
Town of Scarborough 
 

Planning Board         May 16, 2005 
AGENDA 

 
1.  Call to Order 
 
2.  Roll Call 
 
3.  Approval of Minutes (April 25, 2005) 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance by adding a new zone – The Dunstan Village Residential Zoning District 
 
5.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance, Section V.B.4., Miscellaneous Appeals, regarding nonconforming signs 
 
6.  Calm Water Spa & Salon, Patricia Smith requests site plan amendment approval for directional signs 
at 144 U. S. Route One 
 
7.  Peregrine Estates, Paul Andruilli requests final subdivision approval for 5 single family lots off 
Mitchell Hill Road 
 
8.  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 
 
9.  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 
 
10. 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 
 
11. Preachers’ Aid Society of New England requests sketch plan review for a single family retirement 
living subdivision for 20 to 30 units in the R-F Zone at 5 Lucky Lane (off U. S. Route One) 
 
12. Maine Medical Center requests amended site plan approval for 5,250 square foot MRI addition for 
site on U. S. Route One 
 
13. Carmal LLC requests site plan amendment approval for changes to two buildings and the accesses at 
450 Payne Road in the B-2 Zone 
 
14. Town Planner’s Report 
 
15. Correspondence 
 
16. Planning Board Comments 
 
17. Adjournment 
 

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

Planning Board          May 16, 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. Wood      Mr. Grysk, Code Enforcement Officer 
 
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; Messrs. Hanson, Porada and Shanahan were absent.  Mr. Wood 
authorized Mr. Callahan to vote.   
 
Mr. Wood noted that Items 7 and 8 had been tabled. 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance by adding a new zone – The Dunstan Village Residential Zoning District 
 
Mr. Ziepniewski explained that this new zone was in response to a court decision stemming from the 
Dunstan Crossing project, a referendum by the neighbors and a subsequent suit by the applicants who 
prevailed.  Mr. Bacon noted that there was an outline and a revised copy of the proposed amendment and 
noted the changes from the earlier proposal.  To a question from Mr. Wood, Mr. Bacon replied that he did 
not think any further revisions would have to come back to the Planning Board.  Mr. Bacon read the 
outline and the table into the record; he noted that the density bonus was amended for affordable housing 
units and the other change was the system for funding land conservation.  He stated that this zone would 
allow two dwelling units per acre rather than the R-F requirements of two acres per dwelling unit.   
 
To a question from Mr. Callahan, Mr. Bacon replied that the five foot setback had been discussed with  
the fire department and they would require additional fire ratings or sprinklers and the details had not yet 
been finalized.  Ms. Auglis confirmed that the traditional development rights (TDR) had been taken out in 
favor of the contribution of funds for land conservation.  Mr. Callahan asked whether the 20 foot street 
width would be in conflict with snow plowing; Mr. Bacon replied that there would be alternative snow 
removal which would be worked out with the Public Works Department. 
 
Mr. Wood opened the public hearing.  Mr. Elliott Chamberlain noted that there had been a neighborhood 
meeting last week and he wanted to make some clarifications.  He stated that the 5,000 square foot mini-
mum lot size and the five foot minimum setback would not be universal sizes but would be the lowest 
allowed and not be used often.  He stated that the 60% maximum lot coverage would be for an occasional 
large garage, but most of the homes would be small.  Mr. Chamberlain stated that the 20 foot wide streets 
would be the side streets, not the main access roads.  He reiterated that they were minimums and maxi-
mums and not what would happen all the time. 
 
Mr. Wood closed the public hearing. 
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Ms. Auglis stated that she had no problems with this zone and thought it took care of the problem of 
answering Comprehensive Plan demands.  To a question from Ms. Auglis, Mr. Chamberlain replied that 
telecommunications would be for CMP or the phone company for a central station; Ms. Auglis stated that 
that should be clarified in the ordinance language.  Ms. Auglis stated that she thought the range of 10% to 
20% should be a set number for open space.  Mr. Wood stated that the language allowed the Plan-ning 
Board to adjust the open space; he stated that he was trying to look at this new zone as a section of the 
town and not as a specific project.  Ms. Auglis stated that the TDR would be a big responsibility for the 
Board.  Mr. Farnkoff noted that there would be a lot of leeway for the Board.  Ms. Auglis confirmed that 
the tree planting would be taken care of by the applicant.  To a question from Mr. Farnkoff, Mr. Ziep-
niewski replied that commercial use would be allowed by the existing B-2 Zone along Route One; he 
stated that the area was not big enough for a supermarket.   
 
Mr. Bacon explained that this proposed zone was to address issues with the R-F Zone in the area which 
was not in conformance with the Comprehensive Plan and there were no issues with the B-2 Zone; he 
stated that the new ordinance was to satisfy the neighborhood and the judge.  He stated that the Ordinance 
Committee did not focus on commercial uses because they were allowed in the B-2 Zone on Route One 
and because of the traffic impacts of commercial development.  Mr. Wood stated that it would be more 
productive for the Town to include small commercial enterprises to enhance the overall effect as in the 
Traditional Neighborhood Development (TND).  Mr. Bacon noted that the new Comprehensive Plan 
would focus on the Dunstan Village area.   
 
Mr. Wood stated that he liked all the options in the zone with road widths and setbacks and had no issues 
with the range allowed for open space with the opportunity to adjust up or down.  He agreed that the lan-
guage regarding telecommunication facilities should be more precise and should be defined for a small 
building for switching gear, etc.  Mr. Wood recommended that the Town Council enlarge the area for the 
TDR so there would be no restrictions if there were no land available for mitigation in the immediate 
area.  Mr. Bacon noted that there would be further revisions. 
 
Mr. Wood stated that this was a positive step and moved to use the minutes as a record to be forwarded to 
the Town Council; Ms. Auglis seconded. 

Voted 4-0 
 

5.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance, Section V.B.4., Miscellaneous Appeals, regarding nonconforming signs 
 
Mr. Ziepniewski explained that the Town Council proposed an amendment to the Sign Ordinance so that 
people with existing, nonconforming signs could go to the Zoning Board to maintain them.  He stated that 
the wording was open to broad interpretation at the intent of the Council.  Mr. Grysk explained that a lot 
of land on Route One had been taken for road widening which created nonconforming setbacks for many 
signs.  He stated that, under the present ordinance, a sign must be made conforming if the use of the busi-
ness changed, but the amendment would allow existing, nonconforming signs to be left or to be moved a 
little.  Mr. Grysk stated that the Ordinance Committee was now considering readerboards being allowed 
on nonconforming signs.  Mr. Ziepniewski stated that this would give the owners of nonconforming signs 
the ability to go to the Zoning Board with nonconforming signs with unusual circumstances to appeal to 
the Zoning Board. 
 
Mr. Wood opened the public hearing; no one spoke for or against the amendment; Mr. Wood closed the 
public hearing. 
 
Ms. Auglis stated that she did not have anything against the intent of this amendment but it was too broad 
and the guidelines needed to be more specific.  Mr. Farnkoff agreed and stated that this amendment 
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watered down the Ordinance on which a lot of effort had been spent; he stated that he was not in favor of 
having a loophole.  Mr. Wood agreed that the amendment should be more objective and quantified.  He 
stated that he was satisfied with the last sentence which explained the intent of Section XII.  Mr. Wood 
noted that the two things that took away from the aesthetics of Route One were the overhead power lines 
and nonconforming signs and the Town should make some provision that the signs become conforming 
with some kind of economic relief. 
 
Mr. Wood moved to use the minutes as a record for the Town Council; Mr. Callahan seconded. 
 

Voted 4-0 
 

6.  Calm Water Spa & Salon, Patricia Smith requests site plan amendment approval for directional signs 
at 144 U. S. Route One 
 
Mr. Ziepniewski stated that the changes were minor and staff recommended approval.  Mr. Wood noted 
there was a large, freestanding sign in front of the building and the applicant was requesting directional 
signs within the site to direct customers to the rear of the building.  Mr. Bacon noted that the applicant’s 
door was in the back and her space could not be accessed from the front of the building.  To a question 
from Ms. Auglis, Mr. Bacon replied that the sign elevation would be six feet, just high enough to be seen 
above the cars.  Ms. Auglis stated that she wanted the height to be very specific. 
 
Mr. Grysk stated that the Ordinance allowed eight foot high directional signs, but he had no problem with 
six foot signs if they did not block the view of drivers. 
 
Ms. Auglis moved to approve the directional signs not to exceed six feet in height; Mr. Callahan 
seconded. 

Voted 4-0 
 

7.  Peregrine 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. 
 
8.  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. 
 
9.  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 
 
Mr. Ziepniewski read a memo from Peter Tubbs and stated that the staff had no issues.   
 
Ms. Charlotte Maloney, of Gawron Turgeon Architects, stated that their contractor had some suggestions 
and distributed copies of the modified site plan.  Ms. Maloney stated that they would like to remove the 
previously proposed retaining walls. She stated that the wooden building would be 2,030 square feet with 
a sprinkler system; she displayed the elevations.  To a question from Mr. Callahan, Ms. Maloney replied 
that there was a deep swale to Harlow Street that took care of the drainage so there could be no access 
there.   
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To questions from Mr. Farnkoff, Ms. Maloney replied that that the LP gas tank would be under ground 
and the sign had not yet been designed.  Ms. Barksdale stated that they would have a sign between two 
posts with lighting from above so there would be no light pollution.   
 
Ms. Auglis asked about distributing the landscaping near the retaining wall and links to other properties 
which should be shown on the plans; she stated that the Board encouraged sidewalks.  Ms. Maloney noted 
that there was a slope and a fence toward the Rite-Aid and very little frontage on Route One so there was 
no sidewalk proposed.  Ms. Auglis stated that she trusted the staff to approve the sign; Mr. Wood agreed.  
Mr. Wood stated that he liked the building elevation. To a question from Mr. Wood, Ms. Maloney replied 
that the LP gas truck would back into Pine Point Road, but, if there were no cars in the parking area it 
could make a tight turn and drive out.   
 
To a question from Mr. Wood, Ms. Erswell replied that their office hours would be from 7:30 A. M. to 
6:00 P. M. Monday through Friday, with a half day on Saturday.  To a question from Mr. Wood, Ms. 
Maloney replied that the property directly across the street was residential.   
 
Ms. Alma June Escott, of 16 Pine Point Road, stated that she had a business and a residence next door to 
this site and hoped they could preserve the bushes on the property line and a fence could be erected at the 
rear so that dogs would not cross the line.  She stated that she hoped the lights would go off early; she 
stated that several trees would have to be cut and asked that she be notified so she would not take reserv-
ations for that day, as her clients expected quiet time at her day spa.  Ms. Escott asked about storm drain-
age.  Ms. Maloney stated that they had no intention of cutting the shrubs on the property line and the sign 
light would not pollute.  She stated that the animals would be on leashes or in cages, but they could erect 
signs directing people to the other side of the site.  Mr. Wood stated that it was a legitimate point that 
animals could stray over the line and an attractive sign could be erected.  Ms. Maloney noted that lighting 
would be one residential height lamp and they could shield the light on the side of Ms. Escott’s property.   
 
Mr. Rick Meek, of Sebago Technics, stated that the property drained toward Ms. Escott’s from Rite Aid 
and there was a swale to the existing drainage at Harlow Street.  He stated that the rate of discharge would 
not change.  To a question from Mr. Wood, Ms. Maloney replied that they would break ground within 
two to three weeks and would notify Ms. Escott when the trees were to be cut.   
Mr. Wood moved to approve the site plan with the following conditions: 
 
1.  That the LP truck deliver only during off hours; 
2.  That the property line at Ms. Escott’s side be demarcated from the three parking spaces at the east to 
just beyond the rear line of the building with a post and rail, or similar, fence on the property line; Ms. 
Maloney asked that they be able to retain the pine trees; 
3.  That, if the night lighting became an issue, the applicant return to the Planning Department regarding a 
timing device. 
4.  That the forsythia and lilac bushes remain in their present locations; 
5.  That Ms. Escott be given 72 hour notice prior to the cutting of any trees.   
7.  That the applicants return to the Planning Department with their sign design; 
 
Ms. Auglis seconded. 

Voted 4-0 
 

10.  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 
 
Mr. Ziepniewski stated that there was a new plan with some revisions. 
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Mr. Durward Parkinson, of Dead River Orion Center, stated that the plan reflected some of the previous 
comments from the Board.  Ms. Nancy St. Clair, of Sebago Technics, explained that three areas were 
shown as focal points; she stated that they wanted to bring back the retail that had been on the site in the 
past with a village feel.  Ms. St. Clair stated that the plan showed the sidewalks that would tie into Route 
One with the pedestrian controlled signal.  She stated that several of the existing curbcuts on Route One 
would be closed and they would put in an internal link within the site and the Route One sidewalk would 
be brought into the site so the street trees would not be lost.  Ms. St. Clair stated that the pine trees at the 
south end of the site would be transplanted throughout the site; she stated that they would try to save the 
flowering trees. 
 
Ms. St. Clair stated that they would fill in the gap between the existing rear buildings and would create a 
dropoff area with the center building receded about ten feet.  She stated that the pedestrian link would 
connect to the Sawyer Road sidewalk and to the municipal area.  She stated that they had moved their 
Sawyer Road access back so it would not cross the drainage area and would make the circulation better.  
She stated that that access would be 180 feet from Juneberry Drive and 280 feet from Sudzie Carwash; 
she stated that it also allowed better space for the retail building with a drive-through and a nice link to 
the main part of the site.  Ms. St. Clair stated that they showed a central island through the parking lot 
with landscaping to direct people to the front of the building.  She stated that they had downsized the bank 
and put the drive-through windows to the side, which allowed the canopy to be part of the arch. She stated 
that they had added about 2,000 square feet of building to the site, had provided a better pedestrian link, 
improved vehicle circulation, and put most of the parking in front of the large building.  She stated that 
they retained the existing landscaping but some pines had reached their viability and would have to be 
removed.  Ms. St. Clair stated that they hoped this plan addressed the Board’s comments and they would 
like to have preliminary approval at the next meeting.   
 
Mr. Andy Hyland, of Port City Architects, stated that the middle building at the rear would be about 
9,000 square feet with a tower and possibly a clock.  He stated that they were trying to build a street wall 
on the front setback which would stretch from one end of the site to the other, with two restaurants on the 
east side and a bank and another building on the west side.  Mr. Hyland stated that there would be a court-
yard with shrubs and trees and the restaurants would be backed up to each other to enclose the service 
area behind a wall and shrubbery, with outdoor seating in the front.  He stated that the entrance and drive-
through window of the bank would now be toward the small retail building toward the east.  He stated 
that there would be shrubs for screening at the front of the drive aisle.  He stated that the plan worked to 
connect the buildings together with the drive-through canopy. 
 
Mr. Callahan confirmed that the sidewalks would be raised.  To a question from Mr. Callahan, Ms. St. 
Clair replied that tractor trailer trucks would have the existing circle behind the rear building in which to 
turn around.  Mr. Farnkoff stated that this was a vast improvement over the existing site and the archi-
tecture was nice.  He stated that he had concerns with car traffic at the bank and the retail space.  Ms. St. 
Claire showed the queueing which would continue between the buildings; she stated that there was 
parking in front of the bank and at the side of the other building and organized walking areas.   
 
To questions from Ms. Auglis, Ms. St. Clair replied that the main sidewalk would be to the right of the 
drive aisle with extensive landscaping to the left of the drive aisle.  Ms. Auglis stated that the elevations 
were very attractive; she stated that the Board would want to see the cart corrals.  She stated that she ex-
pected to see intensive landscaping on Route One.  To a question from Ms. Auglis, Ms. St. Clair replied 
that the rear of the front buildings would have an enclosed service court with sitting areas in the front with 
a masonry wall between them.  Ms. Auglis stated that the linkages were great and made the site pedestrian 
friendly and she would like to see benches on the green spaces.  To a question from Ms. Auglis, Ms. St. 
Clair replied that the site currently had a closed drainage system which would remain and they would put 
in water quality treatment.  She stated that the drainage would be reviewed by Mr. Wendel and the DEP. 
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Mr. Wood stated that this was a fine example of redevelopment.  He asked whether there could be more 
of a dropoff area for buses on Route One; Ms. St. Clair replied that DOT would have to make any 
changes to Route One and the bus company liked to be able to go into a site.  Mr. Wood suggested that 
the sidewalk at the west end be behind the trees as would the east side of the sidewalk.  Ms. St. Clair 
stated that the sidewalk existed in that area and moving it would mean new construction.  Mr. Wood 
stated that he liked pavers for crosswalks to demark the walkway, which may alert drivers to crosswalks.  
Mr. Wood asked whether there was more parking than necessary; Ms. St. Clair stated that they felt what 
they showed was appropriate, but it was less than what the Ordinance required so they would have to 
show future parking.  Mr. Wood noted that the front of the main building would be much more attractive 
with less parking in the front.  Ms. St. Clair stated that there would be a landscaped entrance drive 16 to 
18 feet wide.  Mr. Wood stated that the Board would want to see heights of the light poles and more 
pedestrian scale lighting as well as directional signage. 
 
Steven Mills, a dentist at 313 U. S. Route One, stated that he was happy the Route One entrance toward 
his business had been removed; he stated that the buffer between his office and the site would be impor-
tant to him.  Dr. Mills stated that his concern was the left turn out of his site where it was difficult to turn, 
and with increased traffic, flow would be even harder.  To a question from Mr. Wood, Dr. Mills replied 
that there were pines and hemlocks and low lying buffers on his property and he could probably add 
more.  Mr. Peter Hedrick, of Gorrill-Palmer, stated that the Board had the traffic report which addressed 
left turning traffic; he stated that 10,000 vehicles would visit the site but only 30 to 35% would be new 
traffic. 
 
Mr. Fred Kilfoil, of the Millbrook Motel, stated that he was not an abutter but could see the site from his 
business and he would rather see one access.  Mr. Hedrick noted that the number of accesses on Route 
One would be dropped from seven to two; he stated that he would make sure there were 200 feet between 
accesses.  Mr. Kilfoil stated that he did not think cutting the trees would be an improvement and would 
like to see the berm remain between the site and the dental office and the sidewalk moved off Route One. 
 
Mr. Wood called a recess at 9:55; the meeting resumed at 10:05 P. M. 
 
11.  Preacher’s Aid Society of New England requests sketch plan review for a single family retirement 
living subdivision for 20 to 30 units in the R-F Zone at 5 Lucky Lane off U. S. Route One 
 
Mr. Ziepniewski read a memo from Peter Tubbs.  Mr. Ziepniewski stated that the Board should consider 
net residential density. 
 
Mr. Steve Bushey, of Deluca-Hoffman, stated that he had a number of concepts to get some feedback 
from the Board; he stated that they were aware of the wetlands on the site.  He stated that this would be a 
15 to 30 unit residential retirement development for Methodist ministers.  Mr. Bushey stated that this site 
was in an R-F Zone which allowed 40,000 square foot lots if Section VII were used; he stated that the 
applicants wanted to cluster the lots to maintain most of the land as open space.  He stated that all of the 
concepts relied on the 2,000 foot road length; he explained that this was a narrow site that went all the 
way back to the turnpike and that Stuart Brook was a boundary line.  Mr. Bushey stated that Lucky Lane 
was a private drive now with one old house and a barn with a large open field and wooded land toward 
the turnpike; he stated that there were wetland areas in the field.  He stated that there would be public 
water from Route One but the lots would be served by septic systems.  Mr. Bushey stated that the single 
story homes would be small, up to 1,800 square feet, and there should be a way to reach the applicant’s 
goals on a 56 acre site. 
 
Mr. Tom Gallen, Executive Director of Preacher’s Aid Society, stated that part of their responsibility was 
to assist Methodist ministers and this land met their criteria for housing.  He stated that they saw the 
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issues and would like some guidance on whether or not to go forward; he stated that they wanted to leave 
as much open space as possible. 
 
To a question from Mr. Wood, Mr. Bushey replied that that their first concept showed only nine lots, fol-
lowing the R-F Zone requirements.  Mr. Bushey stated that they were interested in keeping the existing 
house but it may have to be moved so there would be room for the road.  To a question from Mr. Wood 
regarding concept No. 5, Mr. Bushey replied that they had not discussed a connection to Queens Drive 
with the owner of that property but it would give them 21 lots.  Mr. Wood noted that the net residential 
density would dictate how many lots would be allowed and the Board did like to use Section VII.  Mr. 
Ziepniewski stated that the land beyond the 2,000 foot road could not be used for net residential density.   
 
Ms. Auglis stated that she was in favor of clustering.  Mr. Ziepniewski stated that the clustering had to be 
based on the R-F Zone requirements.  To a question from Mr. Wood, Mr. Bushey replied that the street 
would be public.  Mr. Ziuepniewski stated that the only way to increase the net residential density was to 
increase the length of the road, such as using Queens Drive.  He stated that with higher density sewer 
service became a bigger issue, especially with the proximity of the brook and the marsh.  Mr. Wood 
stated that the road was long before the house lots could be started; he stated that the Board needed to 
know the net residential density.  He stated that it would be a nice, low impact addition to Scarborough. 
 
Mr. Bacon encouraged a site walk where the Board could gain insight.  To a question from Ms. Auglis, 
Mr. Gallen replied that they had a window of about four months.  Mr. Wood suggested talking with the 
abutter for connection to Queens Drive.  To a question from Mr. Callahan, Mr. Bushey replied that Lucky 
Lane could not be moved because of the river.   
 
Mr. Wood noted that typically the Board did not hear new items after 10:30, but there would be several 
lengthy agenda items at the next meeting and he would like to complete this agenda; the Board agreed. 
 
12.  Maine Medical Center requests amended site plan approval for 5,250 square foot MRI addition for 
site on U. S. Route One 
 
Mr. Ziepniewski stated that there was a comment from Mr. Tubbs regarding parking spaces; he stated that 
the staff had no comments. 
 
Mr. Will Conway, of Sebago Technics, displayed the existing building and the small addition proposed 
for the rear; he stated that there would be a slab for a mobile medical vehicle, which would be on-site 
twice a week.  He stated that they provided a fire lane, a new entrance to the building and relocated the 
handicap parking.  He stated that they showed the dimensions on the plan and corrected an error on a 
plant label. 
 
Ms. Auglis noted that parking was tight now and the nearest overflow parking would be in the front of the 
building.  She stated that she had no problem with the addition but more parking with easy access was 
needed.  To a question from Ms. Auglis, Mr. Dan Dowdy, of MMC, replied that most of the employees 
parked toward Route One and they would enforce the patient parking only spaces.  Mr. Wood noted that 
17 spaces was a lot to lose. 
 
Mr. Wood moved to approve the amended site plan as presented, with the condition that Mr. Tubbs’ 
memo be incorporated; Ms. Auglis seconded. 

Voted 4-0 
 

13.  Carmal LLC requests site plan amendment approval for changes to two buildings and their accesses 
at 450 Payne Road in the B-2 Zone 
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Mr. Ziepniewski noted that the changes would be to the buildings not to the site access; he stated there 
was no new construction but the site plan would change.  He stated that the staff had reviewed the plans 
and the applicants had done a nice job fixing the front elevations and the staff recommended approval.   
 
Mr. Gregory Ninow, of Cubellis Associates, stated that there were minimal site plan changes and parking 
would remain the same; he stated that they would screen some of the mechanical equipment and agreed 
with Mr. Tubbs that they would use a similar variety of bushes that were currently on the site.  He stated 
that the majority of the work would be upgrading the building.  Mr. Ninow stated that the American Mat-
tress business would be moving and they would upgrade the building to attract quality tenants.  He stated 
that there would be four to five spaces with upgrade of the entrances.  He stated that it was a metal build-
ing which could not be modified drastically so they had focused on the skin of the building with new ves-
tibules.  Mr. Ninow stated that they would put in new plants at Payne Road and screen the mechanical 
units with fencing and there would be a raised sidewalk to the right.  He stated that the dumpster would be 
buffered with a fence.   
 
Mr. Ninow stated that they had 96 of the 98 required parking spaces and would restripe the parking lot; he 
indicated two islands which could be reduced to give more spaces.  Mr. Ziepniewski stated that the land-
scape islands should remain with the understanding that they could be used; he stated that two 9 by 18 
foot parking spaces could be created in the rear.   
 
Mr. Ninow stated that they would like to cover the buildings with EFIS but the alternative was to paint 
the upper part of the buildings.  Mr. Wood noted that signs above the roofline were not allowed.  Mr. 
Ninow stated that they would redesign the pylon sign and meet the Ordinance requirements.   
 
Ms. Auglis stated that she did not mind the green color but did not like the tower with the number on it 
and did not like the signs above the doors.  Mr. Ninow stated that they understood the guidelines but were 
dealing with an industrial building that can’t look like a New England building.  Mr. Wood stated that this 
did fall short of the standards but the Board could be flexible; he stated that it was too modern for his taste 
but it was a big improvement.   He strongly recommended a monument sign that would be much lower.  
Mr. Ziepniewski stated that the staff could review the sign. 
 
Mr. Wood moved to approve the amended site plan with the following conditions: 
 
1.  That Mr. Tubbs’ letter of May 15 be incorporated; 
2.  That any signage be brought to the Planning Department prior to installation; 
 
Ms. Auglis seconded. 

Voted 4-0 
 

14.  Town Planner’s Report 
 
Mr. Ziepniewski stated that the Board had received the Haigis Parkway Zone dimension requirements; he 
stated that he would have the Town Attorney draft the Ordinance language. 
 
Mr. Bacon stated that he had the Argyle Subdivision plan to be signed. 
 
15.  Correspondence - There was no correspondence. 
 
16.  Planning Board Comments – There were no comments. 
 
17.  Adjournment – The meeting was adjourned at 11:05 P. M. 


