
 
 
Planning Board         May 13, 2013 
 

AGENDA 
 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (April 22, 2013) 
 
4.  Piper Shores, Maine Life Care Retirement Community requests amended site plan review for 
additional parking spaces at previously approved site on Piper Road* 
 
5.  Eastern Carpet Cleaning, George Gadbois requests amended site plan review to construct a 1,250 
square foot addition to the existing building at 63 Pleasant Hill Road* 
 
6.  Biddeford Savings Bank requests review for mixed use development at 206 U. S. Route One 
 
7.  CASA requests site plan review for a new intermediate card facility at 148 Gorham Road 
 
8.   NKB Properties requests site plan amendment review for office space at 248 U. S. Route One* 
 
9.  Administrative Amendment Report 
 
10. Town Planner’s Report 
 
11.  Correspondence 
  
12.  Planning Board Comments 
 
13.  Adjournment 
 
 
 
*Public comment will be allowed on these items. 
 
 
 

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

 
 
 
 
 
 



 

 
 

Planning Board         May 13, 2013 
 

MINUTES 
 

Members Present      Staff 
 
Mr. Bouffard       Mr. Chace, Assistant Town Planner 
Mr. Dupont       Ms. Logan, Recording Secretary 
Mr. Mazer 
Mr. Paul 
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; Messrs. Chamberlain and Fellows were absent.  Mr. Paul 
authorized Mr. Dupont and Mr. Bouffard to vote. 
3.  Approval of Minutes (April 22, 2013) 
 
Mr. Paul moved to approve the minutes of April 22, 2013; Mr. Thomas seconded. 
 

Voted 5-0 
 
4.  Piper Shores, Maine Life Care Retirement Community requests amended site plan review for 
additional parking spaces at previously approved site on Piper Road* 
 
Mr. Chace noted that in2010 an expansion of the parking at this site was approved in two phases with 
Phase 2 including 20 additional spaces which had not yet been built.  He stated that there were responses 
to comments from Peter Tubbs which were technical and easily dealt with; he stated that he had drafted a 
motion and condition if the Board was so inclined. 
 
Mr. Michael Tadema-Wielandt, of DeLuca-Hoffman, explained that there were ten additional parking 
spaces along the entrance drive adjacent to an existing sidewalk, which were constructed as temporary 
spaces in 2010 and the management of the site realized that they were useful for visitors and staff and 
would like to pave the spaces and install guardrails.  He stated that Phase 1 added 18 spaces and the 
proposed 20 spaces of Phase 2 would be in the existing garden and the residents did not want the garden 
to be demolished and those 20 spaces would be replaced by the 10 temporary spaces.  Mr. Tadema-
Wielandt noted that the increased demand for parking was driven by the increase in personal card pro-
viders.  He stated that the DEP amendment had been submitted and he had a draft approval order and 
expected final approval next week. 
 
Mr. Paul opened the meeting to public comment.  Ms. Susan Nixon, of Drake Lane, stated that she was on 
the Buildings and Grounds Committee, and the last plan she saw showed that trees would be planted in 
the area of the temporary spaces.  She stated that it was scary trying to back out of those spaces and it 
would be a good idea to move the garden to this area because it needed to be totally reconstructed. 
 



 

 
 

Mr. Tadema-Weilandt stated that the previously approved plan showed the area for the temporary parking 
to be returned to grass and they had made efforts to make the area safer by increasing the depth of the 
spaces to get cars off the travelled way and the sight lines were good.    
 
Mr. Mazer asked about the downsizing of the approved parking; Mr. Tadema-Weilandt replied that there 
could be a need for more but this was a step in the right direction; he stated that the site was tight so there 
was not a lot of useable space.  To questions from Mr. Bouffard, Mr. Tadema-Weilandt replied that the 
spaces would continue to be used by overflow visitors and care providers and there was storage for snow 
in the grassed area with a 15 foot paved lane for plowing and snow would not be plowed into the deten-
tion pond.   
 
To a question from Mr. Thomas, Mr. Tadema-Weilandt replied that the 15 foot snow lane could be used 
for parking in the summer.  Mr. Thomas asked whether they had thought of parallel parking or planting 
the trees that would eliminate backing into the traffic; Mr. Tadema- Weilandt replied that that would 
reduce the number of spaces and most people would want to leave from the access road and not have to 
drive around the side and back to the road to get to the spaces.   Mr. Thomas stated that he was concerned 
about backing into traffic; Mr. Tadema-Weilandt stated that there would be two stop signs at the inter-
section so cars would stop and the concerns should not be as great as at a typical through road.  Mr. 
Thomas stated that he thought it was a legitimate concern from a member of the Building and Grounds 
Committee.  Mr. Tadema-Weilandt stated that this was the direction management wanted to pursue.  
 
Mr. Paul asked about the walking trail to Higgins Beach; Mr. Tadema-Weilandt replied that there was a 
pedestrian ramp, a crosswalk and a sidewalk at the trailhead.  Mr. Paul stated that that could be a reason 
for parking to be there.  He stated that he did not want to approve a site plan with a conflict with a trail-
head and parking.  Mr. Paul stated that there were a few things that were unclear which management 
needed to discuss with the Building Committee and return to the Board with a cleaner site plan with 
Phase 2 parking removed.   
 
5.  Eastern Carpet Cleaning, George Gadbois requests amended site plan review to construct a 1,250 
square foot addition to the existing building at 63 Pleasant Hill Road* 
 
This item was tabled at the request of the applicant. 
 
6.  Biddeford Savings Bank requests review for mixed use development at 206 U. S. Route One 
 
Mr. Chace explained that the applicant had been given approval for the Master Plan and was working 
through the DEP and DOT permits and the engineering details.  He stated that the applicant was before 
the Board as a reminder of the direction of the project. 
 
Mr. Mike Eon, representative for the applicant, stated that they worked with the agencies regarding the 
intersection and the lighting and had changed the site plan to reflect that; he stated that the third drive-
through lane had been eliminated and the Starbucks building was shown.  He stated that the sign would be 
on brick pillars.  He stated that they hoped to have all their permits before the next Board meeting.  Mr. 
Eon explained that there was a switch of the preservation area and they needed to convey a parcel prior to 
receiving a building permit; he stated that he suggested the portion of the site against Stratton Woods for 
preservation for a trail network because it was landlocked.  He stated that the applicant would give an 
easement for that parcel and across the front of the site for the sidewalk.  He stated that they would use 
some pavers to cut down on the impervious surface. 
 
Mr. Andrew Johnston, of SMRT, noted that the preservation area was intended as stream protection and 
the rear was not included because there had been a road proposed to connect to the Eastern Trail so they 



 

 
 

should be able to use that area now.  He stated that there were very few changes on the plan and as a 
result of input from the DOT there would be two turn lanes and the driveway island would be lined up 
with that on Hannaford Drive.  He stated that the only other change would be the extension of the bypass 
lane around Starbucks which would be narrowed to two nine foot lanes with pervious pavers rather than 
one 15 foot lane.  
 
Mr. Tom Gorrill, of Gorrill-Palmer, explained that the DOT wanted to see a morning traffic analysis 
which had been counted for the abutting Centervale property and the counts were satisfactory.  He stated 
that there would be a left turn lane out of this site and the Hannaford left turn could be at the same time; 
he stated that the delay would be small for turning right into this site.  Mr. Gorrill stated that the impact 
fee would be updated. 
 
Mr. Bouffard confirmed that the connection to Centervale would be one-way; he asked whether the ap-
plicant had considered flipping the buildings.  Mr. Johnston replied that the bank had to be where it is at 
their request.  Mr. Bouffard stated that it seemed Starbucks would get a lot more traffic than the bank.  
Mr. Gorrill stated that the two businesses had different peak traffic times.  Mr. Mazer asked whether the 
easements were mandatory; Mr. Chace replied that the Board had been consistent with sidewalks on 
Route One.  He stated that Oak Hill had the potential for limited development of the wetlands so the 
sidewalk could be built half in the right of way and half on this property; he stated that the portion on 
Route One would be public so the Town wanted an easement to extend all along the frontage for possible 
future development.  Mr. Chace stated that there was discussion about access to Eastern Road and Route 
One so there should be an easement whether the access was fixed or a general access easement to be 
worked out by the Town and the property owner.   
 
Mr. Paul asked whether there was any plan for the two crosswalks across Route One to be pushbutton 
activated; Mr. Gorrill replied that turning traffic did not stop so two crosswalks were necessary to strike   
a balance between traffic and pedestrians.  Mr. Johnston stated that the crosswalks would be stamped 
asphalt and paint   To a question from Mr. Paul, Mr. Johnston replied that the Starbucks’ order board was 
hidden in the landscaping.  Mr. Eon stated that Starbucks’ hours would be approximately 5:30 A. M. to 
10:00 P. M. so they wanted the site to be well lit with a low-impact LED light; he stated that the bank 
wanted security lighting.  Mr. Paul asked whether it was possible to do off-hours dimming of lights; Mr. 
Eon stated that they should be able to dim the lights in the rear and at Starbucks. 
 
7.  CASA requests site plan review for a new intermediate care facility at 148 Gorham Road 
 
Mr. Chace stated that the Board had seen an extensive review of this project in January and there had 
been revisions based on comments from that meeting; he stated that the DEP permit had been issued.  He 
stated that two remaining issues were pedestrian ways to the secondary front door and buffering to the 
northern property owner and the generator; he stated that technical issues would be worked out. 
 
Ms. Rachel Sunnell, of Gawron Turgeon Architects, stated that they worked with CASA to solve their 
space needs and were requesting final approval.  She stated that this was not a public facility but 24 hour 
care was required with vans and staff coming and going; she stated that they showed painted sidewalks 
because of the added cost of about $6,000.00 for marked crosswalks so they requested that it be up to the 
applicant because their funding may not cover that cost.  Ms. Sunnell stated that there were three safety 
egress doors and they would request no crosswalk to the secondary entrance, which would be locked, and 
they felt it would be confusing to visitors who were looking for the front door.   She stated that there 
would be additional screening to the north on the service side, but because of the 2:1 slope with a guard 
rail around the driveway,  they would plant seed and have erosion control with vegetation and the existing 
forest would start to reseed on the slope and they would prefer to let nature take over the slope.  She noted 
that there was 145 feet in the rear that would remain open because of the slope; she stated that they could 



 

 
 

add roses between the posts at the top to help buffer and the posts would protect the roses from the piled 
snow.  She stated that the generator would be fenced around all four sides. 
 
Mr. Thomas stated that he understood not marking the alternate crosswalk but the main crosswalk should 
be marked; he stated that he agreed with roses to retain the slope.  He asked whether the applicant would 
have to return to the Board for approval of the garage; Ms. Sunnell replied that they were not building the 
garage at this time because there was no funding.  Mr. Chace stated that with substantial start of the main 
building the garage could be built later if the Board was comfortable without seeing the architecture.  Mr. 
Thomas stated that he understood funding needs but would like to see the primary sidewalk marked.   
 
Mr. Mazer stated that he agreed with Mr. Thomas and asked about the laundry; Ms. Sunnell replied that 
the laundry would be moved or removed and there would be access around the back of the building for 
the van so there would not be a lot of change for the clients.  Ms. Sunnell stated that they had expanded 
the width of the fire lane and the Fire Department had no further comments.  Mr. Bouffard stated that, 
because of the private, nonprofit status, he had no problem with a painted walkway and he had a hard 
time requiring a marked sidewalk when the Town did not have marked crosswalks on public roads. Mr. 
Dupont noted that the sign would be much larger than the existing sign; Ms. Sunnell stated that the taller 
sign would not be covered by piled snow. 
 
To a question from Mr. Paul, Ms. Sunnell replied that they would plant yews in front of the chillers and 
there would be boulders and landscaping around the propane tanks.  Mr. Paul stated that the painted 
crosswalks would be satisfactory. 
 
Mr. Paul moved to approve the redevelopment of the CASA Inc. intermediate care facility with the 
following conditions: 
 
1.  Prior to issuance of the building permit, the applicant shall execute and record the Maintenance 
Agreement as required by the Post-Construction Stormwater Infrastructure Management Ordinance; 
 
2.  Prior to the issuance of the building permit, the applicant shall submit revised plans for the Planning 
staff’s review and approval to address the comments regarding buffering of the generator, as well as the 
addition of roses to the northerly edge of the property as a buffer near the steeply sloped land; 
 
3.  Prior to issuance of the building permit, the applicant shall revise the plans to adequately address the 
comments identified in the SYTDesign memo dated May 6, 2013; 
 
Mr. Thomas seconded. 

Voted 5-0 
 
8.   NKB Properties requests site plan amendment review for office space at 248 U. S. Route One* 
 
Mr. Chace explained that this was a conversion of a residence to office space which was allowed in the 
RPO Zone.  He noted that there was a flaw in the stormwater design so the Board should treat this item as 
a sketch plan.  He stated that there was an issue regarding the sidewalk along Route One consistent with 
the Oak Hill Study and the staff appreciated the closing of the Route One curbcut and the applicant would 
create a cross-circulation between this and the adjoining site.  Mr. Chace stated that there should be 
buffering to the adjacent residents on Westwood Avenue. 
 
Mr. Jacob Sparkowich, of Northeast Civil Solutions, stated that the project would include the construction 
of a nine space parking area behind the building and the curbcuts on Route One would be closed, there 
would be an access from Westwood Avenue and a connection between this site and 250 U. S. Route One, 



 

 
 

under the same ownership, would be created.  He stated that the site would be revegetated other than the 
walkway which would be ADA compliant and they would add the sidewalk at Route One.  Mr. Sparko-
wich stated that the circulation would include cross-easements; he stated that there would likely be a 
fence for buffering the abutter. 
 
To questions from Mr. Bouffard, Mr. Sparkowich showed two corner areas for snow storage and stated 
that the abutting site at 250 U. S. Route One would not be altered.  To questions from Mr. Mazer, Mr. 
Sparkowich replied that there would be a 20 foot wide access aisle and the handicap parking was shown 
to the rear because of the grading of the site and based on the limited use of the site met ADA require-
ments for accessibility and safety.   Mr. Sparkowich stated that the stormwater would not change the 
layout of the site and they would use pervious pavers; he stated that he would talk with the client about a 
dumpster or a cleaning service that would remove their waste. 
 
To a question from Mr. Paul, Mr. Sparkowich replied that the garage would not be office space and part 
of it would be used for minor work on vehicles.  Mr. Chace suggested that a note be placed on the plan 
regarding the use of the garage so there was no confusion in the future.  Mr. Paul asked about lighting; 
Mr. Sparkowich replied that he had included a photometrics plan in the Board’s package and the fence 
would resolve any overflow light to the abutter.  Mr. Chace stated that there should be shields on the 
lights.  Mr. Sparkowich stated that they would meet with the Sanitary District regarding the adequacy of 
the piping before coming back to the Board 
 
 
9.  Administrative Amendment Report 
 
Mr. Chace stated that the Chairman had administratively approved the addition of a changing building 
near the pool and a sun shelter at Camp Ketcha on Black Point Road. 
 
10.  Town Planner’s Report 
 
There was no report. 
 
11.  Correspondence 
 
Mr. Paul noted that there was an e-mail from John Chamberlain indicating that he would be moving from 
Scarborough and his last Planning Board meeting would be June 3, 2013. 
  
12.  Planning Board Comments 
 
There were no comments. 
 
13.  Adjournment 
 
The meeting was adjourned at 8:45 P. M. 
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