
Town of Scarborough 
 

Planning Board         August 29, 2005 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (June 5, 2005 and August 8, 2005) 
 
4.  The Planning Board will conduct a public hearing to receive input on proposed changes to the Haigis 
Parkway Zone 
 
5.  Three Diamonds Realty requests conceptual review for 13 commercial lots and sketch plan review for 
Lot 11 on Haigis Parkway 
 
6.  Maine Medical Center requests sketch plan review for 40,000 square foot ambulatory surgery center 
on site at Campus Drive 
 
7.  Rocco Risbara, Jr. requests site plan amendment approval for site at 197 U. S. Route One 
 
8.  Vortechnics requests amended site plan approval for changes to signage and landscaping for site at 200 
Enterprise Drive 
 
9.  Chase Custom Homes and Finance request sketch plan review for 4 single family lots at 128 Gorham 
Road 
 
10. Arlington Hills Subdivision, Frank Grondin Builders requests subdivision amendment approval for 
Lot 4 
 
11. Mitchell Hill Heights, Phases 2-5, Gamage Realty requests amended subdivision plan for Lots 50   
and 51 
 
12. Hidden Creek Subdivision, Phase III, Normand Berube Builders, Inc. requests sketch plan review for 
12 single family lots on Chestnut Drive 
 
13. Town Planner’s Report 
 
14. Correspondence 
 
15. Planning Board Comments 
 
16. Adjournment 
 
 

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



Town of Scarborough 
 

Planning Board         August 29, 2005 
MINUTES 

 
Members Present      Staff
 
Ms. Auglis       Mr. Bacon, Assistant Town Planner 
Mr. Callahan       Ms. Logan, Recording Secretary 
Mr. Farnkoff       Mr. Ziepniewski, Town Planner 
Mr. Hanson 
Mr. Porada 
Mr. Shanahan 
Mr. Wood 
 
1.  Call to Order
 
Mr. Wood called the meeting to order at 7:00 P. M. 
 
2.  Roll Call
 
The Recording Secretary called the roll; all members were present. 
 
3.  Approval of Minutes (June 6, 2005 and August 8, 2005) 
 
Ms. Auglis moved to approve the minutes of June 6, 2005 as presented; Mr. Hanson seconded. 
 

Voted 5-0 
 

Ms. Auglis moved to approve the minutes of August 8, 2005 as presented; Mr. Farnkoff seconded. 
 

Voted 4-0-1 – Mr. Hanson abstained. 
 

Mr. Wood noted that items 6, 9, 10 and 11 had been tabled at the request of the applicants. 
 
4.  The Planning Board will conduct a public hearing to receive input on proposed changes to the Haigis 
Parkway Zone
 
Mr. Ziepniewski stated that prior to enactment of the changes by the Town Council, the Board must hold 
a public hearing.  He noted that Haigis Parkway had a 150 foot right of way, with two 12 foot lanes and 8 
foot shoulders on both sides so 55 feet would remain on either side.  He stated that, because of the wide 
right of way, the staff recommended a 15 foot setback from the right of way.  He stated that that recom-
mendation was well received by the Town Council and staff recommended approval.   
 
Mr. Wood opened the public hearing; no one spoke for or against the proposal; Mr. Wood closed the 
public hearing. 
 
To a question from Mr. Farnkoff, Mr. Ziepniewski replied that the street frontage requirement on the 
internal roads would be 50 feet but on Route One, Payne Road or Haigis Parkway the frontage would be 
200 feet.  Mr. Bacon stated that the 15 foot setback could not have a building or parking.  Mr. Farnkoff 
asked why the building height limit of 75 feet was selected; Mr. Wood replied that six stories would be 
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the tallest building but mechanical structures had been added for a total of 75 feet.  Mr. Wood stated that 
the changes before the Board came out of comments from landowners and the Board’s preferences and 
would allow buildings to be closer to the road and invite parking behind the buildings.  Mr. Farnkoff 
stated that his concern was being too restrictive.  
 
Mr. Wood moved to forward the Board’s comments to the Town Council with a favorable opinion for the 
proposed changes; Ms. Auglis seconded. 

Voted 5-0 
 

5.  Three Diamonds Realty requests conceptual review for 13 commercial lots and sketch plan review for 
Lot 11 on Haigis Parkway
 
Mr. Ziepniewski noted that there were memos from Mr. Bacon and the Conservation Commission.  Mr. 
John Mitchell, of Mitchell & Associates, explained that Lot 11 was anticipated to be the first lot to be 
developed and hoped it could be done concurrently with the subdivision plan.  He showed the existing 
conditions of the 78.5 acre property and stated that the site was in the B-2 and HPZ Zones and the Exit 6 
Overlay District.  He stated that the property is bounded by Haigis Parkway, the Enterprise Business Park 
and a motel and Sullivan Tire; he stated that there was a 40 foot wide strip of land leading to Route One.  
Mr. Mitchell explained that this parcel consisted of four different lots; he stated that the 6.4 acre Lot C 
would be excluded from development because it is all wetlands.  He stated that he had shown the DOT 
designated curbcuts and had filed applications to change three of them. 
 
Mr. Mitchell stated that there was public sewer and water service and overhead three-phase power.  He 
stated that the land was almost entirely wooded with scrub growth and sloped to the south with about a 20 
foot grade change.  He stated that there were 48.5 acres of wetlands and a little over one acre would be 
impacted.  He stated that the site would be divided into 13 lots from 1.3 to 7 acres, the size of which were 
based on parking, economic feasibility and wetlands, with an existing pond on Parcel A.   
 
Mr. Mitchell showed a conceptual development plan with parking and buildings of one to three stories 
from 6,300 square feet to 34,700 square feet for a total of 243,000 square feet.  He stated that there would 
be coordinated architectural character.  He stated that there was also a trail network proposed throughout 
the subdivision.  Mr. Mitchell stated that they had addressed how the infrastructure and utilities would 
function within the Exit 6 Overlay Zone, they would meet all DEP regulations for stormwater and showed 
common detention basins.   
 
Mr. Mitchell displayed the sketch plan for Lot 11 showing a two story, 34,000 square foot office building; 
he stated that they had shifted the building forward and limited parking at Haigis Parkway.  He stated that 
there would be a cross-connector road to the parking lot at the side and there would be a pedestrian court-
yard; he noted that the building could be built in phases.  Mr. Mitchell stated that they felt this plan was in 
keeping with the Haigis Parkway objectives and all standards of the HP Zone, rather than the B-2 Zone,  
would be met.   
 
Ms. Auglis stated that she was concerned about the health of the pond on Lot 12 and moving the curbcuts.  
Mr. Mitchell stated that the pond would be kept healthy and they would move the curbcut on Parcel D so 
that it would not conflict with the curbcut across Haigis Parkway.  Ms. Auglis stated that she would like 
to see the impacts on Parcel B where there would be an enormous amount of impervious surface; she sug-
gested a parking garage that would lessen the impervious surface.  Mr. Mitchell stated that they had mini-
mized the footprints of the buildings so they would not cover the wetlands.  Ms. Auglis noted the pos-
sibility of not constructing all the parking spaces until they were needed; she stated that the Board will 
want to be assured that the open space would be maintained. 
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Mr. Hanson stated that he had concerns about directional signs and lighting which should not impact the 
neighbors but should provide safety for pedestrians.  Mr. Farnkoff stated that his concern was that the 
75”% lot maximum lot coverage be met.  Mr. Shanahan stated that 15% of each lot should be landscaped.  
He asked whether the plans for Lot 11 would meet the proposed changes to the HP Zone; Mr. Bacon re-
plied that they would abide by any changes to the HP Zone. 
 
Mr. Wood stated that impacting only one acre of wetlands was good planning and changing the curbcuts 
made sense.  He stated that he looked forward to seeing the next rendering to place the buildings closer to 
the road and the applicant might want to consider sharing more accesses, such as for Lots 5 and 6.  To a 
question from Mr. Wood, Mr. Mitchell replied that Lot 4 was wet and the building and parking would be 
located on the upland area of the lot.  To a question from Mr. Wood, Mr. Mitchell replied that the cover-
age on Lot 11 was just under 75%.  Mr. Wood suggested that parking along the frontage be moved and 
that the two spaces to the side may be problematic.  Mr. Mitchell stated that 190 spaces was the bare min-
imum for the building.  Mr. Mitchell stated that the economic feasibility of developing this property was  
a long process because of the impact fees and the wetlands and was a balancing act.  Mr. Wood asked 
whether the trails would be connected to Enterprise Business Park next door; Mr. Ziepniewski stated that 
the staff could address that.  Mr. Wood noted that reducing impervious surface reduces costs.   
 
6.  Maine Medical Center requests sketch plan review for 40,000 square foot ambulatory surgery center 
on site at Campus Drive
 
This item was tabled at the request of the applicant. 
 
7.  Rocco Risbara, Jr. requests site plan amendment approval for site at 197 U. S. Route One
 
Mr. Ziepniewski noted Mr. Bacon’s comments of August 24, 2005 and Mr. Wendel’s comments of 
August 26, 2005, several of which concerned stormwater and engineering. 
 
Mr. Risbara stated that he purchased the property in 1989 and had been through Planning Board review 
for office and warehouse space.  He stated that there were problems with access at Route One when the 
DOT took a lot of frontage and their second access for widening.  He stated that the center turn lane was 
very dangerous and the curbs had cut some of their tires.  Mr. Risbara stated that he had negotiated with 
the Foleys to use their road, which he had paved, as an access to Hannaford Drive.  He stated that they 
had removed the dead oaks and planted evergreens.  He stated that they needed 74 parking spaces and 
wanted to widen some of them for small trucks.  Mr. Risbara stated that he wanted to gravel more of the 
space for outside storage of equipment; he noted that there were shrubs around the building.   
 
Mr. Wood noted that the site plan did not show the egress at Foley Farm Road.  Mr. Zieniewski con-
firmed that the loam stockpile had not been approved and any Special Exception must be approved by the 
Zoning Board.  Mr. Ziepniewski stated that there were a number of issues and the Zoning Board should 
approve the stockpile, the entrance should be shown on the plan and the stormwater worked out with the 
Town Engineer.  He stated that the plan should be cleaned up and brought back to the Planning Board.  
Ms. Auglis stated that some landscaping at the front of the lot would help.  Mr. Risbara stated that they 
were trying to get larger parking spaces and would be cleaning up some of the property. 
 
Mr. Wood moved to table the request for more information; Ms. Auglis seconded. 

 
Voted 5-0 to table 

 
8.  Enterprise Business Park requests amended site plan approval for changes to signage and landscaping 
for site at 200 Enterprise Drive
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Mr. Ziepniewski explained that this was a request for changes to the entrance; he stated that there was a 
memo from the Conservation Commission regarding invasive species which should not be used.  Mr. Dan 
Sullivan, landscaper, stated that they plant hybridized species that are less invasive. Mr. Ziepniewski 
asked that the information be put in writing and he would consult with the Town’s landscape architect. 
 
Ms. Cheryl Greenleaf, of Commercial Place LLC/Enterprise Business Park, stated that the earlier plan 
showed facing the existing concrete wall with stone but they now wanted to remove the wall and replace 
the stone sign with an aluminum sign.  Mr. Sullivan stated that the wall was crumbling and they would re-
place it with rocks and put in more landscaping on the berm.   
 
Mr. Wood noted that the sign was 4 feet by 144 inches and asked whether the height and length had been 
changed; Ms. Greenleaf replied that it had because they wanted the sign to be visible.  Mr. Wood stated 
that this would be an improvement over the concrete wall.  To a question from Mr. Porada, Mr. Sullivan 
replied that the lighting in the wall would be eliminated but the decorative street light would remain.  Mr. 
Sullivan stated that the sign was internally lit; he stated that there was one swan light in the divider and 
another at the right intersection and the lighting met the design standards.   

 
Mr. Wood moved to approve the changes to the signage and landscaping with the plantings to be given 
peer review; Mr. Hanson seconded. 

Voted 5-0 
 

9.  Chase Custom Homes and Finance request sketch plan review for 4 single family lots at 128 Gorham 
Road
 
This item was tabled at the request of the applicant. 
 
10.  Arlington Hill Subdivision, Frank Grondin Builders requests subdivision amendment approval for 
Lot 4
 
This item was tabled at the request of the applicant. 
 
11.  Mitchell Hill Heights, Phases 2-5, Gamage Realty requests amended subdivision plan for Lots 50  
and 51
 
This item was tabled at the request of the applicant. 
 
12.  Hidden Creek Subdivision, Phase III, Normand Berube Builders, Inc. requests sketch plan review for 
12 single family lots on Chestnut Drive
 
Ms. Nancy St. Clair, of Sebago Technics, explained that this was Phase III of the existing 52 lot subdiv-
ision.  She displayed an aerial photo and stated that this was a newly purchased lot of 39 acres which 
abutted Camp Scarborough.  She stated that Camp Scarborough, owned by the Boy Scouts, had poor ac-
cess from Holmes Road and this would give them access through the abutting town-owned lot.  Ms. St. 
Clair stated that they would exchange two acres of town land for 39 acres of their land and would provide 
21 acres of open space. She stated that they would set aside land to the rear with access from Shady Creek 
Drive with vehicle access to Camp Scarborough via the existing trail which would be gated.  She stated 
that the open land could be deeded to the Scarborough Land Trust or the homeowners’ association could 
be responsible for it.  Ms. St. Clair stated that Chestnut Drive is now a cul de sac, Berube Builders re-
tained the last lot and the cul de sac would be eliminated and the road extended for the new subdivision.  
He stated that the cul de sac land would be added to the last lot.   
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To a question from Mr. Callahan, Ms. St. Clair replied that there was access off Hidden Creek Drive to 
the property line that would be direct access to the open land.  To questions from Mr. Farnkoff, Ms. St. 
Clair replied that the extended Chestnut Drive would be less than 2,000 feet in length; she stated that the 
town land was now landlocked but Hidden Creek Drive led to it.  To a question from Mr. Callahan, Ms. 
St. Clair replied that there would be no parking at the vehicle access to Camp Scarborough. 

 
Mr. Porada noted that the Conservation Commission recommended adding the wetlands on Lot 60 to the 
open land.  Ms. St. Clair stated that they would evaluate that and the wetlands would be marked.  Mr.  
Shanahan asked whether the lots could be 80,000 square feet; Ms. St. Clair replied that they would then 
lose the benefits to provide access to Camp Scarborough.  Mr. Shanahan stated that he did not see any 
innovative housing design for the use of Section VII. so would have trouble reconciling why the lots 
could not be 80,000 square feet.  Mr. Wood suggested that a plan be presented that showed the site with 
80,000 square foot lots.  To a question from Mr. Hanson, Ms. St. Clair replied that the homeowners’ 
association would be combined with the existing association for Phases I and II.  Ms. Auglis stated that 
she liked the plan and making the town-owned land useable and giving pedestrian and vehicle access to 
Camp Scarborough.  Ms. Auglis stated that she would rather have smaller lots, especially the one with the 
wetlands; she stated that, over time, it would get harder to manage the no-cut buffers, but if the lots were 
small the wetlands could be in the protection zone.  She commended the applicant for the creative way 
they solved the problems.   
 
To a question from Mr. Wood, Ms. St. Clair replied that the original owner of this new parcel retained the 
two lots to the north and there would be no access to them from this subdivision.  To a question from Mr. 
Wood, Ms. St. Clair replied that the cul de sac was designed in accordance with the Public Works wishes.  
Mr. Wood stated that he liked the smaller lots.  Ms. St. Clair noted that they tried to make the lots similar 
to the R-F Zone requirements with frontages larger than 100 feet.   
 
13.  Town Planner’s Report
 
David and Stacy Hughes, of 4 Hunnewell Road, stated that they were concerned about the recent approval 
of hospices in residential areas.  Mr. Wood stated that they could get a copy of the new ordinance in the 
Planning Office or on-line and could go to a Zoning Board of Appeals meeting when a hospice was 
requested as a Special Exception.  Mr. Ziepniewski stated that agendas for the Zoning Board could be 
found on the town’s website and abutters would be notified.  Mr. Hughes stated that one of his major 
concerns was the future use of a large hospice facility. 
 
Mr. Ziepniewski noted that he had distributed copies of an article about Scarborough from the recent 
Downeast Magazine. 
 
14.  Correspondence
 
Mr. Wood noted that there had been a lot of correspondence regarding hospices. 
 
15.  Planning Board Comments
 
Mr. Wood noted that he had gone to the Cafua-Parker site walk and ingress and egress were big issues; he 
stated that it was next to impossible to turn left into the site. 
 
16.  Adjournment  
 
The meeting was adjourned at 9:20 P. M. 
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