
Town of Scarborough 
Planning Board         October 31, 2005 

AGENDA 
 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (October 11, 2005) 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Map to change some Resource Protection areas to residential districts with Shoreland Zoning 
overlay and to add a Stream Protection District 
 
5.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance to include addiction treatment facilities in the Industrial Zone 
 
6.  Marshwood Imaging Center requests a one year extension for mobile MRI unit at 33 Gorham Road 
 
7.  Dunstan Crossing Subdivision, ALC Development Corp. requests updated concept plan review for 264 
residential units on site off Broadturn Road and U. S. Route One 
 
8.  Moody’s Collision Centers, Shawn Moody requests site plan amendment approval for site at 33 
Pleasant Hill Road 
 
9.  Maine Medical Center requests site plan review for 40,000 square foot ambulatory surgery center on 
site on Campus Drive 
 
10. Eastern Village, KDA Development requests sketch plan review for Traditional Neighborhood 
Development off Commerce Drive and Old Eastern Road 
 
11. Bessey Square, KDA Development requests sketch plan review for a 11,500 square foot retail/office 
building, a 9,500 square foot retail/office building and a 7,500 square foot ten unit live/work space 
building at 264 U. S. Route One 
 
12. Pya Court, Adam Mack requests final subdivision approval for 3 single family lots off Dresser Road 
 
13. Direct Mail of Maine requests site plan review and approval for a 20,000 square foot warehouse at 52 
Libby Road in the Scarborough Industrial Park 
 
14. VIP Auto Store requests site plan amendment approval for former Bob’s Discount site at 441 Payne 
Road 
 
15. SouthCoast Subdivision, SouthCoast Community Church requests sketch plan review for 9 single 
family lots off Gorham Road 
 
16. Town Planner’s Report 
 
17. Correspondence 
 
18. Planning Board Comments 
 
19. Adjournment 

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



 1

 
 

Town of Scarborough 
Planning Board         October 31, 2005 

MINUTES 
 

Members Present     Staff
 
Ms. Auglis      Mr. Bacon, Assistant Town Planner 
Mr. Callahan      Ms. Logan, Recording Secretary 
Mr. Hanson      Mr. Ziepniewski, Town Planner 
Mr. Shanahan      Mr. Grysk, Code Enforcement Officer 
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, Porada and Shanahan were absent.  Mr. Wood 
authorized Mr. Callahan to vote. 
 
3.  Approval of Minutes (October 11, 2005) 
 
Mr. Hanson moved to approve the minutes of October 11, 2005 as written; Ms. Auglis seconded. 
 

Voted 5-0 
 
4.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Map to change some Resource Protection areas to residential districts with Shoreland Zoning 
overlay and to add a Stream Protection District 
 
Mr. Ziepniewski explained that this was a combination of cleaning up some of the original DEP approval 
or mistakes when the mapping was done.  Mr. Grysk explained that in 1989 the State came up with an 
ordinance and the Town Council directed the staff to review the issues; he stated that in 1991 the Town 
adopted the Shoreland Zoning Ordinance as designated by the State.   
 
Mr. Grysk explained the five areas that would be affected by the amendment.  He stated that several areas 
that were already developed were put into the Shoreland Zoning Overlay or Stream Protection and taken 
out of the Resource Protection Zone.  He stated that four lots at Harmon’s Island would be changed from 
the RP Zone to R-3 with the Shoreland Overlay; two lots at the corner of Winnocks Neck Road and Black 
Point Road would be changed to R-2 with a Shoreland Overlay.   Mr. Grysk stated that two lots on Pine 
Point Road, including the nursing home, would be changed to R-4 with a Shoreland Overlay and the ends 
of both Ocean View Road and Seavey Landing Road would be changed to R-2 with the Shoreland Over-
lay.  He stated that a Stream Protection Overlay would be added to the existing R-F Zone along Jones 
Creek in the PinePoint/Blue Point area.   
 
Mr. Ziepniewski stated that these changes were in keeping with the minimum Shoreland rules as enacted 
by the State and was an equalizer for the properties.  To a question from Mr. Wood, Mr. Grysk replied 
that the criteria for changing to the overlay was that the areas must already be developed and were exist-
ing prior to enactment of the Ordinance.   
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Mr. Wood opened the public hearing.   Ms. Deborah Roy, of 1 Winnocks Neck Road, stated that she 
owned one of the two houses near the pond on Black Point Road.  She stated that her home was com-
pleted in 1988and was zoned Resource Protection when she bought it in 1991.  She stated that she 
approached the Town in 1999 to build a garage and provided documents showing that the area was 
incorrectly zoned; she stated that her property still remains in the RP Zone in spite of those documents. 
 
Mr. C. D. Armstrong, of the Friends of Scarborough Marsh, read a letter he had written regarding impacts 
associated with these changes; he stated that the town should not take any action which would increase 
the detrimental impacts as listed, but to promote impacts which would be beneficial to the marsh. 
 
Mr. David Nelson, of 59 Black Point Road, on the other side of the pond, stated that his house was built 
in 1969; he stated that the pond was once used as a skating rink but the vegetation had started to grow 
back in and was used by ducks and geese.  He stated that they would also like to build a garage and would 
appreciate this amendment being passed. 
 
Mr. Wood closed the public hearing. 
 
Mr. Callahan confirmed that changing from the RP Zone to the Shoreland Overlay would allow the 
garages to be built.  Mr. Wood read comments from the Conservation Commission.  Ms. Auglis stated 
that she had no problems with the concept but agreed with the Conservation Commission that the prop-
erties adjacent to the marsh be consistent with the existing uses, but the large pieces should be rezoned to 
RF.  She stated that she believed that was a reasonable request.  Ms. Auglis recommended that the Town 
Council consider rezoning and taking into account what the Commission suggested. 
 
Mr. Hanson stated that he thought the amendments were in order.  Mr. Wood stated that he echoed the 
Board’s comments and agreed that the properties should be rezoned to be consistent with the present uses.  
Regarding Mr. Armstrong’s comments, Mr. Wood stated that he had a hard time thinking adding a garage 
would be detrimental to the marsh. 
 
5.  The Planning Board will conduct a public hearing to receive input on a proposed amendment to the 
Zoning Ordinance to include addiction treatment facilities in the Industrial Zone
 
Mr. Ziepniewski noted that there had been some discussion regarding methadone treatment facilities and 
the Town Council went to a moratorium on them in order to create some regulations regarding them.  He 
stated that the existing ordinance would allow treatment facilities under professional offices.  He stated 
that this amendment would add a new definition and would amend the definition of “professional office” 
so that addiction treatment facilities would be excluded.  Mr. Ziepniewski stated that this would amend 
the Industrial Zone to allow these facilities and would add some performance standards for them.  He 
stated that addiction treatment facilities would be allowed only in the Industrial Zone and the performance 
standards preclude them from being adjacent to residential zones. 
 
To a question from Mr. Wood, Mr. Ziepniewski replied that the definition of Professional Office was 
changed to clarify the fact that treatment facilities would not be considered professional offices.  He 
stated that the language would make it as clear as possible. 
 
Mr. Wood opened the public hearing.  No one spoke for or against the amendment; Mr. Wood closed the 
public hearing. 
 
Mr. Wood stated that it was prudent and wise to have the requirements in place prior to any interest in 
such a facility so that there was understanding of what was required.  He stated that he thought the 
Industrial Zone was a suitable zone for this use. 
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6.  Marchwood Imaging Center requests a one year extension for mobile MRI unit at 33 Gorham Road
 
Mr. Ziepniewski stated that the Fire Department wanted to have a safety disconnect switch installed to 
their approval. 
 
Mr. Steven Randall explained that they wanted a one-year extension on their approval so they could in-
stall a permanent MRI.  Mr. Wood noted that the unit was well-shielded from Route 114, but in the inter-
est of the Town, he would like a sense of how long it would remain on the site.  Mr. Randall replied that 
he had thought the original 18 month approval was long enough, but the market was in a flux; he stated 
that one year should be enough.  He stated that they were now studying the building to make sure it would 
take an MRI unit and were in the process of buying the magnet, so they were pulling the process together.  
Mr. Randall stated that the switch was in the coach and they would put it outside the scanning room so it 
could be accessed.   
 
To a question from Ms. Auglis, Mr. Randall replied that their certificate of need was still in effect.  Ms. 
Auglis stated that she had no problem with the extension but encouraged the applicant to install the 
permanent MRI within one year.  Mr. Callahan noted that the minutes of the meeting of the original 
approval noted a safety zone with a fence.  Mr. James Mullen, of Alliance Construction, stated that the 
magnetic field was contained within the unit so the fence was not necessary. 
 
Mr. Hanson moved to approve the one-year extension with the condition that the Fire Department 
approve the safety switch; Ms. Auglis seconded. 
 

Voted 4-0 
 

7.  Dunstan Crossing Subdivision, ALC Development Corp. requests updated concept plan review for 
264 residential units on site off Broadturn Road and U. S. Route One
 
Mr. Ziepniewski noted that there were comments from Mr. Bacon and Bruce Gullifer, Director of 
Community Services, regarding recreation contributions. 
 
Mr. Shawn Frank, of Sebago Technics, stated that they met with the DEP and would submit a site loca-
tion application.  He stated that they had done the net residential calculations based on the wetlands and 
topography and 240 residential units would be allowed; he stated that the 10% bonus for including afford-
able housing would give a total of 264 lots.  He stated that there would be a variety of housing types, but 
they had eliminated the apartments and added row houses.  Mr. Frank stated that they had extended the 
road to the western property line with a tee turnaround for potential access to the adjacent lot; he stated 
that there would be a couple of five unit multiplex buildings at this location and another near the com-
mercial area.  Mr. Frank stated that there had been discussion regarding the staging area which they 
proposed for an all-purpose sports field for the town.  He stated that there would be a trail system as 
presented at the previous meeting. 
 
Mr. Frank stated that the main road, Moulton Drive, would have a sidewalk on one side; he stated that the 
right of way would be 55 feet wide with 24 feet paved, and an esplanade between the paving and the side-
walk.  He stated that the alleys would have 3 foot gravel borders for fire access.  Mr. Frank described the 
various phases of the project and stated that the DOT interest would be in the entrances and exits to the 
projects.  He stated that they would address Mr. Bacon’s comments. 
 
Mr. John Chamberlain, of ALC Development Corp., stated that their one issue would be with traffic and 
they would like to get some input from the Planning Board.  He stated that there were 30 years of traffic 
problems at Dunstan during the peak hours and the biggest problem was the capacity of the turning lanes.  
He stated that many other existing and future projects pay a Payne Road impact fee but nothing was done 
for the Dunstan area.  He stated that there was a significant collective impact on the Dunstan area, includ-
ing the future development of Haigis Parkway.  Mr. Chamberlain stated that the DOT was committed to 
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constructing the right turn lane onto Broadturn Road from Route One and the town had applied for sev-
eral improvements to the Dunstan area which may or may not be funded.  Mr. Chamberlain stated that his 
question was what was a fair way to resolve the issue of establishing a process that could fund improve-
ments so that the next developer would not have to pay the entire cost.  He stated that he did not see any-
thing consistent from large projects.   
 
Mr. Wood stated that he would consider what the traffic professionals determined and would judge on 
that basis; he stated that he was not in a position to go far from what they said and had to take what was 
given by those experts.  He stated that the Town Council would have to deal with any impact fee.  Mr. 
Wood stated that if the intersection was failing the town would decide whether this project was making it 
worse and the developer would have to improve it to a level that would not make it worse.  
 
Mr. Elliott Chamberlain stated that they did see some direct numbers related to their project and the fear 
was that Dunstan had been looked at so often, the next step was to pull the intersection apart.  He stated 
that they did not think there could be any small change that would make any difference and any improve-
ments would have to be a big, expensive fix.  Mr. Ziepniewski noted that the applicants’ project in Saco 
would have many units and thousands of commercial square footage which would affect the Dunstan area 
and would be considered by the DOT.  Elliott Chamberlain stated that that project had not gone very far; 
he stated that they wanted to get over the traffic hurdle before the eleventh hour.   
 
Ms. Auglis asked whether traffic improvements would have to be done for full build-out or by the pro-
ject’s phases.  Elliott Chamberlain replied that the DOT gave the ability for developers to project out five 
years.  Ms. Auglis stated that the Board was empowered to make changes only by phases and it was a 
matter of timing because the DOT may come up with some money for improvements; she stated that it 
was a good idea for other developers to weigh in for improvements and there should be something in 
place to bring money in for that intersection.  She stated that the Planning Board did not have that answer.   
 
Mr. Hanson stated that he was not sure he sure he would like an impact fee paid in phases.  To a question 
from Mr. Hanson, Elliott Chamberlain replied that they expected the project to take 10 to 12 years.  Mr. 
Bacon stated that discussion of impact fees could start with the Comprehensive Plan Committee as part of 
the transportation element.   
 
Regarding Mr. Gullifer’s letter, Elliott Chamberlain asked whether it made sense to pay $500.00 per unit 
and not do anything in the project but have trails and parks and a field that would cost more than 
$32,000.00.  He stated that he thought the applicant had to create a presentation of what they brought to 
the town for a reduced fee.  Mr. Chamberlain stated that the impression was that if a field did not meet the 
size minimum, it did not have a lot of value, but this field would have the ability to accommodate a lot of 
sports, especially if the town could use it.  Mr. Wood stated that the Town Manager would work that out 
and he did not know what monetary value the town put on the land contribution. 
 
Elliott Chamberlain stated that they touted this as a pedestrian-friendly neighborhood which conjured up 
sidewalks on each side; he stated that the DEP wanted to cut down on impervious area.  Ms. Auglis stated 
that she would like to wait till they could get to specifics to discuss that.  Mr. Ziepniewski stated that 
cross sections of the road details should be done on one plan.  Mr. Wood stated that the developer should 
present a pedestrian plan and put sidewalks where the pedestrians would use them; he stated that if they 
were not used they were a waste.  Mr. Wood stated that the plan had not changed too much, it met the 
new Dunstan zoning requirements and he liked it.  He asked whether any green space should be added for 
the cluster of residences in Phase 2; Mr. Frank replied that the residents would look more at the surround-
ing buffer.  Mr. Wood confirmed that the buildings on Bennett Road, the connection to the abutting prop-
erty, would have frontage on the road.  Mr. Wood stated that he understood the traffic challenges and 
asked that history be used as a guide with the experts’ information on the impacts.   
 
Mr. Hanson asked that the alley concept not be destroyed.  To a question from Mr. Hanson, Mr. Frank 
replied that there was no formalized affordable housing.  To a question from Mr. Hanson, Mr. Frank 
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replied that the 14 feet of pavement in the alley would be privately maintained but trash would be picked 
up by the town; he stated that the total width would be 20 feet for ease of emergency vehicles.  Mr. Wood 
asked about the density bonuses; Elliott Chamberlain replied that there was a 10% bonus for affordable 
housing and they were not going to use the transfer of development rights bonus. 
 
8.  Moody’s Collison Centers, Shawn Moody requests site plan amendment approval for site at 33 
Pleasant Hill Road
 
Mr. Ziepniewski stated that the only staff comments were that the date on the plan should be updated and 
there was a question whether the increased impervious surface would require updated stormwater engin-
eering.  Mr. Bacon stated that the applicant should keep the parking at 55 spaces.   
 
Mr. Shawn Moody stated that the Board had recommended the egress for circulation movement around 
the building and he would now like to create it.  Ms. Auglis stated that she had no problems with the re-
quest.  To a question from Mr. Wood, Mr. Moody replied that he had no interest in increasing the number 
of parking spaces.  Mr. Moody stated that they would move the dumpster to the rear to allow better access 
for vendors’ trucks.  To a question from Mr. Wood, Mr. Moody replied that he would relocate the existing 
gate which was seldom locked; he stated that they would not touch the landscaping.   
 
Mr. Wood moved to approve the amended site plan with the condition that the DEP be contacted regard-
ing an updated stormwater plan and if any changes were necessary, they be done prior to construction; 
Mr. Hanson seconded. 
 

Voted 3-0-1 – Ms. Auglis was out of the room. 
 
9.  Maine Medical Center requests site plan review for 40,000 square foot ambulatory surgery center on 
site on Campus Drive
 
Mr. Bacon stated that a subdivision amendment would be necessary prior to final action.  Mr. Ziepniew-
ski stated that there were comments from Mr. Bacon. 
 
Mr. Paul Gray, of Maine Medical Center, stated that there were four items they would like to address to-
night.  Mr. Boyd Morrison, of Gamble Design, displayed the main sign at the southern entrance, which 
used a masonry and brick detail; he stated that there would be a similar, but smaller sign at the northern 
entrance.  He stated that the main sign would be scaled to identify the campus size and would be very 
readable.  Mr. Morrison stated that they were using fewer signs to make them more readable and making 
the traffic flow better through the site; he stated that there would be crosswalk signs and building identi-
fication signs would be along Campus Drive.  He stated that the street numbers would be lit with a glow 
around the numbers. 
 
To a question from Mr. Wood, Mr. Morrison replied that the illumination was opaque so only the graph-
ics would be lit.  To a question from Ms. Auglis, Mr. Morrison replied that the large main sign would 
have only the graphics illuminated.  Mr. Wood stated that he liked the halo effect.  To a question from 
Mr. Wood, Mr. Morrison replied that the stripes on the backs of the sign posts were to attract attention to 
the crosswalk.  To a question from Ms. Auglis, Mr. Morrison replied that they hoped the sides of the main 
sign would become a trellis for landscaping.  Mr. Hanson noted that some of the present signs could not 
be seen because of leaf cover; Mr. Morrison stated that they would work with the landscape architect and 
place the new signs accordingly. To a question from Mr. Wood, Mr. Morrison replied that each sign 
would have relevant content and there would be highway location signs indicating the exits.  Mr. Wood 
stated that he appreciated the applicant working with the town; he stated that the signs were pleasing. 
 
Mr. Tom Gorrill noted that improvements at the intersection of Route One and Pleasant Hill Road had 
been discussed, but an updated traffic count done in August 2005 showed it as a working intersection that 
would not be affected by this project.  Mr. Gorrill stated that they would be restriping Hillcrest Drive and 
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Greenacres Lane with dual left turn lanes.  He stated that the Payne Road impact fee would be paid and 
pedestrian signals would be installed at the Hillcrest Avenue and Pleasant Hill Road intersections.  Mr. 
Gorrill stated that the left turn storage lane from Route One to Hillcrest Avenue would be increased from 
200 feet to 350 feet.   
 
Mr. Gorrill noted that Mr. Bray had requested a sidewalk on Route One, but the Public Works Depart-
ment had a concern about its maintenance.  Mr. Wood stated that he could not envision a sidewalk in that 
area used very often because the area was auto-oriented and there were no business along that stretch.  
Mr. Bacon stated that a sidewalk could be built within the campus to accommodate people from Hillcrest 
to the buildings and back to Route One closer to the northern entrance.  Mr. Wood agreed that it would be 
a waste of effort to build a sidewalk along Route One; he asked why there would be a pedestrian light at 
Pleasant Hill Road.  Mr. Gorrill stated that that was called for by Mr. Bray and the town-wide traffic 
study, but he did not see any demand. 
 
Mr. Gray stated that they were responding to the town regarding the sidewalk, but did not know whether  
a sidewalk inside the site would make a lot of difference; he stated that this was not a site that would be 
accessed by pedestrians.   
 
Mr. Will Conway, of Sebago Technics, stated that they had not moved the future parking at the side of the 
proposed building because of the steep terrain, but had added a curb cut in that location in the event the 
parking was needed.  He stated that he had shown the plant schedule on the plan and taken away the arbor 
vitae. Regarding Mr. Bacon’s comments, Mr. Conway stated that a lot had been created on Campus Drive 
which created a subdivision and they would have to undo that because Maine Medical Center owned all 
the land and all the buildings. He noted that there was an amendment before the Town Council that would 
allow several buildings on one lot so they were working with the staff to determine what should be done.   
 
Mr. Conway agreed that a sidewalk would not be used very often, but there could be a pedestrian connec-
tion between the buildings.  He stated that there was not that much interaction between the surgery and 
the medical office buildings so a connection would not be very useful; he stated that the proposed trails 
were more for employee use.  Mr. Wood agreed that it was not practical to build a sidewalk on Route One 
but in the future people may want to bike or walk from Pleasant Hill Road to Hillcrest Avenue.  Ms. 
Auglis noted that there was a beautiful view from Campus Drive at the northern access and the road was 
not too busy for walking. Mr. Ziepniewski stated that it could be determined how the site was used before 
any sidewalk was built.  Mr. Gray stated that they could continue to reserve the $75,000.00, originally 
earmarked for an overpass study, for that purpose. 
 
Mr. Conway stated that SYTDesign was satisfied with the engineering details; he stated that they were 
working on the DEP modifications and asked whether the Board would consider approval with a condi-
tion.  Ms. Auglis stated that the subdivision issues needed to be resolved prior to approval; she asked that 
a landscaping plan show what would be planted near the main sign.   
 
Mr. Gray noted that Maine Medical Center had design standards for the entire campus; he stated that the 
new building would be a one story structure with no vertical capability for growth.  Mr. Charles Rizzo, of 
Moore-Switzer, stated that a lot of trees would be saved, but his rendering of the building showed the area 
without the trees for visibility of the building.  He explained that the main entrance would be to the right 
with a landscape island.  He stated that the building would be mostly brick with light banding of metal 
consistent with the rest of the campus buildings.  Mr. Rizzo stated that the waiting room would be at the 
rear of the building with a patio screened from the Hillcrest site.  To a question from Mr. Wood, Mr. 
Rizzo replied that the banding would hide the equipment on the roof.  Mr. Rizzo stated that the lighting 
would be low and of pedestrian scale.  Mr. Hanson stated that he liked the plan. 
 
Mr. Wood stated that the Board would look for a solution to the subdivision issue.  Mr. Conway stated 
that they would consider the internal sidewalks, the landscaping plan, and Mr. Bacon’s comments.  Mr. 
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Wood noted that the package was very complete and the applicant did not need to resubmit what the 
Board had already received. 
 
10.  Eastern Village, KDA Development requests sketch plan review for Traditional Neighborhood 
Development off Commerce Drive and Old Eastern Road
 
Mr. Ziepniewski read several comments from the Conservation Commission. 
 
Mr. Kerry Anderson, of KDA Development, stated that language for Traditional Neighborhood Develop-
ment (TND) was approved by the Town Council in December 2004 and it was determined that this pro-
ject was eligible as a TND.  He stated that the sketch plan had changed since the original submittal to the 
Planning Board; he stated that the Board wanted the access points to be Commerce Drive, Eastern Road 
and Ward Street, but not Seven Oaks Drive or Westwood Avenue.  He stated that, with the help of the 
town, he was successful in using Eastern Road to access Black Point Road, but not successful with con-
nection to Ward Street. 
 
Mr. Anderson stated that the site would consist of 52 acres with 222 units of single family dwellings, 
townhouses and multifamily dwellings with an affordable housing component.  He stated that the open 
spaces had changed and they would exceed the minimum standards.  Mr. Anderson stated that the street 
blocks were in a grid-like manner that would allow for deflected vistas.  Regarding the Conservation 
Commission comments, Mr. Anderson stated that they had changed the road layout with a buffer on one 
side and the house in the corner was placed there purposely.  He stated that they intended to use a train 
station type of architecture and there could be a boathouse or a dock at the pond.   
 
Mr. Anderson stated that he would provide signage for the Inland Fish and Wildlife Department and 
would have an exhibit regarding the marsh and wildlife for people using the trail and would provide a 
public bathroom facility; he stated that they may have bicycle rental in the structure.  He stated that the 
curve in Eastern Road would slow traffic and there was a gas meter in the area which could not be easily 
moved.  He stated that they would provide a cross section of the road.  Mr. Anderson stated that he 
showed the ability for connecting to Ward Street.  He stated that they met the criteria for the amount of 
affordable housing required; he stated that the multifamily structures would have a barn architecture and 
there would be a silo for show on the site. 
 
To a question from Ms. Auglis, Mr. Anderson replied that he owned the open land that would not be 
developed and there was no connection to the road but there could be an emergency access.  Ms. Auglis 
stated that this plan was wonderful and creative.  To a question from Ms. Auglis, Mr. Anderson replied 
that they would be able to use only a portion of Eastern Road, which would be a town road; he stated that 
they would build whatever the town and other agencies wanted for biking or walking along Eastern Road.  
Ms. Auglis stated that she appreciated the fact that the town was supporting this project but it was a 
shame there was a problem with Ward Street and she would support eminent domain.  
 
Mr. Hanson stated that this was a great plan but his concerns were getting in and out of the project and 
Ward Street; he stated that he was concerned about people using Commerce Drive and the road for this 
project as a shortcut to Black Point Road.  Mr. Anderson stated that a traffic study had considered this as 
a bypass but that would destroy the project; he stated that lack of connectivity was an issue but if Ward 
Street could be used, some trips through the project could be avoided.  He stated that he did not want 
people to speed through the project but would support driving slowly through.  He stated that he would 
not support a bypass and that was why Ward Street was important.  To a question from Mr. Callahan, Mr. 
Anderson replied that the YMCA, which was considering the Bessey School site, could connect to his site 
in the rear and there was a signalized intersection at the abutting Veterans’ Home, but the land had a big 
drop off in that area. 
 
To questions from Mr. Wood, Mr. Anderson replied that his issues with Route One were the same as the 
Dunstan area; he stated that the Oak Hill intersection was failing during peak hours and they would have 
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to deal with that.  Mr. Wood asked, absent Oak Hill, what points of access might be a problem; Mr. 
Anderson replied that he did not see any other issues.  Mr. Anderson stated that he did not know whether 
a traffic signal would be warranted at Black Point Road and Eastern Road.  He stated that Commerce 
Drive was a collector-size road and he did not see the possibility of a traffic light there.  Mr. Wood stated 
that this project was quaint and New England like; he noted that there were some curious shapes to the 
roads.  Mr. Anderson stated that the roads were based on a New England design with a less rigid grid; he 
noted that there were not distinct areas of different housing.  Mr. Wood stated that he liked the enhance-
ment of the Eastern Trail.  Mr. Wood asked about a third ingress; Mr. Anderson replied that it should be 
Ward Street but that had slipped away. 
 
To a question from Mr. Callahan, Ms. Auglis replied that the Board had asked that Seven Oaks Drive not 
be used for access to this project.  Ms. Auglis stated that the use of Ward Street would come down to the 
traffic study; she stated that a bypass would be awful, and she was in favor of slowing the traffic down.  
Mr. Anderson noted that traffic engineers were concerned with maximizing capacity.  Mr. Wood stated 
that many people were not interested in reducing curbcuts and raising speed limits.  Mr. Hanson stated 
that he would hate to see this great project fail because of a traffic situation. 
 
11.  Bessy Square, KDA Development requests sketch plan review for a 11,500 square foot retail/office 
building, a 9,500 square foot retail/office building and a 7,500 square foot, ten unit live/work space 
building at 264 U. S. Route One
 
Mr. Joseph LaVerriere, of DeLuca-Hoffman, displayed the two lots involved, one of which had frontage 
on Ward Street.  He stated that this would be a mixed use development of three buildings with entrance 
from Route One.  He stated that the parking would be in the middle of the site and to the rear.  He stated 
that there would be residential units on the second floor in the rear buildings with parking beneath.  He 
stated that they would like to use the proposed amendment to the Ordinance for building the three build-
ings on one lot.  Mr. LaVerriere stated that there was a one-way drive-through exit onto Route One.  He 
stated that they showed a possible future connection to the abutting Bessey School property. 
 
Mr. Wood noted that this plan was consistent with some of the vision and reflected forward thinking.  To 
a question from Mr. Wood, Mr. Bacon replied that this plan met the requirements of the TVC Zone which 
had been amended to allow buildings 35 feet from Route One.  To a question from Mr. Wood, Mr. Kerry 
Anderson, of KDA Development, replied that his intent was to lease, not sell, the living spaces.  Mr. 
Bacon stated that Mr. Anderson would have to provide documents regarding the ownership of the site to 
be approved by the Town Attorney so it could not be carved into small lots.  Mr. Wood confirmed that 
there would be shared driveways and noted that the existing residents to the rear would want buffering.   
The Board agreed that it was a good plan. 
 
Though it was after 10:30 P. M., Wood moved to hear item 12; Ms. Auglis seconded.                 Voted 5-0 
 
12.  Pya Court, Adam Mack requests final subdivision approval for 3 single family lots off Dresser Road
 
Mr. Ziepniewski stated that the applicant had addressed the questions, the staff had no issues and recom-
mended approval.  To a question from Mr. Ziepniewski, Mr. Mack replied that he could provide the 
engineer’s estimate quickly.  Mr. Ziepniewski stated that the plan needed to be registered within 30 days 
of signing.  Mr. Bacon suggested that he keep the linen until the inspection fee, the estimate and the letter 
of credit were submitted and the Board could sign the plan at the next meeting.   
 
Mr. John Riordan, of SGC Engineering, stated that they had reviewed their responses to the comments 
from Mr. Bacon, Mr. Wendel and Mr. Tubbs and they were all satisfied.  He stated that the Fire Depart-
ment was also satisfied.  Mr. Riordan stated that the issues with the abutter to the south had been resolved 
and they would swap land to be tapered and graded to create a better sight distance.  He stated that the 
road would be narrowed from 24 feet to 20 feet.   
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Mr. Hanson moved to approve the subdivision plan with the following conditions: 
 
1.  That the inspection fee, the engineering estimate and the letter of credit be submitted to Mr. Wendel;                        
2.  That the documents regarding the land swap be submitted to Mr. Wendel; 
3.  That Mr. Wendel’s memo of October 25, 2005 be addressed; 
 
Ms. Auglis seconded. 

Voted 5-0 
 

Mr. Wood stated that items 13 through 15 would be heard at the next meeting. 
 
16.  Town Planner’s Report
 
There was no report. 
 
17.  Corrrespondence
 
Mr. Ziepniewski stated that there was a request from David Miley, of Stormwater360 (formerly Vor-
technics) for a 12 month extension on their site plan approval for their proposed addition at 200 Enter-
prise Drive.  Mr. Ziepniewski stated that the staff had no issues and the request was reasonable. 
 
Ms. Auglis moved to allow an extension of the site plan approval for one year to November 15, 2006; Mr. 
Hanson seconded. 

Voted 4-0 
 
Mr. Ziepniewski read a letter from Stan Gawron, of Gawron Architects, requesting modification of the 
berms at the Mercedes Benz site.  Ms. Auglis stated that there should be a site walk.  Mr. Wood stated 
that he needed a reference and would like to see renderings of how the site would look from Route One, 
as was done for the original approval.  He stated that a package should be submitted and then a site walk 
could be scheduled. 
 
Mr. Bacon stated that he would work with the Board members to schedule a site walk at the Sea Ridge 
Subdivision off Blue Point for a weekday at 3:30 P. M. 
 
18.  Planning Board Comments
 
Mr. Wood noted that Mr. Farnkoff had resigned from the Board and thanked him for his service.  He 
stated that the Town Council would move first alternate, Mr. Callahan, to full voting member. 
 
19.  Adjournment
 
The meeting was adjourned at 10:55 P. M. 
 
 


