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New Gloucester Planning Board
Minutes of March 15, 2016
(Draft Until Approved) 


Members Present:	Jean Libby, Chair, Amy Arata, Jean Couturier, Eric Hargreaves, Mark Leighton, Ed Domas
Members Absent:	Joe Bean 
Town Staff:	Will Johnston, Town Planner	
Others Present: 	Jeff Hamilton, Rick Kimball, Bill Gabriel 
Business Items:	Site Review of Proposed Auto Repair Garage
		Minor Subdivision Amendment
__________________________________________________________________________

1. Call to Order
J. Libby called the meeting to order at 7:01 pm. 

2.	Other Business
W. Johnston handed out new ordinance books that include revisions made at the Special Town Meeting last November – mainly the addition of a new Upper Village District.  
 
3. 	Approval of Minutes    
Minutes of September 15,  2015.  J. Couturier made a motion to approve the minutes with minor corrections. Seconded by M. Leighton.  Approved 4-0-2 
4.   Site Plan Review
Jeff Hamilton
Residential-Commercial and Groundwater Protection Overlay
107 Sabbathday Road
Map 2, Lot 5A
W. Johnston introduced the project. Mr. Hamilton is proposing to build an auto repair garage on a property that has been used for residential uses. The existing dwelling has already been removed; an apartment in an accessory structure remains. The applicant is proposing to construct the new garage over the footprint of the old residence (with some enlargement away from the setback).  The CEO has determined that this is allowed under the ordinance – it does not result in a use or structure location that is more non-conforming. 
Although additional paved areas would be added as part of this proposal, it still meets the 30% impervious surface limit, and pavement would add some measure of protection against oils and other possible spills within this Groundwater Protection Overlay District.  To ensure protection of the aquifer resource, a list of best management practices has been developed that the operator would agree to adhere to before an occupancy permit is granted.  
Mr. Hamilton provided some additional information concerning the project. He plans to flip the property over to Mr. Richard Kimball, former owner of R&R Automotive on Lewiston Road, who would operate the facility. The accessory apartment would continue to be used by the operator.   An approximately 60-foot long “privacy” fence will be installed between the facility and the abutting residence.  No large vehicle repair proposed.  One flood light will be downward shining away from the abutter. Sign won’t be illuminated. Proposed operating hours 8am-5pm. Applicant is amenable to a condition that no more than 12 vehicles be stored on the site (with the possibility that more might be allowed additional CEO approval), and no more than four 55-gallon drums for oil and fluid storage, with an agreement for regular removal. Tires will be stored in buildings.  
Based on a detailed review of the facts submitted by the applicant, the Planning Board took following actions:
	Determination on whether to hold a site visit
	No 
	 Consensus 

	

	The applicant requested and the Planning Board granted waivers for the following items:

	Zoning O.§ 7.3.2.A.14:  Sedimentation and Erosion Plan endorsed by CCS&WCD
	

	Zoning O.§ 7.3.2.A.15:  Erosion and Sedimentation Control Plan endorsed by CCS&SCD

	

	The following items were deemed not applicable:

	Zoning O.§ 7.3.2.A.7.  Location of physical features such as ledge, wetlands, watercourses, , sand and gravel aquifers, agricultural areas and forested areas. 

	Zoning O.§ 7.3.2.A.9 – Location of any park, open space or conservation easement.

	Zoning O.§ 7.3.2.A.10 – Location of any permanently installed machinery likely to cause appreciable noise at the lot lines.

	Zoning O.§ 7.3.2.A.17 – A copy of the medium intensity soil survey for the area. 

	Zoning O.§ 7.3.2.A.20 – Text of all encumbrances placed on the property proposed to be place on the property.  

	Zoning O.§ 7.3.2.A.22..a. – Where disposal is to be accomplished by subsurface waste disposal, an analysis of test pits prepared  by a licensed site evaluator.  

	Zoning O.§ 7.3.2.A.24 – Location and design details of all public and private roads

	

	Determine if hydrogeological study is required
	Consensus:
	No 

	Determine if Additional Submission Items are required
	Consensus:
	No 

	Determine Application Completeness
	Vote:
	6-0

	Determine if a Public Hearing is required
	Consensus:
	No 



1. The Planning Board reviewed and made findings on the following Site Plan Approval Criteria:

	Section 7.5.1.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:  Low trip generation.  Not expected to significantly increase traffic or to impact intersection capacity; off of secondary road.  




	Section 7.5.1.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:  Large parking area and circulation pattern unlikely to cause  conflicts.  



Section 7.5.1.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:  Not applicable: no nearby wetlands or waterbodies.  

	Section 7.5.1.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:  Applicant will meet listed best management practices for auto repair garages developed for this project.  Existing septic/leach field adequate to handle  subsurface waste disposal. 

	Section 7.5.1.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:  Site is flat and well-drained.  Stormwater and erosion/sedimentation control measures determined to be adequate to avoid degradation of land and water systems. 

	Section 7.5.1.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 

No resources identified in the Comprehensive Plan identified on site (other than groundwater supplies that are otherwise covered under performance standards in 4.4.8.   




	Section 7.5.1.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:  Determined to be non-applicable. No municipal services needed.  

	Section 7.5.1.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: Occupancy Permit will not be issued until all improvements are made and conditions met.

	Section 7.5.1.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. 

Yes  No   NA 

Board Conclusion: Not applicable. No federal, state or additional local requirements required.  No Fire Marshall review necessary.  (The applicant is not proposing petroleum storage as regulated by DEP, but approval condition #4 below is included as an ordinance requirement that would  apply in the event that regulated petroleum storage is added).  



	Section 7.5.1.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:   Determined Not Applicable -- not near a shoreline and site lacks any of the listed attributes. 

	Section 7.5.1 K
Will avoid problems associated with floodplain development and use. 

Approval Criteria Met:
Yes  No   NA 

Board Conclusion:  This standard  is not applicable – no floodplain in vicinity. 


	Groundwater Protection Overlay, Section 4.4.8. 

The project meets the performance standards of the Groundwater Protection Overlay District.

Yes  No   NA 

Board Conclusion:  The applicant will comply with the best management practices for auto repair facilities that were agreed to by the applicant, which impose conditions and operational controls aimed at protecting groundwater quality.   


	Determine if application meets Zoning Ordinance review criteria
	Vote: 6-0

	Vote to approve or reject Findings of Fact and Conclusions of Law
	Vote: 6-0

	Section 7.7 of the Zoning Ordinance: Performance Guarantee
	Vote: Not to Required Performance Guarantee:  6-0

	Act on Application 
	Vote:   6-0, with conditions attached. 



2. The Planning Board attached the following conditions to the approval of the site plan application:

	Ordinance Reference
	Conditions

	4.4.8.J
	Prior to the issuance of a certificate of occupancy, the record owner of the property and the operator of the facility (if not the same), shall sign an affidavit agreeing to conform with the best management practices for auto repair facilities that were included in the application. 

	5.1.5
	Prior to issuance of a certificate of occupancy, a privacy fence along the northerly property line shall be installed as shown on the site plan. 

	7.5.C & J
	No more than 12 vehicles may be stored outside of buildings at one time without additional CEO approval, and all vehicles shall be parked over paved areas. Otherwise, no outdoor storage shall be allowed in the required front yard setback per ordinance requirements.     

	4-4.8.J. 6
	Any petroleum storage tanks shall meet the requirements established in DEP regulations 691, Section 6 (as revised) and in addition, shall have a secondary containment system.  Above ground, outdoor tanks shall conform to state regulation. 

	5.1.13
	Any exterior lighting shall be shielded or hooded to reduce impacts on neighboring properties. 






4.  Minor Subdivision Amendment
William Gabriel
Farm and Forest District
Gabriel Woods Road 
Map 1, Lot 2-3 
W. Johnston introduced the proposal. Mr. Gabriel is proposing an amendment to an existing subdivision plan which would relocate a right-of-way that exists over “common area” designated on the plan.  The new ROW would follow the property boundary as opposed to running through the middle of the open space area.  As a condition of approval of the change, Mr. Gabriel is willing to remove a number of vehicles and machinery that are located within this area.

 A. Arata made  a motion to approve the proposed amendment with the condition that existing vehicles and equipment will be remove by June 1, 2016. Seconded by J. Courturier.  Approved 6-0.  

5.  Adjournment

A. Arata moved to adjourn the meeting at 8:26 p.m.  Seconded by J. Couturier.  Approved 6-0.  
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