
Town of Scarborough 
 

Planning Board          October 28, 2013 
AGENDA 

 
1.  Call to Order (7:00 P. M.) 
 
2.  Roll Call 
 
3.  Approval of Minutes (October 7, 2013) 
 
4.  The Planning Board will conduct a public hearing to receive comment on proposed amendments to the 
Scarborough Zoning Ordinance for changes to the Traditional Neighborhood Overlay District* 
 
5.  Risbara Family Development LLC requests site plan review for 40,000 square foot office building at 1 
Foley Farm Road 
 
6.  Good Rebel Holdings, LLC requests sketch plan review for indoor climbing facility on Haigis 
Parkway 
 
7.  Family Wellness Center requests site plan review for 4,000 square foot medical office building at 433 
U. S. Route One* 
 
8.  Administrative Amendment Report 
 
9.  Town Planner’s Report 
 
10. Correspondence 
 
11. Planning Board Comments 
 
12. 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          October 28, 2013 
MINUTES 

 
Members Present      Staff 
         
Mr. Dupont       Mr. Chace, Assistant Town Planner 
Mr. Fellows       Ms. Logan, Recording Secretary 
Mr. McGee 
Mr. Paul 

 
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. Bouffard, Mazer and Thomas were absent.  Mr. Paul 
authorized Mr. McGee and Mr. Dupont to vote. 
 
3.  Approval of Minutes (October 7, 2013) 
 
Mr. Paul moved to approve the minutes of October 7, 2013; Mr. Dupont seconded. 
 

Voted 4-0 
 
4.  The Planning Board will conduct a public hearing to receive comment on proposed amendments to the 
Scarborough Zoning Ordinance for changes to the Traditional Neighborhood Overlay District* 
 
Mr. Chace explained that a few months ago the Long Range Planning Committee talked with the deve-
loper of Eastern Village regarding bringing the Traditional Neighborhood Overlay District more in line 
with the density bonuses of newer zoning.  He stated that the Committee recommended amendments for 
affordable housing and the Housing Alliance made a proposal to the Town Council which would maintain 
the base density in the TND at four units per acre with one additional unit for a density bonus.  He stated 
that the proposal from the Alliance included the ability to take advantage of an in-lieu fee for a fund to 
support other affordable housing projects, and  to allow an additional unit to be accumulated through the 
development transfer provision and to introduce the residential density factors, which he stated meant that 
smaller units with a fixed number of bedrooms would equal 0.5 or 0.66 of a unit.   
 
Mr. Paul opened the public hearing.  Mr. Kerry Anderson, developer of Eastern Village, stated that these 
amendments would allow developers to be in line with other zones and allow them to deal with afford-
able housing that was not now viable because of the poor economy.  Mr. Paul closed the public hearing. 
 
Mr. Fellows stated that, having seen a number of approved projects with affordable housing bonuses that 
had been difficult to achieve because of the market factors; he stated that he thought this was a good mix 
of incentives.  To a question from Mr. McGee, Mr. Chace replied that the Zoning Ordinance defined 
affordable housing; he stated that currently there were two approved projects that had affordable housing 
requirements and the developers had been interested in getting it established but the program had not 
worked.  Mr. Dupont stated that this should help the Housing Alliance. 
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Mr. Paul stated that he, too, had seen projects returning to the Board having issues trying to get their 
affordable housing piece filled but could not find buyers to fill the requirement.  He stated that the Com-
mittee worked with the Town Manager who worked with the Alliance and there was no easy fix; he stated 
that this may not be the best solution but it was a step in the right direction.  He stated that, based on the 
Board members’ comments, the Board would be sending a positive recommendation to the Council. 
 
5.  Risbara Family Development LLC requests site plan review for 40,000 square foot office building at   
1 Foley Farm Road 
 
Mr. Chace stated that there were comments from the Planning staff, Mr. Wendel, Mr. Gorrill and Mr. 
Tubbs and the applicant was looking forward to comments from the Board.  He stated that a packet had 
been received this afternoon from the law office of Verrill Dana which raised some issues on behalf of the 
abutter, Hannaford Bros.  Mr. Chace stated that there were some questions from the staff regarding 
pedestrian access and internal access.   
 
Mr. Paul noted that the package from Verrill Dana had not been received by the Board until the members 
arrived for this meeting and there had not been time to look through it and would do so prior to the next 
meeting. 
 
Ms. Nancy St. Clair, of St. Clair Associates, stated that they understood that the Board did not approve 
projects unless DEP approval had been received.   She stated that the DEP had asked the applicant to add 
another bio-retention cell with plantings and landscaping and additional information was sent to the DEP. 
 
Ms. St. Clair stated that they had struggled with a sense of place for the public but had added an area in 
addition to that for the employees.  She stated that they had added a sidewalk along the new access road 
as the Board requested and would respond to other questions from the staff prior to the next meeting.  Ms. 
St. Clair stated that they had removed one of the three proposed freestanding signs as only two would be 
allowed; she displayed the signage which complemented the building architecture.  Ms. St. Clair showed 
the architectural model as it would look from the access road. 
 
Ms. St. Clair stated that the connection to 197 Route One would be severed until development occurred 
on that site and a note would be added to the plan to that effect.  Regarding phasing of the project, she 
stated that the atrium would be part of Phase 1 construction and they had showed a rendering of how the 
site would look prior to construction of Phase.  She stated that the east and west parking would be con-
structed with Phase 1.  Ms. St. Clair stated that there were 15 more parking spaces than necessary on the 
west side and eight of them would be used for snow storage until Phase 2 was built, at which time snow 
would be hauled from the site.  She stated that they would protect the bio-retention cells in the area of 
snow storage.  Ms. St. Clair stated that before natural gas was supplied and prior to Phase 2, they would 
place the propane tanks within the footprint of the Phase 2 building which would be screened by grass 
that would allow air flow.  She stated that, at the request of Mr. Wendel, biocell No. 6 would be moved so 
it was not within the right of way of Foley Farm Road.  
 
To a question from Mr. Paul, Ms. St. Clair replied that she would show a crosswalk at the entrance on the 
southwest corner; she stated that the entrance crosswalks would be stamped and patterned.  Mr. Paul 
noted that people would take a shortcut through the grass to Little Dolphin Drive rather than going to the 
corner to use the crosswalk.  Ms. St. Clair stated that they did not want to create a mid-block crosswalk so 
tried to keep people at the intersection; she stated that they could put in some plantings to dissuade people 
from using that area for crossing the road.  To a question from Mr. Paul, Ms. St. Clair replied that they 
had shortened the hammerhead toward the Risbara’s existing site so it was even with the edge of this 
site’s parking.  Mr. Paul noted that this would require a waiver for the deadhead parking of ten spaces 
without a second outlet. 
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6.  Good Rebel Holdings, LLC requests sketch plan review for indoor climbing facility on Haigis 
Parkway 
 
Mr. Chace explained that this was a sketch plan to develop a 10,000 square foot rock climbing gym in   
the Haigis Parkway Zone.  He stated that the zone had been amended to create more flexibility and now 
permitted the proposed use.  He stated that one of the items to consider was the design and layout of the 
proposal; he stated that the Town tried to reduce the amount of parking where possible so the Board 
should understand the proposed parking needs.  
 
Mr. Taki Miyamoto, of Good Rebel Holdings, stated that this would be a good community resource and 
they felt they had found the right location and the right team.  He stated that the site was unique with the 
abutting pond and the trees and they proposed a modern looking building with 50 parking spaces.  He 
stated that the facility would be for families and would have amenities other than climbing, such as 
speakers and events.  He stated that he had talked with the abutter, Mike Scammon, whose comments had 
been incorporated into their plan.  Mr. Miyamoto stated that their parking was commensurate with other 
similar facilities; he stated that they wanted to make the site welcoming with space overlooking the pond. 
 
Mr. Lee Allen, of Northeast Civil Solutions, explained that the lot was very narrow and left them the 
option to either put the parking next to the pond or in the front but they thought it was best to put the 
building nearer the pond.  He stated that the front of the site was lower than Haigis Parkway and there 
was a lengthy buffer of woods which would screen the parking.  He stated that the building required 35 
spaces but the history of these types of facilities showed that more was needed.  Mr. Allen explained that 
the access to the Parkway was limited by the DOT and it would also serve further development of the 
Scammon property.  He showed the scale of what the site might look like from the street.  He noted that 
this site was served by public sewer and water. 
 
Mr. McGee asked whether other configurations had been done; Mr. Miyamoto replied that they moved 
the building around on the site several ways and had to consider the stormwater, the parking and the pond 
and this configuration worked the best.  Mr. McGee stated that this was an exciting plan.  Mr. Dupont 
stated that he wanted to see more buffering.   
 
Mr. Fellows noted that some of these parcels were tricky because of the grade change; he stated that this 
site was unique for this type of use and he would want to see some planting islands in the parking field 
and increased buffering.  He asked whether the pond was subject to DEP review or setback requirements; 
Mr. Allen replied that the ponds were created during the construction of the Turnpike so there was no 
juris-diction from the DEP or the Army Corps of Engineers and there were no setback requirements.  To a 
question from Mr. Fellows, Mr. Miyamoto replied that they would have three or four full time employees 
and 12 to 15 part time employees who would be there after working hours and there would be designated 
parking spaces for the employees.  Mr. Fellows stated that this was an interesting and exciting project. 
 
To a question from Mr. Paul, Mr. Miyamoto replied that the pier would go into the water.  Mr. Paul stated 
that the deadhead parking was his biggest concern; he stated that the Board looked for ways to provide 
flow and this site did not have good traffic flow.  Mr. Paul asked about maneuverability of fire equipment; 
Mr. Allen replied that the site was designed to get to the other side of the building with grass pavers and 
they were considering those details.  Mr. Paul confirmed that the access and parking would be paved.  He 
stated that the Board would be interested in the architecture and pedestrian movement.  Mr. Miyamoto 
stated that there were not current trails on the site. 
 
7.  Family Wellness Center requests site plan review for 4,000 square foot medical office building at 433 
U. S. Route One* 
 



 

4 
 

Mr. Chace stated that the Board had seen this project for sketch plan and the applicant had responded to 
comments and done a good job revising their plan.  He stated that Mr. Gorrill, Mr. Tubbs and the staff 
were comfortable with the project, but the Fire Department wanted to confirm that their trucks could 
make it into the site.   
 
Mr. Steve Blais, of Blais Engineers, stated that this would be a 4,000 square foot facility with chiro-
practic, acupuncture and yoga services.  He stated that the structure would be of gray vinyl siding.  He 
stated that they had created a more efficient layout and reduced impervious surface by about 9,000 square 
feet.  He stated that they had closed off the Route One curbcut and added a second maple tree for screen-
ing at the corner.  Mr. Blais stated that Portland Water District and the Sanitary District had given their 
approval.   
 
To a question from Mr. Paul, Mr. Blais replied that the Fire Department was satisfied with the layout and 
the truck turning movement.  Mr. Chace noted that the Fire Department wanted to make sure this site 
would have only one tenant because more than two tenants would require sprinklering of the building.  To 
a question from Mr. Paul, Mr. Chace replied that lighting along the building was architectural sconces.  
Mr. Paul asked about lighting zones and recommended that there be reduced lighting at night.  He stated 
that he liked the look of the site and the building. 
 
Mr. Paul moved to approve the site plan with the following conditions: 
 
1.  That, prior to the issuance of a building permit, the applicant shall: 
      a.  pay traffic impact fees totaling $19,352.00; 
      b.  pay peer review fees; 
      c.  provide a revised plan set including modifications to address the issues related to emergency  
           vehicular turning movements and the design of the Route One curb as noted in Planning staff’s 
           comments.  The revised plans may be reviewed and approved by Planning staff. 
 
Mr. Fellows seconded. 

Voted 4-0 
 
8.  Administrative Amendment Report 
 
There was no report 
 
9.  Town Planner’s Report 
 
Mr. Chace noted that there would be a SEDCO workshop on Wednesday, October 30, 2013, at 8:00 A.M. 
 
10. Correspondence 
 
There was no correspondence. 
 
11. Planning Board Comments 
 
Mr. Paul thanked the Board members for showing up so that there was a quorum.  He noted that Mr. 
Thomas would not be at the next meeting. 
 
12. Adjournment 
 
The meeting was adjourned at 8:30 P. M. 
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