
Town of Scarborough 
 

Planning Board         August 7, 2006 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (July 17, 2006) 
 
4.  Consent Items 
 
5. 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 
 
6. 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 
 
7. Bessey Square, Kerry Anderson requests site plan review for 14,470 square feet of mixed use space at 
264 U. S. Route One 
 
8. Maine Masonry Co. Inc. requests amendment to previously approved site plan at 75 Manson Libby 
Road 
 
9. MER Development LLC requests sketch plan review for mixed use commercial development at 383   
U. S. Route One 
 
10.  Black Point Inn, BPI Partners LLC requests final approval for 13 single family lots at 510 Black 
Point Road   
 
11.  Black Point Inn, BPI Partners LLC requests site plan approval for the inn on Lot 14 at 510 Black 
Point Road 
 
12.  Hidden Creek Subdivision, Phase III, Normand Berube Builders requests final subdivision approval 
for 12 single family lots off Broadturn Road 
 
13. Risbara Bros. Construction Co. requests final subdivision approval for 6 single family lots off 429 
Gorham Road 
 
14.  Mike Glaude requests sketch plan review for a diner at 623 U. S. Route One  
 
15.  SouthCoast Community Church requests preliminary subdivision approval for 10 single family lots 
off Gorham Road  
 
16.  Bangor Savings Bank requests amended site plan review for site at 241 U. S. Route One 
 
17.  Dunstan Crossing Subdivision, ALC Development Corp. requests preliminary plan review of 
streetscape, entrance and park plans for site off U. S. Route One and Broadturn Road 
 



18.  Bessey School Senior Housing Corp. requests sketch plan review for reuse of Bessey School and 54 
additional units at 272 U. S. Route One 
 
19.  Bayley’s Campground, Inc., Tom Bayley requests approval for 181 additional campsites at existing 
campground at 52 Ross Road 
 
20. Town Planner’s Report 
 
21. Correspondence 
 
22. Planning Board Comments 
 
23. Adjournment 
 

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



Town of Scarborough 
Planning Board         August 7, 2006 

MINUTES 
 

Members Present      Staff
 
Ms. Auglis       Ms. Logan, Recording Secretary 
Mr. Callahan       Mr. Wendel, Town Engineer 
Mr. Hanson       Mr. Ziepniewski, Town Planner 
Mr. Paul 
Mr. Shanahan 
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; all members were present.  Ms. Auglis announced that Mr. 
Porada had resigned from the Board and stated that Mr. Shanahan would be voting. 
 
3.  Approval of Minutes (July 17, 2006) 
 
Mr. Wood moved to approve the minutes of July 17, 2006 as written; Mr. Hanson seconded. 
 

Voted 5-0 
4.  Consent Items
 
There were no consent items. 
 
5.  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
 
6.  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
 
Mr. Ziepniewski noted that there were draft findings of fact for this project with a proposed amendment 
from the applicant.  He stated that there was a memo from Mr. Bray, dated July 9, 2006, regarding the im-
pact fee; he stated that the staff felt there was nothing outstanding and the project was ready for approval. 
 
Mr. Durward Parkinson, of Dead River Orion Center, noted that a memo from Sebago Technics addressed 
the remaining issues; he stated that they had eliminated the supermarket’s pharmacy drive-through lane 
and added landscaping on the northeast corner.  He stated that they had presented information regarding 
the lighting scheme and the traffic impact fee issue had been resolved.  Mr. Parkinson stated that their 
proposed amendment to the subdivision findings was a request to be involved with the design of the 
future right turn lane on Sawyer Road.   
 
Ms. Auglis asked about campus signage; Mr. Parkinson replied that they hoped the signage could be a 
condition for staff to approve.  Mr. Andrew Hyland, of Port City Architects, stated that they had designed 
a couple of tenant signs and the pylon sign for Route One with a smaller version at Sawyer Road.  He 



stated that the only signs they thought would be unified were the directional or menu signs; he distri-
buted copies of the sign criteria for the tenants.  Ms. Auglis stated that the signs would be consistent but 
her pressing concern was well-placed directional signs within the site.  To a question from Ms. Auglis, 
Mr. Hyland replied that they had designed the buildings to the town’s standards and if there were any 
changes, they would return to the Board. 
 
To a question from Mr. Callahan, Mr. Parkinson replied that they would like to have no restrictions on 
hours for the supermarket; he stated that there would be very few customers during the night and the 
lighting would be lower.  Mr. Parkinson stated that the restriction from the DEP was that tractor trailer 
trucks not be on the site between 10:00 P.M. and 7:00 A.M.; he stated that there were very few night time 
trucks other than newspaper deliveries.  He stated that only tractor trailers were restricted.  At the request 
of Mr. Callahan, Tom Gorrill explained that the impact fees had been calculated and they would provide a 
right turn lane and a relocated signal pole with a pedestrian signal.  To questions from Mr. Callahan, Ms. 
Nancy St. Claire, of Sebago Technics, replied that the strip of land conveyed to the Town at Sawyer Road 
would become a right turn lane and there would be an exit-only at the west end of the parcel. 
 
Mr. Paul thanked the applicant for eliminating the drive-through for the pharmacy; he agreed that all night 
delivery trucks should be restricted because of the noise pollution.  Mr. Wood stated that he was pleased 
with the site.  Mr. Hanson stated that his concerns were also about night deliveries; he stated that signage 
would be proper to show truck drivers where to go.  Mr. Shanahan stated that he shared the traffic 
concerns for trucks, and businesses abutting residents did pose a problem; he stated that he did not know 
how far the Board could go with restricting trucks.  Ms. Auglis stated that this site has always been 
commercial and the applicant has heard how the Board felt about the restricting of trucks and would work 
to make the site as pleasant as possible for everyone.  Mr. Parkinson reiterated that they would like the 
flexibility of non-tractor trailers to be able to deliver at night.  To a question from Mr. Hanson, Ms. St. 
Clair replied that construction vehicles would be allowed between 7:00 A. M. to 7:00 P. M. 
 
Ms. Auglis moved to approve the final subdivision plan with the findings of fact including the amended 
3c. as proposed by Dead River; Mr. Hanson seconded. 
 

Voted 5-0 
 

Ms. Auglis moved to approve the site plan for 121,320 square feet of mixed use with the condition that 
campus signage be to the discretion of the staff; Mr. Wood seconded. 
 

Voted 5-0 
 

7.  Bessey Square, Kerry Anderson requests site plan review for 14,470 square feet of mixed use space at 
264 U. S. Route One
 
Mr. Ziepniewski noted that there were a number of proposed waivers to the ordinance that should be 
listed for the Board.  
 
Mr. Joseph Laverriere, of DeLuca-Hoffman, stated that this would be built to the requirements of the new 
TVC 2 Zone, and there would be three buildings with retail, residential and office space as a live/work 
site on 1.85 acres.  He stated that there would be a two-lane driveway and a drive-through lane for the 
coffee shop.  Mr. Laverriere stated that there would be public water, sewer, natural gas and underground 
utilities.  He stated that there were provisions for shared parking as shown on the matrix presented in the 
package; he stated that the ordinance required 116 spaces but they showed 101 spaces based on the anal-
ysis of the different uses at different times of the day.  Mr. Laverriere noted that a section of their drive-
way was six feet from the property line and they were asking for a waiver from the required 10 feet. 



To a question from Mr. Ziepniewski, Mr. Laverriere explained the existing curbcuts and the proposed 
curbcuts which would not meet the required separation of 135 feet as shown in their chart presented to the 
Board; he noted that some of the existing curbcuts would be closed.  To a question from Mr. Ziepniewski, 
Mr. Laverriere replied that they would like to share the fire lane which is existing on the Bessey School 
side and the Fire Department asked that there be a written document from the Town allowing that use. 
Mr. Laverriere stated that their site could accommodate the fire lane but they would rather use the joint 
lane.  He stated that the project and the traffic impact study had been submitted to the DOT for a traffic 
movement permit and there had been a scoping meeting but they had not yet received their permit.  He 
stated that the DOT questioned the queuing for northbound traffic on Route One and they had a problem 
with the left turn out; he showed the analysis of the queuing.  Mr. Laverriere stated that they were asking 
for a full entrance and a right turn out on Route One.  He displayed a visual perspective of the buildings 
and stated that they had provided responses to all the staff letters. 
 
Ms. Auglis stated that she was very pleased because this was what the Town had in mind for mixed use.  
At the request of Ms. Auglis, Mr. Laverriere explained the requested waivers; he stated that one of the 
waivers was for the distance between the existing, abutting curbcuts and their own curbcuts.  He stated 
that they proposed a full entrance and a combined entrance and exit northbound and exit southbound, if 
al-lowed by the DOT; he stated that the signalized Ward Street intersection would serve as a southbound 
exit.  Mr. Laverriere stated that the Fire Department did not need the width for emergency access at their 
proposed secondary access because they would use Ward Street.  Ms. Auglis confirmed that the entrance 
issues were in limbo until the DOT made their determination. Mr. Laverrriere stated that the other waivers 
were for the amount of parking spaces and the setback to the driveway. At the request of Mr. Callahan, 
Mr. Laverriere explained the parking space/sidewalk issue.  He stated that with shorter parking spaces, 10 
by 18 feet, with a two foot overhang for the fronts of large cars the sidewalk would be wide enough.  Mr. 
Ziepniewski stated that the applicant should list the waivers and the staff would add comments for the 
Board. 
 
To a question from Mr. Shanahan, Mr. Laverriere replied that their traffic engineer, Bill Eaton, used all 
the approved and current projects in his counts and traffic analysis.  Mr. Shanahan asked how long it 
would be until the queue line from the traffic light would be to this entrance; he stated that he was leery  
of waivers because it looked as if the Board was making side deals; he stated that he liked the concept.  
Mr. Hanson stated that traffic was the problem and there had to be some common sense used as well as 
the DOT rulings.  He stated that he liked the idea and the visual.   
 
Mr. Wood stated that this was the type of project for which Scarborough had been asking; he stated that 
he thought the Board could be flexible with curbcuts and thought the ordinance was outdated because 
large separations created a highway through the town rather than a main street where cars would meander 
through.  Mr. Wood stated that the Board should not encourage faster traffic with wider lanes and longer 
curbcuts.  Mr. Wood stated that the queuing looked as if it would work, but for how long.  He stated that 
left-turning traffic invited traffic to slow down.  To a question from Mr. Wood, Mr. Laverriere replied 
that pedestrian access to Bessey School would be between the two buildings.   
 
To a question from Mr. Paul, Mr. Laverriere replied that the extended pavement at the southwest corner 
would allow a car to back out of the last parking spaces; he stated that a link would not work because cars 
would be driving through the parking aisle.  Mr. Paul stated that this was an exciting opportunity for this 
area and he had no problem with the curbcut waiver; he suggested talking with the abutter regarding the 
driveway setback waiver.  Mr. Paul stated that he was not in favor of the left turn exit because of the 
queuing.  He asked about delivery vehicles in the tight parking area in the front; Mr. Laverriere replied 
that there were no loading docks but all the entrances had been designed to accommodate delivery trucks.   
 



Mr. Callahan stated that the left turn out seemed like a potential for accidents. To a question from Mr. 
Callahan, Mr. Laverriere replied that they provided a photometric design for lighting and there would be 
some low overnight lighting for the residents; he stated that the coffee shop would not be open all night.  
To a question from Mr. Callahan, Mr. Laverriere replied that they needed emergency access to only two 
sides of the buildings. Ms. Auglis stated that it was clear the Board had no big issues with the waivers but 
would need more information; she asked that pedestrian links be shown to the side and rear of Bessey 
School.  She stated that she agreed calming drivers down was good.  Ms. Auglis asked about landscaping 
at Route One and stated that buffering Bessey School should be considered.  Mr. Laverriere stated that 
there would be street trees; he stated that the landscape plan showed some planting in the rear but the 
sewer easement was in that location.   
 
Mr. Anderson noted that they were trying to comply with the 30 foot driveway aisle for emergency access 
and acknowledge that cars pulled up to curbs before they stopped; he stated that a small car would not 
protrude over the sidewalk but SUVs needed longer parking stalls so they tried to address all those issues 
for the parking and sidewalk.  Mr. Anderson stated that, regarding delivery trucks, deliveries would be 
made through the front doors and cars would drive around the trucks.  He stated that if the town really 
wanted to see the area change, people had to embrace projects like this; he stated that he needed the left 
turn out because big separations introduce speed.  Mr. Anderson stated that, unfortunately, the DOT 
wanted through-put and speed and wanted to limit curbcuts.  Mr. Anderson stated that he measured the 
traffic and vehicles did not queue back to the proposed intersection and the opportunity to turn left was 
immense.   
 
8.  Maine Masonry Co., Inc. requests amendment to previously approved site plan at 75 Manson Libby 
Road in the Industrial Park
 
Mr. Ziepniewski stated that this was sketch plan review and read staff comments. 
 
Mr. Mike Richmond, of Custom Concepts, explained that they wanted to construct a new building on the 
existing site for equipment storage and maintenance of vehicles that are already on the site.  He stated that 
there was no need to divide the site but they showed the buildings standing alone in the event it was nec-
essary; he stated that this was a dead end road with very little traffic.  Mr. Richmond showed the elevation 
of the 40 by 80 foot building which would house a lot of the equipment that was now outside; he stated 
that the entire parking lot would be paved. 
 
Mr. Patrick Coughlin, of St. Germaine Associates, stated that there had been no problems with storm-
water run-off and they felt the drainage was adequately handled by the existing system; he stated that 
some of the site was paved and the rest compacted gravel so there was not much infiltration.  Mr. Wood 
stated that his concern was the parking.  Mr. Richmond stated that the six existing parking spaces had 
worked but they provided more spaces for visitors.  Mr. Richmond stated that this would be a block 
building.  To a question from Mr. Hanson, Mr. Richmond replied that there would be a five foot roof 
overhang to cover some equipment storage. 
 
Mr. Hanson moved to approve the amended site plan; Mr. Shanahan seconded. 
 
Mr. Ziepniewski stated that the applicant had not provided information required in the Site Plan Ordi-
nance regarding utilities and engineering issues.  Ms. Auglis stated that the Board should have the 
completed site plan before voting. 
 
Mr. Hanson and Mr. Shanahan withdrew their motion and second. 
 



9.  MER Development LLC requests sketch plan review for mixed use commercial development at 383  
U. S. Route One
 
Mr. Ziepniewski stated that there was a staff memo dated July 25, 2006.  Mr. Mike Richmond, of Custom 
Concepts, stated that they proposed 19,000 square feet of mixed office and retail on the first floor with of-
fices on the second floor.  He stated that this site at the Moosehead Motel would be a smaller version of 
his Royal Ridge project and would be similar in terms of pedestrian access, landscaping and lighting.  He 
stated that the building would have multiple points of entry and a main corridor from front to back.   
 
Ms. Auglis noted that the Board had seen the concept at the former site, knew the basic impacts and Mr. 
Bacon’s memo noted the important items of this site where traffic would be impacted.  To a question 
from Mr. Wood, Mr. Richmond replied that this was about half the size of the Royal Ridge project.  Mr. 
Wood stated that he liked the ingress and egress.   
 
Patrick Coughlin, of St. Germaine & Associates, stated that he thought this was eligible for the 50 foot 
setback on Route One.  Mr. Wood suggested moving the building closer to Route One and getting rid of 
one aisle of parking in the front; he stated that he liked the sidewalk to the rear parking lot.  To a question 
from Mr. Wood, Mr. Richmond replied that he had designed the building so the rear would face Sullivan 
Tire.  To a question from Mr. Wood, Mr. Ziepniewski stated that there needed to be a sidewalk easement. 
 
To questions from Mr. Shanahan, Mr. Richmond replied that the site would be built all at once and he 
would like to build fewer than the required 108 parking spaces.  Mr. Coughlin stated that they would 
change the single stormwater pond to detention swales that would be vegetated with long strips of green 
between the parking areas to slow the velocity and help treatment.  He stated that they would like to build    
9 by 20 foot parking spaces in the rear rather than the required 10 by 20 spaces; he stated that this would 
be a compromise between the retail and office space requirements which would allow better stormwater 
design in the rear.  He stated that the front spaces would be 10 by 20 feet.  Mr. Coughlin stated that there 
would be a pedestrian bridge over the stormwater retention between the parking areas.   
 
Mr. Paul stated that he liked the architecture and agreed there could be fewer parking spaces, with space 
reserved for future parking if necessary.  Mr. Richmond stated that he would consider putting the building 
closer to Route One but had a hard time seeing the mass of building close to the fast traffic.   
 
To a question from Mr. Richmond, Mr. Ziepniewski replied that they would consider the 9 by 20 foot 
spaces but the request needed to be in writing; he stated that stormwater calculations should be done on 
the full parking.  Mr. Ziepniewski noted that some office buildings needed more parking recently because 
more employees had been hired.  Ms. Ann Archino-Howe, of Sustainable Design Studio, confirmed that 
the stormwater calculations should cover parking that may be built in the future; she noted that treated 
stormwater would flow to a culvert into the Route One system. 
 
Mr. Richmond asked whether there was any leeway on lighting spillover to the Sullivan Tire site; Mr. 
Ziepniewski replied that the applicant should make his lighting proposal. 
 
Ms. Auglis called a recess at 9:25; the meeting resumed at 9:35 P. M. 
 
10.  Black Point Inn, BPI Partners LLC requests final approval for 13 single family lots at 510 Black 
Point Road
 
11.  Black Point Inn, BPI Partners LLC requests site plan approval for the inn on Lot 14 at 510 Black 
Point Road
 



Mr. Terry DeWan, of Terrance DeWan Associates, stated that a few changes had been addressed in their 
cover letter; he stated that the one major change was the gated emergency access to Beach Road which 
changed some of the landscaping.  Mr. DeWan stated that the front entrance would also be widened.  Mr. 
Ogden Hunnewell, of BPI Partners, noted that the inn and the cliff walk now worked in a balanced way 
with other accesses and an easement was being created for residents of the subdivision and patrons of the 
inn; he stated that the indoor common areas of the inn would remain open to the public. He explained that 
the inn was an island surrounded by private property and they believed they had provided access from the 
inn to the cliff walk as it is today.  He noted that the cliff walk was on private property and they could not 
provide public access to private property.  Mr. Hunnewell stated that they were prepared to make a dona-
tion of $10,000 toward recreational space elsewhere in town.   
 
To a question from Mr. Wood, Mr. Ziepniewski replied that the applicant had answered all the questions 
for the subdivision and site plans; he stated that, from a staff perspective, the landscaping and lighting 
plans were satisfactory.  Mr. Ziepniewski stated that the Town Manager met with the applicant and be-
lieved the access issues could not be remedied so the applicant agreed to the new recreation fees.  To a 
question from Mr. Wood, Mr. Hunnewell replied that the main access to the cliff walk was from Scar-
borough Beach and made a circle back to Black Point Road.  Mr. Wood noted that the letter from the 
Town Attorney indicated that this subdivision would curtail that which exists now.  Ms. Auglis stated that 
the cliff walk was maintained by the Prouts Neck Association; Mr. Hunnewell stated that the walk was 
owned by the individual property owners.  She confirmed that there would be no public access to the cliff 
walk over the inn’s easement.  Mr. Wood noted that there was nothing in the plan that was more exclusive 
than what now exists; he stated that he was not comfortable getting any more from the applicant. 
 
Mr. Wood stated that there were not many changes and he appreciated the recreation contribution; he 
stated that he saw this as a stable project and an improvement over the additions to the inn.   
 
Ms. Auglis moved to approve the subdivision plan with the condition that a recreation fee of $10,000 be 
paid; Mr. Wood seconded. 

Voted 5-0 
 

Ms. Auglis moved to approve the site plan for the inn, including the waiver to allow the driveways to be 
26 to 30 feet wide, and the revised landscaping and lighting plan; Mr. Wood seconded. 
 

Voted 5-0 
 

12.  Hidden Creek Subdivision, Phase III, Normand Berube Builders requests final subdivision approval 
for 12 single family lots off Broadturn Road
 
Mr. Ziepniewski stated that this was not ready for final approval but the applicant wanted to bring the 
Board up to date on some outstanding engineering issues. 
 
Ms. Nancy St. Clair, of Sebago Technics, stated that they had been going through the DOT process since 
December and had received their permit today; she stated that the Town Council had given its support for 
a land swap with the abutting Camp Scarborough.  Regarding Mr. Wendel’s comments, Ms. St. Clair 
stated that the stormwater drainage would fall under the new laws so some of the design was new and 
they hoped to clarify it with Mr. Wendel and Mr. Tubbs.   
 
To a question from Ms. Auglis, Mr. Wendel replied that the engineering issues should be ironed out by 
the next meeting.  Mr. Shanahan stated that he still had issues with the use of Section VII. in this location 
because the site would not be consistent with the existing neighborhood with different bulk and space re-
quirements.  Mr. Wood stated that he had seen neighborhoods with vast bulk and space differences and it 



was hard to see any real difference between them and they were compatible; he stated that it was a shame 
Section VII. was not in existence when the first phases of Hidden Creek were developed.   
 
To a question from Mr. Callahan, Ms. St. Clair replied that the main access to Camp Scarborough would 
be through Trademark Drive; she stated that it was now a gravel trail and would be improved for vehicles.  
Mr. Paul stated that the Board would like to see a plan of all the trails and asked whether there would be 
any other trail access.  Ms. St. Clair stated that the trail to the camp and to the open space would be acces-
sible; she stated that there was good trail access in the area.   
 
13.  Risbara Bros. Construction Co. requests final subdivision approval for 6 single family lots off 429 
Gorham Road
 
Mr. Ziepniewski stated that there was a memo from Mr. Wendel, dated August 6, 2006, and a staff report 
dated July 25, 2006.  He stated that the staff felt the project was ready for approval with the condition that 
the memos be incorporated. 
 
Mr. Rocco Risbara III stated that there were no changes since preliminary approval and they had received 
their DEP permit.  Mr. Risbara showed the proposed project sign.  He stated that this was a seven lot sub-
division with one existing house; he stated that the existing driveway would be relocated to the new road.   
To a question from Ms. Auglis, Mr. Risbara replied that about three trees would be taken down for the 
road but the others would remain.  To a question from the Board, Mr. Risbara replied that there would be 
a Payne Road impact fee.   
 
Ms. Auglis moved to approve the final subdivision plan with the condition that Mr. Wendel’s and Mr. 
Bacon’s memos be incorporated; Mr. Hanson seconded. 
 

Voted 5-0 
 

The remainder of the agenda was tabled to the August 28, 2006 meeting. 
 
20.  Town Planner’s Report
 
Mr. Ziepniewski stated that there were plans to be signed.  Mr. Ziepniewski noted that Mr. Hanson had 
suggested a bus ride be taken for a site visit to Bayley’s Campground. 
 
21.  Correspondence
 
There was no correspondence. 
 
22.  Planning Board Comments
 
Mr. Paul stated that he would not be at the next meeting. 
 
23.  Adjournment
 
The meeting was adjourned at 10:35 P. M. 


