TOWN OF MONMOUTH

PLANNING BOARD
Meeting Minutes —June 11, 2026

BOARD MEMBERS PRESENT: Steve O’Donnell-Chair, Raymond (Ray) Simond-Vice Chair, David Mills, Larry
Saucier, Rick Grant — Board Members. Dave Shaw, Bonnie Green -Alternates.

OTHERS PRESENT: Isabelle Lee—Planner; Jen Bonta—TRC Companies representing SolAmerica Energy; Chrissi-
Lee Ramsey—SolAmerica Energy; Jeff Hiatt; Agne Turney; Anna McDermott; Bill Monagle—Cobbossee Watershed
District; Joel Turney; Guy Piper; Chase Morrill—Red Top Drive, LLC; Sarah Morrill—Red Top Drive, LLC; Arianna
Goudreault—Red Top Drive, LLC; Joseph Marden—Sitelines Engineering representing Red Top Drive, LLC.

1. Call to Order: The meeting was called to order at 7:00 PM by Steve O’Donnell

2. Roll Call: All members and alternates are present. Rick Grantis on Zoom.

3. Approval of Minutes: Minutes for May 14, 2026 will be available for approval at the next meeting.
4. 0ld Business:

a. Approval extension request from Kennebec County ME S1, LLC dba SolAmerica Energy for
a large-scale solar project at 235 South Monmouth Road (Tax Map 8 Lot 2) — originally approved on
November 14, 2024 (Notice of Decision dated November 19, 2024)

Chrissi-Lee Ramsey addressed the Planning Board on behalf of SolAmerica Energy, explaining that
complications with permitting didn’t allow the project to start construction on time. The primary delay
being the inability to pull an IPaC report in order to get a new Army Corps permit. This all being due to a
freeze being put on the process at the national level. Full permit approval is expected within the next
week.

Motion: Larry Saucier made a motion to extend the permit to November 14, 2027. Ray Simond
seconded. Steve O’Donnell abstained. Approved (3-1, with Dave Mills voting in the negative).

b. Public Hearing & Review of a non-residential development application (subject to Planning
Board Review under Sec. 6.1.2.2) of Red Top Drive, LLC to renovate the existing barn into an event
space and create 125 proposed parking spaces and associated site improvements located at 19
Moose Run Drive (Tax Map 43 Lot 24)

Dave Shaw recused himself from this item due to conflict of interest and sat in audience.

Motion: Steve O’Donnell made a motion to open the public hearing. Larry Saucier moved. Ray Simond
seconded the motion. Allin favor.

Chase Morrill of Red Top Drive, LLC spoke regarding plans for the property. In terms of the event center,
the planis to accommodate up to 300 people, however, the building has to meet the requirements, per
State Fire Marshall’s office, of an occupancy of up to 600 due to the square footage of the space.



Steve O’Donnell asked Mr. Morrill to speak on the noise levels of events. Mr. Morrill explained that there
will not be any concerts held on site, and though he can’t say that music would be limited to indoors, he
envisions the barn being the primary location used for music.

Town Planner Isabelle Lee spoke to the Planning Board regarding Monmouth’s current noise ordinance.
This ordinance states the noise levels must be below the residential threshold of 45 decibels at
neighboring property boundaries between the hours of 10 PM and 7 AM.

Joe Marden, Sitelines Engineering, outlined the stormwater management plan for the project, explaining
that the DEP’s concern is about the treatment of stormwater, not the quantity of stormwater. Phosphorus
runoff being the biggest concern because of this project’s location within a watershed most at risk. For
this project, they’ve directed the majority of runoff from the newly developed areas to three under drain
soil filters, as well as drip-edge filters around the cabins. This does not meet the DEP phosphorus
standard completely, so to meet the difference in phosphorus export requirements, they are proposing a
compensation fee paid to the Cobbossee Watershed District. Bill Monagle of the Cobbossee Watershed
District expressed concern with the calculations presented, noting that there need to be a few changes
with the numbers used for the calculations.

Public Hearing:

e Agne Turney asks if there has been any consideration to the area’s wildlife habitats, expresses
concern around noise, traffic, and speeding on this section of roadway. Mr. Morrill explains that
many parts of the project were done in an effort to disturb wildlife and habitats as little as
possible. Isabelle notes the process for changing speed limits on state roads is further than one
specific development and requires a whole process of understanding average speeds on this
section of roadway, etc. Encouraged Ms. Turney to reach out to MaineDOT with her concerns. Mr.
Morrill also provides summary of traffic impacts associated with this specific project to answer
question raised by Ms. Turney.

e JoelTurney addresses the Planning Board expressing concern about the change of use from the
previously approved use as a limited bed-and-breakfast, to now a large-scale wedding/event
venue and how this impacts the rural area (potential for light spillage, impacts to wildlife habitat,
quiet enjoyment of property). Noted that the Planning Board needs to consider compliance with
recommendations of Town’s adopted Comprehensive Plan.

e Jeff Hiatt addresses the Planning Board regarding noise and wildlife disturbance potential, as well
as the notification process for the Public Hearing.

Steve O’Donnell asks Mr. Morrill for a total number of parking spaces. Mr. Morrill explains that for the Bed
and Breakfast / cabins, there is one parking spot per room (13 spaces), and for the event space there is
one spot per 3 people (100 spaces), as well as separate employee parking.

After further discussion of stormwater management and phosphorus measures...

e Dave Shaw states that the cabins have met the requirements for phosphorus control with the
proposed drip edge filters, with no additional parking immediately adjacent to those cabins. Notes
that septic system was expanded by permit as well.



¢ Bill Monagle spoke regarding history of this project and the applicant’s responsibilities for
permitting due diligence, capacity of code enforcement more broadly.

Motion: Ray Simond made a motion to come out of public hearing. Larry Saucier seconded. Allin favor.

Steve O’Donnell explained to the applicants that it would need to be decided if they plan on only having
the cabins approved for the time being, or the project as a whole which would require changes to the
phosphorus plan (as outlined by the Cobbossee Watershed District). He explains that the cabins alone
would not trigger DEP review due to amount of impervious surface being proposed, but do require local
Planning Board review. The event space and associated large parking areas, plus the new access drive,
do require approval from DEP due to amount of impervious surface associated with those areas. If the
Planning Board gives overall approval of the whole project, itis all subject to DEP approval. That would
not be the case if it were just the cabins coming in front of the Planning Board. Brief discussion was held
regarding what additional submittal items would be needed for the cabins.

Without objection, the application was tabled to allow the applicant to respond to concerns expressed by
the Cobbossee Watershed District around the phosphorus calculations before further review could
occur.

5. New Business:
a. None at this time
6. Other Business:

a. Work Session & Planner’s Report: First draft of proposed amendments to the
Comprehensive Development Ordinance related to recent state laws: Not addressed at this meeting
due to time constraints, will be tabled to next available meeting agenda.

7. Public Comment: None

8. Adjournment

MOTION: Moved by Larry Saucier, seconded by Ray Simond
VOTED: Adjourned without objection at 9:05PM

Respectfully Submitted, Sarah Jones



