
Town of Scarborough 
 

Planning Board         May 2, 2005 
AGENDA 

SPECIAL MEETING 

1.  Call to Order (6:00 P. M.) 

2.  Roll Call 

3.  Wal-Mart requests amended site plan approval for existing store on Payne Road 

4.  Scarborough Gallery, Great Island Acquisitions LLC requests final subdivision approval for 8 
commercial lots off Mussey Road and Spring Street 

5.  Wal-Mart Supercenter requests site plan approval for 212,242 square foot building off Mussey Road 
and Spring Street 

6.  Lowe’s of Scarborough requests site plan approval for 138,134 square foot building off Mussey Road 
and Spring Street 

7.  Town Planner’s Report 

8.  Correspondence 

9.  Planning Board Comments 

10. Adjournment 

 

NO NEW ITEMS SHALL BE TAKEN UP AFTER 9:30 P. M. 
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Town of Scarborough 

Planning Board    SPECIAL MEETING    May 2, 2005 
MINUTES 

 
Members Present     Staff 
 
Ms. Auglis      Mr. Bacon, Assistant Town Planner 
Mr. Callahan      Ms. Logan, Recording Secretary 
Mr. Hanson      Mr. Wendel, Town Engineer 
Mr. Porada      Mr. Ziepniewski, Town Planner 
Mr. Shanahan      Mr. Vaniotis, Town Attorney 
Mr. Wood 
 
1.  Call to Order 
 
Mr. Wood called the meeting to order at 6:05 P. M. 
 
2.  Roll Call 
 
The Recording Secretary called the roll; Mr. Farnkoff was absent.  Mr. Wood authorized Mr. Callahan to 
vote. 
 
3.  Approval of Minutes (April 4, 2005) 
 
Mr. Hanson moved to approve the minutes of April 4, 2005 as written; Ms. Auglis seconded. 
 

Voted 5-0 
 
Mr. Ziepniewski stated that, because these issues were complicated, he did not anticipate any approvals 
tonight; he stated that the traffic movement permit from the DOT had been received today, but the DOT 
and Army Corps of Engineers’ permits had not been received.  He stated that there were still engineering 
issues related to the roads and traffic.  Mr. Ziepniewski stated that the Town Attorney was available to 
shape the findings of fact at some future date.   He recommended that the Board bring up any issues and 
focus on what was outstanding, such as the engineering estimate; he stated that there were several memos 
and the projects were making progress. 
 
Ms. Nancy St. Clair, of Sebago Technics, stated that they wanted to bring as many items to closure as 
possible tonight. 
 
4.  Wal-Mart requests amended site plan approval for existing store on Payne Road 
 
Ms. St. Clair stated that the need for this amendment was because Gallery Boulevard would cross over 
this site.   She guided the Board through the power point presentation.  Ms. St. Clair stated that they had 
made modifications to the accesses and parking.   She stated that they would put up temporary barricades 
at the access points when this site was vacated so that traffic could not cross this site to access the new 
site.  Ms. St. Clair stated that the northern exit to Payne Road would be eliminated because Gallery 
Boulevard would pass through the site in that area.  She stated that there were three residences which 
would be owned by Wal-Mart.   Ms. St. Clair stated that the access on Spring Street near the present 
garden center would be restricted to right turns in and out because of the proximity to Gallery Boulevard.  
She stated that they believed this access was important during construction while this store was still in 
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operation but they would work with the staff for sign-age for safety issues. She stated that the truck 
entrance would remain. 
 
Ms. St. Clair stated that there would be some widening of Payne Road and they would work with staff to 
save the existing trees or put in additional landscaping.  She stated that there would be a temporary deten-
tion pond located on the property near Payne Road and Gallery Boulevard and a wet pond at the end of 
Spring Street which would provide treatment as well as quantity control.  She stated that the detention 
pond would be temporary to reduce the need for repiping in the existing parking lot.  She stated that dur-
ing construction, they wanted to minimize the impacts to this site and the flows could be diverted back to 
the site following construction and alleviate the need for the temporary pond.   
 
To a question from Ms. Auglis, Ms. St. Clair replied that the current residential lots would be a separate 
outparcel under the ownership of Wal-Mart that would either be annexed to the present Wal-Mart site or 
be used as a stand alone retail use.  Mr. Wood stated that he looked at that lot as another new site con-
sistent with Scarborough Gallery.  To a question from Ms. Auglis, Ms. St. Clair replied that the entrance 
on Spring Street was permanent but its function would depend on the use of the building and it would be 
the access to the outparcel, which was not large enough to have its own curb cut on Spring Street.  Ms. St. 
Clair stated that once the site was vacated they would barricade the driveways to prevent anyone from 
using them.  To a question from Ms. Auglis, Mr. Ziepniewski replied that there could be a condition im-
posed to require site plan approval for any new use on this site.   Ms. Auglis stated that she was concerned 
because Wal-Mart may not want to have retail in that store. Mr. Vaniotis stated that the B-2 Zone allowed 
retail and he would give the issue some thought.  To a question from Ms. Auglis, Ms. St. Clair replied that 
the developer of Scarborough Gallery would repipe the parking lot. 
 
Mr. Shanahan stated that Mr. Bacon’s point about aligning the two entrances across from each other on 
Spring Street was valid.  He stated that the Board should know when the old store would close in relation 
to the opening of the new store.  He stated that if the old store remained closed it would detract from the 
aesthetics of the area.  He stated that the Board needed to know how the accesses would be sequenced.  
Mr. Porada noted that the widening of Payne Road would disturb the plentiful landscaping at the front of 
this site and the applicant should consider replacing what was removed so that it remained as dense.  To a 
question from Mr. Porada, Mr. Vaniotis replied that the Board could put a sunset clause on the approval 
so this site would return to the Board within a certain amount of time. 
 
To a question from Mr. Callahan, Ms. St. Clair replied that all the changes to this site would take place 
during the first phase of construction.  Mr. Wood stated that he was not looking forward to seeing barriers 
and weeds or the parking lot being used for staging and would like to think any barriers would not look 
temporary.  He stated that he was concerned about the landscaping on Payne Road which now hides much 
of the existing parking lot; he asked how many extra parking spaces there were and noted that the first 
row of parking could be used for landscaping.  Mr. Wood stated that he hoped the present Wal-Mart sign 
would be removed as soon as the store closed.  To a question from Mr. Wood, Ms. St. Clair explained that 
the lot where the temporary pond would be had no building envelope.  Mr. Wood stated that he would 
like to see landscaping along the front   at the entrance to Gallery Boulevard.  Mr. Wood agreed that the 
Spring Street entrance was problematic.  To a question from Ms. Auglis, Ms. St. Clair replied that the 
applicant would do the landscaping along Payne Road.  Mr. Vaniotis noted that things like landscaping 
would be a condition of approval to be funded by a performance guarantee.  To a question from Mr. 
Wood, Ms. St. Clair replied that they would make sure the configuration of the road at Spring Street met 
all the requirements.   
 
There was discussion regarding the approval of these items and the scheduling on an agenda.  Mr. Ziep-
niewski stated that he would rather see all of the approvals from the various agencies prior to scheduling 



 3 

another meeting.  He stated that there was a lot of work to be done and he was concerned about rushing 
the approvals.  Mr. Wood stated that at the end the Board would be glad it took the time. 
 
Mr. Wood moved to table Item 4 for continued consideration; Ms. Auglis seconded. 
 

Voted 5-0 
 

5.  Scarborough Gallery, Great Island Acquisitions LLC requests final subdivision approval for 8 
commercial lots off Mussey Road and Spring Street 
 
Mr. Ziepniewski noted that there were several memos. 
 
Ms. St. Clair gave a power point presentation.  She stated that maintenance of the site would be the 
responsibility of the developer and an association for the retailers.  She stated that the utilities and lanes 
had changed but the boulevard had not.  Ms. St. Clair stated that the landscaping and lighting, etc. were 
consistent with what was shown in November.   She stated that there had been minor lot line shifts be-
tween Lots 5 and 6 which she would address for the Lowe’s site, and on Lot 8, a portion of Lot 7 and 9 
would be added to create triangles at the entrances to accommodate widening of the curbs.  She stated that 
there would be no effect on the frontages, which exceeded the requirements.   Ms. St. Clair stated that 
another change was the creation of conservation areas in response to federal and state reviews.  She stated 
that a 56 acre piece of property along the Nonesuch River, near the Hunnewell Hill Subdivision, was set 
aside for a wetland compensation package, which the applicant would give as an easement to the Town or 
the Scarborough Land Trust.   
 
Ms. St. Clair stated that the overall stormwater master plan had been revised and reviewed by the DEP 
and the Planning staff and provided the compensation area and included quality and quantity controls.  
She stated that the remainder of the site would have a mix of ponds and swales and would address all the 
issues in Scarborough Gallery.   

Mr. Andy Hyland, of Port City Architects, recapped the design elements, showed the landscaped buffer 
on each side of the boulevard and in the median and explained the signage.  Mr. Larry Bartlett, the light-
ing engineer, stated that the boulevard lighting had not changed; he stated that there would be 25 foot 
poles with twin luminars with full cutoff fixtures.  He stated that the poles would accommodate banners 
along the boulevard.   
 
Ms. St. Clair explained that they had received the DOT traffic permit today, and there were a series of 
permits pending from the DOT and the Army Corps of Engineers which they hoped to receive later this 
week.  She stated that they were aware of the impact fees and would pay them. 
 
Mr. Tom Gorrill, traffic engineer, stated that the DOT traffic movement permit had been issued for 
Phases 1 and 2, as requested by Mr. Bray so he could make sure the improvements would not have to be 
modified later for Phase 2.  He explained that Phase 1 consisted of Lowe’s and Wal-Mart and the high 
turn-over restaurants and Phase 2 would be another retail site and high turn-over restaurant.  Mr. Gorrill 
stated that Gallery Boulevard would be one through lane in each direction with three openings in the 
median for access across but with no left turns through them.  He stated that Lowe’s had specific left and 
right turning lanes into each side; he stated that there was access to both Lowe’s and the lot across the 
boulevard through the median.  Mr. Gorrill stated that there was a southbound right turn for a restaurant 
building but no left turn at that driveway; he stated that there were left turn lanes in and out for Wal-Mart.  
He stated that the Wal-Mart driveway would have a northbound right turn lane.  Mr. Gorrill stated that the 
turning lanes ensured there would be no impact on the flow of traffic.  He stated that the traffic signals 
would all be coordinated with the new Maine Mall traffic system and the signals at Mussey Road and  
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Gallery Boulevard would have a left and right turn lane at the Scarborough Gallery approach.   
 
Mr. Gorrill stated that Payne Road and Gallery Boulevard would be signalized with two left turn lanes out 
of Gallery Boulevard; he stated that Payne Road would have two through lanes and a right turn lane into 
Gallery Boulevard and a left lane southbound.  He stated that Payne Road would be widened to six lanes.  
Mr. Gorrill stated that the Spring Street access would be right in and right out only; he noted that there 
was a lot of capacity on Payne Road.   Mr. Gorrill stated that Mr. Bray had concerns and they had worked 
with him and the DOT to develop their traffic plan; he stated that they would address offsite improve-
ments at a meeting tomorrow and any improvements would be incorporated into the plan.  He stated that 
improvements would be made by the DOT at Exit 42 but this site would not have much impact on that 
intersection.  He stated that they had updated the Payne Road impact fee to $218,090.00.  Mr. Gorrill 
noted that the Grondin project would include a left turn lane on Route 114 into Payne Road. 
 
To a question from Mr. Wood, Mr. Gorrill replied that this applicant would have one year to com-plete 
the changes at the Spring Street north intersection following the DOT’s acquisition of the right of way.  
To a question from Mr. Wood, Ms. St. Clair replied that there were sidewalks shown over the entire 
northern edge and there would be a fully interconnected sidewalk system to Payne Road which would 
cross Spring Street.  Ms. St. Clair stated that there was now a sidewalk along Payne Road but if it could 
be eliminated it would save the mature trees at the present Wal-Mart.   She stated that the sidewalk could 
be re-built on the other side of the trees.  Mr. Ziepniewski stated that the first row of parking spaces could 
be eliminated.  Ms. St. Clair stated that once the restaurant lots were developed the pedestrian circulation 
would be more prominent.   
 
To a question from Mr. Wood, Ms. St. Clair replied that she envisioned Mussey Road as the primary 
access during construction and as the project moved forward there would be some vehicles using Payne 
Road.  To a question from Mr. Wood, Ms. St. Clair replied that the ultimate goal was for the two retail 
stores to open together; she stated that the sites needed to be preloaded and building would start as 
quickly as possible for the remaining construction season.    
 
To a question from Mr. Hanson, Mr. Gorrill replied that the existing traffic light at Spring Street and 
Gorham Road would be coordinated with all other lights.  To a question from Mr. Shanahan, Mr. Ziep-
niewski replied that most of the offsite improvements would have to be made prior to a Certificate of 
Occupancy being issued but the Spring Street intersection improvements would have one year to com-
pletion following right of way acquisition.  Mr. Shanahan asked whether some of the Gorham Road 
intersections would have decreased levels of service; Mr. Gorrill replied that they had added in traffic 
from the buildout of all the surrounding proposed projects and usually overestimated the number of trips.  
Mr. Gorrill stated that a lot of the traffic would not be new trips because they would be going to other 
retail sites; he noted that the peak hours of commuter traffic and retail traffic were not the same. 
 
Ms. Auglis stated that she could not imagine the Spring Street north intersection not being completed 
when the two stores opened.  Mr. Gorrill noted that Wal-Mart traffic was already existing, but the issue 
was when the existing building was reopened.  Ms. Auglis stated that the Super Wal-Mart would draw a 
lot more traffic.  Ms. St. Clair stated that the intersection would be ready with-in the same timeframe of 
the construction of the Payne Road/Gallery Boulevard, which would be the summer of 2006.  Mr. 
Vaniotis stated that the Planning Board could impose a more stringent condition than that of the DOT.    
 
To questions from Mr. Hanson, Mr. Bartlett replied that the total height of the light poles on the Boule-
vard would be 28 feet, and the height, wattage and spacing were designed for the site; he stated that the 
Spring Street lights would not change.  To a question from Mr. Callahan, Mr. Gorrill replied that the 
applicant would be doing the work under the Payne Road underpass; he stated that the reviews showed 
that the road could be widened beneath the bridge.  To a question from Mr. Callahan, Ms. St. Clair replied 
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that there was no Lot 3 so there were eight lots and one lot would be set aside for conservation.  To a 
question from Mr. Porada, Mr. Gorrill replied that there would be five feet beyond the driving lanes 
toward the bridge abutments and no guardrails were needed. To a question from Mr. Porada, Ms. St. Clair 
replied that the association would be responsible for the banners on the Boulevard. 
 
To a question from Mr. Wood, Mr. Gorrill replied that all of the comments from Mr. Bray had been 
addressed and were reflected on the plans and Mr. Bray seemed to be satisfied; he stated that Mr. Bray’s 
only issue was the timing of the Spring Street north intersection which was planned to be done.  To a 
question from Mr. Wood, Ms. St. Clair explained that the conservation easement limits on Lot 7 were 
drawn around the one remaining residential lot.  To a question from Mr. Wood, Ms. St. Clair replied that 
the traffic permit for the project took into account a 75,000 square foot building on Lot 7 and the wetlands 
had been accounted for.  To a question from Mr. Shanahan, Mr. Gorrill replied that they had included 
traffic counts for the reuse of the existing Wal-Mart.   
 
Mr. Wood moved to table this item for further consideration and more time to work with the Planning 
Department; Ms. Auglis seconded. 

Voted 5-0 
 

Mr. Ziepniewski stated that he expected to receive the permits from the federal and state agencies and the 
findings would be formulated and another meeting scheduled. 
 
Mr. Wood called a recess at 8:35; the meeting resumed at 8:50 P. M. 
 
6.  Wal-Mart Supercenter requests site plan approval for 212,242 square foot building off Mussey Road 
and Spring Street 
 
Mr. Ziepniewski noted that there were several memos. 
 
Ms. St. Clair explained that there had been a couple of modifications to the access points in response to 
the DOT permit requirements.  She stated that there was a minor lot line adjustment between Lots 8 and 9 
at the northeast intersection to accommodate a wider turning radius and the lane striping would change.  
She stated that they showed crosswalks as recommended by Mr. Bray.  Ms. St. Clair stated that they up-
graded the buffering around the garden center and the seasonal display may be eliminated. 
 
Mr. Andy Hyland, architect for the project, stated that they would hold the remainder of the tenants to the 
same design vision which was rooted in the Maine vernacular, reflecting the Design Guidelines, durability 
and the spirit of the Exit 6 (42) Overlay Zone. 
 
Mr. Larry Moritz, the Wal-Mart architect, stated that the building would be of quick-brick with pilasters 
that were reflected in the signs; he stated that there would be dormers and a metal roof and arches to break 
up the metal elements.  He stated that designated sales areas were shown on the sidewalk plan and they 
had added cart corrals.  He stated that, for the cart corrals, they wanted to use a typical pipe painted black 
to match the finishing of the garden center fence; he stated that another option was to build the corrals out 
of ornamental fencing.  Mr. Moritz stated that there would be no advertising on the corrals.   
 
To a question from Ms. Auglis, Mr. Moritz replied that the egress doors would not be covered by display.  
Ms. Auglis confirmed that she could walk on the sidewalk from one end of the building to the other 
without being impeded by display areas.  To a question from Ms. Auglis, Ms. St. Clair replied that the 
chainlink fence was on top of the retaining wall for safety purposes and was not in a customer area.  She 
stated that there would be compaction units, not dumpsters.  To a question from Mr. Hanson, Mr. Moritz 
replied that the light poles would be 28 feet high.   
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There was lengthy discussion regarding the cart corrals.  Mr. Moritz stated that the ornamental corrals 
would not be as durable as the standard corrals which they could paint black.  Mr. Hyland stated that the 
Board may not want to highlight the corrals and he would recommend a simpler corral.   
 
Ms. Auglis asked whether there was more room on the pharmacy side for more trees; Ms. St. Clair replied 
that trees could not be planted near the drive-through window but there was a green area and islands 
throughout the parking lot.  Mr. Shanahan noted that the rear elevation was very stark.  Ms. St. Clair 
stated that there were office buildings and a 200 foot wooded corridor behind the building so it was well-
screened; she stated that the site sloped down toward Mussey Road, hence the retaining wall.  Mr. Wood 
asked that the applicant present some photos showing what would be seen from the rear.   
 
Mr. Porada asked about vending machines; Mr. Moritz replied that they would be inside the building.  
Mr. Porada stated that he was happy to hear the seasonal outdoor display may be eliminated.  He asked 
whether six parking spaces were adequate for the six bay service area; Ms. St. Clair pointed out other 
parking.   
 
Mr. Wood asked about Mr. Bacon’s comments regarding lighting; Ms. St. Clair replied that they showed 
intermediate lighting along the pedestrian access consistent with the mounting heights along Gallery 
Boulevard.  She stated that Mr. Bartlett looked at lower poles and the current proposal would be for 14 
foot mounting height which would introduce the change from four poles to seven poles.  She stated that 
they had reduced the pole height in the parking lot from 39 feet to 35 feet.  To a question from Mr. Wood, 
Mr. Moritz replied that the tire store would be under a roof with the garden center where there would be a 
gate and a door to the tire store.  Mr. Wood stated that he thought the applicant had done a good job with 
a building of this size; he stated that the directional sign on the building for the tire and lube express 
looked out of place and suggested a different way of displaying that sign.  Mr. Wood asked that the 
lighting levels on the rear of the building be addressed.   
 
To a question from Mr. Callahan, Ms. St. Clair replied that the store would be open 24 hours, seven days 
per week and the lighting could be lessened as customers dropped off at night.  She stated that there 
would be security personnel.  Ms. Auglis stated that she would like to see the “Always” sign eliminated. 
Ms. Auglis stated that the outdoor display areas were too big.  Mr. Moritz stated that two of the three 
display areas were under canopies.  Ms. Auglis stated that the lighting in the walk-way would be a nice 
touch but it would be nice to have similar lights close to the building for a more human scale. 
 
Mr. Wood moved to table the request for further consideration; Mr. Hanson seconded. 
 

Voted 5-0 
 

7.  Lowe’s of Scarborough requests site plan approval for 138,134 square foot building off Mussey Road 
and Spring Street 
 
Mr. Ziepniewski noted several memos.  Ms. St. Clair noted that the memos included some technical de-
tails and fine tuning.  Ms. St. Clair stated that the lighting would be similar to that of Wal-Mart with a 
revised photometric design based on 35 foot poles, which they hoped the Board would approve.   
 
Mr. Matt Russell, architect for Lowe’s, distributed a rendering of the fencing system around the garden 
center and the building elevations.  He stated that Lowe’s needed three display areas, for the sheds, the 
fencing and the garden center and showed colored concrete for the display areas to mimic some of the 
architectural colors.  He stated that they had added some planters and benches in response to the Board’s 
previous comments.  Mr. Russell stated that the cart corrals would be black square tubing, which was 
durable; he stated that they would put together a rendering for the next meeting.  Ms. Auglis confirmed 
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that some of the canopies had been removed over the display areas.  Ms. St. Clair noted that the shed and 
fence displays were fixed units.  Ms. Auglis confirmed that the only sections of the building that could be 
seen would be the front and some of the right side.  Ms. St. Clair stated that the garden center faced Route 
I295 where there was a buffer of trees and they would do site work up to the property line.   
 
To a question from Mr. Porada, Mr. Russell replied that there was a black vinyl-coated chainlink fence 
behind the black fence shown in the handout.  Mr. Shanahan stated that both the right and left elevations 
deserved some work; he stated that a lot of progress had been made with the outdoor displays.  Mr. 
Russell stated that they would indicate the location for the utility trailers.  Mr. Callahan asked whether the 
lighting would be reduced at night; Ms. St. Clair stated that the store would be open from 6:00 A. M. to 
10:00 P. M. and the lights would dim one hour after closing.   
 
Mr. Wood stated that he liked the building for its improvements; he confirmed that the applicant did not 
feel it could reduce the parking any further.  Mr. Wood stated that he liked the planters; he asked that the 
applicant submit some renderings of how the front of the building would look with the outdoor displays, 
integrating the overall screening of the building for both this site and Wal-Mart.  He stated that he liked 
the canopies and agreed that the right and left elevations could use some work, though they were accept-
able.  Mr. Wood stated that the 35 foot poles were satisfactory. 
 
Mr. Wood moved to table this plan for further consideration; Ms. Auglis seconded. 
 

Voted 5-0 
 

8.  Town Planner’s Report 
 
There was no report. 
 
9.  Correspondence 
 
There was no correspondence. 
 
10. Planning Board Comments 
 
Mr. Wood asked that the Board be notified as to whether there should be another special meeting for this 
project.  Mr. Ziepniewski stated that after the Town Attorney had written the findings and conditions, it 
could be determined whether there should be a special meeting. 
 
11.  Adjournment 
 
The meeting was adjourned at 10:30 P. M.  


