MEETING AGENDA

Mechanic Falls Planning Board
April 21, 2020
6:30pm

Zoom Meeting: https://zoom.us/j/2092120488

Join By Phone: (312) 626-6799 (Meeting ID: 209-212-0488)
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Notice of Meeting Procedural Changes:
The public may join via Zoom link or telephone. Their Mics will be muted, except during the public
comment section of the meeting. To comment at this time meeting attendees can “raise their hand” via
the Zoom app and they will be called on. After all hands are called on Admin will unmute lines to see if
telephone attendees have comments. When making a comment please start with your Full Name and

Address before making any comments.

All votes of the Planning Board will be conducted and recorded as a Roll Call vote.
Modifications to regular meeting procedures will expire 30 days after Gov Mills terminates the current

State of emergency.

Call Meeting to Order Time:

Pledge of Allegiance

Roll Call Members Absent:

General Reports

‘ 4.1 ‘ Minutes of December 16, 2020 ‘ Motion to Approve ’

Old Business Notes:

‘ 5.1 ‘Next Grid Site Plan ‘

New Business Notes:

Ordinances Notes:

Adjourn Time:

Next Meeting: (May 18th, 6:30pm — Second Floor Conference)



Mechanic Falls Planning Meeting
December 16, 2019

MEMBERS PRESENT:

Walter Goss-Vice Chair Jeremy Klar-absent
Paula Stotts Lou Goulet-Chair
Forrest Martin Paula Bolduc

Lou Annance-absent
STAFF PRESENT:

Fred Collins-CEO
Julie Ward- Town Clerk

OTHERS PRESENT:

Nick Konstantoulakis-Council
Virgil Salley
Louise Salley

IV. General Reports

4.1 Meeting Minutes

Walter Goss motioned to approved minutes for November workshop seconded Paula Stotts, not enough

votes, will vote on next meeting.
V. Old Business

NONE
VI. New Business
6.1 Salley’'s Auto Sales
The Planning Board wanted to follow up with complaints that were coming in about Salley’'s Auto. Most of the
complaints were appearance of the yard. Mr. Salley explained that he had just under 40 vehicles which is what
he was approved for. He does have some vehicles that have been fixed and waiting for the customer to pay.
He does have a couple dealers that bring vehicles to be fixed and then sent back. He was asked to put a
fence up a while ago and has done so. He explained that his business is doing really well and its hard to turn
people away. He told the planning board that he will continue to work on the clean up around the garage and
make it the best he can with the space and amount of work he has going on right now. Lou Goulet stated that
the Planning Board will follow up with Mr. Salley around June to see how things are progressing.

6.2 The Elm’s Hote |

John Simard submitted application for expansion, he was ill and unable to attend the meeting. CEO Collins



Planning Board
November 18, 2019
Page 2 of 2

stated if the Planning Board would like to wait to go through the application they could, but left it up to the
board. Paula Bolduc motioned to review the application with applicant not present, seconded by Forrest
Martin, all in favor, so voted.

1-13 okay

14. Not near wetland

15-19. okay

20. Sewer should be public not

21. Plenty of parking available

22. okay

23. Sprinkler system will be determined by Fire Marshalls office. It should not be made by planning board.

Walter Goss motioned to waive green space requirements (page 72-73-D1) Motels and Inns. Seconded by
Forrest Martin, all in favor so voted.

24. The Main Hotel should be done.

25. State licensing required

26. okay

Paula Bolduc motioned to accept the application as complete, seconded by Forrest Martin, all in favor 3-1.

Paula Bolduc motioned to accept the application as modified and grant contingent on the Fire Marshalls
approval, seconded by Forrest Martin, all in favor 3-1.

Paula Stotts stated that she would like on record, that she opposed to approving application due to Ordinance
stating the Planning Board cannot give approval prior to Fire Marshall Office approving. (Page72/73 D).

6.3 Town Email Address for Planning Board

This was just a quick up date on making sure everyone had the email address and passwords. The majority
of the planning board said they would not have any use of using the Town Email accounts, they would prefer
having paper.

7.0 Ordinance

None

8.0 Executive Session

None

9.0 Adjourn

Paula Bolduc motioned to adjourn, seconded by Paula Stotts, all in favor, so voted Meeting adjourned at
7:44pm



Solar Project — S. Main Street
Project # TBA

Mechanic Falls Planning Staff Review
Shelley Norton, AVCOG
April 14, 2020

Parcel(s): Map 008, Lots 002 & 008
Zoning: Rural and Shoreland Zone Overlay

Legend

Aquifer Management Overlay
m Shoreland Zoning Overlay
- Lewiston Street Gateway
]:I Mobile Home Park Overlay

‘:] Rural
l:l Wetlands

The below information and checklist was completed using information submitted by the applicant,
updated drawings provided by VHB on 4/14/2020 as well as discussion and email with the project
engineer Gil Paquette of VHB on 4/14/2020.

Description:

The applicant, NextGrid Renewable Energy, is applying on behalf of the owners Jennifer Lavoie
(parcel 002) and Wayne Goss (parcel 008) for site plan approval for the development of a solar
electric power production facility located in the rural zone and shoreland zoning overlay zone. The
project consists of two separate areas of solar arrays, which are separated by a wetland system and
stream, and access roads to the array areas.

The solar array is being reviewed under the “Natural Resources Based Industries” use, as this
involves the harnessing of the sun’s solar power, the definition of which states it includes
“extraction and processing of water, wood and lumber, minerals and soils, and the associated retail
functions for those natural resource-based industries.” This use is allowed in both the rural and
shoreland overlay zones and requires site plan review and then conditional use permit review from
the Planning Board.

This use appears to be in harmony with the purpose of the rural district which is to “continue to
preserve the rural character of the Town by encouraging low-density residential, commercial
forestry and agricultural uses that are compatible with the rural qualities.” Since no development
activities are proposed on the land within the shoreland zoning overlay, this district does not apply.



The project is located with frontage on Route 11 (S. Main Street) south of the downtown, and with
frontage on Elm Street. Parcel 008 where Goss Berry Farm 1s located and which fronts Elm Street
is being used as a vehicular access for the eastern cluster of solar arrays and will involve the
widening and improvement of existing dirt road to 20-feet wide and the construction of an
approximately 1,550+/- linear feet of new gravel road. The west cluster is being accessed from
Route 11 entirely on parcel 002, and a new gravel access road approximately 850+/- linear feet will
be built into the site. The west cluster is approximately 7 acres in size and the east cluster is
approximately 3 acres in size. A total of 11.87 acres of vegetation will be cleared and the project
area is 19.96 acres. Electric lines will be run into the project site off of Route 11, and will run
underground through the solar array area and between the two clusters of arrays via a utility trench
bored under the existing wetland to limit disturbances. No other utilities are proposed. A total of
14,031 solar panels approximately eight feet in height (when mounted) will be placed on the
project.

Notifications have been sent to the neighboring property owners.

Natural Resources:

The project area includes open fields, mature trees, wetland vegetation, a stream, and roads that pass
through an agricultural field. Parcel 002 (vacant) is rectangular in shape and bisected by a railroad
bed. To the west of the railroad bed is relatively level land adjacent to Route 11, to the east of the
railroad bed is a low area with river, wetlands, and floodplains and then a higher area further east.
The two areas of higher ground are proposed for the solar development with no development where
the stream, wetland, and floodplain area is located. The development is located in the rural zone,
while the portion of the site zoned shoreland zoning overlay is not being developed.

The project will involve the clearing of a number of trees. Areas where the access roads are
planned will be cleared, stumps removed, and grading done as needed; areas where just the solar
arrays are proposed will be cleared but stumps will be left in place and limited or no grading is
proposed in these areas. Two small areas of wetland filling totaling 0.304 acres of fill are proposed
in the west array area (nearer Route 11). The applicant will need permits from MDEP (NRPA) and
Army Corps of Engineers for filling. In addition, a MDEP permit is required for the disturbance
and impervious surfaces created by the roads. The project is not located in an aquifer management
area or other special areas.

Review Comments:
See attached checklist for more detailed status of the materials and information required to be
submitted by the town’s Zoning and Land Use Ordinance.

Administration:
The rental agreement with the property owner(s) should be provided to the town as part of this
application. There also needs to be clarification as to who the owners are, the application only lists
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the owner for parcel 002, but the project involves improvements and access over parcel 008. Are
easements proposed?

In accordance with Article 111, Section 5.G and with Section 10, a performance guarantee should be
required for this project to ensure its successful completion once begun, and if this is not the case, to
provide the town with funds to ensure public safety and to either complete the project or to remove
the partial improvements. A cost estimate for the construction will need to be provided, the
application was left incomplete in this section.

It is recommended that a similar guarantee also be provided for the decommissioning (removal) of
this project either once it has reached its useful life expectancy or in the case of abandonment or
being left idle for a period of time. The responsible party should be identified (project owner or
property owner) and a detailed cost estimate of removal costs should be provided which will help
determine the amount of the guarantee.

Safety/Security
The project areas with the arrays is entirely encased with a seven-foot high chain link fence.
Provisions for fire/emergency response have not been provided in this application.

It is recommended that a sign be placed on site at the main entrance to identify the owner and
provide a 24-hour emergency contact phone number, that all means of shutting down the system be
clearly marked, and that there be a way for the town to access the locked site. A full-size set of the
final approved drawings, the electrical schematic, and information on how to safely enter and shut
down the system shall be provided to the town’s emergency services responders.

It is recommended that the town’s Police Department and the Fire & Rescue Department (and
others providing coverage) be provided with the application materials (full-size drawings) and be
asked for their comments prior to approval of this project.

Stormwater-

While the plans show basic temporary erosion and sediment control on the perimeter of the site,
they specity that the contractor will determine what is necessary on site and supply location and
design to the engineer. The town should be provided an opportunity to review these designs. In
addition, no permanent erosion control measures are designed/specified on the plans, these will be
necessary for the added impervious road surfaces and these should be supplied to the town for
review. An inspection schedule during construction and a maintenance schedule post-construction
should be developed and provided to the town.

Buffer/Visibility:

Atrticle IV, Section 4, subsection B, requires buffering for any non-residential use abutting a
different use without “natural vegetation or a landscaped buffer strip at least fifty (50) feet wide is
provided to screen structures and uses visually, unless waived by the Planning Board.” On lot #002,
the applicant is proposing a 300-foot setback off of Route 11, a variable setback to the south




ranging from 25 — 50 feet and more, and 10-foot setback on the north. Existing vegetation is being
retained along route 11 and on the south where possible. Where existing vegetation does not exist
or the setback is less than 50 feet to an adjacent residential property, it is recommended that a visual
buffer be provided.

Habitat/Wildlife:

To allow for wildlife passage, it is recommended that fences be elevated by a minimum of 5 inches.
To maximize wildlife’s ability to permeate fencing, the use of a ‘Solid Lock Game Fence’ could be
required. This fencing has larger openings at the bottom to progressively smaller openings at the
top of the fence. This type of fencing meets the National Electric Code for human safety. The
placement of five-inch diameter or later diameter wooden escape poles in two or more corners of
the perimeter fence could be used as an alternative means for wildlife to escape the enclosed area.

Application Action:

Site Inventory and Environmental Assessment- The application appears to include sufficient detail
to qualify as the Site Inventory and Environmental Assessment for this major development. The
Board should advise the applicant of any issues and constraints that must be addressed with the
development review application.

Development Review — The board will need to determine if it wants to hold a site visit or public
hearing. The town will need to determine if the current application is completed and, if not, what
additional materials should be submitted (these review comments and checklist can be used for this
purpose with input from the code enforcement officer and board). The board should review the
submitted application and materials, the review comments from the town’s code officer or contract
planner, and the review criteria for the project. The board will need to prepare Findings of Fact and
Conclusions of Law and to vote on these as well as any conditions of an approval.

Conditional Use Permit Review — According to the ordinance, this use requires a conditional use
permit review after development review. The board or code officer must determine if the
application is complete within 30 days of a public hearing, or if no hearing then within 60 days of
determination of completeness. In accordance with Article 111, Section 4.B, permits must be
approved if the proposed use or structure is found to be in conformance with the ordinance, but
permits may be made subject to reasonable conditions to insure conformity with the ordinance, and
the permittee must comply with conditions imposed by the board.

Development Review Conditions for Approval:

Once issues and insufficiencies in the checklist and review comments have been addressed, the
board should consider what would be appropriate conditions of approval. Ideally a number of
issues will have been addressed by then and the application amended so that a long list of conditions
is not necessary. The below is a suggested list for the board to consider, which is likely to change
as the board engages in discussion about the project with the applicant and staff.
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The project is carried out as approved and as set forth in the application, site plan and verbal
testimony.

If any of the supporting data or representations for which this approval is based changes in any
way or is found to be incorrect and/or inaccurate, the applicant shall request in writing from the
Planning Board a decision of what impacts those changes will have on the approval. The
applicant will then be required to submit those changes for review and approval and any
mitigation required as a result of those changes may be required at the expense of the applicant.
No stormwater will adversely affect the neighboring properties.

Fertilizer, herbicide and pesticide use shall be minimized to protect the water quality of the on-
site stream and wetland.

A full-size set of the final approved drawings, the electrical schematic, and information on how
to safely enter and shut down the system shall be provided to the town’s emergency services
responders prior to the start of construction.

All required permits and approvals from other agencies shall be provided to the town prior to
the start of construction.

A financial guarantee to ensure completion of all improvements shall be provided with the
town, prior to the start of construction.

Once the solar energy system has either reached its wuseful life or has been
abandoned/discontinued in use for more than 365 days, it shall be removed by the operator. A
decommissioning plan with cost estimate shall be provided to the town prior to the start of
construction. If the owner or operator of the solar energy system fails to remove the
installation within 365 days of abandonment or the date it proposed decommissioning, the town
retains the right to use all available means to cause the abandoned, hazardous, or
decommissioned project to be removed. A financial guarantee shall be provided to the town so
that funding will be available should it be necessary for the town to take action to remedy the
situation on its own.



Date:

Approvals Required:  Site Plan Review & Conditional Use Permit

Town of Mechanic Falls

Zoning and Land Use Review Checklist

4/10/2020

Project Name: Solar Project S. Main Street

Project Number: TDA

Project Classified as Major or Minor Development: _ Major (impervious surface threshold)

[Answer below with Y(yes), N(no), N/A (not applicable), or W (waiver requested).]

TBD

TBD

Application Requirements:
Submit application in writing by the property owner, or agent, to the CEO
Application fee

Has the town mailed the notice to abutting property owners and property owners within
500 feet?

Review escrow (if required)
Additional studies (if required)

Public hearing — this is optional but is recommended that one be held to afford the
public an opportunity to comment on the application.

Has proof of financial capacity to complete the project and any required bond or other
financial instrument been provided? — It is recommended that the board require
performance bond, letter of credit, or escrow agreement to ensure the completion of the
project as well as the decommissioning (removal of the project) when it has either been
abandoned or been left inactive for a period of time.

Tax map and lot number of the parcel(s) — Need to correct the application: lot number

provided on application is incorrect (it is 002 not 003) and one of the lots being

developed (008) is not listed on the application.

A Site Inventory and Environmental Assessment:




N

9.

Name(s), Address(es), Phone Number(s) of owner(s) and applicant — provide owner’s

phone number.

10.

Name(s), Address(es), Phone Number(s) of all consultants working on the project —

correct consultant phone number which appears to be a fax number

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

Accurate scaled plan of the parcel (see requirements Article 3, Section 6, B.3)
USGS context map

Mapped wetland and critical natural areas

Narrative of existing conditions on site and surrounding areas and the proposed use

Formal Development Review Application:

Ten (10) copies of the completed and signed application

Ten (10) sets of maps or drawings

Scaled drawings

Name, Address(es), Phone Number(s) of record owner(s) and applicant

Name of the proposed development

Name(s), Address(es) of all property owner(s) within five hundred (500) feet
Location map

Boundaries of all contiguous property under the control of the owner or applicant

Right, title, or interest in property — deed was provided for lot 002, but rental agreement

of applicant should be provided as well as agreement with owner of lot 008 for road access
across his land.

24.

25.

26.

27.

28.

The name, registration numbers and seal of the land surveyor, architect, engineer, etc.

Existing Conditions.:

Bearing and distances of all property lines
Location and size of any existing sewer and water mains, culverts and drains
Location, names, present widths of existing streets, and rights-of-way

Location, dimensions and ground floor elevations of all existing buildings — applicant to



N/A

N/A

clarify if there are any buildings and if they are going to be removed, town tax record shows a
building of some kind.

29. Location, dimensions of existing driveways, streets, parking and loading areas and
walkways

30. Location of intersecting roads or driveways within two hundred (200) feet

31. Location of open drainage courses, wetlands, stands of trees, etc. with description of
such features to be retained

32. Location, front view and dimensions of existing signs
33. Location and dimensions of any existing easements and copies of existing covenants or

deed restrictions — Right-of-way on lot 008 is outside of the road development area.

Proposed Conditions:

34. Location of all building setbacks, yards, and buffers — Additional buffer or vegetation
may be required, see review comments for ordinance language.

35. Location, dimension, and ground floor elevations of all proposed buildings — none
proposed

36. Location and dimensions of proposed driveways, parking and loading areas, and
walkways

37. Location and dimensions of all provisions for water supply and wastewater disposal —
none proposed

38. Direction and route of proposed surface water drainage - While it is likely this will not
change much since much of the project area won’t be regraded, areas where there will be
change should be designed and submitted to the town.

39. Location, front view, and dimensions of proposed signs — please provide information on
warning and safety signs and signs showing owner name and contact information for
emergency services.

40. Location and type of exterior lighting — none proposed.
41. Proposed landscaping and buffering — See comments above (#34) regarding required
buffer areas, are any shrubs/trees proposed to increase buffers with adjacent residential

uses?

42. Any applicable State applications or permits — MDEP permit and Army Corps of
Engineers permits for wetland filling and MDEP project permit will be required.



N/A

N/A

N/A

N/A
N/A

N/A_

43. Schedule of construction, including anticipated beginning and completion dates

Additional Requirements for Major Developments:

44, Waiver of performance standards — none requested by applicant.

45. Existing and proposed topography of the site at two (2) foot contour intervals —
proposed contours are not provided.

46. Storm water drainage and erosion control program showing:
e Existing and proposed method of handling storm-water run-offs

e Direction of flow of the run-off

e [ocation, elevation, and size of all catch basins, drywells, drainage ditches, swales,
retention basins, and storm sewers

e Engineering calculations used to determine drainage requirements

e Methods of controlling erosion and sedimentation

- permanent stormwater controls are not designed/sized and shown on plans.

47. Groundwater impact analysis — not required because this is not in the Aquifer
Management District or involving a common water supply.

48. Utility plan
49. Planting schedule with variety and size of plants

50. Waste generation and disposal arrangements — no waste generation is anticipated after
construction.

51. Traffic impact analysis — proposal has no occupancy.

52. Street, utility, and stormwater construction drawings by professional engineer —
stormwater construction drawings not provided

53.  Common or public ways and open space
54. Covenants and deed restrictions

55. Dedication or conveyance to the town of land or interest reviewed by town attorney —
none proposed.

56. Evidence of adequate provision or maintenance of the development— Project should
identify what maintenance is required, provide a schedule, and identify who is responsible for



maintenance items.

57. Cost estimates of proposed development and evidence of financial capacity to complete
it - listing of costs on town’s application form are blank, please provide a completed cost
estimate with dollar amounts and evidence of financial capacity to complete project.

58. Description of how proposal relates to the Site Inventory and Environmental
Assessment — the Planning Board could waive this requirement if it does not think it would be
beneficial to the project or to the board’s review process and decision making.

Approval Criteria:
Is sufficient information provided to be able to determine the following:

59. Undue adverse effect on the scenic or natural beauty

60. Conformance with the Comprehensive Plan and other municipal ordinances

61. Unreasonable soil erosion or reduction to the land’s capacity to hold water

62. Financial burden the Town - it is recommended that to prevent unreasonable financial
burden on the town, that the project would have provisions made for the funding of the
removal and decommissioning of the project at such time that it has either met its life
expectancy or is no longer in regular use. The costs associated with removal and disposal
will need to be estimated and an agreement as to the type of financial guarantee made.

63. Adequate financial and technical capacity — see comments #57 above

64. If the project is in a flood-prone arca

65. Mapping of freshwater wetlands

66. Quality or quantity of ground water

67. Burden on municipality’s ability to dispose of solid waste

68. Burden on existing water supply

69. Compatible to the character of the neighborhood: noise, privacy, safe and healthful
conditions, ctc.

70.  Will not result in undue water or air pollution

71. Mapping of existing river, stream, or brook as in Title 38, Section 480-B, Subsection 9

72. Sewage Disposal

10
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73.

74.

75.

76.

77.

78.

Adequate storm water management - see comments #46 above
Sufficient water available

Will not cause highway or public road congestion or unsafe conditions
Adequate water supply for firefighting purposes

Performance Guarantee (if required) — see comments #57 above

Performance Requirements and Standards:

If this is in the Shoreland Overlay District or Resource Protection Overlay District all
standards in Article 4, Section 4 have been met.

- it is recommended that the ordinance required “no cut zone” of seventy-five feet from the
upland edge of the large wetland complex on site be shown on this set of development plans
(Zoning & Land Use Ordinance reference, Article 1V, Section 4.C.2)

11
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