
 
READFIELD PLANNING BOARD 

AGENDA 

 Tuesday, May 25, 2021 

6:30 PM 

 

Public Hearings and Submission 6:30 pm: 

 

1)  Public Hearing: 111 Mayo Road.  This application was open on 5/11/21, closed and scheduled for next 

public hearing 5/25/21.  Submitted by Dawn and Scott Morash to construct a new 3290 sq. ft., 3 bed 2.5 

bathroom year round home on Maranacook Lake and demolish the existing structure on the property. The 

property is located at 111 Mayo Road in the Shoreline Residential District identified on the Accessors map 134 

lot 125 

 

2)  New Submission: 26 Mill Stream Road - Safe Space Meeting House (SSMH): The application is a 

proposal to create a community center/club location. The proposal allows for a space designed for cultural 

events, meeting space and social gatherings. The application asks for the board to decide if the Community 

Center/ Club use fits within the Rural Residential district when allowed by Planning Board decision. The board 

is asked to judge the completeness of the application and move the request on to a public hearing. The property 

is located at 26 Mill Stream Road in the Rural Residential District identified on the Assessors map 120, lot 013. 

 

3) Public Hearing: 1146 Main Street. This application was open on 5/11/21, applicant did not show (attend) 

and was continued to public hearing 5/25/21.  Submitted by Aaron Neily to open a new Medical Marijuana 

Retail Dispensary under Readfield Marijuana Establishment Ordinance. The property is located at 1146 Main 

Street in the Village District identified on the Assessors map 120 lot 086 

 

Administrative items: 

 Review/approve minutes of May 11, 2021 

 

Please note: due to COVID-19 restrictions this meeting will be held via web zoom/phone (see below): 

Join from PC, Mac, Linux, iOS or Android: 

 https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09  

Or by Telephone:  1 301 715 8592    Meeting ID: 863 2731 5730 Password:  216751 

 

You may also participate in the hearing at the Town Office at the scheduled times and sharing the large video 

screen which will be logged into the interactive website.  The Planning Board will also accept written comments 

submitted by US Mail, drop off at town hall or emailed to ceo@readfieldmaine.org. 

 
Comments from the public are encouraged and welcomed.  They will be received at the time and in the order during the 

meeting as deemed appropriate by the Chair.  Written comments from the public will be accepted at the Town Office at 

any time; however, they must be submitted by the Thursday prior to the next scheduled meeting in order for them to be 

considered at that meeting.  If you have any questions regarding this agenda or would like to be placed on a future 

agenda, please call the Code Enforcement Office at 685-3290. 

 

NOTE:  Due to Town Election next scheduled meeting:  June 9, 2021 

https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09
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Minutes of Tuesday, May 25, 2021 

 

Planning Board Members: Paula Clark (Chair), Jack Comart (Vice Chair), William “Bill” 

Buck, William “Bill” Godfrey, Jan Gould, Don Witherill, Henry Clauson 

Others Attending: Clif Buuck (Interim CEO), Kristin Parks (Board Secretary), Ron “Chip” 

Stephens (CEO), Eric Dyer (Town Manager), Rob Corey, Kristin Collins (Town Attorney), Rob 

Schumacher, Samantha Morash, Bob ?, Aaron Neily, Dawn & Scott Morash, Eric Falconer, 

Matthew Nazar, Grace Keene, Justin Morgan 

 

Meeting called to order at 6:33 pm by Paula. 

 

Public Meeting:  

 

1. 111 Mayo Road.  This application was reviewed and opened for a public hearing on 

5/11/21. The public hearing was closed and scheduled for further review on 5/25/2021. 

The plan submitted by Dawn and Scott Morash is to construct a new 3290 sq. ft., 3 bed 

2.5 bathroom year round home on Maranacook Lake and demolish the existing structure 

on the property. The property is located at 111 Mayo Road in the Shoreland Residential 

District identified on the Assessor’s map 134 lot 125 

 Site visit was done May 11, 2021.  

 Demo of existing structure with replacement of new structure; still non- 

conforming on a non-conforming lot.  

 Concerns received from the Coreys, abutters; drainage of septic system from new 

driveway, tree removal and a natural buffer and new driveway is 3 ft. from 

property line.  

 The Morash’s have worked with the Coreys and a site survey was submitted and 

sent out on Monday, May 24
th

. The Coreys are satisfied with the Morash plans 

and water run off issue. A buffer is to remain between the properties. 

 Kristin Collins, Town Attorney, did not agree that it was allowable under the 

LUO to redesignate a portion of Mayo Road as a driveway and thereby reduce the 

road frontage from approx. 180 feet to 30 feet, thus making the non-conforming 

lot more non-conforming.  Her opinion is consistent with that the opinion 

provided by MMA. 

 Morash may come back with a different proposal.  He may pursue a variance 

request. 

 Suggested by Kristin Collins to withdraw the current application and resubmit 

with new LUO and setback changes or to table the application and see the 

outcome of the June 8 vote.  

 Motion made by Don to table the application, second by Jack. Vote 7-0 in favor.  

 

New Application:  

 

2. New Application: 26 Mill Stream Road - Safe Space Meeting House (SSMH): The 

application is a proposal to create a community center/club location for cultural events, 

meeting space and social gatherings.   The property is located at 26 Mill Stream Road in 
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the Rural Residential District identified on the Assessor’s map 120, lot 013.  Since the 

applicant was not present at the meeting, no action was taken by the Board. 

 

Public Hearing:  

 

3. 1146 Main Street: This application was found complete on 4/27/21 and was scheduled 

for a public hearing on 5/11/21.   Since the applicant was not in attendance on 5/11/21, 

the public hearing was continued to 5/25/21.  Applicant Aaron Neily seeks to open a new 

Medical Marijuana Retail Dispensary in conformance with the Readfield Marijuana 

Establishment Ordinance. The property is located at 1146 Main Street in the Village 

District identified on the Assessors map 120 lot 086 

 Application found complete at April 27, 2021 meeting. Applicant not present for 

public hearing on May 11, 2021, public comments still made.  

 Brief summary presented by applicant who is no longer seeking to cultivate 

marijuana at the site.  Application is now limited to retail only. Already has state 

license. The product will be coming from other sources.  

 Henry asked about security; applicant said motion lights will be installed along 

with a security system and a safe to lock up items every night. Another concern at 

public hearing was the location being in the center of town and near the library. 

This makes people in the community concerned.  

 Discussion on signage. No signs have been made yet by applicant. Will follow all 

guidelines.  

 Board requested that a corrected/up to date lease be submitted.  

 Motion made by Henry to close the public hearing at 8:04 pm, second by Bill B. 

Vote 7-0 in favor.  

 Motion made by Jack to approve the application with standard conditions; ensure 

security measures and odor control mechanisms are in place before opening per 

Town of Readfield Marijuana Ordinance and that there will be no cultivation 

activities at 1146 or 1150 Main Street without town approval, second by Bill G. 

Vote 7-0 in favor. 

 

Administrative Items:  

 

 Review/approve minutes of May 11, 2021 

 Tabled until next scheduled meeting 

 

Meeting adjourned at 8:18 pm. 

 

Minutes submitted by Board Secretary, Kristin Parks 







































































 
READFIELD PLANNING BOARD 

AGENDA 

Wednesday, June 2, 2021 

6:30 PM 

 

Application Submission 6:30 pm: 

 

 

1)  26 Mill Stream Road - Safe Space Meeting House (SSMH): The application proposes to create a 

community center/club location and was opened at the May 25, 2012 meeting, no testimony was taken and the 

application was continued.  The application asks the board to consider if the proposed Community Center/ Club 

use fits within the Rural Residential District when allowed by Planning Board decision and to judge the 

completeness of the application. The property is located at 26 Mill Stream Road in the Rural Residential District 

identified on the Assessors map 120, lot 013. 

 

 

 

Please note: This meeting will be held only via web zoom/phone (see below): 

 

Join from PC, Mac, Linux, iOS or Android: 

 https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09  

Or by Telephone:  1 301 715 8592    Meeting ID: 863 2731 5730 Password:  216751 

 

The Planning Board will also accept written comments submitted by US Mail, drop off at town hall or emailed 

to ceo@readfieldmaine.org. 

 
Comments from the public are encouraged and welcomed.  They will be received at the time and in the order during the 

meeting as deemed appropriate by the Chair.  Written comments from the public will be accepted at the Town Office at 

any time; however, they must be submitted by the Thursday prior to the next scheduled meeting in order for them to be 

considered at that meeting.  If you have any questions regarding this agenda or would like to be placed on a future 

agenda, please call the Code Enforcement Office at 685-3290. 

 

NOTE:  Due to Town Election next scheduled meeting:  June 9, 2021 

https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09
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Minutes of Tuesday, June 2, 2021 

 

Planning Board Members: Paula Clark (Chair), Jack Comart (Vice Chair), William “Bill” 

Buck, William “Bill” Godfrey, Jan Gould, Don Witherill, Henry Clauson 

Others Attending: Ron “Chip” Stephens (CEO), Kristin Parks (Board Secretary), Eric Dyer 

(Town Manager), Kristin Collins (Town Attorney), Clif Buuck, Jed Davis, Leah Hayes, Grace 

Keene, Gina Turcotte  

 

Meeting called to order at 6:30 pm by Paula. 

 

1) 26 Mill Stream Road - Safe Space Meeting House (SSMH): The application proposes 

to create a community center/club on property located at 26 Mill Stream Road in the 

Rural Residential District identified on the Assessors map 120, lot 013 and was initially 

considered by the Board at the May 25, 2021 meeting.  

 Paula Clark: Tonight’s meeting is to consider completeness of the application by 

Safe Space Meeting House for a “Community Center/Club” proposed to be 

located at 26 Mill Stream Road.  

 Brief timeline review by Eric Dyer on the application by SSMH (copy inserted for 

reference) 

 Jed Davis, Attorney for SSMH, gave a brief intro and went over letter to the 

Town of Readfield on completeness of application (copy inserted for reference). 

 Jack: Proposal also has to meet site review criteria, in addition to meeting the 

definition for a community center/club. 

 Paula: The proposed activity must fit within the definition of community center/ 

club. This structure was first reviewed for an expansion of an existing non-

conforming single family residence and was permitted as such.     

 Leah Hayes, representing SSMH on behalf of applicant Alexandra Twarog: The 

proposal is for a LGBTQ Club/Community Center and it would be used as a club 

would use it. The Club is on hold and no activities have been planned due to 

COVID.  

 Planning Board would like more information about proposed events/activities.  

 Jack: Question on parking and how it was determined that the lot is able to hold 

35 cars. Requested a diagram of parking area, showing parking spaces and lanes 

consistent with the ordinance. Other questions asked: Hours of operations and 

time, if seasonal or full year, any food service or food preparation since there is a 

commercial kitchen, if food prepared on site how will odor be controlled, will 

there be liquor service, how would proposed sound proofing be done so as to not  

disturb the neighbors, need for septic system/letter from soil engineer as to ability 

of the current system to meet the proposed needs, will the use of the building 

include using it as a pub, what outdoor activities are proposed and what are the 

proposed hours of operation, will there be renting to outside groups, what is the 

distance from other residences (info in the application doesn’t seem accurate), fire 

safety issues and access (information needed from Fire Chief), is anyone renting 

the house or intend to live in the house, (Jed Davis said no one is living there or 

intends to live there), what exactly is the proposed lighting on the trail, the lease is 
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not signed by anyone (we need a signed lease) who has the legal authority to enter 

into the lease (need proof of that). 

 Review of letter from Clif, CEO at the time application first received. (copy 

inserted for reference).  Information requests are still outstanding. 

 Jed Davis (Applicant Attorney) would like a letter outlining all items of concern.  

 Chip (CEO) and planning board members would like more detail and clarity 

before public hearing of events and activities and how the events will be planned 

and attendance.  

 Kristin Collins (Town Attorney): look at the types of activity and frequency and if 

they fall under the ordinance as an approved use. Looking at completeness and if 

they have supplied all required submission items. Recommendation to go through 

list of submission requirements to determine completeness. Since this is under site 

review, it is not up to the CEO to approve application as complete but instead it is 

the Planning Board’s role. 

 Board discussed in detail whether the application met the Site Review submission 

requirements of Article 6 Section 3(I)(2) of the LUO.  

 Discussion about whether to find the application complete given the lack of 

information, or find it complete subject to conditions on the submission of 

additional information. The PB felt that the application is not ready for a public 

hearing given the lack of needed information.  

 Motion made by Henry to find that the application has met the basic submission 

requirements of Article 6, Section 3(I)(2) and that the Planning Board will not 

schedule a public hearing until it has received the documents and information as 

outlined in this meeting, second by Bill Buck. Vote 6-1, opposed by Jan. 

 

Meeting adjourned at 8:07 pm. 

 

Minutes submitted by Board Secretary, Kristin Parks 
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Minutes of Tuesday, July 27, 2021 

 

Planning Board Members: Paula Clark (Chair), Jack Comart (Vice Chair), William “Bill” 

Buck, William “Bill” Godfrey, Jan Gould, Don Witherill, Henry Clauson 

 

Others Attending: Ron “Chip” Stephens (CEO), Eric Dyer (Town Manager), Nathan Baudo & 

Wife, Tom Wilson, Jed Davis, Leah Hayes, 15 or more live attendees for SSMH and 10 or more 

via ZOOM 

 

Excused Absence: Kristin Parks (Board Secretary) 

 

 

1) 7 Colony Road – Nathan Baudo    

 Continuation of application for a new replacement single-family seasonal 

dwelling, in the Shoreland Protection zone on Maranacook Lake (Assessor’s Map 

134 Lots 066 and 067). This application was initially considered by the Board on 

9/9/20 and 9/23/20, at which time the Board requested additional information.  A 

public hearing was scheduled for 10/14/20.  The public hearing was continued 

because the applicant was not in attendance.  Additional information submitted by 

the applicant, including revised site and erosion/sedimentation control plans, were 

reviewed by the Board at the 7/27/21 meeting. 

 

26 Mill Stream Road - Safe Space Meeting House (SSMH):  

 The application proposes to create a community center/club on property located at 

26 Mill Stream Road in the Rural Residential District identified on the Assessor’s 

Map 120 Lot 013.  The application was initially considered by the Board at the 

May 25, 2021 meeting, and was found to have met the basic Site Review 

submission requirements of the LUO on June 2, 2021.  The Board reviewed 

supplemental information that was provided by the applicant earlier in July. 

  Site visit scheduled for 08/24/2021 and Public Hearing scheduled for 08/25/2021. 

Abutters notified on August 9, 2021.  

 

Meeting adjourned  

 

Minutes submitted by Board Secretary, Kristin Parks via nots received from CEO and Planning 

Board members  
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Minutes of Wednesday, August 25, 2021 

 

Planning Board Members: Paula Clark (Chair), Jack Comart (Vice Chair) (Via ZOOM), 

William “Bill” Godfrey, Jan Gould, Don Witherill, Henry Clauson 

Excused Absence: William “Bill” Buck 

Others Attending: Ron “Chip” Stephens (CEO), Kristin Parks (Board Secretary), Eric Dyer 

(Town Manager), Multiple ZOOM Participants, Tom Wilson, Charles Weaver, Nate Baudo, M. 

Liss, Rexford Tychna, Jason Hall, Matt Nazar, N. Marston, Beth Wells, Phil Tedrick, Jerry Bley, 

Rala ?, Jamie Mangin, Bonnie Harris, Will Harris, Linda Tukey, James Tukey, Elliot Sandler, 

Sean Keegan, John Jonc, Leah Hayes, Jed Davis 

 

Meeting called to order at 6:31 pm by Paula. 

 

1. Public Hearing - 7 Colony Road – Nathan Baudo Continuation of the Public Hearing 

that was open on 10-14-2020, for a new replacement single-family seasonal dwelling, in 

the Shoreland Residential zone on Maranacook Lake. There will not be an additional Site 

Visit for this application. Accessor Map 134-167 and 167. 

 Applicant, Nate Baudo, reviewed the new revisions of the site plan and erosion 

plan that were submitted per request of the Planning Board.  

 Tom Wilson, an abutter, feels that everything looks good and is very supportive 

of the replacement of the old camp. 

 Charles Weaver, an abutter, stated that the application has been in process for a 

long time and as the President of the Association in the area where they are 

located wanted to share that everyone is in favor of moving ahead and are very 

supportive. 

 Motion made by Don to close the public hearing at 6:44 pm, second by Henry. 

Vote 6-0 in favor. 

 Revised Site Plan looks good. Erosion Control Plan still has a few issues. 

Discussion amongst the Planning Board and Applicant over plans. Prior to 

issuance of building permit all erosion control measures need to be in place and 

before Certificate of Occupancy permit is issued.  

 Motion made by Bill G to approve the application with standard conditions; 

subject to revised plans; and for the CEO and Contractor to work together to 

ensure that erosion control measures are in place prior to the start of demolition 

and that storm water measures be sustainably in place prior to issuance of a 

certificate of occupancy. Owner is to ensure on-going maintenance of these 

features particularly after rainfall of greater than 1 inch. Second by Jan. Vote 6-0 

in favor.  

  

2. Public Hearing - 26 Mill Stream Road - Safe Space Meeting House (SSMH): The 

application proposes to create a community center/club on property is located at 26 Mill 

Stream Road in the Rural Residential District, identified on the Assessor’s Map 120, Lot 

013.and the application was considered by the Board at the May 25, June 2, and July 27, 

2021 meetings, and a site visit was held on August 24, 2021.  

 Review by Chair, Paula of past timeline for the SSMH application. A site visit 

was held on 08/24/2021.  The application proposes a change of use from Single 



READFIELD PLANNING BOARD 
 

 Minutes recorded by Kristin Parks, Board Secretary – Approved 11-09-2021 Page 2 
 

Family Residential to Community Center Club in the Rural Residential District.   

Public comments will be accepted until Tuesday, September 7 at 5:00 pm.  

 Public Hearing opened at 7:09 pm by Paula. 

 Jed Davis, lawyer for SSMH, gave a review of the SSHM Mission Statement that 

is included in their application.  

 Leah Hayes, applicant for SSMH, spoke about why they wanted to have a 

community center: as a central hub for the community; where everyone can come 

together and meet surrounding neighbors.  

 Eric Dyer, Town Manager, made a statement focused on the LUO requirements 

applicable to the application. and issues with that aspect and not on the vison of 

the community center. In part, he mentioned the parking situation and safety 

concerns with Route 17, and the fact that Mill Stream Road is a dirt road with no 

significant base and not built to sustain the proposed use.  

 Will Harris, Abutter: Expressed his opposition due to the fact that the proposed 

use is located in the Rural Residential zone and that a previous rezoning proposal 

for this property was not approved. He expressed his concern regarding different 

ways in the past that the 26 Mill Stream Road property r has been used/proposed 

to be used but never approved for these usages, along with different permit 

attempts. A 2017 consent agreement between the property owner Mr. Bittar, and 

the town, provided that the building would only be used as a single family 

dwelling. He feels as an abutter he is entitled to the property protections afforded 

by Residential zoning designation. he has concerns related to an increase in 

traffic, noise, and environmental protection. He and his wife urge the board not to 

approve the application.  

 Anne Liss, Abutter: Agrees 100% with the comments of Mr. Harris and the Town 

Manager. Concerns she pointed out are noise, time frame of activities and events, 

vandalism, trespassing, parking issues, trash issues, property value, emergency 

response and impact, road and parking conditions, COVID protocols and 

regulation of land use. Stated that the SSMH is listed as a non-profit and that 

other areas in the town are available to be used for meeting spaces.  

 Rexford Tychan; Ratt Mill Hill Road: He has received an abundance of mailers 

and home appearances by Mr. Bittar and has asked for them to stop. Concerned 

about whether the actual use of the property would be what the applicant is saying 

it would be.  

 Jason Hall, Ratt Mill Hill Road: Concerns about parking and that it doesn’t look 

like there is enough room for 35 spaces along with handicapped accessibility. 

Safety and protections in a community like Readfield were the main reasons they 

moved here in 2018 and he wants to keep that security. 

 Matt Nazar, Abutter: Has previously submitted comments and agrees with the 

Town Manager and other testimonies presented. Would like everyone to point out 

that a community center is not an approved use in the Resource Protection Zone, 

which extends to a portion of the 26 Mill Stream Road structure..  He has 

concerns regarding parking, traffic, public safety and the condition of Mill Stream 

Road. Photos of the road have been submitted after usage in 2018. Concerns 

expressed about the lack of sound barrier as the hill to Old Kents Hill Road does 

not shield the noise from traveling. he mentioned the building capacity per fire 
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chief and parking needs to accommodate larger events. Even with conditions of 

approval the applicant may ask for more changes down the road.  

 Phil Tedrick, Touissett Point Road; He has been a resident for 25 years and feels 

that the property is a wonderful gift to the community. As he is aware of the 

issues and understands the concerns by those who have commented he encourages 

the board to have a second opportunity to review and approve the application.  

 Jon Jonc, Non-Resident; Expressed his support of the music and events at the 

SSMH, feels like this is a gift to the community, and likes the opportunity it 

brings for music and arts to the future kids and teenagers.   

 Elliot Sandler, Winthrop Road; He has been a resident for 40 years and was 

present at the site visit. Feels this is a wonderful opportunity if it can be done with 

restrictions or conditions to see if it works. Hoping there can be a happy medium 

found and the property can be used in the right way.  

 Next steps: No deliberations to be conducted tonight; application to be brought up 

in a future meeting for discussion; September 7 by 5:00 pm is the deadline for 

written public comments to be received to the CEO. 

 Jack Comart requested two items:  

i. Documentation of what portion of the property is in the Resource 

Protection Zone  

ii. Dimensions of the parking area and spaces.  

 CEO did receive comments/input that parking along Route 17 is an issue to be 

determined by the town. 

 There is confusion over the distances between the barn/house from abutting 

property lines and/or structures. 

 Bill Godfrey would like the previous 2017 consent agreement reviewed by the 

Town of Readfield Attorney to make sure there are no violations.  

 CEO mentioned that part of the house is in the Resource Protection Zone.  

 

Meeting adjourned at 8:12 pm by Paula. 

 

Minutes submitted by Board Secretary, Kristin Parks 

 

Meeting recorded via ZOOM and available  







































Matthew Nazar 
62 Old Kents Hill Rd 

Readfield, ME  04355 
August 31, 2021 
 
Readfield Planning Board 
8 Old Kents Hill Rd 
Readfield, ME  04355 
 
Dear Board Members, 
 
First, please let me apologize again for what was undoubtedly incoherent testimony that I gave 
last week.  I assume it was extremely obvious how anxious I was to be standing in front of you 
and speaking about this project.  I was that nervous because the risk to me personally has never 
been this big.  In 2019, the owner of this property attempted to get me fired from my job for 
speaking to public officials about his project.  All of my activity in Readfield is on my own time 
and has nothing to do with my employer in Augusta.  All I have ever done related to this 
property is speak as a private citizen to public officials about my concerns.  Everything I have 
stated to every public official has been accurate, as I understood the situation at the time. 
 
And to correct the record, the city of Augusta negotiated for over a year to get a purchase and 
sales agreement with the landlord of Attorney Davis’s paralegal and actually failed in those 
negotiations.  I was not involved in any of the negotiations, but my department was.  The house 
was ultimately purchased in 2014 by the Maine Governmental Finance Authority – a state 
entity.  Yet in 2016, I was personally named in a lawsuit related to this issue.  I have no idea why 
Attorney Davis would believe that a lawsuit brought against me by his paralegal could somehow 
disparage his office and his client.  However, it clearly played a role in my anxiety last week. 
 
It seems important that the public testimony in favor of the project centered on the owner and 
his “gift” to the community and the chance for the owner to create “Emporium 2.0”.  Those 
speaking in favor did not mention Safe Spaces Meeting House or mission of the applicants, they 
focused on the mission of the owner.   
 
To the substantive points Attorney Davis makes, I have a few responses.  Item 7 in his letter 
does not make sense.  Readfield’s shoreland zoning is part of the base zoning scheme in the 
town.  It is not an overlay zone.  26 Mill Stream Road is a parcel that is split into two zoning 
districts – Rural Residential and Resource Protection.  Article 7, Section 3(C) of the Land Use 
Ordinance states that: 
 

If a lot is divided by two or more districts, the requirement of this Ordinance for a 
particular district apply only to the PART of the lot which is located in THAT district. 

 
The question that remains is how much of the building is Rural Residential and how much are in 
Resource Protection.  The Resource Protection zoning district does not permit the use being 
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requested, so any portion of the buildings that is in the Resource Protection district cannot be 
used as the applicant requests.  Contrary to Attorney Davis’s assertion, there are some uses 
permitted in the Resource Protection district.  And a single-family home that has been in 
existence for 250 years can clearly continue to be a single-family home per the ordinance.  This 
use, as proposed, appears to not be allowed in part of the building and this should result in the 
denial of the application.  The applicant proposes using the entire building, despite the use not 
being permitted in a portion of the building.  And there’s no realistic way to divide the building 
to prevent use in areas where the use is not permitted.  This is grounds for denial. 
 
On Item 8, Attorney Davis is also mistaken.  Readfield’s Ordinance has language that is not 
typical in most ordinances in Article 7, Section 5, giving the Code Enforcement Officer authority 
to review uses that are not specifically listed in the Ordinance and determine if they are similar 
to permitted uses, similar to Planning Board approved uses, similar to CEO approved uses, or 
similar to “prohibited” uses.  This is clunky language because Readfield’s ordinance is a 
permissive ordinance only listing uses that are permitted.  Rather than the word “prohibited” 
here, I would have said “not permitted in that zoning district, but permitted in other districts”.  
This is the point that Town Manager Eric Dyer made in his testimony.  He listed all of the uses 
proposed by SSMH that are similar to uses permitted by the ordinance, but not permitted in the 
Rural Residential zoning district.  It does not make sense that a single use in the Rural 
Residential zoning district could effectively be a conglomeration of multiple other uses not 
permitted in that zone.  If they are not permitted individually, how could they be permitted 
collectively when land use ordinances are designed to mitigate impacts and individually the 
impacts would be less than they would be collectively? 
 
On item 9, Readfield’s ordinance construction is as a “permissive ordinance”, listing uses that 
are permitted.  I urge the Planning Board to resist Attorney Davis’s request to identify 
“prohibited uses”.  That’s not the way your ordinance language is constructed and courts have 
found that mixing prohibited uses with permitted uses leads to significant problems regarding 
what’s in the middle, what’s not listed.  It’s the applicant’s job to tell the Board exactly what 
they want to do, how they want to do it, where they want to do it, and when they want to do it.  
It’s your job as a quasi-judicial Board to review their proposal. 
 
On item 10, Attorney Davis is wrong, in my non-legal opinion.  30-A MRSA Section 3009 gives 
the municipal officers the legal authority to enact parking regulations.  The problem in 
Readfield is that there is no enforcement entity in town, making any parking regulations 
effectively meaningless.  Neither the state police nor the sheriff will enforce local parking 
regulations.  Roads must be designed and built to accommodate human behavior, rather than 
attempting to regulate behavior without enforcement.  Mr. Allen is a highly respected DOT 
regional engineer who, after decades in his position, has a very clear understanding of the laws 
directly related to his daily duties.  I recommend you consult with the town’s attorney to 
confirm legal assertions made by any applicant’s attorney. 
 
On item 11, the Board should both hope and expect that SSMH will be successful and will be 
open and active year-round with increasing activity and an increasing operational schedule until 
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they meet the Fire Marshal’s limits for occupancy of the building.  I have no idea what “fewer” 
activities in the winter means.  “Fewer” is wholly unquantified.  Given the condition of Mill 
Stream Road as well as the remote parking, whether there’s 35 or 200 is irrelevant.  The road 
and the parking are inadequate for spring and winter use that is any more substantial than a 
single-family home at 26 Mill Stream Road.  And the road is certainly not able to be maintained 
in a condition during spring and winter that enables people to walk from a business to their 
remotely parked vehicle either in the light, or after 4pm in the dark.  The applicant has provided 
no viable options for dealing with the public safety issues their operation will create.  Unpaved, 
unmarked parking lots typically hold fewer vehicles than they are designed to hold because of 
inefficient parking by visitors.  And unrestricted openings to parking lots along roads are a 
serious safety hazard to pedestrians and drivers.  Parking, traffic, and pedestrian safety are all 
critical public safety concerns.  This failure of the application should be part of why the proposal 
is denied. 
 
Attorney Davis’s letter states that attendance will be limited to 35+/- vehicles.  At the last 
meeting he was stating that parking could occur on Route 17 and Mill Stream Road.  If the 
parking lot can hold 35 vehicles, and attendance is limited to 35 vehicles, I don’t understand his 
argument in favor of additional on-street parking.  And anything beyond the one or two single 
family homes that have existed on Mill Stream Road will be a “significant uptick in use”. 
 
I remain very interested in knowing what brand and model sound level meter was used to take 
decibel readings and when it was last calibrated by a qualified technician.  I also want to know 
where the readings that were identified as being adjacent to my house were taken.  I did not 
grant permission for anyone to be on my property and if readings were taken from Old Kents 
Hill Road they are inaccurate due to obstructions.  My house sits on a knoll and accurate 
readings cannot be taken from anywhere off my property.  Finally, I encourage the Board to 
regulate decibel levels at SSMH property line, not at neighboring buildings.  Their noise should 
not trespass on abutting properties above a designated level.  With the inaccuracies and 
vagaries in the applicant’s submissions I outline in this letter, I have little confidence any 
information submitted to the Board is accurate.  I recommend independent verification. 
 
I strongly support the goals of SSMH, but not the proposed location.  In my opinion the owner 
of 26 Mill Stream Road owns the perfect location for this proposal that is appropriately sized, 
properly zoned, and has been sadly vacant for several years – the old Emporium building in the 
middle of the village.  Emporium 2.0 would thrive in the same location as Emporium 1.0.  The 
village needs more economic and cultural vitality and SSMH would be perfect there. 
 
Thank you for your time.  And again, I speak here as a private citizen of Readfield with no public 
position and no authority to make anything happen.  Let me also be clear I am not an attorney 
and none of my comments in this letter should be viewed as giving legal advice.  The Board 
should consult with its own hired attorney.  
 
Sincerely, 
Matt Nazar 



































 
READFIELD PLANNING BOARD 

AGENDA 

Tuesday September 28, 2021 

6:30 PM 

 

Public Meeting Starts 6:30 pm: 

 

1) 368 Main Street - Readfield Solar 1 LLC / Syncarpha Solar LLC:  The Board will consider a request 

from Syncarpha for a one (1) year extension of the 11/4/20 planning board approval of  a 4.95 megawatt 

AC ground mounted photovoltaic solar array on 20 acres of an 104 acre parcel. The one year limit on the 

original approval expires on 11/4/2021 unless extended by the board. The property is located at 368 in 

the Rural Residential District identified on the Assessors map 136, Lot 19. 

 

2) 26 Mill Stream Road - Safe Space Meeting House (SSMH): The Board will continue consideration of 

the application of SSMH to create a community center/club.  The Planning Board conducted a site visit 

on 8/24, and a public hearing was held on 8/25.  Public comments on the application were accepted until 

9/7.  The property is located at 26 Mill Stream Road in the Rural Residential District identified on the 

Assessors map 120, lot 013. 

 

 

 

Old Business 

Review the meeting minutes of 5/11, 5/25, 6/2, 7/27, and 8/25 for approval. 

 

 

This meeting will be held LIVE at the Readfield Town Hall and via ZOOM web zoom/phone Join from 

PC, Mac, Linux, iOS, or Android:  

https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09  

Or by Telephone:  1 301 715 8592    Meeting ID: 863 2731 5730 Password:  216751 

 
Public Comments are encouraged and welcomed. They will be received at the time and in the order during the meeting as 

deemed appropriate by the Chair. Written comments from the public will be accepted at the Town Office at any time or 

emailed to ceo@readfieldmaine.org.; however, they must be submitted by the Thursday prior to the next scheduled 

meeting for them to be considered at that meeting. If you have any questions regarding this agenda or would like to be 

placed on a future agenda, please call the Code Enforcement Office at 685-3290. 

 

 

Next Scheduled Planning Board Meeting is October12, 2021 

https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09
mailto:ceo@readfieldmaine.org


 

 

READFIELD PLANNING BOARD 

Minutes of Tuesday, September 28, 2021 

 

Planning Board Members: Paula Clark (Chair), Bill Buck (present but unable to fully participate/vote due to 

technical difficulties), Henry Clauson, Jack Comart, William Godfrey, Jan Gould, Noel Madore (not sworn in yet 

so could not vote), Don Witherill 

Excused:  

Others Attending: Ron “Chip” Stephens (CEO), Eric Dyer (Town Manager), Kristin Collins (town attorney), Leah 

Hayes, Alex Brock 

Meeting called to order at 6:30 p.m. by Paula via Zoom and at the Town Office. 

 

368 Main Street — Readfield Solar 1 LLC / Syncarpha Solar LLC: 

The board considered a request from Syncarpha for a one-year extension of the 11/4/20 approval of a 4.95-

megawatt AC ground-mounted photovoltaic solar array on 20 acres of a 104-acre parcel. The one-year limit on 

the original approval expires on November 4, 2021, unless extended by the board. The property is in the Rural 

Residential District identified on the Assessor’s map 136, Lot 19. 

Chip noted that Syncarpha has come up with a decommissioning bond from CMP so he can now write them a 

building permit.  

Paula said that considering the timing, they are unlikely to make a substantial start this fall. 

Jack made a motion to allow the one-year extension; William G. seconded. Vote unanimous with Noel 

abstaining. 

Proposal solar project to provide power to Kents Hill School 

Chip said an applicant came in for a discussion about a medium-size solar farm to provide 600 Kw to Kents Hill 

School. The ordinance that governs this project requires equipment to be real property, a stipulation that the 

group cannot meet. Section 7.3, registration for the project, limits the ID to personal property and this group 

cannot do it as taxed property. They would not be selling excess power to the grid, but rather selling it to KHS. 

Chip asked the board to provide guidance on how to proceed, suggesting that the group might come in and 

make a presentation to the board, but they are reluctant until they know if there is a workaround on this 

provision. 

Jack asked Henry what the reason is for this provision that the system has to be incorporated into the 

description of the real property and registered with the registry of deeds. 



 

 

Henry said the intent of the clause is not to be restrictive and that there is a plethora of PPA models between 

landowners and developers. He said the clause is fairly standard and the solar structure is large so it needs to be 

in the deed or at least deeded because if there is a change of ownership.  

Henry said it will need more thought and discussion, but he suggested that Chip might speak to Eric and also 

possibly broach the topic with RSU 38 in case they might be interested in sharing power. 

Noel asked where the solar ordinance can be found. Jack said it’s in the list of ordinances, but is not currently 

part of the LUO. 

26 Mill Stream Road — Safe Space Meeting House (SSMH): 

The board continued consideration of the application of SSMH to create a community center/club. The Planning 

Board conducted a site visit on August 24, and a public hearing was held on August 25. Public comments on the 

application were accepted until September 7, 2021. The property is in the Rural Residential District identified on 

the Assessor’s map 120, lot 013. 

Paula introduced the town attorney, Kristin Collins, and said the plan for tonight is not necessarily to make any 

final decisions but rather to discuss the many complicated issues. Votes will be on whether the standard has 

been met for any listed criterion, establishing some findings of fact for ultimately deciding on the project as a 

whole. She noted that the site review criteria all apply to this application. She noted that it will take some time 

and that time must be taken to be sure the board gets it right. There will be an opportunity to revisit any issues 

further. There may not be complete agreement, but the decisions will reflect the collective will of the board. 

Paula reviewed the LUO definition for a community center club (page 120 of the LUO), which lists the activities 

allowed or disallowed and states that there must not be any pecuniary gain.  

The SSMH property is in the Rural Residential District, where specific uses are not allowed. Those include indoor 

theaters, restaurants, museums, libraries, offices, commercial recreation, and civic and convention center, which 

includes public facilities for cultural, recreational, athletic and entertainment purposes. Some of the public 

comment said it isn’t logical to prohibit those uses individually under that umbrella term nor is it reasonable to 

prohibit those public activities if they are being held privately. 

Paula noted that it has been difficult to pin down the specific activities that are planned for the facility. The 

applicant says the town is not specific in what activities it prohibits, so the discussion has been rather circular. A 

broad array of activities has been suggested by the property owner, including use of the property by the greater 

Readfield community, music, dance, arts and craft shows, concerts, yoga and weddings. 

The question is whether the community club as proposed is consistent with the vision of the ordinance as it 

defines a community center club and how it limits or allows various uses. Paula said that a number of the 

comments received from the public are about whether the proposal is consistent with the definition put forth in 

the ordinance and the broader zoning scheme.  

Paula launched a general discussion among board members. Topics included:  

 the overall project and intended uses 



 

 

 the building being a nonconforming structure 

 part of the building being in a Resource Protection District 

 site review criteria: traffic and parking 

 noise, music and soundproofing 

 commercial cooking 

 lighting for safety reasons 

 expenses for town 

 inconsistencies between corporate filing and application 

Paula went through the site review criteria. She suggested that a block vote be held after the 23 standards had 

motions and seconds.  

On the first (1), aesthetic, cultural and natural values: Jack moved that the application meets that standard. Jan 

seconded.  

On the second (2), conformity with local ordinances and plans: Jack moved that this standard was not met. Jan 

seconded.  

Number three (3), erosion: Jack moved they meet the standard. Don seconded. 

Number four (4), financial burden on the town: Jack moved they don’t meet the standard because of costs for 

improving the road, building a sidewalk and revenue stream from the town for public use requested in SSMH 

bylaws. Jan seconded. 

Number five (5), financial and technical capacity: Jack moved they don’t meet that criteria based on the 

insufficiency of information supplied. Jan seconded. 

Number six (6), flood risk: Don moved applicant meets criteria. Jack seconded. 

Seven (7), project shall not have an adverse effect on wetlands: Jack moved that they meet the requirement; Jan 

seconded. 

Eight (8), activities shall not adversely affect the quantity or quality of groundwater: Jack moved that they meet 

the groundwater requirement; Bill seconded. 

Nine (9), activities shall not impose a burden on town’s solid waste disposal: Jack made a motion that they meet 

that requirement; Bill seconded. 

Ten (10), not imposing a burden on existing water supply: Jack moved they meet that standard; Jan seconded. 

Eleven (11), adjacent land uses: Jack moved they don’t meet this standard, in particularly related to noise; Jan 

seconded. 

Twelve (12), shall not add to water or air pollution: Jack moved they meet the standard, Bill seconded. 

Thirteen (13), shall not impact water bodies: Jack moved they meet the standard; Bill seconded. 



 

 

Fourteen (14), shall provide adequate wastewater disposal: Bill moved they do not meet that standard because 

of insufficient information; Henry seconded. 

Fifteen (15), storm water management: Bill moved they do not meet that standard because of insufficient 

information on the parking area and subsequent runoff; Henry seconded. 

Sixteen (16), sufficient water to serve the facility for the foreseeable future: Jack moved that they comply with 

these requirements; Henry seconded. 

Seventeen (17), traffic: Jack moved they don’t meet the standard; Jan seconded. 

Eighteen (18), legal access sufficient to meet all proposed uses: Bill moved they meet the standard; Jack 

seconded. 

Nineteen (19), impact on adjoining municipality: Jack moved they meet the standard; Bill seconded. 

Twenty (20), life and fire safety: Henry moved they do not meet the standard; Jan seconded. 

Twenty-One (21), no current violations on property: Jack moved they meet that standard; Bill seconded. 

Twenty-Two (22), timber harvesting: Jack moved they meet that standard; Jan seconded. 

Twenty-Three (23), proposed road construction: Jack moved they meet that standard; Jan seconded. 

Jan made a motion that the applicant meets the standard on 1, 3, 6, 7, 8, 9, 10, 12, 13, 16, 18, 19, 21, 22, and 23; 

Jack seconded. Unanimous except for Noel, who abstained. 

Applicants provided information from an engineer saying that wastewater disposal is adequate for 300 people. 

Don moved that the board reconsider its vote on that standard; Bill seconded. Unanimous except for Noel 

abstains. Don also moved to change the conclusion on standard number 14 from not meeting to meeting the 

standard based on the information provided as to the building’s capacity. Jan seconded. Unanimous vote. 

Paula called for a motion saying that standards were not met for standards 2, 4, 5, 11, 15,17,20. So moved by 

Jack. Bill seconded. Unanimous vote. 

Paula asked for comments from Kristin, who will be putting together findings of fact for a future meeting. Kristin 

suggested a further review of LUO Article 8 Performance Requirements and Standards, some of which may be 

applicable to this application, including lighting; commercial, industrial and institutional standards; parking areas 

and traffic access; and resource protection standards. 

In section 15, applicant must provide sufficient building lighting to provide safe use at night, including parking 

areas. Jan moved that the plan is inadequate for this standard; Bill seconded. 

Section 16 states that solid waste must be shielded from public view. Jan moved that applicant does not meet 

this standard; Bill seconded. 



 

 

Section 17 regarding parking setback requirements: Jack moved that they don’t meet the standard. Jan 

seconded. The board is unable to determine if they meet the setback requirement based on the map provided, 

storm water runoff is an issue, the size of spaces is unknown, and nothing is known about the 19 spaces 

proposed for onsite. 

In Section 18 the issue is traffic access. Paula suggested skipping a vote on this issue since nothing new is being 

developed and instead fold traffic access into the site review. 

Parking issues as discussed in Section 19 Resource Protection were discussed. It was determined that part of the 

proposed parking lot would be in the RP zone, so it will not meet the standard. Jan moved does not meet; Henry 

seconded. 

Jack moved that Sections 15, 16, 17 and 19 do not meet the standard. Jan seconded. Unanimous vote.  

The next meeting is scheduled for 6:30 p.m. on October 12. Kristin will draft the findings of fact to circulate 

among the board. 

Paula thanked the applicants for attending. 

Meeting adjourned at 10:02 p.m. by Paula. 

 

Minutes prepared and submitted by Holly Rahmlow 





Members of the Readfi.eld Plannins Board

SSMH is interested in resolution of cclrnmunLtv and board concerns. Consequently we llave completerl

Physical Site Improvements during the past 2 weeks:

1. Sound Proofing - Both the northern 'walls AND the wall facing Rt 17 harre been faced u'il:h 4" interior

sound proof insulation. The northern exterior walls will be insulated with an additionttl .J" erxterior

insulation. Effective insulation of the barn doors is being considered. All vi;rlls are now sour,d proofed.

2. Parking - During the last Planning Bc,ard hezLring, PB member; and spea.kers spolle of unrtsolved
issues concerning SSMH parking ;rvailability for members.

SSMH Previously subnritted a Parking Lot Map drawn in 201t,. 'fhat rlop r54'6'q incomplete
and INACCURATE. That rnap included only 120 of the 230' prrrperty on Milt :jrreanr Rd.

A NEW PARKING LOT Ml\P: An SSMH supporter owns a professional architectural

drafting and design company..rr this region. He provided the attached SSIdFI parklng lrtt
drawing. His clrawing is baserl upon his on-site measurements cottfirming the lor ,230'

dimension recorded on lbwn tVlao 120. He rvishes to remain anonymous.

A new corrected rnap of the parking lot is attached. The new map accurat,:l)' relllesents the

extensive 230'length of the property along Mill Stream Road. 'l-ttis revis.'d map clesignates

available parking spaces for SSMH nrembers. In addition to the 1;arking lot av'ililtrbility, there

is additional parking available l:or me,mbers on 26 Mill Stream propertv. (That parking would
not be in the Mlill Streanr RoaC right of rvay.) Parking spaces cot.tl-orrt to lown cr:tcle.

In addition to this parktng lot design assrstance, a second voluntee'r cleare,l the elttire 2tlO x 230
parking lot are,a of trees and brush J'hp oenprnrr< siTs of this parking at'ea availaltle for SSMI.t

members is r-row easily visible'.

(The fine print in the drerwing states a numeric ar-curnulator of each parking sp,a(-e. I

54 parking spaces in the Parking Lot on MSR
Number of parking spaces in each line of cars ir-t the parking lot

A
9

l1
20

L9 additional parking spaces are locate d on 26 I\4SR--UAp_erty surrounding the 26 MSR buildling;

TOTAL Parking Spaces available to SSMH members - 73

SSMH will restrict attendance to members, lamily and guests. We anticillate that peopler rnay arrive in
family groups. On site, parking availabilitl' appears sufficient to meet the organiztrtion needs.

Alex Twarog Leah Hayes





 
READFIELD PLANNING BOARD 

AGENDA 

Wednesday November 3, 2021 

6:30 PM 

 

Public Meeting Starts 6:30 pm: 

 

 

1) 26 Mill Stream Road - Safe Space Meeting House (SSMH): The Board will continue consideration of 

the application of SSMH to create a community center/club.  Public Meetings occurred 5/25, 6/2, 7/27 

and 9/28. The Planning Board conducted a site visit on 8/24 and public hearing was held on 

8/25.  Public comments on the application were accepted until 9/7/21.  The property is located at 26 Mill 

Stream Road in the Rural Residential District identified on the Assessors map 120, lot 013. 

 

 

 

Old Business 

Review the meeting minutes of 5/11, 5/25, 6/2, 7/27, 8/25, 9/28, and 10/26 for approval. 

 

 

This meeting will be held LIVE at the Readfield Town Hall and via ZOOM web zoom/phone Join from 

PC, Mac, Linux, iOS, or Android:  

https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09  

Or by Telephone:  1 301 715 8592    Meeting ID: 863 2731 5730 Password:  216751 

 
Public Comments are encouraged and welcomed. They will be received at the time and in the order during the meeting as 

deemed appropriate by the Chair. Written comments from the public will be accepted at the Town Office at any time or 

emailed to ceo@readfieldmaine.org.; however, they must be submitted by the Thursday prior to the next scheduled 

meeting for them to be considered at that meeting. If you have any questions regarding this agenda or would like to be 

placed on a future agenda, please call the Code Enforcement Office at 685-3290. 

 

 

Next Scheduled Planning Board Meeting is November 9, 2021 

https://us02web.zoom.us/j/86327315730?pwd=TVBncExsOVZFS1dRVDVPNEd6cjJSQT09
mailto:ceo@readfieldmaine.org


 

 

READFIELD PLANNING BOARD 

Minutes of Tuesday, November 3, 2021 

 

Planning Board Members: Paula Clark (Chair), Bill Buck, Henry Clauson, Jack Comart, William Godfrey, Jan 

Gould, Don Witherill 

Alternate Planning Board Member (not voting): Noel Madore 

Others Attending: Ray Wendell Esquire, Phyllis Cote, Penny Eno, Jerry Bley, Grace Keene, Steve Smith, Ron 

“Chip” Stephens (CEO), Eric Dyer (Town Manager), Kristin Collins (Town Attorney), Leah Hayes, Kristin Parks 

Meeting called to order at 6:30 p.m. by Paula via Zoom and at the Town Office. 

26 Mill Stream Road—- Safe Space Meeting House (SSMH):  

The board continued consideration of the application of SSMH to create a community center/club. Public 

Meetings occurred May 25, June 2, July 27 and September 28. The Planning Board conducted a site visit on 

August 24 and a public hearing was held on August 25. Public comments on the application were accepted until 

September 7. On September 28 the board held a meeting to go over the site-review criteria.  

The property is located at 26 Mill Stream Road in the Rural Residential District identified on the Assessors map 

120, lot 013. 

Paula recapped the actions taken so far. Town Attorney Kristin Collins presented the findings of fact compiled 

from the SSMH application, site review, public meeting and September 28 meeting. 

Paula went through the findings of fact section by section.  

Jack moved that board accept Sections 1 through 4 as written with a second by Bill G. Vote passed 7-0. 

In Section 5A, Requested Use, clarification of two issues was requested: Jack asked that the definition of 

community center/club be clarified. Leah asked for clarification on which portion of the building and land fall 

into the Resource Protection zone. A footnote was added noting that the 26 Mill Stream Zone map would be 

added to the record. Don moved that with those changes that Section 5A be approved. Seconded by Bill B. All 

approved. 

In Section 5B, Change of Use of Nonconforming Structure, information provided by the abutters for B3  was 

found credible. Jack moved that the conclusion be accepted. Bill B. seconded. Vote passed 7-0. 

In Section 5C Site Plan Review Criteria, changes to number 7, Wetlands, were suggested. Jack moved those 

amendments be approved. Jan seconded. Approved 7-0. 

Also in Section 5C, changes were suggested to numbers 13 and 20 and agreed upon.  



 

 

Jack moved that numbers Section 5C be accepted as amended. Seconded by Bill B. Approved 7-0. 

In the final section, D, Applicable Criteria, number 15, the word “specific” was removed. 

Section 16, which states solid waste must be in an enclosure, was reviewed and the previous determination was 

reversed. The applicant now meets this standard.  

Don moved that Section 5D Article 8 criteria be accepted as amended. Bill B. seconded. Unanimous vote.  

Paula asked everyone if there was anything else to be discussed before the final vote. There was not. Jack 

moved that the application be denied. Bill B. seconded. 

Paula noted the difficulties around this application and asked each board member to state their reasoning for 

their vote. She spoke about the land use ordinance, which states that any change of use to a nonconforming 

structure will not have a greater adverse impact than the existing use. She said that standard is very clear, and it 

is clear to her that the proposed use would have a greater impact. For those and other reasons she votes to 

deny the application despite her support for the SSMH mission. 

Bill G. spoke of his support for the idea, saying a safe space meeting house is a great idea, but this property is 

not an appropriate location and the change of use will have too great an impact on surrounding properties. He is 

voting to deny. 

Jack said he agrees with everything that has been said. He appreciates the applicants’ mission and hopes they 

succeed in doing it, but this is not the right location, especially considering the impact on neighbors Cotes. Votes 

to deny. 

Jan votes to deny for all the reasons stated in the written decision. She is also particularly concerned about the 

noise and other effects of the proposal on this particular area. She also stated support for SSMH and their quest 

to find a more appropriate location. 

Henry is also voting to deny for all the reasons stated in the findings of fact. He said SSMH is a great cause but 26 

Mill Stream is not the right place. He noted that this is why we have land use ordinances and such a thorough 

process. All property owners have rights that the community has agreed upon. This is not an emotional 

response, but a carefully thought-out decision based on the ordinances. 

Bill B. said the project is one that every community needs, but it just doesn’t fit this place. He votes to deny. 

Don agrees that SSMH is a great idea, but there are just too many conditions that cannot be met even under a 

conditional approval. Votes to deny. 

Final vote was 7-0 to deny the application. 

Kristin asked that a vote be taken to authorize Paula to sign the findings of fact as amended. Don moved to 

authorize that approval. Henry seconded. All approved. 

Paula said the minutes from previous meetings would be discussed at the next meeting, which is scheduled for 

6:30 p.m. on November 9.  



 

 

Minutes prepared and submitted by Kristin Parks and Holly Rahmlow 


















































































































































































































