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       March 20, 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  
 Final Plan Review 
 
Dear Mr. Doxsee, 
 
 On behalf of Just Because, LLC please accept this letter and attached 
supporting material as our formal request for Final Plan Review 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 to be known as The Plaza at Cooks Corner.  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 require approvals for a Traffic Movement Permit from the 
Maine Department of Transportation (MDOT) and a major amendment to a Site 
Location of Development Act permit from the Maine Department of Environmental 
Protection (MDEP).  We hope to secure all of these permits so that we can begin 
construction late this Spring.  Applications to both of these State agencies for the 
required approvals have already been submitted. 
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 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 included in Section 
3.  We have included a copy of a recent boundary survey, prepared by Jones 
Associates, Inc., in Section 12 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 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.  A copy of this agreement is included in 
Section 3. 
 
 As noted, Just Because, LLC purchased a total of 9.5 acres.  This project 
proposes to redevelop only 6.2 acres of that total.  The remaining 3.3 acres will 
remain in its existing condition.  Approximately 2.0 acres of this remaining land is 
paved and used for common access drives and shared parking area.  The remaining 
portion of about 1.3 acres is undeveloped open space.  There are no plans to make 
any improvements in this remaining 3.3 acre area at this time and the current uses 
of the area will continue. 
 
 The intent of this project is to secure approvals for redevelopment of about 
6.2 acres of the Just Because, LLC ownership.  The proposed improvements are 
shown on several plans prepared by Summit Geoengineering Consultants, Inc. 
(Summit) which are included in Section 12.  This 6.2 acre development site includes 
about 4.8 acres (77%) of existing impervious area when you include the former 
hotel building.  There are about 1.4 acres (23%) of green space.  In the proposed 
condition, the development site will have 3.6 acres (58%) of impervious area and 
2.6 acres (42%) of green space. 
 
 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.  Pad Site 1 has been 
designed for occupancy by Goodwill Industries for a retail store of 14,700 square 
feet.  The building is being designed by James Herrick Architect.  We have 
attached two different rendered views of what that building will look like in 
Section 2 and we have included a floor plan and elevation views in Section 12. 
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 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.  Pad Sites 2, 3 & 4 will be graded and seeded for future 
development.  The Phase 1 improvements will be completed this year.  Detailed 
plans for all of the Phase 1 improvements proposed to be constructed at this time 
have been prepared by Summit and are included in Section 12.  Phase 2 buildings 
and improvements may not be completed for several years, depending upon market 
conditions.  Phase 1 improvements are expected to cost $1.4 million and we have 
included a letter from Bar Harbor Bank & Trust in Section 4 indicating that the 
owner of Just Because, LLC, George Schott, has funds available for this project. 
 
 We understand that preliminary designs are currently being prepared for 
the proposed Public Road that would connect Gurnet Road (along the northerly line 
of this project and through remaining areas of this property) with Thomas Point 
Road.  Construction costs for this road are unknown at this time and funding may 
not be approved.  Therefore, construction may or may not occur.  We have 
designed our project to match existing conditions of the common driveway along 
the proposed route for the Public Road and we will continue to work with the design 
engineer and the Town to provide room for these improvements as you continue to 
plan for these possible public improvements. 
 
 The project is located in the CC District and is subject to the Cooks Corner 
Design Standards.  Under current conditions, we do not believe that this project 
will require any waivers to these standards.  If the proposed Public Road is actually 
built, however, waivers for the proposed improvements shown on Pad Sites 2 & 3 
would be required.  The maximum setback of 25’ will apply to the proposed Public 
Road.  The building shown on Pad Site 3 is set back about 35’ from the proposed 
right of way for that Public Road.  There is also a single row of parking shown 
between the proposed Public Road and the building shown on Pad Site 2, which is 
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not a preferred design under the Cooks Corner Design Standards.  Since these 
conditions will require waivers from your standards to allow future development of 
these two Pad Sites, we believe it is reasonable to request these waivers in 
anticipation that the road may be constructed. 
 
 Our layout for Pad Sites 2 & 3 was driven by a need for vehicle access for 
the drive-thru lanes at the bank pad site, providing space for infiltration basins, 
and our attempt to fit the proposed improvements within the current common 
driveway easements, while still providing space for the proposed Public Road that is 
currently being designed. 
 
 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 eight 
infiltration basins along the existing road frontages or at the edge of proposed 
parking areas.  Since we have reduced impervious area with this design, and since 
we will be infiltrating most of the stormwater flow from this site, post condition 
runoff will be significantly reduced with this development.  The only discharge to 
the existing stormwater system will be from roof water and required overflows 
from the infiltration basins.  A partial copy of the stormwater study is included in 
Section 5.  We have also provided a partial copy of the Infiltration Basin 
Assessment in Section 6.  Both of these studies are currently being reviewed by 
MDEP. 
 
 This project will provide 169 parking spaces under the proposed full build 
out.  We have suggested a possible build out of 40,700 square feet of retail area.  
Retail and service business uses under your ordinances require 4 spaces per 1,000 
square feet of floor area, which means that 163 spaces would be required.  With 
the restaurant and bank pad sites, proposed parking requirements would drop to 
139 spaces under your code requirements.  Under Phase 1, the project will 
construct 140 spaces.   
 
 In Section 7, we have provided a copy of our letter to the Brunswick-
Topsham Water District with proposed water usage and their letter indicating 
their ability to serve this project.  We have been working with the District for 
several months and they have reviewed our preliminary design plans for the water 
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service for this project.  We will ask them to provide comments on the plans 
submitted with this application to make sure that we have included all of the 
changes they had requested. 
 
 The Brunswick Sewer District has also reviewed preliminary design plans.  
Our letter to them and their response indicating a willingness and capacity to serve 
is included in Section 8.  The utility plan submitted with this application has been 
revised to address some preliminary comments from the District.  We will ask 
them to provide comments on these plans to make sure we have addressed all of 
their concerns. 
 
 Within Section 9, we have provided information from Pine Tree Waste 
Services (Pine Tree) which provides details for solid waste generation, disposal 
sites and their ability to serve this project.  The applicant has existing contracts 
with Pine Tree for other projects in the Brunswick area and will continue that 
relationship with this project.  The total volume of waste generated by this 
project is expected to be similar to the wastes generated by the prior use on this 
site. 
 
 This project is expected to generate 230 trips during the Weekday PM Peak 
Hour and 378 trips during the Saturday Peak Hour.  Trip generation noted does not 
include allowed credit for the prior use of this site.  Given the prior use, this 
project is not expected to create unsafe traffic conditions.  We are working 
through a Traffic Movement Permit process with MDOT and would expect that 
process to be completed by the time this application is reviewed by the Planning 
Board.  See Section 10 for a partial copy of the traffic information submitted to 
MDOT on this project. 
 
 Included within Section 12, we have provided landscape and lighting plans 
with details prepared by F.A. Cushing, M.L.L.A.  We have also provided lighting 
specifications in Section 11.  Mr. Cushing coordinated the landscape and lighting 
details with the full build out plans to meet the Cooks Corner Design Standards for 
these site features.  In Section 2, we have provided comments on the Cooks Corner 
Design Standards and responses to the Review Standards of Section 411 of your 
zoning ordinance. 
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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 Final Plan Application in Section 1.  I hope you will find 
this information acceptable to process our request for Final 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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Section 411 Review Standards 
 
 

411.1 Ordinance Provisions 
A. There is no overlay zone at this site.  The proposed use is a permitted use 

and there are no density requirements.  The project meets all dimensional 
requirements under current conditions. 

B. This project meets all applicable requirements related to use and lot 
configuration outlined in Chapter 3 of your ordinance. 

C. There are no Special Permits, Zoning Variance or Special Exception 
applicable to this project. 

 D. This is not an Open Space Development. 
 
411.2 Preservation of Natural Features 
 A. Section 211 (Natural Resources Protection Zone) 

No Development is proposed in the NRPZ district. 
 B. Section 501 (Natural Features and Net Site Area) 

This project proposes to redevelop an existing developed area, there are no 
Natural Features to be preserved by this project and the Net Site Area is 
not applicable to this project. 

 C. Section 502 (Flood Hazard Areas) 
This project does not propose any improvements in Flood Hazard Areas. 

 D. Section 503 (Steep Slopes) 
There is no development proposed on Steep Slopes. 

 
411.3 Surface Waters, Wetlands and Marine Resources 

A. This project will reduce surface water discharges with the installation of 
eight infiltration basins.  See the Stormwater Management Report in 
Section 6 and the Infiltration Basin Assessment in Section 7.  These studies 
are currently being reviewed by MDEP. 

 B. Section 211 (Natural Resources Protection Zone) 
No Development is proposed in the NRPZ district. 

 C. Section 209 (Coastal Protection) 
No Development is proposed in a Coastal Protection district. 

 D. Section 504 (Stormwater Management) 
See Section 5 for information on Stormwater Management.  The project 
proposes to reduce impervious areas on site and control stormwater through 
installation of eight filter basins.  Post condition stormwater flow from this 
site will be significantly reduced under the proposed plans.  Stormwater 
improvements are designed to the most current Best Management Practices 
and are currently being reviewed by MDEP. 
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 E. Section 505 (Groundwater) 
There is no subsurface wastewater disposal proposed for this project.  See 
Section 6 for information on Groundwater.  Based upon the Infiltration Basin 
Assessment completed by CES, Inc., this project will not have any impact on 
groundwater resources. 

 F. Section 506 (Erosion and Sedimentation) 
See Section 5 and the project plans for details on erosion and sedimentation 
control measures that will be utilized during construction of improvements 
proposed at this site.  All measures are in accordance with current Best 
Management practices. 

 G. Section 507 (Sewage Disposal) 
Sewage from this project will be directed to the municipal sewer system.  
See Section 8 for information on projected flows and a letter from the 
Brunswick Sewer District indicating their willingness and capacity to serve 
this project. 

 
411.4 Flood Hazard Area 
 A. Section 211 (Natural Resources Protection Zone) 

No Development is proposed in the NRPZ district. 
 B. Section 502 (Flood Hazard Areas) 

This project does not propose any improvements in Flood Hazard Areas. 
 
411.5 Stormwater Management 
 A. Section 209 (Coastal Protection) 

No Development is proposed in a Coastal Protection district. 
 B. Section 503 (Steep Slopes) 

There is no development proposed on Steep Slopes. 
 C. Section 504 (Stormwater Management) 

See Section 5 for information on Stormwater Management.  The project 
proposes to reduce impervious areas on site and control stormwater through 
installation of eight filter basins.  Post condition stormwater flow from this 
site will be significantly reduced under the proposed plans.  Stormwater 
improvements are designed to the most current Best Management Practices 
and are currently being reviewed by MDEP. 

 
411.6 Groundwater 
 A. Section 210 (Aquifer Protection Zone) 

This site is not located within an Aquifer Protection Zone identified within 
the Town Zoning Ordinance. 

 B. Section 504 (Stormwater Management) 
See Section 5 for information on Stormwater Management.  The project 
proposes to reduce impervious areas on site and control stormwater through 
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installation of eight filter basins.  Post condition stormwater flow from this 
site will be significantly reduced under the proposed plans.  Stormwater 
improvements are designed to the most current Best Management Practices 
and are currently being reviewed by MDEP. 

 C. Section 505 (Groundwater Pollution) 
There is no subsurface wastewater disposal proposed for this project.  See 
Section 6 for information on Groundwater.  Based upon the Infiltration Basin 
Assessment completed by CES, Inc., this project will not have any impact on 
groundwater resources. 

 D. Section 507 (Sewage Disposal) 
Sewage from this project will be directed to the municipal sewer system.  
See Section 8 for information on projected flows and a letter from the 
Brunswick Sewer District indicating their willingness and capacity to serve 
this project. 

 
411.7 Erosion and Sedimentation 
 A. Section 503 (Steep Slopes) 

There is no development proposed on Steep Slopes. 
 B. Section 506 (Erosion and Sedimentation) 

See Section 5 and the project plans for details on erosion and sedimentation 
control measures that will be utilized during construction of improvements 
proposed at this site.  All measures are in accordance with current Best 
Management practices. 

 
411.8 Sewage Disposal 
 A. Section 209 (Coastal Protection) 

No Development is proposed in a Coastal Protection district. 
 B. Section 507 (Sewage Disposal) 

Sewage from this project will be directed to the municipal sewer system.  
See Section 8 for information on projected flows and a letter from the 
Brunswick Sewer District indicating their willingness and capacity to serve 
this project. 

 
411.9 Water 
 A. Section 209 (Aquifer Protection Zone) 

No Development is proposed in a Coastal Protection district. 
 B. Section 508 (Water Systems) 

Water for this project will be provided by the municipal water system 
operated by the Brunswick-Topsham Water District.  See Section 7 for 
information on project related water use and a letter from the District 
indicating their ability to serve this project. 
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411.10 Aesthetic, Cultural and Natural Values 
 A. Section 209 (Coastal Protection Zone) 

No Development is proposed in a Coastal Protection district. 
 B. Section 211 (Natural Resource Protection Zone) 

No Development is proposed in the NRPZ district. 
 C. Section 216 (Village Review Zone) 

The project is not located in the Village Review Zone. 
 D. Section 501 (Preservation of Natural Features and Net Site Area) 

This project proposes to redevelop an existing developed area, there are no 
Natural Features to be preserved by this project and the Net Site Area is 
not applicable to this project. 

 E. Section 503 (Steep Slopes) 
There is no development proposed on Steep Slopes. 

 F. Section 517 (Preservation of Historic Resources) 
There are no known historic resources located on or adjacent to the 
proposed project. 

 
411.11 Community Impact 
 A. Section 509 (Community Facilities Impact Analysis) 

This project is a redevelopment of the former Atrium Hotel and Conference 
Center property.  Replacing this former facility and associated use with four 
pad sites for retail, banking or restaurant uses is expected to have less 
impact on community services.  Impacts to the municipal water and sewer 
systems will be less and we have provided letters from those districts 
indicating their ability to serve this project.  Impacts for traffic and public 
safety providers will be similar under the proposed project.  There are no 
new roads proposed by this project and solid waste generation is expected 
to be similar with the proposed use.  Stormwater impacts will be 
significantly reduced with the proposed infiltration basins.  There will be no 
impact to schools or recreational resources under this proposed project. 

 B. Section 510 (Development Impact Fees) 
We are not aware of any impacts proposed by this project that would 
require impact fees.  

 
411.12 Traffic 

A. This project is expected to generate 230 trips during the Weekday PM Peak 
Hour and 378 trips during the Saturday Peak Hour.  Given the prior use of 
the site, this project is not expected to create unsafe traffic conditions.  
We are working through a Traffic Movement Permit process with MDOT and 
would expect that process to be completed by the time this application is 
reviewed by the Planning Board.  See Section 10 for a partial copy of the 
traffic information submitted to MDOT on this project. 
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B. Statements from the Fire Chief, Police Chief and Public Works Director are 
pending. 

 C. Section 509 (Community Facilities Impact Analysis) 
This project proposes to redevelop the former Atrium Hotel and Conference 
Center property.  Proposed improvements are expected to have less impact 
on community facilities. 

 D. Section 510 (Development Impact Fees) 
We are not aware of any impacts proposed by this project that would 
require impact fees.  

 E. Section 511 (Development of New Streets) 
There are no new streets proposed by this project. 

 F. Section 512 (Off Street Parking) 
This project will provide 169 parking spaces under the proposed full build 
out.  We have suggested a possible build out of 40,700 square feet of retail 
area.  Retail and service business uses require 4 spaces per 1,000 square 
feet of floor area, which means that 163 spaces would be required.  With 
the restaurant and bank pad sites, proposed parking requirements would 
drop to 139 spaces under your code requirements.  Under Phase 1, the 
project will construct 140 spaces.   

 G. Section 513 (Curb Cuts and Highway Access) 
This project proposes to use two existing curb cuts to Gurnet Road.  The 
main entrance is signalized and serves the Cooks Corner Shopping Center 
located on the opposite side of Gurnet Road and is the common driveway for 
this site, Regal Cinema and Kentucky Fried Chicken.  Through common 
driveway easements, there is also indirect access to Perryman Drive and 
Thomas Point Road. 

 H. Section 514 (Off Street Loading) 
Off Street loading areas will be provided to meet tenant requirements and 
service needs. 

 
411.13 Pedestrian and Bicycle Access and Safety 
 A. Section 511 (Development of New Streets) 

There are no new streets proposed by this project. 
 B. Section 512 (Off Street Parking) 

Off Street parking requirements for the proposed uses is provided. 
 C. Section 513 (Curb Cuts and Highway Access) 

This project proposes to use only existing curb cuts. 
 D. Section 515 (Appearance Assessment) 

The applicant has retained a team of professionals to lay out this site, 
provide detailed engineering plans and studies, provide detailed landscaping 
and lighting plans and design the building for the tenant.  All of these 
professionals have worked together to provide project plans that we believe 
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meet or exceed the requirements of your zoning ordinance and the Cooks 
Corner Design Standards.  

 E. Section 516 (Building Configuration) 
All buildings have been oriented towards Gurnet Road or the existing 
common driveway.  Architectural plans for the proposed tenant have been 
developed to enhance the street orientation. 

 
411.14 Development Patterns 
 A. Section 507 (Sewage Disposal) 

Sewage from this project will be directed to the municipal sewer system.  
See Section 8 for information on projected flows and a letter from the 
Brunswick Sewer District indicating their willingness and capacity to serve 
this project. 

 B. Section 511 (Development of New Streets) 
There are no new streets proposed by this project. 

 C. Section 512 (Off Street Parking) 
Off Street parking requirements for the proposed uses is provided. 

 D. Section 515 (Appearance Assessment) 
This project will meet or exceed the requirements of your zoning ordinance 
and the Cooks Corner Design Standards. 

 E. Section 516 (Building Configuration) 
All buildings have been oriented towards Gurnet Road or the existing 
common driveway.  Architectural plans for the proposed tenant have been 
developed to enhance the street orientation. 

 F. Section 517 (Preservation of Historic Resources) 
There are no known historic resources located on or adjacent to the 
proposed project. 

 
411.15 Architectural Compatibility 
 A. Section 216 (Village Review Zone) 

The project is not located in the Village Review Zone. 
 B. Section 515 (Appearance Assessment) 

This project will meet or exceed the requirements of your zoning ordinance 
and the Cooks Corner Design Standards. 

 C.  Section 516 (Building Configuration) 
All buildings have been oriented towards Gurnet Road or the existing 
common driveway.  Architectural plans for the proposed tenant have been 
developed to enhance the street orientation. 

 D. Section 517 (Preservation of Historic Resources) 
There are no known historic resources located on or adjacent to the 
proposed project. 
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411.16 Municipal Solid Waste Disposal 
 A. Section 509 (Community Facilities Impact Analysis) 

See Section 9 for estimates of proposed solid waste generation for this 
project.  The total waste generation from all four pad sites is expected to 
be similar or slightly less than the former Atrium Hotel and Conference 
Center use. 

 B. Section 510 (Development Impact Fees) 
We are not aware of any impacts proposed by this project that would 
require impact fees.  

 
411.17 Recreational Needs 
 A. Section 509 (Community Facilities Impact Analysis) 

Not applicable.  No residential uses proposed. 
 B. Section 519 (Recreation) 

Not applicable.  No residential uses proposed. 
 
411.18 Access for Persons with Disabilites 
 A. Section 216 (Village Review Zone) 

The project is not located in the Village Review Zone. 
 B. Section 515 (Appearance Assessment) 

This project will meet or exceed the requirements of your zoning ordinance 
and the Cooks Corner Design Standards. 

 C. Section 517 (Preservation of Historic Resources) 
There are no known historic resources located on or adjacent to the 
proposed project. 

 D. Section 518 (Access for Persons with Disabilities) 
This project will meet requirements of the Americans with Disabilities Act. 

 
411.19 Financial Capacity and Maintenance 
 A. Section 520 (Fiscal Capacity) 

See Section 4 for a letter from Bar Harbor Bank & Trust indicating that the 
applicant has funding of $1.4 million to cover the cost for construction of 
the Goodwill building and Phase 1 Site Improvements. 

 B. Section 521 (Performance Guarantee) 
Site construction costs for the Phase 1 site improvements are expected to 
be $400,000.  Site improvements will be constructed by the applicant’s 
construction company, K&K Excavation.  If a performance guarantee is 
required for this project, K&K Excavation will provide a performance bond. 

 C. Section 522 (Home/Property Owner’s Associations) 
Not Applicable 

 D. Section 523 (Protected Open Space) 
Not Applicable 
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411.20 Noise and Dust 
 A. Section 524 (Noise and Dust) 

The project will not result in any change in current noise levels.  The only 
noise source will be from roof top or ground level mechanical equipment to 
provide air conditioning and heating for the new buildings or from vehicle 
traffic as customers move in and out of the proposed parking lots.  These 
temporary vehicle noise sources should be exempt from noise requirements 
and the mechanical equipment on these buildings will be no different than 
the units that served the large hotel that was previously located at this site.  
Dust control during construction will be done in accordance with the 
requirements outlined in the Erosion and Sediment Control Plan included in 
Section 5. 

 
411.21 Finding of Right, Title and Interest 

See Section 3 for copies of the recorded deeds and current easement agreements. 
 
411.22 Finding of Payment of Application Fee 

All application fees have been paid. 
 
411.23 Additional Design Review Guidelines in the BNAS Reuse and Conservation Districts 

Not Applicable 
 
411.24 Environmental Compliance in the BNAS Reuse and Conservation Districts 

Not applicable 
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Cooks Corner Design Standards 

 

 

I.  Site Planning 

 Buildings and the Street 

The three buildings proposed along the Gurnet Road frontage are located within 

100’ of the street right of way.  Parking is proposed behind all three pad sites with 

parking along the side of Pad Site #2.  There is a service drive for each pad site 

between Gurnet Road and each proposed building to provide access to drop off 

areas or drive-thru lanes.  The existing mature landscaping has been retained and 

new landscaping has been proposed to create an effective buffer along this street.  

A new sidewalk with a pedestrian cross walk will be installed along the entire street 

frontage of this project. 

 

 Circulation Plan 

The project has been designed to use two existing curb cuts on Gurnet Road.  One 

of these curb cuts serves as a common drive for several other uses and is located 

at a signalized intersection of Gurnet Road and the entrance to the Cooks Corner 

Mall.  This common drive is currently being reviewed by engineers for construction 

of a proposed Public Road.  We have been working with the engineers conducting 

that review to locate our project in a manner that will allow sufficient room for the 

required right of way for those proposed road improvements.  If constructed, this 

road would provide a public road connection between Gurnet Road and Thomas Point 

Road. 

 

The second existing entrance on Gurnet Road provides access to this project and 

the property located at 31 Gurnet Road occupied by Planet Fitness and Rent-A-

Center.  We have provided two connections to this property which will also allow 

indirect access to Perryman Drive.  With the existing shared parking and access 

rights, a customer entering this site from Gurnet Road can do business at all of the 

properties located at 11 Gurnet Road, 13 Gurnet Road, 19 Gurnet Road and 31 

Gurnet Road without exiting back onto Gurnet Road.  They will also have indirect 

access to Perryman Drive and Thomas Point Road even if the proposed Public Road 

is not built. 

 

All internal pad sites are interconnected with sidewalks and pedestrian cross walks 

are provided.  The proposed layout should discourage the use of the parking areas 

as a shortcut for vehicle movements in this area and the numerous cross walks 

should serve as traffic calming measures.  Bike racks are proposed at each pad site. 
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 Parking 

Most of the parking is proposed to be located behind all of the Pad Sites and should 

be convenient to all proposed buildings.  Two Pad Sites propose a small amount of 

parking in a side yard as you look at the site from Gurnet Road.  The parking at Pad 

Site #2 is a side yard area from Gurnet Road, but may become a front yard if the 

proposed Public Road is constructed.  This parking has been minimized with only one 

row of parking and it will be located behind a landscaped mound as viewed from the 

proposed Public Road.  Landscaping and lighting for the site will be coordinated 

throughout the entire project. 

 

 Service Areas 

Only the Goodwill building will be constructed at this time.  Goodwill has two loading 

docks which are serviced by a truck well, constructed partially below grade.  The 

loading dock area has been located to the side of the proposed building with truck 

service being from the internal drive and parking area.  This area will be landscaped 

along the side of the building and will eventually be blocked with building 

development on Pad Site #2.  Portion of the Goodwill building will block the view 

from Gurnet Road along with the landscaping provided along this street frontage.  

This loading area has been designed to specific requirements from Goodwill and all 

of the products in or waste out of this building will pass through this loading area. 

 

II.  Pedestrian and Bicyclists 

 Public Sidewalks 

A public sidewalk is proposed along the entire street frontage of Gurnet Road.  This 

sidewalk will be separated from the street pavement by a grass esplanade and 

landscaped along the street right of way line.  Great care has been made to protect 

most of the existing mature landscaping along this road.  A new crosswalk will be 

provided as part of this new construction.  The existing connecting walkway along 

the common drive will remain and will be adjusted to accommodate the new access 

drive for this project and will be repaired at the existing two access drives. 

 

 Internal Walkways 

All Pad Sites are connected with proposed sidewalks.  Walkways are a minimum of 5’ 

wide with vertical curbing along parking or drive aisles.  Tip downs for accessibility 

are provided at all intersections and cross walks will be clearly marked.  

Landscaping and project lighting are coordinated with the walkways and parking 

areas to enhance visual quality and to ensure that minimum levels of illumination for 

safety are met. 

 

 Pedestrian Spaces 

Only one building is proposed at this time.  The drop off entrance is located on the 

Gurnet Road side of the building and a covered unloading space is provided for 



3 
 

direct vehicle access to the drop off area.  The main entrance is located at the 

rear of the building adjacent to the parking areas.  This entrance is also a covered 

entrance with pitched roof and columns to draw attention. 

 

 Bicycle facilities 

Bike racks will be provided at each building site. 
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Cooks Corner Design Standards                                                                   13 March 2014 

 

We believe that the new building for Goodwill is compliant with the standards written for the 

Cooks Corner area.  The proposed building is intentionally harmonious with New England 

buildings.  It is designed to stand with and not necessarily apart from the buildings in the area.  

The building is attractive but not overly showy in any way. 

 

We have used familiar materials, brick, clapboards and shingles.  We use them in a traditional 

fashion but in a modern way.  For example our clapboards are cement plank.  Our forefathers 

might have enjoyed these rot resistant products. 

 

We have detailed the building in a familiar way, the roof overhangs, corner and frieze boards and 

pilasters echo traditional buildings yet suit our modern needs.  The entries are bold and water 

drips well clear of our walls. 

 

The roof structures are steep pitched with deep overhangs.  These overhangs are deep over all the 

walls and deeper as the structures make and protect the entries.  The roofs ride up over the walls 

and make a place for all the roof top mechanical equipment.  The machinery that provides 

comfort to our modern life is well shielded from the street by high walls and roofs on all sides. 

 

Our not small building is an amenity to the street.  With a variety of building forms we 

accentuate the unique functions of the operations housed within.  Highlighted entries and 

integrated signage inform and invigorate the street scene.  Columned entries protect and invite 

the public while even non approach sides have similar complimenting detail.   

 

We hope you agree that our building is not only appealing to our clientele but pleasant to the 

casual passer by as well. 
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F. A. CUSHING, Inc. 
Maine Licensed Landscape Architect 

Master Planning and Landscape Architecture 
277 State Street, Northampton, MA 01060  (207) 751-2416 

 
 
 
March 18, 2014 
 
Mike Gotto 
Stoneybrook Consultants, Inc. 
456 Buckfield Road 
Turner, ME 04282 
 
Re: COOKS CORNER DESIGN STANDARDS, SECTION IV       
 
The landscape design for the proposed Plaza at Cooks Corner on the former Atrium 
Motel site at 21 Gurnet Road conforms to the Cooks Corner Design Standards. 
 
The existing and remaining landscape from the Motel was analyzed for preservation 
suitability. The landscapes on the eastern perimeter will be largely unaffected by the 
proposed development and remain intact. Much of the frontage landscape along Gurnet 
Road has passed its service life and was originally planted with several inappropriate 
species. The canopy deciduous trees, desirable evergreen shrubs and several flowering 
trees will remain as indicated on the landscape plan. The undesirable plants in the 
frontage will be grubbed and removed as well as the dated masonry planter on the North 
West corner of the lot. 
 
The proposed plant palette is suitable for the commercial landscape application or the 
specific conditions for which plants are specified. The entire palette is hardy and tolerant 
of the dry sandy conditions.  After establishment the plants will not require regular 
irrigation. A full palette was selected for evergreen and deciduous trees, evergreen and 
deciduous shrubs, very rugged perennials and a no-mow turf ground cover. 
 
The landscape plan thoroughly addresses the lot perimeter landscape, street side 
landscape for Gurnet Road and Cinema Drive and landscape for Goodwill. Landscape for 
the future buildings cannot be addressed at this time due to the absence of architecture. 
The Gurnet Road landscape weaves the remaining trees and shrubs together with 
proposed trees, shrubs and perennials in free form natural drift beds providing filtered 
screening. The Cinema Drive beds provide complete screening from adjacent parking 
with berms and planting. Elements from the KFC / Taco Bell landscape are incorporated 
to establish and continue a consistent design theme. The Goodwill landscape is 
problematic for a foundation planting due to the 3’ roof overhang. Shrubs are proposed 
wherever snow and ice will not damage the plant structure. A 2’ wide stone rain splash is 
proposed to receive the roof drainage. Planting is shown behind and in front of the splash. 
A very generous use of perennial material is specified for these narrow beds and will be 
quite handsome in the growing season.   
 
Frank Cushing             Maine Licensed Landscape Architect #63  
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STORMWATER REPORT 
 

THE PLAZA AT COOKS DORNER 
GURNET ROAD 

BRUNSWICK, MAINE 
 

 
Section 1 – Introduction 
 
This storm water report is prepared as part of a Site Plan Review application for 
improvements to the above referenced site.  These improvements include preparation of 
about 6.28 acres of the property for development of restaurant or retail pad sites.  These 
improvements are described in more detail elsewhere in this Site Plan Review 
application.  
 
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.  In the proposed 
condition, we will have 3.6 acres (58%) of impervious area and 2.6 acres (42%) of green 
space.   

 
Construction Plan: 
 
1.  Remove trees 
2.  Install all sediment and erosion controls 
3.  Clear and grub 
4.  Remove improvements shown on the demolition plan as to be removed 
5.  Install underground utility services 
6.  Prepare subgrade 
7. Begin building construction 
8.  Install base and surface gravels 
9.  Install base pavement and curbs 
10.  Establish green space areas, loam and seed 
11.   Install landscaping 
12.   Install finish surface pavement 
13.  Install filter bed material 
14.   Install pavement markings and signage 
 

In accordance with the Current State of Maine Stormwater Law, the new construction 
will be required to meet Basic, General, and Flooding Standards.   
 
Runoff from the majority of the newly developed area will be directed to filter basins for 
treatment and then directly infiltrated into the existing soils.  The exception is the roof 
runoff from future buildings at two of the proposed pad sites will be piped directly into 
the City storm drain system in Gurnet Road. 
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This narrative is broken down into the following three sections. 
 

• Basic Standards 
• General Standards 
• Flooding Standards 

 
Reference is made to the following drawings, included in Appendix B. 
 

Sheet SW-1  EXISTING CONDITIONS WATERSHED PLAN 
Sheet SW-2  PROPOSED CONDITIONS WATERSHED PLAN 
 

The following applicable drawings can be referred to elsewhere in this application. 
 
 Sheet 1 EXISTING CONDITIONS & DEMOLITION PLAN 
 Sheet 2 SITE PLAN 
 Sheet 3 GRADING PLAN 
 Sheer 4 PHASE 1 SITE PLAN 
 Sheet 5 PHASE 1 GRADING PLAN 
 Sheet 6 PHASE 1 UTILITY PLAN 
 Sheet 7 DETAIL SHEET  
 Sheet 8 E&S AND CONSTRUCTION NOTES 

 
Section 2 - Basic Standards 
 
For this project, Basic Standards include the following elements. 
 

• Erosion and Sedimentation Control Plan 
o General practices. 
o Temporary erosion and sedimentation control measures. 
o Temporary mulch/vegetation. 
o Permanent seeding. 
o Dust control. 

 
• Inspection and maintenance. 

o Inspection of Temporary E&S Control Measures.  
o Inspection of Permanent E&S Control Measures. 
o Emergency measures. 
o Annual maintenance. 
o General maintenance. 

 
• Housekeeping. 
 

Information on each of these elements is presented in Appendix A.  Included are 
inspection and maintenance forms for during construction and post construction. 
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Section 3 – General Standards 
 
General Standards for development of this site will be met by the treatment of all 
pavement and landscaped areas in filter basins.  The filter basins will consist of 18 inches 
of filter media meeting the requirements of the Chapter 7 of Volume III of the 
Stormwater Management for Maine BMPs.  The storm water will be treated for quality 
through the filter media, which will remove a wide variety of pollutants, including 
suspended sediment, phosphorus, nitrogen, metals, hydrocarbons, and some dissolved 
pollutants.  Once treated in the filter media, the stormwater will be directly infiltrated into 
the native sand soils.   
 
Details of the filter basins, including material and construction specifications, are 
included in the Detail sheets, included elsewhere in the Application information. 
 
In order to use low impact development, the post-developed watershed was separated into 
8 subwatersheds.  The runoff from each subwatershed flows to a filter bed.  There are a 
total of 8 filter beds at the site, one for each subwatershed.  The hydrologic conditions 
were modeled using HydroCAD v10.  Detailed information is included in the HydroCAD 
computations in Appendix C, under “POST DEVELOPED CONDITIONS 
COMPUTATIONS AND HYDROCAD OUTPUT”. 
 
The following hydrologic information was obtained from the stormwater model from 
each subwatershed. 
 

WATERSHED COMPUTATIONS FOR FILTER BEDS 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10 yr 25 yr 2 yr 10 yr 25 yr 
101 85 2.1 0.090 0.170 0.212 1.39 2.60 3.21 
102 86 1.5 0.059 0.110 0.137 0.91 1.67 2.06 
103 86 4.2 0.064 0.119 0.147 0.93 1.72 2.12 
104 84 1.4 0.031 0.059 0.074 0.47 0.91 1.13 
105 63 1.5 0.004 0.012 0.017 0.04 0.17 0.25 
106 90 1.6 0.121 0.213 0.260 1.84 3.15 3.81 
107 88 1.8 0.095 0.170 0.208 1.54 2.54 3.08 
108 87 2.6 0.146 0.268 0.331 2.25 4.06 4.97 

 
All stormwater from the 2, 10, and 25 year storm events is detained in the storage area 
above the filter ponds.  The following table summarizes the performance of the filter 
ponds. 
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FILTER BED FUNCTION SUMMARY 

Time to Drain (hr) Peak Water Depth 
Above Bed (in) Filter Bed Exfiltration 

Rate (in/hr) 
2 yr 10 yr 25 yr 2 yr 10 yr 25 yr 

FB-1 3.50 26 26 26 8 16 20 
FB-2 2.41 26 26 26 8 15 18 
FB-3 3.50 26 26 26 9 17 20 
FB-4 2.41 26 26 26 7 15 19 
FB-5 2.41 26 26 26 1 7 10 
FB-6 4.50 26 26 26 8 16 20 
FB-7 3.50 26 28.5 26 9 17 20 
FB-8 3.50 26 26 26 8 16 20 

 
A hydrogeologic study was performed by CES, Inc. on the proposed filter beds and 
underlying native sand deposits, Inc to address the requirements of Chapter 6, Infiltration, 
of Volume III of the Stormwater Management for Maine BMPs. A copy of the report is 
included elsewhere in the application. 
 
Emergency outlets will constructed at each filter bed to handle the 100 year storm event.  
The outlets will consist of a solid CPP riser open at the top (invert) with An 8” diameter 
CPP outlet attached to the bottom.  The emergency flow is directed to the existing or new 
structures in the storm drain system.  At FB#8, the emergency overflow is directed 
through a spillway.  Construction details and information are included on the Detail 
sheets included elsewhere in this submittal.  The following table summarizes the 
pertinent emergency overflow characteristics for each pond. 
 

FILTER BED EMERGENCY OUTLET PERFORMANCE – 100 YR STORM 

FB # 
Standpipe 
Size (in) 

Invert 
Peak Elev in 

Filter Bed 
T.O. Filter 
Bed Berm 

Peak Flow (cfs) 

101 15 49.4 49.6 50 1.15 
102 12 51.3 51.3 52 0.26 
103 12 50.5 50.5 51 0.42 
104 12 49.4 49.4 50 0.08 
105 12 47.7 47.7 49 0 (no pavement) 
106 12 50.7 50.7 51 1.37 
107 12 49.6 49.6 50 0.38 
108 12 47.6 47.6 49 0.60 

 
Section 4 – Flooding Standards 
 
The majority of the runoff from the site is directed to filter basins and directly infiltrated 
into the ground.  For this condition, flooding standards do not apply since by definition 
there will be mo surface stormwater flow off the site.  The exception at this site is that the 
roof runoff from the buildings on three of the pad sites will be directed to the storm drain 
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systems at CP#1, CP#2, and CP#5.  Our flooding analysis is based on the pre-developed 
condition at CP#1, CP#2, and CP#5 and the runoff from the newly constructed roofs. 
 
4.1  Pre-developed Watershed 
 
4.1.1  Current and Pre-developed Conditions  
 
The subject site is currently an open area, composed of paved and gravel surfaces.  The 
gravel areas are at the location of the former Atrium Hotel, which has been razed.  The 
pre-developed watershed is modeled prior to the razing of the hotel.  There are no other 
significant site features.  There are no existing stormwater treatment BMPs that we are 
aware of at this site.  The proposed development will incorporate the appropriate BMPs, 
reducing the quantity and improving the quality of stormwater flowing from the site. 
 
The pre-developed site is separated into 5 subwatersheds, each with its own control point 
(CP).  The location of each CP and the sub-areas contributing to each CP are shaded on 
SW-1 in Appendix B. The model of each subwatershed is also shown on Sheet SW-1. 
The soil at the site consists of Au Gres loamy sand and Deerfield loamy sand, both of 
which belong to hydrologic soil group B.  The pervious and impervious area for each 
subwatershed are shown on Sheet SW-1. The hydrologic conditions were modeled using 
HydroCAD v10.  Detailed information is included in the HydroCAD computations in 
Appendix C, under “PREDEVELOPED CONDITIONS HYDROCAD OUTPUT”  
 
4.1.2  CP#1 
 
CP#1 is at a catch basin in Gurnet Road at the entrance to Regal Cinemas.  There are a 
total of 7 watersheds contributing to CP#1, including WS2, WS3, WS4, WS10, WS12, 
WS14, and WS15 as shown on the Pre-Developed watershed plan.  The flow lines from 
each watershed are shown.  From CP1, moving upstream, the drainage is controlled by a 
series of City-owned catch basins and storm drains in Gurnet Road.  A series of 3 catch 
basins drain into the City system from the site (P4, P5, and P6).  The following 
characteristics of each sub-watershed were computed by the HydroCAD model 
 

WATERSHED COMPUTATIONS FOR CP#1 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10yr 25 yr 2 yr 10 yr 25 yr 
2 88 2.7 0.177 0.323 0.398 2.90 5.15 6.27 
3 91 6.1 0.090 0.157 0.192 1.30 2.20 2.64 
4 92 2.4 0.025 0.043 0.052 0.40 0.66 0.79 
10 98 1.6 0.034 0.054 0.064 .050 0.77 0.90 
12 98 2.0 0.088 0.138 0.164 1.26 1.95 2.29 
14 61 8.9 0.002 0.005 0.007 0.01 0.06 0.09 
15 98 2.6 0.022 0.035 0.042 0.32 0.50 0.59 
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The following peak flow quantities were computed using HydroCAD v10 at CP#1. 
 

PEAK RUNOFF QUANTITIES AT CP#1 
Storm Event 2 yr 10 yr 25 yr 

Total Volume (24 hrs) ac-ft 0.438 0.756 0.919 

Peak Flow Rate (cfs) 6.50 10.97 13.21 

 
The HydroCAD model indicates that some flooding occurs in the existing parking lot at 
P5 during the 10 and 25 year storm event.  It is not clear where the overflow travels.  In 
any case, the CBs represented by P5, P6, and P7 will be removed as part of the proposed 
construction at the site. 
 
4.1.3  CP#2 
 
CP#2 is at an existing catch basin which ties into a system across the existing Hoyts 
Cinemas parking lot. There are a total of 3 subwatersheds contributing to CP#2, as shown 
on the Pre-Developed watershed plan.  The flow lines from each subwatershed are 
shown.  From CP#2, moving upstream, the drainage is controlled by a series 3 catch 
basins in the existing Regal Cinema access road and from the Atrium site (P9, P10, and 
P11).   
 

WATERSHED COMPUTATIONS FOR CP#2 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10yr 25 yr 2 yr 10 yr 25 yr 
5 91 4.8 0.048 0.084 0.102 0.72 1.22 1.47 
6 91 5.0 0.021 0.037 0.045 0.32 0.53 0.64 
7 88 14.1 0.087 0.159 0.196 1.01 1.81 2.20 

 
The following peak flow quantities were computed using HydroCAD v10 at CP#2. 
 

PEAK RUNOFF QUANTITIES AT CP#2 
Storm Event 2 yr 10 yr 25 yr 

Total Volume (24 hrs) ac-ft 0.157 0.280 0.344 

Peak Flow Rate (cfs)  1.77 3.09 3.75 

 
The HydroCAD model indicates that some flooding occurs at the location of the catch 
basin represented by P11 during the 10 and 25 year storm event.  We believe that the 
overflow flows into the adjacent grassed area and infiltrates into the ground.  Runoff 
from this area after development will be treated with a filter bed and infiltration. 
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4.1.4  CP#3 
 
CP#3 is at the southern edge of the property adjacent to Perryman Drive.  The flow to this 
control point is encompassed in a single watershed (WS#9).   
   

WATERSHED COMPUTATIONS FOR CP#3 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10yr 25 yr 2 yr 10 yr 25 yr 
9 75 12.9 0.128 0.284 0.370 1.34 3.14 4.12 

 
The following peak flow quantities were computed using HydroCAD v10 at CP#3. 
 

PEAK RUNOFF QUANTITIES AT CP#3 
Storm Event 2 yr 10 yr 25 yr 

Total Volume (24 hrs) 0.128 0.284 0.370 

Peak Flow Rate  1.34 3.14 4.12 

 
There is no apparent exiting outlet from the site at this location.  Based on this, we 
believe that the surface water at CP#3 ponds at the ground surface and infiltrates 
naturally. Runoff from this area after development will be treated with a filter bed and 
infiltration. 
 
4.1.5  CP#4 
 
CP#4 is near the center of the site at the eest boundary.  There are no structures at this 
location.  The flow to this control point is encompassed in a single watershed (WS#8).   
   

WATERSHED COMPUTATIONS FOR CP#4 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10yr 25 yr 2 yr 10 yr 25 yr 
8 85 5.7 0.014 0.026 0.033 0.20 0.38 0.47 

 
The following peak flow quantities were computed using HydroCAD v10 at CP#3. 
 

PEAK RUNOFF QUANTITIES AT CP#4 
Storm Event 2 yr 10 yr 25 yr 

Total Volume (24 hrs) ac-ft 0.014 0.026 0.033 

Peak Flow Rate (cfs) 0.20 0.38 0.47 

 
There is no apparent exiting outlet from the site at this location.  Based on this, we 
believe that the surface water at CP#4 ponds at the ground surface and infiltrates 
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naturally. Runoff from this area after development will be treated with a filter bed and 
infiltration. 
 
4.1.6  CP#5 
 
CP#5 is at an existing catch basin at the southwest corner of the site adjacent to Gurnet 
Road which ties into a system running across Gurnet Road and into the existing parking 
lot at the Cooks Corner Mall.  We believe that the flow from the mall discharges on the 
north side of Bath Road where it flows through a small stream under the railroad tracks 
and Route 1 to the Androscoggin River.  There are a total of 3 watersheds contributing to 
CP#5, as shown on the Pre-Developed watershed plan.  The flow lines from each 
watershed are shown.  The drainage is controlled in the watershed contributing to CP#5 
by a catch basin in the existing parking lot labeled as P12 in our model.  The primary 
contributor to CP#5 is the roof of the former Atrium Hotel building (WS#1).  The Tc for 
the Atrium roof was modeled as a series of roof drain pipes.  The location and size of 
these pipes could not be determined, so reasonable assumptions were made. 
 

WATERSHED COMPUTATIONS FOR CP#5 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10yr 25 yr 2 yr 10 yr 25 yr 
1 98 2.9 0.195 0.308 0.365 2.80 4.32 5.09 
13 86 2.1 0.053 0.099 0.123 0.87 1.60 1.97 
16 97 1.6 0.059 0.094 0.112 0.87 1.35 1.59 

 
The following peak flow quantities were computed using HydroCAD v10 at CP#2. 
 

PEAK RUNOFF QUANTITIES AT CP#5 
Storm Event 2 yr 10 yr 25 yr 

Total Volume (24 hrs) 0.307 0.502 0.600 

Peak Flow Rate  4.41 6.65 7.40 

 
The HydroCAD model indicates that flooding occurs at the location of the catch basin 
represented by P12 during the 2, 10, and 25 year storm events.  We believe that the 
HydroCAD model, based on conservative assumptions that were made regarding the 
existing conditions, overstates the flows to CP#5.  There are too many unknown 
conditions regarding the catch basins and pipes connecting P12 and CP#5 to establish an 
accurate model.  In any case, runoff from this area after development will be treated with 
a filter bed and infiltration. 
 
4.2  Post-developed Watershed – Roofs into CP#1, CP#2, and CP#5 
 
The majority of the storm water from the site flows into filter basins and then infiltrates 
directly into the ground.  The exception is the runoff from the roofs of future buildings at 
three of the pad sites. 
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4.2.1 CP#1 
 
The roof runoff is directed into roof drains and then directly into the storm drain system 
in Gurnet Road.  The post-developed roof runoff directed to CP#1 is represented by 
WS#201.  The Control Point for this study is at the same catch basin as CP#1 of the Pre-
developed watershed.  The location of CP#1 and the sub-areas contributing to each CP 
are shown on Sheet SW-2 in Appendix B.  
  

WATERSHED COMPUTATIONS FOR WS201 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10 yr 25 yr 2 yr 10 yr 25 yr 
201 98 1.6 0.085 0.135 0.160 1.23 1.90 2.23 

 
 

PEAK RUNOFF QUANTITIES AT CP#1 
Pre-developed Watershed  Post-developed Watershed 

Storm Event 
Volume Peak Flow Volume Peak Flow 

2 YR 0.438 ac-ft 6.50 cfs 0.085 ac-ft 1.23 cfs 

10 YR 0.756 ac-ft 10.97 cfs 0.135 ac-ft 1.90 cfs 

25 YR 0.919 ac-ft 13.21 cfs 0.160 ac-ft 2.23 cfs 

 
For all storm events the post-developed peak flow rates and volumes are significantly less 
than the pre-developed rates and volumes. 
 
4.2.2  CP#2 
 
The post-developed roof runoff directed to CP#2 is represented by subwatershed 
WS#203.  The roof runoff is directed into roof drains and then directly into the storm 
sewer system in the Regal Cinema parking lot.  The subwatersheds drain into the storm 
system in Gurnet Road.  CP#2 in this section is at the same location as CP#2 in the pre-
developed watershed model.  The location of CP#2 and the sub-area contributing to it are 
shown on Sheet SW-2 in Appendix B.  
  

WATERSHED COMPUTATIONS FOR WS203 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10 yr 25 yr 2 yr 10 yr 25 yr 
203 98 0.5 0.032 0.051 0.060 0.49 0.75 0.88 
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PEAK RUNOFF QUANTITIES AT CP#2 
Pre-developed Watershed  Post-developed Watershed 

Storm Event 
Volume Peak Flow Volume Peak Flow 

2 YR 0.157 ac-ft 1.77 cfs 0.032 ac-ft 0.49 cfs 

10 YR 0.280 ac-ft 3.09 cfs 0.051 ac-ft 0.75 cfs 

25 YR 0.344 ac-ft 3.75 cfs 0.006 ac-ft 0.88 cfs 

 
For all storm events the post-developed peak flow rates and volumes are significantly less 
than the pre-developed rates and volumes. 
 
4.2.3  CP#5 
 
The post-developed roof runoff directed to CP#5 is represented by subwatershed 
WS#202.  The roof runoff is directed into roof drains and then into a system running 
across Gurnet Road and into the existing parking lot at the Cooks Corner Mall.  CP#5 in 
this section is at the same location as CP#5 in the pre-developed watershed model (see 
Section 4.1.6 above).  The location of CP#5 and the sub-area contributing to it are shown 
on Sheet SW-2 in Appendix B.  
  

WATERSHED COMPUTATIONS FOR WS202 
Flow Volume (acre ft) Peak Flow Rate (cfs) WS RCN Tc (min) 

2 yr 10 yr 25 yr 2 yr 10 yr 25 yr 
202 98 0.4 0.022 0.035 0.041 0.33 0.51 0.60 

 
 

PEAK RUNOFF QUANTITIES AT CP#5 
Pre-developed Watershed  Post-developed Watershed 

Storm Event 
Volume Peak Flow Volume Peak Flow 

2 YR 0.307 ac-ft 4.41 cfs 0.022 ac-ft 0.32 cfs 

10 YR 0.502 ac-ft 6.65 cfs 0.035 ac-ft 0.50 cfs 

25 YR 0.600 ac-ft 7.40 cfs 0.041 ac-ft 0.59 cfs 

 
For all storm events the post-developed peak flow rates and volumes are significantly less 
than the pre-developed rates and volumes. 
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1.0  EROSION AND SEDIMENT CONTROL 
 
The following plans are included in the Site Review Application to satisfy the Basic Standards 
Submission requirements: 
 
 Sheet 1 EXISTING CONDITIONS & DEMOLITION PLAN 
 Sheet 2 SITE PLAN 
 Sheet 3 GRADING PLAN 
 Sheer 4 PHASE 1 SITE PLAN 
 Sheet 5 PHASE 1 GRADING PLAN 
 Sheet 6 PHASE 1 UTILITY PLAN 
 Sheet 7 DETAIL SHEET  
 Sheet 8 E&S AND CONSTRUCTION NOTES 
 
The Basic Standards herein are for temporary and permanent measures directly associated with 
the construction activities at the site.   
 
Erosion and sediment control on Site will be implemented in accordance with the “Maine 
Erosion and Sediment Control BMPs” published by the MDEP.  The following are general 
guidelines and preventative measures to control erosion and sediment during construction 
activities. 

General Practices 

 
• Sediment barriers (e.g., silt fence) will be installed prior to beginning soil disturbance 

activities (e.g., grubbing, grading) at the perimeter of the property.  Sediment barriers will 
be maintained until the disturbed area is permanently stabilized. 

• Exposed soils that will not be worked for more than 7 days will be stabilized with mulch 
or other non-erodible cover 

• Erosion and sediment control features will be inspected and repaired weekly and before 
and after every storm event. 

• Appropriate erosion and sedimentation control will be provided for all soil stockpile 
areas, as indicated on the EROSION CONTROL PLAN. 

• Temporary erosion and sediment control measures will be removed within 30 days after 
permanent stabilization is attained. 

 
Temporary Erosion and Sediment Control Measures 
 
Temporary erosion and sediment control measures will be in-place prior to beginning 
construction activities and will be maintained for the duration of the construction project. Silt 
fencing will be installed along the property lines adjacent to all disturbed areas. 
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Temporary Mulch/Vegetation 
 
Exposed soil areas that will not be worked for more than 7 days will be mulched.  Mulch shall 
consist of hay or straw that is air-dried, free of undesirable seeds and coarse materials.  Mulch 
will be applied at 2 bales (70-90 pounds) per 1,000 square feet to cover 75-90% of the ground 
surface.  Mulch will be kept moist or anchored in-place to prevent wind disturbance.  Erosion 
control mix and chemical mulches with binder can also be used on site if applied in accordance 
with MDEP’s BMPs. 
 
Temporary vegetation will be used in areas that will not be brought to final grade for a year or 
less.  Preparation of the seedbed will be necessary to ensure sufficient vegetative growth.  Soil 
tests are recommended to determine the appropriate application rate of lime and fertilizer.  If soil 
testing is not feasible, then fertilizer will be applied at a rate of 15 pounds per 1,000 square feet 
of 10-10-10 (N-P205-K20) or equivalent.  Apply limestone (equivalent to 50% calcium plus 
magnesium oxide) at a rate of 150 pounds per 1,000 square feet.  If the soil has been compacted 
during construction then the soil should be loosened to a depth of approximately 2 inches.  
Seeding recommendations are provided in the table below. 
 

TEMPORARY GROUND STABILIZATION 
Seed Pounds per 1,000 

sq ft 
Recommended Seeding Dates 

Winter Rye 2.5 August 30-October 1 

Oats 2.0 April 1-July 1 
August 30-September 30 

Annual Ryegrass 1.0 April 1-July 1 

Sudangrass 1.0 May 15-August 30 

Perennial 1.0 August 30-September 30 

 
Note: Mulch shall be applied at the rates previously specified following the seed application. 

Permanent Stabilization 

Areas that will not be worked for more than one year or have been final graded will be 
permanently stabilized within 7 days.  Permanent stabilization at this site will include road sub-
base/pavement, permanent seeding, and permanent landscaping.  Permanent seeding will be 
performed upon completion of construction activities.  The type of seeding mix to be used for 
permanent seeding is noted on Sheet 8 E&S AND CONSTRUCTION NOTES.  All disturbed 
areas not otherwise stabilized shall be graded, smoothed, and prepared for final seeding.  Four 
inches of loam (minimum) shall be spread over the disturbed areas and smoothed to a uniform 
surface.  Soil tests are recommended to determine the appropriate application rate of lime and 
fertilizer.  If soil testing is not feasible, then fertilizer can be applied at a rate of 15 pounds per 
1,000 square feet of 10-20-20 (N-P205-K20) or equivalent.  Apply limestone (equivalent to 50% 
calcium plus magnesium oxide) at a rate of 150 pounds per 1,000 square feet.  Both the lime and 
fertilizer should be worked into the ground to a depth of 4 inches as practical.  The seedbed 
should be subsequently rolled to firm prior to seeding. Mulch will be applied at 2 bales (70-90 
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pounds) per 1,000 square feet to cover 75-90% of the ground surface.  Mulch will be kept moist 
or anchored in-place to prevent wind disturbance.  Erosion control mix and chemical mulches 
with binder can also be used on site if applied in accordance with MDEP’s BMPs. 

If hydro-seeding is used lime and fertilizer may be added with the seed and applied 
simultaneously.  The use of straw mulch and adhesive material or 500 pounds of wood fiber 
mulch provides sufficient erosive protection.  Seeding rates will be increased by 10% if hydro-
seeding practices are employed. 
 
All construction activities at the site are planned to be completed by or before the fall of 2014.  
In the event that construction occurs after 45 days prior to the first killing frost (October 15), 
dormant seeding will be performed.  The seed mixture described Sheet 8 E&S AND 
CONSTRUCTION NOTES would be doubled.  Mulch should be applied according to the 
temporary mulching practices discussed previously.  Dormant seeding requires inspection in the 
spring.  All areas where cover is inadequate shall be immediately reseeded and mulched as soon 
as possible. 
 
Erosion and sediment control features will not be removed until after all disturbed areas have 
been stabilized with permanent seeding exhibiting at least 90% vegetative cover. 
  
Dust Control 
 
Dust control methods will be employed on site to prevent movement of dust from exposed soil 
surfaces that could potentially create hazards to wildlife, humans, or plant life both onsite and 
offsite. Dust generated by activities at the Site, including dust associated with traffic to and from 
the Site, will be controlled by sweeping, paving, watering or other best management practices for 
control of fugitive emissions.   
 
Preventive measures will include the following, as needed: 

 
• Traffic will be restricted to predetermined routes (the existing driveways).  Exit and 

entrance during construction will be limited to these locations. 
• Natural vegetation and existing paved areas will be maintained to the extent practical. 
• Excavation activities will be conducted in phases to reduce the area of land disturbed at 

any one time. 
• Mulching and vegetative practices (e.g., temporary and permanent mulching, temporary 

and permanent vegetative cover) will be employed to reduce the need for dust control. 
• Paved surfaces and roadways will be swept (e.g., mechanical sweeper) where necessary 

to prevent dust buildup. 

Construction will begin immediately following the receipt of all necessary permits The 
anticipated construction timeframe is spring-summer 2014.   

 
2.0  INSPECTION AND MAINTENANCE PLAN 
 
2.1  Construction Inspections 
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Inspections and maintenance of erosion and sedimentation control measures and stormwater 
control facilities will be performed during construction.  Inspections will include: 

• Disturbed and impervious areas. 

• Erosion Control Measures. 

• Materials storage areas exposed to precipitation. 

• Vehicle entry and exit locations. 
 
These areas will be inspected at least once per week as well as before and after a storm event, 
and prior to completing permanent stabilization measures. 
 
An inspection check list sheet is included at the end of this section. The Contractor will be 
responsible for maintaining and preserving all erosion and sediment control features associated 
with the Site during construction. Any problems, damage, or costs directly associated with the 
performance of or lack of erosion control measures and maintenance are the sole responsibility 
of the Contractor.  
 
In addition to the above, the applicant will retain the services of a professional engineer to 
inspect the construction and stabilization of all stormwater management structures. If necessary, 
the inspecting engineer will interpret the pond’s construction plan for the contractor. Once all 
stormwater management structures are constructed and stabilized, the inspecting engineer will 
notify the department in writing within 30 days to state that the pond has been completed.  
Accompanying the engineer’s notification must be a log of the engineer’s inspections giving the 
date of each inspection, the time of each inspection, and the items inspected on each visit, and 
include any testing data or sieve analysis data of every mineral soil and soil media specified in 
the plans and used on site. 
 
Inspection of the Filter Basins by a professional engineer will occur at a minimum of the 
following. 
 
 After the drainage layer (filter media subgrade) is prepared and prior to the installation of the 

filter media, 
 After the filter media has been installed and seeded. After one year to inspect health of the 

vegetation and make corrections, and 
 All the material used for the construction of the filter basin must be confirmed as suitable by 

the design engineer. Testing must be done by a certified laboratory to show that they are 
passing DEP specifications.  

 
2.2  Post-Construction Inspections 
 
The site Applicant will be responsible for inspection and maintenance of erosion and control 
measures, stormwater structures, and stormwater BMPs and/or ensuring that the inspection and 
maintenance tasks are completed after construction is completed. 
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The Applicant shall pay for the services of the following qualified Third Party to conduct 
inspections of the site, as needed, for compliance with the provisions of the Erosion and 
Sedimentation Control Plan.   
 
Paul Castonguay 
K&K Excavation 
302B Auburn Road 
Turner, Maine 04282 
(207) 225-3030 
 
The Third Party inspector will provide to the Maine DEP and City of Brunswick documentation 
on management of the stormwater facilities as required.   
 
2.3  Housekeeping 
 
During and after construction, good housekeeping practices will be employed to minimize 
potential environmental impacts, specifically: 

• Spill Prevention.  Both petroleum and non-petroleum products utilized during 
construction will be stored in compatible and properly labeled containers.  When not in 
use, these containers will be closed and storedin a secure area.  A spill kit will be kept in 
close proximity to the secured area.  Temporary fuel storage tanks mobilized to the site 
for construction will be double-walled. Both preventative and routine maintenance will 
be conducted to minimize the potential for fuel releases.  These activities will be 
conducted offsite during construction.  

• Groundwater Protection.  Petroleum, non-petroleum, and other hazardous materials will 
not be handled on site. 

• Fugitive Sediment and Dust.  During construction, tracking of mud from construction 
vehicles into the public road will be minimized.  During wet periods, the public road will 
be swept weekly, at a minimum, to control the amount of mud leaving the Site. During 
dry periods, fugitive sediment and dust will be controlled on site using a water truck, or 
similar, as necessary.   

• Debris and other Materials.  Litter, construction debris and chemicals will be stored in a 
manner such that the exposure to stormwater is minimized.  Litter and construction debris 
will be separated and containerized, as necessary, for proper disposal.  Chemicals will be 
stored in compatible and properly labeled containers and stored in a secure area equipped 
with a spill kit. 
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CONSTRUCTION 
 

EROSION AND SEDIMENTATION CONTROL MAINTENANCE LOG 
ATRIUM REDEVELOPMENT, GURNET ROAD, BRUNSWICK, MAINE 

 
Inspections to be performed once per week, before and after storms, and prior to completing permanent stabilization. 

 
ITEM DEFECTS DESCRIPTION OF DEFECTS AND REPAIRS/MAINTENANCE 

Vehicle Entrances and 
Exits 

Yes 
 No 

 

Disturbed Areas 
Yes 
 No 

 

Impervious Areas 
Yes 
 No 

 

Erosion and 
Sedimentation Control 

Yes 
 No 

 

DATE: BY: COMPANY: QUALS/POSITION: 

 
REMARKS: 
           
 
 
 
 
 
Disturbed Areas:   Inspect mulched and temporary seed areas for rill erosion.  Add additional mulch if less than 90% coverage is observed.   

Inspect nets after rain events for dislocation or failure. 
 
Impervious Areas:    Sweep or wash pavement as necessary to keep dust levels to a minimum.  Wash water should be directed to an approved 

sediment trap, such as a “Filter Sock”.  Accumulated sediment shall be removed and stored or disposed of appropriately.  
Information on “filter socks” can be found at www.filtrexx.com. 

 
Erosion and Sedimentation Control: Inspect silt fence for erosion or sedimentation below them.  Replace silt fence where evidence of 

undercutting or impounding of water behind the fence occur.  Replace fabric that has decomposed.  Remove 
sediment deposits behind silt fence when deposits reach ½ the height of the fence. 

 
Vehicle Entrances and Exits:  Check for mudding and clogging of stone and replace as necessary.  Sweep or wash pavement at exits where mud 

has been tracked onto the travelled way. 



 

   

EROSION AND SEDIMENTATION CONTROL MAINTENANCE LOG 
ATRIUM REDEVELOPMENT, GURNET ROAD, BRUNSWICK, MAINE 

 
Inspections to be performed twice per year, once in the spring and once in the fall and after each significant (>3”) rainfall. 

 

ITEM DEFECTS DESCRIPTION OF DEFECTS AND REPAIRS/MAINTENANCE 
Ditches Yes / No  
Culverts Yes / No  
Filter Bed Emergency 
Outlet  

Yes / No  

Sediment Fore-bay Yes / No  
Soil Filter Yes / No  
Excessive growth in 
filter areas 

Yes / No  

Paved Areas Yes / No  
Catch Basins Yes / No  
DATE: BY: COMPANY: QUALS/POSITION: 
 
Ditches and Culverts:   Inspect for debris that may impede flow.  Control woody vegetation with mowing.  Repair any erosion of ditch linings and culvert inlets 

and outlets. 
 
Filter Bed Outlet:  Remove accumulated sediment in the outlet control structure.  Indicate where removed sediment was disposed.  Remove and replace top 

several inches of underdrain gravel trench when water ponds above permanent pool for >72 hrs. 
 
Sediment Forebay:  Remove debris and sediment from the forebay.  Remove clogged sections of the graded stone fore-bay outlet and replace. 
 
Soil Filter: Inspect for proper function. Replace and replace upper several inches of filter media when water ponds on the surface of the bed for more than 

72 hours. 
 
Vegetation Growth:  Maintain grass heights to less than 12 inches.  Harvest, weed, and prune excessive growth as needed. 
 
Paved Areas: Remove accumulated winter sand and debris from all pavement areas annually. Wash water should be directed to an approved sediment trap, 

such as a “Filter Sock”.  Accumulated sediment shall be removed and stored or disposed of appropriately.  Information on “filter socks” can be 
found at www.filtrexx.com. 

 
Catch Basins: Remove and legally dispose of accumulated debris and sediment from the bottom of the structure, inlet grates, inflow channels to the basin, and 

pipes between basins. 
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Groundwater 
(partial copy) 

 
  













 

 

TABLE 1 

  



Worst Case Expected Case
Kh=20 Kh=50 Kh=20 Kh=50

hi(0)=15 hi(0)=15 hi(0)=25 hi(0)=25
4.2 2.5 3.2 1.7
3.6 2.0 2.7 1.4
5.3 2.8 3.9 2.0
2.6 1.3 1.8 0.9
1.4 0.7 0.9 0.4
7.4 4.3 5.7 3.1
5.1 2.8 3.8 2.0
7.5 4.4 5.8 3.2

Notes:
1)
2)
3)
4)

Maximum mounding height results in feet (ft)
Kh: Horizontal Hydraulic Conductivity, Kh (feet/day)
hi(0): Initial Saturated Aquifer Thickness in feet
Alternative Cases:  On-site subsurface materials information indicates that intial saturated aquifer thickness is at 
least 15 feet.  It is unlikely that the aquifer terminates at the base of on-site borings, therefore, alternative "Worst 
Case" and "Expected Case" scenarios were also modeled with an initial saturated aquifer thickness of 25 feet.

Watershed Basin # 5
Watershed Basin # 6
Watershed Basin # 7
Watershed Basin # 8

TABLE 1

Center of Stormwater Infiltration Basins
Summary of Predicted Maximum Groundwater Mounding at

Alternative Cases (See Note 4)
Hydraulic Conductivity
Saturated Thickness   
Watershed Basin # 1
Watershed Basin # 2
Watershed Basin # 3
Watershed Basin # 4
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Water Supply 
 

  



Stoneybrook Consultants, Inc.
456 Buckfield Road 

Turner, Maine 04282
(207) 514-7491 voice 

(207) 514-7492 fax

 
 
 
 
 
 
 
 
 
 
 

 
       February 15, 2014 
 
Alan Frasier, P.E. 
General Manager 
Brunswick-Topsham Water District 
P.O. Box 489 
Topsham, ME  04086 
 
RE:  Retail Development, former Atrium Site  
 Cook’s Corner, Brunswick 
 
 
Dear Mr. Frasier, 
 
 I am working with Just Because, LLC on plans to redevelop the former 
Atrium Hotel property located at 21 Gurnet Road at Cook’s Corner in Brunswick.   
It is our intent to develop the site with several retail or restaurant pad sites.  We 
have one known retail tenant which will define the first phase of this development.  
Future phases will include four additional pad sites.  It is expected that future 
tenants could include a restaurant, bank or additional retail tenants. 
 
 Based upon our client’s experience with similar tenants at other sites in 
Maine, we are anticipating that water usage could approach 6,800 gallons per day.  
This assumes the project will be built out with one restaurant pad site with 125 
seats and 4 retail pad sites that could support up to 40,000 square feet of space. 
 
 We are working to submit applications to the Maine Department of 
Environmental Protection and to the Town of Brunswick to secure approvals for 
this project.  Both applications will require a letter from the Brunswick-Topsham 
Water District indicating your ability to serve a development of this size.  I have 
attached the most recent version of our schematic for this project for your 
review.  Again, we only have one known tenant so far.  The project will be 
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constructed around the other pad sites, but those pad sites will remain 
undeveloped until we find tenants for each pad. 
 
 Please let me know if you have any questions.  I look forward to your 
response. 
 
 
      Respectfully Yours, 
 
      STONEYBROOK CONSULTANTS, INC. 
 
 
 
 
      Michael F. Gotto 



 

QUALITY AND RELIABILITY SINCE 1903 

 

                                                           
 

 

                            

 
             

Alan J. Frasier, PE 

General Manager 

 

Craig W. Douglas, PE 

District Engineer 

Daniel O. Knowles, CPA 

Director of Finance and 

Data Management Systems 

 

William G. Alexander, Jr. 

Operations Manager 

 

 

PO Box 489 

Topsham, Maine 04086 

Telephone (207) 729-9956 

Fax (207) 725-6470 

 

February 20, 2014 

 

Mike Gotto 

Stoneybrook Consultants, Inc. 

456 Buckfield Road 

Turner, ME  04282 

Via email: Mike@stoneybrookllc.com 
 

RE:  Atrium Lot Redevelopment, 21 Gurnet Road - Brunswick, ME 

 

Dear Mr. Gotto: 

 

This letter is to inform you that the District has the ability to serve the referenced project, and will provide 

service in accordance with Maine Public Utilities Commission and Brunswick & Topsham Water District Rules 

and Regulations. This project can be served by a combination of a main extension and new service line 

installations.  

 

The following documents can be found on our website (http://btwater.org/apply-water-main-extension.aspx) and 

are included in a main extension project: 

 

1. Procedures for Water Main Extensions 

2. Application for Water Main Extension 

3. Main Extension Design Guidelines 

4. Sample Water Main Easement Form 

5. Water Main Material Specifications 

6. Water Main Extension Details  

 

We require the customer, or their representative, to provide us with peak flow data in gallons per minute for all 

domestic services, this will allow us to properly size the service line and water meter. If a fire sprinkler system 

is required, a sprinkler system designer should specify the size of the fire service.  

 

Please keep us informed as this project progresses. If you have any questions, please call.     

 

Yours truly, 

 
Eric Gagnon 

Engineering Technician 

 

Enc. 

 

Cc: Craig Douglas 

 

http://btwater.org/apply-water-main-extension.aspx
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Wastewater Disposal 
 

  



Stoneybrook Consultants, Inc.
456 Buckfield Road 

Turner, Maine 04282
(207) 514-7491 voice 

(207) 514-7492 fax

 
 
 
 
 
 
 
 
 
 
 

 
       February 15, 2014 
 
Robert A. Pontau Jr., P.E. 
Brunswick Sewer District 
10 Pine Tree Road 
Brunswick, ME  04011 
 
RE:  Retail Development, former Atrium Site  
 Cook’s Corner, Brunswick 
 
 
Dear Mr. Pontau, 
 
 I am working with Just Because, LLC on plans to redevelop the former 
Atrium Hotel property located at 21 Gurnet Road at Cook’s Corner in Brunswick.   
It is our intent to develop the site with several retail or restaurant pad sites.  We 
have one known retail tenant which will define the first phase of this development.  
Future phases will include four additional pad sites.  It is expected that future 
tenants could include a restaurant, bank or additional retail tenants. 
 
 Based upon our client’s experience with similar tenants at other sites in 
Maine, we are anticipating that water usage could approach 6,800 gallons per day.  
This assumes the project will be built out with one restaurant pad site with 125 
seats and 4 retail pad sites that could support up to 40,000 square feet of space. 
 
 We are working to submit applications to the Maine Department of 
Environmental Protection and to the Town of Brunswick to secure approvals for 
this project.  Both applications will require a letter from the Brunswick Sewer 
District indicating your ability to serve a development of this size.  I have 
attached the most recent version of our schematic for this project for your 
review.  Again, we only have one known tenant so far.  The project will be 
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constructed around the other pad sites, but those pad sites will remain 
undeveloped until we find tenants for each pad. 
 
 Please let me know if you have any questions.  I look forward to your 
response. 
 
 
      Respectfully Yours, 
 
      STONEYBROOK CONSULTANTS, INC. 
 
 
 
 
      Michael F. Gotto 



Brunswick Sewer District 
10 PINE TREE ROAD 

BRUNSWICK, MAINE 04011 

bsd@brunswicksewer.org 

TELEPHONE (207) 729-0148 

 

 

February 19, 2014 

 

Michael F. Gotto 

Stoneybrook Consultants, Inc. 

456 Buckfield Road 

Turner, Maine 04282 

 

Re: Retail Development, 12 Gurnet Road, former Atrium Site  

  Cook’s Corner, Brunswick, Maine 

 

Dear Michael: 

 

This letter is to acknowledge receipt of your request of February 15, 2014 for a confirmation of the 

District’s willingness and capacity to serve the above referenced project.  

 

I understand the developer proposes to construct several retail and restaurant pads at the former 

Atrium site in Brunswick, Maine.  I have reviewed the material provided and conclude that the 

project as proposed will not adversely affect facilities of the District.  The Brunswick Sewer 

District has willingness and capacity to serve the proposed project. 

 

The developer will need to secure a sewer entrance permit for the project.  That permit will be issued 

on receipt of application following my review of construction details.  The project will be subject to 

the District's entrance charge program. Per your letter, the project’s average daily flow (ADF) is 

anticipated to be 6,800 gallons.  The existing property’s ADF for the period beginning March 6, 

2000, and ending on June 13, 2007, was 17,758 gallons.  Proposed flows are less than the previous 

flows, therefor the entrance charge for the project will be $0.00. 

 

Upon review of the Site Layout and Utility Plan provided, I have the following comments: 

 

1. Project sanitary sewer service line will be privately owned and maintained in accordance 

with provisions of District Rules & Regulations. 

 

2. All sewer-related construction will be performed to District standards. 

 

3. All sanitary sewer construction will comply with provisions of the Maine State 

Plumbing Code. 

 

4. Design and construction of project sanitary sewers will exclude all ground, surface, 

foundation drain, floor drain, and roof drain waters.  

 

5. Horizontal clearance between utility infrastructures will be sufficient to allow future 

utility maintenance operations without disturbance to adjacent utility infrastructure. 

 

  

mailto:bsd@brunswicksewer.org
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If you have any questions or need additional information, please do not hesitate to contact me. 

 

Sincerely, 

 

BRUNSWICK SEWER DISTRICT 

 

 
 

Robert A. Pontau Jr., PE 

Assistant General Manager 

 

CC: Darcy Dutton, Accounts Specialist/Permitting, Brunswick Sewer District 

 Wesley Wharff, Collections Supervisor, Brunswick Sewer District 

 Jeremy Doxsee, Town Planner, Brunswick, Maine 



 
 
 
Section 9 

 
 
 

Solid Waste 
 

  



 
 
 
Mr. Mike Gotto                                                                             February 21, 2014 
Stoneybrook Consultants Inc. 
456 Buckfield Rd 
Turner, Maine 04282 
 
RE: Ability to Serve for former Atrium site RT 24 Gurnet Rd Brunswick Maine 04011 
 
Dear Mike, 
  
This letter is to confirm that Pine Tree Waste Inc. located in West Bath, Maine, has the 
capabilities to pick up, and dispose of annual volumes of (CDD) construction demolition 
debris as well as CDD material generated by proposed construction at the former Atrium 
site RT 24 Gurnet Rd, Maine.  The end site for this material will be: 

Juniper Ridge Landfill 
2828 Bennoch Road  

Alton, Me 44088 
MDEP Permit # S-020700-WD-N-A 

Pine Tree Waste Inc can also transport volumes of non-hazardous MSW (Municipal Solid 
Waste).  The end site for this material will be: 

West Bath Transfer Station 
64 AJ Reno Rd 

West Bath, Maine 04530 
MDEP Permit# L-011383-05-A-N 

This letter is not a quote for service.  It is a statement of capabilities.  The sole purpose of 
this letter is to communicate the willingness and capabilities that Pine Tree Waste Inc. 
has towards providing this service as requested.  If you have any questions or concerns, 
please do not hesitate to give me a call.  
 
Sincerely,  
 
Ralph Precopio  
Pine Tree Waste Inc.                  
 
Ralph.precopioJr@casella.com 
 



 

 

 
64 AJ Reno Road   West Bath, ME  04530 
Toll Free – 888-857-0800 
 

2, 21, 2014 
 

Mike Gotto 
Stoneybrook Consultants Inc. 
456 Buckfield Rd       
Turner ME 04282  
 
Dear  Mike , 
 

First and foremost, I would like to thank you for allowing Pine Tree Waste Services 
(PTWS) the opportunity to submit the following proposal. Pine Tree Waste Service is looking 
forward to our business partnership with Stoneybrook Consultants Inc. 
 
Why Partnership with PTWS? 
 

PTWS believes in building our business one customer at a time, a philosophy that has 
made PTWS a leader in providing solid waste collection and disposal services in our great State 
of Maine. 
 
Service Flexibility 
 

We know that as your business changes, your waste removal needs change too. That’s 
why we believe in providing flexible service options, including the ability to schedule extra 
pick-ups if needed. We want to match your needs with the appropriate services. 
 
Superior Customer Service 
 

At PTWS everything we do is designed to build a partnership with you. We listen to 
your concerns and design solutions specifically to fit your needs. Even after the service 
agreement is signed, we continually ask for your input on how we can better improve our 
services through periodic surveys. We want to keep you as a long term, satisfied customer-and 
we know the only way to do this is to make sure that you’re getting the excellent service and 
attention you deserve. 
 
 

PTWS sincerely hopes that you will allow us the opportunity to introduce the solid 
waste disposal plan I have outlined. That way, we can work together to streamline your 
operations; making them more cost effective and efficient. Should you have any questions or 
concerns at any time after our discussion, please do not hesitate to contact me at (207) 653-
4165.  
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YOU CAN COUNT ON US! 
 

With PTWS you can count on a team of the industries most experienced and focused 
professionals to do the job right! Our teams of experts work hard behind the scenes to help your 
Account Manager proactively implement solutions to your specific waste needs.  
 

 
Your PTWS support team members include: 

 
 
Ralph Precopio-Territory Manager (207) 653-4165  
             
 As your Territory Manager, Ralph’s job is to ensure your complete satisfaction with 
your PTWS services. Your Account Manager interacts with our management team to custom 
tailor our service to your exact needs. Your representative is available anytime to answer 
questions on budgeting and pricing, as well as, keeping you informed of new products and 
services that are available to meet your need. 
 
 
 
Stuart Axelrod-General Manager    (207) 510 4846  
 
 As Leader of your local PTWS division, the Division Manager will make sure your 
account is serviced to your expectations. The Division Manager oversees the entire operation of 
your servicing facility. Their first job is to ensure your complete satisfaction with our services. 
 
 
  
Mark Espeaignette–Operations Manager     (207) 510 - 0685  
 
 
    As our Operations Manager maintains the integrity of our service department, Mark 
makes sure you receive the service when you need it! The Operations Manager is available  
when special attention is required. 
 
 
 
William Bennett – Roll off  Construction  Manager.  (207 ) 653-4426  
 
        As part of the Pine Tree Waste, Casella Recycling team. Bill’s work ethic is second to 
none. Bill, always wants to be on the first line of responders. If there is an issue with service 
Bill, is on top of it. Bill motto, “If  I don’t know about the issue, I can’t fix it “  
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Outline of Services 
 
 
Stoneybrook Consultants Inc. 
Route 24 / Gurnet Rd 
Brunswick ME 04011 
 
30 Yard open top roll off construction dumpster. 
 
Set up on call. 
 
  
 
 
Proposed 14,700 square foot retail building 
 
1, ten yard waste dumpster  1 time a week  pick up  estimated @ 40 yards a month  
1, ten yard Zero Sort  dumpster every other week pick up estimated  @ 20 yards per month 
 
Proposed 8000 square foot retail building   
 

1 six yard waste dumpster 1 time a week pick up estimated @24 yards a month 
1 six yard  Zero Sort dumpster every other week  pick up estimated @ 12 yards a month 

 
Proposed  5000 square foot professional /Bank  building 
 

1 four yard waste dumpster  every other week pick up  estimated @ 8yards a month 
1 four yard Zero Sort dumpster every other week pick up estimated @ 8yard a month 

 
 
  Proposed  5000 square foot restaurant  building 
     

1 eight yard waste dumpster one time a week pick up estimated @ 32 yards a month 
1    eight yard  Zero Sort dumpster one time a week pick up estimated @ 32 yards a month 

 
 
 
 

                                                                                                                                            
Sincerely, 
 
Ralph Precopio 
Territory Manager                                                                                              
Pine Tree Waste & Casella Recycling                                                                               
207-653-4165                                                                                     
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Traffic 
(partial copy of Traffic Scoping Application) 
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THE PLAZA Project

Date

Project Name

Project Number

Project File

Mar 14, 2014

THE PLAZA

Project1.PZP

 

Project Location:  THE PLAZA

 

Project Description:

SITE AREA LIGHTING

Prepared By:  

F A CUSHING
Prepared For:  

STONEYBROOK CONSULTANTS, INC.

Generated by LitePro version 2.030, which is provided and supported by Columbia Lighting,
Alera, and Prescolite.  Calculations are performed in accordance with IESNA procedures.
Columbia, Alera, and Prescolite are not responsible for the light output of lamps and ballasts,
or design variables not shown.



Project Schedule

Date

Project Name

Project Number

Project File

Group Name

Power Density

Mar 14, 2014

THE PLAZA

Project1.PZP

<All Groups>

0.00 Watts/Sq. Ft

Luminaires Used

TYPE QTY TEST# DESCRIPTION

365     1 22NB-70- BEACON PRODUCTS, 22NB-65-T3-5K

NICHIA DESIGN LENSES FROM CORE

LAMPS: ( 1) NVS219BT LOT C43071-C1D28,    5783 LUMENS

BLST: LXMG2203, WATTS=    70

38     3 80NB-235 BEACON LIGHTING, 80NB-235-T3-5K)

NICHIA DESIGN LENSES FROM CORE

LAMPS: ( 1) NVS219BT LOT C43071-C1D28,   20553 LUMENS

BLST: LXMG2203, WATTS=   235

5W8     5 80NB-235 BEACON PRODUCTS, 80NB-235-T5SW

 

LAMPS: ( 1) 219B 5K LOT C43071-C1D28,   19819 LUMENS

BLST: LXMG2203, WATTS=   235

V48     2 80NB-180 80NB-180-T4-5K

 

LAMPS: ( 1) 219B 5K LOT C43071-C1D28,   16887 LUMENS

BLST: LXMG2203, WATTS=   180

Assemblies Used

ASSY QTY DESCRIPTION TYPE MHT ORI TILT ROLL BRKLEN  BRKROT

V3     3 38 25.00 0 0 0 0.50 0

V3S     1 365 15.00 0 0 0 0.50 0



(continued)Assemblies Used

ASSY QTY DESCRIPTION TYPE MHT ORI TILT ROLL BRKLEN  BRKROT

V41     1 V48 25.00 0 0 0 6.00 0

V42     1 V48 27.00 0 0 0 0.50 0

VS2     5 5W8 27.00 0 0 0 6.00 0



applications
•	 Lighting	 installations	 for	 side	 and	 top	 mounting	 of	 luminaires	 with	 effective	 projected	 area	 (EPA)	 not	

exceeding	maximum	allowable	loading	of	the	specified	pole	in	its	installed	geographic	location.
features
•	 ShAft:	One-piece	straight	steel	with	square	cross	section,	flat	sides	and	minimum	0.36”	radius	on	all	corners.	

Minimum	yield	of	46,000	psi	(AStM-A500,	Grade	B).	Longitudinal	weld	seam	to	appear	flush	with	shaft	
side	wall.	Steel	base	plate	with	axial	bolt	circle	slots	welded	flush	to	pole	shaft	having	minimum	yield	of	
36,000	psi	(AtM-A36).

•	 BASE	cOvEr:	two-piece	square	aluminum	base	cover	included	standard.
•	 POLE	cAP:	Pole	shaft	covered	with	removable	non-metallic	cover	when	applicable.	tenon	and	post-top	

configurations	also	available.
•	 hAnd	hOLE:	rectangular	steel-reinforced	hand	hole	 (2.5”	x	4.5”).	Pole	grounding	 lug	 located	behind	

gasketed	cover.
•	 AnchOr	BOLtS:	four	galvanized	anchor	bolts	provided	per	pole	with	minimum	yield	of	55,000	psi	(modi-

fied	AStM-A36).	Galvanized	hardware	with	 two	washers/nuts	per	bolt	 for	 leveling	meet	or	exceed	bolt	
strength.

•	 finiSh:	durable	Lektrocote®	tGic	thermoset	polyester	powder	coat	paint	finish	with	nominal	3.0	mil	thickness.	
Zinc-rich	powder	paint	prime	applied	over	“white	metal”	steel	substrate	cleaned	via	mechanical	shot	blast	
method.	decorative	finish	coat	available	in	seven	standard	colors.	custom	colors	available.	rAL	number	
preferable.	internal	protective	coating	available.	

sss series
poles
square straight steel 

spaulding lighting sheet # ssspoles-spec5/12

Q18 OPTION

GASKET

COVER
1/4’ FILLET WELD

ALL AROUND.
SEE NOTE 1.

1/4’ FILLET WELD
ALL AROUND.

1

GASKET

Q32-Q33 OPTION

33

.5021

121

base detail 15 amp gfci
receptacle & cover

Nominal
Height

Handhole
12"

Cat. #

Job Type

Approvals

Bolt Circle

Bolt Square

Straight Square
 and Tapered Poles

Round Straight and Tapered Poles

Anchor Bolt
Location in 

Relation
to Shaft
Rotation

Anchor Bolt
Location in 

Relation
to Shaft
Rotation

Engineering of
footing by others

Bolt Projection

Foundation Level

Grout after pole is set 
and plumbed

Hex Nut
Plain Washer

Grout Finish Grade

Base Plate

Plain Washer

Hex Nut
Anchor Rod

Handhole Handhole

(All excluding RTA Group 1 
       & RTS Group 2)

(RTA Group 1 & 
   RTS Group 2)

Straight Square
 and Tapered Poles

Round Straight and Tapered Poles

Anchor Bolt
Location in 

Relation
to Shaft
Rotation

Anchor Bolt
Location in 

Relation
to Shaft
Rotation

Engineering of
footing by others

Bolt Projection

Foundation Level

Grout after pole is set 
and plumbed

Hex Nut
Plain Washer

Grout Finish Grade

Base Plate

Plain Washer

Hex Nut
Anchor Rod

Handhole Handhole

(All excluding RTA Group 1 
       & RTS Group 2)

(RTA Group 1 & 
   RTS Group 2)



Height of option (in feet)

Copyright © 2012 spaulding lighting   all Rights Reserved   ssspole-speC5/12  printed in usa

Spaulding	Lighting	•	701	Millennium	Boulevard	•	Greenville,	Sc	29607	•	phone:	864-678-1000

for	more	information	visit	our	web	site:	www.spauldinglighting.com 

Due to our continued efforts to improve our products, product specifications are subject to change without notice.

ordering information

complete part number requires shaft above plus mounting type, finish & appropriate options below

s     -     s     -     s     -     25     -     40     -     1     -     ta     -     db

Materialcross
Section

Style nominal	
Length

nominal	
Shaft	dia.

Shaft	
thickness

Mounting	
type

finish

Mounting type
aX1	 Side	-	Single
bX1	 Side	-	double	at	90°
CX1	 Side	-	double	at	180°
dX1	 Side	-	triple	at	90°
FX1	 Side	-	Quad	at	90°
p1	 Pad	Mount	-	Spider	type
p2	 Pad	Mount	-	Yoke	type
p3	 Pad	Mount	-	Yoke	type	 	
	 (Proformer	XL	only)
ta	 tenon	(2.375”	Od)
tb	 tenon	(2.875”	Od)
tR2	 removable	tenon		 	
	 (2.375	x	4.25)
Cd	 concord	Luminaire
ot	 no	drilling	(includes	pole	cap)

finish
db	 dark	Bronze
bl	 Black
Wh	 White
gR	 Gray
ps	 Platinum	Silver
Rd	 red	(Premium	color)
Fg	 forest	Green	(Premium	color)
CC	 custom	color	(consult	factory)
pR	 Primer	Only

options
Q55	 internal	coating	(hubbell	Seal)
Q183	 15	Amp	Gfci	receptacle	 	
	 and	cover
Q223	 Extra	handhole
Q263	 .5”	coupling
Q273	 .75”	coupling
Q303	 2”	coupling
Q323	 Mid-pole	Luminaire	Bracket
Q40	 vibration	damper
lab	 Less	Anchor	Bolts
Csa	 cSA	certified	(consult	factory)

1	 Allowable	EPA	with	1.3	gust	factor.	to	determine	max.	pole	loading	weight,	multiply	allowable	EPA	by	30	lbs.
nOtE	 factory	supplied	template	must	be	used	when	setting	anchor	bolts.	hubbell	Lighting	will	deny	any	claim	for	incorrect	anchorage	placement	resulting	from	failure	to	use	factory	supplied	template	and	anchor	bolts.

Follow the logic below when 
ordering location specific options.
For each option, include its 
orientation (in degrees) and its 
height (in feet). Example: Option 
Q26 should be ordered as:
sss-20-40-1-ta-db-Q26-0-15 
(.5” coupling on the handhole/arm 
side of pole, 15 feet up from the 
pole base)
1” spacing required between option. 
Consult factory for other 
configurations.

option orientation

1	 driLL	PAttErnS:	replace	X	with
	 1	=	Spaulding	luminaires	with	a	straight	pole	(4-bolt),		 	 	

2	=	cimarron		cr1,	MSv	and	raven	Series	luminaires.
	 4	=	MSS	&	dS	luminaires,
	 5	=	Spaulding	detroit	iii	luminaires,
	 6	=	dM	luminaires
2	 removable	tenon	used	in	conjunction	with	side	arm	mounting.	first	specify	desired	arm		

configuration	followed	by	the	“tR”	notation.	Example:	sss-25-40-7-C6-tR-db
3	 Specify	option	location	using	logic	found	on	cover.

90°

180°

270°

0° Hand hole at 
0˚ orientation

Denotes handhole location

A B

C D

E F

Denotes handhole location

A B

C D

E F
Denotes handhole location

A B

C D

E F

Denotes handhole location

A B

C D

E F
Denotes handhole location

A B

C D

E F

Denotes handhole location

A B

C D

E F

Denotes handhole location

A B

C D

E F

Catalog Number
Pole Ht. Nominal 

Shaft  
Dim.

Wind Load Rating1 Bolt 
Circle 
(Sug.)

Pole 
Wt 

(lbs)
70  

MPH
80 

MPH
90 

MPH
100 
MPH

120 
MPH

Wall  
Thick.

Bolt Circle Bolt Sq. Base Plate 
(sq.)

Anchor Bolt 
Size

Bolt  
Proj.ft m

SSS-10-40-1-XX-XX 10 3.0 4" 25 25 22 17 11.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 91
SSS-10-50-1-XX-XX 10 3.0 5" 25 25 25 23 15 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 106
SSS-12-40-1-XX-XX 12 3.7 4" 25 21 16 13.0 8.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 104
SSS-12-50-1-XX-XX 12 3.7 5" 25 25 23 18 11.8 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 122
SSS-14-40-1-XX-XX 14 4.3 4" 24 18 14.2 11.0 6.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 116
SSS-14-40-7-XX-XX 14 4.3 4" 25 25 23 18 12.2 .179" 11" 8 1/2 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 158
SSS-14-50-1-XX-XX 14 4.3 5" 25 24 19 14.4 9.0 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 138
SSS-16-40-1-XX-XX 16 4.9 4" 16 12.2 9.0 6.8 3.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 128
SSS-16-40-7-XX-XX 16 4.9 4" 25 20 15 12.2 7.6 .179" 11" 8 1/2 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 176
SSS-16-50-1-XX-XX 16 4.9 5" 22 16 12.2 9.2 5.2 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 153
SSS-16-50-7-XX-XX 16 4.9 5" 25 25 24 19 12.4 .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 214
SSS-18-40-1-XX-XX 18 5.5 4" 13.8 10.0 7.2 5.2 2.4 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 147
SSS-18-40-7-XX-XX 18 5.5 4" 23 17 13.0 10.0 6.0 .179" 11" 10 - 13.5" 7.1 - 9.5" 11 x 1" 3/4 x 30 x 3" 4" 201
SSS-18-50-1-XX-XX 18 5.5 5" 18 13.2 9.6 7.0 3.4 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 175
SSS-18-50-7-XX-XX 18 5.5 5" 25 25 20 16 9.8 .179" 11" 8 1/2 - 12" 6 - 8.4" 12 x 1" 3/4 x 30 x 3" 4" 243
SSS-20-40-1-XX-XX 20 6.1 4" 11.4 8.0 5.6 3.8 1.4 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 160
SSS-20-40-7-XX-XX 20 6.1 4" 19 14.6 10.8 8.0 4.4 .179" 11" 8 1/2 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 225
SSS-20-50-1-XX-XX 20 6.1 5" 15 10.8 7.6 5.2 2.0 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 191
SSS-20-50-7-XX-XX 20 6.1 5" 25 23 17 13.2 7.6 .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 266
SSS-20-60-7-XX-XX 20 6.1 6" 25 25 24 18 11.2 .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 312
SSS-25-40-1-XX-XX 25 7.6 4" 7.0 4.2 2.2 NR NR .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 190
SSS-25-40-7-XX-XX 25 7.6 4" 13.4 9.4 6.4 4.2 1.4 .179" 11" 8.5 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 266
SSS-25-50-1-XX-XX 25 7.6 5" 9.6 6.0 3.4 1.4 NR .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 231
SSS-25-50-7-XX-XX 25 7.6 5" 22 15 11.2 7.8 3.4 .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 324
SSS-25-50-3-XX-XX 25 7.6 5" 25 22 16 12.4 6.6 .250" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 437
SSS-25-60-7-XX-XX 25 7.6 6" 25 22 16 11.6 5.6 .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 404
SSS-27-40-7-XX-XX 27 8.2 4" 11.4 7.8 5.0 3.0 NR .179" 11" 8.5 - 12" 6 - 8.4" 11 x 1" 1 x 36 x 4" 4" 290
SSS-30-40-7-XX-XX 30 9.1 4" 8.2 5.0 2.8 1.2 NR .179" 11" 8.5 - 12" 6 - 8.4" 11 x 1" 1 x 36 x 4" 4" 313
SSS-30-50-7-XX-XX 30 9.1 5" 14.2 9.4 6.0 3.4 NR .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 398
SSS-30-50-3-XX-XX 30 9.1 5" 20 14.6 10.2 6.8 2.4 .250" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 537
SSS-30-60-7-XX-XX 30 9.1 6" 20 13.8 9.2 5.8 1.2 .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 467
SSS-30-60-3-XX-XX 30 9.1 6" 25 24 17 12.8 6.2 .250" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1.25 x 42 x 6" 4" 630
SSS-35-60-7-XX-XX 35 10.7 6" 14.2 8.4 4.6 1.6 NR .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 538
SSS-35-60-3-XX-XX 35 10.7 6" 25 17 11.6 7.4 1.8 .250" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1.25 x 42 x 6" 4" 726
SSS-40-60-7-XX-XX 40 12.2 6" 9.0 4.0 NR NR NR .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 614
SSS-40-60-3-XX-XX 40 12.2 6" 18 11.8 6.8 3.2 NR .250" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1.25 x 42 x 6" 4" 802
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ORDERING2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

www.beaconproducts.com

Type:

Project Name:

Notes:

DETAILS

rev. 10.29.2013

VIPER - LARGE (LED)
Large Viper Luminaire

Max Weight:  25.0 lbs         
Max EPA: 1 sq ft

A. MODEL H. COLOR

VP-L Viper - Large BBT basic black textured

BMT black matte textured

B. ENGINE-WATTS WHT white textured

64NB-135 135 Watts - LED array MBT metallic bronze textured

64NB-190 190 Watts - LED array BZT bronze textured

80NB-180 180 Watts - LED array GYS gray smooth

80NB-235 235 Watts - LED array DPS dark platinum smooth

96NB-220 220 Watts - LED array GNT green textured

96NB-280 280 Watts - LED array MST metallic silver textured

MTT metallic titanium textured

C. CCT - COLOR TEMP OWI old world iron

3K 3000K RAL ______________

4K 4000K

5K 5000K (std.)

D. OPTICS

T2 type II

T3 type III

T4 type IV

T5R type V, rectangular

T5QM type V, square medium

T5W type V, round wide

E. VOLTAGE

UNV 120-277V

347V 347V

480V 480V

F. ELECTRICAL OPTIONS

PCR-TL photocell, twist-lock

PCR-SC photocell, shorting cap

2PF dual power feed 1,2

G. MOUNTING OPTIONS

RA rectangular arm

SF2 2 3/8” OD slip-fitter

PK2 2 3/8” adjustable knuckle

WB wall bracket

1 not available on 64NB-135

2 not available @ 347V or 480V input

Sample VP-L 96NB-280 5K T5R UNV PCR-TL SF2 BBT

Ordering / / / / / / /

A B C D E F G H

4” Suggested distance 
from top of pole

2.50”

2X Ø5/16”

Ø5/8”

Rectangular 
Arm

Accepts 2 3/8” OD 
tenon, min 4” long.

WB Wall Bracket PK2 2-3/8” Adjustable Knuckle

Front

SF2 2-3/8” OD Slip Fitter

RA Rectangular Arm

Side View

Side View

Back View

Back View

24 3/16”

29 1/8”

14
 1

/4
”

4 1/8”

MOUNTING OPTIONS

DRILL PATTERN

31 1/4”

Ø4” Pole
Ø5” Pole

Ø6” Pole

Ø
 7 1/4” 

26 1/4”

6 5/8”
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SPECIFICATION2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

rev. 10.29.2013

Due to our continued efforts to improve our products, product specifications are subject to 
change without notice.

VIPER - LARGE (LED)
Large Viper Luminaire

Max Weight:  25.0 lbs         
Max EPA: 1 sq ft

Power/Lumens & Distrubutions

Engine Wattage
Delivered 
Lumens

(varies by optic)

Delivered
LPW

TM21 Calculated % Lumen 
Maint. 

at 100,000 hrs

64NB 135 12500-13150 93-97 93.84%

64NB 190 16500-17900 86-94 79.77%

80NB 180 17000-18100 93-100 92.73%

80NB 235 20000-21780 86-93 79.97%

96NB 220 20500-21780 93-100 92.73%

96NB 280 24700-26130 88-93 79.77%

TM21 is the framework for taking LM-80 data and making useful LED lifetime projec-
tions. Reported and Calculated Lifetimes shown are based on hours at the time of 
this printing.  For current Reported and Calculated hours please contact factory or 
Beacon’s web-site.

CCT  (COLOR TEMP) 
Lumen Output 
Multipliers

CRI 
(Color Rendering)

5000K = 1.0 min  67 CRI

4000K = .92 min  70 CRI

3000K = .75 min  80 CRI

Surge Protector: The on-board surge protector shall be a UL recognized component 
for the United States and Canada and have a surge current rating of 20,000 Amps using 
the industry standard 8/20 pSec wave. The LSP shall have a clamping voltage of 825V 
and surge rating of 540J. The case shall be a high-temperature, flame resistant plastic 
enclosure. 

Fasteners: All fasteners shall be stainless steel. When tamper resistant fasteners are 
required, spanner HD (snake eye) style shall be provided (special tool required, consult 
factory). 

Color Rendering Index (CRI): Luminaire shall have a minimum CRI of 67 at 5000K. 

Operating Environment: Shall be able to operate normally in ambient temperatures 
from -40°C to 40°C 

Finish: Finish shall be a Beacote V polyester powder-coat electro-statically applied and 
thermocured. Beacote V finish shall consist of a five stage iron phosphate chemical pre-
treatment regimen with a polymer primer sealer, oven dry off, and top coated with a 
thermoset super TGIC polyester powder coat finish. The finish shall meet the AAMA 
605.2 performance specification which includes passing a 3000 hour salt spray test for 
corrosion resistance and resists cracking or loss of adhesion per ASTM D522 and resists 
surface impacts of up to 160 inch-pound.

Agency Certification: The luminaire shall bear a CSA label and be marked suitable for 
wet locations. 

Warranty: Beacon luminaires feature a 5 year limited warranty. Beacon LED luminaires 
with LED arrays feature a 5 year limited warranty covering the LED arrays. LED drivers are 
covered by a 5 year limited warranty. PIR sensors carry a 5 year limited warranty from the 
sensor manufacturer. See Warranty Information on www.beaconproducts.com complete 
details and exclusions.     

General: The Beacon Viper luminaire is available in two sizes with a wide choice of 
different LED Wattage configurations and optical distributions designed to replace HID 
lighting up to 1000W MH or HPS and with 5 different mounting options for application in 
a wide variety of new and existing installations. Luminaires are suitable for wet locations. 

Bezel Optic System: Each Viper luminaire is supplied with an one piece optical car-
tridge system consisting of an LED engine, LED lamps, optics, gasket and stainless 
steel bezel. The cartridge is held together with internal brass standoffs soldered to the 
board so that it can be field replaced as a one piece optical system. Two-piece silicone 
and micro-cellular polyurethane foam gasket ensures a weather-proof seal around each 
individual LED. 

The optical cartridge is secured to the die cast housing with fasteners. The optics are 
held in place without the use of adhesives. The cartridge assembly is available in various 
lighting distributions using TIR designed acrylic optical lenses over each LED. 

Lifeshield™ Circuit: Thermal circuit shall protect the luminaire from excessive tempera-
ture by interfacing with the 0-10V dimmable drivers to reduce drive current as necessary. 
The factory-preset temperature limits shall be designed to ensure maximum hours of 
operation to assure L70 rated lumen maintenance. The device shall activate at a specific, 
factory-preset temperature, and progressively reduce power over a finite temperature 
range. 

A luminaire equipped with the device may be reliably operated in any ambient tem-
perature up to 55ºC (131ºF). The thermal circuit will allow higher maximum Wattages 
than would be permissible on an unregulated luminaire (if some variation in light output 
is permissible), without risk of premature LED failure or lumen depreciation. Operation 
shall be smooth and undetectable to the eye. Thermal circuit shall directly measure the 
temperature at the LED solder point. Thermal circuit shall consist of surface mounted 
components mounted on the LED engine (printed circuit board). For maximum simplicity 
and reliability, the device shall have no dedicated enclosure, circuit board, wiring harness, 
gaskets, or hardware. Device shall have no moving parts, and shall operate entirely at 
low voltage. The device shall be located in an area of the luminaire that is protected 
from the elements. Thermal circuit shall be designed to “fail on”, allowing the luminaire 
to revert to full power in the event of an interruption of its power supply, or faulty wiring 
connection to the drivers. 

Device shall be able to co-exist with other 0-10V control devices (occupancy sensors, 
external dimmers, etc.). The device will effectively control the solder point temperature as 
needed; otherwise it will allow the other control device(s) to function unimpeded. 

Printed Circuit Board (PCB): Aluminum thermal clad board with 0.062” thick aluminum 
base layer, thermally conductive dielectric layer, 0.0014” thick copper circuit layer cir-
cuit layer designed with copper pours to minimize thermal impedance across dielectric. 
Board will be mounted to the heat sink using minimum 12 #4-40 screws to ensure con-
tact with thermal pad and heat sink. Use of thermal grease will not be allowed. 

Housing and LED Thermal Management: The Viper’ monolithic housing design cre-
ates over 4.5 square feet (small Viper) or 7.7 square feet (large Viper) of heat-sinking sur-
face area. Vertical fins, combined with flow-thru openings prevent sediment and moisture 
buildup on critical heat sinking surfaces without the need for grates, screens or other 
debris control tactics. The Viper housing, electrical compartment and fitter are made 
from die cast aluminum that is pre-treated and powder-coated to meet the most rugged 
industry standards. The finish is corrosion resistant to meet ASTMB-117, resists cracking 
or loss of adhesion per ASTM D522, resists surface impacts of up to 160 inch-pound. All 
external hardware is corrosion resistant.  The housing serves as a heat-sink for the LED 
bezel with a separate compartment for the drivers. 

Electrical Assembly: The fixture electrical compartment shall contain all LED driver 
components and shall be provided with a push-button terminal block for AC power 
connections. The housing is designed for an optional twist lock photo control receptacle.

Accessibility: Although the Viper luminaire is designed to operate for many years with-
out maintenance, accessibility is a key component in its design. The Drivers are mounted 
on a removable door that is secured with keyslotted screws and hinges down for conve-
nient access. The drivers are field replaceable using quick disconnects. 

Drivers: Luminaires are equipped with an LED driver that accepts 100V through 277V, 
50 Hz to 60 Hz (UNIV), or a driver that accepts 347V or 480V input. Power factor is .92 
at full load. All electrical components are rated at 50,000 hours at full load and 25°C am-
bient conditions per MIL- 217F Notice 2. Dimming drivers are standard, with connections 
for external dimming equipment available upon request. Component-to-component wir-
ing within the luminaire may carry no more than 80% of rated load and is listed by UL for 
use at 600VAC at 50°C or higher. Plug disconnects are listed by UL for use at 600 VAC, 
13A or higher. 13A rating applies to primary (AC) side only. 
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DETAILS
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VIPER - SMALL (LED)
Small Viper Luminaire

Max Weight:  15.0 lbs         
Max EPA: 0.67 sq ft

4” Suggested distance 
from top of pole

2.50”

2X Ø5/16”

Ø5/8”

Rectangular Arm

Accepts 2 3/8” OD 
tenon, min 4” long.

WB Wall Bracket PK2 2-3/8” Adjustable Knuckle

Front

SF2 2-3/8” OD Slip Fitter

RA Rectangular Arm

Side View

Side View

Back View

Back View

Sample VP-S 30NB-90 5K T5R UNV PCR-TL SF2 BBT

Ordering / / / / / /

A B C D E F G H

A. MODEL H. COLOR

VP-S Viper - Small BBT basic black textured

BMT black matte textured

B. ENGINE-WATTS WHT white textured

22NB-50 50 Watts - LED array MBT metallic bronze textured

22NB-70 70 Watts - LED array BZT bronze textured

30NB-70 70 Watts - LED array GYS gray smooth

30NB-90 90 Watts - LED array DPS dark platinum smooth

GNT green textured

C. CCT - COLOR TEMP MST metallic silver textured

3K 3000K MTT metallic titanium textured

4K 4000K OWI old world iron

5K 5000K (std.) RAL ______________

D. OPTICS

T2 type II

T3 type III

T4 type IV

T5R type V, rectangular

T5QM type V, square medium

T5W type V, round wide

E. VOLTAGE

UNV 120-277V

347V 347V

480V 480V

F. ELECTRICAL OPTIONS

PCR-TL photocell, twist-lock

PCR-SC photocell, shorting cap

2PF dual power feed 1,2

G. MOUNTING OPTIONS

RA rectangular arm

SF2 2 3/8” OD slip-fitter

PK2 2 3/8” adjustable knuckle

WB wall bracket

1 not available with 30NB-90

2 not available @ 347V or 480V input

16 3/4”

22 3/4”

11
 1

/4
”

4 1/8”

MOUNTING OPTIONS

DRILL PATTERN

23 3/4”

Ø4” Pole
Ø5” Pole

Ø6” Pole

Ø
 7 1/4” 

18 3/4”

6 5/8”



design . per formance . technology

SPECIFICATION2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

rev. 10.29.2013

Due to our continued efforts to improve our products, product specifications are subject to 
change without notice.

Surge Protector: The on-board surge protector shall be a UL recognized component 
for the United States and Canada and have a surge current rating of 20,000 Amps using 
the industry standard 8/20 pSec wave. The LSP shall have a clamping voltage of 825V 
and surge rating of 540J. The case shall be a high-temperature, flame resistant plastic 
enclosure. 

Fasteners: All fasteners shall be stainless steel. When tamper resistant fasteners are 
required, spanner HD (snake eye) style shall be provided (special tool required, consult 
factory). 

Color Rendering Index (CRI): Luminaire shall have a minimum CRI of 67 at 5000K. 

Operating Environment: Shall be able to operate normally in ambient temperatures 
from -40°C to 40°C 

Finish: Finish shall be a Beacote V polyester powder-coat electro-statically applied and 
thermocured. Beacote V finish shall consist of a five stage iron phosphate chemical pre-
treatment regimen with a polymer primer sealer, oven dry off, and top coated with a 
thermoset super TGIC polyester powder coat finish. The finish shall meet the AAMA 
605.2 performance specification which includes passing a 3000 hour salt spray test for 
corrosion resistance and resists cracking or loss of adhesion per ASTM D522 and resists 
surface impacts of up to 160 inch-pound.

Agency Certification: The luminaire shall bear a CSA label and be marked suitable for 
wet locations. 

Warranty: Beacon luminaires feature a 5 year limited warranty. Beacon LED luminaires 
with LED arrays feature a 5 year limited warranty covering the LED arrays. LED drivers are 
covered by a 5 year limited warranty. PIR sensors carry a 5 year limited warranty from the 
sensor manufacturer. See Warranty Information on www.beaconproducts.com complete 
details and exclusions.     

VIPER - SMALL (LED)
Small Viper Luminaire

Max Weight:  15.0 lbs         
Max EPA: 0.67 sq ft

Power/Lumens & Distrubutions

General: The Beacon Viper luminaire is available in two sizes with a wide choice of 
different LED Wattage configurations and optical distributions designed to replace HID 
lighting up to 1000W MH or HPS and with 5 different mounting options for application in 
a wide variety of new and existing installations. Luminaires are suitable for wet locations. 

Bezel Optic System: Each Viper luminaire is supplied with an one piece optical car-
tridge system consisting of an LED engine, LED lamps, optics, gasket and stainless 
steel bezel. The cartridge is held together with internal brass standoffs soldered to the 
board so that it can be field replaced as a one piece optical system. Two-piece silicone 
and micro-cellular polyurethane foam gasket ensures a weather-proof seal around each 
individual LED. 

The optical cartridge is secured to the die cast housing with fasteners. The optics are 
held in place without the use of adhesives. The cartridge assembly is available in various 
lighting distributions using TIR designed acrylic optical lenses over each LED. 

Lifeshield™ Circuit: Thermal circuit shall protect the luminaire from excessive tempera-
ture by interfacing with the 0-10V dimmable drivers to reduce drive current as necessary. 
The factory-preset temperature limits shall be designed to ensure maximum hours of 
operation to assure L70 rated lumen maintenance. The device shall activate at a specific, 
factory-preset temperature, and progressively reduce power over a finite temperature 
range. 

A luminaire equipped with the device may be reliably operated in any ambient tem-
perature up to 55ºC (131ºF). The thermal circuit will allow higher maximum Wattages 
than would be permissible on an unregulated luminaire (if some variation in light output 
is permissible), without risk of premature LED failure or lumen depreciation. Operation 
shall be smooth and undetectable to the eye. Thermal circuit shall directly measure the 
temperature at the LED solder point. Thermal circuit shall consist of surface mounted 
components mounted on the LED engine (printed circuit board). For maximum simplicity 
and reliability, the device shall have no dedicated enclosure, circuit board, wiring harness, 
gaskets, or hardware. Device shall have no moving parts, and shall operate entirely at 
low voltage. The device shall be located in an area of the luminaire that is protected 
from the elements. Thermal circuit shall be designed to “fail on”, allowing the luminaire 
to revert to full power in the event of an interruption of its power supply, or faulty wiring 
connection to the drivers. 

Device shall be able to co-exist with other 0-10V control devices (occupancy sensors, 
external dimmers, etc.). The device will effectively control the solder point temperature as 
needed; otherwise it will allow the other control device(s) to function unimpeded. 

Printed Circuit Board (PCB): Aluminum thermal clad board with 0.062” thick aluminum 
base layer, thermally conductive dielectric layer, 0.0014” thick copper circuit layer cir-
cuit layer designed with copper pours to minimize thermal impedance across dielectric. 
Board will be mounted to the heat sink using minimum 12 #4-40 screws to ensure con-
tact with thermal pad and heat sink. Use of thermal grease will not be allowed. 

Housing and LED Thermal Management: The Viper’ monolithic housing design cre-
ates over 4.5 square feet (small Viper) or 7.7 square feet (large Viper) of heat-sinking sur-
face area. Vertical fins, combined with flow-thru openings prevent sediment and moisture 
buildup on critical heat sinking surfaces without the need for grates, screens or other 
debris control tactics. The Viper housing, electrical compartment and fitter are made 
from die cast aluminum that is pre-treated and powder-coated to meet the most rugged 
industry standards. The finish is corrosion resistant to meet ASTMB-117, resists cracking 
or loss of adhesion per ASTM D522, resists surface impacts of up to 160 inch-pound. All 
external hardware is corrosion resistant.  The housing serves as a heat-sink for the LED 
bezel with a separate compartment for the drivers. 

Electrical Assembly: The fixture electrical compartment shall contain all LED driver 
components and shall be provided with a push-button terminal block for AC power 
connections. The housing is designed for an optional twist lock photo control receptacle.

Accessibility: Although the Viper luminaire is designed to operate for many years with-
out maintenance, accessibility is a key component in its design. The Drivers are mounted 
on a removable door that is secured with keyslotted screws and hinges down for conve-
nient access. The drivers are field replaceable using quick disconnects. 

Drivers: Luminaires are equipped with an LED driver that accepts 100V through 277V, 
50 Hz to 60 Hz (UNIV), or a driver that accepts 347V or 480V input. Power factor is .92 
at full load. All electrical components are rated at 50,000 hours at full load and 25°C am-
bient conditions per MIL- 217F Notice 2. Dimming drivers are standard, with connections 
for external dimming equipment available upon request. Component-to-component wir-
ing within the luminaire may carry no more than 80% of rated load and is listed by UL for 
use at 600VAC at 50°C or higher. Plug disconnects are listed by UL for use at 600 VAC, 
13A or higher. 13A rating applies to primary (AC) side only. 

Engine Wattage
Delivered 
Lumens

(varies by optic)

Delivered
LPW

TM21 Calculated % Lumen 
Maint. 

at 100,000 hrs

22NB 50 4700-5020 93-103 96.19%

22NB 70 5780-6200 82-103 85.79%

30NB 70 6408-6850 91-103 95.02%

30NB 90 7700-8260 85-97 85.79%

TM21 is the framework for taking LM-80 data and making useful LED lifetime projec-
tions. Reported and Calculated Lifetimes shown are based on hours at the time of 
this printing.  For current Reported and Calculated hours please contact factory or 
Beacon’s web-site.

CCT  (COLOR TEMP) 
Lumen Output 
Multipliers

CRI 
(Color Rendering)

5000K = 1.0 min  67 CRI

4000K = .92 min  70 CRI

3000K = .75 min  80 CRI
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