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Town of Acton, Maine 

Planning Board Meeting Minutes 

Date: December 4, 2025 

 

Members Present: 

Christopher Whitman (Chairman), Gavin Maloney, Andrew Johnson 

Also Present: 

Jason Sevigny (Code Enforcement Officer), David Riley (Deputy Code Officer), Ben Smith (NorthStar 

Planning), Natasha Kypfer (NorthStar Planning), Kendra Marass (Sebago Technics), Greg Martinez 

(Owner of Iron Tails Saloon), John Mapes (H.A. Mapes), William Wawrzeniak 

Absent:  

John Qua, Adam Brock, Roger Perreault, Tucker Brown 

Pledge of Allegiance 

Designate Alternates:  

None Designated 

Approval of Minutes:  

The November 20, 2025 meeting minutes were tabled because there were not enough members 
from that meeting present to approve them. 
 

Old Business: 

 

• Apple Valley Development, LLC. 559 Route 109. Tax Map 148; Lot 001. Application for 

Site Plan Review.  

 

Kendra Marass introduced herself and stated that she was from Sebago Technics and 
representing Greg Martinez during this Site Plan Review application. Kendra stated that a 
colleague of hers named Kaylee had been before the Board a couple of months prior for this 
project, but some things had changed and Kendra gave the Planning Board an update on the 
application. She stated they are looking to add four commercial retail units to an existing portion 
of the building that's in the rear of the restaurant and bar. That portion of the building was 
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previously used for storage space. Additionally, they would be adding parking to serve those 
units as well as the existing bar and restaurant. Kendra continued to state that Greg has issues 
with parking and the expanded parking area would help with the existing issues. Kendra 
continued to inform the board that they're providing two under drain soil filters for treatment of 
storm water runoff, four proposed light poles for the parking area, sidewalks from the parking 
area to the new doors for the commercial units and doing a little bit of revamping to the patio 
area where motorcycles currently park. Kendra also mentioned that landscaped islands are being 
proposed in the new parking area. will be gravel. She stated that the site is 12 acres in size and 
the development is under three acres in total. Kendra then mentioned that Ben Smith had 
prepared a memo that she would be happy to discuss with the Board. 

Ben Smith from NorthStar Planning Introduced himself for the record and his colleague 
that has joined him, Natasha Kypfer who will also be working on future Planning Board reviews 
with him for the Town of Acton. Ben began by reminding the Board that there is an approved 
Site Plan for this application and the scope of the review should be based on the Amendments to 
that Site Plan. He noted that there was talk at a previous meeting about Site Plan review as well 
as a Conditional Use portion to the review. At this point the applicant has dropped the 
Conditional Use component and is only pursuing the Site Plan Review. Site Plan Review should be 
focused on the site related to stormwater management, traffic, lighting, landscaping and those 
types of things. Kendra agreed and stated that the application to amend the Conditional Use has 
been rescinded and they’re only focusing on the Site Plan Review with the four new commercial 
units and parking area. Ben continued by stating he would like to make sure the Board got 
information showing the adequacy of the existing septic system to accommodate the new 
commercial uses as well as having noise standards addressed in relation to the natural tree 
buffer and the fencing. Ben asked Kendra if she could illustrate how much of the existing tree 
buffer would be removed for the storm water facilities and the parking area. Kendra showed on 
the site plan that there would be about 100 to 120 feet of trees removed. Kendra then stated 
that she could have a dimension put on the site plan so it was easier to see. 

Gavin Maloney mentioned that the tree buffer was important in the initial review for 
Iron Tails because it provided a better sound buffer than just the large fence around the 
property. Kendra stated that a sound engineer has been consulted, and he informed the 
applicant that vegetative buffers don’t provide as much sound reduction as might be perceived. 
She continued by stating there will be a letter provided at a later date from the sound engineer 
detailing what a reduction in the vegetative buffer will do in terms of sound reduction. 

The Board continued its discussion by reviewing the memo related to this Site Plan 
review provided by Ben Smith. Gavin Maloney started by mentioning that the development is 
within the Mousam Lake watershed and the applicant is going to need to do a phosphorus 
analysis for this site. Kendra responded by stating with the treatment being provided on site the 
applicant is meeting the phosphorus standards as outlined by Maine Department of 
Environmental Protection so a phosphorus analysis would not be required. Gavin maintained 
that the Maine DEP standards were applicable and the analysis should be completed. Ben Smith 
interjected and advised the Board that this is something that should be relayed back to the 
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applicant to confirm that an analysis is not needed and to present the Board with the applicable 
documentation. Ben continued by stating the applicant may or may not agree with whether the 
site is within the watershed of Mousam Lake but they are stating that they are meeting the 
phosphorus standards with the proposed storm water facilities that will be treating the runoff 
from the impervious and developed surfaces. Gavin Maloney mentioned that the applicant is 
also asking for a stormwater management waiver. He then noted that the Board will still be 
waiting for a updated DOT entrance permit. 

The Board continued with round table discussions around the commercial units and the 
number of trips to be generated in relation to each unit. The board discussed that it may be a 
good Condition of approval to have the Code Officer notified each time a tenant moves into a 
unit to double check the trip generation based on which type of use it going to occupy the unit. 
Pedestrian circulation and internal vehicular circulation. Gavin discussed another concern he had 
relating to the location of the soil filters being proposed. He stated that the soil filters are in the 
rural zone and not within the commercial zone where the development is taking place. Kendra 
stated that she believed it had been determined in a previous project she presented to the Board 
that there was nothing restricting the location of a soil filter from one zone to another because 
they are a treatment best management practice. Andrew Johnson stated that he felt the 
commercial units are all located within the commercial zone and the soil filters protect the rural 
zone and allow the applicant to maximize his use of the commercial area. Andrew also 
commented that he doesn’t believe the commercial definition restricts the use of those types of 
subsurface filters. Gavin continued to state he disagreed, and he feels that they are structures 
that meet the definition for commercial use. Ben Smith commented that he would just point out 
that the zoning definitions and use are a Code Officer decision, but the stormwater infrastructure 
isn’t a use in itself. It’s infrastructure that serves a use that could be used for commercial 
purposes, residential or industrial purposes.  

The Board continued its review including general discussions around erosion control, 
water supply, subsurface wastewater disposal and ground water quality. There was no significant 
discussion of anything that would be detrimental to the project or the surrounding areas. 

Toward the end of the review Ben Smith addressed the situation of fire protection for 
the building. He informed the Board that since the building is presently sprinklered he did not 
feel the Fire Chief would need to provide a letter regarding fire protection but wanted to confirm 
that the Planning Board was comfortable with that. Ben also asked if there was any new lighting 
being proposed on the building or elsewhere other than the light poles on the plan. Kendra 
stated it was just the lighting on the poles and there is a photometric plan in the application 
showing that they are meeting the lighting standard.  

Ben Smith addressed the Chairman and informed the Board that he had made some 
notes during the meeting that the applicant would be providing a DOT entrance permit and a 
letter from a sound engineer addressing the distance and tree cover to be removed and the 
impact it will have in relation to noise at the property line. He continued by saying from a 
procedural standpoint the Board should decide as to whether the application can be considered 
complete at this state and could a public hearing be scheduled. The Board had some round table 
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discussions around what they would like to see and one was the application that was submitted 
to Maine DOT as well as the DEP approval for the project. Kendra discussed with the applicant 
when it would be best to schedule a public hearing. Greg Martinez, owner of Iron Tails, stated 
that he would not be available until the middle of February to appear before the Board again.  

The Planning Board determined it would be best to hold off on finding the application 
complete until the meeting on January 15, 2026 so that timeline requirements for holding a 
public hearing are not infringed upon. The applicant agreed to return to the Planning Board for 
January 15, 2026. 

 
 

• H. A. Mapes & Watson/NH LLC. Route 109. Tax Map 241; Lot 006-001 & Tax Map 241; 

Lot 006-005. Sketch Plan Review for Mapes Storage and Residential Unit Development. 

 

Kendra remained at the podium as the representative for the following applicant. 

Kendra provided the Board with a brief reminder of what was covered the first time the Planning 

Board saw this application. She reminded the Board that there are two applications which 

include a Subdivision Amendment and a Site Plan Review. The residential unit development 

consists of 13 units, and the Site Plan Review includes a five-unit storage facility. She explained 

that the entrance to the residential units will come from Route 109 and the entrance to the 

storage facility will be shared with the Fairgrounds Variety store on the corner of 109 and Milton 

Mills. The residential units will have two subsurface wastewater systems to serve the 13 units. 

Kendra continued by informing the board that they have received permitting from Maine DEP for 

the projects. The applicant is also proposing six light poles coming into the residential unit 

development.  

Ben Smith informed the Board that he has provided a memo to help move through the 

applications and the memo addresses the applications concurrently. Ben moved forward with 

discussion around the road construction and access for emergency vehicles into the site. Kendra 

stated that she has vehicle turning templates that were developed for the sites and she will 

provide them to the Board and Fire Chief. She also stated that the driveways for the residential 

units are sized 35 feet long to accommodate two vehicles. Ben asked Kendra if there would be 

any restrictions on materials that could be stored in the storage units such as fuel. Kendra stated 

that there would be no restrictions as the applicant is looking to possibly offer storage in the 

larger units for boats and vehicles. Gavin Maloney inquired if there would be electrical outlets in 

the units and the applicant stated they didn’t plan to have outlets in the storage units. Kendra 

stated the plan would also be updated to note that a Knox Box would be included for emergency 

services access. Ben inquired what the trash situation would look like. Kendra stated it is going to 

be a carry in, carry out standard for trash. 
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The review continued with the available room for snow storage around the storage 

units. The CEO Jason Sevigny inquired if there was enough room for storing snow with the large 

amount of impervious surface. Kendra stated there was enough room but there is a spot at the 

bottom of the plan and to the right of the plan where the fencing could be pushed out for more 

snow storage. Ben Smith explained that in his experience, unless the snow storage is impacting 

town ways, the applicant would simply have to have the snow trucked away if they ran out of 

room. The Board also asked about the proposed trail between the residential units and the 

proposed store on the corner. The Board was concerned that the trail would be used only for 

walking and not being accessed by all terrain vehicles. The Planning Board wanted to make sure 

it was used for a walking path only. Kendra stated that it was not the intention for atvs or golf 

carts to use the path, but she didn’t want to put a limitation on the path. Jason suggested that 

signs be placed along the trail identifying that it is not for public use. Kendra stated that they 

would add signage to the plan for the trail to not be for public use.  

Ben Smith continued the review by stating to the Planning Board that this is a new Site 

Plan Review application with a component being a subdivision amendment. He also informed the 

Board that after NorthStar’s review of the application, they believe the application to be 

complete. He advised the Board that they should discuss the completeness of the application to 

move through to the next step. Ben recommended that if the Board finds the application 

complete, they could then discuss scheduling a Public Hearing. The Board discussed that there 

were holidays between this meeting and the next when they could hold a Public Hearing, 

meaning they would not be able to adhere to the thirty-day timeline to hold the hearing after 

finding the application complete. The applicant John Mapes addressed the Planning Board and 

verbally waived his right to having a Public Hearing within thirty days of the finding of 

Completeness. The Board accepted this statement so they could move forward with scheduling.       

Andrew Johnson – “I make a Motion to call the application for H.A. Mapes & Watson/NH LLC. 
Route 109. Tax Map 241; Lot 006-001 & Tax Map 241; Lot 006-005, Preliminary Plan Review for 
Mapes Storage and Residential Unit Development Complete as of this this evening December 4th, 
2025.” 
 
Gavin Maloney – “I’ll Second.” Motion Passed 3 – 0. 

  
The Planning Board did not schedule a Site Walk for this application at this time but 

reserved the right to conduct a site walk at a later date if they determine it is necessary. 

Andrew Johnson – “I make a Motion that we schedule a Public Hearing for H.A. Mapes & 

Watson/NH LLC. Route 109. Tax Map 241; Lot 006-001 & Tax Map 241; Lot 006-005 Preliminary 

Plan Review for Mapes Storage and Residential Unit Development for January 15, 2026 at 

6:00pm.” 
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Gavin Malony – “Second.” Motion Passed 3 – 0.   

New Business:   

• None 

Public Comment: 
 
The Planning Board Chairman opened the meeting to public comment. Gavin Maloney stated that 

public comments are welcomed but the Board cannot address any application or applicants 

without them being present and as part of a Public Hearing. Bill Wawrzeniak approached the 

podium and addressed the Planning Board. Mr. Wawrzeniak asked the Planning Board how Iron 

Tails can get permission for music at later hours in the evening for his outdoor entertainment. He 

asked if it is part of mass gathering permits and are there hours stated on the mass gathering 

permits for the public to review. Gavin Maloney stated that these questions should be written 

down and asked at the Public Hearing because the comment specifically mentioned an applicant. 

Mr. Wawrzeniak asked if he could rephrase the question. CEO Jason Sevigny informed Bill that the 

Board really can’t go into more conversation without breaching the protocols of talking about an 

applicant or application that is not present. There was no public comment following Bill 

Wawrzeniak.  

Round Table Discussion: 
  
 The Planning Board held round table discussions for the remainder of the meeting around 
the Zoning Ordinance Recodification and proposed amendments to the Zoning Ordinance. For 
more detail, please review the recording for the December 4, 2025 Planning Board Meeting 
located on the Town of Acton website.     
 
Pending Projects: 
 

• H. A. Mapes & Watson/NH LLC. Route 109. Tax Map 241; Lot 006-001 & Tax Map 241; 

Lot 006-005. Preliminary Plan Review for Mapes Storage and Residential Unit 

Development. 

 

• Apple Valley Development, LLC. 559 Route 109. Tax Map 148; Lot 001. Application for 

Site Plan Review & Amendment of existing Conditional Use.  

 

 
Andrew Johnson – “I make a Motion that we adjourn.”  
 
Gavin Maloney – “Second.” Motion Passed 3 – 0. 


