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TOWN OF BRUNSWICK 
PLANNING BOARD  

*AGENDA 
BRUNSWICK STATION 

16 STATION AVENUE, BRUNSWICK, ME 
ROOM 217 

Tuesday, August 6, 2013 
7:00 P.M. 

 
 

1. Case # 13-021 – All Pars LLC, Construction of Office and Storage Buildings:     
The Planning Board will review and take action on a combined Sketch/Final site 
plan application submitted by All Pars, LLC, regarding their proposal for a phased 
development of three 5,000 s.f commercial buildings, with associated parking, 
infrastructure and landscaping, to be located at 104 Harpswell Road (Assessor’s 
Map U36, Lot 33) in the Mixed Use 6 / Lower Harpswell Road (MU6) Zoning 
District. 
 

2. Zoning Ordinance Rewrite Update 
a. Request for Qualifications issued 7/31/13 
b. Chapters 4 & 5 

 
3. Other Business 

a. Next meeting scheduled for September 10, 2013 
 

 
 

 
 

 
*Agenda updated on 8/2/13 to add item #2 

 
 

 
 

It is the practice of the Planning Board to allow public comment on development review applications and all 
are invited to attend and participate. 

 
Please call the Brunswick Department of Planning and Development (725-6660) with questions or comments. 
Individuals needing auxiliary aids for effective communications please call 725-6659 or TDD 725-5521. This 

meeting will be televised. 
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Attachment A 
Application Form & Checklists 

 
A completed copy of the Major Development Review Final Application Form and Site 
Plan Checklist is enclosed.   
 



MAJOR DEVELOPMENT REVIEW 
FINAL PLAN APPLICATION 

1. Project Name:______________________________________________________________________ 

2. Project Applicant 
  Name:          ________________________________________ 
  Address:      ________________________________________ 
         ________________________________________ 
  Phone Number: ________________________________________ 

3. Authorized Representative 
  Name:  ________________________________________ 
  Address:  ________________________________________ 
    ________________________________________ 
  Phone Number: ________________________________________ 

4. List of Design Consultants.  Indicate the registration number, address and phone number  
        Of any engineer, surveyor, architect, landscape architect or planner used: 

 1. ___________________________________________________________ 
2. ___________________________________________________________ 

 3. ___________________________________________________________ 

5. Physical location of property being affected: ___________________________________ 

6. Lot Size: ____________________ 

7. Zoning District: ____________________ 

8. Indicate the interest of the applicant in the property and abutting property.  For example, is the 
applicant the owner of the property and abutting property?  If not, who owns the property subject to 
this application? _________________________________________________________________ 
_______________________________________________________________________________ 
_______________________________________________________________________________ 
_______________________________________________________________________________ 

9.  Assessor’s Tax Map ____________  Lot Number _________________ of subject property. 

10.   Brief Description of proposed: _____________________________________________________ 
         _____________________________________________________________________________ 
         _____________________________________________________________________________ 

11.   Describe Specific Physical Improvements to be Done: ___________________________________ 
        ______________________________________________________________________________ 
        ______________________________________________________________________________ 

Owner Signature: ____________________________________________________________________ 

Applicant Signature (if different):  _______________________________________________________

Required Attachments (by Applicant):
� Final Plan Check List 
� Final Plan Requirements for Open Space Developments (if applicable) 
� Request for Waivers (if applicable) 
� Required Copies of Final Plan 

Required Attachment (by Planning and Development Department):
� Listing of all owners of property within 200-foot radius of property under review. 

Commercial Development

MORROD, Inc Attn: Dan Roderick
104 Harpswell Road
Brunswick, Maine 04011
207-729-1616

Sitelines, PA. Attn: Curtis Y. Neufeld, P.E.
8 Cumberland Street
Brunswick, ME 04011
207-725-1200 xt. 18

Engineer: Curtis Y. Neufeld, P.E. #9779, Sitelines, P.A., 207-725-1200 xt. 18
Surveyor: Bruce Martinson, PLS #2137, Sitelines, P.A., 207-725-1200 xt. 13

104 Harpswell Road

2.0 acres

MU6

Owner

U36 33

Refer to Cover Letter

Refer to Cover Letter
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Attachment B  
Right, Title, and Interest 

 
A copy of the purchase and sale agreement, along with the current deed, is included with 
this attachment.  Also included is a copy of Priority Group, LLC incorporation certificate. 
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Attachment C 
Abutting Property Owners 

 
A list of abutting property owners is included in this attachment for reference.  
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Attachment D 
Photographs 

 
Photographs of the existing conditions of the project site are enclosed. 

 



104 HARPSWELL ROAD, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 1 – Looking at Site from Harpswell Road 

 

 
Photo 2 –Existing Vegetation from Harpswell Road (to remain) 



104 HARPSWELL ROAD, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 3 – Looking South from Entrance on Harpswell Road – Site on Right 

 

 
Photo 4 – Existing buildings from inside site 



104 HARPSWELL ROAD, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 5 – Existing Building from inside site, looking towards Harpswell Road 

 

 
Photo 6 – View of rear of parcel 



104 HARPSWELL ROAD, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 7 – Looking Towards Rear of Parcel, Phase 1 Building Location 

 

 
Photo 8 – Looking from Rear of Site, Stormwater Basin Location 
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Attachment E 
Supporting Documents 

 
Copies of relevant correspondence and documents pertaining to the project are enclosed. 
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Attachment F 
 Supporting Graphics 

 
This attachment includes supporting materials and graphics for the application.  This 
includes an excerpt of the FEMA flood rate insurance map (FIRM) and reduced size 
copies of the zoning map and tax maps.  An excerpt of the applicable USGS 7.5 minute 
quadrangle map is provided for reference. 
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Attachment G 
Erosion and Sedimentation Control Plan  

 
 
A detailed erosion and sediment control plan has been prepared.  This plan will be part of 
the contract documents.  
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Attachment H 
Landscape Plan 

 
A copy of the Landscape Plan and details are enclosed.  
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Attachment I 
Lighting Plan 

 
A copy of the Lighting Plan and applicable lighting cut-sheets are enclosed.  
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Attachment J 
Architechtural Plans & Renderings 

 
Illustrative architectural plans and renderings from Harpswell Road are included in 
reduced format for review.   
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Attachment K 
Site Plans 

 
The project site plans are included in reduced format for review, and full size copies have 
been provided as a separate plan sets of as required.   
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















STOP













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REQUEST FOR QUALIFICATIONS 
PROFESSIONAL PLANNING SERVICES  
COMPREHENSIVE ZONING ORDINANCE UPDATE FOR THE TOWN OF 
BRUNSWICK, MAINE 
ISSUED:  7/31/13 
PROPOSAL DEADLINE:  8/19/13 
 
This Request for Qualifications invites responses from qualified and experienced professional 
planning consultants to assist the Town of Brunswick in completing a zoning ordinance 
diagnostic report and comprehensive zoning ordinance update. 
  
Introduction 
In 2008, the Brunswick Town Council adopted an update to the Town’s Comprehensive Plan 
culminating a 5-year planning process.  The updated Comprehensive Plan gives clear guidance 
with respect to the Town’s general pattern of development and an anticipated updating of the 
1997 Zoning Ordinance, both available online at www.brunswickme.org/departments/planning-
development.   In general, recommendations of the Comprehensive Plan relative to the Zoning 
Ordinance include the following: 

 Allow denser in-fill development in the Growth Area. 
 Protect the character of the Rural Area. 
 Promote affordable housing. 
 Ensure protection of high value resource areas as part of development review process. 
 Develop zoning districts/requirements ensuring the livability of existing 

neighborhoods, in particular, the downtown area and its surrounding neighborhoods. 
 Expand the Village Review Zone. 
 Review and update current design standards for structures and certain gateway areas 

in Town. 
 Condense the number of zoning districts. 

Town Council has now authorized limited funding to hire a planning consultant to complete the 
zoning ordinance rewrite, in collaboration with staff, Brunswick Planning Board and a to-be-
formed ordinance rewrite subcommittee of the Planning Board. 
 
Community Profile 
The Town of Brunswick, settled in 1628 and incorporated in 1739, is a diverse, very civic-
minded community of 20,278 residents, home to Bowdoin College and the Maine State Music 
Theater.   Since the closure of the Brunswick Naval Air Station in 2011, Brunswick is in a 
healthy transition period, focused on maintaining our vibrant downtown core while working 
together with the Midcoast Regional Redevelopment Authority to redevelop what is now known 
as “Brunswick Landing” (www.mrra.us).  Even with the loss of almost 3000 military personnel 
prior to the 2010 Census, Brunswick’s loss in population was less than 1000 (4%) since 2000.  
Occupied housing units during that same time period increased by 4%. 
 
Brunswick, located 25 miles north of Portland, serves as a gateway to Midcoast Maine with 
Route 1 and I-295 traversing through town.  The Town is 46.7 square miles in land area with a 
defined growth area surrounding the downtown core, Brunswick Landing and a 
commercial/retail area, Cooks Corner.  The rural area of Brunswick encompasses farmland and 
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forests primarily bordered by 67 miles of coastline along the Androscoggin River, New 
Meadows River and the Atlantic Ocean.   
 
Existing Zoning Ordinance 
The Town of Brunswick has had some form of zoning since 1934.  The last comprehensive 
rewrite of the zoning ordinance occurred in 1997.  Although entitled a zoning ordinance, it could 
be considered a unified land use or development code as it also contains development review 
standards.   
 
Prior to 1997, 15 zoning districts and 10 overlay districts encompassed the town.  We now have 
45 zoning districts and 10 overlay districts.   Thirty-eight zoning districts are located within the 
approximately 14 square mile growth area with the remaining 7 districts located in the rural area 
of Brunswick.  Since adopted in 1997, a total of 55 zoning text and map amendments have been 
enacted with one-third of those amendments enacted since the adoption of the Comprehensive 
Plan Update in 2008.   
 
Brunswick has always been a leader in the use of smart growth tools and techniques.  However, 
the existing zoning ordinance contains a number of problem areas identified by staff.  They  
include: 

 Inconsistent and confusing ordinance format  and structure due to the high number of 
amendments 

 Zoning by “micro” districting with incompatible use “edges” 
 Inconsistencies in permitted uses and those by special permit 
 Contradictory language 
 Lack of clear definitions 
 Lack of graphics  
 Outdated provisions and techniques due to changes in technology, federal and state 

regulations and case law 
 Lack of allowances/incentives for use of sustainable development practices 

 
To date, Planning and Development staff and the Planning Board have completed a final draft of 
Chapter 4, Development Review Process.  Chapter 5, Development Review Criteria is 
anticipated to be completed by staff by fall 2013. 
 
Requisite Services/Expertise 
The selected consultant(s) and Town staff, with input from the Planning Board’s Zoning 
Ordinance Rewrite Subcommittee, will work together to develop a detailed scope of work, task 
responsibilities, list of product submittals, and time schedule to complete the zoning ordinance.  
The consultant(s) shall possess demonstrated education, experience, and capacity to complete 
any and all of the following tasks cooperatively with Town staff and subcommittee members: 

 Review and assess the existing Zoning Ordinance and gather input from staff, related 
Boards, Commissions, Committees and private-sector users of the ordinance.   

 Develop and conduct a transparent public process during all stages of ordinance 
development.  This may include charrette methods and/or facilitated sessions with 
representatives of the college and business community and neighborhood associations. 

 Review, identify, evaluate, recommend and facilitate potentially significant changes to 
the Zoning Ordinance in accordance with guidance provided by the 2008 Comprehensive 
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Plan Update.  This may include form-based codes or a hybrid version of such, and 
simplification of existing zoning districts and overlays, especially within the growth area. 

 Prepare a new ordinance clearly defining the expectations of the Town with regard to 
quality appearance, use and scale compatibility and density of development. 

 Provide guidance regarding any zoning map changes. 
 Potentially present the ordinance at public sessions. 
 Ensure compliance with all applicable Maine statutes and Federal regulations as 

applicable. 
 
Submittal Requirements 
Submittals must clearly demonstrate the consultant’s understanding of the services requested, the 
approach to carry out the project, experience with requisite services as outlined above and the 
ability to complete the work in a timely manner.  A detailed scope of services and not to exceed 
fee for services will be jointly developed with staff.  Please do not provide a scope of services or 
any fee or salary information with this submittal. 
 
Organization and Format:  The submittal should be organized as closely as practicable to the 
format and sequence outlined below.  The following information must be included:  

 Contact Information (2 pages maximum).  Name, address, phone number, fax number, 
and e-mail address of Lead Proposer contained in a cover letter.  A signature page must 
be included with the qualifications stating that “I certify that all of the information 
contained in this submittal to be true and accurate.”  

 Experience (5 pages maximum).  Listing and description of relevant projects in which the 
lead consultant and team members had significant roles. 

 Qualifications of Consultant(s) (5 pages maximum).  Resumes of all project team 
members, organizational chart and individual time commitments for project.   

 Project Approach/Schedule (2 pages maximum).  Outline the generalized approach to 
complete the project within one year of contract date.  Please include a schedule outlining 
project deliverables and any other relevant milestones. 

 References (1 page maximum each).  Please provide a list of three (3) to ten (10) clients 
with whom the firm/team has done business similar to that required in this solicitation 
within the last five (5) years.  Include contact information (person’s name, 
company/municipality name, address, and telephone number) and a brief project 
description.  If contacted, all references must verify that a high level of satisfaction was 
provided.  The Town will determine which, if any, references are contacted. The results 
of any reference checks will be provided to the scoring committee and used when scoring 
the written proposal. 
 

Page Limit:  No more than 14 pages, excluding references.   
 
Rating Criteria and Relative Weight   
The Town’s consultant selection committee will consist of Town staff and members of the 
Planning Board.  Proposers may not contact members of the selection committee, with the 
exception of the Director of Planning and Development, unless requested by the Town. 
 
The submittals will be initially reviewed to determine if mandatory requirements are met.  
Failure to meet mandatory requirements shall result in the submittal being rejected.  In the event 
that all Proposers do not meet one or more of the mandatory requirements, the Town reserves the 
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right to continue review of the submittals most closely meeting the mandatory requirements of 
this RFQ. 
 
Accepted submittals will be reviewed by the selection committee and scored against the stated 
criteria. The consultant selection committee’s scoring will be tabulated and submittals ranked 
based on the numerical scores received.  Submittals will be rated on the following weighted 
criteria: 
 

Proposer Capabilities – 30% 
Staff Qualifications – 30% 
Schedule – 25% 
Proposer Reference – 15% 

 
Interviews with the consultant selection committee will be held with the top three consulting 
firms/teams.   
 
Request for Qualifications alone will be used to select the successful proposer.  Once the 
successful proposer has been selected, scoping and contract negotiations will begin.   
 
All requests for clarification and or additional information must be submitted in writing (via 
email abreinich@brunswickme.org, or by fax 207-725-6663 to Anna M. Breinich, AICP, 
Director of Planning and Development, no later than 2:00 pm on 8/13/13.   Questions and 
responses, as well as any Town of Brunswick-initiated changes, will be provided to all 
prospective Proposers, in writing, as amendments to the RFQ, and will be placed on the Town of 
Brunswick web site: www.brunswickme.org/planning no later than 8/14/13.  IT WILL BE THE 
PROPOSER’S RESPONSIBILITY TO CHECK THE REFERENCED WEBSITE FOR ANY 
NEW AMENDMENTS.  (Note: The Proposer must include reference to all amendments on their 
response to this RFQ.) 
 
Review Process and Schedule: 
Requests for clarification deadline:    Tuesday, 8/13/13, 2:00 pm 
Last response to request for clarification:   Wednesday, 8/14/13, 4:30 pm 
Statement of qualifications due date:    Monday, 8/19/13, 4:30 pm 
Interviews (tentative date):     Week of 9/9/13 
Anticipated selection of lead firm:    Week of 9/16/13 
 
Submittal Due Date:  Monday, August 19, 2013, 4:30 pm. 
Electronic format (e-mail, disk, DVD or CD) PDF is preferred; MSWord, is acceptable.  Please 
email submittals to abreinich@brunswickme.org.  Hard-copy submittals in the form of one (1) 
original and five (5) copies may be submitted and accepted at the Department of Planning and 
Development prior to the above due date and time at the address below:    
 
Anna M. Breinich, AICP, Director 
Department of Planning and Development 
Town of Brunswick 
28 Federal Street 
Brunswick, ME  04011 
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Late Submittals 
Any submittal, portion of a submittal, or unrequested submittal revision received at the Town of 
Brunswick after the time and date specified will not be accepted. 
   
Costs of Preparation 
Proposer assumes all costs of preparation of the submittal and any presentations necessary to the 
selection process. 
 
Submittal Validity 
Unless specified otherwise, all submittals shall be valid for 90 days from the due date. 
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