
  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 
 

TO VIEW TOWN COUNCIL MEETING & OFFER PUBLIC COMMENT: 

https://scarboroughmaine.zoom.us/j/86144419344 

  

TO VIEW TOWN COUNCIL MEETING ONLY: 

https://www.youtube.com/channel/UCD5Y8CFy5HpXMftV3xX73aw 

 

NO NEW BUSINESS SHALL BE TAKEN UP AFTER 10:00 P.M. 
 

Item 1. Call to Order.  
 

Item 2.  Pledge of Allegiance. 

 

Item 3.  Swearing-in of newly elected officials.  

 

Order No. 23-126.  Act on the request for nominations and election of a new Town Council Chair. 

[Town Clerk] 
 

Order No. 23-127. Act on the request for nominations and election of a new Town Council Vice-Chair. 

[Council Chair] 
 

Item 4.  Roll Call. 
 

Item 5. General Public Comments. 
 

Item 6.   Minutes:  November 8, 2023 - Town Council Meeting. 
 

Item 7.   Adjustment to the AMENDED AGENDA.   
 

Item 8. Items to be signed:  a. Treasurer’s Warrants. 
 

Item 9.  Town Manager Report. 

• Cannabis Moratorium Update 
 

*Procedure for Addressing Council [Councilor Chair will explain process] 

 

Resolution 23-005. Act on the request to approve Resolution 23-005, entitled “Land Option Agreement 

Path Forward.” [Councilor Anderson] 
 

Order No. 23-104, 7:00 p.m. Public hearing and second reading the proposed amendments to 

Chapter 405 Zoning Ordinance Section XX.C Crossroads Planned Development (CPD), Subsection D.2. 

Planned Developments relating to buffers. [Planning Director] [Tabled from the November 8th Town 

Council meeting].  
 

Order No. 23-114, 7:00 p.m. Public Hearing and second reading on the proposed amendments to 

Chapter 405 – the Zoning Ordinance, Section XII. Sign Regulations G. Electronic Message 

and Time/Temperatures Signs. [Planning Director] 
 

https://scarboroughmaine.zoom.us/j/86144419344
https://www.youtube.com/channel/UCD5Y8CFy5HpXMftV3xX73aw


  

 

Order No. 23-115, 7:00 p.m. Public Hearing and second reading on the proposed amendments to 

Chapter  405 Zoning Ordinance Section VI Definitions and Chapter 405 Zoning Ordinance 

Section XX.C Crossroads Planned Development (CPD), Subsection B. Permitted Uses ii relating to 

coffee house use. [Planning Director] 
 

Order No. 23-119, 7:00 p.m. Public hearing and second reading on the proposed Zoning Map change 

for a portion of R052006 and U056001, being an approximately 9.4-acre parcel located off of Haigis 

Parkway, currently zoned Haigis Parkway (HP) to Crossroads Planned Development (CPD). [Planning 

Director] [Tabled from the November 8th Town Council meeting.] 
 

Order No. 23-120, 7:00 p.m. Public hearing and second reading to the proposed changes to the 

official zoning map for R053004, being an approximately 35.8-acre parcel located off of Preservation 

Way, currently zoned Village Residential 4 (VR-4) to Crossroads Planned Development (CPD). 

[Planning Director] [Tabled from the November 8th Town Council meeting.] 

 

OLD BUSINESS:  
 

Order No. 23-105. First reading and schedule a public hearing and second reading on the request from 

3iHoMe/POAH to enter into a Credit Enhancement Agreement with the Town of Scarborough, to 

develop a state of the art accessible apartment community in the Town Center at The Downs. [Housing 

Alliance] [Tabled from the September 20th Town Council meeting.] 
 

Order No. 23-116. Second reading on the proposed Chapter 602B - the Town of Scarborough 

Temporary Event Overflow Parking Ordinance. [Planning Director]  
 

Order No. 23-122. Second reading on the request to use School Impact Fees to make the FY2023 

required payments to Crossroads Holdings, LLC beginning on December 1, 2023 through November 

2024, or until the Town closes on the purchase of the property with a total maximum exposure of 

$175,000. [Town Manager] 

 

NEW BUSINESS: 
 

Order No. 23-128. First reading and schedule a public hearing and second reading on the proposed 

amendments to Chapter 311 – the Schedule of Fees. [Planning Director] 
 

Order No. 23-129. First reading on the new request for a Cannabis Establishment License from 

Nickolas Levasseur, d/b/a Pine Point Medical, LLC, located at 137 Pleasant Hill Road for a Medical 

Cannabis Products Manufacturing Facility and schedule a public hearing and second reading. [Assistant 

Town Manager] 

 

Item 10.  Non-Action Item.   
 

Item 11.   Standing and Special Committee Reports and Liaison Reports. 
 

Item 12.  Council Member Comments. 
 

Item 13.  Adjournment. 

 

 

 

 

 



  

 

 

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 
 

Order No. 23-126.  Move approval on the request for nominations and election of a new Town 

Council Chair. [Town Clerk] 

 

 

 

 

 

Town Clerk        Ought to Pass  

              

Sponsor       Recommendation 

 

N/A 

         

First Reading/Vote 

 

N/A 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Scarborough Town Council Meeting 
Council Meeting Date: November 15, 2023 

 
 

 

 

 

 

ACTION ITEM:  Order No. 23-126.   

SUBJECT:  
 

Act on the request for nominations and election of a new Town Council Chair. [Town Clerk] 
 

PURPOSE: 
 

The Chairperson is responsible for making sure that each meeting is planned effectively, 

conducted according to the Charter and Council Rules and that matters are dealt with in an 

orderly, efficient manner.  
 

BACKGROUND: 
 

Pursuant to Chapter 302 – the Council Rules & Policies Manual, Section 119: 
 

Chair to be Presiding Officer. 

The Chair shall take the chair at the time appointed for the meeting, call the members to order, 

cause the roll to be called, and, a quorum being present, cause the minutes of the preceding 

meeting to be read and proceed to business.  
 

As well as all other duties as assigned pursuant to Chapter 302. 
 

FISCAL IMPACT: N/A 
 

STATUS / PROCESS TO DATE: 
 

• Election of new Chair at Town Council: November 15, 2023 
 

PROPOSED ACTION: 
 

Recommend approval on the nomination for the Chair. 
 

ATTACHMENTS: N/A 
 



  

 

 

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-127. Move approval on the request for nominations and election of a new Town 

Council Vice-Chair. [Council Chair] 

 

 

 

 

 

Council Chair        Ought to Pass  

              

Sponsor       Recommendation 

 

N/A 

         

First Reading/Vote 

 

N/A 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Scarborough Town Council Meeting 
Council Meeting Date: November 15, 2023 

 
 

 

 

 

 

ACTION ITEM:   Order No. 23-127.  

SUBJECT:  
 

Act on the request for nominations and election of a new Town Council Vice-Chair. [Town 

Clerk] 
 

PURPOSE: 
 

To preside over the meetings in the absence of the Chair. 
 

BACKGROUND: 
 

Pursuant to Chapter 302 – the Council Rules & Policies Manual, Section 120: 
 

Role of Vice Chair. 

The Town Council shall elect a Councilor to serve as Vice Chair by a majority vote. The Vice 

Chair will serve in the absence or disability of the Chair and perform any duties as designated 

by the Chair. The term of Vice Chair will be concurrent with the Chair. [amended 04/04/01]. 
 

As well as all other duties as assigned pursuant to Chapter 302. 
 

FISCAL IMPACT: N/A 
 

STATUS / PROCESS TO DATE: 
 

• Election of new Vice Chair at Town Council: November 15, 2023 
 

PROPOSED ACTION: 
 

Recommend approval on the nomination for the Vice Chair. 
 

ATTACHMENTS: N/A 
 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Resolution 23-005. Act on the request to approve Resolution 23-005, entitled “Land Option 

Agreement Path Forward.” [Councilor Anderson] 

 

 

 

 

Councilor Anderson      Ought to Pass  

              

Sponsor       Recommendation 

 

N/A 

         

First Reading/Vote 

 

N/A 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

 

 
 

Resolution 23-005 
 

LAND OPTION AGREEMENT PATH FORWARD 

 

BE IT RESOLVED by the Council of the Town of Scarborough, Maine, in Town Council assembled that, 
 

WHEREAS, the Crossroads Holding LLC is the owner of certain parcels of land located between Payne 

Road, Haigis Parkway and Route One in the Town of Scarborough that consist of approximately 274.02 

acres; and, 
 

WHEREAS, the Crossroads Holding LLC and the Town of Scarborough are parties to a Credit 

Enhancement Agreement dated December 12, 2018 related to the development of the Property (the “CEA”), 

which requires the Seller to reserve land within the Property for the Buyer’s option to purchase for the 

development of a school or a community center; and, 
 

WHEREAS, the School Building Committee was established by the Board of Education to study the needs 

of the Scarborough Public Schools facilities, conducted a year-long site selection search, evaluating 46 sites 

and recommended that the Town construct a unified K-3 school on a site located within the Property; and 
 

WHEREAS, the Board of Education approved and recommended a site located within the Property to the 

Town of Scarborough to pursue a land Option Agreement to support the construction of a school solution; 

and 
 

WHEREAS, Crossroads Holding LC and the Town of Scarborough executed Purchase Option Agreement 

dated September 6, 2023 to purchase 21.87 acres of land for a school, community center or municipal 

playground or fields at the cost of $7.21M recommended by a third party appraiser hired by the Town of 

Scarborough and contemplated an additional $3M in off-site roadway construction within the property; and,  
 

WHEREAS, the Purchase Option Agreement states the Town of Scarborough shall undertake reasonable 

efforts by October 31st 2023 to make Zoning, CPD buffer, Tax Increment Financing and Credit 

Enhancement Agreement adjustments as outlined in the agreement; and 
 

WHEREAS, the Town demonstrated reasonable efforts, completing first reading on all the items prior to 

October 31, 2023; and,  
 

WHEREAS, on November 7th the K-8 Strategic School Solution requesting up to $160MM failed at 

referendum with 5,813 voting NO and 3,364 voting YES, which included the $10.21M of costs 

contemplated within the Purchase Option Agreement; and, 
 

WHEREAS, the School Building Committee needs time to understand from the public the reasoning 

behind the failed referendum, determine a plan forward and propose a modified solution, which may still 

require the purchase of land where the proposed site may still be the best location for a school solution; and,  

 

 

 

 



 

 

WHEREAS, the Town of Scarborough has an active Ad Hoc Community Center Committee that will need 

to undergo a site selection process to develop a design and cost estimates to come to voters with a future 

referendum request for a Community Center; and,  
 

WHEREAS, the Town of Scarborough completed a Parks and Facilities Master Plan that indicates the need 

for additional recreational fields to meet community needs; and.  
 

WHEREAS, the Purchase Option Agreement contemplated multiple attempts at referendum for a school 

solution and stated “In the event the voters of the Town do not approve the Project by referendum before 

December 31, 2024, Crossroads Holding LLC agrees to identify a parcel within the Property of 

approximately 5-10 acres to be determined by , which if acceptable in design and configuration to the 

Parties, is to be conveyed to the Buyer at a purchase price to be reasonably determined by the Parties through 

the joint appraisal process set forth in Section 1.2 of the LOI (the terms of which are incorporated herein 

by reference) or via such other means as the Parties may agree. Any Option Fee paid under this Agreement 

shall be applied to the purchase price of the Reserve Parcel;” and, 
 

WHEREAS, as agreed to in the Purchase Option Agreement “ In the event that: 1) this Agreement 

automatically terminates due to Buyer’s failure to obtain approval of the Project by the voters of the Town 

at a referendum on or before December 31, 2024, or 2) this Agreement automatically terminates due to 

Buyer’s failure to satisfy the conditions to close as set forth in Section 8 below by March 29, 2024, or 3) if 

the Buyer elects not to purchase the Reserve Parcel, then in any such case the Buyer agrees to release the 

Seller from all existing obligations under Section 8.16 of the CEA thereafter.” 
 

NOW, THEREFORE, BE IT RESOLVED, by the Scarborough Town Council, in Town Council 

assembled, the Town Council will execute the following plan to honor the commitments in the Option 

Agreement and make a decision on whether to proceed with the Purchase Option Agreement to purchase 

land for school, community center, municipal playgrounds or field use by January 17th, 2024:   
 

November 2023: 

● Table all actions related to the Purchase Option Agreement until January 17th, 2023 when a survey 

is completed 

● Consult with the School and School Building Committee to deploy a survey as soon as possible to 

obtain public feedback to understand why the referendum failed; including the role the site and 

Purchase Option Agreement played; and 

● Request Crossroads Holding LLC provide a non-binding sketch plan that indicates potential land 

use plans for the currently zoned VR4 parcel to allow the Town to more accurately estimate financial 

impact to be validated by a third party hired by the Town of Scarborough and to further inform CPD 

buffer requirements in the event the Council proceeds with the Option Agreement; and 
 

December 2023: 

● Table the CEA Action at the December 6th meeting until January 17, 2023. 

● Act on Tax Increment Financing to expand the Scarborough Downtown Omnibus TIF Development 

Program to include parcels as outlined in the Purchase Option Agreement, plus additional parcels 

contiguous to the existing boundaries (Cottages at Sawyer and aspects of Enterprise Business Park) 

that may be in the Town’s best interest based on adherence to analysis required in 103.1 Credit 

Enhancement Policy; and 

https://resources.finalsite.net/images/v1647610740/scarboroughmaineorg/dkuxuhqqzijwrvrtrszi/1ScarboroughDowntownOmnibusTIFDevelopmentProgram10262018.pdf
https://resources.finalsite.net/images/v1647610740/scarboroughmaineorg/dkuxuhqqzijwrvrtrszi/1ScarboroughDowntownOmnibusTIFDevelopmentProgram10262018.pdf


 

 

 

January 2023: 

● With the survey feedback, the Council will make a “Go/No-Go” decision to proceed with the Option 

Agreement 

● The Town Council will act on the Option Fee Payments, Zoning, CPD Buffers and the CEA changes 

on January 17, 2023; understanding that canceling the Purchase Option Agreement will result in 

8.16 in the CEA being met. 

 

Signed and sealed this 15th day of November 2023, on behalf of the Scarborough Town Council and the 

Town Manager of Scarborough, Maine. 

 

_______________________________         _______________________________   

 Signed by:             Councilor Chair         Attested by:     Yolande P. Justice 

                                   Town Clerk 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 
 

Order No. 23-104. Move approval of the second reading the proposed amendments to 

Chapter 405 Zoning Ordinance Section XX.C Crossroads Planned Development (CPD), 

Subsection D.2. Planned Developments relating to buffers. [Planning Director] [Tabled from 

the November 8th Town Council meeting].  

 

 

 

 

Planning Director      Ought to Pass  

              

Sponsor       Recommendation 

 

09/20/2023 – Vote: 6 Yeas, 1 Nay [Councilor Hamill] 

         

First Reading/Vote 
 
 

11/08/2023 
 

11/15/2023 

         

Public Hearing  
  

11/08/2023 – Vote: 7 Yeas to table this order 

to the November 15, 2023 TC meeting. 
 

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Scarborough Town Council Meeting 
Council Meeting Date: November 15, 2023 

ACTION ITEM:  Order No. 23-104 

SUBJECT:  
 

7:00 p.m. Public Hearing and second reading for the proposed amendments to Chapter 405 

Zoning Ordinance Section XX.C Crossroads Planned Development (CPD), Subsection D.2. 

Planned Developments relating to buffers. [Planning Director] 
 

PURPOSE: 
To review ordinance amendments required to update the CPD standards relating to buffer 

distance between municipal uses, schools and residential uses.   
The CPD District currently requires a 100’ setback to be treated as a buffer for all adjacent 

residential districts or natural resource districts regardless of use in the CPD.  The eastern 

boundary of the CPD abuts three residential zoning districts (VR4, R2, RF).  The CPD does not 

currently abut any natural resource districts. 
 

The existing 100’ setback and buffer is consistent with other commercial/non-residential zoning 

districts in Town requiring a specified buffer and separation between zones with different uses 

and characters (commercial or light industrial to residential) to mitigate any impacts or 

incompatibilities.  These larger buffers are not required in Town between like uses, namely 

residential uses and zones or municipal and school uses and residential for which they serve.  

The CPD District is unique, as it permits both non-residential and residential uses.   
 

The CPD currently permits heights up to 75’, however, it also includes a Maximum Building 

Height of 35’ for any portion of a building located within 150’ of a residential district for 

Planned Developments in the CPD.  While, this additional height setback does not address 

potential use differences, it does provide relief in regards to potential height differences for 

neighboring zoning districts.  The VR4, R2 and RF districts all limit heights to 35’ or three 

stories.   
 

To address uses potential use issues, this amendment would maintain the required 100’ setback 

and buffer to abutting residential districts for all non-residential uses in the CPD.  The proposed 

revision is only for the setback and buffer between residential, municipal and school uses and 

abutting residential and natural resource districts to be reduced to 15’. 
 

Further, this amendment would enable a school facility or other municipal use to be 

appropriately sited within the CPD District and integrated with abutting residential zones. 
 

On October 10, 2023, the Planning Board held a public hearing and discussed the proposed 

amendments.  The Board was generally supportive (3-2 straw poll) on the reduction of the buffer 

between residential uses in the CPD and abutting residential districts to 15 feet, particularly for 

single family and lower density residential development.  The Board was unanimously in favor 

of an additional text amendment requiring a 100 foot buffer for all uses in the CPD District from 

the Rural Farming District (in this area the parcel containing Warren Woods) and they were 



 

 

unanimously in favor of the addition of a caveat for lots developed prior to the adoption of this 

change to maintain the 100 foot buffer, starting October 31, 2023. 
 

On November 8, 2023, Town Council held a workshop to discuss the various options and 

recommendations that have been discussed thus far.  General consensus at the workshop 

centered around changes to the original proposal to maintain the existing 100’ buffers and add 

a 100’ buffer adjacent to the RF district. The discussion also contemplated permitting the 15’ 

buffer reduction for municipal and school uses adjacent to the VR-4 district, but increasing to 

25’ for residential uses. 

POTENTIAL AMENDMENT 
 

25’ SETBACK WITH PLANNING BOARD AMENDMENTS  

Adjacent Zoning 

District 

Land Use in CPD Minimum 

Setback 

Rural Farming 

District or Natural 

Resource District 

All Land Uses 100’ 

Residential 2 District  All Land Uses 100’ 

Village Residential 4 

District  

All Land Uses Developed prior to October 31, 

2023 

100’ 

Municipal Buildings or Uses; Elementary and 

secondary schools  

15’  

Residential Uses Developed after October 31, 

2023 

25’ 

All Other Land Uses Developed after October 

31, 2023 

100’ 

 

 

FISCAL IMPACT: N/A 

STATUS / PROCESS TO DATE: 
 

• First Reading before the Town Council:  September 20,2023 

• Planning Board Public Hearing:  October 10, 2023 

• Town Council Workshop:  November 8, 2023 
• Public hearing and second reading before the Town Council: November 15, 2023 

 

PROPOSED ACTION: 
Recommend move approval of the second reading on the proposed amendments to 

Chapter 405 Zoning Ordinance Section XX.C Crossroads Planned Development (CPD), 

Subsection D.2. Planned Developments. 
ATTACHMENTS: 

• Planning Board Recommendations 

• Planning Board Staff Report  
• Proposed Amendments Chapter 405 Zoning. Section XX.C. Crossroads Planned 

Development (CPD), Subsection D.2. Planned Developments.  
• Proposed Amendments per Workshop Discussion 

 



 

 

 

Planning & Code Enforcement 
259 US Route One | PO Box 360 | Scarborough, ME 04070 | P: 207.730.4040 | scarboroughmaine.org 

 

 
Planning Board Recommendation 

 
Jonathan Anderson 
Chair, Scarborough Town Council 
259 U.S. Route 1 
P.O. Box 360 
Scarborough, ME 04070 
 
RE: Proposed Amendments to Chapter 405 Zoning Ordinance Section XX.C Crossroads Planned 
Development (CPD), Subsection D.2. Planned Developments. Council Order No. 23-104. 
 
Chairman Anderson and members of the Town Council, 
 
On October 10, 2023, in accordance with the Town of Scarborough Zoning Ordinance, the Planning 
Board reviewed the proposed text amendments to the CPD Zoning District relating to buffers 
between municipal uses, schools, and residential uses. The Ordinance requires that the Planning 
Board give its recommendation to the Town Council regarding the land use implications of the 
request. After consultation with the Board and Chair of the meeting, the recommendation is as 
follows: 
 

1. The Board was generally supportive (3-2 straw poll) on reduction of the buffer between 
residential uses in the CPD and abutting residential districts to 15 feet, particularly for single 
family and lower density residential development. In this assessment, the Board discussed 
that a smaller buffer is sufficient for single family development in this area given the 
surrounding uses in the VR4 district, but that the Council should carefully consider larger 
buffering for multifamily uses. Additionally, the Board noted the importance of a larger buffer 
for the town’s students and outdoor learning opportunities, as well as allowing for 
connectivity between neighborhoods. 
 

2. The Board was unanimously in favor of an additional text amendment requiring a 100 foot 
buffer for all uses in the CPD District from the Rural Farming District (in this area the parcel 
containing Warren Woods).  
 

3. The Board was unanimously in favor of the addition of a caveat for lots developed prior to the 
adoption of this change to maintain the 100 foot buffer, starting October 31, 2023. 
 
 

If you would like further clarification or discussion on these items, the Planning Department would be 
happy to provide any requested information in consultation with the Planning Board. 
 
Sincerely,  

 

 
 __________________ 

Autumn Speer 
Director of Planning & Code Enforcement 
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Text Amendment Staff Report 
Planning Board Public Hearing October 10, 2023 

 
Submittal Type: Proposed text amendments to Chapter 405 Zoning Ordinance Section XX.C 
Crossroads Planned Development (CPD), Subsection D.2. Planned Developments.  
Applicant:  Town Initiated  
 

 
ACTION REQUIRED:   
 
Hold a public hearing and make a recommendation to Town Council for the proposed 
amendments to Chapter 405 Zoning Ordinance Section XX.C Crossroads Planned Development 
(CPD), Subsection D.2. Planned Developments.  
 
BACKGROUND: 
 
At the regular public meeting on September 6, 2023, Town Council authorized the Town Manager 
to enter into a purchase Option Agreement with Crossroads Holdings LLC for the purchase of land 
for a new Unified Primary School.  The agreement has a number of buyer obligations that the Town 
must complete as a condition of closing.  In particular, the Town has committed to advancing a 
change to the Zoning map to include additional parcels of land into the CPD as well as a text 
change to the CPD regarding buffers for residential and school uses.   
 
The eastern boundary of the Crossroads Planned Development District abuts residential zoning 
districts (VR4, R2, RF).  The existing 100’ setback and buffer are consistent with other 
commercial/non-residential zoning districts in Town requiring a specified buffer and separation 
between zones with different uses and characters (commercial or light industrial to residential) to 
mitigation any impacts or incompatibilities.  These larger buffers are not required in Town 
between like uses, namely residential uses and zones or municipal and school uses and 
residential for which they serve.  The CPD District is unique, as it permits both non-residential 
and residential uses.   
 
This amendment proposes to maintain the required 100’ development setback and buffer to 
abutting residential districts for all non-residential uses in the CPD, but revise the setback and 
buffer between residential, municipal and school uses and abutting residential and natural 
resource districts to 15’ given the compatibility between them and to be more consistent with 
other zoning in Town.  Further, this amendment will enable a school facility or other municipal 
use to be appropriately sited within the CPD District and integrated with abutting residential 
zones. 
 
The eastern property boundary includes the Innovation District which has been developed 
with the 100’ buffer in place on the Northern portion of the site.  The development in the 
Southern portion along Pacer Way and Gristmill Lane also includes the 100’ buffer, 
including a trail system and wetlands.   
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Staff recommends the Planning Board consider adding a caveat for lots developed prior to 
the adoption of this change to maintain the 100’ buffer as follows: 
 

Adjacent Zoning District Land Use in CPD Minimum Setback 

“Residential District” or 
“Natural Resource District” 

All Land Uses Developed 
prior to October 31, 2023 

100 feet 

“Residential District” or 
“Natural Resource District” 

Municipal Buildings or 
Uses; Elementary and 
secondary schools; 
Residential Uses 
Developed after October 
31, 2023 

15 feet  

“Residential District” or 
“Natural Resource District” 

All other Land Uses 
Developed after October 
31, 2023 

100 feet 

Built Out Location - 100’ Buffer 
Included 

Affected Area – Future 
Development 

Built Out Location - 100’ Buffer 
Included 

Affected Area – With Rezoning 
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PRIOR ACTION AND NEXT STEPS: 
 

• Town Council First Reading: September 20, 2023  

• Town Council Public Hearing and Second Reading: October 18, 2023 
 
PUBLIC NOTIFICATION: 
 
Publication of this text amendment was included in the newspaper on September 27, 2023 and 
October 3, 2023.   
 
ATTACHMENTS: 
 

• Town Manager Memo Initiating Change 

• Chapter 405 Zoning Ordinance, Section XX.C. Crossroads Planned Development Subsection 
D.2. Planned Developments Draft Markup 



CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town 

Council assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town of 

Scarborough, Maine, be and hereby is amended, as follows (additions are underlined; deletions are 

struck through): 

SECTION XX.C. CROSSROADS PLANNED DEVELOPMENT (CPD)  
[Adopted 08/21/13; Amended 10/07/15; Amended 05/16/18; Amended 05/20/2020; Amended 04/21/2021; amended 

05/17/2023] 
 
 

D. SPACE AND BULK REGULATIONS (CPD) 
 

1. Conventional Developments 
 

The space and bulk regulations of the B2 Regional Business District are applicable to all 

conventional developments. 
 

2. Planned Developments 
 

The space and bulk standards applicable to planned developments and the individual lots and 

buildings within an approved planned development shall be the development standards set forth in 

the approved Master Plan for the planned development subject to the following limits: 
 

Maximum Net Residential Density The Residential Density Factors in Section VIIC. apply to 

all residential uses in this district.  The maximum allowed 

residential density is 20 units per net residential acre. 
 

Maximum Building Height 75 feet, except that any portion of a building located within 

150 feet of a residential district shall be limited to 35 feet 

in height. [Amended 05/20/2020] 
 

Maximum Impervious 75 percent 

Surface Ratio 
 

 

All Bbuildings and related parking and access drives must be setback from the boundary of the 

CPD District in accordance with the following standards and the minimum required setback area 

shall treated as a buffer in accordance with Section VIII. if applicable.  This requirement shall 

not preclude the construction of streets or utilities that cross the buffer strip. (Amended 05/16/18) 

 
 

Adjacent Zoning District  Land Use in CPD 
Minimum 

Setback 

“Residential District” or 

“Natural Resource 

District” 

Municipal Buildings or Uses; 

Elementary and secondary schools; 

Residential Uses 

15 feet 

A “Residential District” or 

“Natural Resource 

District” 

All other Land Uses 100 feet 

 



PROPOSED CONSENSUS AMENDMENT 

 

CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town Council 

assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town of Scarborough, 

Maine, be and hereby is amended, as follows (additions are underlined; deletions are struck through): 

 

SECTION XX.C. CROSSROADS PLANNED DEVELOPMENT (CPD)  
[Adopted 08/21/13; Amended 10/07/15; Amended 05/16/18; Amended 05/20/2020; Amended 04/21/2021; amended 

05/17/2023] 
 
 

D. SPACE AND BULK REGULATIONS (CPD) 
 

1. Conventional Developments 
 

The space and bulk regulations of the B2 Regional Business District are applicable to all conventional 

developments. 
 

2. Planned Developments 
 

The space and bulk standards applicable to planned developments and the individual lots and buildings 

within an approved planned development shall be the development standards set forth in the approved 

Master Plan for the planned development subject to the following limits: 
 

Maximum Net Residential Density The Residential Density Factors in Section VIIC. apply to all 

residential uses in this district.  The maximum allowed 

residential density is 20 units per net residential acre. 
 

Maximum Building Height 75 feet, except that any portion of a building located within 

150 feet of a residential district shall be limited to 35 feet in 

height. [Amended 05/20/2020] 
 

Maximum Impervious 75 percent 

Surface Ratio 

 

All Bbuildings and related parking and access drives must be setback from the boundary of the CPD 

District in accordance with the following standards and the minimum required setback area shall 

treated as a buffer in accordance with Section VIII. if applicable.  This requirement shall not 

preclude the construction of streets or utilities that cross the buffer strip. (Amended 05/16/18) 
 

 

Adjacent Zoning 

District 

Land Use in CPD Minimum Setback 

Rural Farming 

District or Natural 

Resource District 

All Land Uses 100’ 

Residential 2 District  All Land Uses 100’ 

Village Residential 4 

District  

All Land Uses Developed prior to October 31, 

2023 

100’ 

Municipal Buildings or Uses; Elementary and 

secondary schools  

15’  

Residential Uses Developed after October 31, 2023 25’ 

All Other Land Uses Developed after October 31, 

2023 

100’ 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-114, 7:00 p.m. Public Hearing and second reading on the proposed 

amendments to Chapter 405 – the Zoning Ordinance, Section XII. Sign Regulations G. 

Electronic Message and Time/Temperatures Signs. [Planning Director] 

 

 

 

 

 

Planning Director      Ought to Pass  

              

Sponsor       Recommendation 

 

10/04/2023 – Vote: 6 Yeas, 1 Nays (Councilor Shupe) 

         

First Reading/Vote 

 

11/15/2023 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Scarborough Town Council Meeting 
Council Meeting Date: November 15, 2023 

 

ACTION ITEM:  Order No. 23-114 

SUBJECT:  
 

7:00 p.m. Public hearing and second reading on the proposed amendments to Chapter 405 – 

the Zoning Ordinance, Section XII. Sign Regulations G. Electronic Message and 

Time/Temperatures Signs. [Planning Director] 
 

PURPOSE: 
To review ordinance amendments that would allow greater flexibility for electronic message 

signs. 
BACKGROUND: 
 

The Ordinance Committee received a request from a local business to review the existing 

electronic message sign regulations as they relate to colors and size of images permitted.  The 

existing ordinance limits the size and colors of permitted lettering on electronic message signs 

from 8-12” in height and only white or gold lettering on a black background. The technology 

has advanced quite a bit since the ordinance was last amended in 2011. The Ordinance 

Committee reviewed the request on September 14, and referred the attached amendment to the 

full Council for review. 
 

FISCAL IMPACT: N/A 

STATUS / PROCESS TO DATE: 
 

• Ordinance Committee: September 14, 2023 
• Planning Board Public Hearing: October 30, 2023  

• First reading before the Town Council: October 4, 2023 

• Public hearing and second reading before the Town Council: November 15, 2023 
  

PROPOSED ACTION: 
 

Recommend approval of the second reading on the proposed amendments to Chapter 405 – the 

Zoning Ordinance, Section XII. Sign Regulations G. Electronic Message and 

Time/Temperatures Signs.  
 

ATTACHMENTS: 
 

• Planning Board Recommendations 10.30.23 

• Planning Board Staff Report 10.30.23 

• Proposed Amendments to Chapter 405, Section XII. Sign Regulations G. Electronic 

Message and Time/Temperatures Signs 
 



 

 

 

Planning & Code Enforcement 
259 US Route One | PO Box 360 | Scarborough, ME 04070 | P: 207.730.4040 | scarboroughmaine.org 

 

 
Planning Board Recommendation 

 
Hearing Date: October 30, 2023 
 
RE: Proposed Text Amendments to Chapter 405 Zoning Ordinance Section XII Sign 
Regulations G. Electronic Message and Time/Temperatures Signs 
 
Chairman Anderson and members of the Town Council, 
 
On October 30, 2023, in accordance with the Town of Scarborough Zoning Ordinance, the 
Planning Board reviewed the proposed text amendments to Section XII Sign Regulations, 
Section G. Electronic Message and Time/Temperatures Signs. The Ordinance requires that the 
Planning Board give its recommendation to the Town Council regarding the land use 
implications of the request. After consultation with the Board Chair, the recommendation is as 
follows: 
 

1. The Board requests minimum and maximum nit levels be added similar to the examples 
provided from Saco and South Portland Ordinances.  
 

If you would like further clarification or discussion on these items, the Planning Department 
would be happy to provide any requested information in consultation with the Planning Board. 
 
Sincerely,  
 

 
 __________________ 

Autumn Speer 
Director of Planning & Code Enforcement 
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Text Amendment Staff Report 
Planning Board Public Hearing October 30, 2023 

 

Submittal Type: Proposed Text Amendments to Chapter 405 – the Zoning Ordinance, 
Section XII. Sign Regulations G. Electronic Message and Time/Temperatures Signs 

 
Applicant:  Town Initiated Upon Request 
 

 
ACTION REQUIRED:   
 
Hold a public hearing and make a recommendation to Town Council for the proposed 
amendments to Chapter 405 – the Zoning Ordinance, Section XII. Sign Regulations G. 
Electronic Message and Time/Temperatures Signs. 
 
BACKGROUND: 
 
The Ordinance Committee received a request from a local business to review the 
existing electronic message sign regulations as they relate to colors and size of images 
permitted.  The existing ordinance limits the size and colors of permitted lettering on 
electronic message signs from 8-12” in height and only white or gold lettering on a black 
background.  The technology has advanced quite a bit since the ordinance was last 
amended in 2011.  The Ordinance Committee reviewed the request on September 14, 
and referred the amendment to the full Council for review.  The proposed amendment 
includes the removal of condition d. below: 
 

d. Electronic message sign lettering or numbering height shall be a minimum of 8” 
and a maximum of 12” and where any industry standard for colors does not exist, 
may consist only of white or gold lettering or numbering on a black background.  

 
At the Town Council meeting on October 4, 2023, concern was expressed about the 
proliferation of these signs and the potential for distraction with certain colors.   
 
These signs are currently permitted in the B1, B2, B3, BO-R, RH, RH2, I, I-O, L-I, CPD 
and TVC, TVC-2, TVC-3, TVC-4 Districts as a readerboard in conjunction with a 
freestanding sign.   
 
The maximum size for readerboards on a freestanding sign in these districts is: 

• 25 sq ft maximum   

• maximum of one per lot 
 
In addition to condition d. proposed for removal, the following conditions would remain: 
 

a. An electronic message sign may only be used as a readerboard on a free-
standing sign. Electronic message signs may not be used as stand-alone 
signs. 

b. An electronic message sign must not give the appearance of motion, flashing, 
blinking, or shimmering. When the display changes, it must change as rapidly 
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as is technologically practicable with no phasing, rolling, scrolling, flashing, or 
blending. 

c. The message may be changed no more frequently than twice in each 60 
minute period. 

 
The sign ordinance also includes the following general provision that would continue to 
apply: 
 

General Safety Standards for Signs. No sign, whether new or existing shall be 
permitted in a location that causes a sight, traffic, health or welfare hazard, or 
results in a nuisance due to illumination, placement, display, or manner of 
construction. 
 
Internally-lit signs shall have an opaque or dark background to minimize glare and 
lighting impacts. 

 
The Commercial Design Standards include the following  
 

Readerboards. Readerboards, with stationary or electronic text, are strongly 

discouraged within Scarborough's commercial districts, and prohibited within 

the HPZ district. Where readerboards are part of a permanent sign, they shall 

contain no more than three lines of text. Lettering height shall be a maximum 

of 6". The readerboard shall be fully integrated into the overall sign design by 

virtue of its form, scale, color, and detailing. Readerboards will be considered 

part of the total signage area. 

Internally-lit signs shall consist of light lettering and/or symbols on a dark 

background, and shall not act as light fixtures in their own right. 

Design. Internally-lit signs shall consist of light lettering and/or symbols set 

against a dark background to minimize the amount of light emanating from the 

sign. Internally-lit letters and symbols are preferred over whole panels that are 

internally lit. Letters and/or symbols on panels shall constitute no more than 

40% of the sign's surface area. 

Intensity. Internally-lit signs shall not act as light fixtures or cause glare on 

nearby pathways or roadways. Lighting levels shall not exceed I fc of 

illumination measured 10 feet from the base. 

If this amendment is approved, the Commercial Design Standards will be required to be 
revised as well to address the lettering height. 
 
ADDITIONAL CONSIDERATIONS: 
 
The Planning Board may consider recommending including maximum illumination levels 
similar to neighboring communities such as: 
 

South Portland - Changeable signs may not exceed a maximum illumination of 
5,000 nits during daylight hours, nor a maximum of 500 nits between dusk to 
dawn, as measured from the brightest portion of the sign face. Prior to the 
issuance of a permit for a changeable sign, the applicant shall provide written 
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certification from the sign manufacturer that the light intensity has been factory 
pre-set not to exceed the levels specified above, and the intensity level is 
protected from end-user manipulation by password-protected software or other 
method as deemed appropriate by the Code Enforcement Officer. 

 
Saco - Maximum luminance shall not exceed 5,000 nits (candela per square 
meter) during daylight hours, and 300 nits after sunset. 

 
PRIOR ACTION AND NEXT STEPS: 
 

• Ordinance Committee:  September 14, 2023 

• Town Council First Reading: October 4, 2023  

• Town Council Public Hearing and Second Reading: November 8, 2023 
 
PUBLIC NOTIFICATION: 
 
Publication of this text amendment was included in the newspaper on October 18, 2023 
and October 24, 2023.   
 
ATTACHMENTS: 
 

• Proposed Amendments Chapter 405, Section XII. Sign Regulations G. Electronic 
Message and Time/Temperatures Signs 

• Town Council Motion Page  



  

 

 

 

CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town 

Council assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town 

of Scarborough, Maine, be and hereby is amended, as follows (additions are underlined; deletions 

are struck through): 

 

 

G.  ELECTRONIC MESSAGE AND TIME/TEMPERATURE SIGNS 

Electronic message and time and/or temperature signs are permitted only in the B1, B2, B3, BO-

R, RH, RH2, I, I-O, L-I, CPD and TVC, TVC-2, TVC-3, TVC-4 Districts subject to the following 

standards: 

1. Electronic Message Signs are required to comply with the following conditions: 

a. An electronic message sign may only be used as a readerboard on a free-standing 

sign. Electronic message signs may not be used as stand-alone signs. 

b. An electronic message sign must not give the appearance of motion, flashing, 

blinking, or shimmering. When the display changes, it must change as rapidly as is 

technologically practicable with no phasing, rolling, scrolling, flashing, or 

blending. 

c. The message may be changed no more frequently than twice in each 60 minute 

period. [Amended 08/19/09] 

d. Electronic message sign lettering or numbering height shall be a minimum of 8” 

and a maximum of 12” and where any industry standard for colors does not exist, 

may consist only of white or gold lettering or numbering on a black background. 

[Adopted 08/19/09][09/21/2011] 

 



 

PLANNING BOARD RECOMMENDATIONS 

 

 

 

 

 

CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town 

Council assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town 

of Scarborough, Maine, be and hereby is amended, as follows (additions are underlined; deletions 

are struck through): 
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G.  ELECTRONIC MESSAGE AND TIME/TEMPERATURE SIGNS 

Electronic message and time and/or temperature signs are permitted only in the B1, B2, B3, BO-

R, RH, RH2, I, I-O, L-I, CPD and TVC, TVC-2, TVC-3, TVC-4 Districts subject to the following 

standards: 

1. Electronic Message Signs are required to comply with the following conditions: 

a. An electronic message sign may only be used as a readerboard on a free-standing 

sign. Electronic message signs may not be used as stand-alone signs. 

b. An electronic message sign must not give the appearance of motion, flashing, 

blinking, or shimmering. When the display changes, it must change as rapidly as is 

technologically practicable with no phasing, rolling, scrolling, flashing, or 

blending. 

c. The message may be changed no more frequently than twice in each 60 minute 

period. [Amended 08/19/09] 

d. Electronic message sign lettering or numbering height shall be a minimum of 8” 

and a maximum of 12” and where any industry standard for colors does not exist, 

may consist only of white or gold lettering or numbering on a black background. 

[Adopted 08/19/09][09/21/2011] 

d. Maximum luminance shall not exceed 5,000 nits (candela per square meter) 

during daylight hours, and 300 nits after sunset. 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-115. Move approval of the second reading on the proposed amendments to 

Chapter  405 Zoning Ordinance Section VI Definitions and Chapter 405 Zoning Ordinance 

Section XX.C Crossroads Planned Development (CPD), Subsection B. Permitted Uses ii relating 

to coffee house use. [Planning Director] 

 

 

 

 

 

Planning Director      Ought to Pass  

              

Sponsor       Recommendation 

 

10/04/2023 – Vote: 7 Yeas. 

         

First Reading/Vote 

 

11/15/2023 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Scarborough Town Council Meeting 
Council Meeting Date: November 15, 2023 

ACTION ITEM:  Order No. 23-115 

SUBJECT:  
 

7:00 p.m. public hearing and second reading on the proposed amendments to Chapter 405 

Zoning Ordinance Section VI Definitions and Chapter 405 Zoning Ordinance Section XX.C 

Crossroads Planned Development (CPD), Subsection B. Permitted Uses ii relating to coffee 

house use. [Planning Director] 

PURPOSE: 
To review ordinance amendments required to permit coffee house uses with accessory drive-

through service in the CPD district and to define coffee house as a separate use from 

restaurants.   
The Downs has submitted a request to permit coffee house uses with an accessory drive-through 

service in the CPD.  They have met with staff and worked to request a two-part approach to 

permit coffee house uses with accessory drive-throughs if permitted.  The CPD currently permits 

restaurant uses without drive-throughs in Planned Developments.  Coffee shops are currently 

included under the restaurant use category.   
 

The first part would be to add definition distinct from restaurants which are currently defined 

as: A business the principal activity of which is serving food to the public. 
 

The proposed definition for Coffee House is as follows: 
 

An informal restaurant primarily offering coffee, tea, and other beverages, and where light 

refreshments and limited menu meals may also be sold. 
 

The second part of the proposal would be to amend the restaurant use to exclude coffee houses, 

and add the coffee house use, allowing drive-through service in Planned Developments as 

follows: 
 

19. Restaurants with no drive-through service; excluding coffee houses.  
 

20. Coffee house, drive through service permitted  
 

Chapter 405B Site Plan Ordinance has the following requirements relating to drive-throughs: 
 

1. Drive-through lanes shall minimize conflicts with pedestrian circulation routes. 

Motorists shall be made aware of pedestrians through signage, lighting, raised 

crosswalks, changes in paving or other devices. The site plan shall be designed to 

minimize queuing in parking lots or other areas which would cause congestion or unsafe 

conditions. 

2. Walkways shall be located where motorists can anticipate pedestrians. Likewise, 

walkways shall be designed to give pedestrians a view of oncoming vehicles and shall 

avoid bisecting drive-through lanes, access and service drives, and other high-traffic 

routes. 



 

 

In addition, traffic review during the site plan process takes into consideration adequate queuing 

and spacing for proposed drive-through uses.   

FISCAL IMPACT: N/A 

STATUS / PROCESS TO DATE: 
 

• First Reading before the Town Council: October 4, 2023 

• Planning Board Public Hearing: October 23, 2023 

• Public hearing and second reading before the Town Council: November 15, 2023 
 

PROPOSED ACTION: 
 

Recommend move approval of the second reading on the proposed amendments to Chapter 405 

Zoning Ordinance Section VI Definitions and Chapter 405 Zoning Ordinance Section XX.C 

Crossroads Planned Development (CPD), Subsection B. Permitted Uses ii.  
 

ATTACHMENTS: 

• Planning Board Recommendation 10.30.23 

• Planning Board Staff Report 10.30.23 

• Applicant Request Letter 

• Proposed Amendments Chapter 405 Zoning Ordinance Section VI Definitions. 
• Proposed Amendments to Chapter 405 Zoning Ordinance Section XX.C Crossroads 

Planned Development (CPD), Subsection B. Permitted Uses ii.  
 



 

 

 

Planning & Code Enforcement 
259 US Route One | PO Box 360 | Scarborough, ME 04070 | P: 207.730.4040 | scarboroughmaine.org 

 

 
Planning Board Recommendation 

 
 
Hearing Date:  October 30, 2023 
 
RE: Proposed Text Amendments to Chapter 405 Zoning Ordinance Section VI Definitions and 
Chapter 405 Zoning Ordinance Section XX.C. Crossroads Planned Development (CPD), 
Subsection B. Permitted Uses ii. 
 
 
Chairman Anderson and members of the Town Council, 
 
On October 30, 2023, in accordance with the Town of Scarborough Zoning Ordinance, the 
Planning Board reviewed the proposed text amendments to the Crossroads Planned 
Development (CPD) zoning district. The Ordinance requires that the Planning Board give its 
recommendation to the Town Council regarding the land use implications of the request. After 
consultation with the Board Chair, the recommendation is as follows: 
 

1. There are areas of The Downs that the Board feels are inappropriate for a coffee house 
with a drive through. These areas include the Town Center and any future mixed use 
locations, which are meant to be the most walkable and pedestrian friendly of the 
development.  One option would be to add an Additional Development Standard that 
coffee houses with drive-through service must be compatible with the character of the 
district subject to Planning Board review.    
 

2. Addition of language to the definition of “coffee house” to specify that the drive through 
service must be ancillary to the coffee house to maintain smaller and more localized 
operations that discourage pass through traffic.  
 

If you would like further clarification or discussion on these items, the Planning Department 
would be happy to provide any requested information in consultation with the Planning Board. 
 
Sincerely,  
 

 
 __________________ 

Autumn Speer 
Director of Planning & Code Enforcement 
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Text Amendment Staff Report 
Planning Board Public Hearing October 30, 2023 

 

Submittal Type: Proposed Text Amendments to Chapter 405 Zoning Ordinance Section 
VI Definitions and Chapter 405 Zoning Ordinance Section XX.C Crossroads Planned 
Development (CPD), Subsection B. Permitted Uses ii. 
 
Applicant:  M&R Holdings LLC. 
 

 
ACTION REQUIRED:   
 
Hold a public hearing and make a recommendation to Town Council for the proposed 
amendments to Chapter 405 Zoning Ordinance Section VI Definitions and Chapter 405 
Zoning Ordinance Section XX.C Crossroads Planned Development (CPD), Subsection 
B. Permitted Uses ii. 
 
BACKGROUND: 

 
M&R Holdings LLC. has submitted a request to permit coffee house uses with an 
accessory drive-through service in the Crossroads Planned Development District (CPD).  
They have met with staff and worked to request a two-part approach to permit coffee 
house uses with accessory drive-throughs.  The CPD currently permits restaurant uses 
without drive-throughs in Planned Developments.  Coffee shops are currently included 
under the restaurant use category.   
 
The first part would be to add definition distinct from restaurants which are currently 
defined as: A business the principal activity of which is serving food to the public. 
 
The proposed definition for Coffee House is as follows: 
 

An informal restaurant primarily offering coffee, tea, and other beverages, and where 
light refreshments and limited menu meals may also be sold. 

 
The second part of the proposal would be to amend the restaurant use to exclude coffee 
houses, and add the coffee house use, allowing drive-through service in Planned 
Developments as follows: 
 

19. Restaurants with no drive-through service; excluding coffee houses.  
 
20. Coffee house, drive through service permitted  

 

Chapter 405B Site Plan Ordinance has the following requirements relating to drive-
throughs: 
 

1. Drive-through lanes shall minimize conflicts with pedestrian circulation routes. 

Motorists shall be made aware of pedestrians through signage, lighting, raised 

crosswalks, changes in paving or other devices. The site plan shall be designed to 

minimize queuing in parking lots or other areas which would cause congestion or 

unsafe conditions. 
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2. Walkways shall be located where motorists can anticipate pedestrians. Likewise, 

walkways shall be designed to give pedestrians a view of oncoming vehicles and 

shall avoid bisecting drive-through lanes, access and service drives, and other high-

traffic routes. 

In addition, traffic review during the site plan process takes into consideration adequate 

queuing and spacing for proposed drive-through uses.   

 
PRIOR ACTION AND NEXT STEPS: 
 

• Town Council First Reading: October 4, 2023  

• Town Council Public Hearing and Second Reading: November 8, 2023 
 
PUBLIC NOTIFICATION: 
 
Publication of this text amendment was included in the newspaper on October 18, 2023 and 
October 24, 2023.   
 
ATTACHMENTS: 

 

• Applicant Request Letter 

• Proposed Amendments Chapter 405 Zoning Ordinance Section VI Definitions  
• Proposed Amendments to Chapter 405 Zoning Ordinance Section XX.C 

Crossroads Planned Development (CPD), Subsection B. Permitted Uses ii 
• Town Council Motion Page 

 



 

 

 175 Scarborough Downs Road, Suite 113  

Scarborough, Maine 04070 

207.289.6945   

 

 

 

 

September 11, 2023 

 

 

 

Ms. Autumn Speer 

Town of Scarborough 

P.O. Box 360 

Scarborough, ME  04074 

 

Subject: Crossroads Planned Development District  

 Zoning Amendment Application  

 

Dear Autumn: 

 

On behalf of Crossroads Holdings, LLC, our office is pleased to submit a formal application for a text 

amendment to the Crossroads Planned Development District (CPD).  This amendment proposes to add 

Coffee Houses (including drive-thru service) as a permitted use within a planned development in the CPD 

zoning district. In addition, a definition for Coffee Houses is proposed to differentiate this use from the more 

general use definition for Restaurant. 

  

For a planned community like the Downs, coffee houses are in high demand and are an important amenity 

for residents, employees and visitors in the project.  They provide for daily gathering places and community 

hubs from meeting friends or family for coffee, to social or business meetings, to an expected place for 

remote work.  Coffee houses are fundamental to fulfilling the vision for the Downs and the CPD, especially 

as we proceed with the Town Center area of the project and the Market St gateway to it.  Further, in modern 

day to meet the demands and expectations of customers, most every coffee house business platform requires 

provisions for drive-thru service in addition to walk-in or sit-down service.   

  

With this amendment, coffee houses will be permitted in the Crossroads Planned Development and will be 

differentiated from Restaurants with no drive-thru service.  Further, this amendment will bring the CPD 

District in line with what’s allowed under the permitted uses of very similar mixed use zones in Town, 

including the abutting Haigis Parkway Zoning District as well as the Town and Village Center District in Oak 

Hill and Dunstan – both of which allow for coffee houses with drive-thru service (as well as other restaurants). 

 

For all these reasons, we are seeking this critical zoning amendment for CPD District, the Downs project, 

and all of our residents, businesses and visitors – current and future. 

 

Attached to this cover letter is an excerpt of the zoning amendment language that adds this permitted use 

and provides for a new definition for Coffee House. 

 

We appreciate your assistance in working with us on this amendment, and request that this application be 

provided to the Town Council and Planning Board for their review through the zoning amendment process.  



 

Ms. Autumn Speer 

September 11, 2023 

Page 2 

 

 

We are seeking Council and Planning Board support for this change and look forward to 1st Reading and the 

Public Hearing process. 

 

Sincerely, 

 

 
 

Dan Bacon 

Development Director 

M&R Holdings, LLC 

 

Attachments  

 

Amendment Language 



  

 

 

  

 

CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town 

Council assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town 

of Scarborough, Maine, be and hereby is amended, as follows (additions are underlined; deletions 

are struck through): 

 

 

SECTION VI. DEFINITIONS 

Except where specifically defined herein, all words used in this Ordinance shall carry their customary 

meanings. Words used in the present tense include the future, and the plural includes the singular; the 

word “lot” includes the word “plot”; the word “building” includes the word “structure”; the word 

“shall’ is always mandatory; “occupied” or “used” shall be considered as though followed by the 

words “or intended, arranged, or designed to be used or occupied”; the terms “building inspector” 

and “code enforcement officer” are synonymous. [12/01/04][10/04/17] 

 

 

Coffee House: 

An informal restaurant primarily offering coffee, tea, and other beverages, and where light 

refreshments and limited menu meals may also be sold. 

 

 

Restaurant: 

A business the principal activity of which is serving food to the public. [11/16/94] 

 



CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town 

Council assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town 

of Scarborough, Maine, be and hereby is amended, as follows (additions are underlined; deletions 

are struck through): 

 

 

SECTION XX.C. CROSSROADS PLANNED DEVELOPMENT (CPD)  
[Adopted 08/21/13; Amended 10/07/15; Amended 05/16/18; Amended 05/20/2020; Amended 04/21/2021; 

amended 05/17/2023] 
 

I. BASIC STANDARDS 

 

A. PURPOSE (CPD) 
 

The purpose of the Crossroads Planned Development District is to allow a mix of uses, guided by 

design standards and a conceptual master plan, which results in a vibrant center for development 

located in the heart of Scarborough. This largely undeveloped area, within the center of the town, 

offers a unique opportunity for town representatives to work cooperatively with the area’s single 

land-owner, allowing mixed use development to evolve, while ensuring open space, preservation 

of natural resources, an efficient land use pattern for pedestrian, bicycle and transit use, a 

coordinated street plan and a cost effective extension of needed utilities. The mix of uses and 

efficient land development patterns are also intended to promote a number of community places, 

where people can gather, meet and cross paths. 
 

B. PERMITTED USES (CPD) 
 

i. The following uses are permitted in both conventional and planned developments: 
 

1. Harness racing facilities. 

2. Commercial outdoor recreation uses. 

3. Fully enclosed places of assembly, amusement, culture and government, exclusive of video 

gambling, casino gambling and slot machine facilities. 

4. Municipal buildings and uses. 

5. Public utility facilities. 

6. Accessory uses. 
 

ii. The following uses are permitted only in planned developments: 
 

7. Single-family dwellings but only as part of a planned development that includes a variety of 

housing types. 

8. Two-family dwellings but only as part of a planned development that includes a variety of 

housing types. 

9. Multifamily dwellings. 

10. Multiplex dwellings. 

11. Townhouses, limited to no more than eight (8) dwelling units per building. 



12. Senior housing.  

13. Residential and long-term care facilities for the ill, aged, or disabled.  If the facility includes 

dwelling units, then the regulations governing the particular type of dwelling shall apply. 

14. Dwelling units in a mixed use building. 

15. Live/work units. 

16. Accessory units. 

17. Retail business and service establishments. 

18. Personal service establishments. 

19. Restaurants with no drive-through service, excluding coffee houses. 

20.  Coffee Houses, drive-through service permitted. 

210. Hotels and motels. 

221. Business and professional offices. 

232. Financial, insurance and real estate offices. 

243. Business services. 

254. Medical/diagnostic facilities. 

265. Health clubs. 

267. Non-municipal government buildings and uses. 

287. Elementary and secondary schools. 

298. Instructional and educational services. 

3029. Libraries. 

310. Museums. 

321. Non-residential institutional uses, including educational, religious, philanthropic, 

fraternal, or social institutions.  

332. Funeral homes. 

343. Places of worship. 

354. Adjunct uses, Place of worship. 

365. Golf courses. 

376. Casinos or slot machine facilities, as defined in Chapter 31 of Title 8 of the Maine Revised 

Statutes, that are located within the same planned development as a harness racing facility and 

are licenses by the State of Maine in accordance with the requirements of Chapter 31 of Title 

8 of the Maine Revised Statues, including the requirements that the casino or slot machine 

facility must be approved by the voters of the Town in a municipal referendum and that the 

Town Council has entered into a revenue-sharing agreement with the owner and/or operator of 

the casino or slot machine facility. 

387. Pet care facilities. [Adopted 05/16/18] 

 

iii. The following uses are permitted only in planned developments and are subject to specific 

performance standards set forth in Section IX. 

398. Home occupations. 

4039. High technology facilities. 

410. Family day care homes. 

421. Group day care homes and day care facilities. 

432. Nursery schools. 

443. Passenger transportation facilities. 

454. Small-scale energy facilities. 

465. Telecommunication facilities. 



476. Small Batch Processing Facilities, subject to the performance standards of 

Section  IX.(M.3.) of this Ordinance with the exception of size limitation. Small batch 

processing facilities shall be limited to no more than 10,000 square feet of floor area included 

any accessory uses, such as retail area, a tap room, sampling area, storage or warehousing. 
[Adopted 10/07/15; amended 05/17/2023] 

487. Research, development and light industrial. [Adopted 05/16/18] 

498. Gasoline filling stations whether as a principal or accessory use and located so that all 

fueling facilities are located within one thousand (1,000) feet of the point of intersection of the 

centerlines of Payne Road and Holmes Road. Gasoline filling stations shall also be subject to 

the performance standards of Section IX.(X.) of this Ordinance. [Adopted 05/16/18] 

iv. The following uses are permitted only in planned developments and are subject to the 

additional development standards of subsection D, of this district, including the standards 

on location and buffers under subsection D.14.: [Adopted 05/16/18] 
 

 5049.Manufacturing and assembly. 

 510. Food processing facilities. 

 521. Mini-warehouse/storage facilities. 

 532. Contractors offices, shops and storage yards. 

543. Motor vehicle repair and service facilities including auto body shops, facilities for the 

repair or recreational vehicles, small engine repair facilities and vehicle sales accessory to 

these uses.  

554. Sale, rental and/or service f heavy equipment or specialized motor vehicles (other than 

passenger cars). 

565. Marijuana Manufacturing Facility. [Adopted 01/08/2020] 

576. Marijuana Testing Facility. [Adopted 01/08/2020] 
 



PLANNING BOARD RECOMMENDATIONS 

CHAPTER 405 – TOWN OF SCARBOROUGH ZONING ORDINANCE 

 

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town 

Council assembled, that the following changes to Chapter 405 the Zoning Ordinance, of the Town 

of Scarborough, Maine, be and hereby is amended, as follows (additions are underlined; deletions 

are struck through): 

 

 

SECTION XX.C. CROSSROADS PLANNED DEVELOPMENT (CPD)  
[Adopted 08/21/13; Amended 10/07/15; Amended 05/16/18; Amended 05/20/2020; Amended 04/21/2021; 

amended 05/17/2023] 
 

I. BASIC STANDARDS 

 

A. PURPOSE (CPD) 
 

The purpose of the Crossroads Planned Development District is to allow a mix of uses, guided by 

design standards and a conceptual master plan, which results in a vibrant center for development 

located in the heart of Scarborough. This largely undeveloped area, within the center of the town, 

offers a unique opportunity for town representatives to work cooperatively with the area’s single 

land-owner, allowing mixed use development to evolve, while ensuring open space, preservation 

of natural resources, an efficient land use pattern for pedestrian, bicycle and transit use, a 

coordinated street plan and a cost effective extension of needed utilities. The mix of uses and 

efficient land development patterns are also intended to promote a number of community places, 

where people can gather, meet and cross paths. 
 

B. PERMITTED USES (CPD) 
 

i. The following uses are permitted in both conventional and planned developments: 
 

1. Harness racing facilities. 

2. Commercial outdoor recreation uses. 

3. Fully enclosed places of assembly, amusement, culture and government, exclusive of video 

gambling, casino gambling and slot machine facilities. 

4. Municipal buildings and uses. 

5. Public utility facilities. 

6. Accessory uses. 
 

ii. The following uses are permitted only in planned developments: 
 

7. Single-family dwellings but only as part of a planned development that includes a variety of 

housing types. 

8. Two-family dwellings but only as part of a planned development that includes a variety of 

housing types. 

9. Multifamily dwellings. 

10. Multiplex dwellings. 

11. Townhouses, limited to no more than eight (8) dwelling units per building. 



PLANNING BOARD RECOMMENDATIONS 

12. Senior housing.  

13. Residential and long-term care facilities for the ill, aged, or disabled.  If the facility includes 

dwelling units, then the regulations governing the particular type of dwelling shall apply. 

14. Dwelling units in a mixed use building. 

15. Live/work units. 

16. Accessory units. 

17. Retail business and service establishments. 

18. Personal service establishments. 

19. Restaurants with no drive-through service, excluding coffee houses. 

20.  Coffee Houses, drive-through service permitted. Coffee houses with drive-through service 

must be compatible with the character of the specific district subject to Planning Board review. 

210. Hotels and motels. 

221. Business and professional offices. 

232. Financial, insurance and real estate offices. 

243. Business services. 

254. Medical/diagnostic facilities. 

265. Health clubs. 

267. Non-municipal government buildings and uses. 

287. Elementary and secondary schools. 

298. Instructional and educational services. 

3029. Libraries. 

310. Museums. 

321. Non-residential institutional uses, including educational, religious, philanthropic, 

fraternal, or social institutions.  

332. Funeral homes. 

343. Places of worship. 

354. Adjunct uses, Place of worship. 

365. Golf courses. 

376. Casinos or slot machine facilities, as defined in Chapter 31 of Title 8 of the Maine Revised 

Statutes, that are located within the same planned development as a harness racing facility and 

are licenses by the State of Maine in accordance with the requirements of Chapter 31 of Title 

8 of the Maine Revised Statues, including the requirements that the casino or slot machine 

facility must be approved by the voters of the Town in a municipal referendum and that the 

Town Council has entered into a revenue-sharing agreement with the owner and/or operator of 

the casino or slot machine facility. 

387. Pet care facilities. [Adopted 05/16/18] 

 

iii. The following uses are permitted only in planned developments and are subject to specific 

performance standards set forth in Section IX. 

398. Home occupations. 

4039. High technology facilities. 

410. Family day care homes. 

421. Group day care homes and day care facilities. 

432. Nursery schools. 

443. Passenger transportation facilities. 

454. Small-scale energy facilities. 
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465. Telecommunication facilities. 

476. Small Batch Processing Facilities, subject to the performance standards of 

Section  IX.(M.3.) of this Ordinance with the exception of size limitation. Small batch 

processing facilities shall be limited to no more than 10,000 square feet of floor area included 

any accessory uses, such as retail area, a tap room, sampling area, storage or warehousing. 
[Adopted 10/07/15; amended 05/17/2023] 

487. Research, development and light industrial. [Adopted 05/16/18] 

498. Gasoline filling stations whether as a principal or accessory use and located so that all 

fueling facilities are located within one thousand (1,000) feet of the point of intersection of the 

centerlines of Payne Road and Holmes Road. Gasoline filling stations shall also be subject to 

the performance standards of Section IX.(X.) of this Ordinance. [Adopted 05/16/18] 

iv. The following uses are permitted only in planned developments and are subject to the 

additional development standards of subsection D, of this district, including the standards 

on location and buffers under subsection D.14.: [Adopted 05/16/18] 
 

 5049.Manufacturing and assembly. 

 510. Food processing facilities. 

 521. Mini-warehouse/storage facilities. 

 532. Contractors offices, shops and storage yards. 

543. Motor vehicle repair and service facilities including auto body shops, facilities for the 

repair or recreational vehicles, small engine repair facilities and vehicle sales accessory to 

these uses.  

554. Sale, rental and/or service f heavy equipment or specialized motor vehicles (other than 

passenger cars). 

565. Marijuana Manufacturing Facility. [Adopted 01/08/2020] 

576. Marijuana Testing Facility. [Adopted 01/08/2020] 
 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-119. Move approval of the second reading on the proposed Zoning Map change 

for a portion of R052006 and U056001, being an approximately 9.4-acre parcel located off of 

Haigis Parkway, currently zoned Haigis Parkway (HP) to Crossroads Planned Development 

(CPD). [Planning Director] [Tabled from the November 8th Town Council meeting.] 

 

 

 

 

 

Planning Director       Ought to Pass  

              

Sponsor       Recommendation 

 

10/18/2023 – Vote: 6 Yeas, 1 Nay [Councilor Hamill] 

         

First Reading/Vote 

 

11/08/2023 
 

11/15/2023 

         

Public Hearing  

  

11/08/2023 – Vote: 7 Yeas to table this order 

to the November 15, 2023 TC meeting. 
 

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote  

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Scarborough Town Council Meeting 
Council Meeting Date: November 15, 2023 

ACTION ITEM:  Order No. 23-119. 

SUBJECT:  
 

7:00 p.m. Public hearing and second reading on the proposed Zoning Map change for a portion 

of R052006 and U056001, being an approximately 9.4-acre parcel located off of Haigis 

Parkway, currently zoned Haigis Parkway (HP) to Crossroads Planned Development (CPD). 

[Planning Director] 
 

PURPOSE: 
 

To consider a zoning change request for approximately 9.4 acres of property located off of 

Haigis Parkway.   
 

BACKGROUND: 
On September 6, 2023, Town Council authorized the Town Manager to enter into a purchase 

Option Agreement with Crossroads Holdings LLC for the purchase of land for a new Unified 

Primary School.  The agreement has a number of buyer obligations that the Town must complete 

as a condition of closing.  In particular, the Town has committed to advancing a change to the 

Zoning map to include additional parcels of land into the CPD as well as a text change to the 

CPD regarding buffers for residential and school uses.   
 

ZONING COMPARISON:   
 

The HP district was established to be one of the gateways into Scarborough, and anticipates high 

quality uses such as office parks, hotels, small scale retail, convention centers, places of cultural 

and civic assembly, high technology and research, and multi-family housing as part of mixed-

use development. The development standards are intended to encourage a high quality of 

campus-style landscape and architectural design, preservation of natural features, integration of 

pedestrian circulation, and interconnection of open spaces and resource protection areas.  

The CPD district was established to allow a mix of uses, guided by design standards and a 

conceptual master plan, which results in a vibrant center for development located in the heart of 

Scarborough. This area, within the center of the town, offers a unique opportunity for town 

representatives to work cooperatively with the area’s single land-owner, allowing mixed use 

development to evolve, while ensuring open space, preservation of natural resources, an efficient 

land use pattern for pedestrian, bicycle and transit use, a coordinated street plan and a cost-

effective extension of needed utilities. The mix of uses and efficient land development patterns 

are also intended to promote a number of community places, where people can gather, meet and 

cross paths.  The maximum density of the CPD is 20 units per acre. 
 

The overall purpose of both zoning districts to provide for mixture of non-residential and 

multifamily or mixed-use development are very similar in nature.  The residential density of the 

CPD district is significantly higher than the HP District. The CPD permits up to 20 units per 

acre while the HP District permits up to 5 units per acre.  Both districts utilize density factors 

for bedroom size.  Both districts include performance measures in place requiring 100’ (CPD) 



 

 

and 50’ (HP) buffers for non-residential uses adjacent to residential uses and Planned 

Development and Site Plan standards.    
 

Planning Board Recommendation: 
 

The Ordinance requires that the Planning Board give its recommendation to the Town Council 

regarding the land use implications of the request.  
 

At the meeting on September 18, 2023, the Planning Board held a public hearing and made a 

recommendation to Town Council as follows:  
 

1. The Board finds the mix of permitted uses permitted in both the HP and CPD zoning 

districts is similar in nature, making the change reasonable from a land use perspective. 
 

2. The CPD district allows a higher residential density than the HP district (20 units per 

acre in the CPD compared to 4 units per acre in the HP). If the parcels will be used for any 

type of residential project, the Board has concerns on impacts to natural resources as a 

result of a possible larger scale development. 

 

FISCAL IMPACT: N/A 
 

STATUS / PROCESS TO DATE: 

• Planning Board Public Hearing and Recommendation: September 18, 2023  
• First Reading before the Town Council: October 18, 2023 

• Public Hearing and second Reading before the Town Council: November 8, 2023 – 

Tabled to the November 15th Town Council meeting. 

• Public hearing and second Reading before the Town Council: November 15, 2023 
 

PROPOSED ACTION: 
 

Recommend move approval of the second reading on the proposed Zoning Map change for a 

portion of R052006 and U056001, being an approximately 9.4-acre parcel located off of Haigis 

Parkway, currently zoned Haigis Parkway (HP) to Crossroads Planned Development (CPD). 
 

ATTACHMENTS: 
 

• Planning Board Staff Report 

• Planning Board Recommendation 

• Zoning Exhibits and Draft Official Zoning Map  

• Section XVIIIB Haigis Parkway District 

• Section XXC CPD District 
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Zoning Request Staff Report 
Planning Board Public Hearing September 18, 2023 

 
Submittal Type: Rezoning for a portion of R052006 and U056001 being approximately 9.4 acres 
from HP to CPD 
Location:  Vacant Parcel off of Preservation Way  
Applicant:  Town Initiated  
 

 
ACTION REQUIRED:   
 
Hold a public hearing and make a recommendation to Town Council for the zoning change 
request for a portion of R052006 and U056001, being an approximately 9.4-acre parcel located 
off of Haigis Parkway, currently zoned Haigis Parkway (HP) to Crossroads Planned Development 
(CPD). 
 
BACKGROUND: 
 
At the regular public meeting on September 6, 2023, Town Council authorized the Town Manager 
to enter into a purchase Option Agreement with Crossroads Holdings LLC for the purchase of land 
for a new Unified Primary School.  The agreement has a number of buyer obligations that the Town 
must complete as a condition of closing.  In particular, the Town has committed to advancing a 
change to the Zoning map to include additional parcels of land into the CPD as well as a text 
change to the CPD regarding buffers for residential and school uses.   
 
ZONING COMPARISON:   
 
The HP district was established to be one of the gateways into Scarborough, and anticipates high 

quality uses such as office parks, hotels, small scale retail, convention centers, places of cultural 

and civic assembly, high technology and research, and multi-family housing as part of mixed-use 

development. The development standards are intended to encourage a high quality of campus-

style landscape and architectural design, preservation of natural features, integration of pedestrian 

circulation, and interconnection of open spaces and resource protection areas.  

The CPD district was established to allow a mix of uses, guided by design standards and a 
conceptual master plan, which results in a vibrant center for development located in the heart of 
Scarborough. This area, within the center of the town, offers a unique opportunity for town 
representatives to work cooperatively with the area’s single land-owner, allowing mixed use 
development to evolve, while ensuring open space, preservation of natural resources, an efficient 
land use pattern for pedestrian, bicycle and transit use, a coordinated street plan and a cost-
effective extension of needed utilities. The mix of uses and efficient land development patterns are 
also intended to promote a number of community places, where people can gather, meet and cross 
paths.  The maximum density of the CPD is 20 units per acre. 

 
The overall purpose of both zoning districts to provide for mixture of non-residential and multifamily 
or mixed-use development are very similar in nature.  The residential density of the CPD district is 
significantly higher than the HP District. The CPD permits up to 20 units per acre while the HP 
District permits up to 5 units per acre.  Both districts utilize density factors for bedroom size.  Both 
districts include performance measures in place requiring 100’ (CPD) and 50’ (HP) buffers for non-
residential uses adjacent to residential uses and Planned Development and Site Plan standards.    
 
 
 
 



T O W N  O F  S C A R B O R O U G H ,  M A I N E  

 

Page 2 of 3

  

 

 
 
 
 
 
ADJACENT ZONING AND USES:  
 
North: HP Future Acura Dealership and CPD  
South: CPD - Haigis District and Market Street 
East: CPD – Mix of Uses  
West: HP – Beacon at Gateway Apartments  
 
 
 
 
COMPREHENSIVE PLAN:  
 
The Town of Scarborough 
Comprehensive Plan identifies this 
location as part of a Regional Activity 
Center.    
 
REGIONAL ACTIVITY CENTER - 
Scarborough Downs has been identified as a 
potential development site that provides 
tremendous opportunity to create an authentic 
and complete town center within Scarborough 
that could have regional draw – a mixed-use 
and walkable area where people live, shop, 
work, and play. This would be the most 
intensely developed area of the town. The 
Regional Activity Center includes the 
Scarborough Downs property as well as other 
parcels generally within a one-mile radius. 
This radius of possible development includes 
the Haigis Parkway properties where 
infrastructure has already been provided with 
easy access to I-95. 
 
PUBLIC NOTIFICATION: 
 
No request for amendment or change shall be referred to the Town Council for consideration until 
the Planning Board has held a public hearing on that request, notice of which shall be given at least 
ten (10) days prior to such hearing in a newspaper of general circulation in the Town of 
Scarborough. 

 
Publication of this zoning change was included in the Portland Press Herald on September 7, 2023 
and September 12, 2023.  Abutter notification was mailed to 11 adjacent property owners on 
September 7, 2023. 
 
STAFF RECOMMENDATION:  
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The Planning Director or designee shall review all requests for amendments or changes and 
make a recommendation to the Planning Board and/or Town Council in regards to the 
Comprehensive Plan.  
 
 
 
The proposed rezoning is in compliance with the Comprehensive plan.  The zoning change request 
is reasonable given the surrounding uses and the future potential for the immediate area.  Staff 
recommends approval of the requested zoning change.   
 
PLANNING BOARD ACTION: 
 
The Planning Board shall review all requests for amendments or changes and make its 
recommendations to the Town Council regarding the land use implications of the request. If a 
substantial change or alteration is contemplated by the Town Council, approval by the Town 
Council shall not be granted without submitting the proposed changes to the Planning Board for 
comment. 
 
ATTACHMENTS: 
Town Manager Memo Initiating Change 
Chapter 405 Section XVIIIB Haigis Parkway District 
Chapter 405 Section XXC CPD District  
Official Zoning Map Exhibit  
Newspaper Notification Proof 
Abutter List 
 
NEXT STEPS: 
 

• Town Council Public Hearing – October 4 
 
 
 



 

 

 

Planning & Code Enforcement 
259 US Route One | PO Box 360 | Scarborough, ME 04070 | P: 207.730.4040 | scarboroughmaine.org 

 

 
Planning Board Recommendation 

 
Jonathan Anderson 
Chair, Scarborough Town Council 
259 U.S. Route 1 
P.O. Box 360 
Scarborough, ME 04070 
 
RE: Rezoning of a portion of R052006 and a portion of U056001 being approximately 9.4 acres 
from HP to CPD. 
 
Chairman Anderson and members of the Town Council, 
 
On September 18, 2023, in accordance with the Town of Scarborough Zoning Ordinance, the 
Planning Board reviewed the rezoning request for a portion of R052006 and a portion of 
U056001 being approximately 9.4 acres from HP to CPD located off Haigis Parkway. The 
Ordinance requires that the Planning Board give its recommendation to the Town Council 
regarding the land use implications of the request. After consultation with the Board Chair, the 
recommendation is as follows: 
 

1. The Board finds the mix of permitted uses permitted in both the HP and CPD zoning 
districts is similar in nature, making the change reasonable from a land use perspective. 
 

2. The CPD district allows a higher residential density than the HP district (20 units per 
acre in the CPD compared to 4 units per acre in the HP). If the parcels will be used for 
any type of residential project, the Board has concerns on impacts to natural resources 
as a result of a possible larger scale development. 
 

If you would like further clarification or discussion on these items, the Planning Department 
would be happy to provide any requested information in consultation with the Planning Board. 
 
Sincerely,  
 

 
 __________________ 

Autumn Speer 
Director of Planning & Code Enforcement 
 





  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-120. Move approval of the second reading to the proposed changes to the official 

zoning map for R053004, being an approximately 35.8-acre parcel located off of Preservation 

Way, currently zoned Village Residential 4 (VR-4) to Crossroads Planned Development (CPD). 

[Planning Director] [Tabled from the November 8th Town Council meeting.] 

 

 

 

 

 

Planning Director       Ought to Pass  

              

Sponsor       Recommendation 

 

10/18/2023 – Vote:5 Yeas,  

          2 Nays [Councilors Cloutier and Hamill] 

         

First Reading/Vote 

 

11/08/2023 
 

11/15/2023 

         

Public Hearing  

  

11/08/2023 – Vote: 7 Yeas to table this order 

to the November 15, 2023 TC meeting. 
 

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote  

 

 

 

 

 

 

 

 

 

 

 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 
Order No. 23-105. Move approval of the first reading and schedule a public hearing and second 

reading on the request from 3iHoMe/POAH to enter into a Credit Enhancement Agreement with 

the Town of Scarborough, to develop a state of the art accessible apartment community in the 

Town Center at The Downs. [Housing Alliance] [Tabled from the September 20th Town Council 

meeting.] 

 

 

 

 

 

Housing Alliance      Ought to Pass  

              

Sponsor       Recommendation 

 

09/20/2023 – Vote: 6 Yeas.  

                                1 Nay [Councilor Sither] 

To table this Order to the November 15th meeting. 

         

First Reading/Vote 
 
 

11/15/2023 

         

Public Hearing  
  

11/15/2023 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-116. Move approval of the second reading on the proposed Chapter 602B - the 

Town of Scarborough Temporary Event Overflow Parking Ordinance. [Planning Director]  

 

 

 

 

 

Planning Director      Ought to Pass  

              

Sponsor       Recommendation 

 

10/04/2023 – Vote: 7 Yeas. 

         

First Reading/Vote 

 

10/15/2023 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-122. Move approval of the second reading on the request to use School Impact 

Fees to make the FY2023 required payments to Crossroads Holdings, LLC beginning on 

December 1, 2023 through November 2024, or until the Town closes on the purchase of the 

property with a total maximum exposure of $175,000. [Town Manager] 

 

 

 

 

 

Town Council       Ought to Pass  

              

Sponsor       Recommendation 

 

11/08/2023 – Vote: 6 Yeas 

                                1 Nay [Councilor Hamill]  

         

First Reading/Vote 

 

11/15/2023 

         

Public Hearing  

  

11/15/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-128. Move approval of the first reading on the proposed amendments to 

Chapter  311 – the Schedule of Fees and schedule a public hearing and second reading for 

Wednesday, December 6, 2023. [Planning Director] 

 

 

 

 

 

Planning Director       Ought to Pass  

              

Sponsor       Recommendation 

 

11/15/2023 – Vote: 

         

First Reading/Vote 

 

12/06/2023 

         

Public Hearing  

  

12/06/2023 – Vote: 

      

Second Reading/Final Approval/Vote 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 

AMENDED AGENDA 

SCARBOROUGH TOWN COUNCIL 

WEDNESDAY – NOVEMBER 15, 2023 

HYBRID REGULAR MEETING – 7:00 P.M. 

 

Order No. 23-129. Move approval of the first reading on the new request for a Cannabis 

Establishment License from Nickolas Levasseur, d/b/a Pine Point Medical, LLC, located at 137 

Pleasant Hill Road for a Medical Cannabis Products Manufacturing Facility and schedule a 

public hearing and second reading for Wednesday, December 6, 2023. [Assistant Town 

Manager] 

 

 

 

 

 

Assistant Town Manager     Ought to Pass  

              

Sponsor       Recommendation 

 

11/15/2023 – Vote:  

         

First Reading/Vote 

 
 

12/06/2023 

         

Public Hearing  

  

12/06/2023 

      

Second Reading/Final Approval/Vote 

 

 
 

 

 

 

 

 

 


