
Town of Scarborough 
Planning Board         July 17, 2006 

AGENDA 
 

1.  Call to Order 
 
2.  Roll Call 
 
3.  Approval of Minutes (June 5, 2006) 
 
3A.  Consent Item:  Just for Kids (Enterprise Business Park) site plan amendments  
 
4.  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 
 
5.  Cumberland County YMCA requests sketch plan review for 65,000 square foot building at Lincoln 
Avenue and U. S. Route One 
 
6.  Walter C. Neilsen Business Park, John Austin request amended subdivision review for modifications 
to lot line between Lots 3 and 8 at Postal Way 
 
7.  77 Postal Way LLC requests site plan review for 10,000 square foot service building on Lots 8 and 3 
on Postal Service Way 
 
8.  Parker Commercial Subdivision requests sketch plan review for 3 lot subdivision at 560 U. S. Route 
One  
 
9.  Parker Commercial Subdivision and Dunkin’ Donuts requests sketch plan review of Lot 3 for 5,000 
square foot retail building at 560 U. S. Route One         
 
10. Animal Neurological Clinic, Alan Potthoff requests sketch plan review for 8,500 square foot building 
on Lot 28 Enterprise Business Park 
 
11. Tender Touch Veterinary Hospital, Rita DeMeuse requests sketch plan review for 4,300 square foot 
building at 340 Gorham Road 
 
12. White Pine Subdivision, Chase Custom Homes requests preliminary subdivision approval for 4 single 
family lots at 128 Gorham Road 
 
13. Grondin Aggregates, LLC requests public hearing and preliminary site plan approval for Contract 
Zone for wetlands mitigation plan at Beech Ridge Road and Gorham Road 
 
14. Sea Ridge at Blue Point Subdivision, SBK Associates LLC requests preliminary subdivision approval 
for 56 single family lots off Jasper Street and Pine Ledge Drive 
 
15. Dead River Orion Center LLC requests final subdivision approval for a mixed use shopping center 
consisting of six buildings at 295-301 U. S. Route One 
 
16. Dead River Orion Center LLC requests site plan approval for 121,320 square feet of commercial 
space in six buildings at 295-301 U. S. Route One 
 



17. Bessey Square, Kerry Anderson requests site plan review for 14,470 square feet of mixed use space at 
264 U. S. Route One 
18. Maine Masonry Co. Inc. requests amendment to previously approved site plan at 75 Manson Libby 
Road 
 
19. MER Development LLC requests sketch plan review for mixed use commercial development at 383 
U. S. Route One 
 
20. Black Point Inn, BPI Partners LLC requests final approval for 13 single family lots at 510 Black Point 
Road   
 
21.  Black Point Inn, BPI Partners LLC requests site plan approval for the inn on Lot 14 at 510 Black 
Point Road 
 
22. Hidden Creek Subdivision, Phase III, Normand Berube Builders requests final subdivision approval 
for 12 single family lots off Broadturn Road 
 
23. Risbara Bros. Construction Co. requests final subdivision approval for 6 single family lots off 429 
Gorham Road 
 
24. Mike Glaude requests sketch plan review for a diner at 623 U. S. Route One  
 
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         July 17, 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. Porada 
Mr. Wood 
 
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; Mr. Shanahan was absent.   
 
3.  Approval of Minutes (June 5, 2006) 
 
Mr. Hanson moved to approve the minutes of June 5, 2006; Mr. Wood seconded. 
 
      Voted 5-0 
 
Ms. Auglis noted that Items 20 and 21 had been tabled at the applicants’ request.  She asked that Item 13 
be moved to Item 3B because it would be a public hearing. 
 
Mr. Wood moved to change Item 13 to Item 3B under Consent Items; Mr. Paul seconded.         Voted 5-0 
 
Consent Items - Just for Kids, Enterprise Business Park, requests site plan amendment approval
 
Mr. Bacon stated that the applicants wanted to eliminate some of the parking spaces, some of the granite 
curbing and some of the sidewalk in the rear of the building, as well as a few other changes.  He stated 
that the staff generally agreed with the majority of the changes but recommended keeping some sidewalk 
at the rear and Mr. Wendel recommended granite curbing rather than concrete curbing. 
 
Ms. Charlotte Maloney, of Gawron Architects, explained that they would like to eliminate some of the 
sidewalk that connected the employee parking to the entrance; she stated that construction costs had 
jumped considerably and the applicant was trying to cut back a little.  She stated that there would now be 
no connection between the staff parking and the front, but the rear parking was for employees only and 
there would be no room for patients.  Ms. Maloney stated that the employees’ pathway would remain so 
they felt it was not unreasonable for this part of the walkway to be eliminated.   
 
Ms. Maloney stated that granite curbing was very costly so the engineer eliminated the need for any curb-
ing in certain places where there would be grass; she stated that the area around the handicap parking 
would be concrete curbing.  She stated that the applicants were meticulous so they would protect the grass  
from plow damage.   
 



Mr. Wood stated that his concern was that if the Board allowed no curbing and there was a change of use 
it may not be as well maintained; he recommended a condition in the event of a change of use. Ms. Auglis  
stated that there should be a sign indicating that the rear parking was for staff only; Ms. Maloney stated 
that there was a sign shown at the entrance.   
 
Mr. Wood moved to approve the amended site plan with final amendments dated July 14, 2006 with the 
condition that any change in ownership or use of the property return to the Board for curbing and side-
walk review.  Ms. Auglis seconded. 

Voted 5-0 
 
3B.  Grondin Aggregates, LLC requests public hearing and preliminary site plan approval for Contract 
Zone for wetlands mitigation plan at Beech Ridge Road and Gorham Road
 
Mr. Porada recused himself from this item.  Mr. Ziepniewski stated that this was mitigation of an old 
gravel pit for wetlands which needed a Contract Zone because the applicant wanted to excavate below  
the water table. He stated that this was a 270 acre site which would be turned over to the Town or the 
Land Trust following mitigation. 
 
Mr. Rich Jordan, of R. J. Grondin & Sons, explained that they had earlier shown removal of the 200 foot 
buffer to create mitigation, but, at the request of the Town, they would put in the buffer except in two 
areas shown as 1A and 6.  He stated that area 1A was an open sand pit which they would use and then 
improve the slopes. He stated that area 6 was just a few feet above the wetlands so it was an area where 
they would like to remove two feet of soil; he requested that they be allowed to eliminate the buffer in 
that area.  Mr. Jordan stated that the staff had no issues with those two areas. 
 
Mr. Jordan stated that there had been some changes to the plan.  He stated that the DEP and Inland Fish 
and Game did not want them to remove the forest area to put in wetlands, so that area would remain and 
they would, instead, create area 4 which had already been disturbed.  Mr. Jordan stated that the applicant 
would donate a 20 acre parcel to the Town with a 40 foot wide utility and access right of way.  Mr. Jordan 
stated that there was now less debris at the intersection of Beech Ridge Road because they had paved that 
area and would pave more of Larrabee Farms Road in the near future. 
 
Ms. Auglis opened the public hearing; no one spoke for or against the appeal; Ms. Auglis closed the 
public hearing. 
 
Mr. Hanson confirmed that there were no current concerns from abutters who seemed to be satisfied with 
the paving which kept debris from the road.  Mr. Jordan stated that they were staying away from using 
Route 114 so the traffic used Beech Ridge Road.  To a question from Mr. Wood, Mr. Jordan replied that 
Route 114 would be used for backup access only.  Mr. Wood stated that he hoped there would be a plan 
for maintenance of debris at the intersection; he stated that he appreciated the efforts to get to this point.  
 
Mr. Paul noted that there were a number of waivers as part of this request; he stated that his only concern 
was the request not to have review of this project by the Police and Fire Departments.  Ms. Auglis noted 
that those departments would not necessarily have formal review but were aware of the project and could 
address any issues if they wished.  Mr. Bacon noted that those departments sat in on the staff meeting and 
had no comments.  Mr. Paul asked about internal drainage, Mr. Jordan replied that there would be no 
stormwater runoff from the site. 
 
Ms. Auglis moved to approve the preliminary site plan; Mr. Paul seconded.             
 

Voted 5-0 



4.  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
 
Mr. Ziepniewski stated that the staff had met several times with the developer and believed the plan was 
acceptable to the Town Manager, the Town Attorney and the Planning staff; he read comments from the 
Conservation Commission. 
 
Mr. Paul Hollis, of First Step Land Development, stated that the most significant change was that he 
would deed the total beach area to the town starting where the dune area met the beach, as well as the 
open space area labeled A.  He stated that they would like to landscape the open space themselves with 
maintenance to be done by the town.  Mr. Hollis stated that the covenants had a very strict construction 
limit on the homes and they would not disrupt any of the nearby businesses.  He stated that there would 
be no outside construction between June 1 and October 1 when only inside work could be done; he stated 
that foundations and framing, etc. could be done only between October and May. 
 
Mr. Jim Fisher, of Northeast Civil Solutions, displayed the site and stated that all of the state and federal 
agencies had signed off and the linen was ready for signatures.  He stated that a minor change to the plan 
was the addition of an easement allowing access to open space A and a sidewalk on the Pine Point Road 
turnaround. 
 
To a question from Ms. Auglis, Ms. Amy Segal, of Terry DeWan Assoc., stated that the height of vegeta-
tion would be limited to four feet other than at King Street. Mr. Hollis stated that no view corridors would 
have vegetation higher than four feet.  To a question from Ms. Auglis, Mr. Hollis replied that they would 
not start construction until after October 1, 2006.   
 
Mr. Wood asked how the open space area A related to the possible improvement of Pine Point Road.  Ms. 
Segal replied that the plan showed five parking spaces and a sidewalk designed by Gorrill-Palmer; she 
stated that this plan was conceptual and was flexible.  Ms. Segal stated that the plant material would be 
similar throughout the project.  To a question from Mr. Callahan, Mr. Bacon replied that Section VII al-
lowed adjustments to the bulk and space so the setbacks would be less than those usually required in the 
R-4 Zone. 
 
Ms. Auglis stated that The Residents Group of Pine Point could speak briefly.  The group stated that they 
supported the developer’s efforts and recommended final approval. 
 
Ms. Auglis moved to approve the final subdivision plan with the following conditions: 
 
1.  That the covenants be satisfactory to the Town; 
2.  That the landscaping of parcel A be coordinated with the Town; 
3.  That the construction estimate and inspection fee be submitted prior to release of the plan; 
4.  That the 4 foot vegetation height limit be added to the subdivision notes; 
 
Mr. Wood seconded.     Voted 5-0 

 
Attorney Brad Peterson, who represented the owners of the Sand Dollar Motel, stated that the motel 
owners opposed this subdivision. 
 
5.  Cumberland County YMCA requests sketch plan review for 65,000 square foot building at Lincoln 
Avenue and U. S. Route One
 
Mr. Porada and Mr. Wood recused themselves from this item.   



Mr. Paul Koziell, Chairman of the YMCA building committee, stated that they had met with the DEP and 
were working with the design team.  He stated that they understood the Board wanted the buildings as 
close to Route One as possible and they wrestled with that but could not accomplish it because the pro-
posed location of the building worked the best for the site.  He stated that they had to work with the to-
pography, landscaping, access for members and emergency access, the wetlands and safety.   
 
Mr. Joseph Laverriere, of DeLuca-Hoffman, stated that they had to excavate for the pool section of the 
building and there were soil constraints where they would have to determine how much fill they could put 
on the site without compressing the soft clays. 
 
Mr. Gary Coccoluto, of Orcutt Associates, stated that that the operation of the YMCA needed to be a 
secure and safe place with a single entrance; he stated that putting parking in the rear would require the 
entrance to be in the rear which would place a closed wall toward Route One.  He stated that the building 
could not take advantage of the guidelines because they had to have lighting rather than glare from win-
dows and they could control the southern light if they placed the building to the rear.  Mr. Coccoluto 
stated that this was a large building and they felt they could have better architecture in the rear. 
 
Mr. Koziell stated that if the building were on Route One with parking in the rear and the entrance in the 
front, it would be difficult to enter in the front.  He stated that the primary access would be at Lincoln 
Avenue and there would be a right turn in and out on Route One.  He stated that they would work with the 
abutters for connection via sidewalks and would provide a safe access; he stated that they would work 
with the Police and Fire Departments regarding public safety. 
 
Mr. Hanson stated he liked what was shown and he was sure there were budget constraints.  To a ques-
tion from Mr. Hanson, Mr. Koziell replied that they had considered a 50 meter pool rather than 25 meters 
but the cost was prohibitive.  Mr. Hanson stated that he was very cautious of traffic and he would like to 
see no access on Route One.  He stated that the YMCA was a great opportunity for Scarborough. Mr. Paul 
noted that right turn accesses encouraged people to make left turns and making those turns to discourage 
left turning would be helpful; he stated that he hoped to see crosswalks throughout the parking area.   
 
Mr. Callahan stated that Tim Horton’s had an angled right turn out to discourage left turns.  He stated that 
he assumed there would be landscaping throughout the parking lot.  To a question from Mr. Callahan, Mr. 
Koziell replied that the YMCA was busy in the morning and after school and the parking would be based 
on the size of the building.  Ms. Auglis agreed that there should be no access on Route One because there 
was a significant access at Lincoln Avenue; she stated that a problem was developing on Route One by 
allowing right turns in and out because of the width of the lanes required by the Fire Department.  Mr. 
Koziell stated that they were fortunate to have Lincoln Avenue and would follow the Board’s lead.  Ms. 
Auglis stated that the traffic study would help the Board.   
 
Ms. Auglis stated that she was open to the building in the rear but was not yet convinced that it was nec-
essary; she stated that she would expect a berm and landscaping at the front as well as landscaping within 
the parking lot.  Ms. Auglis stated that she did not like the building elevation as it had very little to do 
with the design standards; she stated that if the applicants felt it was in keeping with the standards, she 
would like to know how.  She stated that interconnectivity was important. To questions from Mr. Hanson, 
Mr. Koziell replied that there would be no living quarters on the site and there would be a tasteful YMCA 
sign above the door. 
 
6.  Walter C. Neilsen Business Park, John Austin requests amended subdivision review for modifications 
to lot line between Lots 3 and 8 at Postal Way
 



7.  77 Postal Way LLC requests site plan review for 10,000 square foot service building on Lots 8 and 3 
on Postal Service Way
 
Ms. Auglis suggested hearing these two items together. 
 
Ms. Nancy St. Clair explained that item 6 was for a lot line change to allow the lot line to shift into Lot 3 
which would make Lot 8 larger to accommodate the proposed service building.  She stated that the new 
building on Lot 8 would be for maintenance, fueling and washing of a leased trucking fleet; she stated 
that the fleet was now serving the postal service and would not be added traffic.  Ms. St. Clair stated that 
there would be common access for Lots 3 and 8 and trucks could maneuver on all sides of the site.  She 
stated that there was an overall stormwater plan and the site was below the threshold for DEP and was 
consistent with the assumptions made for traffic and stormwater for the original subdivision.  She stated 
that the drainage would sheet into the ditch along Postal Service Way. 
 
Ms. Auglis confirmed that the traffic study was based on the fact that this site was designed to do main-
tenance on vehicles that were already using Postal Service Way.  To a question from Mr. Wood, Ms. St. 
Clair replied that the easement would allow vehicles to go from one lot to the other.  To a question from 
Mr. Porada, Ms. St. Clair replied that trucks would be maintained inside the building.  To a question from 
Mr. Paul, Ms. St. Clair replied that the aboveground fuel tank would be a double-walled unit.  Ms. Auglis 
stated that she was concerned with long term implications in the event outside vehicles came in for main-
tenance and cause more traffic.   
 
Mr. Wood moved to approve the amended site plan for the lot line change; Ms. Auglis seconded. 
 

Voted 5-0 
 

Mr. Wood moved to approve the site plan for Lot 8 with the condition that should the use change the 
applicant would return to the Planning Board for further review including traffic; Ms. Auglis seconded. 
 

Voted 5-0 
 

8.  Parker Commercial Subdivision requests sketch plan review for 3 lot subdivision at 560 U. S. Route 
One
 
9.  Parker Commercial Subdivision and Dunkin’ Donuts requests sketch plan review of Lot 3 for 5,000 
square foot retail building at 560 U. S. Route One
 
Mr. Porada recused himself from these items.  Mr. Ziepniewski stated that this represented a new applica-
tion, though the Board had seen a similar proposal; he stated that the issues were traffic and access and 
the applicant had a different plan to combine the accesses into one entrance and a gated truck access.   
 
Jim Fisher, of Northeast Civil Solutions, stated that the lots were the same, but the access had changed 
significantly; he stated that there had been a DOT scoping meeting and they liked this access much better 
and the traffic movement permit was pending.  He stated that one criterion was to nip the speed limit 
issues in the bud by putting the access up the hill before vehicles picked up speed.  Mr. Fisher stated that 
they showed a hypothetical building on Lot 1 with access to a proposed road in the rear of Lot 2 with no 
other access to Lot 1.  He stated that there would be a pump station to the Sanitary District’s system.  Mr. 
Fisher stated that there was a proposed right turn out only for delivery trucks which delivered to the rear 
of the building on Lot 2; he stated that the main access was too tight for trucks to turn because a 90° turn 
was difficult without going to a second lane of traffic.  He stated that the exit would be angled so it was 
obvious that it was for exiting only. 



Ms. Auglis stated that she disagreed that no one would enter the exit only access because it would be 
wide; she asked whether it would be gated.  Mr. Fisher stated that there was a gate within the site for Lot 
2 so no one could get through.  Ms. Auglis stated that an inside gate would complicate matters even more.  
Mr. Bacon noted that the new Volvo site had a gated access on Route One for trucks only. 
 
Mr. Wood stated that he was open minded about the right turn out and a gate might work; he stated that 
he did not see this as an obvious access to Dunkin’ Donuts.  Mr. Wood noted that Lot 3 was dependent on 
easements and asked whether the staff had issues; Mr. Bacon stated that there was a strip development on 
Payne Road that was dependent on the driveway on an abutting site.  Mr. Wood asked whether there 
should be a plan showing Lot 3 could function on its own.  Mr. Fisher stated that having easements in 
perpetuity was the only way the site would work.  Mr. Hanson stated that good signage would help.   
 
To a question from Mr. Callahan, Mr. Fisher replied that this access did allow southbound left turns into 
the site though there was no turning lane.  Mr. Paul asked about the impact on the Dunstan area.  Ms. 
Auglis stated that she hoped the traffic study would interact with the Dunstan projections; she stated that 
the new access was an improvement but she was still not comfortable with Dunkin’ Donuts in this area 
because of the traffic it generated.  Mr. Bacon stated that there would be a Dunstan impact fee. 
 
Ms. Auglis stated that she did not want to spend a lot of time on the site plan before receiving the traffic 
study.  Mr. Fisher stated that this was very preliminary but the traffic counts and study done by Mr. Bray 
showed that Dunkin’ Donuts, which would occupy half the building on Lot 3, did meet the criteria for the 
Dunstan impact and the DOT.   
 
Mr. Fisher displayed the Dunkin’ Donuts site and stated that the site would not work with parking in the 
rear and the building in the front because of the queuing and stacking area for 19 cars.  He showed the 
lighting, landscaping and signage and stated that the architect was working with the design guidelines.   
To a question from Mr. Wood, Mr. Fisher replied that this building would be farther back from Route 
One than the existing Dunkin’ Donuts and would not have the queuing problems on Route One.  Mr. 
Fisher stated that the great majority of the traffic in the morning would be traveling northbound and it 
would make sense to offer a right turn in only at the top of the site.   
 
Mr. Allen stated his concern was that the travel aisle would be impacted from the cars backing out of    
the parking spaces.  Mr. Fisher stated that the parking aisles were all one-way so parked cars would be 
driving out with the other traffic.  Mr. Bacon stated that the applicant should consider angled parking 
which would direct people to go out one way.   
 
Ms. Auglis stated that landscaping in the front to hide the parking would be important.  She stated that she 
felt the proposed building was too much for the size of the lot and there was a major traffic issue.  She 
stated that she was not in favor of people backing into the parking lot which was part of the queuing line.  
She stated that the applicant had done a good job of centralizing the access. 
 
Ms. Auglis called a recess at 9:15; the meeting resumed at 9:25 P. M. 
 
10.  Animal Neurological Clinic, Alan Potthoff requests sketch plan review for 8, 500 square foot 
building on Lot 28 Enterprise Business Park
 
Mr. Ziepniewski noted that there were staff comments dated July 6, 2006; he stated that the site plan 
needed a lot of work. 
 
Mr. Mike Steitzer, of MSA Architects, stated that this structure would have an 8,500 square foot footprint 
with a partial second story; he distributed a clearer site plan.  He stated that this would be a specialty vet-



erinary office with a green environment.  Mr. Steitzer stated that they showed 36 parking spaces with 
room for 24 more for a total of 60 possible spaces based on leaseable space.  He stated that they needed 
guidance for the total amount of parking.  Mr. Steitzer stated that the rear of the site dropped to a stream 
with a setback; he stated that they had a single access at the end of Enterprise Drive and would meet all 
the requirements for the Fire Department.   
 
Dr. Alan Potthoff stated that they typically had about 10 to 15 staff in the building and six exam rooms, 
with one or two cases per hour in each exam room for about 12 cars per hour plus staff so they would 
need only 27 to 30 parking spaces.  He stated that they were requesting a waiver in the number of parking 
spaces; he stated that, with the rooms designed for equipment it would be difficult to convert the building 
to office space.  Dr. Potthoff stated that they would leave as much of the vegetation as possible in the rear; 
he stated that the building area was flat with the dropoff in the rear.   
 
Ms. Auglis stated that the Board was very willing to waive full buildout of parking spaces but did need 
the ability to build the rest if necessary.  Mr. Steitzer stated that they would have to build a retaining wall 
for the extra parking in the rear.  Mr. Ziepniewski noted that the top of the lot was out of the Stream Pro-
ection area and therefore could be built upon.  He stated that the applicant should discuss gross leaseable 
space with the Code Enforcement Officer to determine the amount of parking necessary.   
 
To a question Ms. Auglis, Mr. Bacon replied that there was approval from the DEP to establish a trail 
within this subdivision. Ms. Auglis stated that she would like to hear about a time frame for when it 
would be built.  Mr. Steitzer stated that they were concerned about their liability for people walking on 
the trails near dogs who were being tested outside for neurology problems.   
 
Ms. Auglis stated that the applicant should show where this lot is in the full subdivision.  To a question 
from Mr. Paul, Mr. Steitzer replied that handicap accessibility was not required to the second floor if they 
provided similar services on the first floor.  To a question from Mr. Porada, Dr. Potthoff replied that the 
building would be staffed for 24 hours for the care of animals staying overnight, but it would not be an 
emergency care hospital because they did not want to compete with the one in Portland.  Mr. Porada 
stated that the design was attractive and the applicant had done the best he could with the site. 
 
Mr. Wood stated that he was not excited about the flat roof on the left side of the building.  To a question 
from Mr. Wood, Mr. Steitzer replied that the only outside mechanicals would be the condensers and all 
others would be within the roof.  Mr. Wood noted that liability to trail users could be taken care of by 
insurance.  Dr. Potthoff stated that they did intend to have a fence.  Mr. Hanson stated that he was con-
cerned about protection from radiation in the x-ray room; Dr. Potthoff stated that the State would have to 
approve the design of the room.  Mr. Steitzer noted that veterinarians used lower levels of radiation than 
other doctors and the CT scan and MRI would be highly protected.  Mr. Bacon stated that the applicant 
should review the Fire Department’s MRI requirements. 
 
11.  Tender Touch Veterinary Hospital, Rita DeMeuse requests sketch plan review for 4,300 square foot 
building at 340 Gorham Road
 
Mr. Ziepniewski stated that there was a staff memo from Mr. Bacon.  Mr. Thomas DeMeuse stated that he 
and his wife would live on the property.  He stated that they had divided the land and the hospital would 
be on a 9.10 acre site.  Mr. Mike Steitzer, of MSA Architects, stated that this was a full-service veterinary 
hospital with five exam rooms with three appointments each per hour.  He stated that there would be x-
ray and surgical rooms with quality, low-impact care.   
 
Ms. Auglis stated that the Board needed to see full build-out of the site.  To a question from Mr. Wood, 
Mr. DeMeuse replied that this lot would be 9.10 acres with the building off to the side and room for ex-



pansion for boarding care in the future.  To a question from Mr. Wood, Mr. DeMeuse replied that there 
would be a 1,000 foot long wooded front buffer and they would update the growth as they put in the 
hospital;  he stated that the site would remain natural and would have a farm setting.  Mr. Wood 
suggested that the applicant consider putting the building in the front and the parking in the rear. 
 
12.  White Pine Subdivision Chase Custom Homes requests preliminary subdivision approval for 4 single 
family lots at 128 Gorham Road
 
Mr. Ziepniewski stated that there was a staff report and a memo from Mr. Wendel, both dated July 13, 
2006, a letter from an abutter and a traffic impact fee amount from Mr. Bray. 
 
Mr. Jeff Reed, of Pinkham & Greer, stated that this was a four acre parcel with one existing home and 
three new lots; he stated that the lot sizes would be one-quarter to a half acre.  Mr. Reed stated that the 
450 foot road would be constructed to town standards with public water and sewer and underground 
utilities.  He stated that they had used the Conservation Subdivision design so there would be open space.  
He stated that they had made some changes to the roadway and improved the drainage following peer 
review.   
 
To a question from Ms. Auglis, Mr. Reed replied that Mr. Bacon recommended the transfer of the four 
foot strip to the neighbors, but, as an alternative, they would like to widen the right of way to the property 
line for a 54 foot right of way.  Mr. Reed stated that the reason the right of way was not straight on the 
property line was due to the the setbacks for the existing residence.  To a question from Mr. Bacon, Mr. 
Reed replied that the front setback on the existing lot met the requirement and there would be a 
monument at the start of the curve of the road.  Mr. Bacon noted that four feet was not a lot of land area to 
convey to the abutter and that was the staff recommendation because the Board could not allow creation 
of a nonconforming lot. 
 
To a question from Ms. Auglis, Mr. Reed replied that the open space would be owned by the home-
owners’ association.  To a question from Ms. Auglis, Mr. Reed replied that the propane tank was about  
15 feet from the abutter’s property line and was the abutter’s responsibility.  Mr. Ziepniewski stated that 
the applicant should work with the abutter.  Mr. Reed asked whether the propane tank was a risk since 
there was a drainage ditch between it and the road; Mr. Ziepniewski replied that the applicant should meet 
with the Town Engineer.  Mr. Bacon stated that if the tank needed to meet setback requirements it may 
have to be moved to another part of the lot. 
 
Ms. Auglis read the Conservation Commission comments.  Mr. Wood stated that he would advocate the 
deeding of the four feet to the abutter; he noted that a shared driveway may work for Lots 2 and 3.   
 
Ms. Auglis moved to approve the preliminary subdivision plan; Mr. Callahan seconded. 
 

Voted 5-0 
 

Ms. Auglis stated that, because of the late hour, Item 14 would be the last item of the evening. 
 
14.  Sea Ridge at Blue Point Subdivision, SBK Associates LLC requests preliminary subdivision approval 
for 56 single family lots off Jasper Street and Pine Ledge Drive
 
Mr. Ziepniewski read comments from the Conservation Commission; he stated that there were memos 
from Mr. Wendel and Mr. Tubbs dated July 17, 2006. 
 



Mr. Shawn Frank, of Sebago Technics, stated that this subdivision was designed under Article VII. A.  He 
showed an aerial photo of the area and stated that this was a 50 acre site in the R-2 and R-F Zones.  He 
stated that there were wetlands in the rear and 51% of the site would be open space in the R-F Zone.  Mr. 
Frank showed the three phases; he stated that there would be a construction access from Pine Point Road 
through an existing gravel pit.  He stated that they had worked with Mr. Wendel and the Public Works 
Department and found that drainage and the pavement of Jasper Street was not good.  He stated that 
Jasper Street would be reconstructed with curbing, sidewalk and an esplanade during Phase 2.  Mr. Frank 
stated that public water was available from Pine Ledge Drive and there would be a pump station for the 
sewer.  He stated that stormwater guidelines would take care of the roadways and the lots and there would 
be bio-retention swales for treatment.  He stated that the next step was with the DEP for their approval. 
 
To questions from Mr. Callahan, Mr. Frank replied that the Jasper Street reconstruction would be the 
responsibility of the town with financing in part by the applicant; he stated that the construction access 
would be used by Phase 2 as well as Phase 1.  Mr. Callahan stated that this was a much better layout with 
the use of Article VII.A.  Mr. Paul stated that his concern was collective traffic at Dunstan.  Ms. Auglis 
confirmed that the applicant knew there would be a Dunstan impact fee.  Mr. Ziepniewski noted that an 
impact fee may help with the traffic permit from the DOT and the DEP.  To a question from Mr. Paul, 
Mr. Frank replied that they would connect the trails to the abutting town property.   
 
To a question from Mr. Porada, Mr. Frank replied that the gravel construction road would go to one of the 
new lots which would remain undeveloped until the end of the project.  To questions from Mr. Porada, 
Mr. Frank replied that the open space would be owned by the association and there would be a landscaped 
island in the middle of the cul de sac at Mariners Cove Road.  Mr. Porada noted that there would be a lot 
of impact on the Dunstan area that needed to be carefully considered.  To a question from Mr. Wood, Mr. 
Frank replied that the Dunstan area was included in the traffic analysis which was under peer review.  To 
a question from Mr. Wood, Mr. Frank replied that Windsor Pines Drive was considered for use because it 
had two ways out from Pine Ledge Drive.  Mr. Wood stated that he did not see much demand on Windsor 
Pines Drive.  To a question from Mr. Wood, Mr. Frank replied that they did intend to use the construction 
access for the whole site.  Mr. Frank stated that sidewalks would connect to the trail system.  Mr. Wood 
asked that the plan show the no-cut areas for buffering, including headlight pollution, for the abutting lots. 
 
Mr. Hanson stated that his only concern was the traffic.  Ms. Auglis stated that there was a lot of aware-
ness that Scarborough was reaching critical mass with traffic, a lot of planning was needed and the 
Dunstan impact fee was a good step.  Ms. Auglis complimented the applicant on the construction access; 
she stated that the Board would want specific information about the construction schedule.  She stated 
that she would like to see minimum lighting for residential standards.   
 
Ms. Auglis moved to grant preliminary approval; Mr. Hanson seconded. 
 

Voted 4-1 – Mr. Porada opposed.   
 

To a question from the audience, Ms. Auglis stated that there was no public comment segment because no 
public hearing was declared.  She stated that people could write their concerns or talk with the staff.   
 
25.  Town Planner’s Report
 
There was no report 
 
26.  Correspondence
 
There was no correspondence. 



 
27.  Planning Board Comments 
 
Ms. Auglis noted that there would be a public hearing on Tuesday, July 18, 2006, at 7:00 P. M. to discuss 
a new Contract Zone between Haigis Parkway and the Maine Turnpike. 
 
Mr. Hanson applauded Ms. Auglis and Mr. Callahan on their work with the new Comprehensive Plan.   
 
Mr. Hanson noted that there were 10 items remaining on the agenda and wondered whether there should 
be a special meeting; Ms. Auglis replied that it was difficult to get people together during the summer and 
she would like to wait until September to determine whether another meeting should be held.   
 
Regarding public comment, Mr. Wood stated that it was in the Board’s charter that public comment could 
be received at the discretion of the chairman.  Ms. Auglis stated that she did allow comments from The 
Residents Group of Pine Point because they called ahead. 
 
28.  Adjournment
 
The meeting was adjourned at 11:00 P. M. 
 


