoll. This knoll 
will shield views of the road towards Flagstaff Lake. 

- Each lot will have a clearing limit. 
- The upper, steepest portion of the property has no proposed development.   
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Subdivision – Coplin Plt.  
 

 

- On an even more micro level, each lot owner who develops these lots will also 
be subject to a LUPC residential building permit where the department can focus 
on specific layout and building material at that point in time.  

 
On a wider scale, due to the topography and orientation in this area, there is a large 
portion within 3 miles of the development will not be visible. See image below that 
indicates the approximate non-visible area, represented by the red line. The site is 
shown with the blue boundary. The topographic maps were downloaded from USGS. 
The remaining 3 miles radius is not shown as it is out of the viewshed. Please note this 
does not take into account vegetation which much of the viewshed area has mature 
forest.  

 
Image 1: Potential area that the project may be visual based on USGS Topographic Map 

 
Also shown on Image 1 are red dots, these indicate potential areas of interest and have 
a corresponding Google Earth Image below. In the Google Earth images, the blue 
represents the outer property boundary, green is the lot building envelopes, and red 
lines are the roads.   
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Subdivision – Coplin Plt.  
 

 

 
Image 2: On Flagstaff Lake in the cove near the Town of Stratton. Only the top, 

undeveloped portion of the property is visible. 
 

 
Image 3: At the Flagstaff Lake public boat launch on Route 27. Only the top, 

undeveloped portion of the property is visible. 
 

 

RECEIVED BY LUPC 7/31/2026



Subdivision – Coplin Plt.  
 

 

 
Image 4: On Flagstaff Lake, opposite side of the cove from the public boat launch on 
Route 27. The project is visible, however, as mentioned above there are other visual 

barriers located on the site to help shield the development.  
 

 
Image 5: At Flagstaff Lake near the 3 mile distance, in the channel before the lake 

opens up. Only the top, undeveloped portion of the property is visible. 
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Subdivision – Coplin Plt.  
 

 

 
Image 6: At the summit of Cranberry Peak. As shown, there is a knoll that shields the 
proposed project elevational and will not be visible. The higher terrain portion of the 

trail traverses along back side of the ridge so will not be visible. There is a slight chance 
in open areas during winter months it would be visible, see Image 7 below.  

 
Image 7: This is a knoll adjacent to the Cranberry Peak Trail. Looking at the Trail Map, 

below, it is believed the trail traverse on the opposite site of this knoll. If that is the case, 
the project would not be visible from the trail. See trail map below. 
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Subdivision – Coplin Plt.  
 

 

 
Image 8: Cranberry Peak Trail from Maine Trailer Finder  

 
 
Other notable recreational areas in the region: 

- The Appalachian National Scenic Trail is further than 3miles away and due to 
topography and direction, will not be visible from the trail. 

- Sugarloaf Mountain is further than 3miles away and due to orientation the 
project will not be visible from the mountain. 

 
Stormwater management for hillside resources was achieved through the use of four 
new grassed underdrained filter ponds and associated drainage swales. Each of the 
proposed filter ponds were sized and designed in accordance with the standards 
outlined in the Maine Department of Environmental Protection’s Best Management 
Practices Manual. The goal, in addition to providing treatment for quality of the runoff, 
is the filter ponds also provide short-term retention of runoff, slowing runoff and 
reducing peak flows exiting the site. The filter ponds discharge into already natural 
water ways.  
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Section 25: Rare or Special Plant Communities  

and Wildlife Habitat 

 
Attached is a review letter from Maine Natural Areas Program (MNAP) with no project 
concerns.  
 
Also attached is the original Maine Department of Inland Fisheries and Wildlife (MDIFW) 
project review. Since the original review MLDC has provided photos and additional 
information to MDIFW to rule out the need for surveys of the Roaring Brook Mayfly and 
Northern Spring Salamander. The applicant is amendable to taking their 100’ riparian 
buffer recommendation on the upper and lower stream segments. All buffers are shown 
on the plans. Lastly, they indicted there was no mapped talus slopes on the subject 
property. The applicant is preserving the steeper rocky terrain that could potentially be 
used for bat overwintering. The forestry activity will likely occur during the bats inactive 
season, winter months, as recommended.    
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JANET T. MILLS 
GOVERNOR 

AMANDA E. BEAL 
COMMISSIONER 

STATE OF MAINE 
DEPARTMENT OF AGRICULTURE, CONSERVATION & FORESTRY 

177 STATE HOUSE STATION 
AUGUSTA, MAINE 04333 

 
 

 
 
 
MOLLY DOCHERTY, DIRECTOR   
MAINE NATURAL AREAS PROGRAM  PHONE:  (207) 287-8044 
90 BLOSSOM LANE, DEERING BUILDING  WWW.MAINE.GOV/DACF/MNAP 
  

 
 
April 23, 2025 
 
Emily Hastings 
Main-Land DCI 
PO Box Q 
Livermore Falls, ME 04254 
 
Via email: emily@main-landdci.com 
 
Re: Rare and exemplary botanical features in proximity to: #25-040, Residential Subdivision, Hedgehog Trail, 
Coplin Plt, Maine 
 
Dear Emily Hastings: 
 
I have searched the Maine Natural Areas Program’s Biological and Conservation Data System files in response to 
your request received April 23, 2025 for information on the presence of rare or unique botanical features 
documented from the vicinity of the project in Coplin Plt, Maine.  Rare and unique botanical features include the 
habitat of rare, threatened, or endangered plant species and unique or exemplary natural communities.  Our review 
involves examining maps, manual and computerized records, other sources of information such as scientific 
articles or published references, and the personal knowledge of staff or cooperating experts. 
 
Our official response covers only botanical features.  For authoritative information and official response for 
zoological features you must make a similar request to the Maine Department of Inland Fisheries and Wildlife, 
284 State Street, Augusta, Maine 04333. 
 
According to the information currently in our Biological and Conservation Data System files, there are no rare 
botanical features documented specifically within the project area.  This lack of data may indicate minimal survey 
efforts rather than confirm the absence of rare botanical features.  You may want to have the site inventoried by a 
qualified field biologist to ensure that no undocumented rare features are inadvertently harmed. 
 
If a field survey of the project area is conducted, please refer to the enclosed supplemental information regarding 
rare and exemplary botanical features documented to occur in the vicinity of the project site.  The list may include 
information on features that have been known to occur historically in the area as well as recently field-verified 
information.  While historic records have not been documented in several years, they may persist in the area if 
suitable habitat exists.  The enclosed list identifies features with potential to occur in the area, and it should be 
considered if you choose to conduct field surveys. 
 
This finding is available and appropriate for preparation and review of environmental assessments, but it is not a 
substitute for on-site surveys.  Comprehensive field surveys do not exist for all natural areas in Maine, and in the 
absence of a specific field investigation, the Maine Natural Areas Program cannot provide a definitive statement 
on the presence or absence of unusual natural features at this site. 
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Letter to Main-Land DCI 
Comments RE: Subdivision, Coplin Plt 
April 23, 2025 
Page 2 of 2 

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

Lisa St. Hilaire 
 
Lisa St. Hilaire | Information Manager | Maine Natural Areas Program 
207-287-8044 | lisa.st.hilaire@maine.gov 
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Rare and Exemplary Botanical Features within 4 miles of
Project: #25-040, Residential Subdivision, Hedgehog Trail, Coplin Plt, ME

Occurrence
Number

Global
Rank

State
Status

State
Rank

Date Last
ObservedCommon Name Habitat

Auricled Twayblade

Non-tidal rivershore (non-forested, seasonally wet),Forested wetland1896-08-20T S2 G3G4 16

Hairy Arnica

Alpine or subalpine (non-forested, upland),Non-tidal rivershore (non-
forested, seasonally wet)

1919-07-09T S2 G3 18

Lesser Wintergreen

Conifer forest (forest, upland)2004-06-30SC S2 G5 13

Lower-elevation Spruce - Fir Forest

2004-06-30S5 GNR 18

Northern Hardwoods Forest

2022-06-21S5 G3G5 23

2022-06-21S5 G3G5 23

2019-09-12S5 G3G5 57

Red and White Pine Forest

2017-10-16S3 G3G4 13

Page 1 of 2 www.maine.gov/dacf/mnapMaine Natural Areas Program
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Spruce Rocky Woodland

2004-06-30S4 G3G5 3

Streamshore Ecosystem

2004-08-05S4 GNR 18

Subalpine Fir Forest

2015-07-06S3 GNR 16

Swamp Honeysuckle

Forested wetland,Open wetland, not coastal nor rivershore (non-forested,
wetland)

2015-06-08SC S3 G5 58

Unpatterned Fen Ecosystem

2015-07-21S5 GNR 80

Vasey's Pondweed

Open water (non-forested, wetland)1999-07-19SC S2 G4 9

Date Exported: 2025-04-23

Page 2 of 2 www.maine.gov/dacf/mnapMaine Natural Areas Program

RECEIVED BY LUPC 7/31/2026



Conservation Status Ranks 

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

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

Rank Definition 
S1 
G1 

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

S2 
G2 

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

S3 
G3 

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

S4 
G4 

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

S5 
G5 

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

SX 
GX 

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

SH 
GH 

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

S#S# 
G#G# 

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

SU 
GU 

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

GNR 
SNR 

Unranked – Global or subnational conservation status not yet assessed. 

SNA 
GNA 

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

Qualifier Definition 
S#? 
G#? 

Inexact Numeric Rank – Denotes inexact numeric rank. 

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

T# Infraspecific Taxon (trinomial) – The status of infraspecific taxa (subspecies or varieties) 
are indicated by a "T-rank" following the species’ global rank. 
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State Status: Endangered and Threatened are legal status designations authorized by statute. Please 
refer to MRSA Title 12, §544 and §544-B. 

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

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

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

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

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

 

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

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

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

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

 

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

              GOVERNOR 

STATE OF MAINE 
DEPARTMENT OF 

INLAND FISHERIES & WILDLIFE 
353 WATER STREET 

41 STATE HOUSE STATION 
AUGUSTA ME  04333-0041                               

                                   JUDITH CAMUSO 
                                                                 COMMISSIONER 

 

July 15, 2025 

Emily Hastings 

Main-Land Development Consultants, Inc. 

P.O. Box Q 

Livermore Falls, ME 04254 

 

RE: Information Request - Hedgehog Trail, Subdivision, Coplin Plantation Project ID 

9135-10575 

 

Dear Emily: 

 

Per your request received on April 23, 2025, we have reviewed current Maine Department of 

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

Threatened, and Special Concern (Rare) species; designated Essential and Significant Wildlife 

Habitats; inland fisheries and aquatic habitats; and other protected natural resource concerns 

within the vicinity of the Hedgehog Trail, Subdivision, Coplin Plantation project, pursuant to 

MDIFW's authority. MDIFW understands the project proposes a 14-lot subdivision with a 14’ 

wide gravel access road and stream crossing, and private septic/water infrastructure. Please note 

that as project details are lacking, our comments should be considered preliminary. 

 

Our Department has not mapped any Essential Habitats that would be affected by this project. 

 

ENDANGERED, THREATENED, AND SPECIAL CONCERN SPECIES 

 

Bat Species 

Of the eight species of bats that occur in Maine, four species are afforded protection under 

Maines Endangered Species Act (MESA, 12 M.R.S 12801 et. seq.): little brown bat (State 

Endangered), northern long-eared bat (State Endangered), eastern small-footed bat (State 

Threatened), and tri-colored bat (State Threatened). The four remaining bat species are 

designated as Species of Special Concern:  big brown bat, red bat, hoary bat, and silver-haired 

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

historical evidence it is likely that several of these species occur within the project area during 

spring/fall migration, the summer breeding season, and/or for overwintering.  

 

Talus Slopes 

In addition to traditional hibernacula like caves and old mines, recent findings indicate that 

Myotis and big brown bats may also overwinter in exposed rocky features, between rocks, 

cracks, and crevices in talus slopes, rocky outcrops, and cliff faces. To date, Maine talus and 

rocky outcrop studies have focused on relatively exposed slopes with minimal canopy cover, 

although ongoing research has shown that bats also occupy rocky areas under forest canopy.  

Occupied talus slopes in Maine have consisted of variable rock sizes, ranging in size from 

softball to car-sized boulders. Rock piles, rock ledges, and small vertical cracks in rocks (>1/2-
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inch-wide) create crevices that allow bats to access deeper cavities that provide protection from 

predators and suitable temperature and humidity conditions. Some species of bat, like the eastern 

small-footed bat, use rocky features year-round. A desktop GIS analysis does not indicate the 

presence of these features in your project area; however, not all talus and rocky features have 

been mapped statewide. Therefore, we advise that all areas of talus and rocky features of 

approximately 1,000 square feet or greater in size be documented on and within 250 feet of your 

project area, including smaller areas of rock piles and tailings (i.e., quarry spoils). See attached 

photographs for representative features—these photographs are not all-inclusive and should be 

used for guidance purposes only. Detailed photographs, coordinates, and characteristics of these 

areas should be submitted to MDIFW for review, and additional investigations and monitoring 

may be recommended to further determine suitability and document occupancy. Alternatively, 

these features should be appropriately buffered commensurate with the size and layout of the 

project.  

 

High Elevation Species 

The Roaring Brook Mayfly (RBM), a State Threatened Species, and the Northern Spring 

Salamander (NSS), a State Species of Special Concern – Rare, may occur at the project site. 

RBM can occur in high elevation, headwater streams draining off forested (hardwood or mixed) 

slopes at or above 1,000 feet (including unmapped streams) within or adjacent to the currently 

documented range (northern Appalachian Mountain Range, stretching from Mt. Katahdin to 

western border with New Hampshire and Quebec). NSS can occur in first or second order 

perennial or intermittent, high elevation (generally at or above 500 feet) headwater streams 

(mapped or unmapped) in hardwood or mixed forests, but they are also found in larger third 

order streams and rivers with suitable substrate (large cobble and/or gravel bars) within the 

documented range of primarily the western Maine mountains north and east into mountains of 

central Penobscot County. We recommend that surveys be conducted for these species within the 

project area, conducted by qualified biologists with experience surveying for this species, 

following MDIFW’s most recent survey protocol. Alternatively, we recommend maintaining 

250-foot intact riparian buffer zones along all mapped and unmapped streams, with no new 

development or permanent habitat conversion within this zone. For additional information and 

survey protocols, contact Invertebrate Biologist Beth.Swartz@Maine.gov with Environmental 

Review Coordinator Andy Wood (Andrew.J.Wood@Maine.gov) copied on all correspondence. 

 

SIGNIFICANT WILDLIFE HABITAT 

 

Significant Vernal Pools 

At this time MDIFW Significant Wildlife Habitat maps indicate no known presence of 

Significant Vernal Pools (SVPs) in the project search area. However, a comprehensive statewide 

inventory for Significant Vernal Pools has not been completed. SVPs are not included on 

MDIFW maps until project areas have been surveyed using approved methods and the survey 

results confirmed. Therefore, their absence from resource maps is not necessarily indicative of an 

absence on the ground. Per the materials submitted, it appears a wetland delineation has 

occurred. If any potential vernal pools were identified, we recommend that vernal pool surveys 

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

design to determine whether there are Significant Vernal Pools present in the area. These surveys 
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should extend up to 250 feet beyond the anticipated project footprint because of potential 

performance standard requirements for off-site Significant Vernal Pools, assuming such pools 

are located on land owned or controlled by the applicant. Once surveys are completed, survey 

forms should be submitted to our Department for review well before the submission of any 

necessary permits. MDIFW will need to review and verify any vernal pool data prior to final 

determination of significance. 

 

AQUATIC RESOURCES 

 

Fish Habitat 

Per materials submitted, it appears there are multiple streams present within the project area and 

that a stream crossing is proposed. We recommend that 100-foot undisturbed vegetated buffers 

be maintained along streams. Buffers should be measured from the edge of stream or associated 

fringe and floodplain wetlands. Maintaining and enhancing buffers along streams is critical to the 

protection of water temperatures, water quality, natural inputs of coarse woody debris, and 

various forms of aquatic life necessary to support conditions required by many fish species.  

Stream crossings should be avoided, but if a stream crossing is necessary, or an existing crossing 

needs to be modified, it should be designed to provide full fish passage. Small streams, including 

intermittent streams, can provide crucial rearing habitat, cold water for thermal refugia, and 

abundant food for juvenile salmonids on a seasonal basis and undersized crossings may inhibit 

these functions. Generally, MDIFW recommends that all new, modified, and replacement stream 

crossings be sized to span at least 1.2 times the bankfull width of the stream. In addition, we 

generally recommend that stream crossings be open bottomed (i.e., natural bottom), although 

embedded structures which are backfilled with representative streambed material have been 

shown to be effective in not only providing habitat connectivity for fish but also for other aquatic 

organisms. Construction Best Management Practices should be closely followed to avoid 

erosion, sedimentation, alteration of stream flow, and other impacts as eroding soils from 

construction activities can travel significant distances as well as transport other pollutants 

resulting in direct impacts to fisheries and aquatic habitat. In addition, we recommend that any 

necessary instream work occur between July 15 and October 1. 

 

This consultation review has been conducted specifically for known MDIFW jurisdictional 

features and should not be interpreted as a comprehensive review for the presence of other 

regulated features that may occur in this area. Prior to the start of any future site disturbance, we 

recommend additional consultation with the municipality, and other state resource and regulatory 

agencies including the Maine Natural Areas Program and the Maine Department of 

Environmental Protection in order to avoid unintended protected resource disturbance. For 

information on federally listed species, contact the U.S. Fish and Wildlife Service's Maine Field 

Office (207-469-7300, mainefieldoffice@fws.gov). 
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Please feel free to contact my office if you have any questions regarding this information, or if I 

can be of any further assistance. 

 

Best regards, 

 
Andrew J. Wood 

Environmental Review Coordinator 
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Emily Hastings

From: Wood, Andrew J <Andrew.J.Wood@maine.gov>
Sent: Tuesday, February 24, 2026 9:48 AM
To: Emily Hastings
Subject: RE: Project Review - Coplin Plt. 25-040

Follow Up Flag: Follow up
Flag Status: Flagged

Emily, 
 
No further concerns regarding Northern Spring Salamander or Roaring Brook Mayϐly. Riparian buffer 
recommendations revert to the standard 100-feet for ϐisheries habitat protection.  
 
For future reference, it would be helpful to indicate where on the subdivision plan/map the photos were taken. 
 
Let me know if you need anything further.  
 
best, 
Andy 
 
Andrew Wood (He/Him) 
Environmental Review Coordinator | Senior Resource Biologist 
Environmental Review Program 
Maine Department of Inland Fisheries and Wildlife 
353 Water Street, 41 State House Station 
Augusta, Maine 04333-0041 
Cell: (207) 441-9854 
 
ERID 9135 
 

From: Emily Hastings <emily@main-landdci.com>  
Sent: Sunday, February 22, 2026 8:43 AM 
To: Wood, Andrew J <Andrew.J.Wood@maine.gov> 
Cc: IFW Environmental Review <IFWEnvironmentalreview@maine.gov> 
Subject: RE: Project Review - Coplin Plt. 25-040 
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Great – thanks so much! I would think an email should suƯice. 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
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From: Wood, Andrew J <Andrew.J.Wood@maine.gov>  
Sent: Friday, February 20, 2026 3:35 PM 
To: Emily Hastings <emily@main-landdci.com> 
Cc: IFW Environmental Review <IFWEnvironmentalreview@maine.gov> 
Subject: RE: Project Review - Coplin Plt. 25-040 
 
Emily, 
 
We will take a look at this and get back to you. Would you be seeking a revised letter? Or would email 
correspondence sufϐice?  
 
Thanks, and apologies if I missed your earlier email as I was on leave in August.  
 
Andrew Wood (He/Him) 
Environmental Review Coordinator | Senior Resource Biologist 
Environmental Review Program 
Maine Department of Inland Fisheries and Wildlife 
353 Water Street, 41 State House Station 
Augusta, Maine 04333-0041 
Cell: (207) 441-9854 
 

From: Emily Hastings <emily@main-landdci.com>  
Sent: Friday, February 20, 2026 8:09 AM 
To: Wood, Andrew J <Andrew.J.Wood@maine.gov> 
Cc: IFW Environmental Review <IFWEnvironmentalreview@maine.gov> 
Subject: FW: Project Review - Coplin Plt. 25-040 
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Hi Andrew, 
Hope you’re having a nice winter! 
I wanted to circle back around to this project in Coplin Plt. It has been in permitting for a while and now we are 
staring to get some comments/questions from LUPC. As I mentioned in the email below, in the past we’ve been 
able to rule out some of the survey requests by providing photos and more project details. Not shown on the 
subdivision plan will be some preserves common area on upper (steep portion, I suspect where the bat concern 
came from) and the lower around the wetland/stream.  
 
Attached is the subdivision plan and the photos (of the stream we are proposing to cross) I mentioned in hopes we 
can re-evaluate if possible. 
 
Thanks and let us know if you need anything else! 
Emily 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
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From: Emily Hastings  
Sent: Friday, August 29, 2025 11:24 AM 
To: 'Wood, Andrew J' <Andrew.J.Wood@maine.gov> 
Subject: RE: Project Review - Coplin Plt.  
 
Hi Andrew,  
Thanks for the review! I noticed the letter says lacking project details, so wanted to follow up with a Concept Plan if 
that helps. We are preserving the upper steep part of the property and stream crossing will meet 1.2 bankful width 
and all standards stream smart measures. 
 
In the past we’ve ruled out concern for Roaring Brook Mayfly’s and Northern Spring Salamanders by providing 
photos. So I attached for the stream in hopes we can re-evaluate that if possible.  
 
Thanks again! 
Emily 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
 

From: Wood, Andrew J <Andrew.J.Wood@maine.gov>  
Sent: Tuesday, July 15, 2025 2:17 PM 
To: Emily Hastings <emily@main-landdci.com> 
Subject: RE: Project Review - Coplin Plt.  
 
Emily, 
 
Thanks for your inquiry. Please see the attached review letter, guidance document, and map. 
 
Best, 
 
Andrew Wood 
Environmental Review Coordinator | Senior Resource Biologist 
Environmental Review Program 
Maine Department of Inland Fisheries and Wildlife 
353 Water Street, 41 State House Station 
Augusta, Maine 04333-0041 
Cell: (207) 441-9854 
www.meϐishwildlife.com 
 

 
Correspondence to and from this oƯice is considered a public record and may be subject to a request under the Maine Freedom of Access Act. Information 
that you wish to keep confidential should not be included in email correspondence. 
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ERID# 9135 
 

From: Emily Hastings <emily@main-landdci.com>  
Sent: Wednesday, April 23, 2025 8:40 AM 
To: IFW Environmental Review <IFWEnvironmentalreview@maine.gov> 
Subject: Project Review - Coplin Plt.  
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Good morning, 
Attached is a project review request for a subdivision in Coplin Plt.  Let me know if you need anything else for your 
review. 
 
Thanks & enjoy the nice day! 
Emily 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
 

           

Did you know Main-Land has job openings? See www.main-landdci.com/join-our-family for more information! 
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Subdivision – Coplin Plt.  
 

 

 

Section 26: Archaeological and Historical Resources 

 
Main-Land has reached out to the Maine Historic Preservation Commission (MHPC) for 
consultation on this project. There are no concerns, attached is their response.  
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Subdivision – Coplin Plt.  
 

 

Section 27: Soil Suitability and Mapping 

Soil Surveying & Mapping: Attached in this section is a soils report and map provided by 
Coppi Environmental, LLC.  Also a reference map for orientation.  
 
Soil Suitability:  
The proposed building envelopes are located primarily within areas mapped as 
Chesuncook, Peru, Marlow, and Telos soils. The NRCS low-density residential 
development ratings identify limitations associated with these soils, generally related to 
seasonal perched groundwater and somewhat poorly drained conditions, In some 
locations, there are moderate to steep slopes, some of which are greater than 20%.  
 
The identified limitations can be overcome within the building envelopes through 
conventional site engineering and construction practices, including foundation drainage 
systems, grading to direct surface runoff away from structures, placement of 
engineered fill where necessary, and site-specific foundation design.  
 
All of the soil types within the building envelopes do meet the minimum soil conditions 
for subsurface wastewater disposal systems.  
 
Test pits completed as part of soil investigation indicate that the mapped soils are 
generally very deep at minimum 40 inches. However, localized ledge conditions may be 
encountered during construction, particularly within roadway cuts and stormwater 
pond excavations. If ledge excavation is required, it will be addressed through 
conventional rock excavation methods in construction, including controlled blasting only 
if necessary. Any blasting activities would be conducted by qualified contractors in 
accordance with applicable federal, state, and local requirements. 
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Main-land Development Consultants, Inc. 

Mountain Road and Hedgehog Trail, Coplin PLT 

May 27th, 2025 

SOIL NARRATIVE REPORT 

DATE:   Soil profiles observed on May 5
th
 and 6

th
, 2025. 

BASE MAP:  Base map provided by Mainland Development Consultants.  Contour 

map 2-foot intervals, scaled 1"= 80’, from the Maine Office of GIS. 

GROUND CONTROL: Test pits located with a Trimble Geo 7x Hand-Held GPS. 

THE SOIL MAPPING CONFORMS WITH A HIGH-INTENSITY (CLASS B) SURVEY. 

Class B - Soil Survey 

1.  Mapping units of 1 acre or greater. 

2.  Scale of 1" = 100' or larger. 

3.  Map units not to contain dissimilar limiting inclusions greater than 1 acre; dissimilar inclusions may total 

> 1 acre per map unit delineation, if not continuous. 

4.  Ground control – Base map provided by Mainland Development Consultants, Inc. 

5.  Base map with 5’ contour lines. 

 

This was prepared for a residential subdivision project served by private water and sewer. The accompanying 

soil profile descriptions, soil map and this soil narrative report were done in accordance with the standards 

adopted by the Maine Association of Professional Soil Scientists, and the Maine Board of Certification of 

Geologists and Soil Scientists. 

 
_____________________________________________ L.S.S. #631, S.E. #403   __5__/__27__/_2025___ 

Christopher J. Coppi                  Date 
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CHESUNCOOK 

 (Typic Haplorthods) 
 

SETTING 
 
Parent Material:  Loamy glacial till. 

 

Landform:  Glaciated uplands. 

 

Position in Landscape: Side slope. 

 

Slope Gradient Ranges: (B) 3-8%   (C) 8-20%   (D) 20%+ 

 

COMPOSITION AND SOIL CHARACTERISTICS 

 
Drainage Class:  Moderately well drained, with a perched water table 1.5 to 3.0 feet 

beneath the existing soil surface March through May and during periods of 

excessive precipitation. 

 

Typical Profile  Surface layer: Dark reddish brown organic, 0-3" 

Description:  Subsurface layer: Light gray, dark reddish brown to reddish brown 

and yellowish brown silt loam and loam, 3-14" 

  Subsoil layer: Olive brown to grayish brown, gravelly loam, 14-

24" 

  Substratum: Olive gravelly loam, 24-36" 

 

Hydrologic Group: Group C and D (if hardpan or seasonal high-water table is within 24”) 

 

Permeability:  Moderate in the solum, moderately slow or slow in the compact 

substratum. 

Depth to Bedrock: Very deep, greater than 60 inches. 

Hazard to Flooding: None 

INCLUSIONS 
(Within Mapping Unit) 

Similar: Marlow and Peru 

Dissimilar: Chesuncook soils with oxyaquic conditions or extreme bouldery surface, Telos SPD 

USE AND MANAGEMENT 

Subsurface wastewater disposal:  The limiting factor for building site development is wetness due to the 

presence of a perched water table 1.5 to 3.0 feet beneath the soil surface for some portion of the year.  

Proper foundation drainage or other site modification is recommended for construction.  Chesuncook soil is 

suitable for subsurface wastewater disposal, in accordance with the State of Maine Rules for Subsurface 

Wastewater Disposal.   

Stormwater Management and Construction:  The limiting factor for building site development is wetness, 

due to the presence of a perched water table 1.5 to 3.0 feet beneath the soil surface for some portion of the 

year.  Proper foundation drainage or other site modification is recommended for construction.  Expected 

permeability for Chesuncook soils ranges from 0.6-2.0 in/hr in the soil solum (A & B horizons) to 0.0-0.2 

in/hr in the dense till (C horizon). 
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MARLOW (Paxton) 

 
 SETTING 

 
Parent Material:  Loamy soils underlain by compact, loamy glacial till. 

 

Landform:  Drumlins and glaciated uplands. 

 

Position in Landscape: Uppermost portions of landform. 

 

Slope Gradient Ranges: (C) 8-20%   (D) 20+% 

 
 COMPOSITION AND SOIL CHARACTERISTICS 

 

Drainage Class:  Well drained, with a perched water table 2.0 to 3.5 feet below the soil 

surface through March and April, and during periods of excessive rainfall. 

 

Typical Profile  Surface layer: Dark gray and gray fine 

Description:   sandy loam, 0-6" 

  Subsurface layer: Yellowish red fine sandy loam, 6-13" 

  Subsoil layer: Light olive brown fine sandy loam, 13-17" 

  Substratum: Olive and olive gray fine sandy loam, 17-65" 

 

Hydrologic Group: Group C 

 

Surface Run Off:  Moderate 

 

Permeability:  Moderate in solum, and moderately slow to slow in the compact 

substratum. 

Depth to Bedrock: Very deep, greater than 60". 

Hazard to Flooding: None 

Erosion Factors:  K: .20 - .32 

 
 INCLUSIONS 
 (Within Mapping Unit) 
Dissimilar: Chesuncook, Peru, Telos 

 
 USE AND MANAGEMENT 

Development with subsurface wastewater disposal:  Marlow soils are well suited to building site 

development, however, proper foundation drainage or other site modification is recommended since there 

is a perched water table 2.0 to 3.5 feet beneath the soil surface for a portion of the year.  Marlow soil is 

suitable for subsurface wastewater disposal, in accordance with the State of Maine Rules for Subsurface 

Wastewater Disposal.   

 

Stormwater Management and Construction:  Marlow soils exhibit soil permeabilities of .6 to 2.0 inches/hour 

in the soil solum and 0.0 to .2 in the dense C-horizon. 
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MONARDA 

(Aeric Haplaquepts) 
 

SETTING 
 

Parent Material:  Loamy glacial till. 

 

Landform:  Nearly level to sloping soils. 

 

Position in Landscape: Occupies lower positions in the landscape, base of long slopes, swales, 

and depressional areas. 

 

Slope Gradient Ranges: (A) 0-3%  (B) 3-8%   (C) 8-20% 

 

COMPOSITION AND SOIL CHARACTERISTICS 
 

Drainage Class:  Poorly drained with a perched groundwater table 0 to 1.5 feet beneath the 

soil surface from October through May and during periods of heavy 

precipitation. 

 

Typical Profile  Surface layer: Black organic layer, 0-4” 

Description:  Subsurface layer: Light brownish gray, gravelly silt loam, 4-9" 

Subsoil layer: Gray, olive gray and olive, gravelly silt loam, 9-33" 

Substratum: Gray, gravelly silt loam, 33"+ 

 

Hydrologic Group: Group D 

 

Permeability:  Moderate to moderately slow in the solum, moderately slow to slow in 

the substratum. 

 

Depth to Bedrock: Deep, greater than 60". 

 

Hazard to Flooding: None, except adjacent to small waterbodies 

 

Erosion Factors (KF): 0-6”-20-.28 

  6”-65” .32 

 

 

INCLUSIONS 
(Within Mapping Unit) 

 

Similar: Telos (somewhat poorly drained) 

 

Dissimilar: Pecham VPD 

 

USE AND MANAGEMENT 
 

Subsurface wastewater disposal:  The limiting factor for building site development is wetness due to the 

presence of a high perched water table 0 to 1.5 feet below the existing the soil surface for a significant portion 

of the year  This soil is unsuitable for on-site subsurface wastewater disposal.  Monarda soil may be classified 

as wetlands, based on the combined consideration of hydric conditions, hydrology, and vegetation. 

 

Stormwater Management and Construction:  Monarda soils are limiting use soils due to presence of a high-

water table throughout the year.  Proper foundation and erosion and sedimentation control measures are 

necessary in Monarda soil areas for construction purposes.  Expected permeability rates for Monarda soils 

are 0.6 – 6.0 in/hr in the soil solum and 0.0 – 0.2 in/hr in the dense till. 
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PERU 
 (Typic Haplorthods) 
 

SETTING 
 
Parent Material:  Compact loamy glacial till. 

 

Landform:  Glaciated uplands and drumlins. 

 

Position in Landscape: Upper portions of landform. 

 

Slope Gradient Ranges: (B) 3-8%   (C) 8-20% 

 

COMPOSITION AND SOIL CHARACTERISTICS 

 
Drainage Class:  Moderately well drained, with a perched water table 1.5 to 2.5 feet 

beneath the existing soil surface from November through April and during 

periods of excessive precipitation. 

 

Typical Profile  Surface layer: Grayish brown and dark brown fine sandy loam, 

Description:   0-6" 

  Subsurface layer: Strong brown and dark yellowish brown fine sandy 

loam, 6-19" 

  Subsoil layer: Light olive brown gravelly fine sandy loam, 19-24" 

  Substratum: Light olive brown gravelly sandy loam, 24-65" 

 

Hydrologic Group: Group C/D 

 

Surface Runoff:  Moderate in the solum, moderately slow or slow in the compact 

substratum. 

 

Permeability:  Moderate in the solum, moderately slow or slow in the compact 

substratum. 

Depth to Bedrock: Very deep, greater than 40". 

Hazard to Flooding: None 

Erosion Factors:  K:  .17 - .24 

INCLUSIONS 
 (Within Mapping Unit) 
 
Similar: Chesuncook 

Dissimilar: Colonel, Monarda, Telos 

USE AND MANAGEMENT 
Stormwater design:  Peru soils are moderately well drained, with seasonal high groundwater table of 

approximately 1.5 to 3.5 feet beneath the soil surface.  Peru soils generally exhibit permeabilities of 0.6-2.0 

inches/hour in the upper horizons, and 0.06-0.6 inches/hour in the firm basal till horizons of 1.5’+ 

(approximately). 

 

Subsurface wastewater disposal:  Peru soil is suitable for subsurface wastewater disposal.   
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TELOS 

(Typic Haplorthods) 
 

SETTING 
 

Parent Material:  Loamy dense basal till. 

 

Landform:  Lower side slopes in glaciated uplands. 

 

Position in Landscape: Nearly level to steeply sloping soils on upland till ridges. 

 

Slope Gradient Ranges: (B) 3-8%   (C) 8-20%  

 

COMPOSITION AND SOIL CHARACTERISTICS 

 

Drainage Class:  Somewhat poorly drained, with a seasonal water table generally 9-15” 

beneath the soil surface in spring and during wettest seasons. 

 

Typical Profile  Surface layer: Pinkish gray silt loam, 0-4" 

Description  Subsurface layer: Dark reddish to yellowish brown silt loam, 4-15" 

  Subsoil layer: Light olive brown silt loam, 15-20" 

  Substratum: Olive gravelly silt loam, 20-65" 

 

Hydrologic Group: Group D 

 

Surface Run Off:  Slow 

 

Permeability:  Moderate in the solum, and slow or very slow in the substratum. 

 

Depth to Bedrock: Very deep, greater than 65". 

 

Hazard to Flooding: None 

 

 
INCLUSIONS 

(Within Mapping Unit) 
 
Similar: Chesuncook and Peru 

 

Dissimilar: Monarda 

 
 USE AND MANAGEMENT 
Subsurface wastewater disposal:  The limiting factor for building site development is wetness, due to the 

presence of a groundwater table 1.0 to 1.5 feet below the soil surface for some portion of the year.  Proper 

foundation drainage or other site modification is recommended for construction.  Telos soils typically meet 

the minimum soil conditions for subsurface wastewater disposal rules in most cases. 

 

Stormwater Management and Construction:  Telos soils are somewhat limiting for construction due to the 

presence of a high-water table near the surface.  Proper foundation and erosion and sedimentation control 

measures is advised especially on sloping areas of ground water seepage.  Expected permeability rates for 

Telos soils range from 0.6 – 2.0 in/hr in the soil solum to 0.0 – 0.2 in the dense till. 
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CLASS B HIGH INTENSITY
SOIL SURVEY

5/22/2025

B.J. C.C.

1" = 80'

DATE: REVISIONS:

PREPARED FOR
MAIN-LAND DEVELOPMENT

CONSULTANTS, INC

COPLIN PLT, MAINE

MOUNTAIN ROAD &
HEDGEHOG TRAIL

SOILS MAP LEGEND:

SLOPE DESIGNATION

THE ACCOMPANYING SOILS SURVEY WAS DONE IN
ACCORDANCE WITH THE STANDARDS ADOPTED BY
THE MAINE ASSOCIATION OF PROFESSIONAL SOIL
SCIENTISTS, FEBRUARY 1995, AS AMENDED.

NOTE: SEE ACCOMPANYING SOIL NARRATIVE REPORT,
DATED MAY, 2025

A

B

C

D

0 - 3%

3 - 8%

8 - 20%

20%+

Drainage Class Acronyms
WD-  Well Drained
MWD- Moderatley Well-Drained
SPD-  Somewhat Poorly Draiined
PD- Poorly Drained
VPD- Very Poorly Drained

WETLAND AREA (MAPPING DONE BY OTHERS)

WATERCOURSE (MAPPING DONE BY OTHERS)

SOIL TEST PIT (GPS LOCATED BY COPPI
ENVIRONMENTAL, LLC)

SOIL BOUNDARY LINE

LIMITS OF SOIL INVESTIGATION
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Subdivision – Coplin Plt.  
 

 

 

Section 28: Water Quality 
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Subdivision – Coplin Plt.  
 

 

 

Section 29: Erosion, Sedimentation, and 

Drainage Control Measures 

  
This section includes the Erosion & Sedimentation Control Plan and Maintenance & 
Inspection Plan, prepared by Main-Land, for the proposed development.  
 
The road designs were carefully selected and evaluated to minimize impact of this 
hillside project while maintaining a safe travel way. Design aspects include: 

- The road widths were kept to 14’ wide, the minimum requirement in LUPC 
standards, minimizing the overall width impacts  

- Side slopes adjacent to the roads are kept to 2’ Horizontal to 1’ Vertical, 
minimizing the side slope impacts 

- The road is proposed to be super elevated, for water capturing purposes, but 
this also allows for lower side to sheet flow off without the need for ditching on 
the lower side. There is only a short section of downhill road ditch proposed  

- The first 700’ of Mountain Village Road traverses with the contours as much as 
possible to minimizes impacts. This road then continues to a lesser steep portion 
of the property, utilizing that area as building envelopes. Courtney Lane also 
follows the contours as best as possible 

- Profiles were selected to minimize cut and fill, keeping the road grade as close to 
existing grade as possible while still allowing smooth transitions between grade 
changes 

- Multiple cross culverts allowed for small ditch sizes 
- Ditch depths was kept at 2’ to allow for subgrade drainage   

 
With the permitting process it is difficult to predict a construction start date. Ideally, the 
timber within the clearing limits would be cut during the winter months, stock piled and 
removed in the spring after road limit posted signs have been lifted. Main-Land would 
anticipate the stumping to take 2 to 3 weeks after logs have been removed from the 
site. Rough road grading and pond formation would take approximately 1 to 2 month. 
During that, the culverts would be placed and underground electric installed. Then final 
grading with loam and seed would be the last step, taking about 2 to 3 weeks. The grass, 
dependent on time of year, may take some time to become established. Lot 
development will happen at the discretion of the lot owners and will likely be staggered 
as many subdivisions are.  
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EROSION AND SEDIMENTATION CONTROL PLAN 
 

Loaf Land Subdivision 

Mountain Road, Coplin Plantation, Maine 
 

Prepared By: 

 

MAIN-LAND DEVELOPMENT CONSULTANTS, INC. 

Livermore Falls, Maine 

August 21, 2025 

 

1. INTRODUCTION: 

 

“A person who conducts, or causes to be conducted, an activity that involves filling, 

displacing or exposing soil or other earthen materials shall take measures to prevent 

unreasonable erosion of soil or sediment beyond the project site or into a protected 

natural resource as defined in 38 M.R.S.A. §480-B. Sediment control measures must be 

in place before the activity begins. Measures must remain in place and functional until 

the site is permanently stabilized. Adequate and timely temporary and permanent 

stabilization measures must be taken.” – Maine DEP Chapter 500 Rules, Appendix A. 

 

This Plan has been developed to ensure that construction activities on this project site 

utilize sound erosion and sedimentation control measures. These measures will prevent or 

reduce the potential for the deposition of sediments downstream of site. The methods of 

control consist of preventive measures and remedial measures. Preventive measures are 

aimed at keeping the soils in their present location through mulching and through the re-

establishment of vegetation. Remedial measures deal with the trapping and/or filtering of 

sediment laden stormwater run-off. Both types of measures will be utilized on this 

project. 

 

The Erosion and Sedimentation Control Plan is best broken down into Temporary 

Measures, Winter Stabilization, and Permanent Measures.  

 

2. TEMPORARY EROSION CONTROL: 

 

Temporary control measures may consist of a combination of measures where 

appropriate and/or as shown on the plans.  

 

A. Sediment Filter Berms: 

 

Sediment Filter Berms are the preferred filtering device but may not be used in wetland 

areas. The berms shall be placed down slope of all earth moving activities, where water 

from these disturbed areas will run off. These berms will be placed along an even 

contour, be at least 24 inches tall, and 3 feet wide at the base. Turn the ends of the berm 

up-grade to avoid runoff flowing around the berm. In areas of high erosion potential, the 

berm will be backed by hay bales or silt fencing, as shown on the filter berm detail. 
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B. Silt Fencing: 

 

Silt fencing may be used in place of, or together with, the sediment filter barriers. The silt 

fencing will also be anchored at least four inches into the ground and placed along an 

even contour. Turn the ends of the fence up-grade to avoid runoff flowing around the 

fence. During frozen conditions, furnish and install Sediment Filter Berms in lieu of silt 

fencing or hay bales if frozen soil prevents the proper installation of silt fences and hay 

bales. 

 

C. Stone Check Dams: 

 

Stone check dams shall be placed in the center of ditches immediately following 

excavation to provide a means of trapping sediments. (If the ditch has been immediately 

armored with rip-rap, check dams are not necessary.) The dams shall consist of small 

stone placed across the ditch, with a depression at the top of the dam to allow water over 

the top of the dam, should it become clogged with sediment. See the specifications on the 

Typical Details Plan for construction details of this measure. 

 

D. Temporary Mulch: 

 

Temporary mulch shall be placed on all disturbed areas where seeding, construction or 

stabilization activities will not take place for over 7 consecutive days. Temporary mulch 

will also be placed on areas within 75 feet of a natural resource (wetland, stream, etc.) 

where seeding will not take place for over 48 hours, and on all bare soils outside the road 

base prior to any predicted significant rain event. A significant rain event is considered to 

be at least ½ inch of rain or more. Temporary mulch may be hay and shall be applied at a 

rate of two bales per 1,000 square feet. Soil must not be visible upon completion of 

application, regardless of rate of application. 

 

E. Topsoil Stockpiles: 

 

Topsoil, removed as part of the construction, will be stockpiled on site for use in areas to 

be re-vegetated. The location of topsoil stockpiles must not be within 75 feet of a defined 

natural resource (wetland, stream, etc.), or within 75 feet of a swale or ditch.  

 

Stockpiles shall be mulched with hay at two bales per 1,000 square feet. The area down 

slope from any stockpile areas will be protected by a sediment filter berm or silt fence 

placed directly below or down gradient from the stockpile. If the stockpile must be left 

for more than 30 days, the pile will be seeded with rye grass at a rate of two pounds per 

1,000 square feet and mulched in accordance with this paragraph. 
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F. Trench Dewatering and Temporary Stream Diversion 

 

Water from construction trench dewatering or temporary stream diversion will pass first 

through a proprietary product filter bag or secondary containment structure (e.g. hay bale 

and fabric lined pool) prior to discharge. The discharge site shall be selected to avoid 

flooding, icing, and sediment discharges to a protected resource. In no case shall the filter 

bag or containment structure be located within 100 feet of a protected natural resource. 

 

G. Maintenance of Temporary Measures: 

 

All temporary measures described above shall be inspected weekly and before/after every 

significant storm event (1/2 inch of rain or greater) throughout the construction of the 

project. Repairs or replacements of temporary measures will be made as necessary. Once 

the site is stable, all temporary devices such as hay bale barriers and silt fencing will be 

removed. 

 

A log shall be kept summarizing the inspections and any corrective action taken. The log 

must include the name(s) and qualifications of the person making the inspections, the 

date(s) of the inspections, and major observations about the operation and maintenance of 

erosion and sedimentation controls, materials storage areas, and vehicles access points to 

the parcel. Major observations must include BMPs that need maintenance, BMPs that 

failed to operate as designed or proved inadequate for a particular location, and 

location(s) where additional BMPs are needed. For each BMP requiring maintenance, 

BMP needing replacement, and location needing additional BMPs, note in the log the 

corrective action taken and when it was taken. 

 

The log must be made accessible to department staff and a copy must be provided upon 

request. The permittee shall retain a copy of the log for a period of at least three years 

from the completion of permanent stabilization. 

 

 

3. WINTER STABILIZATION: 

 

The winter construction period is from November 1 through April 15. If the construction 

site is not stabilized with a combination of pavement, a road gravel base, 90% mature 

vegetation cover or riprap by November 1 then the site needs to be protected with winter 

stabilization.  

 

Winter excavation and earthwork shall be completed such that no more than 1 acre of the 

site is denuded at any one time. Limit the exposed area to those areas in which work is 

expected to be undertaken during the following 15 days. Exposed area shall not be so 

large that it cannot be mulched in one day prior to any snow event. 
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Areas shall be considered to be denuded until the subbase gravel is installed in roadway 

areas or the areas of future loam and seed have been loamed and mulched. Hay and straw 

mulch rate shall be a minimum of 200 lbs./1,000 s.f. (3 tons/acre) and shall be properly 

anchored.  

 

The contractor must install any added measures which may be necessary to control 

erosion/sedimentation from the site dependent upon the actual site and weather 

conditions. 

 

Continuation of earthwork operations on additional areas shall not begin until the 

exposed soil surface on the area being worked has been stabilized, in order to minimize 

areas without erosion control protection. 

 

A. Soil Stockpiles 

Stockpiles of soil or subsoil will be mulched for over winter protection with hay or straw 

at twice the normal rate or at 200 lbs/1,000 s.f. (3 tons per acre) or with a four-inch layer 

of woodwaste erosion control mix. This will be done within 24 hours of stocking and re-

established prior to any rainfall or snowfall. 

 

Any new soil stockpile will not be placed (even covered with hay or straw) within 100 

feet of any natural resources. 

 

B. Natural Resource Protection 

Any areas within 100 feet from any natural resources, if not stabilized with a minimum of 

90 % mature vegetation catch, shall be mulched by December 1 and anchored with 

plastic netting or protected with erosion control mats. 

 

During winter construction, a double line of sediment barriers (i.e. silt fence backed with 

hay bales or erosion control mix) will be placed between any natural resource and the 

disturbed area. Silt fencing may not be placed on frozen ground.  

 

Projects crossing the natural resource shall be protected a minimum distance of 100 feet 

on either side from the resource. Existing projects not stabilized by December 1 shall be 

protected with the second line of sediment barrier to ensure functionality during the 

spring thaw and rains.  

 

C. Mulching 

Areas shall be considered denuded until loamed, seeded and mulched. Hay and straw 

mulch shall be applied at a rate of 200 lb. per 1.000 square feet or 3 tons/acre (twice the 

normal accepted rate) and shall be properly anchored. Mulch shall not be spread on top of 
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snow. The snow will be removed down to a one-inch depth or less prior to application. 

 

An area shall be considered stabilized when exposed surfaces have been either mulched 

with straw or hay at a rate of 200 lb. per 1,000 square feet and adequately anchored, such 

that the ground surface is not visible though the mulch. 

 

Between the dates of November 1 and April 15, all mulch shall be anchored by either peg 

line, mulch netting, or wood cellulose fiber. The ground surface shall not be visible 

though the mulch. 

 

After November 1st, mulch and anchoring of all bare soil shall occur at the end of each 

final grading workday. 

 

D. Mulching on Slopes and Ditches 

Slopes shall not be left exposed for more than 7 days unless fully mulched and anchored. 

Slopes within 75 feet of a natural resource shall not be left exposed for more than 48 

hours. Mulching shall be applied at a rate of 300 lbs/1,000 sq ft on all slopes greater than 

8%. Erosion Control mesh shall be used to anchor mulch in all drainage ways and 

ditches, for slopes exposed to direct winds, and for all other slopes greater that 8 %. 

Erosion control blanket and check dams (or permanent Rip-Rap) shall be used in lieu of 

mulch in all drainage ways with slopes of 8 % or more. 

 

A six-inch layer of erosion control mix can be used to substitute erosion control blankets 

on all slopes except ditches. 

 

E. Seeding 

Between the dates of October 15 and April 1st, loam or seed will not be required. During 

periods of above freezing temperatures, finished areas shall be fine graded and either 

protected with mulch or temporarily seeded (see table below) and mulched until such 

time as the final treatment can be applied. If after November 1st the exposed area has 

been final graded and loamed, then the area may be dormant seeded at a rate of 3 times 

higher than specified for permanent seed and then mulched. 

 

TEMPORARY SEED MIX 
 

TYPE 

 % BY 

WEIGHT  

% 

PURITY 

 

 % GERMINATION 

 

Domestic Rye Grass 

 

60 

 

69.75 

 

90 

 

Perennial Rye Grass 

 

20 

 

28.00 

 

85 

 

Aroostook Rye Grass 

 

20 

 

28.00 

 

85 
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Dormant seeding may be placed prior to the placement of mulch and fabric netting 

anchored with staples. 

 

If dormant seeding is used for the site, all disturbed areas shall receive 4” of loam and 

seed at an application rate of 5lbs/1000 s.f. All areas seeded during the winter will be 

inspected in the spring for adequate catch. Areas not sufficiently vegetated (less than 90 

% catch) shall be revegetated by replacing loam, seed and mulch. 

 

If dormant seeding is not used, all disturbed areas shall be revegetated in the spring. 

 

F. Trench Dewatering and Temporary Stream Diversion 

Water from construction trench dewatering or temporary stream diversion will pass first 

through a filter bag or secondary containment structure (e.g. hay bale lined pool) prior to 

discharge. The discharge site shall be selected to avoid flooding, icing, and sediment 

discharges to a protected resource. In no case shall the filter bag or containment structure 

be located within 100 feet of a protected natural resource. 

 

G. Inspection and Monitoring 

Maintenance measures shall be applied as needed during the entire construction season. 

After each rainfall, snowstorm or period of thawing and runoff, the site contractor shall 

perform a visual inspection of all installed erosion control measures and perform repairs 

as needed to ensure their continuous function.  

 

In the spring, following the temporary/final seeding and mulching, the contractor shall 

inspect and repair any damages and/ or un-established spots. Established vegetative cover 

means a minimum of 90 % of areas vegetated with vigorous growth. 

 

H. Standard for the timely stabilization of ditches and channels  

 

All stone-lined ditches and channels shall be constructed and stabilized by November 1. 

All grass-lined ditches and channels shall be constructed and stabilized by September 1. 

Failure to stabilize a ditch or channel to be grass-lined by September 1, will require one 

of the following actions to stabilize the ditch for late fall and winter. 

 

Install a sod lining in the ditch – Sod lining shall be installed in ditches by October 1. 

Proper installation includes pinning the sod onto the soil with wire pins, rolling the sod to 

guarantee contact between the sod and underlying soil, watering the sod to promote root 

growth into the disturbed soil, and anchoring the sod with jute or plastic mesh to prevent 

the sod strips from sloughing during flow conditions. 

 

Install a stone lining in the ditch –Ditches shall be lined with stone riprap by November 

1, as presented below. If necessary, the applicant will regrade the ditch prior to placing 

RECEIVED BY LUPC 7/31/2026



  

 

 

 Page 7 

the stone lining so to prevent the stone lining from reducing the ditch's cross-sectional 

area. 

 

I. Standard for the timely stabilization of disturbed slopes  

 

Construct and stabilize stone-covered slopes by November 1. The applicant will Seed and 

mulch all slopes to be vegetated by September 1. Slopes will be considered any area 

having a grade greater than 15% (6H:1V). If the applicant fails to stabilize any slope to 

be vegetated by September 1, then the applicant will take one of the following actions to 

stabilize the slope for late fall and winter. 

 

Stabilize the soil with temporary vegetation and erosion control mats -- Seed the 

disturbed slope with winter rye at a seeding rate of 3 pounds per 1000 square feet and 

apply erosion control mats over the mulched slope October 1. The applicant will monitor 

growth of the rye over the next 30 days. If the rye fails to grow at least three inches or 

cover at least 90% of the disturbed slope by November 1, cover the slope with a layer of 

wood waste compost or with stone riprap as described below. 

 

Stabilize the slope with sod -- Stabilize the disturbed slope with properly installed sod by 

October 1. Proper installation includes pinning the sod onto the slope with wire pins, 

rolling the sod to guarantee contact between the sod and underlying soil, and watering the 

sod to promote root growth into the disturbed soil. Sod stabilization shall not be used late 

season to stabilize slopes having a grade greater than 33% (3H:1V). 

 

Stabilize the slope with wood waste compost (erosion control mix) --Place a six-inch 

layer of wood waste compost on the slope by November 1. Prior to placing the wood 

waste compost, remove any snow accumulation on the disturbed slope. Wood waste 

compost will not be used to stabilize slopes having grades greater than 50% (2H:1V) or 

having groundwater seeps on the slope face. 

 

Stabilize the slope with stone riprap -- Place a layer of stone riprap on the slope by 

November 1, similar to the Stone Lined Ditch the permanent erosion control section. 

 

J. Standard for the timely stabilization of disturbed soils 

 

Seed and mulch all disturbed soils on areas having a slope less than 15% by September 1. 

Failure to stabilize these soils by this date will require one of the following actions to 

stabilize the soil for late fall and winter. 

 

Stabilize the soil with temporary vegetation -- Seed the disturbed soil with winter rye at a 

seeding rate of 3 pounds per 1000 square feet, lightly mulch the seeded soil with hay or 

straw at 75 pounds per 1000 square feet, and anchor the mulch with plastic netting by 

October 1. Growth of the rye will require monitoring over the following 30 days. If the 
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rye fails to grow at least three inches or cover at least 75% of the disturbed soil before 

November 1, then mulch the area for over-winter protection as described below. 

 

Stabilize the soil with sod -- Stabilize the disturbed soil with properly installed sod by 

October 1. Proper installation includes pinning the sod onto the soil with wire pins, 

rolling the sod to guarantee contact between the sod and underlying soil, and watering the 

sod to promote root growth into the disturbed soil. 

 

Stabilize the soil with mulch -- Mulch the disturbed soil by spreading hay or straw at a 

rate of at least 150 pounds per 1000 square feet on the area so that no soil is visible 

through the mulch by November 1. Prior to applying the mulch, remove any snow 

accumulation on the disturbed area. Immediately after applying the mulch, anchor the 

mulch with plastic netting to prevent wind from moving the mulch off the disturbed soil. 

 

4. PERMANENT EROSION CONTROL: 

 

Permanent measures will consist of the placement of culverts; culvert inlet/outlet 

stabilization; the construction of grass/stone lined ditches; and the re-vegetation of all 

areas outside the traveled way of the road, and those areas designated as stone lined 

ditches. 

 

A. Culverts: 

 

All culverts have been sized to handle the peak flows generated by a 25-year, 24-hour 

rainstorm. The locations and sizes of the culverts are shown on the Site Plans. 

 

The inlets and outlets of the culverts will be armored with riprap to prevent scouring. 

This armoring will consist of placing stone possessing a D50 of 6 inches to a depth of 18 

inches to the following dimensions: width equal to twice the diameter of the culvert; 

length equal to three times the diameter of the culvert, unless noted otherwise. 

 

B. Ditches: 

 

Ditches on the project have been designed based on expected flow rates and velocities for 

the 25-year, 24-hour storm event and the slope of the ditch. Where water velocities are 

expected to exceed 3.5 feet per second, the ditch has been designed to be stone lined. 

Ditches with water velocities of less than 3.5 feet per second have been designed to be 

grass lined.  
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Grass Lined Ditches: 

 

Grass lined ditches will possess the same final dimensions as the stone lined 

ditches. The flow area of the ditch will be armored by placing a biodegradable 

matting or netting (such as American Excelsior Curlex Blanket or equal) in the 

bottom of the ditch. Placement of this material must take place after seeding. 

Install according to the manufacturers' recommendations. 

 

Seeding and mulching of grass lined ditches will follow the specifications stated 

below for re-vegetation. 

 

C. Re-vegetation Measures: 

 

All areas to be permanently re-vegetated with grass will first be covered with loam and 

then fertilized.  

 

Loam will be placed on all areas to be re-vegetated. Loam will be placed to a minimum 

depth of 4 inches. Loam will be the stockpiled topsoil, if possible. 

 

Test the loam samples for nutrients at a proficient testing laboratory (The University of 

Maine provides this service). The areas with loam will then be fertilized with the 

recommended application rate. Lime will also be applied at a rate of 50 pounds per 1,000 

square feet. Both the lime and the fertilizer will be mixed thoroughly with the soil.   

 

All areas to be re-vegetated with permanent grass are to be seeded with the seed mix 

shown on the table below. This mixture will be applied at a rate of 2 pounds per 1,000 

square feet.  

 
General Lawn Areas Chewing Fescue "Dignity" 

 

35% 

 Pennlawn Creeping Red Fescue 

 

35% 

 Perennial Rye "Tourstar" (Nutrite)  30% 

 

Mulch will then be spread on all seeded areas at a rate of two bales per 1,000 square feet. 

Regardless of application rate the soil shall not be visible through the mulch. 

 

Seed and mulch will be placed within five days of final grading of topsoil. 

 

Seeded areas will be inspected after 30 days to determine the success of the seeding. If 

the ground cover is less than 90%, the area will be reseeded.  

 

 

RECEIVED BY LUPC 7/31/2026



  

 

 

 Page 10 

D. Critical Areas: 

 

Slopes in excess of 15% will require the placement of a biodegradable netting or matting 

over the mulch and seed (if the netting has no mulch in it). If stabilization is to take place 

after October 1, slopes over 8% will be treated with the matting. 

 

E. Maintenance of Permanent Measures: 

 

All measures will be inspected weekly and before and after every significant storm event 

during construction, and then at least once annually to ensure proper function. Any 

damaged areas will be repaired or replaced as necessary. Any ditches or culverts not 

functioning as designed will be redesigned and reconstructed according to specifications 

prepared by a Professional Engineer. 

 

In any event, seeding should take place either between May 1 and June 15, or August 15 

and September 1. 
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POST-CONSTRUCTION STORMWATER INSPECTION & MAINTENANCE PLAN 

 

Loaf Land Subdivision  

 

Coplin Plt., Maine  

 

Narrative 

 

The following outlines the proposed BMP’s and their required inspection, maintenance, and 

reporting.  

 

Inspections and maintenance will be the responsibility of the Loaf Land Homeowners 

Association. Written reports of inspections and maintenance work will be kept to show the work 

has been completed as proposed. These reports will be kept by the HOA.  

 

Contacts: 

 

 Design Engineer:  Emily Hastings, P.E.  

    Main-Land Development Consultants, INC 

    P.O. Box Q, 69 Main Street 

    Livermore Falls, Maine 04254 

 

 Applicant & Owner: Loaf Land Development, LLC 

    626 Carrying Place Road 

    Carrying Place Township, Maine 04961 

 

 

 Post Construction Stormwater Inspector: 

    _________________________________ 

_________________________________ 

_________________________________    

 

 Contractors:   

_________________________________ 

_________________________________ 

_________________________________ 

Inspection  

 

The Applicant will be responsible for inspection and maintenance during construction and post-

construction. Once a Homeowners Association is established, it will become responsible for 

upkeep and compliance.  

 

Purpose 

 

The purpose of this Plan is to ensure proper function of the infrastructure constructed as part of 

this project. The infrastructure will include the stormwater control devices including but not 
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limited to: roads; embankments; drainage ditches; filter ponds and culverts. The tasks detailed in 

this Plan are the responsibility of the applicant.  

 

Definitions 

 

Significant Period of Rain: 1” or more of rain in a 24-hour period.  

 

Inspection Scope 

 

All areas of the site shall be inspected based on the criteria discussed for each site item or 

stormwater control measure as found later in the plan. See the plan set for identifying locations 

of measures requiring inspection.  

 

Inspection Frequency 

 

Complete site inspections at the frequency listed in the following Inspection Summary.  

 

Inspection Qualifications 

 

For Post-Development Inspections, the qualified post-construction stormwater inspector with 

knowledge of erosion and stormwater control, including the standards and conditions of the 

project permit shall be retained by the Applicant.  

 

Inspection/Maintenance Responsibility 

 

It shall be the responsibility of the Applicant to retain the services of a Post-Construction 

Stormwater Inspector and provide for the repair and maintenance noted by inspections, if any. 

When maintenance is required by inspection, the Applicant shall perform the required 

maintenance and/or repairs in a timely fashion and notify the Inspector when the maintenance is 

complete. The Applicant shall maintain detailed records for the inspections and maintenance 

performed.  

 

Documentation 

 

Post Construction inspection forms and documentation of corrective actions shall be maintained 

for at least (5) years.  

 

Inspection and Maintenance Plan 

 

The site will be inspected and maintained according to the following schedule and procedures.  
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INSPECTION SUMMARY 

Loaf Land Subdivision   

 

Inspections of        Schedule  

- Roads        Annual 

 

- Filter Ponds       Annual  

 

- Embankments       Annual 

 

- Drainage Ditches       Annual  

 

- Culverts       Annual 
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Roads: 

 

Inspection:   

The roads will be inspected at least annually to ensure proper function and to ensure 

structural integrity.  This inspection will take place in September.  Road inspections will 

be simple visual inspections, looking at the road surface and shoulders for rutting, 

washboard, potholes, and erosion.  

 

Maintenance: 

Road maintenance will include the re-grading of the gravel travel ways when necessary 

to prevent or repair erosion and to ensure safe drivability. This should be performed twice 

a year at a minimum, and shall occur in April or May and in September. Additional 

grading may be necessary. When grading is necessary, grade each travel lane with a two 

(2) percent slope. Areas with evidence of excessive potholing, wash-boarding, or other 

erosion will be repaired. If the addition of surface gravel is necessary, the area shall be 

prepped by scarifying the existing road or shoulder surface to a minimum depth of two 

inches. The repaired area shall be compacted using a roller or whacker plate. It is 

anticipated that gravel should be added approximately every five (5) years.  

 

Filter Ponds: 

 
Inspection:  

The inspection will include a review of the structural integrity of each device, a review of the 

inlet and outlet of the pond, and a review of the downstream discharge areas of all pipes and 

channels. Inspections should include a check for signs of snow storage and prohibited vehicle 

traffic including ATV’s and riding lawnmowers or tractors.  

 

For the first three months after construction, inspect the filter bed monthly to verify the filter 

bed is draining within 24 - 48 hours. Thereafter, inspect semi-annually in May and October.  

 

Maintenance:  

If water ponds on the filter bed surface for more than 72 hours following a rain event, replace 

the top three inches of filter media. Dispose of clogged filter media soil according to the 

erosion and sedimentation control plan. Remove sediments annually in October. Filters with 

grass surfaces shall be mowed no more than twice per growing season using a push mower or 

weed whacker to maintain a grass height of no less than 6 inches. 

 

Embankments: 

 

Inspection:   

Embankments and steep slopes will be inspected at least annually to look for erosion rill 

and proper vegetation growth.  This inspection will take place in September.   

 

Maintenance: 
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Embankment maintenance includes: mowing where grass is preferred to woody 

vegetation; repair of erosion where applicable; and reseeding and mulching where bare 

soil is encountered. 

 

Drainage Ditches: 

 

Inspection:   

Inspect drainage ditches annually to look for erosion, obstruction, debris, or damage to 

erosion armoring, such as rip-rap.   

 

Maintenance:   

The drainage ditches shall be re-shaped and re-stabilized if found to be eroding.  

Accumulated sediment should also be removed from the flow line of the ditch, if it exists.   

 

Rip-Rapped channels with damage shall be repaired by resetting stones into place to 

provide a uniform stone thickness.  Replace smaller stones with larger stones in areas that 

experience recurring damage. 

 

 

Culverts and Storm Drains: 

 

Inspection: 

The stormwater control devices will be inspected on an annual basis in September of each 

year.  The inspection will include a review of the structural integrity of each device, a 

review of the inlets and outlets of the ponds, and a review of the downstream discharge 

areas of all pipes and channels. 

 

Culvert and storm drain inspections should include a review of the condition of the inlets 

and outlets of each culvert, the integrity of the pipe, and the stability of the upstream and 

downstream areas around each culvert. 

 

Maintenance: 

The inlets and outlets of the culverts and storm drains should be cleaned on a regular 

basis to ensure that sediment does not discharge downstream or does not clog the pipe.  If 

necessary, sediment should be removed from within the culvert.   

 

 

 

 

 

 

 

 

 

 

 

RECEIVED BY LUPC 7/31/2026



INSPECTION AND MAINTENANCE LOG 

Loaf Land Subdivision  

Post Construction Stormwater 

Inspection & Maintenance Log 

 

 

Date of Inspection: _______________________________________________________ 

Inspected by: ____________________________________________________________ 

 

Purpose of Inspection: Monthly, Yearly, Significant Rainfall (circle one) 

 

Roads 

 

Description of Conditions: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Maintenance & Date of Repairs: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Follow Up Needed: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 
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Filter Pond 

 

Description of Conditions: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Maintenance & Date of Repairs: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Sediment Inspection & Removal: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Date & Contractor for Sump Cleaning: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Follow Up Needed/Additional Comments: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 
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Embankments 

 

Description of Conditions: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Maintenance & Date of Repairs: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Sediment Inspection & Removal: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Date & Contractor for Sump Cleaning: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Follow Up Needed/Additional Comments: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 
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Drainage Ditches 

 

Description of Conditions: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Maintenance & Date of Repairs: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Follow Up Needed/Additional Comments: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 
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Culverts 

 

Description of Conditions: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Maintenance & Date of Repairs: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Sediment Inspection & Removal: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Date & Contractor for Sump Cleaning: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

 

Follow Up Needed/Additional Comments: 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 

_____________________________________________________________________ 
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Subdivision – Coplin Plt.  
 

 

 

Section 30: Subdivision By-Laws  

  
This section contains a draft of the proposed By-Laws of the subdivision.   
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LOAF LAND HOMEOWNERS’ASSOCIATION  

BYLAWS AND PROTECTIVE COVENANTS 

 

ARTICLE I - PURPOSE 

 

The Loaf Land Homeowners’ Association (the “Association”) is a non-profit Maine corporation estab-

lished on ________________, 2026, for the maintenance of the common areas (including, without lim-

itation, the roads and all erosion, stormwater, and phosphorus control infrastructure), architectural re-

view and management and oversight and best management practices for the common areas in the Loaf 

Land Subdivision all as shown on the plan for Loaf Land Development, LLC (the “Developer”) and 

recorded in the Franklin County Registry of Deeds in Plan Book ____ , Page ____ (the “Plan”).  

ARTICLE II - MEMBERSHIP 

Every titled owner to a lot in the Subdivision shall automatically be a Member of the Association 

("Member") and be entitled to attend all meetings of the Association. By acceptance of a deed to any 

lot in the Subdivision, each titled owner accepts the provisions of these Bylaws and agrees to abide by 

all the terms and conditions of these documents. The Association shall have the duty and authority to 

enforce all of the above documents, as well as the establishment of any additional rules and regulations 

deemed appropriate to enhance the quality of residential living for the residents and owners of property 

in the Subdivision. 

ARTICLE III - ASSOCIATION MEETINGS 

SECTION 1 ANNUAL MEETING. There shall be an annual meeting of the Members of the Associ-

ation at such time and place as may be designated by the Board of Directors (hereinafter "the Board") 

on the third or fourth Saturday of July for the transaction of such business as may come before the 

meeting. A notice designating the date, time, place, and agenda of such meeting shall be provided to 

all the Members of the Association a minimum of ten (10) days prior to the meeting. 

SECTION 2 SPECIAL MEETINGS. Special meetings of the Members shall be held whenever called 

by the Board. The Board shall call such a special meeting upon its own vote or at the request of at least 

fifteen percent (15%) Members of the Association. Notice of such special meeting, stating the date, 

time, place, and the purpose thereof shall be sent by United States mail to all Members of the Associ-

ation at least thirty (30) days prior to such meeting. 

SECTION 3 VOTING. At any meeting of the Members, the owner(s) of any lot shall have one 

(1) vote for each lot owned. In the event there is more than one (1) owner of a lot, any owner present 

at any such meeting shall be deemed to have the authority to cast the vote for that lot. In the event that 
more than one (1) owner is present at a meeting and there is a dispute between owners as to the manner 

in which a vote may be cast, each owner may vote the fraction of their vote in proportion to the number 

of owners listed in the records of the Secretary. Said fraction shall be established solely by the number 
of owners with no consideration given to the relative value of the ownership interests in the lot. 

 

An authorized representative of any corporate owner may cast the vote(s) for the corporation and the 

oral representation of such person shall be sufficient to establish such authority.
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SECTION 4 PROXY. The vote of another member, on any or all issues, and/or upon such other 

business as may properly come before the meeting or any adjournment thereof, may be cast by proxy 

provided the Secretary has received, prior to, or at the time of, the meeting, written authorization from 

the listed owner(s) authorizing a specific person to vote in their absence. 

SECTION 5 QUORUM. The presence, either in person or by proxy, of the owners of the lots to 

which are allocated at least twenty-five (25%) votes in the Association shall be requisite for and shall 
constitute a quorum for the transaction of business at all meetings of members. A majority of the votes 

of those present or voting by proxy, in any meeting of the Association at which a quorum is present, 
shall decide any question that may come before the meeting unless noted elsewhere in the Association 

Bylaws or covenants. 

 
ARTICLE IV - BOARD OF DIRECTORS 

SECTION 1 NUMBER OF DIRECTORS. The Association shall be governed by a Board of Direc-

tors consisting of a minimum of three (3) or a maximum of five (5) directors who shall govern the 

Association and be responsible for the normal operations of the Association. The directors shall be 

elected by a vote of the membership. 

SECTION 2 ELECTION PROCEDURES. The election of directors to such term shall take place 

on the annual meeting in July except for vacancies which will be filled in accordance with Section 4. 

The Directors' term of office shall begin immediately following the election unless the term is to fill a 

vacancy. 

SECTION 3 TERMS. Directorship terms shall be staggered, each with a three (3) year term. Directors 

may serve not more than two (2) consecutive terms. 

SECTION 4 VACANCIES. If the office of a director shall become vacant, the unexpired portion of 
a director's term of office shall be filled by a majority vote of the remaining directors. 

SECTION 5 QUALIFICATIONS. A person must be an owner of  a lot in the Subdivision in order 

to be a Director. 

SECTION 6 COMMITTEES. The President may appoint the advisory committees all of which shall 

be chaired by a Board member. These committees include but are not limited to Finance, Landscape 

and Architectural, Community Maintenance and Governmental Affairs. Committee members may be 

directors or Forest property owners. 

 

ARTICLE V - REGULAR MEETINGS OF THE BOARD 

The Board shall meet regularly for the transaction of business once a month at the time and place to 

be determined by the Board. Regularly scheduled Board meetings may be held telephonically or via 

video conference calls (i.e., Zoom, Skype, etc.). In the event of extraordinary circumstances, the Board 

may conduct a meeting at a different time by following Article 6 of the Bylaws. 

The Board shall conduct its meetings by following a protocol that includes director and homeowner 
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input for agenda setting, publishing an agenda prior to commencement of the meeting, roll call of 

Board members present, approval of prior meeting minutes, committee reports, officer report, unfin-

ished business, new business, announcements, and member questions and answers. All votes shall be 

recorded indicating how each director voted and included in the minutes of each meeting. 
 

ARTICLE VI - SPECIAL MEETINGS OF THE BOARD 

Special meetings of the Board may be called by any officer or by a majority of the members of the 

Board provided that notice indicating the purpose of the meeting shall be given to each member of the 

Board a reasonable time prior to such meeting. 

 
ARTICLE VII - QUORUM OF THE BOARD 

A majority of the Board of Directors shall constitute a quorum for the transaction of business at any 

regular or special meeting. In the absence of quorum, a majority of those present at the time and place 

of any such meeting may adjourn that meeting from time to time without notice until a quorum is 

established. The act of a majority of directors present at any meeting at which there is a quorum shall 

be the act of the Board. 

 
ARTICLE VIII - ANNUAL REPORT 

The Board of Directors shall provide the Members of the Association with an annual report of the 

closed fiscal year ten (10) days prior to the annual meeting indicating the financial condition of the 
Association and any relevant information concerning the administration of the Subdivision and its 

common areas and facilities. 

ARTICLE IX - OFFICERS AND THEIR ELECTION 

SECTION 1 ELECTION OF OFFICERS. Following the Annual Meeting of the Association, the 

Directors shall elect officers from the Board Members. These Members shall hold office for a term of 

one year or until a successor has been duly elected and qualified or until the officer's earlier death, 

resignation, or removal in accordance with the bylaws. The officers shall be chosen by a majority vote 

of the Board of Directors. 

SECTION 2 PRESIDENT. The President shall be the chief executive officer of the Association 

and as such shall have general supervision of the affairs and property of the Association and over its 

several officers, subject to the direction of the Board of Directors. The President shall, if present, 

preside over all meetings of the Board of Directors and shall generally do and perform all acts incident 

to the office of President. The President may sign in the name, and on behalf, of the Association all notes, 

leases, mortgages, deeds, and all other written instruments authorized by the Board of Directors, except 

where the Board shall delegate the execution thereof to some other office or agent of the Association. 

 
SECTION 3 VICE-PRESIDENT. The Vice-President shall carry out the duties of the President in the 

event of the President's inability to attend meetings, resignation, removal from office, or early death. 

 
SECTION 4 SECRETARY. The Secretary shall act as Secretary of the Board of Directors and shall 

record the votes and keep the minutes of all proceedings in a file to be kept for that purpose. The secretary 

shall record the names and addresses of all Members of the Association, shall see that all notices are fully 

given as required by the Bylaws or applicable law, rules and regulations, administrative policies and/or 
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procedures. 

 
SECTION 5 TREASURER. The treasurer shall receive and cause to be deposited in bank accounts 

approved by the Board all monies of the Association and shall disburse such funds as directed by a resolu-

tion of the Board; however, a resolution of the Board shall not be necessary for disbursements made in the 

ordinary course of business conducted within the overall limits of a budget adopted by the Members of the 

Association at the Annual Meeting or subsequent special meeting(s). 

 
SECTION 6 BOOKS AND ACCOUNTING. The Treasurer shall keep proper books of account for all 

operations of the Association and shall be responsible for the preparation of an annual balance sheet, which 

shall be presented to the Members ten (10) days prior to its Annual Meeting. 

 
Upon a vote of the Board, the Treasurer shall engage an accountant to do a compilation or review of the 

Association's books at the completion of the fiscal year. Upon a 65% vote of the Association, an audit 

shall be conducted. The review or audit shall be performed by a Certified Public Accountant who is neither 

a Board Member nor a Member of the Association. The costs of the review or audit shall be borne by the 

Association. 

 
ARTICLE X - COMMON CHARGES AND SPECIAL ASSESSMENTS 

 

SECTION 1 ASSOCIATION BUDGET. The Board shall prepare annually a budget for administration 

of the Subdivision to include the expenses of the Association, which shall include the costs of road mainte-

nance, waste disposal, snow removal, and other charges for common areas and maintenance costs. The 

fiscal year of the Association shall be the period July 1 to June 30. Copies of the budget shall be distributed 

to all Members at the address on the Secretary's list no later than ten (10) days prior to the annual meeting. 

The budget shall include such amounts as the Board may deem proper for working capital, general operat-

ing reserve, reserve for replacements, or any amount necessary to make up a deficit for any prior year. All 

dues paid in accordance with these Bylaws shall remain the property of the Association, and no refunds or 

rebates shall be made except as specifically authorized by the Board. 

 

SECTION 2 PAYMENT OF COMMON CHARGES. All lot owners shall be obligated to pay on 

a semi-annual basis the common charges assessable to each lot, provided, however that for as long as 

Loaf Land Development, LLC (the “Developer”) continues to own any lot as depicted in the Plan, the 

Developer shall not be responsible for making any common charges assessed by the Association.  

A new homeowner is obligated to pay its share of that year's common charges based upon the Annual 

Budget and prorated at the time of closing and payable at the transfer of title. 

SECTION 3 SPECIAL ASSESSMENT. The Board shall be authorized to assess the Members of 

the Association on an equal basis for unusual or extraordinary expense not anticipated in the budget 

or for additional expenses resulting from miscalculation in preparation of the budget. Such assess-

ments shall be payable within thirty (30) days of receipt of notice from the Board or in such other 

manner as the Board shall determine. Notwithstanding the foregoing, for as long as the Developer 

continued to own any lot, the Developer shall not be responsible for paying any special assessment 

charged by the Board.  

SECTION 4 DEFAULT IN PAYMENT OF COMMON CHARGES OR ASSESSMENT. 

The assessments authorized hereunder billed by the Association shall be a charge on the land 
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and shall be continuing lien upon the lot upon which such assessment is made. If the assessment 

to a lot owner shall not be paid within thirty (30) days after the date when due, then said assess-

ment shall be delinquent and shall, together with interest at the annual rate of eighteen percent 

(18%), costs of collection and reasonable attorneys’ fees, become a continuing lien on the lot(s) 

owned by the delinquent lot owner which shall bind the lot (s) with the buildings and improve-

ments thereon in the hands of the delinquent then lot owner, his/her heirs, devisees, successors, 

personal representatives and assigns. The lien may be enforced in the same manner as the lien 

for assessments against condominium units as provided in the Maine Condominium Act, Chapter 

31 of Title 33 of the Maine Revised Statues of 1964, as amended, including by foreclosure and/or 

money judgment and may, at their option, be enforced by Coplin Plantation. 

 

ARTICLE XI – PROTECTIVE COVENANTS  

 

No Member may use any common area and/or open space, if any, for any reason other than those 

speifically authorized by the permit issued in connection with creating the Subdivision. No structures, 

wheteher residential, commercial, and/or industrial, may be use or placed in any open space, if any, of 

the Subdivision. The lots in the Subdivision may be used only for the construction and use of single-

family residential dwellings and reasonable accessory structures thereto. 

 

ARTICLE XII - FAILURE TO ENFORCE PROVISIONS 

The failure of the Association, in any instance, to insist upon the strict compliance with any terms, 

covenants, restrictions, or conditions shall not be construed as a waiver or relinquishment of the en-

forcement powers granted by these Bylaws with regard to any future violations or noncompliance. 

ARTICLE XIII - NON-LIABILITY OF DIRECTORS AND OFFICERS 

The Members of the Board of Directors and the Officers of the Association, or their authorized agents, 

shall not be personally liable to any lot owner(s) for any mistake of judgment, negligence, or otherwise 

in the performance of their duties in those capacities except for their own individual willful miscon-

duct, gross negligence, or bad faith. The Association Members shall indemnify and hold the Directors 

and Officers, as well as their authorized agents, harmless from any and all contractual liability arising 

out of any contracts entered into in good faith on behalf of the Association, as well as from the expense 

of any legal action taken against them resulting from actions taken in their official capacity where no 

liability is found. 

ARTICLE XIV - AMENDMENT 

These Bylaws may be amended from time to time by a vote of not less than sixty percent (60%) 

Members of the Association voting in person or by proxy at a meeting of the Association specifically 

called for that purpose, or at an annual meeting, with proper notice having been given of a proposal 

to amend these Bylaws. 

ARTICLE XV - NOTICES 

Any notice required to be sent to any Association member under the provisions of these Bylaws, any 
Rules and Regulations, or the Protective Covenants and Restrictions shall be deemed to have been 
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properly sent when deposited with the United States Post Office, addressed to the lot owner(s) at the 
address contained in the Secretary's records and postmarked at least ten (10) days prior to said meeting, 
or shall be deemed to have been properly sent when delivered by hand and signed for by the lot owner. 
 

ARTICLE XVI-INVALIDITY 

The invalidity of any article or section of these Bylaws shall not impair or affect in any manner the 

validity, enforceability, or effect of the balance of the Articles. 

 
ARTICLE XVII-RESOLUTION AND DISPUTES 

In the event of a dispute arising with regard to any of the provisions of these Bylaws, the Protective 

Covenants and Restrictions; or any Rules and Regulations passed by the Association or the Board, 

between any owners, mortgagees, officers or directors, or any party involved shall first cause the same 

to be referred to arbitration in accordance with the then prevailing rules of the American Arbitration 

Association. In the event of arbitration, the party requesting the arbitration will give immediate notice 

thereof to the Association, which shall notify all other interested parties as promptly as possible. The 

decision of the arbitrator shall be final and conclusive upon all of the parties. The arbitrator may in-

clude in his/her determination an award for costs and/or attorney's fees against any one or more parties 

as deemed appropriate. 

ARTICLE XVIII-RESALE CERTIFICATES 

A Resale Certificate shall be required at closing when any property ownership is transferred. The 

purpose of this document is to ensure that all dues are current, that there are no outstanding property 

liens and to provide the new owner with a complete and current set of Bylaws, as well as other rules 

and regulations connected with the Loaf Land Homeowner’s Association along with the property man-

agement company contact information. 

 
These bylaws are hereby adopted as and for the Bylaws of the Loaf Land Homeowners' Association 
______________________, 2026. 
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Subdivision – Coplin Plt.  
 

 

 

Section 31: Road Construction   

Existing Roads: 

Lots 1 and 2 of the subdivisions will be accessed from Moose Tracks Road which is 
currently an 8-foot gravel trail right of way from Mountain Road through the land of 
now or formerly Douglas D. Peters. In LUPC standards, 8’ wide is an acceptable width for 
the lowest classification of road. There are steeper sections along the existing corridor, 
however once graded smoothly it should be sufficient for residential use. It will be at the 
discretion of the lot owners whether to adjust the private driveway for accessibility.   
 
The proposed Mountain Village Road will source from Mountain Road, which is an 
existing town maintained road. Based on LUPC codes, Mountain Road is considered a 
Class 1 Roadway given that it currently serves more than 15 lots, addition of these lots 
would not change the classification. The road width appears to vary from 14’ to 20’. 
There are short intermittent steep sections. Approximate lengths and grades were 
analyzed utilizing Maine State LiDAR data, 16% for 65’, 15.5% for 135’ and 14% for 200’. 
At the entrance into the subject parcel, Mountain Road grades are at a gradual section. 
 
Proposed Roads: 

Proposed road grades, widths, lengths and culvert locations & sizes can be viewed on 
the detailed C5.1 & C5.2 Road Plan and Profiles provided in Section 10.  Site Details C9.1 
contains a cross sectional view of the proposed roads and information regarding the 
proposed road material.  
 
Although the subject site is steeper, like many hillsides in the area, the design was able 
to keep slopes at a safe and responsible grade along the travel ways. Mountain Village 
Road has a proposed maximum slope of 8.5% for only about 200’. This is well beneath 
the maximum allowable grade in LUPC standards of 15%. On both Mountain Village 
Road and Courtney Lane, the grade evens out at the hammerhead turnaround at 1.75% 
and 2% respectively. 
 
The horizontal radius’s on both roads are gradual ranging from 150’ to 750’. Vertical 
transitions between grade changes are also gradual with creating a smooth and safe 
travel way. 

RECEIVED BY LUPC 7/31/2026



Subdivision – Coplin Plt.  
 

 

 

Section 32: Roadway Maintenance   

Please see Section 29 for the Inspection and Maintenance Plan, which includes provisions for 
the proposed roads.  
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Subdivision – Coplin Plt.  
 

 

 

Section 33: Phosphorous Control  

The phosphorus budget for the subject parcel was calculated to be 0.929 lbs P/year, using the 
per acre budget of 0.047 lbs P/year for Flagstaff Lake in Coplin Plantation, per direction from 
Maine Department of Environmental Protection. This correspondence is included in this section 
of the application. The site contains approximately 4.73 acres of steep slope area and does not 
contain any National Wetland Inventory wetland area. As detailed in the Pre-PPE & Post PPE 
Calculations, included as part of this submission, the Post-Treatment export for the site was 
calculated at 0.905 lbs P/year, which is below the allowable budget for the site. This is achieved 
through the use of multiple grassed underdrain soil filters.  
 
To treat runoff from the proposed development, four new grassed underdrained filter ponds are 
proposed throughout the subdivision. Filter Pond 1 treats a large portion of the proposed 
subdivision road and a section of the existing gravel drive that leads to Proposed Lots 1 & 2. 
Filter Pond 2 provides treatment for Proposed Lots 3, 9, 10, 11, & 12, as well as a small portion 
of proposed subdivision road. Filter Pond 3 provides treatment for Proposed Lots 4, 5, 6, 7 & 8 
as well as the final stretch of proposed subdivision road. Lastly, Filter Pond 4 provides treatment 
for Proposed Lots 1 & 2. To manage subcatchment areas for the proposed ponds, a series of 
drainage swales are proposed adjacent to buildable areas for the proposed lots.   
 
The filter ponds have been designed with a greater capacity than required by the Maine DEP 
Best Management Practices Manual to achieve increased phosphorus treatment factors, as seen 
in Table 1 below. 
       
       Table 1: Filter Pond Treatment Factor Summary  

Filter Pond Designed Treatment Factor 

Filter Pond 1 0.3 
Filter Pond 2 0.25 
Filter Pond 3 0.27 
Filter Pond 4 0.25 

 
As previously mentioned, Filter Pond 1 treats a segment of an existing gravel access 
drive located on the adjacent lot, seen in Subcatchment 1.1. This area is being claimed 
as mitigation credit as a pre-existing source that is being treated by a new device. The 
approximately 0.038 acres of gravel results in a mitigation credit of 0.0235 lbs P.  
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Project name:  LoafLand Subdivision
Watershed: Flagstaff Lake
Town: Coplin Plantation

Watershed per acre phosphorus budget (Appendix C): PAPB 0.047 lbs P / acre / year
Total acreage of development parcel: TA 24.5 acres
NWI wetland acreage: WA 0 acres 
Steep slope acreage: SA 4.73 acres
Project acreage:   A = TA - (WA + SA) A 19.77 acres
Project Phosphorus Budget:  PPB = P x A PPB 0.929 lbs P/year

PROJECT PHOSPHORUS BUDGET

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

Project name:  LoafLand Subdivision Development type: SFR Residential Sheet # 5

Land Surface Type or Lot #(s)                                     
with description

Acres          
or # of 

lots

Export 
Coef.

Pre-treat. 
Export (lbs 

P/year)

Treat. 
Factor

Post-treat. 
Export (lbs 

P/year)
Description of BMPs

Untreated - Road (High Export) 0.042 1.750 0.074 1.000 0.074 No BMP
Untreated - Lots, HSG D 0.000 0.230 0.000 1.000 0.000 No BMP
FP1 - Road (High Export) 0.192 1.750 0.336 0.300 0.101 Filter Pond #1
FP1 - Lots, HSG C 0.000 0.200 0.000 0.300 0.000 Filter Pond #1
FP2 - Road (High Export) 0.104 1.750 0.182 0.250 0.046 Filter Pond #2
FP2 - Lots, HSG C 4.000 0.200 0.800 0.250 0.200 Filter Pond #2
FP2 - Lots, HSG D 0.000 0.230 0.000 0.250 0.000 Filter Pond #2
FP3 - Road (High Export) 0.076 1.750 0.133 0.270 0.036 Filter Pond #3
FP3 - Lots, HSG D 6.000 0.230 1.380 0.270 0.373 Filter Pond #3 
FP4 - Lots, HSG C 2.000 0.200 0.400 0.250 0.100 Filter Pond #4 

0.000 0.000
0.000 0.000

12.414  Pre-PPE 3.305
Post 
PPE

0.928

0.905

PPB: 0.929
Mitigation Credit: 0.024

Lot- HSG C [1, 2, 6, 7, 8, 9] 6
Lot- HSG D [3, 4, 5, 10, 11, 12] 7

Pre-PPE  and Post-PPE Calculations 

After Mitigation: 
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Mitigation Credit Worksheet

Project name:  LoafLand Subdivision Development type: Existing Sheet # 6

Mitigation credit when a pre-existing source is being eliminated

Subcatchment # Acres
Export 

Coefficient      
(lbs P/acre/year)

Modifier

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

Treatment 
Factor for 
Historical 

BMP(s)                        
(1.0 if no BMPs)

Historical P 
Export     (lbs 

P/year)

Mitigation 
Credit        

(lbs P/year)

Eliminated Area Description

0.5 0 1 0 0
0.5 0 1 0 0
0.5 0 1 0 0
0.5 0 1 0 0
0.5 0 1 0 0
0.5 0 1 0 0
0.5 0 1 0 0
0.5 0 1 0 0

0 lbs P/year

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

Subcatchment # Acres
Export 

Coefficient      
(lbs P/acre/year)

Modifier

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

Treatment 
Factor for 
Historical 

BMP(s)                        
(1.0 if no BMPs)

Historical P 
Export     (lbs 

P/year)

Treatment 
Factor for      

New BMP(s)              
Chapter 6 

Mitigation 
Credit        

(lbs P/year)

Treated Area Description

1.1 0.0383 1.75 0.5 0.0335125 1 0.0335125 1 - 0.3 0.02345875
0.5 0 0 1 - 0
0.5 0 0 1 - 0
0.5 0 0 1 - 0
0.5 0 0 1 - 0
0.5 0 0 1 - 0
0.5 0 0 1 - 0
0.5 0 0 1 - 0

0.0235 lbs P/year

0.02345875

Modifer can be selected as 1.0 only if it is clearly demonstarted that the old source is equialent in both structure and use to the new source being mitigated 

Total source elimination mitiagion credit (SEC)

Total source treatment mitiagion credit (STC)

TOTAL MITIGATION CREDIT (TMC=SEC + STC) lbs P/year
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Project name:  LoafLand Subdivision  

Project Phosphorus Budget PPB 0.929 lbs P / year
Total Pre-treatment phosphorus export Pre-PPE 3.305 lbs P / year

Total Post-treatment phosphorus export Post-PPE 0.928 lbs P / year
Total Phosphorus Mitigation Credit TMC 0.023 lbs P / year

 Project Phosphorus Export (Post PPE-TMC) PPE 0.905 lbs P / year

YES

The amount of Phosphorus that needs further treatment or 
compensation  lbs P / year

Has Project Phosphorus Export been sufficiently reduced?
Is (Pre-PPE - Post-PPE)/Pre-PPE greater than 0.60?
If Yes , in some watersheds the compensation fee is an available option
If No , more treatment must be provided. PPE must be further reduced 

%

N/A

N/A

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

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

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

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

YES

Project Phosphorus Export Summary

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

If YES, PPE is less than or equal to PPB and the project meets is Phosphorus 
Budget

If NO , PPE is greater than PPB, more reduction is phoshorus export is required or 
the payment of a compensation fee may be an option
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WORKSHEET FOR  EVALUATING STORMWATER BMP's
LoafLand Subdivision

FILTER DESIGNS

Filter 1 

Channel Protection Volume acres:
Impervious Area 0.21 1" Volume= 751 cf
Developed non-impervious area 0.48 0.4" Volume= 700 cf

Total Volume= 1451 cf

Area Sizing sq. ft:
5% of the Impervious Area 451
2% of the Developed non-impervious Area 420
Total surface area of the filter media top: 871 square feet

Sediment Forebay
Impervious area to be sanded: 0.20702479 acres
Sand Application Rate, per storm 500 lbs per acre
Sand Desity, +/- 90 pcf
Number of Storms 10 annually
Forebay Size 12 cf

Designed Treatment Factor: 0.3
Required Volume (0.4/TF*Vol): 1935 cf
Required Filter Area 1161 sf
Designed Volume: 2394 cf
Designed Filter Area: 1187 sf
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WORKSHEET FOR  EVALUATING STORMWATER BMP's
LoafLand Subdivision

FILTER DESIGNS

Filter 2

Channel Protection Volume acres:
Impervious Area 0.34 1" Volume= 1246 cf
Developed non-impervious area 1.00 0.4" Volume= 1452 cf

Total Volume= 2698 cf

Area Sizing sq. ft:
5% of the Impervious Area 747
2% of the Developed non-impervious Area 871
Total surface area of the filter media top: 1619 square feet

Sediment Forebay
Impervious area to be sanded: 0.34315886 acres
Sand Application Rate, per storm 500 lbs per acre
Sand Desity, +/- 90 pcf
Number of Storms 10 annually
Forebay Size 19 cf

Designed Treatment Factor: 0.25
Required Volume (0.4/TF*Vol): 4316 cf
Required Filter Area 2590 sf
Designed Volume: 5363 cf
Designed Filter Area: 2999 sf
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WORKSHEET FOR  EVALUATING STORMWATER BMP's
LoafLand Subdivision

FILTER DESIGNS

Filter 3

Channel Protection Volume acres:
Impervious Area 0.45 1" Volume= 1621 cf
Developed non-impervious area 1.20 0.4" Volume= 1742 cf

Total Volume= 3363 cf

Area Sizing sq. ft:
5% of the Impervious Area 973
2% of the Developed non-impervious Area 1045
Total surface area of the filter media top: 2018 square feet

Sediment Forebay
Impervious area to be sanded: 0.44654729 acres
Sand Application Rate, per storm 500 lbs per acre
Sand Desity, +/- 90 pcf
Number of Storms 10 annually
Forebay Size 25 cf

Designed Treatment Factor: 0.27
Required Volume (0.4/TF*Vol): 4983 cf
Required Filter Area 2990 sf
Designed Volume: 5259 cf
Designed Filter Area: 2993 sf
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WORKSHEET FOR  EVALUATING STORMWATER BMP's
LoafLand Subdivision

FILTER DESIGNS

Filter 4

Channel Protection Volume acres:
Impervious Area 0.12 1" Volume= 436 cf
Developed non-impervious area 0.40 0.4" Volume= 581 cf

Total Volume= 1016 cf

Area Sizing sq. ft:
5% of the Impervious Area 261
2% of the Developed non-impervious Area 348
Total surface area of the filter media top: 610 square feet

Sediment Forebay
Impervious area to be sanded: 0.12 acres
Sand Application Rate, per storm 500 lbs per acre
Sand Desity, +/- 90 pcf
Number of Storms 10 annually
Forebay Size 7 cf

Designed Treatment Factor: 0.25
Required Volume (0.4/TF*Vol): 1626 cf
Required Filter Area 976 sf
Designed Volume: 2032 cf
Designed Filter Area: 1030 sf
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1

Tanner Binette

From: Dennis, Jeff <Jeff.Dennis@maine.gov>
Sent: Friday, May 16, 2025 9:34 AM
To: Emily Hastings
Subject: RE: Flagstaff Lake - Phos. Allocations 

Emily, 
 
If you need it quickly use a P value of 0.047 lb/acre /year (the middle of the range for the 6 P values already 
calculated) and don’t worry about the small watershed threshold.  It’s a big watershed and the growth rates are 
consistently low throughout the watershed so I feel ST is irrelevant in this case. 
 
JeƯ 
 
Jeff Dennis, Biologist 
 

Watershed Management Unit 
Division of Environmental Assessment 
 

Maine Department of Environmental Protection  
State House Station #17  
32 Blossom Lane, Augusta, ME 04333 
 

Phone: 207-215-6376 
Fax: 207-287-7826  
jeff.dennis@maine.gov 
 
 

From: Emily Hastings <emily@main-landdci.com>  
Sent: Friday, May 16, 2025 9:14 AM 
To: Dennis, Jeff <Jeff.Dennis@maine.gov> 
Subject: Flagstaff Lake - Phos. Allocations  
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Hi JeƯ, 
Main-Land is working on a project in Coplin Plt. where I’ll need to do phosphorus calculations & treatment for a 
proposed subdivision in LUPC territory. I see there are a handful of FlagstaƯ Lake allocations but no one specific to 
Coplin Plt. Do you mind getting me those values so I can continue my design? 
 
Thanks for the help & have a nice weekend! 
Emily 
 
Main-Land Development Consultants, Inc. 
Main-Land Camp SoluƟons 
Emily HasƟngs, P.E. 
Senior Project Engineer 
Tel: 207-897-6752 
www.main-landdci.com 
Main-Land: PEOPLE. PROPERTY. PROSPERITY. 
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Post-Development
  Printed  7/30/2026Prepared by Main-Land Development Consultant

Page 1HydroCAD® 10.20-9a  s/n 01625  © 2026 HydroCAD Software Solutions LLC

Rainfall Events Listing (selected events)

Event# Event

Name

Storm Type Curve Mode Duration

(hours)

B/B Depth

(inches)

AMC

1 10-YR Type II 24-hr Default 24.00 1 3.90 2

2 Custom Type II 24-hr Default 24.00 1 1.00 2
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Type II 24-hr  10-YR Rainfall=3.90"Post-Development
  Printed  7/30/2026Prepared by Main-Land Development Consultant

Page 2HydroCAD® 10.20-9a  s/n 01625  © 2026 HydroCAD Software Solutions LLC
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Subdivision – Coplin Plt.  
 

 

 

Section 34: Liquidation Harvesting Certification    

The applicant has confirmed the property has not been harvested in the last 5 years. It is 
estimated to be last harvested around 10 years ago which is consistent with indications 
from Google Earth Imagery.  
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Subdivision – Coplin Plt.  
 

 

 

Section 35: Wetland Alteration Supplement      

Please see Form S3, Narrative, Natural Resources Map and an avoidance & minimization 
statement attached in this section. Stream photos and Site Plans can be found in 
previous sections.  
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MAINE LAND USE PLANNING COMMISSION Supplement S-3: Water Bodies and Wetland Alterations

MAINE LAND USE PLANNING COMMISSION

Department of Agriculture, Conservation and Forestry
For office use:

Tracking No. Permit No.
Supplement S-3

Water Body and Wetland Alterations

PROJECT INFORMATION

1. Applicant Name(s): 2. Project Location (Township, Plantation, or Town):

3. How was the water body or wetland(s) identified on the property?  (Check all that apply.)
P-WL subdistrict shown on the Commission’s official Land Use Guidance Map
Wetland delineation
LUPC staff (based on National Wetlands Inventory maps)
LUPC staff (based on staff field visit)
Other, please explain_____________________________________________________________________

4. Describe the water body or wetland alteration (include the purpose of and need for the project):

5. Has any water body or wetland area previously been altered on the property? ..................................... YES NO
If YES, provide the date, purpose, and amount of previous alteration, and whether permits were obtained.

TYPE AND AMOUNT OF ALTERATION

6. What type of water body or wetland(s) will be altered? (Check all that apply.)

7. Provide the amount of area (in square feet) that will be altered for each category below and calculate the total. If the
“other” category is used, please explain____________________________________________________________.

6. Wetland Type 7. Impact Type in Square Feet TOTAL
Structure Fill Vegetation 

Removal
Dredging or 
Dewatering

Shoreland 
Stabilization

Other

River, Stream or Brook (P-WL1)

Lake or Pond (P-WL1)

Coastal Wetland (P-WL1)

Freshwater Wetland (P-WL1)
(Wetland of Special Significance)

Shrub Scrub Wetland (P-WL2)

Forested Wetland (P-WL3)

TOTAL
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MAINE LAND USE PLANNING COMMISSION Supplement S-3: Water Body and Wetland Alterations

LEVEL OF REVIEW AND REQUIRED EXHIBITS 

8. Determine the level of review required for your project
(check only one option) and submit all necessary exhibits
with this form (see instructions for each level attached).

Level of
Review

Required
Exhibits

Altering less than 4,300 sq. ft. of a P-WL2 or P-WL3 wetland. None

Altering 4,300 to 14,999 sq. ft. of a P-WL2 or P-WL3 wetland.

Altering a P-WL1 wetland (S1 or S2 natural community only) 
*See General Instructions, attached.

Tier 1

1. Plan or drawing
2. Photos of area
3. Statement of avoidance & 

minimization

Altering 15,000 to 43,560 sq. ft. of a P-WL2 or P-WL3 wetland. Tier 2
All Tier 1 exhibits
4. Wetland delineation report
5. Alternatives analysis
6. Functional assessment, if required
7. Compensation plan, if required

Altering 43,560 sq. ft. or more of a P-WL2 or P-WL3 wetland. 

Altering a P-WL1 wetland of any size Tier 3

Please read. If you determined that the level of wetland review for your project is Tier 2 or Tier 3, contact the 
LUPC for guidance on how to proceed. Some projects may qualify for a lower tier of review if certain criteria are 
met. For large projects affecting wetlands, or projects of any size affecting P-WL1 wetlands, a pre-application 
meeting with the LUPC staff is strongly encouraged. Contact the LUPC office that serves your area to set up an 
appointment.
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 TEL: (207) 897-6752/FAX: (207) 897-5404 

WWW.MAIN-LANDDCI.COM 

 

Natural Resource Impact Narrative: 
Loaf Land Subdivision  

Colin Plt., Maine 

September 24, 2025 

 

PROJECT OVERVIEW 

 

Main-Land Development Consultants, Inc. is assisting Loaf Land Development, LLC with permitting and 

designing their 12-lot single family residential subdivision in Coplin Plt. Maine located off Mountain Road.  

 

The applicant proposes to build two gravel roads an approximately 1,080’ and 160’ long by 14 foot wide to 

access the lots.  

 

The road proposes one stream crossing. The stream has an average of 2.8 feet in bank full width. The 

crossing culvert is 4 feet in diameter (meeting 1.2 bfw) and buried 18” into the stream substrate for 

naturalization of bottom. 

 

The entire stream section is mountainous with boulders and ledge drops then channelizes into a wetland 

below the crossing and becomes sandier.  

 

PROJECT IMPACTS  

 

Temporary Stream Impacts: 266 S.F. (1st Crossing)  

 

Permanent Stream Impacts: 160 S.F. (1st Crossing)  

 

Alternatives Analysis 

 
• No Action 

o By not developing this lot of land opportunities for additional community housing 

and residential growth within the region would be reduces, and the project objective 

of providing new housing opportunities would not be met.  

 

• Hedgehog Trail Road Access 

o Accessing the site from Hedgehog Trail was considered and modeled during the 

design process; however, due to the site's topography, a road meeting Town standards 

would require greater disturbance to the wooded wetlands in the northern portion of 

the property, resulting in greater overall impacts to natural resources than the 

proposed Mountain Road access. 
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• Less Density 

o There is minimal buildable area near the Mountain Road entrance, requiring an access 

road regardless of the number of lots proposed; because the stream crossing is located 

near the front of the site and no additional stream or wetland crossings are needed 

beyond that point, reducing subdivision density would not substantially reduce 

environmental impacts while limiting the efficient use of the developable land in the 

back portion of the property. 

 

• Alternative Road Geometry & Elevation 

o Alternative alignments were looked at to have the least impact on accessing the site. 

The submitted design includes a road that crosses the stream at the most 

perpendicular path which results in minimal stream and stream buffer impacts. 

Additionally, the amount of fill and cut in the design was minimized to further reduce 

impacts of the natural land in the stream crossing.  

 

 

AVOIDANCE & MINIMIZATION 

 

Road alignment and paths into this site were explored as mentioned above. A stream crossing to enter the 

site is unavoidable.  

 

However, minimization techniques were considered such as include 2:1 slopes, reduction of fill through 

road elevation design, head/wing walls and perpendicular crossing configuration. 
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Wetland, Streams, and Cursory Vernal Pool Delineation Report 

Loaf Land, LLC Property 

Coplin Plantation, ME 

4/13/2026 

  
INTRODUCTION    

 

A wetland, stream, and cursory vernal pool delineation was performed by Main-Land Development 

Consultants, (Main-Land) to determine potential natural resource features on the project site. The project 

site consists of two lots located off Mountain Road and Hedgehog Trail in Coplin Plantation, Maine. The 

approximately 24.5-acre project site is identified as Lot 2 and Lot 12 on Town Tax Map 7.  

 

The purpose of this report is to document identified wetlands and water resources that fall under the federal 

jurisdiction of the U.S. Army Corps of Engineers (USACE) and the Clean Water Act (CWA), in addition to 

the state jurisdiction of the Maine Department of Environmental Protection (Maine DEP) and the Natural 

Resources Protection Act (NRPA).  

 

METHODOLGY  

 

Preliminary Data 

Prior to performing the field delineation, Main-Land evaluated preliminary data on the project site to help 

prepare for fieldwork. Data made available by the Maine Office of GIS was consulted, as well as from 

sources such as the National Wetlands Inventory (NWI) wetlands, USDA Natural Resource Conservation 

Soil Survey Maps, and digital aerial photography. 

 

Wetland and Stream Delineation   

On July 16, 2024, wetland and stream delineations were performed within the project site. Wetlands were 

identified and delineated in accordance with the 1987 Federal Manual for Identifying and Delineating 

Jurisdictional Wetlands and the 2012 Regional Supplement to The Corps of Engineers Wetland 

Delineation Manual:  Northcentral and Northeast Region. Hunter Dalton, Project Environmental Scientist 

of Main-Land, flagged the perimeter of wetland boundaries at an average interval of 25 feet per flag. 

Locations were recorded with the use of a sub-meter EOS Arrow 100. Main-Land observed for hydric soils, 

hydrophytic vegetation, and hydrology indicators, the three requirements that must all be present for a 

wetland classification. 

 

The stream delineation methodology follows the guidance provided by the Maine DEP Natural Resource 

Protection Act (NRPA) Identification Guide for Rivers, Streams, and Brooks, and the definition of a stream 

in Maine State Statute, as follows: 

 

RECEIVED BY LUPC 7/31/2026



 

 

MAIN-LAND DEVELOPMENT CONSULTANTS, INC                  2 of 7 

 www.main-landddci.com 

River, stream or brook. "River, stream or brook" means a channel between defined banks. A 

channel is created by the action of surface water and has 2 or more of the 

following characteristics. 

 

A. It is depicted as a solid or broken blue line on the most recent edition of the U.S. 

Geological Survey 7.5-minute series topographic map or, if that is not available, a 

15-minute series topographic map. 

 

B. It contains or is known to contain flowing water continuously for a period of at 

least 6 months of the year in most years. 

 

C. The channel bed is primarily composed of mineral material such as sand and 

gravel, parent material or bedrock that has been deposited or scoured by water. 

 

D. The channel contains aquatic animals such as fish, aquatic insects or mollusks in 

the water or, if no surface water is present, within the stream bed. 

 

E. The channel contains aquatic vegetation and is essentially devoid of upland 

vegetation. 

 

"River, stream or brook" does not correlate to a ditch or other drainage way constructed, or 

constructed and maintained, solely for the purpose of draining stormwater or a grassy 

swale. 

 

Wetland and Stream features are classified using the Classification of Wetlands and Deepwater Habitats of 

the United States, Cowardin et al., 1979.  

 

Cursory Vernal Pool Survey 

A cursory vernal pool survey was completed using guides and standards established by the DEP and U.S. 

Army Corps of Engineers (USACE). Significant Vernal Pools are defined by the NRPA as “naturally 

occurring, temporary or semi-permanent pools that provide habitat for a specific abundance of vernal pool 

amphibian species.” Any potential vernal pools identified during this review would require a full survey 

(amphibian breeding area survey) completed in the Spring to determine significance.   

 

To be defined as a significant vernal pool, characteristics must meet or exceed thresholds defined by the 

Maine Department of Environmental Protection.  

 

Species Abundance of Criteria 

Fairy Shrimp Presence of any life 

Blue Spotted Salamander Presence of 10 or more egg masses 

Spotted Salamander Presence of 20 or more egg masses 

Wood Frog Presence of 40 or more egg masses 
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Wetlands of Special Significance (WOSS) 

Wetlands were evaluated under criteria of Wetlands of Special Significance (WOSS). WOSS are defined in 

NRPA Chapter 310: Wetlands and Waterbodies Protection Section 4. According to Maine’s NRPA Chapter 

310, WOSS include all coastal wetlands and great ponds, and freshwater wetlands that exhibit one or more 

of the following characteristics: 

 

1. Critically imperiled or imperiled community. The freshwater wetland contains a natural community 

that is critically imperiled (S1) or imperiled (S2) as defined by the Natural Areas Program. 

 

2. Significant wildlife habitat. The freshwater wetland contains significant wildlife habitat as defined 

by 38 M.R.S.A. § 480-B (10). 

 

3. Location near coastal wetland. The freshwater wetland area is located within 250 feet of a coastal 

wetland. 

 

4. Location near GPA great pond. The freshwater wetland area is located within 250 feet of the normal 

high water line, and within the same watershed, of any lake or pond classified as GPA under 38 

M.R.S.A. § 465-A. 

 

5. Aquatic vegetation, emergent marsh vegetation or open water. The freshwater wetland contains 

under normal circumstances at least 20,000 square feet of aquatic vegetation, emergent marsh 

vegetation or open water, unless the 20,000 or more square foot area is the result of an artificial pond 

or impoundment. 

 

6. Wetlands subject to flooding. The freshwater wetland area is inundated with floodwater during a 

100-year flood event based on flood insurance maps produced by the Federal Emergency 

Management Agency or other site-specific information. 

 

7. Peatlands. The freshwater wetland is or contains peatlands, except that the Department may 

determine that a previously mined peatland, or portion thereof, is not a wetland of special 

significance. 

 

8. River, stream or brook. The freshwater wetland area is located within 25 feet of a river, stream or 

brook. 

 

RESULTS  

 

Project Area Overview  

The objective of this delineation was to determine the feasibility of proposed development on the project 

site. The project site can be accessed south of Hedgehog Trail and West of Mountain Road in Coplin 

Plantation, Maine. The site is predominantly forested and undeveloped.   

 

See attached Site Plan E1.1, Natural Resources Mapping which depicts locations of environmental features 

identified by Main-Land. Photos of selected features are also attached.  
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Wetlands 

Fifteen freshwater wetland complexes were identified on the project site and are labeled as W-1 through W-

12 by Main-Land. Observed wetlands are classified as seasonally flooded/saturated, broad-leaved deciduous 

evergreen Palustrine Forested (PFO1E) wetland complexes. PFO wetlands are characterized by woody 

vegetation that is at least 20 feet in height. See Table 1 for addition information on observed wetland 

complexes.  

 

Table 1. 

WETLAND ID WETLAND AREA 

(SF) 

COWARDIN 

CLASSIFICATION 

WOSS 

W-1 2,685 PFO1E Yes, all wetlands 

within 25’ of a stream 

W-2 8,554 PFO1E No 

W-3 781 PFO1E Yes, all wetlands 

within 25’ of a stream 

W-4 942 PFO1E No 

W-5 2,150 PFO1E No 

W-6 11,958 PFO1E No 

W-7 2,194 PFO1E No 

W-8 22,975 PFO1E Yes, all wetlands 

within 25’ of a stream 

W-9 636 PFO1E No 

W-10 4,701 PFO1E No 

W-11 3,214 PFO1E Yes, all wetlands 

within 25’ of a stream 

W-12 2,874 PFO1E Yes, all wetlands 

within 25’ of a stream 

W-13 4,173 PFO1E No 

W-14 129 PFO1E No 

W-15 773 PFO1E Yes, all wetlands 

within 25’ of a stream 

 

 

Streams 

Four unnamed streams were identified on the project site and are labeled as STRM-1 through STRM-4 by 

Main-Land. All identified streams are classified as intermittent riverine systems which likely do not 

continuously flow year-round.  

 

Vernal Pools 

No potential vernal pools were identified on the project site.  

 

Wetlands of Special Significance (WOSS) 

All wetland areas within 25’ of a stream are classified as WOSS.  
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SUMMARY  

A wetland, stream, and cursory vernal pool delineation was completed for the project site in January of 

2026. At the project site, fifteen NRPA wetlands, four NRPA stream, no potential vernal pools, and 

WOSS characteristics were identified during the natural resource delineation. Wetlands comprise 

approximately 6.5% of the project site area of interest. The project site contains areas that consist of 

somewhat excessively drained upland soils on slopes less than 20% which are suitable for development, 

including for wastewater disposal.   

 

 

 

 

 

 

Hunter R. Dalton 

Project Environmental Scientist 
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Photo 1. Observed PFO wetland complex.  
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Photo 2. Observed intermittent stream.  
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