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New Gloucester Planning Board
Minutes of May 19, 2015

Members Present:	Jean Libby, Amy Arata, Jean Couturier, Mark Leighton and Ed Domas (arrived late) 
Members Absent:	Joe Bean 
Town Staff:	Will Johnston, Town Planner
Others Present:	Roland Spaulding 
		Robert Cole, Colex LLC		

Business Items:	Spaulding Site Plan Review
		Colex Site Plan Review  
__________________________________________________________________________

1. Call to Order

Jean Libby called the meeting to order at 7:00 pm.  

2. Approval of Minutes    April 21, 2015

A. Arata made a motion to table approval of minutes until next meeting. Seconded by M. Leighton.  Approved 4-0.  

3. 	Site Plan Review  
Roland Spaulding
331 Gloucester  Hill Road 
Village District & Groundwater Protection Overlay District
Map 3, Lot 101-B

W. Johnston gave a brief summary of the project.  The applicant is proposing to construct a detached residential garage adjacent to his existing single-family home.  The garage will be 865 square feet, is set back more than 250 feet from Gloucester Hill Road and is buffered by existing vegetation.  He explained that the project was eligible for expedited review and provided details on how that process works. 

A. The Board took the following actions: 

1. [bookmark: _GoBack]Voted 5-0 to accept the Town Planner’s recommendation that the project, as a residential garage in the Village District, meets the criteria for expedited review as set forth in section 7.4.1.3.a.  and is consistent with the purpose of this designation to expedite the approval process for projects “which are is not expected to generate any significant adverse impacts on natural resources or adjacent properties.”  
2. Voted 5-0 to waived or find not-applicable the site plan submission standards of Section 7.3.2, except for the following submission requirements as  recommended by the Town Planner:
a. Site Plan application and appropriate fee, expedited review checklist.
b.  Site plan showing location of the proposed and existing structures, including   title and signature blocks, north arrow and parcel information.
c. A copy of deed demonstrating right, title or interest.
d. Elevation and layout drawings (from driveway side)  
3. Voted 5-0 that no Additional Submission Items are required
4. Voted 5-0 to deem the application complete. 
5. Voted 5-0 in finding that the project meets the Zoning Ordinance Criteria
6. Voted 5-0 to authorize the Planning Board Chair to Sign the Findings of Fact and Conclusions of Law.
7. Voted 5-0 to approve the application. 

B. Read the following finding into the record: 
The proposed project has been found to be eligible for expedited site plan review and is not expected to generate any significant adverse impacts on natural resources or adjacent properties due to the following factors:
· The small scale of the project: an 854 square foot residential garage.
· No enlargement of use – only an accessory use to an existing dwelling, with no additional impacts as far as traffic or subsurface or solid waste generation beyond that existing use. 
· The proposed location of the garage set back over 250 feet from Gloucester Hill Road, its lack of impact on an existing village “streetscape” and existing buffering between the site and the road.
· No identified floodplain, wetlands or other waterbody on the site.  
· No apparent impact on groundwater resources: no additional subsurface waste disposal and a negligible increase in impervious surface relative to the size of the lot. 
· It is recommended that during the construction phase of the project, the applicant be required to follow the performance standards for sedimentation and Erosion control of Section.  
Accordingly, it is found that the project meets the Site Plan Approval criteria Section of 7.5.1, the performance standards of the Groundwater Protection Overlay District and other applicable standards of the New Gloucester Zoning Ordinance. 

4. Site Plan Review 
Colex LLC 
62 Maine Street
Residential-Commercial District & Groundwater Protection Overlay District.
Map 2, Lot 13-A-7

Town Planner W. Johnston gave an overview of the project.  The applicant proposes to construct several new buildings, including a garage, office, mudroom, woodshed and open storage structure.   As part of this proposal, the applicant would remove the temporary office near the entrance off Route 26 once the new office is constructed.  The applicant is also proposing to pave the driveway and drive on the site. 

Mr. Robert Cole gave some additional background on his business and what he was proposing.

There was extended discussion on the following points:
· What material are/will be stored on the site and the extent of processing of materials taking place.  The applicant agreed to submit to the Town a list of materials that will be stored on the site.  
· Whether there should be a condition of approval that DEP staff, upon request, visit to the site to determine compliance with state laws. The Board determined that such as condition was not necessary.
· Details on the proposed truckwash.  Wastewaster would be collected in a holding tank and periodically pumped out.  
· The location of the proposed open storage area within the Rural Residential District.  The CEO had provided a memo stating that this was permissible with conditions.  

A. Performance Standards

The applicable standards of the New Gloucester Zoning Ordinance were  reviewed for this project.  

B.  Based on a detailed review of the facts submitted by the applicant, the Planning Board took the following actions:

	1. Determined NOT to hold a site visit. (Consensus)  
	
	

	

	2. Granted waivers for the following submission items from Section 7.3.2.A  of the Zoning Ordinance: 


	Item 15 – A plan for the control of erosion and sedimentation endorsed by the Cumberland County Soil and Water Conservation District 

	Item 16 – A plan for the treatment of stormwaters of a 24-hour, 25-year storm, prepared by a profession engineer and c endorsed by the Cumberland County Soil and Water Conservation District

	

	3. Deemed the following items from Section 7.3.3.A of the Zoning Ordinance not applicable:


	Item 9 – Location of any park, open space or conservation easement.

	Item 10 – Location of any permanently installed machinery likely to cause appreciable noise at the lot lines.

	Item 18 – Description of any raw, finished, or waste materials to be stored outside the buildings, and any stored materials of a hazardous nature.
Item 22 – Info regarding Subsurface Waste Disposal (form submitted but system already installed).

	Item 24 – Location and design details of all public and private roads

	

	4. Determined NOT to require a hydrogeological study.  Required. (Consensus)
5. Determined that no Additional Submission Items are required. (Consensus)
6. Voted 5-0 to find the application complete.
7. Voted 5-0 NOT to hold a Public Hearing is required.
	






C. 	The Planning Board reviewed the following Site Plan Approval Criteria of Section 7.5.1. and made the following findings: 

	Subsection A 
Maintenance of traffic level of service “D” or above at all intersections receiving five percent or greater increase in traffic from the proposed development and presence of reserve capacity on other affected public streets as defined by the Institute of Transportation Engineers Trip Generation Standards.

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  No change in traffic from existing use.  The applicant already has an MDOT entrance permit.  

	Subsection B 
Sufficient parking and traffic circulation on the site of the development to avoid conflicts with adjoining properties and streets. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  No change in traffic in traffic circulation and parking from existing use, and paved drive will improve conditions. 

	Subsection C 
Building location or engineering measures to ensure that wetlands and surface water bodies will not be adversely affected by erosion, sedimentation, runoff, or pollutants.

Approval Criteria Met:
Yes  No   NA 

Board Conclusion: Existing stormwater system has apparently worked well and the sedimentation and erosion performance standards will be met.   Letter from engineer attesting to no additional stormwater impact. 

	Subsection D.
Treatment of all sanitary and solid wastes in a manner approved by qualified professionals, together with written agreements showing the transportation, disposal, and storage of hazardous materials according to state and federal requirements.

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  Subsurface waste disposal system already exists. As a condition of approval, applicant will provide listing of material (hazardous and non-hazardous) that will be stored at the site. The proposed truck wash would also ensure proper disposal. 

	Subsection E 
Design measures to ensure the capability of the land and water systems to sustain the proposed use without long-term degradation. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  Taking several measures previously described to ensure this standard is met.  

	Subsection F 
Protection of natural resources identified in the Comprehensive Plan or related studies, including surface and subsurface water supplies, shoreland areas, spawning grounds, aquatic life, bird and wildlife habitat, and access thereto. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion: Not features identified in the Comprehensive Plan located on the site or likely to be impacted.  

	Subsection G 
Showing that public facilities will not exceed their respective capacities, including but not limited to: schools, police and fire services, snowplowing and road maintenance capabilities. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion: No additional impacts beyond existing use.  Fire pond has previously been found by Fire Chief to be adequate.  

	Subsection H 
Showing of sufficient financial backing and technical resources of the applicant to complete the proposed development. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion: As contractor, applicant determined to have adequate technical resources.  Completion of project improvements required as a condition of certificate of occupancy. 

	Subsection I 
Compliance with other local, state or federal regulations as evidenced by Board of Appeals approval (when necessary) and/or final approval of any required state or federal permits. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  No Board of Appeals approval needed.  No DEP violations pending.

	Subsection  J 
Absence of any undue adverse effect on the scenic or natural beauty of a site, aesthetics, historic sites, or rate and irreplaceable natural features or any public rights for physical or visual access to the shoreline. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  No impacts beyond existing uses – improvements expected to improve aesthetics of site.  

	Subsection K
Will avoid problems associated with floodplain development and use. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion: No floodplain areas are located on the site.  



	Voted to find that the  application met Zoning Ordinance review criteria
	Vote:
	5-0

	Voted to authorize the Chair to sign the Findings of Fact and Conclusions of Law
	Vote:
	5-0

	Voted NOT to require the applicant to provide a Performance Guarantee (Zoning O. § 7.7)
	Vote:
	5-0

	Voted to approve  application (with conditions  below) 
	Vote:
	5-0




D. The planning board placed the following conditions on the approval of the site plan application:

1. Prior to any use of the proposed garage area, a certificate of occupancy shall be issued by the Code Enforcement Officer.  No certificate of occupancy shall be issued until the proposed truck wash is installed and operational, the applicant has submitted evidence that the holding tank will be pumped and disposed of in an authorized manner and the temporary office has been removed from the site.
  
2. The proposed cold storage building within the RR District is permitted as an accessory storage to the primary commercial use within the R-C District, and shall not be enlarged or used for other than equipment and supply storage (see CEO memo).

3. All lighting on the site shall be downward casting and otherwise shielding to avoid glare projecting off site.

4. Storage, minor processing and sale of materials on the site is considered an accessory use to the principal use as an off-site excavation/trucking business.  Any significant expansion of these accessory activities into a primary use shall require Planning Board Site Plan Review.  

5. Provision shall be made to protect the existing septic system by bollards or other means (CEO recommendation). 

6. During construction, the Erosion and Sedimentation Control Performance Standards of 5.1.8 shall be met.

7. The applicant will shall submit to the Town a list of all materials (hazardous or otherwise) to be stored temporarily or permanently on the site, as well as storage tanks or receptacles.  

5. 	Adjournment 
A. Arata made a motion to adjourn the meeting at 8:33.  Seconded by J. Couturier.  Approved 5-0.  
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