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26.0  LAND USE PLANNING COMMISSION  

26.1 Project Location and Description 
Three Rivers Solar Power, LLC proposes to develop a 100 megawatt utility scale solar facility located in 
Township 16MD, BPP, Hancock County, Maine (Project).  The project parcel is approximately 1,115 acres 
in size.  696 acres within the parcel has recently been rezoned from General management Subdistrict (M-
GN), Wetland Protection Subdistricts (P-WL 1, 2, and 3), and Shoreland Protection Subdistrict (P-SL2) 
classification to Commercial Industrial Development Subdistrict (D-CI) allowing utility scale solar projects 
and is considered the Project Area. See Exhibit 26-1 for the signed LUPC Rezoning Petition. 
 
LUPC identifies the lot as Map HA007, Plan 01, Lots 1.3, 4.1 and 13.1.  The parcel deed book 6020, 
page 38.  Please refer to the site location map found in Section 1.0, Development Description, labeled 
Exhibit 1.1 of this application. 
 
Approximately 10 miles of gravel roads exist within the parcel. 1.5 miles of road is utilized by the public 
as a thoroughfare between Eastbrook and Deblois and is identified as Road A on attached plans. 
Approximately 17,400 feet of existing roads are not needed to support the project and will be 
revegetated. To meet the stormwater standards 19,400 feet will be regraded to promote stormwater to 
flow to treatment buffers.  
 
The Project Area is a mixture of forestland and agricultural field. The agricultural part of the project area 
is currently used for cultivation of wild blueberries. Most of the forestland appears to have been harvested 
within the past 10 years, however, some harvests appear older than that. The area contains several 
topographic “hills” that are dominated by well and moderately well drained glacial till and glacial outwash 
sediments.  Within the Project area are six individual areas which have been selected for the installation of 
solar panels, associated equipment and construction of a substation. The six solar fields total approximately 
465 acres. 
 
A tap and a collector substation are proposed to support the project. The combined footprint of the 
substations is approximately 1.8 acres and is located in the southwest portion of the project area.  
Approximately 95 acres of panels will be installed throughout the six fields.  Panels will be set a minimum 
of 4 feet above grade and a maximum of eight feet above grade.  In addition, the project includes 35 
inverter units totaling 0.3 acres. 

Surface waters within the Project Area includes; scrub-shrub, isolated forested and emergent wetlands 
along with three unnamed streams.  Surface water abutting the site include West Branch Narraguagus 
River and Colson Branch.  Please see the Protected Natural Resource report prepared by Atlantic 
Resources for specific details. 
 
26.2 Land Division History 
Land division history was performed by Verrill Dana and is attached as Exhibit 26-2. 

26.3 Development in Flood Prone Areas 
Development will not occur in flood prone areas. FEMA has identified the location as an area of minimal 
flood hazard. No project elements are located within any mapped 100-year flood zone. Accordingly the 
project will not cause or increase flooding or flood hazard in compliance with LUPC Chapter 10.25,T. 

26.4 Vegetation Clearing (outside of NRPA resource areas) 
A portion of the Project Area contains standing timber that may be removed to allow development of the 
site. None of the clearing associated with the Project will take place: 1) within 50 feet of the right-of-way 
of a public road; 2) within 75 feet of the normal high water mark of any body of standing water less than 
10 acres in size, or any coastal wetland or flowing water draining less than 50 square miles; or 3) within 
100 feet of the normal high water mark of a body of standing water 10 acres or greater in size or 
flowing water draining 50 square miles or more. 
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As a result, the timber removal associated with the project is not subject to LUPC Chapter 10.27,B 
vegetation clearing standards. 

26.5 Vehicular Circulation, Access and Parking 
Just over 10 miles of gravel roads exist within the project area.  All roads will be utilized for the 
construction of the project and will not cause any congestion.  Road A, as identified on the plans, will 
remain open during construction and, once the project is online, allow through traffic as it does today.  
During construction, parking will be allowed within the 2.5-acre laydown area and the existing roads 
except Road A.  Required parking once online is limited and provided within the footprint of the 
substation.  No new roads are proposed. See LUPC Chapter 10.25,D.   
 
26.6  Lighting 
There will be two Holophane Predator Large LED lights on the south end of the collector substation. They 
will be 20 to 35 feet above grade and used as needed. Such lighting will comply with the relevant 
standards contained in LUPC Chapter 10.25,F,2. 

26.7 Signs 
“Private Property: No Trespassing” signs will be installed 3-5 feet off the ground and no more than 100 
feet apart. Standard “High Voltage” signs will be installed along the fence around the substation and on 
the fence around the inverters. One project sign will be mounted at each end of Road A, the thoroughfare 
road that runs along the western boundary of Field 1, crosses Field 1, and exits on the southeast side of 
Field 1. The size of the two project signs will be 4’ x 8’ in compliance with LUPC Chapter 10.27,B. 

26.8 Dimensional Standards 
 

• Minimum Lot Size: The minimum lot size for commercial/industrial development with one or more 
buildings is 40,000 square feet. LUPC Chapter 10.26,A. The proposed project does not include 
any buildings. Even so, the project parcel is 1,115 acres so is well in excess of the lot size 
requirement. 

 

• Minimum Shoreline Frontage: For parcels bordering a flowing water draining less than 50 
square miles or a standing waterbody less than 10 acres, the minimum shoreline frontage for 
commercial/industrial development including one or more buildings is 200 feet. For parcels 
bordering a flowing water draining more than 50 square miles or a standing waterbody greater 
than 10 acres, the minimum shoreline frontage for commercial/industrial development including 
one or more buildings is 300 feet. LUPC Chapter 10.26,B. The proposed project does not include 
any buildings so these frontage requirements do not apply. 
 

• Minimum Road Frontage: For commercial/industrial development including one or more buildings, 
the minimum frontage along roads used by the public is 200 feet. LUPC Chapter 10.26,C. The 
proposed project does not include any buildings so this frontage requirement does not apply. Even 
so, Road A, which is considered a public road, contains 7,061 feet of frontage within the project 
parcel. 
 

• Setbacks: All project access roads will be gated at public/private intersections.  All structures 
(including panels) are at least 75 feet from Road A (the private road accessible by the public).  
All structures are at least 150 feet back from any streams and waterbodies.  All structures are at 
least 25 feet from side and rear property lines. As such, all setbacks within LUPC Chapter 10.26,D 
will be met. 
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• Maximum Lot Coverage: Total lot coverage is approximately 103 acres or 9% (of the 1,115 full 
parcel area). That total includes approximately 95.5 acres of solar panels and 7.6 acres of 
impervious area. As such, the lot coverage requirements within LUPC Chapter 10.26,E will be met. 
 

• Maximum Structure Height: The solar panels will be mounted with their highest point at 
approximately 20 feet above the ground. The highest elements of the substation will be 
approximately 50 feet above the ground. As such, the maximum structure height requirements 
within LUPC Chapter 10.26,F will be met.  
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Exhibit 26-1 

Three Rivers Solar Signed LUPC Rezoning Petition 
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MEMORANDUM

To: David Fowler, Next Phase Energy Services, LLC

From: Anthony M. Calcagni, Verrill Dana, LLP

Date: January 12, 2018; updated through September 30, 2019

Re: Township 16 MD – Land Division History

Dave, attached to this Memorandum is a copy of LUPC Advisory Ruling AR 14-04, dated 
June 23, 2014 (“AR 14-04”), regarding lands in T16 MD BPP, Hancock County.  We have done 
an on-line title search at the Hancock County Registry of Deeds through April 11, 2018, to 
update the land division history from the April 11, 2013 conveyance to Elliott Jordan & Son, Inc. 
(Bk 6020 Pg 38) listed as item P in Section 3 (Land Division History) of the AR 14-04, and find 
as follows:

1. April 12, 2013:  Property Easement (allowing sound/shadows) from Lakeville Shores, 
Inc. to Hancock Wind, LLC dated April 20, 2013 (Bk 6020 Pg 47); Amendment to Land 
Lease Agreement between Lakeville Shores, Inc. and Hancock Wind, LLC dated 
April 12, 2013 (Bk 6020 Pg 52); Partial Release of Easement from Hancock Wind, LLC 
to Elliott Jordan & Son, Inc. dated April 12, 2013 (Bk 6020 Pg 57); and Confirmation of 
Property Subject to Easement by and between Elliott Jordan & Son, Inc. and Lakeville 
Shores, Inc. dated April 23, 2013 (Bk 6022 Pg 320).  These clarify that the 1,115-acre 
Elliott Jordan parcel (Bk 6020 Pg 38) is subject to Hancock Wind’s Property Easement 
(Bk 6020 Pg 47), but not subject to Hancock Wind’s Land Lease Agreement (Bk 5793 
Pg 270) or Collection Facilities Easement (Bk 5793 Pg 276).   
 

2. June 23, 2014:  Quitclaim Deed with Covenant from Lakeville Shores, Inc. to Joseph P. 
Romance and Pamala D. Romance dated June 23, 2014 (Bk 6241 Pg 89) of 2,950-acre 
parcel.  This is the conveyance of the parcel that was the subject of AR 14-04.  The Deed 
contains (a) a covenant that the parcel “shall be managed solely for forest management, 
agricultural management or conservation of natural resources unless and until . . . 
approval from the Commission for a change in use is not required under Maine law, or 
the Commission’s rules and regulations,” and (b) a prohibition of any division for five 
years.

3. June 23, 2014:  Property Easement (allowing sound/shadows) from Lakeville Shores, Inc. 
to Hancock Wind, LLC dated June 23, 2014 (Bk 6241 Pg 84); Second Amendment to 
Land Lease Agreement between Lakeville Shores, Inc. and Hancock Wind, LLC dated 
June 23, 2014 (Bk 6241 Pg 101); and Partial Release of Easement from Hancock Wind, 
LLC to Joseph P. Romance and Pamala D. Romance dated June 23, 2014 (Bk 6241 
Pg 107).  These clarify that the 2,950-acre Romance parcel (Bk 6241 Pg 89) is subject to 
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Hancock Wind’s Property Easement (Bk 6241 Pg 84), but not subject to Hancock Wind’s 
Land Lease Agreement (Bk 5793 Pg 270) or Collection Facilities Easement (Bk 5793 
Pg 276).

4. September 4, 2014:  Recording of “Boundary Sketch of the 2950 Acres± subject premises 
to be conveyed” prepared by Plisga & Day.  This is a survey plan of the 2,950-acre 
Romance parcel.

5. October 17, 2014:  Memorandum of Wind Energy Easements and Easement Option 
Agreement by and between Everpower Maine, LLC and Joseph P. and Pamala Romance 
dated October 17, 2014 (Bk 6338 Pg 184).  This is a grant of an option “to acquire a 
windpark Wind Energy Easements” on the 2,950-acre Romance parcel.  There is no 
record evidence that the option has been exercised.

6. December 22, 2014:  Easement Agreement by and between Lakeville Shores, Inc. and 
Weaver Wind, LLC dated December 22, 2014 (Bk 6347 Pg 15).  This is an easement for 
electrical transmission/collection lines over Lakeville Shores, Inc. lands on the west side 
of T16; does not affect subdivision analysis. 

7. March 24, 2015:  Quitclaim Deed with Covenant from Joseph P. Romance and Pamala D. 
Romance to Wild Ridge Blueberries, LLC dated March 24, 2015 (Bk 6371 Pg 311).
This deed conveys the entire 2,950-acre Romance parcel, subject to the same 
covenant/prohibition mentioned in #2 above.

8. June 25, 2015:  Third Amendment to Land Lease Agreement by and between Lakeville 
Shores, Inc. and Hancock Wind, LLC dated June 25, 2015 (Bk 6422 Pg 241).  This 
amends Hancock Wind’s Land Lease Agreement (Bk 5793 Pg 270) by reducing the 
leased Premises to a 528.60-acre portion of Lakeville Shores’ remaining land in T 16 MD 
BPP.  The effect of this reduction of the leased Premises is discussed in the AR 14-04 
(see, e.g., Section 6.A “Other Considerations”).

9. June 25, 2015:  Access Easement by and between Lakeville Shores, Inc. as grantor and 
Hancock Wind, LLC as grantee dated June 25, 2015 (Bk 6422 Pg 247).  This is an access 
easement to use certain roads; does not affect subdivision analysis.

10. June 25, 2015:  Property Easement (allowing sound/shadows) from Lakeville Shores, Inc. 
to Hancock Wind, LLC dated June 25, 2015 (Bk 6422 Pg 256).  This is an easement 
allowing sound/shadows from Hancock Wind’s wind power project; does not affect 
subdivision analysis.

11. September 3, 2015:  Easement from Worcester Peat Co., Inc. to Wild Ridge Blueberries, 
LLC dated September 3, 2015 and rec. in Book 6458, Page 85.  This is an access 
easement over a certain road, for access to the 2,950-acre parcel sold by Romance to 
Wild Ridge Blueberries, LLC; does not affect subdivision analysis.
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12. October 6, 2015:  Easement from Lakeville Shores, Inc. to Julie A. Curtis and 
Christopher A. Curtis dated October 6, 2015 (Bk 6480 Pg 58).  This is an easement for a 
septic leach field; does not affect subdivision analysis.

13. November 8, 2017:  Amendment to Easement Agreement between Lakeville Shores, Inc., 
Hancock Wind, LLC, and Blue Sky East, LLC dated November 8, 2017 (Bk 6876 Pg 955).  
This amends a 2012 Easement Agreement (Bk 5793 Pg 276) to more specifically describe 
the location of the “Hancock Wind Easement Area.” 

There were no other conveyances affecting the Lakeville Shores, Inc. “parent parcel” (including 
the 1,115-acre Jordan parcel and the 2,950-acre Romance parcel conveyed by Lakeville Shores, 
Inc.) during the five-year period from April 11, 2013 through April 11, 2018.  

Based on the foregoing, I expect that LUPC will agree that:  (a) the April 11, 2013 conveyance to 
Elliott Jordan & Son, Inc. (Bk 6020 Pg 38) created a 1,115-acre parcel that will be clear, and not 
counted for subdivision purposes for the larger parent parcel owned by Lakeville Shores, Inc., 
after April 11, 2018; and (b) after April 11, 2018, Elliott Jordan may lease a portion of the 1,115-
acre parcel for purposes of Next Phase Energy Services, LLC’s proposed solar project.

The following is a land-division history of the 1,115-acre parcel conveyed to Elliott Jordan & 
Son, Inc. (Bk 6020 Pg 38), based on an on-line title search at the Hancock County Registry of 
Deeds from April 11, 2018 through September 30, 2019:

a) Memorandum of Lease Option Agreement from Elliott Jordan & Son, Inc. to Next Phase 
Energy Services, LLC dated March 31, 2017, recorded April 24, 2018 (Bk 6885 Pg 215).  
This is a memorandum of an option to lease the entire 1,115-acre Elliott Jordan & Son, 
Inc. parcel.  
 

b) Assignment and Assumption of Option to Lease Real Estate from Next Phase Energy 
Services, LLC to Three Rivers Solar Power, LLC dated December 1, 2018 (unrecorded).  
This is an assignment of the Optionee’s interest under the aforementioned option to lease. 

Based upon AR 14-04 and the foregoing, there have been no unauthorized divisions of the 1,115-
acre Elliott Jordan & Son, Inc. parcel during the last twenty years.  

Please let me know if you or the folks at LUPC have any questions.  

Attachment:  LUPC Advisory Ruling AR 14-04 (June 23, 2014)
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