
Town of Scarborough 
Planning Board          April 25, 2005 

AGENDA 
 

1.  Call to Order (7:00 P. M.) 
 
2.   Roll Call 
 
3.  Approval of Minutes (April 4, 2005) 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Contract Zoning Agreement for Mercedes Benz Dealership to enlarge the building by 1,540 square feet at 
237 U. S. Route One 
 
5.  Prime Motors LLC, Ira Rosenberg requests site plan amendment approval for 1,540 square foot 
addition on site at 137 U. S. Route One 
 
6.  Peregrine Estates, Paul Andruilli requests final subdivision approval for 5 single family lots off 
Mitchell Hill Road 
 
7.  Walter C. Nielsen Business Park, Grondin Properties LLC and R. J. Grondin & Sons request amended 
subdivision approval for site off Mussey Road 
 
8.  USPS Southern Maine Processing and Distribution Center requests courtesy site plan review for 
410,000 square foot structure at 79 Postal Service Way 
 
9.  Hunter Point Subdivision, Normand Berube Builders, Inc. requests amended subdivision plan for 
changes to lot line between Lots 11 and 12 on site off Old Blue Point Road 
 
10. Magnolia Place II, Brown Development Corp. requests amended subdivision plan for changes to lot 
line between Lots 14 and 15 on site off Highland Avenuee 
 
11.  Argyle Crossing, Mike Payeur Inc. requests final subdivision approval for 15 single family lots off 
Payne Road 
 
12. Romanza Salon, Alma June Escott requests site plan amendment approval for 210 square foot 
addition on site at 16 Pine Point Road 
 
13. Carter Brook Pit, The Grondins request amendment approval under the Extractive Industry Ordinance 
for relocation of entrance on site off Holmes Road and Broadturn Road 
 
14. Mike Glaude requests sketch plan review for 3,196 square foot carwash and 1,010 square foot 
retail/office building at Route One and Broadturn Road 
 
15. Cafua Management, David Parker requests sketch plan review for 3 lot commercial subdivision with a 
5,000 square foot multi-use building at 560 U. S. Route One 
 
16.  Pine Point Animal Hospital, Katie Erswell and Ann Barksdale request site plan approval for 2,000 
square foot veterinary building at 12 Pine Point Road 
 
17.  Scarborough Village Square, Dead River Orion Center LLC requests preliminary subdivision and 
amended site plan review for site at 295-301 U. S. Route One 
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Town of Scarborough 
 

Planning Board         April 25, 2005 
MINUTES 

 
Members Present     Staff 
 
Ms. Auglis      Mr. Bacon, Assistant Town Planner 
Mr. Callahan      Ms. Logan, Recording Secretary 
Mr. Farnkoff      Mr. Ziepniewski, Town Planner 
Mr. Hanson 
Mr. Porada 
Mr. Shanahan 
Mr. Wood 
 
1.  Call to Order 
 
Mr. Wood called the meeting to order at 7:00 P. M. 
 
2.  Roll Call 
 
The Recording Secretary called the roll; all members were present. 
 
3.  Approval of Minutes 
 
There were no minutes available. 
 
Mr. Wood noted that Items 6, 13, 16 and 17 had been tabled by the applicant. 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Contract Zoning Agreement for Mercedes Benz Dealership to enlarge the building by 1,540 square feet  
at 237 U. S. Route One 
 
Mr. Porada recused himself from these items.  Mr. Wood authorized Mr. Callahan to vote. 
 
Mr. Ziepniewski explained that the Town Council had a first reading and forwarded the item to the Plan-
ning Board for a public hearing.  Mr. Ziepniewski stated that this was an amendment to the Contract Zone 
to change the ownership of the property and to change the footprint of the building to 26,540 square feet.  
He stated that this project had been through rigorous review. 
 
Mr. Wood opened the public hearing; no one spoke for or against the request.  Mr. Wood closed the pub-
lic hearing. 
 
5.  Prime Motors LLC, Ira Rosenberg requests site plan amendment approval for 1,540 square foot addi-
tion on site at 137 U. S. Route One 
 
Mr. Jeff Perry, of Sebago Technics, displayed the building plan and pointed out the three areas of pro-
posed additional square footage.  He stated that the 1,200 square feet at the rear, for delivery of new cars,  
would displace five parking spaces and the two areas in the front of the building would be for reworking 
the interior and the covered entry.  To a question from Mr. Wood, Mr. Perry replied that they would re-
place two of the spaces which were for vehicle storage or employee parking and they would lose only 
three spaces.  Mr. Perry explained that the side mechanic’s door would be moved to the rear and there 
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would be some modification to the landscaping which would be rearranged.  He stated that the site would 
not change other than the noted modification to the building. 
 
Mr. Wood suggested that the Board vote on the request for the Town Council; the Board agreed that the 
request was in keeping with what was approved and there were no issues.  Mr. Wood asked whether the 
rear door would impact the neighborhood behind the site; Mr. David Richards, of Gawron-Turgeon 
Architects, stated that there would be a solid wood fence and landscaping in the rear and headlights would 
hit the fence.  Mr. Richards reiterated that there would be no impact on the neighborhood or Route One 
and the circulation would remain the same.  To a question from Ms. Auglis, Mr. Richard replied that the 
changes to the front of the building were for two entryways to the showroom.  To a question from Mr. 
Farnkoff, Mr. Wood replied that there could be a condition that the agreement amendment address the 
vestibule entry addition on the plan dated April 11, 2005. 
 
Mr. Wood moved to send a favorable opinion to the changes on the Contract Zone with the vestibule 
entry to be shown on the plan; Ms. Auglis seconded. 
 

Voted 5-0 
 
David Richards stated that this request for additional space reflected the new owner’s ideas for running    
a car dealership.  He stated that the workshop area was rotated 90 degrees to work better for the flow of 
personnel and the large addition was to work on new cars inside the building.  He displayed the elevations 
and noted that the new areas were not very noticeable.  To a question from Ms. Auglis, Mr. Richard re-
plied that they were requesting a color change to soft grey tones with off white.  Mr. Ziepniewski stated 
that the color change would be part of site plan, not the Contract Zone agreement.  Mr. Ziepniewski stated 
that the staff should have a copy of the elevations and the colors. 
 
Mr. Wood confirmed that nothing else on the plan had changed.  Mr. Perry stated that the signs would 
remain the same.   
 
Ms. Auglis moved to approve the revised site plan and the elevations as presented; Mr. Hanson seconded. 
 

Voted 5-0 
 

6.  Peregrin Estates, Paul Andruilli requests final subdivision approval for 5 single family lots off 
Mitchell Hill Road 
 
This item was tabled at the request of the applicant. 
 
7.  Walter C. Nielsen Business Park, Grondin Properties LLC and R. J. Grondin & Sons request amended 
subdivision approval for site off Mussey Road 
 
Mr. Porada recused himself from this item. 
 
Mr. Dan Riley, of Sebago Technics, stated that they were requesting an extension of 40 feet for the right 
of way onto Lot 5 to extend the pavement by 20 feet on the USPS lot.  He stated that the second request 
was for a grading easement across Lot 8 for a driveway onto the USPS site so a retaining wall would not 
have to be constructed.  To a question from Mr. Wood, Mr. Perry replied that Mr. Bacon had a copy of a 
letter from the City of South Portland, dated April 12, 2005, giving their approval. 

 
Mr. Hanson moved to approve the amended subdivision plan as requested; Ms. Auglis seconded. 
 

Voted 5-0 
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8.  USPS Southern Maine Processing and Distribution Center requests courtesy site plan review for 
410,000 square foot structure at 79 Postal Service Way 
 
Mr. Ziepniewski read comments from the Conservation Commission. 
 
Mr. Dan Riley, of Sebago Technics, stated that this was Lot 4 of the Walter C. Nielsen Business Park and 
the project was currently under construction.  He stated that they had received their final DEP approval in 
March.  He stated that the building was situated on a 51.3 acre lot at the end of Postal Service Way; he 
stated that it was a single story, concrete building with 20 foot ceilings and some mechanical equipment 
on a partial second floor.  He stated that the building was arranged for function with 74 loading docks; he 
stated that 70% of the building was loading docks or workroom with mail handling equipment and the 
administrative area would be at one side of the building.  Mr. Riley stated that there would be two drive-
way entrances, one for the employee and visitor parking lots and the larger entrance would be for truck 
traffic for about 370 trips per day; he stated that there would be no public facility.  Mr. Riley stated that 
utilities would be from Piggery Road and Postal Service Way.  Mr. Riley stated that the project was 
started in late March and was expected to be completed in one year. 

 
Regarding the Conservation Commission comments, Mr. Perry stated that there were less than 950 square 
feet of wetlands impacted.  He stated that the drainage would be through pipes to riprap, a swale and to a 
large wet pond; he stated that there would be a retaining wall at a small piece of wooded wetland near the 
truck entrance.  Mr. Riley stated that the building color had not been chosen but he believed it would be 
earth tones; he stated that the main entrance had been improved and they would send the plans to the 
Town as construction moved along.   
 
Mr. Perry stated that they had submitted the photometrics plan and the lighting layout, which showed 39 
foot light poles.  He stated that they laid out the site with 25 foot poles but with 39 foot poles they could 
eliminate 74 light fixtures.  He stated that 25 foot poles would require a line of poles in the parking lot 
and doubled the amount of poles.  Mr. Perry stated that they would all be custom-designed cut-off fixtures 
to eliminated unnecessary light; he noted that the lighting designer toured the neighborhood to determine 
where lights could be visible and to eliminate that visibility. 
 
To a question from Mr. Wood, Mr. Perry replied that very little had changed on the site since the Board 
last saw the plans, but there had been some minor revisions to parking and access for employees and 
visitors.  To a question from Mr. Ziepniewski, Mr. Perry replied that the wall system was designed so the 
building could be expanded toward the employee parking lot, but the chances for expansion of this build-
ing were very low.  To a question from Mr. Hanson, Mr. Perry replied that construction was ahead of the 
schedule the Board heard in November.   
 
Mr. Perry explained that the requirement for traffic improvements was to place funds in escrow for the 
Exit 3 interchange and the USPS had agreed to split those funds with the Grondins.  He stated that the 
DOT had delayed the work because of the bridge replacement Downeast, but the design plans had gone 
out to bid for part of this project and they expected some of the road work to start this year.  To questions 
from Mr. Hanson, Mr. Perry replied that he did not believe they operated on Sunday and 370 trips were 
about the same as the trip count at their facility in Portland.  To a question from Mr. Shanahan, Mr. Perry 
replied that the building was about 35 feet high with the area above the administrative space at 21 feet 6 
inches.  Mr. Shanahan asked whether the USPS would prescribe a truck route to the interstate.  To a ques-
tion from Mr. Shanahan, Mr. Wood stated that the DOT approval letter had conditions that would allow 
the building to open prior to the Exit 3 work being completed.  Mr. Ziepniewski stated that the key for 
DOT was that the money was available to make the improvements.  Mr. Wood noted that the Payne Road 
/Route 114 work would be done by the Grondins, who subdivided this site.  Mr. Perry stated that the 
USPS was well aware of what their obligations were for the improvements and the accesses, as well as 
the Board’s concerns. 
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Mr. Wood noted that any increase in employee levels would trigger a meeting with the Board concerning 
higher traffic.  Mr. Perry noted that the number of employees had been reduced.  Mr. Wood stated that, 
early in the process, the USPS indicated that they would comply with the Town’s Ordinances and go 
through the process, but they were calling this a courtesy site plan.  He stated that the Board asked the ap-
plicant to return with lighting and other plans but he felt they fell short.  Mr. Wood stated that he hoped 
the lighting would be minimized and the truck route would remain as intended to turn right through South 
Portland. 
 
9.  Hunter Point Subdivision, Normand Berube Builders, Inc. requests amended subdivision plan for 
changes to lot line between Lots 11 and 12 on site off Old Blue Point Road 
 
Ms. Danielle Betts, of Sebago Technics, explained that Normand Berube owned Lot 11 and his daughter, 
Susan, owned Lot 12; she explained that the lot line change, which would create a triangle, would allow 
him to cross on his own land to visit his grandson. 
 
Ms. Auglis moved to approve the amended plan as presented; Mr. Hanson seconded. 
 

Voted 5-0 
 

The Board signed the linen at the end of the meeting. 
 
10.  Magnolia Place II, Brown Development Corp. requests amended subdivision plan for changes to lot 
line between Lots 14 and 15 on site off Highland Avenue 
 
Ms. Danielle Betts, of Sebago Technics, explained that the owner of Lot 14 wanted a turnaround for his 
driveway, which required more land, and wanted to exchange land with the owner of Lot 15; she stated 
that the amount of land in each lot would remain the same. 
 
Ms. Auglis moved to approve the amended plan as presented; Mr. Hanson seconded. 
 

Voted 5-0 
 

The Board signed the linen at the end of the meeting. 
 
11.  Argyle Crossing, Mike Payeur Inc. requests final subdivision approval for 15 single family lots off 
Payne Road 
 
Mr. Ziepniewski noted that this project was formerly known as Summerwoods.  He read a memo from 
Mr. Bray and a letter from Mr. Tubbs, which could be made a condition of final approval. Mr. Ziepniew-
ski stated that there needed to be a letter of credit, inspection fee, recreation and sewer fees and the Town 
Attorney should review the homeowners’ association documents.  He stated that there may be some issue 
with public sewer under a private road. 
 
Ms. Danielle Betts, of Sebago Technics, stated that they had submitted their application to the DEP for a 
Tier 1 permit and stormwater approval, as well as their permit from the Army Corps of Engineers.  Ms. 
Betts stated that the DEP did not make many changes to the plan so it was the same and their only condi-
tion was that the buffer rules be made very clear, as an attachment to each lot owner’s deed.  She stated 
that they would address all of Mr. Tubbs’ comments and would add notes to the plan in accordance with 
Mr. Wendel’s memo.  She stated that the Sanitary District had approved the one private force main which 
was shown on the subdivision plan.  She stated that she did not understand Mr. Wendel’s comment about 
the sewer but thought it could be worked out with staff. 
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Ms. Auglis stated that she wanted to be sure the landscaping would be up to the Board’s standards.  Mr. 
Payeur stated that each home would have its own landscaping plan.  Ms. Auglis stated that the street trees 
should be part of the landscaping package.  Mr. Payeur stated that the landscape architect would take care 
of that.  Ms. Auglis stated that she was also concerned about the small building envelopes near the wet-
lands and would like it to be in writing that the wetlands would not be disturbed.  Ms. Betts stated that the 
homeowners’ association documents covered that responsibility.  Mr. Ziepniewski stated that the DEP 
order also required that the buffers not be disturbed.  Ms. Betts stated that all the buffers and wetlands had 
been delineated on the plan which would be registered.   
 
Mr. Wood moved to approve the subdivision plan for Argyle Crossing, with the following conditions; 
 
1.  That the memos and comments of Mr. Tubbs, dated April 24, 2005, and Mr. Bray, dated April 28, 
2005 be incorporated; 
2.  That the location of the private sewer in relation to the public road be resolved to the satisfaction of 
Mr. Wendel; 
3.  That street trees be planted to the satisfaction of Mr. Wendel; 
4.  That the engineers’ estimate, letter of credit and inspection fee be approved by Mr. Wendel; 
5.  That there be review of the homeowners’ association documents by Mr. Vaniotis; 
6.  That the recreation and sewer impact fees be paid; 
7.  That the Payne Road impact fee be paid; 
 
Ms. Auglis seconded the motion and conditions. 

Voted 5-0 
 

12.  Romanza Salon, Alma June Escott requests site plan amendment approval for 210 square foot 
addition on site at 16 Pine Point Road 
 
Mr. Ziepniewski explained that 90% of the lot was in the B-2 Zone and the Zoning Ordinance allowed 
moving the majority zone 50 feet into the remaining land; he stated that the proposed addition was on the 
B-2 line.  He stated that nine parking spaces were shown, as required by the Ordinance.  He stated that 
this was a very small addition and the staff had no issues.   
 
Ms. Escott stated that she had been in business for five years and wanted to add a new facial room be-
cause the present room was too small.  To a question from Mr. Wood, Ms. Escott replied that the lighting 
would not change and the 210 square foot addition would be painted gray to match the existing building.  
She stated that she had only two employees and worked by reservation so did not need much parking. 
 
Mr. Hanson moved to approve the amended site plan as presented; Ms. Auglis seconded. 
 

Voted 5-0 
 

13.  Carter Brook Pit, the Grondins request amendment approval under the Extractive Industry Ordinance 
for relocation of entrance on site off Holmes Road and Broadturn Road 
 
This item was tabled at the request of the applicant. 
 
14.  Mike Glaude requests sketch plan review for 3,196 square foot carwash and 1,010 square foot retail/ 
office building at Route One and Broadturn Road 
 
Mr. Ziepniewski noted that it was very unusual that there was office/retail space shown with no parking 
near it and anyone trying to get to the building would have to cross the carwash traffic. 
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Mr. Andy Morrill, of DeLuca-Hoffman Associates, stated that this was a 2.82 acre parcel in the B-2 Zone; 
he stated that they showed a five bay carwash with office/retail space in the front.  He stated that the site 
was served by public water and sewer and underground utilities; he stated that the five bays would face 
Route One.  Mr. Morrill stated that Mr. Bray implied he would look for one-way in access from Route 
One and they would consider that.  To a question from Mr. Ziepniewski, Mr. Glaude replied that they did 
not want to reclaim water since it would be dirty and the Sanitary District indicated that they would not 
have a problem if they did not recycle. 
 
Mr. Wood stated that he was not excited about the layout and it appeared the frontage requirement was 
reduced by grandfathering.  Mr. Morrill stated that this lot was part of an earlier subdivision and it was a 
lot of record in 1989.  Mr. Wood asked how it could meet the Ordinance requirement for street frontage.  
Mr. Ziepniewski stated that the issue of street frontage should be reviewed with the Town Attorney. 
 
Ms. Auglis stated that there were real circulation issues and the design standards needed to be addressed  
and she would like to discuss recycling the water.  Mr. Wood noted that the Board was sensitive to light-
ing issues and the design criteria, egress and ingress, landscaping and signage were all concerns.  Mr. 
Wood stated that he did not like driveways off Route One with commercial enterprises behind other lots 
and would like to see the required frontage on Route One.  He stated that there were traffic issues and 
merging issues in the Dunstan area.  To a question from Mr. Wood, Mr. Morrill replied that there was a 
residence on each side of the Broadturn Road driveway.  Mr. Ziepniewski reiterated the parking issues.  
To a question from Mr. Wood, Mr. Morrill replied that the fire station was in the front of this site and 
there were apartment buildings to the north.  To a question from Mr. Callahan, Mr. Morrill replied that 
Mr. Bray brought up the issues of left turns in and out of Route One. 
 
15.  Cafua Management, David Parker requests sketch plan review for 3 lot commercial subdivision with   
a 5,000 square foot multi-use building at 560 U. S. Route One 
 
Mr. Ziepniewski read a memo from Mr. Bacon.  Mr. James Fisher, of North East Civil Solutions, stated 
that this would be a three lot commercial subdivision to be built in two phases; he stated that Dunkin’ 
Donuts would be one of the new tenants.  He stated that they wanted to finish the subdivision that was 
started several years ago with the existing Parker Tilton building; he stated that there was no tenant for 
Lot 1 at this time but they would show a theoretical building on that lot.  He stated that the traffic pattern 
existed for the present building and there would be no other access points.  Mr. Fisher stated that they 
tried to obtain access on the DOT road to the side but that was not possible.  He stated that they also ap-
proached DOT for two accesses on Route One and they suggested one way in and one way out accesses.  
He stated that the road would be angled for a right turn in from the south only and the last Parker Tilton 
access would disappear.  He stated that the remaining existing access would also serve Route One.  He 
stated that Dunkin’ Donuts would use half the building and the other half would be leased. 
 
Mr. Ziepniewski noted that there was a memo from the Conservation Commission regarding the 250 foot 
wetland setback.  Ms. Auglis noted that the queue at the present Route One Dunkin’ Donuts was filled 
with nine cars this afternoon and this site showed only eight queueing spaces and more should be pro-
vided.  She stated that she would like to see people kept from turning left into this site where cars are 
going fast and problems would be created because there was no center turning lane.  Ms. Auglis stated 
that she hoped this would be a non-traditional Dunkin’ Donuts building.  Mr. Fisher stated that the 
building would adhere to the design standards but the sign would be pink and orange. 
 
Mr. Farnkoff stated that he, too, was concerned about southbound traffic.  Mr. Fisher stated that they 
would make the access angle as acute as possible.  To a question from Mr. Callahan, Mr. Fisher replied 
that two of the Parker Tilton accesses would remain and the one near Dunkin’ Donuts would be removed 
and the access would be shared by Lot 1.  Mr. Fisher noted that there was no public sewer in this area and 
there would be a new, private pump station to the Sanitary District.  Mr. Hanson stated that he thought 
traffic on Route One would be self-controlling but he was concerned about the queueing.   
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To a question from Mr. Shanahan, Mr. Fisher replied that the land dipped and they would grade it to be 
mostly flat other than directing the drainage.  Mr. Fisher stated that the overhead power lines would re-
main.  Mr. Wood stated that he had the same concerns; he stated that he liked the closing of a curbcut.  He 
asked why the line between Lots 2 and 3 had to be angled and noted that Dunkin’ Donuts could be better 
angled if the lot line were not angled.   Mr. Fisher stated that they wanted the line to be parallel.  Mr. 
Wood stated that if the building were not parallel to Route One it would have a better presentation; he 
stated that, in this case, the owner could reconfigure the lots.  Mr. Wood stated that he would like to see 
the building straightened so people going south could access it easily, but he had not heard DOT’s argu-
ments; he stated that that should be accommodated so there would be no problems caused by people turn-
ing left.  Mr. Fisher stated that he hoped there was room for negotiations with DOT and the Board’s com-
ments could help.  Mr. Wood stated that he shared the queueing issues.  Mr. Wood stated that the Dunstan 
area was the next area for serious interest and commercial development should be done at a high quality.   

 
16.  Pine Point Animal Hospital, Katie Erswell and Ann Barksdale request site plan approval for 2,000 
square foot veterinary building at 12 Pine Point Road 
 
This item was tabled at the request of the applicant. 
 
17.  Scarborough Village Square, Dead River Orion Center LLC requests preliminary subdivision and 
amended site plan review for site at 295-301 U. S. Route One 
 
This item was tabled at the request of the applicant. 
 
18.  Town Planner’s Report 
 
Mr. Ziepniewski stated that the Board had a copy of the Town Attorney’s letter regarding American 
Homes Subdivision.   He stated that there would be a special meeting on May 2, 2005 to hear the  
Scarborough Gallery project only.  He stated that Mr. Vaniotis would work on findings of fact and 
conditions that could be signed at a later meeting. 
 
19.  Correspondence 
 
Mr. Wood noted the letter from the citizens regarding Wal-Mart. 
 
20.  Planning Board Comments 
 
Ms. Auglis stated that she would like to try to bring the Ordinances in line with the Design Guidelines 
and asked that the staff approach the Town Manager and the Town Council.  Mr. Ziepniewski stated that 
the staff had met regarding lower frontages in the Haigis Parkway Zone where the right of way was very 
wide and there would be a lot of space between the right of way and the pavement for close setbacks.  He 
stated that Route One was more complicated because it was crowded with existing development.  Ms. 
Auglis noted that applicants would like lower front setbacks and queueing problems would be resolved if 
buildings were brought forward on lots.  She recommended that the Board ask the Ordinance Committee 
to review this with a high priority.   
 
21.  Adjournment 
 
The meeting was adjourned at 10:10 P. M. 


