
 
 
 
 
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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Planning Board        TUESDAY, October 9, 2012 
 

MINUTES 
 

Members Present     Staff 
 
Mr. Bouffard      Mr. Chace, Assistant Town Planner 
Mr. Chamberlain     Ms. Logan, Recording Secretary 
Ms. Corthell 
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 (September 17, 2012) 
 
Mr. Mazer moved to approve the minutes of September 17, 2012; Mr. Thomas seconded. 
 

Voted 5-0 
 
4.  Hoglund’s Countryside Butchers, Mike Hoglund requests site plan amendment review for deck 
upgrades at 89 County Road* 
 
As there was no one available to represent the applicant, this item was tabled for the staff to determine the 
next step. 
 
5.  Duvall Properties, LLC requests sketch plan review for a gift shop and ice cream parlor in existing 
structure at 97 County Road 
 
Mr. Chace noted that this was a sketch plan for a 1,000 square foot reuse of an existing farmhouse.  He 
stated that the applicants would like to discuss access issues including their driveway location and the 
parking; he stated that the traffic analysis would probably drive the discussion.  Mr. Chace stated that one 
configuration showed parking to the east with a new curbcut which fit the TVC-2 Zone but the applicant 
also showed a plan with two curbcuts and the ordinance liked to reduce curbcuts.  He suggested that the 
applicants talk with the abutters for co-locating a driveway. 
 
Mr. Lee Allen, of Northeast Civil Solutions, displayed the location of the site and noted that the front of 
the lot was in the TVC2 Zone and the rear was in the RF Zone; he stated that this was a 4.5 acre site with 
a well and a septic system.  He stated that the 695 square foot gift shop would be in the front of the build-
ing with a 235 square foot ice cream shop behind it.  He stated that the connected barn would be used for 
storage for the business.  Mr. Allen stated that they showed the driveway at the existing curbcut and felt 
they did not need a left turn lane.   
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To a question from Ms. Corthell, Mr. Allen replied that they had not spoken with the abutter, Subway 
/Dunkin’ Donuts, regarding a shared driveway and it would be awkward to cut in front of the other 
driveway to access this site.  Ms. Corthell asked the constraints for not putting parking in the front; Mr. 
Allen noted the location of the building on the site and stated that parking in the rear would be away from 
the building and parking on the other side would put the driveway too close to the abutter’s driveway.  He 
stated that it seemed crazy to drive all the way around the building to park at the other side if the drive-
way remained where it is.  At the request of Ms. Corthell, Mr. William Bray, traffic engineer, stated that 
he had not completed a formal traffic study but had recorded traffic at another ice cream shop and knew 
what type of traffic there would be; he stated that they counted traffic at the Saco Street/County Road 
intersection and the estimate would be 31 trips on a busy day between 5:00 and 6:00 P. M., when east-
bound traffic was very light.  He stated that they were very short of requiring a left turn lane. 
 
To a question from Mr. Bouffard, Mr. Bray replied that the site was approximately equidistant from the 
two traffic lights.  To questions from Mr. Bouffard, Mr. Bray replied that the future use of the shed and 
barn was storage for the business; Mr. Allen stated that the barn had access from both the front and the 
rear.  Mr. Bouffard stated that he preferred Plan B because it would get the parking further away from the 
road and the barn could be accessed to the rear from that parking lot.  He stated that he understood the 
issue of the existing curbcut.  Mr. Allen stated that the parking lot toward Subway/Dunkin’ Donuts site 
would conflict with their traffic.  Mr. Bouffard asked whether there was anticipated expansion of the 
parking in the future; Mr. Allen replied that the parking met the requirements. 
 
Mr. Chamberlain confirmed that the building entrance would be on the east side; Mr. Chace noted that 
this would be one business.  To questions from Mr. Chamberlain, Mr. Allen replied that the median was 
striped only; he stated that the building was vacant at this time.  Mr. Chamberlain noted that the negatives 
of the driveway on the east side would infringe on the median and the separation to the abutter’s drive-
way.  He noted that one could drive in front of the building from the existing driveway to parking on the 
other side; he noted that the TVC2 Zone wanted no parking in the front. 
 
Mr. Thomas noted that he liked Concept A parking which could be better buffered than Concept B.  To     
a question from Mr. Thomas, Mr. Allen replied that the business would be open from April through 
December and there was space for snow storage.  To a question from Mr. Thomas, Mr. Allen replied that 
about 12 feet of the left turn lane would be cut off if the parking were moved to the east side of the build-
ing.  Mr. Thomas stated that he had mixed feelings but the zoning called for side or rear parking; he stated 
that the parking should be on the east side.  
 
To a question from Mr. Mazer, Mr. Chace replied that the uses were allowed in the TVC2 Zone.  Mr. 
Mazer stated that the parking on the right side seemed better for pedestrians.  To a question from Mr. 
Mazer, Mr. Allen replied that they would deal with the aquifer with the stormwater plan.  Mr. Fellows 
confirmed that there would be no walkup window.  To a question from Mr. Fellows, Mr. Chace replied 
that if the distance between the two driveways was less than 125 feet, a waiver would be required.  Mr. 
Fellows stated that there was a range of opinions from the Board and he had mixed feelings because of 
the TVC2 standards and the traffic safety issues.  He stated that he would like the applicant to consider 
different ways of how Concept B could work; he stated that he would want to see a lot of buffering for 
Concept A. 
 
Ms. Corthell noted that the McDonald’s in Freeport had parking away from the entrance; she noted that 
there would be more pavement if the driveway went around the barn to the parking on the other side.  To 
a question from Mr. Mazer, Mr. Allen replied that Concept B would not impede delivery trucks.  Mr. 
Allen stated that they had not yet done the site lighting.  Mr. Chace stated that the applicant should talk 
with the Fire Department regarding sprinklers and adequate egress. 
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6.  Scarborough Property Holdings, LLC requests Planned Development review for mixed use develop-
ment at the corner of Payne Road and Ginn Road* 
 
Mr. Chace explained that the recent rezoning to the B-3 Zone at Ginn Road would allow a Planned Devel-
opment for gas stations within 1,250 feet of the Payne Road/ Haigis Parkway intersection.  He stated that 
there were three phases for a Planned Development and the applicant would like to address the first two 
to-night: the site inventory and analysis, and the master plan. He stated that the third phase would be site 
plan approval.  He stated that the site inventory and analysis step was to work through the site constraints 
and characteristic of the area; he stated that the staff reviewed and agreed that the site was relatively 
unconstrained for development.  Mr. Chace stated that the master plan required a formal vote to show the 
general layout. 
 
Mr. Chace stated that the staff raised issues about the proposed access and curbcuts along Ginn Road, 
internal circulation and the relationship to the design standards, including the orientation of the canopy 
with those standards.  He noted that the architectural plans were in the Board’s packets but the staff did 
not have time to review them. 
 
Mr. Steve Bushey, of Deluca-Hoffman, stated that this was a 2.9 acre, flat, wooded site and the only 
undeveloped piece within the new B-3 Zone.  He stated that water and sewer were provided along Payne 
Road and this site was ripe for development with no wetlands or steep slopes.  He stated that in 1980 the 
Planning Board imposed a restriction that there be no access from Payne Road to this site and that was the 
one limitation to development; he stated that they would like to pursue the potential for a right turn in 
only access from Payne Road with Ginn Road as the primary access.  Mr. Bushey stated that there was an 
undeveloped site across Ginn Road and they may want to address stormwater with that lot in mind. 
 
Mr. Fellows opened the public comment on site analysis; there were no comments. 
 
Regarding the master plan process, Mr. Bushey stated that the site plan included a convenience store, gas 
station and restaurant with two access points off Ginn Road. Mr. Bushey showed the diesel fueling station 
area and stated that the separate restaurant would be on the other side of the driveway from the gas station 
/convenience store; he stated that there would be takeout windows on both structures. 
 
Mr. Mazer noted that pedestrians would cross the driveway to get to the takeout.  Mr. David LaTulipe, 
owner of the property, stated that they tried to compartmentalized the uses with different traffic patterns 
for the different uses and there were very few places where the traffic would intersect and very little 
conflict with pedestrians and vehicles and there was no sea of parking so there could be nice landscaping.  
He stated that the buildings were at a human scale and were pushed as close to the street as possible.  Mr. 
LaTulipe stated that the gas station performance standards required pumps in the rear but that would 
create more congestion; he stated that they had masked the mechanical units.  He stated that the scale and 
traffic flow with the pumps in the front were better.  He stated that full traffic and lighting studies and a 
landscaping plan would be done.   
 
Mr. Mark Sengelmann, of ALPHAarchitects, stated that the buildings would be a traditional New Eng-
land style with a roof pitch and large gables and a cupola.  He stated that there would be a large grassed 
area in the front with pedestrian-scale signage.  He stated that there would be shingles and siding and 
corner boards; he stated that there would be fencing to screen the roof units.  Mr. Sengelmann stated that 
the gas pump canopy would have a pitch; he stated that the cupola would be lighted through frosted glass.  
To a question from Mr. Mazer, Mr. LaTulipe replied that they did not have a definite restaurant tenant but 
showed the most intense use; he stated that the architecture would be comparable in features and color to 
the convenience store. 
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Mr. Fellows opened the public comment for the master plan; no one spoke. 
 
To a question from Mr. Thomas, Mr. Chace replied that Ginn Road was an approved road and in 1980 
this property was approved as part of a subdivision with access off Ginn Road only; he stated that most  
of the developed properties were truck terminals but that could change because of the new zoning.  To  
questions from Mr. Thomas, Mr. Bushey replied that there would be between 30 and 40 restaurant seats; 
he stated that there were a few more parking spaces than needed.   Mr. Thomas stated that the traffic 
concept was exciting and gave the buildings their own access and parking and the Board would want to 
see screening and buffering.  To questions from Mr. Thomas, Mr. LaTulipe replied that snow would be 
pushed to the side or removed from the site; he stated that the convenience stores usually closed at 10:00 
P. M. and the restaurant around 9:00 P. M. 
 
To a question from Mr. Chamberlain, Mr. LaTulipe replied that he would prefer to access the site from 
Payne Road if it were possible but the best they could do was get a right turn in.  Mr. LaTulipe stated that 
there was a wide area on Payne for a slip lane; he stated that they would improve the intersection of Ginn 
road which had a wide right of way.  To a question from Mr. Chamberlain, Mr. LaTulipe showed the 
diesel truck circulation and stated that there would be two-way circulation in front of the gas pumps with 
“Do Not Enter” signs for trucks so circulation was followed.  Mr. LaTulipe stated that the buffer of the 
pumps would be two to three feet high so people on Payne Road would look above the front parking; he 
stated that there would be signage on the corner and the middle and a small sign to the restaurant at the 
Ginn Road entrance. 
 
Mr. Bouffard stated that the circulation looked like a maze and the applicant needed to convince him that 
it would work.  He stated that he did not have a problem with the fuel pumps in the front of the building.  
He stated that he envisioned problems with people backing out of parking section 3.  Mr. LaTulipe stated 
that there would be a bumpout to deter trucks from using the driveway in the front of the pumps which 
would also act as a traffic calming tool; he stated that employees would park across the driveway.   
 
Ms. Corthell stated that she supported the zoning change because of the business needs of the Town but 
only because of the design standards for gas stations and she could not support having a gas station island 
on the road and wanted the buildings to face the road as stipulated by the design standards.  She stated 
that the back of the buildings could look like the front.  Ms. Corthell stated that the circulation appeared 
problematic.  She stated that she would like to see a totally different design in order for her to support the 
project.   
 
Mr. Mazer stated that he was in favor of this project but was confused about the right turn in.  Mr. 
LaTulipe stated that a lot more research was needed before they could think about a right turn in.  Mr. 
Mazer stated that he had no problem with the overall concept as long as there was pedestrian and 
vehicular safety. 
 
Mr. Fellows stated that he agreed with the overall concept and siting; he stated that he would be more 
concerned if this were a wide open site or a high profile corner lot.  He stated that the Board would want 
more details on the buffering and berm as well as the street level view; he stated that he had concerns 
about the circulation and pedestrians and understood that the applicant wanted to minimize conflicts.  Mr. 
Fellows stated that people would not necessarily move their cars from one business to another so there 
needed to be further investigation of safety for pedestrians and traffic calming.  He stated that he con-
sidered the gas pump area as a conflict with moving cars and maybe the restaurant traffic should use the 
diesel truck route.  Mr. LaTulipe noted that this site was not set up as a truck stop so there would not be a 
lot of truck traffic.   
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Mr. Fellows noted that at this point the master plan phase required a vote for the general configuration 
with the gas pumps in front, leaving open the architecture, vehicular patterns, pedestrian safety and other 
details. 
 
Mr. Fellows moved to approve the master plan for this mixed use development; Mr. Thomas seconded. 
 

Voted 5-0 
 
7.  Scarborough Fish and Game requests site plan amendment for the development of additional storage 
buildings* 
 
This item was tabled at the request of the applicant. 
 
8.  Administrative Amendment Report 
 
There was no report. 
 
9.  Town Planner’s Report 
 
Mr. Chace noted that there would be a public workshop on October 24, 2012 at 6:30 P. M. at the Middle 
School to discuss Flood Plain Ordinance and the Shoreland Zoning Ordinance changes.  He stated that the 
Town Council had its first reading of these changes and there would be a public hearing at the next Plan-
ning Board meeting. 
 
10.  Correspondence 
 
There was no correspondence. 
 
11. Planning Board Comments 
 
Mr. Mazer stated that he was unable to attend the first meeting and the next meeting of the Transportation 
Committee and Ms. Corthell had volunteered to take his place on that committee.   Mr. Mazer stated that 
he would not be at the next Planning Board meeting.  Mr. Chamberlain confirmed that the next meeting 
would be held at the high school cafeteria. 
 
Ms. Corthell stated that she thought the design standards for the B-3 Zone were extremely important and 
she would have to consider why there were more concerns about the driveway at the 97 County Road 
business than the large retail/gas pump location. 
 
12.  Adjournment 

 
The meeting was adjourned at 8:50 P. M. 
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