
Town of Scarborough 
Planning Board         June 26, 2006 

AGENDA 
 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes 
 
4.  Consent Items 
 
     a.  Pya Court, Adam Mack requests reapproval of 3 lot subdivision off Dresser Road 
 
5.  The Planning Board will conduct a public hering to receive input on proposed amendments to the 
required front setbacks of the B-2 Zone 
 
6.  Black Point Community Park, Scarborough Community Services requests advisory opinion for 11 acre 
park at 10 Fogg Road 
 
7.  Hospice House of Southern Maine requests site plan approval for 15,764 square foot facility at 15 
Hunnewell Road  
 
8.  James Riechel and Maureen Burns requests Planning Board ruling on the setback from the normal 
high water line for a non-conforming structure located within the Shoreland Zone at 6 Morning Street at 
Higgins Beach 
 
9.  Dead River Orion Center LLC requests final subdivision and final site plan review approval for a 
mixed use shopping center consisting of six buildings and totaling 121,320 square feet of commercial 
space located at 295-301 U.S. Route One   
 
10. Sam’s Club requests site plan amendment for 23,068 square foot building expansion and associated 
parking changes for their site located at 440 Payne Road 
 
11. BPI Partners LLC requests preliminary subdivision plan approval for 13 single-family lots and 1 lot to 
accommodate the Black Point Inn located at 510 Black Point Road         
 
12. BPI Partners LLC requests site plan review and Shoreland Overlay District review for the Black Point 
Inn on Lot 14 at 510 Black Point Road 
 
13. Pine Point Subdivision, First Step Land Development requests final subdivision approval for 9 single 
family lots at corner of Pine Point Road and East Grand Avenue 
 
14. Cumberland County YMCA requests sketch plan review for 65,000 square foot building at Lincoln 
Avenue and U. S. Route One 
 
15. 77 Postal Way LLC requests site plan review and subdivision amendment for 10,000 square foot 
service building on Lots 8 and 3 on Postal Service Way 
 
16.  Parker Commercial Subdivision requests preliminary subdivision approval for 3 lot subdivision at 
560 U. S. Route One  

 



17.  Parker Commercial Subdivision and Dunkin’ Donuts requests site plan review of Lot 3 for 5,000 
square foot retail building at 560 U. S. Route One         
 
18.  Animal Neurological Clinic, Alan Potthoff requests sketch plan review for 8,500 square foot building 
on Lot 28 Enterprise Business Park 
 
19.  Tender Touch Veterinary Hospital, Rita DeMeuse requests sketch plan review for 4,300 square foot 
building at 340 Gorham Road 
 
20.  White Pine Subdivision, Chase Custom Homes requests preliminary subdivision approval for 4 single 
family lots at 128 Gorham Road 
 
21. Town Planner’s Report 
 
22. Correspondence 
 
23. Planning Board Comments 
 
24. Adjournment 
 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Town of Scarborough 
 

Planning Board          June 26, 2006 
MINUTES  

 
Members Present     Staff
 
Ms. Auglis      Mr. Bacon, Assistant Town Planner 
Mr. Callahan      Ms. Logan, Recording Secretary 
Mr. Hanson      Mr. Ziepniewski, Town Planner 
Mr. Paul 
Mr. Shanahan 
 
1.  Call to Order
 
Ms. Auglis called the meeting to order at 7:00 P. M. 
 
2.  Roll Call
 
The Recording Secretary called the roll; Messrs. Porada and Wood were absent.  Ms. Auglis authorized 
Messrs. Paul and Shanahan to vote. 
 
3.  Approval of Minutes
 
There were no minutes available. 
 
Ms. Auglis noted that Item 13 had been tabled at the applicant’s request. 
 
4.  Consent Item – Pya Court, Adam Mack requests reapproval of 3 lot subdivision off Dresser Road
 
Mr. Mack stated that the plan had not changed other than a request for the easement to be moved west 15 
feet from the wetlands.  He stated that they had done a test pit in the rear lot and moved the driveway over 
so the septic system could go along the east side; he stated that this was a 15 acre lot.   
 
Ms. Auglis stated that the Board needed to consider the merits of the subdivision rather than what might 
be appropriate for the future and should keep the right of way where it was approved so there is a mini-
mum amount of wetland impact.  To a question from Mr. Shanahan, Mr. Mack replied that no wetlands 
would be impacted though they would be closer to the wetlands.  To a question from Ms. Auglis, Mr. 
Mack replied that the easement would likely be used for utilities and for a driveway. Mr. Paul stated that 
the wetland should be protected when the driveway was constructed.  To questions from Mr. Callahan, 
Mr. Mack replied that there would be filled area near but not in the wetland when the driveway was 
created and they would dig another test pit when a house was built.   
 
Mr. Hanson moved to reapprove the subdivision plan as presented; Mr. Shanahan seconded. 
 

Voted 4-0-1 – Ms. Auglis opposed. 
 

5.  The Planning Board will conduct a public hearing to receive input on proposed amendments to the 
required front setbacks of the B-2 Zone
 
Mr. Bacon noted that this was a zoning amendment initiated by the Planning Board and was supported by  

 



the proposed Comprehensive Plan.  He stated that it would amend the minimum front setback in the B-2  
Zone from 80 feet to 50 feet except for two stretches of Route One where the setback would be 35 feet.  
He stated that those areas would be in the Dunstan area to Milliken Road and between Sawyer Road and 
Down East Lane.  Mr. Bacon stated that this difference was consistent with the new Comprehensive Plan 
and would be a different type of commercial zoning district under the Plan for the amount of development 
and zoning and what the commercial designs called for.   
 
Ms. Auglis opened the public hearing; no one spoke for or against the proposed changes; Ms. Auglis 
closed the public hearing.   
 
Mr. Paul and Mr. Callahan agreed that the Board thought this was a good idea and had been lobbying for 
this change. Ms. Auglis stated that the Board wanted to have lower minimum setbacks for a long time but 
was hampered by the Ordinance. 
 
6.  Black Point Community Park, Scarborough Community Services requests advisory opinion for 11 acre 
park at 10 Fogg Road
 
Messrs. Paul, Callahan and Hanson noted that they were members of St. Maximilian Church; no one 
objected to them hearing this item.   
 
Ms. Rachael Sunnell, of Gawron Architects, stated that this park would be at the corner of Black Point 
Road and Fogg Road and had been donated by KDA Development Corp.  She stated that they proposed 
two playing fields, a basketball court, tennis courts, walking trails and a restroom; she stated that there 
would be 91 paved parking spaces and 50 unpaved spaces.  She stated that they had revised the plan fol-
lowing a neighborhood meeting.  Ms. Sunnell stated that they had relocated the entrance so it would not 
be aligned with the driveway across Black Point Road and headlights would not shine into the house. She 
stated that they removed eight parking spaces near the residences and put in more landscape buffering.  
Ms. Sunnell stated that they had moved the playground equipment away from the ballfields and added 
trees behind a neighboring home.   
 
Ms. Sunnell stated that they showed pedestrian accesses to the neighborhoods and to St. Maximilian 
Church and there was a lawn area with a gravel base which would accommodate 50 parking spaces; she 
stated that they felt there was plenty of parking.  She stated that the Town suggested widening the Fogg 
Road shoulder where there was no sidewalk.  Ms. Sunnell stated that lighting was a concern and they 
suggested a field lighting system which shut off at 9:00 P. M. unless a game was still in session.  She 
stated that the proposed lighting was state-of-the-art for controlling light spillover.  Ms. Sunnell stated 
that the Community Services goal was to get into a partnership with some of the sport clubs to help pay 
for this project. 
 
Ms. Auglis stated that this looked like a done deal and she did not know what the Board’s opinion would 
do, but she thought this was not a park but a playground and she did not believe a playground was needed 
on this site.  She asked whether there were any picnic tables.  Ms. Auglis stated that the Comprehensive 
Plan recommended the densest growth on this side of the turnpike but not every square inch of open space 
had to be filled and this was a lovely piece of land that would no longer be open space.  She stated that 
she was very wary about Fogg Road because of the view corridor during the fall as the Comprehensive 
Plan stated clearly that the view corridor should remain; she suggested that a sidewalk not be created 
because it would disturb the trees, or a sidewalk could be put on the other side of Fogg Road.  Ms. Auglis 
stated that the Board did not allow KDA Development to destroy the trees and the town should not do so.   
 
Ms. Auglis stated that a lighting plan was not submitted and she hoped it would be state-of-the-art; she 
stated that the neighborhood association should see the lighting plan.  She stated that the Board also did  

 



not have a landscape plan; she stated that shade trees for the abutter was a good idea, but there could be a 
berm with some evergreens and shade trees so there would be a buffer during the winter.    
 
Mr. Hanson stated that he, too, had hoped the land would remain open; he stated that his concerns were 
noise, traffic and lighting.  He stated that he thought the park would grow and there would be more vehi-
cles and he did not think there was enough parking; he asked whether there would be a food vendor.  Mr. 
Hanson asked who would maintain the park; Ms. Sunnell replied that sports groups would help Commun-
ity Services.  Mr. Hanson stated that the park looked nice but he did not like it in this location. 
 
Mr. Shanahan stated that this was a permitted use and the Town should be held to the same standards as 
any developer; he stated that traffic was a problem.  He stated that the Board would not allow off-site 
parking on the road and he would like the Town to play by the same rules as a developer.  Mr. Paul stated 
that developers always had to perform a traffic study but one was not done for this project; he stated that 
he lived off Black Point Road and the traffic from Highland Avenue, the church and another high traffic 
area would be a real concern.  He stated that if sidewalks were put in on the south side of Fogg Road, he 
hoped there would be a crosswalk at Lancaster Lane; he stated that there should be a trail with intercon-
nectivity.  Mr. Callahan stated that he agreed with many of the Board’s issues.  Mr. Callahan noted that 
the residents indicated there was parking all over Tenney Lane when there was a big event at that park; he 
noted that there would be a mass exodus into the Highland Avenue intersection following an event. 
 
A representative of St. Maximilian Church stated that they had serious concerns with the parking.  Mr. 
Phil Saraceno, of Lancaster Lane, asked how Community Services could do what they wanted without 
comments from the public.  Ms. Auglis stated that the Planning Board had no influence on school or other 
Town projects and the residents should talk with the Town Council, the Town Manager and Com-munity 
Services.   
 
7.  Hospice House of Southern Maine requests site plan approval for 15,764 square foot facility at 15 
Hunnewell Road
 
Mr. Ziepniewski stated that there were memos from William Bray, dated May 27, 2006, and Peter Tubbs, 
dated June 4, 2006.  He stated that the applicant had responded to all questions and the staff was satisfied. 
 
Ms. Sally Daggett, attorney for the applicant, stated that they had revised the landscaping and lighting 
plans and there would be fewer hours when the site was fully lighted; she stated that they were asking for 
a waiver on driveway separation for which Mr. Bray was satisfied.  Ms. Daggett stated that construction 
vehicle restrictions were addressed in their letter. 
 
Mr. Stanley Gawron, of Gawron-Turgeon Architects, stated that they had enhanced the site plan to show 
the landscaping requested by the Board and would enhance the tree-save areas with additional plantings.  
He showed illumination patterns which showed that there would be illumination from 13 fixtures from 
dusk to 9:00 P. M., seven fixtures from 9:00 P. M. to midnight and four fixtures from midnight to dawn.  
Mr. Gawron pointed out the esplanade along the driveway and the building’s front elevation with the 
flowering trees.   
 
Mr. Shanahan stated that traffic was still his main concern; he stated that the applicant’s response had 
been adequate and he would ask that there be more discussion for construction traffic restrictions and a 
neighborhood coordinator who would be accessible to the residents.  Mr. Hanson stated that he did not 
believe this commercial entity belonged in this neighborhood and was still concerned about traffic.  He 
stated that he liked the program but not the location; he stated that he hoped signage would be limited. 
Mr. Callahan noted that it sounded as if there were more parking than needed; Mr. Gawron stated that 
they felt there would be a need for 44 spaces so parking could be controlled onsite.  Mr. Gawron stated 

 



that they based their parking needs on those of similar facilities.  Ms. Daggett stated that they were will-
ing to work with the abutter across the street regarding lighting, but she was not willing to work with the 
applicant.  Mr. Callahan stated that he, too, would like to see strong control of construction vehicles. 
Mr. Paul stated that he was pleased with the way the lighting issue had been addressed.  He stated that he 
questioned this location for this use but could not prevent it.  He stated that the staff should deal with 
construction restrictions in the area.  Mr. Ziepniewski stated that the Town Engineer could work on that.   
 
Ms. Auglis stated that she was very pleased with the effort the applicant had made especially with the 
lighting patterns. She stated that she had no problems with this except for the driveway separation waiver.   
Ms. Auglis stated that the applicant worked long and hard to meet the requirements and she was proud 
they had chosen Scarborough. 
 
Ms. Auglis moved to approve the site plan with the driveway separation waiver as requested, with the 
following conditions: 
 
1.  That there be construction vehicle restrictions as worked out between Mr. Wendel and the applicant; 
2.  That the memos from Mr. Tubbs and Mr. Bray be incorporated; 
Mr.  Allen seconded. 
 
Mr. Shanahan asked that the motion be amended to include the requirement as part of the construction 
vehicle condition that there be no heavy equipment before 7:00 A. M. or after 5:00 P. M. five days per 
week; Ms. Auglis seconded the amended motion. 

Voted 4-1 – Mr. Hanson opposed. 
 
8.  James Riechel and Maureen Burns request Planning Board ruling on the setback from the normal  
high water line for a nonconforming structure located within the Shoreland Zone at 6 Morning Street at 
Higgins Beach
 
Mr. Ziepniewski read a memo from the Code Enforcement Officer; he stated that Mr. Grysk could ap-
prove raising the structure 12 inches but to raise it up to 35 inches required approval from the Board.  He 
noted that the Shoreland Zoning Ordinance did not allow a structure to be raised beyond three feet.  To a 
question from Ms. Auglis, Mr. Ziepniewski replied that there was no alternative on the site. 
 
Mr. Riechel noted that there were conflicting zoning rules and they needed to raise their home 21 inches 
because the DEP required all new project elevations to reflect projected sea level changes of two feet.  He 
stated that they wanted to raise the elevation in preparation for future storms and noted that an abutting 
motel had been washed away several years ago.  Ms. Auglis stated that she thought this was good plan-
ning and had no issues with the request.  To a question from Mr. Callahan regarding the cement pilings to 
be used, Mr. Riechel replied that an engineering company made the recommendation for the pilings.   
 
To a question from the Board, Mr. Ziepniewski replied that the Board would approve the elevation of 21 
inches, the setback from the high water mark was met to the greatest extent possible and the building 
could not go in any other direction because of the zoning setback requirements. 
 
Ms. Auglis moved to approve the request as presented; Mr. Hanson seconded. 
 

Voted 5-0 
 

9.  Dead River Orion Center LLC requests final subdivision and final site plan approval for a mixed use 
shopping center consisting of six buildings totaling 121,320 square feet of commercial space located at 
295-301 U. S. Route One 

 



Mr. Ziepniewski read comments from the Conservation Commission and stated that there were e-mails 
between Mr. Bray and Mr. Hedrich regarding traffic, as well as a staff report from Mr. Bacon.  Mr. Ziep-
niewski noted that the preliminary plan was approved a year ago and should be reapproved before it ex-
pired.  Durward Parkinson, of Dead River Orion Center, stated that they had received their approvals 
from the DEP, DOT and Army Corps of Engineers; he stated that they still could not divulge the tenant 
but the large building had been designed as a supermarket.   
 
Ms. Nancy St. Clair, of Sebago Technics, stated that they had refined the details for the state process and 
the Board had received copies of their Site Location and Traffic Movement Permits.  She stated that Peter 
Tubbs had signed off for peer review and the Sanitary District had given its approval.  Ms. St. Clair stated 
that the Fire Department wanted a signal preemptor so they could have control of the intersection if nec-
essary.  Regarding the memo from an abutter regarding hours of operation, Ms. St. Clair stated that they 
would like the flexibility to have the supermarket building open 24 hours; she stated that there was not 
much traffic during the night, but it was a convenience and stocking was done at night.  She stated that 
noise was reviewed by the DEP and a few restrictions had been imposed and trailer trucks could not ac-
cess the site after 10:00 P. M. or before 6:00 A. M.  Ms. St. Clair stated that the rooftop condensers would 
have mufflers; she stated that construction would be done only between 7:00 A. M. and 7:00 P. M.  Ms. 
St. Clair stated that there would be a fence to the rear with a berm at Juneberry Place; she stated that they 
would work with the abutter to add landscaping or a fence in the northeast corner area.  She stated that the 
existing trees would remain. Ms. St. Clair stated that they had evaluated many concepts and if they 
positioned the building toward the front, parking in the rear would have more impact on the neighbors.  
She stated that the lighting met the Ordinance requirements. 
 
Mr. Peter Hedrich, of Gorrill-Palmer, stated that the DOT had focused on the Route One access and im-
posed the condition that the southbound right turn in be monitored and a site driveway analysis of the 
traffic count at the signal be conducted as construction progressed.  He stated that the DOT ad-dressed the 
intersections and would require a contribution to Oak Hill and a right turn lane at Route One and Haigis 
Parkway.  Mr. Hedrich stated that there would also be a Payne Road impact fee and there was discussion 
of a Haigis Parkway fee and Mr. Bray suggested that the right turn lane be constructed.  He stated that 
they felt they did not have a particularly significant impact at the Haigis Parkway intersection and should 
not make that improvement.  Mr. Hedrich stated that he and Mr. Bray had differences of opin-ion on the 
fees that should be paid and he hoped the staff would work out the fee for the Dunstan area. 
Ms. Auglis asked whether the right turn only entrance had been addressed; Mr. Hedrich replied that Mr. 
Bray accepted the right turn only and the DOT approved it.   
 
Mr. Andy Highland, of Port City Architects, stated that the signage locations for the tenants had changed 
and were shown on the plan, but the individual signs would have to be approved later.  He stated that they 
had created a street wall with small tenants along Route One, one of which would have a drive-through 
window; he stated that there would be two restaurant structures with a canopy between them.  Mr. High-
land showed the rear and side elevations of the two restaurants and noted that they had placed the two 
restaurants back to back with outdoor seating and enclosed the dumpster area between the buildings; he 
stated that the dumpster area would be fenced.  Mr. Highland stated that at the Sawyer Road access there 
would be a small restaurant with rooftop units hidden behind the roof.  He stated that there would be four 
small tenants in the rear building.  Mr. Highland showed the side elevation with clapboards, piers and a 
masonry base.   
 
Mr. Hanson stated that he was pleased this site was being redeveloped, but was concerned about noise,  
lighting and traffic.  He stated that he wanted a safe access for Commercial Drive across Route One.  To  
a question from Mr. Hanson, Mr. Parkinson replied that the front building would be two sit-down restau-
rants but there were no tenants at this time. Mr. Hanson stated that he liked the architecture. Mr. Shanahan 
stated that he was concerned about cumulative traffic and could not understand why the projects and the 

 



DOT could not come to an agreement to create turning lanes.  He stated that he would like to see resolu-
tion of this issue which would also affect the Dunstan area.  Mr. Shanahan stated that it was disturbing 
that the fee issue and infrastructure changes had not been resolved.  Mr. Parkinson stated that they were 
also frustrated with those issues and would like to discuss them with the staff.  Mr. Hedrich stated that the 
issues were identified as problems and the approach was to pay the fees because it was not appropriate to 
ask an individual developer to construct the infrastructure improvements.   
 
To a question from Mr. Paul, Ms. St. Clair replied that there would be a small pharmacy drive-through at 
the side of the supermarket building.  Mr. Paul stated that he did not think there was adequate room for 
turning and queuing with oncoming traffic coming from behind the store; he stated that people would be 
backing up to get out.  Mr. Paul stated that the elevation did not show the drive-through window; he asked 
whether the parking study had been resolved.  Ms. St. Clair stated that they provided a detailed parking 
calculation in the Board’s package and were asking for fewer parking spaces which could be constructed 
later if necessary.  Mr. Paul stated that the Board had no idea of the uses or tenants so did not know how 
the parking would fit.  Ms. St. Clair stated that the types of uses had been shown.  To a question from Mr. 
Paul, Ms. St. Clair replied that there would be no tractor trailers on the site after 10:00 P. M.  Ms. St. Clair 
stated that there would be a drive-through window at the restaurant near Sawyer Road; she stated that this 
structure was smaller than the two front restaurants and would probably be a coffee shop. 
 
To a question from Mr. Paul, Mr. Hedrich replied that the shoulder was the bike lane and once the right 
turn lane was constructed they would show the bike legend on the shoulder.   To a question from Mr. 
Callahan, Mr. Hedrich replied that the access to the drive-through at the coffee shop would be from Route 
One and there was adequate queuing at the site.  To a question from Mr. Callahan, Mr. Hedrich replied 
that the DOT recognized that one project could not address all the traffic problems and they could not 
deny a project because that would be a moratorium on all projects.  Mr. Callahan stated that it was frus-
trating when the DOT approved projects but did not make any traffic improvements.  Mr. Hedrich stated 
that there would be a pedestrian phase for the traffic lights which would have a clean line for mostly non-
conflicting turning traffic.  Mr. Callahan stated that he shared the concern of the pharmacy drive-through. 
 
Ms. Auglis stated that the traffic was very frustrating; she stated that she was not sure whether the town or 
the state made decisions about infrastructure improvements, but impact fees could be collected for future 
im-provements.  She stated that she was satisfied with the traffic study and liked the signage shown.  To a 
question from Ms. Auglis, Mr. Highland replied that the signage at the Sawyer Road entrance would be 
the same as at the front entrance.  Ms. Auglis asked that this be looked at for campus signage so there 
would be major and minor signs giving directions around the campus and the building signs should be in 
keeping with each other.  To a question from Ms. Auglis, Mr. Bacon replied that there was an area re-
served for extra parking and there would be sharing of parking with the variety of business on the site; he 
stated that the staff was satisfied with that proposal.  Ms. Auglis stated that she wanted to see elevations 
of the pharmacy area and would also want to hear about the 24 hour lighting of the parking lot. 
 
To a question from Ms. Auglis, Ms. St. Clair replied that the site landscaping would all be done at once 
but the phases of the buildings may be done as tenants came on board so individual landscaping would be 
done building by building.  Ms. St. Clair stated that they would provide a detailed plan for snow storage.  
To questions from Ms. Auglis, Ms. St. Clair replied that the existing pin oak trees would remain on the 
south side of the entrance and much of the plant materials could be moved within the site.  Ms. Auglis 
stated that she was concerned about the island that went through the middle of the site; Ms. St. Clair 
stated that they would do a color-coded landscaping plan for the next meeting. 
 
Ms. Auglis called a recess at 9:25; the meeting resumed at 9:40 P. M.  Mr. Paul left the meeting. 
 

 



10.  Sam’s Club requests site plan amendment for 23,068 square foot building expansion and associated 
parking changes for their site at 440 Payne Road 
 
Mr. Ziepniewski stated that there was a staff report from Mr. Bacon and e-mails between Mr. Bray and 
the applicant’s traffic engineer.   
 
Mr. Aaron Shaw, of Sam’s Club, stated that there would be a 3,500 foot expansion to the building and 
they received a parking deferral from the Zoning Board.  He stated that they had addressed the pedestrian 
issues and agreed there was congestion between Payne Road and the new parking area.  Mr. Shaw stated 
that they had worked with the staff and the DOT and came up with compromises; he stated that they 
analyzed the incoming and exiting traffic and wanted to add an entrance lane to access the parking  to the 
left.  He stated that a queuing capacity of 140 feet was needed at peak hour and they showed 250 feet.  
Mr. Shaw stated that they added a diversion island so incoming traffic was divided from the main pedes-
trian access and into the parking lot; he stated that the diversion island also discouraged people from 
driving through the pedestrian crosswalk.  Mr. Shaw stated that the curb bumps would restrict the travel 
width of the drive aisle and would slow drivers down.  He stated that the Fire Department was satisfied.  
He stated that the loading area was good for customers leaving the building to load the vehicles and exit 
the site.  Mr. Shaw stated that they provided an easement for a future sidewalk on Payne Road. 
 
Mr. Jeffrey Wagner, architect for the project, displayed the existing conditions and stated that their goal 
was to increase the architectural style of the building; he showed the color changes toward Gorham Road. 
He stated that Gorham Road was now screened with trees and that would remain.  Mr. Wagner stated that 
the building blended in with its environment; he stated that the Payne Road sign would be in the same 
location but would have a new box and the base of the sign would have a planter box.   
 
Sandy Duchene, traffic engineer, stated that the Board should have the correspondence between her and 
Mr. Bray; she stated that they had responded to Mr. Bray’s suggestions.  Ms. Duchene stated that a left 
turn lane would be added westbound into Gorham Road and the DOT would finish their final design work 
on the project this summer.  She stated that there was plenty of turning access at the Payne Road entrance 
and Sam’s Club could convey the land to the Town for a right turn lane if it became necessary.   
 
Mr. Shanahan stated that he did not see any safe accommodation for pedestrians to get through the park-
ing to the front door.  Mr. Shaw showed the 10 to 15 foot wide sidewalk.  Mr. Shanahan stated that the 
parking plan was not a good layout for pedestrians.  Mr. Shaw stated that the layout was similar to what 
was existing.  Ms. Auglis stated that she agreed with Mr. Shanahan and was concerned about safety, and 
good signage would be important for pedestrians getting through the parking lot.  She stated that the 
architectural improvements were great. 
 
To a question from Mr. Bacon, Mr. Shaw replied that the Zoning Board allowed them to construct as few 
as 545 parking spaces.  Mr. Bacon stated that some of the parking closest to Payne Road at the southeast 
corner could be eliminated which would ease pedestrian conflicts to the door, but there were not enough 
spaces to eliminate.  Mr. Shaw stated that they thought the front parking lot would get more utilization 
because of the loading area.  Ms. Auglis stated that the parking issues should be resolved with the staff.  
To a question from Ms. Auglis, Ms. Duchene replied that they agreed to the impact fee as calculated by 
Mr. Bray.  To a question from Ms. Auglis, Mr. Ziepniewski replied that all the other issues had been 
addressed.  Ms. Auglis stated that she was not happy that the applicant was not willing to create a monu-
ment sign.  To a question from Ms. Auglis, Mr. Shaw replied that the tractor trailer parking along Route 
114 to the rear would be buffered by trees and would not be visible.   
 
Ms. Auglis moved to approve the amended site plan with the following conditions: 
 

 



1.  That a written response from the state regarding their responsibility for the right turn lanes be 
submitted; 
2.  That the internal pedestrian circulation be worked out with the staff; 
3.  That the signage be consistent; 
 
Mr. Shanahan seconded. 

Voted 5-0 
 
11.  BPI Partners LLC requests preliminary subdivision plan approval for 13 single family lots and 1 lot 
to accommodate the Black Point Inn located at 510 Black Point Road
 
12.  BPI Partners LLC requests site plan review and Shoreland Overlay District review for the Black 
Point Inn on Lot 14 at 510 Black Point Road
 
Mr. Ogden Hunnewell, of BPI Partners, stated that they had responded to the requests of the Board and 
the Fire Department and resolved the parking issues and the net residential density calculations.   
 
Mr. Terry DeWan, of Terrance DeWan Assoc., stated that they recalculated the net residential density and 
the 14 lots were in keeping with those figures, which would be shown on the plan. Mr. Ziepniewski stated 
that the staff had no issues with the calculation.  Mr. DeWan stated that the existing structure on Lot 9 
would be removed because it did not meet the setback requirements; he stated that they preserved trees 
and view corridors.  Mr. DeWan explained that the site plan application was for the inn on Lot 14, a 2.5 
acre lot; he stated that they had moved the parking from the front of the inn to clear the view and had es-
tablished a stone wall.  He stated that they made adjustments to save a large tree and changed the circula-
tion to the rear of the building for the service area; he stated that they showed the fence and would pro-
vide the landscaping details.  He stated that the patio was redesigned and would meet the setbacks.  Mr. 
DeWan stated that they were requesting a waiver for the width of the driveway to preserve the trees; he 
stated that they showed 53 parking spaces with 17 for overflow parking.   
 
Mr. DeWan stated that they were also applying for a Shoreland Overlay approval for a couple of lots.  Mr. 
Ziepniewski stated that there should be a note on the plan to the effect that there would be no more than 
20% development on each lot.  Mr. DeWan stated that they would refer to the performance standards and 
there would be a note on the plan regarding the Shoreland Overlay.  To a question from Atty. Lee Lowry, 
Mr. Ziepniewski replied that the Code Officer would enforce the Shoreland Overlay standards as building 
permit applications were received. 
 
Mr. Stan Gawron, of Gawron-Turgeon Architects, showed the wing of the inn facing Black Point Road 
and the addition constructed in 1999 that would be removed and stated that the renovated building would 
retain the original architecture.  He stated that about 50% of the existing inn would be removed and they 
would step the three stories in the rear down to two stories with limited windows for privacy to the neigh-
bors on Whittier Road.   
 
To a question from Ms. Auglis, Mr. DeWan replied that people on the back lots would have the option of 
putting their driveways on the access easement or on M Street.  Ms. Auglis stated that it was optimal as 
shown with the internal movement and no curbcuts on M Street; she noted that the houses would be large 
on small lots.  Ms. Auglis stated that the plan looked good the way it was and she saw no reason to do it 
any other way.  Mr. DeWan noted that building envelopes were shown.  Ms. Auglis stated that her biggest 
concern was public access and public areas; Mr. Hunnewell stated that the restaurant would be open to the 
public and the public spaces inside the inn would remain but there would be no outside public spaces.   
 

 



Ms. Auglis read the Conservation Commission comments as follows:  “The new Comprehensive Plan 
places a high priority on shore and beach access, requesting public easements from new subdivisions to 
assure such access.  The Commission encourages the BPI Partners to provide safe pedestrian access to the 
cliff walk, which has historically been open to the public.  This development presents an appropriate ap-
plication of this principle.  For example public access could be allowed through the pedestrian easement 
proposed or through the utility/access easement to M Street.”  Ms. Auglis stated that public access was 
important to the Town.   
 
Mr. Callahan confirmed that there was no parking anywhere to access the cliff walk; he asked whether the 
70 parking spaces would accommodate large parties.  Mr. Hunnewell replied that the smaller inn would 
limit the size of functions.  To a question from Mr. Hanson, Mr. DeWan replied that the access drive 
would go through the fence to the fire lane and would be open for emergency vehicles.   
 
Ms. Auglis moved to approve the subdivision plan as presented; Mr. Shanahan seconded. 
 

Voted 5-0 
 

Ms. Auglis noted that the site plan for the inn was still under review and the Board would want to see 
more detail. 
 
Because of the late hour, the remainder of the agenda was tabled to the July 17, 2006 meeting. 
 
21.  Town Planner’s Report
 
Mr. Ziepniewski noted that there would be a combined meeting of the Planning Board and the Town 
Council and a public hearing on June 28, 2006 to discuss the new Comprehensive Plan. 
 
Mr. Ziepniewski noted that there were two linens to be signed. 
 
22.  Correspondence
 
There was no correspondence. 
 
23.  Planning Board Comments
 
There were no comments. 
 
24.  Adjournment
 
The meeting was adjourned at 10:55 P. M. 

 


