
Town of Scarborough 
 

Planning Board         August 2, 2004 
AGENDA 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (June 21, 2004) 
 
4.  Flaherty Family Farm requests opinion to the Zoning Board of Appeals for a Miscellaneous Appeal to 
expand a nonconforming use in the R-2 Zone 
 
5.  Direct Mail of Maine requests site plan approval for 20,335 square foot office/warehouse building on 
Lot 20 of the Scarborough Industrial Park 
 
6.  Windward Heights, Phase 2, Normand Berube Builders requests preliminary subdivision approval for 
37 single family lot subdivision off Cumberland Way and Meetinghouse Road 
 
7.  Firehawk Subdivision, Firehawk Enterprises requests preliminary subdivision approval for 7 single 
family lots off Merrill Brook Road 
 
8.  The House of Lights requests site plan amendment approval to replace two signs at site on Payne Road 
 
9. Mercedes Benz Center, First Scarborough Realty LLC requests site plan amendment to previously 
approved site on U. S. Route One 
 
10. Len Libby’s Candies, Inc., Maureen Hemond requests site plan amendment for lighting at 419 U. S. 
Route One 
 
11. Cole Farm Estates, Paul Hollis requests final subdivision approval for 10 single family lots off Marion 
Jordan Road 
 
12. Land Rover/Jaguar, E&F, LLC requests site plan amendment approval for site at U. S. Route One 
 
13. Cloverleaf Estates, Genaro and Tricia Balzano request subdivision amendment to sploit Lot 105 in 
previously approve subdivision off Holmes Road 
 
14. AT&T Wireless Services requests site plan amendment for antennas and ground equipment for 
existing tower at 126 U. S. Route One 
 
15. Peregrine Estates, Paul Andruilli requests sketch plan review for 6 single family lots off Mitchell Hill 
Road 
 
16. Scottow Crossing, Donald Smith requests sketch plan review for 30,525 square foot retail/warehouse 
building at Royal Ridge Road and U. S. Route One 
 
17. Smiling Hill Farm Land Co., Warren Knight requests site plan amendment approval for 70 by 70 foot 
storage building on site at County Road 
 



18. Trackside Subdivision, Pleasant Hills LLC requests sketch plan review for 10 single family lots off 
Chamberlain Road 
 
19. Town Planner’s Report 
 
20. Correspondence 
 
21. Planning Board Comments 
 
22.  Adjournment 
 
 

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



 
 

Town of Scarborough 
Planning Board        August 2, 2004 

MINUTES 
 

Members Present     Staff
 
Ms. Auglis      Mr. Wendel, Town Engineer & Asst Planner 
Mr. Callahan      Mr. Ziepniewski, Town Planner 
Mr. Farnkoff      Mr. Grysk, Code Enforcement Officer 
Mr. Hanson 
Mr. Porada 
Mr. Wood 
 
1. Call to Order. 
 
Mr. Wood called the meeting to order at 7:00 p.m. 
 
2. Roll Call. 
 
Mr. Ziepniewski called the roll:  Mr. Shanahan was absent. 
 
3. Approval of Minutes (June 21, 2004). 
 
Mr. ____________ advised that he was absent from the meeting and, therefore, refrained from 
voting on the minutes. 
 
Ms. Auglis moved to approve the minutes of June 21, 2004 as presented; Mr. __________ 
seconded the motion. 

Voted: 4-0 (1 abstained) 
 

4. Flaherty Family Farm requests opinion to the Zoning Board of Appeals for a Miscellaneous 
Appeal to expand a nonconforming use in the R-2 Zone
 
Mr. Ziepniewski advised that the staff reviewed the request and did not see any problems with 
the Town combining what is an existing nonconforming use and relieving some of the 
nonconformity and bringing it together to make it more functional. 
 
Mr. Jim Fisher from Northeast Civil Solutions spoke on behalf of Flaherty Family Farm.  He 
advised that the Flaherty family would like to reconfigure the use of the farm.  The orientation is 
such that the covered bridge store is on the corner of Payne Road and Scottow Hill Road.  
Beyond the end of the store are the existing greenhouses.  Given the condition of the 
greenhouses and in the essence of expansion and safety, the Flaherty family would like to  
replace the two greenhouses with the proposed new building.  The proposed building would be 
smaller in square footage than the two existing buildings.  Mr. Fisher advised he would be 
meeting with Dave (?) and the Zoning Board next week to address the issue of conformity 



relative to building setbacks.  He is requesting tonight to be able to go forward with a 
miscellaneous appeal for the continuation or expansion of nonconforming use.  The 
interpretation of that nonconforming use is that not all of the items that are sold in the Flaherty 
family store at this location have actually been produced on their land. 
 
Ms. Auglis moved to further a favorable opinion to the Zoning Board of Appeals for the Flaherty 
Family Farm to expand their nonconforming use in the R-2 Zone; Mr. ___________ seconded. 
 
Mr. ________________ stated that this proposal might improve the intersection to a safer 
location than it is today so he is in favor of the approval as well. 
 
Mr. ______________ asked whether there is any plan to expand the parking area and, if so, 
where is it? 
 
Mr. Fisher advised that there is a plan and, if all goes well with the Zoning Board of Appeals, 
then they will be back shortly thereafter for a site plan approval. 
 
Mr. Wood opened the public hearing; no one spoke for or against the request. 
 

Voted: 5-0 
 
5. Direct Mail of Maine requests site plan approval for 20,335 square foot office/warehouse 
building on Lot 20 of the Scarborough Industrial Park 
 
Mr. Ziepniewski stated that this issue was previously before the Board as a similar project in 
2001 and it was approved, however, the project was never built.  Staff has reviewed the request 
and recommends approval. 
 
Mr. Bushy of Deluca Hoffman Associates on behalf of Direct Mail of Maine stated that the 
original project was put on hold due to timing issues and transitions within the company.  He 
advised that they have provided a very similar Site Plan Application to Town staff and the 
Board.  The project consists of a 20,000 square foot building on Washington Street in the 
industrial park.  There has only been one change since the 2001 application was submitted to the 
Board and approved.  Direct Mail now owns a number of properties in the Lincoln/Washington 
Street area.  They now own Lot 19A and have moved their primary administrative offices into 
Lot 19A.  Direct Mail came before the Board in February looking for an expansion onto their 
parking lot to accommodate the shift in some of their employees into the new building.  That 
approval was given by the Board.  Since that time, Direct Mail has reevaluated their expansion 
plans and use of the 19A parking lot.  The primary revision they have made to the Lot 20 layout 
is to get re-approval for the same building configuration with additional parking to account for 
shared parking with Lot 19A.  If approval is granted for this Lot 20 development, they would not 
go forward with the additional parking spaces on Lot 19A because they would like to keep that 
space as a landscaped area. 
 
Mr. Bushy advised that the primary access and circulation pattern starts opposite of Lincoln 
Avenue and has a one-way circulation pattern back out onto Washington Avenue.  There are 



angled parking spaces and a loading dock on the side.  There will be a total of 61 parking spaces 
provided on Lot 20 and 36 parking spaces on Lot 19A. 
 
Mr. _____________ questioned whether there should be a written agreement between Lots 19, 
19A and 20 regarding the shared parking.  Mr. Bushy agreed that, theoretically, there should be a 
Shared Access Agreement between the three lots. 
 
Mr. Bushy advised that Direct Mail has a small storm water drainage system that was a detention 
basin that was built for Lot 20 development when the industrial park was constructed.    Deluca 
Hoffman has rerun some of the computations to verify capacities and to confirm that the basin 
has adequate capacity.  
 
Mr. Bushy advised that in 2001 the Fire Department had requested access to the backside of the 
building and the current plans now do show a fire lane extending out to the corner and an 
emergency exit walkway going out to the backside of the building. 
 
Mr. ______________ questioned signage.  Mr. Bushy showed a plan for a DMM sign on the 
corner of the building.  
 
Mr. ____________ moved to approve the Site Plan Approval for Direct Mail of Maine located in 
the Scarborough Industrial Park with a condition that documents be submitted by the applicant 
for review by the Town Attorney depicting the shared access between Lots 19, 19A and 20; 
seconded by Ms. Auglis. 

Voted: 5-0 
 

6. Windward Heights, Phase 2, Normand Berube Builders request preliminary subdivision 
approval for 37 single family lot subdivision off Cumberland Way and Meetinghouse Road 
 
Mr. Ziepniewski stated that this item has been on the agenda but not heard twice and in the 
interim time the builder has responded to most of the concerns that Mr. Wendel and Mr. Tubbs 
have noted.  Staff has reviewed the request and Mr. Wendel is comfortable giving preliminary 
approval that the engineering details can be worked.  Mr. Ziepniewski advised that staff 
recommends preliminary approval. 
 
Mr. Riley, a representative of Norman Berube Builders, addressed the Board.  He gave an 
overview of the revisions made since he last came before the Board on April 20th.  He advised 
that they have met on site with representatives from the Department of Inland Fisheries to walk 
to the stream corridor that runs across the site and to discuss setbacks from the stream buffering 
and the stream crossing in general.  Based on that meeting and taking into account some 
concerns that the Board had, they have prepared a preliminary plan.  The primary change is that 
they eliminated three lots from the plan that were located along the stream corridor.  Eliminating 
those lots required some reconfiguring of the road.  Following their peer review submittal, they 
have submitted subdivision plans which address some additional comments that the Planning 
Board had related to stream buffers. 
 
Ms. Auglis questioned sheet three where lots 36 and 37 come together.  She asked what Norman 



Berube Builders is trying to accomplish.  Mr. Riley explained the driveway configuration and 
how it is affected by the wetlands setbacks on the site. 
 
Mr. Callahan stated he was under the impression that certain lots would have to have private 
grinder pumps and force mains and he asked how that would integrate into the bigger picture of 
public sewer.  Mr. Riley advised that the proposal in the plans is to have a public gravity sewer 
running from a high point in the road flowing by gravity along Woodspell Road and connecting 
with the existing sewer on Cumberland Way.  That would provide service to any of the lots on 
the uphill side of the road and could also provide service to some of the lots along the downhill 
side of the road, depending on grate.  For the lots on the other side of the road, they are 
proposing using a shared private force main.  The suggestion for this type of system came from 
Gary Lorfarno, the Superintendent of the Sanitation District.  Mr. Riley gave a detailed overview 
of how such a system would work. 
 
Mr. Porada stated that a letter from Karen Shanahan dated May 10, 2004 raised a point that the 
Town’s Comprehensive Plan contains a list of Town roads that the Town defined as collector 
roads and it does not list Cumberland Way.  Therefore there is an argument that if Cumberland 
Way is not listed as a collector road, it may be inconsistent for the Board to consider it as such in 
terms of the impact of the traffic from this development going through.  Mr. Ziepniewski 
referred to a letter from Tom Gorrell dated June 15, 2004 responding to Ms. Shanahan’s 
concerns.  Mr. ______________ stated he didn’t feel that letter addressed the concern raised by 
Ms. Shanahan letter and suggested the matter be reviewed by the Town attorney for any 
inconsistency. 
 
Mr. ________________ questioned the Town’s desire to have something such as a split rail 
fence along the wetlands area.  Mr. Riley advised that he discussed that with the representative 
from the Department of Inland Fisheries during the site walk.  That representative did feel that 
some sort of monumentation would make sense, however, they would rather see a right-of-way 
marker instead of a fence.  Mr. Riley advised that subsequent to that discussion, the Town has 
worked out some standardized language and an approach to handling these types of setbacks and 
he feels the plans are in compliance with that. 
 
Mr. ______________ brought up the impact of light pollution from traffic on the existing 
residences.  Mr. Riley advised that the grading plans show a row of evergreen tree plantings 
along the right-of-way across the front of Lot 37. 
 
A discussion ensued regarding the impact this development would have on the abutters.  Mr. 
Riley stated that after one of the letters from the abutters came through, they requested and had a 
meeting with Mr. Ziepniewski and Mr. Wendel as well as the third-party site inspectors hired by 
the Town.  Mr. Riley advised that the purpose of the meeting was to show that the developer is 
meeting the Town’s expectations regarding how the construction is being handled. 
 
Mr. __________ moved to grant preliminary subdivision approval for Windward Heights, Phase 
2, for 37 single family lot subdivision off Cumberland Way and Meetinghouse Road with the 
conditions of all documents submitted in support of this preliminary subdivision, particularly a 
June 7, 2004 letter from Sebago Technics in response to the June 6, 2004 SYTD Design Peer 



Review Consultant letter and a July 3, 2004 memorandum from Mr. Wendel to Sebago Technics; 
seconded by Ms. Auglis. 
 

Voted:  3-2 
 
Nicole Hardy, 2 Meetinghouse Road, raised a few concerns regarding the proposed development.  
One issue is visibility from the older section of Meetinghouse Road up to the newer part of the 
division.  There is a crest in the road and there is a very short period of time to cross the road 
before a car is over the crest.  She stated that if Phase 2 does go through, she wants the record to 
show that she asked for a three-way stop at the intersection of Meetinghouse Road and 
Woodspell Road as a way to slow traffic down.  She also asked for a right-of-way for the current 
residents to access the walking trails because they are used heavily. 
 
Mr. Riley advised that the neighborhood association will be responsible for deciding where trail 
access will be allowed.  He also stated that the DEP will have some input on land use because of 
the wetlands.  A discussion ensued regarding access to the walking trails and open space. 
 
Tom Sneller, 5 Cumberland Way, spoke regarding his concerns of traffic impacts.  He also spoke 
regarding the collector street issue. 
 
7. Firehawk Subdivision, Firehawk Enterprises requests preliminary subdivision approval for 7 
single family lots off Merrill Brook Road 
 
Mr. Ziepniewski gave an overview of the documentation to date on this request as well as an 
overview of the proposed project. 
 
Mr. Meek of Sebago Technics represented the developer of this subdivision.  He advised that 
there is an existing farmhouse located in Lot 6.  The intent is to keep that house intact.  Mr. 
Meek discussed the alternatives regarding the roadway and how the alternatives might impact 
wetlands. 
 
Mr. Callahan stated he felt that there should be some rearrangement of the roadway so that the 
ordinance can be met even if it means reducing the number of lots. 
 
Ms. Auglis agreed that 120 feet does not seem feasible.  She suggested that the plan be reviewed 
again by Sebago Technics.  Mr. Meek advised that Mr. Eaton with Traffic Engineering review 
the plan and based on the number of trips generated would not create a dangerous situation. 
 
Mr. ____________ suggested that Sebago Technics look for another way to access the property 
and develop it that would come closer to the 300’ intent that the ordinance is stating. 
 
Mr. Meek asked that this item be tabled to a future meeting to allow time reconfigure the access 
aspect of the plan. 
 
Mr. Wood moved to table this item for a later date so the applicant can re-engineer his access; 
seconded by Mr. ________________. 



 
Vote:  5-0 

 
8. The House of Lights requests site plan amendment approval to replace two signs at site on 
Payne Road 
 
Mr. Ziepniewski stated that the staff approved of the sign, however, the site plan shows the sign 
is only 5’ from the property line.  He advised that if the plan is amended to show that the sign is 
at least 15’ from the property line then the signs will meet the intent of the sign standard. 
 
Mr. Murphy of Neocraft Sign Company represented the House of Lights.  He gave an overview 
of the proposed sign and advised the setback will be at least 15’.  Mr. Murphy advised that the 
current sign is located near the building and The House of Lights is looking for more visibility. 
 
Ms. Auglis clarified with Mr. Murphy that the light will be internally lit but only the name will 
show.  He confirmed. 
 
Mr. __________ moved approval of the site plan amendment to replace two signs; seconded by 
Ms. Auglis. 
 

Vote:  5-0 
 
9. Mercedes Benz Center, First Scarborough Realty LLC requests site plan amendment to 
previously approved site on U.S. Route One 
 
Mr. Porada stated that he has a professional conflict so he will recuse himself.   In Mr. Porada’s 
absence, Mr. Wood asked Mr. Callahan to vote as the first alternate. 
 
Mr. Ziepniewski advised this was a site plan which was previously approved in November, 2002.  
Since that time the applicant has acquired what was an out piece which has changed the entrance 
and the design of the building as well as added some parking.  After staff review, Mr. 
Ziepniewski recommended approval. 
 
Mr. Wood asked whether this will go back to the Town Council. 
 
Mr. Perry of Sebago Technics advised that in November, 2003, the Town Council recommended 
a six step process because an amendment to a contract zone that had not been constructed was 
new territory.  At that time the Town Council recommended this meeting, then a public hearing 
and approval by the Planning Board, then back to the Council, another public hearing and then 
the second reading with the Council. 
 
Mr. Perry gave an overview of the project including what had been previously approved and 
what is currently proposed.  He advised that there are about 20 additional parking spaces in the 
new proposal.  He stated the other changes are minor and gave an overview. 
 



Mr. ___________ questioned whether there had been any changes in lighting.  Mr. Perry stated 
that there were some minor changes, but nothing significant that would change the first approval. 
 
Mr. Ziepniewski asked whether the access to the road in the back would be the same under the 
new plan.  Mr. Perry advised that there was no change. 
 
10. Len Libby’s Candies, Inc., Maureen Hemond requests site plan amendment for lighting at 
419 U.S. Route One 
 
Mr. Ziepniewski referred to a memo from Mr. Wendel regarding the colonial lantern style 
lighting that is proposed and the fact that it may not be in compliance with the design standards. 
 
Ms. Hemond advised that she received a fax this morning from Mr. Wendel asking for 
information that she did not have readily available.  Therefore, she asked that this item be tabled. 
 
Mr. Wood moved to table this request for site plan amendment for lighting following Ms. 
Hemond’s further discussions with the Planning Department; seconded by Ms. Auglis. 
 

Vote:  5-0 
 
11. Cole Farm Estates, Paul Hollis requests final subdivision approval for 10 single family lots 
off Marion Jordan Road 
 
Mr. Ziepniewski referred to two memos dated August 1, 2004, one from Mr. Wendel and the 
other from Mr. Tubs.  He advised that the overall concept and general state of affairs is in good 
shape. 
 
Mr. Fisher of Northeast Civil Solutions gave an overview of the project.  He advised that in 
response to Mr. Wendel’s comments on net residential density, they have reworked the net 
residential density.  He also responded to a previous question about test pits.  He also discussed a 
discrepancy with the deed that deals with the length of the public portion of Marion Jordan Road. 
 
Mr. Fisher advised that the DEP issues are still pending due to the summer vacation of Mr. Viola 
at the DEP.  There are only three issues of concern.  The first is a level spreader, the second is a 
culvert under a proposed driveway and, finally, a mislabeled portion of the plan. 
 
Mr. Fisher discussed the seven easements regarding the property.  He stated that six of the 
easements pertain to the grating of the existing public portion of Marion Jordan Road.  The 
property owners from whom they will need to acquire the easements have seen them and have 
agreed to them but will not sign the documents until the project has been approved.  Mr. Fisher 
requested final approval at this meeting and asked that Board aqueous to signing the mylar and 
then hold onto it until he meets with Mr. Wendel and Mr. Ziepniewski later in the week to show 
the requested documentation.  Mr. Fisher also advised that Mr. Hollis is working with the Town 
Manager to produce the letter of credit.  Once everything is provided at the end of the week, or 
beginning of next week depending on the DEP, he would ask that the mylar be released and 
recorded.  He requested that once the mylar has been signed that a copy of it be released to the 



Town’s attorney to review the easements. 
 
Mr. Hollis corrected Mr. Fisher’s comment regarding the easements.  He advised that the 
property owners along Marion Jordan Road have not seen the final documents, however, they 
have been informed of the contents of said easements. 
 
Mr. Hollis discussed his plans for the existing barn.  The intended use for the barn is to use it as a 
community center for the 10 lot owners.  Mr. Hollis will maintain ownership but offer long-term 
leasing to the homeowner’s association with it being their responsibility to create rules and 
regulations.  The first floor of the barn will have a kitchen area, two bathrooms and an arts and 
crafts room.  The second floor to the back of the building will have a pool table, ping pong table, 
piano.  The basement will be available storage for a car. 
 
Mr. Wood asked whether the lot that the barn is sitting on was considered one of the ten lots.  
Mr. Hollis advised that the lot was reworked and the barn section of that lot has been attached to 
Lot 8, which will make that lot 6 ½ acres and Lot 6 is now 2.78 acres. 
 
Mr. Wood asked where the easements are located on the map.  Mr. Hollis referred to an 
easement plan.  Mr. Fisher showed in detail where the easements will be located on the map. 
 
Mr. __________ asked whether the land encompassed on the easements is currently used for any 
purposes.  Mr. Fisher advised that the part of the Marion Jordan Road that dips down and comes 
back up has been redirected to a new flow. 
 
Ms. Auglis stated that she would like a condition of final approval to include a stipulation that a 
covenant be created to protect the barn. 
 
Ms. Auglis asked for confirmation that at least 25% of the forest area would remain.    Mr. Fisher 
confirmed that plan.  Ms. Auglis suggested building envelopes to clarify where the “no cut” 
areas will be.  Mr. Hollis stated that there is already a 75 foot buffer across the backs of Lots 1-4.  
He doesn’t feel comfortable dictating where the houses are going to go until he clears the 
roadway and the wing of the barn is moved.  He also wants to give the property owners some say 
in where the house will be placed.  Ms. Auglis advised that she didn’t want anything that 
specific, she just wanted to ensure that a fair number of trees remained. 
 
Ms. Auglis stated that she is happy with the project but, she is uncomfortable with all of the 
loose ends, however, if staff is comfortable with the project at this stage then she will go along 
with it. 
 
Mr. Ziepniewski stated that it is not unreasonable to proceed at this point because if everything is 
not completed in 30 days, they will have to come back and request another signed Mylar. 
 
Mr. Farnkoff questioned the purpose of the conservation easement area in Lot 8.  Mr. Fisher 
advised because it existed before to protect open space. 
 



Mr. Farnkoff questioned why the walking easement is 50 feet; he felt that was excessively wide.  
Mr. Fisher stated that is a change on the new Mylar; it has gone from 50 feet to 30 feet except on 
the very end portion.  Mr. Farnkoff advised he wasn’t sure an easement was necessary at all; he 
felt maybe the land could be deeded back to Lot 8.  Other than that, he gave his support to the 
project. 
 
Mr. Callahan referred to an earlier discussion and suggested checking with the Town attorney to 
verify whether the Board could waive the width of the private road.  Mr. Ziepniewski stated he 
feels the Board does have that authority.   
 
Mr. Callahan advised that as long as staff is comfortable with the long list of items still needed to 
be completed on this project, he is willing to give his approval. 
 
Mr. Wood stated he would like the association documents to be reviewed by the Town attorney.  
Mr. Wood questioned whether Mr. Hollis is comfortable with Ms. Auglis’ requirement that the 
barn remain intact.  Mr. Hollis stated he has no intention of removing the barn.  It will definitely 
be renovated rather than removed. 
 
Mr. Wood reviewed the conditions of approval.  Those conditions include DEP approval; review 
by property owners on Marion Jordan Road as well as the Town attorney of all easements 
associated with the proposed subdivision; engineer’s estimate; letter of credit; inspection fee; 
review of association documents by the Town attorney; review by the Town attorney of a 
document illustrating that the barn will remain in it’s present location;  recreation contribution; 
and main road impact fee.  A final condition would be to include all notes and language 
contained in an August 1, 2004 memorandum from Mr. Wendel and an August 1, 2004 
memorandum from Mr. Tubbs.  Mr. Wood stated that with final approval, the Board would sign 
the Mylar tonight, however, the Mylar would not be released to the applicant until satisfaction of 
the above conditions. 
 
Howard Lehrer, 1 Meadow Wood Drive, spoke as a property owner that abuts the Marion Jordan 
Road.  He voiced concern regarding an easement because he has a drainage ditch that runs the 
length of his property that drains off the storm water.  He is concerned that if that piece is 
altered, water will spread over his property.  He asked what the consequences would  be if he did 
not sign an easement. 
 
Mr. Wood asked Mr. Fisher whether there is a contingency plan to make the necessary 
improvements to Marion Jordan Road if one or more of the easements is not granted.  Mr. Fisher  
advised that they have considered several different alternatives if that were to happen.  Mr. 
Fisher advised that it could be worked out, however, the best way to keep the volume of storm 
water down is current design. 
 
Mr. Wood asked whether Mr. Fisher is prepared to show the property owners being asked to sign 
the easements how the storm water control will work.  Mr. Fisher advised that all of the 
markings are on the property and Northeast Civil will go with them to explain the engineering 
portion of the plan. 
 



Mr. Wood moved to approve the final subdivision plan for Cole Farm Estates for 10 single 
family lots off Marion Jordan Road with the following conditions:  the applicant acquires DEP 
approval; all easements pertaining to the subdivision plan be signed to the satisfaction of all 
parties, including the Town attorney; the applicant provide an engineer’s estimate, a letter of 
credit and inspection fee; the applicant provide association documents that would include a 
description and illustration that the barn will remain as shown on the plan to be reviewed by the 
Town attorney; the recreation fee be paid; and the main road impact fee be paid; once all of these 
conditions have been satisfied (and no time sooner), the Mylar would be released to the 
applicant.  Seconded by Mr. Callahan. 
 

Vote 5-0 
 
12. Land Rover/Jaguar, E&F, LLC requests site plan amendment approval for site at U.S. Route 
One 
 
Mr. Ziepniewski advised that the site plan is still lacking layout information, the contractor has 
no way to construct the pavement areas to locate the spaces due to the location of the existing 
pylon sign; the plan has not been revised to reflect the claim on the application that it’s location 
does meet the Ordinance; it is located 10 feet from the property line.  In addition, the lighting 
plan notes a new sign and the submission has not provided detailed design of the new internally 
lit sign; Mr. Bray has provided comments on traffic impact for site lighting, however, no 
sufficient response has been provided to previous comments; the photometric plan does 
summarize the criteria noted in the design standards; the cut sheet data is not clear on what cut-
off fixture is being proposed; there are two sets of fixture identification numbers in the schedule 
(could not be found in the submission); finally, what is the applicants off hours sight lighting 
operation?  Compliance with design standards has not been proven.  Mr. Ziepniewski refers to a 
memorandum from Mr. Bray discussing the expansion of the driveway and the traffic letter 
prepared by Casey Godfrey.  Mr. Bray’s letter suggested that the consultants should submit an 
amended letter that provides site distance measurements for the proposed intersection.  He also 
recommends that the applicant be required to construct a 6 foot wide asphalt sidewalk on the 
frontage of the entire site connecting on both ends of the sidewalk proposed by the Enterprise 
Business Park. 
 
Ms. Maloney of Goran Turgeon Architects representing Frank Goodwin addressed comments 
received today from Mr. Wendel.  She stated that Mr. Bray didn’t realize that the access road 
from the southern part of Enterprise Business Park is not part of this proposal.  That will only be 
developed if, and when, that loop road is continued.  Regarding Mr. Bray’s comments on Casey 
Godfrey’s study, she stated that because he’s saying there is no supportable evidence to the 
contrary, there is no need to address that issue.  Ms. Maloney asked that the Board make its 
feelings clear regarding the 6 foot asphalt sidewalk.  She stated that it wasn’t proposed before.  
Regarding Mr. Wendel’s comments, Ms. Maloney stated that these plans are made to ensure that 
they are meeting the town ordinances regarding the width of the isles, the turning radius, etc. and 
they are not construction plans.  Ms. Maloney advised that the existing conditions plan and 
planting plan show the sign in the correct place, 15 feet from the property line, however, there is 
an error on the site plan which will be removed.  Mr. Wood confirmed that the existing sign will 
be changed, but not the location.  Ms. Maloney agreed with Mr. Bray’s comment that no 



sufficient response has been received regarding site lighting.  She advised that her office only 
received it last Friday, and it needs to be reformatted before presentation to the Planning Board.  
Therefore, she is asking for final approval tonight based on that condition.  She advised that 
clarification on the call out numbers for the cut sheets will be forthcoming.   
 
Mr. Wood questioned the applicant’s off-hours site lighting operations.  Ms. Maloney advised it 
would not change from what it is now.  Mr. Wood asked for something in writing from the 
applicant stating what the current lighting practice entails and adding language stating that the 
expansion is not going to change that practice. 
 
Ms. Maloney displayed a rendering to give the Board an idea what the new Jaguar portion will 
look like as well as what the sign will look like. 
 
Mr. Wood stated that he hopes the dealership will continue to use the parking lot as it is 
described on the plans.  There have been some complaints in the past about the unorganized 
placement of the vehicles. 
 
Mr. Wood opened discussion regarding the sidewalk recommended by Mr. Bray.  Mr. Wood 
stated he did not have strong feelings about the sidewalk one way or the other.  Mr. Hanson 
stated that he did not feel that a sidewalk would be necessary.  Ms. Auglis asked whether 
Enterprise Business Park has a sidewalk.  Mr. Ziepniewski advised that the park does have a 
sidewalk.  Ms. Auglis stated that she feels the sidewalk should be included.  Mr. Ziepniewski 
suggested creating an easement so that if the Town decides to create a sidewalk in the future, it 
will be able to do it.  
 
Mr. Wood opened discussion regarding traffic assignment.  He advised that Casey Godfrey 
found that there would be no trips generated through the Payne Road corridor.  Ms. Auglis 
suggested that Mr. Bray and Mr. Godfrey work together to come to an agreement. 
 
Mr. Wood moved to approve Land Rover/Jaguar, E&F, LLC request site plan amendment 
approval for site at U.S. Route One with the following conditions:  an easement be provided to 
the satisfaction of Town engineers depicting a sidewalk on each side of the driveway access; the 
applicant provide the Town engineer with a contract bid set of plans; the applicant request their 
traffic engineer to provide Mr. Bray with further data supporting their analysis that no vehicle 
trips will affect the Payne Road corridor; the applicant submit a site lighting plan that is consist 
with the design standards and a document that illustrates the applicant’s lighting practice 
schedule; seconded by Ms. Auglis. 
 

Vote:  5-0 
 
13. Cloverleaf Estates, Genaro and Tricia Balzano request subdivision amendment to split Lot 
105 in previously approved subdivision off Holmes Road 
 
This item was tabled to a future date. 
 



14. AT&T Wireless Services requests site plan amendment for antennas and ground equipment 
for existing tower at 126 U.S. Route One 
 
This item was tabled to a future date. 
 
15. Peregrine Estates, Paul Andruilli requests sketch plan review for 6 single family lots off 
Mitchell Hill Road 
 
This item was tabled to the next meeting. 
 
16. Scottow Crossing, Donald Smith requests sketch plan review for 30,525 square foot 
retail/warehouse building at Royal Ridge Road and U.S. Route One 
 
This item was rescheduled to the next meeting due to the late hour. 
 
17. Smiling Hill Farm Land Co., Warren Knight requests site plan amendment approval for 70 
by 70 foot storage building on site at County Road 
 
This item was rescheduled to the next meeting due to the late hour. 
 
18. Trackside Subdivision, Pleasant Hills LLC requests sketch plan review for 10 single family 
lots off Chamberlain Road 
 
This item was rescheduled to the next meeting due to the late hour. 
 
19. Town Planner’s Report 
 
Mr. Ziepniewski referred to a memorandum regarding net residential density.  He advised there 
was a discussion at the last Council meeting regarding whether it should be 15%.  The Council 
passed the amendment as proposed by the Planning Board.  On the Council agenda for the 
meeting in August there will be an item to amend the 15% to 10%.  Mr. Ziepniewski referred to 
a memorandum from Mr. Riley of Sebago Technics running calculations on a number of 
subdivisions. 
 
Ms. Auglis recommended the figure should stay at 15% because of the findings of the report.  
Mr. Wood also agreed with 15%.  Mr. Porada felt 15% was a reasonable figure to use.  Mr. 
Frankoff stated he’s comfortable with 10%.  Mr. Callahan stated he’s in favor of 15%. 
 
20. Correspondence 
 
There were no comments. 
 
21. Planning Board Comments 
 
There were no comments. 
 



22. Adjournment 
 
Ms. Auglis moved to adjourn at 11:15 p.m.; seconded by Mr. Farnkoff. 
 

Vote:  5-0 
 

 
 
 
 
 
 
 
 
  

 
 
 
 
 
 


