
Planning Board                        June 4, 2012 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (May 14, 2012) 
 
4.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Town of Scarborough Official Zoning Map to update the zoning along Haigis Parkway and the area 
adjacent to Exit 42 of the Maine Turnpike* 
 
5.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
Chapter 405, the Town of Scarborough Zoning Ordinance, by updating the Haigis Parkway District (H-P) 
and the uses permitted in the zone; updating the General Business District (B-3); eliminating the current 
Exit 42 Economic Development Overlay District; and updating related zoning definitions and perform-
ance standards* 
 
6. Meineke Car Care requests site plan review for 5,645 square foot office, retail and service area at 237 
Gorham Road* 
 
7.  Kennebago Subdivision, Risbara Bros. Construction Co., Inc. requests final subdivision review for 14 
residential lots at 170 Two Rod Road in the R-F Zone 
 
8.  Koziar Capital, LLC requests site plan review for 15,424 square foot building for office and warehouse 
space at 32 Haigis Parkway* 
 
9.  Settlers Green Estates II, Normand Berube Builders requests preliminary subdivision review for 31 
lots off Tenney Lane 
 
10. Len Libby’s requests site plan amendment review for the addition of an ice cream window at 419     
U. S. Route One* 
 
11. Quantum Clean, Gibson Realty requests site plan amendment review for a 3,440 square foot addition 
at their site at 5 Gibson Road* 
 
12. Heathwood Crossing Phase II, Bob and Judy Hochmuth request amended subdivision review to divide 
Lot 4 into two separate parcels at 7 Heathwood Lane* 
 
13. Administrative Amendment Report 
 
14. Town Planner’s Report 
 
15. Correspondence 
 
16.  Planning Board Comments 
 
17. Adjournment 
 
*Public comments will be allowed on these items.  
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Town of Scarborough 
 

Planning Board                        June 4, 2012 
MINUTES 

 
Members Present      Staff 
 
Mr. Bouffard       Mr. Bacon, Town Planner 
Mr. Chamberlain      Mr. Chace, Assistant Planner 
Ms. Corthell       Ms. Logan, Recording Secretary 
Mr. Fellows 
Mr. Mazer 
Mr. Thomas 
 
1.  Call to Order  
 
Mr. Fellows called the meeting to order at 7:00 P. M. 
 
2.  Roll Call 
 
The Recording Secretary called the roll; Mr. Paul was absent.  Mr. Fellows authorized Mr. Bouffard to 
vote. 
 
3.  Approval of Minutes (May 14, 2012) 
 
Mr. Bouffard noted two typographical errors in the May 14, 2012 minutes; with those changes Mr. Mazer 
moved to approve the minutes; Mr. Thomas seconded. 
 

Voted 5-0 
 
4.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Town of Scarborough Official Zoning Map to update the zoning along Haigis Parkway and the area 
adjacent to Exit 42 of the Maine Turnpike* 
 
Mr. Bacon gave a Power Point presentation covering both Items 4 and 5.  He stated that Item 4 addressed 
changes to the map and Item 5 covered the text changes proposed in the zones.  He stated that as the econ-
omy improved there was interest in developing Haigis Parkway and the Long Range Planning Committee 
had worked on updating the zoning of this area for several months.  Mr. Bacon stated that the Committee 
considered the vision of the parkway and worked with the public.  He stated that there was a wide range 
of consideration to allow more flexibility on the parkway for possible uses keeping in mind the high qual-
ity development and high standards of the vision.  Mr. Bacon displayed the current zoning and stated that 
they considered three zones rather than just the HP Zone.   
 
Mr. Bacon stated that at Exit 42 the B-3 Zone was proposed and would allow gas stations and larger retail 
stores similar to Cabela's.  He stated that the HP Zone would remain on most of Haigis Parkway where 
they proposed some residential land behind the existing zone to be changed to the HP.  He stated that they 
also proposed the B-3 Zone at Route One which would abut the existing B-3 Zone.  Mr. Bacon explained 
that the B-3 Zone would allow the existing uses at the Gateway as well as multifamily housing as part of 
a Planned Development.  He stated that the B-3 would also allow gas stations within 1,250 feet of the 
intersection with retail uses up to 150,000 square feet; he stated that these uses would be allowed only at 
Exit 42 and not at Route One.   
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Mr. Bacon stated that the HP Zone would remain a high end business area which was proposed to allow 
medical and diagnostic facilities, health clubs, personal services, places of worship, research, develop-
ment and light industrial uses, places of assembly, educational institutions, commercial recreation and 
small-scale energy facilities.  He stated that boarding care for the elderly, nursing homes and multifamily 
residential uses would be allowed as part of a Planned Development.  Mr. Bacon stated that the area south 
of Scottow Hill Road was proposed to be the B-3 Zone consistent with Route One; he stated that this area 
was challenging to develop because of the topography and the wetlands.  He stated that there were a 
handful of other changes to make the language in the Ordinance consistent and clean up references and 
add definitions for research and development and light industry, as well as small scale energy facilities. 
 
Mr. Fellows opened the public hearing.  Ms. Jerri MacLean, of 241 Payne Road, asked why the land 
behind her house was to be changed when there were hundreds of acres of undeveloped land in the area.  
Ms. Karen Martin, of SEDCO, stated that SEDCO supported the changes which would provide more 
opportunities for development while protecting the integrity of the HP Zone.  Ms. Caroline Morrison, of 
28 Whipple Lane, asked what would happen to her area and why the land behind her was being changed 
to the HP Zone.  Mr. Fellows closed the public hearing. 
 
Ms. Corthell commended the staff and Committee for all its work; she asked why refuse-derived fuel was 
not allowed.  Mr. Bacon replied that the Committee talked about it but had concerns about trucking and 
odors and other impacts; he stated that the performance standards required that the volume of truck traffic 
be compatible.  Ms. Corthell asked whether the sign standards would change; Mr. Bacon replied that they 
would change for Ginn Road and The Gateway because of the B-3 Zone allowances, but there were no 
changes to the sign regulations themselves.   
 
Mr. Bacon noted that the extension of the HP Zone at the end of Whipple Lane would follow the rear 
property line of the Scammon property and would not affect the properties behind that line.  He stated that 
The Gateway would be going from one commercial zone to another and no residential land would change 
in that area. 
 
Mr. Bouffard asked whether educational institutions would include truck driving schools; Mr. Bacon 
replied that that use was typically for vocational schools and the thought was for a college or similar 
classroom schooling.  He stated that colleges were not part of the existing HP Zone because they were 
non-profit and did not pay taxes, but were added because they were good employers.  Mr. Chamberlain 
asked about adding the residential component in the HP Zone; Mr. Bacon replied that the Committee 
recommended residential uses because it would make the HP consistent with a lot of the existing zones 
which were allowing mixed uses.  He stated that there should not be too much residential on the parkway 
so the standards allowed a density of five units per acre and no more than 40% residential use.   
 
Mr. Thomas noted that it was interesting to see the changes that were not wanted when the HP Zone was 
initiated; he stated that this was a better, broader way to bring in more business and he was supportive.  
Mr. Mazer stated that he was glad to see the Town being more flexible and Scarborough needed more in 
the way of mixed uses.  He commended the Committee and everyone who participated.   
 
To a question from Mr. Fellows, Mr. Bacon replied that there had been no new gas stations since the B-3 
Zone was created in other areas of Town; he stated that the most recent gas station was the Clipper Mart 
which met the design standards.  He stated that he was concerned about gas stations but there were many 
Town standards and state laws regarding signs that would apply and gas stations would be one more use 
to help the area become more dynamic. Mr. Fellows stated that any specific proposal would be subject to 
the site plan review process and he was supportive of the proposals.  He stated that the Board passed on a 
favorable opinion to the Town Council. 
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Mr. Chamberlain asked about the issue of above ground utilities and he thought it had been a mistake to 
have overhead utilities on Haigis Parkway.  Mr. Bacon stated that there was a big cost consideration, 
especially with three-phase power.  He stated that the Long Range Planning Committee did not address 
utilities. 
 
5.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
Chapter 405, the Town of Scarborough Zoning Ordinance, by updating the Haigis Parkway District (H-P) 
and the uses permitted in the zone; updating the General Business District (B-3); eliminating the current 
Exit 42 Economic Development Overlay District; and updating related zoning definitions and perform-
ance standards* 
 
Mr. Fellows opened the public hearing; no one had further comments; Mr. Fellows closed the public 
hearing.   
 
Mr. Fellows stated that the Board's favorable opinions were clear under Item 4. 
 
6. Meineke Car Care requests site plan review for 5,645 square foot office, retail and service area at 237 
Gorham Road* 
 
Mr. Chace explained that this item was tabled at the last meeting so the Board could receive design ele-
ments.  He noted that there were site access issues and the access had been redesigned.  He stated that the 
staff memo indicated that the lighting plan needed to be submitted and there could be some enhancements 
to the landscaping at Gorham Road.  He stated that Mr. Tubbs suggested revisions to the stormwater 
system. 
 
Mr. Lee Allen, of Northeast Civil Solutions, stated that they had moved the driveway to the edge of the 
property and made the circulation one way around the building with a 20 foot wide driveway for emer-
gency access.  He noted that there was an easement shown to the abutting property. 
 
Mr. Mark Senglemann, of Alpha Architects, displayed the building and stated that the garage doors were 
perpendicular to Gorham Road and not visible from the street.  He stated that the building would be vinyl 
clad with an architectural roof, trim boards, two wall signs and a large fabric awning.  Mr. Senglemann 
stated that the sides and rear of the building were designed so there would be no hazard from ice or water 
at the access doors.  He stated that there was a landscaped fence between this business and the abutting 
day care for screening.  Mr. Senglemann showed the sign and stated that it would be less than 100 square 
feet with a small reader board and an area at the bottom for a future tenant.  He stated that they proposed 
LED light-ing with only two poles and wallpacks on the building. 
 
Mr. Tony Muench, landscape architect, stated that there would be buffering at the front with a major tree 
and shrubs and the fence and tall shrubs would create a soundproof barrier at the side.  He stated that he 
recommended a two foot berm to block cars at the front with tall grass and day lilies around the sign; he 
stated that the existing vegetation on the other side of the site would remain untouched.  Mr. Muench 
stated that there would be plantings near the windows and snow storage in the rear. 
 
Mr. Thomas stated that this was a great improvement and he liked the sign and the LED lights, and the re-
alignment of the one-way driveway should help.  To questions from Mr. Thomas, Mr. Allen replied that 
they left an easement for a future sidewalk and the fence was six feet high. To a question from Mr. Mazer, 
Mr. Allen replied that they would widen the road and add four feet of pavement for a left turn lane on 
Gorham Road.  Mr. Chace noted that the revised stormwater plan had not been received but the issues 
could be taken care of and the staff was comfortable.  Mr. Mazer stated that he was comfortable with the  
landscaping and the lighting. 
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To questions from Mr. Chamberlain, Mr. Allen replied that they were fine with the two foot berm and 
would verify the sight distance after the vegetation was cut back.  Mr. Bouffard stated that this plan was a 
big improvement and he appreciated the fence and the landscaping.  He asked whether the exit would be 
one or two lanes; Mr. Allen replied that the exit would be a single lane.  Ms. Corthell stated that she was 
pleased with the changes and liked the large numbers on the sign; she asked about the text on the elec-
trical sign.  Mr. Chace replied that the sign could accommodate two lines of 8 to 10 inch letters.  Mr. 
Fellows stated that he appreciated the responsiveness on the new plans; he stated that the staff could 
handle the final issues.   
 
Mr. Fellows moved to approve the site plan for Meineke Car Care with the following conditions: 
 
1.  Prior to issuance of the building permit the applicant shall execute documentation for the sidewalk 
easement along Gorham Road; 
2.  Prior to issuance of a building permit the Site Plan shall be revised to address the comments in 
SYTDesign's memo dated May 23, 2012; 
3.  Prior to issuance of a building permit the applicant shall submit a lighting plan for review and approval 
by the Planning staff; 
4.  The design of the freestanding sign shall be reviewed and approved by the Planning staff prior to 
issuance of a sign permit; 
5. Prior to issuance of a building permit the applicant shall submit a revised landscape plan for review and 
approval by the Planning staff; 
6.  Prior to the issuance of a Certificate of Occupancy the applicant shall provide evidence that the sight 
distance of at least 305 feet has been met from the driveway location; 
7.  Prior to issuance of a building permit the applicant shall pay traffic impact fees totaling $14,869.69. 
 
Mr. Thomas seconded. 

Voted 5-0 
 
7.  Kennebago Subdivision, Risbara Bros. Construction Co., Inc. requests final subdivision review for 14 
residential lots at 170 Two Rod Road in the R-F Zone 
 
Mr. Chace stated that he had received a copy of the DEP permit.  He stated that the project was given 
preliminary approval with a few minor items to be addressed.  He stated that stormwater would be main-
tained by a homeowners association and the revised plan covered the comments from staff.  Mr. Chace 
stated that there had been questions regarding the streetscape on Two Rod Road; he noted that many of 
the trees had been clipped by snowplows.  He stated that the applicant met with the staff and will work 
with the Town for selective cutting. 
 
Mr. Mazer stated that he wanted to make sure the tree cutting was closely monitored; Ms. Nancy St. Clair, 
of St. Clair Associates, replied that they had agreed to the monitoring of the tree cutting.  To a question 
from Mr. Bouffard, Ms. St. Clair replied that there were trees behind those that would be cut and when 
the trees to be cut were taken down the smaller trees in the rear would grow in to create a new streetscape. 
Ms. St. Clair stated that there were trees in the easement area that would benefit the Town and the lot 
owners would not be able to cut them down.  Mr. Bouffard asked about the canopy of trees on the nearby 
lots; Mr. Chace stated that the Public Works Director did not talk about any other trees to be removed. 
 
Mr. Fellows moved to approve the final subdivision plan with the following conditions: 
 
1. The subdivision shall be constructed in accordance with the subdivision plans entitled "Kennebago 
Subdivision," as prepared by St. Clair Associates, dated February 10, 2012 and revised May 31, 2012; 
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2.  In an effort to maintain the existing character of the neighborhood, the applicant shall limit the clearing 
of trees along Two Rod Road to the greatest extent possible.  Prior to the onset of construction the appli-
cant shall coordinate with the Planning and Public Works Departments to ensure that only the minimal 
amount of vegetation is removed to ensure adequate and safe sight lines are attained at the intersection of 
the proposed development road and Two Rod Road; 
3.  Prior to the release of the attested final subdivision plan to the applicant for recording at the Cumber-
land County Registry of Deeds, the applicant shall pay the required traffic impact fees totaling $7,709.79. 
4.  A recreation contribution in the amount of $250.00 shall be paid on a lot by lot basis prior to the 
issuance of a building permit; 
5.  Prior to the release of the attested final subdivision plan to the applicant for recording, the applicant 
shall execute and record all documentation necessary to comply with the Town's Post-Construction 
Stormwater Infrastructure Management Ordinance. 
 
Mr. Thomas seconded. 

Voted 5-0 
 
8.  Koziar Capital, LLC requests site plan review for 15,424 square foot building for office and warehouse 
space at 32 Haigis Parkway* 
 
Mr. Chace stated that this was seen by the Board as sketch plan review and there were comments from the 
staff and from Mr. Gorrill and Mr. Tubbs.  He stated that the DOT and DEP permits were still pending.  
He explained that the DOT limited the curbcuts on the Parkway so this site must share access with the 
abutting property; he stated that there may be a way to limit the amount of impervious surface by locating 
the access near the parking at the east side of the building which might enhance the landscaping and dev-
elopment alternatives on the other lot.  Mr. Chace stated that there should be safe pedestrian access and 
the landscaping plan should be enhanced; he noted that the north face of the building seemed stark toward 
the abutting property. 
 
Mr. Lee Allen, of Northeast Civil Solutions, stated that they expected the DOT permit within two weeks 
and had submitted the DEP application in April and it should be a simple process.  He stated that the 
landscaping plan would be improved.  Mr. Allen showed the lot and the rear land; he stated that the 
thought was for an access easement for the rear lot and they would like to keep the accesses separate 
because they did not want traffic from another lot going through their parking area.   
 
Mr. Gary Dayharsh, an architect from Delta Building Corp., stated that the office and training facility 
structure would be of cultured stone and cedar shingles in a clay color with white trim and windows; he 
stated that the roof would be metal.  Mr. Dayharsh stated that the rear of the building would be the 
warehouse area with board and batten similar in color to the rest of the building and the landscaping 
would provide enhancement to that side of the building. 
 
Mr. Bouffard stated that he was sympathetic with the issue of not wanting access through the parking lot 
and the access might depend on the type of business that went on the abutting lot.  He stated that he was 
satisfied.  Ms. Corthell stated that she understood the point about the access but would like to see 
something that would allow not covering as much of the site until there was a proposal for the back 
property, at which time the most efficient access could be determined.   To a question from Ms. Corthell, 
Mr. Allen replied that they had moved the parking to the rear but the building orientation was the same so 
that trailer trucks could get into the bays.  Ms. Corthell stated that she would prefer to see architectural 
details on all sides of the building.  Mr. Dayharsh stated that they would to keep the back of the building 
basic because that is where it could be expanded in the future.   
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To a question from Mr. Chamberlain, Mr. Allen replied that they would provide the three handicap spaces 
required. Mr. Chamberlain asked how visible the loading docks were from Haigis Parkway; Mr. Dayharsh 
replied that they would be recessed into the building.  Mr. Chamberlain stated that the onus was on the 
developer of the back lot to site his building to meet the access; he stated that going through this parking 
lot would be a challenge.   To a question from Mr. Thomas, Mr. Dayharsh replied that people coming for 
training would park on the right side.  Mr. Thomas agreed that it was hard to anticipate the second access 
and that could be addressed when that site was developed.  He stated that he appreciated the shifting of 
the parking behind the screening and the fact that the applicant would try to blend in the loading dock.  
He stated that lighting was important and he would like to see a walkway to get people safely across the 
truck traffic.  Mr. Dayharsh stated that there would be one trailer per day during the middle of the night.  
He stated that a small delivery truck would come and go.  Mr. Thomas liked the earthy tones. 
 
Mr. Mazer asked whether the architecture fit the long term planning for this area; Mr. Bacon replied that 
it fit many of the commercial design standards and the use as a headquarters was what the HP Zone was 
written for and it was a good first use.  Mr. Mazer emphasized a delineated pedestrian walkway.  Mr. 
Fellows stated that he was ambivalent about the future access and sympathetic with not having traffic 
going through the parking lot; he stated that he looked forward to seeing the landscaping and some 
enhancing of the north elevation. 
 
9.  Settlers Green Estates II, Normand Berube Builders requests preliminary subdivision review for 31 
lots off Tenney Lane 
 
Mr. Chace stated that, at the request of the Board, the Conservation Commission had submitted a review 
of their findings.  He stated that a neighborhood traffic impact analysis had been done.  He stated that the 
Board should address the net residential calculations with regard to the pockets of uplands.  Mr. Chace 
stated that the applicant wanted not only Weathervane Road but all the other roads to be 20 feet wide but 
the staff felt there should be further evidence to show the rationale behind that request and the applicant's 
traffic engineer should address the safety of that design. He stated that the alignment of the walking trail 
through to Tenney Lane and Wiley Park should be discussed; he stated that the applicant would provide 
plans for the streetscape with neighborhood buffering for the corner lots at Tenney Lane and to the east.  
He stated that the staff had discussed the stormwater pond at the end of Tenney Lane with the applicant; 
he stated that the Board should discuss the construction access plans. 
 
Mr. Fellows stated that the Board had received and read correspondence from four neighbors; he stated 
that there would be no further public comment tonight, but the Board should consider allowing additional 
public omment later during the process.     
 
Mr. William Thompson, of BH2M, stated that they first proposed a breakaway gate at Weathervane Road 
but subsequently proposed that Weathervane Road be a through street which reduced the traffic through 
Tenney Lane significantly and made the neighbors more comfortable.  Mr. Thompson addressed the five 
comments from the Conservation Commission.  He stated that the Commission agreed that the uplands 
could be added in or used in the net residential count and they saw no issues with the wetland study.  Mr. 
Thompson stated that there was a site walk with the Army Corps of Engineers and the DEP whose com-
ments resulted in one less lot for a total of 30.  He stated that the Commission strongly recommended the 
least wide roads to minimize impacts on the wetlands.   
 
Mr. Thompson stated that there were no significant vernal pools on the site. He stated that the Commis-
sion recommended a site evaluation for rare flora and fauna and the State sent an e-mail which indicated 
that they had done further analysis.  He stated that they had done the stormwater report as requested by 
the Commission, who supported enhancement of the retention pond and the use of higher storm return 
intervals for future stormwater design standards.   



7 
 

 
Mr. Les Berry, of BH2M, stated that the stormwater report was adjusted and they would use arched 
culverts so the stream would flow naturally through the imbedded culvert.  Mr. Berry stated that they 
have had discussions with the Town staff about improvements to the existing Town pond.  He stated that 
they would like the Board to determine whether the uplands could count toward the net residential density 
and whether the wetlands delineation was accepted. 
 
Mr. Thompson stated that they had requested four waivers centering around the width of the pavement 
and wanted to eliminate the curbing on one side of Weathervane Road so the water could drain; he stated 
that the cul de sacs would stay the same width.  Mr. Thompson stated that they wanted the 20 foot wide 
roads in order to reduce the wetlands crossing and a 20 foot road in a residential setting, which was not a 
through road, was safe and minimized environmental effects. 
 
Mr. Chamberlain asked whether there would be construction phasing, Mr. Thompson replied that they 
would like to build up to nine lots and then build Weathervane Road, at which time no more construction 
traffic would use Tenney Lane.  To questions from Mr. Chamberlain, Mr. Thompson replied that the 
number of lots dropped from 31 to 30 because of the added wetland and the trail head would be between 
Lots 11 and 12.  Mr. Thompson stated that the homeowners association would be responsible for the trail, 
the pond and the open space.   He stated that one of the abutting homeowners at the Tenney Lane 
intersection had plantings and the other owner wanted shade trees; he stated that there would be street 
trees on the front of each lot.  Mr. Chamberlain stated that a 20 foot wide street was restrictive and he still 
struggled with the road going to Highland Avenue because it would be unsafe for people going to the 
ballfield.  He stated that people would use Weathervane Road as a shortcut and he would like to have 
more information from the traffic engineer regarding the use of that street from a safety standpoint.  Mr. 
Chamberlain stated that 20 feet made sense in some areas but not on busy roads.  He stated that he liked 
the phasing so construction trucks would use Highland Avenue. 
 
Mr. Mazer stated that he agreed with Mr. Chamberlain regarding the street width.  He stated that he was 
confused about the net residential density calculations and the wetland delineation.  Mr. Fellows stated 
that the issue was that there were differences in the interpretation of what upland areas should be in-
cluded.  Mr. Chace stated that there were a few pockets of upland on the east side and there were seven  
criteria to be addressed but the one item that was at the Board's discretion was inaccessible land so the 
question to the Board was if only a conventional subdivision could be done or would the Board allow 
access to those uplands.  He stated that the Board was the final arbiter; he stated that Mr. Tubbs thought 
the uplands were permitable but the question was whether someone would actually use them.  He stated 
that the Conservation Commission had the same issues with that question.  Mr. Chace noted that an 
abutter had hired a scientist who refuted the applicant's evidence and the onus was always on the 
applicant with the Board acting in judgment.  He stated that the Board could make its decision or hire a 
third party peer review.   
 
To a question from Mr. Chamberlain, Mr. Chace replied that the standards had allowed hammerheads 
since 1986 but developers did not typically use them.  Ms. Corthell stated that she could see where the 
upland areas could be accessed but using them would not be practical.  She stated that she liked the 
waivers on the roads from an environmental standpoint but when driving through a development and 
coming   to a narrow road it did not seem right to have a drastic reduction in design.  She stated that she 
did not have confidence in the wetlands issues and it would be helpful for a third party to give an opinion.   
 
Mr. Thomas noted that the Board always debated the question of road width but were inconsistent in 
approvals.  He stated that in this case there was a broad neighborhood which was being fed traffic from 
another area; he stated that because it was hard to say no to some developers and yes to others, he was 
going to say that he did not have a problem with the width.  He stated that there would be a sidewalk for 
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safety.  Mr. Thomas stated that Weathervane Lane would be a through way, not an emergency access and 
he liked the phasing of nine lots. He stated that the Board needed to rely on the Town reviewers regarding 
wetlands. 
 
Mr. Bouffard stated that he was more interested in the impacts on the Tenney Lane residents because they 
had more traffic to contend with.  He stated that he did not agree with reducing the road from 24 feet 
because residents of the existing subdivision should be encouraged to use that access to Highland Avenue.  
He stated that there was a good reason the Ordinance required 24 feet, especially during the winter.  Mr. 
Bouffard stated that he was opposed to any construction vehicles using Tenney Lane even during Phase I. 
 
Mr. Fellows stated that he would be inclined to stay with the 24 foot width and would like to see a better 
analysis to determine that it would be safe; he noted that bicyclists and joggers did not use sidewalks and 
there was a lot of traffic to the ballfields.  He stated that a narrower road was for a rural area with only a 
few lots and not a throughway.  Mr. Mazer suggested 22 feet.  Mr. Chace stated that the Board had al-
lowed narrower roads when there was evidence that it made sense and it may be worth asking the appli-
cant to provide more proof.  Mr. Fellows stated that the Board did not seem prepared to make this deter-
mination.  Mr. Chace stated that the Board could accept or deny the evidence provided or request a third 
party peer review. 
 
Mr. Thompson stated that Mark Hampton did a wetland analysis and the Army Corps of Engineers did a 
site walk.  He stated that he did not think they discounted the areas of concern by the abutter's soils 
scientist and they were not too far away from that analysis.  He noted that the DEP and the Army Corps 
would also do their analysis.  Mr. Mazer stated that he did not think the Board needed anyone else 
involved and he would like to hear what the DEP had to say. 
 
To a question from Mr. Fellows, Mr. Bacon replied that other than the wetland  delineation, the biggest 
question was the upland pieces that were part of the net residential calculations because they were iso-
lated from the rest; he stated that that had a bigger bearing than the delineation and the applicant needed 
direction before they could go to the DEP.  Ms. Corthell stated that she was comfortable using the Con-
servation Commission's vote on the uplands but she needed to think about the road widths.  Mr. Bacon 
stated that the staff could work with the Town's traffic consultant to make a list of road widths in Town to 
understand what had happened in the past.   
 
There was discussion regarding the accessibililty of the uplands in relation to the net residential density 
calculations.  Mr. Chamberlain stated that he would need to see the conventional layout under the RF 
Zone; he stated that the northernmost piece should not be part of the calculations.  Mr. Fellows stated that 
he had those same concerns and would prefer to have another discussion. 
 
Mr. Mazer moved to allow the applicant to accept the 30 lots; Mr. Thomas seconded. 
 
Mr. Chace stated that there was the question of wetlands delineation which may also alter the calculations 
and stated that the Board still needed to discuss the delineation. To a question from Mr. Mazer, Mr. Chace 
replied that because the DEP could change the wetlands delineation the Board typically did not give final 
approval until their permits were issued; he stated that the Board needed to give direction under the 
Town's regulations.   Mr. Fellows stated that there was some grey area but he was more willing to accept 
the wetlands delineation than he was the uplands.  
  
Mr. Mazer and Mr. Thomas withdrew their motion and second. 
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The Board agreed unanimously to accept the wetlands delineation.  Only Mr. Bouffard and Ms. Corthell 
were willing to accept the uplands.  Mr. Thompson noted that the applicant was asking for the northern 
upland to be considered but it would not be built on since it was isolated.   
 
Mr. Chace stated that the road width waivers had to be determined; he suggested that the Board ask for 
materials based on net residential calculations, materials submitted previously and a draft engineering 
report about the road width for safe movement for pedestrians and traffic.   
 
10. Len Libby’s requests site plan amendment review for the addition of an ice cream window at 419     
U. S. Route One* 
 
Mr. Chace stated that the applicant showed the location of the window, waiting area and vehicular and 
pedestrian movement. 
 
Mr. Kevin Downing, of Gawron Turgeon Architects, stated that the ice cream window would be on the 
west façade with an awning and a 9 by 25 foot terrace to access the window.  He stated that they would 
stripe the terrace and the existing sidewalk in front of the building.  He stated that there may be some 
table seating which would play into the parking calculations; he stated that there was space for 27 parking 
spaces and there would be no new retail space and only 25 spaces were required.  He stated that the pave-
ment would be striped for pedestrian circulation. 
 
Mr. Mazer stated that his concern was safety and movement of traffic and pedestrians.  To a question 
from Mr. Mazer, Mr. Downing replied that there was 40 feet from the small parking lot to the window 
and they could stripe the area similar to a crosswalk.  Mr. Chamberlain noted that rain would fall from the 
roof off the awning; he asked that the applicant consider roof gutters in that area.  Mr. Bouffard stated that 
his issue was that he could see someone using the front left corner as a parking space and planting could 
delineate the pedestrian area. 
 
To a question from Ms. Corthell, Mr. Downing replied that there were steps to the window but no handi-
cap ramp.  Ms. Corthell asked about directional signs; Mr. Downing replied that there was only service 
vehicle access and no customer circulation around the building.  To questions from Ms. Corthell, Mr. 
Downing replied that there was 25 feet from the jut of land at the parking to the window and it was not 
unusual for picnic tables to be on the leach field as long as there were no vent pipes.    Mr. Fellows stated 
that he would like to see parking discouraged in the corner of the six car parking area.  Mr. Chamberlain 
stated that if the six-car parking were at the top of the area people would not have to back up toward the 
picnic tables. 
 
Mr. Fellows moved to approve the site plan amendment dated May 16, 2012 with the condition that the 
applicant revise the plans to reflect the above comments for the approval of the staff; Mr. Thomas 
seconded. 

Voted 5-0 
 
11. Quantum Clean, Gibson Realty requests site plan amendment review for a 3,440 square foot addition 
at their site at 5 Gibson Road* 
 
This item was tabled because of the late hour. 
 
12. Heathwood Crossing Phase II, Bob and Judy Hochmuth request amended subdivision review to divide 
Lot 4 into two separate parcels at 7 Heathwood Lane* 
 
This item was tabled because of the late hour. 
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13. Administrative Amendment Report 
 
There was no report. 
 
14. Town Planner’s Report 
 
There was no report. 
 
15. Correspondence 
 
There was no correspondence. 
 
16.  Planning Board Comments 
 
Mr. Mazer thanked the staff and management of the Egg & I for its preopening and wished them well.  
Mr. Mazer announced that he would not be at the next meeting.  Mr. Chamberlain stated that he would 
not be at the next meeting. 
 
Ms. Corthell noted that sometimes it was hard to be in discussion mode and try to make judgments so a 
workshop was easier to help put everything together.  She thanked the staff for its guidance.  Mr. Fellows 
noted that the Board could have a general discussion about wetlands at one of its ongoing informational 
workshops. 
  
17. Adjournment 
 
The meeting was adjourned at 10:40 P. M. 
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