
CITY OF LEWISTON 
PLANNING BOARD MEETING 

Monday, October 28 2019  
 

Workshop- 5:30 P.M. to 6:30 P.M. 
 
Regular Meeting- 6:30 P.M.  

 
City Council Chambers – First Floor 

Lewiston City Building 
27 Pine Street, Lewiston, ME 

        

WORKSHOP AGENDA- 5:30 pm 
     

1. Combined Workshop of the Planning Board and Design Lewiston Advisory 
Committee- A presentation and open house for the Design Lewiston Project.  
Topics to be presented and discussed will be: 
 
a. Site Plan and Design Guidelines Document  

 
b. City-wide design guidelines 
 
c. Design standards in a proposed Design District Overlay that includes the 

Riverfront (RF), Mill (M), Centreville (CV) and Downtown Residential (DR) 
districts.  

 
d. Text amendments associated with the proposal  
 

REGULAR AGENDA- 6:30 pm 
 

1. ROLL CALL 
 
2. ADJUSTMENTS TO THE AGENDA 
 
3. CORRESPONDENCE 
 
4. PUBLIC HEARINGS:  

 
a. Platz Associates, an agent for Blake and Pine LP, has submitted a 

development review and subdivision application for a 35 unit multi-family 
residential development at 111 Blake Street and 82 Pine Street. 

 
5. OTHER BUSINESS: 

 
a. Request for Planning Board to initiate text amendments to Article II, 

Definitions; Article XI, District Regulations, Section 23, Space and Bulk Table; 
Article XIII, Development Review and Standards, Section 4 Approval Criteria, 
(x) Design Standards for Design Districts and Article XV, Significant Buildings 
and Districts (Historic Preservation). 
 

(Next Page) 



 
b. Request for Planning Board to initiate a text amendment to Article XI, District 

Regulations, Section 22, Land Use Requirements to add Solar Energy 
Facilities as a specific use in the Public and Utility Use category of the Land 
Use Table. 
 

c. De minimis change request: 6th Amended Subdivision Plan of Latulippe 
Development, Lots 9B,10 East Merrill Road. 
 

6. READING OF THE MINUTES:    Motion to adopt the September 23, 2019 draft 
minutes  
 

7. ADJOURNMENT 
 
 
 
 
The next scheduled Planning Board meeting is November 25, 2019 
 
 
 
 
 
 
 
 
The City of Lewiston is an EOE.  For more information please visit our website @ www.lewistonmaine.gov and click on the Non-
Discrimination Policy.   
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CITY OF LEWISTON 

 

Department of Planning & Code Enforcement 

 

 
 

                          

TO:  Lewiston Planning Board 

 

FROM: Douglas Greene, AICP, RLA; Deputy Director/City Planner 

 

DATE:  October 24, 2019 

 

RE:  Planning Board and Design Lewiston Workshop  

 

At a Planning Board meeting, back in December of 2018, the staff presented a Comprehensive 

Plan Implementation project to update Lewiston’s design regulations. (see attached proposal) 

During 2019, the staff has made brief presentations and updates to the Planning Board on the draft 

“Design Lewiston- Site Plan Review and Design Guidelines” and discussed possible revisions to the 

Zoning Ordinance Space and Bulk Standards.   

 

At your October 28
th
 meeting, Craig Lewis, representing Stantec Consultants and staff will present 

an overview of the Design Lewiston project and the draft Site Plan Review and Design Guidelines.   

The consultants, Advisory Committee and staff has worked hard to create new design guidelines 

and standards that will shape new development in Lewiston.  The project goals are: 

 

1. Preserve Lewiston’s Heritage 

• Encourage adaptive reuse of historic buildings 

• Reinforce the character of districts 

• Facilitate historic renovations 

2. Encourage Infill Development   

• Require that projects be compatible with the contextual space, bulk, and density 

• Facilitate reinvestment by balancing costs of quality design with the community’s 

long term economic goals 

• Maintain a predictable design review process 

• Maintain a predictable design review process with predict-able development 

outcomes 

3. Foster a safe and pleasurable environment that encourages pedestrian activity 

• Eliminate physical barriers to pedestrian activity with clear pathways and entrances 

• Ensure that ground floors in-corporate detailed design and active uses 

• Place buildings close to the sidewalk 

• Put car parking to the side or rear of buildings  

4. Make city-wide recommendation on ways to improve the appearance of new development 

 

We hope you’ll spend some time to review and familiarize yourself with the Design Lewiston 

summary and draft Design Guidelines and be ready to bring your questions and comment to the 

meeting.   
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CITY OF LEWISTON 

 

Department of Planning & Code Enforcement 
 

                          

 

 

Lewiston Comprehensive Plan Implementation Project 

Comprehensive Update of Design Standards  

Proposed Scope of Work 

 

1. Purpose- The project, as recommended in the Comprehensive Plan and Riverfront 

Master Plan, will update and/or create new design standards that will result in 

predictable, reliable, attractive and high quality development in Lewiston.  The current 

design regulations are close to 30 years old, are primarily optional and not required.  

This leaves implementing good design during the development review process at best, 

as a negotiated process.  Updated standards can be adopted and applied to ensure 

projects reach a high level of quality while not significantly impacting construction 

costs.  Standards can also assist in reinforcing and protecting land use patterns and 

character. 

 

2. Update of Lewiston’s Design Standards will include: 

a. All design related sections of the Zoning and Land Use Ordinance 

b. The Site Plan Review and Design Guidelines  

c. The Lewiston Historic Preservation Design Manual 

d. Possible creation of design or character districts 

 

3. Project Description- The Comprehensive Design Standards Project will include: 

a. A selection/project committee that includes representation from: 

 City Council 

 Planning Board 

 Historic Preservation Review Board 

 Finance Committee 

 Business and Development Community 

 Interested Citizen representation 

b. Staff creates scope of work, RFP  

c. RFP released, consultant selected 

d. Consultant Process and Deliverables 

 Evaluation of current regulations, other community’s design standards 

 Develop new standards and criteria for each design component  

 Create alternatives and draft plan(s) 

 Public meetings and approval process 
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4. Approval Process 

a. Design Standard Committee meets on a regular basis 

b. Finance Committee endorses project and consultant selection 

c. City Council, Planning Board and Historic Preservation Review Board get updates as 

work progresses 

d. Planning Board and Historic Preservation Review Board make recommendations to 

City Council (Public Hearing) 

e. City Council makes final decision (Public Hearing) 

f. Implement new Design Standards and Districts 

 

5. Timeline of approximately 12 months 

a. Project Development (Scope of Work, RFP)- 1 month 

b. Consultant Selection- (RFP released, selection of top proposals, interviews, 

consultant selection, execute contract) 2 months 

c. Project development- 8 months 

d. Project approval- 2 months 

e. Project Implementation- Upon approval 



City of Lewiston

Design Lewiston

Project Summary
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Design Lewiston aligns the city’s 

zoning and development review 

process with Legacy Lewiston 

(2017 comprehensive plan) and 

the Riverfront Island Master Plan

(2012). 

The primary goals are to preserve 

Lewiston’s heritage, encourage 

infill in downtown, and create a 

more walkable city.

To achieve those goals, staff, 

consultants, the Advisory 

Committee, and the public crafted 

zoning code revisions, Site Plan 

Review and Design Guidelines 

update, and revisions to the 

Historic Preservation Manual.

1. Overview

Legacy Lewiston

Riverfront Master Plan Updated Site Plan Review and Design Guidelines page



Walkability is 
about the 

journey and the 
destination

2. Introduction to Design Lewiston: It’s all about walkability



$6,569,500 / 4.689 acres = 

$1,401,045 / acre

2. Introduction to Design Lewiston: Walkable cities create value

$4,079,800 / .206 acres = 

$19,804,854 / acre

14x





2. Introduction to Design Lewiston: Walkability is achieved with design



2. Introduction to Design Lewiston: Regulatory changes summary

• Zoning ordinance revisions

• Article VI Nonconformance: new language for flexibility

• Article XIII Development Review and Standards: revised 

approval criteria language including Design District 

provisions

• Article XI District Regulations: space and bulk table update

• Article XV Significant Buildings and Districts: new language 

allowing for staff committee review

• Site Plan Review and Design Guidelines update

• Citywide landscaping, buffering, and site layout update

• New Design Districts requirements

• Public-friendly documentation with illustrations

• Historic Preservation Manual update

• New images where relevant

• Updated significant districts map

Updated Site Plan Review and Design Guidelines page



3. Process

Kick-off

• April 10

• Committee 
workshop

• Stakeholder 
interviews

• Downtown 
identified as 
the most 
problematic for 
regulation

• Citywide 
landscaping is 
a priority

Public 
Workshop

• May 8

• Preference 
survey

• Top priorities 
identified, incl. 
human-scale 
details, 
walkability, 
maintaining 
affordability

Advisory 
Committee

• June 19

• Review 
approach and 
public input

• Review outline 
of regulations

• Identification of 
Design 
Districts

Advisory 
Committee

• July 17

• Review draft 
space and bulk 
standards

• Open space 
discussion

• Test fits for 
downtown infill

Public 
Open 
House

• August 14

• Feedback on 
draft, generally 
positive

• Updates 
recommended 
for variety of 
provisions, 
incl. parking, 
arch. design, 
bldg. photos

Advisory 
Committee

• September 25

• Review 
complete draft 
of guidelines

Public 
Presentation

• October 28

• Presentation of 
final 
regulations

• Final feedback 
and revisions 
before 
adoption

Adoption

• Planning 
Board

• City Council

• Historic 
Preservation 
Review Board



4. Results

• Establishment of the Design Districts: Downtown zoning 

districts that are the target for greater infill flexibility and 

enhanced provisions for walkability

• Simplification and strengthening of citywide site plan 

regulations: Refined landscaping and buffering standards to be 

more enforceable for improving the image of Lewiston’s 

corridors and neighborhoods

• Promotion of investment through infill with regulatory 

flexibility: Adjustments to the code clear the way for appropriate 

development throughout the city. The process is clarified in a 

user-friendly Site Plan Review process infographic

Map of the Design Districts



4. Results: Unlocking infill development in downtown

Map legend

⬛ Currently undevelopable lots due to space 

and bulk table definitions

Design Lewiston adds flexibility to allow infill 

development downtown without the need for 

zoning modifications.

The updated regulations reduce frontage 

requirements and lot size requirements in 

certain zones.



4. Results: 

Development Review 
Process Infographic









The Site Plan Review and Design 

Guidelines are a simplification and 

revision of the existing document 

(adopted 1987, amended 1991), 

plus a new chapter with walkability 

provisions for the Design Districts. 

Guidelines for the Design Districts 

are echoed in zoning’s Article XIII 

revision.

This document is intended to be 

adopted by the Planning Board to 

replace the existing version.

The regulation includes some 

mandatory provisions (“shall”) and 

some guidance provisions 

(“should”).

4. Results: Site Plan Review and Design Guidelines



























5. Implementation

1. Planning board: 

• Adopt the updated Site Plan Review and Design 

Guidelines. 

• Recommend the zoning code revisions to City Council.

2. City Council: Approve the zoning code revisions

3. Historic Preservation Committee: Adopt the revised Historic 

Preservation Manual

4. Staff:

• Make the Site Plan Review and Design Guidelines available 

publicly

• Update the Development Review Applications and Site Plan 

Review processes accordingly

• Establish a Staff Historic Preservation Review Committee 

for eligible applications



6. Future recommendations

The Design Lewiston scope was focused on updating design-specific 

regulations. During the project, the team uncovered areas that could 

receive attention in the future rounds of revision:

Rezoning considerations

1. Pine Street Corridor: The Community Business (CB) district along 

Pine Street near downtown should be changed to Downtown 

Residential (DR) to reflect the established neighborhood pattern.

2. Urban Enterprise: This district is applied over areas that are too 

different to provide meaningful grounds to update the zoning, such as 

both Sunnyside and the highway interchange area. The city should 

consider changing the zoning designation in one or both of these areas 

such that Urban Enterprise can be appropriately fit.

3. Simplify residential zoning: LDR, SR, and MDR districts are very 

similar and could be streamlined into a single designation for clarity 

and enforceability.

(continued next page)



6. Future recommendations

(continued)

Zoning language changes

1. Open space: The current citywide regulations in Article XIII are 

effectively unenforceable for downtown residential projects due to the 

requirements for open space that are based on a suburban model. The 

City’s approach to open space and parks should be studied holistically, 

including a study of current open space and open space potential on 

City-owned land in and around downtown.

2. Space and bulk table: In addition to the minor changes made in the 

course of this project to improve flexibility in the absence of 

modifications available during site plan review, the city’s dimensions 

standards should be comprehensively reviewed and simplified to 

further promote investment and infill development.
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Design Lewiston 
Site Plan Review and Design Guidelines
City of Lewiston Planning Department





Table of Contents

About Design Lewiston 4

5

9

10

12

15

Development Review Process

Site Layout

Buffering and Screening

Landscape Design

Lighting

General Provisions 4

Citywide Design Guidelines

8

6Zoning Districts

About the Design Guidelines

8

19

20

22

23

Parking Access and Design

Architectural Design

Mid-Block Accessibility

Context-Sensitive Design

18Ground Floor Uses

Appendix 30

16

14Onsite Circulation

Design Districts Standards

24Space and Bulk Standards

21Roofs



4

ABOUT DESIGN LEWISTON
Design Lewiston was born out of the idea that straightforward and clear development guidelines can 
contribute to great neighborhoods, preserve Lewiston’s heritage, encourage infill development, and 
foster a safe and walkable environment.

This document provides information for citizens, developers, deciding bodies, and staff regarding 
how new and renovated buildings are evaluated to ensure that Lewiston’s vision for the future is 
achieved. Contained within are descriptions and illustrations of acceptable ways to meet the approv-
al criteria. This document is also the Planning Board’s policy for reviewing development applications 
requiring Site Plan Approval.

This document contains sections that apply to the entire City of Lewiston and a section that applies 
only to the downtown core area, called the Design Districts. 

PURPOSE OF THE SITE PLAN REVIEW AND DESIGN GUIDELINES
The Site Plan Review and Design Guidelines (Guidelines for short) establish policies for Development 
Review as set forth in Article XIII Development Review Standards. The Guidelines are intended for 
use by applicants in preparing for Development Review, by the Staff Development Review Commit-
tee and the Planning Board in reviewing and approving proposed project plans, by the Planning Staff 
and other city agencies in reviewing and commenting on plans, and for educating the general public 
on the Design Guidelines.

The Planning Board and Staff shall consider each project in light of how it will contribute to the City’s 
Comprehensive Plan, how it will relate to and interact with adjacent developments, and what the 
specific conditions are of the surrounding context and the site. The result of the Development Re-
view should not be conformity and sameness, but rather a harmony between new and old develop-
ment, and between adjacent developments within each segment of the urban environment, urban 
corridor or neighborhood.

The diagrams included in the Guidelines are not intended to be the solution for a particular issue or 
objective. Rather, they are meant to illustrate graphically the intent of the guidelines and suggest a 
starting point for the individual site design to be prepared by the applicants. Subject to discussion 
and review with the City and its agencies, an applicant may suggest innovative techniques, which re-
spond to the site characteristics, in order to achieve the City’s common vision identified in the Com-
prehensive Plan and guiding principles for community development.

GENERAL PROVISIONS
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GENERAL PROVISIONS

MINOR: STAFF REVIEW COMMIT TEE MAJOR: PL ANNING BOARD REVIEW

4. Approval Authority Review
Applications must be formally approved by either the Staff Review Committee or the Planning 
Board. Public Notice and letters to abutters provide an opportunity for public comment. Written 
conditions will record any mitigations and community benefits decided upon. Once the Developer 
has received approval, the project can apply for other required entitlements, such as any zoning 
variances needed, and then proceed to Building Permitting. 

6. Building Permitting 
The Building Department issues a building permit upon receipt of approval from relevant authorities 
and stamped construction documents.

3. Historic Preservation Review (if needed) 
Changes to designated significant buildings and new buildings or renovations in Historic Districts 
need a Certificate of Appropriateness before Site Plan Approval to ensure that Lewiston's heritage is 
preserved, protected, and enhanced by changes to buildings and areas.

5. Board of Appeals (if needed)
Projects seeking variances for dimensional and use standards require approval from the Board of 
Appeals.

 √  CERTIFICATE OF APPROPRIATENESS

 √  APPLICATION DEEMED COMPLETE

 √  VARIANCE

 √  SITE PL AN APPROVAL

 √  BUILDING PERMIT

 √  CERTIFICATE OF OCCUPANC Y

<5,000 ft² non-
residential or 3–13 

dwelling units
Minor projects have 
a lower potential for 

adverse impacts

>5,000ft² non-
residential  or  > 13 

dwelling units
Major projects can be 
more complicated and 
have a more in-depth 

review process

WHEN SITE PL AN REVIEW IS USEDDevelopment Review Process
What is Development Review in Lewiston?
• A thorough review process, managed by the Lewiston Planning & Code Enforcement 

staff, that enables the development of larger projects while minimizing adverse 
impacts to public facilities, the environment, and neighbors.

• Different procedures for Minor and Major projects, where smaller projects are 
approved by staff and larger projects are approved by the Planning Board

• Opportunities for community participation and feedback during review process
• Approval criteria established for evaluation of project features
• Projects located in Design Districts must comply with Article 13 Section 4 (x).

DESIGN PHASE & 
DOCUMENTATION

APPROVAL 
STEPS

7. Under Construction 
As buildings are constructed, the City monitors that developers are complying with the mitigation 
and community benefits outlined in the Development Review approval conditions.

8. Construction Complete 
Once construction is complete, the developer receives a Certificate of Occupancy from the City.

MINOR PROJECTS

Pu
bl

ic
 C

om
m

en
t P

er
io

d

MAJOR PROJECTS

1. Pre-Application Meeting with Staff
Conversations begin before the application is filed. Prospective developers and City staff meet to 
outline project intentions and conceptual design, and share information about the review process.

Pre-design
At this early stage, applicants 
share concept development, 
expected program, and any 
conceptual designs.

Schematic Design
The completed Site Plan 
Review Application includes 
building massing, setbacks, 
buffers, driveways, parking, 
water supply, wastewater, 
drainage, exterior lighting, 
landscaping, construction 
schedule, topography.
The Application must meet 
the requirements of the 
Lewiston Zoning and Land 
Use Code, especially Article 13 
Section 4. Subdivisions should 
refer to Article 13 Section 5.

Design Development
Plans are finalized while 
detailing continues on 
engineering, specifications, 
wall sections, and utilities.

Construction 
Administration
As-built drawings are created 
(if needed).

Construction 
Documents
Final documentation and 
stamped drawings are 
prepared and submitted.

2. Application Submission for Staff Review 
City staff will review the initial application and work with the applicant on any issues before the 
completed application is accepted for review by the appropriate approval authorities.
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A map entitled “Official Zoning Map, City of Lewiston” is hereby adopted as part of this Code and shall be 
referred to as the “official zoning map.” The official zoning map shall be identified by the signature of the 
mayor, chairman of the planning board and attested by the signature of the city clerk. The official zoning 
map shall be located in the office of the city clerk. 

The city is divided into the following districts, as shown by the district boundary lines on the official zon-
ing map on the following page.

Zoning Districts

GENERAL PROVISIONS
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GENERAL PROVISIONS
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CITYWIDE DESIGN GUIDELINES

These design guidelines apply to all Site Plan Review applications in the City of Lewiston. The pur-
pose of these guidelines are related to the mandatory Development Review and Standards zoning 
article, including the Approval Criteria. As such, these guidelines as adopted by the Planning Board 
should be considered by applicants for development review and incorporated in the preparation of 
applications. The planning board and staff review committee will consider these guidelines in evalu-
ating appropriate design solutions to specific situations.

The general Approval Criteria used by the staff review committee and the planning board in judging 
applications for development review and shall serve as minimum requirements for approval of the 
application. As a reminder, this is a list of the Approval Criteria: 

(a) Utilization of the site
(b) Traffic movement into and out of the development area
(c)  Access into the site
(d) Internal vehicular circulation
(e) Pedestrian circulation
(f) Stormwater management
(g) Erosion control
(h) Water supply
(i) Sewage disposal
(j) Utilities
(k) Natural features
(l) Groundwater protection
(m) Water and air pollution
(n) Exterior lighting
(o) Waste disposal
(p) Lot layout
(q) Landscaping
(r) Shoreland relationship
(s) Open space
(t) Technical and financial capacity
(u) Buffering
(v) Compliance with district regulations
(w) Design consistent with performance standards
(x) Design district standards (if applicable, refer to the following section)

The Citywide Design Guidelines do not exhaustively address each of the required Approval Criteria. 
Rather, the Citywide Design Guidelines focus on providing additional guidance for issues that have 
significant impacts on the public realm, walkability, and Lewiston’s attractiveness. 
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CITYWIDE DESIGN GUIDELINES

PURPOSE: Projects should generate curb appeal 
from Lewiston’s streets for pedestrians and motor-
ists and diminish the visual impact of parked vehi-
cles. Landscaping along streets is highly encouraged 
to create a positive image for Lewiston.

BUILDING PLACEMENT
Building and parking placement should relate to 
natural topography and vegetation, and to the 
surrounding built environment. Where possible, 
buildings should frame streets to create a sense of 
enclosure. (See Art 13. Sec 7.(a))

SERVICE AREAS
Exterior service, loading, storage, dumpsters and 
utility areas should be located at the side or rear of 
the building, and should be screened or sheltered 
so as to minimize visibility from sensitive viewpoints 
such as pedestrian paths, building entries, and abut-
ting residential properties. 
(See Art 12, Section 17. (j))

PARKING LAYOUT
Parking is allowed within side and rear setbacks, 
under the condition that lots with 20 or more spaces 
meet the buffering requirements (see next section). 

• Residential uses: One vehicle may be parked 
between a residential building and the front set-
back. Vehicles may not block the sidewalk.

• Non-residential uses: Parking is allowed between 
buildings and front setbacks, under the condition 
that lots with 20 or more spaces meet the buffer-
ing requirements in the Buffering section. 

      (See Art 12. Sec 17. (f))

Site Layout

Buildings should frame streets to create a sense of enclosure. 
Photo by Craig Saddlemire

Exterior service areas should be located at the side or rear of the 
building, and shall be screened from pedestrian paths or building 

entries. Talbot Park, Auckland. Crosson Clarke  Architects

Exterior service areas such as dumpsters, loading, storage and 
utility can be screened or sheltered to minimize their visibility.
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CITYWIDE DESIGN GUIDELINES

PURPOSE: Buffering and screening protect residents 
and public areas from negative impacts associat-
ed with nuisances such as large parking lots and 
mechanical equipment. This section describes the 
context for buffering and screening: how and when 
it should be applied.

BUFFER LOCATIONS
Buffers should screen noise and visual impact from 
adjacent public streets and parks and from abutting 
property under separate ownership in the following 
conditions:
• Parking lots along street frontages with 10  or 

more stalls
• Transition between residential uses and non-res-

idential uses, including non-residential parking 
lots with 10 or more stalls

• Mechanical equipment, service areas, storage ar-
eas, fuel pumps, refuse storage areas, and load-
ing areas not entirely enclosed within a building

BUFFER DESIGN
Buffers should consist of one or more of the follow-
ing approaches and should adhere to the associated 
standards per option:
• Dense evergreen plantings: Evergreen screening 

should be effective to a minimum height of 4 feet 
at installation. Two staggered rows of plantings 
spaced 12 feet on center should be provided to 
accomplish the required buffering.

• Deciduous trees and shrubs: Two staggered rows 
should be placed 6 to 8 feet on center based on 
their fullness.

• Earthen berm: Berms should be graded with 
slopes of 1:3 to 1:4. The crest of the berm should 
be planted with evergreens, and the side slopes 
planted with deciduous and/or evergreen plants.

• Grade change: Natural topographic variation and 
existing vegetation may be used to replace part 
or all required screening.

• Fences and walls: Walls and fences should be 
finished with wood, concrete or stone. Walls and 
fences should be 6 to 8 feet high and opaque 
between incompatible uses.

Buffering and Screening

A pedestrian walkway and/or bikeway may be included within 
buffers.

Buffers shall screen the noise, activity levels, and visual impact 
from adjacent public streets and parking lots along a frontage.

Walls should be used to screen the ground level of the 
automobiles in the parking lots. 
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CITYWIDE DESIGN GUIDELINES

FOR BUFFERS MORE THAN 3 FEET WIDE
Screening should be achieved by dense evergreens. 
In some cases, the reviewing authorities may require 
a site wall to further screen development (such as 
loading docks or storage areas). This wall should 
be further screened with deciduous and/or ever-
green landscaping on the side facing away from 
the site development. Evergreen hedges should 
be a minimum of 4 feet at installation and should 
be planted 4 to 5 feet on center and should, at 
maturity, be maintained at a minimum height of 6 
feet. Recommended species include False Cypress 
(Chamaecypuris lawsoniana); Eastern Arborvitae 
(Thuju occidentalis); and Canadian Hemlock (Tsuga 
canadensis). 

FOR BUFFERS LESS THAN 3 FEET WIDE
Screening should be opaque, wood fencing, 8 feet 
high, and with the finished side facing away from the 
site development. In cases where additional screen-
ing height is necessary, plantings of deciduous trees 
may also be required. Trees planted in conjunction 
with fencing should be planted at intervals of 20 
to 30 feet on center and should have a minimum 
caliper of 2 1/2 inches at the time of planting. Rec-
ommended species include Yellowwood (Cladrastis 
lutea); and Honeylocust (Glenditsia triacanthos).

SUNLIGHT ACCESS
Buffers should not have undue impacts on sunlight 
to adjacent buildings or scenic views that exist for 
neighboring properties.

WALKWAYS THROUGH BUFFERS
A pedestrian walkway and/or bikeway may be in-
cluded within buffers.

Buffering and Screening (continued)
Non
Residential
Use

Screening
and
Buffering

Residential

Where a narrower vegetated buffer is unavoidable (20 to 100 feet 
wide), landscaped earth berms shall be used to provide maximum 

screening. 

Types of buffering/landscaping; Screening may be accomplished by
dense evergreen plantings, deciduous tress and shrubs, fences,

walls, berms or a combination of the same. 
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CITYWIDE DESIGN GUIDELINES

Landscape Design

PURPOSE: Landscaping along street edges and other 
areas is beneficial for the community. Landscaping 
should define street edges, break up parking areas, 
soften the appearance of the development, and pro-
tect abutting properties from adverse impacts of the 
development. This section describes property owners’ 
responsibilities when it comes to planning for and 
maintaining landscaping. 

FRONT SETBACKS
Front setbacks, including areas between the principal 
wall plane of a building and a public street, should be 
landscaped for the entire length except for driveways, 
pedestrian access ways, and allowable encroaching 
building attachments (stoops, chimneys, awnings, 
porches). Trees are recommended if the front setback 
is at least 5 feet wide to provide adequate space for 
the tree roots. Short fences of approximately 3 feet in 
height are desirable in residential front yards where 
feasible.

MAINTENANCE
Property owners are responsible for maintaining the 
landscape on the property as approved in Site Plan 
Review after receiving a certificate of occupancy for at 
least five years including replacement of dead plants 
and trees.

EXISTING TREES AND VEGETATION
Existing vegetation should be considered in the design 
of the site and retained to the extent possible, espe-
cially in buffer areas and open space areas. Special 
effort should be made to retain trees with a diameter 
greater than 6 inches.

STREET TREES
Street trees may be planted at intervals of 25 to 50 feet 
on center, should have a minimum of 2.5-inch cali-
per, and should be at least 10 feet high at the time of 
planting. Existing trees may be preserved where they 
are judged to be of sufficient quality. Trees should be 
sited so that future root and canopy growth will not in-
terfere with utilities above and below ground, streets, 
sidewalks, or adjacent buildings. Taller deciduous trees 
without lower branches are recommended for street 
planting to minimize obstructed views and provide an 
overhead canopy. See the Appendix for recommend-
ed species. Tree planting along frontages of private 
property is encouraged in areas where there is limited 
public right-of-way for tree planting.

Parking or traffic islands shall be curbed to protect both the 
pedestrians and the landscaping.

Landscaping in front setbacks should create a positive 
appearance from the street and soften the impact of parking.

Parking areas shall be visually broken up by the use of trees and 
landscaped parking islands.
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CITYWIDE DESIGN GUIDELINES

Landscape Design (continued)

Street furnishings and pedestrian amenities like benches and 
bicycle racks are encouraged. Photo by Stantec

Landscaping should be used to define street edges and break up 
parking areas.

STREET LIGHTING
Where municipal lighting exists along the street, 
low-level lighting for pedestrians is optional. Any lights 
shall be directed downward or away from adjacent 
residential areas.

STREET FURNITURE
Street furnishing and pedestrian amenities are en-
couraged in setbacks, including benches, bicycle racks, 
bus shelters, waste receptacles, and water fountains. 
At building entrance areas and at drop off areas, site 
furnishings such as benches and sitting walls shall be 
encouraged.

LANDSCAPING IN PARKING LOTS
• Parking areas with 40 or more stalls should be visu-

ally broken up by the use of trees and landscaped 
parking islands at a rate of one island per 20 stalls. 
The use of hedges, grade differences, and low walls 
should be used to further reinforce the spatial 
separation of parking areas while not obstructing 
snow storage areas.

• A minimum of one tree per 20 parking spaces 
should be provided, within the confines of the pe-
rimeter curb or pavement edge. Trees should have 
a caliper of 2.5 inches at the time of planting. Park-
ing and traffic islands should be curbed to better 
direct traffic, and to protect both the pedestrians 
and the landscaping. The islands should be strate-
gically located to assist the pedestrian in crossing 
the parking area.

• Parking islands should be a minimum of 10 feet 
wide and 15 feet long. The minimum distance from 
the tree to curb should be 4 feet. Included within 
the width of the parking islands may be paved 
walkways, lawn, or ground cover.

SNOW REMOVAL
Surface parking lots should facilitate snow removal 
and should designate space for on-site snow storage 
that is mindful of drainage.

LANDSCAPE IN CONNECTIONS BETWEEN SITES
The use of predominantly deciduous trees between 
sites with compatible uses is recommended to allow 
partial views to and from adjacent uses and destina-
tions. Connections should use all-weather surfaces 
to allow for joint use of pathways by pedestrians and 
bicyclists. Awnings add color and texture to the street, even when covered 

in snow. Street trees, bicycle racks, and pedestrian-scale lighting 
complete the picture.
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Pedestrian and vehicular crossings shall be clearly marked, 
using signage, curbs, pavement striping and/or special paving 

materials.

PURPOSE: Site layouts should ensure safe circulation 
for pedestrians and motorists while avoiding negative 
impacts on surrounding public streets. Curb cuts for 
driveways should be as narrow as possible while still 
accommodating the expected vehicle traffic and turn-
ing movements to protect people walking. 

PARKING SURFACE
Parking areas and driveways should be surfaced with 
bituminous concrete or other acceptable hard and 
dust-free material. The reviewing authorities may 
consider allowing some proportion of permeable 
surface, where groundwater recharge is of demon-
strated concern.

ACCESS
Site layout should ensure that automobiles and 
delivery vehicles will not back out into existing ma-
jor roads. Vehicular access from local side streets 
is encouraged wherever feasible. Shared driveway 
entrances and circulation are encouraged for adja-
cent sites in order to minimize curb cuts and increase 
efficiency. Shared circulation roads are encouraged to 
be located behind the buildings rather than in front. 
Consideration of connections with abutting future 
projects is recommended. 

WALKWAY DESIGN
Pedestrian ways should be safely separated from 
vehicular traffic. Walkways should have a minimum 
width of 4 feet. Sidewalks should link the develop-
ment to abutting commercial or residential sites 
where applicable. Pedestrian and vehicular crossings 
should be clearly marked, using signage, curbs, pave-
ment striping, or special paving materials.

CURBS
Wherever curbs are used, granite or cement concrete 
(extruded or precast) materials are preferred over 
asphalt curbs. Vegetated swales may replace the curb 
where space permits.

DELIVERY VEHICLES
For Major non-residential projects, the site design 
should delineate a clear route for delivery vehicles, 
with appropriate geometric design to allow turning 
and backing for semi-trailer truck (WB-40) vehicles. 
Signage or lane markings indicating that route may 
be required. Any access roads should be located a 
minimum of 150 feet from highways in order to avoid 
intersection conflicts.

Onsite Circulation

Existing vegetation should be retained to the extent possible, 
especially in buffer areas and open space areas.

Vegetated swales may replace the curb where space permits. 
Photo by Stantec
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CITYWIDE DESIGN GUIDELINES

PURPOSE: Site lighting should promote safety and 
create an attractive environment while avoiding light 
pollution and light trespass onto abutting proper-
ties.

LIGHT POLLUTION PREVENTION
No lighting should be directed into travel ways or 
adjacent properties under different ownership.

PEDESTRIAN LIGHTING
Pedestrian lighting for safety along internal paths is 
encouraged. Porch lights are recommended where 
there are adjacent sidewalks for safety.

FACADE ILLUMINATION
Building facades may be illuminated with soft light-
ing of low intensity. The light source of the building 
facade illumination should be concealed. The light 
source should face downwards and be shielded to 
prevent light pollution.

STREET LIGHTING
Where municipal lighting exists along the street, 
low-level lighting for pedestrians is optional. Any 
lights should be directed downward or away from 
adjacent residential areas.

Lighting

Building façades may be illuminated with soft lighting of low 
intensity

Outdoor lighting design shall mitigate light trespass and glare 
to abutters and the public at large, reducing light pollution.  

Photo by Greg Hartford

Lighting along pedestrian paths is encouraged to create a safe 
environment. Photo by Mike Lydon
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DESIGN DISTRICTS STANDARDS

Buildings in Design Districts

The Design Districts are in Lewiston’s historic core, an area with a walkable street pattern and historically 
and architecturally significant buildings. Its streets are well defined by trees, building facades, and pedes-
trian activity. Automobile travel speeds are relatively low, and pedestrian traffic is high. 

The goals of the Design Districts are to:

1. Preserve Lewiston’s heritage

• Encourage adaptive reuse of 
historic buildings

• Reinforce the character of 
districts

• Facilitate historic renovations

2. Encourage infill development 
in Lewiston’s historic core

• Require that projects be com-
patible with the contextual 
space, bulk, and density

• Facilitate reinvestment by bal-
ancing costs of quality design 
with the community’s long 
term economic goals

• Maintain a predictable design 
review process 

• Maintain a predictable design 
review process with predict-
able development outcomes

3. Foster a safe and pleasurable 
environment that encourages 
pedestrian activity

• Eliminate physical barriers to 
pedestrian activity with clear 
pathways and entrances

• Ensure that ground floors in-
corporate detailed design and 
active uses

• Place buildings close to the 
sidewalk

• Put car parking to the side      
or rear of buildings 
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DESIGN DISTRICTS STANDARDS

Projects in the Design Districts (Riverfront District, Downtown Residential District, Centreville District, and 
Mill District) shall comply with the urban design provisions in the following pages. These provisions estab-
lish the desired form and character for new development and significant renovations in this area.

Applying Design Guidelines

a. Designs should encourage active ground floors that are routinely occupied throughout the day and create an active pedestrian environment. b. Surface motor 
vehicle parking is prohibited within front setbacks, parking areas should be reallocated to the interior of the site. c. Mid-block connections are encouraged to 
promote convenience and connectivity to destinations. d. New construction shall complement the massing and type of roof as the surrounding adjacent structures.

a

b

c

d

1

2

3 4

EXISTING CONDITIONS

DESIRED OUTCOME

1. Empty lots 2. Parking in front of buildings 3. Entrances not clearly defined 4. One story buildings not in scale
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DESIGN DISTRICTS STANDARDS

The actively used area shall have a depth of at least 20 feet, or the depth 
of the building if less. Photo by Stantec

Ground story dwelling units shall be elevated at least  feet above the 
grade of any adjacent sidewalk. Photo by Stantec

Non-residential ground floor uses in the Design Districts must have at 
least 50% clear glass. Photo by Mike Lydon

PURPOSE: In Design Districts, ground floors are the 
most important part of a building. Great places have 
interaction between buildings and streets and are 
where you intuitively want to stay longer. To achieve 
great streets, visible life in buildings and between 
buildings is even more vital than architectural de-
sign.

ACTIVE GROUND FLOORS
The ground floors of buildings facing public streets 
shall be routinely occupied by people throughout 
the day to create an active pedestrian environment 
and provide eyes on the street. Active ground floor 
uses are uses that relate to the building’s principle 
uses, such as residential, retail, services, lobbies, or 
offices. The actively used area shall have a minimum 
depth of 20 feet, or the depth of the building if less. 
Parking, storage, and loading facilities shall not be 
considered active uses. 

GROUND FLOOR WINDOWS
Non-residential ground floors shall consist of a 
minimum of 50 percent clear glass in total for the 
façade as visible from public streets. No minimum 
requirement shall be imposed for theaters, places of 
worship, fire and police stations, municipal service 
facility, or transformer stations.

GROUND FLOOR RESIDENTIAL
Residential ground floors shall be elevated at least 
2 feet above the grade of any adjacent sidewalk and 
window sills of dwelling units shall be at or above 
the eye-level of passing pedestrians to maintain 
privacy for occupants. 

Ground Floor Uses 
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PURPOSE: Motor vehicle parking should not domi-
nate the experience of residents and visitors in the 
Design Districts. This issue is addressed with require-
ments for where and how parking can be located 
and accessed, as well as by providing alternatives 
to personal car travel. Any new construction should 
add bicycle and multi-modal facilities to the greatest 
extent possible.

PARKING BANNED FROM FRONT SETBACKS
Surface motor vehicle parking is prohibited in the 
area between building frontages and public streets 
or parks except in conjunction with a single- or 
two-family dwelling. 

DRIVEWAYS
Access drives to parking and service facilities located 
elsewhere on the site shall be limited to a total of 24 
feet of width unless a wider entrance is justified for 
any individual driveway. The number of access drives 
shall be limited to one per 100 feet of lot frontage, 
with a minimum of one allowable driveway per lot.

REQUIRED WALKWAYS
Surface parking lots with 40 spaces or greater shall 
be designed to separate pedestrian travel area from 
vehicles.

MAXIMUM NUMBER OF PARKING SPACES
For buildings with less than or equal to 60,000 gross 
square feet, no more than 140% of the required min-
imum parking spaces are permitted. For buildings 
greater than 60,000 gross square feet, no more than 
125% of the required minimum number of parking 
spaces are permitted.

MULTI-MODAL FACILITIES
To promote bicycling, projects categorized as Ma-
jor developments and any project with 20 or more 
parking spaces shall provide no fewer than 4 bicycle 
storage racks. Required bicycle storage racks shall be 
within 100 feet walking distance of a main entrance. 

SCREENING AND BUFFERING
Short walls shall be used to screen the ground level of 
the automobiles in parking lots along street frontag-
es. These walls shall be 2 to 4 feet in height, and shall 
be finished with brick, stone, wood or concrete that is 
compatible with materials on adjacent buildings.

Parking Access and Design

Internal or side
street

Public

Public Street

Parking in rear or side

Street

Parking areas shall be located within the interior of the site to minimize 
visibilty from public streets and parks. Photo by Stantec

Required bicycle storage racks shall be within 100 feet walking distance of 
the project’s main entrance.
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Architectural design must encourage consistency of all building features 
visible from public streets and entrances.

Photo by Brett VA

Architectural details such as porches, awnings, columns, dormers, 
skylights and arches shall be used to create visually dynamic and 

interesting buildings. 

PURPOSE: Architectural design should do its part in 
creating an interesting and human-scale environ-
ment in the Design Districts. Opportunities should be 
seized to create attractive and welcoming features 
such as stoops, porches, wall recesses and projec-
tions, and weather protection above entrances.

ENTRANCES
A minimum of one building entrance shall be locat-
ed on a street frontage. The door shall be visible and 
accessible from a sidewalk or public park in a place 
appropriate for a pedestrian-oriented, street-fac-
ing use, and shall be open during normal business 
hours. Non-residential entrances shall have alcoves 
between 15 and 100 square feet in size, with a sur-
face that matches the sidewalk. Multifamily entranc-
es shall have weather protection.

ARCHITECTURAL DETAILS
The use of architectural features and details such as 
porches, awnings, columns, dormers, skylights and 
arches shall be used to create visually dynamic and 
interesting buildings. The definition of street cor-
ners with building form and architectural features is 
important to anchoring the building on the site and 
framing the street.

WINDOWS
Windows shall not be flush with exterior wall treat-
ments and shall be recessed at least 2 ½ inches. 
Windows shall be provided with an architectural 
surround at the jambs, header, and sill.

BLANK FACADES
Blank walls longer than 10 feet shall be prohibited 
where buildings face public streets and parks. A 
blank wall is a facade that, at eye-level, does not in-
clude doors, windows, or surface relief through the 
use of columns, cornices, moldings, piers, pilasters, 
sills, sign bands, other equivalent architectural fea-
tures that either recess or project from the average 
plane of the facade by at least 4 inches.

MECHANICAL PROTRUSIONS
Vent stacks, roof vents, and other mechanical pro-
trusions shall be painted the color of the roof or the 
adjacent façade. Roofs and roof lines shall minimize 
the visual impact of mechanical systems.

Architectural Design

Building facades should be designed to create welcoming entrances and a 
human-scale environment. Photo by Mike Lydon
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ARCHITECTURAL CONSISTENCY
Projects shall maintain consistency of architectural 
character, treatments, and details across the proj-
ect’s facades visible from public entrances, public 
streets, or public parks. Architectural features that 
shall remain consistent include cladding material, 
trim, fences and other buffers, and lighting.

PURPOSE: Roofs should add to the Design Districts’ 
character. Rooflines should create distinct features 
when viewed from the ground, hide mechanical 
systems, and prevent falling snow onto entrances. 
Roof forms should add accents along view corridors 
and above entrances, such as cornices, eaves, roof 
decks, green roofs, cupolas, parapets, and spires.

ROOFLINES
Roofs and roof lines shall avoid unbroken expans-
es the length of the building through the use of 
dormers, and chimneys. Variations in design shall 
connect to the overall building design, such as being 
shaped to define building corners and entries.

SOLAR PANELS
Solar panels shall follow rooflines and where possi-
ble be integrated with the roof design. 

FALLING SNOW
Roofs shall be designed to prevent falling ice and 
snow onto entrances and walkways.

Architectural Design (continued)

Roofs and roof lines shall avoid long unbroken expanses through the use 
of dormers, chimneys and changes in ridge line. Photo by Mike Lydon

Roof tops shall incorporate distinct features such as roof forms, cornices, 
eaves and parapets. Photo by Craig Saddlemire

Roofs shall be designed to prevent falling ice and snow onto entrances 
and walkways. Photo by Craig Saddlemire

Roofs
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PURPOSE: The Design Districts are mostly com-
posed of short blocks that encourage people to walk 
between destinations. However, in some circum-
stances in Lewiston, longer blocks have the potential 
of walling people off. When this occurs, mid-block 
connections are encouraged to promote conve-
nience and connectivity to destinations and, where 
applicable, contribute to any existing open spaces in 
the surrounding area.

LONG BLOCKS
Where development applications are proposed on 
double-sided frontage lots with a frontage longer 
than 400 feet, consideration should be given to pro-
vide a direct and 24/7 publicly accessible mid-block 
passage connecting from the sidewalk of one street 
to another on the opposite side of the block.

Mid-Block Accessibility

Where lot frontages are longer than 400 feet, mid-block passages will 
increase accesibility and connectivity for pedestrians. 

Photo by Mike Lydon

Where possible, mid-block connections should contribute to existing 
public open spaces. Photo by Nakano Associates

Mid-block paths or alleys will encourage people to walk between 
destinations.
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Applicants shall make sure that the proposed height and roofline will be 
of the same scale and proportion as the surrounding structures. 

Photo by Craig Saddlemire

Building materials and textures on new construction shall be in harmony 
with those of existing structures. Photo by Craig Saddlemire

PURPOSE: New and renovated buildings should be 
compatible with the architectural forms and the 
open spaces around them. Additional details of 
these criteria are located in zoning Article XV, Sec-
tion 5(F)(3) and the Lewiston Historic Preservation 
Design Manual.

CONTEXT DOCUMENTATION
An applicant shall include documentation (site map, 
photos, and narrative) of adjacent building architec-
tural style, character and site condition (two build-
ings on right, two on the left, and four across the 
street).

CONTEXT-SENSITIVE DESIGN CRITERIA
An applicant shall address how the proposed project 
meets the intent of the following criteria:

• The height of principal building or structure, it’s 
bulk; the nature of its roofline and the propor-
tions of the new construction will be of the same 
scale and proportion as the surrounding, adja-
cent structures;

• The location, size, and proportions of openings 
in the facade, primarily windows and doors, of 
new construction will be consistent in proportion 
and rhythm with openings in the facade as the 
surrounding, adjacent structures.

• The massing and type of roof (flat, gabled, hip, 
gambrel, mansard) of the new construction shall 
complement the massing and type of roof as the 
surrounding, adjacent structures.

• Nature of building materials and texture shall ex-
hibit the characteristics of texture, composition, 
and reflectivity of as the surrounding, adjacent 
structures.

• The placement and orientation of the new con-
struction/in-fill shall be in harmony with the 
surrounding, adjacent structures.

Context-Sensitive Design

New developments in the design districts should be compatible with the 
surrounding architectural context. Photo by Craig Saddlemire 
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Space and Bulk Standards

Zoning establishes each district’s character by providing acceptable dimensions for building size, set-
backs, lot coverage, and other metrics. This is an introduction to how the space and bulk table works and 
the two compliance paths for front setbacks.

The distance from the street to the building, it is one of the most critical dimensions for defining a dis-
trict’s character. Front setbacks establish how close (or, in some cases, how far) a building can be to the 
front property line. On corner lots, all frontages that are along streets shall follow the front setback stan-
dard. Front setbacks have two options for compliance to provide flexibility:

A- Lot Frontage: the lot or parcel side where it adjoins a street, boulevard or access way
B- Min. Front Setback: minimum distance allowed between the front of the property line and a building or structure
B’- Max. Front Setback: maximum distance allowed between the front of the property line and a building or structure
C- Side Setback: minimum distance allowed between the side of the property line and a building or structure
D- Rear Setback: minimum distance allowed between the side of the property line and a building or structure

OPTION 1: Use the Space and Bulk Table
Follow the dimensional standard in the space 
and bulk table.

Sidewalk 

Stre
et

Property Line

Max. Lot 
Coverage 
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OPTION 2: Use Average Front Setback
In certain districts, applicants may use the 
average of existing setbacks within 500 feet on 
either side of the proposed building site. Based 
on measured average setbacks of nearby condi-
tions, the proposed setback may fall within the 
range of the existing average setbacks.
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The purpose of the downtown residential district is to promote the improvement of older residential 
neighborhoods within the downtown by encouraging a transition to more mixed use neighborhoods, 
including owner-occupied, mixed-age and mixed-income housing with less density where desired and ap-
propriate, low-intensity nonresidential uses, more open space and other neighborhood amenities, creat-
ing diverse, mixed-use neighborhoods. The standards of the district will encourage the upgrading of the 
existing neighborhoods by removing blight and vacancy, providing an opportunity for new residential and 
commercial development, and fostering a sense of community and place through neighborhood meeting, 
gathering and cultural places.

DR - Downtown Residential District

LOT
A. Frontage                                40’ min
Lot area w/ sewer            4,000 sf min
Net Lot area w/ sewer     1,250 sf min
SETBACKS
B. Min. Front                                             5’  
B’. Max Front                                           10’
C. Side                                         5’ min
D. Rear                                        10’ min
BUILDING
F’. Min. Height                                   20’
F. Max Height                                       60’
Lot Coverage                                         -
Impervious Coverage            75% max
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The purpose of the riverfront district is to promote redevelopment of the riverfront area for recreation, 
employment and mixed-age and mixed-income housing by encouraging the development of new build-
ings or the reuse or conversion of existing buildings and other areas that will enhance the use of the 
Androscoggin River as an amenity.

RF - Riverfront

LOT
A. Frontage                                40’ min
Lot area w/ sewer            4,000 sf min            
Net Lot area w/ sewer     1,250 sf min
SETBACKS
B. Min. Front                                         5’  
B’. Max Front                                         10’
C. Side                                           0’ min
D. Rear                                        10’ min
BUILDING
F’. Min. Height                                   20’
F. Max Height                                       75’
Lot Coverage                          60% max
Impervious Coverage            75% max
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The purpose of the Centreville district is to encourage a concentration of economic enterprises in the cen-
tral business district that is convenient and attractive for a wide range of retail, service, financial, govern-
ment, professional, entertainment and appropriate residential uses in a setting conducive to a high volume 
of pedestrian traffic. The standards of the district will initiate economic revitalization through increased oc-
cupancy of downtown properties, improved real estate values, increased consumer activity, and encourage 
the restoration and preservation of historic buildings and honor the rich Franco-American cultural heritage 
of the community.

CV - Centreville District

LOT
A. Frontage                                25’ min
Lot area w/ sewer                        None
Net Lot area w/ sewer                 None
SETBACKS
B. Min. Front                                           0’  
B’. Max Front                                          5’
C. Side                                            None
D. Rear                                           None
BUILDING
F’. Min. Height                                   20’
F. Max Height                                     150’
Lot Coverage                                 100%
Impervious Coverage                  100%
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The purpose of the mill district is to develop a major employment center in the downtown by fostering 
the development of mixed use commercial enterprises and appropriate high-density residential areas 
while preserving and restoring historic buildings and properties. Developments located within this district 
should enhance the commercial, cultural, educational and residential vitality of the downtown and link 
the downtown to the riverfront through a series of pedestrian corridors, pocket parks and open spaces, 
utilizing the historic canal system, with expanded arts and recreational amenities

M - Mill District

LOT
A. Frontage                                25’ min
Lot area w/ sewer                        None
Net Lot area w/ sewer                 None
SETBACKS
B. Min. Front                                         0’  
B’. Max Front                                        10’
C. Side                                            None
D. Rear                                           None
BUILDING
F’. Min. Height                                   20’
F. Max Height                                     100’
Lot Coverage                                   90%
Impervious Coverage                    90%
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APPENDIX

BOTANICAL NAME: Cladrastis lutea 
COMMON NAME: Yellowwood
Zone 3, 30 - 50’ in height with a spread of 40 to 50 feet. 
Tolerates high pH soils as well as acid situations. Requires 
well drained soils. Fragrant white flowers in spring. Bright 
yellow foliage in spring gradually change to bright green 
in summer and yellow in fall.

BOTANICAL NAME: Ginko biloba 
COMMON NAME: Ginko
Zone 4, 50 - 80’ in height, variable spread 30’ plus. Prefers 
sandy, deep, moderately moist soil but grows in almost 
any situation. Air pollution tolerant; a durable tree for 
difficult to landscape situations. Extremely free of pest.

BOTANICAL NAME: Gleditsia triacanthos var. inermis 
COMMON NAME: Thornless Honeylocust
Zone 4, 40 - 60’ in height, with comparable spread. Prefers 
rich, moist soils of a limestone origin, however, it with-
stands a wide range of conditions including dry soils,’ high 
pH and salt spray.
Cultivars: ‘Fairview’ - Rapid grower; strong sturdy habit of 
growth; wide upright. `Shade master’ - tall straight trunk 
with graceful arching branches.

BOTANICAL NAME: Phellodendron amurense 
COMMON NAME: Amur Cork Tree
Zone 3, 30 - 45’ in height with equal spread. Does well 
on many types of soils, withstands acid or alkaline condi-
tions.
Cultivars: `Red spire’ - Compact upright form; hardiest. 
`Autumn Blaze’ - Wider than Redspire

BOTANICAL NAME: Sophora japonica 
COMMON NAME: Japanese Pagoda tree
Zone 4, 50 - 75’ in height with comparable spread. Prefers 
loamy well-drained soil. White mildly fragrant blossoms in 
spring.
Cultivars: `Fastigrata’ - Upright growth habit. `Regent’ - 
Fast growth rate.

BOTANICAL NAME: Quercus palustris 
COMMON NAME: Pin Oak
Zone 4 - 8, 50 - 70’ in height, 40 - 60’ in spread. Easily 
grown in average, medium to wet, acidic soils in full sun. 
Prefers moist loams. Tolerates poorly drained soils. Toler-
ates some flooding.

Recommended Street Tree Plantings

Cladrastis lutea 
Yellowwood

Ginko biloba 
Ginko

Gleditsia triacanthos 
Thornless Honeylocust

Phellodendron amurense
Amur Cork Tree

Sophora japonica
Japanese Pagoda tree

Quercus palustris
Pin Oak
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Recommended Street Tree Plantings (continued)

BOTANICAL NAME: Crataegus viridis 
COMMON NAME: Winter King Hawthorn
Zone 4 - 7, 25 - 35’ in height, with comparable spread. 
Easily grown in average, dry to medium, well-drained soils 
in full sun. Tolerates light shade and drought. Moist, rich, 
fertile soils may encourage unwanted succulent growth. 
Tolerant of urban pollution.

BOTANICAL NAME: Syringa reticulate (single stem only) 
COMMON NAME: Japanese Tree Lilac
Zone 3 - 7, 20 - 30’ in height, 15 - 20’ in spread. Easily 
grown in average, medium moisture, well-drained soil in 
full sun. Tolerates light shade, but best bloom occurs in 
full sun. Tolerates urban conditions well. 

BOTANICAL NAME: Ulmus ‘Homestead’ 
COMMON NAME: Homestead Elm
Zone 4 - 9, 50 - 60’ in height, 30 - 40’ in spread. Generally, 
elm cultivars prefer sun. Modern cultivars have been se-
lected to be relatively resistant to Dutch elm disease.

BOTANICAL NAME: Maackia amurensis 
COMMON NAME: Amur maackia
Zone 3 - 7, 20 - 30’ in height, with comparable spread. 
Best grown in average, medium moisture, well-drained 
soil in full sun to part shade. Prefers full sun. Adapts to a 
wide range of soil conditions.

BOTANICAL NAME: Prunus ‘Accolade’ 
COMMON NAME: Accolade Cherry
Zone 4 - 8, 25’ in height with comparable spread. This ver-
satile hybrid cherry combines early flowering and good 
autumn color. This plant is tolerant of most soils making it 
a good choice for problem areas.

Crataegus viridis 
Winter King Hawthorn

Syringa reticulate 
Japanese Tree Lilac

Ulmus ‘Homestead’ 
Homestead Elm

Maackia amurensis 
Amur maackia

Prunus ‘Accolade’ 
Accolade Cherry
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CITY OF LEWISTON 

 

Department of Planning & Code Enforcement 
 

                          

TO:  Lewiston Planning Board 

 

FROM: Douglas Greene, AICP, RLA, City Planner 

 

DATE:  October 24, 2019 

 

RE:  Blake and Pine Multi-family Project at 111 Blake St. and 82 Pine St. 

 

 

Platz Associates has submitted an application on behalf of Blake and Pine, LP, c/o Avesta 

Housing and their partner Community Concepts for a 35 unit multifamily residential 

development at 111 Blake Street and 82 Pine Street.  

 

PROJECT DESCRIPTION 

The two properties, 111 Blake Street and 82 Pine Street will be combined and total .33 acres 

(14,374 sf.) in size and are located on the corner of Pine Street and Blake Street. The two vacant 

parcels were contract zoned from Downtown Residential (DR) to Centreville (CV) back in April 

2019.  The contract zone was approved with the following conditions:  (see attachment E in 

application for the complete contract zone agreement) 

 Density- Minimum net lot area per dwelling unit with public sewer- 400 sf. 

 Minimum Front Setback- 4 ft. 

 Minimum Front Yard- 4 ft. 

 Minimum Side and Rear Setback- 4 ft. 

 Minimum Side and Rear Yard- 4 ft. (required on one side) 

 Maximum Impervious Coverage- .85 

 Maximum Building Coverage- .75 

 Other Requirements- First Floor offset from grade-  20” 

 

The proposed apartment structure is four stories tall, with a lower-level parking area accessed 

from Blake Street and three stories of living space above.  The 35 apartment units include 28 

workforce housing units and seven market-rate units, and consists of 15 one-bedroom units, 14 

two-bedroom units, and six three-bedroom units.  The total building area is 40,400 sf.   The 

overall project cost is $7.4 million.  

 

The impervious area is proposed to be 11,470 sf. with a lot coverage ratio of 79% with perimeter 

landscaping and rain garden areas at the front and rear of the building to control and treat runoff. 

 

The 35 apartment units require 1.1 parking spaces per unit for a total parking requirement of 39 

spaces. The on-site parking lot, under the building, has 23 parking spaces, six of which are 

handicapped spaces.  The remaining 16 required parking spaces will be leased from the City at 
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the Oak Street municipal parking garage, located approximately 950 feet away, which has ample 

capacity 

 

The application states that the 35 dwelling units will generate 20 a.m. peak hour trips and 30 p.m. 

peak hour trips. Both of these numbers are well below 100 peak hour trip threshold for Traffic 

Movement Permits and therefore does not require a traffic movement permit from Maine DOT.  

 

TYPES OF APPROVALS REQUESTED 

The applicant is seeking approval of a development review application for their site plan, 

pursuant to Article XIII, Section 4, Approval Criteria, and approval of a 35 unit subdivision 

under Article XIII, section 5, Coordination with Subdivision Law. The application includes a 

narrative that addresses all the approval criteria found in both Article XIII, Section 4, Approval 

Criteria (a through w) and Article XIII, Coordination with State Subdivision Law, Section 5, 

Standards 1 through 14.   

 

STAFF REVIEW and COMMENTS 

During the staff review of the application, the major items discussed were: 

 Public Works evaluation of an infill development site and pre-and post-impervious 

surface conditions.   

 Requests verifying water and sewer capacity from Public Works. 

 The Police Departments concerns regarding high call volumes from other “below-

market” or “workforce” housing projects.  These concerns fall outside the Board’s 

purview of applicable development review criteria.  However, Catherine Elliot, 

Development Officer for Avesta, responded to the Police Department’s concerns with the 

following and is prepared to address the concerns at the meeting. 

 

“Avesta has a detailed 23-page Resident Selection Policy that outlines how we 

review and accept residents to any of our buildings; this is more stringent than 

most managers of affordable housing, and we take the screening process very 

seriously. Avesta’s process includes… credit checks, landlord references, eviction 

histories, criminal background checks, and the full income verification process. 

We often leverage our internal expertise through our in-house HomeOwnership 

Center to help residents create budgets and manage the financial aspects of 

residency in an Avesta building. [Avesta also provides]…another layer of 

behavioral support…at our properties, which is facilitated by our partnership with 

Maine Behavioral Health. [A] Housing Support Specialist who works directly 

with residents who may be struggling for one reason or another. Her role is to 

support residents in a deeper one-on-one capacity and to help engage relevant 

service providers and agencies (including PD, as necessary) to help residents be 

successful.”  

 

The applicant has submitted a revised application, plans, and a set of responses to city staff 

comments.  The applicant has addressed comments to the staff’s satisfaction and the application 

is consistent with the approved contract rezoning. The Staff has reviewed the revised application 

which the planning board is receiving in their meeting packet, and deems it a complete 

application. 
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STAFF RECOMMENDATION: 

The staff recommends APPROVAL of the project.  

 

 

ACTION NECESSARY 

Make a motion that the application submitted by Platz Associates on behalf of Blake and Pine LP 

to construct a 35 unit apartment located at 111 Blake Street and 82 Pine Street meets all of the 

necessary criteria contained in the Zoning and Land Use Code, including, but not limited to 

Article XIII, Section 4 and Section 5 of the Zoning and Land Use Code, and that approval be 

granted (including, if any, specific conditions raised by the Planning Board or staff). 
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October 21, 2019          
 
Douglas Greene, AICP, RLA 
Deputy Director/City Planner 
City of Lewiston 
27 Pine Street 
Lewiston, Maine 04240 
 
 
Re: Blake & Pine Street  

Response to Comments  
Lewiston, Maine 

 
Dear Mr. Greene, 
 
Platz Associates and Ransom Consulting, Inc., (Ransom) have prepared the following responses to City Staff 
comments and have the following responses. 
 
 
 
Site Plan Review Comments October 10, 2019: 

Department of Planning & Code Enforcement: 
 Comment - The Planning Board version of the application would benefit from tabs for the 

attachments. 
 
Response: Acknowledged. 
 

 Comment - Page 2. Correct spelling of daylight.  
 
Response: Grammar corrected. 
 

 Comment - Page 4. You identify Stormwater Management Plan as attachment H.  I don’t find an 
attachment H, I’m locating the storm water management report as letter G. 
 
Response: Page 7 lists the attachments (see following).  Divider H was missing in packet, it has 
been corrected in the revised packet.  
 
Attachment  Description 

     A   Development Review Application, Checklist, Application Fee Receipt 
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 B   Purchase & Sale, T.I.F. Agreements 
 C   Civil and Architectural Drawings 
 D   Property Easement Information 
 E   Contract Rezoning Agreement 
 F   Financial and Technical Capacity Materials 
 G   Stormwater Management Report 
 H   Trip Generation & Parking Calculation Memorandum 

 
 

 Comment - Would like documentation from Lewiston water department confirming adequate capacity 
and facilities. 
 
Response: A capacity request was submitted prior to the site plan submission on September 30, 
2019. We will submit once received. 
 

 Comment - Need verification from public works sanitary sewer capacity. 
 
Response: A capacity request was submitted prior to the site plan submission on September 30, 
2019. We will submit once received. 
 

 Comment - On the project data sheet of the application you list 23 proposed parking spaces. You need 
to add 16 other parking spaces to meet your requirement of 39 total parking spaces. Are you still 
planning on releasing them from the city? 
 
Response: Yes, the remaining required spaces will be located in the Oak Street Parking Garage 
(also sometimes referred to as Park Street Municipal Garage).  For more info, please refer to 
Attachment H, Trip Generation & Parking Calculation Memorandum.   
 

 Comment - Bottom of project data sheet please add estimated peak hour a.m. and p.m. passenger car 
equivalents which are found on the very last page of your application from Ransom Consulting. 
 
Response: Please see the attached revised project data sheet. 
 

 Comment - Your subdivision plan needs the recording block for the Androscoggin Registry of Deeds. 
 
Response: Please see the attached revised Subdivision Plan. 
 

 Comment - The site plan doesn’t seem to have any “people” function or space.  During the zone 
change process, the small garden area had benches and a small hardscape area.  How is this site plan 
providing on-site usable open space? 
 
Response:  
1. The one gathering area shown on the preliminary plan for the northwest portion of the 
property has been expanded from one sitting area to four sitting areas with ADA hardscape and 
ADA seating.   
2. L-101 reconfigures the front entrance to the building compared to the preliminary plan to 
include a seat / low screen wall facing the street.  This site amenity is an additional “people” 
space that will activate the streetscape. 
3. L-101 also adds bike racks to the left of the front steps.  This site amenity is additional to the 
preliminary plan. 

 
 Comment - The landscape plan show planting encroaching outside of the property boundary.   
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Response: After reviewing the L-101 submission, it appears the only plants outside the property 
boundary are the four proposed street trees.  L-101 does show the building setback line in 
addition to the property line.  Some plantings are located within the building setback line, but 
do not encroach on adjacent parcels. 

 
Public Works Department: 

 Comment - Pine Street is classified as a Minor Arterial and as such, the pavement patch specifications 
should comply with the City of Lewiston Policy for the Design and Construction of Streets and 
Sidewalks.  This Policy states that the pavement structure shall be 27 inches of subbase gravel, 3 
inches of base gravel, 6 inches of 19 mm binder pavement and 1.5 inches of 9.5 mm top pavement. 
 
Response: Please see the attached revised plans. 
 

 Comment - Paving of the sidewalks shall also comply with the City of Lewiston Policy for the Design 
and Construction of Streets and Sidewalks. 
 
Response: Please see the attached revised plans. 
 

 Comment - The site plans show expansion of the sidewalk onto the development site.  The applicant 
shall grant the City of Lewiston an easement for this sidewalk expansion for future repair and 
maintenance. 
 
Response: Acknowledged. 
 

 Comment - Street trees along Blake Street should be reviewed and approved by the City Arborist. 
 
Response: A PDF of L-101 Landscape Plan was sent to Stehpen Murch, City Arborist, on 
10.12.19 for review and approval  We noted that we are willing to substitute the specified street 
trees with another species as long as the trees are native and will have a form and habit suitable 
for location under utilities. 
 

 Comment - Public Works recommends adding a manhole in line with the proposed 12 inch storm 
drain pipe into the combined sewer system in Blake Street with a minimum of a 6-foot long stub and 
cap in the direction of Pine Street.  This will allow Public Works to separate the stormwater into the 
future Pine Street project. 
 
Response: Please see the attached revised utility plan which incorporate the manhole and stub. 
 

 Comment - In the Stormwater Narrative, a waiver is requested for the requirements of Article XIII, 
Section 4(f).  We support this waiver since the roof drain will be connected to the City system and the 
remaining area contributing to runoff from the site is relatively small.   
 
Response: Acknowledged. 

 
Fire Department: 
 

 Comment - I have no concerns with this project. 
 
Response: Acknowledged. 

 
Police Department: 
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 Comment - I’m concerned about the high call volume to “below market” housing. I encourage the 

owner to screen tenants to ensure we are bringing productive citizens to the area. 
 
Response: Acknowledged. 
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October 21, 2019 
 
 
 
Mr. Douglas M. Greene; AICP 
City Planner 
Deputy Director Planning and Code Enforcement  
City Hall Building 
27 Pine Street  
Lewiston, ME 04240 
 
Subject:   Blake & Pine - Proposed Multi-Family Housing Development 

111 Blake Street & 82 Pine Street 
Map 195, Lots 544 & 545 
Submission for Major Site Plan and Subdivision Review/Approval 

 
Dear Mr. Greene, 
 
On behalf of the applicant, Blake & Pine LP, c/o Avesta Housing and their partners Community 
Concepts, Inc., Platz Associates is pleased to make this submission for Major Site Plan/Subdivision 
Plan Review and seek approval for Blake & Pine, a new construction 35-unit multi-family residential 
housing project on the vacant corner lot at Blake Street and Pine Street.  The developer has sought 
and received approval for City Council action on a Tax Increment Financing District as well as other 
City-based support to assist in developing the project.  The residential mix includes 28 workforce 
housing units and 7 market-rate units, consisting of 15 one-bedroom units, 14 two-bedroom units, 
and 6 three-bedroom units.  The overall project cost is approximately $7.4 million.  The total 
building area for the four-story structure is 40,400 SF. 
 
This location for the proposed Blake & Pine Community Housing is of particular interest not only 
because of its placement in the Tree Street neighborhood, but also because of the history of the site: 
though the parcels are currently vacant, they were previously the site of two multifamily apartment 
buildings that burned to the ground in 2013. As a result, this infill site holds great potential for the 
neighborhood, which has been identified by community agencies and the City as holding great 
opportunity for redevelopment and revitalization. There are existing buildings to either side of the L-
shaped corner lot, which has dimensions of approximately 100’x165’ for a total area of 14,490 SF or 
0.33 acres.   
 
Of the approximately 0.33 acre total development area, the impervious area will be 11,470 SF for a 
coverage ratio of 79%, with rain garden landscape areas to be created at the front and rear of the 
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building to control and treat runoff.  The proposed building is four floors, with a daylit basement 
parking level, a second level accessible to Pine Street, and two additional levels above.  
Accompanying this application are the preliminary floor plans and elevations generated by Platz 
Associates. 
 
The applicant owns and manages many similar multi-family housing projects in New Hampshire and 
throughout the state of Maine, including their Lewiston properties; the Maple Street Apartments, 
Oxford Street Housing, Mount David Housing, and their supportive housing at Sabattus and Horton 
Streets.  
 
Based on the site and development size, the project will be subject only to Local Site Plan and 
Subdivision review and it will not require review related to the MaineDEP Site Location of 
Development Act for projects involving greater than three acres of new structure, for which 
Lewiston has delegated review authority. 
 
The land for the proposed project is comprised of two lots: 

1. The lot at 111 Blake Street currently owned by Ruso, LLC (Map 195, Lot 545). 
2. The lot at 82 Pine Street currently owned by ASM Properties, LLC (Map 195, Lot 544). 

 
The site control documents providing Right, Title & Interest to the applicant are as follows: 

1. An agreement for Development Assistance and Tax Increment Financing between the City of 
Lewiston and Avesta Housing for all of the land previously identified. 

2. A signed Purchase and Sale Agreement between Ruso, LLC and Avesta Housing for the 
property at 111 Blake Street. 

3. A signed Purchase and Sale Agreement between ASM Properties, LLC and Avesta Housing 
for the property at 82 Pine Street. 

 
Copies of these Agreements are included in Attachment B to this submission. 
 
Platz Associates has been retained and authorized on behalf of the applicant, Avesta Housing, to 
perform all work necessary to submit this application.  The Site Plan application fee of $700 has 
been provided under separate cover directly from the applicant, and the receipt included in this 
application as Attachment G. 
 
PROJECT DESCRIPTION 
 
The property is located within the Centreville (CV) District, a contract zoning that Section 12 of 
Article XI of the City of Lewiston Ordinance describes as:  
 

“Statement of purpose.  The purpose of the Centreville District is to encourage a 
concentration of economic enterprises in the central business district that is 
convenient and attractive for a wide range of retail, service, financial, government, 
professional, entertainment and appropriate residential uses in a setting conducive to 
a high-volume of pedestrian traffic.  The standards of the district will initate 
economic revitalization through increased occupancy of downtown properties, 
improved real estate values, increased consumer activity, and encourage the 
restoration and preservation of historic buildings and honor the rich Franco-
American cultural heritage of the community.” 
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The proposed project will be located on properties that have been historically developed for multi-
unit residential, with residential and some mixed-use commercial developments on all sides.  Site 
access is from both Blake Street (vehicular entry/exit & pedestrian exit) and Pine Street (main 
pedestrian entrance).   
 
Evidence of the applicant’s financial and technical capacity to meet the City’s development 
standards are provided in the application as Attachment F. 
 
SUPPORTING EVIDENCE FOR APPROVAL 
 
In accordance with Article XIII - Section 4 - Approval Criteria, the following evidence is provided: 
 

A. Utilization of the Site.   
The 0.33 acre site has historically contained multi-unit residential housing, with the proposed 
project providing 35 units of multi-family housing with elevator access to all levels.  While 
there are soils mitigation due to the depth of excavation for the building footprint, there are 
no wetlands, floodplains, or any other natural features that would prevent or restrict the 
development potential for the site. 
 

B. Traffic Movement Into and Out of the Development Area.   
At less than 100 vehicle trips in the AM or PM peak hours, the traffic volumes are low 
enough to preclude the need for a traffic movement permit.  A lower level enclosed parking 
garage will provide 23 spaces, with the remaining parking field provided by the nearby Oak 
Street municipal parking garage.  A trip generation and parking calculation prepared by 
Ransom Consulting, Inc. has been included in this application as Attachment H. 
 

C. Access to the Site.   
Access to the development is proposed from both Pine Street and Blake Street, with Pine 
Street the primary entrance.  The primary parking field of 23 vehicles will be provided on the 
lower level of the building with driveway access to Blake Street via a new curb cut.  Based 
on the urban location of the property and due to the generous sight lines and continuation of 
the historic residential use, the Design Team finds the site access satisfactory. 
 

D. Internal Vehicular Circulation 
The lower level enclosed garage has been designed to provide all the parking stall sizing, 
driveway widths, lighting levels, and building access required by the City’s development 
standards.  Building access for emergency vehicles is provided by the adjacent City Street 
system. 
 

E. Pedestrian Circulation 
The site plan provides for multiple points of pedestrian access to the building, with the 
primary entry porch feature at Pine Street. 
 

F. Stormwater Management 
While the property is currently a vacant lot with 100% pervious surfaces, the historic 
residential buildings that until recently occupied the site provided approximately the same lot 
coverage, so there will be little change from historic norms for the site.  A new 12” dia. 



 
 

Page 4 of 8 
 

stormwater line connection on Blake Street would be coordinated with the City stormwater 
project on Pine Street.  Also, rain gardens are proposed at the front and rear of the building to 
provide a high-quality stormwater management feature that integrates nicely with the 
landscaping package and takes maximum advantage of the available footprint.  A stormwater 
management report prepared by Ransom Consulting, Inc. is included in this application as 
Attachment H. 
 

G. Erosion Control 
The erosion control measures include temporary silt fences and silt sacks at the downhill 
slope perimeter to address runoff during construction, and permanent rain gardens situated on 
opposite sides of the building as a natural, “living” buffer to erosion forces.  The project is 
not near any water body or wetland. 
 

H. Water Supply 
The project would be served by a new 6” dia. water line for domestic and 4” dia. water line 
for sprinkler service connecting to the existing infrastructure at Pine Street. 
 

I. Sewage Disposal 
A new 6” sanitary sewer line is proposed to connect to the existing infrastructure at Blake 
Street for the domestic wastewater.  A request to LWSD for verification of the available 
capacity has been made and their response is pending. 
 

J. Utilities 
The proposed utilities to the project include; new underground cable, communications, and 
electrical service from existing pole-mounted transformer on Blake Street. 
 

K. Natural Features 
The site does not have any significant natural features as the proposed building is largely 
similar in lot coverage to the former residential buildings.  The proposed development would 
match to existing grades on all sides and new vegetation is to be planted along the 
Northwestern property line to offer some natural wind buffer. 
 

L. Groundwater Protection 
The project would connect to public water supply and wastewater collection systems, so the 
groundwater conditions would not be negatively affected.  There is the potential for some 
groundwater recharge due to the rain gardens. 
 

M. Water and Air Pollution 
There are no projected undue water or air pollution generators on the project.  The 
mechanical systems are modern condensing boilers with very minor air emmissions, and the 
small areas of open space have natural rain gardens to address runoff. 
 

N. Exterior Lighting 
Due to the close proximity to the property lines all around the site, the exterior lighting 
package is entirely building-mounted and includes canopy downlighting at the building 
entries with some minor building and landscape accent lighting.  The interior parking field is 
to be lit to Code-minimum standards with ceiling-mounted LED lighting. 
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O. Waste Disposal 
An indoor trash and recycling collection room is proposed, with waste removal services 
provided by contract with a local vendor.  Current provisions are for ten two-yard rolling 
dumpsters to be removed once or twice a week. 
 

P. Lot Layout 
The property will be combined into a single lot meeting all the requirements of the 
Centreville District contract zone per the following table: 
 

       Zoning Summary 
 

1.      Property is located in the Centerville (contract zone)  zoning district. 
2.      Parcel Area:   0.33  acres combined/  14,490  square feet(sf). 
3.       Use Designation:  Multi-family residential 
4.       Overlay zoning districts (if any):        n/a                   
5.       Urban impaired stream watershed?    n/a                                                                
 

Regulations                  Required (Allowed)    /         Provided 
 
Min Lot Area                                         400 sf/d.u.      /      414 sf /d.u.                      
Street Frontage                                           50 ft           /         264 ft  
Min Front Yard                                        4 ft              /       4 ft, 6 ft 
Min Rear                                                    4 ft             /     5 ft, 20.5 ft 
Min Side                                                     4 ft             /      5 ft, 6.81 ft 
Max. Building Height                                 60 ft           /         36.5 ft  
Parking Requirement                     1 / per d.u. + 0.1  / per d.u. (visitor) 
Total Parking:                                              39            /   23 (on site), 16 (garage) 
 
 

Q. Landscaping 
The proposed landscape plan includes rain garden features to provide a natural zeroscaped 
buffer at the front and rear of the building, with natural vegetation installed along the 
northwestern edge of the site to reduce the massing impact of the taller rear façade while 
providing the building screening from prevailing winds. 
 

R. Shoreland Relationship 
Not applicable to this project. 
 

S. Open Space 
With nearly 70% lot coverage proposed for the building and more open space requirement 
than lot area based on unit density and type requirements, the project proposes a multi-
pronged approach to providing effective Open Space for the enjoyment of residents and 
visitors to the property.  Foremost, the site is less than a block’s walking distance to Kennedy 
Park, a massive project amenity with multiple inter-connected recreational facilities and 
multi-modal opportunities for residents to enjoy.  On the property itself, the small area of site 
that is available at the rear of the building (approx. 2,200 sf) is proposed to be a nicely 
landscaped open space with a naturally-vegitated walkway, grass lawn, and park benches for 
outdoor relaxation.  And indoors, a bike storage room is located at the ground level, and a 
large community room will provide additional year-round opportunities for social 
engagement. 
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T. Technical and Financial Capacity 

Evidence of the applicant’s financial and technical capacity to meet the City’s development 
standards are provided in the application as Attachment F. 
 

U. Buffering 
The project is an urban infill so there are few site elements that would require buffering from 
adjacent uses.  All storage and service areas, including the lower level parking garage, are 
internal to the structure and are thus effectively screened from adjacent properties.   
 

V. Compliance with District Regulations 
The Design Team, to the best of our knowledge, believes the proposed project will be 
compliant with all of the district regulations for the Centreville District in Article XI, and that 
the provisions for parking and open space will be satisfactory to the Board. 
 

W. Design Consistent with Performance Standards 
The Design Team, to the best of our knowledge, believes the proposed project design will be 
consistent with all of the performance standards identified in Article XII. 
 

In accordance with Article XIII- Section 5 – Coordination with State Subdivision Law, the following 
evidence is provided: 
 

(1)    The proposed development will not result in undue water or air pollution as the project site 
is not located within or near a floodplain or other natural resource areas.  The building use 
matches the previously existing building(s) on the site and the project will be supported by 
the existing utility infrastructure. 

(2)    The project will tap into the same local public water supply used by the previous buildings 
on the property, for which there is evidence of capacity availability and no additional wells 
are proposed. 

(3)    To the best of our knowledge, there is sufficient water supply capacity and this project 
would not pose undue burden on the existing water system.  LPW has been contacted in 
regard to water service for the project and their response is currently pending. 

(4)    The project includes sediment and erosion control measures, both temporary forms for 
protections during construction, and permanent measures in the form of rain gardens that 
would actually serve to increase the capacity for the soils to retain moisture. 

(5)    As this project is replacing previously existing housing stock on this site, the increased 
traffic generation is minimal and is expected to be no greater than the historical background 
values for the local intersections. 

(6)    As this project is replacing previous residential sanitary sewer services and connecting to 
the existing municipal wastewater collection system, the overall wastewater generation 
should be less than historic values due to more efficient modern plumbing fixtures. 

(7)    The removal of solid waste from the site will be provided through a contract with a local 
private waste hauler and enclosed interior storage provided to minimize any disturbance to 
the municipal waste removal system. 

(8)    There are no natural features or resources that the proposed project will have an adverse 
effect upon.  The project replaces previously existing housing stock and will be designed as 
a congruent and contributing structure within the urban fabric. 
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(9)    Located within the Centreville District (Contract Zone), the project provides multi-unit   
family housing that is wholly consistent with the purpose of the district and the City’s 
comprehensive plan.  A copy of the Contract Rezoning Agreement is included in this 
application as Attachment E. 

(10) Evidence of the applicant’s financial and technical capacity to meet the City’s development 
standards are provided in the application as Attachment F. 

(11) The project is not situated within 250 feet of any pond, lake, or waterway. 
(12) The project will utilize existing municipal water supply and wastewater/sewerage systems 

and thus would have no impact on the quality or quantity of groundwater. 
(13) The site is not located within a mapped flood area (Zone X) according to Federal 

Emergency Management Agency’s Flood Boundary and Floodway Maps and Flood 
Insurance Rate Maps. 

(14) The proposed building height is less than 40 feet, well under the allowable 60 feet, and due 
to the grade transition from Pine Street to Blake Street it will appear to be more like a three-
story building than a four-story building from the street frontages. 

 
PROJECT PLANS 

 
A complete set of civil and architectural plans detailing the proposed site work, site details, building 
floor plans and building elevations are provided in the application as Attachment C.  The full-size 
drawings include:  
 

 Coversheet with Code Review and Project Information 
 Existing conditions survey 
 Site Layout Plan 
 Grading and Utility Plan 
 Subdivision Plan 
 Erosion Controls Plan 
 Civil Details 
 Landscape Plan 
 Architectural Floor Plans 
 Architectural Elevations 

 
Additionally, the following information is included in support of this application: 
 

Attachment  Description 
     A   Development Review Application, Checklist, Application Fee Receipt 
 B   Purchase & Sale, T.I.F. Agreements 
 C   Civil and Architectural Drawings 
 D   Property Easement Information 
 E   Contract Rezoning Agreement 
 F   Financial and Technical Capacity Materials 
 G   Stormwater Management Report 
 H   Trip Generation & Parking Calculation Memorandum 
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We look forward to presenting the proposed building development plan at the upcoming October 28, 
2019 Planning Board meeting.  Please do not hesitate to contact me if you have any questions or 
need more information in the meantime.  
 
Sincerely,  
 

 
 

Gabrielle Russell, LEED AP  
Maine Licensed Architect 
 
Attachments 
 
C: Catherine Elliott, Avesta Housing 



ATTACHMENT A 
 

Development Review Application, Checklist, and Fee Receipt 
  

  





 

Development Review Application 
City of Auburn Planning and Permitting Department 

City of Lewiston Department of Planning and Code Enforcement 
 

PROJECT NAME:  Blake & Pine  

PROPOSED DEVELOPMENT ADDRESS: 111 Blake Street & 82 Pine Street   
 

PARCEL ID#:  #RE00009983 (111 Blake Street) & #RE00004030 (82 Pine Street)  
 

REVIEW TYPE: Site Plan/Special Exception □ Site Plan Amendment □ 
  Subdivision □ Subdivision Amendment □

 

PROJECT DESCRIPTION: New construction of 35-unit multi-family residential building with elevator access 
between lower level parking garage and three upper levels of Type 5A wood-framed construction.                         

 
 
 
 

CONTACT INFORMATION: 
UApplicant  UProperty Owner 

    Name: Gabrielle Russell, Platz Associates      Name: Blake & Pine LP,  
              c/o Catherine Elliott, Avesta Housing  
    Address: Two Great Falls Plaza, Auburn      Address: 307 Cumberland Ave, Portland  
    Zip Code:  04210      Zip Code: 04101  
    Work #: (207) 784-2941      Work #: (207) 245-3345  
    Cell #: (207) 240-6403       Cell #: (207) 650-0289  
    Fax #: (207) 784-3856      Fax #: (207) 553-7778  
    Home #:       Home #:   

Email: grussell@platzassociates.com   Email: CElliott@AvestaHousing.org 
 

UProject Representative UOther professional representatives for the  
project (surveyors, engineers, etc.), 

    Name: John Mahoney, Ransom Consulting      Name: Shelley Engineering  
    Address: 400 Commercial St, Portland      Address: 58 Mayberry Rd, Gray  
    Zip Code: 04101      Zip Code: 04039   
    Work #: (207) 772-2891 x-32      Work #: (207) 657-8031  
    Cell #: (207) 831-6165      Cell #: (207) 756-2296  
    Fax #:       Fax #:   
    Home #:       Home #:   

Email: john.mahoney@ransomenv.com   Email: tim@shelleyengineering.com



 
PROJECT DATA 

The following information is required where applicable, in order to complete the application 
 

UIMPERVIOUS SURFACE AREA/RATIO 
Existing Total Impervious Area 

 

 
 0 sq. ft. 

Proposed Total Paved Area  1,370 sq. ft. 
Proposed Total Impervious Area  11,470 sq. ft. 
Proposed Impervious Net Change  11,470 sq. ft. 
Impervious surface ratio existing  0 % of lot area 
Impervious surface ratio proposed  .79 % of lot area 
UBUILDING AREA/LOT COVERAGE 
Existing Building Footprint 
Proposed Building Footprint 
Proposed Building Footprint Net change 
Existing Total Building Floor Area 
Proposed Total Building Floor Area 
Proposed Building Floor Area Net Change 
New Building 
Building Area/Lot coverage existing 
Building Area/Lot coverage proposed 
UZONING 
Existing 
Proposed, if applicable 
ULAND USEU 

Existing 
Proposed 
URESIDENTIAL, IF APPLICABLE 
Existing Number of Residential Units 
Proposed Number of Residential Units 
Subdivision, Proposed Number of Lots 
UPARKING SPACES 
Existing Number of Parking Spaces 
Proposed Number of Parking Spaces 
Required Number of Parking Spaces 
Number of Handicapped Parking Spaces 

 
UESTIMATED COST OF PROJECT 

 0 sq. ft. 
 10,100 sq. ft. 
 10,100 sq. ft. 
 0 sq. ft. 
 40,400 sq. ft. 
 40,400 sq. ft 
 Yes (yes or no) 
 0/14,490 = 0 % of lot area 
 10,100/14,490 = 70   % of lot area 
 
CV (Contract Zone)          
CV (Contract Zone)          
 
Vacant lot                          
Multi-family Residential 
 

0 
35 
1 
 

0 
23 
1/unit tenant + 0.1/unit visitor = 39 
6 
 
$7.4 Million

 

UDELEGATED REVIEW AUTHORITY CHECKLIST 
USITE LOCATION OF DEVELOPMENT AND STORMWATER MANAGEMENT 
UExisting Impervious Area  0 sq. ft. 
Proposed Disturbed Area  14,490 sq. ft. 
Proposed Impervious Area  11,470 sq. ft. 
1. If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction 

General Permit (MCGP) with MDEP. 
2. If the proposed impervious area is greater than one acre including any impervious area crated since 

11/16/05, then the applicant shall apply for a MDEP Stormwater Management Permit, Chapter 500, with the 
City. 

3. If total impervious area (including structures, pavement, etc) is greater than 3 acres since 1971 but less than 7 
acres, then the applicant shall apply for a Site Location of Development Permit with the City. If more than 7 
acres then the application shall be made to MDEP unless determined otherwise. 

4. If the development is a subdivision of more than 20 acres but less than 100 acres then the applicant shall 
apply for a Site Location of Development Permit with the City. If more than 100 acres then the application 
shall be made to MDEP unless determined otherwise. 

 

UTRAFFIC ESTIMATE 
Total traffic estimated in the peak hour-existing (Since July 1, 1997)  0  passenger car equivalents (PCE) 

Total traffic estimated in the peak hour-proposed (Since July 1, 1997)  37  passenger car equivalents (PCE) 
If the proposed increase in traffic exceeds 100 one-way trips in the peak hour then a traffic movement permit will be required. 



UZoning Summary 
 

1.      Property is located in the Centerville (contract zone)  zoning district. 
2.      Parcel Area:   0.33     acres combined/  14,490              square feet(sf). 
Regulations                                   URequired/AllowedU                                                                                                ProvidedU 

 
Min Lot Area                                         400 sf/d.u.        /   414 sf /d.u.                     
U 

Street Frontage                                           50 ft            U/       264 ft  
Min Front Yard                                           4 ft             U/     4 ft, 6 ft 
Min Rear                                                      4 ft            U/    5 ft, 20.5 ft 
 

Min Side                                                       4 ft            U/     5 ft, 6.81 ft 
Max. Building Height                                   60 ft          U/       36.5 ft  
Use Designation                                      vacant          U/ multi-family res. 
Parking Requirement                       1 / per d.u. + 0.1  / per d.u. (visitor) 
Total Parking:                                                39            /   23 (on site), balance at municipal garage 
Overlay zoning districts (if any):                    n/a         U/           n/a                   
Urban impaired stream watershed?    YES/NO If yes, watershed name         n/a                                                                

 
 
 
 
 
 
 
 
 
 
 

DEVELOPMENT REVIEW APPLICATION SUBMISSION 
 

Submission shall include payment of fee and fifteen (15) complete packets containing the following materials: 
1. Full size plans containing the information found in the attached sample 

plan checklist. 
2. Application form that is completed and signed. 
3. Cover letter stating the nature of the project. 
4. All written submittals including evidence of right, title and interest. 
5. Copy of the checklist completed for the proposal listing the material contained in the submitted application. 

 
Refer to the application checklist for a detailed list of submittal requirements. 

 
L/A’s development review process and requirements have been made similar for convenience and to encourage development. 
Each Citys ordinances are available online at their prospective websites: 
UAuburn:U  HUwww.auburnmaine.orgUH          under City Departments/ Planning and Permitting/Land Use Division/HUZoning OrdinanceU 

ULewiston:U HUhttp://www.ci.lewiston.me.us/clerk/ordinances.htmUH                    Refer to Appendix A of the Code of Ordinances 
 

I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the proposed 
work and that I have been authorized by the owner to make this application as his/her authorized agent.  I agree to conform to 
all applicable laws of this jurisdiction. In addition, I certify that the City’s authorized representative shall have the authority to 
enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit. 

 
This application is for development review UonlyU; a Performance Guarantee, Inspection Fee, Building Permit 
Application and other associated fees and permits will be required prior to construction. 

 
Signature of Applicant: Date: 

                10/21/2019 

   



City of Auburn Planning and Permitting Department - 60 Court Street, Suite 104 - 
Auburn, ME 04210-Tel. (207)333-6601 
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City of Lewiston Department of Planning and Code Enforcement - 27 Pine Street-Lewiston, ME 04240-7201 -
Tel. (207)513-3125 

 

Development Review Checklist City 
of Auburn Planning and Permitting Department City 

of Lewiston Department of Planning and Code 
Enforcement 

 

UTHE FOLLOWING INFORMATION IS REQUIRED WHERE APPLICABLE TO BE 

SUBMITTED FOR AN APPLICATION TO BE COMPLETE 
 

 

PROJECT NAME: Blake & Pine  
 

PROPOSED DEVELOPMENT ADDRESS and PARCEL #: #RE00009983 (111 Blake Street) &         
#RE00004030 (82 Pine Street)                      

 

 
 
Required Information 

 
 

Check Submitted 

 
Applicable 
Ordinance 

 
Site Plan 

 
Applicant Staff 

 
Lewiston Auburn 

  Owner’s Names/Address          X           X
  Names of Development          X           X
  Professionally Prepared Plan          X           X
  Tax Map or Street/Parcel Number          X           X
  Zoning of Property          X           X
  Distance to Property Lines          X           X
  Boundaries of Abutting land          X           X
  Show Setbacks, Yards and 

Buffers 
          X              X   

  Airport Area of Influence (Auburn 
only) 

        n/a            n/a   

  Parking Space Calcs          X           X
  Drive Openings/Locations          X           X
  Subdivision Restrictions        n/a           X
  Proposed Use          X           X
  PB/BOA/Other Restrictions    Pending           X
  Fire Department Review          X           X
  Open Space/Lot Coverage          X           X
  Lot Layout (Lewiston only)  
  Existing Building (s)          X           X
  Existing Streets, etc.          X           X
  Existing Driveways, etc.          X           X
  Proposed Building(s)          X           X
  Proposed Driveways          X           X
Landscape Plan    
  Greenspace Requirements          X           X
  Setbacks to Parking        n/a           X
  Buffer Requirements        n/a           X
  Street Tree Requirements          X           X
  Screened Dumpsters          X           X
  Additional Design Guidelines          X           X
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  Planting Schedule   Pending           X

Stormwater & Erosion Control 
Plan 

         

  Compliance w/ chapter 500        n/a           X
   

Show Existing Surface Drainage 
          X              X   

  Direction of Flow          X           X
  Location of Catch Basins, etc.           X              X   

  Drainage Calculations        n/a           X
  Erosion Control Measures          X           X
  Maine Construction General Permit        n/a           X
  Bonding and Inspection Fees        n/a           X
  Post-Construction Stormwater Plan          X           X
  Inspection/monitoring requirements          X           X
  Third Party Inspections (Lewiston 

only) 
          X              X   

Lighting Plan    
  Full cut-off fixtures          X           X
  Meets Parking Lot Requirements          X           X          
Traffic Information    
  Access Management          X           X
  Signage        n/a           X
  PCE - Trips in Peak Hour          X           X
  Vehicular Movements        n/a           X
  Safety Concerns        n/a           X
  Pedestrian Circulation          X           X
  Police Traffic        n/a           X
  Engineering Traffic        n/a           X
Utility Plan    
  Water          X           X
  Adequacy of Water Supply          X           X
   

  Water main extension agreement 
          X              X   

  Sewer          X           X
    Available city capacity          X           X
  Electric    Pending           X
  Natural Gas    Pending         n/a
  Cable/Phone    Pending           X
Natural Resources    
  Shoreland Zone        n/a         n/a
  Flood Plain        n/a         n/a
  Wetlands or Streams        n/a         n/a
  Urban Impaired Stream        n/a         n/a
  Phosphorus Check        n/a         n/a
  Aquifer/Groundwater Protection        n/a         n/a
  Applicable State Permits        n/a           X
  No Name Pond Watershed 

(Lewiston only) 
        n/a            n/a   
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  Lake Auburn Watershed (Auburn 
only) 

        n/a            n/a   

  Taylor Pond Watershed (Auburn 
only) 

        n/a            n/a   

Right Title or Interest    
  Verify          X           X
    Document Existing 

Easements, Covenants, etc. 
          X              X   

Technical & Financial 
Capacity 

         

  Cost Est./Financial Capacity          X           X
  Performance Guarantee    Pending           X
State Subdivision Law    
  Verify/Check          X           X
  Covenants/Deed Restrictions          X           X
  Offers of Conveyance to City        n/a           X
  Association Documents        n/a           X
  Location of Proposed Streets & 

Sidewalks 
          X              X   

  Proposed Lot Lines, etc.          X           X
  Data to Determine Lots, etc.          X           X
  Subdivision Lots/Blocks          X           X
  Specified Dedication of Land        n/a           X
     

Additional Subdivision 
Standards 

         

  Single-Family Cluster (Lewiston 
only) 

        n/a            n/a   

  Multi-Unit Residential Development 
(Lewiston only) 

          X              X   

  Mobile Home Parks        n/a         n/a
  Private Commercial or Industrial 

Subdivisions (Lewiston only) 
        n/a            n/a   

  PUD (Auburn only)        n/a         n/a

A jpeg or pdf of the proposed 
site plan 

            X              X   

 

Final sets of the approved 
plans shall be submitted 
digitally to the City, on a CD 
or DVD, in AutoCAD format R 
14 or greater, along with PDF 
images of the plans for 
archiving 

            X              X   

 



UZoning Summary 
 

1.      Property is located in the Centerville (contract zone)  zoning district. 
2.      Parcel Area:   0.33     acres combined/  14,490              square feet(sf). 
Regulations                                   URequired/AllowedU                                                                                                ProvidedU 

 
Min Lot Area                                         400 sf/d.u.        /   414 sf /d.u.                     
U 

Street Frontage                                           50 ft            U/       264 ft  
Min Front Yard                                           4 ft             U/     4 ft, 6 ft 
Min Rear                                                      4 ft            U/    5 ft, 20.5 ft 
 

Min Side                                                       4 ft            U/     5 ft, 6.81 ft 
Max. Building Height                                   60 ft          U/       36.5 ft  
Use Designation                                      vacant          U/ multi-family res. 
Parking Requirement                       1 / per d.u. + 0.1  / per d.u. (visitor) 
Total Parking:                                                39            /   23 (on site), balance at municipal garage 
Overlay zoning districts (if any):                    n/a         U/           n/a                   
Urban impaired stream watershed?    YES/NO If yes, watershed name         n/a                                                                

 
 
 
 
 
 
 
 
 
 
 

DEVELOPMENT REVIEW APPLICATION SUBMISSION 
 

Submission shall include payment of fee and fifteen (15) complete packets containing the following materials: 
1. Full size plans containing the information found in the attached sample 

plan checklist. 
2. Application form that is completed and signed. 
3. Cover letter stating the nature of the project. 
4. All written submittals including evidence of right, title and interest. 
5. Copy of the checklist completed for the proposal listing the material contained in the submitted application. 

 
Refer to the application checklist for a detailed list of submittal requirements. 

 
L/A’s development review process and requirements have been made similar for convenience and to encourage development. 
Each Citys ordinances are available online at their prospective websites: 
UAuburn:U  HUwww.auburnmaine.orgUH          under City Departments/ Planning and Permitting/Land Use Division/HUZoning OrdinanceU 

ULewiston:U HUhttp://www.ci.lewiston.me.us/clerk/ordinances.htmUH                    Refer to Appendix A of the Code of Ordinances 
 

I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the proposed 
work and that I have been authorized by the owner to make this application as his/her authorized agent.  I agree to conform to 
all applicable laws of this jurisdiction. In addition, I certify that the City’s authorized representative shall have the authority to 
enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit. 

 
This application is for development review UonlyU; a Performance Guarantee, Inspection Fee, Building Permit 
Application and other associated fees and permits will be required prior to construction. 

 
Signature of Applicant: Date: 

                10/21/2019 
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Development Review Checklist City 
of Auburn Planning and Permitting Department City 

of Lewiston Department of Planning and Code 
Enforcement 

 

UTHE FOLLOWING INFORMATION IS REQUIRED WHERE APPLICABLE TO BE 

SUBMITTED FOR AN APPLICATION TO BE COMPLETE 
 

 

PROJECT NAME: Blake & Pine  
 

PROPOSED DEVELOPMENT ADDRESS and PARCEL #: #RE00009983 (111 Blake Street) &         
#RE00004030 (82 Pine Street)                      

 

 
 
Required Information 

 
 

Check Submitted 

 
Applicable 
Ordinance 

 
Site Plan 

 
Applicant Staff 

 
Lewiston Auburn 

  Owner’s Names/Address          X           X
  Names of Development          X           X
  Professionally Prepared Plan          X           X
  Tax Map or Street/Parcel Number          X           X
  Zoning of Property          X           X
  Distance to Property Lines          X           X
  Boundaries of Abutting land          X           X
  Show Setbacks, Yards and 

Buffers 
          X              X   

  Airport Area of Influence (Auburn 
only) 

        n/a            n/a   

  Parking Space Calcs          X           X
  Drive Openings/Locations          X           X
  Subdivision Restrictions        n/a           X
  Proposed Use          X           X
  PB/BOA/Other Restrictions    Pending           X
  Fire Department Review          X           X
  Open Space/Lot Coverage          X           X
  Lot Layout (Lewiston only)  
  Existing Building (s)          X           X
  Existing Streets, etc.          X           X
  Existing Driveways, etc.          X           X
  Proposed Building(s)          X           X
  Proposed Driveways          X           X
Landscape Plan    
  Greenspace Requirements          X           X
  Setbacks to Parking        n/a           X
  Buffer Requirements        n/a           X
  Street Tree Requirements          X           X
  Screened Dumpsters          X           X
  Additional Design Guidelines          X           X
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  Planting Schedule   Pending           X

Stormwater & Erosion Control 
Plan 

         

  Compliance w/ chapter 500        n/a           X
   

Show Existing Surface Drainage 
          X              X   

  Direction of Flow          X           X
  Location of Catch Basins, etc.           X              X   

  Drainage Calculations        n/a           X
  Erosion Control Measures          X           X
  Maine Construction General Permit        n/a           X
  Bonding and Inspection Fees        n/a           X
  Post-Construction Stormwater Plan          X           X
  Inspection/monitoring requirements          X           X
  Third Party Inspections (Lewiston 

only) 
          X              X   

Lighting Plan    
  Full cut-off fixtures          X           X
  Meets Parking Lot Requirements          X           X          
Traffic Information    
  Access Management          X           X
  Signage        n/a           X
  PCE - Trips in Peak Hour          X           X
  Vehicular Movements        n/a           X
  Safety Concerns        n/a           X
  Pedestrian Circulation          X           X
  Police Traffic        n/a           X
  Engineering Traffic        n/a           X
Utility Plan    
  Water          X           X
  Adequacy of Water Supply          X           X
   

  Water main extension agreement 
          X              X   

  Sewer          X           X
    Available city capacity          X           X
  Electric    Pending           X
  Natural Gas    Pending         n/a
  Cable/Phone    Pending           X
Natural Resources    
  Shoreland Zone        n/a         n/a
  Flood Plain        n/a         n/a
  Wetlands or Streams        n/a         n/a
  Urban Impaired Stream        n/a         n/a
  Phosphorus Check        n/a         n/a
  Aquifer/Groundwater Protection        n/a         n/a
  Applicable State Permits        n/a           X
  No Name Pond Watershed 

(Lewiston only) 
        n/a            n/a   
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  Lake Auburn Watershed (Auburn 
only) 

        n/a            n/a   

  Taylor Pond Watershed (Auburn 
only) 

        n/a            n/a   

Right Title or Interest    
  Verify          X           X
    Document Existing 

Easements, Covenants, etc. 
          X              X   

Technical & Financial 
Capacity 

         

  Cost Est./Financial Capacity          X           X
  Performance Guarantee    Pending           X
State Subdivision Law    
  Verify/Check          X           X
  Covenants/Deed Restrictions          X           X
  Offers of Conveyance to City        n/a           X
  Association Documents        n/a           X
  Location of Proposed Streets & 

Sidewalks 
          X              X   

  Proposed Lot Lines, etc.          X           X
  Data to Determine Lots, etc.          X           X
  Subdivision Lots/Blocks          X           X
  Specified Dedication of Land        n/a           X
     

Additional Subdivision 
Standards 

         

  Single-Family Cluster (Lewiston 
only) 

        n/a            n/a   

  Multi-Unit Residential Development 
(Lewiston only) 

          X              X   

  Mobile Home Parks        n/a         n/a
  Private Commercial or Industrial 

Subdivisions (Lewiston only) 
        n/a            n/a   

  PUD (Auburn only)        n/a         n/a

A jpeg or pdf of the proposed 
site plan 

            X              X   

 

Final sets of the approved 
plans shall be submitted 
digitally to the City, on a CD 
or DVD, in AutoCAD format R 
14 or greater, along with PDF 
images of the plans for 
archiving 

            X              X   
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Purchase & Sale, T.I.F. Agreements 
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Civil and Architectural Drawings 
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Property Easement Information 
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Contract Rezoning Agreement 
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Financial and Technical Capacity Materials 
  





 

 

 
 
 
 
 

Technical & Financial Capacity 
 
Community Concepts, Inc. will be the owner of Blake & Pine. Community Concepts has decades years of 
experience working in and around the Greater Lewiston/Auburn area, and they currently own 170 
apartment units throughout the region. Please see attached for additional information about CCI’s 
ownership experience and capacity. 
 
Avesta Housing Development Corporation is the Development Consultant on this project and will manage 
all aspects of pre-construction, construction, and construction closeout. Please see attached for additional 
information about AHDC’s development experience and capacity. 
 
Avesta Housing Management Corporation is the Management Company for this building and will provide 
all lease-up, occupancy, and building maintenance/management support to the property. Please see 
attached for additional information about AHMC’s management experience and capacity. 
 
Platz Associates is the Architect on the project. Platz Associates has decades of experience designing and 
building multifamily apartment buildings in and around the Greater Lewiston/Auburn area, including the 
recent completion of Hartley Block on Lisbon Street. 
 
Hebert Construction is the General Contractor on the project. Hebert has extensive knowledge and 
experience building in the Lewiston/Auburn area and is familiar with the unique challenges and 
opportunities posed by downtown, infill development sites. Hebert recently completed construction on 
Hartley Block on Lisbon Street. 
 
 
Blake & Pine has a development budget of approximately $7.4 million. 100% of construction and 
permanent funding been secured from the following sources: 
 

Source Amount 
Low Income Housing Tax Credits 
MaineHousing, NNEHIF 

$4,900,000 

Grant 
Federal Home Loan Bank of Boston 

$500,000 

Permanent Loan, Amortizing 
Norway Savings Bank 

$700,000 

Permanent Loan, Interest Only 
Norway Savings Bank 

$290,000 

Deferred Debt 
CityHOME Funds 

$325,000 

Subsidy 
MaineHousing 

$700,000 

 





Properties Owned by Community Concepts, Inc. - September 2019

Property Name City State Total Units Affordability Ownership Since
Oxford Street Housing Lewiston ME 8 Affordable
Supportive Housing Lewiston, Rumford, S Paris ME 19 Affordable 1997
Western Maine Housing S Paris, Brownfield, Fryeburg ME 32 Affordable 1999
Norway Housing Norway ME 18 Affordable 2001
Western Hills Housing Fryeburg, Bethel ME 16 Affordable 2002
Farmington Hills Housing Farmington ME 10 Affordable 2006
Maple Street Housing Lewiston ME 16 Affordable 2004
Bates Street Housing Lewiston ME 30 Affordable 2008
Mount David Housing Lewiston ME 15 Affordable 2019
Mount Blue Housing Farmington ME 5 Affordable 2019
Stony Brook Housing South Paris ME 6 Affordable 2019



Community Concepts, Inc. 

Shawn Yardley, Chief Executive Officer 

Shawn Yardley is the CEO of Community Concepts and President of Community 
Concepts Finance Corp.  He oversees a wide range of programming at 
Community Concepts: from early childhood education, child abuse prevention and 
lead testing to affordable housing, transportation, small business development 
and more.  Shawn is currently leading an innovative two-generation approach 
along with a universal intake model, which streamlines processes and helps users 
better navigate needed services. 

He comes to CCI having served as Director of Health and Community Services 
for the City of Bangor for nine years where he oversaw public health, housing and 
General Assistance. Shawn worked in child welfare for Maine DHS as a child 
protective caseworker and supervisor, including seven years as a regional 
administrator. For 27 years, he taught courses in child welfare and ethics at the 
University of Maine School of Social Work.  Shawn has a BA degree in 

Sociology/Social Welfare from the University of Maine at Orono and an MBA from Husson University. He 
serves on the University of Maine Augusta Board of Visitors and is on the boards of Educate Maine, and 
Maine Community Foundation’s Androscoggin County Fund Advisors.  Shawn is also past president of 
the Maine Public Health Association, past chair of the State Coordinating Council for Public Health and 
served on the Statewide Homeless Council and the boards of Catholic Charities Maine, NAMI-Maine and 
Adoptive and Foster Families of Maine. Shawn lives in Bangor with his wife Rita and together they are the 
proud parents of seven children, ages 18-35, and two grandchildren. 

 

Kevin Mahoney, Chief Financial Officer 

Mahoney comes to Community Concepts from Martin’s Point Healthcare in Portland 
where he was Manager of Financial Analysis and Operations. He brings over 25 
years of diverse experience as a financial manager, with an accounting and finance 
background and expertise in administrative systems and process improvement. 

In addition to leading the finance team, Mahoney plays a pivotal role in developing 
and implementing the long-term strategy for Community Concepts and its subsidiary 
organizations. Mahoney has a B.S. degree in Accounting from Thomas College and 
is the current Chair of the Animal Refuge League of Greater Portland. 

 

 

Mary-Rita Reinhard, Chief Operating Officer 

Mary-Rita Reinhard is a seasoned operations executive with extensive experience in 
business process improvement, managing by the metrics, strategic planning, and 
leading people. Reinhard earned her Certified Community Action Professional 
(CCAP) designation in 2018, a nationally recognized standard for professionalism in 
Community Action. She has experience in the non-profit, for profit and publicly 
traded industries.  

Recent past jobs held include Director of Operations at both Anthem Blue Cross 
Blue Shield of Maine and Tri-County Mental Health. As the Chief Operating Officer of 
Community Concepts, she will is focused on initiating change, establishing direction 
and executing against plan. Mary-Rita is a recent graduate of the Health Leadership 
Development Program through the Daniel Hanley Center and her background 
includes numerous leadership, business and executive courses. 



Avesta Housing Development Corporation 
Developer Summary 

 
 

Avesta Housing, founded in 1972, is a Portland-based nonprofit organization whose mission is to improve 
lives and strengthen communities by promoting and providing quality affordable homes for people in 
need. Avesta focuses on five areas of affordable housing: advocacy, real estate development, property 
management, senior and assisted living, and homeownership.  The organization has more than 250 
employees, $300 million in assets, and an annual budget of $47 million. 
 
The organization currently owns and manages nearly 100 affordable housing developments, for a total of 
over 2,600 units in Maine and New Hampshire.  Our residents represent an incredibly diverse population. 
The portfolio consists of state and federally assisted family and elderly/disabled housing, affordable rent-
restricted apartments, mixed-income (affordable and market rate) rental developments, supportive 
housing for long-term homeless and visually impaired, and unrestricted workforce housing. Additionally, 
Avesta owns and operates two assisted-living facilities.  Both assisted-living facilities offer private pay and 
MaineCare supported housing for seniors, which uniquely positions Avesta to house and support seniors 
requiring a higher level of care regardless of their income.  
 
Avesta Housing has extensive development experience.  The organization has developed more than 125 
properties and/or housing communities, totaling over 3,300 apartments and homes.  Development size 
ranges from 12 to more than 100 units constructed over one or more phases.  The development team has 
completed new construction, rehabilitation and adaptive reuse projects of varying complexities, mixed-
use developments, and redevelopments of old schools using historic tax credits.  The organization has 
developed three projects for chronically homeless people using the Housing First model.  In addition to 
development, Avesta also acquires existing rent- and/or income-restricted properties to help preserve 
affordable housing and has completed the development of 16 affordable condominiums to provide 
affordable homeownership opportunities in Portland.   
 
Avesta’s experience leveraging various funding sources to successfully develop or rehabilitate properties 
is one of its strengths.  Some examples of funding used in the past ten years include HUD financing, RD 
515 with Rental Assistance, Low Income Housing Tax Credits, Federal and State Historic Tax Credits, 
Community Development Block Grant funding, NeighborWorks capital grants, organizational grants, 
HOME funds, municipal housing funds, affordable housing tax increment financing, Federal Home Loan 
Bank Affordable Housing Program funds, project-based vouchers, continuum of care support, community 
development financial institution financing, and conventional bank financing. 
 
An important component to Avesta Housing’s development success comes from the competency of 
Avesta Housing Management Corporation. The Avesta Housing management team has significant 
experience administering a number of affordable rental assistance programs under HUD, Rural 
Development, Low Income Housing Tax Credits, and other local, state, and federal housing programs.   The 
Avesta development team collaborates closely with the Property Management team and is able leverage 
the knowledge of Property Management to make well informed decisions to ensure we are developing 
sustainable properties that best serve our residents. 
 
Avesta Housing provides leadership and support to the Maine Affordable Housing Coalition, the state’s 
leading housing policy advocacy organization. In 2008, Avesta joined the national NeighborWorks America 
network, which is comprised of 250 nonprofit housing organizations throughout the country. In 2013, the 
Housing Partnership Network invited Avesta to join 98 leading housing organizations in the country in a 
network of strong, sophisticated, and cutting-edge housing organizations. 



Developer Experience 2015 - 2019
Avesta Housing Development Corporation

Project
Total 

Units

Year 

Completed
City State

Total 

Development 

Budget

Project Type Income Targeting

409 Cumberland Ave 57 2015 Portland ME 11,120,171$     LIHTC Mixed Income

Golden Park Maple 32 2015 Saco ME 3,409,400$       LIHTC 100% Affordable

1 Meeting Place (a.k.a Phase 3) 39 2015 Exeter NH 7,203,356$       LIHTC 100% Affordable

Thomas Heights 18 2015 Portland ME 3,685,744$       LIHTC 100% Affordable

Young Street 28 2015 South Berwick ME 6,018,213$       LIHTC 100% Affordable

Steeple Square 73 2015 Westbrook ME 7,659,010$       LIHTC 100% Affordable

Butler Payson 56 2015 Portland ME 14,202,143$     LIHTC 100% Affordable

Ridgewood II 24 2016 Gorham ME 5,159,853$       LIHTC 100% Affordable

Bayside Anchor 45 2016 Portland ME 7,648,873$       LIHTC Mixed Income

Huston Commons (Bishop Street) 30 2017 Portland ME 5,948,468$       LIHTC 100% Affordable

Bartlett Woods 28 2017 Yarmouth ME 5,734,441$       LIHTC 100% Affordable

Meadows I 24 2017 Hampton Falls NH 6,393,407$       LIHTC 100% Affordable

Carleton Street 37 2017 Portland ME 6,290,018$       LIHTC 100% Affordable

Blackstone 39 2018 Falmouth ME 5,411,590$       LIHTC 100% Affordable

3 Meeting Place (4th Phase) 43 2018 Exeter NH 8,531,640$       LIHTC Mixed Income

Fox School 12 2019 South Paris ME 3,179,719$       LIHTC 100% Affordable

Southgate 38 2019 Scarborough ME 7,991,978$       LIHTC 100% Affordable



 

Avesta Housing Development Team 
 
 
 

Rebecca Hatfield 
Vice President of Real Estate Development & Management 

Rebecca Hatfield joined Avesta Housing in 2015 as an Assets and Acquisitions Officer. She was promoted to 
Director of Real Estate Development in 2017 and subsequently promoted to her current role in 2019. 
Rebecca is responsible for overseeing real estate development and property management for Avesta. Prior to 
Avesta, Rebecca was a Senior Vice President at Citigroup working in various roles within the commercial and 
corporate bank. She has over a decade of experience in finance with a focus on deal structuring, 
underwriting, credit risk analysis, and portfolio management. Additionally, she has extensive experience 
completing real estate transactions. Rebecca’s previous employment also includes five years as a software 
and network management engineer, serving as Project Manager and Lead Developer. 

Rebecca earned a B.S. in Computer and Information Science from University of Maryland and an M.B.A from 
University of California Los Angeles, Anderson School of Management. She is a Certified Compliance 
Professional (C3P) for Low Income Housing Tax Credits. She currently serves as a board member for the 
Maine Council on Aging and Genesis Community Loan Fund. 

 
Todd Rothstein, CPHC 
Director of Construction Services 

Todd Rothstein started at Avesta Housing in 2013 as the Director of Construction Services. He is responsible 
for managing the construction design standards and processes for new and major-rehabilitation projects. He 
plays a major role in most pre-construction design and construction planning of new projects and works with 
the real estate development staff as an owner’s representative during select construction projects. Todd also 
works with our Property Management division staff to improve energy efficiencies, purchasing and contract 
mechanisms, contractor warranty work, and the overall physical integrity of our properties. 

Prior to joining Avesta, Todd worked for a construction management company as Project Manager and 
Business Development Manager. Todd also worked for a commercial millwork manufacturing company, 
managing all facets of design, store layout, installation and business development activities, and he worked 
as a Divisional Sales Manager for a national design and display manufacturer. 

Todd earned a B.S. in Education from S.U.N.Y. Cortland and ROTC Certificate at Norwich University Military 
Academy in Northfield, VT. Todd is a Certified Passive House Consultant, and has completed OSHA training 
and Lead Smart Renovator training He is a former board member of the Maine Association of Building 
Contractors. He is a part-time adjunct faculty member at Southern Maine Community College, teaching a 
portion of the Facilities Management Certification training. Todd is also a member of Efficiency Maine’s Low-
Income Advisory Group. 

 



 

 
 

Catherine Elliott 
Development Officer 

Catherine Elliott came to Avesta Housing in 2016 as a Development Associate and was promoted to her 
current role in 2017. Catherine has managed all stages of renovation and development of multifamily rental 
housing, from land leads and municipal approvals to applications, contract negotiation, construction 
management, and closeout. She has experience with both 4% and 9% LIHTC deals and has developed 
properties in both Maine and New Hampshire. 

Catherine has over a decade of experience working with people with low incomes across a variety of issue 
areas, including healthcare, literacy, housing stability, lead poisoning, domestic violence, and financial 
stability. 

Catherine earned a Bachelor of Arts in Politics and in Studio Art from Bates College. 

 

Patrick Hess 
Development Officer 

Patrick Hess started at Avesta Housing in 2017. Prior to Avesta, Patrick worked in a range of real estate, 
community, and economic development capacities for the City of New York, most recently as Chief of Staff 
for Development at the New York City Department of Housing Preservation and Development. He also 
worked on the construction of affordable housing with Habitat for Humanity – New York City as an 
AmeriCorps volunteer and site supervisor. Patrick earned a Bachelor of Arts in History from Boston College 
and a Masters of Urban Planning from New York University, Wagner Graduate School of Public Service. He 
was formerly certified with the American Institute of Certified Planners (AICP). 

 

Nate Howes 
Development Officer 

Nate Howes joined Avesta in 2019 as a Development Officer. Prior to Avesta, Nate worked as a multifamily 
underwriter and tax credit administrator for MaineHousing. At MaineHousing he oversaw projects from 
application to completion ensuring their financial solvency and regulatory compliance. 

Nate earned a Bachelor of Arts in History from George Washington University and a Master of Science degree 
in International Affairs: Conflict Studies from the London School of Economics and Political Science. He is also 
a certified tax credit underwriter under the National Development Council’s Rental Housing Development 
Financial Professional (RHDFP) program. 

 
 
 
 
 



 

 
 

Tyler Norod 
Development Officer 

Tyler Norod joined Avesta Housing in 2017 as a Development Officer. Prior to Avesta, Tyler was the Housing 
Planner for the City of Portland, where he demonstrated considerable insight into government regulations 
and public funding requirements. Tyler also served as a Senior Project Manager at the Boston Redevelopment 
Authority. While there, he managed the public review process and community benefit negotiations for 
several million square feet of development, including transitional housing for homeless veterans; housing for 
low-income seniors; and community-driven, mixed-income residential developments. 

Tyler is a Master of Arts candidate in Urban and Environmental Planning and Policy at Tufts University, and 
has a Bachelor of Arts in Political Science from St. Mary’s College of Maryland. 

 

Greg Payne 
Development Officer 

Greg Payne joined Avesta Housing in 2007 as a Development Officer. In addition to his responsibilities for 
managing all aspects of multifamily rental projects from concept to completion, Greg serves as Director of 
the Maine Affordable Housing Coalition, a diverse association of more than 125 private and public sector 
organizations committed to ensuring that all Mainers are adequately and affordably housed. 

Greg has nearly two decades of experience in issues related to housing and homelessness, including work at 
the Atlanta Task Force for the Homeless and the Massachusetts Coalition for the Homeless.  Following his 
graduation from law school, he worked in Boston for five years as a real estate attorney specializing in 
affordable housing. 

Greg earned a B.A. in Economics from the College of the Holy Cross in Worcester, Massachusetts and a J.D. 
from Northeastern University School of Law in Boston. He is the Chair of the Board of Directors of the 
National Low Income Housing Coalition and serves on the Board of Directors of the Genesis Community Loan 
Fund. 
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Stormwater Management Report 
82 Pine Street & 111 Blake Street 

Lewiston, Maine 
 
A. Introduction 
 

This Stormwater Management Plan has been prepared to address the potential impacts associated with 
the proposed development at Blake & Pine Street in Lewiston. The stormwater management controls 
that are outlined in this plan have been designed to best suit the proposed development and to comply 
with applicable regulatory requirements. 
 
Scope 
The Blake & Pine Street project (the site) is located at 82 Pine Street and 111 Blake Street. The site 
is proposed to be developed with new multi-family housing and has an area of approximately 0.33 
acres. The site is abutted by commercial and residential uses. 
 
Tributary Watershed 
This site drains via municipal stormwater infrastructure which ultimately outfalls to the 
Androscoggin River. 
 
Regulatory Requirements 
Regulatory requirements by Maine Department of Environmental Protection (MDEP) and the City of 
Lewiston are described below for this project. 
 
Basic Standard - Chapter 500, Section 4(B) 
Since the project will not disturb more than one (1) acre of land area, MDEP Maine Construction 
General Permit does not apply. They require that grading or other construction activities on the site 
do not impede or otherwise alter drainage ways to have an unreasonable adverse impact. We have 
avoided adverse impacts by providing an Erosion & Sedimentation Control Plan, and an Inspection, 
Maintenance and Housekeeping Plan (Exhibit B) to be implemented during construction and post-
construction stabilization of the site. These construction requirements have been developed following 
Best Management Practice guidelines. 
 
General Standard - Chapter 500, Section 4(C) 
Since the project will not create more than one (1) acre of impervious surface, MDEP General 
Standards do not apply.  
 
Flooding Standard - Chapter 500, Section 4(F) 
Since the planned project will not create more than three (3) acres of impervious surface, MDEP 
Flooding Standards are not required to be met.  
 
Municipal Requirements 
Per the City of Lewiston Zoning and Land Use Code, Article XIII Development Review and 
Standards, Section 4 Stormwater Management, all projects including more than one acre of disturbed 
land shall meet the Maine Department of Environmental Protection Chapter 500 Stormwater 
Management Rules including the Flooding Standards. 
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B. Existing Conditions 
 

Soils 
Soil information onsite was obtained from the online Medium Intensity Soil Survey for Androscoggin 
County (Exhibit A). The Hydrologic Soil Group (HSG) of the site soils are classified by Technical 
Release TR-55 of the Soil Conservation Service as follows: 
 

Soil Type Symbol HSG Drainage Class 
Made Land – 
Loamy Materials Md -- Moderately 

Well Drained 
 
Existing Drainage Patterns 
The site is currently vacant, with primarily grass cover. It was occupied by two multi-family 
residential buildings prior to 1997 up until 2013 when the buildings burned and were demolished. 
The site currently drains to the north via overland flow to a catch basin offsite to the abutting property. 
There is an existing drainage easement over this storm drain. A small portion of the site drains to 
Blake Street and Pine Street rights-of-way. 

 
Flood Zone 
The proposed development area is in Zone X, areas of minimal flood hazard, per the FEMA Flood 
Insurance Rate Map for the City of Lewiston, Community Panel 23001C 0327 E, effective July 8, 
2013 (Exhibit A). 

 
C. Proposed Conditions 
 

Project Overview 
Proposed improvements involve the construction of a 10,100 square foot, 35-unit multi-family 
residential building, parking areas, stormwater treatment facilities, and associated utility 
infrastructure. The proposed development will a similar impervious area as the previous development. 
The stormwater management plan was designed so that existing drainage patterns are not significantly 
altered with the exception of roof drainage discharging to the combined sewer system in Blake Street 
in anticipation of the City’s stormwater separation project. 
 
BMP Summary 

The proposed development does not require treatment; however, the project has been designed to 
include rain gardens to provide some treatment and detention of stormwater. 

 
D. Stormwater Quality Management 

Rain Gardens 
Three (3) Rain gardens will provide treatment for the proposed impervious areas including two (2) 
for the roof and one (1) for the paved walkway and landscaped area at the rear of the building. These 
filtration facilities provide a high level of contaminate removal prior to discharge into downstream 
drainage ways. 

 
E. Waivers 

We are requesting a waiver from the stormwater standards referenced in Appendix A of the City’s 
Zoning and Land Use Code, Article III. Development Review Standards, Section 4 Approval Criteria, 
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Subsection (f) (1). In the pre-development condition, most of the site drains to the north, downstream, 
to a catch basin located in the parking lot of the abutting property to the north. There is an existing 
drainage easement over this area. In the post-development condition, the majority of the development, 
primarily roof, will be draining to the combined sewer line in Blake Street instead of to the catch basin 
offsite to the north. The standard referenced above provides criteria for requesting a waiver. This site 
and development condition meet criteria for item b. Public Stormwater System. We are requesting that 
the City grant the waiver to meet the post-development discharge rates to pre-development rates due 
to discharging directly to the City’s drainage system.  

F. Conclusion

An Erosion and Sedimentation Control Plan has been developed using the Maine Department of 
Environmental Protection's Erosion and Sediment Control Field Guide for Contractors for the 
project site placing emphasis on the installation of sedimentation barriers and revegetation to 
minimize erosion potential from development activities during and after construction. The Erosion 
Control Plan is incorporated into the design plans and includes the locations of the erosion control 
provisions (i.e., silt fence, silt sacks, erosion control blanket) along with a narrative and construction 
details for reference by the contractor during construction. Provisions for periodic inspection and 
maintenance of erosion control measures are included in the Inspection, Maintenance, and 
Housekeeping Plan in Exhibit B of this application. 

Prepared by 

RANSOM CONSULTING, INC. 

John Mahoney, P.E. 
Project Manager/Design Engineer 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit A 

Soil Map & FEMA Map
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
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Totals for Area of Interest 84.0 100.0%
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Exhibit B 

Inspection, Maintenance, and 
Housekeeping Plan 

 

 

 

 

 

 



 
Avesta Housing - Blake & Pine Street  
Post-Construction Stormwater Inspection and 
Maintenance Plan 

 

Applicability: 

This Post-Construction Stormwater Management Plan (PCSMP)applies to the site development, 
utilities and stormwater management facilities. Inspection and Maintenance applies to the 
stormwater management facilities installed during the construction of the site associated utilities. 
Stormwater management facilities required for development shall be designed, inspected, and 
maintained in accordance with the City of Lewiston Construction Stormwater Management 
Ordinance and is the responsibility of the property owner.  

Inspection and Maintenance Contract: 

Long-term inspection and maintenance are the responsibility of Blake & Pine LP and must be 
performed by a qualified stormwater maintenance inspector.  Inspection and maintenance of 
stormwater management facilities shall be regularly provided under an inspection and 
maintenance agreement with the City of Lewiston that must be certified annually to the 
Enforcement Authority under the requirements of Article III., Section 15 (f) City of South 
Lewiston’s Zoning and Land Use Code. A legal agreement shall be established with 
responsibility for inspection and maintenance and should list specific maintenance 
responsibilities (including timetables) as well as provide for funding for the long-term inspection 
and maintenance.  Debris and sediment buildup shall be removed from Rain gardens, catch 
basins, and vegetated areas.  

Rain Gardens 

• A first inspection to determine if maintenance is necessary should be performed at least 
annually after storm events of greater than (1) one-inch total depth (subject to regional 
climate).  

• Check for standing water and that the bypass inlet is clear of debris. 
• Dig out silt (if any) and mulch and remove trash & foreign items. 
• After removal of mulch and debris, measure distance from the top of the filter media soil 

to the flow line elevation of the adjacent overflow conveyance. If this distance is greater 
than that specified on the plans (typ. 6” - 12”), add media (not top soil or other) to 
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recharge to the distance specified. 
• Replace mulch when/where necessary annually. 
• Examine the plant’s health and replace if dead or dying. Prune as necessary to encourage 

growth in the correct directions. 

Catch Basins 

• Trash, leaves, other debris and/or accumulated sediment buildup shall be removed as 
needed. The removed sediments should be disposed in an appropriate manner. 

Vegetated Areas: 

For open channels (ditches, channels, or swales), the channel shall be stabilized with a 90% 
cover of healthy vegetation, and with a well-graded riprap lining or turf reinforcement mat.  
There must be no evidence of slumping of the channel lining, undercutting of the channel banks, 
or down-cutting of the channel.   

Inspect ditches, swales, and other open stormwater channels in the spring, late fall, and after 
heavy rain events to remove any obstructions to flow. The channel must receive adequate routine 
maintenance to maintain capacity and prevent any erosion of the channel’s bottom or side slopes. 
 
Maintenance criteria for the vegetated drainage channels are as follows: 

• Trash, leaves, other debris and/or accumulated sediment buildup shall be removed from 
the vegetated drainage channels as needed. The removed sediments should be disposed in 
an appropriate manner. 

• Woody or undesirable vegetation should be controlled. Any woody vegetation growing 
through riprap linings must also be removed.   

• Grass should not be trimmed extremely short, as this will reduce the filtering effect of the 
channel.  The cut vegetation should be removed to prevent the decaying of organic litter 
from adding pollutants to the discharge from the channel.  Mowing of the grassed 
channel can occur semi-annually to a height of no less than 6 inches. If mowing is desired 
only hand-held or push-mowers shall be used (no tractors). 

• Repair any slumping side slopes as soon as practicable. Any bare areas shall be replanted 
Where erosion rills are evident provide armor with turf reinforcement mat or riprap  

• Routine fertilization and/or pesticide use is strongly discouraged. If complete reseeding is 
necessary, half the original recommended rate of fertilizer should be applied with a full 
rate of seed. 

• If the ditch has a riprap lining, replace riprap on areas where any underlying filter fabric 
or underdrain gravel is visible or where stones have dislodged. 
 



 
 

 

 

 

 

 

Exhibit C 

Annual Stormwater Certification 
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CITY OF LEWISTON 
Annual Stormwater Management Facilities Certification 

(to be sent to Planning and Code Enforcement and Public Works as required by 
Appendix A Zoning and Land Use Code, Article XIII. Development Review and 

Standards, Section 15. Post-construction stormwater management standards) 
 

 I, ________________________________ (print or type name), certify the 
following: 
 
 1. I am making this Annual Stormwater Management Facilities Certification 
for the following property: 
_____________________________________________________________ (print or 
type name of subdivision, condominium or other development) located at 
_________________________________________ (print or type address), (the 
“Property”); 
 
 2. The owner, operator, tenant, lessee or homeowners’ association of the 
Property is: ______________________________________________________ (name(s) 
of owner, operator, tenant, lessee, homeowners’ association or other party having control 
over the Property); 
 
 3. I am a Qualified Third-Party Inspector (as defined by the City of Lewiston 
Post-Construction Stormwater Management Ordinance, and) hired by the owner, 
operator, tenant, lessee or homeowners’ association of the Property (circle one); 
 
 5. On _____________, 20__, I inspected the Stormwater Management 
Facilities, including but not limited to parking areas, catch basins, drainage swales, 
detention basins and ponds, pipes and related structures required by the approved Post-
Construction Stormwater Management Plan for the Property; 
 
 6. At the time of my inspection of the Stormwater Management Facilities on 
the Property, I identified the following need(s) for routine maintenance or deficiencies in 
the Stormwater Management Facilities: 
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
______________________________ 
 
 7. On ____________, 20__, the owner, operator, tenant, lessee or 
homeowners’ association of the Property took or had taken the following routine 
maintenance or the following corrective action(s) to address the deficiencies in the 
Stormwater Management Facilities stated in 6. above: 
________________________________________________________________________
________________________________________________________________________
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________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
______________________________  
 
 8. As of the date of this certification, the Stormwater Management Facilities 
are functioning as intended by the approved Post-Construction Stormwater Management 
Plan for the Property. 
 
Date:____________________, 20__. 
 By:______________________________________ 
            Signature 
            
______________________________________ 
            Print Name 
STATE OF MAINE 
_______________________, ss.   _______________________, 20__ 
 
 Personally appeared the above-named _______________________________, the 
_________________ of ____________________________, and acknowledged the 
foregoing Annual Certification to be said person’s free act and deed in said capacity. 
 
       Before me, 
 
 
 
      
 ___________________________________ 
       Notary Public/Attorney at Law 
 
 
    Print Name: 
 ___________________________________ 
 
Mail this certification to the City of Lewiston at the following address: 
    
Director of Planning & Code Enforcement    Director of Public Works 
City Building      103 Adams Avenue  
27 Pine Street       Lewiston, ME 04240 
Lewiston, ME 04240 
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Avesta Housing – Blake St & Pine St 
Trip Generation & Parking Calculation Memorandum 
Date:   September 27, 2019 

From:  Amber Ferland, P.E. 

Peer Review:  John Mahoney, P.E.  

Location: 82 Pine Street & 111 Blake Street, Lewiston, Maine 

Trip Generation  

The 9th edition of the ITE Trip Generation Manual was used to estimate the number of trips that will be 
generated by the proposed development.  

Land Use 220 – Apartments was selected as the most appropriate land use code from this edition. The 
estimated number of vehicle trip ends in the AM and PM peak hours of adjacent street traffic are 20 and 
37, respectively.  

These numbers are below 100 and thus do not necessitate a Traffic Movement Permit from Maine DOT.  

Dwelling Units AM* PM* 

35 20 37 

*Estimates are for the AM and PM peak hour of the generator,  
not the adjacent street network and total of entering and exiting traffic. 

Parking Calculation 

The number of required parking spaces is presented in the table below per the City of Lewiston Zoning 
and Land Use Ordinances.  

  
# Spaces 
per Unit 

# Units # Parking Spaces 

Per dwelling unit 1 35 35 

Visitor space per 
dwelling unit 

0.1 35 4 

Subtotal    39 

 

23 spaces are provided on site in the first-floor level parking area. The remainder of the required spaces 
will be provided by the adjacent nearby Park Street municipal garage. This is being coordinated with the 
City. 





ACCESSIBLE
-

TYPE B

23
1 BED #205, 210, 203, 305, 310, 

303, 405, 410, 403 = 9 UNITS

~ FEDERAL FAIR HOUSING ACT
~ SECTION 504 (SATISFIED BY 2004 ADAAG W/ EXCEPTIONS)
~ TITLE II AND III OF THE AMERICANS WITH DISABILITIES ACT (1990)
~ MAINE HUMAN RIGHTS ACT/ STATE FAIR HOUSING ACT
~ INTERNATIONAL BUILDING CODE 2009
~ I.C.C./ANSI A117-2009

ACCESSIBLE
TENANT PARKING

~ (SEE SITE PLAN FOR DISPOSITION)6

ACCESSIBLE-
HEARING &

VISION 
IMPAIRED

(REQUIRED
UNITS)

1

1-BED: #412 (Sect. 504) = 1 UNIT

~ FEDERAL FAIR HOUSING ACT
~ SECTION 504 (SATISFIED BY 2004 ADAAG W/ EXCEPTIONS)
~ TITLE II AND III OF THE AMERICANS WITH DISABILITIES ACT (1990)
~ MAINE HUMAN RIGHTS ACT/ STATE FAIR HOUSING ACT
~ MAINE HUMAN RIGHTS ACT/ PUBLICALLY-FUNDED PROJECTS
~ INTERNATIONAL BUILDING CODE 2009
~ I.C.C./ANSI A117-2009

~     FEDERAL FAIR HOUSING ACT
~     TITLE II AND III OF THE AMERICANS WITH DISABILITIES ACT (1990)
~     MAINE HUMAN RIGHTS ACT/ STATE FAIR HOUSING ACT
~     MAINE HUMAN RIGHTS ACT/ PUBLICALLY-FUNDED PROJECTS
~     INTERNATIONAL BUILDING CODE 2009
~     I.C.C./ANSI A117-2009

6
1-BED: #212,312,411 = 3 UNITS

2-BED: #304,404 = 2 UNITS

ACCESSIBLE-
TYPE A

(PLEDGED UNITS)

~     FEDERAL FAIR HOUSING ACT
~     SECTION 504 (SATISFIED BY 2004 ADAAG W/ EXCEPTIONS)
~     TITLE II AND III OF THE AMERICANS WITH DISABILITIES ACT (1990)
~     MAINE HUMAN RIGHTS ACT/ STATE FAIR HOUSING ACT
~     MAINE HUMAN RIGHTS ACT/ PUBLICALLY-FUNDED PROJECTS
~     INTERNATIONAL BUILDING CODE 2009
~     I.C.C./ANSI A117-2009

5

2-BED: #314,414 (Sect. 504), = 2 UNIT
3-BED: #213 = 1 UNIT

ACCESSIBLE-
TYPE A

(REQUIRED UNITS)

STANDARDS REFERENCED:# UNIT TYPES:UNIT TYPE:
SUMMARY OF UNIT & ACCESSIBILITY FEATURES:

3-BED: #313 = 1 UNIT

1-BED: #211,311 (Sect. 504),  = 2 UNIT

ACCESSIBLE
VISITOR PARKING

~ 1 SPACE PER 25 VISITOR PARKING= 1 SPACE TOTAL
(SEE SITE PLAN FOR DISPOSITION)

1

2 BED #204, 206, 207, 209, 306, 307, 
309, 406, 407, 409 = 10 UNITS

3 BED #208, 308, 413, 
408 = 4 UNITS

Two Great Falls Plaza, Auburn, Maine 04210

Fax 207-784-3856
Tel 207-784-2941

Construction Managers
Architects - Engineers

PLATZ    SSOCIATES
ARCHITECT: CIVIL ENGINEER: SURVEYOR:

DRAWING LIST

PROJECT NUMBER:

NEW CONSTRUCTION OF:

APPLICANT / DEVELOPER:

C/O AVESTA HOUSING
307 CUMBERLAND AVENUE

PORTLAND. ME 04101

JOHN MAHONEY, P.E.
400 COMMERCIAL STREET, SUITE 404

PORTLAND. ME 04101
TEL. (207)772-2891
FAX. (207)772-3248

WWW.RANSOMENV.COM

JOHN C. SCHWANDA, P.L.S.
390 U.S. ROUTE ONE, UNIT 10

FALMOUTH, ME 04105

PINE & BLAKE LP RANSOM CONSULTING, INC. OWEN HASKELL, INC.

LANDSCAPE ARCHITECT:

MITCHELL RASOR
ARCHITECTURE & URBANISM

87 MAIN STREET
YARMOUTH, ME 04105

MRLD LANDSCAPE

201809

BLAKE & PINE
82 Pine Street Lewiston, Maine

APPLICABLE STANDARDS

Maine Uniform Building & Energy Code (MUBEC)

International Building Code (IBC) 2009

International Exisitng Building Code (IEBS) 2009

International Residential Code (IRC) 2009

International Energy Conservation Code (IECC) 2009

ASHRAE 62.1 Ventilation for Acceptable Indoor Air Quality 2007

ASHRAE 62.2 Ventilation for Acceptable Indoor Air Quality in Low-Rise Residential Buildings 2007

ASHRAE 90.1 Energy Standard for Buildings Except Low-Rise Residential Buildings 2007

ASTM E1465-06 Radon Standard (Maine Model Standard) 2006

NFPA 101 Life Safety Code 2009

NFPA 211 Chimney Code 2003

NFPA 1 Fire Prevention Code 2003

State Plumbing Code (IAPMO 200 Uniform Plumbing Code)

National Electric Code 2011

ADA, ADAAG 2004, ansi 117.1 2009

FFHA and FFHAG, Fair Housing Act (Design Manual)

State Fair Housing, Maine Human Rights Act

Section 504 (As satisfied by 2004 ADAAG with exceptions per HUD deeming notice)

Housing Quality Standards (HQS) Housing Choice Voucher (HCV) regulations, 24 CFR Pt 982

Unifor Physical Conditions Standard (UPCS)

Maine State Fire Marshal (Permit # 24994)

CLASSIFICATION OF USE AND OCCUPANCY

International Building Code (IBC), 2009 Edition
Section 310.1:  Use Group R-2, Residential Apartment Building

NFPA 101- Life Safety Code, 2009 Edition
Section 6.1.8.1.5:  Residential (Apartment Building)

CONSTRUCTION CLASSIFICATION

International Building Code (IBC), 2009 Edition
Section 602.5:  Type V-A Construction.  See Table 601 for required fire resistance ratings for bldg elements.

Primary structural frame: 1 hour #
Bearing walls (exterior): 1 hour ^ #
Floor construction, Interior bearing walls: 1 hour *
Exterior non-bearing walls: See Table 602 (fire separation distance)
Roof construction: 1 hour (or HT) *

#= Not less than required in Section 704.10 (exterior structural members).
*= A sprinkler system in accordance with Section 903.3.1.1 (NFPA 13) shall be 
substituted for 1-hour construction, except exterior walls, if not used for area or height 
increases.

Table 602:  Fire-resistance rating for exterior walls based on fire separation distance
X<5' separation * = 1-hour fire separation (Occupancies A, B, R), 2-hour fire separation (M)
5'<X<30' = 1-hour fire separation (Occupancies A, B, R, M)
*= See Section 706.1.1 for party walls

REQUIREMENTS BASED ON USE AND OCCUPANCY

International Building Code (IBC), 2009 Edition
Section 420.2:  Walls separating dwelling units and dwelling units from other occupancies shall be fire partitions per Section 709.
Section 420.3:  Floor separating dwelling units and dwelling units from other occupancies shall be horizontal assemblies per Section 712.
Section 508.2.5 (via Table 508.2.5):  Incidental Use separation and/pr protection requirements

1-Hour Furnace Room (400,000 BTU/hour) separation requirement, or fire-extinguishing 
system.
1-Hour Boiler Room (15 PSI and 10 HP) separation requirement, or fire-extinguishing system.
1-Hour Laundry Room separation requirement, or automatic fire-extinguishing system.
1-Hour Trash Room separation requirement (greater than 100), or automatic fire-extinguishing 
system.
1-Hour Storage Room separation and automatic sprinkler system requirement for storage 
rooms over 100sf.

Section 508.4.4 (via Table 508.4): 
Required separation between Residential and Assembly= 1-Hour separation w/ sprinkler (NFPA 
13- see Section 903.3.1.1) 

Section 508.4.4.1:  The separation requirements of Section 508.4 may be achieved by a Fire Barrier per Section 707, or Horizontal Assembly per Section 
712, or both.
Section 706.1: Party Walls- a wall on a lot line and used for joint service shall be constructed as a fire wall.  Party walls shall be constructed without openings.
Section 706.4 (via Table 706.4): Fire-resistance rating- fire walls shall have a minimum rating of 3-hours (Group M), 3-hours * (A,B, R-2) 

*= In Type V construction, walls shall be permitted to have a 2-hour rating
Section 706.5: Horizontal continuity- Fire walls shall be continuous from exterior wall to exterior wall and shall extend 18” min. beyond the exterior surface of 
exterior walls, excepting; termination at sheathing of 1-hour rated exterior wall, non-combustible sheathing/siding within 4', or non-combustible sheathing/siding 
with sprinkler on both sides.
Section 706.5.1: Exterior walls- where the fire wall intersects exterior walls, the rating and opening protection shall provide either; the exterior wall on both 
sides is 1-hour rated extending 4' to both sides, or the lot line is assumed bisecting the party wall and opening protections meet Section 705.5 and 705.8.-

International Building Code (IBC), 2015 Edition
Section 420.5:  Automatic sprinkler system per Section 903.2.8 required in Group R-2.
Section 420.6:  Fire alarm and smoke detection systems per Section 907.2.9 required in Group R-2.

NFPA 101- Life Safety Code, 2009 Edition
Section 6.1.14.4.1 (via Table 6.1.14.4.1):  

Required separation between Apartment Buildings, and Storage (Low & Ordinary Hazard) = 2-
Hour separation reduced to 1-Hour with sprinkler, per Section 6.1.14.4.3)

Section 6.1.14.4.3:  Fire resistance rating of Table 6.1.14.1 may be reduced by 1-Hour, but not less than 1-Hour, provided protection throughout by an 
approved automatic sprinkler system per NFPA 13.
Section 7.1.3.1:  Corridors serving as exit access for >30 people shall be constructed as 1-Hour Fire Rated.
Section 12.3.2.1.1:  Fire resistance of walls enclosing high-pressure boilers and transformers shall not be less than 1-Hour, or with sprinkler system.

OCCUPANT LOAD

International Building Code (IBC), 2009 Edition
Section 1004.1 (via Table 1004.1.2):  

Use Group R, Residential = 200 sf/ person
300 sf/ person @ storage

NFPA 101- Life Safety Code 2012

Section 7.3.1.1.2:  Where more than one means of egress is required, maintain 50/50 split of occupancy.
Section 7.3.1.2 (via Table 7.3.1.2)

Use Group R, Residential = 200 sf/ person
300 sf/ person @ storage

REQUIRED NUMBER OF EXITS

International Building Code (IBC), 2009 Edition
Section 1021.1 (via. Table 1021.1):  Two means of egress required.

NFPA 101- Life Safety Code 2009
Section 7.4.1.1:  Two means of egress required, unless single means allowed by Chapters 30, 36, & 42.
Section 42.2.4.1:  Low-hazard storage occupancies are allowed a single means of egress.

REMOTENESS OF FIRE EXITS

International Building Code (IBC), 2009 Edition
Section 1015.2.1.ex-2:  In buildings equipped throughout with an automatic sprinkler system, the minimum 
separation distance shall be one-third of the length of the maximum overall diagonal dimension of the area served.

NFPA 101- Life Safety Code 2009
Section 7.5.1.3.3:  In buildings equipped throughout with an automatic sprinkler system, the minimum separation 
distance shall be one-third of the length of the maximum overall diagonal dimension.

LENGTH OF COMMON PATH AND TOTAL EXIT TRAVEL

International Building Code (IBC), 2009 Edition
Section 1014.3:  Group R & M = 125' common path with sprinkler, Group S-2= 100' common path with <30 
occupants.
Section 1016.1 (via. Table 1016.1):  Group R & M = 250' total travel distance with sprinkler, Group S-2= 
400' total travel distance with sprinkler.

NFPA 101- Life Safety Code 2009
Section 30.2.5.3.2:  Common path of travel shall not exceed 50' with sprinkler, not including within unit.
Section 30.2.5.4.2:  Dead-end corridors shall not exceed 50' with sprinkler.
Section 30.2.6.3.2:  Total travel distance from dwelling unit door to exit shall not exceed 200' with sprinkler.
Section 36.2.5.3, ex-3:  In new Mercantile areas = 100' common path of travel with sprinkler.
Section 36.2.6.2:  In new Mercantile areas with ordinary = 250' total travel distance with sprinkler.
Section 42.2.6 (via. Table 42.2.6):  In new Storage areas = 400' total travel distance with sprinkler.

ACCESSIBILITY

International Building Code (IBC), 2009 Edition
Section 1009.1:  Where more than one means of egress are required from any accessible space, each 
accessible portion of the space shall be served by not less than two accessible means of egress.
Section 1009.2:  Each accessible means of egress shall be contiguous to a public way and shall consist of one 
or more of the following elements; accessible routes, interior exit stairways, exit access stairways, exterior exit 
stairways, elevators, platform lifts, horizontal exits, ramps, areas of refuge, or exterior areas for assisted rescue.

NFPA 101- Life Safety Code 2015
Section 7.5.4.1:  Where more than one means of egress are required from any accessible space, other than in 
existing buildings, each accessible portion of the space shall be served by not less than two accessible means of 
egress.
Section 7.5.4.1.1:  Access within the allowable travel distance shall be provided to not less than one accessible 
area of refuge or one accessible exit providing an accessible route to an exit discharge.
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1.  TOTAL SITE AREA:   0.33 ACRES ±0.33 ACRES2. ZONING DISTRICT:  CENTERVILLE DISTRICT (CV) WITH CONTRACT ZONE CENTERVILLE DISTRICT (CV) WITH CONTRACT ZONE 3. RECORD OWNER:  ASM PROPERTIES. LLC, ASM PROPERTIES. LLC, P.O. BOX 8211, LEWISTON, ME RUSO, LLC,  P.O. BOX 2675 LEWISTON, ME 4. APPLICANT:   BLAKE & PINE LP BLAKE & PINE LP 307 CUMBERLAND AVENUE PORTLAND, ME 04101 5. TAX MAP    MAP 195, LOT 544; MAP 195,LOT 545 MAP 195, LOT 544; MAP 195,LOT 545 6. BOOK AND PAGE:  ACRD BOOK 6764, PAGE 348; BOOK 9291, PAGE 329 ACRD BOOK 6764, PAGE 348; BOOK 9291, PAGE 329 BOOK 6764, PAGE 348; BOOK 9291, PAGE 329 ; BOOK 9291, PAGE 329 BOOK 9291, PAGE 329 7. PROJECT ADDRESS:  82 PINE STREET, 111 BLAKE STREET PROJECT ADDRESS:  82 PINE STREET, 111 BLAKE STREET 82 PINE STREET, 111 BLAKE STREET 8. SPACE AND BULK:  ALLOWED     PROPOSED ALLOWED     PROPOSED PROPOSED DENSITY:     400SF PER UNIT   414SF PER UNIT 400SF PER UNIT   414SF PER UNIT 414SF PER UNIT FRONT SETBACK  4 FT      4 FT 4 FT      4 FT 4 FT SIDE SETBACK    4 FT      4 FT 4 FT      4 FT 4 FT REAR SETBACK   4 FT      4 FT 4 FT      4 FT 4 FT REAR/SIDE YARD  4 FT ON 2 SIDES OF BLDG 5 FT 4 FT ON 2 SIDES OF BLDG 5 FT 5 FT LOT COVERAGE   100%      77% 100%      77% 77% BUILDING COVERAGE  75%      69% 75%      69% 69% BUILDING HEIGHT  NO MAX.     36.5 FT NO MAX.     36.5 FT 36.5 FT 9. BEARINGS ARE GRID NORTH AND ELEVATIONS ARE NAVD88 AS BASED ON GPS STATIC COLLECTION AND OPUS SOLUTION. 10. STREET LINES ARE BASED ON MARKERS FOUND AS NO INFORMATION WAS PROVIDED BY THE CITY OF LEWISTON, DEPARTMENT OF PUBLIC WORKS, ENGINEERING DIVISION. 11. THE LAND NOW COMPRISING TAX LOTS 544, 545, 547, 548, AND 549 WERE DESCRIBED BETWEEN 1854 AND 1859.  TOGETHER THEY DESCRIBE A BLOCK OF LAND 200 FEET WIDE AND 165 FEET DEEP WITH 90° CORNERS.  TAX LOT 546 APPEARS TO HAVE BEEN A REMAINDER DESCRIBED IN A  DEED FROM THE FRANKLIN COMPANY IN 1881.  THE MARKERS FOUND ALONG PINE AND BLAKE STREETS CREATE A 90° INTERSECTION.  THE MARKERS ON BATES STREET DO NOT, BUT WERE HELD.  THE DISTANCES BETWEEN BLAKE AND BATES STREETS WERE PRORATED. 12. AS OF SEPTEMBER 10, 2018 STAKES MAKING PROPOSED BORINGS WERE FOUND BUT NO ACTUAL BORINGS HAD BEEN DONE.  DIG SAFE DID NOT MARK SEWER OR WATER SERVICES TO THE SITE.      
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1. ALL WALKWAYS, PEDESTRIAN AREAS, AND ACCESSIBLE PARKING AISLES SHALL CONFORM ALL WALKWAYS, PEDESTRIAN AREAS, AND ACCESSIBLE PARKING AISLES SHALL CONFORM WITH THE APPROPRIATE ADA GUIDELINES. GRADING SHALL BE AS FOLLOWS: . GRADING SHALL BE AS FOLLOWS: 2. WALKWAYS SHALL HAVE A MAXIMUM CROSS SLOPE (PERPENDICULAR TO THE DIRECTION WALKWAYS SHALL HAVE A MAXIMUM CROSS SLOPE (PERPENDICULAR TO THE DIRECTION MAXIMUM CROSS SLOPE (PERPENDICULAR TO THE DIRECTION  (PERPENDICULAR TO THE DIRECTION OF TRAVEL)OF 2% AND A MAXIMUM RUNNING SLOPE(ALONG THE DIRECTION OF OF 2% AND A MAXIMUM RUNNING SLOPE(ALONG THE DIRECTION OF  AND A MAXIMUM RUNNING SLOPE(ALONG THE DIRECTION OF RUNNING SLOPE(ALONG THE DIRECTION OF (ALONG THE DIRECTION OF TRAVEL)OF 5%. 3. CURB RAMPS OR RAMPS WITH HANDRAILS MAY HAVE A RUNNING SLOPE OF UP TO CURB RAMPS OR RAMPS WITH HANDRAILS MAY HAVE A RUNNING SLOPE OF UP TO 8.3% (1" PER FOOT); HOWEVER, THE MAXIMUM CROSS SLOPE IS STILL 2%. 4. LANDING AREAS, PATIO AREAS, ACCESSIBLE PARKING AISLES, AND AREAS WHERE LANDING AREAS, PATIO AREAS, ACCESSIBLE PARKING AISLES, AND AREAS WHERE PEDESTRIANS ARE TURNING SHALL HAVE A MAXIMUM SLOPE OF 2% IN ALL DIRECTIONS. ALL DIRECTIONS. . 5. IF THE CONTRACTOR DETERMINES THAT ANY THE ABOVE STANDARDS ARE NOT IF THE CONTRACTOR DETERMINES THAT ANY THE ABOVE STANDARDS ARE NOT ANY THE ABOVE STANDARDS ARE NOT  THE ABOVE STANDARDS ARE NOT COMPATIBLE WITH SITE CONDITIONS/PROPOSED GRADING THEY SHALL CONTACT THE ENGINEER/OWNER'S REP UPON DISCOVERY AND REQUEST GUIDANCE. 6. ANY WORK DONE OUTSIDE OF THESE GUIDELINES (WITHOUT FIRST REQUESTING GUIDANCE ANY WORK DONE OUTSIDE OF THESE GUIDELINES (WITHOUT FIRST REQUESTING GUIDANCE FROM THE ENGINEER/OWNER'S REP) SHALL BE REMOVED AND REPLACED AT NO SHALL BE REMOVED AND REPLACED AT NO ADDITIONAL COST TO THE OWNER..
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EROSION AND SEDIMENTATION CONTROL NOTES INSPECTION REQUIREMENTS CONTRACTOR SHALL INSPECT ALL EROSION AND SEDIMENTATION CONTROL MEASURES INSPECT ALL EROSION AND SEDIMENTATION CONTROL MEASURES  ALL EROSION AND SEDIMENTATION CONTROL MEASURES ON A WEEKLY BASIS AND AFTER RAIN/STORM EVENTS AND SHALL KEEP A LOG OF WEEKLY BASIS AND AFTER RAIN/STORM EVENTS AND SHALL KEEP A LOG OF THESE INSPECTIONS. FOR LOG FROM. ANY ISSUES IDENTIFIED SHALL BE ADDRESSED LL BE ADDRESSED AS SOON AS POSSIBLE AND BEFORE ADDITIONAL PRECIPITATION.  EROSION CONTROL MEASURES AND SITE STABILIZATION  THE PRIMARY EMPHASIS OF THE EROSION & SEDIMENT CONTROL PLAN IS AS FOLLOWS: RAPID VEGETATION OF EXPOSED AREAS TO MINIMIZE THE PERIOD OF SOIL EXPOSURE. RAPID STABILIZATION OF DRAINAGE PATHS TO AVOID CHANNEL EROSION. THE USE OF ON-SITE MEASURES TO CAPTURE SEDIMENT (EROSION CONTROL BERM, STAKED HAY BALES ETC.) THE FOLLOWING TEMPORARY AND PERMANENT EROSION AND SEDIMENT CONTROL DEVICES WILL BE IMPLEMENTED AS PART OF THE SITE DEVELOPMENT.  THESE DEVICES SHALL BE INSTALLED AS INDICATED ON THE PLANS OR AS DESCRIBED WITHIN THIS REPORT.  FOR FURTHER REFERENCE, SEE THE MAINE EROSION AND SEDIMENT CONTROL BMPS, (MOST RECENT REVISION). TEMPORARY EROSION CONTROL MEASURES THE FOLLOWING MEASURES ARE PLANNED AS TEMPORARY EROSION & SEDIMENTATION CONTROL MEASURES DURING CONSTRUCTION.  THESE TEMPORARY EROSION CONTROL MEASURES SHOULD BE REMOVED WITHIN 30 DAYS AFTER PERMANENT STABILIZATION HAS BEEN ESTABLISHED.  1. CRUSHED STONE-STABILIZED CONSTRUCTION ENTRANCES SHALL BE PLACED CRUSHED STONE-STABILIZED CONSTRUCTION ENTRANCES SHALL BE PLACED AT SITE ENTRANCES. 2. WOOD WASTE COMPOST BERMS (EROSION CONTROL BERM) SHALL BE WOOD WASTE COMPOST BERMS (EROSION CONTROL BERM) SHALL BE INSTALLED DOWNSTREAM OF ANY DISTURBED AREAS TO TRAP RUNOFF BORNE SEDIMENTS UNTIL THE TRIBUTARY AREAS ARE VEGETATED.  THE EROSION CONTROL BERMS SHALL BE INSTALLED PER THE DETAILS PROVIDED AND INSPECTED REGULARLY, INCLUDING BEFORE AND AFTER A STORM EVENT OF 0.5 INCHES OR GREATER.  REPAIRS SHALL BE MADE IF THERE ARE ANY SIGNS OF EROSION OR SEDIMENTATION BELOW THE FENCE OR BERM LINE.  IF THERE ARE SIGNS OF UNDERCUTTING AT THE CENTER OR THE EDGES, OR IMPOUNDING OF LARGE VOLUMES OF WATER BEHIND FENCE OR BERM, THE BARRIER SHALL BE REPLACED WITH A STONE CHECK DAM. 3. STRAW, HAY MULCH AND HYDROSEEDING IS INTENDED TO PROVIDE COVER STRAW, HAY MULCH AND HYDROSEEDING IS INTENDED TO PROVIDE COVER FOR BARE OR SEEDED AREAS UNTIL VEGETATION IS ESTABLISHED AND SHOULD BE APPLIED WITHIN 7 DAYS AT A RATE A 115 POUNDS PER 1000 SQUARE FEET.  MULCH PLACED BETWEEN APRIL 15TH AND OCTOBER 15TH (ON SLOPES OF LESS THEN 15 PERCENT) SHALL BE ANCHORED BY APPLYING WATER.  MULCH PLACED ON SLOPES OF EQUAL TO OR STEEPER THAN 15 PERCENT SHALL BE COVERED BY FABRIC NETTING AND ANCHORED WITH STAPLES IN ACCORDANCE WITH MANUFACTURER'S RECOMMENDATION.  SLOPES STEEPER THAN 3:1 SHALL RECEIVE EROSION CONTROL BLANKETS OR RIP RAP. 4. USE STANDARD CONSERVATION SEED MIX OF 100% ANNUAL RYE GRASS OR USE STANDARD CONSERVATION SEED MIX OF 100% ANNUAL RYE GRASS OR FIELD BROMEGRASS. SEED APPLICATION RATE SHALL  BE 40 LB/ACRE. 5. TEMPORARY STOCKPILES OF STUMPS, GRUBBINGS, OR COMMON EXCAVATION TEMPORARY STOCKPILES OF STUMPS, GRUBBINGS, OR COMMON EXCAVATION WILL BE PROTECTED AS FOLLOWS: STOCKPILES SHALL BE STABILIZED WITHIN SEVEN DAYS BY EITHER TEMPORARILY SEEDING THE STOCKPILE BY A HYDROSEED METHOD CONTAINING AN EMULSIFIED MULCH TACKIFIER OR BY COVERING THE STOCKPILE WITH MULCH, SUCH AS SHREDDED HAY, STRAW, OR EROSION CONTROL MIX. STOCKPILES SHALL BE SURROUNDED BY SEDIMENTATION BARRIER AT THE TIME OF FORMATION. 6. ALL DISTURBED AREAS THAT ARE WITHIN 75 FEET OF AN UNDISTURBED ALL DISTURBED AREAS THAT ARE WITHIN 75 FEET OF AN UNDISTURBED WETLAND SHALL RECEIVE MULCH OR EROSION CONTROL MESH FABRIC WITHIN 48 HOURS OF INITIAL DISTURBANCE OF SOIL.  ALL AREAS WITHIN 75 FEET OF AN UNDISTURBED WETLAND SHALL BE MULCHED PRIOR TO ANY PREDICTED RAIN EVENT REGARDLESS OF THE 48 HOUR WINDOW.  IN OTHER AREAS, THE TIME PERIOD MAY BE EXTENDED TO 7 DAYS. 7. STATE AND LOCAL ROADS SHALL BE SWEPT TO CONTROL MUD AND DUST AS STATE AND LOCAL ROADS SHALL BE SWEPT TO CONTROL MUD AND DUST AS NECESSARY.  ADDITIONAL STONE SHALL BE ADDED TO THE STABILIZED CONSTRUCTION ENTRANCE TO MINIMIZE THE TRACKING OF MATERIAL OFF THE SITE AND ONTO THE SURROUNDING ROADWAYS. 8. STORMDRAIN CATCH BASIN INLET PROTECTION SHALL BE PROVIDED THROUGH STORMDRAIN CATCH BASIN INLET PROTECTION SHALL BE PROVIDED THROUGH THE USE OF STONE SEDIMENT BARRIERS OR APPROVED SEDIMENT BAGS (SUCH AS SILT SACK).  INSTALLATION DETAILS ARE PROVIDED IN THE PLAN SET.  THE BARRIERS SHALL BE INSPECTED AFTER EACH RAINFALL AND REPAIRS MADE AS NECESSARY.  SEDIMENT SHALL BE REMOVED AND THE BARRIER RESTORED TO ITS ORIGINAL DIMENSIONS WHEN THE SEDIMENT HAS ACCUMULATED TO HALF THE DESIGN DEPTH OF THE BARRIER.  THE BARRIER SHALL BE REMOVED WHEN THE TRIBUTARY DRAINAGE AREA HAS BEEN STABILIZED. 9. WATER AND/OR CALCIUM CHLORIDE SHALL BE FURNISHED AND APPLIED IN WATER AND/OR CALCIUM CHLORIDE SHALL BE FURNISHED AND APPLIED IN ACCORDANCE WITH MDOT SPECIFICATIONS--SECTION 637-DUST CONTROL. 10. LOAM AND SEED IS INTENDED TO SERVE AS THE PRIMARY PERMANENT LOAM AND SEED IS INTENDED TO SERVE AS THE PRIMARY PERMANENT VEGETATIVE MEASURE FOR ALL BARE AREAS NOT PROVIDED WITH OTHER EROSION CONTROL MEASURES, SUCH AS RIPRAP. 11. WATER FROM CONSTRUCTION TRENCH DEWATERING OR TEMPORARY STREAM WATER FROM CONSTRUCTION TRENCH DEWATERING OR TEMPORARY STREAM DIVERSION SHALL PASS FIRST THROUGH A FILTER BAG OR SECONDARY CONTAINMENT STRUCTURE (E.G. HAY BALE LINED POOL) PRIOR TO DISCHARGE.  THE DISCHARGE SITE SHALL BE SELECTED TO AVOID FLOODING, ICING, AND SEDIMENT DISCHARGES TO A PROTECTED RESOURCE.  IN NO CASE SHALL THE FILTER BAG OR CONTAINMENT STRUCTURE BE LOCATED WITHIN 75 FEET OF A PROTECTED NATURAL RESOURCE. PERMANENT EROSION CONTROL MEASURES  THE FOLLOWING PERMANENT EROSION CONTROL MEASURES HAVE BEEN DESIGNED AS PART OF THE EROSION/SEDIMENTATION CONTROL PLAN: 1. ALL AREAS DISTURBED DURING CONSTRUCTION, BUT NOT SUBJECT TO OTHER ALL AREAS DISTURBED DURING CONSTRUCTION, BUT NOT SUBJECT TO OTHER RESTORATION (PAVING, RIPRAP, ETC.) WILL BE LOAMED, LIMED, FERTILIZED, MULCHED, AND SEEDED.   2. PLEASE REFER TO THE TURF AND GRASSES SPECIFICATION (SECTION 329200) PLEASE REFER TO THE TURF AND GRASSES SPECIFICATION (SECTION 329200) FOR SEED MIX AND APPLICATION RATE IMPLEMENTATION SCHEDULE THE FOLLOWING CONSTRUCTION SEQUENCE SHALL BE REQUIRED TO INSURE THE EFFECTIVENESS OF THE EROSION AND SEDIMENTATION CONTROL MEASURES ARE OPTIMIZED: NOTE:  FOR ALL GRADING ACTIVITIES, THE CONTRACTOR SHALL EXERCISE EXTREME CAUTION NOT TO OVEREXPOSE THE SITE BY LIMITING THE DISTURBED AREA. THE CONSTRUCTION OF BMPS SHOULD EITHER BE PERFORMED AFTER THE TRIBUTARY AREA IS STABILIZED OR TEMPORARY EROSION CONTROL MEASURES NEED TO BE IMPLEMENTED TO PROTECT THE BMPS FROM BEING CLOGGED WITH CONSTRUCTION SEDIMENT.  1. INSTALL CRUSHED STONE TO STABILIZED CONSTRUCTION ENTRANCES. INSTALL CRUSHED STONE TO STABILIZED CONSTRUCTION ENTRANCES. 2. INSTALL PERIMETER EROSION CONTROL BERM. INSTALL PERIMETER EROSION CONTROL BERM. 3. CLEAR AND GRUB SITE WITHIN THE SPECIFIED CLEARING LIMITS. CLEAR AND GRUB SITE WITHIN THE SPECIFIED CLEARING LIMITS. 4. COMMENCE EARTHWORK AND GRADING TO SUBGRADE. COMMENCE EARTHWORK AND GRADING TO SUBGRADE. 5. COMMENCE CONSTRUCTION OF BUILDING FOUNDATION. COMMENCE CONSTRUCTION OF BUILDING FOUNDATION. 6. CONTINUE EARTHWORK AND GRADING TO SUBGRADE AS NECESSARY FOR CONTINUE EARTHWORK AND GRADING TO SUBGRADE AS NECESSARY FOR CONSTRUCTION. 7. COMPLETE REMAINING EARTHWORK OPERATIONS. COMPLETE REMAINING EARTHWORK OPERATIONS. 8. COMPLETE INSTALLATION OF DRAINAGE INFRASTRUCTURE. COMPLETE INSTALLATION OF DRAINAGE INFRASTRUCTURE. 9. INSTALL SUBBASE AND BASE GRAVEL WITHIN PROPOSED PARKING EXPANSION. INSTALL SUBBASE AND BASE GRAVEL WITHIN PROPOSED PARKING EXPANSION. 10. LOAM, LIME, FERTILIZE, SEED AND MULCH DISTURBED AREAS. LOAM, LIME, FERTILIZE, SEED AND MULCH DISTURBED AREAS. 11. ONCE THE SITE IS STABILIZED AND A 90% CATCH OF VEGETATION HAS BEEN ONCE THE SITE IS STABILIZED AND A 90% CATCH OF VEGETATION HAS BEEN OBTAINED, REMOVE ALL TEMPORARY EROSION CONTROL MEASURES. 12. TOUCH UP LOAM AND SEED. TOUCH UP LOAM AND SEED. NOTE:  ALL BARE AREAS NOT SUBJECT TO FINAL PAVING, RIPRAP, OR GRAVEL; SHALL BE VEGETATED. PRIOR TO CONSTRUCTION OF THE PROJECT, THE CONTRACTOR SHALL SUBMIT TO THE OWNER A SCHEDULE FOR THE COMPLETION OF THE WORK, WHICH WILL SATISFY THE ABOVE CONSTRUCTION SEQUENCE IN THE SPECIFIED ORDER, HOWEVER, SEVERAL SEPARATE ITEMS MAY BE CONSTRUCTED SIMULTANEOUSLY.  WORK MUST ALSO BE SCHEDULED OR PHASED TO REDUCE THE EXTENT OF THE EXPOSED AREAS AS SPECIFIED BELOW.  THE INTENT OF THIS SEQUENCE IS TO PROVIDE FOR EROSION CONTROL AND TO HAVE STRUCTURAL MEASURES SUCH AS EROSION CONTROL BERM AND CONSTRUCTION ENTRANCES IN PLACE BEFORE LARGE AREAS OF LAND ARE STRIPPED. THE WORK SHALL BE CONDUCTED IN SECTIONS WHICH SHALL: 1. LIMIT THE AMOUNT OF EXPOSED AREA TO THOSE AREAS IN WHICH WORK IS LIMIT THE AMOUNT OF EXPOSED AREA TO THOSE AREAS IN WHICH WORK IS EXPECTED TO BE UNDERTAKEN DURING THE PRECEDING 30 DAYS. 2. VEGETATE THE DISTURBED AREAS AS RAPIDLY AS POSSIBLE.  ALL AREAS VEGETATE THE DISTURBED AREAS AS RAPIDLY AS POSSIBLE.  ALL AREAS SHALL BE PERMANENTLY STABILIZED WITHIN SEVEN DAYS OF FINAL GRADING OR BEFORE A STORM EVENT; OR TEMPORARILY STABILIZED WITHIN 48 HOURS OF INITIAL DISTURBANCE OF SOIL FOR AREAS WITHIN 75 FEET OF AN UNDISTURBED WETLAND AND 7 DAYS FOR ALL OTHER AREAS. 3. INCORPORATE PLANNED INLETS AND DRAINAGE SYSTEM AS EARLY AS INCORPORATE PLANNED INLETS AND DRAINAGE SYSTEM AS EARLY AS POSSIBLE INTO THE CONSTRUCTION PHASE.   WINTER STABILIZATION PLAN THE WINTER CONSTRUCTION PERIOD IS FROM NOVEMBER 1 THROUGH APRIL 15.  IF THE CONSTRUCTION SITE IS NOT STABILIZED WITH PAVEMENT, A ROAD GRAVEL BASE, 75% MATURE VEGETATION COVER OR RIPRAP BY NOVEMBER 15TH, THEN THE SITE SHALL BE PROTECTED WITH OVER-WINTER STABILIZATION. WINTER EXCAVATION AND EARTHWORK SHALL BE COMPLETED SUCH THAT ANY AREA LEFT EXPOSED CAN BE CONTROLLED BY THE CONTRACTOR.  EXPOSED AREAS SHALL BE LIMITED TO THOSE AREAS IN WHICH WORK IS EXPECTED TO COMMENCE AND COMPLETE IN THE NEXT FIFTEEN (15) DAYS AND THAT CAN BE MULCHED WITHIN ONE DAY PRIOR TO ANY SNOW EVENT. ALL AREAS SHALL BE CONSIDERED TO BE BARE UNTIL THE SUBBASE GRAVEL IS INSTALLED WITHIN PAVEMENT/BUILDING AREAS OR THE AREAS HAVE BEEN LOAMED, SEEDED AND MULCHED.  HAY AND STRAW MULCH RATE SHALL BE A MINIMUM OF 150 POUNDS PER 1,000 SQUARE FEET (3 TONS/ACRE) AND SHALL BE PROPERLY ANCHORED. THE CONTRACTOR SHALL INSTALL ANY ADDED MEASURES, WHICH MAY BE NECESSARY TO CONTROL EROSION/SEDIMENTATION FROM THE SITE DEPENDENT UPON THE ACTUAL SITE AND WEATHER CONDITIONS.  CONTINUATION OF EARTHWORK OPERATIONS ON ADDITIONAL AREAS SHALL NOT BEGIN UNTIL THE EXPOSED SOIL SURFACE ON THE AREA BEING WORKED HAS BEEN STABILIZED, IN ORDER TO MINIMIZE AREAS WITHOUT EROSION CONTROL PROTECTION. 1. SOIL STOCKPILES SOIL STOCKPILES STOCKPILES OF SOIL OR SUBSOIL SHALL BE MULCHED FOR OVER WINTER PROTECTION WITH HAY OR STRAW AT TWICE THE NORMAL RATE OR AT 150 LBS/1,000 SF. (3 TONS PER ACRE) OR WITH A FOUR-INCH LAYER OF WOODWASTE EROSION CONTROL MIX.  THIS SHALL BE DONE WITHIN 24 HOURS OF STOCKING AND RE-ESTABLISHED PRIOR TO ANY RAINFALL OR SNOWFALL.  ANY SOIL STOCKPILE SHALL NOT BE PLACED (EVEN COVERED WITH HAY OR STRAW) WITHIN 100 FEET FROM ANY NATURAL RESOURCES. 2. SEDIMENT BARRIERS  SEDIMENT BARRIERS  DURING FROZEN CONDITIONS, SEDIMENT BARRIERS SHALL CONSIST OF WOODWASTE FILTER BERMS AS FROZEN SOIL PREVENTS THE PROPER INSTALLATION OF HAY BALES AND SEDIMENT SILT FENCES. 3. MULCHING  MULCHING  AN AREA SHALL BE CONSIDERED BARE UNTIL AREAS OF FUTURE LOAM AND SEED HAVE BEEN LOAMED, SEEDED AND MULCHED.  HAY AND STRAW MULCH SHALL BE APPLIED AT A RATE OF 150 LB. PER 1,000 SQUARE FEET OR 3 TONS/ACRE (TWICE THE NORMAL ACCEPTED RATE OF 75-LBS./1,000 SF. OR 1.5 TONS/ACRE) AND SHALL BE PROPERLY ANCHORED.  MULCH SHALL NOT BE SPREAD ON TOP OF SNOW.  THE SNOW SHALL BE REMOVED DOWN TO A ONE-INCH DEPTH OR LESS PRIOR TO APPLICATION.  AFTER EACH DAY OF FINAL GRADING, THE AREA SHALL BE PROPERLY STABILIZED WITH ANCHORED HAY OR STRAW OR EROSION CONTROL MATTING.  AN AREA SHALL BE CONSIDERED TO HAVE BEEN STABILIZED WHEN EXPOSED SURFACES HAVE BEEN EITHER MULCHED WITH STRAW OR HAY AT A RATE OF 150 LB. PER 1,000 SQUARE FEET (3 TONS/ACRE) AND ADEQUATELY ANCHORED THAT GROUND SURFACE IS NOT VISIBLE THOUGH THE MULCH. BETWEEN THE DATES OF NOVEMBER 1ST AND APRIL 15TH ALL MULCH SHALL BE ANCHORED BY PEG LINE, MULCH NETTING, TRACKING, OR WOOD CELLULOSE FIBER.  WHEN GROUND SURFACE IS NOT VISIBLE THROUGH THE MULCH THEN COVER IS SUFFICIENT.  AFTER NOVEMBER 1ST, MULCH AND ANCHORING OF ALL BARE SOIL SHALL OCCUR AT THE END OF EACH FINAL GRADING WORKDAY. 4. MULCHING ON SLOPES AND DITCHES  MULCHING ON SLOPES AND DITCHES  SLOPES SHALL NOT BE LEFT EXPOSED FOR ANY EXTENDED TIME OF WORK SUSPENSION UNLESS FULLY MULCHED AND ANCHORED WITH PEG AND NETTING OR WITH EROSION CONTROL BLANKETS.  MULCHING SHALL BE APPLIED AT A RATE OF 230 LBS/1,000 S.F. ON ALL SLOPES GREATER THAN 8%. MULCH NETTING SHALL BE USED TO ANCHOR MULCH IN ALL DRAINAGE WAYS WITH A SLOPE GREATER THAN 3% FOR SLOPES EXPOSED TO DIRECT WINDS AND FOR ALL OTHER SLOPES GREATER THAN 8%.  EROSION CONTROL BLANKETS SHALL BE USED IN LIEU OF MULCH IN ALL DRAINAGE WAYS WITH SLOPES GREATER THAN 8%.  EROSION CONTROL MIX CAN BE USED TO SUBSTITUTE EROSION CONTROL BLANKETS ON ALL SLOPES EXCEPT DITCHES. 5. SEEDING  SEEDING  BETWEEN THE DATES OF OCTOBER 15TH AND APRIL 1ST, LOAM OR SEED WILL NOT BE REQUIRED.  DURING PERIODS OF ABOVE FREEZING TEMPERATURES, FINISHED AREAS SHALL BE FINE GRADED AND EITHER PROTECTED WITH MULCH OR TEMPORARILY SEEDED AND MULCHED UNTIL SUCH TIME AS THE FINAL TREATMENT CAN BE APPLIED.  IF THE DATE IS AFTER NOVEMBER 1ST AND IF THE EXPOSED AREA HAS BEEN LOAMED, FINAL GRADED WITH A UNIFORM SURFACE, THEN THE AREA MAY BE DORMANT SEEDED AT A RATE OF THREE TIMES HIGHER THAN SPECIFIED FOR PERMANENT SEED AND THEN MULCHED.  DORMANT SEEDING MAY BE SELECTED TO BE PLACED PRIOR TO THE PLACEMENT OF MULCH AND FABRIC NETTING ANCHORED WITH STAPLES.  IF DORMANT SEEDING IS USED FOR THE SITE, ALL DISTURBED AREAS SHALL RECEIVE 4" OF LOAM AND SEED AT AN APPLICATION RATE OF 5 LBS/1000 SF.  ALL AREAS SEEDED DURING THE WINTER SHALL BE INSPECTED IN THE SPRING FOR ADEQUATE CATCH.  ALL AREAS INSUFFICIENTLY VEGETATED (LESS THAN 90% CATCH) SHALL BE REVEGETATED BY REPLACING LOAM, SEED AND MULCH.  IF DORMANT SEEDING IS NOT USED FOR THE SITE, ALL DISTURBED AREAS SHALL BE REVEGETATED IN THE SPRING. ALJDF 6. DEWATERING  DEWATERING  WATER FROM CONSTRUCTION TRENCH DEWATERING SHALL PASS FIRST THROUGH A FILTER BAG OR SECONDARY CONTAINMENT STRUCTURE (E.G. HAY BALE LINED POOL) PRIOR TO DISCHARGE.  THE DISCHARGE SITE SHALL BE SELECTED TO AVOID FLOODING, ICING, AND SEDIMENT DISCHARGES TO A PROTECTED RESOURCE.   7. INSPECTION AND MONITORING  INSPECTION AND MONITORING  MAINTENANCE MEASURES SHALL BE APPLIED AS NEEDED DURING THE ENTIRE CONSTRUCTION SEASON.  AFTER EACH RAINFALL, SNOW STORM OR PERIOD OF THAWING AND RUNOFF, THE SITE CONTRACTOR SHALL PERFORM A VISUAL INSPECTION OF ALL INSTALLED EROSION CONTROL MEASURES AND PERFORM REPAIRS AS NEEDED TO INSURE THEIR CONTINUOUS FUNCTION.  FOLLOWING THE TEMPORARY AND/OR FINAL SEEDING AND MULCHING, THE CONTRACTOR SHALL IN THE SPRING INSPECT AND REPAIR ANY DAMAGES AND/OR UNESTABLISHED SPOTS.  ESTABLISHED VEGETATIVE COVER MEANS A MINIMUM OF 85% TO 90% OF AREAS VEGETATED WITH VIGOROUS GROWTH. STANDARDS FOR TIMELY STABILIZATION OF CONSTRUCTION SITES DURING WINTER 1.  STANDARD FOR THE TIMELY STABILIZATION OF DISTURBED SOILS  STANDARD FOR THE TIMELY STABILIZATION OF DISTURBED SOILS BY SEPTEMBER 15TH THE APPLICANT SHALL SEED AND MULCH ALL DISTURBED SOILS ON AREAS HAVING A SLOPE LESS THAN 15%.  IF THE APPLICANT FAILS TO STABILIZE THESE SOILS BY THIS DATE, THEN THE APPLICANT SHALL TAKE ONE OF THE FOLLOWING ACTIONS TO STABILIZE THE SOIL FOR LATE FALL AND WINTER. STABILIZE THE SOIL WITH TEMPORARY VEGETATION--BY OCTOBER 1ST THE APPLICANT SHALL SEED THE DISTURBED SOIL WITH WINTER RYE AT A SEEDING RATE OF THREE POUNDS PER 1000 SQUARE FEET, LIGHTLY MULCH THE SEEDED SOIL WITH HAY OR STRAW AT 75 POUNDS PER 1000 SQUARE FEET, AND ANCHOR THE MULCH WITH PLASTIC NETTING.  THE APPLICANT SHALL MONITOR GROWTH OF THE RYE OVER THE NEXT 30 DAYS.  IF THE RYE FAILS TO GROW AT LEAST THREE INCHES OR COVER AT LEAST 75% OF THE DISTURBED SOIL BEFORE NOVEMBER 15TH, THEN THE APPLICANT SHALL MULCH THE AREA FOR OVER-WINTER PROTECTION AS DESCRIBED ABOVE. STABILIZE THE SOIL WITH SOD--THE APPLICANT SHALL STABILIZE THE DISTURBED SOIL WITH PROPERLY INSTALLED SOD BY OCTOBER 1ST.  PROPER INSTALLATION INCLUDES THE APPLICANT PINNING THE SOD ONTO THE SOIL WITH WIRE PINS, ROLLING THE SOD TO GUARANTEE CONTACT BETWEEN THE SOD AND UNDERLYING SOIL, AND WATERING THE SOD TO PROMOTE ROOT GROWTH INTO THE DISTURBED SOIL. STABILIZE THE SOIL WITH MULCH--BY NOVEMBER 15TH THE APPLICANT SHALL MULCH THE DISTURBED SOIL BY SPREADING HAY OR STRAW AT A RATE OF AT LEAST 150 POUNDS PER 1000 SQUARE FEET ON THE AREA SO THAT NO SOIL IS VISIBLE THROUGH THE MULCH.  PRIOR TO APPLYING THE MULCH, THE APPLICANT SHALL REMOVE ANY SNOW ACCUMULATION ON THE DISTURBED AREA.  IMMEDIATELY AFTER APPLYING THE MULCH, THE APPLICANT WILL ANCHOR THE MULCH WITH PLASTIC NETTING TO `PREVENT WIND FROM MOVING THE MULCH OFF THE DISTURBED SOIL.
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PLANTING SPECIFICATION

A. Call Dig Safe prior to any excavation work. The location and maintenance of landscaping and site amenities cannot 
conflict with site utilities. Coordinate with all other project drawings.

B. In any case where drawings or specifications vary from the City of Lewiston Site Plan Review and Design Guidelines or 
the Contract Zone for the site dated February, 2019, City regulations or Contract Zone take precedent. Report any 
discrepancies to Owner and Landscape Architect 

C.The location of all trees, shrubs, and grasses shall be staked and approved by the Landscape Architect prior to planting. 

D.Flag the northern side of trees in the nursery and install trees oriented to the north. Landscape Architect to select plant 
material with contractor.

E. All plant material shall be healthy and full-branching, true to form and specified size, free of disease, pests and physical 
damage.
 
F. Employ only experienced personnel familiar with required work. 

G. If deciduous trees are planted in - leaf, they shall be sprayed with an anti-desiccant prior to digging operation.

H. Landscape installation timeframe:

Balled and Burlapped:
Spring 4/1 to 7/15, and Fall 8/15 to 10/15

I. Specified plant material may be substituted by the use of alternate, similar plant material, with approval from the 
Landscape Architect.

J. All plant material and lawn shall be guaranteed for a period for two years from date of occupancy. All dead and 
non-vigorous material shall be replaced, without cost to the Owner, with a similar species, and these replacement plants 
shall be guaranteed for one year from the date of acceptance by the Owner.

K. Planting soil shall be 2/3 topsoil, free of debris and stones over 1" in diameter, and 1/3 peat moss.  The pH shall be 
between 5. 5 - 7.0.  Ground limestone shall be added to the planting soil to achieve specified pH. 

L. Add compost in planting beds at a 1 part compost to 4 part existing soil  ratio,tilled to a 12" depth per industry standards. 

M. Fertilizer shall be applied when planting pits are 2/3 full of planting soil with a 5-10-10 fertilizer.  After planting, slow 
release fertilizer, minimum 5 year, shall be applied using a 4 oz. packet system at rates recommended by the manufacturer.

N. Mulch shall be 100% fine shredded pine bark, 2" deep. Planting beds adjacent to buildings shall use 3/4" aggregate or 
less. Landscape and Owner to approve color.

O. Tree wrap shall be Osnaburg Cloth, 4 7/8" wide, unbleached, or approved equal. Cloth should only be used for material 
transport and installation and removed immediately following installation.

P. Loam and seed disturbed lawn areas per civil engineering plans.

Q. Trees normally do not need to be staked and staking can be harmful to the tree and a hazard in pedestrian locations. 
Staking should only be done with the approval of the Landscape Architect and the Portland City Arborist if it is expected that 
the tree will not be able to support itself. The following are reasons why trees do not remain straight: 

Root balls placed on soft soil: Tamp soils under root ball prior to planting 
Root balls with very sandy soil or very wet clay soil: Staking advisable
Trees located in a place of extremely windy conditions: Staking advisable
Trees located in a place where vandalism may impact tree: Staking advisable

R. If tree stakes are required they shall be placed parallel to the curb. Trees will be secured with web strapping or polyester 
chain-lock. No wire or hose will be used. Assure that the bearing surface of the webbed strapping or poly chain lock against 
the trunk is a minimum of 12 MM (0.5 inches). Remove all staking as soon as the tree has grown sufficient roots to overcome 
the problem that required the tree to be staked. Stakes shall be in place no longer than one year or at least until the end of 
the growing season after planting.

S. Install black, molded, modular panels manufactured with 50 percent recycled polyethylene plastic with ultraviolet 
inhibitors, 85 mils (2.2 mm) thick, with vertical root deflecting ribs protruding _ inch (12 mm) to 3/4 inch (19 mm) out from 
panel, and each panel 24 inches (610 mm) wide by 18 inches in depth.  Integrated zipper joining system for panel-to-panel 
connection.

T. Planting Pits and Trenches:  Excavate circular planting pits with tapered sides.  Excavations with vertical sides are not 
acceptable.  Trim perimeter of bottom leaving center area of bottom raised slightly to support root ball and assist in drainage 
away from center.  Do not further disturb base.  Ensure that root ball will sit on undisturbed base soil to prevent settling.  
Scarify sides of planting pit sheared or smoothed during excavation. Excavate two times as wide as ball diameter. Excavate 
at least 12 inches (300 mm) wider than root spread and deep enough to accommodate vertical roots for bare-root stock. Do 
not excavate deeper than depth of the root ball, measured from the root flare to the bottom of the root ball. Subsoil and 
topsoil removed from excavations may not be used as planting media

U. Maintenance shall begin immediately after each plant is planted and shall continue until 
Maintenance required:

1. Maintain plantings by pruning, cultivating, watering, weeding, fertilizing, mulching, restoring water saucers, resetting to 
proper grade or vertical position, and performing other operations as required to establish healthy, viable plantings. 
2. Planting areas shall be kept free of weeds, grass, and other undesired vegetative growth.
3. Fill in as necessary soil subsidence that may occur because of settling or other processes.  Replace mulch materials 
damaged or lost in areas of settling. Do not place mulch within 3 inches (75 mm) of trunks or stems. A continuous, linear 
mulched area shall be maintained between closely spaced plants to avoid grassed strips less than 2 feet (600 mm) wide or 
scallops of grass that are difficult to maintain.
4. Apply treatments as required to keep plant materials, planted areas, and soils free of pests and pathogens or disease. 
Use practices to minimize the use of chemicals and pesticides and reduce hazards.
5. Apply pesticides and other chemical products and biological control agents in accordance with authorities having 
jurisdiction and manufacturer's written recommendations. Coordinate applications with Owner's operations and others in 
proximity to the Work. Notify Owner before each application is performed.
6. Protect plants from damage due to landscape operations and operations of other contractors and trades.  Maintain 
protection during installation and maintenance periods.  Treat, repair, or replace damaged plantings without additional cost to 
the Owner.
7. Prune, thin, and shape woody materials according to standard professional horticultural and arboricultural practices and in 
accordance with ANSI A300 (Part 3) Pruning Standards. Unless otherwise indicated by Landscape Architect, do not cut tree 
leaders; remove only injured, dying, or dead branches from trees and shrubs.  Prune to retain natural character.
8. Pruning shall be done with clean, sharp tools. Cuts shall be made at branch collars, leaving no stubs.  No tree paint shall 
be used.
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WEBBED STRAPPING OR
POLY CHAIN-LOCK.

THE EDGE OF THE ROOT BALL.
ALL STAKES SHALL BE DRIVEN OUTSIDE

SUCH AS COBRA OR TREESAVE SYSTEM

TYPICAL TREE PLANTING DETAIL

N.T.S.

TYPICAL SHRUB PLANTING DETAIL
N.T.S.

EQ.

6" MIN

EQ. EQ.

LOOSEN BURLAP

2" MULCH (NO MULCH WITHIN 1" OF TRUNK)

4" HIGH SAUCER AROUND SHRUB

PLANTING SOIL

PLACE ROOT BALL ON UNEXCAVATED
OR TAMPENED SOIL

4  COCKSPUR HAWTHORN
W/ 28 HAYSCENTED FERN PER
TREE PIT

3  HIGH BUSH CRANBERRY W/ 117 FIELD SEDGE

4-5' TALL DECORATIVE SCREEN WALL
ALONG SOUTH AND EAST SIDES OF RAMP
WITH INTEGRATED SEAT AT SOUTH BASE

1 COLUMNAR RED MAPLE
W/ 115 JOE PIE WEED

AND 95 NEW ENGLAND ASTER (FRONT THREE ROWS)

BIKE RACK

98 MILKWEED

BUTTERFLY / SITTING GARDEN

6 RIVER BIRCH (MULTI-STEM)
6 SHADBUSH (MULTI-STEM)

6 ARROWOOD VIBURNUM
W/ 500 HAYSCENTED FERN

250 BEEBALM
250 CONEFLOWER
250 IRONWWEED

250 BLACK EYED SUSAN

FIELD LOCATE PLANTS WITH LANDSCAPE ARCHITECT

REUSE BOULDERS FROM SITE
TO CREATE FOUR ADA SITTING AREAS

W/ ADA STONE DUST BASE
4  ADA BENCHES (MIN. 5'-0" CLEARANCE)

FIELD LOCATE STONE DUST, BENCHES, AND BOULDERS WITH LANDSCAPE ARCHITECT

QUANTITY  BOTANICAL NAME   COMMON NAME  SIZE REMARKS

1 Acer rubrum "Columnare" Red Maple "Columnar" 4" Calp BB
6 Amelanchier canadensis Shadbush 6' HT BB/Multi-Stem
98 Asclepias syriaca Common Milkweed 1GL CONTAINER/2' O.C.
95 Aster novae angliae New England Aster 1GL CONTAINER/1' O.C.
6 Betula nigra River Birch 8' HT BB/Multi-Stem
117 Carex praaegracilis Field Sedge 1GL CONTAINER/1' O.C.
4 Crataegus crus-galli "inermis" Thornless Cockspur Hawthorn 8' HT BB
612 Dennstaedtia punctilbula Hayscented Fern 1GL CONTAINER/1' O.C.
250 Echinacea purpurea Conef lower 1QRT CONTAINER/1' O.C.
115 Eutrochium purpureum  Joe Pie Weed 1QRT CONTAINER/1' O.C.
250 Monarda Beebalm 1QRT CONTAINER/1' O.C.
250 Rudbeckia fulgida Black Eyed Susan 1QRT CONTAINER/1' O.C.
250 Vernonia altissima Ironweed 1QRT CONTAINER/1' O.C.
6 Viburnum dentatum Arrowood Viburnum 4' HT Container 
3 Viburnum trilobum High Bush Cranberry 4' HT Container

FOR PERMITTING

B Corrected planting count and 
ADA sitting area detail 10/16/19
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CITY OF LEWISTON 

 

Department of Planning & Code Enforcement 

 

 
 

                          

TO:  Lewiston Planning Board 

 

FROM: Douglas Greene, AICP, RLA; Deputy Director/City Planner 

 

DATE:  October 24, 2019 

 

RE:  Planning Board Initiation of Text Amendments for Design Lewiston 

  Agenda Item 5a Other Business 

 

Since April 2019, consultants for the city (Stantec), an Advisory Committee and staff 

have been working on “Design Lewiston”, which updates Lewiston’s design regulations. 

The update proposes new city-wide design guidelines and design standards for Lewiston’s 

Downtown Core.  The project is nearly complete and the staff is now requesting the 

Planning Board initiate a series of text amendments that will incorporate the contents of 

the Site Plan Review and Design Guidelines into the zoning ordinance in order to be 

implemented   

 

The text amendments to be presented to the Planning Board  

a. New definitions to Article II, Definitions 

b. Revisions to Article XI, District Regulations, Section 23 Space and Bulk 

Requirements 

c. Revisions to Article XIII, Development Review and Standards 

d. Revisions to Article XV, Significant Buildings and Districts (Historic 

Preservation) 

 

In addition, the staff will be asking the Planning Board to adopt “Design Lewiston- Site Plan 

Review and Design Guidelines” as a policy document at its November 25, 2019 meeting. 

 

Action Necessary- Make a motion on behalf of the Planning Board, pursuant to Article 

XVII, Section 5 to initiate zoning text amendments, as needed, to implement new design 

regulations as described in Design Lewiston and to forward a recommendation to the City 

Council. 
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CITY OF LEWISTON 

 

Department of Planning & Code Enforcement 

 

 
 

                          

TO:  Lewiston Planning Board 

 

FROM: Douglas Greene, AICP; Deputy Director/City Planner 

 

DATE:  October 24, 2019 

 

RE:  Planning Board Initiation of Solar Energy Facility Text Amendment  

 

 

Over the last six months, multiple solar facility companies have approached the Planning 

and Code Enforcement staff seeking guidance on possible large-scale solar facility projects 

Lewiston. New state regulations have sparked this new level of interest, and there appear 

to be several sites that might be appropriate for large-scale solar energy facilities.  During 

the course of meeting with those interested companies, the staff realized that solar energy 

facilities are not listed in the zoning ordinance land-use chart, nor is it defined.   

 

At this time, an applicant for a solar energy facility project would have to first seek an 

opinion from the Planning Board that the use (solar energy facility) is similar but not listed 

on the Land Use Chart.  The solution to this unnecessary and time-consuming step would 

be a text amendment, simply adding solar energy facility into the Land Use Chart.  The 

staff believes solar energy facility should be located in the Public and Utility land-use 

category, and be included with “power transmission lines, substations, telephone 

exchanges, microwave towers or other public utility or communications use.”  Public and 

Utility uses are a conditional use in every zoning district. 

 

The staff, therefore, asks the Planning Board to initiate a text amendment to add solar 

energy facilities to Article 11, District Regulations, Section 22 Land-Use Requirements. 

 

Attached to this memo is a summary of recent solar energy legislation in Maine and an 

American Planning Association paper on “Planning for Utility-Scale Solar Energy 

Facilities.” 

 

Action Necessary- Make a motion on behalf of the Planning Board pursuant to Article 

XVII, Section 5 to initiate a zoning text amendment to add Solar Energy Facilities to 

Article XI, Section 22 and to forward a recommendation to the City Council.  
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Planning for Utility-Scale Solar Energy Facilities
By Darren Coffey, aicp 

Solar photovoltaics (PV) are the fastest-growing energy source 
in the world due to the decreasing cost per kilowatt-hour—60 
percent to date since 2010, according to the U.S. Department 
of Energy (U.S. DOE n.d.)—and the comparative speed in 
constructing a facility. Solar currently generates 0.4 percent of 
global electricity, but some University of Oxford researchers es-
timate its share could increase to 20 percent by 2027 (Hawken 
2017). Utility-scale solar installations are the most cost-effective 
solar PV option (Hawken 2017).

Transitioning from coal plants to solar significantly 
decreases carbon dioxide emissions and eliminates sulfur, 
nitrous oxides, and mercury emissions. As the U.S. Depart-
ment of Energy states, “As the cleanest domestic energy 
source available, solar supports broader national priorities, 
including national security, economic growth, climate change 
mitigation, and job creation” (U.S. DOE n.d.). As a result, there 
is growing demand for solar energy from companies (e.g., the 
“RE100,” 100 global corporations committed to sourcing 100 
percent renewable electricity by 2050) and governments (e.g., 
the Virginia Energy Plan commits the state to 16 percent 
renewable energy by 2022). 

Federal and state tax incentives have accelerated the energy 
industry’s efforts to bring facilities online as quickly as possible. 
This has created a new challenge for local governments, as 
many are ill-prepared to consider this new and unique land-
use option. Localities are struggling with how to evaluate utili-
ty-scale solar facility applications, how to update their land-use 
regulations, and how to achieve positive benefits for hosting 
these clean energy facilities. 

As a land-use application, utility-scale solar facilities are 
processed as any other land-use permit. Localities use the 
tools available: the existing comprehensive (general) plan and 
zoning ordinance. In many cases, however, plans and ordi-
nances do not address this type of use. Planners will need to 
amend these documents to bring some structure, consisten-
cy, and transparency to the evaluation process for utility-scale 
solar facilities. 

Unlike many land uses, these solar installations will occupy 
vast tracts of land for one or more generations; they require tre-
mendous local resources to monitor during construction (and 
presumably decommissioning); they can have significant im-
pacts on the community depending on their location, buffers, 
installation techniques, and other factors (Figure 1); and they 
are not readily adaptable for another industrial or commercial 
use, hence the need for decommissioning. 

While solar energy aligns with sustainability goals held by an 
increasing number of communities, solar industries must bring 
an overall value to the locality beyond the clean energy label. 
Localities must consider the other elements of sustainability 
and make deliberate decisions regarding impacts and benefits 
to the social fabric, natural environment, and local economy. 
How should a locality properly evaluate the overall impacts of a 
large-scale clean energy land use on the community?

This PAS Memo examines utility-scale solar facility uses and 
related land-use issues. It defines and classifies these facilities, 

Figure 1. Utility-scale solar facilities are large-scale uses that can 
have significant land-use impacts on communities. Photo by  
Flickr user U.S. Department of Energy/Michael Faria. 

http://there100.org/
https://www.dmme.virginia.gov/DE/VirginiaEnergyPlan.shtml
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analyzes their land-use impacts, and makes recommendations 
for how to evaluate and mitigate those impacts. While public 
officials tend to focus on the economics of these facilities and 
their overall fiscal impact to the community, the emphasis for 
planners is on the direct land-use considerations that should 
be carefully evaluated (e.g., zoning, neighbors, viewsheds, 
and environmental impacts). Specific recommendations and 
sample language for addressing utility-scale solar in compre-
hensive plans and zoning ordinances are provided at the end 
of the article. 

The Utility-Scale Solar Backdrop
In contrast to solar energy systems generating power for on-
site consumption, utility-scale solar, or a solar farm, is an energy 
generation facility that supplies power to the grid. These 

Figure 2. Components of a solar farm: solar panels (left), substation (center), and high-voltage transmission lines (right). Photos courtesy 
Berkley Group (left, right) and Pixabay (center).

facilities are generally more than two acres in size and have 
capacities in excess of one megawatt; today’s utility-scale solar 
facilities may encompass hundreds or even thousands of acres. 
A solar site may also include a substation and a switchyard, and 
it may require generator lead lines (gen-tie lines) to intercon-
nect to the grid (Figure 2). 

From 2008 to 2019, U.S. solar photovoltaic (PV) installations 
have grown from generating 1.2 gigawatts (GW) to 30 GW 
(SEIA 2019). The top 10 states generating energy from solar PV 
are shown in Figure 3. For many of these initial projects, local 
planning staff independently compiled information through 
research, used model ordinances, and relied on professional 
networks to cobble together local processes and permit con-
ditions to better address the adverse impacts associated with 
utility-scale solar. 

Figure 3. Utility solar capacity in the United States in 2019. Courtesy Solar Energy Industry Association.
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industry. Figure 4 shows the extent of existing electric trans-
mission lines in one rural Virginia county. 

Federal and state tax incentives have further accelerated the 
pace of utility-scale solar developments, along with decreas-
ing solar panel production costs. These factors all combine to 
create land-use development pressure that, absent effective 
and relevant land-use regulatory and planning tools, creates an 
environment where it is difficult to properly evaluate and make 
informed decisions for the community’s benefit. 

Solar Facility Land-Use Impacts
As with any land-use application, there are numerous potential 
impacts that need to be evaluated with solar facility uses. All 
solar facilities are not created equal, and land-use regulations 
should reflect those differences in scale and impact accordingly. 

Utility-scale solar energy facilities involve large tracts of land 
involving hundreds, if not thousands, of acres. On these large 
tracts, the solar panels often cover more than half of the land 
area. The solar facility use is often pitched as “temporary” by 
developers, but it has a significant duration—typically project-
ed by applicants as up to 40 years. 

Establishing such a solar facility use may take an existing 
agricultural or forestry operation out of production, and resum-
ing such operations in the future will be a challenge. Utility-scale 
solar can take up valuable future residential, commercial, or 
industrial growth land when located near cities, towns, or other 

Figure 4. Electric transmission lines in Mecklenburg County, Virginia. Courtesy Berkley Group.

However, each individual project brings unique challenges 
related to size, siting, compatibility with surrounding uses, miti-
gating impacts through setbacks and buffers, land disturbance 
processes and permits, financial securities, and other factors. This 
has proven to be a significant and ongoing challenge to local 
planning staff, planning commissions, and governing bodies. 

Some localities have adopted zoning regulations to address 
utility-scale solar facilities based on model solar ordinance 
templates created by state or other agencies for solar energy 
facilities. However, these ordinances may not be sufficient to 
properly mitigate the adverse impacts of these facilities on 
communities. Many of these initial models released in the 
early 2010s aimed to promote clean energy and have failed to 
incorporate lessons learned from actual facility development. 
In addition, the solar industry has been changing at a rapid 
pace, particularly regarding the increasing scale of facilities. 
Planners should therefore revisit any existing zoning regula-
tions for utility-scale solar facilities to ensure their relevance 
and effectiveness. 

Rapid growth of utility-scale solar facilities has emerged for 
rural communities, particularly those that have significant elec-
trical grid infrastructure. Many rural counties have thousands 
of acres of agricultural and forested properties in various levels 
of production. Land prices tend to be much more cost-effec-
tive in rural localities, and areas located close to high-voltage 
electric transmission lines offer significant cost savings to the 
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identified growth areas. If a solar facility is close to a major road 
or cultural asset, it could affect the viewshed and attractiveness 
of the area.  Because of its size, a utility-scale solar facility can 
change the character of these areas and their suitability for 
future development. There may be other locally specific poten-
tial impacts. In short, utility-scale solar facility proposals must 
be carefully evaluated regarding the size and scale of the use; 
the conversion of agricultural, forestry, or residential land to an 
industrial-scale use; and the potential environmental, social, and 
economic impacts on nearby properties and the area in general. 

To emphasize the potential impact of utility-scale solar facil-
ities, consider the example of one 1,408-acre (2.2-square-mile) 
Virginia town with a 946-acre solar facility surrounding its north 
and east sides. The solar project area is equal to approximately 
67 percent of the town’s area. A proposed 332.5-acre solar facility 
west of town increases the solar acres to 1,278.5, nearly the size 
of the town. Due to its proximity to multiple high-voltage elec-
trical transmission lines, other utility-scale solar facilities are also 
proposed for this area, which would effectively lock in the town’s 
surrounding land-use pattern for the next generation or more.

The following considerations are some of the important 
land-use impacts that utility-scale solar may have on nearby 
communities. 

Change in Use/Future Land Use
A primary impact of utility-scale solar facilities is the removal of 
forest or agricultural land from active use. An argument often 
made by the solar industry is that this preserves the land for 
future agricultural use, and applicants typically state that the 
land will be restored to its previous condition. This is easiest 
when the land was initially used for grazing, but it is still not 
without its challenges, particularly over large acreages. Land 
with significant topography, active agricultural land, or forests 
is more challenging to restore. 

It is important that planners consider whether the industrial 
nature of a utility-scale solar use is compatible with the local-
ity’s vision. Equally as important are imposing conditions that 
will enforce the assertions made by applicants regarding the 
future restoration of the site and denying applications where 
those conditions are not feasible. 

Agricultural/Forestry Use. Agricultural and forested areas 
are typical sites for utility-scale solar facility uses. However, the 
use of prime agricultural land (as identified by the USDA or by 
state agencies) and ecologically sensitive lands (e.g., riparian 
buffers, critical habitats, hardwood forests) for these facilities 
should be scrutinized. 

For a solar facility, the site will need to be graded in places 
and revegetated to stabilize the soil. That vegetation typically 
needs to be managed (e.g., by mowing, herbicide use, or sheep 
grazing) over a long period of time. This prolonged vegetation 
management can change the natural characteristics of the soil, 
making restoration of the site for future agricultural use more 
difficult. While native plants, pollinator plants, and grazing 
options exist and are continually being explored, there are 
logistical issues with all of them, from soil quality impacts to 
compatibility of animals with the solar equipment.

A deforested site can be reforested in the future, but over an 
additional extended length of time, and this may be delayed or 
the land left unforested at the request of the landowner at the 
time of decommissioning. Clearcutting forest in anticipation of 
a utility-scale solar application should be avoided but is not un-
common. This practice potentially undermines the credibility of 
the application, eliminates what could have been natural buffers 
and screening, and eliminates other landowner options to mon-
etize the forest asset (such as for carbon or nutrient credits).

For decommissioning, the industry usually stipulates re-
moval of anything within 36 inches below the ground surface. 
Unless all equipment is specified for complete removal and this 
is properly enforced during decommissioning, future agricul-
tural operations would be planting crops over anything left in 
the ground below that depth, such as metal poles, concrete 
footers, or wires. 

Residential Use. While replacing agricultural uses with 
residential uses is a more typical land-use planning concern, 
in some areas this is anticipated and desired over time. “Peo-
ple have to live somewhere,” and this should be near existing 
infrastructure typical of cities, towns, and villages rather than 
sprawled out over the countryside. This makes land lying within 
designated growth areas or otherwise located near existing 
population centers a logical location for future residential use. 
Designated growth areas can be important land-use strategies 
to accommodate future growth in a region. Permitting a utili-
ty-scale use on such land ties it up for 20–40 years (a generation 
or two), which may be appropriate in some areas, but not others. 

Industrially Zoned Land. Solar facilities can be a good use 
of brownfields or other previously disturbed land. A challenge 
in many rural areas, however, is that industrially zoned land 
is limited, and both public officials and comprehensive plan 
policies place a premium on industries that create and retain 
well-paying jobs. While utility-scale solar facilities are not neces-
sarily incompatible with other commercial and industrial uses, 
the amount of space they require make them an inefficient use 
of industrially zoned land, for which the “highest and best use” 
often entails high-quality jobs and an array of taxes paid to the 
locality (personal property, real estate, machinery and tool, and 
other taxes).

Location
The location of utility-scale solar facilities is the single most im-
portant factor in evaluating an application because of the large 
amount of land required and the extended period that land is 
dedicated to this singular use, as discussed above. 

Solar facilities can be appropriately located in areas where 
they are difficult to detect, the prior use of the land has been 
marginal, and there is no designated future use specified (i.e., not 
in growth areas, not on prime farmland, and not near recreation-
al or historic areas). Proposed facilities adjacent to corporate 
boundaries, public rights-of-way, or recreational or cultural 
resources are likely to be more controversial than facilities that 
are well placed away from existing homes, have natural buffers, 
and don’t change the character of the area from the view of local 
residents and other stakeholders. 
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Concentration of Uses 
A concentration of solar facilities is another primary concern. 
The large scale of this land use, particularly when solar facili-
ties are concentrated, also significantly exacerbates adverse 
impacts to the community in terms of land consumption, use 
pattern disruptions, and environmental impacts (e.g., storm-
water, erosion, habitat). Any large-scale homogenous land 
use should be carefully examined—whether it is rooftops, 
impervious surface, or solar panels. Such concentrated land 
uses change the character of the area and alter the natural and 
historic development pattern of a community.

The attraction of solar facilities to areas near population 
centers is a response to the same forces that attract other 
uses—the infrastructure is already there (electrical grid, 
water and sewer, and roads). One solar facility in a given 
geographic area may be an acceptable use of the land, but 
when multiple facilities are attracted to the same geography 
for the same reasons, this tips the land-use balance toward 
too much of a single use. The willingness of landowners to 
cooperate with energy companies is understandable, but 
that does not automatically translate into good planning 
for the community. The short- and medium-term gains for 
individual landowners can have a lasting negative impact 
on the larger community.

Visual Impacts 
The visual impact of utility-scale solar facilities can be signifi-
cantly minimized with effective screening and buffering, but 
this is more challenging in historic or scenic landscapes. Solar 
facilities adjacent to scenic byways or historic corridors may 
negatively impact the rural aesthetic along these transporta-

tion routes. Buffering or screening may also be appropriate 
along main arterials or any public right-of-way, regardless of 
special scenic or historic designation. 

The location of large solar facilities also needs to account 
for views from public rights-of-way (Figure 5). Scenic or historic 
areas should be avoided, while other sites should be effectively 
screened from view with substantial vegetative or other types 
of buffers. Berms, for example, can provide a very effective 
screen, particularly if combined with appropriate vegetation. 

Decommissioning
The proper decommissioning and removal of equipment and 
other improvements when the facility is no longer operational 
presents significant challenges to localities. 

Decommissioning can cost millions in today’s dollars. The 
industry strongly asserts that there is a significant salvage value 
to the solar arrays, but there may or may not be a market to 
salvage the equipment when removed. Further, the feasibility 
of realizing salvage value may depend on who removes the 
equipment—the operator, the tenant, or the landowner (who 
may not be the same parties as during construction)—as well 
as when it is removed. 

Providing for adequate security to ensure that financial re-
sources are available to remove the equipment is a significant 
challenge. Cash escrow is the most reliable security for a local-
ity but is the most expensive for the industry and potentially a 
financial deal breaker. Insurance bonds or letters of credit seem 
to be the most acceptable forms of security but can be difficult 
to enforce as a practical matter. The impact of inflation over 
decades is difficult to calculate; therefore, the posted financial 
security to ensure a proper decommissioning should be reeval-

Figure 5. This scenic vista would be impacted by a solar facility proposed for the far knoll. Photo courtesy Berkley Group. 
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Figure 6. A conceptual site plan for a 1,491-acre utility-scale solar facility showing wildlife corridors throughout the site. Courtesy  
Dominion Energy. 

Wildlife Corridors. In addition to mitigating the visual 
impact of utility-scale solar facilities, substantial buffers can act 
as wildlife corridors along project perimeters. The arrangement 
of panels within a project site is also important to maintain 
areas conducive to wildlife travel through the site. Existing 
trees, wetlands, or other vegetation that link open areas should 
be preserved as wildlife cover. Such sensitivity to the land’s en-
vironmental features also breaks up the panel bay groups and 
will make the eventual restoration of the land to its previous 
state that much easier and more effective. A perimeter fence is 
a barrier to wildlife movement, while fencing around but not 
in between solar panel bays creates open areas through which 
animals can continue to travel (Figure 6).

Stormwater, Erosion, and Sediment Control. The site 
disturbance required for utility-scale solar facilities is significant 
due to the size of the facilities and the infrastructure needed to 
operate them. These projects require the submission of both 
stormwater (SWP) and erosion/sediment control (ESC) plans to 
comply with federal and state environmental regulations. 

Depending on the site orientation and the panels to be used, 
significant grading may be required for panel placement, roads, 
and other support infrastructure. The plan review and submis-

uated periodically—usually every five years or so. The worst 
possible outcome for a community (and a farmer or landown-
er) would be an abandoned utility-scale solar facility with no 
resources available to pay for its removal.

Additional Solar Facility Impacts 
In addition to the land-use impacts previously discussed, there 
are a number of significant environmental and economic im-
pacts associated with utility-scale solar facilities that should be 
addressed as part of the land-use application process. 

Environmental Impacts
While solar energy is a renewable, green resource, its gen-
eration is not without environmental impacts. Though 
utility-scale solar facilities do not generate the air or water 
pollution typical of other large-scale fossil-fuel power pro-
duction facilities, impacts on wildlife habitat and stormwater 
management can be significant due to the large scale of 
these uses and the resulting extent of land disturbance. The 
location of sites, the arrangement of panels within the site, 
and the ongoing management of the site are important in 
the mitigation of such impacts. 
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sion processes are no different with these facilities than for any 
other land-disturbing activity. However, such large-scale grading 
project plans are more complex than those for other uses due 
primarily to the scale of utility solar. Additionally, the impervious 
nature of the panels themselves creates stormwater runoff that 
must be properly controlled, managed, and maintained. 

Due to this complexity, it is recommended that an indepen-
dent third party review all SWP and ESC plans in addition to 
the normal review procedures.  Many review agencies (local, re-
gional, or state) are under-resourced or not familiar with large-
scale grading projects or appropriate and effective mitigation 
measures. It is in a locality’s best interest to have the applicant’s 
engineering and site plans reviewed by a licensed third party 
prior to and in addition to the formal plan review process. Most 
localities have engineering firms on call that can perform such 
reviews on behalf of the jurisdiction prior to formal plan review 
submittal and approval. This extra step, typically paid for by the 
applicant, helps to ensure the proper design of these environ-
mental protections (Figure 7). 

The successful implementation of these plans and ongo-
ing maintenance of the mitigation measures is also critical 
and should be addressed in each proposal through sufficient 
performance security requirements and long-term mainte-
nance provisions. 

Cultural, Environmental, and Recreational Resources. 
Every proposed site should undergo an evaluation to identify any 
architectural, archaeological, or other cultural resources on or near 
proposed facilities. Additionally, sites located near recreational, 
historic, or environmental resources should be avoided. Tourism is 
recognized as a key sector for economic growth in many regions, 
and any utility-scale solar facilities that might be visible from a sce-
nic byway, historic site, recreational amenity, or similar resources 
could have negative consequences for those tourist attractions. 

Figure 7. Examples of compliance (left) and noncompliance (right) with erosion and sediment control requirements. Photos courtesy 
Berkley Group.

Economic Impacts
This PAS Memo focuses on the land-use impacts of utility-scale 
solar facilities, but planners should also be aware of economic 
considerations surrounding these uses for local governments 
and communities. 

Financial Incentives. Federal and state tax incentives 
benefit the energy industry at the expense of localities. The 
initial intent of industry-targeted tax credits was to act as an 
economic catalyst to encourage the development of green 
energy. An unintended consequence has been to benefit the 
solar industry by saving it tax costs at the expense of localities, 
which don’t receive the benefit of the full taxable rate they 
would normally receive. 

Employment. Jobs during construction (and decommis-
sioning) can be numerous, but utility-scale solar facilities have 
minimal operational requirements otherwise. Very large facil-
ities may employ one or two full-time-equivalent employees. 
During the construction phase there are typically hundreds of 
employees who need local housing, food, and entertainment. 

Fiscal Impact. The positive fiscal impact to landowners who 
lease or sell property for utility-scale solar facilities is clear. How-
ever, the fiscal impact of utility-scale solar facilities to the com-
munity as a whole is less clear and, in the case of many localities, 
may be negligible compared with their overall budget due to tax 
credits, low long-term job creation, and other factors.

Property values. The impact of utility-scale solar facilities is 
typically negligible on neighboring property values. This can be 
a significant concern of adjacent residents, but negative impacts 
to property values are rarely demonstrated and are usually di-
rectly addressed by applicants as part of their project submittal. 

Solar Facilities in Local Policy and Regulatory Documents
The two foundational land-use tools for most communities are 
their comprehensive (general) plans and zoning ordinances. 



8 American Planning Association | planning.org

PAS MEMO — SEPTEMBER/OCTOBER 2019

These two land-use documents are equally critical in the eval-
uation of utility-scale solar facilities. A community’s plan should 
discuss green energy, and its zoning ordinance should properly 
enable and regulate green energy uses. 

The Comprehensive Plan
The comprehensive plan establishes the vision for a community 
and should discuss public facilities and utilities. However, solar fa-
cilities are not directly addressed in many comprehensive plans. 

If solar energy facilities are desired in a community, they 
should be discussed in the comprehensive plan in terms of 
green infrastructure, environment, and economic development 
goals. Specific direction should be given in terms of policy 
objectives such as appropriate locations and conditions. If a 
community does not desire such large-scale land uses because 
of their impacts on agriculture or forestry or other concerns, 
then that should be directly addressed in the plan. 

Some states, such as Virginia, require a plan review of public 
facilities—including utility-scale solar facilities—for substantial 
conformance with the local comprehensive plan (see Code 
of Virginia §15.2-2232). This typically requires a review by the 
planning commission of public utility facility proposals, wheth-
er publicly or privately owned, to determine if their general or 
approximate locations, characters, and extents are substantially 
in accord with the comprehensive plan. 

Most comprehensive plans discuss the types of industry 
desired by the community, the importance of agricultural op-
erations, and any cultural, recreational, historic, or scenic rural 
landscape features. An emphasis on tourism, job growth, and 
natural and scenic resource protection may not be consistent 
with the use pattern associated with utility-scale solar facilities. 
If a plan is silent on the solar issue, this may act as a barrier to 
approving this use. Plans should make clear whether utili-
ty-scale solar is desired and, if so, under what circumstances. 

This plan review process should precede any other land-use 

application submittal, though it may be performed concur-
rently with other zoning approvals. Planners and other public 
officials should keep in mind that even if a facility is found to 
be substantially in accord with a comprehensive plan, that 
does not mean the land-use application must be approved. 
Use permits are discretionary. If a particular application does 
not sufficiently mitigate the adverse impacts of the proposed 
land use, then it can and should be denied regardless of its 
conformance with the comprehensive plan. 

Similarly, in Virginia, a utility-scale solar facility receiving use 
permit approval without a comprehensive plan review may 
not be in compliance with state code. The permit approval 
process is a two-step process, with the comprehensive plan 
review preferably preceding the consideration of a use permit 
application. 

The Zoning Ordinance
While a community’s comprehensive plan is its policy guide, 
the zoning ordinance is the regulatory document that imple-
ments that policy. Plans are advisory in nature, although often 
upheld in court decisions, whereas ordinance regulations are 
mandatory. In addition to comprehensive plan amendments, 
the zoning ordinance should specifically set forth the process 
and requirements necessary for the evaluation of a utility-scale 
solar application.

In zoning regulations, uses may be permitted either by right 
(with or without designated performance measures such as 
use and design standards) or as conditional or special uses, 
which require discretionary review and approval. Solar facilities 
generating power for on-site use are typically regulated as by-
right uses depending on their size and location. 

Utility-scale solar facilities, however, should in most cases be 
conditionally permitted regardless of the zoning district and 
are most appropriate on brownfield sites, in remote areas, or 
in agriculturally zoned areas. This is particularly true for more 

The Virginia Experience

The recommendations presented in this PAS Memo are derived 
from research and the author’s direct experience with the de-
scribed planning, ordinance amendment, and application and 
regulatory processes in the following three Virginia localities, all 
rural counties in the southern or eastern parts of the state.

Mecklenburg County
When Mecklenburg County began seeing interest in utili-
ty-scale solar facilities, the county’s long-range plan did not ad-
dress solar facilities, and the zoning ordinance was based on an 
inadequate and outdated state model that did not adequately 
regulate this land use. 

The town of Chase City is located near the confluence of 
several high-voltage utility lines, and all proposed facilities were 
located near or within the town’s corporate limits. The county 
approved the first utility-scale solar facility application in the ju-

risdiction without any conditions or much consideration. When 
the second application for a much larger facility (more than 900 
acres) came in soon after, with significant interest from other po-
tential applicants as well, the county commissioned the author’s 
consulting firm, The Berkley Group, to undertake a land-use and 
industry study regarding utility-scale solar facilities.

As Mecklenburg officials continued with the approval process 
on the second utility-scale solar facility under existing regula-
tions, they received the results of the industry study and began 
considering a series of amendments to the comprehensive plan 
and zoning ordinance. Though county officials were particularly 
worried about the potential concentration of facilities around 
Chase City, town officials expressed formal support for the 
proposed land use. Other Mecklenburg communities expressed 
more concern and wanted the facilities to be located a signifi-
cant distance away from their corporate boundaries. These dis-

https://law.lis.virginia.gov/vacode/title15.2/chapter22/section15.2-2232/
https://law.lis.virginia.gov/vacode/title15.2/chapter22/section15.2-2232/
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The Virginia Experience (continued)

cussions led to standards limiting the concentration of facilities, 
encouraging proximity to the electrical grid, and establishing 
distances from corporate boundaries where future solar facilities 
could not be located. 

Since the adoption of the new regulations, numerous 
other utility-scale solar applications have been submit-
ted and while some have been denied, most have been 
approved. Solar industry representatives’ concerns that 
the new regulations were an attempt to prevent this land 
use have therefore not been realized; these are simply the 
land-use tools that public officials wanted and needed 
to appropriately evaluate solar facility applications. Many 
of the examples and best practices recommended in this 
article, including the model language provided at the end 
of the article, are a result of the utility-scale solar study 
commissioned by the county (Berkley Group 2017) and the 
subsequent policies and regulations it adopted. 

Sussex County
Sussex County is located east and north of Mecklenburg, and 
the interest in utility-scale solar projects there has been no 
less immediate or profound. The announcement of the new 
Amazon headquarters in Arlington, Virginia, along with the 
company’s interest in offsetting its operational energy use with 
green energy sources furthered interest in this rural county 
more than 100 miles south of Arlington. 

As in Mecklenburg County, local regulations did not address 
utility-scale solar uses, so public officials asked for assistance 
from The Berkley Group to develop policies and regulations ap-
propriate for their community. Sussex County officials outlined 
an aggressive timeline for considering new regulations regard-
ing solar facilities and, within one month of initiation, swiftly 
adopted amended regulations for solar energy facilities. 

The same metrics and policy issues examined and adopted 
for Mecklenburg County were used for the initial discussion 
in Sussex at a joint work session between the board of super-
visors (the governing body) and the planning commission. 
Public officials tailored the proposed standards and regulations 
to the county context based on geography, cultural priorities, 
and other concerns. They then set a joint public hearing for 
their next scheduled meeting to solicit public comment. 

Under Virginia law, land-use matters may be considered at a 
joint public hearing with a recommendation from the plan-
ning commission going to the governing body and that body 

taking action thereafter. This is not a typical or recommended 
practice for local governments since it tends to limit debate, 
transparency, and good governance, but due to the intense 
interest from the solar industry, coupled with the lack of land-
use regulations addressing the proposed utility-scale solar uses, 
county officials utilized that expedited process. 

No citizens and only two industry officials spoke at the pub-
lic hearing, and after two hours of questions, discussion, and 
some negotiation of proposed standards, the new regulations 
were adopted the same evening. 

Since the new regulations have been put into place, no new 
solar applications have been received, but informal discussions 
with public officials and staff suggest that interest from the 
industry remains strong. 

Greensville County
Greensville County, like Mecklenburg, lies on the Virginia-North 
Carolina boundary. The county has processed four solar en-
ergy applications to date (three were approved and one was 
denied) and continues to process additional applications. Con-
currently, the county is in the process of evaluating its land-use 
policies and regulations, which were amended in late 2016 at 
the behest of solar energy interests. 

The reality of the land-use approval process has proved 
more challenging than the theory of the facilities when con-
sidered a few years ago. As with other localities experiencing 
interest from the solar energy industry, the issues of scale, 
concentration, buffers/setbacks, and other land-use consid-
erations have been debated at each public hearing for each 
application. Neighbors and families have been divided, and 
lifelong relationships have been severed or strained. The board 
of supervisors has found it difficult in the face of their friends, 
neighbors, and existing corporate citizens to deny applications 
that otherwise might not have been approved. 

County officials have agreed that they do want to amend 
their existing policies and regulations to be more specific and 
less open to interpretation by applicants and citizens. One 
of their primary challenges has been dedicating the time to 
discuss proposed changes to their comprehensive plan and 
zoning ordinance. A joint work session between the board 
of supervisors and planning commission is being scheduled 
and should lead to subsequent public hearings and actions 
by those respective bodies to enact new regulations for future 
utility-scale solar applicants. 
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populated areas due to the more compact nature of land uses. 
There are, however, areas throughout the country where utili-
ty-scale solar might be permitted by right under strict design 
standards that are compatible with community objectives. 

To better mitigate the potential adverse impacts of utili-
ty-scale solar facilities, required application documents should 
include the following:

•	 Concept plan
•	 Site plan
•	 Construction plan
•	 Maintenance plan
•	 Erosion and sediment control and stormwater plans 

Performance measures should address these issues:
•	 Setbacks and screening
•	 Plan review process  
•	 Construction/deconstruction mitigation and  

associated financial securities
•	 Signage
•	 Nuisance issues (glare, noise)

The model language provided at the end of this PAS Memo 
outlines specific recommendations regarding comprehensive 
plan and zoning ordinance amendments, the application process, 
and conditions for consideration during the permitting process. 

Action Steps for Planners 
There are four primary actions that planners can pursue with 
their planning commissions and governing bodies to ensure 
that their communities are ready for utility-scale solar.

Review and Amend the Plan
The first, and most important, step from a planning viewpoint 
is to review and amend the comprehensive plan to align with 
how a community wants to regulate utility-scale solar uses. 
Some communities don’t want them at all, and many cities and 
towns don’t have the land for them. Larger municipalities and 
counties around the country may have to deal with this land 
use at some point, if they haven’t already. Local governments 
should get their planning houses in order by amending plans 
before the land-use applications arrive. 

Review and Amend Land-Use Ordinances
Once the plan is updated, the next step is to review and 
amend land-use ordinances (namely the zoning ordinance) 
accordingly. These ordinances are vital land-use tools that need 
to be up to date and on point to effectively regulate large and 
complex solar facilities. If local governments do not create 
regulations for utility-scale solar facilities, applications for these 
projects will occupy excessive staff time, energy, and talents, 
resulting in much less efficient and more open-ended results. 

Evaluate Each Application Based on Its Own Merits
This should go without saying, but it is important, particularly 
from a legal perspective, that each project application is evalu-

ated based on its own merits. All planners have probably seen 
a project denied due to the politics at play with regard to other 
projects: “That one shouldn’t have been approved so we’re go-
ing to deny this one.” “The next one is better so this one needs 
to be denied.” 

The focus of each application should be on the potential 
adverse impacts of the project on the community and what 
can be done successfully to mitigate those impacts. Whether 
the applicant is a public utility or a private company, the issues 
and complexities of the project are the same. The bottom 
line should never be who the applicant is; rather, it should be 
whether the project’s adverse impacts can be properly mitigat-
ed so that the impact to the community is positive. 

Learn From Others
Mecklenburg County’s revised solar energy policies and regu-
lations began with emails and phone calls to planning col-
leagues to see how they had handled utility-scale solar projects 
in their jurisdictions. The primary resources used were internet 
research, other planners, and old-fashioned planner ingenuity 
and creativity. 

While it is the author’s hope and intent that this article offers 
valuable information on this topic, nothing beats the tried and 
true formula of “learn from and lean on your colleagues.” 

Conclusion
The solar energy market is having major impacts on land use 
across the country, and federal and state tax incentives have con-
tributed to a flood of applications in recent years. While the ben-
efits of clean energy are often touted, the impacts of utility-scale 
solar facilities on a community can be significant. Applicants 
often say that a particular project will “only” take up some small 
percentage of agricultural, forestry, or other land-use category—
but the impact of these uses extends beyond simply replacing 
an existing (or future) land use. Fiscal benefit to a community is 
also often cited as an incentive, but this alone is not a compelling 
reason to approve (or disapprove) a land-use application.

The scale and duration of utility-scale solar facilities compli-
cates everything from the land disturbance permitting process 
through surety requirements. If not done properly, these uses 
can change the character of an area, altering the future of com-
munities for generations. 

Local officials need to weigh these land-use decisions 
within the context of their comprehensive plan and carefully 
consider each individual application in terms of the impact 
that it will have in that area of the community, not only by itself 
but also if combined with additional sites. The concentration of 
solar facilities is a major consideration in addition to their indi-
vidual locations. A solar facility located by itself in a rural area, 
close to major transmission lines, not prominently visible from 
public rights-of-way or adjacent properties, and not located in 
growth areas, on prime farmland, or near cultural, historic, or 
recreational sites may be an acceptable land use with a benefi-
cial impact on the community. 

Properly evaluating and, to the extent possible, mitigating 
the impacts of these facilities by carefully controlling their 
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location, scale, size, and other site-specific impacts is key to 
ensuring that utility-scale solar facilities can help meet broad-
er sustainability goals without compromising a community’s 
vision and land-use future. 
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Specific Planning and Zoning Recommendations 
for Utility-Scale Solar
This guidance and sample ordinance language for utility-scale solar facilities is drawn from 
actual comprehensive plan and zoning ordinance amendments as well as conditional  
(special) use permit conditions. These examples are from Virginia and should be tailored to 
localities within the context of each state’s enabling legislation regarding land use. 

THE COMPREHENSIVE (GENERAL) PLAN
The following topics should be addressed for comprehensive 
plan amendments:

•	 Identification of major electrical facility infrastructure (i.e., 
transmission lines, transfer stations, generation facilities, etc.)

•	 Identification of growth area boundaries around each city, 
town, or appropriate population center 

•	 Additional public review and comment opportunities for 
land-use applications within a growth area boundary, within 
a specified distance from an identified growth area bound-
ary, or within a specified distance from identified population 
centers (e.g., city or town limits)

•	 Recommended parameters for utility-scale solar facilities, 
such as:

 ❍ maximum acreage or density (e.g., not more than two fa-
cilities within a two-mile radius) to mitigate the impacts 
related to the scale of these facilities

 ❍ maximum percent usage (i.e., “under panel” or impervi-
ous surface) of assembled property to mitigate impacts 
to habitat, soil erosion, and stormwater runoff 

 ❍ location adjacent or close to existing electric transmis-
sion lines

 ❍ location outside of growth areas or town boundary or a 
specified distance from an identified growth boundary

 ❍ location on brownfields or near existing industrial uses 
(but not within growth boundaries)

 ❍ avoidance of or minimization of impact to prime farm-
land as defined by the USDA 

 ❍ avoidance of or minimization of impact to the viewshed 

of any scenic, cultural, or recreational resources (i.e., large 
solar facilities may not be seen from surrounding points 
that are in line-of-sight with a resource location)

•	 Identification of general conditions to mitigate negative 
effects, including the following:

 ❍ Concept plan compliance
 ❍ Buffers and screening (e.g., berms, vegetation, etc.)
 ❍ Third-party plan review (for erosion and sediment con-

trols, stormwater management, grading)
 ❍ Setbacks
 ❍ Landscaping maintenance
 ❍ Decommissioning plan and security

THE ZONING ORDINANCE
In addition to, or separate from, comprehensive plan amend-
ments, the zoning ordinance should be amended to more 
specifically set forth the process and requirements necessary 
for a thorough land-use evaluation of an application. 

Recommended Application Process

Pre-Application Meeting
The process of requiring applicants to meet with staff prior 
to the submission of an application often results in a better, 
more complete application and a smoother process once an 
application is submitted. This meeting allows the potential ap-
plicant and staff to sit down to discuss the location, scale, and 
nature of the proposed use and what will be expected during 
that process. The pre-application meeting is one of the most 
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effective tools planners can use to ensure a more efficient, 
substantive process.

Comprehensive Plan Review
As discussed in the article, a comprehensive plan review for 
public utility facilities, if required, can occur prior to or as part of 
the land-use application process. Any application not including 
the review would be subject to such review in compliance if re-
quired by state code. If the plan review is not done concurrent-
ly with the land-use application, then it should be conducted 
prior to the receipt of the application. 

An application not substantially in accord with the com-
prehensive plan should not be recommended for approval, 
regardless of the conditions placed on the use. Depending on 
the location, scale, and extent of the project, it is difficult to 
sufficiently mitigate the adverse impacts of a project that does 
not conform with the plan.

Land-Use Application 
If the comprehensive plan review is completed and the project 
is found to be in compliance with the comprehensive plan, 
then the use permit process can proceed once a complete 
application is submitted. Application completion consists of the 
submission of all requirements set forth in the zoning ordinance 
and is at the discretion of the zoning administrator if there is any 
question as to what is required or when it is required. 

Applications should contain all required elements at the 
time of submittal and no components should be outstanding 
at the time of submittal. 

Sample Ordinance Language 
The following sample ordinance language addresses require-
ments for applications, public notice, development standards, 
decommissioning, site plan review, and other process elements. 

 1.  Application requirements. Each applicant requesting a use 
permit shall submit the following: 

a.  A complete application form.
b.  Documents demonstrating the ownership of the  

subject parcel(s).
c.  Proof that the applicant has authorization to act upon 

the owner’s behalf.
d.  Identification of the intended utility company who will 

interconnect to the facility.
e.  List of all adjacent property owners, their tax map num-

bers, and addresses.
f.  A description of the current use and physical characteris-

tics of the subject parcels.
g.  A description of the existing uses of adjacent properties 

and the identification of any solar facilities—existing or 
proposed—within a five-mile radius of the proposed 
location. 

h. Aerial imagery which shows the proposed location of the 
solar energy facility, fenced areas and driveways with the 
closest distance to all adjacent property lines, and nearby 

dwellings, along with main points of ingress/egress.
i.  Concept plan. 

The facility shall be constructed and operated in 
substantial compliance with the approved concept 
plan, with allowances for changes required by any 
federal or state agency. The project shall be limited 
to the phases and conditions set forth in the concept 
plan that constitutes part of this application, notwith-
standing any other state or federal requirements. No 
additional phasing or reduction in facility size shall 
be permitted, and no extensions beyond the initial 
period shall be granted without amending the use 
permit. The concept plan shall include the subject 
parcels; the proposed location of the solar panels and 
related facilities; the location of proposed fencing, 
driveways, internal roads, and structures; the closest 
distance to adjacent property lines and dwellings; 
the location of proposed setbacks; the location and 
nature of proposed buffers, including vegetative and 
constructed buffers and berms; the location of points 
of ingress/egress; any proposed construction phases.

j.  A detailed decommissioning plan (see item 5 below).
k. A reliable and detailed estimate of the costs of decom-

missioning, including provisions for inflation (see item 5 
below).

l.  A proposed method of providing appropriate escrow, 
surety, or security for the cost of the decommissioning 
plan (see item 5 below).

m. Traffic study modelling the construction and decommis-
sioning processes. Staff will review the study in coopera-
tion with the state department of transportation or other 
official transportation authority.

n. An estimated construction schedule.
o. [x number of ] hard copy sets (11”× 17” or larger), one 

reduced copy (8½”× 11”), and one electronic copy of site 
plans, including elevations and landscape plans as required. 
Site plans shall meet the requirements of this ordinance.

p. The locality may require additional information deemed 
necessary to assess compliance with this section based 
on the specific characteristics of the property or other 
project elements as determined on a case by case basis.

q. Application fee to cover any additional review costs, 
advertising, or other required staff time.

2.  Public notice.
a. Use permits shall follow the public notice requirements 

as set forth in the zoning ordinance or by state code as 
applicable.

b. Neighborhood meeting: A public meeting shall be held 
prior to the public hearing with the planning commis-
sion to give the community an opportunity to hear from 
the applicant and ask questions regarding the proposed 
project. 
i The applicant shall inform the zoning administrator 

and adjacent property owners in writing of the date, 
time, and location of the meeting, at least seven but 
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no more than 14 days in advance of the meeting date. 
ii The date, time, and location of the meeting shall be 

advertised in the newspaper of record by the ap-
plicant, at least seven but no more than 14 days in 
advance of the meeting date. 

iii The meeting shall be held within the community, at 
a location open to the general public with adequate 
parking and seating facilities which may accommo-
date persons with disabilities.

iv The meeting shall give members of the public the 
opportunity to review application materials, ask ques-
tions of the applicant, and make comments regarding 
the proposal.

v The applicant shall provide to the zoning administra-
tor a summary of any input received from members of 
the public at the meeting.

3.  Minimum development standards.
a. No solar facility shall be located within a reasonable 

radius of an existing or permitted solar facility, airport, or 
municipal boundary.

b. The minimum setback from property lines shall be a 
reasonable distance (e.g., at least 100 feet) and correlated 
with the buffer requirement.

c. The facilities, including fencing, shall be significantly 
screened from the ground-level view of adjacent proper-
ties by a buffer zone of a reasonable distance extending 
from the property line that shall be landscaped with 
plant materials consisting of an evergreen and deciduous 
mix (as approved by staff ), except to the extent that ex-
isting vegetation or natural landforms on the site provide 
such screening as determined by the zoning adminis-
trator. In the event that existing vegetation or landforms 
providing the screening are disturbed, new plantings 
shall be provided which accomplish the same. Opaque 
architectural fencing may be used to supplement other 
screening methods but shall not be the primary method.

d. The design of support buildings and related structures 
shall use materials, colors, textures, screening, and land-
scaping that will blend the facilities to the natural setting 
and surrounding structures.

e. Maximum height of primary structures and accessory 
buildings shall be a reasonable height as measured from 
the finished grade at the base of the structure to its 
highest point, including appurtenances (e.g., 15 feet). The 
board of supervisors may approve a greater height based 
upon the demonstration of a significant need where the 
impacts of increased height are mitigated. 

f.  All solar facilities must meet or exceed the standards and 
regulations of the Federal Aviation Administration (FAA), 
State Corporation Commission (SCC) or equivalent, and 
any other agency of the local, state, or federal government 
with the authority to regulate such facilities that are in 
force at the time of the application. 

g. To ensure the structural integrity of the solar facility, the 
owner shall ensure that it is designed and maintained in 

compliance with standards contained in applicable local, 
state, and federal building codes and regulations that 
were in force at the time of the permit approval.

h. The facilities shall be enclosed by security fencing on 
the interior of the buffer area (not to be seen by other 
properties) of a reasonable height. A performance bond 
reflecting the costs of anticipated fence maintenance 
shall be posted and maintained. Failure to maintain the 
security fencing shall result in revocation of the use per-
mit and the facility’s decommissioning.

i.  Ground cover on the site shall be native vegetation and 
maintained in accordance with established performance 
measures or permit conditions. 

j.  Lighting shall use fixtures as approved by the municipal-
ity to minimize off-site glare and shall be the minimum 
necessary for safety and security purposes. Any excep-
tions shall be enumerated on the concept plan and 
approved by the zoning administrator.

k. No facility shall produce glare that would constitute a 
nuisance to the public.

l.  Any equipment or situations on the project site that are 
determined to be unsafe must be corrected within 30 
days of citation of the unsafe condition.

m. Any other condition added by the planning commission 
or governing body as part of a permit approval.

4.  Coordination of local emergency services. Applicants for 
new solar energy facilities shall coordinate with emergency 
services staff to provide materials, education and/or training 
to the departments serving the property with emergency 
services in how to safely respond to on-site emergencies.

5.  Decommissioning. The following requirements shall be met:
a. Utility-scale solar facilities which have reached the end 

of their useful life or have not been in active and con-
tinuous service for a reasonable period of time shall be 
removed at the owner’s or operator’s expense, except if 
the project is being repowered or a force majeure event 
has or is occurring requiring longer repairs; however, 
the municipality may require evidentiary support that a 
longer repair period is necessary.

b. Decommissioning shall include removal of all solar 
electric systems, buildings, cabling, electrical compo-
nents, security barriers, roads, foundations, pilings, and 
any other associated facilities, so that any agricultural 
ground upon which the facility or system was located is 
again tillable and suitable for agricultural uses. The site 
shall be graded and reseeded to restore it to as natural a 
condition as possible, unless the land owner requests in 
writing that the access roads or other land surface areas 
not be restored, and this request is approved by the gov-
erning body (other conditions might be more beneficial 
or desirable at that time).

c. The site shall be regraded and reseeded to as natural 
condition as possible within a reasonable timeframe after 
equipment removal.
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d. The owner or operator shall notify the zoning administrator 
by certified mail, return receipt requested, of the proposed 
date of discontinued operations and plans for removal.

e. Decommissioning shall be performed in compliance 
with the approved decommissioning plan. The govern-
ing body may approve any appropriate amendments to 
or modifications of the decommissioning plan. 

f.  Hazardous material from the property shall be disposed 
of in accordance with federal and state law. 

g. The applicant shall provide a reliable and detailed cost 
estimate for the decommissioning of the facility pre-
pared by a professional engineer or contractor who has 
expertise in the removal of solar facilities. The decom-
missioning cost estimate shall explicitly detail the cost 
and shall include a mechanism for calculating increased 
removal costs due to inflation and without any reduction 
for salvage value. This cost estimate shall be recalculated 
every five (5) years and the surety shall be updated in 
kind. 

h. The decommissioning cost shall be guaranteed by cash 
escrow at a federally insured financial institution ap-
proved by the municipality before any building permits 
are issued. The governing body may approve alternative 
methods of surety or security, such as a performance 
bond, letter of credit, or other surety approved by the 
municipality, to secure the financial ability of the owner 
or operator to decommission the facility. 

i. If the owner or operator of the solar facility fails to remove 
the installation in accordance with the requirements of 
this permit or within the proposed date of decommis-
sioning, the municipality may collect the surety and staff 
or a hired third party may enter the property to physical-
ly remove the installation.

6.  Site plan requirements. In addition to the site plan require-
ments set forth in the zoning ordinance, a construction 
management plan shall be submitted that includes:

•	 Traffic control plan (subject to state and local approv-
al, as appropriate)

•	 Delivery and parking areas
•	 Delivery routes
•	 Permits (state/local)

Additionally, a construction/deconstruction mitigation plan 
shall also be submitted including:

•	 Hours of operation 
•	 Noise mitigation (e.g., construction hours)
•	 Smoke and burn mitigation (if necessary)
•	 Dust mitigation
•	 Road monitoring and maintenance 

7. The building permit must be obtained within [18 months] 
of obtaining the use permit and commencement of the 
operation shall begin within [one year] from building permit 
issuance. 

8.  All solar panels and devices are considered primary struc-
tures and subject to the requirements for such, along with 
the established setbacks and other requirements for solar 
facilities. 

9.  Site maintenance. 
a. Native grasses shall be used to stabilize the site for the 

duration of the facility’s use.
b. Weed control or mowing shall be performed routinely 

and a performance bond reflecting the costs of such 
maintenance for a period of [six (6) months] shall be 
posted and maintained. Failure to maintain the site may 
result in revocation of the use permit and the facility’s 
decommissioning.

c. Anti-reflection coatings. Exterior surfaces of the collec-
tors and related equipment shall have a nonreflective 
finish and solar panels shall be designed and installed to 
limit glare to a degree that no after image would occur 
towards vehicular traffic and any adjacent building.

d. Repair of panels. Panels shall be repaired or replaced 
when either nonfunctional or in visible disrepair. 

10.  Signage shall identify the facility owner, provide a 24-hour  
 emergency contact phone number, and conform to the  
 requirements set forth in the Zoning Ordinance.

11.  At all times, the solar facility shall comply with any local  
 noise ordinance. 

12.  The solar facility shall not obtain a building permit until  
 evidence is given to the municipality that an electric utility  
 company has a signed interconnection agreement with  
 the permittee.

13.  All documentation submitted by the applicant in support  
 of this permit request becomes a part of the conditions.  
 Conditions imposed by the governing body shall control  
 over any inconsistent provision in any documentation  
 provided by the applicant. 

14.  If any one or more of the conditions is declared void for  
 any reason, such decision shall not affect the remaining  
 portion of the permit, which shall remain in full force and  
 effect, and for this purpose, the provisions of this are here 
 by declared to be severable.

15.  Any infraction of the above-mentioned conditions, or any  
 zoning ordinance regulations, may lead to a stop order  
 and revocation of the permit. 

16.  The administrator/manager, building official, or zoning  
 administrator, or any other parties designated by those  
 public officials, shall be allowed to enter the property at  
 any reasonable time, and with proper notice, to check for  
 compliance with the provisions of this permit. 
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EXAMPLE OF RECOMMENDED USE PERMIT CONDITIONS 
(In Virginia: conditional uses, special uses, special excep-
tions)

Conditions ([approved/revised] at the Planning Commission 
meeting on [date])

If the Board determines that the application furthers the 
comprehensive plan’s goals and objectives and that it meets 
the criteria set forth in the zoning ordinance, then the Planning 
Commission recommends the following conditions to mitigate 
the adverse effects of this utility-scale solar generation facility 
with any Board recommendation for permit approval. 

1. The Applicant will develop the Solar Facility in sub-
stantial accord with the Conceptual Site Plan dated 
____________________ included with the application 
as determined by the Zoning Administrator. Significant 
deviations or additions, including any enclosed building 
structures, to the Site Plan will require review and approval 
by the Planning Commission and Board of Supervisors.

2. Site Plan Requirements. In addition to all State site plan 
requirements and site plan requirements of the Zoning 
Administrator, the Applicant shall provide the following 
plans for review and approval for the Solar Facility prior to 
the issuance of a building permit:
a. Construction Management Plan. The Applicant shall pre-

pare a Construction Management Plan for each appli-
cable site plan for the Solar Facility, and each plan shall 
address the following: 
i. Traffic control methods (in coordination with the 

Department of Transportation prior to initiation of 
construction), including lane closures, signage, and 
flagging procedures. 

ii. Site access planning directing employee and delivery 
traffic to minimize conflicts with local traffic. 

iii. Fencing. The Applicant shall install temporary security 
fencing prior to the commencement of construction 
activities occurring on the Solar Facility. 

iv. Lighting. During construction of the Solar Facility, any 
temporary construction lighting shall be positioned 
downward, inward, and shielded to eliminate glare 
from all adjacent properties. Emergency and safety 
lighting shall be exempt from this construction light-
ing condition. 

b. Construction Mitigation Plan. The Applicant shall prepare 
a Construction Mitigation Plan for each applicable site 
plan for the Solar Facility to the satisfaction of the Zoning 
Administrator. Each plan shall address, at a minimum, the 
effective mitigation of dust, burning operations, hours 
of construction activity, access and road improvements, 
and handling of general construction complaints. 

c. Grading plan. The Solar Facility shall be constructed in 
compliance with the County-approved grading plan as 
determined and approved by the Zoning Administrator 

or his designee prior to the commencement of any con-
struction activities and a bond or other security will be 
posted for the grading operations. The grading plan shall: 
i. Clearly show existing and proposed contours; 
ii. Note the locations and amount of topsoil to be 

removed (if any) and the percent of the site to be 
graded; 

iii. Limit grading to the greatest extent practicable by 
avoiding steep slopes and laying out arrays parallel to 
landforms; 

iv. Require an earthwork balance to be achieved on-site 
with no import or export of soil; 

v. Require topsoil to first be stripped and stockpiled on-
site to be used to increase the fertility of areas intend-
ed to be seeded in areas proposed to be permanent 
access roads which will receive gravel or in any areas 
where more than a few inches of cut are required;

vi. Take advantage of natural flow patterns in drainage 
design and keep the amount of impervious surface as 
low as possible to reduce stormwater storage needs.

d. Erosion and Sediment Control Plan. The County will have 
a third-party review with corrections completed prior 
to submittal for Department of Environmental Quality 
(DEQ) review and approval. The owner or operator shall 
construct, maintain, and operate the project in com-
pliance with the approved plan. An E&S bond (or other 
security) will be posted for the construction portion of 
the project.

e. Stormwater Management Plan. The County will have a 
third-party review with corrections completed prior to 
submittal for DEQ review and approval. The owner or 
operator shall construct, maintain, and operate the proj-
ect in compliance with the approved plan. A stormwater 
control bond (or other security) will be posted for the 
project for both construction and post construction as 
applicable and determined by the Zoning Administrator. 

f.  Solar Facility Screening and Vegetation Plan. The owner 
or operator shall construct, maintain, and operate the 
facility in compliance with the approved plan. A separate 
security shall be posted for the ongoing maintenance of 
the project’s vegetative buffers in an amount deemed 
sufficient by the Zoning Administrator. 

g. The Applicant will compensate the County in obtaining 
an independent third-party review of any site plans or 
construction plans or part thereof.

h. The design, installation, maintenance, and repair of 
the Solar Facility shall be in accordance with the most 
current National Electrical Code (NFPA 70) available (2017 
version or later as applicable).

3. Operations.
a. Permanent Security Fence. The Applicant shall install a 

permanent security fence, consisting of chain link, 2-inch 
square mesh, 6 feet in height, surmounted by three 
strands of barbed wire, around the Solar Facility prior to 
the commencement of operations of the Solar Facility. 
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Failure to maintain the fence in a good and functional 
condition will result in revocation of the permit.

b. Lighting. Any on-site lighting provided for the operational 
phase of the Solar Facility shall be dark-sky compliant, 
shielded away from adjacent properties, and positioned 
downward to minimize light spillage onto adjacent prop-
erties.

c. Noise. Daytime noise will be under 67 dBA during the day 
with no noise emissions at night.

d. Ingress/Egress. Permanent access roads and parking areas 
will be stabilized with gravel, asphalt, or concrete to 
minimize dust and impacts to adjacent properties.

4. Buffers.
a. Setbacks. 

i. A minimum 150-foot setback, which includes a 50-foot 
planted buffer as described below, shall be maintained 
from a principal Solar Facility structure to the street line 
(edge of right-of-way) where the Property abuts any 
public rights-of-way.

ii. A minimum 150-foot setback, which includes a 50-
foot planted buffer as described below, shall be main-
tained from a principal Solar Facility structure to any 
adjoining property line which is a perimeter boundary 
line for the project area.

b. Screening. A minimum 50-foot vegetative buffer (consist-
ing of existing trees and vegetation) shall be maintained. 
If there is no existing vegetation or if the existing vege-
tation is inadequate to serve as a buffer as determined 
by the Zoning Administrator, a triple row of trees and 
shrubs will be planted on approximately 10-foot centers 
in the 25 feet immediately adjacent to the security fence. 
New plantings of trees and shrubs shall be approximate-
ly 6 feet in height at time of planting. In addition, pine 
seedlings will be installed in the remaining 25 feet of the 
50-foot buffer. Ancillary project facilities may be included 
in the buffer as described in the application where such 
facilities do not interfere with the effectiveness of the 
buffer as determined by the Zoning Administrator.

c. Wildlife corridors. The Applicant shall identify an access 
corridor for wildlife to navigate through the Solar Facility. 
The proposed wildlife corridor shall be shown on the site 
plan submitted to the County. Areas between fencing 
shall be kept open to allow for the movement of migra-
tory animals and other wildlife.

5. Height of Structures. Solar facility structures shall not exceed 
15 feet, however, towers constructed for electrical lines may 
exceed the maximum permitted height as provided in the 
zoning district regulations, provided that no structure shall 
exceed the height of 25 feet above ground level, unless 
required by applicable code to interconnect into existing 
electric infrastructure or necessitated by applicable code to 
cross certain structures (e.g. pipelines). 

6. Inspections. The Applicant will allow designated County 

representatives or employees access to the facility at any 
time for inspection purposes as set forth in their application. 

7. Training. The Applicant shall arrange a training session with 
the Fire Department to familiarize personnel with issues 
unique to a solar facility before operations begin.

8. Compliance. The Solar Facility shall be designed, construct-
ed, and tested to meet relevant local, state, and federal 
standards as applicable.

9. Decommissioning. 
a. Decommissioning Plan. The Applicant shall submit a 

decommissioning plan to the County for approval in 
conjunction with the building permit. The purpose of 
the decommissioning plan is to specify the procedure by 
which the Applicant or its successor would remove the 
Solar Facility after the end of its useful life and to restore 
the property for agricultural uses. 

b. Decommissioning Cost Estimate. The decommissioning 
plan shall include a decommissioning cost estimate 
prepared by a State licensed professional engineer. 
i. The cost estimate shall provide the gross estimated 

cost to decommission the Solar Facility in accordance 
with the decommissioning plan and these conditions. 
The decommissioning cost estimate shall not include 
any estimates or offsets for the resale or salvage val-
ues of the Solar Facility equipment and materials. 

ii. The Applicant, or its successor, shall reimburse the 
County for an independent review and analysis by a 
licensed engineer of the initial decommissioning cost 
estimate. 

iii. The Applicant, or its successor, will update the 
decommissioning cost estimate every 5 years and 
reimburse the County for an independent review and 
analysis by a licensed engineer of each decommis-
sioning cost estimate revision.

c. Security. 
i. Prior to the County’s approval of the building permit, 

the Applicant shall provide decommissioning security 
in one of the two following alternatives:
1. Letter of Credit for Full Decommissioning Cost: A 

letter of credit issued by a financial institution that 
has (i) a credit Rating from one or both of S&P and 
Moody’s of at least A from S&P or A2 from Moody’s 
and (ii) a capital surplus of at least $10,000,000,000; 
or (iii) other credit rating and capitalization reason-
ably acceptable to the County, in the full amount 
of the decommissioning estimate; or 

2. Tiered Security:
a. 10 percent of the decommissioning cost 

estimate to be deposited in a cash escrow at a 
financial institution reasonably acceptable to 
the County; and

b. 10 percent of the decommissioning cost esti-
mate in the form of a letter of credit issued by 
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a financial institution that has (i) a credit rating 
from one or both of S&P and Moody’s of at least 
A from S&P or A2 from Moody’s and (ii) a capital 
surplus of at least $10,000,000,000, or (iii) other 
credit rating and capitalization reasonably ac-
ceptable to the County, with the amount of the 
letter of credit increasing by an additional 10 
percent each year in years 2–9 after commence-
ment of operation of the Solar Facility; and 

c. The Owner, not the Applicant, will provide its 
guaranty of the decommissioning obligations. 
The guaranty will be in a form reasonably 
acceptable to the County. The Owner, or its 
successor, should have a minimum credit rating 
of (i) Baa3 or higher by Moody’s or (ii) BBB- or 
higher by S&P; and

d. In the tenth year after operation, the Applicant 
will have increased the value of the letter of 
credit to 100 percent of the decommissioning 
cost estimate. At such time, the Applicant may 
be entitled to a return of the 10 percent cash 
escrow. 

ii. Upon the receipt of the first revised decommission-
ing cost estimate (following the 5th anniversary), 
any increase or decrease in the decommissioning 
security shall be funded by the Applicant or refunded 
to Applicant (if permissible by the form of security) 
within 90 days and will be similarly trued up for every 
subsequent five-year updated decommissioning cost 
estimate.

iii. The security must be received prior to the approval of 
the building permit and must stay in force for the du-
ration of the life span of the Solar Facility and until all 
decommissioning is completed. If the County receives 
notice or reasonably believes that any form of security 
has been revoked or the County receives notice that 
any security may be revoked, the County may revoke 
the special use permit and shall be entitled to take all 
action to obtain the rights to the form of security. 

d. Applicant/Property Owner Obligation. Within 6 months after 
the cessation of use of the Solar Facility for electrical power 
generation or transmission, the Applicant or its successor, 
at its sole cost and expense, shall decommission the Solar 
Facility in accordance with the decommissioning plan 
approved by the County. If the Applicant or its successor 
fails to decommission the Solar Facility within 6 months, 
the property owners shall commence decommissioning 
activities in accordance with the decommissioning plan. 
Following the completion of decommissioning of the 
entire Solar Facility arising out of a default by the Applicant 
or its successor, any remaining security funds held by the 
County shall be distributed to the property owners in a 
proportion of the security funds and the property owner’s 
acreage ownership of the Solar Facility. 

e. Applicant/Property Owner Default; Decommissioning by the 
County. 
i. If the Applicant, its successor, or the property own-

ers fail to decommission the Solar Facility within 6 
months, the County shall have the right, but not the 
obligation, to commence decommissioning activities 
and shall have access to the property, access to the 
full amount of the decommissioning security, and the 
rights to the Solar Facility equipment and materials on 
the property. 

ii. If applicable, any excess decommissioning security 
funds shall be returned to the current owner of the 
property after the County has completed the decom-
missioning activities. 

iii. Prior to the issuance of any permits, the Applicant and 
the property owners shall deliver a legal instrument to 
the County granting the County (1) the right to access 
the property, and (2) an interest in the Solar Facility 
equipment and materials to complete the decommis-
sioning upon the Applicant’s and property owner’s 
default. Such instrument(s) shall bind the Applicant 
and property owners and their successors, heirs, and 
assigns. Nothing herein shall limit other rights or rem-
edies that may be available to the County to enforce 
the obligations of the Applicant, including under the 
County’s zoning powers. 

f.  Equipment/Building Removal. All physical improvements, 
materials, and equipment related to solar energy gen-
eration, both surface and subsurface components, shall 
be removed in their entirety. The soil grade will also be 
restored following disturbance caused in the removal 
process. Perimeter fencing will be removed and recycled 
or reused. Where the current or future landowner prefers 
to retain the fencing, these portions of fence will be left 
in place.

g. Infrastructure Removal. All access roads will be removed, 
including any geotextile material beneath the roads 
and granular material. The exception to removal of the 
access roads and associated culverts or their related 
material would be upon written request from the current 
or future landowner to leave all or a portion of these 
facilities in place for use by that landowner. Access roads 
will be removed within areas that were previously used 
for agricultural purposes and topsoil will be redistributed 
to provide substantially similar growing media as was 
present within the areas prior to site disturbance.

h. Partial Decommissioning. If decommissioning is triggered 
for a portion, but not the entire Solar Facility, then the 
Applicant or its successor will commence and complete 
decommissioning, in accordance with the decommis-
sioning plan, for the applicable portion of the Solar 
Facility; the remaining portion of the Solar Facility would 
continue to be subject to the decommissioning plan. 
Any reference to decommissioning the Solar Facility shall 
include the obligation to decommission all or a portion 
of the Solar Facility whichever is applicable with respect 
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to a particular situation.

10. Power Purchase Agreement. At the time of the Applicant’s 
site plan submission, the Applicant shall have executed a 
power purchase agreement with a third-party providing for 
the sale of a minimum of 80% of the Solar Facility’s antici-
pated generation capacity for not less than 10 years from 
commencement of operation. Upon the County’s request, 
the Applicant shall provide the County and legal counsel 
with a redacted version of the executed power purchase 
agreement. 



 1

CITY OF LEWISTON 
 

Department of Planning & Code Enforcement 
 

                          
TO:  Lewiston Planning Board 
 
FROM: David Hediger, Director of Planning and Code Enforcement 
 
DATE:  October 25, 2019  
 
RE: De minimis change request: 6th Amended Subdivision Plan of Latulippe 

Development, Lots 9B, 10 East Merrill Road. 
 
 
Survey Works, Inc on behalf of David Langelier, owner of Lot 9B in the Latulippe Development 
subdivision has submitted a revised subdivision plan.  The purpose of the plan is to reconfigure 
the previously approved hammerhead turnaround at the end of the private frontage right-of-way 
with a cul-de-sac.  This change amends the lot line of Lot 9B and Lot 8.  The amended plan also 
includes a land swap between Lot 9A and Lot 9B.   
 
Given the minor nature of the proposed subdivision amendment, staff is recommending approval 
as a de minimis change, pursuant to Article XIII, Section 3: 
 

(k) De minimis changes to development plans. The planning director or designee may 
determine amendments to a development plan are "de minimis," that is of a minor nature, 
and do not require a formal review process. Accordingly, the amended plan can be signed 
directly by the planning director or designee. However, amendments to developments 
which involve the creation of a subdivision as defined by 30-A M.R.S.A. Section 4401, 
as amended, will require signature of the amended plan by the planning board chair, who 
may request that the de minimis change be brought before the board for their review and 
approval prior to the signing of the permanent copy of the plan (mylar.) A report of all 
approved de minimis changes will be submitted to the planning board or staff review 
committee as appropriate at their next available meeting. 

 
ACTION NECESSARY 
Make a motion pursuant to Article XIII, Section 3 of the Zoning and Land Use Code to approve 
an amendment to the subdivision plan title “6th Amendment Subdivision Plan of Latulippe 
Development” as a de minimis change 
 



 

SurveyWorks, Inc. | 7 Cobblestone Drive, Suite 4 | Turner, Maine   04282 
(207) 946-4480 | contact@surveyworksinc.com 

 

 

October 22, 2019 

 

David Hediger, Director of Planning and Code Enforcement 

City of Lewison 

27 Pine Street – 3rd Floor 

Lewiston, ME 04240 

 

RE: East Merrill Road, 6th Amendment to Latulippe Development 

Dear Mr. Hediger & Board Members, 

David Langelier, owner of Lot 9B of the “Latulippe Development”, respectfully requests that 

he be added to the next feasible Planning Board Agenda for review and approval of a the 6th 

Amendment to the “Latulippe Development.” This proposed amendment will include a 

minor change to replace the existing hammerhead turnaround located on Lot 9B with a cul-

de-sac, partially located on Lot 8, and execute an equal area land swap between Lot 9A and 

Lot 9B.  

This request is to allow a proposed garage, currently under construction, to meet municipal 

setbacks. 

 

Sincerely yours, 

 

Devon J Hurley, LSIT 

Project Manager 

SurveyWorks, Inc. 

dhurley@surveyworksinc.com 



PARID: RE00014102 10 EAST MERRILL RD

Parcel

Parcel ID RE00014102

Map/Lot 083/000/018

Property Location 10 EAST MERRILL RD

Property Class Accessory Land with Impv

Land Area (acreage) 5.6

Owners

Owner LANGELIER DAVID J

  LANGELIER GEORGE C

Address 368 EAST AVE

City LEWISTON

State ME

Zip 04240

Book 9672

Page 251

Sales History

Date Amount Book Page

08/24/2017 $62,000 9672 251

02/25/2010 $35,000 7887 32

08/10/2005 $17,500 6445 268

OBY

Description Area/Quantity

MV1-SOUND VALUE OF MISC. STRUCTURE 1

RG1-FRAME OR CB DETACHED GARAGE 1,280

Entrance

Inspection Date Inspection Code Info Source Code

04/04/2018 12 - EXT INSPECTION 3 - OTHER

Lewiston ME Public Access Site https://lewistonmaine.tylertech.com/pt/Datalets/PrintDatalet.aspx?pin=...

1 of 1 10/22/2019, 10:48 AM







PARID: RE00013674 7 EAST MERRILL RD

Parcel

Parcel ID RE00013674

Map/Lot 083/000/016

Property Location 7 EAST MERRILL RD

Property Class Vacant Land - Residential

Land Area (acreage) 11.61

Owners

Owner DESCHENES SHANNON M

   

Address 5 EAST MERRILL RD

City LEWISTON

State ME

Zip 04240

Book 5704

Page 166

Sales History

Date Amount Book Page

11/07/2003 $35,000 5704 166

Lewiston ME Public Access Site https://lewistonmaine.tylertech.com/pt/Datalets/PrintDatalet.aspx?pin=...

1 of 1 10/22/2019, 10:49 AM







PARID: RE00014101 8 EAST MERRILL RD

Parcel

Parcel ID RE00014101

Map/Lot 083/000/015

Property Location 8 EAST MERRILL RD

Property Class Single Family w/ In-law

Land Area (acreage) 4.38

Owners

Owner ROBICHAUD ROBERT W

  ROBICHAUD CLAUDETTE M

Address 8 EAST MERRILL RD

City LEWISTON

State ME

Zip 04240

Book 8090

Page 56

Sales History

Date Amount Book Page

01/04/2011 $265,916 8090 56

10/13/2010 $0 8032 32

11/29/2005 $35,000 6589 84

08/10/2005 $17,500 6445 268

11/07/2003 $36,000 5704 212

Primary Building

Style GARRISION

Year Built 2010

Stories 2

Attic 1-NONE

Fuel Type 1-OIL

Heat System 3-HOT WATER

Heat/AC Type 2-BASIC

Fireplaces 0

Total Rooms 9

Bedrooms 4

Kitchens  

Full Baths 2

Half Baths 1

Basement 6-FULL

Basement Garage Spaces  

Finished Basement Area 0

Basement Rec Room Area  

Unfinished/Cathedral Area  

Living Area 2,632

OBY

Description Area/Quantity

RS2-METAL UTILITY SHED 70

Entrance

Inspection Date Inspection Code Info Source Code

09/26/2017 9 - 4 YEAR REVIEW 4 - ESTIMATED

05/31/2017 12 - EXT INSPECTION 1 - OWNER

Lewiston ME Public Access Site https://lewistonmaine.tylertech.com/pt/Datalets/PrintDatalet.aspx?pin=...

1 of 1 10/22/2019, 10:49 AM
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General Notes:

1. The purpose of this plan is to replace the hammerhead at the end of the 50' wide right of way leading to

Lot 9B with a cul-de-sac as shown. Also, an equal area land swap is shown between Lots 9A & 9B that

will accommodate the side setback of the existing foundation on Lot 9B. The building window for Lot 9B

has been updated to reflect these changes.

2. All Book and Page numbers refer to the Androscoggin County Registry of Deeds, unless otherwise noted.

3. The record owners of Lots 8, 9A & 9B shown on the City of Lewiston Tax Map as Lots 16, 15 and 18,

respectively, are Shannon M. Deschenes by deed dated November 4, 2003 and recorded in Book 5704,

Page 166, Robert W. Robichaud & Claudette M. Robichaud by a deed dated December 31, 2010 and

recorded in Book 8090, Page 56, and David J. Langelier & George C. Langelier by a deed dated August

24, 2017 and recorded in Book 9672, Page 251, respectively.

4. The parcels shown on the City of Lewiston Tax Map 83 as Lots 15 & 18 are located in the

Rural-agricultural (RA) District. The parcel shown on Map 83 as Lot 18 is located in the Low-density

Residential (LDR) District.

5. Space and bulk standards for the RA & LDR Districts are as follows:

RA LDR

Min. Lot Size:       60,000 ft²       40,000 ft²

Min. Frontage: 200' 100'

Min. Front Setback: 25' 20'

Min. Side/Rear Setback: 25' 10'

6. Total remaining area of Lot 8 is 505,105± ft² (11.6± acres). Total remaining area of Lot 9B is 236,057± ft²

(5.4± acres).

7. Boundary and information shown hereon is based on Plan Reference 8H below.

8. Plan References:

A. "Definition of College Street" recorded in Plan Volume 1, Pages 9A & 10.

B. "Latulippe Development" dated July 25, 1973 and recorded in Plan Book 24, Page 30.

C. "Latulippe Development, Revision I" dated June, 1987 and recorded in Plan Book 33, Page 50.

D. "Latulippe Development, Revision II" dated June, 1989 and recorded in Plan Book 34, Page 192.

E. "Latulippe Development, Revision III" dated July, 2003 and recorded in Plan Book 43, Page 45.

F. "Latulippe Development, Revision 4" dated July 18, 2005 and recorded in Plan Book 44, Page 191.

G. "Re-approval to Latulippe Development, Revision 4, Amendment to Lot 9B" dated February 15, 2010

and recorded in Plan Book 48, Page 23.

H. "Latulippe Development, Revision 5, Amendment to Lot 9B" dated October 16, 2017 and recorded in

Plan Book 52, Page 53.

9. Plan orientation is Magnetic North as observed in August, 1982 and shown on Plan Ref. 8B-H.

10. A portion of the subject parcel is located within Zone AE as delineated on the Flood Insurance Rate Map

for the City of Lewiston, Androscoggin County, Community-Panel Number 23001C0218E, having an

Effective Date of July 8, 2013. The location of the 100 year flood zone boundary and floodway boundary is

shown based on a shape file obtained from the FEMA Map Service Center website. The remainder of the

subject parcel is located within Zone X, Areas of Minimal Flood Hazard.

11. No wetlands per the Maine Department of Environmental Protection and Army Corps of Engineers'

definition were identified within the building windows. See Note 10 regarding the updated setback from

the floodplain.

12. All improvements, except for utilities and driveways, must be located within the building windows.

13. Any driveway over 150 feet long shall be constructed in accordance with the City of Lewiston Fire

Department Standards.

14. The right of way depicted hereon (southerly of and excluding East Merrill Road) is currently for access to

Lots 9A & 9B. The extension or creation of additional driveways off of this right of way may require

additional Planning Board approvals. There shall be no further division of any lot within this subdivision

without additional Planning Board approvals.

15. It is the responsibility of the lot owners of those lots from which frontage is obtained off the right of way to

assure the long-term maintenance, repair, replacement and improvements within the right of way.

16. The depth, size, location, existence or nonexistence of underground utilities and/or structures were not

investigated as part of this survey. Utilities depicted hereon may not necessarily represent all existing

utilities. Owners, contractors, and/or designers need to contact Dig-Safe Systems, Inc. (call 811) and field

verify existing utilities prior to digging or breaking ground.
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Surveyor's Statement:

This survey was performed under my direct supervision and to the best of
my knowledge and belief, it was done in accordance with Chapter 90, Part 1
(Professional Standards of Practice) and Part 2 (Technical Standards of
Practice) of the Maine Board of Licensure for Professional Land Surveyors.

__________________________________________

Jimmy C. Courbron, PLS      Date
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STATE OF MAINE, Androscoggin County, SS

REGISTRY OF DEEDS

Recieved _____________________________

At ____ h ____ m ____M  and recorded in

Plan Book ________, Page _______

Attest ______________________________

Registrar
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