APPROVED 4/27/23

MINUTES
TOWN OF TOPSHAM
PLANNING BOARD MEETING
IN PERSON IN THE DONALD A. RUSSELL MEETING ROOM
AND ON-LINE VIA ZOOM - APRIL 13 2023, 6:30 P.M.

MEMBERS PRESENT:  Don Spann
Ronald Bisson
Larry Brann
Dan Flaig
Scott Libby (joined the meeting in progress)

MEMBERS ABSENT: Kerri Bickford, Andrew Munsey

STAFF PRESENT: Julie Erdman, Town Planner

A. CALL TO ORDER AND ROLL CALL

Chair Spann called the regular meeting to order at 6:30 p.m. Roll call was taken and it was
noted that Ms. Bickford and Mr. Munsey were absent and that Mr. Libby would be joining the
meeting later. The meeting was also available on Zoom for anyone wanting to view the meeting
or make comments.

B. APPROVAL OF THE MINUTES OF THE MARCH 9, 2023 MEETING

Motion was made by Mr. Brann, seconded by Mr. Bisson, and it was

VOTED
To approve the minutes of the March 9, 2023 meeting as written.

C. ITEMS FOR DISCUSSION

1. SKETCH PLAN — HIGHLAND GREEN HAS SUBMITTED A SKETCH PLAN
FOR A 1,264 PANEL SOLAR ARRAY AT VILLAGE DRIVE, TAX MAP R04, LOT
18

The Board unanimously agreed to move this item further down in the agenda.

2. SKETCHPLAN - COMMERCIAL PROPERTIES HAS SUBMITTED A SKETCH
PLAN FOR A PROPOSED MIXED-USE RETAIL AND RESIDENTIAL
DEVELOPMENT AT 99 MAIN STREET, TAX MAP UQ5, LOT 45

Chris Belanger from Belanger Engineering gave a Power Point presentation. The proposed
project consists of a mixed-use development with a 15,000 sq ft retail space, 3 stories of
residential units above (48) and three 4-story apartments buildings with 20 units each.
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Mr. Belanger said the applicant, Dan Catlin, Commercial Properties was also present at the
meeting to answer any questions. It was noted there will be 162 parking spaces. The
project at 99 Main Street is located where the former Wright-Pierce Engineering firm was
located. The main building will have a 25-foot setback from Main Street. Mr. Belanger
acknowledged receipt and review of staff review comments and said each concern will be
addressed. The applicant proposed to realign the main entrance with Monument Place and
share an entrance with the post office. They propose to reduce Main Street to two single
travel lanes and a 5-foot bike path will be added. A Traffic Plan and a pedestrian refuge
island are being worked on with Diane Morabito. It was noted that on-street parallel
parking will be considered.

The Board entered into discussion at this point and asked if an access road could be
considered to the three apartment buildings so they could be numbered for identification
purposes. In response to how many stories each building would include, the front building
will have 4 stories and the three apartment buildings will have 5 stories, including the
parking level beneath.

3. SITE PLAN AMENDMENT - TOPSHAM MEADOW SOLAR STATION, LLC
(GLENVALE SOLAR) HAS SUBMITTED AN APPLICATION FOR AN
AMENDED SITE PLAN OF A UTILITY SCALE SOLAR ENERGY
CONVERSION SYSTEM AT 68 BRANCH ROAD, TAX MAP R02, LOTS 63, 72
AND 93

James Lowery, P.E., Senior Project Manager from Fuss & O’Neill reviewed the proposed
amendment to the application which was approved by the Planning Board on January 13,
2022. A six-month extension was also approved on December 8, 2022.

The performance standards for Solar Energy Conversion Systems were amended May 25"
of last year to exempt projects from the setback requirements along internal property lines.
The applicant is before the Board to adjust for continuous rows of panels across the projects
internal lot lines. In addition, a change was made to the plan to reflect the findings of a
recent land survey which adjusts the northwesterly property line of the Lapointe parcel and
panels have been moved to accommodate the perimeter setback.

Following discussion between Board members, motion was made by Mr. Brann, seconded
by Mr. Flaig, and it was unanimously

VOTED
That the Planning Board concurs with staff’s conclusion that the Site Plan Amendment
application materials have been submitted and that the application is complete such that
the Board may proceed with substantive review of the application and identification of
any further information required from the applicant.

Motion was then made by Mr. Brann, seconded by Mr. Flaig, and it was unanimously

VOTED
That the Site Plan Amendment application for Topsham Meadow Solar Station, located
on Branch Road, Tax Map R02, Lots 63, 72 and 93 meets the applicable standards in
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the Site Plan Review Ordinance, Chapter 175 and the Zoning Ordinance, Chapter 225,
including the specific standards for Solar Energy Conversion Systems and is approved
with the staff recommended conditions and findings identified in Memorandum to Don
Spann, Chair and Planning Board Members from Planning Director Julie Erdman,
dated April 13, 2023.

4. PUBLIC HEARINGS

a. PARKDRIVE,LOT12 LLCHASSUBMITTED A FINAL SUBDIVISION/SITE
PLAN APPLICATION FOR FOUR (4) 20-UNIT APARTMENT BUILDINGS
AT 100 PARK DRIVE, TAX MAP R05, LOT 21D 18 AND 19

Chris Belanger from Belanger Engineering gave a Power Point presentation and
reviewed the project for final site plan and final subdivision approval. He presented
history of the project saying the applicant is proposing the development of four 4-story,
20-unit residential apartment buildings and associated infrastructure (parking spaces,
stormwater infrastructure, etc.) He said the applicant, Dan Catlin, has met with Mallett
Woods neighbors, per their request, to discuss the proposed development.

Mr. Belanger said the applicant is requesting a waiver of Section 191-18 Public Open
Space and protection of natural resources. He said the proposed development is being
built in conjunction with an existing commercial use and the sight was previously
approved for a commercial building. There are no on-site natural resources on the
property to protect or preserve and no new lots are being proposed. Mr. Belanger said
strict application to Section C results in the excessive fee of $97,233.79 and said he
believes was not intended for this type of re-development. Either an elimination or
reduction of the fee was requested. Mr. Belanger said staff agreed that modifications
to the fee and how it is paid is necessary. Planning Director Erdman, in her memo to
the Board dated April 13, 2023 recommends reducing the in-lieu fee for the project and
allowing it to be divided equally so that one quarter is due prior to the issuance of the
building permit for each of the four buildings.

A waiver is also being requested for General Parking Design §175-12. C. The applicant
IS requesting a waiver of this standard to provide parking between the frontage on
Merryman Way and the principal buildings. Staff previously recommended a
landscaped courtyard at the center of the buildings. Staff now recommends that this
waiver request be granted, and note that junipers have been added to screen the
headlights of parked vehicles along Merryman Way.

Public Works has commented that they would like to see a continued sidewalk to the
Topsham Fair Mall Road. The Police Department would prefer to see the Merryman
Way entrance further away from the Park Drive Intersection.

Receipt of comments from Peer Reviewer Tom Saucier of Site Design Associates dated
April 12, 2023 was noted. It was also stated that Tom Errico, Peer Review Traffic
Engineer, has concerns about on-site circulation near the Park Drive entrance. Mr.
Belanger said the comments will be reviewed and a new plan will be submitted for the
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next Planning Board meeting. The parking lot will interconnect with that of the
Goodwill building. Elevations were shown and renderings of what the finished project
will look like. An updated Landscaping Plan was shown and Mitch Razor was present
to answer any questions and to hear the Board’s comments.

During discussion between Board members, it was unanimously agreed that this item
should be tabled to allow time for the applicant to respond to the various concerns.

The Public Hearing was declared open. There were no comments to be heard from
those present and none from any Zoom attendees. The Planning Board kept the Public
Hearing open and continued the discussion. The Board was in agreement to grant the
parking waivers and agreed with the logic for in-lieu fees as stated by the Planning
Director in the April 13, 2023 memo to the Board. Chair Spann said a future workshop
is needed to discuss open space requirements for multi-family projects such as this one.

Motion was made by Mr. Brann, seconded by Mr. Bisson, and it was unanimously

VOTED
To table the Public Hearing on Agenda Item 4 (a) to April 27, 2023.

b. SUBDIVISION/SITE PLAN FOR 38-UNIT RESIDENTIAL COMPLEX AT 25
HACKMATACK ROAD, MAP U23, LOT 05

Project Engineer Kevin Clark from Sitelines asked for reapproval of the final site plan
and subdivision plan. He said the Board approved the final subdivision plan and site
plan on February 16, 2021 and extended site plan approval on February 10, 2022. This
expired in August of 2022. Subdivision plans are generally valid for 5 years but as this
plan was not recorded within one year as required by the ordinance, it now needs to be
reapproved.

Topsham Crossing is a Planned Residential Development. The total allowable units
within the Topsham crossing PRD area are 106. The existing development consists of
68 units and the proposed project will build-out the remaining allowable 38 units. Mr.
Clark said the applicant proposed to improve Hackmatack Road between Shady Lane
and Hemlock Drive. Streetlights will be installed along with sidewalks and will include
the necessary infrastructure in accordance with the Town’s standards. These
improvements will be guaranteed by limiting occupancy of the structures until the
improvements have been inspected and approved by the Town.

Via a Power Point presentation, Mr. Clark pointed out the minimal changes that have
been made to the development plans; one of which is the simplified roofline to save on
construction costs. He said the survey has been finalized and he showed where the
drainage easement was located. Changes have been made to the stormwater plan
outlets.

The Public Hearing was declared open. As there were no comments to be heard, the
Public Hearing was declared closed.
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(Board member Libby entered the meeting at this point).
Motion was made by Mr. Brann, seconded by Mr. Bisson, and it was unanimously

VOTED
That the Planning Board concurs with staff’s conclusion that the Final Site Plan and
Final Subdivision application materials have been submitted and that the
applications are complete such that the Board may proceed with substantive review
of the applications and identification of any further information required from the
applicant.

Motion was made by Mr. Brann, seconded by Mr. Bisson, and it was unanimously

VOTED

That the Final Site Plan Review application and Final Subdivision Review
application for Fairview Commons, Tax Map U23, Lot 75 meet the applicable
standards in the Site Plan Review Ordinance, Chapter 175 and Chapter 191 and the
Zoning Ordinance, Chapter 225 and the development is reapproved with the staff
recommended conditions and findings identified in the staff memo from Julie
Erdman, Director of Planning to Don Spann and Planning Board members dated
April 13, 2023.

(Items for Discussion #1 was moved to this part of the meeting)
1. SKETCH PLAN — HIGHLAND GREEN HAS SUBMITTED A SKETCH PLAN

FOR A 1,264 PANEL SOLAR ARRAY AT VILLAGE DRIVE, TAX MAP R04,
LOT 18

Due to a possible conflict of interest, Chair Spann turned the gavel over to Vice Chair
Libby. Mr. Libby asked the applicant’s representative, Chris Belanger, to present the
project. Mr. Belanger said the applicant is proposing the development of a 1,264-panel
solar array, 733 kw, on the corner of Village Drive and Route 196 with a gravel access
drive and turnaround. The panels will be 12 to 14 feet tall. He said this pre-
application/sketch plan review will provide an opportunity for the applicant to hear
concerns from the Planning Board regarding the project.

One concern noted was that the plan does not meet line of sight measurements in
Topsham’s Code Book Chapter §184-4D 2. During a site walk by staff, measurements
were taken which resulted in only 174 feet for line of sight. Considering the 25 miles
per hour speed on Route 196 in this location, the recommended sight line would be 250
feet and a minimum of 175 feet. Mr. Belanger said he will discuss with the applicant
the possibility of cutting back the brush and weeds growing off the banking which
would provide the additional one foot of sight. Mr. Belanger said if the Board isn’t
satisfied with that approach, the slope can be cut back. The strip of land between the
CMP right of way and the highway will be surveyed and staff comments will be
addressed.
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Approximately 20% of trees along the Route 196 buffer will be cut to let as much sun
as possible onto the panels. A large turnaround for maintenance vehicles has been
located at the top of the drive. It is expected that maintenance vehicles will visit the site
once a month. Comments have not been received from the Fire Chief; and a memo
dated April 13, 2023 is on file from Public Works Director, Dennis Cox, stating his
concerns with the project.

An easement will be obtained to put power lines underground. The applicant prefers
to keep the entrance where it is now located. During staff review, Public Works asked
for an explanation of ‘agricultural fence.” They asked if landscaping, flag poles,
existing white fence on the corner of Village Drive and 196 will be removed and where
does the 20’ buffer begin? Public Works also asked if the residents of Highland Green
have been made aware of the project?

Code Enforcement (CE) asked for a detailed step-through of §225-60.19 Solar Panel
Conversion Systems. CE also noted that the project must conform to additional
standards in the MUL,8225-60. CE asked for a detailed site inventory of existing trees
and underbrush to be submitted with proposed trimming/removals.

Concerns were discussed between Board members. The majority felt a site walk may
be necessary to assess the 20% of clearing of trees. A suggestion was offered to enter
the property through the existing entrance to the groundskeeping building. Mr.
Belanger agreed to talk with CMP to determine if a perpendicular crossing of their
property might be possible. He will also look into moving the existing entrance down
to provide greater sight distance. It was noted that the Town Manager said it has been
expressed by the public with previous solar projects that the panels should not be
readily visible from the roadway and he asked if a buffer of either vegetation or fencing
could be planned to screen the panels.

c. AN ORDINANCE TO AMEND THE TOWN CODE, CHAPTER 225-27 OFF
STREET PARKING AND LOADING TO REVISE SIDEWALK
REQUIREMENTS AND REMOVE THE IN-LIEU FEE FOR SIDEWALK
CONSTRUCTION

Chair Spann returned to the Board table and continued with the Public Hearings. The
Public Hearing was declared open. There being no one wishing to speak, the Public
Hearing was declared closed.

Following discussion, motion was made by Mr. Brann, seconded by Mr. Bisson, and it
was unanimously

VOTED
That the Planning Board forward the Sidewalk Zoning Amendment to §225-27. G
(4) to the Select Board for addition to the Town Warrant with the recommendation
from the Planning Board of “Ought to Pass.”
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d. AN ORDINANCE TO AMEND THE TOWN CODE, CHAPTER 225-60.6
AFFORDABLE HOUSING DEVELOPMENTS TO REDEFINE AFFORDABLE
HOUSING AND INCREASE BONUS DENSITY

The Public Hearing was declared open. There being no one wishing to speak, the Public
Hearing was declared closed.

Following discussion, motion was made by Mr. Brann, seconded by Mr. Bisson, and it
was unanimously

VOTED
That the Planning Board forward the Affordable Housing Development
Amendments to sections to §225-6, §225-60.6, §225-27.C-1 and the Table of
Dimensional Requirements to the Select Board for addition to the Town Warrant
with the recommendation from the Planning Board of “Ought to Pass.”

e. AN ORDINANCE TO AMEND THE TOWN CODE, CHAPTER 225-27.C-1
OFFE-STREET VEHICLE PARKING SPACE REQUIREMENTS TO ADD
AFFORDABLE HOUSING

(This amendment was combined and voted on with the other affordable housing
amendments in Item d.)

f. AN ORDINANCE TO AMEND THE TOWN CODE, CHAPTER 225-54
RENTING ROOMS AND APARTMENTS TO DEFINE ACCESSORY
DWELLING UNIT AND ESTABLISH SIZE REQUIREMENTS

The Public Hearing was declared open. There being no one wishing to speak, the Public
Hearing was declared closed.

Following discussion, motion was made by Mr. Brann, seconded by Mr. Bisson, and it
was unanimously

VOTED
That the Planning Board forward the Accessory Dwelling Unit Zoning
Amendments to Sections: 8225-6, §225-54 and the Table of Dimensional
Requirements to the Select Board for addition to the Town Warrant with
recommendation from the Planning Board of “Ought to Pass.”

g AN ORDINANCE TO AMEND THE TOWN CODE, TABLE OF
DIMENSIONAL REQUIREMENTS AS IT RELATES TO MULTI-FAMILIES
AND AFFORDABLE HOUSING

(This amendment was combined and voted on with the other affordable housing
amendments in Item d.)
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D. AJOURN
Motion was made by Mr. Brann, seconded by Mr. Bisson, and it was unanimously
VOTED

To adjourn the meeting at 7:50 p.m.
Respectfully submitted,

Patty Williams, Recording Secretary
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