
Isle au Haut Planning Board 
Minutes of Meeting of Sept. 29, 2016 

Regular Members Present:  Bob Gerber (Chair), Dan MacDonald, Bill Calvert, Bill Clark, Steve 
Shaffer (by phone) 
Alternate Members Present:  Jeff Burke 

Public Members Present:  Robin Tannenbaum (by phone) 

The Meeting was called to order by the Chair, Bob Gerber, at 7:00 PM at the Town Offices.  

Agenda: 

Old Business: 

1. Approval of the Minutes of the August 25, 2016, Meeting

It was moved by Dan MacDonald and seconded by Bill Clark to approve the minutes of the August
25, 2016, meeting.  There was no discussion.  Motion carried 5-0.

2. Report of the Chair on matters he has dealt with since previous meeting

There were two matters dealt with since the previous meeting: 
a) Correction of Accessory Structure permit (after-the-fact) previously issued by CEO to

Dane Stevens because the structure was not built as shown on the plan
b) Review of draft Davidson Trust application and issuing comments; site inspection of

driveway condition at Davidson; issuance of acceptance of application as complete

New Business:

1. Permit Application of Davidson Trust at Moore’s Harbor for additions to non-conforming
structures, after-the-fact leachfield move, addition of accessory structure, excavation/filling
of >10 CY, new driveway construction

Robin Tannenbaum of Kaplan Thompson Architects has been designated as agent for the 
Applicants, John Campbell and Ann Hampton, Trustees of the Davidson Moores Harbor Trust. 

This application involves a number of aspects to improve a 20.5 acre property on Tax Map 9. Lot 13 
at Moore’s Harbor, as shown on the attached application.  Eight acres of the property is covered by 
a Resource Protection Zone imposed by the Shoreland Zoning Ordinance; about one acre is in the 
Limited Residential Zone.  Within the Town Zoning Ordinance, 5.4 acres is in the Moore’s Swale 
Resource Protection Zone; 6.2 acres is in Accessible Interior, and 5.9 acres is in Accessible 
Shoreline.  The State Resource Protection Zone is related to a State Inland Fisheries and Wildlife 
Moderate to High Value Wildlife buffer zone of 250 feet around the Moore’s Swale wetland.  
Although the two existing residential dwellings on the site are set back greater than the required 
setback for residential dwellings, no new residential construction is permitted in this State 
Resource Protection zone except by Special Exception Permit, which would not likely be granted 
given other opportunities for development on the property outside the Resource Protection Zone.  
Therefore, the existing dwellings are non-conforming structures with grandfathered status, but, 
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under the Shoreland Ordinance can only be expanded according to the 30% rule.  The applicant has 
provided drawings and calculations showing that the proposed expansion meets the 30% rule. 

A previous permit granted by the Planning Board for the newer of the two dwellings was issued in 
1993.  The plan for that dwelling construction showed an associated septic system was to be built 
to the west on the area sloping toward Moore’s Harbor.  However, as part of the planning to expand 
that field for this application, it was discovered that the septic system was built in a different area 
without the prior approval of the Planning Board.  With this application, the record is being 
corrected to show the as-built location of the septic system. 

Construction of a new driveway spur to serve a new proposed garage (both outside of the 
Shoreland zone) and excavation for a 24-inch deep trench to bury a new power cable running from 
the proposed garage to the dwellings will total more than 10 Cubic Yards of excavation and filling. 

The Planning Board considered the Town Zoning Ordinance criteria for approval: 
1) The plan calls for BMP erosion and sediment control measures in conformance with DEP

standards, and thus will meet the criterion;
2) There will be negligible air pollution from the project, so this criterion is N/A;
3) Fire hazards will be controlled by a condition to be added to the permit to manage waste

wood responsibly to minimize fire risk;
4) Access to a public right-of-way is an issue that was discussed and decided at the previous

Planning Board meeting (see minutes of the August 25th meeting) and the property is
considered to have sufficient road frontage to provide access.  Additionally, the National
Park Service has issued a letter acknowledging a trespass of part of the Applicant’s
driveway on Park property but has indicated it does not intend to prevent the use of the
driveway;

5) The Planning Board concludes that there will be no aesthetic impact that will be seriously
destructive of the present character of the island.

The Planning Board considered the Shoreland Zoning Ordinance criteria for approval: 
1) Will maintain safe and healthful conditions with the use of the sediment and erosion control

BMPs, control of fire risk, and expansion of the existing septic system to accommodate the
dwelling expansions

2) Will not result in water pollution, erosion or sedimentation with the use of the sediment
and erosion control BMPs;

3) Will adequately provide for the disposal of wastewater through the expansion of the
existing septic system;

4) Will not have an adverse impact on spawning grounds, fish, bird or aquatic life or other
coastal waters because of the use of the BMP sediment and erosion controls

5) Will conserve shore cover and visual points of access (see Town criterion #5)
6) Will protect archaeological and historic resources—Comprehensive plan does not show any

resources in the proposed expansion area
7) Will not adversely affect existing Commercial fishing or maritime activities in a Commercial

Fisheries/Maritime Activities district—N/A
8) Will avoid problems associated with flood plan development—All development activities

will be above the recently mapped floodplains
9) Is in conformance with provisions of Section 15 of the ordinance (no new cutting; full BMPs

for sediment and erosion control will be used)

After going through the discussion of the criteria, it was moved by Bill Clark and seconded by Dan 
MacDonald to approve the application with the conditions discussed.  The vote to approve was 5-0.  
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The Chair will send the Agent a letter of Conditional Approval.  The CEO will issue a separate letter 
approving the aspects of the plans that the Ordinances designate for CEO approval.  The CEO will 
also provide a draft Consent Agreement to the Applicant to resolve past Shoreland Zone cutting 
violations. 
 

2. Discussion of proposed changes to 1995 Shoreland Zoning Ordinance that will be 
negotiated with the Maine DEP. 

 
The last item of new business was discussion of the Chair’s draft changes to the current Shoreland 
Zoning Ordinance.  The Chair had previously circulated the draft for review by the Board members.  
The Chair went through the proposed changes.  The Board requested one change to the draft, which 
the Chair will make.  The Chair will make an appointment to meet in person with the DEP Shoreland 
Zone Coordinator to initiate negotiations later this fall and will keep the Board apprised of 
progress. 
 
_________________________________________________ 
There being no other business to come before this special meeting of the Board, it was moved by 
Dan MacDonald and seconded by Bill Clark to adjourn the meeting.  Motion carried 5-0 and meeting 
was adjourned at 8:00 PM. 
 
Respectfully submitted, 
 
 
 
 
 
 
Robert G. Gerber, Chair 
 
Attachments:  Davidson Trust Application 
Note:  The proposed amendments to the Shoreland Zoning Ordinance will be posted separately to 

the Planning Board section of the Town website. 







From: Campbell, John Y. john_campbell@harvard.edu
Subject: Authorization to represent Davidson Moore's Harbor Trust

Date: August 5, 2016 at 10:05 AM
To: robin@kaplanthompson.com
Cc: Ann Hampson ann@hampson.us

Dear%Robin:
%
This%email%authorizes%you%to%act%as%the%agent%for%Ann%Hampson%and%myself,%the%trustees%of%the%Davidson
Moore’s%Harbor%Trust,%in%discussions%related%to%the%Davidson%property.
%
Best,%John
%
CC
John%Y.%Campbell
Morton%L.%and%Carole%S.%Olshan%Professor%of%Economics
Harvard%University
LiLauer%Center%213
Cambridge,%MA%02138
617C496C6448%phone
john_campbell@harvard.edu%email
hLp://scholar.harvard.edu/campbell%personal%website
www.householdCfinance.net%interna\onal%household%finance%website
hLps://www.aeaweb.org/webcasts/2016/Ely.php%2016%Ely%Lecture

mailto:Y.john_campbell@harvard.edu
mailto:Y.john_campbell@harvard.edu
mailto:robin@kaplanthompson.com
mailto:Hampsonann@hampson.us
mailto:Hampsonann@hampson.us
mailto:john_campbell@harvard.edu
http://scholar.harvard.edu/campbell
http://www.household-finance.net/
https://www.aeaweb.org/webcasts/2016/Ely.php
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Application to Town of Isle au Haut, p.1 
Davidson Property, Moore’s Harbor 
Applicants: John Campbell, Ann Hampson 
Agent: Robin Tannenbaum 
 
Item #4: Written Narrative 
 
I am writing on behalf of Ann Hampson and John Campbell about a proposed scope of work at the Davidson Moore’s 
Harbor property.  The property currently has two houses 
 
The project scope has three main components: 
 
1. The existing “old house”, built by Anne Davidson’s father in the 1920’s is a small, simple structure that has been added 

onto over time but remains fundamentally rustic. The owners wish to maintain this rustic feeling while enhancing the 
use of the building by adding a half bath and a screen porch.  The half bath will be inside of the existing footprint.  The 
screen porch will run along the west side of the house.  An existing 10’x10’ bedroom on the rear of the west side (a 
previous addition) will be re-purposed as part screen porch, part enclosed sitting area. A handful of other minor 
changes such as selective window replacement and structural upgrades, will be part of the project.  

 
2. The existing “new house” was built in 1993.  Half of it contains sleeping quarters and a full bathroom; the other half is 

a garage.  This building will be renovated to provide additional sleeping rooms, bathrooms, an office and a common 
gathering area.  The footprint of the building itself will not change but the roof will be raised to allow for second floor 
living space.  A new entry deck will be added on the courtyard side of the house.  On the west side, a large deck is 
proposed, with stairs to grade. 

 
3. A new garage will be built to the north of the existing two buildings, in an area which is already cleared and is partially 

visible from the driveway.  The garage will accommodate two cars or a car and a small boat, workshop space, a 
trash/recycling center, wood storage, and a small utility room for solar battery packs.  

 
Additionally, changes and upgrades to the site utilities will be undertaken.  The existing septic system (installed 1993) will 
be expanded to accommodate new bedrooms as well as the new half bath in the old house.  Please see the attached HHE-
200 form from soils engineer Doug Meservey.   
 
The garage will serve as an “outboard motor” for the new house by having solar panels on its roof which charge a battery 
pack stored in the insulated utility room.   Power will be sent to the new house through an underground cable in a trench.  
There are no plans to add power to the old house, with the exception of what is needed to run a pump for the septic 
system.   
 
Because both the old and new houses fall within a state mandated Resource Protection (RP) Zone related to Moore’s 
Swale, changes or additions to the two existing structures cannot exceed 30% of the area or volume of each structure and 
must be contiguous with the existing building.  Detailed calculations showing how the proposed scope respects these 
calculations were shared with the Planning Board chair in the fall for initial approval.  An updated copy of the calculations 
is included in this permit application.  The new garage is being built outside of the RP zone.  
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Application to Town of Isle au Haut, p.2 
Davidson Property, Moore’s Harbor 
Applicants: John Campbell, Ann Hampson 
Agent: Robin Tannenbaum 
 
 
Item #6: Water Supply:   
 
The two existing houses are served by a 125’ deep well which was dug between 1975-1979.  An electric pump was 
installed in 1994.  The existing well has provided a steady flow of water and served all the needs of the property for the  
past 40 years. 
 
The well head is located just inside some bushes where the driveway empties into the open area between the two existing 
structures.  It is marked by a large rock and a pile of buoys and identified in the picture below. 
 
All new fixtures, including toilets, will be low flow as defined by USGBC LEED standards.  
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Application to Town of Isle au Haut 
Processing Documentation and Checklist, page 3/3 
Davidson Property, Moore’s Harbor 
Applicants: John Campbell, Ann Hampson 
Agent: Robin Tannenbaum 
 
 
Item #7: Safety Measures: 
There are no known hazardous or dangerous materials on this site. 
 
Item #8: Description of Access from Public ROW 
The property has a lot of road frontage on a public way (Main Rd.) and, as decided by the Planning Board at its meeting 
on August 25, 2016, the fact that a portion of the driveway appears to go through property for which the applicant has no 
legal right is not an obstacle to permitting in this instance since a driveway connection can be made to a public way, if 
necessary.  
 
Item #9: Certification Statement 
Please fine my dated signature below as confirmation that all information within this application package is complete and 
correct to the best of my knowledge.   
 
 
 
Sincerely, 

 
 
Robin Tannenbaum, LEED AP 
Kaplan Thompson Architects 
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Moore's Harbor, Davidson Property
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2nd Floor Loft 142 2nd Floor Loft 142

1st Floor Deck (new) 148
Barrel deck (new) 65
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x 30% 434.7
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Total Volume 9,544 Total Volume 11,165
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EROSION CONTROL NOTES
1) ALL EROSION AND SEDIMENTATION CONTROL (ESC) MEASURES ARE TO BE PUT IN PLACE PRIOR TO ANY CONSTRUCTION WORK AND TO

REMAIN IN PLACE THROUGH THE CONCLUSION OF CONSTRUCTION ON THE AFFECTED AREA.

2) ANY CHANGES OR DERIVATIONS FROM THIS ESC PLAN TO BE DISCUSSED WITH AND APPROVED BY ARCHITECT AND/OR THE AUTHORITY
HAVING JURISDICTION.

3) THE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE CONSTRUCTION SITE IN SUCH A MANNER THAT:

A:SOIL EROSION IS KEPT TO A MINIMUM.
B: NO SEDIMENT LEAVES THE CONSTRUCTION SITE PROPER
C:ALL POSSIBLE MEASURES ARE EMPLOYED TO PREVENT  SEDIMENT FROM ENTERING DRAINAGE COURSES AND WETLANDS EVEN

BEYOND THE DETAILS SHOWN IN THESE DRAWINGS IF NECESSARY.

BEST MANAGEMENT PRACTICES
1. ALL EROSION CONTROL MEASURES SHALL BE CONSTRUCTED  AND MAINTAINED IN ACCORDANCE WITH THE MAINE EROSION CONTROL BMPS

PUBLISHED BY THE BUREAU OF LAND AND WATER QUALITY, MAINE DEPARTMENT OF ENVIRONMENTAL PROTECTION.  A PORTION OF THE
CONTRACTOR'S GUIDE IS REPRODUCED ON PAGE C-2 OF THESE DRAWINGS, AND THE GUIDE IN ITS ENTIRETY CAN BE FOUND AT
WWW.MAINE.GOV/DEP/LAND/EROSION/ESCBMPS/

2. THE CONTRACTOR IS RESPONSIBLE FOR ALL FINES RESULTING FROM EROSION OR SEDIMENTATION FROM THE SITE TO SURROUNDING
PROPERTIES, WATERBODIES, OR WETLANDS AS A RESULT OF THIS PROJECT.

3. LOAM AND SEED ALL DISTURBED AREAS AS SOON AS POSSIBLE AFTER DISTURBANCE, BUT NOT LONGER THAN 7 DAYS.
4. INSPECT SOIL EROSION MEASURES WEEKLY AND IMMEDIATELY AFTER SIGNIFICANT STORM EVENTS. MAKE ALL NECESSARY REPAIRS TO

FACILITIES AS SOON AS POSSIBLE, BUT NO LONGER THAT 2 DAYS. CLEAN AND RESET EROSION CONTROL MEASURES OF SEDIMENT WHEN
NECESSARY.

5. PROTECT AND STABILIZE ALL AREAS NOT SCHEDULED FOR EROSION PREVENTION OR STABILIZATION BUT THAT SHOW SIGNS OF EROSION.
NOTIFY OWNER OF ANY SIGNIFICANT EROSION PROBLEM.

6. APPLY MULCH TO BARE SOILS WITHIN 7 DAYS OF INITIAL DISTURBANCE OF SOILS, PRIOR TO ANY RAIN EVENT, OR PRIOR TO ANY WORK
SHUTDOWN LASTING MORE THAN ONE DAY.

7. TEMPORARILY SEED WITHIN 7 DAYS ANY AREA WHICH WILL BE LEFT DISTURBED AND UNWORKED FOR MORE THAT 14 DAYS WITH THE
APPROPRIATE TEMPORARY SEED MIX LISTED ON SHEET C-2.

8. MULCH ALL AREAS SEEDED SO THAT SOIL IS NOT VISIBLE THROUGH THE MULCH REGARDLESS OF THE APPLICATION RATE.
9.  ANY UTILITY INSTALLATION SHALL MEET  ALL RELEVANT CODE REQUIREMENTS OF THE TOWN OF ISLE AU HAUT, AS WELL AS OTHER LOCAL,

STATE, AND FEDERAL REQUIREMENTS.

STOCKPILING AND OVERWINTER CONSTRUCTION:
STOCKPILES OF SOIL, SUBSOIL, AND GRUBBINGS SHOULD BE MULCHED FOR OVER WINTER PROTECTION WITH HAY OR STRAW AT TWICE THE
NORMAL RATE OR AT 150 LBS/1,000 SF. OR WITH A FOUR INCH LAYER OF EROSION CONTROL MIX. THIS SHOULD BE DONE WITHIN 24 HOURS OF
STOCKING AND SHOULD BE REESTABLISHED PRIOR TO ANY RAINFALL OR SNOWFALL. SEE BMP DETAILS 3 AND 4 ON SHEET C-2 FOR ADDITIONAL
INFORMATION.

TRENCHES: EXCAVATED MATERIAL SHALL BE STORED ON UPHILL SIDE OF TRENCH, IN WHICH CASE NO ADDITIONAL ESC MEASURE IS REQUIRED.

STORM EVENTS:
INSPECT SOIL EROSION MEASURES WEEKLY AND IMMEDIATELY AFTER SIGNIFICANT STORM EVENTS. MAKE ALL NECESSARY REPAIRS TO
FACILITIES AS SOON AS POSSIBLE, BUT NO LONGER THAT 2 DAYS. CLEAN AND RESET EROSION CONTROL MEASURES OF SEDIMENT WHEN
NECESSARY.
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