
Planner’s Review Memo 
____________________________________________________________________________ 

To:​ Monmouth Planning Board 
From:​ ​ Isabelle Lee, Contract Town Planner 
Meeting Date:​ June 11, 2026 
____________________________________________________________________________ 

Agenda Item:​
Petitioner:​
Location:​
Lot area:​
Request:​

#4B 
Red Top Drive, LLC 
19 Moose Run Drive (Tax Map 43 Lot 24) 
12.73 acres 
Planning Board Review – Non-residential development 

Introduction:​  
The applicant is before the Planning Board requesting review of a proposed non-residential 
development at 19 Moose Run Drive to establish an event venue, a 125-space parking lot, and 
associated site improvements (including the construction of 3 cabins/”bunk-houses” totaling 5 
bedrooms in support of the inn and event venue uses as well as mercantile/artist’s gallery space 
on the first floor of the building). For many years, the property was utilized as a 7-room bed and 
breakfast (approved by the Planning Board in 2003); the applicants are proposing to continue 
that use, expand it with the addition of the cabins, and convert the barn space into a 300+ 
person capacity event venue.  

Subject Property: 19 Moose Run Drive 
Tax Map 43 Lot 24 

The change of an existing non-residential building from one type of use to another type of 
non-residential use when the activities would alter existing traffic patterns, would involve the 
sale of goods not normally associated with the previous use, or would employ new materials 
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and/or processes; as well as the establishment of a new parking area exceeding (2,000) square 
feet both trigger the need for Planning Board review under Sec. 6.1.2.2 of the Comprehensive 
Development Ordinance. The applicants have already received building permits from the Town 
to begin the work to rehabilitate the existing inn rooms, and this construction is underway. 
 
The application is subject to the review standards outlined in Section 6.3.2 (referencing relevant 
standards of 6.3.1). 
 
Submission Chronology: 

●​ Application Received: February 27, 2026 
●​ Site Visit: March 31, 2026 
●​ Application Deemed Complete: May 12, 2026 

 
Summary of Review Items: 

●​ Fire Protection: One of the findings that the Planning Board needs to make is: "The 
applicant must submit evidence that proposed fire protection measures are adequate, in 
the form of a written statement from the Monmouth Fire Chief that the proposed 
development will not exceed the capacity of the town fire department to provide 
adequate protection." As of the due date for the publishing of this meeting packet, I had 
not yet received review comments from the Fire Department. I anticipate these to be in 
hand by the time of the Planning Board meeting on June 11th. In addition, both the inn 
space and the event venue have already been reviewed by the state fire marshal’s office 
for compliance with NFPA codes and a summary of the approved permits is included in 
the meeting packet. 

●​ Traffic & Transportation Impacts: The site is accessed via Route 135. Route 135 is 
currently rated C due to road postings in the spring, according to MDOT’s online map 
viewer. However, its congestion score is rated an A, meaning that there is limited to no 
traffic congestion along this road. Available data for this section of Route 135, based on 
traffic counts from approximately 2017-2023, indicates traffic volumes generally ranging 
between approximately 1,000 and 1,700 vehicles per day. 
 
The proposal is anticipated to generate 20-30 vehicle trips per day as a result of the 
lodging use of the main inn and cabins/bunkhouses (both into and out of the site), and 
approximately 260 vehicles trips (130 vehicles in and out of the site) as a result of the 
event use on the specific event days (which, per information submitted by the applicant 
are expected to “be occasional and primarily scheduled on weekends.” Due to the nature 
of the proposed events (weddings, banquets, parties), the majority (60-70% of inbound 
trips) are anticipated to occur in the hour immediately preceding the start of the event 
and the hour immediately after the conclusion of the event (40-60% of outbound trips), 
per the 12th edition of the Institute of Traffic Engineers Trip Generation Manual. Thus, 
the peak hours for this proposed project are different than typical peak hours for 
roadways (which would usually be commuting hours) and are more likely to occur on 
Saturdays from about 1-3 PM.  
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Given this information, the proposed development will not cause unreasonable highway 
or public road congestion or unsafe conditions with respect to the use of the highways or 
public roads. The proposal is not anticipated to significantly lower the existing customer 
service levels on the adjacent roadways, given their already high customer service level. 
 

●​ Noise: Noise levels must be below the residential threshold of 45 dB at neighboring 
property boundaries between the hours of 10PM-7AM and 60 dB between the hours of 
7AM-10PM, in accordance with this section. Applicants, their employees, and any 
vendors are well-advised to familiarize themselves with these requirements and build 
“quiet hours” or noise cutoff times into their contracts with users and vendors as part of 
the event center use. 
 

●​ Stormwater & Phosphorus Management: The existing site is comprised of an existing 
paved driveway and parking area, building(s), woodlands, meadow areas, and lawn 
areas. Pre-development, stormwater runoff is conveyed towards an existing culvert 
located along the road frontage at the southeasterly corner of the property. 
 
New construction will consist of a new roadway, parking areas, the cabin/bunkhouse 
buildings, and some minor expansions to the existing building on the property. The 
proposed development will result in approximately 86,985 s.f. (approximately 2 acres) of 
total impervious areas, or a net increase of 62,234 s.f. (1.43 acres) of new impervious 
area over existing conditions. 
 
Per local requirements (Sec. 6.7.31), stormwater runoff systems must be designed to 
detain or retain water such that the rate of flow from the site after development does not 
exceed the predevelopment rate. To demonstrate compliance with this standard, the 
applicant submitted pre- and post-development analyses of the impact to the inlet to a 
culvert located along Route 135 along the frontage of the property (the primary place 
where existing stormwater drains). 
 
The peak runoff rates are decreased in all storm events at the point of interest as a result 
of the proposed development and will not have an adverse impact on the downstream 
stormwater conveyance systems. This is shown in a table submitted with the revised 
Stormwater Management report (dated 4-24-2026) and in the attached, draft findings of 
fact for your knowledge. 
 
The proposed project is located in the direct watershed of Cobbossee Lake and is 
required to meet the Chapter 500 Phosphorus standard per the requirements of this 
section. The allowable phosphorus allocation for the Cobbossee watershed in the Town 
of Monmouth is 0.043 lb/acre/yr, as specified in the MDEP Phosphorus Control Method, 
Appendix C (updated November 2017). To accomplish this, the project is required to 
implement design choices or Best Management Practices (BMPs) to minimize the 
phosphorus discharged towards the Cobbossee Watershed. Proposed BMPs for this site 
include roof dripline filters for the treatment of stormwater runoff from the proposed cabin 
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buildings, and multiple grassed underdrained soil filters dispersed throughout the site. 
The inclusion of the proposed BMPs will result in a 61.98% reduction of phosphorus from 
the overall site, however, the post-development phosphorus export is still above the 
allowable phosphorus allocation outlined above (0.92 lb/acre/year over the allowable 
0.043 lb/acre/yr). To compensate for the additional phosphorus that is being discharged 
from the project over allowable allocation, the applicant is proposing to pay a 
compensation fee to the Cobbossee Watershed District in accordance with the “Lake 
Stormwater Phosphorus Compensation Fee Program” of the State of Maine. Note: As of 
the packet posting date of June 2nd, I have not yet received a review letter from the 
Cobbossee Watershed District. If this is not yet received by the date of the Planning 
Board meeting, the Planning Board may wish to adopt an additional Condition of 
Approval requiring the CWD to sign off prior to the start of any earth removal or grading. 
 
As the project will result in more than one acre of disturbed area, it will require a 
Stormwater Management Permit from the Maine Department of Environmental 
Protection (MDEP). Suggested Condition #5 requires that the Stormwater Management 
Permit is approved and submitted to the Town Planner for documentation prior to the 
start of any construction or site work on the property. 
 

Staff Recommendation: Based on review of the application and all information in the record in 
relation to the reviewing standards found in Section 6.3.2 (referencing relevant standards of 
6.3.1), staff recommends approval of this request, with the suggested conditions of approval 
noted below. 
 
If the Planning Board is in agreement with staff’s recommendation, a suggested motion is: “I 
move to approve the application of Red Top Drive, LLC to (1) continue the existing inn 
use; (2) construct cabins totalling 5 bedrooms expanding the inn use; and (3) establish 
an event venue, a 125-space parking lot, and associated site improvements at 19 Moose 
Run Drive (Tax Map 43 Lot 24), per the Findings of Fact and Conditions of Approval dated 
June 11, 2026.” 
 
Conditions of Approval 

1.​ This approval is limited to the plans contained in the application and supporting 
documents submitted by the permittee and as approved by the Planning Board. All 
development must be as applied for and approved. Any deviations from the plans 
contained in these documents must be reviewed and approved. 

2.​ The applicant is required to obtain a Building Permit from the Town’s Code Enforcement 
Officer prior to the start of any construction on the property. 

3.​ Erosion control measures must be installed and maintained during construction meeting 
the specifications contained in the Maine Department of Environmental Protection’s 
Erosion and Sediment Control Best Management Practices Manual (October 2016 or 
most revised edition at the time of construction). 

4.​ Permittees shall secure and comply with all applicable federal, state, and local licenses, 
permits, authorizations, conditions, agreements, and orders, prior to and during 
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construction and operation, and permittees shall submit to the Code Enforcement Officer 
all permits and information demonstrating that all conditions of this approval have been 
complied with. All preconstruction terms and conditions must be met before construction 
begins. 

5.​ The written finding of facts, conditions of approval, and notice of decision must be 
recorded in the Kennebec County Registry of Deeds. The Town Planner must be 
provided with copies showing the book, page, file numbers, and the date of such 
recording. 

6.​ Unless amended or revoked, this approval shall be permanent and shall "run with the 
land," provided all standard and site-specified conditions of approval are met. In the 
event the permittee should sell or lease the property subject to this approval, the buyer 
or lessee shall assume all rights and obligations granted by the approval and shall be 
responsible for complying with all conditions of the approval. 

7.​ During construction, the applicant shall coordinate with the Police Department to post 
construction warning signs along the roadways leading to the project site. 
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 FINDINGS OF FACT, CONCLUSIONS OF LAW & CONDITIONS OF APPROVAL 
RED TOP DRIVE, LLC 

DEVELOPMENT APPLICATION FOR NON-RESIDENTIAL DEVELOPMENT 
19 MOOSE RUN DRIVE (TAX MAP 43 LOT 24) 

 
Pursuant to Section 6.3.2 (referencing relevant standards of 6.3.1), the Monmouth Planning 
Board has considered the development application for review of a proposed non-residential 
development at 19 Moose Run Drive (Tax Map 43 Lot 24) to establish a 300+ person capacity 
event venue, 125 space parking lot, and associated site improvements, and, based on all evidence 
presented by the applicant, reviewing agencies, and town departments, makes the following 
findings and conclusions of law. 
 
Findings of Fact: 

1.​ The owner of the property is Red Top Drive, LLC. 
2.​ The subject property is located at 19 Moose Run Drive (Tax Map 43 Lot 24) and 

containing approximately 12.73 acres. 
3.​ The applicant is Red Top Drive, LLC, who has established right, title, or interest in the 

subject property by providing for the record a copy of a warranty deed as recorded in the 
Kennebec County Registry of Deeds, Book 14537 Page 194. 

4.​ The applicant proposes to establish an event venue, a 125-space parking lot, and 
associated site improvements. For many years, the property was utilized as a 7-room bed 
and breakfast (approved by the Monmouth Planning Board in 2003); the applicants are 
proposing to renovate the main building as a 7-room inn, as well as to convert the barn 
space into a 300+ capacity event venue. The change of an existing non-residential 
building from one type of use to another type of non-residential use when the activities 
would alter existing traffic patterns, would involve the sale of goods not normally 
associated with the previous use, or would employ new materials and/or processes; as 
well as the establishment of a new parking area exceeding (2,000) square feet both trigger 
the need for Planning Board review under Sec. 6.1.2.2 of the Comprehensive 
Development Ordinance. 

5.​ Detailed drawings have been provided within the application materials illustrating the 
proposed construction. 

6.​ The application was determined to be complete on May 12, 2026. 
7.​ A duly-noticed public hearing was held on June 11, 2026. Notice was mailed via certified 

mail to all abutting property owners within 500’ of the subject property and was 
published in the Kennebec Journal on June 3, 2026, and June 9, 2026, in accordance with 
ordinance requirements. 

8.​ A site visit was held on March 31, 2026, and all voting Board members visited the site. 
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Conclusions of Law: 
With respect to the considerations outlined in Section 6.3.2 (referencing relevant standards of 
6.3.1), the following conclusions of law are made: 
 

1.​ 6.3.2: The non-residential development project has demonstrated compliance with the 
review criteria listed in Section 6.3.1 (except for Section 6.3.1.Q: Lot Design, which is 
noted in this section as being not applicable). This is further described in the items below 
which reference the applicable review standards. In addition, the project has met the 
requirements of Section 6.3.2.A through 6.3.2.C, also as referenced and further explained 
below. 

a.​ 6.3.1.A: Compliance with Local Ordinances: The proposed project is in 
compliance with all relevant and applicable ordinances of the Town of 
Monmouth, as further described in each of the items below. The proposed 
development is located within the rural area as established by the Town’s adopted 
Comprehensive Plan, which anticipated some level of private investment in the 
rural area consistent with the rural function and character of the land. As this 
project involves the rehabilitation of an existing barn and the continuation of 
already established uses at the site, this project is consistent with the land use 
vision for this area. 
 

b.​ 6.3.1.B, 6.7.5, and 6.7.6: Air & Water Quality: In terms of air quality, the solar 
array will not produce emissions of any particulate matter, gases, or chemicals 
that could cause damage to human or animal health, vegetation, or property. There 
are no significant odors anticipated or potential odor sources identified for the 
proposed event venue. As such, the project will not result in undue air pollution 
either on- or off-site. 
 
The site is not located within the FEMA flood hazard area. Therefore, standards 
related to flooding are not applicable. 
 
There is a wetland complex that runs from the eastern edge of the site through to 
the center. At some point, it had been dammed up by a stone wall (which appears 
very old). 3,127 sq. ft. of wetland fill is proposed to accommodate a secondary 
egress roadway from the site. A Natural Resource Protection Act (NRPA) Permit 
will be required for the proposed wetland impacts and a compensation fee will be 
required to be paid to MDEP. Condition #4 requires that the NRPA Permit is 
approved and submitted to the Town Planner for documentation prior to the start 
of any construction or site work on the property. 
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The project will result in greater than one acre of disturbed area and thus will 
require a Stormwater Management Permit from the Maine Department of 
Environmental Protection, subject to treatment of runoff to meet the Phosphorous 
Standards. Condition #5 requires that the Stormwater Management Permit is 
approved and submitted to the Town Planner for documentation prior to the start 
of any construction or site work on the property. 
 
Given the above and the adoption of the referenced conditions of approval, the 
project will not result in undue water pollution either on- or off-site.  

 
c.​ 6.3.1.C and 6.3.1.D: Water Availability & Supply: The proposed development 

intends to utilize the existing on-site well. The property will include a total of 12 
guest rooms, consisting of 7 rooms in the main inn and 3 cabins consisting of a 
total of 5 rooms. Assuming an average of two guests per room, the estimated 
maximum occupancy is 24 guests. Using a standard estimate of 75-100 gallons 
per guest per day, including typical use such as bathrooms, laundry, and light 
breakfast service, the projected daily water demand is approximately 1,800 to 
2,400 gallons per day. At an estimated yield of approximately 10 GPM 
(approximately 14,400 gallons per day), the available water supply is expected to 
be more than sufficient to meet the projected demand. 

 
d.​ 6.3.1.E: Groundwater: The project will not locate, store, discharge, or permit the 

discharge of any treated, untreated, or inadequately treated liquid, gaseous, or 
solid materials of such nature, quantity, obnoxiousness, toxicity, or temperature 
that may run off, seep, percolate, or wash into surface or groundwater so as to 
contaminate, pollute, or harm such waters or cause nuisances, in the form of 
debris, oil or scum, color, odor, taste, or unsightliness or be harmful to human, 
animal, plant, or aquatic life. Erosion and sediment control measures to be in 
place during construction have been shown on the submitted topographic site 
plan. Measures are described further in item i, below. 
 

e.​ 6.3.1.F: Surface Water: The project site is located wholly within the watershed of 
Cobbossee Lake but is not within any shoreland zoning areas. To protect water 
quality, the applicants are meeting erosion control standards (outlined in item i, 
below), stormwater management standards and phosphorus control standards  
(outlined in item j, below). Given that these standards have been met, the 
application will not adversely affect the quality of surface waters. 
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f.​ 6.3.1.G: Freshwater Wetlands: All freshwater wetlands as delineated by King’s 
Arrow Company in August 2025 have been identified on the submitted planset. 
Therefore, this standard has been met. 
 

g.​ 6.3.1.H: Rivers, Streams & Brooks: There are no rivers, streams, or brooks 
running through the subject property. Therefore, this standard is not applicable. 

 
h.​ 6.3.1.I and 6.7.7: Floodplains: The site is not located within the FEMA flood 

hazard area. Therefore, standards related to flooding are not applicable, and 
further review against the Town’s Floodplain Management Ordinance is not 
required. 
 

i.​ 6.3.1.J and 6.7.2: Soil Erosion/Erosion Control: An erosion and sedimentation 
control plan has been submitted on the topographic site plan within the planset. 
The erosion and sedimentation control plan includes best management practices 
(BMPs) as outlined in the Maine Erosion and Sediment Control Best Management 
Practices (BMPs) Manual for Designers and Engineers, dated October 2016 (the 
most recent revision at the time of review). BMPs proposed during construction 
include silt fencing in areas to be regraded in close proximity to wetlands, 
stabilized construction entrances, and erosion control mats in the proposed 
parking areas. Permanent erosion control BMPs include erosion control blankets 
on disturbed slopes and vegetative stabilization, per conversations with the 
applicant’s representative. 
 

j.​ 6.3.1.K, 6.3.1.R, and 6.7.3: Stormwater & Phosphorus: The existing site is 
comprised of an existing paved driveway and parking area, building(s), 
woodlands, meadow areas, and lawn areas. Pre-development, stormwater runoff is 
conveyed towards an existing culvert located along the road frontage at the 
southeasterly corner of the property. 
 
New construction will consist of a new roadway, parking areas, the cabin 
buildings, and some minor expansions to the existing building on the property. 
The proposed development will result in approximately 86,985 s.f. 
(approximately 2 acres) of total impervious areas, or a net increase of 62,234 s.f. 
(1.43 acres) of new impervious area over existing conditions. 
 
Per local requirements (Sec. 6.7.31), stormwater runoff systems must be designed 
to detain or retain water such that the rate of flow from the site after development 
does not exceed the predevelopment rate. To demonstrate compliance with this 
standard, the applicant submitted pre- and post-development analyses of the 
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impact to the inlet to a culvert located along Route 135 along the frontage of the 
property (the primary place where existing stormwater drains). 

 
As shown in the table, the peak runoff rates are decreased in all storm events at 
the point of interest as a result of the proposed development and will not have an 
adverse impact on the downstream stormwater conveyance systems. 
 
The proposed project is located in the direct watershed of Cobbossee Lake and is 
required to meet the Chapter 500 Phosphorus standard per the requirements of this 
section. The allowable phosphorus allocation for the Cobbossee watershed in the 
Town of Monmouth is 0.043 lb/acre/yr, as specified in the MDEP Phosphorus 
Control Method, Appendix C (updated November 2017). To accomplish this, the 
project is required to implement design choices or Best Management Practices 
(BMPs) to minimize the phosphorus discharged towards the Cobbossee 
Watershed. Proposed BMPs for this site include roof dripline filters for the 
treatment of stormwater runoff from the proposed cabin buildings, and multiple 
grassed underdrained soil filters dispersed throughout the site. The inclusion of 
the proposed BMPs will result in a 61.98% reduction of phosphorus from the 
overall site, however, the post-development phosphorus export is still above the 
allowable phosphorus allocation outlined above (0.92 lb/acre/year over the 
allowable 0.043 lb/acre/yr). To compensate for the additional phosphorus that is 
being discharged from the project over allowable allocation, the applicant is 
proposing to pay a compensation fee to the Cobbossee Watershed District in 
accordance with the “Lake Stormwater Phosphorus Compensation Fee Program” 
of the State of Maine. 
 
As the project will result in more than one acre of disturbed area, it will require a 
Stormwater Management Permit from the Maine Department of Environmental 
Protection (MDEP). Condition #5 requires that the Stormwater Management 
Permit is approved and submitted to the Town Planner for documentation prior to 
the start of any construction or site work on the property. 
 

k.​ 6.3.1.L and 6.3.2.C: Traffic Conditions/Transportation Impacts: The site is 
accessed via Route 135. Route 135 is currently rated C due to road postings in the 
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spring, according to MDOT’s online map viewer. However, its congestion score is 
rated an A, meaning that there is limited to no traffic congestion along this road. 
Available data for this section of Route 135, based on traffic counts from 
approximately 2017-2023, indicates traffic volumes generally ranging between 
approximately 1,000 and 1,700 vehicles per day. 
 
The proposal is anticipated to generate 20-30 vehicle trips per day as a result of 
the lodging use of the main inn and cabins/bunkhouses (both into and out of the 
site), and approximately 260 vehicles trips (130 vehicles in and out of the site) as 
a result of the event use on the specific event days (which, per information 
submitted by the applicant are expected to “be occasional and primarily scheduled 
on weekends.” Due to the nature of the proposed events (weddings, banquets, 
parties), the majority (60-70% of inbound trips) are anticipated to occur in the 
hour immediately preceding the start of the event and the hour immediately after 
the conclusion of the event (40-60% of outbound trips), per the 12th edition of the 
Institute of Traffic Engineers Trip Generation Manual. Thus, the peak hours for 
this proposed project are different than typical peak hours for roadways (which 
would usually be commuting hours) and are more likely to occur on Saturdays 
from about 1-3 PM.  
 
Given this information, the proposed development will not cause unreasonable 
highway or public road congestion or unsafe conditions with respect to the use of 
the highways or public roads. The proposal is not anticipated to significantly 
lower the existing customer service levels on the adjacent roadways, given their 
already high customer service level. 
 

l.​ 6.3.1.M, 6.3.1.N, 6.7.10: Sewage and Solid Waste Disposal: The applicant 
intends to contract with a private hauler for the disposal of solid waste once the 
project is in operation. A 20’x10’ fenced-in concrete dumpster pad is shown on 
the submitted site plan. During construction, all construction and demolition 
debris will be disposed of off‐site by a commercial hauler contracted by the 
construction company performing the work. Given all of the above, the solid 
waste standard has been met (there will be no impact to municipal solid waste 
disposal). 

 
m.​ 6.3.1.O and 6.7.4: Aesthetic, Cultural & Natural Values, Preservation of 

Critical Natural and Cultural Resources: The development area is not located on 
the shoreline and will not obstruct any public access to a shoreline, nor is it 
located within any inland waterfowl or wading bird habitat, deering wintering 
areas, nor any endangered, threatened, or special concern wildlife habitat areas 
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(all from publicly available mapping through Beginning With Habitat and/or the 
Maine Natural Areas Program). 
 
No sites listed on the National Register of Historic Places were identified in the 
project area. The project is not located on a hilltop or ridgetop area nor within any 
scenic views as identified in the 2007 Comprehensive Plan. 
 

n.​ 6.3.1.P: Financial and Technical Capacity: The applicant has retained qualified 
professionals to assist in the preparation of the application and accompanying 
plans. They have submitted letter from Kennebec Savings Bank, dated March 5, 
2026, stating that the applicant and his “related entities” have the financial 
capacity to complete the proposed improvements. 
 

o.​ 6.3.1.S: Impact on Adjoining Municipality: As the proposed project does not 
cross municipal boundaries, this standard is not applicable. 
 

p.​ 6.3.2.A and 6.7.16: Exterior Fixtures and Signs: A sign for the project is 
proposed near the entrance to Moose Run Drive. However, this will not be an 
internally illuminated sign or electronic message sign, per conversations with the 
applicant. Therefore, performance standards related to signage have been met. 
 

q.​ 6.3.2.B and 6.7.15: Vegetation & Landscape Integration: The subject property is 
a slight hill; stormwater runs to the eastern edge of the property into a ditched 
area along the roadway. Grading as part of this development is limited to the 
proposed access roads and parking areas, as well as for stormwater management 
purposes. A 50’ vegetated/wooded buffer area is being maintained as a visual 
buffer between all new parking areas proposed. Condition #6 requires that 
dripline fencing, staking, or other markers are installed along the edge of all trees 
designated for protection on the submitted plan. 
 

r.​ 6.7.1: Lot Design: A subdivision of land into separate lots is not proposed with 
this application. Therefore, this standard is not applicable. 
 

s.​ 6.7.8: Public Safety: Both the inn and the event venue have been reviewed by the 
State Fire Marshal’s Office for compliance with NFPA codes. 
 

t.​ 6.7.9: Homeowners Associations: This project will not establish common 
ownership of any property. The subject parcels are not a part of an existing 
Homeowners Association. Therefore, this standard is not applicable. 
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u.​ 6.7.11: Handling and Storage of Toxic or Hazardous Materials: Flammable, 
toxic, and hazardous materials will not be stored on-site. Therefore, this standard 
is not applicable. 
 

v.​ 6.7.12: Street Improvements: New lots and new public roads are not being 
created with this application. Therefore, this standard is not applicable. 
 

w.​ 6.7.13 and 6.7.14: Access to the Development, Internal Circulation, and 
Parking: The development has been designed to be accessed from the existing 
driveway, off of Route 135. An additional exit has been proposed back out onto 
Route 135. This exit will need to be reviewed by MaineDOT as it is a new exit 
onto a state road. At the time of review, site distances will be evaluated to ensure 
a safe exit. Traffic impacts are described in item k, above. Under Section 6.7.14.3, 
off-street parking is required for the inn/bed and breakfast use at a rate of 1 space 
per room rental (7) and 1 space for each employee. For the “place of public 
assembly” (event center) use, one space for every three seats is the requirement. 
The applicant has indicated that the events will be maxed out at 300 occupants 
(requiring 100 parking spaces) Per the traffic report submitted, a total of 125 
parking spaces are proposed on-site, sufficient to meet local requirements. 
 

x.​ 6.7.17: Outdoor Lighting: Outdoor lighting is proposed within the new parking 
areas. A site lighting layout plan has been submitted showing the proposed 
location of fixtures and the fixture type. Fixtures are hooded and are facing 
downward, consistent with this section. The site lighting plan shows that there 
will be no light spill or glare on adjacent properties, and this is assisted through 
the requirement to maintain the 50’ vegetative buffer between properties.  
 

y.​ 6.7.18: Noise: Noise levels must be below the residential threshold of 45 dB at 
neighboring property boundaries between the hours of 10PM-7AM and 60 dB 
between the hours of 7AM-10PM, in accordance with this section. Applicants, 
their employees, and any vendors are well-advised to familiarize themselves with 
these requirements and build “quiet hours” or noise cutoff times into their 
contracts with users and vendors as part of the event center use. 

 
Pursuant to the findings of fact and conclusions of law outlined above, the application is hereby 
approved [vote of Planning Board (should match meeting minutes)], subject to the conditions 
of approval outlined below: 
 

1.​ This approval is limited to the plans contained in the application and supporting 
documents submitted by the permittee and as approved by the Planning Board. All 
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development must be as applied for and approved. Any deviations from the plans 
contained in these documents must be reviewed and approved. 

2.​ The applicant is required to obtain a Building Permit from the Town’s Code Enforcement 
Officer prior to the start of any construction on the property. 

3.​ Erosion control measures must be installed and maintained during construction meeting 
the specifications contained in the Maine Department of Environmental Protection’s 
Erosion and Sediment Control Best Management Practices Manual (October 2016 or 
most revised edition at the time of construction). 

4.​ Permittees shall secure and comply with all applicable federal, state, and local licenses, 
permits, authorizations, conditions, agreements, and orders, prior to and during 
construction and operation, and permittees shall submit to the Code Enforcement Officer 
all permits and information demonstrating that all conditions of this approval have been 
complied with. All preconstruction terms and conditions must be met before construction 
begins. 

5.​ The written finding of facts, conditions of approval, and notice of decision must be 
recorded in the Kennebec County Registry of Deeds Registry of Deeds. The Town 
Planner must be provided with copies showing the book, page, file numbers, and the date 
of such recording. 

6.​ Unless amended or revoked, this approval shall be permanent and shall "run with the 
land," provided all standard and site-specified conditions of approval are met. In the 
event the permittee should sell or lease the property subject to this approval, the buyer or 
lessee shall assume all rights and obligations granted by the approval and shall be 
responsible for complying with all conditions of the approval. 

7.​ During construction, the applicant shall coordinate with the Police Department to post 
construction warning signs along the roadways leading to the project site. 
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Planning Office 

May 12, 2026 
 
Red Top Drive, LLC 
PO Box 65 
Manchester, ME 04351 
Via email to: office@mainecabinmasters.com  
 
RE:​ ​ Application for Non-residential Development at 19 Moose Run Drive 
 
Dear Applicant, 
 
This letter provides the Town of Monmouth’s determination that the application for a proposed 
non-residential development to establish a 300+ capacity event venue, 125-space parking lot, 
and associated site improvements at 19 Moose Run Drive (Tax Map 43 Lot 24), is complete for 
filing in accordance with Sections 6.3 and 6.7 of the Monmouth Comprehensive Development 
Ordinance. 

Thank you for the revised and supplemental application materials submitted on May 11, 2026. The 
project has been scheduled for a public hearing and review by the Planning Board during their 
meeting on June 11, 2026 at 7PM. We will forward an agenda for this meeting once available. 

Sincerely, 

 
Isabelle Lee 
Town Planner 
Town of Monmouth 
ioechslie@monmouthmaine.gov  

1 
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COMPLETENESS ITEMS 
This section includes required completeness items. The items outlined below identify revisions 
or materials that must be addressed to bring the application to completeness and to allow the 
Planning Board to determine compliance with the relevant review standards. An application 
cannot be processed further until all completeness items are addressed by the applicant. 
 

1.​ Sufficient Water Capacity: Section 6.3.1.C requires the Planning Board to make a 
positive finding that “The proposed development has sufficient quantity and quality of 
water available for the reasonably foreseeable needs of the project, including, but not 
limited to, potable water and fire control water.” I see from your application that you’re 
proposing to utilize the existing well on-site. What is the certified yield (gallons per 
minute) of the existing well? What is the projected daily water demand from the new 
use(s) on site? 
Applicant’s Response: The property will include a total of 12 guest rooms, consisting of 7 
rooms in the main house and 3 cabins consisting of a total of 5 rooms. Assuming an 
average of two guests per room, the estimated maximum occupancy is 24 guests. Using a 
standard estimate of 75-100 gallons per guest per day, including typical use such as 
bathrooms, laundry, and light breakfast service, the projected daily water demand is 
approximately 1,800 to 2,400 gallons per day. At an estimated yield of approximately 10 
GPM (approximately 14,400 gallons per day), the available water supply is expected to be 
more than sufficient to meet the projected demand. 

2.​ Financial Capacity: Section 6.3.1.P requires the Planning Board to make a positive 
finding regarding the applicant’s financial capacity to complete the project as proposed. 
Examples of evidence of financial capacity that could be submitted include: certified 
financial statements, loan commitments; a bank letter on letterhead verifying available 
funds to complete the project; letters from investors who have committed to financing 
the project; evidence of grant funding (if applicable). 
Applicant’s Response: Please see attached letter from Kennebec Savings Bank verifying 
financial capacity to complete the project. 

3.​ Stormwater Narrative & Calculations: As we discussed over the phone, the calculations 
regarding the stormwater wet ponds proposed outlining how they were sized are 
missing. A narrative explanation to accompany the calculations describing 
pre-development flow conditions, calculations for total developed area and total 
impervious area proposed, and an explanation of the wet ponds would be helpful 
information to supplement the application. 
Applicant’s Response: Please see attached information from Sitelines, PA.  

4.​ Traffic Information: Section 6.3.1.L requires the Planning Board to make a positive 
finding that “The proposed development will not cause unreasonable highway or public 
road congestion or unsafe conditions with respect to use of the highways or public 
roads existing or proposed.” To this end, information that includes the expected volume 
and type of traffic resulting from the proposed development and site distance analyses 
at each entrance/exit to the development and at each internal intersection are required 
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to be submitted. Trip generation rates used shall be taken from the most recent edition 
of the Trip Generation Manual, published by the Institute of Transportation Engineers.  
Applicant’s Response: Please see attached Traffic Impact Statement. 

5.​ Outdoor lighting: Is there any outdoor lighting proposed with this application? If so, we 
will require cutsheets for the lighting fixtures as well as a photometric plan for any 
ground-mounted light fixtures (e.g. if you’re doing fixtures to illuminate the parking 
areas). 
Applicant’s Response: Please see attached Site Lighting Layout plan. 

 
 
ADVISORY COMMENTS 
Advisory comments are not items that determine the completeness of an application; however, 
they may be required for building, fire, or other permits that would be necessary after receiving 
Subdivision approval from the Planning Board. They are also intended to highlight revisions or 
supplemental materials that could help clarify, improve, or support the application and/or 
answer questions that will likely be asked of the applicant. 
 

1.​ Wetland: Who did the wetland delineation for the site? It would be helpful to have a copy 
of the wetland delineation to understand how boundaries were defined, etc. 
Applicant’s Response: We are providing the natural resource report from King’s Arrow 
Company dated August 2025 in response to this question/comment. 
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Project Narrative – 19 Moose Run Drive, Monmouth, Maine 

This application and the accompanying materials are submitted for the property located at 
19 Moose Run Drive in Monmouth, Maine. 

The project includes the renovation of existing structures, the construction of three 
additional guest cabins, and the future conversion of the existing horse barn into an event 
space. Red Top Drive, LLC purchased the approximately 12-acre historic property, formerly 
operated as the Rise & Shine Bed and Breakfast, and plans to reopen it as Waters Run Bed 
and Breakfast. 

Upon completion of the initial phase, the main inn will offer seven (7) guest rooms. An 
additional five (5) guest rooms will be located within three newly constructed guest cabins, 
bringing the total to twelve (12) guest rooms with a maximum overnight occupancy of 
twenty-four (24) guests. 

A new kitchen will be installed within the main building and will include a code-compliant 
hood system, fire suppression system, and fire alarm integration. 

As part of a future phase, the attached historic 30-stall horse barn is proposed to be 
converted into an event space with a maximum capacity of approximately 300 occupants. 
The barn will include two large open areas that may function independently or as a 
combined space. Planned upgrades include new electrical, HVAC, plumbing, fire alarm, and 
sprinkler systems in accordance with applicable codes. 

Site improvements include the construction of approximately 125 additional parking 
spaces, internal circulation improvements, and a proposed exit onto Route 135. These 
elements are being designed and permitted in coordination with SJR Engineering and 
Sitelines Engineering and will proceed in accordance with applicable local and state 
permitting requirements, including review by the Maine Department of Environmental 
Protection (MDEP) and other agencies. 

The Maine State Fire Marshal’s Office has reviewed and approved the architectural plans for 
the current renovation work (Construction Permit No. 31980, issued March 20, 2026), and 
construction has proceeded in accordance with those approvals. 

The project is being phased as follows: 

• Phase 1: Renovation of the existing inn, construction of the three guest cabins, 
installation of the kitchen, and opening of the bed and breakfast operations. 

• Phase 2: Conversion of the barn to event space. 

Certain elements of the project will require additional local and state approvals. It is our 
intent to open the bed and breakfast, including the cabins, for the 2026 summer season. The 
event space and associated site improvements, including expanded parking, will be 
completed as permitting progresses, with a target completion of Spring 2027. 



 
150 State St.  |  Augusta, Maine 04332  |  Telephone:  (207) 622-5801 

Mailing Address: P.O. Box 50, Augusta, Maine 04332 
 

www.KennebecSavings.Bank 
Member FDIC 

 
March 5, 2026 
 
Town of Monmouth 
Attn: Planning Board 
859 Main Street 
Monmouth, ME  04259 
 
Re: Renovation project located at 19 Moose Run Drive, Monmouth, Maine  
 
Dear Planning Board Members, 
 
Please be advised that Chase & Sarah Morrill and related entities have the financial capacity to 
complete the proposed improvements to property located at 19 Moose Run Drive in Monmouth, 
Maine. 
 
This letter does not constitute an offer, agreement, or commitment to lend.  The terms and 
conditions upon which Kennebec Savings Bank may extend credit are subject to a satisfactory 
review and completion of necessary documentation, due diligence and any other such terms and 
conditions as are determined necessary by the Bank and its counsel. 
 
Please let me know if you have any questions. 
 
Sincerely, 
 
 
 
Brent L. Hall 
Vice President and Commercial Banking Officer 
 



Water Supply Capacity Statement 
19 Moose Run Drive – Monmouth, Maine 

 

The proposed bed and breakfast will utilize the existing on-site well. 
 
Due to the age of the system, original well certification and yield documentation are not 
available. Based on discussions with the previous owner and Rolfe’s Well Drilling, the 
well is believed to produce approximately 10 gallons per minute (GPM) based on 
available information. 
 
The property will include a total of 12 guest rooms, consisting of 7 rooms in the main 
house and 3 cabins consisting of a total of 5 rooms. Assuming an average of two guests 
per room, the estimated maximum occupancy is 24 guests. Using a standard estimate of 
75–100 gallons per guest per day, including typical use such as bathrooms, laundry, and 
light breakfast service, the projected daily water demand is approximately 1,800 to 2,400 
gallons per day. 
 
At an estimated yield of approximately 10 GPM (approximately 14,400 gallons per day), 
the available water supply is expected to be more than sufficient to meet the projected 
demand. The property has historically operated as a bed and breakfast without any known 
issues related to water supply. 

There is adequate space on the property to install an additional well if needed. 



Morrill Property – Moose Run Drive 

King’s Arrow Company, LLC 

190 South Road 

Fayette, ME 04349 

www.kingsarrowco.com 

207-215-1775 

 

NATURAL RESOURCE MAPPING 

Morrill Moose Run Drive Property 

Located in Monmouth 

August 2025 

Purpose of Investigation 

Natural resource mapping was performed by King’s Arrow Company to assist in determining future land 

use potential of the subject parcel.  The proposed 12 acre subject parcel is located on Moose Run Drive 

off of Rt. 135 South in Monmouth, Maine.  Wetland delineation, stream identification and cursory vernal 

pool screening were included in this mapping process. 

Methods of Investigation 

In August 2025 natural resource mapping was performed for this project site.  Wetlands were 

identified/delineated in accordance with the 1987 Federal Manual for Identifying and Delineating 

Jurisdictional Wetlands and the 2012 Regional Supplement to The Corps of Engineers Wetland 

Delineation Manual:  Northcentral and Northeast Region.  Stream delineation was conducted in 

accordance with the DEP identification and delineation methods associated with the Natural Resource 

Protection Act.  Vernal Pools were included in the delineation, any found will be considered potential 

until observations can be made during recommended observation periods.  Joseph F. Stevenson, L.P.F, 

L.S.E marked wetland boundaries with flagging at an average interval of 35 feet and the alpha numeric 

flags were located with a sub-meter handheld Geode GPS unit.  All the wetlands identified contain the 

three required elements of a wetland: hydric soils, hydrophytic vegetation and hydrologic connection. 

Results of Investigation 

The project site is located adjacent to Rt. 135 South and Moose Run Drive in Monmouth, Maine.  The 12 

acre parcel is new to Mr. Morrill and is being considered for a commercial hospitality facility.  Based on 

proximity to major travel corridors and urban areas, this parcel is ideal for the proposed use.  The parcel is 

comprised of an upland area transected by a forested wetland complex on the north and east side.  A small 

minor stream traverses the eastern boundary line.  The land exhibits evidence of agriculture abandonment 

through old stone walls, drainage ditches, stone wetland crossings, and barbed wire fencing.   

The terrain is gently sloping toward the wetlands, as the uplands form individual elevated areas.  The 

property appears to be sited on a Marine/Lacustrine till deposit area comprised of fine silty loam 

overlaying hardpan soils/ bedrock with several possible inclusions of glacial till in the upland areas.   

Vegetation within the project site is comprised of early successional forest species commonly found on 

abandoned agricultural land – White pine with Weevil damage in the crowns as well as trees with heavy 
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Morrill Property – Moose Run Drive 

branches extending to the base of the tree.  The wetlands are formed into a single general type and 

associated vegetation by type; 

 Palustrine Forested (PFO-1d) – tree species include Red maple, White pine, Balsam fir, Red oak 

and Grey birch. 

The upland soils are comprised of fine sandy loam/ fine silty loam overlaying a firm restrictive layer.  The 

wetland soils are comprised of loamy silts overlaying firm layers.  The soils in the upland areas are 

acceptable for subsurface wastewater disposal in most places. 

A small isolated depression associated with a wetland on the northeastern end of the property was 

identified as an altered seasonal depression.  This depression was ditched during the time this facility was 

an active farm, likely in the early 1900’s.  This feature therefore will not meet the criteria identified by the 

Maine Department of Inland Fisheries and Wildlife (central region) to determine if the feature meets 

criteria for significance under the rules due to the past alteration.   

A small un-named stream was identified as meeting the NRPA standard definition.  This un-named 

stream flows into the abutting property to the North. This brook flows into Cobbosee Lake after 

traversing the neighboring property.  The forested wetland associated with this brook meets the criteria 

for Wetland of Special Significance (WOSS) within the stream buffer.  

Wildlife using the parcel include White-tailed deer, turkey, small predators including foxes and coyote.  

Bird species include crows, birds of prey, and a broad spectrum of song birds.  No critical or endangered 

species were observed during field work.  The Maine Natural Area’s website shows no critical or 

endangered habitat. 

Conclusions 

Jurisdictional wetlands were found on the subject parcel, including a small segment of WOSS. A small 

NRPA stream was observed adjacent to the wetland, but it quickly traverses off the property. No vernal 

pools were identified.  No critical wildlife species were observed during field reconnaissance.  

Respectfully, 

King’s Arrow Company, LLC 

 

 

Joseph F. Stevenson, L.P.F, L.S.E 
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SITE PHOTOS 

 

Photo 1: Typical upland area. 

 

Photo 2: Example of wetland/upland line. 

 

 

 



Morrill Property – Moose Run Drive 

 

Photo 3:  Agricultural drainage from the seasonal depression/wetland. 

 

Photo 4: Altered seasonal depression/wetland. 
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Photo 5:  Typical wetland area. 
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1 of 1

Schedule

Symbol Label Image QTY Manufacturer Catalog Number Description Lamp
Lumens

per Lamp
LLF Wattage Polar Plot

S3

6 Acuity Brands DSX0 LED P2 30K 80CRI

T3M MVOLT SPA DBLXD

with SSS 16 4C DM19AS

DBLXD

D-Series Size 0 Area

Fixture with P2 Output

and Type 3 Medium

Optics; mounted at 18ft

(16ft pole on 2ft base)

LED 5383 0.9 45.14

S4

1 Acuity Brands DSX0 LED P2 30K 80CRI

TFTM MVOLT SPA DBLXD

with SSS 16 4C DM19AS

DBLXD

D-Series Size 0 Area

Luminaire P2 Performance

Package 3000K CCT 80

CRI Forward Throw

Optics; mounted at 18ft

(16ft pole on 2ft base)

LED 5501 0.9 45.14

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

5 Parking Spaces 0.9 fc 1.6 fc 0.4 fc 4.0:1 2.3:1

21 Parking Spaces 1.0 fc 1.6 fc 0.4 fc 4.0:1 2.5:1

33 Parking Spaces 1.2 fc 1.7 fc 0.5 fc 3.4:1 2.4:1

Outside of Parking Spaces 0.2 fc 1.6 fc 0.0 fc N/A N/A
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