
Town of Scarborough 
 
Planning Board          June 24, 2013 

AGENDA 
 

1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (June 3, 2013) 
 
4.  Consent Item:  Biddeford Savings Bank requests site plan and subdivision approval for mixed use 
development at 206 U. S. Route One 
 
5.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Zoning Ordinance standards for Accessory Units* 
 
6.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Zoning Ordinance Sign Regulations* 
 
7.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Zoning Ordinance regulation for the Traditional Neighborhood Overlay District* 
 
8.  100 Haigis Partners, Inc. requests site plan review for proposed driveway entrance on property located 
at 100 Haigis Parkway for access to First Look Plaza at 273 Payne Road* 
 
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. 
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Town of Scarborough 
 
Planning Board          June 24, 2013 

MINUTES 
 

Members Present       Staff 
 
Mr. Bouffard        Mr. Chace, Town Planner 
Mr. Dupont        Ms. Logan Recording Secretary 
Mr. Fellows 
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; Mr. Mazer was absent.  Mr. Paul authorized Mr. Dupont to vote 
and noted that Mr. Bouffard was now a voting member due to the resignation of Mr. Chamberlain. 
 
3.  Approval of Minutes (May 13, 2013 and June 3, 2013) 
 
Mr. Paul moved to approve the minutes of May 13, 2013; Mr. Thomas seconded. 

Voted 4-0-1 – Mr. Dupont abstained. 
 

Mr. Fellows moved to approve the minutes of June 3, 2013; Mr. Thomas seconded. 
Voted 4-0-1 – Mr. Paul abstained. 

 
Mr. Paul noted that Item 7 had been tabled. 
 
4.  Consent Item:  Biddeford Savings Bank requests site plan and subdivision approval for mixed use 
development at 206 U. S. Route One 
 
Mr. Chace explained that this item had gone through Planned Development review and site plan and 
subdivision reviews; he stated that the DOT and DEP permits had not been received in time for the 
previous meeting but were now issued.   
 
The Board had no issues. 
 
Mr. Paul moved to approve the site plan dated June 24, 2013 and the subdivision plan dated June 21, 
2013 with the following conditions: 
 
1. The site shall be constructed in accordance with the plan set entitled “Biddeford Savings: New Bank 
Branch & Coffee Shop,” prepared by SMRT, dated June 24, 2013; including all other pertinent informa-
tion depicted as part of the submission package dated May 20, 2013. 
 
2.  The final detail plans, including construction phasing, for the offsite transportation improvements shall 
be reviewed and approved by Planning staff. 
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3.  Prior to the issuance of a certificate of occupancy the applicant shall finalize and record documentation 
for the following easements as depicted on the approved subdivision plan: 
a.  the Route One sidewalk easement, and 
b.  pedestrian access to the remaining land of Black Point Development, LLC, identified as Lot 2. 
 
4.  The freestanding sign shall require a sign permit to be reviewed and issued by the Code Enforcement 
Officer in consultation with the Assistant Town Planner. 
 
5.  Prior to the issuance of the building permit the applicant shall execute the Maintenance Agreement as 
required by the Post-Construction Stormwater Infrastructure Management Ordinance. 
 
6.  Prior to the issuance of a building permit the applicant shall pay all requisite traffic impact fees. 
 
Mr. Fellows seconded. 

Voted 5-0 
 
5.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Zoning Ordinance standards for Accessory Units 
 
Mr. Chace stated that this was a straightforward amendment to strike one of the performance standards 
that requires Accessory Units to connect to the public water and sewer systems if they are located in the 
Shoreland Zone.  He stated that the language was restrictive to people who could demonstrate that that 
their septic system and well could handle the Accessory Unit use with the Town’s stringent plumbing 
standards.  He noted that a year ago the Ordinance was changed so that Accessory Units were no longer 
Special Exceptions and could be approved by the Code Enforcement Officer.   
 
Mr. Paul opened the public hearing; no one spoke for or against the amendment; Mr. Paul closed the 
public hearing.   
 
Mr. Bouffard stated that he had no issues with this specific amendment.  Mr. Paul noted that there would 
be an Ordinance Committee meeting where Mr. Bouffard could address his concerns about other issues 
with the Accessory Unit provisions.  The Board had no issues. 
 
Mr. Paul stated that the Board sent a positive recommendation to the Town Council. 
 
6.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Zoning Ordinance Sign Regulations 
 
Mr. Chace stated that the staff worked closely with SEDCO and the Ordinance Committee to make the 
Sign section of the Zoning Ordinance easier to use and to correct some conflicts in the language.  He 
stated that the focus was on condensing and reformatting the ordinance to make it easier to navigate by 
consolidating sections.  He stated that the amendments incorporated the Haigis Parkway signage stand-
ards into the sign charts and eliminated some outdated standards.  Mr. Chace stated that the Ordinance 
Committee sought to update the standards for electronic signage for gas prices so the ordinance was 
changed to allow the industry standards for green or red lighting for gas prices only.  He stated that the 
staff also identified one of the allowed standards in the HP Zone, the zero setback for freestanding signs, 
was inadvertently deleted and staff will incorporate the current language into the proposed amendments 
prior to the Council’s second reading. 
 
Mr. Paul opened the public hearing; no one spoke; Mr. Paul closed the public hearing. 



 
 

3 
 

 
Mr. Paul stated that he had told the Ordinance Committee at their meeting that the electronic signage 
coloring restriction was put in the ordinance based on a study that determined that the colors, white and 
amber, were the least distracting to motorists; he stated that he liked the way the item was currently  
written and was not in favor of the gas price change because the work done was logical and supported by 
research.   
 
Mr. Paul stated that he did not have a problem enlarging a nonconforming sign by a little but thought the 
sign should be made conforming if a reader board were added.  He stated that the Board got few chances 
to fix something that was nonconforming and he suggested that the Town Council put in some verbiage 
that if reader boards were allowed on a nonconforming sign, the sign should become conforming.   
 
Mr. Fellows stated that he felt it was not good policy to cede to industry standards and the colors allowed 
were not arbitrary in the beginning and it bothered him that there would be a piecemeal picking away at 
the ordinance.  Mr. Fellows stated that he agreed with Mr. Paul regarding nonconforming signs and that 
reader boards should become conforming.  Mr. Thomas complimented all those involved who made the 
ordinance easier to read and agreed with Mr. Paul and Mr. Fellows.  Mr. Dupont agreed. 
 
Therefore, the Board sent an overall favorable opinion to the Council with consideration of striking the 
allowance for gas prices to meet industry standards and not to allow reader boards to be added to noncom-
forming signs. 
 
7.  The Planning Board will conduct a public hearing to receive input regarding proposed amendments to 
the Zoning Ordinance regulation for the Traditional Neighborhood Overlay District 
 
This item was tabled. 
 
8.  100 Haigis Partners, Inc. requests site plan review for proposed driveway entrance on property located 
at 100 Haigis Parkway for access to First Look Plaza at 273 Payne Road 
 
Mr. Chace explained that the applicant wanted to install a driveway entrance 400 feet from the Payne 
Road intersection; he stated that Haigis Parkway was a controlled access highway which was regulated by 
the DOT and the Town.  He stated that the Town’s traffic engineer, Bill Bray, and the staff had concerns 
about the full access and how it might impact short and midterm intersection capacity.  He stated that the 
staff thought this location should be vetted by the Board and the applicant to understand the future of the 
site.  Mr. Chace stated that there was a high cost for full improvement given the shelf life of the access in 
light of the intersection improvements to be made in the area.  He stated that his staff report had posed 
questions of site details regarding of stormwater and connectivity to First Look Plaza. 
 
Mr. Tom Greer, of Pinkham and Greer, stated that they had an MDOT permit for this entrance; he stated 
that they knew there would eventually be a median in the street and understood the short shelf life of a 
full access but would create a right-in and right-out access following construction of the median.  He 
noted that this entrance was contemplated when First Look Plaza was approved and there was paving to 
tie into this site for access from this driveway.  He stated that there was a two-year time frame for their 
DOT permit which would expire in a couple of weeks.  Mr. Greer stated that this access was the first step 
in marketing this site and there had been some concerns about access and how to connect to the Plaza.  He 
stated that this lot was against the treeline so they would not do any landscaping at this time but would 
put in lighting along the driveway if the Board wished.  Mr. Greer showed a concept plan for retail devel-
opment of the site which he thought would help the Board see how the site could be developed. 
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Mr. Paul stated that it was rare that someone wanted to spend money knowing they may not be able to use 
the investment in the not too distant future.  He stated that the Board should consider a right-in and right-
out access only because it did not make sense to change it in the near future.  Mr. Greer stated that there 
would be about the same pavement for either access and they would create an island for the right-in right-
out access which would not be a significant expense.  He stated that they wanted to know that they could 
use that right turn access when the median was built. 
 
Mr. Paul stated that from a planning perspective the driveway located further down the intersection, as 
shown on the retail proposal, seemed smarter.  Mr. Greer showed where the traffic flows were a little 
better.  He stated that the landscaping would need to be compatible with Payne Road for consistency at 
the two entrances.  Mr. Greer stated that the Plaza had been working fine and access to the dumpster was 
across the driveway but they did not see that there was a conflict with traffic.  Mr. Chace noted that 
dumpsters were usually placed where people did not have to cross traffic to access them.  Mr. Greer stated 
that that site was not the issue here.  Mr. Chace stated that the Planning Board did not approve a through 
access on the First Look Plaza site so it was appropriate to look at it now because it showed an access that 
was not approved.   
 
To a question from Mr. Bouffard, Mr. Greer replied that with the access toward the intersection the site 
would be built similarly with a building on each side or with more parking for a large building; he stated 
that the building on the far end made sense to keep the parking away from the sensitive land.  Mr. 
Bouffard asked whether there would be room to the left for a small building closer to the Plaza; Mr. Greer 
replied that they would not have a single small building.  Mr. Bouffard stated that he preferred the plan 
with the access further away from the Plaza.  Mr. Bouffard confirmed that the purpose was to make the 
site more attractive to buyers. 
 
Mr. Dupont stated that he agreed that there should be landscaping and possibly lighting.  Mr. Chace stated 
that Mr. Bray indicated that lighting was not required under the engineering standards. Mr. Thomas asked 
whether there was the possibility of two curbcuts; Mr. Greer replied that it was possible but only if the 
proposed access was right in and right out which would lose full access when the median was extended.  
To a question from Mr. Thomas, Mr. Chace replied that he knew of no time frame for extension of the 
median but there should be more traffic coming through the area from Route One via Haigis Parkway.  
Mr. Thomas stated that he was not opposed but wondered how long it would be before the access would 
have to be changed. 
 
Mr. Fellows stated that he understood the business motivation behind this but from a planning standpoint 
it did not make sense to approve something that would have to be changed; he stated that he did not have 
a problem approving the interim driveway closer to the intersection but would prefer to have it right in 
and right out only.   He stated that it seemed odd to market a site based on a certain type of access 
knowing that in the future it likely would change.   
 
Mr. Paul stated that because humans were creatures of habit, he was concerned that if there were a full 
service exchange that became a right turn only, people would not take it seriously.  He stated that there 
was confusion as to the extent of the proposed location and the applicant should indicate to the Board 
which access they wanted and whether or not there would be lighting; he stated that the Board needed to 
know what the access would look like.  Mr. Paul asked that the dumpster be reconsidered at First Look 
Plaza to make it safer for people. 
 
Mr.Greer stated that they felt it was premature to talk about a sign at this time; he stated that they would 
put some landscaping on the right side and the left side would be loamed and seeded and trees planted.  
He stated that they would not regrade the site until there was a tenant. 
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To a question from Mr. Fellows, Mr. Chace replied that the DOT permit would expire before the next 
Board meeting so the applicant would need to talk to the DOT.  Mr. Greer stated that he did not know 
whether there could be an extension for the permit.   
 
9.  Administrative Amendment Report 
 
Mr. Chace stated that the Chairman had administratively approved four parking spaces with some  
conditions at Acapello Salon at 173 U. S. Route One.  He stated that the Chairman also approved the  
enlargement of a storage unit that had been approved by the Board for Allere on Southgate Road.  Mr. 
Chace stated that the Chairman had approved the relocation of a pool and bath house within the site at 
Bayley’s Campground. 
 
10. Town Planner’s Report 
 
Mr. Chace noted that the Ordinance Committee would meet at 5:30 P. M. on July 2, 2013 to discuss the 
Design Standards.  He stated that there had been a clerical error on the Cascade Falls amendment signed 
by the Board and there was a corrected plan to be signed tonight as well as the Biddeford Savings plan.   
 
11.  Correspondence 
 
There was no correspondence. 
 
12.  Planning Board Comments 
 
Mr. Thomas stated that he had gone to the first meeting of the Historical Committee and there would be 
another meeting on July 2, 2013. 
 
Mr. Paul noted that the Board was in need of a new member. 
 
13.  Adjournment 
 
The meeting was adjourned at 8:10 P. M. 
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