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Section 1: Site Directions & Maps 
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Section 2: Project Info & Application   

Main-Land is assisting Walter Haines with the permitting for his zoning change 
application in Madrid Township. This includes preliminary design and concept planning 
for the intended further subdivisions. Mr. Haines holds a large area of land in this 
region, including the subject area leading to and around Beal Pond. Currently, the 
majority of the land is zoned as Management General (M-GN), rendering him unable to 
create a residential subdivision 
Subdivisions. Below is a breakdown of the current zoning of the acreage he is proposing 
to change: 
 

M-GN: 107.9 AC 
P-WL2: 2.9 AC 
P-WL3: 4.6 AC 
P-SL2: 14.8 AC 
P-SL: 14.8 AC 

Total Acreage Rezone: 145.0 AC 
 
The applicant is proposing to rezone all 145 acres to Residential Development 
Subdistrict (D-RS). His intent in the future is to create what will likely be a moderate-
density subdivision with larger lots along the existing access road and smaller lots along 
the Beal Pond frontage.  
 
Further details are described in following application sections.  
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Section 3: Project Deeds 
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Section 4: Application Fee  

 
Below is the fee calculation:  
 
Base Fee: $1,000 
Per Acre: $25 per acre to Change to Development Subdistrict  
Total Acres: 145 acres  
 
$1,000 + $25 * 145 = $4,625 
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Section 5: Land Division History  
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Section 6: Structures, Features & Uses   
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Section 7: Site Plans 

 
Please see attached CP1.0 Concept Plan and C2.1 Zoning Plan.  
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Section 8: Site Photographs 

 
Beal Pond Road  11/24/24 

 

 
Beal Pond Road  11/24/25 
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West Beal Pond Road 11/24/25 

 

 
Beal Pond Shore 11/24/25 
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Section 9: Goals & Policies of the Comprehensive Land Use Plan 
 
The Applicant asserts this proposal for rezone of land is consistent with the Goals and Policies of 
the Comprehensive Land Use Plan (CLUP). The following narrative responds specifically to 
meeting the goals listed in subsections of the CLUP  Section 1.2. CLUP text is followed by 
justification by the Applicant in bold typeset. 

 

I. Development Goals and Policies 

A. LOCATION OF DEVELOPMENT 

Goal: Guide the location of new development in order to protect and conserve forest, recreational, plant or 
animal habitat and other natural resources, to ensure the compatibility of land uses with one another and to 
allow for a reasonable range of development opportunities important to the people of Maine, including 
property owners and residents of the unorganized and deorganized townships. 

The Applicant seeks to rezone a portion of contiguous holdings to allow for medium density 
subdivision which will create first and second home opportunities for folks seeking recreational 
opportunities close to the beaten path. The applicant intends to continue forestry management 
practices, including harvests, in areas not rezoned for development. The proposed rezone is a 6.1 
mile drive from Route 4 in Madrid Plantation, the majority of which is along Reeds Mill Road, a well 
established, paved, public road with power lines running within the right of way. There are two other 
D-RS zones along Reeds Mill Road, the closest of which is less than a mile, and there are dwellings 
sprinkled along the road in the M-GN district. Yet the development would provide recreational access 
to Beal Pond which is a remote feeling body of water. Proposed lots would have views due to 
elevation.  

 
B. ECONOMIC DEVELOPMENT 

Goal: Encourage economic development that is connected to local economies, utilizes services and 
infrastructure efficiently, is compatible with natural resources and surrounding uses, particularly natural 
resource-based uses, and does not diminish the jurisdicti  

With declining population and economic pressures, the Town of Madrid disincorporated in 2000 and 
became part of unorganized territory of Franklin County. This rezoning proposal seeks to increase 
the population of the Township and the economic viability of the micro-region. Future subdivision 
proposal would seek to provide generously sized inland lots, waterfront lots on Beal Pond, and 
locations with views of the river valley with the intent of bringing new and diverse property offerings 
and population to the area. Access to the lake via a hand carry launch could be included in the 
proposal. 

 
C. SITE REVIEW 

Goal: Assure that development fits harmoniously into the existing communities, neighborhoods and the 
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natural environment.

Proposed subdivision is likely to utilize a network of existing modest gravel roads appropriate to the 
level of traffic anticipated to be generated from single family residential lots. Turnouts are anticipated 
on a regular interval to allow traffic passage during winter months when snowbanks can creep in on 
the travel ways. While lots may be generously sized, building envelopes are anticipated to be 
somewhat limited, intending to keep development fairly tight to the road network and avoid 
unnecessary impacts to protected natural resources and areas such as wetlands and shoreland zone 
resource protection district. 

While the area is at a reasonably high elevation (1200+ ft above MSL) the area does not encompass 
a ridgeline or areas where structures are likely to be silhouetted against the skyline or lights will be 
visible from public vantage points. Lighting for single family dwellings will be limited by deed 
covenant to downward cast and sharp cut-off (dark-sky compliant) fixtures. 

 
D. INFRASTRUCTURE 

Goal: Ensure that infrastructure improvements are well planned and do not have an adverse impact on the 
 

Within the rezoned area, the proposed subdivision is likely to utilize a network of existing modest 
gravel roads appropriate to the level of traffic anticipated to be generated from single family 
residential lots. The public road network is more than adequate starting with Route 4 in Madrid,  
continuing to Reeds Mill Road, and Center Road - paved roads  of significant width  and well 
established drainage. Power and telecom lines run overhead on poles within public rights of ways 
and the existing private road network. Significant new infrastructure will not be necessary to serve 
the development, demonstrating that it is well suited for the location and use.  

 
E. DEVELOPMENT RATE, DENSITY AND TYPE 

Goal: Ensure that development is of a rate, density and type conducive to maintaining the 
principal values. 

The subject property is well suited for infill of moderate density subdivision. There are already some 
camps on the lake and other dwellings along the private roads. Soils have been mapped on the 
property and in areas where development is proposed are generally loamy glacial tills that are 
moderately well drained and suitable for development such as subsurface wastewater disposal 
systems, stormwater management, and basements with full foundation if appropriately drained. 

 
F. AFFORDABLE HOUSING 

Goal: Facilitate the provision of affordable housing in appropriate locations to households with a full range 
of incomes. 

Waterfront lots are intended to be higher value market rate offerings. These lots help cover the risk 
and cost of the permitting process. Inland lots are likely to be more affordable as market rate for rural 
lots in Madrid is reasonable. 
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G. LAND CONSERVATION 

Goal: Encourage the long-term conservation of select areas of the jurisdiction that are particularly 
representative of its cultural and natural values, including working forests, high-value natural resources and 
recreational resources. 

The applicant is a forester by trade and manages his land on a small private scale. There are no large 
scale working forests or farms on the subject land. Natural resources on the subject property include 
mostly low value wetlands, limited high value wetlands (adjacent to the pond) and Beal Pond itself. 
Most natural areas are either being retained by the Applicant for protection or included in open space 
within the subdivision. Public access to the pond through the hand carry launch is intended to be 
maintained as part of open space and wildlife corridor along the pond frontage. 

 

II. Natural and Cultural Resources Goals and Policies 

A. AGRICULTURAL RESOURCES 

Goal: Conserve and protect working farms, encourage the development of new farming enterprises, and 
conserve agricultural soil resources. 

There are no large-scale working forests or farms on the subject land. Given the proximity to Beal 
Pond, this land use would not be appropriate. 

 
B. AIR AND CLIMATE RESOURCES 

Goal: Protect and enhance the quality of air and climate resources throughout the jurisdiction. 

Rezoning to D-RS and the proposal of a moderate density single family residential subdivision does 
not pose undue risk to the quality of air and climate resources. Residential scale heating systems are 
not of significant BTU production such that further air protections would be necessary. 

 
C. COASTAL RESOURCES 

Goal: Protect and conserve the special natural and cultural resources of coastal islands and mainland 
townships, and help sustain the traditional resource-based economies of these areas. 

The subject parcel is not part of a coastal resource.
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D. CULTURAL, ARCHAEOLOGICAL AND HISTORICAL RESOURCES

Goal: Protect and enhance archaeological and historical resources of cultural significance. 

There are no known or identified areas of cultural, archaeological, or historical significance on the 
subject property, as indicated by State Historic Preservation Office in a review response letter. 

 
E. ENERGY RESOURCES 

Goal: Provide for the environmentally sound and socially beneficial utilization of indigenous energy 
resources where there are not overriding public values that require protection. 

There are no known or identified indigenous energy resources on the subject property and the 
distance to the nearest substation is prohibitive to solar or other local energy generation. 

 
F. FOREST RESOURCES 

Goal: Conserve, protect and enhance the forest resource in a way that preserves its important values, 
including timber and fiber production, ecological diversity, recreational opportunities, as well as the relatively 
undeveloped remote landscape that it creates. 

 

The applicant is a forester by trade and manages his land on a small private scale. There are no large 
scale working forests or farms on the subject land. The Applicant intends to continue timber 
management and harvest on a small private scale. 

 

G. GEOLOGIC RESOURCES 

Goal pertaining to geologic resources: Conserve soil and geological resources by controlling erosion 
and by protecting areas of significance. 

Slopes on the subject property are shallow to moderate in areas proposed for rezone and subdivision. 
There are steep areas within the site which are not suitable for development however those are either 
not included in saleable lots or building envelopes are restricted to prevent construction within 
steeper areas. Soils are generally suitable for development, especially with engineered strategies 
such as erosion and sedimentation control devices and practices, specified soils for structural 
support of roads and foundations/footings, and subdrainage design to prevent super-saturated soils. 
Please refer to the soils mapping and report. 

Gravels have been harvested from specific areas on the subject property for the construction of roads 
but not at a scope or scale that would require mineral mining permits. It is not anticipated that 
significant mining of soils will occur in areas of the property outside of the proposed rezone area. 

 
H. PLANT AND ANIMAL HABITAT RESOURCES 

Goal: Conserve and protect the aesthetic, ecological, recreational, scientific, cultural and economic values 
of wildlife, plant and fisheries resources. 
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A requests for review of the proposed rezone area have been made of the Maine Department of Inland 
Fisheries and Wildlife (IF&W) and the Maine Natural Areas Program (MNAP). Response from MNAP 
indicated no known rare or significant botanical features mapped within the area. Response from 
IF&W indicated that there is Inland Water Foul/Wading Bird Habitat within the project bounds. The 
agency additionally identified that streams over elevation 1,000 feet above MSL may contain high 
elevation Species such as Roaring Brook Mayfly and Northern Spring Salamander. Streams mapped 
within the site will be recommended to be provided a 
is done to determine presence/absence of species or further characterize the stream with the 
department. The potential for endangered bat species is noted, though this is the case with nearly all 
property within the state and additional protections such as clearing restricted to certain times of the 
year would likely be proposed to mitigate the potential for impacts to the species. 

Per LUPC rules, a 500 foot wide wildlife corridor is planned for future subdivision with approval of 
rezone. The corridor would connect access to Beal Pond with other significant habitat 
features including a potential significant vernal pool, intermittent stream, freshwater forested 
wetlands, and a larger swath of land to be retained by owner for forestry management. 

 
I. RECREATIONAL RESOURCES 

Goal: Conserve the natural resources that are fundamental to maintaining the recreational environment 
that enhances diverse, abundant recreational opportunities. 

The subdivision proposal will provide additional housing in an area that has significant aesthetic 
value, access to trails, adjacency to land currently open to hunting, and formal recreational access 
to Beal Pond via hand carry launch. Access to the Interstate Trail System is available from the 
property which makes the development well suited to provide diverse recreational opportunities 
within the property and within the region via ATV and snowmobile travel. 

 

J. SCENIC RESOURCES 

Goal: Protect the high-value scenic resources of the jurisdiction by fitting proposed land uses 
harmoniously into the natural environment. 

There are no nearby scenic resources of regional, state, or national significance. Subdivision and 
single family homes can fit harmoniously into the landscape without being silhouetted on the 
skyline or visible from public viewpoints. 

 
K. WATER RESOURCES 

Goal: Preserve, protect and enhance the quality and quantity of surface waters and groundwater. 

Proposed development would apply nicely within the proposed rezone area without significantly 
challenging aquatic habitats. Streams will be provided requisite setback and buffer protections to 
ensure quality riparian areas which filter surface run-off and provide water cooling prior to entering 
the channel. Shoreland zoning protections are in place limiting the amount of impervious surface 
coverage, opening in forest canopy, and cutting of trees within 100 feet of the pond. 

Public access to the pond via hand carry launch will allow IF&W to stock the pond with native fish 
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species for ecological balance and recreational opportunity, as well as recreational access to the 
pond. Additionally, shorefront lots will provide recreation based properties currently not available 
on the pond. 

The proposed rezone area is not mapped with modernized data by the Federal Emergency 
Management Agency (FEMA) for flood probability. However, anecdotally the area does not flood as 
the pond provides attenuation of run-off peaks and the area is generally high ground, above nearby 
waterways. 

There are no mapped significant sand and gravel aquifers within the subject area. Lot density is 
anticipated to be moderate, but with Maine Subsurface Wastewater Disposal Rules met, single 
family residential homes are not anticipated to have a significant impact on groundwater quality. 
Correspondingly, with the density of lots and water use patterns for single family residential homes, 
a subdivision development in the rezoned area is not anticipated to have a significant impact on 
groundwater availability and/or levels. 

It is anticipated that a future subdivision proposal be subject to management and mitigation of 
phosphorus in run-off as is determined by Maine Stormwater Best Practices Manual - Volume II. 
Phosphorus Control in Lake Watersheds: A Technical Guide to Evaluating New Development. 

 
L. WETLAND RESOURCES 

Goal: Conserve and protect the ecological functions and social and economic values of wetland 
resources. 

 

The proposed rezone area contains some forested wetlands, though the majority of the land is 
upland. Approximate wetland boundaries are shown on the proposed maps. More precise wetland 
delineation and mapping will be performed in conjunction with planning and design of a formal 
subdivision proposal and application. The goal of proposed development patterns, as shown on the 
provided plans, is to avoid wetland areas, minimize impacts where necessary, and generally limit 
wetland losses to less than 10,000 sf, well within norms and tolerances for development in the 
unorganized territories. 
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Section 10: Surrounding Uses & Anticipated Impacts 

 
The proposed rezoning area is located in Madrid Plantation, Franklin County, Maine, and 
is projected to consist of approximately thirty residential subdivision lots. The project 
includes a mix of waterfront lots on Beal Pond and inland lots, with an average lot size 
of approximately three acres. Access to the subdivision will be provided via existing 
private gravel roads that currently serve the surrounding area. 
 
Surrounding Land Uses 
Surrounding land uses in the vicinity of the proposed subdivision are predominantly 
rural and residential in character. Existing development patterns include seasonal and 
year round single family residences, camps, and undeveloped forestland. Waterfront 
development on Beal Pond is generally characterized by low density residential use, 
with individual camps and homes set on relatively large lots, consistent with traditional 
land use patterns in Madrid Plantation. 
 
Inland areas surrounding the proposed development consist primarily of managed 
forestland, undeveloped parcels, and scattered residential uses accessed by private 
roads. No commercial or industrial uses are located in the immediate vicinity of the 
project. The surrounding area is not served by public water or sewer utilities, and 
existing development relies on private wells and subsurface wastewater disposal 
systems. 
 
The proposed subdivision is consistent with the existing pattern of rural residential 
development in the area and does not introduce any new or incompatible land use. 
 
Anticipated Impacts to Surrounding Uses 
The proposed subdivision is anticipated to be compatible with surrounding land uses. 
The average lot size of approximately three acres, combined with a mix of waterfront 
and inland lots, maintains a low density development pattern similar to existing 
residential development in the area. The project does not propose commercial or 
high intensity uses and is intended solely for residential purposes. 
 
Access to the subdivision will be provided by existing private gravel roads. Traffic 
generated by the proposed development is expected to be low and consistent with 
traffic levels typically associated with rural residential subdivisions of this size. The 
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anticipated increase in traffic is not expected to result in adverse impacts to road safety 
or function, and no new public road connections are proposed. 
 
The subdivision layout is intended to accommodate development while maintaining the 
rural and natural character of the area. Waterfront development will be subject to 
applicable shoreland zoning and environmental protection standards. The use of 
moderately sized lots and dispersed development is expected to limit land clearing and 
reduce potential impacts to wildlife habitat, surface waters, and scenic resources. No 
significant adverse impacts to surrounding natural resources are anticipated as a result 
of the proposed rezoning. 
 
All lots will be served by individual private wells and subsurface wastewater disposal 
systems designed and installed in accordance with Maine Subsurface Wastewater 
Disposal Rules. Given the lot sizes proposed and compliance with regulatory standards, 
wastewater disposal is not expected to adversely affect groundwater or surface water 
quality, including that of Beal Pond. 
 
The proposed subdivision is expected to maintain the existing rural character of the 
area. Development will occur incrementally over time, consistent with market demand, 
rather than as a single concentrated construction project. Vegetative buffers, natural 
topography, and existing forest cover are expected to limit visual impacts from adjacent 
properties and from Beal Pond. 
 
Addition of single-family residential lots to the area, including shorefront lots, is 
anticipated to have a positive fiscal impact on the area. Madrid, faced with declining 
population and increasing financial pressures, disincorporated in the year 2000. While 
fiscal issues are now handled by the County, additional residences (some of which will 
likely be second/vacation homes) accessed by private roads, increase tax base without 
stressing services. This additional tax base helps meet the baseline revenue necessary to 
maintain the existing infrastructure and services in the Township. In the short term 
there is infrastructure cost borne by the Applicant. In the long term, there are ongoing 
tax revenues and maybe someday a return to vibrancy of community if this generates 
momentum for the area. 
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Section 11: Rezone to/from Protection Subdistrict 

As shown and indicated previously in the application, there are some protection 
subdistricts within the subject area. Like many areas in Maine, there are known streams 
and wetlands scattered throughout the subject parcels. Of the 145 acres proposed to be 
rezoned, there are 2.9 acres of P-WL2, 4.6 acres of P-WL3, 14.8 acres of P-SL2 and 14.8 
acres of P-SL1. While these areas will be a part of the zoning change, no impacts are 
anticipated, other than the existing road crossings. During the subdivision design and 
application process, if further impacts are necessary they will be permitted and 
reviewed at that point. We anticipate the building envelopes to be outside these 
protected areas.  
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Section 12: Corporate Good Standing 

Not applicable as applicant is an individual.  
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Section 13: Notice of Filing  
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Section 14: Financial Practicability 

In this section is an account statement for Mr. Haines with funds he intends to use 
towards the proposed project.  
 
Currently, for the re-zoning process, Mr. Haines is in good standing with Main-Land who 
is performing the necessary design, permitting, and surveying needs for this application.  
 
Since the design of the subdivision is not complete, it is difficult to refine any anticipated 
construction cost associated with the proposed developed. However, since the project 
will utilize existing roads, new infrastructure will be minimal. Below is an approximate 
estimate of the next phase of the project: 
 
Engineering Design & Subdivision Permitting: $50,000 
Additional Infrastructure (turn-outs and stormwater controls): $150,000 
Legal: $5,000 
Monumentation: $5,000 
Total: $210,000 
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Section 15: Location Requirements 

 
Below is a brief narrative associated with each of the following Chapter 10 Location 
Requirements. More details and information are provided throughout the application.  

a. Emergency Services. Review requests have been sent to both North Star 
Ambulance Service and Phillips Fire Department, twice now. These two entities 
are the closest emergency units to the proposed area. There has been no 
response from either, however there is no anticipated concern with ability to 
serve as that area already has single family residential homes. These request 
letters can be found in Section 17. 

b. Compatibility. The applicant understands the beauty of the area, as he also has 
recreational camp in the vicinity and he currently allows recreational use to Beal 
Pond on his property through a carry in and our boat launch. He hopes to 
continue allowing that use with his proposed concept. The proposed concept 
also does not anticipate any additional new road infrastructure, only 
improvements to existing infrastructure to help minimize development impacts. 
This concept can be found in Section 7. 

c. Character. There is other D-RS zoned area within 0.5 miles of this proposed area. 
The area is scattered with residential houses. More details on harmonious fit and 
natural character can be found in Section 16.  

d. Area for Development. The area is being proposed to change to D-RS and located 
in a primary location as required.  

e. Access to Development. There is public road access from Center Road to the 
proposed start of the development. There is an existing road network that will 
be improved and utilized for access to the residential lots. These roads, during 
the subdivision process, will create a road association to provide means for 
ongoing maintenance and upkeep of the private subdivision roads. More details 
can be found in Section 21 & 22.  
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Section 16: Harmonious Fit & Natural Character 

 
The proposed residential subdivision has been designed to achieve a harmonious fit 
with the existing natural character of the area and to maintain the rural, low density 
development pattern characteristic of Madrid Plantation. The subdivision concept plan 
demonstrates a layout that responds to existing natural features, topography, and 
surrounding land uses while minimizing visual and environmental impacts. 
 
As shown on the subdivision concept plan, development is organized around existing 
natural constraints, including wetlands, streams, and shoreline resources associated 
with Beal Pond. Significant areas of land are retained as common open space and 
managed forestland, which helps preserve existing vegetation, wildlife habitat, and the 
overall forested character of the site. Lot boundaries and building envelopes are 
arranged to avoid sensitive natural resources to the greatest extent practicable, 
allowing development to occur primarily within upland areas. 
 
Waterfront lots are configured to provide reasonable access to Beal Pond while 
maintaining appropriate setbacks and spacing between structures. Inland lots are 
similarly sized and distributed to maintain a consistent development pattern and to 
avoid concentrated clearing or visual dominance in any single area. 
 
The subdivision proposes approximately thirty residential lots with an average lot size of 
approximately three acres. This lot size and overall density are consistent with existing 
development patterns in the surrounding area and support the continued rural 
character of Madrid Plantation. The concept plan reflects a moderate density residential 
layout that balances private ownership with preserved open space, reducing the visual 
and environmental footprint of development. 
 
Development is expected to occur incrementally over time, rather than as a single, 
large scale construction effort, further limiting short term disturbance and allowing the 
landscape to remain predominantly natural in appearance. 
 
The visual character of the subdivision is intended to remain consistent with the 
surrounding rural landscape. Natural vegetation, existing topography, and retained 
forest cover are expected to screen structures from adjacent properties and from Beal 
Pond, reducing visibility from both land and water. 
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To further protect nighttime character and minimize light pollution, the subdivision will 
be subject to deed restrictions or covenants requiring that all exterior lighting be fully 
downcast and equipped with sharp cutoff fixtures. These restrictions are intended to 
prevent light trespass, preserve dark skies, and maintain the natural nighttime 
environment for residents, neighboring properties, and wildlife. 
 
The proposed residential use is compatible with surrounding land uses, which consists 
primarily of low density residential development, seasonal camps, and undeveloped 
forestland. The subdivision does not introduce commercial, industrial, or high intensity 
uses and does not rely on urban infrastructure. Access via existing private gravel roads 
further reinforces compatibility with the established rural setting. 
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Section 17: Fire, Police, and Ambulance 

This section contains project review request letters that have been sent to the NorthStar 
Emergency Services and Phillips Fire Department. Letter s have been sent twice. There 
have been no responses provided. 
 

, confirming capacity to 
serve the proposed project.  
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November 13, 2025 
 
NorthStar Emergency Services 
111 Franklin Health Cmns 
Farmington, ME 04938 
 
Subject: Project Review  

25-024 LUPC Single Family Residential Subdivision  Madrid Township, Maine. 
 
Dear Reviewer, 
 
Main-Land Development Consultants, Inc. is representing Walter Haines in his Zoning Petition Application in the 
Township of Madrid. While Mr. Haines has a large holding within this township, the petition is regarding a 
concentrated area along Beal Pond Road and West Beal Pond Road, which includes frontage on Beal Pond. Attached 
is a USGS Map and Aerial Photo Map for reference. 
 
Under the current zoning, Mr. Haines is very limited on his development options. Upon the zoning change, the 
Applicant intends to develop one or more single-family residential subdivisions. Due to the early stages of this 
process, the exact subdivision configuration and lot count has not yet been determined. That information will be 

Land Use Planning Commission (LUPC) lot and road design standards. That being said, it is estimated that a full 
build-out to result in between 20 to 40 lots, with many of the lots anticipated to be used for camps or other seasonal 
uses.  
 

ability to serve and capacity. It is our hope that the impact of this development would be minimal as there are other 
-time residence) in this rural area.  

 
Please review the enclosed material and respond with a letter or email (emily@main-landdci.com) to me for use in 
regulatory permit applications.  If you have any questions or require further information please do not hesitate to 
contact me. We appreciate your time! 
 
Sincerely, 
 
Main-Land Development Consultants, Inc. 
 
 
       
Emily Hastings, P.E. 
Senior Project Manager  
 
Encl: USGS Map 

Aerial Location Map 
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Main-Land              eNGINEERS, SURVEYORS, SCIENTISTS   

Development 
 Consultants, Inc. 
 
 

 
MAIN-LAND helps people add value to their land: to understand it, develop it, and protect it. 

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

WWW.MAIN-LANDDCI.COM 

November 13, 2025 
 
Phillips Fire Department 
Attn: Sean Allen, Chief  
138 Park Street 
Phillips, Maine 04966 
 
Subject: Project Review  

25-024 LUPC Single Family Residential Subdivision  Madrid Township, Maine. 
 
Dear Chief Allen, 
 
Main-Land Development Consultants, Inc. is representing Walter Haines in his Zoning Petition Application in the 
Township of Madrid. While Mr. Haines has a large holding within this township, the petition is regarding a 
concentrated area along Beal Pond Road and West Beal Pond Road, which includes frontage on Beal Pond. Attached 
is a USGS Map and Aerial Photo Map for reference. 
 
Under the current zoning, Mr. Haines is very limited on his development options. Upon the zoning change, the 
Applicant intends to develop one or more single-family residential subdivisions. Due to the early stages of this 
process, the exact subdivision configuration and lot count has not yet been determined. That information will be 

Land Use Planning Commission (LUPC) lot and road design standards. That being said, it is estimated that a full 
build-out to result in between 20 to 40 lots, with many of the lots anticipated to be used for camps or other seasonal 
uses.  
 

ability to serve and capacity. It is our hope that the impact of this development would be minimal as there are other 
-time residence) in this rural area.  

 
Please review the enclosed material and respond with a letter or email (emily@main-landdci.com) to me for use in 
regulatory permit applications.  If you have any questions or require further information please do not hesitate to 
contact me. We appreciate your time! 
 
Sincerely, 
 
Main-Land Development Consultants, Inc. 
 
 
       
Emily Hastings, P.E. 
Senior Project Manager  
 
Encl: USGS Map 

Aerial Location Map 
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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 18: Educational Services       

This section contains the review request letter sent to the MSAD 58 Superintendent. 
There has been no response at the time of this submittal.   
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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 

November 13, 2025 

MSAD 58 
Attn: Laura Columbia, Superintendent 
1401 Rangeley Road 
Phillips, ME 04966 
 
Subject:  Project Review  

25-024 LUPC Zoning Petition  Madrid Township, Maine. 
 
Dear Ms. Columbia,  
 
Main-Land Development Consultants, Inc. is representing Walter Haines in his Zoning Petition Application in the 
Township of Madrid. While Mr. Haines has a large holding within this township, the petition is regarding a 
concentrated area along Beal Pond Road and West Beal Pond Road, which includes frontage on Beal Pond. Attached 
is a USGS Map and Aerial Photo Map for reference. 
 
Under the current zoning, Mr. Haines is very limited on his development options. Upon the zoning change, the 
Applicant intends to develop one or more single-family residential subdivisions. Due to the early stages of this 
process, the exact subdivision configuration and lot count has not yet been determined. It is estimated that a full build-
out to result in between 20 to 40 lots, with many of the lots anticipated to be used for camps or other seasonal uses. 
That information will be included in a Subdivision Application, which will later be compiled and submitted for 

standards  
 

for capacity and ability to serve. 
It is our hope that the impact to your school system would be minimal as many of the lots would be anticipated as 
camps or seasonal uses.  
 
Please review the enclosed material and respond with a letter or email (emily@main-landdci.com) to me for use in 
regulatory permit applications.  If you have any questions or require further information please do not hesitate to 
contact me. We appreciate your time! 
 
Sincerely, 
 
Main-Land Development Consultants, Inc. 
 
 
       
Emily Hastings, P.E. 
Senior Project Manager  
 
Encl: USGS Map 

Aerial Location Map 
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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 19: Solid Waste Disposal        

This section contains the review request letter sent to the Philips Transfer Station, 
where residential solid waste would be taken for this project. There has been no 
response at the time of this submittal.  
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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 20: Electricity & Telephone        

 
Attached is a letter from Central Maine Power confirming the ability to serve and 
connect into their system. There does not appear to be telephone options in that area. 
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3/24/2026

Ms. Emily Hastings
20-40-lot subdivision
Beal Pond and West Beal Pond Rd
Madrid, Maine

Single Phase Service for new proposed subdivision plan in Madrid, SAP #xxx CMP Acct#xxx
Sent via email: Emily Hastings <emily@main-landdci.com>

RE: Ability to Serve Letter for Main-Land Development Subdivision in Beal Pond and West Beal Pond, Madrid, Me

Dear Ms. Hastings,

CMP has the ability to serve your proposed project located on Beal Pond and West Beal Pond Roads in Madrid, 
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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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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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 21: Public Roads       

is a Town maintained road with an 
hourly capacity of 1,000 vehicles and a Factored AADT of 24. The proposed 
development would enter directly onto Center Road from Beal Pond Road, which would 
be a private subdivision road.  
 
In the current Concept Plan, there are 37 lots proposed. Anticipated traffic generation, 
from the ITE Trip Generation Manual, 11th Edition, is 3.3 average trips per day per 
dwelling unit  totaling 122 trips. This is assuming 1 single family residential recreational 
home on each of the lots. This is well under the receiving roads capacity.  
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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 22: Site Access/ Legal Right of Access       

There is public road access to the property. The existing private road system connects 
directly to the public road and is on Mr.  property.  
 
The intent is to form a Homeowners Association in the next project phase to provide 
shared cost of maintenance and upkeep of the private roads.  
 
The existing roads are in good condition. There will be additional turn-outs located 
throughout to meet LUPC standards. Exact locations will be determined during 
subdivision planning & permitting.  
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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 23: Soil Suitability        
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Main-land Development Consultants, Inc. 
Beal Pond Road, Madrid TWP 

June 9, 2025 

SOIL NARRATIVE REPORT 
DATE:   Soil profiles observed on February 2, 3 and 4th and May 19, 20, 21st 2025. 

BASE MAP:  Base map provided by Mainland Development Consultants.  Contour 
map 2-foot intervals, scaled 1"= 80  

GROUND CONTROL: Test pits located with a Trimble Geo 7x Hand-Held GPS. 

THE SOIL MAPPING CONFORMS WITH A HIGH-INTENSITY (CLASS A) SURVEY. 

Class A - Soil Survey 

1.  Mapping units of 1/8 acre or greater. 
2.  Scale of 1" = 100' or larger. 
3.  Map units not to contain dissimilar limiting inclusions greater than 1/8 acre; dissimilar inclusions may total 
> 1/8 acre per map unit delineation, if not continuous. 
4.  Ground control  Base map provided by Mainland Development Consultants, Inc. 
5.  Base map with 2  
 
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   __6__/__9__/_2025___ 
Christopher J. Coppi                  Date 

 

LUPC Received 
4/22/2026 



BECKET 
(Typic Haplorthods) 

 

SETTING 
 
Parent Material:  Sandy glacial till. 
 
Landform:  Generally located on drumlins and glaciated uplands. 
 
Position in Landscape: Upper portions of landform; crests and upper sideslopes. 
 
Slope Gradient Ranges: (B)  3-8%   (C)  8-20%   (D)  20%+ 

 

COMPOSITION AND SOIL CHARACTERISTICS 
 
Drainage Class:      Well drained, with a perched water table 2.0 to 3.5 feet beneath the soil surface,    

through spring run-off and during periods of heavy precipitation. 
 
Typical Profile  Surface layer: Pinkish gray & dark reddish brown fine sandy 
Description:   loam, 0-3" 
  Subsurface layer: Reddish brown & strong brown fine sandy loam, 3-

12" 
  Subsoil layer: Yellowish brown & light olive brown gravelly sandy 

loam, 12-31" 
  Substratum: Mixed olive gravelly sandy loam & sand, 31-65" 
 
Hydrologic Group: Group C 
 
Permeability:  Moderate in the solum, and moderately slow to slow in the substratum. 
 
Depth to Bedrock: Deep, greater than 40 inches 
 
Hazard to Flooding: None 

(Within Mapping Unit) 
Similar: Marlow 
Dissimilar: Chesuncook, Made Land, Skerry, Telos 

USE AND MANAGEMENT 
 
Development with subsurface wastewater disposal:  The limiting factor for building site development is 
wetness due to the presence of a perched water table 2.0 to 3.5 feet beneath the soil surface in the spring of 
the year.  Proper foundation drainage is recommended for construction.  Becket soil is suitable for subsurface 
wastewater disposal in accordance with State of Maine Rules for Subsurface Wastewater Disposal.   
 
Stormwater Management:  Becket soils are well drained with occasional perched water table 2.0 to 3.5 
inches beneath the soil surface.  Soil solum (0-

- -0.6 inches per hour. 
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BURNHAM 
(Frigid Histic Humaquepts) 

  

SETTING 
 
Parent Material:  Coarse-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%   
 

COMPOSITION AND SOIL CHARACTERISTICS 
 
Drainage Class:  Very poorly drained with a perched ground water table 0 to 0.5 feet 

beneath the soil surface from October to May and during periods of heavy 
precipitation.  May be ponded from time to time. 

 
Typical Profile  Surface layer: Black to dark reddish brown muck (organic), 0-13" 
Description:  Subsurface layer: Mottled gray, gravelly silt loam, 13-34" 
  Substratum: Mottled dark grayish brown, gravelly silt loam, 34-

65" 
 
Hydrologic Group: Group D 
 
Permeability:  0-2.0" 0.6 - 2.0 in/hr 
  > 2.0" 0.06 - 2.0 in/hr 
 
Depth to Bedrock: Greater than 60". 
 
Hazard to Flooding: None 
 

INCLUSIONS 
(Within Mapping Unit) 

 
Dissimilar: Monarda (Brayton), Chesuncook, Skerry, Telos 
 

USE AND MANAGEMENT 
 
Subsurface Wastewater and Stormwater:  The limiting factor for building site development is wetness, due 
to the presence of a shallow water table for a portion of the year.  Proper foundation drainage or other site 
modification is recommended for construction.  Burnham soils are usually classified as wetlands, based on 
the combined consideration of hydric conditions, hydrology, and vegetation. 
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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-  
 
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, Peru, Skerry 
Dissimilar: Monarda, Telos 

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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 MADE LAND 
 
 
 SETTING 
 
Parent Material:  Variable 
 
Landform:  Variable 
 
Position in Landscape: Variable 
 
Slope Gradient Ranges: (A) 0-3%   (B) 3-8% 
 
 
 COMPOSITION AND SOIL CHARACTERISTICS 
 
Drainage Class:  None assigned 
 
Typical Profile  Surface layer:    ) Typically this map unit 
Description:  Subsurface layer: ) consists of areas 

Subsoil layer:    ) excavated and reworked 
Substratum:       ) by man, then smoothed. 

 
Hydrologic Group: None assigned 
 
Surface Run Off:  Variable 
 
Permeability:  Variable 
 
Depth to Bedrock: Variable 
 
Hazard to Flooding: None 
 
 
 
 INCLUSIONS 
 (Within Mapping Unit) 
 
Similar: Filled Land 
 
Dissimilar:  
 drainage implications.  These may be caused by compaction by vehicular traffic, 
  which is not synonymous with seasonal water tables. 
 
 
 USE AND MANAGEMENT 
 
This map unit consists of areas reworked by man, so that the soils are no longer taxonomically 
classifiable.  Limiting factor for development is soil drainage, though somewhat difficult to 
determine in these map units.  This map unit usually has sandy soil material over the underlying 
finer textured original soils (silt and silty clay). 
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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) 
Similar: Becket 
Dissimilar: Chesuncook, Peru, Skerry, 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-  
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- -20-.28 
  -  
 
 

INCLUSIONS 
(Within Mapping Unit) 

 
Similar: Telos (somewhat poorly drained) 
 
Dissimilar: Pecham and Burnham, 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 or D if hardpan is 24  or less. 
 
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 and Skerry 
Dissimilar: Brayton, 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 
(approximately). 
 
Subsurface wastewater disposal:  Peru soil is suitable for subsurface wastewater disposal.   
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SKERRY
 (Aquic Haplorthods) 
 
 SETTING 
 
Parent Material:  Loamy glacial till underlain by sandy textured denser till. 
 
Landform:  Drumlins and glaciated uplands. 
 
Position in Landscape: Usually occupies upper components 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 3.5 feet 

below the soil surface from November through May. 
 
Typical Profile  Surface layer: Light gray fine sandy loam, 0-4" 
Description:  Subsurface layer: Dark reddish brown fine sandy loam, 4-20" 

Subsoil layer: Yellowish brown fine sandy loam, 20-25" 
Substratum: Mixed brown and light olive brown fine sandy loam 

and sand, 25-65" 
 
Hydrologic Group: Group C or D if hardpan is 24  or less 
 
Surface Run Off:  Moderate 
 
Permeability:  Moderate in solum and slow or moderately slow in the compact 

substratum. 
 
Depth to Bedrock: Deep, greater than 40". 
 
Hazard to Flooding: None 
 
 
 INCLUSIONS 
 (Within Mapping Unit) 
 
Similar: Peru and Chesuncook 
Dissimilar: Brayton and Monarda, Telos (Colonel)  
 
 USE AND MANAGEMENT 
 
Development with subsurface wastewater disposal:  The limiting factor for building site development is 
wetness due to the presence of a water table 1.5 to 3.5 feet beneath the soil surface for some period during 
the year.  Proper foundation drainage is recommended for construction.  Skerry soil is suitable for subsurface 
wastewater disposal as defined by the State of Maine Rules for Subsurface Wastewater Disposal. Steep slopes 
may nullify the allowance for soil conditions of a Skerry. 
 
Stormwater design:   Skerry soils are moderately well drained.  Soil permeabilities are expected to be 0.6  
2.0  inches/hour in the upper portions of soil profile, and 0.06  0.6 inches/hour in the compact substratum, 
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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-

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: Burnham, 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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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 24: Wastewater Disposal        
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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
367 US ROUTE 1, N. BUILDING, FALMOUTH, ME 04105

182A Moosehead Trail, Newport, ME 04953
 TEL: (207) 897-6752/FAX: (207) 897-5404

WWW.MAIN-LANDDCI.COM

General Suitability for Subsurface Wastewater Disposal
Proposed Rezone for 

 Medium-Density Subdivision 
Madrid, Maine 

 
For the proposed subject rezoning application, Main-Land Development Consultants, Inc. (Main-Land) has reviewed 
the wetland base mapping completed by Main-Land for the project as well as High Intensity Soil Survey (HISS) 
mapping completed by Coppi Environmental, LLC. This review was made to check for the general suitability of the 
onsite soils for typical private residential subsurface wastewater disposal through septic system design meeting the 
State of Maine Subsurface Wastewater Disposal Rule (i.e., the Rules), 10-144 CMR/Chapter 241.  
 
Overburden soils observed in upland areas during Main- wetland mapping of the site generally consisted of
glacial till deposits. This overall soil type was also identified by the HISS; logs prepared for the HISS by Mr. Coppi, 
LSS and LSE, identify several soil mapping units across the site, all of which derive from glacial till.
 
Based on review of these logs (provided in preceding Section 23  Soil Suitability) from the standpoint of Table 5D
Disposal Field Sizing of the Rules, the glacial till soils mapped by the HISS throughout upland areas of the site 
classify as Soil Profiles 3/D, 3/C, 4/C, and 4/B. These Soil Profiles are further described as: 
 

Soil Profile/ 
Condition 

Soil Origin Depth to groundwater 
limiting factor 

3/D Basal glacial till  
3/C Basal glacial till  
4/C Ablation glacial till  
4/B Ablation glacial till  

   
Per the Rules, Soil profiles 3 and 4 which are present onsite with depth to groundwater limiting factors greater than 
outside the Shoreland Zone of a lake or pond (Note: ) meet minimum permitting 
conditions and design requirements. Therefore, the project site contains soils which are suitable for septic system 
design and can support typical private residential-sized septic leachfields. 
 
Please contact Main-Land with any questions at 207-897-6752. 
 

 
 
Scott R. Dixon, LSE #406, P.E., C.G. 
Senior Chief Scientist and Licensed Site Evaluator 
Main-Land Development Consultants, Inc. 
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Section 25: Archaeological and Historic Resources        

 
Please see attached response from Maine Historic Preservation Commission. As outlined 
in the response, they have no concerns with the proposed project.  
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Walter Haines Zone Change Madrid TWP - Maine
 

 

Section 26: Rare or Special Plant Communities and Wildlife 

Habitat        

 
Please see attached responses from Maine Natural Areas Program and the Maine 
Department of Inland Fisheries & Wildlife.  
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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 
  

November 24, 2025  
 
 
Emily Hastings 
Main-Land Development Consultants, Inc. 
P.O. Box Q  
Livermore Falls, ME 04254 
 
Via email: emily@main-landdci.com 
 
Re: Rare and exemplary botanical features in proximity to: #25-024, Proposed Zoning Change, Beal Pond Road, 
Madrid Township, 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 November 24, 2025 for information on the presence of rare or unique botanical features 
documented from the vicinity of the project in Madrid Township, 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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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,  
 

Abby Stepanauskas 
 
Abby Stepanauskas | Ecologist | Maine Natural Areas Program 
207-287-8048 | abby.stepanauskas@maine.gov 
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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 

December 12, 2025 

Emily Hastings 
Main-Land Development Consultants, Inc. 
P.O. Box Q 
Livermore Falls, ME 04254 

RE: Information Request - Beal Pond Road, Zoning Change, Madrid Twp Project ID 9699

Dear Emily: 

Per your request received on November 24, 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 Beal Pond Road, Zoning Change, Madrid Twp 
project, pursuant to MDIFW's authority. It is understood the applicant seeks this review for a 
zoning change application in the hopes of proposing a future residential subdivision that may 
require stream crossings and tree clearing. Given this scope we have tailored our review 
accordingly. Please note that these comments are an inventory of potential occurrences but this 
does not take into account potential development proposals, and therefore 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 the 
Maine 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. For any future 
development we may recommend, we may recommend no tree clearing from May 15 through 
August 15. Alternatively, we may recommend that acoustic surveys be conducted within the 
project area, conducted by qualified bat biologists experienced with acoustic survey 
methodology, following MDIFWs most recent survey protocol. The lack of acoustic detection of 
listed bats would allow for clearing during the bat maternity season per MDIFW current 
guidelines. 
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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-
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, for future development projects, we would 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 would need to be submitted to MDIFW for review, and additional 
investigations and monitoring may be recommended to further determine suitability and 
document occupancy. Alternatively, we would recommend these features be appropriately 
buffered commensurate with the size and layout of the project. 

High Elevation Species 
Roaring Brook Mayfly (State Threatened) and Northern Spring Salamander (State Species of 
Special Concern) may occur in the project area. Roaring Brook Mayfly 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). Northern Spring Salamander 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.  

For any future development projects, we would recommend 250-foot intact riparian buffer zones 
along all mapped and unmapped streams, with no new development or permanent habitat 
conversion within this zone. We would also recommend that existing buffers be enhanced by 
allowing natural succession to forested habitat occur out to at least 100 feet from occupied 
waterbodies where there is currently little to no existing forested buffer due to past clearing 
activities. If stream crossings or in-water work is anticipated, we would recommend additional 
consultation with our Department to prevent Take of a listed species. Alternatively, we would 
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recommend that surveys be conducted for these species within the project area, conducted by 
  

SIGNIFICANT WILDLIFE HABITAT 

Inland Waterfowl/Wading Bird Habitat 
This project intersects with an Inland Waterfowl and Wading Bird Habitat (IWWH), a 
Significant Wildlife Habitat under Maine's Natural Resources Protection Act. These habitats 
provide important breeding, feeding, migration, and staging habitat for waterfowl and wading 
bird species. High and moderate value IWWHs include both the wetland complex and a 250-foot 
upland zone. For any future development projects, we would recommend that these resources be 
avoided entirely, including no clearing within the 250-foot upland zone extending from the 
wetland edge. 

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.  

For any future development projects, our Department would recommend that any potential 
Significant Vernal Pool depressions be avoided as well as the 250-feet surrounding the pool, 
which is the associated Critical Terrestrial Habitat. If not already completed, we recommend that 
surveys for vernal pools be conducted within the project boundary by qualified wetland scientists 
prior to final project design to determine whether there are Significant Vernal Pools present in 
the area. These surveys should extend up to 250 feet beyond the anticipated project footprint 
because of potential performance standard requirements for off-site Significant Vernal Pools, 
assuming such pools are located on land owned or controlled by the applicant. Once surveys are 
completed, survey forms should be submitted to our Department for review well before the 
submission of any necessary permits. Our Department will need to review and verify any vernal 
pool data prior to final determination of significance. 

AQUATIC RESOURCES 

Fish Habitat 
For any future development projects, we would generally recommend that 100-foot undisturbed 
vegetated buffers be maintained along streams. However, because of the presence of listed 
species, we would recommend a wider riparian buffer for this project (see High Elevation 
Species section above). 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.  
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Stream crossings should be avoided, but if a stream crossing is necessary, or an existing crossing 
needs to be modified, we would generally recommend it be designed to provide full fish passage. 
However, because of the presence of listed species, we would recommend further consultation 
with our Department for guidance for any stream crossings or in-water work (see High Elevation 
Species section above).  

We would recommend that Construction Best Management Practices 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.  

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 Land Use Planning Commission 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). 

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, 

 
Laura Hatmaker 
Natural Resource Biologist 
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