
Town of Scarborough 
 

Planning Board         February 22, 2010 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (February 1, 2010) 
 
4.  The Planning Board will conduct a public hearing to receive input for proposed amendments to New 
England Expedition’s Contract Zone agreement for the Gateway at Scarborough off Haigis Parkway* 
 
5.  The Planning Board will conduct a public hearing to receive input for a proposed amendment to the 
Zoning Ordinance regarding pawnshops* 
 
6.  America’s Best Value Inn, Vijay Patel requests site plan review for a 6,750 square foot, two story 
building at the existing inn at 4 Millbrook Road 
 
7.  Sea Mist Development, Chris Karageorge requests sketch plan review for division of Lot 4 in 
previously approved subdivision at 188 Pleasant Hill Road 
 
8.  Higgins Beach Inn, Robert Westberg and Diane Garofolo request site plan amendment for site at 34 
Ocean Avenue* 
 
9.  Inverness Medical requests site plan amendment for 22,000 square foot expansion to their warehouse 
at 10 Southgate Road* 
 
10. 11 Willowdale Commons, Greeley Capital LLC requests site plan amendment review for additional 
office building on previously approved site at 11 Willowdale Road* 
 
11. Administrative Amendment Report 
 
12. Town Planner’s Report  
 
13. Correspondence 
  
14. Planning Board Comments 
 
15. Adjournment 
 
*Public comment will be allowed on these items. 

 
 

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

Planning Board         February 22, 2010 
MINUTES 

 
Members Present     Staff 
 
Ms. Auglis      Mr. Bacon, Town Planner 
Mr. Fellows      Mr. Chace, Assistant Planner 
Mr. Mazer      Ms. Logan, Recording Secretary 
Mr. Paul 
Mr. Sullivan 
Mr. Thomas 
 
1.  Call to Order 
 
Mr. Paul called the meeting to order at 7:00 P. M. 
 
2.  Roll Call 
 
The Recording Secretary called the roll; Mr. Chamberlain was absent.  Mr. Paul authorized Ms. Auglis to 
vote and welcomed Mr. Sullivan to the Board. 
 
3.  Approval of Minutes (February 1, 2010) 
 
Mr. Paul moved to approve the minutes of February 1, 2010; Mr. Fellows seconded. 
 

Voted 5-0 
 
4.  The Planning Board will conduct a public hearing to receive input for proposed amendments to New 
England Expedition’s Contract Zone agreement for The Gateway at Scarborough off Haigis Parkway* 
 
Mr. Bacon explained that the Contract Zone agreement for The Gateway included a provision regarding 
Gateway Square which required that completion of construction of the offices and hotels be completed 
within three years.  He stated that, because of the economy, the requirement had not been met so the 
applicant was requesting an amendment to extend that condition for three more years. 
 
Attorney Richard Shinay noted that the other aspect was the definition of substantial completion; he 
stated that the requirement was for specific buildings and not the entire project.  He stated that they had 
redefined the substantial completion to include the foundation for 100,000 square feet of leaseable space 
on the site. 
 
Mr. Paul opened the public hearing; no one spoke for or against the amendments; Mr. Paul closed the 
public hearing.   
 
To a question from Mr. Fellows, Mr. Shinay replied that there was an approved site plan but one or 
several buildings could be covered under the 100,000 square feet.  The Board had no issues with the 
proposed amendment.   
 
Mr. Paul stated that this was a straightforward request and the Board sent a positive opinion to the Town 
Council. 
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5.  The Planning Board will conduct a public hearing to receive input for a proposed amendment to the 
Zoning Ordinance regarding pawnshops* 
 
Mr. Bacon stated that the Ordinance Committee had worked with an applicant who wanted to open a 
pawnshop and established a licensing ordinance and had defined pawnbroker, pawnshop and transactions 
to distinguish them from retail use.  He stated that pawnshops would be limited to the B2 and B3 Zones. 
 
Mr. Paul opened the public hearing; no one spoke for or against the amendment; Mr. Paul closed the 
public hearing. 
 
Ms. Auglis stated that she was relieved that this use would be limited to purely commercial zones and not 
in mixed use zones.  Mr. Sullivan noted that the Comprehensive Plan indicated that the B-2 Zone would 
be eliminated in most areas of town and this use may have to be considered again.  Mr. Bacon stated that 
the B-3 Zone was a result of the Comprehensive Plan and staff would keep in mind the elimination of the 
B-2 Zone.  To a question from Mr. Sullivan, Mr. Bacon replied that the Ordinance Committee was con-
cerned about establishing pawnshops next to residential homes, which would not be an issue if the shops 
were run well.  He stated that the applicant would be in the B-3 Zone so the Ordinance satisfied his needs; 
he noted that the B-3 Zone covered a large area of town. 
 
Mr. Fellows and Mr. Thomas supported the request.  Mr. Mazer stated that he was in favor of the 
amendment and knew the Police Chief had input on this subject.  Mr. Paul stated that the Board sent a 
positive opinion to the Town Council. 
 
6.  America’s Best Value Inn, Vijay Patel requests site plan review for a 6,750 square foot, two story 
building at the existing inn at 4 Millbrook Road 
 
Mr. Bacon stated that adjustments had been made to the plans and the staff had questions about plant 
species and additional landscaping on the islands to meet the 10% requirement.  He stated that the Board 
would need to approve waivers for the dead end parking and the drive aisle width.  He stated that the fire 
hydrant and a note regarding the unified development for two buildings on one site needed to be on the 
plan.  Mr. Bacon stated that SYTDesign was satisfied. 
 
Mr. Lee Allen, of Northeast Civil Solutions stated that they had moved the dumpster to meet the 10 foot 
setback requirement and the pool patio would also meet the setback.  He stated that the fire hydrant was 
on Millbrook Road and they would show it and the snow storage on the plan.  Mr. Allen stated that the 
three waivers were for the dead end parking, the aisle width to be 22 feet in order to put in a six foot land-
scape island and the 10 to 15% landscaping in the parking area depended on how it was calculated.  Mr. 
Bacon stated that the calculation was based on the landscaping within the confines of the parking lot so 
the perimeter would not be included.  Mr. Allen stated that he did not believe they could achieve the 15% 
with this layout but had a lot of landscaping otherwise. 
 
To a question from Ms. Auglis, Mr. Allen replied that the concrete planters in the triangle could be re-
moved during the winter to make snow removal easier; he stated that small storms could be stored on site 
but any snow that would damage the landscaping would be removed.  Mr. Bacon noted that there were 
sites in town where snow was removed.  Ms. Auglis stated that more winter landscaping was needed and 
should be shown on the final plan.   
 
To a question from Mr. Mazer, Mr. Bacon replied that the applicant had provided two striped areas for 
backing around and there were only ten spaces in the dead end parking and staff was satisfied.  Mr. 
Thomas asked whether staff was comfortable with the three waivers; Mr. Bacon replied that the dead end 
parking was reasonable and the drive aisle was acceptable because this was not a high turnover retail use.  
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He stated that the parking lot was tight but there were some areas that could be landscaped near the 
building.  Mr. Bacon stated that the Board could impose a condition that the applicant submit an updated 
landscaping plan that could be reviewed by the staff and the Chairman.  Mr. Thomas stated that he had no 
issues as long as the landscaping was clarified.  Mr. Fellows agreed with the waivers and the condition for 
an updated landscaping plan. 
 
Mr. Paul moved to approve the amended site plan with the following conditions: 
 
1.  Prior to issuance of a building permit the applicant shall pay the traffic impact and peer review fees; 
2.  Prior to the issuance of a building permit the applicant shall execute and record a declaration of unified  
     ownership at the Cumberland County Registry of Deeds. 
3.  Prior to issuance of a building permit the applicant shall revise the site plan to include: 
     a.  a revised landscape plan detailing all plant types including parking lot provisions to be approved 
          by staff and the Chairman; 
     b.  a note shall be added to the site plan regarding the treatment of snow removal; 
     c.  a note shall be added to the site plan referencing the unified ownership provision of Section II.D.9. 
         of the Zoning Ordinance; 
     d.  a revised location of the dumpster to meet the requirements of the Fire Department; 
     e.  a verification of the distance to the nearest fire hydrant along Route One 
     f.   a notation of the 15 foot setback on the west property line. 
 
Mr. Thomas seconded. 

Voted 5-0 
 
7.  Sea Mist Development, Chris Karageorge requests sketch plan review for division of Lot 4 in 
previously approved subdivision at 188 Pleasant Hill Road 
 
Mr. Bacon stated that this was a straightforward request; he noted that the street address needed to be 
discussed with the Police Department.   
 
Mr. Jim Fisher, of Northeast Civil Solutions, stated that this was an amendment to an existing subdivision 
approved in 1994.  He stated that the estate lot had been for sale for several years with no action and the 
applicant would like to split that lot in half.  Mr. Fisher noted that the jog in the property line afforded the 
frontage and saved some apple trees; he stated that the area was served by public water and sewer and 
they would consult the Police Department regarding the address.  He stated that the minor issues had been 
addressed.  He stated that Sanitary District approval was not needed for two lots and there would be only 
one curb cut. 
 
To questions from Ms. Auglis, Mr. Fisher replied that the abutter had exchanged land with the applicant 
and there was no way to get to the back of the property but it was all owned by the abutter.  Ms. Auglis 
stated that she did not like shared driveways.  Mr. Fisher stated that there could be two driveways.  Mr. 
Thomas stated that he would rather fewer people pulling out into Pleasant Hill Road, so one curb cut 
would be better.   Mr. Paul stated that he would prefer one driveway which would make more sense on 
Pleasant Hill Road.   
 
Mr. Fisher noted that they were requesting a waiver for the topographical map.  Mr. Bacon stated that 
more information was needed regarding the rear of the property but the Board could deal with it as part of 
the process.   
 
8.  Higgins Beach Inn, Robert Westberg and Diane Garofolo request site plan amendment for site at 34 
Ocean Avenue* 
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Mr. Bacon noted that the Zoning Board of Appeals had approved expansion of this nonconforming busi-
ness; he stated that the Fire Department wanted more information for fire lanes.  He stated that the current 
parking was approved in 2002 but if there were an increase in intensity of use beyond the allowed restau-
rant seating, there would need to be additional off-street parking.  He stated that the Greenwood Avenue 
parking was not exclusive to the inn.   
 
Ms. Garofolo stated that they would like a waiver for the detailed site plan and to be allowed to use the 
existing site plan.   
 
To a question from Mr. Mazer, Mr. Bacon replied that the use began prior to requirements for parking but 
the use was formalized in 2002 and the lack of parking was acknowledged but it was deemed sufficient; 
he stated that if no further seating was proposed the old approval would stand.  To a question from Mr. 
Mazer, Ms. Garofolo replied that their license allowed 75 restaurant seats, 12 counter seats and 21 hotel 
rooms and they would not expand the capacity but change the kitchen and have outdoor seating available.  
Ms. Garofolo stated that they leased the parking lot across Ocean Avenue through 2011 and reserved 10 
spaces for their employees. 
 
Mr. Thomas stated that as long as parking could be secured when the parking lot changed hands he had no 
issues with the plan.  To a question from Mr. Fellows, Ms. Garofolo replied that they would move some 
of the existing seating outside when possible and would not create any more than 75 seats and would take 
the same level of reservations; she stated that they rarely had 75 customers.  She stated that outdoor seat-
ing would be from 5:00 P. M. to dusk. Ms. Auglis stated that parking could be a problem in the future and 
she was concerned about the wording of the approval; she stated that she was also concerned that the deck 
could add more customers; she stated that her only issue was the parking and something more definitive 
should be provided.  Ms. Garofolo stated that they were interested in issuing passes to their guests for the 
parking lot; she noted that the times they needed parking spaces were not during the busy beach times. 
 
Mr. Paul explained that there were parking requirements per seat and hotel room and if this were a new 
project there would not be enough parking but the parking had been approved for this business in 2002.  
He stated that since this was not a new project, the parking was off the table unless the seating capacity 
changed.  Mr. Chace noted that the food handler’s license set the amount of seating and set the bar for the 
2002 approval. 
 
Mr. Paul stated that he needed to see a drawing that showed what the applicant was trying to do and to see 
the existing parking spaces; he stated that he would like to see something that addressed the current seat-
ing capacity and what the Board would be agreeing to for seating and parking.  He stated that the site plan 
should not show the parking on Greenwood Avenue.  
 
9.  Inverness Medical requests site plan amendment for 22,000 square foot expansion to their warehouse 
at 10 Southgate Road* 
 
Mr. Bacon noted that many of the staff comments had been addressed and the applicant had received their 
DEP permit for expansion.  Mr. Chace stated that the stormwater management plan had been submitted to 
staff and would be sent to SYTDesign for their review. 
 
Mr. Ryan Senatore, of TFH Architects, displayed the site with new employee parking, truck circulation 
and a new cooler enclosure.  He stated that the comments had been addressed and a landscape plan had 
been provided; he stated that they showed 12.3% landscaping in the new parking area.  Mr. Senatore 
stated that the addition would be a metal panel building which would match the existing structure of light 
and dark grey.  He stated that they would transplant some of the trees and plant new red maples around  
the site with screening of the new transformer.  To a question from Mr. Fellows, Mr. Senatore replied that  
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the landscaping had been changed since the previous plan.  Ms. Auglis confirmed that the staff comments  
had been addressed on the revised site plan.  To a question from Mr. Thomas, Mr. Santore replied that the 
parking lot across the street would be striped. 
 
Mr. Paul moved to approve the amended site plan; Mr. Thomas seconded. 
 

Voted 5-0 
 

10. 11 Willowdale Commons, Greeley Capital LLC requests site plan amendment review for additional 
office building on previously approved site at 11 Willowdale Road* 
 
Mr. Bacon stated that there were staff comments and the project had been through peer review.  He stated 
that the note regarding a unified development and the declaration for recording should be shown on the 
plan.  He noted that there should be a layered planting for buffering toward the abutting residence and the 
parking lot design required a dead end waiver. 
 
Mr. Les Berry, of BH2M, stated that this site was in the new B-3 Zone and this would be a second build-
ing on the lot.  He displayed the landscape buffer and stated that they would provide the caliper of trees 
required; he stated that there would be 17 parking spaces in the rear and the site entrance would be 26 feet 
wide.  Mr. Berry stated that the new building would be 1,497 square feet.  He stated that the notes had 
been updated on the plan. 
 
To a question from Mr. Mazer, Mr. Bacon replied that the size of the site did not allow circulation in the 
parking lot and there was adequate space to turn around so the staff was comfortable with the waiver for 
dead end parking.  Mr. Thomas confirmed that the lighting was full cutoff.  To a question from Mr. 
Thomas, Mr. Paul Russo, owner of the site, replied that the exterior of the building would match the 
existing beige cement siding.  
 
Mr. Paul moved to approve the site plan amendment; Mr. Mazer seconded. 
 

Voted 5-0 
11. Administrative Amendment Report 
 
There was no report. 
 
12. Town Planner’s Report  
 
There was no report. 
 
13. Correspondence 
 
There was no correspondence. 
  
14. Planning Board Comments 
 
Mr. Paul asked how the Board felt about asking for general comments from the Board rather than asking 
each member individually.  Mr. Mazer stated that he liked the idea of general comments.  Ms. Auglis and 
Messrs. Sullivan and Fellows stated that they liked the order and organization of asking individual Board 
members for their comments.  Mr. Paul stated that he would continue to ask for individual comments. 
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Mr. Paul asked that Board members present to Mr. Chace what they felt they did or did not want or need 
in their packages; he stated that less paper would reduce the duplication costs and save some trees. 
 
15. Adjournment 
 
The meeting was adjourned at 9:10 P. M. 

 
 
 
 
 
 
 


