
I. MEETING COMMENCES 
Roll Call 

II. MINUTES APPROVAL

a. Regular Planning Board Meeting November 10th, 2022

b. Regular Planning Board Meeting November 21st, 2022

III. INFORMATION EXCHANGE 
Village Area Loop Trail update
Avesta Housing: Meadowview II update
Blackthorne Lane settlement agreement update
MMA Planning Board webinar training February 16

IV. NEW BUSINESS

a. Elect vice chairperson

V. PUBLIC HEARINGS

a.
Public Hearing: Planning Board fees

The Town of Gray, Maine is proposing amendments to the town fee schedule, the Subdivision
Ordinance, Chapter 401, and the Zoning Ordinance, Chapter 402, all in relation to Planning
Board fees. The proposed changes would: Update the town’s fee schedule to raise the Planning
Board engineering/legal escrow review amounts by $1,000; Amend the Subdivision Ordinance,
401. 10.1 A. 2, to increase the inspection fees from two to three percent of the cost of
construction; and 401.10.1 B to clarify the appropriate parties to follow up on required
improvements to a project; Amend the Zoning Ordinance, 402.10.7 E, to require $700 for major
site plan review and $450 for minor site plan review and to require $850 for conditional use plus
major site plan review; and 402.10.9 B to add a reference to the fee schedule for technical
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review fees. The Gray Town Council will hold a public hearing/first reading on all of the above
proposed changes on February 7, 2023 and a public hearing/second reading on February 21,
2023. The Planning Board will also hold a public hearing at its February 9, 2023 meeting.

b.
Public Hearing: Storage Shed setbacks

The Town of Gray, Maine is proposing amendments to the Zoning Ordinance, Table 402.5.4 B
Building Construction Spatial Standards, that would reduce setback requirements for storage
sheds of 160 sf or less, as well as adding the associated definition in 402.2.2 and performance
standards to 402.7.22. The Gray Town Council will hold a public hearing/first reading on all of
the above proposed changes on February 7, 2023 and a public hearing/second reading on
February 21, 2023. The Planning Board will also hold a public hearing at its February 9, 2023
meeting.

VI. CONTINUED BUSINESS

a.
Earle and Nancy Wilson Subdivision Amendment

A request by Thomas and Beth Fox for review of an amendment to an approved subdivision, to
divide one existing 4.38-acre lot into two lots at 158 Shaker Road, in the Earle and Nancy
Wilson subdivision, Map 20, Lot 45-15, in the Rural Residential Agricultural zoning district.

VII. ADJOURNMENT

 

 

 

 

 
* The Town of Gray is an equal opportunity employer and complies with all applicable equal access to
public accommodations law. If you are planning to attend a Town Council or Town committee or board
meeting and need assistance with a physical disability, please contact the Town Manager’s office at
least 48 hours in advance of the meeting to have the Town assist you. 657-3339. TTY 657-3931.
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TOWN of GRAY

PLANNING BOARD


MINUTES • NOVEMBER 10, 2022

  Henry Pennell Municipal Complex

24 Main Street 
Gray, ME, 04039

7:00
PM

RESULT PASSED [UNANIMOUS]
MOVER Melinda Sheehee
SECONDER David Phelps
AYES Dan Cobb, Tamara Lee Pinard, David

Phelps, Melinda Sheehee

I) MEETING COMMENCES 

ROLL CALL


Attendee Name Status
Dan Cobb Present
Tamara Lee Pinard Present
Kristen Muszynski Present
David Phelps Present
Melinda Sheehee Present
Dan Maguire Present

II) MINUTES APPROVAL

IIa) October 13, 2022 Meeting

Motion to approve IIa) October 13, 2022 Meeting


III) INFORMATION EXCHANGE 

Nothing from staff or planning board members. Council liaison Dan Maguire noted that there
was good discussion on self-storage ordinance changes during the public hearing at the council
and there may be some rewrites.

IV) CONTINUED BUSINESS

IV a.) Gracewoods Subdivision Amendment

A request by Robert Thayer Jr., represented by Wayne Wood, for review of an
amendment to a minor subdivision. This proposal is to create two additional lots on Mr.
Thayer’s property in the Gracewoods subdivision, on Gracewoods Lane, Map 62, Lots
027-112 and 027-113, in the Rural Residential and Agricultural zoning district and
partly in the Limited Residential Shoreland Zoning District. This proposal is subject to
minor subdivision amendment review.
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RESULT PASSED [UNANIMOUS]
MOVER Melinda Sheehee
SECONDER Tamara Lee Pinard
AYES Dan Cobb, Tamara Lee Pinard, David

Phelps, Melinda Sheehee

RESULT PASSED [UNANIMOUS]
MOVER Tamara Lee Pinard
SECONDER David Phelps
AYES Dan Cobb, Tamara Lee Pinard, David

Phelps, Melinda Sheehee

Wayne Wood, representing the applicant, said the plan reflects discussions with
abutters and updates from engineering comments, and they supplied the board with
information regarding groundwater. Chairman Dan Cobb opened up public comment at
7:10 pm. Abutter Theresa Grover spoke, to say she is pleased with the accommodations
Mr. Thayer was willing to make and thanked the board for their help. Public comment
closed 7:11 pm.

Motion to approve

Move to find the application by Robert Thayer Jr., represented by Wayne Wood, for an
amendment to a minor subdivision, complete, per 401.7.1 E. This proposal is to create
two additional lots on Mr. Thayer’s property in the Gracewoods subdivision, on
Gracewoods Lane, Map 62, Lots 027-112 and 027-113, in the Rural Residential and
Agricultural zoning district and partly in the Limited Residential Shoreland Zoning
District. This proposal is subject to minor subdivision amendment review.


Motion to approve

Move to approve the following waivers ( Soils survey, per 401.13.18 C) for the request
by Robert Thayer Jr., represented by Wayne Wood, to amend a minor subdivision. This
proposal is to create two additional lots on Mr. Thayer’s property in the Gracewoods
subdivision, on Gracewoods Lane, Map 62, Lots 027-112 and 027-113, in the Rural
Residential and Agricultural zoning district and partly in the Limited Residential
Shoreland Zoning District. This proposal is subject to minor subdivision amendment
review. 

Motion to approve Move to approve the application by Robert Thayer Jr., represented
by Wayne Wood, for an amendment to a minor subdivision. This proposal is to create
two additional lots on Mr. Thayer’s property in the Gracewoods subdivision, on
Gracewoods Lane, Map 62, Lots 027-112 and 027-113, in the Rural Residential and
Agricultural zoning district and partly in the Limited Residential Shoreland Zoning
District. This proposal is subject to minor subdivision amendment review and is subject
to the following conditions:


1. The project shall be constructed, operated, and maintained in accordance with the
plans, submissions and testimony presented to the Planning Board by the
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RESULT PASSED [UNANIMOUS]
MOVER David Phelps
SECONDER Tamara Lee Pinard
AYES Dan Cobb, Tamara Lee Pinard, David

Phelps, Melinda Sheehee

applicant and its representatives.
2. All prior applicable standards and conditions of approval remain in effect.
3. Gracewoods Lane shall remain a minor rural street, to be maintained by the

developer, and will be noted as such on the face of the plan.
4. Any further subdivision amendments, specifically including additional proposed

lots and/or dwelling units, will necessitate submittal of soils documentation
sufficient to determine NRA/NRD.

5. Driveway entrances are to conform to the approved plan and are subject to the
standards of the Street Ordinance, Chapter 400.

6. Maine Department of Environmental Protection best management practices are
applicable per the zoning ordinance.

7. The plan notes will reflect that the wrap-around vegetated berm along the slope
of the northeasterly edge of Lot 027-112-001, is permanent stormwater
infrastructure and is not to be disturbed.

8. The plan notes will reflect that the fencing and vegetated berms as shown on the
approved plan, which provide buffering to the abutting properties, are an integral
part of the subdivision approval and must be maintained in accordance with a
submitted maintenance plan by the property owner. This provision will be
reflected in the deed if the property on which these elements are sited is
transferred to a new owner or road association.

9. The final plan shall be amended as necessary, including notations for any waivers
a appropriate, and submitted to the Town Planner for final review before
planning board members sign the final plan.

10. The following conditions of approval must be completed prior to issuance of any
building permits for the project:

11. Final inspection(s) by town engineer and code enforcement officer to confirm
stormwater and grading site work align with approved plans.

12. Installation of buffering elements, to include berm and fencing, as shown on the
final approved plan.

13. Submittal of a maintenance plan for the fencing and vegetated berms.

V) PUBLIC HEARINGS

V a) Self-storage zoning ordinance change

The Planning Board will conduct a public hearing on the proposed amendments to the
Zoning Ordinance, Chapter 402, to add a new section, 402.8.11: Self-storage facility
standards. 

 

Councilor Dan Maguire provided context of council's review of the ordinance changes. 


Dan Cobb acknowledged email comment from Scott Liberty and two phone calls –
Loni Humphrey and Tim Wilkinson expressing concerns over setbacks and buffering,
and impact on business development.
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Public hearing opened.


Scott Liberty spoke. Noted the proposed setbacks do not allow any building on a 3-acre
lot and limits larger plots as well. Concern for safety for users to be visible to road and
that no expansion of existing facilities allowed.

Scott Young spoke. He and his wife Kelly are former owners/operators of Halls self
storage. Need definition between  climate controlled and non. Setbacks would make
unbuildable, prefer design standards alone. Do like in New Gloucester, different use in
the front. Need 40K sf to be profitable and that size will not allow it. Office too small
—need space for dollies and boxes. Roof pitch too dangerous for snow and ice falling
on people and cars.

Kelly Young spoke. Stated that village restrictions  should not apply  near area of
Liberty storage facility. Storage is low impact use. Seconded comment about safety if
the area is hidden from the road; also invites vandalism.


Board comment:

Dan Cobb: Acknowledged that moratorium was put in place to address the definition of
self-storage to allow multiple buildings. New set of changes is beyond what should be
used as having continuation of moratorium; should be for an emergency fix. 300’
setback is too much. Would prefer a facility that is well lit, right on road. Idea of multi-
use is great. Feels wrong to me, extinguishing people’s ability to build a low impact,
tax paying development. Design standards with landscaping would be better than trying
to hide these.

Melinda Sheehee: Issue seems to be about where these belong in town. Solution could
be permitting them only in certain areas rather than restrictions. Would not be worried
about safety with buffering; preference would be that it is not very visible.

Tamara Lee Pinard: Agree that location should be restricted and aesthetics a priority.
Complimentary buffering is key.

David Phelps: Preference for design standards, buffering more than restrictions.

Councilor Dan Maguire: The comp plan requires creation of mixed use and opportunity
for different kinds of commercial and residential use in same area. Trying to prevent
consolidation of services in one area. Ordinance silent on climate control – doesn’t
mean you can’t do it. Definitely opportunity to make some changes.
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Public hearing closed, 8:02 pm.

V b) Preliminary Plan Review: Wilson Subdivision Amendment

A request by Thomas and Beth Fox for preliminary plan review of an amendment to an
approved subdivision, to divide an existing 4.38-acre lot at 158 Shaker Road, in the
Earle and Nancy Wilson subdivision, Map 20, Lot 45-15, in the Rural Residential
Agricultural zoning district, into two lots.

Mr. Fox explained the proposal and reviewed input from the PB site walk on
November 7, 2022.

Public hearing opened at 8:05- none. Closed.

Kristen reviewed site walk discussions and abutter concerns.

Melinda mentioned possibly salvaging some of the older trees along Shaker. Regarding
road, said she feels a 16’ road with 2’ shoulder for two houses seemed like overkill.
Straight flat area, easy to plow. Narrower road would be less impact on neighbors.

Regarding fire protection, Mr. Fox suggested he could bring the second property line
down to allow second house to be reachable by the hydrant.

The board reviewed the waiver requests. Support waivers for high intensity soil survey
and street lighting. Do not support waivers for erosion/sedimentation, stormwater,
phosphorous, financial/technical capacity. May require hydrogeological assessment
depending on applicant's decision to use well or public water. Awaiting fire department
input regarding fire protection and street construction standards. Suggested on site visit
with fire chief.

Suggested increased buffering, preferably evergreen, along Adler Drive backyards.

 

V c) Caswell Farm 

A request by Catherine Caswell for Planning Board conditional use and site plan
review of a proposal to construct a 24x40’ building for use as a commercial kitchen
and to expand the existing 60 square foot farmstand to 200 square feet, on her property
at 120 Whitney Road, Map 69, Lot 41-33, in the Rural Residential Agricultural zoning
district. This proposal is subject to conditional use, similar use, and site plan review.
Similar use was approved at the September 2022 PB meeting.

7

https://graymaine.granicus.com/MediaPlayer.php?view_id=&clip_id=658&meta_id=16979
https://graymaine.granicus.com/MediaPlayer.php?view_id=&clip_id=658&meta_id=16983


RESULT PASSED [UNANIMOUS]
MOVER David Phelps
SECONDER Tamara Lee Pinard
AYES Dan Cobb, Tamara Lee Pinard, David

Phelps, Melinda Sheehee

RESULT PASSED [UNANIMOUS]
MOVER Melinda Sheehee
SECONDER Tamara Lee Pinard
AYES Dan Cobb, Tamara Lee Pinard, David Phelps,

Melinda Sheehee

Motion to table Motion to table the request by Catherine Caswell for Planning Board
conditional use and site plan review of a proposal to construct a 24x40’ building for
use as a commercial kitchen and to expand the existing 60 square foot farmstand to 200
square feet, on her property at 120 Whitney Road, Map 69, Lot 41-33, in the Rural
Residential Agricultural zoning district. This proposal is subject to conditional use,
similar use, and site plan review. Similar use was approved at the September 2022 PB
meeting.


Public hearing opened at 9:06 p.m. No participants.

Applicant present at the meeting experienced a medical emergency and was not able
to remain for the full review. 

VI) NEW BUSINESS

VI a.) Sketch Plan Review: Lawrence Road subdivision proposal

A request by Mark Johnston and Elizabeth Corkum for a proposed subdivision of the
45-acre lot at 118 Lawrence Road, Map 57, Lot 22-1, in the Rural Residential
Agricultural zoning district, creating two new lots.

This sketch plan application was withdrawn prior to the planning board meeting.

VII) ADJOURNMENT

Motion to adjourn VII) ADJOURNMENT
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MEMO 
Monday, January 30, 2023 
 
TO: Town Council, Planning Board 
FROM: Community Development staff 
RE: Proposed increase to Planning Board escrows/fees and related ordinance changes 

 

Background 

Per the memo and discussion at the January 3, 2023 Town Council workshop, during which the 
Council expressed support for the proposed changes to the Fee Schedule and related updates to 
the Subdivision Ordinance and Zoning Ordinance, the following amendments are proposed for 
the Council’s first reading and public hearing at the February 7, 2023 meeting, with a public 
hearing also scheduled for the February 9, 2023 Planning Board meeting. 

The council hereby moves to: 

1. Increase the following engineering/legal review escrow requirements (at each square 
footage/dwelling unit increase level as outlined in the Fee Schedule) by $1,000: 
• Site plan review- major and minor 
• Sketch plan review 
• Minor subdivision review 
• Preliminary major subdivision review 
• Final major subdivision review 
• Conditional use plus minor site plan review 
• Conditional use plus major site plan review 

 
2. Approve the following amendments to the subdivision ordinance (Chapter 401): 

401. 10.1.A2.  

Inspection Fees - Deposit with the Town Manager a check in the amount specified in the 
Schedule of Fees adopted by the Town Council a fee for the inspection of the project 
infrastructure construction. The fee shall be based on three (3) percent of the cost of 
construction of the road, and utilities, or the estimated cost of inspection estimated by the 
Town Engineer. utilities, stormwater infrastructure, and improvements to complete the 
project as depicted on the approved final plans. The applicant shall submit construction 
cost estimates for each component of the project, including details as necessary, to the 
Town Planner. The final amount of the inspection fees shall be approved by the planner, 
with input from the town’s consulting engineer. The full amount of the planner-approved 
inspection fee escrow must be duly received by the town prior to commencement of 
construction. 
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401.10.1.B.   

Notification of Needed Corrections - If the Town Engineer finds upon inspection that any 
of the required improvements have not been constructed in accordance with the plans and 
specifications filed by the subdivider, the Town Engineer shall so report in writing to the 
Town Planner Town Manager, Planning Board, the subdivider and the appropriate 
contractors associated with the project builder. The Code Enforcement Officer, with input 
from the Town Engineer and Town Planner, shall take any steps necessary to assure 
compliance with the approved plans, including, if necessary, issuing a stop work order or 
other notice to the property owner and associated contractors. 

3. Increase the planning review fee for a “major site plan” review from $550 to $700 in the 
fee schedule. 
 

4. Increase the planning review fee for a “conditional use plus major site plan” review from 
$750 to $850.  
 

5. Approve the following amendments to the zoning ordinance, Chapter 402: 
 

402.10.7.E  

E. Application Fees for Review of Minor Developments  
Application fees and technical review fees shall be the same as for major developments 
and shall be in the amount specified by the Town Council in the most current Fee 
Schedule. 

402.10.9 B  

 B. Engineering or Legal Review Escrow Fee  

In addition to the application fee established in this Section, the applicant for site plan 
review must also pay an Engineering or Legal Review Escrow Fee to cover the Town’s 
technical costs of reviewing the application. This fee is specified in the most current Fee 
Schedule, set annually by the Town Council, and must be paid to the Town. This fee shall 
be deposited in the Development Review Account, which shall be separate and distinct 
from all other municipal accounts. The application will be considered incomplete until 
this fee is paid. The Planning Board may reduce the amount of the Engineering or Legal 
Review Escrow Fee or waive collection of said fee if the Planning Board determines that 
the scale or nature of the project will require little or no outside technical or expert 
review. The Engineering or Legal Review Escrow Fee collected shall be used by the 
Board to pay for reasonable costs incurred by the Planning Board, in its review of the 
application, which relate directly to the review of the application pursuant to the review 
criteria. Such services may include, but need not be limited to, planning consultant 
reviews, peer reviews, consulting engineering, legal review, or other professional fees. If 
the balance of the applicant’s escrow payment is drawn down by more than seventy-five 
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(75%) percent, the Town Planner shall notify the applicant and require an additional 
amount to be deposited, equal to no more than 100% of the previous Engineering or 
Legal Review Escrow fee. The Town shall provide the applicant, upon written request, 
with an accounting of their account and shall refund all of the remaining monies in the 
account after the payment by the Town of all costs and services related to its review of 
the application. Such refund of remaining monies shall be made no later than sixty (60) 
days after the Planning Board’s final decision with regard to the application. 

14



15



TABLE 402.5.4 B - BUILDING CONSTRUCTION SPATIAL STANDARDS 

ZONING 
DISTRICT 

Maximum Lot 
Coverage 

I Minimum Lot 
Line Setback 

Front  

I Minimum Lot 
Line Setback 

Side  

I Minimum Lot 
Line Setback 

Rear  

A, I  Maximum 
Building Height 

RRA F, G, H 10 % 50 ft. B 25 (15) ft. 50 ft. 35 ft. 

LD 20 % 50 ft. B 25 (15) ft. 50 ft. 35 ft. 

MD 15 % 50 ft. B 20 (15) ft. 20 ft. 35 ft. 

BD-1 50 % 50 ft. B 25 (15) ft. 50 ft. C 35 (53) ft. 

BD-2 85 % E 25 ft. E  0 ft. E 15 ft. C 35 (53) ft. 

C 50 % 10 ft. 15 ft. 20 ft. C 35 (53) ft. 

VC 75 % 10 ft. 0 ft. 10 ft. 35 ft. 

VCP 75 % 0 ft. 0 ft. 0 ft. 35 ft. 

BT-1 50 % 25 ft. D 15 (10) ft. 20 ft. 35 ft. 

BT-2 10 (30) % 25 ft. D 15 (10) ft. 20 ft. 35 ft. 

WH-1 10 (30) % 50 ft. B 25 (15) ft. 50 ft. 35 ft. 

WH-2 10 (30) % 50 ft. B 25 (15) ft. 50 ft. 35 ft. 

A Height requirements do not apply to flagpoles, chimneys, transmission towers, steeples, windmills or similar 
structures usually erected at a greater height than the principal building; however such accessory structures or 
appurtenances require a lot line setback distance of no less than its height. 

B Side setback for non-conforming lots of record in RRA, LD, MD, BD-1, WH-1, & WH-2 Districts is 15 feet. 
C Maximum building height in BD-1, BD-2, and C is 53 feet if public water is available and at least two sides of the 

building are accessible by fire apparatus. 
D Side setback in BT Districts is 10 feet if not abutting a residential property.  
E For any lot in a BD-2 District, the setback for any property line(s) that abuts another district, including BD-1, shall 

meet the minimum setback(s) for either the abutting district or BD-1, whichever is less restrictive. 
F For commercial medium and large-scale ground-mounted solar energy system installations, lot coverage shall be 

measured by the total surface area of the solar panel/array at maximum tilt provided that the maximum size of any 
individual solar panel is thirty (30) square feet when measured horizontally (see figure 402.8.10.D.1) 

G. Lot coverage in RRA can be increased to 30% for any portion of a parcel in the Commercial Solar Energy Overlay 
District and only for commercial medium and large-scale ground mounted solar energy system installations 
provided that the maximum size of any individual solar panel is thirty (30) square feet when measured horizontally. 
Planning Board approval subject to the requirements of Section 402.8.4 L for recharge protection is required. 

H. Setbacks for ground-mounted solar panels and arrays less than 15 feet in height on parcels within five-hundred 
(500) feet of a publicly owned road shall be a minimum of twenty-five (25) feet from any lot line. Setbacks for 
Commercial Solar Energy Production Sites on parcels at least five-hundred (500) feet from a publicly owned road 
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402.2.2 Definitions 

Shed: A free-standing accessory structure, principally utilized for storage, which is customarily 
and in fact both incidental and subordinate to the principal use or structure on the property. The 
term "incidental" in reference to the principal use or structure shall mean subordinate and minor 
in significance to the principal use or structure.  
 

402.7.22 Storage Sheds 

A. Sheds with a one hundred and sixty (160) square foot maximum footprint, per 38 M.R.S. 
Section 436-A, shall be permitted to utilize reduced setbacks provided that all of the 
following standards are adhered to:  
1.  Setbacks for property located in the Shoreland Zone District shall be subject to standards 

established in Chapter 403, Shoreland Zoning Ordinance. 
2. Parcels located in a subdivision approved by the Planning Board with reduced setbacks 

shall be subject to the setbacks approved by the Planning Board on the final plan(s). This 
specifically includes parcels in subdivisions approved under the (prior) “Section 402.12-
Cluster Housing” and (current) “401.13.13 Residential Open Space Subdivision”. 

3. Minimum lot line setbacks: 
a. Front setback shall be as established in Table 402.5.4.B. with the additional 

requirement that within Districts that have a zero (0) front setback, the minimum front 
setback for a storage shed shall be the prominent front building plane of the existing 
principle structure. 

b. Side: Ten (10) feet 
c. Rear: Ten (10) feet 

4. No pressurized water nor any plumbing fixture that generates wastewater shall be 
permitted in or on the storage shed. 

5. Only one (1) storage shed shall be located on any one (1) parcel utilizing the setbacks 
established herein. 

6. The maximum building height for a storage shed utilizing setbacks established herein in 
fourteen (14) feet. 

7. Storage sheds utilizing the setbacks established herein shall not be utilized as a dwelling or 
habitable space. 

shall be a minimum of fifty (50) feet or one-hundred (100) feet from any property line as established in Section 
402.8.10 of this Ordinance. 

I.  Subject to standards in 402.7.22, storage sheds with a footprint of 160 sq. ft. or less are subject to reduced setbacks. 
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