
Town of Scarborough 
 

Planning Board          May 15, 2006 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (April 24, 2006) 
 
4.  JDR Trust II requests discussion of future development and redevelopment of Oak Hill between Route 
114 and Hannaford Drive 
 
5. Christopher Wagner requests site plan approval for 10,500 square foot expansion to existing industrial 
/warehouse building at 29 Washington Avenue 
 
6. Babkirk Subdivision, Risbara Bros. Const. Co. requests preliminary subdivision approval for 7 single 
family lots at 429 Gorham Road 
 
7. White Pine Subdivision, Chase Custom Homes requests sketch plan review for 5 single family lots at 
128 Gorham Road 
 
8.  Kady International requests site plan review for a two story, 3,325 square foot addition to existing 
industrial building at 127 Pleasant Hill Road 
 
9. 75 Postal Way LLC requests sketch plan review for 10,000 square foot service building for trucking 
operation at 75 Postal Way 
 
10.  Chiropractic Family Wellness Center requests sketch plan review for 1,608 square foot facility at 6 
Cummings Road 
 
11. Gibson Realty LLC requests amended site plan and amended subdivision approval for lot line adjust-
ments for Lots 8A, 8B and 8C on Gibson Road 
 
12.  Mill Stores, Payne Road Realty Trust requests site plan amendment approval to place 320 square foot 
shed on site at 415 Payne Road 
 
13.  Red Robin Gourmet Burgers requests sketch plan review for restaurant on Lot 4 at Scarborough 
Gallery 
 
14. Review of a site plan is requested for a 66,500 square foot retail store on Lot 7 at Scarborough Gallery 
 
15. Black Point Inn, BPI Partners LLC requests sketch plan review for 14 single family lots at 510 Black 
Point Road 
 
16. Homewood Suites requests site plan review for 88 room, 4 story hotel at Lot 200 Southborough Drive 
 
17. Bayley Campground, Inc. Tom Bayley requests site plan review for 181 additional campsites at 
existing campground at 52 Ross Road 
 



18. Nationwide Payment Solutions requests site plan amendment approval for previously approved site at 
Lot 25 Enterprise Park 
 
19. Glenn Morse/Morgan Gavin requests preliminary subdivision approval for 1 single family lot at 63 
Running Hill Road 
 
20. Peregrine Estates, P. A. Renovations requests amended subdivision plan for site off Mitchell Hill 
Road 
 
21. Firehawk Subdivision, David Lagassie requests amended subdivision plan for previously approved 
site off Merrill Brook Drive 
 
22. Sunset Ridge, Casco Bay Boat Builders requests final subdivision approval for 7 single family lots off 
Holmes Road 
 
23. Dunstan Crossing, ALC Development and Raynan Properties LLC request utility and stormwater 
management review for site at U. S. Route One and Broadturn Road 
 
24. Dunes at Pine Point, Paul Hollis requests preliminary subdivision review for 9 single family lots at 
corner of Pine Point Road and East Grand Avenue 
 
25. Town Planner’s Report 
 
26. Correspondence 
 
27. Planning Board Comments 
 
28. Adjournment 
 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Town of Scarborough 
 

Planning Board           May 15, 2006 
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, Mr. Hanson and Mr. Paul were absent.  Mr. Wood 
authorized Mr. Shanahan to vote. 
 
3.  Approval of Minutes (April 24, 2006) 
 
Mr. Shanahan moved to approve the minutes of April 24, 2006 as written; Mr. Porada seconded. 
 

Voted 4-0 
 
4.  JDR Trust II requests discussion of future development and redevelopment of Oak Hill between Route 
114 and Hannaford Drive
 
Mr. Ziepniewski explained that this was sketch plan review for future development and redevelopment of 
the JDR Trust property.  Mr. Steve Berg, of JDR Trust, stated that they were looking for direction for 
their concept, which they felt fit into the new Comprehensive Plan. 
 
Mr. Terry DeWan, of Terrance DeWan Associates, gave a slide show and stated that this was a significant 
parcel of land; he stated that this proposal was an early concept.  He stated that the two components of the 
project were the redevelopment of the existing site and the development of the flat, 20 acre parcel with 
some wetlands.  Mr. DeWan stated that this site was started in 1972.  He stated that this proposal looked 
at the land on a long term basis and they were working toward easier circulation and pedestrian use, mak-
ing connections and a more defined site with safety as the main concern.  Mr. DeWan stated that they 
were looking at a long term plan with multi-phases; he stated that there were nice existing buildings but 
the site could use more landscaping.  He stated that this was a major step forward for a private landowner 
to work with the town and the state and federal agencies and they hope to be able to coordinate with the 
owner of the land to the south of Wendy’s.  Mr. DeWan stated that there may be better ways to handle 
parking and relocate the detention pond. 
 
Mr. DeWan stated that the new area would be a dense mixed use development with housing and green 
space and showed possible patterns of buildings and streets; he stated that there would be shared parking 
areas and a main street with buffering at Route 114 and street trees and sidewalks.  Mr. DeWan stated that  
they knew some of the existing buildings were expandable and could be rebuilt; he stated that they  
wanted a development where people could work and socialize. 



Mr. Shanahan stated that he supported the concept and had always been troubled by the traffic flow of the 
Oak Hill area; he stated that mixing the business uses with residences would add vitality to the area and 
he would like to see the whole area melded together.  Mr. Porada stated that this seemed like a wonderful 
idea and the circulation seemed to be a real improvement; he stated that the area needed to be dressed up 
and this would generate a downtown which was now lacking.  Mr. Callahan noted that this concept came 
up during the Comprehensive Plan meetings; he stated that the area was difficult to walk because there 
were no sidewalks.  He stated that the village concept with pedestrian circulation would be far better and 
he supported the concept.   
 
Mr. Wood stated that it was hard to argue with the concept and vision; he stated that he understood econ-
omics would play a part in this but would like to see some of the new buildings put into the existing area 
integrated in concert with the new development.  Mr. Wood stated that the applicant may be able to re-
duce the curb cuts onto Route One and should consider ways that Route 114 could be crossed safely.  Mr. 
Wood stated that he applauded the applicant for going in this direction with a substantial investment. 
 
Mr. DeWan noted that there were wetlands in the new area so they would have to deal with the Army 
Corps of Engineers and the DEP and wanted the support of the town when they talked with those 
agencies.  He stated that there was no significant wildlife corridor and no vernal pools but the wetlands 
would probably have to be mitigated.  Mr. Berg stated that they would work small changes into the 
existing development. 
 
5.  Christopher Wagner requests site plan approval for 10,500 square foot expansion to existing industrial 
/warehouse building at 29 Washington Avenue
 
Mr. Ziepniewski stated that Mr. Tubbs and the staff were satisfied and recommended approval with no 
conditions.   
 
Mr. Andrew Johnston, of Sebago Technics, stated that they wanted to add three industrial condominiums 
to the rear of the existing 3,000 square foot building.  He stated that there would be one 35 foot wide en-
trance, which they would move slightly.  He stated that there would be three parking spaces per new unit 
for a total of 22 spaces.  Mr. Johnston stated that the traffic study showed there would be a small amount 
of impact.  He stated that there was a fire lane at the rear and the Fire Department was satisfied with 
changes to the circulation.  He stated that there was existing sewer service and they were conservative 
with storm drainage.  Mr. Johnston stated that they would add street shrubs to the existing landscaping; he 
stated that lighting was basic and would provide safety and no spill to the abutters.  He stated that the new 
building would be very similar to the existing building; he distributed a rendering of the elevation.  Mr. 
Johnston stated that they put the dumpster in an end parking space with the required setbacks, and the 
parking space had been replaced elsewhere.   
 
To questions from Mr. Callahan, Mr. Johnston replied that an association would maintain the site and 
there would be no overhead door for unit No. 4.  To a question from Mr. Porada, Mr. Johnston replied 
that the dumpster would have the same type of enclosure as that existing.  Mr. Porada stated that he ap-
preciated the additional plantings.  To a question from Mr. Wood, Mr. Johnston replied that the sign 
would be wooden and uplit.  To a question from Mr. Callahan, Mr. Ziepniewski stated that the staff had 
no concerns with the condominium documents  
 
Mr. Wood moved to approved the amended site plan with the condition that the condominium documents 
be reviewed by the Town Attorney; Mr. Shanahan seconded. 
 

Voted 4-0 



6.  Babkirk Subdivision, Risbara Bros. Construction Co. requests preliminary subdivision approval for 7 
single family lots at 429 Gorham Road
 
Mr. Porada recused himself from this item.  Mr. Ziepniewski read the Conservation Commission com-
ments and noted that they were pleased to see the Conservation Subdivision Design standards.  He stated 
that all the staff comments had been addressed and the staff recommended preliminary approval.   
 
Mr. Rocco Risbara III stated that they proposed 7 lots on 22 acres with one existing house.  He stated that 
they would develop nine acres and the remaining land would be open space under the Conservation Sub-
division Design; he stated that they would follow all the guidelines; he stated that they were using mostly 
the field area and the new standards worked very well on this site.  Mr. Risbara stated that the DEP had 
begun their stormwater review.  He stated that the building envelopes had been shown on the plan and 
some of the houses would be 75 to 80 feet back from the front property line, but they did not want to limit 
the those setbacks.   
 
To a question from Mr. Ziepniewski, Mr. Risbara replied that there would be an association with cove-
nants to protect the open space.  To a question from Mr. Wood, Mr. Jamie Lowery, of Sebago Technics, 
replied that Mr. Bacon had suggested a sign indicating the open space.  Mr. Risbara stated that the road 
would be public with a fire tank easement on Lot 7.  Mr. Wood confirmed that the cemetery would be 
buffered.   
 
Mr. Wood moved to approve the preliminary subdivision plan with the following conditions: 
 
1.  That the recreation letter be submitted to the Planning Department; 
2.  That the association documents be reviewed by the Town Attorney; 
3.  That the staff memo of May 8, 2006 and Mr. Tubbs’ memo of May 14, 2006 be incorporated; 
 
Mr. Shanahan seconded. 

Voted 3-0 
 

7.  White Pine Subdivision, Chase Custom Homes requests sketch plan review for 5 single family lots at  
128 Gorham Road
 
Mr. Ziepniewski read comments from the Conservation Commission and noted that there was a memo 
from Mr. Wendel dated April 14, 2006.  He stated that a revised plan dated May 9, 2006 was mailed to 
the Board.   

 
Mr. Jeff Reed, of Pinkham & Greer, stated that this was a four acre parcel with one existing house and 
they would use the new Conservation Subdivision Design, with one-quarter to half acre lots.  He stated 
that the 450 foot road would be built to town standards and there would be public water and sewer and 
underground utilities.  Mr. Reed stated that they had established a 25 foot buffer from the upland limit of 
the wetland and 15 foot setbacks from the buffer.  He stated that there was a little wetland fill that would 
be required to complete the road and access the back lots; he stated that the DEP had no issues.   
 
Mr. Wood confirmed that the open space would be accessible only to the lot owners and the right of way 
went to the property line for any future development of the rear lot.  To a question from Mr. Shanahan, 
Mr. Reed replied that the hammerhead was drawn to town standards and fit in front of the house without 
disturbing any more wetlands.  Mr. Reed stated that they would work with the staff to delineate the wet-
lands.  To a question from Mr. Porada, Mr. Reed replied that there would be no development in the rear 
because it was thickly wooded and very wet; he stated that the wetlands on the lots would be ditch lines.   
 



Mr. Porada stated that he was not sure what the value of the open space would be to anyone in relation to 
Section VII.  Mr. Wood stated that he would like to see a rough sketch of how this site would look with a 
conventional subdivision design, which would make the use of Section VII. A. clearer.  Mr. Reed stated 
that they chose Section VII. because of the percentage of the lot that was wet; he stated that the conven-
tional layout would have backed onto more wetlands and Lot 1 would have needed more fill.  Mr. Bacon 
stated that the use of Section VII. A. was required because of the wetlands covered 20% of the land.  Mr. 
Wood stated that he would want to know how the wetlands would be marked.  To a question from Mr. 
Wood, Mr. Reed replied that the existing driveway was from a right of way that would become the road.  
Mr. Reed stated that sight distance was good. 
 
8.  Kady International requests site plan review for a two story, 3,325 square foot addition to existing 
industrial building at 127 Pleasant Hill Road
 
Mr. Porada recused himself from this item.  Mr. Ziepniewski stated that there were memos from Mr. 
Bacon, dated May 8, 2006, and Mr. Tubbs; he stated that the staff had no issues. 
 
Mr. Jamie Lowery, of Sebago Technics, stated that they would demolish the front portion of the existing 
building and reconstruct it with a new façade and two stories.  He stated that the first floor would be for 
manufacturing with second story offices; he stated that they would dress up the parking in the rear.  Mr. 
Gregory Patterson, of Kady International, stated that there would be green spaces in the parking lot; he 
stated that they wanted to move into this space from the tenant space.  Mr. Lowery displayed aerial photos 
and the building elevation. 
 
To a question from Mr. Shanahan, Mr. Lowery replied that the structure would be pre-engineered metal 
with masonry.  Mr. Wood stated that this was straightforward and would be an improvement. 
 
Mr. Wood moved to approve the site plan with the condition that Mr. Bacon’s memo of May 8, 2006, and 
Mr. Tubbs memo of April 19, 2006 be incorporated; Mr. Shanahan seconded. 
 

Voted 3-0 
 

9.  75 Postal Service Way LLC requests sketch plan review for 10,000 square foot service building for 
trucking operation at 75 Postal Service Way
 
Mr. Ziepniewski stated that there was a memo from Mr. Bacon dated May 10, 2006; he stated that this 
project would also need a subdivision amendment. 
 
Mr. Jamie Lowery, of Sebago Technics, stated that this site would encompass Lot 8 and a little of Lot 3, 
both of which are owned by two LLCs under Portland Airfreight.  He stated that the use would be for 
maintenance of leased trucking fleets, most of which were already using the business park, so the site 
would not be a big traffic generator.  He stated that they would submit the traffic report to the city of 
South Portland.  Mr. Lowery stated that the site includes parking for employees and for trailers and cabs; 
he stated that there would be landscaping in islands and interconnectivity between Lots 3 and 8.  He dis-
played an overview of the whole subdivision.  A representative of Portland Airfreight stated that Lot 3 
was now a dirt storage area; he stated that some of the trucks using this site would be his, but most of 
them would be USPS trucks. 
 
Mr. Porada confirmed that the fuel island would be under a canopy.  To a question from Mr. Porada, Mr. 
Lowery replied that there was brush and landscaping at the rear of the USPS site.  To a question from Mr. 
Shanahan, the representative of Portland Airfreight replied that they met the bulk and space requirements.  
To a question from Mr. Wood, the representative replied that buffering the fuel island would impact the 



circulation; he stated that the area was where the USPS driveway accessed the site and the area was 
currently buffered.  The representative stated that there were plantings on the USPS site and he was 
willing to fill in any bare areas.  To a question from Mr. Porada, the representative replied that the 
building would be pre-engineered with a masonry front on office area. 
 
10.  Chiropractic Family Wellness Center requests sketch plan review for 1,608 square foot facility at 6 
Cummings Road
 
Mr. Ziepniewski stated that this was a minimal effort that needed significant work; he stated that the wet-
lands were not delineated. 
 
Mr. Herb Gray, engineer, stated that this four acre site was located at the banking near the turnpike over-
pass and much of the property was in a wetland and had been a field with rows of drainage which was 
part of the turnpike drainage.  He stated that there was an existing single family dwelling which they 
would demolish; he stated that the house had been 80 feet back from the road but the road had been 
widened and the setback was much less.  Mr. Gray showed the CMP right of way and the wetlands; he 
stated that they proposed a new entrance.  He stated that four days per week there would be two staff 
members and eight patients per hour so they proposed 10 parking spaces, which would be buffered.  He 
stated that he would be meeting with the Fire Department this week and their traffic study was being 
reviewed by Bill Bray.   
 
Mr. Jacob Long, architect, displayed the floor plan and the elevation of the building with overhangs for 
shading; he stated that the materials may be stained wood with an asphalt shingled roof.  To a question 
from Mr. Wood, Mr. Long replied that the outside oil tank would be screened from the road by a wall.  
Mr. Long stated that they could consider putting the oil tank inside the building but a smaller building 
was more within their budget.  Mr. Wood confirmed that this was the B-2 Zone; he stated that the site 
would be subject to the design standards.  Mr. Long stated that they had reviewed the standards but ques-
tioned the sign setbacks because the property line was crooked and the sign would be difficult to see if 
they met the setback.  He stated that they would like to consider the old property line as a guide for the 
sign setback.  Mr. Bacon stated that there was a sliding scale for the setback which could be five feet for  
a 32 square foot sign.   
 
Mr. Wood stated that the Board had high standards for the design guidelines and some of the components 
of the building could have a little more New England feel to it with changes to the windows or installation 
of a cupola or columns under the portico.  Mr. Wood noted that the applicant could put bollards around 
the outside oil tank but he questioned whether it was economically sensible because the tank could be 
susceptible to rust or leakage.  He stated that lighting was spelled out in the design guidelines; he asked 
whether the applicant would consider placing the building closer to the road; Mr. Long replied that the 
wetland would be the main view with the building to the rear and the parking to the side.  To a question 
from Mr. Wood, Mr. Gray replied that he thought the parking should be buffered and they would plant 
trees along the side where there was a 48 inch tree they would try to save.  He stated that they had to meet 
the 80 foot setback so put the building in the rear.  To a question from Mr. Wood, Mr. Gray replied that 
they considered using the existing building but it was in poor condition and not large enough. 
 
To a question from Mr. Shanahan, Mr. Long replied that the building would be 54 by 28 feet.  Mr. 
Shanahan stated that he liked the eaves and the north/south orientation and he felt the applicant had done 
his best considering the town restrictions.  Mr. Callahan confirmed that there was public water in this 
location but no public sewer.  Mr. Callahan suggested some other treatment of the roof line.  Mr. 
Shanahan stated that it would be nice to enclose the oil tank; he stated that traffic seemed to be no issue. 
 
Mr. Wood called a recess at 9:10; the meeting resumed at 9:20 P. M. 



11.  Gibson Realty LLC requests amended site plan and amended subdivision approval for lot line 
adjustments for lots 8A, 8B and 8C on Gibson Road
 
Mr. Ziepniewski stated that this was simply a request for adjusted lines and there were no comments from 
the staff.   
 
Mr. Steve Bushey, of DeLuca-Hoffman Associates, stated that the original lot size was 9.73 acres and 
they wanted to change the lot sizes with revisions to the lot lines based on potential sale of the lots.  He 
stated that there were no revisions to the buildings but they had revised the subdivision plan and the site 
plans for lots 2 and 3; he stated that there was no existing site plan for Lot 1.  Mr. Bushey stated that there 
was no change to the stormwater.  To a question from Mr. Shanahan, Mr. Bushey replied that Lot 1 would 
become about 1.5 acres larger and would have access on Gibson Road. 
 
Mr. Wood moved to approve the amended subdivision plan; Mr. Shanahan seconded. 
 

Voted 4-0 
 

Mr. Wood moved to approve the amended site plans for lots 2 and 3; Mr. Shanahan seconded. 
 

Voted 4-0 
 
12.  Mill Stores, Payne Road Realty Trust requests site plan amendment approval to place 320 square foot 
shed on site at 415 Payne Road
 
This request was tabled at the request of the applicant. 
 
13.  Red Robin Gourmet Burgers requests sketch plan review for restaurant on Lot 4 at Scarborough 
Gallery
 
Mr. Ziepniewski read comments from the Conservation Commission and staff comments. 
 
Ms. Melanie Crist, of Red Robin, stated that this would be a casual restaurant in the approved pad area 
with a minor adjustment which would allow 134 parking spaces, though the ordinance required only 105 
spaces.  She stated that there would be 15% landscaping in the parking lot and 52% landscaping on the 
entire site.  Ms. Crist stated that the sidewalks and lighting would meet the requirements.  She stated that 
the architecture would be modern in nature but met the standards of the subdivision; she stated that there 
would be a cornice and bumpouts for a focal point in the front.  Ms. Crist stated that there would be stone 
wainscoting, paneled windows and a patio to emphasize the human scale.  She stated that the rear of the 
building would have a bay window to break up the roof line; she stated that all mechanical units would be 
screened consistent with the architecture of the building.  She stated that there would be a round parapet 
in the front and the material would be EIFS and a redwood trellis, with the colors of red and camel. 
 
To a question from Mr. Callahan, Ms. Crist replied that they exceeded the parking requirement because 
they liked to have at least 125 spaces based on the trips per day and the number of seats.  She stated that 
more parking created fewer circulation problems.  Mr. Ziepniewski stated that the parking plan should be 
shown on the plan.  Mr. Porada stated that the architectural features were nice but he had some concern 
about the color red and would like to see a sample of it.  To a question from Mr. Porada, Ms. Crist replied 
that the dumpsters would be fenced and have a metal gate.  She stated that the dumpster was previously in 
the rear but there were circulation issues with the truck; she stated that there would be landscaping to 
shield the dumpster area.  Ms. Crist stated that only the bumpouts would be red and the combination was 
attractive.  Mr. Porada suggested peaks and angles to make the building more traditional; Ms. Crist stated 



that they did not know where to draw the line with meeting all the standards of Scarborough Gallery.  Mr. 
Porada confirmed that the signs would all be internally illuminated.  To a question from Mr. Porada, Ms. 
Crist replied that they showed a sign on the rear of the building because the highway was behind them; 
she stated that they would comply with all the sign regulations and the Gallery signs. 
 
Mr. Shanahan stated that he would like to see the colors toned down and he would advocate for a smaller 
parking lot if possible.  He stated that, with sidewalks, people may walk from other businesses; he stated 
that they could design a larger parking lot but not build all of the spaces until necessary so the impervious 
surface was reduced.  Mr. Wood stated that he agreed there was too much parking and people should be 
able to walk from one business to the other.  To a question from Mr. Wood, Ms. Crist replied that their 
250 restaurants looked the same.  Mr. Wood asked that the applicant consider some changes for a more 
traditional building; he stated that he would like to see photos of some of the other restaurants.  To ques-
tions from Mr. Callahan, Ms. Crist replied that the hours of operation would be 11:00 A. M. to 11: 00     
P. M. and the lighting would be subdued through the night. 
 
14. Review of a site plan is requested for a 66,500 square foot retail store on Lot 7 at Scarborough Gallery
 
This item was tabled at the request of the applicant. 
 
15.  Black Point Inn, BPI Partners LLC requests sketch plan review for 14 single family lots at 510 Black 
Point Road
 
Mr. Ziepniewski read Conservation Commission comments.  
 
Mr. Ogden Hunnewell, of BPI Partners, stated that they had worked closely with the neighbors and be-
lieved the plans had their support.  He stated that the 84 room inn was now on a nine acre parcel; he stated 
that the proposed inn would be on less than 100,000 square feet of land and the room count would be re-
duced to 25 for a total of 50 guests and 17 or 18 employees with 30 to 50 residents in the subdivision for a 
total of 120 to 150.  He stated that the inn now has about 170 guests and 100 employees for a total of 270 
people on the site.  Mr. Hunnewell stated that the aesthetics would be preserved with covenants with 
height and size restrictions.  Mr. Hunnewell stated that there would be 14 parcels including the inn and 
they felt this new plan would make a viable operation with reduced density and public spaces.  He stated 
that the two wings of the inn would be removed. 
 
Mr. Terry DeWan, of Terrance DeWan Associates, stated that they had refined the plans and felt they 
needed only site plan, subdivision and Shoreland Zoning approval, with no need for appeals to the Zon-
ing Board.  He stated that they would no longer develop the barn structure and it would be torn down. He 
stated that the inn would retain the essence of what it means to the town and they would be sensitive to 
how the new homes related to the inn and the area.  Mr. DeWan noted that there was a chart showing net 
residential calculations; he stated that they deducted the footprint of the inn, 0.3 acres, and took out the 
steep topography, which reduced the site to 7.7 acres and were proposing 14 lots including the inn.  Mr. 
DeWan stated that each lot was located so there would be a view corridor and the lots varied in size; he 
stated that they tried to minimize the impact on the site.  He stated that the homes would front only on the 
existing roads and there would be private driveways in the rear.  He stated that the pool and the small cot-
tage would be removed.   
 
Mr. DeWan stated that they would remove a significant amount of the inn and had met with the Fire 
Department regarding emergency lanes; he stated that the service area in the rear would be screened and 
the trees and shrubs would be preserved.  Mr. DeWan stated that there would be 53 parking spaces with 
17 overflow spaces that would be grassed, for a total of 70 spaces, which would include parking for the 
dining room.  He stated that there were now 1,200 daily trip ends which would be reduced to 589 daily 



trip ends for a significant decrease, the impervious surface would be decreased to 2.9 acres and the sewer 
flow would be reduced from 20,000 to about 11,000 gallons per day.  Mr. DeWan stated that fire protec-
tion needs would also be reduced.   
 
Mr. Stanley Gawron, architect, showed the wings that would be removed; he stated that the large lawn 
would be retained.  He stated that the large kitchen addition and several guest rooms would be removed 
and the building would be returned to its original character.  He stated that the entrance and the dining 
room windows would remain.  Mr. Gawron stated that they reorganized the delivery area and retained 
most of the trees and the driveway entrance would be closer to the inn.  He stated that the interior public 
spaces of the inn would remain the same and there would be new fire stairs and handicap bathrooms on 
the first floor. 
 
Mr. Wood noted that the Board had never done the net residential density the way the applicant proposed.  
Mr. Ziepniewski stated that the issue was that 100,000 square feet of land was needed to support the inn 
and should be deducted from the net residential density.  He stated that the intent was to have a self-sus-
taining lot for the inn.  Mr. DeWan stated that they were preserving the lawns that were not essential to 
the inn so it seemed inconsistent that the lawn should be taken out for the inn lot.  Mr. DeWan stated that 
the formula was not designed for this situation.  Mr. Ziepniewski stated that there were no new lots so the 
lawn may be able to be counted out.  Mr. Wood stated that the Board had to follow the ordinance and 
should get guidance from the Town Attorney.  Mr. Hunnewell stated that it would push them toward 
thinking differently about the inn and whether this whole project made sense.  
 
To a question from Mr. Wood, Mr. DeWan replied that they changed the plan and all of the parking 
would be on Lot 14.  To a question from Mr. Wood, Mr. Hunnewell replied that they would encourage 
combining of lots for larger lots under one buyer.  To a question from Mr. Wood, Mr. Hunnewell replied 
that there was no legal way to access the cliff walk from the inn, but that did not detract from access to 
the walk.  He reiterated that there was no change to the public space use on this site.  Mr. DeWan stated 
that there was a pedestrian access easement for the residents to get to Beach Road.   
 
Mr. Porada stated that reducing the inn would be an improvement to the area; he stated that the density 
issue needed to be addressed.  He stated that he liked the shared driveways.  Mr. Porada asked whether 
the pedestrian access behind lots 1, 2 and 3 would be marked; Mr. DeWan replied that there was exquisite 
landscaping there now but they had not gotten to that detail.  Mr. Shanahan stated that the plan was nicely 
done but he was concerned about the net residential density calculations. 
 
Mr. Callahan stated that he was impressed with reducing the inn to its original size and agreed there was 
only a 6.6 acre site remaining for subdivision because of the 100,000 square foot lot for the inn.  To  a 
question from Mr. Callahan, Mr. DeWan replied that the Fire Department had no comments about the 
dead end access off Black Point Road.  Mr. Callahan stated that he liked the concept but the applicant 
needed to determine how many acres were developable after the land for the inn was deducted.   
 
Because of the late hour the remainder of the agenda was tabled until the June 5, 2006 meeting. 
 
25.  Town Planner’s Report
 
Mr. Ziepniewski stated that Mercedes-Benz had asked for a four foot berm close to the Sunoco station 
instead of the eight foot berm approved.  Mr. Bacon stated that there was a grassed drainage area behind 
the berm where the applicant wanted to make changes.  Stanley Gawron, of Gawron Architects, stated 
that the berm was a big lump of earth with street trees on top and the owner was upset about it.  He stated 
that they hoped the Board would consider reducing the height of the berm and they would put more land-
scaping behind it.   



 
Mr. Wood stated that he was comfortable with this issue being dealt with at the Planning Department 
level.  Mr. Ziepniewski stated that he would talk with the Town Manager because this project was under a 
Contract Zone. 
 
Mr. Bacon stated that the Code Enforcement Officer found there had been changes to the elevations of the 
Lampron Energy site on Saco Street which were not approved by the Board.  Mr. Wood stated that this 
site was extremely difficult to develop and the site could not support much improvement.  Mr. Bacon 
stated that there was a vast improvement from what the site was.  Mr. Porada stated that the site was 
utterly inconsistent with the design standards.  Mr. Ziepniewski stated that the site was pretty honky-tonk 
and asked what the Board wanted for colors.  Mr. Bacon stated that the tan color was approved but the 
diamonds were not.  The Board stated that the colors that were approved should be used and the applicant 
should return to the Board if he wanted something different. 
 
Mr. Ziepniewski stated that there would be a public hearing on May 23, 2006 regarding the Comprehen-
sive Plan  
 
26.  Correspondence
 
There was no correspondence. 
 
27.  Planning Board Comments
 
Mr. Shanahan asked how the Board members should handle calls from the public; Mr. Ziepniewski re-
plied that he would ask to have the comments put in writing so all the Board members could read them.  
Mr. Wood stated that it was a personal decision as to how one wanted to respond.   
 
28.  Adjournment
 
The meeting was adjourned at 11:15 P. M. 


