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PLANNING BOARD  

AGENDA 

MORRELL MEETING ROOM 

CURTIS MEMORIAL LIBRARY 

23 PLEASANT STREET 

Tuesday, January 28, 2014 - 7:00 P.M. 

Revised January 16, 2014 to include Case #14-003 review. 

 

 

1. Public Hearing: The Planning Board will hold a public hearing to consider an 

amendment to the Town Zoning Ordinance, Chapter 2, Section 216, Village Overlay 

Zone and offer recommendation to Town Council.  The amendment would provide for 

the Planning Board to conduct the business of the Village Review Board in the absence 

of meeting their quorum requirements.   

 

2. Case # 14-003 – Coastal Enterprises Institute, Inc., Professional Office Building:     
The Planning Board will review and take action on a Sketch Plan application submitted 

by Coastal Enterprises Institute, Inc., regarding their proposal to redevelop the lots 

located at 28-30 Federal Street, including construction of a two-story 10,800 s.f. footprint 

(net 21,780 s.f.) professional office building with associated site improvements.  

(Assessor’s Map U13, Lots 149 & 150, in the Town Center 1 (TC1) Zoning District.) 

 

3. Zoning Ordinance Rewrite Update. 

 

4. Other Business. 

 

5. Approval of Minutes. 
 

6. Adjourn. 
 

 

 

 

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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January 24, 2014 
 
Memo to: Brunswick Planning Board   
From:  Anna Breinich, AICP 
Subject: Public Hearing for Zoning Ordinance Amendment - Section 216, Village Review Zone 
 
The Brunswick Town Council recently amended its appointments policy for Town Boards, Commissions and Committees, 
attached.  The amended policy more clearly addresses position vacancies (Section 15), in particular for the Board of 
Assessment Review, Marine Resources Committee, Planning Board, Village Review Board and Zoning Board of Appeals, 
stating that if a member’s term has expired, the position will be considered vacant as of the date the term expires.  In the 
past, members of a Board, Commission or Committee have been able to continue serving until either that person was 
reappointed or a new member was appointed by Council. 
 
Since March 2013 the Village Review Board (VRB) has had only 4 members, the ordinance-required quorum.  Full 
membership is 7 members.  With the amended appointments policy, the Board was down to 3 members, one short of the 
ordinance-required quorum of 4 members, and could not meet to conduct business.   
 
At your January 7th workshop session, Planning Board discussed staff suggested zoning amendments as follows. 
 1. Amend Sections 216.2 A. and E., reducing VRB membership from seven to five members, further reducing 

the required quorum from four to three members.  This amendment is being suggested due to the long-term 
lack of a full membership in the composition of the Board.   

 2. Amend Section 216.5 B. to add a new subsection 5 authorizing the Planning Board to act on pending 
Certificates of Appropriateness if a quorum of the VRB cannot be achieved within the required timeframe.   

 3. Amend both Sections as presented above to minimize further quorum issues for the Village Review Board. 
 
The Board directed staff to prepare an amendment to Section 216.5B, as stated above, and schedule a public hearing for 
January 28th, at which time the Planning Board will make a recommendation to the Town Council.  Town Council will hold 
their public hearing on the Board’s recommendation on February 3rd.  The proposed amendment is attached.   
 
Due to a recent related article in the Midcoast Forecaster, two individuals applied for appointment to the Village Review 
Board, were recently interviewed by Council’s Appointments Committee and later appointed by Town Council at their 
January 21st meeting thereby eliminated the immediacy of this request.  However, staff recommends proceeding with the 
proposed amendment so as to avoid a similar situation in the future. 
 
I will be in attendance at your meeting for further discussion and/or questions. 
 
cc: Emily Swan, Chair, Village Review Board 
 Brooks Stoddard, Village Review Board 
 Betsy Marr, Village Review Board 
 Jeremy Doxsee, Town Planner 
 Don Elliott, Clarion Associates 
 Gary Brown, Town Manager 



January 10, 2014 
 

PROPOSED AMENDMENT TO BRUNSWICK ZONING ORDINANCE 
Section 216 Village Review Zone (VRZ) 

 
       

216.5 Certificate of Appropriateness 
 

A. A Certificate of Appropriateness is required for any of the following activities in the 
Village Review Zone involving contributing resources or, if visible from a public 
right-of-way, noncontributing resources: 

 
1. Construction of a new structure. 
2. Addition to an existing structure.  
3. Alteration to the exterior appearance of any structure with the exception of in-

kind replacement of windows, facades and building ornamentation, normal 
maintenance and painting.  This includes, but is not limited to, any construction 
requiring a building permit, the construction of fences, changes in windows or 
façade materials, or the elimination or addition of any ornamentation.   

4. Relocation of any structure, or portions thereof.  
5. Demolition of any structure or portions thereof.  
6. Construction, installation or alteration of any sign, with the exception of 

directional signage less than three square feet in size. 
 

B. The power to grant a Certificate of Appropriateness for new construction, additions, 
alterations, relocations and demolitions under this Section is vested in the Village 
Review Board; however that power is hereby delegated in accordance with the 
following provisions:  

 
1. The Director of Planning and Development shall have the power to grant a 

Certificate of Appropriateness in cases where, in her/his judgment, the impact of 
the proposed activities will be minor, as defined in Section 216.8(B)(1) herein, 
and in keeping with the review standards of the Ordinance. 

2. The Director of Planning and Development shall regularly apprise the Village 
Review Board of Certificates of Appropriateness granted in accordance with 
subparagraph 1. 

3. Notwithstanding the authority delegated to the Director of Planning and 
Development, the applicant and the Village Review Board Chair each has the 
right to require review of an application by the Village Review Board. 

4. The Director of Planning and Development may find proposed changes to an 
approved Certificate of Appropriateness to be a minor modification, in which 
case approval by the Village Review Board shall not be required. 

4.5. In the event vacancies exist on the Village Review Board such that a 
quorum cannot be achieved to permit the Village Review Board to act on a 
pending or new application for a Certificate of Appropriateness, the 
Brunswick Planning Board shall act as the Village Review Board and shall 
hear and decide any such pending or new application, applying the criteria 
set forth in this Section 216.  To the extent the applicant is also required to 
seek development review from the Planning Board in accordance with 
Chapter 4 of this Ordinance, the Planning Board shall hear the application 
for a Certificate of Appropriateness together with such development 
review.  The Village Review Board shall hear and decide new applications 
filed after vacancies on the Village Review Board are filled such that a 
quorum can be achieved.        
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C. If a structure or property has been damaged by fire, flood, storm or other disaster, 

and emergency temporary repairs or partial demolition are required in order to 
protect health or safety, or to prevent further damage to the structure or property, the 
Codes Enforcement Officer may waive temporarily the requirements of this Section 
for a Certificate of Appropriateness and issue a building permit for such emergency 
temporary repairs, including partial demolition.  No later than 30 days after the 
issuance of the permit, the permit applicant must apply for a Certificate of 
Appropriateness for the repairs or demolition already made and/or any planned 
permanent repairs or additional demolition work that requires a Certificate of 
Appropriateness under Section 216.5. A. 
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MEMORANDUM 
 
 
TO: The Planning Board 
FROM: Jeremy Doxsee, Town Planner 
DATE:  January 22, 2014  
RE:  Sketch Plan Review of Coastal Enterprises Institute, Inc., Professional Office Building      
 
 
 
PROJECT SUMMARY 
 
Staff has reviewed the sketch plan application and determined that it is complete.   The Staff Review 
Committee reviewed the sketch plan application at their January 16th meeting – meeting notes are 
attached hereto.   
 
The project involves the redevelopment of two lots located at 28-30 Federal Street (Assessor’s Map 
U13, Lots 149 & 150), including construction of a two-story 10,800 s.f. footprint (net 21,780 s.f., 
including office basement space) professional office building with associated parking, landscaping, and 
site improvements in the Town Center 1 (TC1) Zoning District.   
 
Utilities  
The proposed development is within the town’s Growth Area and will be serviced by the town’s water 
and sewer system.  It appears that the existing underground stormdrain lines that run underneath the lots 
are being kept in service.   
 
Parking and Traffic 
Ingress/Egress to the 65 space parking lot will be from entrances off of Bank and Center Streets.  The 
existing curb cut on Bank Street will remain, and a new aligned curb cut will be installed on Center 
Street.  The net floor area of approximately 21,780 s.f. (3 spaces per 1,000 s.f.) requires 65 spaces, 
which are shown on the plan.     Fourteen parking spaces are located on the west side of the proposed 
building.  The plan shows a screen fence / masonry columns to buffer the parking from Federal Street.  
The site is not large enough to accommodate snow storage areas, so CEI plans on having snow plowed 
and carted off-site. 
 
Generally, the professional office use is anticipated to be less intensive that the combined Town of 
Brunswick operations of past years (Town Hall, Recreation Department, Police Department), so modest 
reductions in local traffic and on-street parking are anticipated.   The applicant consulted with a traffic 
engineer, and those comments are anticipated to be part of the Final Plan submission.  



 
 
 
 
Town Center 1 Space and Bulk Standards 
 
Standard / District Town Center 1 X = meets standard 
Minimum Lot Area n/a n/a 
Maximum Density n/a n/a 
Minimum Lot Width n/a n/a 
Minimum Front Yard n/a n/a 
Minimum Rear Yard n/a n/a 
Minimum Side Yard None X 
Maximum Impervious 
Surface Coverage 

100% X 

Maximum Building 
Height 

40 ft X 

Maximum Building 
Footprint per Structure 

30,000 s.f. X 

 
Based on the materials submitted by the applicant the proposed project meets all dimensional and 
density standards for the TC1 (Town Center 1) Zoning District.   
 
Staff notes that one of the access lanes for 20 Federal Street encroaches on the property of 28 Federal 
Street.   CEI will notify the property owner of this encroachment to avoid any future claims of adverse 
possession, but will continue to permit use as a driveway.  
 
Bicycle and Pedestrian Amenities 
A pedestrian walkway from the parking lot to the building is shown on the plan, as is bicycle parking.   
The main entrance is accessed through the rear parking area; brick pavers or textured pavement are 
shown for the patio outside the main entrance and two staff patios.     
 
Natural Resource Constraints 
There are no natural resource constraints on the subject parcel.   It appears the proposed development 
will result in a small reduction in impervious surface coverage, compared to existing conditions.  No 
significant wetlands, wildlife habitat or steep slopes exist on the property.  
 
Landscaping 
The sketch plan appears to show a mix of foundational plantings, shrubs, shade trees, screen fencing. A 
full landscaping plan will be provided with the final submission. 
 
Demolition and Village Review Zone 
The Village Review Board will review and take action on applications for Certificates of 
Appropriateness for demolition of existing buildings and for the architectural design for the proposed   
building.  It is anticipated that the application will be filed by February 4th, with the VRB review 
scheduled for February 18th.  
 
Solid Waste 
The Town does not provide solid waste pick-up for commercial properties in the growth area, so CEI 
will have to contract with a private carting service.   The applicant has indicated that an area in the 
basement will be created to store garbage receptacles.   
 



 
 
 
 
 
DRAFT MOTIONS  
COASTAL ENTERPRISES INSTITUTE, INC., PROFESSIONAL OFFICE BUILDING      
FILE # 12-003 
 
Motion 1. That the Board deems the Sketch Plan to be complete. 
 
Motion 2. That the Board approves the Sketch Plan. 
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January 16, 2014 

 

STAFF REVIEW COMMITTEE NOTES  

 

Committee Members Present:    

Jeff Hutchinson (Codes), Anna Breinich (Planning), Jeff Emerson (Fire), John Foster (DPW), Cathy 
Donovan (Assessing) 

Meeting Notes ‐ Jeremy Doxsee (Planning) 

 

 
Case # 14‐003 – Coastal Enterprises Institute, Inc., Professional Office Building:     The Committee will 
review and provide a recommendation to the Planning Board regarding a Sketch Plan application 
submitted by Coastal Enterprises Institute, Inc., regarding their proposal to redevelop the lots located 
at 28‐30 Federal Street, including construction of a two‐story 10,800 s.f. footprint (net 21,780 s.f.) 
professional office building with associated site improvements.  (Assessor’s Map U13, Lots 149 & 150, 
in the Town Center 1 (TC1) Zoning District.) 
 
Present for Applicant:  Steve Cole (CEI), Will Conway (Sebago Technics), David Latulippe (Priority Real 
Estate Group) 

 

 David Latulippe introduced the project, and gave an overview of the different features of the 
project. 

 Will Connelly reviewed the project’s stormwater, utility connections, parking, and other 
engineering elements. 

 Steve Cole discussed potential location of connection from interior walkways to public 
sidewalk.   Noted that DEI will have a small pedestal car recharging station adjacent to side yard 
parking lot. 

 
 
 
 
 
 



 
 
Committee Comments: 

 

John Foster 

 There is a moratorium on street openings on Federal Street, so utility connections would have 
to come in from Center Street.    

o Will responded that sewer, water, and electric will come in from Center Street.    

 Believes that natural gas is available from Center Street. 

o Will noted survey didn’t show natural gas.  May contract MPUC to confirm. 

 Sidewalk on Center Street shown on DEI property.  If CEI wants the Town to maintain/plow, an 
easement will need to be granted. 

 Will asked about drainage.  John explained that the parcels are serviced by 3 separate storm 
lines.    

 The Town has a storm drain line crossing the parcel on the north end, just south of the 
Ranger/Copelan lot that drains the municipal parking lot to the west and Town needs to 
continue use of that drain line.   

 The existing driveway to be discontinued on Federal Street needs to be in‐filled with asphalt 
curb, similar to what the Town installed last fall.   

 Will asked if they could reuse the granite curb in the Town Hall along the north side of Center 
Street and John advised him that would be fine. 

Jeff Emerson 

 No comments 

Cathy Donovan 

 Discussion about whether new address should be off of Center Street or Federal Street.    
o Jeff Emerson indicated that, from an emergency response perspective, Federal Street 

address is desirable.    
o Steve Cole indicated that CEI would prefer a Federal Street address as well. 
o Cathy indicated that new address would be 30 Federal Street. 

Anna Breinich 

 Sebago Technics is the consulting engineer for the Town, but is also doing engineering for the 
project.  They need to provide an email consenting to the Town using an alternate consulting 
engineer for this project, should it be necessary.    After consulting with John Foster, it was 
agreed that the only element that might require a consulting engineer would be evaluation of 
traffic impacts. 

o David indicated that he already contacted Tom Gorrill of Gorrill‐Palmer Engineering, and 
Tom’s initial response was that a traffic study would not be needed.    Anna directed 
David to submit documentation with Final Plan submission. 

 Site is within Federal Street Historic District, so Final Plan submission should provide evidence 
of consultation with MHPC. 

 Asked whether CEI is still considering using porous pavers for the side parking lot.    

o CEI still evaluating options.  

 Reviewed submission deadlines for PB and VRB, and accompanying timelines.  

 

 



 

 

 
Jeff Hutchinson 

 Discussed Signage regulations pertaining to monument, pole, and wall signs.  Group agreed that 
pole signs should be avoided and that a monument sign fronting on Federal Street is the way to 
go.     

o Directional signage will be needed to access from Bank and Center Streets.  One way 
sign needs to be installed on right side of curb cut to Center Street. 

o Applicant intends to install a wall sign on rear of building, by main entrance.  

 Asked about proposed fencing along Federal Street.   

o Will indicated that fencing will likely be decorative steel with a powdered finish, perhaps 
installed on a low masonry wall.     4 foot height limit was noted. 

 Reviewed height limits for proposed landscaping on Federal Street. 

 Inquired about trash storage. 

o Plan is to store trash in receptacles inside building. 

 Consideration should be given to a designated smoking area. 

 Make sure a lighting plan with photometrics is included with Final submission.  

 

 

END 
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