
 SANFORD PLANNING BOARD MINUTES                                   

 MEETING September 7, 2011 – 7:30 P.M. 

 Town Hall Annex Third Floor Chambers 

                                                                                

MEMBERS PRESENT: Kelly Tarbox, Chair 

 Robert Hardison, Vice Chair 

 Stephen Catalano, Jr. 

 Lela Harrison 

    

MEMBERS ABSENT: Joseph Herlihy (w/notice) 

 David Mongeau, Secretary (w/notice) 

 Matthew Perkins (w/out notice) 

         

STAFF PRESENT: James Q. Gulnac, AICP, Planning & Development Director 

 Charles Andreson, P.E., AICP, Town Engineer 

 Jamie Cole, CEO 

 Kevin Sprague, Planning Consultant 

     

STAFF ABSENT: Michael Casserly, P.E., Assistant Engineer (w/notice) 

 Barbara Bucklin, Administrative Assistant (w/notice) 

 

******************************************************************************* 

 

I. CALL TO ORDER 

 

Chair Tarbox called the meeting to order at 7:30 P.M. After the work session, Chair Tarbox 

recalled the meeting to order at 9:40 P.M. 

 

II. PUBLIC HEARINGS  

 

1. File #11-11-RU: Heather Torno, d/b/a Northern Explosion Dance, 6 Pearl Street, Sanford. 

 

Chair Tarbox called for a representative to present the project. 

 

James Gulnac, Director of Planning & Community Development informed the Board that he 

had waived a lot of the submittal requirements for this application. He then said that this 

project was reviewed at the Site Plan Review Committee earlier in the day and the 

comments/recommendations made during this meeting could be discussed during the work 

session following the meeting. 

 

Heather Torno, applicant, gave the history of her business that led up to her request for 

expansion. She is requesting to build a 6,000 s.f. building divided into four different dance 

studios, a lobby area, storage areas, and costume rooms. She also described what would be 

included in the construction (i.e. closed circuit video for parent viewing, floor types, etc.) She 

said that she would also like to expand her program to offer more genres of dance and hopes 

to draw people from other surrounding areas and would like to stay on a main highway for 

easy access. She said that she was looking to purchase 10 acres with 250 feet of road frontage 

from Just Land, LLC. 

 

Chris Roux, applicant, said they were looking to set the building back away from the road and 

have a more of a residential look to accommodate the area. He also said that MDOT doesn’t 

believe the current traffic pattern will be affected and have already given the applicants a 

preliminary approval using old State Route 4 as a possible entrance to the business. Mr. Roux 

also said they are asking for a parking waiver and explained why. 

 

Chair Tarbox asked Mr. Gulnac if he had anything to add; he did not. 
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Chair Tarbox asked if any of the Board members had any questions or comments for the 

applicants; they did not. 

 

Chair Tarbox asked if anyone present wanted to speak in favor of the application; there was 

no one. 

 

Chair Tarbox asked if anyone present wanted to speak in opposition of the application; again, 

there was no one. 

 

Chair Tarbox closed the public hearing and moved the project to work session. 

 

After the work session discussion, the Board decided to give the application preliminary 

approval. 

 

Chair Tarbox called for a motion. 

 

Vice Chair Hardison made a motion that the Planning Board grant preliminary approval with 

final approval subject to the satisfaction of the town engineer. 

 

Board member Catalano, Jr. seconded the motion. 

 

A vote was taken and the motion passed 4-0. 

 

2. File #12-11-S: Ronald Bougie, c/o Brad Lodge, Middle Branch Surveyors, P.O Box 618, 

Alfred, Maine. 

 

Chair Tarbox called for a representative to present the project. 

 

Staff member Gulnac said he presented the applicant with some options because this was an 

approved subdivision. The option that was chosen was an amendment to an approved 

subdivision to downsize the original subdivision known as Ethan’s Way. 

 

Brad Lodge, representing the applicant, gave a brief background of the original request. He 

said the co-owners want to part ways and thought the best way to handle the original request 

was to downsize the subdivision by going from five (5) lots and a town-proposed road to three 

(3) lots with a private way. Mr. Bougie would own two (2) of the new lots and Mr. Plante 

would own one (1) of the new lots. 

 

Chair Tarbox asked Mr. Lodge if he had a chance to review Charles Andreson’s, town 

engineer, memo and if he had any conflict with the items listed in the memo. Mr. Lodge 

replied that he had reviewed the memo and they are in agreement with most of the referenced 

items.  

 

Chair Tarbox asked if staff members had any comments; they did not.  

 

Chair Tarbox asked if anyone present wished to speak in favor of the application; there was 

no one. 

 

Chair Tarbox asked if anyone present wished to speak in opposition of the application. 

 

Connie Garber, an abutter, said it was difficult to speak for or against the application because 

she did not know much about the application and was hoping to learn more during the work 

session, but she wanted to voice a couple of concerns. When she reviewed the file in the  
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planning office she noticed one of the revised lots was small and strangely shaped. She 

wondered if there were going to be any restrictions of where the building could be placed on 

the lot. She also noted that there were a lot of the wetlands located on another lot and she 

wanted to know if there were going to be any location restrictions on this lot as well. 

 

Chair Tarbox asked staff member Gulnac if he wanted to reply to these concerns or if he 

wanted the applicant to address them. 

 

Staff member Gulnac said that there are already setback provisions listed in the zoning 

ordinance and that is what’s followed. However, there has been building envelopes put on the 

plan by the Planning Board to address environmental issues, but typically as long as setbacks 

are followed for the particular zone nothing else is applied. He then explained some items that 

were discussed in the initial review such as a buffer to the cemetery and wetland concerns. 

 

Ms. Garber asked what the setback is for the rural residential zone. Mr. Lodge stated it was 

forty (40) feet from the road and twenty-five (25) feet from the side. Mr. Gulnac added that 

there could be additional restrictions due to wetlands; discussion took place. 

 

Chair Tarbox asked if there were any other questions or comments from the audience; there 

were none. 

 

Chair Tarbox closed the public hearing and asked if the Board wanted to take action now or 

move the item to work session and then asked Charles Andreson, town engineer, if his 

concerns outlined in his report could be satisfied. Mr. Andreson said the plan is in good shape 

and said it went through an extensive review during the initial review as a major project. He 

then went over some of his discussions with Mr. Lodge regarding his concerns; discussion 

took place. 

 

Chair Tarbox asked Mr. Andreson if there were any conditions of approval he would need 

should the Board take action on the project now instead of going to work session. Mr. 

Andreson listed the following he would include as conditions: 

 Need to submit letter updating site evaluations of the test pit information for septic 

systems 

 Pre-construction meeting prior to the construction of the private way to make sure 

the applicant complies with the inspection requirements for a private way 

 Understand no occupancy permits would be issued for any lots until the private way 

was constructed and the stormwater improvements made in conjunction with the plan 

as submitted; if the applicant wants to occupy a premise before the completion of the 

drainage or roadway, a letter of credit or bond would need to be supplied to 

guarantee the completion of this work. 

 

Staff member Gulnac offered a proposed motion for the Board if they felt they were ready for 

vote. 

 

Board member Catalano, Jr. made a motion that the Planning Board find that the applicant has 

agreed to the conditions outlined in the engineer’s review letter dated 9/2/11 (see attached) for 

File #12-11-S, as an amendment to Ethan’s Way major subdivision and will provide requested 

information prior to the engineer/planner review of the mylar subject to the standard 

conditions on an approval and as outlined by Mr. Andreson and no certificates of occupancy 

will be issued until the private way was built and constructed per designed. 

 

Board member Harrison seconded the motion. 

 

A vote was taken and the motion passed 4-0. 
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3. File #999-09-T(3): The Planning Director is requesting that the Planning Board review and 

approve a reorganization of the Land Use Codes of the Town of Sanford’s Code. The land use 

section currently consists of Chapter 265, Floodplain Management; Chapter 270, Shoreland 

Zoning; Chapter 275, Subdivision; and Chapter 280, Zoning. The reorganization would revise the 

subdivision and zoning chapters and create a chapter entitled Site Plan with a suggested number 

of 272. 

 

Chair Tarbox stated this was a continuation of the August 17, 2011 meeting and the Board may 

take action if they are satisfied with the information provided. 

 

Chair Tarbox asked staff member Gulnac if he wanted to add anything. 

 

Staff member Gulnac stated that the ordinance revision was posted on the town’s website and, as 

of today, he had received no comments regarding the reorganization. Mr. Gulnac asked the Board 

to authorize the recommendation to the town council for their review and consideration of this 

change with the understanding there are still editorial changes that need to be made. Discussion 

took place. 

 

Chair Tarbox asked if there were any audience members who wanted to speak in favor or 

opposition to the ordinance reorganization; there was no one. 

 

Chair Tarbox closed the public hearing. 

 

Chair Tarbox asked if the Board members felt comfortable with the information presented to 

forward the item to town council for their review. 

 

Vice Chair Hardison stated that the town council applied some conditions to this ordinance 

change, one of them being to bring in some developers and engineers to get their comments on 

this proposed change and Vice Chair Hardison asked staff member Gulnac if he thought posting 

the change on the town’s website met this requirement. Mr. Gulnac replied technically it did, but 

more realistically it did not; discussion took place. 

 

Vice Chair Hardison said the purpose of the ordinance change was to streamline the application 

process and the only way to find out if this rewrite covers this is to hear firsthand from the people 

that use the system (developers, contractors, etc.) before recommending the item to the town 

council. 

 

Mr. Gulnac recommended that no motion be made right now and move the item to work session 

for further discussion, and move it to vote if the Board feels comfortable doing so after the work 

session. 

 

Chair Tarbox tabled the item to work session discussion following tonight’s meeting. 

 

III. NEW BUSINESS 

 

There were no new business items. 

 

IV. OLD BUSINESS 

 

1. File #18-10-W: Sanford Property Holdings, LLC, c/o Alton Palmer P.E., Gorrill-Palmer 

Consulting Engineers, Inc., PO Box 1237, 15 Shaker Road, Gray. 

 

Chair Tarbox called for a representative to present the project. 
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James Gulnac, Director of Planning & Community Development, said that this project is a 

contract zone and during the approval process the applicant had discussed pole signage only 

and no specific discussion about building signage. When trying to apply for a sign permit, the 

applicant was informed that they exceeded the existing guidelines in the zoning ordinance and 

there was no specific language in the contract to allow the excess signage. 

 

The contract zoning coordinating committee met and discussed the issue; it was determined 

that there are provisions in the contract to allow the Planning Board to make minor 

adjustments to the site plan without the project going through the process as an amendment to 

a major site plan. 

 

Mr. Gulnac said that Wes Thames, developer for the project was present to answer any 

questions. Mr. Thames provided each member with a color rendering plan of the proposed 

change. Mr. Gulnac then introduced Mr. Thames. 

 

Mr. Thames apologized to the Board for not addressing the building signage during the initial 

approval process. He said it was a complete oversight on his group’s part and was no fault of 

the planning department. Mr. Thames went on to explain the requested change. 

 

Chair Tarbox asked Jamie Cole, Assistant Code Enforcement Officer, if he had any comments 

to add. 

 

Jamie Cole said Shirley Sheesley, Chief CEO had reviewed the applicant’s request before 

going on vacation. In Ms. Sheesley’s memo, the numbers are off just a bit due to confusion on 

some of the signage request. Mr. Cole then went on to explain the numbers in Ms. Sheesley’s 

memo. After tonight’s presentation by Mr. Thames, Mr. Cole agreed with Mr. Thames on the 

number of signs being requested. 

 

Chair Tarbox wanted to clarify exactly which signs counted towards signage area. Mr. Cole 

stated a directional sign that just states ENTER (for example) does not count towards a 

business’ signage allowance, but if the same ENTER sign has a business logo or something 

similar it does count towards that business’ allowance. 

 

Mr. Cole asked the Board to clarify the square footage being approved tonight to prevent 

confusion in the future. Mr. Gulnac said that the approval will reference the proposed plan as 

amended. It was agreed to that McDonald’s will have 175 total sq. ft., the carwash will have 

40 total sq. ft., Li’l Mart will have 215 sq. ft., and SIS bank will have 40 total sq. ft. of 

allowable building signage. 

 

Chair Tarbox asked if everyone was ok with the amounts being proposed. 

 

Vice Chair Hardison said that the issue of backlit signs needs to be addressed. Chair Tarbox 

asked Mr. Cole if there was any reference in the ordinance about backlit signage. Mr. Cole 

said there is no reference in the actual town code ordinance, but it is addressed in the design 

guidelines that the town adopted. Mr. Cole said as he understands it, it is recommended not to 

use backlit signage but not necessarily something that has to be followed. Mr. Gulnac said the 

design guidelines also reference certain geographical areas, and the location of Route 4/109 is 

not within this area. 

 

Chair Tarbox asked if there were any other questions from Board members; there were not. 

 

Chair Tarbox called for a motion. 

 

Vice Chair Hardison made a motion that the Planning Board confirm the finding of facts (see 

attached) and approve the proposed signage detail as shown on the 8/22/11 plan amended  



Sanford Planning Board Meeting   

Minutes September 7, 2011                                                                                             

Page 6 

  

 

with the square footage discussed this evening as a minor change to the existing site plan; it is 

noted that there are no specific requirements that would eliminate backlighting as an option at 

this site. 

 

Board member Catalano, Jr. seconded the motion. 

 

A vote was taken and the motion passed 4-0. 

 

Vice Chair Hardison recommended that the developer take the marked up plan and make it a 

formal document because it is now a document of reference for the code enforcement office. 

 

V. APPROVAL OF MINUTES – July 20, 2011 and August 17, 2011 

  

There were no minutes to approve. 

 

VI. PLANNING DIRECTOR’S REPORT  

 

There was no Planning Director’s report. 

 

VII. ADJOURN 

 

The meeting adjourned at 8:27 P.M. A work session meeting followed. After the vote for public 

hearing item #1, the meeting adjourned at 9:41 P.M. 

 

 

Attachment to September 7, 2011 Minutes 

 

  

Finding of Facts for Public Hearing Item #1 

File #11-11-RU: Heather Torno, d/b/a Northern Explosion Dance 

 

 There were no finding of facts referenced in the approval. 

 

Finding of Facts for Public Hearing Item #2 

File #12-11-S: Amendment to Ethan’s Way 

 

See attached sheet. 

 

Finding of Facts for Public Hearing Item #3 

File #999-09-T(3): Ordinance Reorganization 

 

No action was taken on this item tonight. 

 

There are no New Business Items 

 

Finding of Facts for Old Business Item #1 

File #18-10-W: Amendment to Approved Contract Zone 

 

 The request by the developer to revise the approved site plan File #18-10-W has been determined to 

be a minor change to the approved site plan and as such does not require an amendment to the contract 

agreement but review and approval by the Planning Board. 

 The Planning Board considered the matter in a workshop session on August 17, 2011 and agreed that 

it was a minor change but requested specific details for the signage. 

 The applicant has provided the requested information as detailed during testimony provided at this 

meeting. 


























