









6 Church Street, Gardiner, ME 04345
Phone (207) 582-4200

PLANNING BOARD
Meeting Minutes
Monday June 8, 2026 @ 6:00 PM
City Council Chambers
1. Call the Meeting to Order:  Chair Willis called the meeting to order at 6pm. 
2. Roll Call: Board members- Debby Willis, Pam Mitchel, Christian Fox, Jon Ault, Lisa St. Hilaire, and Brianne Mancini. Others present for the meeting included Jim Coffin- Coffin Engineering, John Cameron- Director of Gardiner Public Works, Elijah Petrucci- NXT Horizon Homes, Kathleen Hughes and Robin Hughes. 
*There is no video of this meeting as the sound equipment was not functioning at the time.
3. Public Hearing: Site Plan Application-Chelsealand, LLC, is proposing to erect three 60’x175’ buildings which will consist of 21- 25’x60’ contractor suites with associated parking to be located at the corner of Technology Drive and Innovation Way in the Libby Hill Business Park at City Tax Map-002 Lot 020-018. 
Jim Coffin presented the application for the contractor suites. The suites will initially be rented, with the possibility of condominium ownership in the future. The proposal includes three propane tanks, one for each building, and maintains one of the T-turnarounds for emergency vehicle access. The retention pond has sufficient capacity. The buildings will be 21 feet tall, pitched toward the rear, with drip edges added. Lighting will consist of wall packs, with the locations shown on the plan. The project requires a minimum of 55 parking spaces and proposes 60 spaces, not including the bays. Screening will be provided along the property lines, with a partial fence along the front, and a sign will be placed at the entrance. Dumpsters and the gravity-fed pump station were discussed. Jim Coffin will work with Gardiner Wastewater to determine whether the existing pump station can accommodate the project or if a larger pump is needed. Picnic tables to be available for use by tenants will be located near the propane tanks. A new hammerhead turnaround will be provided across the street on Innovation Way. Partial screening will be provided for the parking areas in accordance with Section 8.11.5.1.2. The Board discussed whether a traffic study would be required; the project is expected to generate approximately 120 vehicle trips per day when at full capacity. The Libby Hill Business park has been designed with many different industrial uses in mind and DOT has signed off on the overall traffic plan. The plan includes 161 plantings. The Board confirmed that no outside assistance had been provided to the City and that it could hear the application in an unbiased manner. The public hearing opened at 6:25 p.m. and closed at 6:26 p.m. All Gardiner Dept. Head letters have been received, with the exception of Zach Lovely, GWD,  who had not yet responded. (A verbal approval for this project from GWD was received during the meeting. Aside from a tax map, the application appeared complete and DEP permits are required. 
Pam Mitchel moved that the application was complete with the condition of verbal confirmation or a letter from Wastewater,  stating that the pump station will be able to handle this project.
Board members asked clarifying questions about lighting near the parking spots. They also asked about what type of businesses would be utilizing these spaces. Jim explained that the suites will be geared towards contractors who need space for an office/garage, and could even be a satellite site for a business based in another area. 
Review Criteria
	6.5.1.1  The application is complete and the review fee has been paid.
	The application is complete and the Site Plan Review fee of $250.00 has been submitted.
	6.5.1.2 The proposal conforms to all applicable provisions of the Ordinance.
	The project conforms to all applicable provisions of the LUO.
	6.5.1.3 The proposed activity will not result in water pollution, erosion or sedimentation to water bodies.
	The application contains all pertinent erosion and sediment control devices needed for the project. All runoff flows south to the riprap ditch and then to the existing pond locate on lot 20 as shown on the Phase II Lotting Plan of the Libby Hill Business Park.
	6.5.1.4 The proposal will provide for the adequate disposal of all wastewater and solid waste. Public
	sewer is available for the project and all wastewater associated with the bathrooms will be sent to the sewer
	system under Innovation Way. A letter has been sent to Chuck Applebee of the Gardiner Sewage District
	asking if District has sufficient capacity to serve the proposed project. All solid wastes will be disposed of by the individual owning or renting their unit and no dumpster enclosures are proposed.
	6.5.1.5 The proposal will not have an adverse impact upon wildlife habitat, unique natural areas,
	shoreline access or visual quality, scenic areas and archeological and historic resources. Letters have been received from the Maine Historical Preservation Committee (MHPC). the Maine Department of Inland Fisheries & Wildlife and the Maine Department of Agriculture, Conservation & Forestry (MNAP).
	6.5.1.6 The proposal will not have an adverse impact upon waterbodies and wetlands.
	There aren't any wetlands on the parcel nor are there any waterbodies and this section is not applicable.
	6.5.1.7 The proposal will provide for adequate storm water management.
	Lot 18 has an allowable impervious area of 1.4 acres and developed area of 3.1 acres as shown on the Phase II Overall Plan by Milone & MacBroom. The total impervious area after this project has been constructed will be 1.51 acres and developed area of 2.5 acres. A stormwater report is included indicating that DB-320 can handle the flows from the proposed project. All lots in the LHBP have been pre-designed for stormwater with wet ponds or buffers for Phase II and detention ponds for Phase I.
	6.5.1.8 The proposal will conform to all applicable Shoreland Zoning requirements.
	The project is not within Shoreland Zoning and this section is not applicable.
	6.5.1.9 The proposal will conform to all applicable Floodplain Management requirements.
	The project is not within the 100-year flood elevation per the FIRM Map and this section is not applicable.
	6.5.1.10 The proposal will have sufficient water available to meet the needs of the development.
	A letter has been sent to Zach Lovely of the Gardiner Water District asking if the Gardiner Water District has sufficient water capacity for the proposed project.
	6.5.1.11 The proposal will not adversely affect groundwater quality or quantity.
	The project will connect to public water on Innovation Way for domestic water service and a letter has been sent to Zach Lovely of the Gardiner Water District asking if the Gardiner Water District has sufficient water capacity for the proposed project. Groundwater quality and quantity will not be adversely affected with the proposed project.
	6.5.1.12 The proposal will provide for safe and adequate vehicle and pedestrian circulation in the
	development.
	The proposed site is being utilized for contractor suites with associated parking for each unit. Pedestrians will not be able to walk around on site as this is the case in almost all of the parcels within the Libby Hill Business Park. Emergency vehicles can access and negotiate the site as needed with the ability to turn around between buildings 2 & 3 as shown on the site plan (C-1). There is enough area for vehicle circulation associated with the site. 
	

	6.5.1.13 The proposal will not result in a reduction of the quality of any municipal service due to an
	inability to serve the needs of the development.
	A letter has been received from John Cameron (Public Works Director) indicating that he doesn't have any
	issues with the project.
	6.5.1.14 The applicant has the adequate financial and technical capacity to meet the provisions of this Ordinance.
	E.S. Coffin Engineering & Surveying has the technical ability to complete the project. The applicant will
	provide a financial statement stating that they have adequate funds to complete the project prior to the PB
	meeting.
	6.5.2 Additional Site Plan Review Criteria
	All applications for Site Plan Review shall meet the Review Criteria contained in 6.5.1 and the additional
	criteria contained in this section.
	6.5.2.1. The proposal will be sensitive to the character of the site, neighborhood and the district in which it is located including conformance to any zoning district specific design standards;
	The parcel is surrounded by other commercial/industrial parcels in the Libby Hill Business Park. Although
	there are no design standards in the PIC District, buildings over 50' in length that can be seen from a public way need to be broken up for visual purposes. The design of the south side of the buildings utilizes overhead doors with man doors with canopies over them to accent the buildings.
	6.5.2.2 The proposal shall not have an adverse impact upon neighboring properties.
There aren't any residential properties that abut the parcel as all abutters have commercial uses. Dust will be controlled during construction by using water or calcium chloride. The project will not have an adverse impact on neighboring properties.
	6.5.2.3 The proposal contains landscaping, buttering, and screening elements which provide privacy to adjacent land uses.
The project is required to implement partial screens on all four property lines. The parking lot is landscaped with 2 trees and 7 shrubs for every 25 parking spaces.
	6.5.2.4 The building site and roadway design shall harmonize with the existing topography and conserve natural surroundings and vegetation to the greatest practical extent such that tilling, excavation and earth moving is kept to a minimum.
	The proposed driveway into the site is off from Technology Drive is at an elevation (254') where the three
	buildings have different floor elevations due to the existing grades. We looked at bringing the access in off
	Innovation Way, but this would have resulted in massive cuts on the parcel. With the proposed entrance all
	traffic enters the site along the west side of the parcel and parks along the south sides of the buildings. The site has been graded to send runoff away from the building in a south direction and the cuts/fills have been
	minimized as much as possible with the existing topography of the parcel.
	6.5.2.5 The proposal shall reflect the natural capabilities of the site to support the development.
	Buildings, structures, and other features should be located in the areas of the site most suitable for
	development. Environmentally sensitive areas including waterbodies , steep slopes, floodplains,
	wetlands, significant plant and wildlife habitats, scenic areas, aquifers and archeological and historic
	resources shall be preserved to the maximum extent.
	The proposed buildings are situated on the most desirable location on lot #18. The development does not 
	impact any wetlands. Letters have been received from the Maine Historical Preservation Committee. The
	Maine Department of Inland Fisheries & Wildlife and he Maine Natural Areas Program (MNAP).
	6.5.2.6 The proposal shall provide for a system of pedestrian ways within the site appropriate to the
	development and the surrounding area. The system shall connect building entrances/exits with the
	parking areas and with existing sidewalks, it they exist or are planned in the vicinity of the project.
	There are not any sidewalks on Technology Drive. Innovation Way nor along any road within the LHBP. The general public can drive into the site, find a parking space and enter the buildings, but this entire site is geared towards a construction services facility with trucks and other construction vehicles moving continuously along the south side of the buildings. It doesn't make sense for any pedestrian access to occur other than the sidewalks abutting the parking areas.
	6.5.2.7 In urban and built-up areas, buildings shall be placed closer to the road in conformance with
	setback requirements and parking areas shall be located at the side or rear. In rural or sparsely built
	areas, buildings shall be set well back from the road to respect the rural character of the area. Front
	parking areas shall be landscaped to reflect the rural area.
	The proposed buildings are situated on the site so vehicles can adequately maneuver in and out of the
	construction services buildings. There is parking along the south side of the buildings. There is not any "Rural Character" associated with the Libby Hill Business Park as there are only commercial and industrial uses. The proposed parking areas are all adjacent to building so that headlights point towards the building or Innovation Way. A partial screen has been utilized on all four sides of the property to soften the paved
	6.5.2.8 Proposals with multiple buildings shall be designed and placed to utilize common parking areas to the greatest practical extent.
	There will be multiple buildings on the parcel and all use a common parking lot as shown on the site plan    
	{C-1}. Sewall Engineering has provided a parking memo indicating that 55 parking spaces are required and there are 63 proposed spaces.
	6.5.2.9 Building entrances shall be oriented to the public road unless the layout or grouping of the
	buildings justifies another approach.
	All entrances to the buildings will be on the south side, which faces Innovation Way. The grades slope in a
	north/south direction and by placing the buildings along the north side of the property, will provide the most desirable layout.
	6.5.2.10 Exterior building walls greater than 50 feet in length which can be viewed from the public road shall be designed with a combination of architectural features with a variety of building materials and shall include landscaping abutting the wall for at least 50% of the wall.
	While there are not any building design standards in the PIC District buildings over 50' in length that can be seen from a public way need to be broken up for visual purposes. The design of the south side of the buildings utilizes overhead doors and man doors with canopies over them to accent the buildings.
	6.5.2.11 Building materials shall match the character of those commonly found in the City and
	surrounding area and include brick, wood, native stone, tinted /textured concrete block or glass
	products. Materials such as smooth-faced concrete block or concrete panels and steel panels shall only be used as accent features. Materials shall be of low reflectance, subtle, neutral or earth tone colors. High-intensity and bright colors shall be prohibited except when used as trim or accent. Building materials for industrial or commercial buildings located within an approved industrial park or subdivision shall not be required to follow this provision.
	While there are not any building design standards in the PIC District buildings over 50' in length that can be seen from a public way need to be broken up for visual purposes. The design of the south side of the buildings utilizes overhead doors with man doors with canopies over them to accent the buildings.
	6.5.2.12 Building entrances and points where the development intersects with the public road and
	sidewalk shall be provided with amenities appropriate for the area such as benches, bike racks , bus
	stop locations and other similar landscape features .
	The site is located on the corner of Technology Drive and Innovation Way and is being utilized for contractor suites. Pedestrians will not be able to walk around on site as this is a construction operation with large vehicles coming in and out of the site. There are picnic tables shown on the site plan {C-1) .
6.5.2.13 A proposal which includes drive-through service shall be designed to minimize impact on the neighborhood. Drive-through lanes shall be fully screened from adjacent residential properties and communication systems shall not be audible on adjacent properties.
  	 There are no drive-thru lanes associated with the project and this section is not applicable.
	In regard to the General Performance Standards in Section 8 of the LUO;
	8.7-Exterior Lighting:
	Wall-packs are depicted on the site plan and cut sheets of these fixtures are included with this submission. All of the fixtures will be shielded so that light shines in a downward direction. Electricity will be brought
	overhead from a pole at the along Technology Drive to a new pole on site and then run underground to the
	proposed buildings.
	8.8 Noise: The only significant noises generated form the operation will be during c9nstruction activities.
	8.11 Bufferyard & Screening Standards:
The project is required to implement a partial screen along all four property lines. The parking lot is also screened with 2 trees and 7 shrubs for every 25 parking spaces. The proposed plantings are shown on the site plan (C-1).
	In regard to Environmental Performance Standards in Section 9 of the LUO:
	9.1 Air Quality:
	Dust will be controlled during construction and will be implemented by applying calcium chloride and water as needed.
	9.2 Water Quality: All of the stormwater runoff will be sent towards the riprap ditch along Innovation Way and then under Innovation Way to the wet pond on lo-120.
	9.4 Water Bodies: There are no streams or wetlands on the property and this section is not applicable.
	9.7.2 Public Sewer: Sewer will connect to the manhole located on Innovation Way and all sewer wastes will be sent into it from the proposed building. A letter has been received from Chuck Applebee indicating that there is enough capacity for the project.
	In regard to Special Activity Performance Standards in Section 10 of the LUO:
	10.24.5.7.2 Free Standing Signs: The applicant is proposing to erect a new sign adjacent to the entrance along Technology Drive as shown on the Site Plan (C-1).
Pam  Mitchel moves that the review criteria are met, with the conditions of verbal confirmation or a letter from Wastewater, that the pump station will be able to handle this project. Seconded by Lisa St. Hilaire. No further discussion. All members present, in favor. 
Pam Mitchel moves to approve this application with the previously mentioned condition. Seconded by Lisa St. Hilaire. No further discussion. All members present, in favor.
__________________________________________________________________________________________
4. Public Hearing- Site Plan Application/Subdivision Amendment- RELLC, LLC, is proposing to erect a 60’x120’  manufacturing building with associated impervious areas, and is also proposing a subdivision amendment to eliminate the common boundary line between the two parcels and combine them into one parcel to be able to install a  60’x60’ maintenance building, located at the end of Enterprise Ave in the Libby Hill Business Park., City Tax Map 007 Lots 018- A-008 and 009. 
Jim Coffin is presenting this as well. Elijah Pierucki, of RELLC, LLC, is here to present the business end of this project and explain his goals with this property. He wants to offer more affordable housing because stick built has become so expensive. He will be building panelized homes on the property, in a climate controlled building, and then trucking the product off to homesite. The main building will be set up as a drive thru garage, making easy access and exit for  his product. The parking lot design offers  plenty of turn radius for all vehicles. The second, smaller building will be used as a maintenance building, which will store extra material, equipment, etc. The second building will be built over the current property line, hence the need to join the lots, in a subdivision amendment. Most property lines are heavily wooded, so buffering and screening should be all set. According to the LUO, this type of business needs 15 parking spots. The site plan shows 18 parking spots for this project. 
Chair Willis opened the Public Hearing at 7:05 PM. She asked city staff if they obtained any outside services for this project. They did not. All Board members agree that they can review this application in an unbiased manner. There was one abutter who came into City Hall to speak with Angelia Christopher about the increase in water run off on his property. Mr. Condon submitted an email, which was read to Board members. There were questions as to the functionality of the detention pond on the property. The pond may need to be cleaned out, and this will be looked at. Applicant will maintain the detention pond as needed. Seeing no other public comment, Chair Closed the public hearing at 7:15pm. The subdivision factor of this application is soley about joining the lots so that a building can be built per the site plan. There is no need to review Subdivision Performance Standards. Pam Mitchel moves to modify City Tax Map 007 Lots 018- A-008 and 009 and eliminate lot 9. Lisa St. Hilaire seconded the motion. No further discussion. All members present in favor. 
Completeness – Pam Mitchel moves that this application is complete with the condition of a letter from IFW. Lisa St. Hilaire seconded the motion. No further discussion. All members present in favor. 
Board members ask about exterior material storage. Most materials will be inside, and as far as scraps, there will be nothing of large quality. They will have roll offs on site, that waste material can be sorted into, placed at the back of the building, so they will not require screening. Jim Coffin will get a new C-1 plan to us, showing where the location of the roll offs will be, and also with corrected impervious calculations. This will be added as a condition. 
	Review Criteria for All Applications
	6.5.1.1-The application is complete and the review fee has been paid.
	The application is complete and the Site Plan Review fee of $250.00 has been submitted.
	6.5.1.2-The proposal conforms to all applicable provisions of the Ordinance.
	The project conforms to all applicable provisions of the LUO.
	6.5.1.3-The proposed activity will not result in water pollution, erosion or sedimentation to water 
	bodies. The application contains all pertinent erosion and sediment control devices needed for the project. The runoff flows to the detention pond along the east side of the property, which provides treatment as shown on the Phase I Lotting Plan of the Libby Hill Business Park.
	6.5.1.4-The proposal will provide for the adequate disposal of all wastewater and solid waste.
	Public sewer is available for the project and all wastewater associated with the bathrooms, break room, etc.
	will be sent to the sewer system under Enterprise Avenue. A letter has been sent to Chuck Applebee of the
	Gardiner Sewage District asking if District has sufficient capacity to serve the proposed building. A dumpster enclosure is shown on the Site Plan (C-1) that will provide adequate disposal of solid waste.
	6.5.1.5-The proposal will not have an adverse impact upon wildlife habitat, unique natural areas,
	shoreline access or visual quality, scenic areas and archeological and historic resources. Letters have been received from the Maine Historical Preservation Committee (MHPC) and the Maine Department of 
        Agriculture, Conservation & Forestry (MNAP) .
	6.5.1.6-The proposal will not have an adverse impact upon waterbodies and wetlands.
	There are no wetlands or streams on the parcel and this section is not applicable.
	6.5.1.7-The proposal will provide for adequate storm water management.
	Lot 8 has an allowable impervious area of 3.84 acres and lot 9 1.44 acres per the Phase I Overall Plan. The 
	total impervious area after this project has been constructed will be 0.98 acres. All lots in the LHBP have been pre-designed for stormwater with wet ponds or buffers for Phase II and detention ponds for Phase I.
	6.5.1.8-The proposal will conform to all applicable Shoreland Zoning requirements.
	The project is not within Shoreland Zoning and this section is not applicable.
	6.5.1.9-The proposal will conform to all applicable Floodplain Management requirements.
	The project is not within the 100-year flood elevation per the FIRM Map and this section is not applicable.
	6.5.1.10-The proposal will have sufficient water available to meet the needs of the development.
	A letter has been sent to Zach Lovely of the Gardiner Water District asking if the Gardiner Water District has sufficient water capacity for the proposed project.
	6.5.1.11-The proposal will not adversely affect groundwater quality or quantity.
	The project will connect to public water on Industrial Drive for domestic water service and a letter has been sent to Zach Lovely of the Gardiner Water District asking if the Gardiner Water District has sufficient water capacity for the proposed project. Groundwater quality and quantity will not be adversely affected with the proposed project.
	6.5.2-Additional Site Plan Review Criteria
	All applications for Site Plan Review shall meet the Review Criteria contained in 6.5.1 and the additional
	criteria contained in this section.
	6.5.2.1. -The proposal will be sensitive to the character of the site, neighborhood and the district in
	which it is located including conformance to any zoning district specific design standards;
	The parcel is surrounded by other commercial/industrial parcels in the Libby Hill Business Park. There are no design standards in the PIC District.
	6.5.2.2-The proposal shall not have an adverse impact upon neighboring properties.
	There are residential properties that abut the parcel along the east property line, but the nearest home is over 650' from the proposed development. The proposed building will not be visible from any residential abutter with the large stand of trees being left on the parcel. Dust will be controlled during construction by using water or calcium chloride. The project will not have an adverse impact on neighboring properties.
	6.5.2.3-The proposal contains landscaping, buffering, and screening elements which provide privacy to adjacent land uses. The project is required to implement a partial screen along Enterprise Avenue and a
	portion of the west property line. A full screen is required along any property line that abuts a residential lot, which is the case along the east and north property lines. However, there is a large stand of trees already in place in these areas and screening is not needed.
	6.5.2.4-The building site and roadway design shall harmonize with the existing topography and conserve natural surroundings and vegetation to the greatest practical extent such that filling, excavation and earth moving is kept to a minimum. There will be one proposed driveway into and out of the site from Enterprise Avenue. The proposed building is at an elevation (281 .00') where the building finish floor elevation is one foot lower than the grade along Enterprise Avenue. The site has been graded to send runoff away from the building in all directions and the cuts/fills have been minimized as much as possible with the existing topography of the parcel.
	6.5.2.5-The proposal shall reflect the natural capabilities of the site to support the development.
	Buildings, structures, and other features should be located in the areas of the site most suitable for
	development. Environmentally sensitive areas including waterbodies, steep slopes, floodplains, wetlands, significant plant and wildlife habitats, scenic areas, aquifers and archeological and historic resources shall be preserved to the maximum extent.
	The proposed building is situated on the most desirable location on lot #8 and #9 considering slopes and
	Bedrock locations. The development will not impact any wetlands. Letters have been received from the Maine Historical Preservation Committee and the Maine Natural Areas Program (MNAP).
	6.5.2.6-The proposal shall provide for a system of pedestrian ways within the site appropriate to the
	Development and the surrounding area. The system shall connect building entrances/exits with the
	parking areas and with existing sidewalks, if they exist or are planned in the vicinity of the project.
	There are not any sidewalks on Enterprise Avenue nor along any road within the LHBP. The general public can drive into the site, find a parking space and enter through the office area. It doesn't make sense for any pedestrian access to occur other than the sidewalk abutting the parking areas.
	
	6.5.2.7-In urban and built-up areas, buildings shall be placed closer to the road in conformance with 
	Setback requirements and parking areas shall be located at the side or rear. In rural or sparsely built areas, buildings shall be set well back from the road to respect the rural character of the area. Front parking areas shall be landscaped to reflect the rural area.
	The proposed building is situated on site so tractor trailer trucks can adequately maneuver in and around the proposed building. There is parking along the east side of the building with a space to accommodate handicap parking. There is not any "Rural areas.”
	Additional Information Required:
	In regard to the General Performance Standards in Section 8 of the LUO;
	8.7 Exterior Lighting:
	Wall -packs are depicted on the site plan and cut sheets of these fixtures are included with this submission. All of the fixtures will be shielded so that light shines  in  a downward direction.
	Electricity will be brought underground from a pole along Enterprise Avenue to a new pole on site and then Run underground to the south side of the new building.
	8.8 Noise:
	The only significant noises generated form the operation will be during construct ion activities.
	8.11 Bufferyard & Screening Standards:
	The project is required to implement a partial screen along Enterprise Avenue and the west property line. A full screen is required along any property line that abuts a residential lot, which is the case along the east and north property lines. However, there is a large stand of trees already in place in these areas and screening is not needed. In (regard to Environmental Performance Standards in Section 9 of the LUO:
	9.1 Air Quality:
	Dust will be controlled during construction and will be implemented by applying calcium chloride and water as needed.
	9.2 Water Quality:
	All of the stormwater runoff will be sent towards Pond #10 along the east side of the property as shown on the attached site plan.
	9.4 Water Bodies:
	There aren't any wetlands on the property and the only water body is the existing detention pond located along the east side of the property.
	9.7.2 Public Sewer:
	Sewer will connect to the manhole located on Enterprise Avenue and all sewer wastes will be sent into it from the
	proposed building. A letter has been received from Chuck Applebee verifying that there is enough capacity for the
	project.
	In regard to Special Activity Performance Standards in Section 10 of the LUO: 10.24.5.7.2 Free Standing Signs: The applicant is proposing to erect a new sign, after working with the Code Enforcement Officer,  adjacent to the entrance  along  Enterprise Avenue as shown on the Site Plan (C-1). 
Pam Mitchel moves that this application meets the requirements of the ordinance are met with the conditions that the location of the roll off be identified on the site plan, and appropriate changes to the amount of  impervious surface be listed on the plan on the plan. Seconded by Lisa St. Hilaire. No further discussion. All members present, in favor. 
Pam Mitchel moves to approve this application with aforementioned conditions. Seconded by Lisa St. Hilaire. No further discussion. All members present, in favor. 
5 Public Hearing: Site Plan Application- City of Gardiner is proposing to use approximately 2 acres of the 7.14 acre lot to create a 200’ x 200’ snow dump area behind the current salt/sand shed at Public Works at 197 Old Brunswick Rd, City Tax Map 019 Lot 015A. 
Jim Coffin worked with the City on this, developing a site plan which included a ditch, and a pond, showing where the snow dump would be on the lot. John Cameron- Director of Public Works is presenting the application. He informs the board that the City needs to move the snow dump as the lot that has been used for years has been sold and no longer available for use. There is land behind the Public Works garage that will allow the City to dump snow. This project will consist of clearing approximately 2 acres of the land identified, and building a 200’x200’gravel pad for vehicles to back onto. There will be no new structure, so setbacks are not needed. Pam Mitchel asks what will be done about the trash/refuse that can come with snow removal. City Public Works staff will keep that cleaned up as it becomes visible. Melt off will come down off the pad, into the ditch, and into the pond, and then flow into the wetland. DEP construction permit has been submitted.
Chair opened the public hearing, at 8:18pm. Cathleen Hughes 14 Bennett Lane is here to express concern that she was not informed about the clearing of the lot, the potential for trash blowing on her property, and more so, the stray bullets that come from the Police Association Lot, behind the Public Works lot. She explained to the Board that she has had bullets flying through her property, lodged in trees, and she is worried for her safety. Chair Willis explains that the issue of the shooting range, needs to be heard either at PD, or at Council as Planning Board cannot do anything about it.. Chair Willis asked City staff if they received any other input. They did not. The City did not have to obtain outside services either. Seeing no one else present to speak, Chair Willis closed the public hearing at 8:30pm. 
 Pam Mitchel moves that the application is complete.
Brianne Mancini seconded the motion. No further discussion. All members present, in favor. 
	
 Review Criteria
	6.5.1.1-The application is complete and the review fee has been paid. N/A
	6.5.1.2-The proposal conforms to all the applicable provisions of this Ordinance.
	This project has been designed to meet all provisions of this ordinance.
6.5.1.3-The proposed activity will not result in water pollution, erosion or sedimentation to water bodies. We have consulted with Coffin Engineering to design the site to avoid water pollution, erosion and sedimentation.
 	6.5.1.4-The proposal will provide for the adequate disposal of all wastewater and solid waste.
	This project will produce no wastewater or solid waste.
 	6.5.1.5-The proposal will not have an adverse impact upon wildlife habitat, unique natural areas, shoreline   
	 access or visual quality, scenic areas and archeological and historic resources.
	There are no marked archaeological or natural resources on the site.
	6.5.1.6-The proposal will not have an adverse impact upon waterbodies and wetlands.
A detention pond and silt fence have been included in the design to avoid run off entering the adjacent wetland.
	6.5.1.7-The proposal will provide for adequate storm water management.
We have consulted with Coffin Engineering for our design. Due to the limited amount of impervious surface created by the project, A MDEP Stormwater permit is not required.
	6.5.1.8-The proposal will conform to all applicable Shoreland Zoning requirements.
	This project does not fall within the Shoreland Zone
	6.5.1.9-The proposal will conform to all applicable Floodplain Management requirements.
	This project is not in the floodplain.
	6.5.1.10-The proposal will have sufficient water available to meet the needs of the development.
	This project does not require any water.
	6.5.1.11-The proposal will not adversely affect groundwater quality or quantity.
	This project will not be drawing ground water.
6.5.1.12-The proposal will provide for safe and adequate vehicle and pedestrian circulation in the development. The design will allow dump trucks and other machinery to enter the area. No pedestrian traffic will enter the area. The general public will not be allowed within the snow dump area.
6.5.1.13-The proposal will not result in a reduction of the quality of any municipal service due to an inability to serve the needs of the development. No Municipal services will be impacted.
6.5.1.14-The applicant has the adequate financial and technical capacity to meet the provisions of this Ordinance. The City has financial resources for this project. and Our Public Works department has the expertise to complete the project.
	Site Plan Review Criteria
6.5.2.1-The proposal will be sensitive to the character of the site, neighborhood and the district in which it is located including conformance to any zoning district specific design standards; The project is taking place at the Public Works lot. The character of the lot will not change from its current use.
	6.5.2.2	-The proposal will not have an adverse impact upon neighboring properties;
	A buffer of trees has been left between the work area and the only abutting residential lot.
6.5.2.3-The proposal contains landscaping, buffering, and screening elements which provide privacy to adjacent land uses in accordance with the appropriate performance standards;
	A buffer of trees has been left between the work area and the only abutting residential lot.
6.5.2.4-The building site and roadway design will harmonize with the existing topography and conserve natural surroundings and vegetation to the greatest practical extent such that filling, excavation and earth moving is kept to a minimum; The area designated for the snow dump is in an unutilized area above and to the right of the road. The height of the lot will be determined by the depth of ledge on the site in order to minimize disturbance.
6.5.2.5-The proposal will reflect the natural capabilities of the site to support the development. Buildings, structures, and other features should be located in the areas of the site most suitable for development. Environmentally sensitive areas including waterbodies, steep slopes, floodplains, wetlands, significant plant and wildlife habitats, scenic areas, aquifers and archeological and historic resources shall be preserved to the maximum extent; The project will be taking place in the wooded undeveloped part of the lot and is designed to not impact the neighboring wetlands.	
6.5.2.6-The proposal will provide for a system of pedestrian ways within the site appropriate to the development and the surrounding area. The system will connect building entrances/exits with the parking areas and with existing sidewalks, if they exist or are planned in the vicinity of the project; No pedestrians will be allowed to enter the snow dump area.
	6.5.2.7-In urban and built-up areas, buildings will be placed closer to the road in conformance with setback
	requirements and parking areas shall be located at the side or rear of the building;
	The project is not in the urban or built up area.
6.5.2.8-Proposals with multiple buildings will be designed and placed to utilize common parking areas to the greatest practical extent; This project has no buildings.
6.5.2.9-Building entrances will be oriented to the public road unless the layout or grouping of the buildings justifies another approach. This project has no buildings.
6.5.2.10-Exterior building walls greater than 50 feet in length which can be viewed from the public road will be designed with a combination of architectural features with a variety of building materials and shall include landscaping abutting the wall for at least 50% of the length of the wall. This project has no buildings.
6.5.2.11-Building materials will match the character of those commonly found in the City and surrounding area including brick, wood, native stone, tinted/textured concrete block or glass products. Materials such as smooth-faced concrete block or concrete panels and steel panels will only be used as accent features. Materials shall be of low reflectance, subtle, neutral or earth tone colors. High-intensity and bright colors shall be prohibited except when used as trim or accent. Building materials for industrial or commercial buildings located within an approved industrial park or subdivision are not required to comply with this provision. This project has no buildings.
6.5.2.12-Building entrances and points where the development intersects with the public road and sidewalk will be provided with amenities appropriate for the area such as benches, bike racks, bus stop locations and other similar landscape features. This project has no buildings.
6.5.2.13-A proposal which includes drive-through service will be designed to minimize impact on the neighborhood. Drive-through lanes will be fully screened from adjacent residential  properties and communication systems will not be audible on adjacent properties. N/A
Pam  Mitchel moves that this application meets all the standards of this ordinance. Seconded by Brianne Mancini. No further discussion. All members present in favor. 
Pam Mitchel moves to approve this application. Jon Ault seconded the motion. No further discussion. All members in favor. 
6. Review of the Planning Board Meeting minutes from April 14, 2026. Pam Mitchel moves to approve the minutes as presented. Christian Fox seconded the motion. No further discussion. All members present, in favor. 
7. Other Business: The next scheduled meeting will be July 7, 2026. 
8. Adjourn: Lisa St. Hilaire moved to adjourn at 9:20pm. Christian Fox seconded the motion. No further discussion. All members present, in favor.
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