Town of Naples

Town Hall

15 Village Green Lane

P.O. Box 1757 + Naples, Maine 04055
(207) 693-6364

May 17, 2023

Sean Murphy PE

Flycatcher, LLC

106 Lafayette Street, Suite 1C
Yarmouth, ME 04906

Dear Mr. Murphy,

At the Town of Naples Planning Board meeting on May 16, 2023, the Planning Board approved
the application from BWC Nirvana Lake, LLC with conditions. This approval is based on the
written submissions and public presentations from the applicant in support of this application.
Please note that in addition to the conditions listed below, the applicant will be required to attend
a pre-construction meeting prior to the start of development activities.

MOTION: To approve the BWC Nirvana Lake Solar Site Plan project located at Tax Map R11
Lot 075 based on the Findings of Fact and Conclusions from the Planner memo dated May 9,
2023 with the following conditions:

1.

This approval is limited to development only as described and shown on the plans and
documents presented.

The project must comply at all times with all applicable federal, state, and local
approvals to which it is subject.

Copies of all required State permits and/or letters of approval (DOT, Fire Marshall, DEP,
etc.) shall be submitted to the Naples Code Enforcement Officer prior to completion of
project.

Any required stormwater and phosphorus controls shown on the site plan must be
inspected by a licensed engineer or other certified individual and a signed statement that
the controls were installed as presented in the plans is to be provided to the Naples CEO
prior to the building being placed in service.

For amendment to previously approved site plan, all previous conditions of approval, if
any, shall remain in force unless explicitly changed by the Planning Board.

Prior to issuance of a building permit, the applicant shall provide the Town with a
removal guarantee to be used by the Town for the removal of the solar farm structures



and underground facilities and to stabilize the site in the event the system ceases
producing electricity for 12 months in a row. The amount and form of this guarantee
must be acceptable to the Town Manager, but could take the form of a cash escrow or
letter of credit.

7. Plantings will need to be installed so that no part of the solar array is visible from River
Road or the Crooked River.

Motion by: Martina Witts

2" py: Robert Fogg

Vote 5-0
The Findings of Fact below are from the North Star Planning memo dated May 9, 2023
Regards,

Sam Peikes

Contract Planner

Cc: Naples Code Enforcement (via email)
Alan Robertson, Bluewave Solar (via email)



Findings of Fact

1. Preservation of Landscape

The total project disturbance area is approximately 9.31 acres. The
proposed limits of disturbance areas are labeled on the site plan dated
September 16, 2022 and revised May 8, 2023.

Tree clearing will be limited to less than an acre.

Wetlands were surveyed by GZA Environmental and are labeled on the
site plan. No clearing or digging will take place within the wetlands.
No natural areas or significant wildlife are located within the project
area.

The project is located southwest of the Crooked River and is directly
outside the Resource Protection Zone.

The project is not located within a floodway based on FEMA studies
(see letter to town dated November 18, 2022).

2. Buffers and Landscaping

The existing tree-line to the east and west will screen the solar array
from abutting properties. New native evergreen trees will be planted
between River Road and the solar array. The exact type of species will
be determined at the time of construction.

The existing tree-line and abutting properties will screen the solar from
River Road or the Crooked River.

Agricultural fencing will be installed around the solar array and
electrical equipment. Fence details are provided in sheet C-3.02 of
construction drawings.

3. Relation of Proposed Building to the Environment

The solar array will be developed on an existing gravel pit and is
surrounded by a few residential properties and woods.

No buildings or structures with roofs are proposed for the project.
The solar array is set back 50 feet from all property lines.

4. Vehicular Access



Vehicular access to the site will come from the access road gravel
off River Road.

Access will be limited to construction and maintenance purposes.
The applicant has attached a letter from the Fire Chief dated
September 26, 2022 regarding the turnaround for emergency
access. At the Fire Chief's request, a Knox Box will need to be
installed at each gated entrance and the turnaround areas
cannot be smaller than 30 by 30 feet.

5. Parking and Circulation

The project will not include any formal parking areas.
A temporary laydown area is shown next to the project equipment area
on the site plan and will be used for construction personnel.

6. Stormwater Management

The applicant has provided pre and post stormwater runoff calculations
in the application submission. The calculations show that there will be
no increase in peak stormwater runoff leaving the site.

The applicant plans to submit a DEP Stormwater Permit-by-Rule to
demonstrate compliance with Chapter 500 Basic Stormwater
Management Standards.

Stormwater will be infiltrated naturally. No man-made stormwater
infrastructure or drainage system is proposed.

Additional stormwater management and erosion control measures
may be necessary during construction. Erosion control details have
been provided in sheet C-3.01 of the application.

7. Utilities and Public Safety

The approximate location of the CMP interconnection is labeled on the
site plan.

All utilities serving the solar project, with the exception of the inverters
and the overhead power lines will be installed underground. The
location of utilities is shown on the site plan.

At the request of the Fire Chief, a Knox Box will need to installed at the
entrance.



8. Exterior Lighting

¢ No lighting will be included for the project.

9. Hazards and Nuisances

e No toxic matters, noise, vibration, smoke, and toxic matter will be

generated from the project.

¢ Noise calculations have been provided in Attachment K of the
calculation. The noise levels from inverters are not anticipated to
exceed 50 decibel levels during the daytime at the property line.

10. Signs

e A 24-hour emergency contact sign will be installed at the access gate
and is shown on the site plan dated May 7, 2023.

1. Municipal Services

e No unreasonable adverse impact on municipal services and facilities
will result from the proposed development.



Conclusions of Law:

1. The landscape will be preserved in its natural state, insofar as
practicable, by minimizing tree and soil removal, retaining existing
vegetation when and where desirable, and keep any grade changesin
character with the general appearance of neighboring areas.

2. Landscaping will be provided as part of the overall site plan design and
integrated into building arrangements, topography, parking, and
buffering requirements.

3. The proposed structures will be related harmoniously to the terrain and
to existing buildings in the vicinity.

4. The proposed layout of access points will be designed so as to avoid
adverse impact on existing vehicular and pedestrian traffic patterns.

5. The layout and design of all means of vehicular and pedestrian
circulation will be safe and convenient.

6. Adequate provisions will be made for surface drainage so that removal
of surface waters will not adversely affect neighboring properties,

downstream conditions, or the public storm drainage system.

7. Electric, telephone and other utility lines will be installed underground.

(N/A)

9. Adequate provisions will be made to control noise, vibrations, smoke,
heat, glare, fumes, dust, toxic matter, odors and electromagnetic
interference generated by proposed uses or activities on the site.



10. The development will not result in undue air pollution.

1. The development will not result in violation of any noise control
provisions in effect in the Town of Naples or the State.

12. All signs will comply with the standards set forth in this Ordinance from
Section 700.

13. The development will not have an unreasonable adverse impact on the
municipal services.



