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MEMORANDUM 
 
TO: North Yarmouth Planning Board 
 Through Ben Scipione, Code Enforcement Officer 
 
CC: Ryan Russell, Land Plans Inc. 

Daniel Sheehan, Sheebeo Excavating 
 
From:  Kate Burch, Planner, North Star Planning 
 
RE:  42 Walnut Hill Parkway Site Plan Amendment  –  Planning Board 
meeting April 12, 2023 
 
Date: March 31, 2023 
 
 
Overview 
The applicant proposes to amend a previously approved site plan at 42 
Walnut Hill Parkway. The site is currently used for equipment storage and 
business operations for Sheebeo, Inc., an excavating company. The previous 
approval was based on Site Development Plan – Lot 5 prepared by SYTDesign 
Consultants, 6/29/01. The property lies within an existing subdivision on 
Walnut Hill Parkway and is shown as Lot 5. The approved site plan and 
commercial subdivision plan are attached.  
 
The applicant proposes to construct an additional 40’x75’ building to be used 
for equipment storage and business operations.  
 
The original site plan consisted of one 30’x100’ building and a proposed 
driveway. The amended site plan shows the existing building, which was 
constructed at 40’x75’, as well as an additional 40’x75’ building. The applicant 
also proposes to amend the plan to keep the existing two driveways, instead 
of constructing the single driveway from the original approved plan.  
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Existing outdoor storage containers will be removed or relocated for the 
construction. The existing gravel area will remain, and no paving is proposed. 
No trees or vegetation will be removed for construction. No additional 
landscaping is proposed. The property is abutted by other similar commercial 
uses. 
 
No additional traffic will be generated as part of this proposed project. The 
applicant will use existing utilities, and the new building will be connected to 
the existing well and subsurface wastewater system. The subsurface 
wastewater system is adequate to serve up to 10 employees. The business 
currently has 3 employees.   
 
A staff review meeting was held on March 30, 2023 with input from the Code 
Enforcement Officer, Fire Chief, and Public Works Director. The Code 
Enforcement Officer visited the site to confirm that no disturbance has taken 
place in the area of the plan marked as wetlands. 
 
 
Applicant: Daniel Sheehan 
 
Owner: same as the applicant 

Location: 42 Walnut Hill Parkway 

Zoning: Village Center, Groundwater Protection Overlay 

Tax Map Number: Map 10 Lot 161 

Existing Land Use: site excavation company  

Proposed Land Use: same as above 

Acreage: 3.1 acres 

Waivers: The applicant has not requested any waivers. 

Site Walk: A site walk has not been scheduled. 

Public Hearing: A public hearing has not been scheduled. 
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Completeness Review: A completeness review is not required for a site plan 
amendment. 

Suggested Motion: To approve the 42 Walnut Hill Parkway site plan 
amendment as submitted pursuant to the Findings of Fact in the memo 
dated March 31, 2023. 

 

Site Plan Review - Findings of Fact:  

1. Utilization of the Site 
 

• The project is located in the Village Center Zone and is abutted by other 
commercial/industrial properties. 

• The applicant proposes to add a second 40’x75’ building, 26’ tall, to the 
site. 

• The applicant proposes to amend the driveway from the approved site 
plan to keep the existing driveways. 

• No existing trees or vegetation will be removed for the construction of 
the new building. 

• Existing concrete storage bins will either be removed or placed on a 
different location on the property. 
 

2. Utilities 
 

• The applicant will use existing utilities.  
• The applicant will add water and sewer line connections to serve the 

additional building.  
• The subsurface wastewater disposal system was designed for 10 

employees. The facility currently has 3 employees and will not exceed 10 
employees. 
 

3. Building Standards 
 

• The applicant proposes to construct a second 40’x75’ building. 
• The building aligns with the requirements of #13 – Fabrication Building 

as per Section 10.4 of the LUO. 
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4. Impact on Community Facilities 
 

• No negative impact on community facilities will result from this project. 
 

5. Hazardous Materials and Emissions 
 

• No hazardous materials, bulk fuel, chemicals, or pesticides are currently 
or proposed to be stored on site. 

 
6. Exterior Lighting 

 
• Downward-facing lighting fixtures will be mounted to the building 

exterior. 
• A cut sheet for the proposed lighting is included in the application. 

 
7. Financial and Technical Capacity 
 
• The applicant owns and operates the business.  
• The applicant has secured a $100,000 line of credit through his bank to 

finance the project. 
• No public improvements are required as part of this site plan 

amendment. 
 

8. Landscaping, Buffers and Screening 
 

• No new landscaping or buffering is proposed for this project. 
• Neighboring properties are all similar industrial uses. 
• No trees or vegetation will be removed to construct the proposed 

building. 
 

9. Noise 
 

• No noise levels in excess of the town standards will result from the 
project. 

 
10. Signs 

 
• No changes to signs are proposed. 
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11. Storage of Materials 

 
• Existing concrete storage bins will be removed or relocated on the 

property. 
• There are no abutting residential uses. 
• Locations of relocated storage bins will meet setback requirements. 

 
12. Stormwater Control 

 
• A stormwater management plan is not required as less than 20,000 SF 

of land will be disturbed. 
• There will be no expansion of the previously approved gravel yard, and 

no new paving is proposed. 
• The applicant owns an experienced site excavation company, and will 

use proper erosion and sedimentation control practices throughout the 
project.  

 
13. Protection of Significant Wildlife Habitat 

 
• The wetlands delineated on the original site plan will not be impacted 

by the additional construction.  
 

14. Access Management and Vehicular Circulation 
 

• The applicant will continue to use the existing driveways.  
• The site plan amendment will replace the proposed driveway from the 

original site plan that was never constructed, with the two existing 
driveways. 

• No increase in traffic will be generated by this project. 
 

15. Pedestrian Ways and Bicycle Access 
 

• No changes to sidewalks or other surrounding pedestrian areas are 
proposed. 

 
16.  Off-Street Parking and Loading 
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• No changes to off-street parking and loading are proposed. 
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Conclusions of Law: 
 

1. The development will reflect the natural capabilities of the site to 
support development.  

2. Utilities serving developments in the Village Center District and Village 
Residential District will/will not be installed underground. (N/A) 

3. The proposed development will not result in a negative impact to the 
environment or to the community facilities or services. 

4. The development will not contribute emission of dust, ash, smoke or 
other particular matter. 

5. The proposed development will have adequate exterior lighting to 
provide for its safe use during nighttime hours. 

6. The landscape will be preserved in its natural state, insofar as 
practicable, by minimizing tree and soil removal, retaining existing 
vegetation where desirable, and keeping any grade changes in 
character with the general appearance of neighboring areas. 

7. The development will control noise levels such that it will not create a 
nuisance for neighboring properties. 

8. The size, location, design, color, texture, lighting and materials of all 
exterior signs will not detract from the design of proposed buildings 
and structures. 

9. Exposed non-residential storage areas, exposed machinery, and areas 
used for storage will have sufficient setbacks and screening.  

10. Adequate provisions will be made for the collection and disposal of all 
storm water that runs off proposed roads, parking areas, roofs and 
other surfaces. 

11. Developments will be designed to protect and conserve important 
wildlife habitat to the greatest extent feasible. 

12. The layout of the site will provide for the safe movement of passenger, 
service, and emergency vehicles throughout the site. 

13. The site plan will provide for a system of pedestrian ways within the 
development appropriate to the type and scale of development. 

14. Parking areas will be constructed to protect the natural environment 
and visual character of the community, improve pedestrian safety and 
accessibility, and promote the quality of life in developed areas. 
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March 20, 2023 

 

North Yarmouth Town Office 

Code Enforcement – (CEO) Ben Scipione 

10 Village Square Road 

North Yarmouth, ME 04097 

 

Site Plan Amendment – 42 Walnut Hill Parkway 

 

Please accept this document and attachments as an application for an amendment to a 

previously approved Site Plan as described within the Land Use Ordinance - Section IV – Site Plan 

Review and Conditional Use Procedures and under subsection 4.4 – G Amendments.  

 

The applicant and property owner is Daniel Sheehan. The property appears on North Yarmouth 

Tax Map 10 and lot 161. The property is within the Village Center District and Groundwater 

Protection District overlay. The previously approval was based on Site Development Plan – Lot 5 

prepared by SYTDesign Consultants, revised 6-29-01 - Submitted to the Zoning Board of 

Approvals. This plan is included as an attachment for reference.  

 

Based on a prior discussion with the Code Enforcement Officer, we were directed to pursue an 

amendment to the existing Site Plan, provide this cover letter, applicable attachments and 

Proposed Amended Site Plan. Based on the information provided, it is our hope to be placed on 

the April 11th Planning Board Agenda for review and approval. This information is dated and 

submitted prior to the 14-day submission period prior to the scheduled Planning Board meeting. 

 

Project Description 

(See attached Proposed Amended Site Plan depicting the proposed improvements described below) 

 

1. Proposed Building 

The project is proposing to build a 40’x75’ steel building on the northwestern portion of 

the property that will match the existing building on site. The building will be used by 

Sheebeo Inc. as storage for the company’s equipment and other business uses. The 

building is proposed within the previously approved building envelope and adheres to the 

setbacks of the overlying Zoning districts, which are labeled and depicted on the Proposed 

Amended Site Plan. Other pertinent Zoning information is provided on a table on the Plan.  
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2. Proposed Sewer & Water Line & Connection 

The proposed building will include a bathroom. The project proposes to connect to the 

existing leach field located in the southern corner of the property and shown on the Plan. 

The Subsurface Wastewater Disposal System Application that was designed for the 

previously approved Site Plan. The designed flow is 150 gallons per day and identifies 10 

employees at 15 GPD. Sheebeo Inc. currently employs 3 employees and will not exceed 

the number of employees or use to exceed the design capacity.  

 

A sewer line and pump are proposed with the new building. The line will extend out of 

the proposed building, extend across the gravel yard/parking area and connect to the 

existing system. An existing well is shown on the plan and a water line connection will be 

made as required by code.  

 

3. Current Site Conditions 

The approved Site Development Plan – Lot 5 depicted one entrance off of Walnut Hill 

Parkway. Currently there is a primary entrance entering the site generally in the center of 

the frontage. A secondary exists towards the northwestern property line allows that 

convenient truck/equipment circulation. Additionally, the previously approved plan 

depicted a 30’ x 100’ building. The existing building is 40 ’x 75’, which is the same sizes as 

what is proposed. Lastly, concrete storage bins exist in the vicinity of the proposed 

building, which will be either be removed from the property or relocated.  

 

Attachments 

1. Proposed Amended Site Plan – Prepared by Land Plans, Inc. and dated March 20, 2023 

2. Subsurface Wastewater Disposal System Application – Prepared by Albert Frick 

Associates and dated 8/23/2001.  

3. Site Development Plan – Lot 5 prepared by SYTDesign Consultants and revised through 

6-29-01. 

 

Thank you for your time in reviewing this application. Any filing fees will be paid as determined 

and required. Don’t hesitate to contact us with any questions.  

 

Regards, 

Ryan Russell 

Maine Licensed Landscape Architect 

Land Plans, Inc. 
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