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Town of Acton, Maine 

Planning Board Meeting Minutes 

Date: March 19, 2026 

 

Members Present: 

Christopher Whitman (Chairman), Gavin Maloney (Vice Chairman), John Qua, Andrew Johnson, 

Tucker Brown, Adam Brock 

Also Present: 

David Riley (Code Enforcement Officer), Janane Tripp, Annarosa Whitman (North Star Planning), 

Kendra Marass (Sebego Technics), Gregg Martinez (Iron Tails), John Mapes (H.A. Mapes & 

Watson), (Community Members: Wayne Pillsbury, Gloria Pillsbury, William Wawrzeniak Jr., Eric 

Savage, Andrew Shoemaker, Leslie Berlan, Chris Peters, Hope Denekamp, Chris Leclerc)  

Absent:  

Roger Perrault 

Pledge of Allegiance 

Designate Alternates:  

None 

Approval of Minutes:  

Andrew Johnson – “I’ll make a Motion that we table the minutes from January 15th, February 5th, 
February 19th and March 5th until the next Planning Board meeting.” 
 
Adam Brock – “I’ll second that.” Motion Passed 5-0. 
 
Public Hearing: 

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

Site Plan Review. Continuation of the Public Hearing from February 19, 2026.  

Kendra Marass approached the podium representing Gregg Martinez from Iron Tails.  She 

stated that they have submitted a site plan amendment application to increase onsite parking.  

She noted that Gregg has decided not to move forward with the previous proposal to add four 

additional commercial units to the property and what they are presenting is the updated 
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application proposal.  The added gravel parking lot will increase the parking spaces by 107 and this 

includes a reconfiguration of existing parking spots for motorcycle parking.  This will help define 

drive-aisles and help with traffic circulation.  The existing wooden wall near the motorcycle 

parking area will remain. The new lot will be on the other side of the wall and will be less than an 

acre of new impervious area.  Kendra noted that the total number of parking spaces on the site 

will now be 291, which will help to accommodate the business’s maximum occupancy of 300 

patrons.  This will help to eliminate the need for offsite parking.  The proposal includes a curbed 

and paved sidewalk alongside the new parking area and crosswalks where people will be crossing 

drive aisles.  Snow storage will be consolidated in one area of the new parking lot during winter 

months as that area will not be used for parking during that time.  Two under-drain soil filters will 

be placed at the back of the property to treat and detain storm water drainage from the parking 

area.  She noted that they are controlling peak grades of runoff for the 2, 10 and 25-year storms as 

required.  There is a minor increase in the 25-year storm so they are requesting a waiver from that 

standard.  She stated that they have met DEP Chapter 500 standards which allow for an exemption 

if greater run-off detention has been provided.  She then moved on to say that they are proposing 

a few light poles so that people can safely walk to and from the parking lot.  They have provided a 

photometrics plan to confirm that they are not increasing light levels at the property lines and 

adds that they are maintaining a substantial forested buffer around the property.  Kendra noted 

that per a previous discussion about noise, a letter from a sound engineer has been included in the 

application which addresses the impact of noise, due to the removal of trees, on the surrounding 

properties.  It explains that the removal of trees is not expected to increase decibel levels at the 

back property line.     

Christopher Whitman – “I’ll open it up to public comment – If you’ll come to the podium and 

state your name please.” 

Chris Leclerc approached the podium.  He explained that he lives directly through the 

wooded area behind Iron Tails and that while he is not anti-Iron Tails, he is concerned that there is 

going to be more noise than there already is with the removal of the buffer of trees.  The noise 

from the loud music and motorcycles spinning their wheels is already notable sharing that there 

are currently many instances when he must close his windows at night so that he can hear his 

television.  His concern is not where the levels are currently at, but with where they might be once 

the buffer of trees is thinned between their properties.  He suggested some other options such as 

parking along Milton Mills Road or Route 109.   

Bill Wawrzeniak asked Kendra if there was a sound study done last year and if so, what the 

decibels levels were at the rear and on the Milton Mills side of the property.    

Eric Savage noted that he had sent the Board a letter and explained that he owns an 

abutting property.  He expressed his concern about removing trees as the noise in his opinion is 
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already excessive.  He explained that he has previously had to call the cops due to loud noise levels 

which go on into the night.  He suggested doing an ongoing sound study to establish a current 

baseline from which future changes in sound can be measured against.   

Christopher Whitman – “Anyone else; comment or a question?” 

Another community member voiced her concerns about the noise with there being fewer 

trees as well as the potential for more dust being created.   

Kendra addressed the concerns about noise.  She referred to the letter from the sound 

engineer that she had previously noted.  She states that the sound engineer who drafted the letter 

does not anticipate that there will be a change in the decibel level from the removal of trees.  She 

added that trees do not block as much sound as people think.  She said that no noise study has 

been completed yet.  They intend to do a noise study in the spring when Gregg has a show 

however she noted that that noise study is not part of the application that is currently being 

reviewed.  Kendra said that there are safety concerns regarding parking along Milton Mills Road 

and Route 109 and that parking along the roads is not an option.  She believes that the new 

parking lot is a safer alternative.  She noted that Gregg gets a Mass Gathering permit from the 

Select Board which allows him to have shows beyond 7:00pm but not past 10:00pm.      

Christopher Whitman – “Any other questions or comment?” 

Chris Leclerc approached the podium and stated that the stage faces his property and while 

he is not disputing that Greg has the right to run his business, he is affected every day by the 

sound.  He confirms that the 10:00pm curfew is adhered to.  He feels that the potential increase in 

the decibel level is unacceptable.  He is opposed to cutting down trees for a new parking lot and 

suggests parking at the fairground to compensate for any overflow.   

 Bill Wawrzeniak said that he does not support parking along Milton Mills Road.  He believes 

it should be restricted for any event.   

Christopher Whitman – “Anyone else?” 

Andrew Johnson – “If there’s no other comment, I’ll make a motion to close the public hearing”. 

Gavin Maloney – “Second”. Motion passed 5-0 

Old Business:   

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

Plan Review.  

Annarosa Whitman from North Star Planning introduced herself and said that she has 

provided the planner memo for this application.  She explained that the public hearing for this 

project has been closed and that the next step is for the Board to vote on its approval.  She added 
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that two waivers will need to be considered.  One for parking stall and aisle dimensions and the 

other for stormwater mitigation.     

John noted that it states in the sound memo provided by Reuter Associates that cutting 

down the trees will in fact increase the DBAs.  Kendra explained that an increase would only be 4 

DBAs and that this change is considered barely audible as stated in the memo.  John said that this 

is a huge concern.  Kendra noted that they are still leaving at least 150ft buffer of trees to the 

property line.  John asked how many nighttime shows have been approved.  Gregg said that on 

average over the last several years there are approximately 6 outdoor shows approved.  He noted 

that his season runs for six months. 

Andrew said that parking along the road was a safety concern and, in his opinion, 

consolidating the traffic into a single location would be of benefit.  He feels that the request for 77 

additional parking spaces is a reasonable one.  John questioned why there was a need to have 

enough parking to accommodate maximum potential occupancy.  Gregg said since he gets Mass 

Gathering permits, there is no limit on the amount of people he can have in the outdoor area.  He 

assured the Board that he meets all safety and fire codes and that it’s a safe environment.  It is his 

intention to continue getting Mass Gathering permits and to continue doing what they’re doing.  

John stated that the Select Board referred him to the Planning Board because they do not want to 

continue issuing Mass Gathering permits to him.  Gregg agreed and said that he needs 

amendments, however John said that he hasn’t changed anything yet to warrant amendments.  

Kendra added that they have agreed to conduct an extensive noise study at the property line but 

they need to have loud music playing to do it.  John said they can conduct that study from 1:00pm-

5:00pm on Saturday and Sunday.  Kendra confirmed that that’s what they agreed to.  Gregg said 

that if he meets the noise standards, he’s going to ask for evening music as well and continue what 

he’s been doing for the last several years.  He clarified that he’s only interested in having around 5 

or 6 evening shows over the course of a year.  He feels that this is not unreasonable and gives the 

comparison that the Fairgrounds does more events than that.  Kendra explains that there is an 

exemption in the noise ordinance that excludes concerts.  John agreed and added that they have 

to get a Mass Gathering permit.  Kendra replied that that’s what Gregg’s been doing and John said 

that it’s his understanding that the Select Board doesn’t want to do that any longer.  He added 

that they want him to comply with the standards set by the Planning Board.  She noted that the 

discussion from the last site plan amendment required that he go to the Select Board if he wants 

to have larger events and now the Select Board is telling him otherwise.  She explained that Gregg 

is in a tight spot.  He intends to address the noise issue soon.  He currently just wants to amend 

the site plan to address his parking issue.  Christopher asked what happens if it rains and more 

people than are allowed end up inside the establishment.  It’s Kendra’s opinion that people will 

likely leave in that instance and not go inside.  She assured the Board that there are never more 

than 300 people in the restaurant.  She said that Gregg has never been in violation of this.  Andrew 
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asked if the outdoor gatherings are limited to a certain number of people and if they might still be 

faced with cars parked along the road.  

Adam asked about dust being a potential issue and Kendra said that new parking area drains 

to the underground soil filters which include vegetated swales that wrap around the outside of the 

parking lot and pretreatment of sediment before it arrives at the filter.  Adam asked if there’s a 

way to prevent dust from blowing out of the gravel parking lot area.  Kendra said that dust, in this 

situation, is prevented by spraying water on the dirt surface.  She doesn’t see a need to add a 

condition for dust control given the size of the parking lot.   

Dave remarked that he has the site plan from 2022.  It states that outdoor entertainment 

will be limited to Saturdays and Sundays between 1pm and 5pm.  During Laconia Bike Week, 

acoustic entertainment will be permitted Tuesday through Friday between 12pm and 4pm.    

John said that it doesn’t make sense to him to do the sound study after the land has been 

cleared.  Gavin said that perhaps there should be a sound test done first, then 4 decibels added to 

the result to give an idea of what the change will be when the trees are cleared.  He explains that 

they don’t know if the noise is within regulations.  Kendra replied that there’s an issue with timing 

regarding when the public hearing was held and when the application was submitted.  Gavin 

responded that it wouldn’t be an issue and that they would say they wont approve the application 

until a noise study is submitted.  Annarosa added that she believes it’s 30 days from when the 

application was found complete that a decision needs to be made.  Gavin said that they could do a 

denial with conditions that would allow for the sound study to be conducted and then conduct a 

reconsideration of the application.  Kendra said that the current noise ordinance has a specific 

exemption for concerts.  She doesn’t feel that their proposal is in violation of the ordinance.  They 

are leaving a 150ft buffer (no buffer width was established on the last approved site plan) and 

they are meeting buffer requirements according to the site plan standards.  Gavin explained that 

not all the noise that the Board is concerned about comes from the concerts.  He notes vehicle 

sounds that come from the site should be included in the sound study.  Kendra repeated that the 

sound memo notes there will only be an increase of 4 decibels during loud rock music concerts 

and their intention is to only have 6 concerts a year.  Christopher asked why Gregg hasn’t had a 

sound study done in the four years since the 2022 site plan was approved.  Gregg stated it was 

because he had never been required to.  He uses simple sound meters to monitor the sound 

himself.  He added that he works hard to be a good neighbor, and he doesn’t ask for a lot over the 

course of the year when it comes to having music outdoors after 5:00pm.  He said that his outdoor 

shows end at 10:00pm.  His goal is to grow his business and the expanded parking lot is part of this 

growth.  He said if he’s going to be held to the 300 person occupancy, he will have to go before the 

Select Board every time he feels the number of attendees at an event might exceed that.  He feels 

that to date, he has not given any reason not to be issued a Mass Gathering Permit.  He said that 

85% of his events are fundraising events for the community.  He understands that the motorcycles 
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and music can be a nuisance, especially for the people who live directly behind the property, but 

he feels he’s just asking for a little bit of flexibility in this matter.  He doesn’t want to have to come 

before the Board every time he has an event.  He added that taking down the trees and putting in 

pavement isn’t something he wants to do as someone who appreciates the environment but it’s 

what he feels he has to do.  He stressed that it’s his goal to be a good neighbor and that he loves 

this town.   

Andrew asked Dave what the danger would be to the applicant if the application was 

approved on the condition of the sound study being done and then the results of the study 

exceeding the allowable limit.  Gregg addressed Andrew and stated that he can monitor the sound 

as the music is being played and adjust the volume as needed.  Kendra suggested a condition of 

approval that requires a sound study to be completed and proves that they are meeting the 

required decibels at the property line during a show prior to construction.  Tucker returned to 

Andrew’s inquiry regarding what happens if the sound study finds that the noise exceeds 

allowable limits.  He referred to page 63 in the Acton Ordinance, section F under the Good 

Neighbor and Design Standards for Proposed Development section, which relates specifically to 

fines given to anyone in violation of any of the provisions in this section.  Andrew stated that that 

is a substantial penalty and suggested considering a condition along the lines of what Kendra 

proposed.  He doesn’t know if it would be acceptable to set a decibel limit.  Kendra noted that 

within the ordinance there are exemptions for concerts and maybe as a Condition of Approval 

amendment they could cap the decibel level on concerts that are occurring until 10:00pm.  

Andrew said that he didn’t want to discuss any variations to the current conditional use at that 

time.  John asked how they could vote on whether this meets the Good Neighbor ordinance 

without reviewing the necessary sound data.  Gregg asked what if he does meet the ordinance and 

added that meeting the ordinance is just a matter of regulating the volume of the outdoor 

entertainment.  He feels that at that point he should be able to have a show outside anytime after 

5:00pm if he wants, including up to 11:00pm as long as he’s within the ordinance.  He clarified that 

he’s not actually interested in doing that.  He just wants to have a handful of shows.  John said that 

that’s not what the Board is talking about.  Dave explained to Gregg that the exemptions for 

concerts in the noise ordinance that he is referring to required proper permitting.  Mass Gathering 

Permits are the only option and the Select Board said that they are no longer issuing Mass 

Gathering Permits because they were not aware that they couldn’t go beyond the conditions set 

on his original approval.  He said Gregg has been operating outside of these conditions for a while 

and they haven’t been enforced.  They are trying to correct this now.  He then said that Gregg can 

get a forestry permit and cut the trees if he chooses, but he might not get an amendment to his 

Conditional Use approved if he doesn’t meet the required decibels.  Dave said that the sound issue 

and the parking issue need to be addressed separately.  He continued that if Gregg gets the 

parking lot it doesn’t mean that the Board will approve a Conditional Use amendment in the 

future for concerts that go beyond 5:00pm.  Gregg repeated that the volume can be controlled.  
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Andrew said that he sees cars being parked on the side of the road as a hazard that can be fixed by 

adding parking.  The noise can be addressed by restrictions applied to the events.  Kendra said that 

the sound can also be addressed in other ways.  She noted that Gregg is considering changing the 

orientation of the stage so that it faces out toward Route 109.  She added that he built a wall to 

help contain the sound.  John said that when the wall was built in 2021 a sound engineer said that 

it has no effect on noise.  Kendra followed up that she was simply suggesting that there are other 

things that can be done to mitigate noise.  Gregg said that the wall and the trees don’t do anything 

to dampen the sound and John replied that they do dampen 4 DBA. Annarosa asked Kendra to 

explain what the change in DBA involves.  Kendra said that during a rock concert with amplified 

music the change at the property line after the removal of 300ft of trees could be approximately 4 

DBA which she says is a change that is not noticeable to the human ear.  Gregg said that this is a 

hypothetical study – it was not actually conducted in a situation where there was a show going on 

and the trees were cut down – it just reflects industry standards.  Kendra added that the analysis is 

based on what that sound engineer understands about the type of noise and how trees affect 

sound.   

Andrew said that he is ok moving forward with the application with the conditions of the 

sound study.  He believes it addresses the key problem of having cars parked along the road during 

the summer.  Gregg says that while he has a great relationship with the owners of the fairgrounds, 

they are getting busy there too and parking in the lot there isn’t available to him.  Andrew stated 

that he feels a demonstration of a sound study and a demonstration of adherence to current 

conditions within the current structure of the conditional use is acceptable.  Adam agrees.   

Gavin asked about the waivers.  Concerning the waiver addressing parking stall sizing, 

Kendra noted that Acton’s size requirements are quite a bit larger than other municipalities.  She 

said that a typical parking stall is 9-10ft wide and 18ft long, but Acton requires stalls that are much 

larger.  John asked about the Storm Water waiver and Gavin read from page 107 of the ordinance 

titled Stormwater Management B.  Kendra said that five different study points were analyzed and 

they are meeting the 10 and 25-year storm events.  She included that even a 50-year storm event 

is being met.  She said that it’s the smaller storm event that’s not being met.  She explained that 

the soil at the site is extremely sandy and well-drained and there is no amount of detention that 

they can add to the site to make the 2-year storm work.  She said that they are only increasing by 

.1 cubic feet per second during a storm event.  John claimed that they are not actually meeting the 

10 and 25-year storm events and referenced page 5 on their Storm Water Management Report.  

Kendra corrected herself and said at Point of Analysis one (POA-1) they have a .1 CFS increase at 

the 2-year storm and the 10-year storm and a .2 CFS increase at the 25-year storm.  But then she 

referred to Point of Analysis two (POA-2) and Point of Analysis three (POA-3) are either at or below 

and Point of Analysis four (POA-4) has a CFS increase at the 2-year storm and the rest are meeting 

and there is no increase at Point of Analysis five (POA-5).  Gavin wondered how many parking 
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spaces could be added without exceeding these conditions.  Kendra replied that it’s challenging on 

a site with all hydrologic soil group A soils to meet pre-development rates at the 2-year storm.  She 

continued that, because of that, there is an exemption in the DEP standards that allows for an 

increase of a small amount of cubic feet per second under the chapter 500 standards.  Gavin noted 

that even .1 cubic feet per second adds up.  Kendra explained that once the waterflow exceeds 

what is considered a 2-year storm event it enters into a 10 or 25-year storm event classification 

and they have containment measures for that level of precipitation.  Gavin asked if the site 

currently meets the pre-development rate.  Kendra explained that the current impervious area 

existed prior to 2005 and they only have to accommodate the current increase in impervious area. 

The measurement taken that is considered pre-development includes the existing site.  Kendra 

and Gavin went back and forth on the technicalities of what constitutes pre-development 

conditions in this situation.  Either way, Gavin expressed interest in seeing what the scale of the 

parking lot would be if they met the standards.  He explained that if they expanded parking less, 

they wouldn’t need the waiver request and they would be able to leave some of the trees as a 

buffer which means they could meet in the middle on this.  Kendra said that they would have to 

run the model to determine what amount of impervious surface would be allowed in order to not 

increase in a two-year storm.  She clarified that the existing area which drains into the study points 

was accommodated for and modeled in the pre-development condition.  Current runoff drains 

away from the existing building towards the under-drain soil filter and their treatment BMPs have 

been designed to accommodate runoff from existing areas as well as proposed areas.  Gavin said 

he was still interested in seeing a proposal demonstrating how large the parking lot would be if it 

met the requirements.  Kendra said rather than moving backward and trying to figure out how to 

reduce the amount of parking they could explore increasing the size of the treatment filters.  She 

stressed that they are trying to accommodate Gregg’s need for parking based on his occupancy.  

Andrew summarized that the two pieces of requested information are; what type of additional 

treatment plan could be installed to either reduce or eliminate the changes in their Storm Water 

Management Plan, what potential changes in the parking plan could look like and how those each 

compare to one another.  Kendra said she could return with that information.  Andrew asked the 

applicant if he was ok with the Board tabling the decision until they receive the information on or 

by April 16th.  Gregg said that this is costing him a fortune and that it is very frustrating to be 

nickeled and dimed.  He expresses that he is just a small businessman and he feels that this is just 

prolonging the agony.  He is just trying to do business and he doesn’t understand why there is 

pushback.  Andrew said that if they take a vote it’s probably going to be split.  If they receive the 

information that the Board is requesting it may put the application in a better position.  Kendra 

asked if they should first vote on the waivers and maybe that will determine whether they need to 

provide more information or not.   

 Gavin Maloney – “I’ll make a motion that we approve the waiver for parking layout and design 
for reducing the size of the parking stalls from 24ft to 20ft and the aisle from 26ft to 24ft.”  
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Andrew Johnson – “Second.” Motion Passed 5-0. 
 
Andrew Johnson – “I’ll make a motion to approve the stormwater management quantities 
waiver request.”  
 
Gavin Maloney – “Second.” 2 In favor (Andrew and Adam) – 3 opposed (Gavin, John and 
Christopher) Motion Failed 3-2. 
 

Kendra agreed to get the requested information to the Code Enforcement Office by March 26th 

so that the Board can make a decision during the April 2nd Planning Board meeting.   

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

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

Kendra reminded the Board that they had given preliminary approval for the subdivision 

application that had been submitted on behalf of H.A. Mapes & Watson/ NH LLC.  She noted that 

they had discussed the site plan for the self-storage facility.  Since then they have submitted a final 

subdivision application.  The cover letter of the application addresses changes to the storage unit 

facility.  No new material has been submitted for the site plan application itself.  She explained 

that this is a separate packet from the subdivision application.  She said there are no preliminary 

and final site plans however there are preliminary and final subdivision plans.   

Kendra clarified that building #1 is the only building that has changed.  The units are now 

going to be used for vehicle storage whereas before they were intended only for regular 

household items etc. The footprint of the building is unchanged however the unit sizes have 

increased.  The drive aisle between buildings one and two has been widened in order to allow for 

adequate circulation of larger vehicles such as trucks with trailers and large RVs.  She summarized 

that that information is what is now included in the application as well as updated vehicular 

circulation templates and elevations and updated photometrics for all three buildings.  She noted 

that they have added 5 guest parking spaces to the parking lot area.   

Kendra explained that the Condo Association documents have been drafted and provided to 

the Board as well as the storage agreement for the storage unit facility which specifically 

addresses what’s allowed/prohibited to be stored within the storage facility. Additionally, they 

have provided a spill response plan.  Owners will be required to keep oil pans underneath their 

vehicles.   

John asked if the storage unit buildings need fire suppression.  Dave replied that he 

contacted the Fire Chief who spoke with the Fire Marshal and there’s no requirement for 

sprinklers in those buildings.   
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Adam noted that the scope of the building has changed from one 8,000 square foot building 

to multiple buildings with increased footage.  Kendra explained that the Department of 

Environmental Protection had recently issued them a permit based on their original submittal 

from October 2025 and which did not include the updates to the projects plan.  She is working 

with DEP on reflecting the changes within the permit order.  She’s not sure if they will require an 

amendment to the permit order or will accept a minor revision and adjust the language 

accordingly.  She said that they recognize that that needs to be resolved in their permitting and 

they will provide the Board with copies of those permits once they’ve been received.   

Gavin referred to Storage Agreement #9 in the application and asked if the language 

pertaining to storage of dangerous, harmful, offensive or noxious goods only applies to the units 

that do not contain vehicles.  Kendra said that all the units could contain vehicles.  She clarified 

that the language relates to flammable items such as oil or gas being stored in containers outside 

of the vehicle itself.  Gavin suggested removing flammable materials from that section of the 

agreement.  He referred to the third paragraph down noting that it says tenants shall immediately 

notify building owner of spills of any kind of hazardous, flammable or dangerous liquids which 

from his viewpoint contradicts where it previously says there are no flammable liquids allowed.  

Kendra wondered if the language was conveying a difference between flammable materials and 

flammable liquids.   

In John’s opinion, a spill kit needs to be made mandatory not optional.  Gavin asked how the 

people who are renting the units will be able to access the spill kit.  He suggested that the location 

of the spill kit(s) be denoted on the plan and added to the storage lease agreement.  Kendra said 

that she feels that’s fair.  Gavin suggested defining the size of the kits and how many they wanted 

onsite and Kendra suggested one spill kit per building.  Kendra and Gavin went back and forth on 

whether or not to remove language concerning flammable materials from the first paragraph of 

the Storage Agreement section #9.  While Gavin thought it contradicted what was written in the 

third paragraph, ultimately it was more important to him to require spill kits.  He said that they 

should estimate how much liquid would be held onsite so that they could figure out the size of the 

kits and how many they’re going to provide.  Kendra suggested that one spill kit per building is 

probably appropriate.  Gavin asked how big the sponges will be and what exactly will be in the kits.  

Kendra replied that they can address that in the updated application.  Gavin asked how many units 

could contain vehicles and Kendra replied that up to 41 could have vehicles in them at any given 

time.   

 John Mapes said he could provide spill kits for the tenant to have access to.  Kendra offered 

to provide the specifications for the kits if the Board would like that information.  Andrew added 

that tenants should know that they are responsible for cleaning up spills and where the spill kits 

will be located.  Andrew asked if the kits would be monitored and re-stocked as needed.  Kendra 

responded that tenants are to notify the property owner of any spills and that’s all they can do to 
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ensure that communication is transpiring.  Kendra said that what Andrew is requesting can be 

added to the bylaws of the condo association documents and inspections can take place on a 

quarterly basis.  The Board returned to the question of whether to remove the language regarding 

flammable materials from the first paragraph of section #9.  The consensus was to keep it as it is.     

 Annarosa reminded the Board of a waiver for a high-intensity soil survey that needs to be 

addressed and a 90 day from completed application that requires a motion.  She added that what 

has been discussed could be conditions of the motion.     

Gavin Maloney – “I’ll make a motion that we grant the waiver for the high intensity soil survey”.  

Adam Brock – “I’ll second that”.  Motion Passed 5-0  

 Gavin asked if there were asking for any waivers in the final plan submission for the 

subdivision.  Kendra replied that she doesn’t believe that they need any other waivers.  Gavin 

noted that they have an Erosion and Sedimentation Control Plan and a Storm Water Management 

Plan. Kendra confirmed that that was so.  Gavin asked if they have a phosphorous impact analysis 

control plan.  Kendra said that they don’t but that they are meeting the phosphorus standards 

with the level of treatment that is being provided with the five under drain soil filters.  Kendra 

explained that they are meeting the phosphorus standards by meeting the general standard under 

DEP rules which require that they treat 95% of impervious areas as well as 80% of developed 

areas.  Gavin asked if they were going to provide a written waiver request for the Phosphorous 

Impact Analysis Control Plan.  Kendra explained that they were not planning on that because, 

based on the treatment that they’ve provided, they’ve addressed the phosphorous standards.  She 

said that they are meeting the phosphorous standard by meeting the DEP’s general standard and 

added that a phosphorous plan is not required in the Loon Pond watershed.  Gavin and Kendra 

went back and forth on whether Loon Pond is technically considered a Great Pond.  Adam read 

from the ordinance in which Loon Pond falls under the classification of a Great Pond.   

 Andrew asked if phosphorus is mentioned in the Stormwater Control Plan.  Kendra repeated 

that they are exceeding the requirements of meeting the phosphorus standards because they are 

meeting the more stringent requirements of the General Standard.  Andrew followed up by asking 

if the Storm Water Mitigation Plan also serves as the Phosphorus Mitigation Plan.  Kendra said yes 

and clarified that phosphorus removal is happening onsite.  Gavin asked to see where it’s written 

that there’s an Impact Analysis Control Plan in the Storm Water Plan.  Kendra answered that they 

don’t have anything labeled as such, but the Storm Water Management Plan itself serves as a 

phosphorus Management Plan.  She explained to the Board in detail how this is so.  Gavin said that 

they should apply with a written waiver and Andrew concurred.  Andrew clarified that they are 

referencing section 7.3 of the Subdivision Regulations referencing submissions for a waiver being 

granted.  Everyone agreed that a reference to the Storm Water Mitigation Plan satisfying the 

requirements of a Phosphorus Mitigation Plan will be put into writing however Kendra explained 
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that since they don’t have to provide phosphorus calculations per the DEP rules, it will not be 

written in the permit order.    

 Annarosa summarized that the first condition will be to submit an updated DEP permit. 

Another condition concerns the location of the spill kits for each storage unit building, a 

description of the three spill kits and it requires that a quarterly inspection of the kits is added to 

the HOA bylaws.  She also noted that it will be put in writing that the DEP standards for 

phosphorus mitigation have been met.   

 John asked if they could establish what the hours of operation would be.  The Board 

discussed what are typical business hours of similar types of businesses.  Kendra asked what the 

need is for a restriction on the hours.  John said that lighting and safety are a concern.  He noted 

that they had originally proposed operating hours of between 7am and 9pm and he questioned 

why they didn’t want to stick with that original proposal.  Kendra feels that those are reasonable 

hours of operation, however she doesn’t want to put a condition of the site plan which doesn’t 

allow them to adjust their hours without coming back before the Board.  Christopher noted that 

this is how they managed setting operating hours at the other two storage facilities in town and 

they’d like to remain consistent with their approach.   

Adam Brock – “I’d like to make a motion.  Based on the application, related documents and 

information provided by the applicant, the written and oral comments of the applicant, 

reviewing officials and members of the public as reflected in the public record, and the findings 

of fact and conclusions of law in the planner memo dated March 16th 2026.  The Planning Board 

finds that the final amended subdivision site plan application permit storage and rental unit 

development does satisfy the applicable standards of the subdivision ordinance and zoning 

ordinance and therefore approves the final amended subdivision and site plan application 

subject to the following conditions: 1) an update of the DEP storm water permit be submitted to 

the Board or to the Land Use Office; 2) the location and size of the three spill kits be denoted on 

the property; 3) the spill kits be inspected quarterly and also be recorded in the bylaws of the 

HOA; 4) the storm water report be updated to indicate that the storm water management 

facilities can adequately treat phosphorus per the Town’s ordinance; 5) that the hours of 

operation be set from 7:00am to 9:00pm ”.  

Andrew Johnson – “Second”. Motion passed 5-0. 

New Business:   

• Fairgrounds Variety. Route 109 & Milton Mills Road. Tax Map 241; Lot 006-001. 

Written Request for a six-month extension of the Site Plan Approval.  
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Dave explained that the applicants 12 months for commencement of the project is coming 
up in April.  He is close to finalizing but he wants to do a six-month extension just to be safe.  
Andrew stated that he will stick to his original position on this and he will be voting against this.   
 
Adam Brock – “I’ll make a motion that we approve a six-month extension for the Fairgrounds 
Variety site permit plan for E&E Holdings. 
 
John Qua – “I’ll second”.  Motion passed 3-2.  
3 in favor (Christopher, Adam and John) – 2 opposed (Andrew and Gavin) 
 
Pending Projects: 
 

• Aaron Wiswell. Lakeside Drive. Tax Map 117; Lot 057-001, 057-002 & 057-003. Application 
for Conditional Use – Earth Moving Activity.  

 
Public Comment: 
 
None 
 
Final Comment: 
 

David let the Board know that for the meeting on the 2nd he has two Greatest Practical 
Extents and a proposed four lot subdivision.  He explained that he told the applicant that he’ll 
need to provide more information regarding additional dimensional requirements and calculations 
and to be prepared to explain it to the Board.  He expressed that he is supportive of the project 
but because the property is partly rural and partly critical rural it makes the zoning of the lots 
complicated.  He then shared that he received a question from Acton Solar to which he replied no 
but that it is truly a question for the Board.  Neighbors who recently purchased a house near 
where the solar arrays are being installed are upset about the project.  They are working with the 
company who is installing the solar arrays to provide different buffering.  Acton Solar is willing to 
work with the neighbors to provide the different buffering however they are now changing the 
vegetation from what was originally noted on the site plan to a type of arborvitae.  Dave said that 
he wouldn’t go ahead and make the change until the Board reviews the modification and they 
decide to allow it.  The consensus of the Board is that they should come before them with this 
request for review.        
 
John Qua – “I’ll make a motion we adjourn.”  
 
Andrew Johnson – “I’ll second that.” Motion Passed 5-0. 


