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* * * REVISED*** 

 

 

1. Case # 14-008 – The Plaza at Cook’s Corner: The Committee will review and 

provide a recommendation to the Planning Board on a Major Review Sketch Plan 

application submitted by Just Because, LLC, to redevelop the former Atrium Hotel 

property, located at 21 Gurnet Road, for potential retail, banking, and restaurant uses.   

Assessor’s Map CC1, Lots 30 & 43, in the Commercial / Cook’s Corner (CC) Zoning 

District.   

 

2. Other Business 
 

3. Adjourn 
 

 

 

 

 

 

 
This agenda is mailed to owners of property within 200 feet of proposed development sites. In cases where 

Committee action is pending this agenda serves as notice of same. In cases where the Committee's role is to 

advise the Planning Board, this agenda is mailed as a courtesy along with notice of the Planning Board 

meeting. 

 

The Staff Review Committee meeting is open to the public. All are invited to attend and participate.   For 

further   information call Anna Breinich at the Brunswick Department of Planning and Development (725-

6660). 
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MEMORANDUM 
 

TO: The Staff Review Committee 

FROM: Jeremy Doxsee, Town Planner 

DATE:  March 6, 2014  

RE:  Sketch Plan Review of the Plaza at Cooks Corner, located at 21 Gurnet Road 

 

 

 

 

Attached is a Major Review Sketch Plan application for the Plaza at Cook’s Corner (former Atrium 

Hotel site).      Stoneybrook Consultants have prepared a project narrative outlining the proposed 

development, supporting materials, and a corresponding sketch plan, grading plan, and survey.      

Comments and recommendations from the Staff Review Committee will be forwarded to the Planning 

Board, for consideration at their March 18
th

 meeting.  



Stoneybrook Consultants, Inc.
456 Buckfield Road 

Turner, Maine 04282
(207) 514-7491 voice 

(207) 514-7492 fax

 
 
 
 
 
 
 
 
 
 
 

 
       February 24, 2014 
 
Jeremy Doxsee, AICP 
Town Planner 
Department of Planning & Development 
Town of Brunswick 
28 Federal Street 
Brunswick, ME  04011 
 
RE:  The Plaza at Cooks Corner  
 Sketch Plan Review 
 
Dear Mr. Doxsee, 
 
 I am working with Just Because, LLC on plans to redevelop the former 
Atrium Hotel property located at 21 Gurnet Road at Cooks Corner in Brunswick.   
It is our client’s intent to develop a portion of this site with several retail or 
restaurant pad sites.  He has one known retail tenant which will define the Phase 1 
of this development.  Phase 2 will include the three additional pad sites.  It is 
expected that future tenants could include a restaurant, bank or additional retail 
tenants. 
 
 This project will also require approvals for a Traffic Movement Permit from 
the Maine Department of Transportation and a major amendment to a Site 
Location of Development Act permit from the Maine Department of Environmental 
Protection.  We hope to secure all of these permits so that we can begin 
construction late this Spring.  Applications to both of these State agencies will be 
submitted later this week. 
 
 Just Because, LLC purchased the property in two deeds, one from BO-ED, 
Inc. and one from W.G., LLC in 2008.  Copies of both deeds are attached.  We have 
also included a copy of a recent boundary survey prepared by Jones Associates, 
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Inc. showing the parcels involved in this purchase which include a total of 9.5 
acres.  The property also benefits from shared parking, access rights, utility 
services and maintenance responsibilities with several other abutting owners in this 
area.  Those rights are described in the Amended Reciprocal Easements 
Agreement dated July 31, 1997 and recorded at the Cumberland County Registry 
of Deeds in Book 13254, Page 71. 
 
 The intent is to prepare about 6.2 acres of the property for this project.  
The proposed improvements are shown on a Site Plan and Grading Plan prepared by 
Summit Geoengineering Consultants, Inc. which are attached.  While we are 
planning to provide details for traffic, parking, utility services, and stormwater 
controls for all four building pad sites with this application, we only have specific 
building plans for Pad Site 1 at this time.  This pad site has been designed for 
occupancy by Goodwill Industries for a retail store of 14,700 square feet.  We 
have attached two different preliminary views of what that building will look like. 
 
 At this time, we do not have details for the specific buildings that will be 
constructed in Phase 2.  Pad Site 2 has been shown on the Site Plan to support a 
4,000 square foot bank with a three lane drive-thru, but we have noted that it 
could also support a retail building of 9,000 square feet.  Pad Site 3 has been 
shown to support an 8,000 square foot retail store and Pad Site 4 has been shown 
to support a 5,000 square foot restaurant with drive-thru or a 9,000 square foot 
retail building. 
 
 Phase 1 construction will include the Goodwill building and the related 
parking and driveways.  Filtration basins required for Pad Sites 2, 3 & 4 will also be 
constructed and the pad areas will be graded and seeded for future development.  
The Phase 1 improvements will be completed this year.  Phase 2 buildings and 
improvements may not be completed for several years depending upon market 
conditions.  We may also need to make minor changes for each of the three 
remaining pad sites once we have a tenant and the specific requirements for that 
tenant’s building. 
 
 The existing site includes about 4.8 acres (77%) of impervious area when you 
include the former hotel building.  There are about 1.4 acres (23%) of green space.  
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In the proposed condition, we will have 3.6 acres (58%) of impervious area and 2.6 
acres (42%) of green space.  The existing site is very flat and existing stormwater 
systems are very shallow.  This has made it very difficult to site buildings and 
grade the parking areas to provide stormwater treatment.  We have proposed to 
install infiltration basins along the existing road frontages or at the edge of 
proposed parking areas.  Since we have reduced impervious area and since we will 
be infiltrating most of the stormwater flow from this site, post condition runoff 
will be significantly reduced with this development. 
 
 We are also proposing three buildings with drive-thru lanes or drop off 
areas.  The ability to drive around these buildings and the location of stormwater 
treatment areas has moved the proposed buildings away from the public streets.  
We will be working with Frank Cushing to prepare common landscaping plans for 
these areas, but the building locations and single row of parking in front of one of 
the buildings will require waivers from some of your ordinance requirements. 
 
 The project is located in the CC District and is subject to the Cooks Corner 
Design Standards.  It is expected that the maximum setback for buildings from 
Gurnet Road will be 25’ under your ordinance requirements.  This maximum setback 
will also apply to the proposed Public Road that will abut this project on the north.  
The buildings shown on Pad Sites 1 & 2 are set back 46’ and the building on Pad  
Site 4 is set back 70’ from Gurnet Road.  There is a single row of parking shown 
between the proposed Public Road and the building shown on Pad Site 2 and the 
building shown on Pad Site 3 is set back about 35’ from the proposed right of way 
for the Public Road. 
 
 This layout was driven by preservation of some of the mature landscaping 
along Gurnet Road, providing access to the abutting property owned by W.G. LLC, 
vehicle access for drive-thru lanes, access to the drop off lane for the Goodwill 
building, and providing space for infiltration basins.  Along the proposed Public 
Road, we attempted to fit the proposed improvements within the current driveway 
easements and still provide space for the proposed Public Road that is currently 
being designed. 
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 A very small portion of the property along Perryman Drive may be subject to 
requirements of the Natural Resource Protection Zone.  No development is 
proposed in this area.  There are no wetland areas on the property.  The property 
is not located in an Aquifer Protection Zone or a Flood Hazard Area.  There are no 
known historic or archeological sites and no wildlife areas of significance. 
 
 We have attached the Sketch Plan Application and several graphics prepared 
from the USGS Map, Tax Map, Zoning Map, USDA Soils Map and Flood Map.  I 
hope you will find this information acceptable to process our request for Sketch 
Plan review.  Please let me know if you have any questions or need additional 
information.  I look forward to your review. 
 
 
      Respectfully Yours, 
 
      STONEYBROOK CONSULTANTS, INC. 
 
 
 
 
      Michael F. Gotto 
 
 
cc: George Schott 
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