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Re:

Chapter 10, Commercial Industrial Development Subdistrict Allowed Uses – Grid
Scale Solar Energy Generation Facilities

Dear Mr. Godsoe:
On behalf of NextEra Energy Resources, LLC (NEER), this letter provides comments on the
Commission’s November 15, 2017 proposed amendment to Chapter 10, Land Use Districts
and Standards, to allow development of grid-scale solar energy generation facilities in the
Commercial Industrial Development Subdistrict (D-CI).
NEER supports the proposal to allow grid-scale solar energy generation facilities in the D-CI
subdistrict upon issuance of a permit, but believes the proposed rule is too restrictive in
several respects (which are explained in the comment letter filed by the Maine Renewable
Energy Association). NEER’s overriding concern, though, and the reason for submitting this
separate comment letter, is the proposed rule’s limitation of grid-scale solar energy
generation facilities to the D-CI subdistrict, thereby requiring applicants for grid-scale solar
generation facilities to petition for rezoning of land proposed for such a facility, if not
already located in the D-CI subdistrict. Grid-scale solar generation facilities are not the type
of intensive commercial or industrial development that is incompatible with residential
development that is contemplated by the D-CI subdistrict.1 Rather, grid-scale solar
generation facilities are much less intensive than typical commercial and industrial facilities,
so they should not be limited to the D-CI subdistrict.
NEER believes that the proposed rule should be modified to allow grid-scale solar energy
generation facilities in additional appropriate subdistricts as a special exception upon
issuance of a permit, because it is unnecessary to require rezoning of land when that land is
already located in a subdistrict in which grid-scale solar generation facilities can be
1

For example, the following uses are allowed with a permit in the D-CI subdistrict:
 Any commercial and industrial uses;
 Land application of septage, sludge and other residuals, and related storage and
composting activities and structures;
 Mineral extraction including the use of mineral processing equipment and associated
structural development;
 Level E intensive recreational lodging facilities; and
 Solid waste disposal.
All these uses are significantly more intensive than grid-scale solar generation facilities.
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compatible uses. Specifically, NEER believes that grid-scale solar energy generation
facilities also should be allowed as a special exception, with additional specifically applicable
special exception standards, in at least the following subdistricts: General Development (DGN), Rural Business Development (D-RB), Residential Development (D-RS), and General
Management (M-GN).
NEER proposes that in these subdistricts the current special exception standards that
include, at a minimum, the requirement that the use can be buffered from those other uses
within the subdistrict with which it is incompatible (but also include additional requirements
in several of these subdistricts), should apply. In addition, an applicant for a grid-scale
solar energy generation facility by special exception could be required to show that the
proposed facility:
a) Is accessible from a public road by a legal right of access that would allow
construction, operation, maintenance, and decommissioning of the facility;
b) Is located as close as practicable to the proposed point of interconnection with the
existing transmission grid and no other area suitable for the facility and closer to a
point of interconnection is reasonably available to the applicant, unless the applicant
demonstrates that another location would result in a project location that is
compatible with current land uses and does not expand the pattern of development
beyond already developed areas;
c) Limits exterior lighting to that required for safety and operational purposes;
d) Screens ground-mounted installations from view by abutting residential properties,
using vegetation, topography, and/or fencing;
e) Uses a manufactured finish appropriate to and compatible with the surroundings,
with reflective characteristics that minimize negative visual impacts to the greatest
practical extent; and
f) Will be removed if it has not produced power for a period of twelve (12) consecutive
months. In the event of a natural disaster, act of violence, or other event which
results in the absence of electrical generation for twelve (12) months, by the end of
the twelfth (12th) month of nonoperation the applicant could be required to
demonstrate that the project will be substantially operational and producing
electricity within twenty-four (24) months of the event.
NEER believes these additional special exception standards will ensure that any proposed
grid-scale solar energy generation facility will be compatible with existing uses in any of
these subdistricts, and would be appropriate uses in those subdistricts. Grid-scale solar
energy generation facilities, when properly designed, constructed, and operated, are nonintensive land uses that do not have significant impacts on the use and enjoyment of
neighboring properties. Further, they are significantly less intensive and intrusive than
other uses that are allowed by special exception in these subdistricts, such as the following:
 General Development (D-GN):
o Auto service stations or repair garages;
o Light industrial uses and other commercial uses having a gross floor area of
more than 2,500 square feet; and
o Stores, commercial recreational uses not including recreational lodging
facilities, and entertainment or eating establishments having a gross floor
area of more than 2,500 square feet.
 Rural Business Development (D-RB):
o Category 3 commercial or industrial rural businesses, including larger scale
commercial facilities for manufacturing and assembly plants, contracting and
construction businesses, automobile service and repair, and similar types of
businesses such as saw mills.
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Residential Development (D-RS):
o Marinas;
o Multi-family dwellings;
o Commercial and private trailered ramps, and public trailered ramps.
General Management (M-GN):
o Level D recreational lodging facilities, which are defined as having moderate
to high impacts on existing resources within the development site and
surrounding areas. The standards for these facilities are designed to allow
larger-scale development while conserving the natural resource and
recreation values of the development site and surrounding areas.

In addition to being less intensive than these special exception uses, grid-scale solar
generation facilities are also consistent with the articulated purposes of these subdistricts:
 General Development (D-GN): “It is the Commission's intent to promote these areas
as future growth centers in order to encourage the location of compatible
developments near each other and to minimize the impact of such development upon
incompatible uses and upon public services and facilities. Thus the Commission's
purpose is to encourage the general concentration of new development, and thereby
avoid the fiscal and visual costs of sprawl, and to provide a continuing sense of
community in settled areas.”
 Rural Business Development (D-RB): “The purpose of the D-RB is to encourage an
appropriate range of business development in rural areas, and locate development in
or at the edge of existing development and in concentrated areas along appropriate
portions of major transportation corridors. The locations for development are
selected to maintain the rural character of the region and avoid significant visual,
natural resource, and fiscal impacts of unplanned growth.”
 Residential Development (D-RS): “The purpose of the D-RS subdistrict is to set
aside certain areas for residential and other appropriate uses so as to provide for
residential activities apart from areas of commercial development.”
 General Management (M-GN): “The purpose of the M-GN subdistrict is to permit
forestry and agricultural management activities to occur with minimal interferences
from unrelated development in areas where the Commission finds that the resource
protection afforded by protection subdistricts is not required.” Grid-scale solar
generation facilities are entirely compatible, and in fact provide support for, forestry
and agricultural management activities.
In short, in addition to allowing grid-scale solar generation facilities in the D-CI subdistrict,
and providing a mechanism to rezone land to the D-CI subdistrict for that purpose, the
Commission also should allow grid scale solar generation facilities as a special exception,
with the additional special exception standards suggested above, in at least the General
Development (D-GN), Rural Business Development (D-RB), Residential Development (DRS), and General Management (M-GN) subdistricts. This would avoid the need to rezone
properties in these subdistricts to D-CI, if the proposed facility can meet the special
exception criteria. Of course, any such facility also would need to obtain a Site Law permit
from the DEP, further ensuring that impacts will be minimized.
Allowing grid-scale solar generation facilities in these subdistricts will encourage the
development of carbon-free, renewable resources consistent with State of Maine energy
goals and will provide landowners the ability to diversify their income in a way that is
compatible with their existing uses.
++++++++++++++
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I have not included in this letter detailed comments on the D-CI rezoning proposal
contained in the draft rule, because the Maine Renewable Energy Association (MREA) is
providing those comments. NEER joins in and supports MREA’s comments.
Thank you for your consideration of these comments, and please let me know if you have
questions about any of these comments or would like to discuss them.
Sincerely,

Matthew D. Manahan
cc:

Aaron Svedlow, NextEra Energy, LLC
Liz Peyton, NextEra Energy, LLC
Jeremy Payne, MREA

{W6466988.2}

Maine Land Use Planning Commission
NRCM Comments on Proposed Grid-Scale Solar Rules
December 15, 2017

On behalf of our 20,000 members and supporters, the Natural Resources Council of Maine
(NRCM) appreciates the opportunity to comment on the rule changes regarding solar energy
development proposed by the Land Use Planning Commission (Commission). We appreciate that
the Commission has taken a proactive approach to considering where large or “grid-scale” solar
farms might best be located. Solar power is a relatively new topic for the Commission, but solar
technology has arrived in big way and it is likely there will be other important rule changes to
consider in the future.
Solar power offers substantial environmental, economic and energy security benefits that Maine
has fallen behind on capturing. Like many other renewable energy resources, Maine is blessed
with abundant solar energy potential, and rapid changes in solar technology have made grid-scale
solar one of the cheapest forms of new generation.1 Like other non-combustion energy sources
such as wind or hydro, solar power requires substantial upfront investment after which the panels
generate clean, reliable power for decades. (Unlike wind and hydro, solar resources are
theoretically available equally on every parcel of land, giving it significantly greater siting
versatility. Furthermore, the times of day and year when solar panels produce power are also the
times when our electricity grid is most in need and utilizing the most costly sources of power,
which means cost-savings benefits for all electricity consumers.) For these reasons and others,
having a fair, transparent, and predictable siting and permitting framework for large solar is
especially important and beneficial.
Solar power has one of the lowest levels of environmental impacts of energy generation
commercially available today. Nonetheless grid-scale solar farms should still be sited to protect
the core values of the jurisdiction. Most importantly, they should be located near existing
compatible development and solar farms’ siting versatility should make this feasible. In adopting
these rules, the Commission will have to wrestle with the fact that there is no existing
development quite like solar farms in the jurisdiction, making it somewhat harder to evaluate
1

See for example: Lazard’s Levelized Cost of Energy Analysis 11.0. November 2, 2017. Available at:
https://www.lazard.com/perspective/levelized-cost-of-energy-2017

compatibility. Grid scale solar farms are likely to require tens or hundreds of acres to be clear of
large vegetation for the life of the project, which has a variety of adverse ecological impacts on
the forest ecosystem. On the other hand, they may require almost no new impervious surfaces. In
many states, sheep graze the land under commercial solar farms. Solar farms do not require
major road improvements, generate virtually no traffic, and require few public services. They are
neither highly visible over distances nor noisy.
In Vermont, which has more solar per capita than anywhere else in our region, relatively large
solar farms exist alongside schools, farms and residential neighborhoods. It may be that solar is
widely compatible with most other forms of development. Thus there may not be any long-term
reason to limit solar to one type of development zone, but the D-CI is a reasonable starting place.
Section 10.21 A.2.b.(2) has some useful siting parameters but should be amended in a few ways
to better balance the nature of solar farms with the goal of locating development near other
development.
First, we do not believe solar farms must categorically be “separated from compact residential
development” or located “away from village centers” as proposed in Section 10.21 A.2.b.(2)(a).
We agree that ensuring sufficient space for residential growth near existing centers is a good
requirement, but believe there will be cases where solar can be located relatively near residential
centers without crowding out residential development. The proposed 75 megawatt solar farm
near Farmington (currently undergoing Site Law review by the Maine Department of
Environmental Protection) is one example. Therefore the language might better read:
(a)

Located with sufficient space to allow for future residential growth near existing
development centers;

Second, we believe Section 10.21 A.2.b.(2)(c) should be amended to focus less on co-location
with transmission lines and more on siting close to existing development patterns generally. Due
to their long, linear nature, transmission lines extend across parts of the jurisdiction which are
not generally appropriate for other development, including solar farms. On the other hand, solar
farms may be compatible with a variety of types of existing development and should not expand
those patterns. We recommend the language be amended to read:
(c)
Located within one mile of existing, compatible development, provided that it
does not require the development of more than three miles of new transmission line in
undeveloped areas.

Finally, on an unrelated technical note, we suggest the definition of Grid-scale Solar Energy
Generation Facility be adjusted slightly. We understand that the Commission is seeking to
exclude solar facilities which provide power for use on site. That is reasonable. However the use
of the phrase “utility use through the electricity grid” may be confusing. (In Maine, utilities don’t
“use” power, they only transmit it, for example; and onsite generation may still make use of the
electrical grid.) This language could be amended as follows:
Grid-scale Solar Energy Generation Facility. A Solar Energy System that is primarily
or solely intended to generate electricity for commercial sale for off-site use, occupies an
area of 1 or more acres, and has a nameplate capacity of more than 250 Kilowatts.
Thank you for the opportunity to provide comments on these rules.

Respectfully,

Dylan Voorhees
Clean Energy Director

December 15, 2017
Ben Godsoe
22 State House Station
18 Elkins Lane, Harlow Building
Augusta, Maine 04333-0022

Dear Mr. Godsoe:
On behalf of The Nature Conservancy in Maine, thank you for the opportunity to comment on
the proposed revisions to the Land Use Planning Commission’s Chapter 10 rules regarding gridscale solar energy generation facilities.
The Nature Conservancy is a global conservation organization dedicated to conserving the lands
and waters on which all life depends. Guided by science, we create innovative, on-the-ground
solutions to our world’s toughest challenges so that nature and people can thrive together.
Working in more than 65 countries, we use a collaborative approach that engages local
communities, governments, the private sector, and other partners. The Nature Conservancy has
been working in Maine for more than 60 years and is the 12th largest landowner in the state. We
are working with partners across sectors to conserve the future of Maine’s forests, restore
Maine’s rivers and streams, ensure sustainable fisheries in the Gulf of Maine, and support
Maine’s transition to a low-carbon economy. Moreover, the Conservancy owns some 215,000
acres in the Unorganized Territory (UT), the majority of which is managed for sustainable forest
products and all of which is open for a wide variety of public access opportunities, including
hunting, fishing and hiking.
The Commission’s effort to establish a regulatory framework for grid-scale solar facilities in the
UT is critically important. Meeting demand for clean energy in Maine and neighboring states
will require tens of thousands of megawatts of new solar nameplate capacity, and a portion of
this capacity is likely to be located in the UT. Ensuring well-sited solar facilities promises to
reduce land-use conflict, minimize habitat fragmentation and protect important natural resources
while providing adequate acreage to develop a robust low-carbon energy supply.
As a rule of thumb, The Nature Conservancy believes it should be no harder for a solar facility to
be permitted than for any other energy generation facility to be permitted. Under existing
Chapter 10 rules and the Commission’s 2010 Comprehensive Land Use Plan (CLUP),
development of standalone energy generation facilities in the UT, such as biomass and fossil fuel

power plants, typically entails rezoning to a Commercial Industrial Development (D-CI)
subdistrict. Chapter 10 is currently silent on grid-scale solar facilities. Absent revisions, it is
presumed that a grid-scale solar farm located in the Commission’s jurisdiction would—like a
biomass or fossil fuel power plant—petition to rezone as D-CI, and would be required to meet
the criteria currently established in Chapter 10, including proximity to existing compatible
development (adjacency).
The intent of the proposed revisions is to provide flexibility for solar facilities. Specifically, the
revisions would allow the adjacency principle to be waived when certain criteria are met,
including proximity to transmission infrastructure. We applaud the Commission for working to
provide flexibility for clean energy generation facilities while preserving the spirit of the
adjacency rule. In general, the proposed changes to Chapter 10 appear designed to encourage
clean energy development while minimizing energy sprawl and habitat fragmentation and we
appreciate this intent.
We offer several changes to the proposed revisions to further encourage clean energy
development while maintaining appropriate safeguards:
1. In Section 10.21(A)(2)(b)(2), specify that grid-scale solar facilities must still meet the “no
undue adverse impact” criteria for adoption or amendment of land use district boundaries
(Ch. 10 Section 10.08).
2. Clarify that grid-scale solar facilities may be located in or near residential and general
development zones (D-RS and D-GN subdistricts). Under the existing Chapter 10 rule, a
new D-CI subdistrict must be located one road mile from another D-CI subdistrict. It is
unclear in the proposed revisions whether this provision would be waived entirely when a
solar facility meets the five listed criteria in Section 10.21(A)(2)(b)(2), or if only the “one
road mile” portion would be waived. We believe grid-scale solar facilities can be
appropriately sited next to residential or general development; elsewhere in Maine, solar
developers are beginning to demonstrate that large arrays (e.g., 10-20 MW) can be
appropriately sited near town centers. The Chapter 10 rules should be clear that this
approach is accepted in the UT as well.
3. Consider providing more flexibility regarding proximity to transmission interconnection.
We appreciate the intent of the 1-3 mile rule in Section 10.21(A)(2)(b)(2)(c) and believe
it will serve the public’s interest in many cases. However, there are likely to be cases in
which a proposed facility is farther than 1-3 miles from the point of grid interconnection
but is more consistent with existing uses and resource values, on balance, than another
proposed facility closer to the point of interconnection. The onus should be on developers
to show that the proposed facility farther than 1-3 miles from the point of interconnection
is the best alternative.
4. Delete Section 10.21(A)(2)(b)(2)(e) or amend the agricultural soil requirement.
Depending on how the terms is defined, requiring avoidance of “prime agricultural soils”
could significantly narrow the possible range of affordable grid-scale solar sites. While
the goal of this provision is laudable, the Department of Environmental Protection
permitting process—along with the role played by the private sector in keeping prime
agricultural land used for agriculture—will likely be sufficient to protect key natural
resources associated with agricultural lands.

5. Add language to require review by or consultation with relevant state agencies (e.g.,
Department of Inland Fisheries and Wildlife and/or Maine Natural Areas Program) for
developments proposed within Focus Areas of Statewide Ecological Significance as
identified by the State Wildlife Action Plan.
6. We also encourage the Commission to further revise the Chapter10 rules to explicitly
state that ground-mounted solar arrays smaller than 250 KW are an allowed use within DRS and D-GN subdistricts. The rules are currently silent on this point, which could hinder
growth of small-scale ground-mounted solar in residential and general development
subdistricts.
Finally, we would like to note that the reversion clause at the end of Section 10.21(A)(2)(b)(2) is
well stated. We offer no revisions there.
Thank you again for the opportunity to offer comments on the proposed revisions to the
Commission’s Chapter 10 rules. We appreciate the Commission’s efforts to develop reasonable
guidelines to govern the development of an important home-grown clean energy resource.
Sincerely,

Rob Wood
Policy Associate

Ben Godsoe
22 State House Station
18 Elkins Lane, Harlow Building
Augusta, Maine 04333-0022
December 15, 2017
Dear Mr. Godsoe:
Thank you for the opportunity to submit comments on the petition to amend Chapter 10
Land Use Districts and Standards to allow development of grid-scale solar energy generation
facilities with a permit in the Commercial Industrial Development Subdistrict (D-CI). We offer the
following comments:
(1) Amend Section 10.21,A,2,b,2,c in a manner that encourages grid-scale solar
development near to existing, compatible development. As written, the proposed rule
appears to encourage development anywhere within one mile (and no more than three
miles) of existing transmission lines. Transmission lines are very long and extend through
parts of the jurisdiction that are not appropriate for development. We recommend amending
the language to encourage grid-scale solar development near to existing, compatible
development, the implication being that transmission lines alone do not amount to existing,
compatible development.
(2) Add language requiring review by relevant agencies when development is proposed in
areas with species or habitats of particular significance. Specifically, when development
is proposed in areas containing species identified by state or federal agencies as
Endangered, Threatened or Special Concern.
We’d also like to bring to the Commission’s attention a project that Maine Audubon (MA)
is working on that might inform this rulemaking and future rulemakings related to renewable
energy infrastructure development. Specifically, MA is compiling and developing relevant
information about the potential impacts of renewable energy development on Maine’s wildlife and
open spaces. As the Commission is well aware, Maine’s energy landscape is poised for rapid
growth. As agencies, developers, and the public consider an ever-increasing list of proposals, they
will need information to guide siting and ensure that Maine’s transition to a cleaner energy future
also protects the important ecological, recreational, and scenic values of our state’s undeveloped
landscapes. We look forward to sharing our results with the Land Use Planning Commission as
appropriate.
Sincerely,

Eliza Donoghue, Esq.
Senior Policy & Advocacy Specialist

20 Gilsland Farm Road, Falmouth, Maine 04105 •

(207) 781-2330

•
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Maine Land Use Planning Commission
NRCM Rebuttal Comments on Proposed Grid-Scale Solar Rules
December 27, 2017
On behalf of our 20,000 members and supporters, the Natural Resources Council of Maine (NRCM)
appreciates the opportunity to provide some rebuttal comment on the rule changes regarding solar
energy development proposed by the Land Use Planning Commission (Commission). We were pleased
to see some common themes and direction among the comments submitted by parties on December 15.
However there are two points that we wish to respond to, adding additional comment beyond our
original comments.
First, NextEra recommended that Commission rules make grid scale solar an allowable use in any
development subdistrict and the general forestry management subdistrict. As we stated in our original
comments, we believe solar farms are likely to be generally compatible with many forms of
development and could be ultimately be appropriate for other development zones, including residential.
As such, NRCM would not object to amendments allowing grid-scale solar as an allowed use in some of
the development subdistricts proposed by NextEra i.e. D-RB, D-RS, and D-GN. Additionally, we
support the requirements proposed by NextEra as special exceptions requirements except for (b). Instead
of NextEra’s proposed (b), we believe that the language we proposed in our initial comments for section
(c):
“(c) Located within one mile of existing, compatible development, provided that it does not require the
development of more than three miles of new transmission line in undeveloped areas”
more appropriately balances the desire to facilitate the development of solar power with the need to
protect the principle values of the jurisdiction.
However, we do not support making grid-scale solar an allowable use everywhere in the M-GN at this
time. Grid-scale solar development is not akin to forest management (nor recreational lodging facilities
that are necessarily located near less developed recreational and natural resources.) As the Commission
is aware, M-GN makes up the vast majority of the jurisdiction, and allowing solar farms nearly
everywhere across the jurisdiction misses the opportunity solar provides to locate this clean generation
resource consistent with good land use practices.

Second, we do not support the idea that grid-scale solar farms could be located 6-10 miles from a point
of interconnection, as proposed by Maine Renewable Energy Association and Juliet Browne, absent
other considerations. As we stated originally, distance from a point of interconnection is not the best or
most appropriate measure of whether a solar farm is located in accordance with good land use planning
practices. The appropriate measure is proximity to other forms of compatible existing development, for
which we are willing to accept a relatively broad definition. Even though solar farms obviously need a
point of interconnection, existing transmission lines are not the appropriate reference development as
they are allowed in almost every subdistrict and have a long, linear profile that may cut broadly across
otherwise un-developed areas.
Put in another way, NRCM does not generally care whether a solar farm’s point of interconnection is
one mile away or 15 miles away from the solar farm. What matters is whether the solar farm
inappropriately extends the pattern of development by being located more than one mile from any
existing compatible development and whether the interconnection requires lengthy new transmission
lines (we suggest a limit of 3 miles) through undeveloped areas.
Finally, we found comments by the Governor’s Energy Office puzzling and astonishingly antidevelopment. The comments suggest than any form of development which “changes the experience
tourists enjoy” would “be devastating to Maine’s economy.” Transmission lines, landfills, business
parks, and manufacturing facilities like paper mills can all negatively affect the experience tourists
enjoy. NRCM strongly agrees that we must carefully consider and balance development which might
have an adverse impact on natural and recreational resources. (This is not limited to “western Maine”.)
However, many forms of development can not only enhance rural economies without undue adverse
impacts, and some—such as solar farms—can ultimately help protect those resources in the long term by
providing clean energy that reduces air, water, and climate pollution. For that reason, it is appropriate, as
the Commission has done, to use the tools of planning and zoning—followed by permitting for
individual projects—to ensure that development proposals do no not have undue adverse impacts.
Thank you for the opportunity to provide additional comments on these rules.
Respectfully,

Dylan Voorhees
Clean Energy Director

