
Town of Scarborough 
 

Planning Board         August 8, 2005 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (June 27, 2005) 
 
4.  The Planning Board will conduct a public hearing to receive input on proposed performance standards 
for establishing hospices in residential zoning districts 
 
5.  Nonesuch River Golf Club, Daniel Hourihan requests site plan amendment approval for construction 
of a gazebo on site at 304 Gorham Road 
 
6.  Bonneygrove Subdivision, Mike Payeur requests amended subdivision approval to remove the age 
restriction on site off Payne Road 
 
7.  Three Diamonds Realty requests conceptual review for 13 commercial lots and sketch plan review for 
Lot 11 on Haigis Parkway 
 
8.  Nottingham Woods, Elliott Chamberlain requests amended subdivision plan approval for Lot 3 on site 
off Dresser Road 
 
9.  Royal Ridge Commercial Park, Hyman Scarborough Development requests site plan and subdivision 
review for 4 Lot subdivision on Royal Ridge Road 
 
10. Irving Oil Company requests site plan amendment for changes to signage, lighting and façade at 
corner of U. S. Route One and Haigis Parkway 
 
11. Bald Billy’s requests site plan amendment approval for signage on site on Royal Ridge Road 
 
12. Town Planner’s Report 

 
13. Correspondence 
 
14. Planning Board Comments 
 
15. Adjournment 
 
 
   NO NEW ITEMS SHALL BE TAKEN UP AFTER 10:30 P. M. 
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Town of Scarborough 
 

Planning Board         August 8, 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 
 
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. 
 
3.  Approval of Minutes (June 27, 2005) 
 
Ms. Auglis moved to approve the minutes of June 27, 2005; Mr. Callahan seconded.  
 

Voted 3-0-1 – Mr. Wood abstained 
 

Mr. Wood noted that Item 7 had been tabled at the applicant’s request. 
 
4.  The Planning Board will conduct a public hearing to receive input on proposed performance standards 
for establishing hospices in residential zoning districts 
 
Mr. Ziepniewski read the performance standards for hospices.  Mr. Bacon summarized his memo regard-
ing the Special Exception standards as related to hospices. 
 
Mr. Wood opened the public hearing; no one spoke for or against the proposal; Mr. Wood closed the 
public hearing. 
 
Ms. Auglis noted that the performance standards made it easier to understand how hospices would fit 
within the residential areas and she felt they would be a good addition to Scarborough.  Mr. Wood 
thanked everyone for the hard work done on this issue and stated that he was comfortable that the Zoning 
Board would consider the standards.  He stated that the minutes would speak for the Board. 
 
5.  Nonesuch River Golf Club, Daniel Hourihan requests site plan amendment approval for construction 
of a gazebo on site at 304 Gorham Road 
 
Mr. Ziepniewski stated that this was a straightforward request for a gazebo to be built between the 13th 
green and the 14th tee; he stated that the staff recommended approval. 
 
Mr. Hourihan stated that this would be a 12 by 18 foot gazebo of white cedar which could not be seen 
from any street.  He stated that it would be used as a lightning shelter. 
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Mr. Wood moved to approve as presented; Ms. Auglis seconded. 
 

Voted 4-0 
 

6.  Bonneygrove Subdivision, Mike Payeur requests amended subdivision approval to remove the age 
restriction on site off Payne Road 
 
Mr. Ziepniewski stated that when this subdivision was approved it was for people over the age of 55, but 
there were several reasons that Mr. Payeur wanted to rescind that restriction.  He stated that there was a 
memo from Mr. Bray indicating that the change would create 150 vehicle trips per day rather than the 55 
previously indicated and the Payne Road Impact Fee should be adjusted accordingly.  Mr. Ziepniewski 
stated that the staff recommended approval. 
 
Ms. Danielle Betts, of Sebago Technics, explained that the size of some of the lots made it challenging to 
fit one story houses on them; she stated that most people in the over 55 market were looking for turnkey 
packages and Mr. Payeur wanted to build houses that were not necessarily standard.  Ms. Betts stated that 
they agreed to the new Payne Road Impact Fee; she stated that she had sent a copy of the updated home-
owners’ association documents to the Town Attorney. 
 
Mr. Wood stated that he did not remember any significant discussion regarding the age restriction.  Mr. 
Ziepniewski noted that there had been issues only with layout and wetlands, but no traffic issues.  Ms. 
Auglis stated that her issues had been with impacting the wetlands but this amendment would not change 
the impacts. Ms. Betts stated that the building envelopes would not change; she noted that there was 
nothing on the plan indicating that this project would be age-restricted so there was no need to change the 
plan.  Mr. Ziepniewski noted that the age restriction had been part of the written record and this amend-
ment would change the record.  Mr. Farnkoff asked whether the homes would be larger; Mr. Payeur re-
plied that none of the building envelopes would change and the houses would be between 1,500 and 2,500 
square feet.  To a question from Mr. Callahan, Ms. Betts replied that this site was served by the Sanitary 
District and they had used a standard flow for the original project and that would not change. 
 
Mr. Wood moved to approve the amendment with the condition that the Payne Road Impact Fee be paid 
and that the homeowners’ documents be reviewed by the Town Attorney; Mr. Callahan seconded. 
 

Voted 4-0 
 

7.  Three Diamonds Realty requests conceptual review for 13 commercial lots and sketch plan review for 
Lot 11 on Haigis Parkway 
 
This item was tabled at the request of the applicant. 
 
8.  Nottingham Woods, Elliott Chamberlain requests amended subdivision plan approval for Lot 3 on site 
off Dresser Road 
 
Mr. Ziepniewski stated that he and Mr. Bacon visited the site today and noted that the proposed barn 
would be accessed only from Holmes Road.  Mr. Chamberlain explained that this was his home and he 
would like to build a barn beyond their leach field with access from Holmes Road and no access through 
the lot.  He stated that the barn would be for personal use and not for business use and would be accessed 
by maybe one vehicle per day.   
 
To a question from Mr. Wood, Mr. Chamberlain showed the gravel track to the barn and stated that the 
house was 50 feet from Nottingham Drive and the barn would be about 50 feet from the rear of the house.  
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Mr. Chamberlain stated that the barn would be 26 by 36 feet.  To a question from Mr. Wood, Mr. 
Chamberlain replied that there would be a turnaround in the driveway so that no one would have to back 
out into Holmes Road.  Mr. Ziepniewski stated that the note on the plan should be more specific, with the 
words, “…access to the barn only with no through access to Nottingham Drive.”  Mr. Farnkoff stated that 
he did not want this request to conflict with the subdivision covenants.  To a question from Mr. Wood, 
Mr. Chamberlain replied that the buffer between Lots 2 and 3 was wooded with large bushes. 
 
Mr. Wood moved to approve the request with the following conditions: 
 
1.  That the note read “…access to the barn only with no through access to Nottingham Drive.” 
2.  That Mr. Wendel review the turnaround within the driveway; 
 
Ms. Auglis seconded. 

Voted 4-0 
 

9.  Royal Ridge Commercial Park, Hyman Scarborough Development requests site plan and subdivision 
review for 4 lot subdivision on Royal Ridge Road 
 
Mr. Ziepniewski stated that the staff thought this was a very well done project; he noted that there were 
memos from Mr. Bray, Mr. Bacon and Mr. Tubbs with responses.  Mr. Ziepniewski stated that there had 
been a traffic scoping meeting with the DOT and the applicant had approached the owner of the abutting 
bank site for joint access points.  He stated that they would need a traffic permit from the DOT and a 
stormwater permit from the DEP; he stated that the staff felt the plans were far enough along to get pre-
liminary approval so the applicant could work on those permits.   
 
Mike Richmond, a partner in Hyman Scarborough Development, stated that they were waiting for com-
ments from the bank building owner, but had not yet contacted the church.  Mr. Richmond displayed the 
buildings and explained that building No. 1 would house a restaurant, offices and retail and buildings 2, 3 
and 4 would be mixed office and retail.  He stated that they had tried to hide the utilities and mechanical 
systems and the buildings would be appealing from all sides.  He stated that the light poles would be 25 
feet high on the perimeter of the site and 16 feet within the site; he stated that there would be wall lights 
and lighting in the columns of the sign posts.  Mr. Richmond stated that there would be a large sign at 
Route One, with smaller secondary signs with simple directions for each building.  He stated that they had 
done a photometric study which proved that the units would comply with the Town’s lighting standards. 
 
Mr. Andrew Johnston, of St. Germain Associates, explained that a stream ran through the rear of the site 
and they would maximize the buffers from the marsh and the stream and condense the site.  He stated that 
parking would be to the rear and sides of the buildings except for the front building which would have 
parking in the front.  He stated that they were requesting a waiver from the 80 foot front setback to 50 feet 
for the front lot only, which would allow more space for the building with the drainage and sewer ease-
ments on the site.  Mr. Johnston stated that there was a drainage easement to an old ditch and they wanted 
to make it more attractive with a pond as a centerpiece.  He stated that this would be a pedestrian-oriented 
site.  He stated that they had tried to create a low-impact development and incorporate landscaping spaces 
for small drainage areas with drains to the drainage easement, which would protect the marsh and stream; 
he stated that there would be some catch basins and some drainage to the street as there is now. 
 
In response to Mr. Bacon’s comments, Mr. Johnston stated that they had widened the one-way parking 
aisle to the east of the front building and put in angled parking and a two-way aisle.  He stated that they 
had discussed the lot line with the Code Enforcement Officer.  Mr. Johnston stated that they may be able 
to eliminate the right out turn at the south end of the site with a right turn in only.  He stated that the DOT 
would like a full width lane for 100 feet at the start of the main access; he stated that the new road would 
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be private.  Mr. Johnston stated that he expected a call from the Public Works Director regarding drainage 
for Royal Ridge Road. 
 
Ms. Auglis noted that the traffic circulation would work because not all vehicles would feed into one 
access though it looked confusing, so she hoped there would be good signage.  To a question from Ms. 
Auglis, Mr. Richmond replied that the tallest building would be 50 feet high.  Mr. Richmond stated that 
the Route One building would be a good sized structure and the turret would give it some appeal.  Mr. 
Farnkoff stated that his concerns were about traffic turning left into Route One; Mr. Johnston stated that 
the DOT did not want a right turn out lane because people would use it to turn left.  To a question from 
Mr. Farnkoff, Mr. Johnston replied that there should be no problem exiting the parking spaces to the 
south because there was a 25 foot aisle be-hind them.  Mr. Johnston noted that the front building would 
have 10 by 20 foot spaces and the rear buildings would have mixed size spaces. To a question from Mr. 
Farnkoff, Mr. Johnston replied that there were little treatment areas to remove heavy metals, which would 
be like landscaping pits that would be recharged by tilling and replacing sand or soil when needed; the 
pits would also reduce runoff.   
 
Mr. Wood stated that this area of Town needed this kind of investment and this project was a very attract-
tive effort.  He stated that he had no problems giving a waiver for the front setback.  To a question from 
Mr. Wood, Mr. Johnston replied that the issue with no right turn out was the separation to the bank’s 
driveway.  Mr. Wood stated that he thought it was foolhardy to remove the right out exit at the present 45 
mph speed limit.  He stated that traffic should be calmed rather than encouraged to go faster and he would 
like to see a smaller separation standard; he stated that the DOT should be encouraged to reduce the speed 
limit in that area. 
 
To a question from Mr. Wood, Mr. Tom Gorrill, traffic engineer, replied that the DOT wanted to keep the 
speed on Route One to maintain mobility.  Mr. Wood suggested that the Town Council look into the mat-
ter of reducing the speed especially at the traffic light.  Mr. Gorrill stated that he would ask Mr. Bray’s 
opinion and ask him to reconsider the right turn out.  Mr. Wood stated that he thought the right turn out 
would enhance the site.  To a question from Mr. Wood, Mr. Johnson showed the sewer, drainage and 
water easements.  To a question from Mr. Wood, Mr. Gorrill replied that the traffic improvements would 
be done through other contributions so they had referenced them in their documents.  To a question from 
Mr. Wood, Mr. Gorrill replied that when he did his traffic study most vehicles were traveling 50 to 52 
mph in the 45 mph zone.  Mr. Wood stated that the DOT should consider a net of 40 for a 35 mph zone; 
Mr. Gorrill stated that that request could be made. 
 
To questions from Mr. Wood, Mr. Johnston replied that the Carpet Barn driveway was shown on the plan 
and they could incorporate a sidewalk on Route One.  Mr. Wood stated that if the sidewalk could not be 
built now, an easement should be shown for future construction.  Mr. Johnston stated that the DOT sug-
gested sharing an access with the bank for future redevelopment of that site, but the bank’s circulation 
would not allow that.  Mr. Wood stated that the landscaping guidelines for Route One should be con-
sidered; he stated that the elevations were beautiful and he loved the plan. 
 
Mr. Callahan asked whether the DOT would consider moving the traffic light from the intersection of 
Southgate Road since there would be much more traffic from this site than from the industrial park.  Mr. 
Gorrill stated that that was an interesting idea since only 56 vehicles exited that road at peak hour and 87 
vehicles were projected from Royal Ridge Road.   
 
Mr. Wood moved to approve the preliminary subdivision plan for 4 commercial lots with the condition 
that the DEP and DOT approvals were granted prior to final approval; Ms. Auglis seconded. 
 

Voted 5-0 
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10.  Irving Oil Company requests site plan amendment for changes to signage, lighting and façade at 
corner of U. S. Route One and Haigis Parkway 
 
Mr. Ziepniewski read a memo from Mr. Bacon; he stated that the applicant proposed changing the bright 
yellow to lemon drop.  
 
Ms. Carolyn Parker, of Core States Engineering, stated that they had changed the color of the building to 
a light yellow similar to Len Libby’s Candies and the signage would be 6 feet 4 inches and tucked under 
the canopy.  She stated that they would remove the overhead lighting and reduce the lighting by 50% 
under the canopy; she stated that the lightest spots were near the entrance to the store for safety purposes.   
 
Mr. Wood noted that there were no design standards when the structure was built and it would look a lot 
different if it were built now.  Ms. Parker stated that the newer buildings had hip roofs.  Mr. Wood stated 
that the band around the building was more soothing but the blue canoe did not do anything for the site.    
She stated that the two main signs would be 16 feet high. Mr. Wood stated that the Board could not be 
approved since it had not been shown anywhere on the plan.  Ms. Auglis stated that the white background 
of the sign should not be lit and was not in compliance with the sign design standards 
 
Mr. Wood stated that it appeared the ordinance and design guidelines were not studied well; he stated that 
the Board needed to see how the sign would be lit and how it complied.  To a question from Ms. Auglis, 
Ms. Parker replied that entire strip on the canopy was now lit but only the Irving lettering and the LED 
strip would be lit following the changes.  Ms. Auglis stated that she appreciated the fact that the color of 
the building would change but did not think the site was coming close to how this corner should look.   

 
Mr. Wood stated that the package was hard to follow and could have been done better; he stated that the 
proposed pylon sign must meet the present sign ordinance and the applicant should meet with the Code 
Enforcement Officer.  Mr. Wood stated that Robert Schuler, Project Manager from Core States Engineer-
ing, wrote that Irving was improving its image by taking them from an aged, industrial look to one that 
was contemporary, relevant and appealing.  Mr. Wood stated that that was wrong and outrageous and a 
better job should have been done with this effort. 
 
Mr. Wood stated that the record included all the documents and the pylon sign must meet the Ordinance; 
he stated that no additional signs would be allowed unless approved by the Board. 
 
Mr. Wood moved to approve the amended site plan with the condition that the applicant meet with the 
Code Enforcement Officer to ensure that the pylon sign met the ordinance, especially with regard to 
lighting; Ms. Auglis seconded. 
 

Voted 4-0 
 

11.  Bald Billy’s requests site plan amendment approval for signage on site on Royal Ridge Road 
 
Mr. Ziepniewski stated that the LED sign needed to be either gold or white and could not change more 
than twice in 24 hours.  Mr. Douglas Harmon, of Sign Design, stated that he had done the Sudzie sign so 
knew what the Town wanted; he stated that the LED letters would be amber (gold).  He stated that he 
would like the green box at the top to be lighted because it was the applicant’s logo; he stated that the 
cream background around the light would not be lighted but all the lettering would. 
 
Mr. Wood stated that this was a good submittal; he stated that he wondered how long the world needed   
to know that the Carpet Barn was formerly Bald Billy’s and whether that information should be on the 
permanent sign.  Mr. Harmon stated that the simpler the sign, the better, and he could suggest that he put 
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in an aluminum section in the current air space beneath the main logo sign with that information.  Mr. 
Harmon noted that the street number at the top would be lit.  He stated that he had read the sign ordinance 
to the applicant who was aware of the LED regulations.  To a question from Mr. Wood, Mr. Harmon re-
plied that he would slide a piece of aluminum in the area for the future tenant’s sign but would like to 
have the entire sign approved.  To a question from Ms. Auglis, Mr. Harmon stated that he would like to 
be able to deal with the Code Enforcement Officer for the tenant’s sign and not return to the Board. 
 
To a question from Mr. Harmon, Mr. Wood replied that he had no issues with the building sign. 
 
Mr. Wood moved to approve the amended site plan with the condition that the applicant work with the 
Code Enforcement Officer regarding the tenant’s sign and the moving of the words “Formerly Bald 
Billy’s Carpet Outlet.”  Ms. Auglis seconded. 

Voted 4-0 
 
12.  Town Planner’s Report 
 
Mr. Ziepniewski stated that a meeting had been scheduled for Tuesday, August 16, 2005, at 7:00 P. M. 
regarding the Larrabee Farm proposal for a gravel pit with wetland creation, which would be turned over 
to the Town or the Land Trust in the future. 
 
13.  Correspondence 
 
Mr. Wood noted that there was a letter from Northeast Civil Solutions requesting a site walk, which was 
scheduled for the Cafua/Parker site at 560 U. S. Route One on Thursday, August 25, 2005, at 7:00 P. M.    
 
14.  Planning Board Comments 
 
There were no comments. 
 
15.  Adjournment 
 
The meeting was adjourned at 9:10 P. M. 
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