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Planning Board        TUESDAY, October 9, 2012 

 
AGENDA 

 
 

THIS MEETING WILL BE HELD IN THE SCARBOROUGH HIGH SCHOOL CAFETERIA 
 
 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (September 17, 2012) 
 
4.  Hoglund’s Countryside Butchers, Mike Hoglund requests site plan amendment review for deck 
upgrades at 89 County Road* 
 
5.  Duvall Properties, LLC requests sketch plan review for a gift shop and ice cream parlor in existing 
structure at 97 County Road 
 
6.  Scarborough Property Holdings, LLC requests Planned Development review for mixed use develop-
ment at the corner of Payne Road and Ginn Road* 
 
7.  Scarborough Fish and Game requests site plan amendment for the development of additional storage 
buildings* 
 
8.  Administrative Amendment Report 
 
9.  Town Planner’s Report 
 
10.  Correspondence 
 
11. Planning Board Comments 
 
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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September 21, 2012 

 

Mr. Jay Chace, Ass’t Planner 

Town of Scarborough 

259 US Route 1 

Scarborough, ME 04074 

 

RE: Duvall Property- 97 County Road 

 

Dear Jay, 

 

Northeast Civil Solutions (NCS) is pleased to submit the following plans for 

Sketch Plan Review at the October 9, 2012 Planning Board Meeting. The site is 

located at 97 County Road (US Route 22). The proposed project is a change of 

use of the existing building. Currently, the existing 3,956 sf house and barn on the 

site are used solely for storage. The proposed use is to convert 695 sf of the 

building to retail space for a gift shop and also 235 sf for an ice cream parlor. The 

ice cream parlor will be take-out only so there is no seating for a dining area. The 

remainder of the building will continue to be used for storage. The proposed 

project will also entail the construction of a new parking lot to meet the off-street 

parking requirements.   

 

This submission includes two site plans showing the parking lot and entrance in 

different locations. Each of the two locations present unique challenges both 

physically and financially. Feedback from the Town would be appreciated in 

order to find the most agreeable solution. A traffic engineer, Bill Bray of Traffic 

Solutions, has already been brought on to review the traffic situation and will be 

in attendance for the Sketch Plan Review. 

 

 

Please contact me if you have any questions or concerns. 

 

 

Sincerely, 

Northeast Civil Solutions, Inc. 

 
Lee Allen, P.E. 

Vice President 
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September 24, 2012 
 
 
 
Mr. Dan Bacon, Town Planner 
Town of Scarborough 
259 US Route One 
PO Box 360 
Scarborough, Maine 04070-0360 
 
Subject: Application for a Planned Development Approval 
 Proposed Fuel Station and Convenience Store  
 Payne Road and Ginn Road 
 
Dear Dan: 
 
On behalf of Scarborough Property Holdings, LLC DeLuca-Hoffman Associates, Inc is pleased 
to submit an application for a Planned Development approval for a proposed mixed-use 
development at the southwest corner intersection of Payne Road and Ginn Road.  The applicant 
is seeking the acceptance of completeness for the following Site Inventory and Analysis Phase as 
well as the Master Plan Phase for this mixed-use development that is proposed within the 
Town’s recently approved B-3 General Business Zone.  The development project is located on a 
parcel of land identified on the Assessor’s records as Tax Map R40 lot 12B.  The parcel is 2.91 
acres in size.  The project includes a proposed gas fueling station with convenience store and 
drive thru, separate diesel pumping canopy, and a restaurant with drive thru.  The property’s 
primary frontage is on Payne Road and Ginn Road.  The proposed development is shown on the 
figures, plans, and illustrations that accompany this application.  A topographic and boundary 
survey has also been completed by Titcomb Associates, a copy of which accompanies this 
application submission.   
 
Information explaining the opportunities and constraints of the site and how the proposed project 
meets the goals of the recent rezoning of this area by the Town of Scarborough are provided in 
this letter.  Technical reports will be provided with the subsequent Site Plan review phase.  The 
following information is provided in accordance with the Town’s Site Inventory and Analysis 
requirements. 
 
SITE ANALYSIS:   
 
I. BACKGROUND 

The project parcel is located in the Town of Scarborough B-3 Business District which 
previously had been the Haigis Parkway District.  The Long Range Planning Committee 
(LRPC) recently completed a comprehensive zoning update for the Haigis Parkway and 
Exit 42 Area and the proposed project is intended fit into some of the long-range goals 
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and plans of the updated comprehensive plan.  The site is currently owned by Adele and 
Cary Mack and is listed for sale by the Dunham Group, LLC.  The applicant, 
Scarborough Property Holdings, LLC, has a Purchase and Sales agreement for the subject 
parcel and they are excited to present a development which they feel will fill a current 
void in services to the neighboring community, commuters and interstate travelers alike.  

 
II. ZONING PROVISIONS 

The recent LRPC updates to the zoning ordinance were approved and voted into law on 
June 20, 2012.  This vote of approval has changed the parcel’s zoning from the Haigis 
Parkway District to the B-3 General Business District.  As part of this zoning district 
change, changes to the B-3 district code requirements have also occurred.  The changes 
include a new provision to allow gasoline fueling stations as a permitted use within 1,500 
feet of the Payne Road and Haigis Parkway intersection.  The project parcel is located 
approximately 600 feet at its furthest most point from the intersection and therefore meets 
this criterion.  In addition to the new zoning requirements of the B-3 District, a 
development with a gasoline fueling station will be required to comply with the 
performance standards of Section IX of the Town Ordinance and the Site Plan 
Performance and Design Standards.  Other permitted uses of the B-3 District which may 
be incorporated into this mixed use development include retail sales, financial 
institutions, and restaurants.    

 
III. SITE DESCRIPTION 

The 2.91 acre parcel is rectangular in shape and bounded on three sides by roadways; the 
I-95 Exit 42 on/off ramp to the south, Payne Road to the east and Ginn Road to the north. 
The parcel is entirely wooded with a mix of deciduous and coniferous trees and light 
understory.  Site topography is very flat but ultimately drains from north to south to a 
twin 24” culvert inlet which crosses Payne Road near the I-95 ramp.  These culverts are 
ultimately tributary to Mill Brook.  The abutting property to the west drains away from 
the project parcel towards the Scarborough River watershed.  Albert Frick & Associates, 
Inc. has reviewed the site for wetlands and other protected natural resources and found 
none present.  The site does not have any existing on site utilities but it does have access 
to public water service, storm and sanitary sewer, electric and communications in both 
Payne Road and Ginn Road.  The utility companies have been contacted regarding their 
ability to serve this property and the applicant has received confirmation from the 
Portland Water District and Scarborough Sanitary District that they are able to serve the 
needs of this site.  Correspondence with the utility companies is appended to this letter.  
Existing utility location, size and depths are shown on the enclosed Site Inventory Plan. 
    

IV. OPPORTUNITIES AND CONSTRAINTS OF SITE  
The site location and zoning provides a wide range of development opportunities.  The B-
3 Business District allows a large range of permitted uses giving the flexibility to fill 
service voids the surrounding community may have.  The site’s location is positioned to 
cater to drive-by commuter traffic, highway travelers and destination shoppers visiting 
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the near- by Cabala’s Shopping Center (Gateway Shoppes).  The shape of the parcel is 
desirable and efficient because it is void of any awkward corners or remnants of old 
carved out land pieces which can create undevelopable land.  While the site has 
development opportunities, it does not come without its challenges.  Access to the parcel 
from Payne Road was prohibited by the Town of Scarborough Planning Board on August 
25, 1980.  Furthermore, the property’s Payne Road frontage has a Control of Access 
restriction across most of the length.  Therefore, the development will be required to 
overcome a very limited area of vehicular access to the site from its Ginn Road frontage.  
The applicant will likely require a waiver from the site plan standard for distance from 
driveways to other driveways and intersections based on these conditions.   

 
Another site constraint is the site size and its limited opportunity to allow for growth once 
developed.  The site is bounded on two sides by State or locally owned Right-of-Way and 
a very narrow piece of abutting land on the southerly side in-between the project site and 
the Maine Turnpike Authority Interstate on/off ramp.  The project site could only grow 
significantly to the west; however, that abutting parcel is occupied by the Northeast 
Technical Institute truck driving school.  Storm water management needs will further 
constrain the effective developable area of the site or require the developer to pay a 
premium for subsurface treatment and detention systems.  

 
V. OPEN SPACE POTENTIAL 

As discussed above, the site is 2.91 acres in size with spatial constraints that will require 
a balance of efficiency and convenience with-out sacrificing safety.  This site does not 
present significant opportunities to create or preserve open space.  The development open 
space will largely be held between parking areas and around the perimeter of the site 
where buffers will need to be provided in accordance with the Town’s Site Plan 
standards.  This is particularly true along Payne Road and Ginn Road where a green 
buffer strip is required by the zoning ordinance.  

    
VI. TRAFFIC 

The applicant has retained Bill Bray of Traffic Solutions onto the project team to provide 
a traffic analysis and prepare a MDOT traffic movement.  Traffic Solutions will be 
evaluating the neighboring intersections of Payne Road with Haigis Parkway, Ginn Road, 
Holmes Road and Route 114.  Initial traffic counts have been performed and the full 
traffic analysis is underway.  A discussion of traffic related issues will be presented at the 
Planning Board meeting.   
 
It is noted that the local traffic network has seen substantial improvements over the recent 
years as a result of the nearby development activity.  The Payne Road/Haigis/I-95 Ramp 
intersection is signalized and contains multiple lanes of traffic is all directions.  
Currently, the need for multiple turning lanes from Ginn Road onto Payne Road is being 
evaluated, as is the need for signalization at this location. 
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The current Master Plan includes two driveway entrances off Ginn Road into the site.  
The placement of two driveways will allow for efficient and safe access into each of the 
proposed uses on the property as well as they will accommodate the movement of larger 
semi-trailers which may be using the diesel fueling station that will be part of the C-Store 
services. 

 
Due to the nature of the proposed uses, it is expected that the site’s traffic generation will 
be largely pass-by trips that are already on the road network.  This will aid in keeping 
new trip generation to a modest level and thus result in insignificant impact to the area 
roadway conditions. 

  
MASTER PLAN:  
 
I. NATURE OF INTEREST IN PROPERTY 

The applicant is interested in developing this property because of the opportunities 
discussed in the Site Inventory and Analysis Narrative.  The rezoning of the property to 
allow a gas fueling station at this location has made it more attractive for the applicant to 
develop.  

 
II. PROPOSED USE OF THE SITE   

The site will be used for a mixed use commercial development.  The proposed 
development will include the following elements:  

 
• A 12 pump gasoline fueling station with canopy;  

• 3,500 square foot convenience store and coffee drive thru lane;  

• Separate canopy area for two designated diesel pumps for tractor trailers and 
passenger vehicles; 

• A 2,800 to 3,200 square foot national brand restaurant with drive thru; 

• Building architecture to satisfy the Town’s guidelines and requirements for the zone; 

• Two full service driveways off Ginn Road; 

• A total of 56 onsite parking spaces for customers and employees.  Twenty One (21) 
of the spaces are designated for the C-Store fueling facility and 35 parking spaces for 
the restaurant; 

• Landscape buffering along Payne Road and Ginn Road;  

• Internal pedestrian circulation and connectivity between the two buildings;  

• Enclosed waste container area for dumpsters;  

• Lighting meeting the Town’s standards;  
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• Underground utilities including multiple underground storage tanks that will be 
installed in accordance with local, State and Federal regulations;  

• Entry identification and directional signage; and  

• An underground or proprietary storm water treatment and detention measures. 
    

The buildings will be single story buildings with an architectural scale consistent with the 
Town of Scarborough’s Comprehensive Design Guidelines.  

  
III. NEIGHBORHOOD IMPACT MITIGATION PLAN 

The site is located in a General Business District and is adjacent to the Haigis Parkway 
Zoning District intended for commercial uses.  The site does not abut any residential 
zones.  The proposed project is consistent with the abutting land uses and is not 
anticipated to require special buffering, screening or setbacks as outlined in Town’s 
ordinance.  However, it is noted that the site is located across the street from a residential 
property that is located in the Haigis Parkway District.  The proposed development 
intends to maintain existing vegetation and/or new landscaping in the green buffer strip 
along Payne Road.  The vegetation will be designed to help screen the parking while 
maintaining good visibility of the buildings.  Lighting will be designed to prevent lighting 
spill across the property line.  The Traffic Movement Analysis will take this residential 
property into consideration and improvements made accordingly.   

   
IV. ENVIRONMENTAL ASSESSMENT  

The site was reviewed by Albert Frick & Associates, Inc. for onsite natural resources and 
they did not find any.  The attached figures show the surrounding natural resources 
identified and mapped by State GIS technical sources.  The onsite soils are mapped by 
the USDA Medium Intensity Soils Survey as Fine Sandy Loam with a Hydrologic Soil 
Classification of C.  The project will disturb the entire 2.91 acre site and will include the 
development of approximately 1.97 acres of impervious area.  This development size will 
trigger a Stormwater Permit Application with the Maine DEP in addition to permits to 
allow the underground fueling storage tanks.  The project will also require Site Plan 
approval from the Town of Scarborough. 

    
V. DEVELOPMENT DESIGN STANDARDS 

A. Parking 

• The fueling station requires four spaces per 1,000 s.f. floor area or (3,500 s.f. 
x 4/1,000 = 14  Spaces.  The proposed plan provides 21 spaces plus 14 fueling 
stations.  

• The restaurant requires approximately 25 spaces.  The proposed plan provides 
35 spaces plus queuing space for at least six vehicles. 
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B. Landscaping  

• The landscaping will be provided pursuant to the Town of Scarborough 
Ordinance.  This will include new plantings along the Payne Road and Ginn 
Road frontage to aid with buffering of the fueling areas and parking.  We note 
that the current Master Plan avoids placement of parking along the site’s 
Payne Road frontage and keeps it to the sides or rear of the site. 

 
C. Lighting  

• The project will have outdoor lighting to illuminate the parking and fueling 
stations. 

 
D. Signage  

• The project will require clear directional signage to promote proper use of the 
two full entrance driveways.  A free standing pylon sign and building signage 
will be provided meeting the Town’s Ordinances. 

  
E. Pedestrian and Bicycle facilities 

• The Master Plan provides an internal accessible pedestrian route throughout 
the site.  The existing roadways do not provide specific pedestrian or bicycle 
facilities and therefore this project will not extend these elements off from the 
site.  

  
F. Noise 

• The intended site uses are not anticipated to produce noise issues based on the 
surrounding land use and intensity of development. 

 
G. Architectural Design 

• The architecture will be designed to meet the town’s comprehensive design 
plan.  

 
CLOSURE 
 
On behalf of the Scarborough Property Holdings, LLC, our office looks forward to reviewing 
this project with Town officials and the Scarborough Planning Board.  Ten copies of this 
narrative, attachments, and plan sets are being provided to you.   
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If you need additional information to determine the compliance of this Site Inventory and 
Analysis or Master Plan, please contact our office.  
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 

 
 
 

Bo E. Kennedy, P.E. 
Project Engineer 
 
WGH/cmd 
 
Enc:  Attachment A –  Agent Letter 
 Attachment B – Resource Figures  
 Attachment C-  Utility Contact Letters and Ability to Serve Responses 
 Attachment D –  Plans 
 
c:  David Latulippe  
 Wes Thames, Priority Group 
 




	Agenda
	Duvall Properties            97 County Rd
	Scarborough Property Holdings

