
Town of Scarborough 
 

Planning Board         November 21, 2005 
AGENDA 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (October 31, 2005) 
 
4.  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 
 
5.  VIP Auto Store requests site plan amendment approval for former Bob’s Discount site at 441 Payne 
Road 
 
6.  SouthCoast Community Church requests amended site plan approval for site at 368 Gorham Road 
 
7.  SouthCoast Subdivision, SouthCoast Community Church requests sketch plan review for 9 single 
family lots off 368 Gorham Road 
 
8.  Econo Lodge, Vijay and Manjulla Yeety request one year extension for site plan approval at 329 U. S. 
Route One 
 
9.  Fiddlehead Center for the Arts, Mary Jo Marquis requests site plan amendment approval for signage at 
St. Nicholas Church at 350 U. S. Route One 
 
10. Oak Hill Community Church requests site plan amendment approval for 300 square foot shed on site 
at 66 Gorham Road 
 
11. Hannaford Supermarkets requests site plan amendment review for site at Hannaford Drive 
 
12. Courtyard Marriott, Dorks R Us requests site plan review for site at 100 Southborough Drive 
 
13. Sunset Ridge Subdivision, Casco Bay Boat Builders requests sketch plan review for 7 single family 
lots off Holmes Road 
 
14. Hidden Creek Subdivision, Phase III, Normand Berube Builders requests preliminary subdivision 
approval for 12 single family lots off 133 Broadturn Road 
 
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. 
 
 



Town of Scarborough 
 

Planning Board         November 21, 2005 
MINUTES 

 
Members Present     Staff
 
Mr. Callahan      Mr. Bacon, Assistant Town Planner 
Mr. Porada      Mrs. Logan, Recording Secretary 
Mr. Shanahan      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; Ms. Auglis and Mr. Hanson were absent.  Mr. Wood authorized 
Mr. Shanahan to vote. 
 
3.  Approval of Minutes (October 31, 2005) 
 
Mr. Callahan moved to approve the minutes of October 31, 2005; Mr. Porada seconded. 
 

Voted 4-0 
 

4.  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
 
Mr. Ziepniewski noted that there was a staff report dated November 17, 2005, a letter from SYTDesign,   
a memo from Mr. Wendel dated November 21, 2005 and comments from the Conservation Commission, 
which he read.  Mr. Ziepniewski stated that this project will need an easement from the Town Council 
because of an existing drainage easement on the site.   
 
Mr. Steve Bushey, of DeLuca-Hoffman, stated that Direct Mail of Maine owned the abutting property 
between Washington Avenue and Libby Road and would purchase 1.8 acres from another abutter toward 
Libby Road for this site, which would be accessed through the road to their existing site.  He noted that 
the Industrial Zone allowed lots with no frontage on a street.  Mr. Bushey stated that the new warehouse 
would principally serve Direct Mail of Maine’s business with very few employees in the warehouse.  He 
stated that they would need to get approval from the Town Council for access across the existing drainage 
easement.  Mr. Bushey stated that they would maintain the setback requirements and proposed a driveway 
on one side of the drainage and there would be a drive aisle for emergency access to the rear of the build-
ing.  He stated that the building would be metal with a pitched roof and a loading dock. 
 
Mr. Bushey stated that they saw no problems with the staff comments.  Mr. Bushey displayed the grading 
plan and the drainage system, and stated that there would be water quality benefits through the vegetated 
areas; he stated that the water from the parking lots would then be collected in the existing catch basins 
which had adequate capacity for the new site.  He stated that there would be underground public utilities 
from the existing site.  Mr. Bushey stated that there would be about one acre of impervious surface and 
the wooded area would be maintained; he stated that they would plant trees on the north side and at the 
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side of the building and there would be a variety of shrubs in the front retention areas and to the rear.  He 
stated that there would be limited visibility of the building because of the surrounding development.  Mr. 
Bushey stated that they had submitted to the DEP who would review the request under the current site 
order, and would address the memos noted by Mr. Ziepniewski.   
 
Mr. Wood confirmed that there would be a purchase and sale agreement when the applicant returned for 
approval.  To questions from Mr. Shanahan, Mr. Bushey replied that the existing 18 inch storm drain dis-
charged on the other side of the road to the estuary following water quality treatment.  To questions from 
Mr. Porada, Mr. Bushey replied that there would be a pedestrian path between this and the applicant’s 
other site and the employees would park at this site for this building.  To a question from Mr. Callahan, 
Mr. Bushey replied that the applicant planned to repave the entire inner road; he stated that there would 
be no through trucks where customers park. 
 
To a question from Mr. Wood, Mr. Bushey replied that the road that trucks used was paved but was in 
poor condition and he would find out when it would be repaved.  Mr. Wood asked that the applicant 
return with a purchase and sale agreement and the documents for the drainage easement.   
 
5.  VIP Auto Store requests site plan amendment approval for former Bob’s Discount site at 441 Payne 
Road
 
Mr. Ziepniewski stated that there was a staff review dated October 26, 2005 with questions about the 
dumpster and tire storage and those issues had been worked out with the Fire Department.   
 
Mr. Rick Licht, of Land Use Consultants, stated that they proposed leasing the store on Payne Road, 
which was part of the Clipper Mart site plan, and would renovate the building and make minimal changes 
to the site.  He stated that both sites were combined and had shared parking; he stated that their project 
required 105 parking spaces and they would add 14 spaces in a services garage and remove several 
spaces, with a net gain of seven parking spaces.  He stated that there would be parking in front, to   the 
side and near the Clipper Mart.  Mr. Licht stated that the building would be split into retail, storage and a 
service garage and they would change the façade by adding a couple of doors. 
 
Mr. Licht stated that the signalized, two lane access across from Sam’s Club would not change.  He stated 
that William Bray, the traffic engineer, indicated there were 90 to 95 trips associated with the previous 
business at peak hour, but this use would generate about 80 trips at peak hour so there would be no need 
for modifications.  Mr. Licht stated that they proposed removing some parking spaces at the corner of the 
building to ease access around the building for emergency vehicles.  He stated that the curb stops would 
remain at the front of the site and they would add a gravel strip with grass to allow wider access around 
the building.  He stated that they would move the utility pole over four feet to accommodate that access.  
Mr. Licht stated that the garage would allow vehicles to be serviced and driven out the back through the 
new overhead doors, with a one way exit from the rear.  He explained that they would like the Board to 
allow a second dumpster to be placed in the rear corner because two dumpsters located to meet the 15 
foot setback would block the access.   
 
Mr. Licht stated that the site was served by sewer and water and the building would remain sprinklered.  
He stated that there was a vegetated swale to the rear where there was a very small amount of runoff.  He 
stated that circulation was good in and out for delivery trucks.  Mr. Licht showed the architecture of the 
metal building with a brick façade at the entrance; he stated that the two window bays would remain. 
 
Mr. Rodney Bent, of Bailey Signs, stated that the freestanding sign would use the existing frame and pole 
and they would change the face plates to use the VIP logo with two lines of changeable copy.  He stated 
that there would be internally illuminated letters on the front of the building and a directional sign to the 
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service bays.  He stated that they would allow 40 square feet for any advertisement in the window; he 
stated that there would be a 45 square foot sign on the side of the building. 
 
To questions from Mr. Callahan, Mr. Licht replied that the Clipper Mart and this building were jointly 
owned and this building would be leased; he stated that deliveries would be made during off-peak hours.  
Mr. Licht stated that snow storage would not cover the rear access.  Mr. Porada noted that there were 
handicap parking spaces on the side of the building where there was no door; William Faulkingham stated 
that the ground was level to the front of the building for handicap access.  To a question from Mr. Porada, 
Mr. Faulkingham replied that technicians would drive in and out of the service bays where customers 
would not be allowed.   
 
Mr. Dan Hourihan, of VIP, stated that the largest VIP store had 61 parking spaces and there was control 
over where cars would be parked following service and they could consider an area for serviced cars only.  
He stated that the store management was conscious of where there was parking so there would be spaces 
for retail customers.  Mr. Porada stated that he appreciated the improvements to the current site but there 
was some room for improvement to break up the linear look of the building.  Mr. Hourihan stated that 
dressing up the entrance would draw attention away from the rest of the building.  Mr. Porada asked 
whether the overhead door could be moved to the side so it was not visible in the front; Mr. Hourihan 
replied that the door had glass to be more attractive.  Mr. Licht stated that the existing windows would 
remain to break up the scale of the building. 
 
Mr. Porada stated that the building was in full view and the glass in the overhead door would allow the 
view of all the lifts and equipment inside.  Mr. Licht stated that there was no room to access an overhead 
door at the side.  Mr. Shanahan asked whether the applicant had considered creating a one-way flow 
around the side of the building because there is very little room in the rear for access; he asked whether 
there was any prohibition from going out through the Clipper Mart from the service bays. He stated that 
customers should be discouraged from using that exit because there was a right turn only on Gorham 
Road and vehicles should head back to Payne Road.  Mr. Licht stated that they could add a sign indicat-
ing there was no left turn on Gorham Road.  Mr. Licht noted that a small truck would drive in during off-
hours to pick up used tires.   
 
Mr. Shanahan noted that the existing building did not come close to meeting the Commercial Design 
Standards.  Mr. Licht stated that their intent was to keep the existing building.  Mr. Shanahan stated that 
he would like to see some changes.  To a question from Mr. Shanahan, Mr. Licht replied that there would 
be no outside storage.   
 
To a question from Mr. Wood, Mr. Ziepniewski replied that each building should be able to stand on its 
own and the lease lines can meet the Zoning Ordinance.  Mr. Licht stated 123 parking spaces were re-
quired for both buildings but not all of them had been created; he stated that the lease would show the 
correct number of spaces for each building.  Mr. Wood stated that he would be concerned if both sites had 
large trucks at the same time.  Mr. Faulkingham stated that the Clipper Mart received night deliveries and 
VIP would receive deliveries on off-hours.  To a question from Mr. Wood, Mr. Licht showed the drainage 
swale in the front with landscaping and stated that they proposed no changes; he stated that there were 
deciduous trees on the site.   
 
Mr. Wood stated that it would be nice if this building following the same theme as the Clipper Mart who 
worked hard to meet the Board’s expectations and the Board would like to see landscaping for which the 
Ordinance is specific.  Mr. Wood stated that the Design Guidelines offered an opportunity to construct a 
new sign to be more complementary to the EIFS façade; he noted that the location of the pole sign was 
not too good.  Mr. Bent stated that they showed an updated logo which was in keeping with other VIP 
stores.  Mr. Wood stated that the plans the Board were given should show what the applicant was doing 
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and he did not think the Board could move ahead without further addressing the Design Guidelines.  He 
stated that he did not think the windows worked with the building and would like to know whether there 
would be signs in the windows.  He stated that he liked the glass door but would like to see an artist’s 
rendering of the entire front of the building; he stated that the Board should see where the parking in the 
building would be on the floor plan. 
 
Mr. Hourihan stated that the staff recommended that, since they were using an existing building, they use 
the signage that was there and the staff felt there was adequate landscaping; he stated that they thought 
they were improving the building.  Mr. Wood stated that they had improved the building from the existing 
but it did not meet the Design Guidelines; he stated that a lot of effort had been put into the commercial 
sites along Payne Road and the applicant should live up to that.   
 
Mr. Wood moved to table the request for further details regarding elevations, landscaping, signage, etc.; 
Mr. Shanahan seconded. 

Voted 4-0 
 

6.  South Coast Community Church requests amended site plan approval for site at 368 Gorham Road
 
7.  South Coast Subdivision, South Coast Community Church requests sketch plan review for 9 single 
family lots off 368 Gorham Road
 
Mr. Ziepniewski stated that this was a situation where a lot was cut off and sold but the sale was 
rescinded because the applicant needed an amendment to the site plan.  He stated that the Board should 
consider the two items together because Item 6 was a result of Item 7.  Mr. Ziepniewski noted that the 
plan showed the road with a dumpster 50 feet beyond. 
 
Mr. Will Conway, of Sebago Technics, stated that the dumpster should have been removed from the old 
plan.  Mr. Conway showed the 70 acre site along Gorham Road and stated that he was before the Board to 
amend the site plan to allow the church to sell one parcel of land at the rear to finance the design and con-
struction of the proposed subdivision.  He stated that the 80,000 square foot lots would be accessed from 
Gorham Road.  Mr. Conway stated that the middle section of the site was a sand pit that was 20 to 30 
years old so there was young growth in that area and to the rear was a mature forest with a grade change 
that sloped down to the river.  He stated that the church would probably not object to that area being left 
open land but would want an easement to use it as recreation area.  Mr. Conway stated that the Grondin 
mitigation site was nearby and the church would not object to having interconnectivity to that site; he 
stated that the Comprehensive Plan called for a corridor along the river.  He noted that the church did not 
have a strong vision as to what they wanted to happen on the remainder of the site and a master plan may 
not have any meaning.  Mr. Ziepniewski stated that concentrating on the Nonesuch River corridor would 
suffice. 
 
Mr. Conway stated that the amended site plan would allow the church to convey a parcel on Gorham 
Road with access from the church driveway and from the internal road when the subdivision was 
constructed.   
 
Mr. Shanahan moved to approve Item 6, the amended site plan; Mr. Porada seconded. 
 

Voted 4-0 
 

Mr. Ziepniewski read a memo from the Conservation Commission and a memo from Mr. Bacon.   
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To a question from Mr. Shanahan, Mr. Conway replied that the out-lot would be conveyed immediately 
and that would be shown on the subdivision plan for reference, but would not be part of the subdivision.   
To a question from Mr. Porada, Mr. Conway replied that during construction of the church, there was a 
lot of unsuitable soil material and it was deposited in the rear where Lots 3, 4 and 5 were shown.  Mr. 
Callahan confirmed that the lots would be served by septic systems; Mr. Bacon stated that public sewer 
did not extend west of the Turnpike.  To questions from Mr. Wood, Mr. Conway replied that the road 
would be 1,600 feet long and Lot 7 was large by virtue of its position on the site and lots 1 through 6 were 
straightforward lots.  Mr. Conway stated that the corner at lots 7, 8 and 9 could be studied when they did 
the topography and wetland work.  He stated that scallop drawings along the road showed trees and most 
of the lots were wooded with young forest growth.  He stated that the undisturbed area would be to the 
rear.  To a question from Mr. Wood, Mr. Conway replied that the sight distance was ex-cellent.  Mr. 
Conway stated that they would close the existing curbcut so the church traffic would use the beginning of 
the subdivision road.   
 
Mr. Wood asked the applicant to show a plan with the least impact on the ecosystem, as well as the ease-
ments for interconnectivity to the Town land to the north.  Mr. Conway stated that they would meet with 
the Conservation Commission and show how the properties would connect.  To a question from Mr. 
Callahan, Mr. Conway replied that the land to the side would be retained for future accessory use by the 
church.  Mr. Wood state that he liked cul de sacs rather than hammerheads.  Mr. Bacon noted that ham-
merheads needed to be designed correctly for driveway access. 
 
8.  Econo Lodge, Vijay and Manjulla Yeety request one year extension for site plan approval at 329 
U. S. Route One 
 
Mr. Bacon noted that this plan had been approved last winter and there was a letter requesting extension 
to allow more time for some work to be done with the Fire Marshall.  Mr. Bacon stated that Mr. Wendel 
had written a memo regarding outstanding conditions and the Board should highlight those conditions. 
 
Mr. Shanin Stoddard, of Construction Management, stated that they were working on the conditions at 
this time.  He stated that the drawings by the subcontractors were not satisfactory so an architect was now 
doing all the drawings and they would then go back to the Fire Marshall.  Mr. Stoddard stated that he was 
clear on the conditions but was picking up the pieces from another construction company.   
 
To a question from Mr. Wood, Mr. Yeety replied that the motel was not open. To a question from Mr. 
Wood, Mr. Stoddard replied that a one year extension was enough time.  Mr. Wood noted that there had 
not been many changes in the guidelines that would affect this project.  To a question from Mr. Shanahan, 
Mr. Bacon replied that none of the conditions was urgent but they did need to be addressed. 
 
Mr. Wood moved to extend the approval for one year with all the conditions to remain in effect; Mr. 
Shanahan seconded. 

Voted 4-0 
 

9.  Fiddlehead Center for the Arts, Mary Jo Marquis requests site plan amendment approval for signage at 
St. Nicholas Church at 350 U. S. Route One
 
Mr. Bacon stated that the site plan for the church had been approved a year and a half ago with one sign; 
he stated that there was enough frontage for a second sign which the applicant would like to erect for a 
preschool program.  He stated that Ms. Auglis had requested colors to be that of the existing sign. 
 
Ms. Marquis noted that she had submitted two sign styles and they would like to have the white posts to 
be consistent with their signs at other sites.  Mr. Wood confirmed that the sign was 2 by 3 feet and was  
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not lighted.  Mr. Wood noted that it was a good sign but there was a lot of information for its size. 
 
Mr. Shanahan moved to approve the sign with the white posts; Mr. Callahan seconded. 
 

Voted 4-0 
 

10.  Oak Hill Community Church requests site plan amendment approval for 300 square foot shed on site 
at 66 Gorham Road
 
Mr. Ziepniewski noted that there was a memo from SYTDesign. 
 
Jeffrey Reed, of Pinkham & Greer, explained that the church wanted to make improvements with some 
grading and paving of the parking lot; he stated that they had added some landscaping.  He stated that 
they revised the striping and added some signage.  Mr. Read stated that they had extended the buffers and 
added four oak trees.  He stated that they were requesting a new shed, sided to match the church, for stor-
age of their maintenance equipment.  He stated that the shed would be in the back corner of the parking 
lot.  He stated that they had received Mr. Tubbs’ memo and addressed some of the issues on the plan; he 
stated that they had changed the parking space and sidewalk widths and shown the striping which had 
been done. 
 
To a question from Mr. Wood, Mr. Reed showed the entrance and crosswalks to the main entrance and 
the handicap spaces; he stated that they lost three parking spaces and now had a total of 87 spaces.  He 
stated that they had relocated the handicap spaces.  Mr. Reed stated that they extended the arbor vitae and 
there would be a sign at the entrance and exits.  He stated that they had relocated the propane tank.  To a 
question from Mr. Ziepniewski, Mr. Reed replied that the church did not indicate a desire for an under-
ground propane tank.  Mr. Wood stated that this plan was a great improvement; he asked that the appli-
cant consider ways to mark the end of the parking spaces other than concrete stops.  To a question from 
Mr. Shanahan, Mr. Reed replied that the main entrance to the church was to the rear of the lot.  Mr. 
Shanahan noted that people would walk through the parking lot unless a walkway was provided.  Mr. 
Reed stated that the church did not want a sidewalk; he stated that he would work with Mr. Bacon to 
remove the wheel stops. 
 
Mr. Wood moved to approve the shed and site plan amendments of the plan dated September 6, 2005, 
with the following conditions: 
 
1.  That the concrete stops be removed after working with the staff; 
2.  That the items in the November 15, 2005 memo from SYTDesign be incorporated; 
 
Mr. Shanahan seconded.  

Voted 4-0 
 

11.  Hannaford Supermarkets requests site plan amendment review for site at Hannaford Drive
 
Mr. Porada recused himself from this item. 
 
Mr. Ziepniewski noted that there were comments from Mr. Bacon.  Mr. Douglas Boyce, of Hannaford 
Bros., explained that they wanted to remodel the store in 2006; he showed an aerial view of the site.  He 
stated that this store, at 5,200 square feet, was smaller than their new, 5,600 square foot stores, but they 
would fit all the current features into this store.  He stated that the entrances and exits would change and 
they would add 1,130 square feet in the front for a new entry feature relocated inside the store. Mr. Boyce 
stated that the sidewalk would be five to six feet further into the existing parking aisle.   
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Mr. Boyce stated that they relocated the trash compactor at the rear of the site and there would be a small  
equipment enclosure to support refrigeration loads.  He stated that they would clean up some of the elec- 
trical generation equipment in the rear; he stated that the existing recycling bins at the side were shown on 
the plan and the parking spaces on the side would be restriped.  Mr. Boyce stated that they would erect a 
flag pole at the corner.  He stated that they would like to place a new pylon sign at the western driveway 
access for visibility as the trees grow.  Mr. Boyce displayed the changes to the front of the building with 
the new entry and exit vestibule, which would look as much like their other stores as possible.  He stated 
that the entire mall would be updated with a green roof. 
 
Mr. Wood noted that Ms. Auglis had commented that she would prefer a freestanding sign be brought 
back to the Board when the applicant was ready to erect it.  To questions from Mr. Callahan, Mr. Boyce 
replied that the front wall would not be moved forward but there would be a covered sidewalk in the front 
and the Fire Department was satisfied with the change from 30 feet to 24 feet for the driveway width.  To 
a question from Mr. Shanahan, Mr. Steve Rich, architect, replied that all the old EIFS siding would be re-
moved and cement clapboard would be put up.  
 
Mr. Wood stated that the Board would like to see a site plan that showed seasonal outside displays.  Mr. 
Wood stated that this was a big improvement, but his concern was with the reduced travel lane.  Mr. 
Boyce stated that they needed to add the sidewalk so people would not step into traffic in the driveway.  
Mr. Wood stated that he would prefer more opportunity for entering and exiting the building and to re-
move some of the parking spaces to allow that; however, this was workable and the Fire Department was 
satisfied.  Mr. Wood asked whether this was a proven method of space for accommodating the pedestrian 
access; Mr. Boyle replied that this was the current prototype. 
 
Mr. Rich stated that there would be much more separation between the entrance and exit so there would 
not be so much confusion, and queueing and stacking would be more efficient.  To a question from Mr. 
Wood, Mr. Rich replied that the secondary pharmacy entrance would reduce the amount of people at the 
main entrance with a couple of its own parking spaces.  Mr. Rich noted that the shopping cart corrals 
were shown on the plan.   
 
The Board agreed that the applicant should submit a copy of the sign when they wanted to erect the new 
pylon sign and the Planning Department could handle it through the Board and the applicant would not 
need to return to the Board. 
 
Mr. Wood moved to approve the amended site plan with the following conditions: 
 
1.  That an updated site plan showing any intended outdoor storage be submitted; 
2.  That a plan showing any new pylon sign be submitted prior to construction of that sign; 
 
Mr. Shanahan seconded. 

Voted 3-0-1 – Mr. Porada abstained. 
 

12.  Courtyard Marriott, Dorks R Us requests site plan review for site at 100 Southborough Drive
 
Mr. Ziepniewski noted that the parking lots and access points were in Scarborough but the buildings were 
in South Portland.  He stated that there was a memo from Mr. Bray indicating that the Payne Road impact 
fee would be $15,527.82.  He stated that the Board should address parking, landscaping and access. 
 
Mr. Doug Reynolds, of Gorill-Palmer, displayed a plan showing the municipal boundary line; he stated 
that this was a 3.3 acre lot, one acre of which was in Scarborough with 100 feet of frontage on South-
borough Drive and 220 feet of frontage on Payne Road.  Mr. Reynolds noted that the applicant owned the 
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site where a four story hotel with 91 units was proposed; he stated that 104 parking spaces were required 
in South Portland with 40 spaces in Scarborough.  He stated that they would like to reduce the parking 
space size from 10 by 20 feet to 8 by 18 feet and add more landscaping in Scarborough in exchange for 
that reduction.  Mr. Reynolds stated that there was existing sewer, water and a gas line and they had re-
ceived Mr. Tubbs’ comments regarding stormwater.  He stated that Southborough had a Site Location 
Permit from the DEP and they would create 1.6 acres of the allowed 2.3 acres of impervious surface on 
this lot, so they would need no further permitting but would install mechanical stormwater quality 
devices.   
 
Regarding the comments from Mr. Bacon, Mr. Reynolds replied that they did show 15% landscaping area 
within Scarborough on the landscaping plan.  He stated that the front of the site was highly landscaped at 
this time and that would remain.  He stated that they agreed to pay the Payne Road impact fee.  Mr. Boyce 
stated that they had connectivity to Lot 200 and had added a sidewalk at the main entrance and wanted to 
save the exact location of the proposed crosswalk until Lot 200 was developed.  Mr. Reynolds stated that 
the lighting would be on 20 foot poles.  He noted that they would apply for a Tier 1 wetland permit in 
South Portland.  He stated that Mr. Tubbs’ comments were regarding construction issues and they would 
coordinate with the staff.   
 
Mr. Wood noted that the landscaping plan was comprehensive and the parking was well-shielded.   He 
stated that he knew Marriott had high standards; he stated that there was a lot of opportunity to allow 
people to walk from site to site and that should be considered by the applicant.  Mr. Wood stated that Ms. 
Auglis asked that Mr. Bacon’s comments regarding landscaping and pedestrian connectivity be stressed 
and that the Board encourage a commitment to the Design Standards in South Portland.  To a question 
from Mr. Shanahan, Mr. Boyce replied that he thought the sign would be in South Portland. 
 
Mr. Wood moved to approve the site plan with the following conditions: 
 
1.  That the memos of Mr. Tubbs, dated November 20, 2005; Mr. Bacon of November 16, 2005; and Mr. 
Bray of November 11, 2005, including the payment of the impact fee, be incorporated; 
2.  That Gorrill-Palmer’s response of November 21, 2005 be incorporated; 
 
Mr. Shanahan seconded. 

Voted 4-0 
 

13.  Sunset Ridge Subdivision, Casco Bay Boat Builders requests sketch plan review for 7 single family 
lots off Holmes Road
 
Mr. Ziepniewski noted that there were comments from the staff and from the Conservation Commission. 
 
Mr. Shawn Frank, of Sebago Technics, stated that there had been concerns regarding the wetlands and he 
and Mr. Bacon had walked the site.  He stated that this was a 19 acre site with a 600 foot right of way 
where they proposed seven lots with three areas of open space.  He stated that the open space areas would 
range from one acre to three acres and would include the majority of the wetlands.  Mr. Frank stated that 
the smallest house lot would be about 57,000 square feet and there would be a pedestrian access easement 
between two lots to the rear wetland area.  He stated that he would meet with the Fire Department regard-
ing their concern with tanks. 
 
To a question from Mr. Wood, Mr. Bacon replied that the Town Council was beginning to consider the 
Conservation Subdivision Design.  Mr. Frank stated that they were aware of that proposed addition to the 
ordinance but now they had to work under Section VII.  To a question from Mr. Shanahan, Mr. Frank 
replied that there were two passing test pits for each lot; he stated that they had to be moved back because 
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of the ledge.  Mr. Shanahan asked whether the rear lot lines could be moved away from the wetlands at 
Lots 4, 5 and 6; he stated that he liked the open spaces.  Mr. Porada confirmed that the wet-lands would 
be marked with iron pipes.  To a question from Mr. Callahan, Mr. Frank replied that the road would have 
ditches and shoulders and low traffic so they did not propose a sidewalk.  To a question from Mr. Wood, 
Mr. Frank replied that there would be a no-disturb buffer around the wetlands and they would have pins 
with markers and possibly a fence to delineate the buffer.  Mr. Wood stated that he agreed the rear lot 
lines could be moved; he stated that he saw no problems with the Conservation Commission com-ments.  
Mr. Frank stated that there would be street lights at the intersection and one at the cul de sac; he stated 
that there would be an association to maintain the wetlands.  Mr. Ziepniewski stated that the assoc-iation 
documents should be submitted.  Mr. Wood stated that he liked the connectivity, the cul de sac and the 
pedestrian easement, as well as the open spaces interspersed through the site. 
 
14.  Hidden Creek Subdivision, Phase III, Normand Berube Builders requests preliminary subdivision 
approval for 12 single family lots off 133 Broadturn Road
 
Mr. Wood noted that it was after 10:30 P. M. and this item would be heard at the December 12, 2005 
meeting. 
 
15.  Town Planner’s Report
 
There was no report. 
 
16.  Correspondence
 
Mr. Ziepniewski noted that there was a letter from the president of the Eastern Trail asking that the 
Eastern Village project not seriously degrade the outdoor experience of the trail. 
 
17.  Planning Board Comments
 
Mr. Wood noted that there was a vacancy on the Board and anyone interested should see the Town Clerk. 
 
18.  Adjournment
 
The meeting was adjourned at 10:35 P. M. 
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