
Town of Scarborough 
 

Planning Board         July 18, 2005 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes 
 
4.  The Planning Board will conduct a public hearing to receive comments on a rewritten Site Plan 
Ordinance 
 
5.  Quaker Lane Partnership requests amended site plan approval for increased parking for office complex 
at 306 U. S. Route One 
 
6.  Ingalls Commercial Brokerage, Inc. requests sketch plan review for 16,200 square foot office/retail 
building at 237 Gorham Road 
 
7.  Nationwide Payment Solutions requests site plan review for 11,200 square foot office building on Lot 
25 at Enterprise Business Park 
 
8.  Cole Farm Estates, Paul Hollis requests amended subdivision approval for division of Lot 8 at pre-
viously approve subdivision off Marion Jordan Road 
 
9.  Dunstan Crossing Subdivision, ALC Development Corp. requests sketch plan review for 288 
residential units on site at Route One and Broadturn Road 
 
10. Nonesuch River Golf Club, Daniel Hourihan requests site plan amendment approval for construction 
of a gazebo on site at 304 Gorham Road 
 
11. Milton-CAT requests site plan amendment approval for a temporary, 38 by 60 foot storage building 
on site on Pleasant Hill Road 
 
12. Carter Brook Pit, The Grondins request amended approval under the Extractive Industry Ordinance 
for relocation of entrance on site off Holmes Road and Broadturn Road 
 
13. David Parker and Cafua Management requests preliminary approval for 3 lot commercial subdivision 
at 560 U. S. Route One 
 
14. Dunkin’ Donuts, Scarborough Donuts, LLC requests site plan review for 5,000 square foot structure 
for two retail uses at 560 U. S. Route One 
 
15. Town Planner’s Report 
 
16. Correspondence 
 
17. Planning Board Comments 
 
18. Adjournment 

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

Planning Board         July 18, 2005 
MINUTES 

 
Members Present     Staff 
 
Ms. Auglis      Mr. Bacon, Assistant Town Planner 
Ms. Callahan      Ms. Logan, Recording Secretary 
Mr. Farnkoff (arrived 7:05 P. M.)   Mr. Ziepniewski, Town Planner 
Mr. Hanson 
Mr. Shanahan (left 9:05 P. M.) 
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; Messrs. Farnkoff and Mr. Porada were absent.  Mr. Wood 
authorized Mr. Callahan to vote. 
 
3.  Approval of Minutes 
 
There were no minutes available.  Mr. Wood noted that Items 8 and 10 had been tabled. 
 
4.  The Planning Board will conduct a public hearing to receive comments on a rewritten Site Plan 
Ordinance 
 
Mr. Bacon stated that the Planning Board and Town Council had a workshop and discussed this ordinance 
in depth.  He stated that this new ordinance would integrate the commercial design standards, the town-
wide traffic study and the submittal requirements.  Mr. Bacon stated that there had been changes due to 
the feedback from questions posed at the workshop. He stated that there was a memo from Mr. Bray that 
was not in this document but would be presented at the Council’s public hearing.  Mr. Bacon noted some 
of the changes made to the ordinance. 
 
Mr. Wood opened the public hearing.  Mr. Kerry Anderson, of 5 Frederick Thompson Drive, stated that 
he disagreed with Mr. Bray’s comments that Route One should provide high speeds for movement and 
not access; he stated that he thought that was part of the problem with the way Route One looked.  Mr. 
Anderson stated that the Oak Hill intersection operated at a C rating except at peak hours because people 
could use Route One so easily to travel through town.  He stated that Route One should be attractive to 
citizens rather than the motoring public.  Mr. Anderson stated that, with respect to access management,    
it was important to keep in mind the two centers in town, Oak Hill and Dunstan Corner, and make them 
pedestrian areas with mixed uses, which could never be done by making curbcuts 200 feet apart.  Mr. 
Anderson stated that peak traffic was the issue.  He stated that he wondered whether the existing small 
lots could have no access and be inaccessible; he stated that it might be a good idea for a traffic advisory 
committee to make their suggestion before the changes in the ordinance took place.  He stated that the 
same problems would exist if the design was not different. 
 
Mr. Wood closed the public hearing. 
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Mr. Wood stated that, in responding to citizens’ issues, the Board talked along the same lines which al-
lowed the Planning Board to relax the standards.  To a question from Mr. Wood, Mr. Bacon replied that 
there were the mechanics to allow one access per lot so the taking of land was not an issue.  Mr. Wood 
noted that the table gave the separation on miles per hour speed limits and was an improvement for less 
separation.  To a question from Ms. Auglis, Mr. Bacon replied that Items 2 and 3 of Mr. Bray’s memo 
would be incorporated in the ordinance because they clarified language, but the Town Council would 
decide on the separation issue.  Ms. Auglis stated that she agreed with Mr. Anderson and wanted to make 
sure the language about the Route One corridor was clear before the Planning Board signed off on the 
ordinance.  Mr. Hanson agreed and stated that he would like to have more information.  Mr. Callahan 
noted that there may be specific cases for angled driveways on Route One.  Mr. Wood agreed and stated 
that the issue should be carefully considered; he stated that the Board had talked about calming traffic, not 
creating higher speeds.  Mr. Wood suggested that the Board study the issues further and offer comments 
to the Council following the next meeting. 
 
5.  Quaker Lane Partnership requests amended site plan approval for increased parking for office complex 
at 306 U. S. Route One 
 
Mr. Ziepniewski stated that the proposed parking changes did not meet the ordinance and would set a bad 
precedent.  Mr. Glenn Stone, of Quaker Lane Partnership, stated that one of his tenants indicated he 
needed more parking.  He stated that his concept would be to leave the parking as it is because it did not 
affect the traffic flow and when he sensed the need, he would do the work, but wanted to get it approved 
ahead of time. 
 
To questions from Mr. Wood, Mr. Bacon replied that it was difficult to back out of a 60 degree parking 
space and go in the other direction.  Mr. Stone stated that he had more spaces than required by the ordin-
ance; he stated that the equipment that picked up the dumpster was large and he did not want to relocate 
the dumpster. 
 
Mr. Wood requested that the applicant work with the staff. 
 
6.  Ingalls Commercial Brokerage, Inc. requests sketch plan review for 16,200 square foot office/retail 
building at 237 Gorham Road 
 
Mr. Ziepniewski read memos from Mr. Bacon and the Conservation Commission.  Mr. Shawn Frank, of 
Sebago Technics, stated that the footprint of the building would be 8,700 square feet.  He stated that the 
issues were parking and stormwater management.  He stated that they had not been able to acquire abut-
ting land to accommodate the parking and stormwater.  Mr. Ziepniewski stated that there was too much 
building for the site and the size should be reduced.   
 
Mr. Callahan noted that the proposed driveway was at the crest of the hill and asked whether the sight 
distance would work.  Mr. Shanahan stated that he always wanted fewer parking spaces, but this request 
put the Board in an awkward situation because there needed to be calculations for expanded parking.  To 
questions from Ms. Auglis, Mr. Frank replied that he anticipated a Tier 1 application to the DEP for the 
impact on the wetlands.  Mr. Shanahan and Mr. Hanson agreed that the building looked good but was too 
large for this lot.  Mr. Wood stated that the building looked nice and he hoped it could be engineered, but 
was uncomfortable with the stormwater being tied in with the parking. 
 
7.  Nationwide Payment Solutions requests site plan review for 11,200 square foot office building on Lot 
25 at Enterprise Business Park 
 
Mr. Ziepniewski read comments from Mr. Bacon.  He stated that the project was well done with only a 
few minor issues and the staff recommended approval with conditions. 
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Mr. William Hoffman, of DeLuca-Hoffman, stated that this was in a previously approved business park 
for which the Exit 6 overlay issues had been addressed.  Mr. Hoffman noted that there were four lots to be 
developed and it made sense to share the crosswalk and they would make that change.  He stated that the 
20 foot wide fire lane on the north side would have a sidewalk, geoblock and would be covered with turf.  
He stated that they had addressed the minor engineering issues from Mr. Tubbs and would take care of 
them. Mr. Hoffman stated that the rear of the site abutted the watercourse and a trail system; he stated that 
there would be a picnic area in the rear of the building and they hoped to connect to the trail.  He stated 
that the utilities were in place and the stormwater pond was under construction with the subdivision plan.  
He displayed the building architecture. 
 
Ms. Auglis stated that the architecture was great and dressed up the roof line of the one story building.  
She stated that the developer should be encouraged to give the Board some information regarding the 
trail.  Mr. Hanson and Mr. Callahan agreed that the architecture was nice.  Mr. Brian Stevens, of Nation-
wide Payment, stated that their business was primarily handled over the internet and telephone with very 
few visitors; he stated that there would be up to 57 employees to handle payment processing.  To a ques-
tion from Mr. Farnkoff, Mr. Hoffman replied that the parking aisle was wide enough for two-way traffic 
but they could add markings on the pavement. 
 
To a question from Mr. Wood, Mr. Bacon replied that the Fire Department was satisfied with the access.  
Mr. Wood stated that the sign looked good.  Mr. Mark Burns, of Foreside Architects, stated that the sign 
would mimic the brick and concrete building, would have the street number at the base, and would be 
back lit at a low level so it would not throw any light beyond the sign.  He stated that the dumpster would 
be enclosed with a light grey fence.  To questions from Mr. Wood, Mr. Burns replied that there would be 
only one sign with landscaping at the base.  Mr. Wood stated that this was a nice looking building.   
 
Mr. Wood moved to approve the site plan with the following conditions: 
 
1.  That the pedestrian crossing be moved to the north to the satisfaction of the Planning Department; 
2.  That the Mr. Bacon’s memos of June 20, 2005 and July 8, 2005 be incorporated; 
 
Ms. Auglis seconded. 

Voted 5-0 
 

8.  Cole Farm Estates, Paul Hollis requests amended subdivision approval for division of Lot 8 at pre-
viously approved subdivision off Marion Jordan Road 
 
This item was tabled at the request of the applicant. 
 
9.  Dunstan Crossing Subdivision, ALC Development Corp. requests sketch plan review for 288 resi-
dential units on site at Route One and Broadturn Road 
 
Mr. Ziepniewski read comments from the Conservation Commission and Mr. Bacon. Elliott Chamberlain, 
of ALC Development, explained the history of the site and stated that there had been a zone change and 
the new plan followed the new guidelines.  He stated that the net residential density was 288 lots but they 
showed 240 lots with two density bonuses. 
 
Mr. Will Conway, of Sebago Technics, showed the accesses from Broadturn Road and Route One and 
noted that the Maine Turnpike was to the rear.  He stated that there would be three phases starting at 
Broadturn Road with townhouses, duplexes and single family lots; he stated that the new feature would   
be estate lots with larger lots.  Mr. Conway stated that the second pod would have the same unit types  
and the front area would have small single family lots on a loop road toward the front and elderly housing 
and two apartment buildings. He stated that there would be a community center across from the elderly  
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housing.  Mr. Conway stated that the commercial area would be at Route One.  He stated that the con-
struction road would follow the main internal road from Broadturn Road to Route One with a construc-
tion staging area so they would not have to go through Phase 1 when the future phases were built.  
 
Mr. Conway stated that they had eliminated some roadways so the open space areas were larger and had  
a trail system.  He showed the first phase open space buffer abutting Broadturn Road; he stated that there 
would be brick townhouses close to the inner road with sidewalks and a focus on the park in the center. 
He stated that there would be single family lots on the edges of the pod, all accessed by alleys in the rear 
which would eliminate curbcuts along the streets.   
 
Mr. Conway stated that the road would then lead to Phase 2 over a brook and look down the street to an 
open space park which would be a major feature for visual and active recreation.  He stated that in this 
phase the townhouses would frame the park; he stated that they wanted the parks to be used so generated 
a lot of density near them.  He stated that the single family lots would be around the rear of the town-
houses and would have rear alleys; he stated that the duplexes would be in the next round, followed by the 
larger lots. Mr. Conway stated that the third residential phase would be elderly housing with a community 
garden, sidewalks and access to the community center; he stated that the last residential area would be the 
16 apartment units with parking behind the buildings. 
 
To questions from Ms. Auglis, Mr. Conway replied that the major wetlands were forested wetlands.  Mr. 
Shawn Frank, of Sebago Technics, stated that in the spring the area was wet and not walkable; he stated 
that there would be no cutting of trees but anyone could use the area.  Ms. Auglis confirmed that there 
would be homeowners’ associations.  To a question from Ms. Auglis, Mr. Chamberlain replied that they 
would know the final use of the staging area by final approval.  Ms. Auglis stated that she liked the im-
provements and the design of the townhouses.  Mr. Chamberlain stated that there was more open space 
and more variety with a lot of recreation areas and better placement of the buildings. 
 
Mr. Hanson stated that he liked the plan and was pleased with the alley concept but wondered whether 
they would be one-way; Mr. Chamberlain replied that they had not yet determined that but there would  
be speed control so they would not create free movement of vehicles.  He stated that the alley concept 
worked in other parts of the country and he hoped it worked here.  To a question from Mr. Hanson, Mr. 
Chamberlain replied that they put the elderly housing toward Route One for access to shopping or daily 
needs and near the community center.   
 
To questions from Mr. Shanahan, Mr. Chamberlain replied that the utilities would be underground and 
the parks would have sitting areas with benches but he did not know whether there would be playgrounds; 
he stated that they did not know whether there would be trees in the parks or whether they would be 
cleared.  Mr. Shanahan stated that he liked the alley concept, but was interested in learning about snow 
removal, trash pickup and safety.  Mr. Chamberlain stated that the Public Works Director liked the con-
cept from a maintenance point of view.  Mr. Shanahan stated that the applicant had done a good job inte-
grating the unit types but wondered whether the apartments would stick out.  Mr. Chamberlain replied 
that there was no intent to keep them separate but they placed them close to Route One for convenience of 
access to services.  To a question from Mr. Shanahan, Mr. Chamberlain replied that there would be multi-
tiered associations.   
 
Mr. Farnkoff asked whether the number of townhouses was stationary; Mr. Chamberlain replied that if 
the townhouses did not sell, they would return to the Board to replace them with another kind of unit. To 
a question from Mr. Farnkoff, Mr. Ziepniewski replied that the parks would not be owned by the town. 
Mr. Chamberlain replied that the associations would take care of the parks.  Mr. Conway stated that the 
parks were three to four acres and there would be no need for parking because the residents would walk to 
them.  To a question from Mr. Farnkoff, Mr. Chamberlain replied that sidewalks would be on one side of 
the main road because it would be a low volume street which would not be too difficult to cross because 
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the driveways would be in the alleys.  Mr. Chamberlain stated that the only lighting in the alleys would be 
from the houses.  He stated that the maintenance of the alleys would be by the association except for trash 
pickup.  Mr. Farnkoff stated that he would like to see a ball park at the staging area. 
 
Mr. Callahan confirmed that there would be space for visitor parking in the rear driveways. Mr. Chamber- 
lain stated that there would be on-street parking as allowed all over town and there may be parking at the 
community center.   

Mr. Wood stated that this was an improvement over the original plan.  To a question from Mr. Wood, Mr. 
Chamberlain replied that he assumed the net residential density calculations were correct, but they could 
create an additional 24 units if they paid the town a fee to buy open land in the Dunstan area.  Mr. Wood 
asked whether possible future access could be shown to the landlocked area to the south.  Mr. Chamber-
lain stated that there was no through-access but he would consider future access; he stated that there was 
also a large piece of land that went all the way to the turnpike. Mr. Wood stated that he would be inter-
ested in hearing about the two future access points.  He stated that he liked the idea of the staging area so 
there would be no through construction traffic. To a question from Mr. Wood, Mr. Chamberlain replied 
that Phase 1 would include the gravel road to Route One for construction traffic only and all other vehi-
cles and pedestrians would be limited to Broadturn Road.  Mr. Wood stated that he would want to know 
about maintenance and safety of the construction road. 
 
To a question from Mr. Wood, Mr. Chamberlain replied that the staging area would consist of a large 
stockpile which would be controlled and organized. Mr. Chamberlain stated that the land at Queens Drive 
was at elevation 80 and the lowest elevation at the pit was about 50 feet so there was a quick dropoff at 
the back of the Queens Drive lots.  He stated that they would keep noise and dirt levels low; he stated that 
there was a lot of vegetation on top of the hill and at Route One so the staging area would not be seen 
from Route One.  Mr. Wood asked that the applicant outline what efforts would be taken to minimize im-
pact on Queens Drive.  To a question from Mr. Wood, Mr. Frank replied that there would be two com-
mercial lots.  Mr. Ziepniewski noted that the commercial lots were in the B-2 Zone and would meet the 
requirements of the ordinance.  Mr. Chamberlain stated that the commercial lots may be developed in the 
middle of the project. He stated that they were not in a rush to develop the commercial lots and were wait-
ing for direction from the new Comprehensive Plan; he stated that they envisioned small village commer-
cial buildings with multi-tenants. 
 
Mr. Chamberlain noted that they had a lot of reports from their old plan and had talked with the Sanitary 
District and there were no insurmountable issues.  To a question from Mr. Farnkoff, Mr. Frank replied 
that the stream would have a culvert required by the DEP. 
 
Mr. Shanahan left the meeting at 9:05 P. M. 
 
10.  Nonesuch River Golf Club, Daniel Hourihan requests site plan amendment approval for construction 
of a gazebo on site at 304 U. S. Route One 
 
This item was tabled at the request of the applicant. 
 
11.  Milton-CAT requests site plan amendment approval for a temporary, 38 by 60 foot storage building 
on site on Pleasant Hill Road 
 
Mr. Ziepniewski stated that this property was in the Industrial Zone; he noted that this structure could be 
erected and taken down and would be used for winter maintenance.  He stated that the structure would not 
be visible from Pleasant Hill Road. Mr. Wood noted that there was documentation for the fabric structure; 
he stated that the building itself might be temporary, but the use was not temporary. 
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Mr. John Kuchinski, of Oest Associates, showed the location and entrance driveway with the parking 
areas and additional parking shown to the north.  He stated that there was a gravel area in the rear where 
most of the outside equipment was stored and they would like to erect this structure in the far back corner 
where it would be very difficult to see.  Mr. Kuchinski stated that it was a very low level building with a 
steel frame and a dome, with a fabric skin; he stated that there would be no utilities.  He stated that the 
building would allow large equipment to be stored out of the elements between uses and could be taken 
down when not in use.  
 
Mr. Brad Feron, of Milton-CAT, stated that it was difficult to work on equipment outside during the 
winter.  He stated that this structure would be a test to determine whether it would work before they put 
up a more permanent building.  Mr. Farnkoff noted that the applicant did a good job of buffering the 
equipment, but the right side could use more buffering because some of the loading docks could be seen.  
Mr. Feron stated that they were working on making the site better.  To a question from Mr. Hanson, Mr. 
Feron replied that the structure would not be heated; he stated that the height would be 12 to 14 feet. 
 
Mr. Hanson moved to approve the request with the condition that the structure comply with the 
appropriate codes; Ms. Auglis seconded. 

Voted 5-0 
 

12.  Carter Brook Pit, the Grondins request amended approval under the Extractive Industry Ordinance 
for relocation of entrance on site off Holmes Road and Broadturn Road 
 
Mr. Ziepniewski read a memo from SYTDesign and noted that the issues had been satisfied; he stated that 
with those changes the staff was satisfied with the proposed amendment.  
 
Mr. John Whitten, of Sebago Technics, stated that they had relocated the Hale entrance for the subdivi-
sion entrance and would build the first 200 feet to the subdivision road standards and offer better access to 
the pit.  He stated that the new entrance would be 24 feet wide with a ditch and they had incorporated Mr. 
Tubbs’ comments with a note on the plan.  Mr. Wood stated that this was a big improvement. 
 
Mr. Hanson moved to approve the amended site plan with Mr. Tubbs’ comments incorporated; Ms. 
Auglis seconded.  

Voted 5-0 
 

13.  David Parker and Cafua Management request preliminary approval for 3 lot commercial subdivision 
at 560 U. S. Route One 
 
Mr. Ziepniewski read comments from the Conservation Commission and a staff report from Mr. Bacon, 
as well as memos from SYTDesign dated July 8 and July 17, 2005. 
 
Mr. Greg Boulette, of North East Civil Solutions, showed development on both lots, though there was no 
tenant for the second lot.  He stated that they were working with the DOT and the Marshview building 
owner to get a sewer easement so they could pump to the Route One Sanitary District connection and 
there would be a private pump station to be maintained by an association.  Mr. Boulette stated that storm-
water would be handled on a lot-by-lot basis with underground detention; he stated that utilities would be 
underground and water would come from Route One. 
 
To a question from Mr. Wood, Mr. Boulette replied that they were creating a 30 foot sewer easement on 
Lot 3, for which they would submit the documents.  Mr. Wood stated that it was important to consider the 
rear of the site because of the proximity of the marsh.  Mr. Boulette stated that the DOT owned the very 
large parcel in the rear where they had a large public works facility.  Mr. Wood stated that he liked the 
sharing of the driveway.  Mr. Ziepniewski asked whether there was any advantage to integrating the 
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stormwater for all the lots; Mr. Boulette replied that they felt underground drainage was better because of 
the location of the site.  Ms. Auglis stated that she liked Lots 1 and 2 but was not ready to vote on the sub-
division because she had serious issues with the use of Lot 3; she stated that access could be connected 
from Lot 1 to Lot 3.  Mr. Ziepniewski state that there were a number of things the Board needed to see 
before voting.  Mr. Wood stated that the Board should get a sense of how the traffic would flow.  Mr. 
Boulette stated that they had talked with DOT but they would not allow access from their right of way; he 
stated that he did not think it was feasible to have a frontage road along Route One.   
 
Ms. Auglis stated that her problem was with Dunkin’ Donuts; she stated that their lot was the smallest and 
would have two uses and she did not think the lot was big enough for Dunkin’ Donuts and another use.  
She stated that she did not think Route One, with the high speed limit, would have adequate access, and 
she did not believe connecting Lots 1 and 2 was not feasible.  Mr. Boulette stated that one existing access 
would be closed.  Ms. Auglis stated that the traffic study was mandatory before she could consider 
Dunkin’ Donuts.   
 
Mr. Farnkoff agreed that this was not a good location for Dunkin’ Donuts; he stated that the existing use 
was ideal.  Mr. Wood agreed that this was a very difficult piece of land to subdivide for commercial use.  
Mr. Wood stated that Route One picked up speed in this area; he stated that fewer curbcuts were required 
at another site on Route One and an internal driveway was created.  He stated that that calmed the traffic 
and did not conflict with traffic for all the individual lots.  Mr. Wood stated that the Board would struggle 
with the way this site is now proposed and looked forward to the traffic study. 
 
14.  Dunkin’ Donuts, Scarborough Donuts, LLC requests site plan review for 5,000 square foot structure 
for two retail uses at 560 U. S. Route One 
 
Mr. Greg Boulette, of North East Civil Solutions, stated that the biggest issue was getting the traffic 
study.  Mr. Wood noted that the space for stacking of 13 cars would not be enough and cars would queue 
and block people from getting out of parking spaces.  Mr. Boulette stated that they were working with the 
DOT on the design of the entrance.  Mr. Wood stated that using the original access that goes behind the 
other lots would work; Mr. Boulette stated that that would block the driveway to the other buildings.  Mr. 
Bacon stated that the traffic study could shed a lot of light on the use of the abutting DOT access.  Mr. 
Boulette stated that the stormwater was fairly straightforward and they would work on the landscaping. 
 
15.  Town Planner’s Report 
 
To a question from Mr. Bacon, most of the Board members stated that they would like to receive memos 
from him by e-mail.  Mr. Bacon stated that he would continue to send memos via the mail system to the 
two members who did not have e-mail. 
 
16. Correspondence 
 
Mr. Wood noted letters regarding Cole Farms and a letter regarding hospices. 
 
17.  Planning Board Comments 
 
There were no comments. 
 
18.  Adjournment 
 
The meeting was adjourned at 10:00 P. M. 
 


