
Town of Scarborough 
 

Planning Board          January 3, 2011 
 

AGENDA 
 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (December 13, 2010) 
 
4.  The Board will conduct a public hearing and provide recommendations to the Town Council regarding 
the request from New England Expedition for a Contract Zoning amendment for the Gateway at 
Scarborough site off Payne Road* 
 
5.  A request for an advisory opinion to the Town Council regarding the Higgins Beach Parking facility* 
 
6.  Carter Brook Subdivision, the Grondin family requests sketch plan review for amendment to 
previously approved subdivision  
 
7.  Administrative Amendment Report 
 
8.  Town Planner’s Report 
 
9.  Correspondence 
 
10. Planning Board Comments 
 
11. Election of Officers 
 
12. Adjournment 
 
 
 
*Public comments will be allowed on these items. 
 
 

NO NEW ITEMS SHALL BE TAKEN UP AFTER 10:30 P. M. 
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Town of Scarborough 
 

Planning Board          January 3, 2011 
 

MINUTES 
 

Members Present     Staff 
 
Mr. Chamberlain     Mr. Bacon, Town Planner 
Mr. Mazer      Ms. Logan, Recording Secretary 
Mr. Paul 
Mr. Thomas 

 
1.  Call to Order  
 
Mr. Paul called the meeting to order at 7:00 P. M. 
 
2.  Roll Call 
 
The Recording Secretary called the roll; Mr. Fellows was absent. 
 
3.  Approval of Minutes (December 13, 2010) 
 
The minutes were not available. 
 
4.  The Board will conduct a public hearing and provide recommendations to the Town Council regarding 
the request from New England Expedition for a Contract Zoning amendment for the Gateway at 
Scarborough site off Payne Road* 
 
Mr. Bacon explained that this was a limited amendment that would allow multiple signs and each shop 
would be allowed one business sign at the entrance.  He stated that the HP Zone limited signs to 10 feet 
high and the applicant wanted to have 16 foot signs, as allowed in other zones, for better visibility.   
 
Attorney Richard Shinay stated that a 10 foot sign did not give the exposure needed; he stated that there 
was a rendition of the proposed signs and, following approval by the Town Council, they would return to 
the Planning Board for final approval of the amended site plan and sign. 
 
Mr. Paul opened the public hearing.  Ms. Kerry Corthell, of 1 Wedgewood Street, stated that this was 
logical and appropriate and would be helpful to the businesses.  Mr. Paul closed the public hearing. 
 
Mr. Mazer stated that he was in favor of the amendment.  To a question from Mr. Thomas, Mr. Bacon 
replied that, following second reading and approval by the Town Council, this item should be back to the 
Board by the February 8, 2011 meeting.  Mr. Thomas stated that he was in favor of the amendment. To a 
question from Mr. Chamberlain, Mr. Shinay replied that one sign would be at the corner near Famous 
Dave’s and the Gateway Square sign would be on the Payne Road side.  He stated that the sign at the 
Haigis Parkway entrance would be on the right toward the south.  Mr. Chamberlain stated that he was 
supportive but did not want to impair visibility of traffic. 
 
Mr. Paul stated that he was in support of the 16 foot height but the white background did not meet the 
sign ordinance requirements.  Mr. Shinay stated that the signs would be internally illuminated and would 
meet the ordinance requirements.  Mr. Paul stated that the Board was in favor of this amendment. 



 2

5.  A request for an advisory opinion to the Town Council regarding the Higgins Beach Parking facility* 
 
Mr. Bacon stated that in conjunction with the Land for Maine’s Future, the Town purchased this parking 
lot at Higgins Beach; he stated that the Town Council had seen the plan and it was now before this Board 
for an advisory opinion.  He read the staff comments. 
 
Mr. Tom Saucier, of Site Design Associates, displayed the plan and the location of the site.  He stated that 
the site was mostly graveled to the property lines with some green space.  He stated that there were 62 
parking spaces for the Town and nine spaces in a separate lot which would be leased by the Higgins 
Beach Inn for their employees.  He stated that the proposal was to define and delineate the parking and 
add green space; he stated that there would be automatic gates and better access as well as a new bath-
house with a 30 foot setback.  Mr. Saucier stated that there was space for 20 additional parking spaces if 
needed in the future.  He stated that there would be fencing and shrubs for screening of the bathhouse and 
a sidewalk from Ocean Avenue; he stated that there would be some benches near the front.  Mr. Saucier 
stated that a gate was proposed in the middle of the parking area to keep people away from those spaces 
near the homes at certain times of day.  He stated that they thought two curbcuts would not cause impacts 
because of the limited amount of traffic.   
 
Mr. Saucier stated that they would pave the entrance and leave the existing building for now.  He stated 
that the first phase would include putting in the gate system and define the gravel areas with curb stops; 
he stated that there would be a temporary attendant but the gate would eventually be automated.  He 
stated that they tried to satisfy the neighbors with the fence, which would be five feet high in some areas 
and six feet in others, with plants for screening.  Mr. Saucier stated that the sidewalk would be created 
during the first phase, but the building would not be constructed until there was funding. 
 
Mr. Stanley Gawron, of Gawron Turgeon Architects, explained that they could not use the existing 
cottage for the bathhouse because it was impossible to develop the interior functions and the handicap 
accessibility in the present structure.  He stated that the new building was shown as a concept only but 
would be cottage style; he stated that there would be no night lighting. 
 
Mr. Paul opened the meeting to public comment.  Mr. David Kane, of 16 Pine Ledge Drive, stated that he 
would hold his comments on the beachfront parking for the Town Council meeting but he was in favor of 
this parking lot. 
 
Mr. Mazer asked about the potential additional parking and the maintenance of the inn’s space; Mr. 
Saucier replied that the area had wetlands and there would be some impact and that the Town would be 
responsible for maintenance of the nine parking spaces which would be worked into the lease agreement.  
Mr. Saucier stated that the gate in the back area would be on a timer to keep early users away from the 
homes.   
 
To a question from Mr. Thomas, Mr. Saucier replied that the main access gate would be opened with cash 
or a card and the gate at the inn’s area currently was a swing gate.  To a question from Mr. Thomas, Mr. 
Bacon replied that since this was Town property any change other than the number of spaces or the layout 
would not necessitate a return to the Board; he stated that the inn would plow their own area. Mr. Thomas 
stated that he would like to leave the existing building as long as possible for balance of the site; he stated 
that he was not opposed to the separate entrance in order to save the green space in the rear. He stated that 
he would like to see more detail regarding the fencing and hoped it would blend and be easily maintained.  
To a question from Mr. Thomas, Mr. Saucier replied that the parking lot would not be lit but there would 
be lights in the building’s soffits.   Mr. Thomas asked what would stop people from using the lot at night; 
Mr. Saucier replied that the main gate would not be operable at certain times.   
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To a question from Mr. Thomas, Mr. Saucier replied that they would begin work on Phase 1 next spring.  
Mr. Thomas stated that he liked the shrubbery and the two curb cuts; he stated that the Town should not 
have to pay for anything in the inn’s lot.  He stated that this was a good project and he would like to see   
it done sooner than later.  To a question from Mr. Thomas, Mr. Saucier replied that it would cost $3,000 
to $5,000 per space for the new spaces.  Mr. Thomas stated that he supported this project as long as the 
contract is worked out between the Town and the inn. 
 
To a question from Mr. Chamberlain, Mr. Saucier replied that he did not know whether the hours of oper-
ation had been established.  Mr. Chamberlain stated that he agreed with the two curb cuts but thought the 
swing gate would cause safety issues if a car had to be left in order to operate the gate; he suggested mov-
ing the swing gate further into the lot.  To a question from Mr. Chamberlain, Mr. Gawron replied that the 
entry and showers were at the rear of the building.   
 
To a question from Mr. Mazer, Mr. Saucier replied that keeping people from parking at night would be an 
enforcement issue with signage but the inn could lease space to generate revenue for the Town.  Mr. 
Bacon noted that another issue was having a lease agreement for the parking spaces on the street in front 
of the inn.  Mr. Mazer stated that if there were no parking at the beach it would push the parking into this 
lot.  To a question from Mr. Mazer, Mr. Saucier replied that there would be three handicap spaces.  Mr. 
Bacon stated that the spaces would be 9 by 18 feet.   
 
Mr. Paul confirmed that the parking lot and the bathhouse would be available during the winter with re-
duced parking and snow storage behind the rear gate.  Mr. Paul stated that the fencing and the buffering 
looked good and the second curb cut delineated the two lots.  Mr. Paul stated that there was a favorable 
opinion from the Board. 
 
6.  Carter Brook Subdivision, the Grondin family requests sketch plan review for amendment to 
previously approved subdivision  
 
Mr. Bacon noted that this was a request for an extension to an existing subdivision; he stated that the staff 
had comments regarding the hammerhead and the alignment of the access to potential future roads. 
 
Mr. Shawn Frank, of Sebago Technics, noted that 11 lots were approved off Holmes Road with the 1,300 
foot dead end Carter Brook Drive; he stated that the Carter family gravel pit was an abutter.  He stated 
that a note on the approved subdivision plan indicated that there would be further subdivision on the site.  
He stated that the Carters, the Grondins and the Hales had formed an entity to use the area in conjunction 
with each other.  He stated that their area was excavated and the area stabilized.  Mr. Frank stated that this 
was a 30 acre parcel at the end of Carter Brook Drive with a net residential density for six lots.  He 
showed a concept for a Conservation Subdivision with six lots with open space in the rear to be main-
tained by a homeowners’ association.  He stated that they would extend Carter Brook Drive to a total of 
2,000 square feet with a hammerhead and six 6,000 square foot lots.  He stated that there was an existing 
underground tank system for the Carter Brook Subdivision.  He stated that they would like comments re-
garding the Conservation Subdivision. 
 
Mr. Chamberlain asked whether there actually was 12.03 acres for development after the steep slopes 
were removed; he stated that the slope in Lot 2 looked unusual.  Mr. Frank stated that they were in the 
process of updating the topographical map since the 2005 excavation.  Mr. Chamberlain stated that he 
wanted to be sure there was enough acreage.  Mr. Frank stated that they had been conservative on the net 
residential acreage and it was possible that more lots could be created; he stated that the new grading plan 
would show a change in the slope.  Mr. Chamberlain stated that he would like to see continuity of this lot 
with the other properties.  Mr. Bacon stated that the staff could produce a map showing the entire area.   
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Mr. Thomas stated that the elevations would he helpful and he had no issues as long as the lots could be 
identified with the grades.  To a question from Mr. Thomas, Mr. Bacon replied that the Town had re-
ceived some open space in the pastthat it deemed high value but it was not clear whether this land had  
that value; he stated that if the abutting property were developed and had adjacent open space it could, 
collectively, be more valuable for the Town to obtain and maintain.  Mr. Thomas stated that he had no 
issues other than the topography. 
 
To a question from Mr. Chamberlain, Mr. Frank replied that there was no association for the existing 
subdivision but there were covenants and that covenants would not have covered pesticide use in 1999.  
He stated that there would need to be an association to take care of the pond.  Mr. Paul stated that he 
thought the Conservation Subdivision plan made the most sense; he stated that his issue was the piece of 
brook on Lot 4 which should not be part of a private lot.  He stated that the wetland area needed to be 
protected. 
 
Mr. Frank stated that he would adjust the hammerhead to put it on the other side of the road. 
 
7.  Administrative Amendment Report 
 
There was no report. 
 
8.  Town Planner’s Report 
 
Mr. Bacon stated that the Board should expect to see two initiatives from the Comprehensive Plan Imple-
mentation Committee, one regarding the Black Point Neighborhood Center and the other the Aquifer 
Protection Overlay District in north Scarborough.   
 
9.  Correspondence 
 
There was no correspondence. 
 
10. Planning Board Comments 
 
Mr. Chamberlain stated that the Maine Medical Center building at 301 Route One and the Elevation 
Center building had turned into classy projects; Mr. Thomas agreed. 
 
Mr. Paul noted that one of the Board members would be absent from the next meeting and he hoped that 
all others would be present for a quorum.  Mr. Bacon noted that the Appointments Committee would meet 
on Wednesday, January 5, 2011. 
 
11. Election of Officers 
 
Mr. Thomas stated that Mr. Mazer would be part of the Oak Hill Pedestrian Study Committee.  Mr. 
Thomas presented the slate of officers and moved to approve Mr. Paul as Chairman, Mr. Fellows as Vice 
Chairman and himself, Mr. Thomas, as Secretary; Mr. Mazer seconded. 
 

Voted 4-0 
12. Adjournment 
 
The meeting was adjourned at 8:25 P. M. 
 

 


