TOWN OF MINOT
PLANNING BOARD MEETING

TUESDAY, JULY 5, 2022, AT 7:00 P.M.
HELD REMOTELY VIA ZOOM & AT THE TOWN OFFICE
329 WOODMAN HILL ROAD, MINOT
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Planning Board Members Present In Person: Chair James Brown, Larry
Slattery, Kristin Carlton, Ben Piper, Michael Hemond, John Geismar, and Kerry
Bonney

Present via Zoom: David Galbraith (AVCOG), residents Gerald & Allison
Kostro, Selectperson Matthew Perry

Others Present In Person: Select Board Member Lisa Cesare, Stuart Davis from
Davis Land Surveying, LLC (representing Wallingford Realty), Residents Michael
and Brittany Hemond (Mr. Hemond recused during discussion and voting
regarding event center), Code Enforcement Officer Scott McElravy, Planning
Board Secretary Norma Dulac, and Finance/Administrative Assistant, Katherine
King

Start Time: 7:02 p.m.
End Time: 9:45 p.m.

1. Call to Order — Call to order at 7:02 p.m.

2. Approve April 5, 2022, Planning Board Meeting/Public Hearing
Minutes — James Brown — Any comments or discussion regarding the
April 5, 2022, Planning Board/Public Hearing minutes (no May/June
meetings held)? PB — No. John Geismar motioned to accept the April
5, 2022, Planning Board/Public Hearing minutes as written. Kerry
Bonney seconded the motion. James Brown — Any further discussion?
Planning Board — No. James Brown - All in favor of approving the
April 5, 2022, Planning Board/Public Hearing minutes as submitted?
Yes — 5 (by show of hands); No — 0. So moved.

3. John Geismar stated that since he is an alternate, and all Planning
Board members are present, he will participate, but abstain from
voting unless needed for a quorum.

4, New Business —

A. Wallingford Realty LLC, represented by Stuart Davis (Davis Land
Surveying, LLC), requests Planning Board approval of a proposed
3-lot subdivision on Brighton Hill Road (Map R13, Lot 1).
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Abutters were notified via regular mail of this application and the
proposed subdivision. David Galbraith discussed the application
submitted on 6/07/2022. and his memorandum (submitted via
email) regarding this application. The applicants did apply for four
waivers, listed in the application.

a. High Intensity Soil Survey by a Registered Scientist —
Contains suitable soils for building sites and
Subsurface Wastewater Disposal Systems. Mr.
Galbraith is agreeable.

b. Traffic Data — The subdivision can be expected to
generate approximately 28.6 daily trips, 4 a.m. peak
hour trips, and 5 p.m. peak hour trips. Mr. Galbraith is
agreeable.

c. Hydrogeologic Assessment — With residential
development, the major concern is nitrate
contamination from septic systems. Each system will
be installed to meet the Maine Subsurface Wastewater
Disposal Rules, dated August 2015, as amended. Any
of the septic designs, if needed, will be amended. Mr.
Galbraith is agreeable.

d. Stormwater Management Plan — The subdivision is
not located within the direct watershed of a great
pond. There are fewer than five lots. No new roads are
proposed. There will be minimal development.
Proposed building envelopes for each lot are shown
on the plan. These envelopes are designed to be set
back 25 feet from wetlands, set back 75 feet from the
small brook on the site, and to meet minimum
municipal setbacks within the Rural District (Front
Setback 55 feet from centerline of road, Side & Rear
setbacks 15 feet from property line). Each of the lots
that the applicant is proposing has its own street
frontage, so each lot owner would be required to
obtain their own driveway entrance permit.
Otherwise, each of the lots would be reviewed by
Code Enforcement like any other single-family house
being constructed. Mr. Galbraith is agreeable.

Mr. Galbraith stated that he did go through some of the comments
listed in the application.



Public Safety — Mr. Galbraith reviewed comments regarding public
safety. The Town’s ordinance mentions requiring installation of a
sprinkler system. Mr. Galbraith stated that the applicant shall
provide the Town an overview of the type of residential fire
protection being proposed. The Town’s Addressing Officer and/or
the Fire Chief shall review and sign off on the plan prior to final
plan approval by the Planning Board. Note: Per Fire Chief, James
Allen (via email on 7/12/2022), Planning Board issues concerning
fire protection will be addressed going forward by Deputy Fire
Chief, Stephen French.

Recommended Application Clarification Items/Conditions of
Approval — Registered Engineer’s Stamp, Sight lines, Overview of
type of residential fire protection being proposed with the next
application submittal, front setback line, and site walk
recommended. Discussion of front setback line. The subdivision
plan mentions a 55 foot setback from the center line of the road.
Mr. Galbraith recommends that the setbacks be measured from the
front property line, from the common shared line, from the edge of
the right-of-way through the property line, because if you have a 50
or 60 foot right-of-way, your travel lanes combined are about 22
feet, so you could have a 60 foot right-of-way and the center line of
the road could be all the way on one side of the road, or within the
right-of-way or the other.

Planning Board Secretary mentioned that an interoffice memo was
submitted by Scott Parker, Highway Foreman: “I have reviewed the
application for subdivision approval going before the Planning
Board. In reviewing the plans, | did not see any driveway entrances
indicated. It would be helpful if the plan included these, as well as
have the lots marked, so that | can review for proper site distance
and the need for a culvert, if any. Other than that, | see no other
issues regarding the Town’s right-of-way for Brighton Hill Road.”

Stuart Davis, here on behalf of Wallingford Realty: Stuart did speak
with Scott Parker, and they are going to be getting together next
week regarding driveway entrances. Discussion of sight distances.
Regarding fire protection, there is a fire pond on the corner and
then there is a dry hydrant, which was sufficient for the subdivision
recently approved on Brighton Hill Road. Ms. Dulac and Mr.
McElravy had emailed Fire Chief, Jim Allen, regarding fire
protection issues, but have not heard from him yet. Ms. Dulac
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stated that Caitlin Legare had also mentioned the possibility of the
above-mentioned fire pond and dry hydrant. However, Ms. Legare
IS unsure who is supposed to maintain the fire pond or if there is
even water in the fire pond. There are some wetlands on this lot.
Discussion of front setback (the Minot ordinance mentions 55 foot
setback from the center line). Mr. Galbraith said that the ordinance
should be followed. Stuart Davis said that the engineer’s stamp will
be on the final plan.

Michael Hemond asked if the Town should worry about heavy
metal testing/PFAS (per — and — poly-fluoroalkyl substances).
David Galbraith said that they could have water tests done at the
wells when they are drilled. Mr. Hemond mentioned that at that
point the person has already purchased the property and they would
have no recourse if they could not drink the well water. Lisa Cesare
asked if the Town had asked for water samples prior to selling the
properties in the Valley View Subdivision. Mr. Davis said that no
testing had been required for those three lots. PFAS testing has not
come into play yet, but it may in the future. Lisa Cesare asked how
long the property had been an apple orchard; no one was sure.
Further discussion. Chair Brown agrees that this needs to be
discussed further; however, nothing is mentioned or required in the
Town of Minot ordinance regarding this type of testing. He would
like to hear from the Town attorney as to options regarding
disclosure for the need for water/soil testing on these lots. Planning
Board Secretary will check with Danielle Loring to reach out to the
town attorney regarding this matter.

Kerry Bonney motioned to approve the High Intensity Soil Survey
waiver as submitted. Ben Piper seconded the motion. James Brown
- Any further discussion? PB - No. All in favor? Yes: 6 (by show of
hands); No: 0; Abstain: 1. So moved.

Kristin Carlton motioned to approve the Traffic Data waiver as
submitted. Kerry Bonney seconded the motion. James Brown —
Any further discussion? PB - No All in favor? Yes: 6 (by show of
hands); No; Abstain: 1. So moved.

Larry Slattery motioned to approve the Hydrogeologic Assessment
waiver as submitted. Kristin Carlton seconded the motion. Any
further discussion? PB — No. All in favor? Yes: 6 (by show of
hands); No: 0; Abstain: 1. So moved.



Stuart Davis mentioned that the property does fall within the Taylor
Pond Watershed. Mr. Davis noted that an engineered phosphorous
plan is being put together. This will be presented to the Planning
Board before the August 2, 2022, Public Hearing/Planning Board
meeting.

Mr. McElravy noted, under the Stormwater Management Plan
section, that “...these envelopes are designed to be set back 25 feet
from wetlands....” The CEO was not aware of this and thought that
the setback had to be 75 feet in the Shoreland Zone. Mr. Davis
stated that it is 75 feet from wetlands of significance. The wetlands
in question are not associated with a significant pond or stream and
are not considered significant wetlands.

Larry Slattery motioned to approve the Stormwater Management
Plan waiver as submitted. Kerry Bonney seconded the motion. Any
further discussion? PB — No. All in favor? Yes: 6 (by show of
hands); No: 0; Abstain: 1. So moved.

A public hearing was scheduled for Tuesday, August 2, 2022, prior
to the regular August Planning Board meeting. A site walk was
scheduled for Wednesday, July 20, 2022, at 8:00 a.m. on Brighton
Hill Road (Map R13, Lot 1). Michael Hemond asked if the property
lines are delineated on the property yet. Stuart Davis said that the
lines are not marked yet but will be marked and set prior to the site
walk. The driveways and sight lines will be marked as well. Scott
Parker and Stuart Davis will be meeting to discuss the driveways
and sight lines. Discussion of buffers.

Kerry Bonney motioned to accept the Briggs Orchard Subdivision
application complete as submitted. Larry Slattery seconded the
motion. Any further discussion? PB — No. All in favor? Yes: 6 (by
show of hands); No: 0; Abstain: 1. So moved.

B. Michael & Brittany Hemond come before the Planning Board
(Michael recused from voting/sitting in the audience) to request
approval of an event center on Woodman Hill Road (Map R9, Lot
4), having submitted a site review application on June 7, 2022.
David Galbraith discussed the application and his memorandum
(submitted via email) regarding this application.

Michael Hemond recused himself and is sitting with the audience at
this time. James Brown stated that because of the unusual nature of



this application, as Brittany is on the Select Board and Michael is
on the Planning Board, it is extremely important that the Planning
Board adhere to certain due process elements to make certain that
in the public record we have addressed any possibility of either
there being a conflict of interest or undue influence exerted over
any decisions made by the Board. Mr. Brown has been instructed to
ask each planning board member individually to answer yes or no
whether they feel that their relationship with the Hemonds will in
any way color their ability to be impartial in the execution of our
responsibilities as a Board. All Planning Board members (excluding
Mr. Hemond) stated that they have no conflict of interest regarding
the proposed project and can review the application in an impartial
and judicious manner.

David Galbraith reviewed the proposed Hemond’s Event Center
application and Mr. Galbraith’s memorandum submitted by email.
The basic site plan was completed by Main Land Development.
The application talks about expansion of use and expansion of
structures, so it is being reviewed as a new use independent of the
existing motocross track. Mr. Galbraith discussed key points of the
application (maps, underground water lines, underground power,
and septic system, illustrations of proposed two-story event center).
The application does not include overall square footage or cubic
square footage (necessary for the fire department to decide which
fire suppression system the applicant will need to install). No
waiver request was found in the application. The applicants need to
provide a registered engineer’s stamp. A narrative is needed
discussing, among other things, square footages, the proposed uses,
types of events that will be held, loud and/or live music, outside
tents, fireworks. This will help narrow down what various
requirements or recommendations for conditions of approval would
be necessary. Traffic and parking demands discussed. The
maximum occupancy of the building and what activities are going
to be taking place on the site would trigger what the traffic
demands would be. Curb cutout opening was discussed. Brittany
Hemond discussed the traffic flow and the fact that the aerial photo
submitted showed the auto repair shop and several vehicles; the
auto repair shop no longer exists, and the vehicles shown in the
photo are no longer there. This area is not used as an entrance. Ms.
Hemond said that DOT had been out to do measurements after a



driveway entrance permit was submitted. Discussion of employees
to be hired, delivery service, solid waste and recycling, and
stormwater management.

Brittany Hemond discussed the submitted application and what the
plan is. They are not calling it a wedding barn facility as other
events will likely be held at the facility. People would be able to
rent the event center. Once the event center is approved, the
Hemonds would like to apply for a catering and liquor license.
Regarding food and beverage service, Ms. Hemond said that there
may be people coming in to cater or the Hemonds may cater events.
The fields are hayed for feed and are also used for parking when
events are happening. She explained that there are no signs in the
parking area because it is a working farm. Kerry Bonney asked if
the application includes a stamped engineer’s design. Ms. Hemond
said that the CEO was provided a stamped engineer’s plan
(received July 1, 2022). Michael Hemond mentioned that the grassy
area was previously designed and approved as parking for events.
Ms. Hemond said that they get their permits through the State. The
Hemonds have a campground license through the State so people
can spend the night. Right now there are outhouses, but the barn
itself does have bathrooms. Regarding solid waste and recycling,
Ms. Hemond stated that there are two dumpsters on the property
that are used for regular farm waste, personal waste, and motocross
track waste; these will remain on the property. Regarding fire
protection, the Hemonds have a permit in with the State and are
working with a fire company to figure out which type of system is
needed as there are multiple systems. Mr. Galbraith reiterated that a
narrative should be provided to the Planning Board. He stated that
he has seen similar event centers that start out as a small wedding
venue that expanded to other uses. Town permits may be necessary
if new uses are desired. If there are multiple uses going on, how
will this affect traffic flow? Ms. Hemond said that there are
contiguous uses. The only thing the barn is used for during
motocross events is food. Ms. Hemond stated that they will not
have event center events when they have motocross events. Mr.
Hemond did not want to be limited to one use at a time and felt that
traffic would be increased minimally with the event center.
Discussion of mass gatherings. Discussion of sight lines. Mr.
Hemond mentioned that DOT had done recent traffic studies on



Woodman Hill Road when the road was paved. Ben Piper asked if
the AVCOG review based upon the Town of Minot
checklist/requirements? PB Secretary Ms. Dulac said yes.

In the memorandum from Mr. Galbraith, he mentioned that he was
unsure when or by whom the study was prepared. Ms. Hemond
stated that the stormwater management was from the DEP items for
the motocross track and asked if a new one was required. Further
discussion. Ms. Hemond said that the occupancy load will be
determined by the Fire Marshall; he has not come to the property as
he told the Hemonds that the State Fire Marshall is eight weeks
behind.

Kerry Bonney noted in the application the heading “noise of
machinery and operations” marked N/A, and refers to listing types
of machinery; what types of machinery? Ms. Hemond stated there
will be no machinery. Mr. Bonney asked the Hemonds if the deed
that was submitted in the application was correct as being in
Donald Hemond’s name. In the Land Use Code, it says a letter
should be submitted, signed by the landowner, indicating that he is
agreeable to the plan; the Hemonds will provide this.

James Brown asked what the improvements to the building were.
The Hemonds stated that they have been working on the building
for seven years; the general barn was renovated into an event
center.

Chair Brown asked if the CEO would like to comment. Mr.
McElravy stated that he has been working with Ms. Hemond and
advised her of the process to go through regarding contacting the
Fire Marshall, DOT, and DEP.

James Brown asked what the Planning Board is being asked to do.
The Hemonds said they are changing from a working barn to an
event center. The kitchen off the back is the only part of the
structure that is used for the motocross.

Kristin Carlton confirmed that the proposed event center would
have an upstairs and a downstairs. The Hemonds confirmed this.
Ms. Carlton asked if there were two flights of stairs to the second
floor; the Hemonds said just one. They may have to put a second
exit on the stairs (fire entrance). The Hemonds stated they also need
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to get a dance floor license as well. Further discussion of uses for
the event center, parking, traffic. Mr. Bonney asked if they are
grandfathered for the traffic counts. The Hemonds stated that the
DOT will get back to them regarding their final decision. John
Geismar asked why the numbers listed were chosen? Ms. Hemond
said it was a draft. Mr. Geismar stated that in the Town of Minot
ordinance there is a guide as to what the minimum required parking
would be. Mr. Hemond said he was quite sure there was adequate
parking. Further discussion. Mr. Geismar said it is difficult to apply
the ordinance, regarding traffic, to this project without precisely
knowing the scope of this project. Mr. Galbraith said it is not the
parking that is the issue; it is the multiple uses in one location and
what amount of traffic this will generate. Discussion of Town
traffic study versus state traffic study. Mr. Hemond said their
property is on a state road. Chair Brown asked the Board if they felt
that they could move forward with the application while they are
waiting for the traffic study to be completed. Mr. Galbraith stated
that if improvements are going to be done to a State Road, the State
would have to sign off on it. He is more concerned with what is
proposed to happen on this site. Mr. Hemond said that they are
unsure of all the exact uses they are proposing. Mr. Geismar said
that it is hard for the Board to grant a permit for that. Mr. Galbraith
said that the issue is, if the Planning Board accepts the application
and does not put any limitations on how they can expand, then what
happens when there is a problem? Mr. Hemond feels everything
will hinge on the maximum occupancy from the Fire Marshall.
James Brown said part of the problem is that the ordinance likes
things to be specific; however, the Hemond’s plan is undecided. He
is still struggling with how to process this through the Town of
Minot Ordinance requirements with several questions still
unanswered. John Geismar suggested that if the Hemonds follow
the checklist, they should be able to create a narrative. Ms. Dulac
asked if the Hemonds submitted any waivers; Ms. Hemond said no.
Ms. Hemond said that submitting a narrative was not listed in the
application; therefore, no narrative was submitted. Mr. Hemond
said the intent of calling the proposed project an Event Barn/Center
was that there could be multiple diverse types of events held in the
barn. James Brown asked what exactly is it that we are being asked
to do? Are we being asked to accept the application? Mr. Galbraith
gave the Planning Board guidance (is the application complete per
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the PB? Are there further items that the PB would like the applicant
to submit?). Ms. Carlton questioned maximum occupancy if tents
are placed outside during an event. Further discussion. James
Brown asked if it would be beneficial to the Planning Board to
review item by item his conclusions and address them in terms of
whether the Board feels that additional information is needed or
not? Mr. Brown read pages 3-5 of Mr. Galbraith’s memorandum
and reviewed the recommendations for application clarification and
conditions of approval. Mr. Galbraith said he is willing to get
together with the applicants. Mass gatherings discussed. There is no
mass gathering ordinance for the Town. Discussion of Land Use
Code, Table of Land Uses (page 14). Discussion of existing
Wedding Barn in Minot versus current site plan application. Kerry
Bonney feels that the Planning Board cannot approve the
application without further information. Chair Brown and Mr.
Hemond said they would like the narrative to include what the
event barn/center will not be used for. Kerry Bonney asked if there
was a precedent for asking what the event barn is not versus what it
is? John Geismar said the Hemonds should get away from
describing the types of events and do it generically, saying they are
seeking approval for this facility for up to a certain amount of
people during a certain period. The more uses they want and the
larger the occupancy of the event center, the more items the
Planning Board needs to review (health and safety, environmental
issues, intensity of the use on the land and water, etc.). Mr. Geismar
believes that is the intent of the town ordinance. Mr. Galbraith said
that conditions of approval can be put onto the event center, stating
that similar and compatible types of uses are allowed.

Chair Brown listed items requested by the Planning Board:

1. Use Narrative to include:
e An overview of the proposed project
Entertainment
Food & Beverage service
Delivery Service
Sample Event Contract
e Number of events per year being requested
2. Any waiver requests
3. Traffic & Parking demands
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4, Stormwater Management
5. Square footage & cubic square footage of building
6. Fire Protection/Emergency

Chair Brown believes that a site walk should be held, and Board
members present agree. This motion will be postponed until the
application can be deemed complete.

Kerry Bonney motioned to deem the application incomplete, and plan
to review at the next Planning Board meeting on August 2, 2022,
pending submittal of additional items. Kristin Carlton seconded the
motion. James Brown — Any further discussion? PB — No. All in
favor? Yes: 6; No: 0; Abstain: 1. So moved.

Old Business — None.

CEOQO Report -

e Citizen contacts (>20) for varying reasons
¢ Real estate questions (30)
¢ Inspections of several types:

O

O O O O O

O

Internal Plumbing (3)

HHE-200 (5)

Slab (1)

Framing (4)

Occupancy (1)

Bed & Breakfast inquiry — Resident wants to use
home as an Air BNB. Nothing in the ordinances as to
how to manage this. Occupancy inspection performed.
There are many things that would not meet safety
requirements if it was a new house. Would suggest
changes, but not sure if he could require the owners to
make changes (windows too small for egress,
sheathing on garage side next to house, stairs, railings,
new building to be moved from a different location)
Several new permits, including a deck and a barn
Code books say no to green hemlock; spoke with
different people from the State who said the CEO has
the authorization to allow unstamped lumber provided
it meets the quality needed. The Select Board said that
any outbuilding, such as a barn, chicken coop, or
garage would be allowed, but not on a residential
dwelling.
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Adjournment — Kerry Bonney motioned to adjourn the July 5, 2022,
Planning Board meeting. Kristin Carlton seconded the motion. James
Brown — Any further discussion? PB — No. All in favor: Yes — 7 (by
show of hands); No - 0. Meeting adjourned at 9:45 p.m.

Respectfully submitted,

Norma Dulac — Planning Board Assistant
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