Item 10

Memo

To: City Council members

From: George Lapointe

cc: Ross McClellan, Sarah Moore
Date: 9 January 2026

Re: Commercial solar farm issues, potential Council actions

During the December Council meeting, Council had a discussion of various solar issues
because of a request for a moratorium on new commercial solar projects, and a
potential prohibition on commercial solar projects.

Among the concerns expressed were:

1) The aesthetics of commercial solar farms, i.e. they do not “fit” into the rural
character of outer Hallowell

2) The need to keep open space in Hallowell as open space whenever possible and
the potential for a large scale commercial solar project to negatively impact open
space in Hallowell’s six square mile area

3) Reports from Central Maine Power that commercial solar projects are being built
in Maine without connection to the electric grid

4) Hallowell’s current ordinances would require permitting a commercial solar
project in the rural / open space area because it would be deemed a conditional
use. The Hallowell Comprehensive Plan, approved by City Council in 2022,
contains a number of strategies relevant to this discussion, including:

Climate

Create a Hallowell Climate Resilience Committee, or add this responsibility to another
Committee's charge, to plan for sea level rise, extreme weather events, and associated
public health threats.

Create a plan to achieve net-zero carbon emissions by 2045 by supporting the
development of alternative energy sources, including incentivizing solar energy
generation.



Economy
Identify areas for solar development.
Natural/Agricultural

Protect active or potential agricultural land while balancing a need for development,
such as housing or solar energy

Possible steps forward

It seems clear that the Comprehensive Plan foresaw the need for balancing land
protection with development of alternative energy projects such as commercial solar
projects.

1) Develop an ordinance on siting commercial solar projects

a. The consideration of elements needed for a commercial solar project siting
ordinance could be sent to the Hallowell Conservation Commission for their
review and recommendations. It has been suggested that an ordinance
addressing commercial solar projects also consider provisions for commercial
battery facilities as these facilities can be large and have a visual impact on the
landscape.

b. Alternatively, the development of a draft ordinance could be sent to the
Ordinance Rewrite Committee for their consideration.

There are a number of ordinances that could be used as templates for this work,
including Augusta, Readfield, and Manchester. A copy of the Manchester
ordinance is attached to this memo for reference.

2) Determine if a moratorium is needed to protect Hallowell’s landscape as an
ordinance is developed to ensure that a commercial solar project is not permitted
while the provisions of a possible ordinance are being considered.

Council should consider whether a moratorium on new commercial scale solar
projects is needed to give time for considering and developing a draft ordinance.

Given the change in how commercial scale projects are allowed to charge for
power, it doesn’t seem that the possibility of a project application in the short term is
needed.

3) Determine if a prohibition on future solar projects is desired.



Council could decide that additional commercial scale solar projects are not
appropriate for Hallowell and that a moratorium on new projects should be
implemented. This would need to be done through an ordinance.

Solar Projects and connection to the electrical grid

The following is intended for information, not Council action, because it pertains to a
comment about commercial solar projects not being connected to the electric grid.

With respect to commercial solar projects being connected to the grid, | spoke with a
representative of Perrenial Renewables who said that the vast majority (95+%) of
commercial solar projects are connected to the grid. A Web Al search yielded the
following:

While specific statistics on the percentage of off-grid commercial solar projects
in Maine are not readily available in public reports, virtually all operational
commercial solar projects in the state are connected to the electric grid.

The vast majority of commercial solar installations in Maine are developed to
connect to the electric grid, often through programs such as net energy billing
(NEB) or as utility-scale projects. Developers have applied to connect hundreds
of projects to the Central Maine Power (CMP) and Versant electrical grids in
recent years.



Town of Manchester Commercial Solar Ordinance
(extracted from Manchester Ordinance PDF

Section 7. Installation of Public Utility Service

No public utility, water district, sanitary district or any other utility company may install or
connect services to any new use or structure requiring a permit under this ordinance, unless
written authorization attesting to the validity and currency of all permits required under this
Ordinance has been issued by the appropriate Town official(s). Following installation of service
the company or district shall forward a copy of the written authorization to the Town official(s)
and indicate that installation has been completed.

A. Residential Solar Zoning Ordinance

Purpose: The purpose of this Ordinance is to encourage and facilitate the construction,
installation and operation of solar energy structures, equipment and facilities in a way that
promotes and protects the health, safety, economic viability and welfare of Manchester
residents and their respective properties.

This ordinance seeks to:

1. Provide property owners and business owners with a standardized set of guidelines in which
to follow when implementing/altering a solar photovoltaic system.

2. Promote energy efficiency and reduce overall energy demands within the municipality.

3. Streamline the permitting process for solar equipment installation by updating zoning
ordinances to specially address solar power generating equipment.

4. Maintain consistency with the Town of Manchester's Comprehensive Plan.
5. Prevent inappropriate installation and use of solar equipment.

6. Maintain and protect property owner rights and property value.

B. Applicability

This ordinance applies to all distributed solar systems installed and constructed after the
effective date of this Ordinance. For purposes of this Ordinance, “solar energy system”
means a distributed solar energy system as defined herein.

1. Solar energy systems constructed prior to the effective date of this ordinance shall not be
required to meet the requirements of this ordinance.



2. All solar energy systems shall be designed, erected and installed in accordance with
applicable local, state utility and national codes, regulations and standards.

3. Solar PV systems with a surface area of 5,000 square feet or less (For reference, a solar
PV system capable of generating one (1) MW occupies an average of five (5) acres).

4. Solar PV systems with a surface area of sixty-five (65) square feet or less in their entirety
are exempt from this ordinance.

C. Solar Energy System Requirements

1. To the extent practicable and in accordance with municipal law, the accommodation of
solar energy systems and associated electrical equipment and the protection of access to
sunlight for such shall be encouraged in the application of the various review and approval
provisions of the Town of Manchester Land Use Ordinance.

2. Solar energy systems are permitted in all zoning districts as an accessory use to
permitted, conditional and special exception uses.

3. A solar energy system shall provide power for the principal use and/or accessory use of
the property on which the solar energy system is located.

4. The installation and construction of a roof-mount solar energy system shall be subject to
the following development and design standards: 5. A roof or building mounted solar energy
system may be mounted on a principal or accessory building. 6. The maximum height of any
solar PV system is limited to the maximum principal structure height as determined by the
Manchester Land Use Ordinance.

7. Placement of solar collectors on flat roofs shall be allowed by right provided that panels
do not extend horizontally past the roofline.

D. The installation and construction of a ground-mount or pole-mount solar energy
system shall be subject to the following development and design standards:

1. A roof or building mounted solar energy system may be mounted on a principal or
accessory building.

2. The maximum height of any solar PV system is limited to the maximum principal
structure height as determined by the Manchester Land Use Ordinance.

3. Placement of solar collectors on flat roofs shall be allowed by right provided that panels
do not extend horizontally past the roofline.

4. All power transmission lines from a ground mounted solar energy system to any building
or other structure shall be located underground and/or in accordance with the building
electrical code, as appropriate.



E. Safety and Inspections

5. The design of the solar energy system shall conform to applicable local, state and
national solar code and standards. A building permit reviewed by department staff shall
be obtained for a solar energy system. All design and installation work shall comply with
all applicable provisions in the National Electric Code (NEC), the International Residential
Code (IRC), International Commercial Building Code, State Fire Code and additional
requirements set forth by the local utility (for any grid-connected solar systems)

6. The solar energy system shall comply with all applicable Town of Manchester Ordinances
and Codes so as to ensure the structural integrity of such solar energy system. Please
note that the existing roof structure and the weight of the solar energy system shall be
taken into consideration when applying for a solar energy system permit.

7. Prior to operation, electrical connections must be inspected by an appropriate electrical
inspection person or agency, as determined by the Town of Manchester

8. Any connection to the public utility grid must be approved by the appropriate public utility.

9. If solar storage batteries are included as part of the solar collector system, they must be
installed according to all requirements set forth in the National Electric Code and State
Fire Code when in operation. When no longer in operation, Page 150 of 201 the batteries
shall be disposed of in accordance with the laws and regulations of the Town of
Manchester and any other applicable laws and regulations relating to hazardous waste
disposal.

10.Unless otherwise specified through a contract or agreement, the property owner of
record will be presumed to be the responsible party for owning and maintaining the solar
energy system.

F. Abandonment and Removal

11.If a ground mounted solar energy system is removed, any earth disturbance as a result
of the removal shall be landscaped in accordance with the Town of Manchester’s Land Use
Ordinance.

12.A ground or pole-mounted solar energy system is considered to be abandoned or
defective if it has not been in operation for a period of twelve (12) months. If abandoned, the
solar energy system shall be repaired by the owner to meet federal, state and local safety
standards, or be removed by the owner within the time period designated by the Manchester
Code Enforcement Officer. If the owner fails to remove or repair the defective or abandoned
solar energy system within the designated time period, the Town of Manchester reserves
the right to take legal action to have the system removed at the owner’s expense.



G. Appeals

13. If the owner of a solar energy system is found to be in violation of the provisions of this
Ordinance, appeals should be made in accordance with the established procedures of
the Town of Manchester Board of Appeals.

14.1f a building permit for a solar energy system is denied because of a conflict with other
goals of the town, the applicant may seek relief from the Manchester Board if Appeals,
which shall regard solar energy as a factor to be considered, weighed and balanced
along with other factors.

H. Restrictions on Solar Prohibitions

In accordance with the Town of Manchester Land Use Ordinance, the Planning Board and
Code Enforcement Officer maintains and reserves the right to refuse any plat or subdivision
plan if deed restrictions covenants or other agreements running with the land prohibit or
have the effect the of prohibiting reasonably sited and designed solar collectors or other
renewable resource devices.

Section 8. Utility Solar Zoning Ordinance

A. Purpose

The purpose of this Ordinance is to encourage and facilitate the construction, installation
and operation of utility scale solar farms/production sites in a way that does not negatively
impact surrounding residences. This ordinance seeks to:

1. Provide a standardized set of guidelines for utility solar power generation companies to
follow when implementing/altering/dismantling a solar PV System.

2. Promote energy efficiency and reduce overall energy demands within the municipality.

3. Streamline and standardize the permitting process for commercial scale solar farm
applicants.

4. Maintain consistency with the Town of Manchester's Comprehensive Plan.

5. Delineate appropriate/suitable zones for potential utility scale solar farms.

6. Prevent unsafe or inappropriate installation of solar PV equipment.

7. Maintain and protect property owners/respective property values.

8. Maintain and protect adequate access to sunlight necessary for such systems.

9. Protect and preserve invaluable natural resources/historic sites/sites of special value.



B. Applicability

15.This ordinance applies to all solar PV systems occupying 5,500 square feet or more
(.125 acres) or with a minimum generating capacity of 25 kilowatt, with the primary use
being off —site power generation [a resident could potentially house a solar PV system
with a capacity of greater than 25 kilowatt and sell the excess to the grid, so long as it is
on the same property as the residence and the owner is consuming in excess of fifty
percent 50 % of the electricity generated by said system]. The target of this ordinance is
not to penalize Manchester residents who want to utilize this eco-friendly resource, but
rather control and regulate large scale solar farms.

16.Scale solar PV systems occupying twenty (20) acres of land or greater are prohibited.
17.All Solar Farms in Rural Residential must be within 2,500 feet of an existing sub-station.

18.Solar PV systems constructed prior to the effective date of this ordinance shall not be
required to meet the requirements of this ordinance.

19.All solar PV systems shall be designed, erected, installed and operated in accordance
with all other applicable state, utility, national codes, regulations and standards.

C. Site Plan Review

1. All utility scale applicants must undergo Site Plan Review through the Manchester
Planning Board.

2. An application fee of $1,000 will be due prior to the presentation of a proposal to the
Board. This fee will be used to fund research on the impacts of this intensive use of the
selected land, as well as notify all propertied with five hundred (500) feet of the
boundaries of the selected property.

3. All utility scale solar farms are to be treated as a Major Development.

Section 9. Solar PV System Requirements

A. The installation and construction of a ground-mount or pole-mount solar energy system
shall be subject to the following development and design standards:

1. The height of the solar collector and any mounts shall not exceed the maximum structure
height of the delineated zone when oriented at maximum tilt.

2. The surface area of a ground — or pole-mounted system, regardless of the mounted
angle, shall be calculated as part of the overall lot coverage.

3. The minimum solar energy system setback distance from the property lines shall be
equivalent to the building setback or accessory building setback requirement of the
underlying zoning district.



4. All power transmission lines from a ground mounted solar energy system to any building
or other structure shall be located underground and/or in accordance with the building
electrical code, as appropriate.

B. Adequate screening must be provided in order to minimize negative impacts on abutting
properties as well as Manchester’s established viewscapes.

Section 10. Zoning

Suitable zones for utility scale solar PV systems include the General Development Zone
with a conditional use permit as well as the Rural Residential Zone with a special exception
permit.

Section 11. Safety and Inspections

An annual inspection/site visit is required by the Town of Manchester’'s Code Enforcement
Officer, as well as an annual inspection by a 3rd party specialist (at the owner’s expense) to
ensure the ongoing safety and efficiency of the operation.

Upon completion of installing all necessary components of the solar PV system, an
inspection by an accredited 3rd party (and other applicable inspections) inspection agent is
necessary prior to the commencement of operations.

Section 12. Abandonment and Removal

If a ground mounted solar energy system is removed, any earth disturbance as a result of
the removal shall be landscaped in accordance with the Town of Manchester’s Land Use
Ordinance.

A ground or pole-mounted solar energy system is considered to be abandoned or defective
if it has not been in operation for a period of twelve (12) months. If abandoned, the solar
energy system shall be repaired by the owner to meet federal, state and local safety
standards or be removed by the owner within the time period designated by the Manchester
Code Enforcement Officer. If the owner fails to remove or repair the defective or abandoned
solar energy system within the designated time period, the Town of Manchester reserves
the right to take legal action to have the system removed at the owner’s expense. Upon
being labeled abandoned, the owner has an additional twelve (12) months to
dismantle/remove the solar PV system in it’s entirely before legal action by the Town of
Manchester is authorized.

Security for removal will be set prior to issuance of a permit. The amount of the security
shall be based upon the removal cost plus, fifteen percent (15%) provided by the applicant
and certified by a professional civil engineer licensed in Maine. The owner of the facility
shall provide the Planning Board with revised removal cost estimate prepared by a
professional civil engineer licensed in Maine every five (5) years from the date of the
Planning Board’s approval of the site plan. If the cost has increased more than fifteen



percent (15%) then the owner of the facility shall provide additional security in the amount of
the increase.

Section 13. Appeals

If the owner of a solar energy system is found to be in violation of the provisions of this
Ordinance, appeals should be made in accordance with the established procedures of the
Town of Manchester Board of Appeals. If a building permit for a solar energy system is
denied because of a conflict with other goals of the Town, the applicant may seek relief from
the Manchester Board of Appeals, which shall regard solar energy as a factor to be
considered, weighed and balanced along with other factors.

Section 14. Restrictions on Solar Prohibitions

In accordance with the Town of Manchester Land Use Ordinance, the Planning Board and
Code Enforcement Officer maintains and reserves the right to refuse any plat or subdivision
plan if deed restrictions, covenants or other agreements running with the land prohibit or
have the effect of prohibiting reasonably sited and designed solar collectors or other
renewable resource devices.

Section 15. Enforcement

A. Enforcement Procedure

1. It shall be the duty of the CEO to enforce the provisions of this Ordinance. If the CEO
finds that any provision is being violated, he or she shall notify, in writing, the person
responsible for such violation, indicating the nature of the violation and ordering the
action necessary to correct it. These orders may include discontinuance of illegal use of
land, buildings or structures or work being done, removal of illegal buildings or structures
and abatement of nuisance conditions. A copy of such notice(s) shall be submitted to the
Selectmen and be maintained as a permanent record.

2. The CEO shall conduct on-site inspections to insure compliance with all applicable laws
and any conditions attached to permit approvals. The CEO shall also investigate all
complaints of alleged violations of this Ordinance.

3. The CEO shall keep a complete record of all essential office transactions including:
applications submitted, fees collected, permits granted or denied, variances granted or
denied, revocations found and fines collected. In the case of violations in the Shoreland
District, the CEO shall, on an annual basis, submit a summary of this record to the
Director of the Bureau of Land Quality Control within the Department of Environmental
Protection.
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B. Legal Actions

When the above action does not result in the correction or abatement of the violation or
nuisance condition, the Selectmen upon notice from the CEO, are directed to institute any
and all actions and proceedings, either legal or equitable, including seeking injunctions and
the imposition of fines, as may be appropriate or necessary to enforce the provisions of this
Ordinance.

The Selectmen, or their authorized agent, may enter into administrative consent
agreements for the purpose of eliminating violations of this Ordinance and imposing fines
without action. Such agreements should not allow an illegal structure or use to continue,
unless there is clear and convincing evidence that the illegality was a direct result of
erroneous information or advice given by an authorized Town Official and there is no
evidence that the owner/violator acted in bad faith.

C. Fines

Any person including, but not limited to, a landowner, a landowner’s agent or contractor,
who is responsible for a violation of this Ordinance is liable for the penalties in Title 30-A,
MRSA, Section 4452.
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