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Zach Moser, City Planner 
Members of the Planning Board 
City of Auburn 
60 Court Street 
Auburn, Maine   04210 
 
Re: Amended Site Plan Application 
       Schooner Estates, Stetson Road 
 
Dear Zach and Members of the Board, 
 
On behalf of Schooner Holdings, LLC, we are pleased to submit the enclosed materials for your 
review. The purpose of this amended site plan application relates to changes at Schooner 
Estates to allow the construction of a new assisted living facility on an adjacent parcel. 
 
There are three elements to this amended plan: 
 

 CHANGE OF UNITS – There are presently 153 units within the existing facility. While the 
number of units will not change, the nature of the units will change as follows – 
- 103 existing independent living units will increase to 113 units 
- 26 existing assisted living units will increase to 40 units 
- 24 existing  residential care units will decrease to 0 units 
As a result, the level of staffing will decrease, as will the need for staff parking. 
 

 REMOVAL OF PARKING – 18 existing parking spaces will be removed along the primary 
access drive. This will facilitate proper access to the existing facility and the new facility 
on the adjacent parcel. 

 

 NEW PROPOSED EASEMENT – As mentioned, access to the new assisted living is planned 
to share a portion of the Schooner Estates primary access driveway. In addition, signage 
for the new facility will be located on Schooner property. Finally, we propose a 
pedestrian walkway between the two projects, such that each project may use parking 
areas on either site during special events. As shown on the attached Easement Plan, 
Schooner Estates will grant an access, signage and parking easement to the new facility. 
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 

We look forward to discussing the amendment request at the April 10, 2018 Planning Board 
meeting. In the interim, please feel free to contact me with any questions you may have. 
 
Sincerely, 
 
SEBAGO TECHNICS, INC. 

  
William T. Conway, RLA / LEED AP 
Senior Vice President, Landscape Architecture 
 
WTC/ llg 
Enc. 
 
cc: John Orestis 
      Daniel Maguire 
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To: Will Conway, RLA, LEED-AP, Sebago Technics 

From: Bradley Lyon, P.E., PTOE, Sebago Technics 

 Nikki Scott, EI, Sebago Technics 

Date:  February 12th, 2018 

Subject:   Trip Generation Analysis for Schooner Estates Redevelopment, Auburn 

 
Per your request, we have completed a trip generation calculation for the proposed redevelopment of 
Schooner Estates on Stetson Road in Auburn, Maine. Schooner Estates is a senior living community 
comprised of 153 total units: 103 independent living units, 26 assisted living units and 24 residential care 
units that are also considered assisted living. The total number of beds currently provided in this 
assisted living facility is 63 beds. The proposed plan is to redevelop the existing facility and add an 
additional assisted living building to the site. The overall project will increase the site facilities to 213 
total units, which will include 113 independent living units and 100 assisted living units with 106 beds.  
 
Existing Trip Generation 
 
The 10th Edition of the Institute of Transportation Engineer’s (ITE) Trip Generation Manual was utilized 
to estimate the number of trips, or one-way trip-ends, currently generated by Schooner Estates.  Land 
use code (LUC) 253 – Congregate Care Facility was applied for the independent living on the basis of 103 
dwelling units, shown in Table 1.  LUC 252 – Senior Adult Housing – Attached was also considered, 
however LUC 253 provides “centralized amenities such as dining, housekeeping, transportation” and 
“limited medical services” and LUC 252 “generally lacks centralized dining and onsite medical facilities.” 
Therefore, LUC 253 was deemed a better representation for this facility.  The trips for the assisted living 
units were estimated with LUC 254 – Assisted Living on the basis of 63 beds, shown in Table 2. 
 
 
 
 
 
 
 
 



 14300 

  2 

75 John Roberts Road – Suite 4A, South Portland, ME  04106-6963 • 207.200.2100 • Fax:  207.856.2206 

 
 

Table 1 – Existing Trip Generation 
Land Use Code 253 – Congregate Care Facility 

Based on 103 Dwelling Units 
 

Time Period Average Trip Generation 
Rate Per Dwelling Unit 

Total 
Trips Entering Exiting 

Weekday 2.02 208 104 (50%) 104 (50%) 
AM Peak Hour of Generator 0.16 16 8 (49%) 8 (51%) 

AM Peak Hour of Adjacent Street, 
One Hour Between 7 and 9 AM  0.07 7  4 (60%) 3 (40%) 

PM Peak Hour of Generator 0.20 21 12 (57%) 9 (43%) 
PM Peak Hour of Adjacent Street, 

One Hour Between 4 and 6 PM  0.18 19 10 (53%) 9 (47%) 

 
 

Table 2 – Existing Trip Generation 
Land Use Code 254 – Assisted Living 

Based on 63 Beds 
 

Time Period Average Trip Generation 
Rate Per Bed 

Total 
Trips Entering Exiting 

Weekday 2.60 164 82 (50%) 82 (50%) 
AM Peak Hour of Generator 0.19 12 8 (63%) 4 (37%) 

AM Peak Hour of Adjacent Street, 
One Hour Between 7 and 9 AM  0.19 12 8 (67%) 4 (33%) 

PM Peak Hour of Generator 0.34 21 9 (45%) 12 (55%) 
PM Peak Hour of Adjacent Street, 

One Hour Between 4 and 6 PM  0.26 16 6 (38%) 10 (62%) 

 
Based on the tables above, the existing Schooner Estates is currently generating 28 trips and 42 trips 
during the AM and PM peak hours of the generator, respectively.  
 
Proposed Trip Generation 
 
The projected trip generation was estimated with the same methodologies utilized for existing 
conditions given that the land uses are to remain congregate care and assisted living. LUC 253 was 
estimated on the basis of 113 units, as shown in Table 3. LUC 254 was estimated on the basis of 106 
beds, shown in Table 4.  
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Table 3 – Proposed Trip Generation 

Land Use Code 253 – Congregate Care Facility 
Based on 113 Dwelling Units 

 

Time Period Average Trip Generation 
Rate Per Dwelling Unit 

Total 
Trips Entering Exiting 

Weekday 2.02 228 114 (50%) 114 (50%) 
AM Peak Hour of Generator 0.16 18 9 (49%) 9 (51%) 

AM Peak Hour of Adjacent Street, 
One Hour Between 7 and 9 AM  0.07 8 5 (60%) 3 (40%) 

PM Peak Hour of Generator 0.20 23 13 (57%) 10 (43%) 
PM Peak Hour of Adjacent Street, 

One Hour Between 4 and 6 PM  0.18 20 11 (53%) 9 (47%) 

 
 

Table 4 – Proposed Trip Generation 
Land Use Code 254 – Assisted Living 

Based on 106 Beds 
 

Time Period Average Trip Generation 
Rate Per Bed 

Total 
Trips Entering Exiting 

Weekday 2.60 276 138 (50%) 138 (50%) 
AM Peak Hour of Generator 0.19 20 13 (63%) 7 (37%) 

AM Peak Hour of Adjacent Street, 
One Hour Between 7 and 9 AM  0.19 20 13 (67%) 7 (33%) 

PM Peak Hour of Generator 0.34 36 16 (45%) 20 (55%) 
PM Peak Hour of Adjacent Street, 

One Hour Between 4 and 6 PM  0.26 28 11 (38%) 17 (62%) 

 
The proposed redevelopment of Schooner Estates is expected to generate 38 trips and 59 trips during 
the AM and PM peak hours of the generator, respectively.  The change in trip generation between the 
existing facility and proposed redevelopment is shown in Table 5. 
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Table 5 – Change in Trip Generation 
 

Time Period Existing Trips Proposed Trips 
 

Increase in Trips 
 

Weekday 372 504 132 
AM Peak Hour of Generator 28 38 10 

AM Peak Hour of Adjacent Street, 
One Hour Between 7 and 9 AM 19 28 9 

PM Peak Hour of Generator 42 59 17 
PM Peak Hour of Adjacent Street, 

One Hour Between 4 and 6 PM 35 48 13 

 
As demonstrated on the previous page, the redevelopment of Schooner Estates would be expected to 
generate just 10 new trips and 17 new trips during the AM and PM peak hours of the generator, 
respectively. Given these results, the project does not require a Traffic Movement Permit (TMP) from 
the MaineDOT as projected trip levels do not exceed the 100-trip threshold for a TMP during any peak 
hour period. This level of new traffic would also not be expected to have any impact off-site on traffic 
operations on Stetson Road.  
 
Conclusions 
 
Based upon the results of this analysis for the Schooner Estates redevelopment: 
 

• The existing facility is currently generating 28 trips and 42 trips during the AM and PM peak hour 
of the generator, respectively. 

 
• The facility, after the proposed redevelopment, is expected to generate 38 trips and 59 trips 

during the AM and PM peak hours of the generator, respectively. 
 

• The increase in site traffic is just 10 new trips and 17 new trips during the AM and PM peak 
hours of the generator, respectively. This level of new traffic would not be expected to have any 
impact on Stetson Road traffic operations or require a TMP from MaineDOT since projected trip 
levels do not exceed the 100-trip threshold. 

 
 
 
 

 
 






