
June 10, 2021 
File No. 09.0026053.01 

Town of Naples Planning Board 
c/o Kate Matthews, Assistant Code Enforcement Officer 
15 Village Green Lane; PO Box 1757 
Naples, ME 04055 

Re: Naples Solar Development – BWC Brandy Pond, LLC 
 281 Harrison Road (Route 35) 
 Naples, Maine 

Dear Planning Board: 

This letter transmits a Major Site Plan Review Application on behalf of BWC Brandy Pond, LLC 
(BWC) for a proposed solar development on the property located at 281 Harrison Road in 
Naples, Maine, Tax Map U52, Lot 96 (i.e., the Site).  On behalf of BWC, GZA GeoEnvironmental, 
Inc. (GZA) is requesting consideration of a Site Plan Review, in accordance with Section 900 of 
the Town of Naples Land Use Ordinance, for construction of the proposed solar development 
within the Town of Naples.  The completed application form is provided as Appendix A Major 
Site Plan Review Application, the information that follows is supplemental to the form. 

The Site is a Rural Area zoned parcel located within primarily Rural Area and Residential 
Growth Area zones with access from Harrison Road.  The Site is located to the east of Harrison 
Road (Maine Rt. 35), south of Madison Drive, and west of Horace Files Road in Naples, Maine. 
The Site is considered vacant and includes uplands primarily used as a wood lot. The Site also 
contains forested wetlands primarily bordering and draining into a perennial stream that 
bisects the southern portion of the property. Throughout the Site there is evidence of historic 
logging through skidder ruts and rotting tree stumps, as well as building and well remnants. 

GZA has completed wetland delineation, vernal pool evaluation, wetland function-value 
assessment, small-whorled pogonia mapping, and deer wintering area evaluation.  Based on 
our evaluations, the Site contains two vernal pools (one of which is confirmed significant based 
on amphibian egg mass counts), secondary deer wintering shelter areas (eastern portion of 
the property), as well as forested wetlands, streams, and drainages.  Based on our mapping, 
we have added 75’ buffers to wetlands associated with streams and 250’ buffers to vernal 
pools and the winter shelter areas. 

BWC intends to develop a solar facility on approximately 19-acres of the 155-acre property.  
The project proposes to upgrade an existing paved entrance to the property and upgrade an 
existing woods road into an 18-foot-wide gravel access road that will terminate at the 
southern end of the proposed solar array.  The proposed solar development was intentionally 
sited in the southwestern corner of the property to avoid vernal pools, winter shelter areas, 
high value wetlands, associated buffers, and prime farmland soil.  Based on the nature of the 
resources present on the Site, the project has been significantly scaled back to minimize 
potential impacts on important wildlife resources.  Also, since Long Lake has been identified 
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as a lake at most risk from new development, the design proposes less than 20,000 square feet of new impervious 
area. 

Since the original concept was developed, natural resource impacts were avoided and minimized to the greatest 
extent through careful project design revisions. Proposed wetland impacts have been reduced from 86,900 sq. ft. 
to 13,128 sq. ft. and are limited to the extent necessary for road construction, filling, and tree clearing. In addition, 
impacts have been avoided in wetlands containing the highest functions and values and impacts have avoided 
significant wetland areas and their setbacks, significant vernal pools and significant core shelter areas and their 
setbacks.  

1.0 SITE PLAN REVIEW CHECKLIST 

1.1 SITE PLAN (DRAWN AT A SCALE SUFFICIENT TO REVIEW ITEMS IN SECTION 6 OF THE ORDINANCE BUT NOT 
MORE THAN 100 FEET TO THE INCH) 

Site Plans have been provided as Appendix B. 

1.2 OWNERS NAME, ADDRESS AND SIGNATURE 

The Site parcel is owned by Deborah Martin, whose mailing address is 150 Dugway Road, Bridgton, Maine 04009.  
BWC Brandy Pond, LLC is the applicant and intends to lease a portion of the Site parcel for use as a solar facility.  
Letters of Authorization for GZA to prepare permitting applications on behalf of the landowner and applicant have 
been signed and are provided as Appendix C. 

1.3 PERIMETER SURVEY OF PARCEL MADE AND CERTIFIED BY A REGISTERED LAND SURVEYOR 

A land survey of the approximate lease area was conducted by Doucet Survey LLC in February of 2021 and the 
surveyed property boundary is depicted on the Site Plans.  An American Land Title Association (ALTA)/ National 
Society of Professional Surveyors (NSPS) Land Title Survey of the lease area will be completed prior to 
construction. 

1.4 TOTAL AREA OF ANY LAND WITHIN 500 FEET OF THE PROPOSED PROJECT WHICH IS OWNED BY THE 
APPLICANT 

The applicant does not own any land within 500 feet of the proposed project and intends to lease a portion of the 
Site parcel for use as a solar facility.  The owner of the Site parcel (U52-96) also owns U45-20, U45-22A, U45-22B, 
and U45-22C. 

1.5 ZONING CLASSIFICATIONS OF THE PROPERTY AND LOCATION OF ZONING DISTRICT BOUNDARIES IF THE 
PROPERTY IS LOCATED IN TWO OR MORE ZONING DISTRICTS 

The Site parcel is located in the Rural Area zoning district. 
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1.6 SOIL TYPES AND LOCATION OF SOIL BOUNDARIES AS CERTIFIED BY A REGISTERED ENGINEER OR CERTIFIED 
SOIL SCIENTIST 

See Appendix D for Natural Resource Conservation Service (NRCS) Soil Report.  The proposed project does not 
include a wastewater disposal system, so a formal soil survey has not been performed.  We understand a formal 
soil survey may not be required based on recent solar development plan approvals by the Town of Naples. 

1.7 LOCATION OF ALL BUILDING SETBACKS AS REQUIRED BY TOWN ORDINANCES 

Under Section 600 Performance Standards, the minimum setback for Solar Energy Systems and Solar Farms from 
all boundary lines is 50-feet.  The proposed project maintains a 50-foot vegetative buffer around the proposed 
solar array. 

1.8 LOCATION, SIZE AND CHARACTER OF ALL SIGNS AND EXTERIOR LIGHTING 

The proposed project does not include exterior lighting or road signage. 

1.9 LOT AREA OF THE PARCEL, STREET FRONTAGE AND MINIMUM LOT SIZE AND FRONTAGE 

In the Rural Area District the minimum lot size is 40,000 square feet and minimum road frontage is 100 feet.  Solar 
farm dimensional standards have a minimum lot size of five acres, maximum developed area of 60 acres, minimum 
setbacks for front, side, and rear of 50 feet, and must maintain a 25-foot wooded buffer at the property’s front, 
side, and rear lot lines.  The Site parcel is 166.7 acres, has approximately 122 feet of street frontage, and meets 
the dimensional standards for the Rural Area District. 

1.10 LOCATION OF ALL EXISTING AND PROPOSED BUILDINGS, DRIVEWAYS, SIDEWALKS, PARKING SPACES, 
LOADING AREAS, OPEN SPACES, LARGE TREES, OPEN DRAINAGE COURSES, SIGNS, EXTERIOR LIGHTING, 
SERVICE AREAS, EASEMENTS AND LANDSCAPING 

Locations of existing and proposed features are shown on the Site Plans included as Appendix B. 

1.11 LOCATION OF ALL BUILDINGS WITHIN 50 FEET OF THE PARCEL AND THE LOCATION OF INTERSECTING ROADS 
ARE DRIVEWAYS WITHIN 200 FEET OF THE PARCEL 

Locations of nearby buildings and roads are shown on the Site Plans included as Appendix B. 

1.12 EXISTING AND PROPOSED TOPOGRAPHY OF THE SITE AT 2-FOOT CONTOUR INTERVALS IF MAJOR CHANGES 
TO THE EXISTING TOPOGRAPHY ARE BEING PROPOSED 

Existing and proposed topography are shown on the Site Plans included as Appendix B. 

1.13 ALL SURFACE WATER FEATURES WITHIN 500 FEET OF THE PROJECT BOUNDARIES INCLUDING PERENNIAL 
STREAMS AND WETLANDS 

GZA delineated and classified wetlands in March 2020 and conducted additional natural resource assessments in 
April, May, June, and August 2020.  The wetland delineation in the area of the proposed solar array was conducted 
in accordance with the United States Army Corps of Engineers (ACOE) Wetlands Delineation Manual using the 
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Routine Determinations Method, and the Regional Supplement to the Corps of Engineers Wetland Delineation 
Manual as required by the Maine Department of Environmental Protection (MEDEP) and the ACOE.  The area of 
evaluation included approximately 110 acres of the entire 155-acre parcel.  Wetlands and surface waters 
delineated by GZA in the project area are shown on the Site Plans included as Appendix B.  GZA did not delineate 
surface water features beyond the Site boundary; therefore, surface water features and wetlands mapped by the 
National Wetlands Inventory (NWI) within 500-feet of the project boundary are shown on the Locus Plan included 
as Appendix E. 

1.14 LOCATION AND DIMENSIONS OF ON-SITE PEDESTRIAN AND VEHICLE OR VEHICLE DEALER ACCESS WAYS, 
PARKING AREAS, LOADING AND UNLOADING FACILITIES, DESIGN OF ENTRANCES AND EXITS OF VEHICLES TO 
AND FROM THE SITE ON TO PUBLIC STREETS, CURVE AND SIDEWALKS 

Location of proposed access road is shown on the Site Plans included as Appendix B. 

1.15 LOCATION OF ALL WELLS AND SEPTIC SYSTEMS WITHIN 150 FEET OF THE PROPERTY BOUNDARY 

The locations of wells and septic systems in the area surrounding the Site are unknown; however, the proposed 
project does not include ground disturbance that could impact nearby wells or septic systems. 

1.16 EXISTING LAND COVER AND VEGETATION CONDITIONS 

The Site is currently undeveloped and includes forested uplands primarily used as a wood lot. The Site also 
contains forested wetlands primarily bordering and draining into a perennial stream that bisects the southern 
portion of the property.  Throughout the Site there is evidence of historic logging through skidder ruts and rotting 
tree stumps, as well as historic use with observations of old foundations and wells.  A portion of the Site contains 
an open overstory near the entrance where an existing paved driveway and small clearing are present.  The Site 
was approved for a subdivision by the Town of Naples Planning Board in March 1990. 

1.17 DRAINAGE PLAN TO DESCRIBE THE LOCATION AND SIZE OF ROAD CULVERTS, ROAD DRAINAGE, DITCHES, 
PHOSPHORUS AND RUN OFF CONTROL MEASURES AND OTHER SIMILAR FEATURES 

Proposed drainage features, which includes two vegetated drainage swales, are shown on the Site Plans included 
as Appendix B. 

1.18 ON-SITE SOIL AND INVESTIGATION REPORT BY A DHS LICENSED SITE EVALUATOR 

The proposed project does not include a wastewater disposal system; therefore, no on-site soil investigation has 
been completed. 

1.19 STATEMENT FROM THE FIRE CHIEF THAT THE PROPERTY IS ACCESSIBLE BY PRESENT FIRE APPARATUS AND 
DETAILING ANY ADDITIONAL ON-SITE FIRE PROTECTION FACILITIES REQUIRED 

An email providing details of the project location and design was sent to Chief Justin Cox (jcox@townofnaples.org) 
on June 9, 2021.  We do not anticipate fire apparatus accessibility issues, but will work with Fire Department to 
address any issues that may be identified. 

mailto:jcox@townofnaples.org
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1.20 SOIL AND EROSION CONTROL PLAN APPROVED BY THE CUMBERLAND COUNTY SOIL AND WATER 
CONSERVATION DISTRICT 

Temporary erosion control measures are shown on the Site Plans included as Appendix B.  Limited grading will be 
completed in areas where the slope is greater than 25%.  The vegetated swales are designed to attenuate the 
minor increase in stormwater due to the conversion of wooded areas to grass.  The site will be maintained as 
meadow for stormwater and erosion control purposes and not mowed more than twice per year.  Due to the 
limited amount of proposed grading and minimal change in stormwater runoff, the Site Plans were not submitted 
to the Cumberland County Soil and Water Conservation District, consistent with recent solar development plan 
approvals by the Town of Naples.   

1.21 EXISTING AND PROPOSED METHOD OF HANDLING STORM WATER RUNOFF 

The Site is currently undeveloped and stormwater either infiltrates or flows in a westerly or southwesterly 
direction to wetlands that provide drainage for the Site.  The proposed project includes construction of two 
vegetated swales that will direct stormwater to the existing wetlands that provide drainage for the Site.  The Site 
will be maintained as meadow for stormwater purposes and not mowed more than twice per year.   

1.22 DIRECTION AND FLOW OF THE RUN-OFF THROUGH THE USE OF ARROWS 

The proposed project includes construction of two vegetated swales that will direct stormwater to the existing 
wetlands that provide drainage for the Site.  The swales and their direction of flow are shown on the Site Plans 
included as Appendix B. 

1.23 LOCATION, LOCATION AND SIZE OF ALL CATCH BASINS, DRY WELLS, DRAINAGE DITCHES, SWALES, RETENTION 
BASINS AND STORM SEWERS 

The proposed project includes vegetated drainage swales to convey stormwater runoff to existing wetland 
drainages. 

1.24 ENGINEERING CALCULATION USED TO DETERMINE DRAINAGE REQUIREMENTS BASED UPON A 25 YEAR 
STORM FREQUENCY, IF THE PROJECT WILL SIGNIFICANTLY ALTER THE EXISTING PATTERNS DUE TO SUCH 
FACTORS SUCH AS THE AMOUNT OF NEW IMPERVIOUS SURFACES BEING PROPOSED 

The proposed project will not significantly alter the existing drainage patterns on the Site.  Less than 20,000-square 
feet of impervious area will be added as a result of the proposed project and a Stormwater Permit-By-Rule 
application was submitted and approved by MEDEP (#71673).  Two vegetated swales are designed to attenuate 
the minor increase in stormwater due to the conversion of wooded areas to grass.  The site will be maintained as 
meadow for stormwater and erosion control purposes and not mowed more than twice per year.   

1.25 PHOSPHORUS AND ANALYSIS; REQUIRED IF THE PROPOSED PROJECT IS WITHIN THE SHORELAND ZONE OR 
THE NON-VEGETATIVE AREAS EXCEED 40,000 FT.² 

The proposed project is not located within the shoreland zone. 
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1.26 A UTILITY PLAN SHOWING PROVISIONS FOR THE WATER SUPPLY AND WASTELAND DISPOSAL, INCLUDING 
THE SIZE AND LOCATION OF ALL PIPING, HOLDING TANKS, LEACH FIELD, ETC. 

The proposed project does not include water supply or wasteland disposal. 

1.27 BUILDING PLAN SHOWING ALL OF THE FLOORS AND ELEVATIONS 

The proposed project does not include buildings, but a 30x40-foot concrete equipment pad for central inverters 
and transformers is proposed on the Site Plans included as Appendix B. 

1.28 EVIDENCE OF APPLICANTS RIGHT AND OR TITLE TO THE PROPERTY, AND COPIES OF ANY PROPOSED OR 
EXISTING EASEMENTS, CONVEY ENDS AND DEED RESTRICTIONS 

See Appendix F for BWC’s Lease Option Agreement with the landowner, Deborah Martin, for use of the property 
as a solar facility. 

1.29 DESCRIPTION AND DESIGN OF PROPOSED TEMPORARY AND PERMANENT SIGNS, INCLUDING LOCATION, SIZE 
AND LIGHTING 

The proposed project includes installation of one sign on the property to identify the owner and provide a 24-
hour emergency contact phone number.  The sign will be posted on the perimeter fence and will be approximately 
12x18-inches in size. 

1.30 COPIES OF ALL REQUIRED STATE APPROVALS AND PERMITS 

The following permits have been obtained: 

 United States Army Corps of Engineers (USACE) Category 2 permit NAE-2020-02428 

 Natural Resources Protection Act (NRPA) Tier 1 permit L-28948-TC-A-N 

 Maine Stormwater Permit-By-Rule #71673 

 Maine Construction General Permit (CGP) Notice of Intent #71674 

Copies of the USACE and NRPA permits have been included as Appendix G.  The Maine Stormwater and CGP 
permits are referenced in the NRPA permit. 

1.31 NAME AND ADDRESSES OF ALL ABUTTING PROPERTY OWNERS PLUS A DESCRIPTION OF THE PROJECT, TO BE 
USED BY THE PLANNING BOARD TO NOTIFY THE ABUTTERS BY CERTIFIED MAIL OF THE PROPOSED PROJECT 

A list of abutters has been included as Appendix H.  The following description of the project can be used by the 
Planning Board to notify the abutters by certified mail of the proposed project. 

BWC Brandy Pond, LLC intends to develop a solar facility on approximately 19 acres of the 155-acre property 
located at 281 Harrison Road in Naples, Maine, Tax Map U52, Lot 096.  The project proposes to upgrade an existing 
paved entrance to the property and upgrade an existing woods road into an 18-foot-wide gravel access road that 
will terminate at the southern end of the proposed solar array.  The proposed solar development was intentionally 
sited in the southwest corner of the property to avoid vernal pools, winter deer shelter areas, high value wetlands, 
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associated buffers, and prime farmland soil.  Based on the nature of the resources present on the property, the 
project has been significantly scaled back to minimize potential impacts on important wildlife resources. 

1.32 COPIES OF ANY PROPOSED OR EXISTING EASEMENTS, COVENANTS AND DEED RESTRICTIONS 

The deed to the property includes 22 exceptions which are identified in Exhibit A of the draft title commitment 
included as Appendix I. 

2.0 SOLAR FARM PERFORMANCE STANDARDS (SECTION 615) 

2.1 SIGNAGE 

The proposed project includes installation of one sign on the property to identify the owner and provide a 24-
hour emergency contact phone number.  The sign will be posted on the perimeter fence and will be approximately 
12x18-inches in size. 

2.2 SECURITY 

The electrical and control equipment for the ground-mounted solar farm will be labeled and secured by a locked 
perimeter fence to prevent unauthorized access. 

2.3 WOODED/VEGETATED BUFFER 

The proposed project maintains a 50-foot vegetative buffer around the proposed solar array.  Portions of the 
access road are within 25-feet of the property line, as shown on the Site Plans included as Appendix B. 

2.4 MAINTENANCE AND OPERATIONS PLAN 

An Operations and Maintenance (O&M) Plan for solar farm maintenance has been included as Appendix J. 

2.5 DECOMMISSIONING PLAN, COST ESTIMATE, AND SURETY 

A decommissioning plan, cost estimate, and draft surety language have been included as Appendix K.  BWC agrees 
to decommission and remove the solar farm after twelve (12) consecutive months of no energy generation.  A 
removal surety will be submitted to the Town of Naples prior to applying for any building permits. 

2.6 SHORELAND ZONE 

The proposed project is not located within the shoreland zone. 

2.7 VIEWS FROM GREAT PONDS AND NAVIGABLE WATERWAYS 

A view analysis was completed to simulate views from Long Lake and has been included as Appendix L.  As shown 
in the view analysis profile, the upper portion of the array will be visible from Long Lake; however, the view will 
be minimal due to the distance from the water, non-reflective solar panels, and the surrounding vegetation (see 
Appendix L for the view analysis of the proposed array from Long Lake).  The project will utilize non-reflective 
solar panels to capture as much sunlight as possible. 



June 10, 2021 
Naples Solar Development – BWC Brandy Pond, LLC 

File No. 09.0026053.01 
 Page | 8 

An Equal Opportunity Employer M/F/VIH 

2.8 SLOPES 

The proposed solar facility is located on land with less than 50% slope.  The proposed project was not sited in the 
eastern portion of the property due in part to the presence of steeper slopes.  The proposed project area has an 
approximate maximum slope of 30%, which will be graded to 25% to allow for solar panel installation. 

2.9 VIEWS FROM PUBLIC ROADS 

The solar array will be setback approximately 400-feet from Harrison Road and a 50-foot wooded buffer will be 
maintained around the array.  A basic view analysis was completed to simulate views from Harrison Road and has 
been included as Appendix L.  As shown in the view analysis graphic, in GZA’s opinion, based on publicly available 
topography data and observed tree cover, the 50-foot wooded buffer will screen the solar array so it will likely 
not be visible from Harrison Road. 

2.10 CHAPTER 500 STANDARDS 

The proposed project meets the standards of MEDEP Chapter 500 rules for stormwater management and a Maine 
Stormwater Permit-By-Rule #71673 was obtained and is referenced in the NRPA permit included in Appendix G.  
The proposed project includes construction of two vegetated swales that will treat stormwater prior to discharge 
to the existing wetlands that provide drainage for the Site.  The Site will be maintained as meadow for stormwater 
purposes and not mowed more than twice per year so the post-development stormwater conditions will not 
increase the flow above pre-development conditions.   

3.0 CLOSING 

We understand that the Town has recently revised its land use ordinance to allow solar development in the Rural 
Area District.  We are very interested in working with the Planning Board to develop a design that will satisfy the 
Town’s site plan review requirements as well as the revised land use ordinance related to solar developments.  If 
you and/or the members of the Planning Board are interested, we would be happy to participate in a site walk at 
a mutually agreeable date and time.   
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Please do not hesitate to contact Aimee Mountain at 207-344-9704 or aimee.mountain@gza.com if you have 
any questions or comments. 

Very truly yours, 

GZA GEOENVIRONMENTAL, INC. 

Aimee D. Mountain, GISP, CPMSM 
Senior Project Manager 

Deborah M. Zarta Gier, CNRP Tracy Tarr, CWS, CESSWI 
Principal-in-Charge Consultant Reviewer 

ADM 
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Appendices:   
 Appendix A: Major Site Plan Review Application 
 Appendix B: Site Plans 
 Appendix C: Letters of Authorization 
 Appendix D: Natural Resource Conservation Service (NRCS) Soil Report  
 Appendix E: Locus Plan 
 Appendix F: Lease Option Agreement 
 Appendix G: USACE and NRPA Permits 
 Appendix H: Abutters List 
 Appendix I: Exhibit A of the Draft Title Commitment 
 Appendix J: Operations and Maintenance Plan 
 Appendix K: Decommissioning Plan and Cost Estimate 
 Appendix L: View Analysis 
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