
Town of Scarborough 
 

Planning Board         October 11, 2005 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (September 19, 2005) 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance regarding multiple buildings on a single commercial lot 
 
5.  Neptune Properties, Inc., Michael Scarks requests amended site plan approval for signage on site at 
381 Payne Road 
 
6.  Classic Flooring requests amended site plan approval for signage on site at 429 U. S. Route One 
 
7.  Pond View Driving Range, William Ledue and Craig Babbaige request amended site plan approval for 
minor changes to the site off Pleasant Hill Road 
 
8.  Sea Ridge at Blue Point Subdivision, SBK Associates, LLC requests sketch plan review for 48 single 
family lots off Jasper Street and Pine Ledge Drive 
 
9.  Town Planner’s Report 
 
10. Correspondence 
 
11. Planning Board Comments 
 
12. Adjournment 
 
 

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



Town of Scarborough 
 

Planning Board         October 11, 2005 
AGENDA 

 
Members Present     Staff
 
Ms. Auglis      Mr. Bacon, Assistant Town Planner 
Mr. Callahan      Ms. Logan, Recording Secretary 
Mr. Farnkoff      Mr. Wendel, Town Engineer 
Mr. Hanson 
Mr. Shanahan 
 
1.  Call to Order  
 
Ms. Auglis called the meeting to order at 7:00 P. M. 
 
2.  Roll Call 
 
The Recording Secretary called the roll; Messrs. Porada and Wood were absent.  Ms. Auglis authorized 
Mr. Shanahan and Mr. Callahan to vote. 
 
3.  Approval of Minutes (September 19, 2005) 
 
Mr. Shanahan moved to approve the minutes of September 19, 2005; Mr. Callahan seconded.  Mr. 
Farnkoff and Mr. Hanson abstained as they were not at the meeting. 
 

Voted 3-0-2 
 
Ms. Auglis noted that a film that would be shown at the end of the meeting regarding conservation 
subdivision design. 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance regarding multiple buildings on a single commercial lot 
 
Mr. Bacon explained that the current definition of “lot” in the ordinance allows only one principle build-
ing per lot in all zoning districts.  He stated that the amendment would allow the Planning Board to ap-
prove more than one building on a lot; he stated that this amendment was a result of developers who want 
to develop two or more buildings next to each other or two uses in the same building so development 
would not have to be spread out on separate lots. 
 
To a question from Mr. Shanahan, Mr. Bacon replied that the Orion Center was that type of development 
but they showed separate lots as required by the present ordinance; he stated that, if this amendment went 
through, the buildings would not have to be on separate lots.  Mr. Bacon stated that Maine Medical Center 
had frontage only on Route One so they would have a hard time meeting the existing bulk and space re-
quirements if they expanded to the rear.  He stated that, under this proposal, MMC would not be limited 
by bulk and space on the lot but lot coverage would become an important issue.  Mr. Bacon stated that the 
new definition for “lot” is more generic and does not discuss bulk and space. 
 
Ms. Auglis opened the public hearing; no one spoke for or against the amendment.  Ms. Auglis closed the 
public hearing. 
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To a question from Ms. Auglis, Mr. Bacon replied that there would be no issues in terms of splitting the 
lots because the entire lot would have to remain under single ownership and could not be further subdiv-
ided.  Ms. Auglis noted that the new Comprehensive Plan, which was now being worked on, would 
address multiuse buildings and this amendment would make that easier.  The Board had no issues with 
the proposed amendment. 
 
Ms. Auglis stated that the minutes would stand as comments for the Town Council. 
 
5.  Neptune Properties, Inc., Michael Scarks requests amended site plan approval for signage on site at 
381 U. S. Route One
 
As no one was available for this item, Mr. Hanson moved to table the request; Mr. Farnkoff seconded. 
 

Voted 5-0 to table 
 

6.  Classis Flooring requests amended site plan approval for signage on site at 429 U. S. Route One
 
Mr. Bacon stated that this was a straightforward request to change the location of their sign which had 
been approved by the Board two meetings ago.  He stated that the sign met the dimension requirements 
and the staff had no issues.  Mr. Doug Harmon, of Sign Design, stated that all the setbacks would be met 
but he wanted to move the sign 48 feet south of the property line because the present location was too 
close to another sign. 
 
Mr. Hanson moved to approve the amended site plan; Mr. Shanahan seconded. 
 

Voted 5-0 
 

7.  Pond View Driving Range, William Ledue and Craig Babbaige request amended site plan approval for 
minor changes to the site off Pleasant Hill Road
 
Mr. Bacon noted that this site had been approved a few years ago and the applicant was back with a few 
minor adjustments; he stated that there were comments from Mr. Wendel dated October 5, 2005. 
 
Mr. Wendel stated that items 1, 2 and 5 of his memo were requests for documentation to make the site 
plan accurate.  He stated that, regarding item 3, 40 feet was a very excessive curbcut width and the right 
side lined up directly with two parking spaces.  He stated that the width of the curbcut should be 25 feet.  
Mr. Ledue stated that his engineer suggested a landscaped island with another parking space or two; he 
stated that he thought his engineer would be present tonight.   
 
To a question from Mr. Shanahan, Ms. Auglis replied that there was an approved site plan which needed 
to show some changes to bring the plan into compliance.  Mr. Wendel stated that the original work was 
not completed and the applicant wanted to do some things a little differently.  Ms. Auglis stated that these 
engineering issues should be taken care of between Mr. Wendel and the applicant’s engineer before the 
request came to the Board.   
 
Regarding item 7, Mr. Wendel stated that any picnic tables needed to be shown on the plan but the appli-
cant had stated that they would be removed.  He stated that the biggest issue was that the landscaping had 
not been completed and the driveway should have been completed as originally approved.   
 
To a question from Ms. Auglis regarding item 6, Mr. Wendel replied that there was storage behind the  
building in a couple of parking spaces.  Mr. Ledue stated that he had moved the items from the parking  
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area and would put up a small fence to hide the storage.  To a question from Mr. Farnkoff, Mr. Ledue re-
plied that the retaining wall or landscape island would be close to the road and would not block the paved 
walkway, but would direct vehicles into the site.  Mr. Ledue stated that there was ample parking and 
employees parked in the rear; he stated that they had paved more than required.  Ms. Auglis stated that the 
paving should be shown on the plan.  Mr. Bacon stated that the plan in front of the Board did show what 
was paved.  To a question from Ms. Auglis, Mr. Wendel replied that the plantings by the water had been 
done as called for, but the guardrail by the driving range was not completed, there was no walkway and 
the curbcut was too wide.   
 
Ms. Auglis stated that this site plan was out of control and should be cleared up by the engineer before the 
Board voted; Mr. Hanson agreed.  Mr. Wendel stated that the Board should be supplied with the original 
plan to compare with the new plan.  Mr. Ledue stated that he would ask his engineer to meet with Mr. 
Wendel. 
 
8.  Sea Ridge at Blue Point Subdivision, SBK Associates, LLC requests sketch plan review for 48 single 
family lots off Jasper Street and Pine Ledge Drive
 
Mr. Bacon stated that he had walked the site and the Board should have a site walk; he stated that there 
were staff comments regarding a possible trail connection to the abutting Town land and saving some of 
the groves of trees in lieu of street trees.  He stated that the use of Section VII would help in conserving 
the wetlands.  He stated that there was also a memo from the Conservation Commission. 
 
Mr. Shawn Frank, of Sebago Technics, stated that they had done topography work and flagged the wet-
lands. He stated that this was a 50 acre site between Pine Ledge Drive, Old Blue Point Road, Jasper Street 
and a parcel of Town land.  He stated that the site would connect from Jasper Street and Pine Ledge Drive 
where there is an existing right of way to this property and there would be a loop road off the main sub-
division road.  Mr. Frank stated that two-thirds of the site was in the R-2 Zone and the remainder in the  
R-F Zone with a lot of wetlands.  He stated that there was access to the public sewer and water; he stated 
that there would be a private pump station to be owned by a homeowners’ association.  Mr. Frank stated 
that the roads would have 24 foot wide pavement with a sidewalk and esplanade on one side.  He stated 
that there would be wet ponds for stormwater treatment and stormwater management would be important.   
 
Mr. Frank stated that there were wooded buffers at the southern edge and the majority of the wetlands 
would remain undeveloped.  He stated that they could downsize some of the R-F lots to the size of R-2 
lots which would need the 100 foot width but the 200 feet of depth could be less.  He stated that this prop-
erty would support 58 lots but they were requesting only 48. 
 
Mr. Hanson asked what could be done with Lots 9, 10 and 11 in accordance with the Conservation Com-
mission comments; Mr. Frank replied that they could adjust the building envelopes.  Mr. Frank stated that 
the only wetland impacts were three minor road crossings.  To questions from Mr. Hanson, Mr. Frank re-
plied that they knew traffic would be a main concern; he stated that the association would handle the 
pump station and could also maintain the wetlands and open space.  To a question from Mr. Hanson, Mr. 
Frank replied that he would review the issue of endangered species on the site with the Department of 
Inland Fish and Wildlife.   
 
Mr. Shanahan stated that traffic and circulation would be a real concern through the existing subdivisions; 
he stated that the use of Section VII would give some more imaginative and creative in-fill.  He stated that 
he was skeptical about associations which could be a burden to the homeowners.  To a question from Mr. 
Shanahan, Mr. Frank replied that they felt this was in-fill because the area was served by public water and 
sewer.  Mr. Shanahan asked that compatibility be shown with the adjoining neighborhoods.   
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Ms. Auglis asked the applicant and Mr. Frank to familiarize themselves with the proposed Conservation 
Subdivision Design, which would be very appropriate to this subdivision.  Ms. Auglis noted that this area 
was considered high value wildlife habitat. She stated that she did not like to divide a wetland into private 
lots and needed to be kept separate to ensure they would remain protected.  She stated that there should be 
a way to incorporate the large lots in the wetlands into the dry part of the subdivision by making smaller 
lots.  Mr. Callahan noted that Jasper Street was very narrow and construction trucks would be a problem.  
To questions from Mr. Farnkoff, Mr. Frank replied that the piece of land behind Lot 10 was upland area 
and they would not be able to use the area in the rear of Lot 11.  Mr. Farnkoff stated that Lots 9 and 11 
were not really buildable.   
 
Ms. Auglis stated that the Town would like to see this land used as in-fill and with someone who would 
work with the Board.  She stated that there should be a site walk as soon as it could be scheduled. 
 
5.   Neptune Properties, Inc., Michael Scarks requests amended site plan approval for signage on site at 
381 U. S. Route One
 
As someone had arrived to represent the applicant, Ms. Auglis moved to take this item off the table; Mr. 
Farnkoff seconded.    Voted 5-0 
 
Mr. Bacon stated that one of the conditions of approval was that the applicant return to the Board when he 
was ready to erect a sign; he stated that the proposed sign met the dimensional requirements.   
 
Mr. Paul Lesard explained that the drawing showed a white background but that was not necessarily the 
color the tenants would choose; he stated that the white portion only showed the dimensional area and the 
tenants would specify their own colors.  He stated that the ordinance was clear that backgrounds needed 
to be dark or opaque.  Ms. Auglis stated that she would like the background to be the dark green of the top 
of the sign, though she could not require that color. 
 
Ms. Auglis moved to approve the signage; Mr. Hanson seconded. 
 

Voted 5-0 
9.  Town Planner’s Report
 
Mr. Bacon noted that the Board had approved the amended site plan for Irving but they had requested 
moving their flag pole and he wanted to get the opinion of the Board before he gave them the go-ahead.  
There were no objections from the Board. 
 
Mr. Bacon stated that he had e-mailed information for a workshop for planning and zoning boards on 
November 29, 2005.  He asked any interested Board member to sign up with him or the Recording 
Secretary. 
 
10. Correspondence
 
There was no correspondence. 
 
11.  Planning Board Comments  
 
There were no comments. 
 
12.  Adjournment – The meeting was adjourned at 8:25 P. M., at which time the film, Conservation 
Subdivision Design, was shown. 
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