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TOWN OF BRUNSWICK PLANNING BOARD  
AGENDA  

BRUNSWICK TOWN HALL 
COUNCIL CHAMBERS 

85 UNION STREET 

TUESDAY, MAY 27, 2014, 7 P.M. 
 

*** REVISED 5-23-14 *** 
 
 

1. Zoning Amendment Public Hearing:  
 
a. The Board will hold a Public Hearing regarding a proposed amendment to §604.7 of 

the Zoning Ordinance entitled “Political Campaign Signs”. 

2. Public Hearing: Case # 14-003 – Coastal Enterprises Inc., Professional Office 
Building:     The Planning Board will hold a Public Hearing and take action on a Major 
Development Review Final Site Plan application submitted by Coastal Enterprises, Inc., 
regarding their proposal to redevelop the lots located at 28-30 Federal Street, including 
construction of a two-story 10,800 s.f. footprint (net 20,775 s.f.) professional office 
building with associated site improvements.  (Assessor’s Map U13, Lots 149 & 150, in 
the Town Center 1 (TC1) Zoning District.) 
 

3. Public Hearing: Case # 14-015 – Bowdoin College Solar Array: The Board will hold a 
Public Hearing and take action on a Minor Development Review application and a 
Special Permit application submitted by Solar City on behalf of Bowdoin College, for 
installation of a 655 Kilowatt solar photovoltaic system and 200’ gravel access drive, on 
land that was formerly part of the Brunswick Naval Air Station and was conveyed to the 
College; located in the College Use / Town Conservation (CU/TC) Zoning District.   
Assessor’s Map 40, Lot 90.     

4. Case # 14-016 – Tao Yuan Expansion: The Board will review and take action on a 
combined Sketch/Final Major Review Site Plan Amendment application submitted by 
Cecile Stadler of Cara’s Place, LLC, regarding proposed parking and traffic circulation 
changes; located at 22 Pleasant Street in the Town Center (TC1) Zoning District. 
Assessor’s Map U13, Lot 052. (Rescheduled from May 13, 2014)  
 
 
 

 



 

 

 
5. Other Business 

 
6. Minutes 

 
March 4th (Draft 2), March 18th (Draft 2), March 25th (Draft 2), April 8th (Draft 1), May 
13th (Draft 1) 
 

7. Adjourn 
 
 
 
 
 

This agenda is mailed to owners of property within 200 feet of the above referenced development proposals 
as well as others upon request.   It is the practice of the Planning Board to allow public comment on 
development review applications and all are invited to attend and participate. 
 
Please call the Brunswick Department of Planning and Development (725-6660) with questions or 
comments.  Individuals needing auxiliary aids for effective communications please call 725-6659 or TDD 
725-5521.   This meeting will be televised. 
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Stephen E.F. Langsdort
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Direct Dial:

April 28, 2014

Portland, ME

Augusta, ME

Concord, NH

Boston, MA

Washington, DC

Bedminster, NJ

Salem, MA

Benet Pols, Chair
Brunswick Town Council
28 Federal Street
Brunswick, ME 04011

RE: Constitutionality of Political Campaign Sign Ordinance

Dear Benet:

You have asked me to provide an opinion as Town Attorney as to whether the
Political Campaign Signs Ordinance, Zoning Ordinance Section 604.7, is constitutional.

The Ordinance reads as follows:

Political Campaign Signs are temporary signs bearing messages
relating to an election, primary or referendum. Political Campaign Signs
are permitted on private property no sooner than 60 days before an
election, primary or referendum and must be removed no later than five
days after the same election, primary or referendum. Size shall be limited
to 8 s.f.

A political sign which relates to a general election, primary election or
referendum would be considered "core political speech" because it would like include
"discussions of candidates, structures and forms of government, the manner in which
government is operated or should be operated and all such matters relating to political
processes". Cent. Me. Power Co. v. Pub. Utils. Comm'n, 734 A.2d 1120, 1126 (Quoting
Mills v. Alabama, 384 U.S. 214, 218-19 (1966)). An ordinance regulating core political
speech is subject to the standard of strict constitutional scrutiny, See, Cent. Me. Power
Co., 734 A.2d 1128, 1126; see also Eu v. San Francisco County Democratic Cent.
Comm., 489 U.S. 214, 222-23 (1989)McIntyre v. Ohio Elections Comm 'n, 514 U.S. 334,
345-46 (1995). See also, City ofLadue v. Gilleo, 512 U.S. 43 (1994).

A number of federal courts have held that temporal restrictions for the display of
political signs such as those imposed by the Brunswick Ordinance violate the First
Amendment to the United States Constitution. McFadden v. City ofBridgeport, 422 F.
Supp.2d 659; City ofPainesville Bldg. Dept. v. Dworkin & Bernstein, 733 N.E.2d 1152
(Ohio 2000). In that case the court wrote:
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[ajlthough the Supreme Court has not considered the issue, the overwhelming
majority of courts that have reviewed sign ordinances imposing durational limits
for temporary political signs tied to a specific election date have found them to be
unconstitutional. (citations omitted)

Based on the foregoing, it is my opinion that section 604.7 of the Zoning Ordinance,
Political Campaign Signs, is unconstitutional. Please let me know if you have any
additional questions.

Very truly yours,

SEFL:ryp

Stephen E.F.Langsdorf

6652135.1



Proposed amendment to Section 604, Signs Not Subject to Permit, of the Brunswick Zoning Ordinance. 
 
 
604 Signs Not Subject To Permit  
 
 The following signs are permitted as indicated in each subsection, and require no permit.   
 

604.1 Real Estate Sign.  A real estate sign is a temporary sign advertising the lease or sale of land, 
space or structure.   A real estate sign may not exceed 4 square feet for the sale of a residential 
structure.  For all other uses and vacant land, the sign may not exceed 32 square feet.   Real Estate 
Signs must be removed within ten days of the sale or lease of the property.  (Amended 9/4/01 E) 

 
604.2 Contractor Sign.  A contractor's sign is a temporary sign erected during the construction phase of 

a project only, not to exceed 32 square feet.  Such sign must be removed upon the issuance of a 
Certificate of Occupancy, where one is required.  Contractor Signs may also be used during home 
improvement or renovation projects that are not subject to Certificate of Occupancy, but must be 
removed after the work has been completed.  

 
604.3 Signs for Garage or Yard Sales.  Lawn, yard or garage sale signs are prohibited on any state or 

local public property or right-of-way, or on utility poles.  No sign for garage or yard sales shall be 
posted more than 24 hours before and after the event.  Size is limited to 4 square feet.  

 
604.4 Window Signs.  Window signs are allowed provided that they are placed on the inside of the 

window, and occupy no more than 25% of the glassed area of all windows.   
 

604.5 Farm Stand Signs.  Signs used to advertise a farm stand selling fruits, vegetables or other 
agricultural crops and products are permitted provided that each sign is not greater than 10 square 
feet.  Such signs may have a changeable copy not subject to review.  Farm stand signs may be 
displayed only during the season when the premises are open for business.  (Amended 9/4/01 E) 

 
604.6 Household Signs. Signs that display street numbers, last names and personal names given to 

residential structures shall not require a permit. 
 

604.7 Political Campaign Signs.   Political Campaign Signs are temporary signs bearing messages 
relating to an election, primary or referendum.  Political Campaign Signs are permitted on private 
property no sooner than 60 days before an election, primary or referendum and must be removed 
no later than 5 days after the same election, primary or referendum.  and  Size shall be limited to 8 
s.f. in size (Amended 12/1/97 R, 9/4/01 E) 

 
604.8 Sandwich Signs.  A sandwich sign is a free-standing, moveable sign, usually shaped like an "A", 

used to advertise daily specials or special events.   A sandwich sign may not exceed 7 square feet 
and shall be made of wood or materials that appear to be wood.  A sandwich sign may be 
displayed only when the premises it advertises are open for business.  Such signs may not impede 
pedestrian, bicycle or vehicular access.  Any sandwich sign which is found to impede the safe 
movement of pedestrians, bicycles or vehicles may be ordered removed or relocated by the Codes 
Enforcement Officer.  Sandwich Signs located in the Village Review Zone do not require review 
by the Village Review Board.   

 
 
 
 
Dated 5/14/14 
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DRAFT FINDINGS OF FACT 

Major Development Review  

Final Site Plan for CEI Central Office Building 

Meeting Date: May 27, 2014 

 

Project Name: CEI Central Office Building 

Address:  28-30 Federal Street 

   Brunswick, ME  04011 

Case Number: 14-003 

Tax Map:  Map U13, Lots 149 & 150 

Zoning:  Town Center 1  

Applicant:  Coastal Enterprises, Inc. 

   36 Water Street, PO Box 268 

   Wiscasset, ME 04578 

Authorized 

Representative: David Latulippe, Priority Real Estate Group 

   2 Main Street  

Topsham, ME 04086 

 

Staff reviewed the application and has made a determination of completeness. 

 

PROJECT SUMMARY   

 

Staff review is based on the following application materials: 

 Major Development Review application packet dated April 28, 2014. 

 Sheet C1 by CWS Architecture entitled “Site Demolition Plan/Construction 

Notes”, revised 5-07-14. 

 Sheet C2 by CWS Architecture entitled “Site Plan”, revised 5-07-14. 

 Sheet C3 by CWS Architecture entitled “Grading & Utility Plan”, revised 5-07-

14. 

 Sheet C4 by CWS Architecture entitled “Landscape Plan”, revised 5-07-14. 

 Sheet C5 by CWS Architecture entitled “Plan Details”, revised 5-07-14. 

 Sheet C6 by CWS Architecture entitled “Erosion Control Notes and Details”, 

revised 5-07-14. 

 Sheet C7 by CWS Architecture entitled “Details”, revised 5-07-14. 

 Sheet C8 by CWS Architecture entitled “Details”, revised 5-07-14. 

 Photometric Plan and Lighting Details by Swaney Lighting Associates, Inc, dated 

4-28-14. 

 Architectural Elevations, undated. 
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The project involves the demolition of the existing buildings at 28-30 Federal Street and 

redevelopment of the lots with a two-story, 10,800 s.f. footprint (net 20,775 s.f.) 

professional office building with associated parking, landscaping, and site improvements. 

 

The Sketch Plan submission was approved by the Planning Board on January 29
th

, and a 

Certificate of Appropriateness was approved with conditions  by the Village Review 

Board on April 15
th

 for the demolition of the existing buildings and the architectural 

elevations for the proposed building.  All conditions of approval were deemed by staff to 

be satisfied on May 16
th

 and the Certificate of Appropriateness was issued.  

 

The Staff Review Committee reviewed the final plan submission on May 15
th

; the 

meeting notes have been included in the packet.    

 

No waivers have been requested. 

 

Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 

 

411.1 Ordinance Provisions 

The proposed development complies with all applicable provisions and standards of the 

TC1 Zoning District.  The Board finds that the provisions of Section 411.1 are satisfied. 

 

411.2 Preservation of Natural Features 

There are no wetlands, surface waters, wildlife habitats, steep slopes, or other natural 

resources on this site. The development does not occur within or cause harm to any land 

which is not suitable for development.  The Board finds that the provisions of Section 

411.2 are satisfied. 

 

411.3 Surface Waters, Wetlands and Marine Resources 

There are no water bodies, streams, wetlands or vernal pools on the site. The project is 

not within an Urban Impaired Watershed,  and is and will continue to be serviced by the 

Town’s existing stormwater drainage  system  There will be no new adverse impacts on 

Casco Bay or its estuaries.  The Board finds that the provisions of Section 411.3 are 

satisfied.       

 

411.4 Flood Hazard Areas 

The FEMA Flood Insurance Rate Map indicates that the project is not located within a 

FEMA flood hazard area; therefore there is minimal risk of flooding.  The Board finds 

that the provisions of Section 411.4 are satisfied.  

 

411.5 Stormwater Management 

Currently, the site consists of two buildings – the former Municipal Recreation Center 

(10,080 sf) and the former Town Hall (7,970), totaling 18,050 sf of coverage.   

Additionally, the existing site has 18,800 sf of concrete and paved area, resulting in a 

combined total of 36,850.  Proposed development will include the construction of 

an10,800 sf building, with an additional 26,890 sf of concrete and paved areas, for a total 

impervious area of 38,250 sf.  Overall, the redevelopment of the site will result in an 
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increase of 1,400 sf of impervious area, which represents a 3.8% increase.  The site will 

be graded so that stormwater will be directed into catch basins, which tie into the 

underground storm drainage system within Federal and Center Streets, where it is 

conveyed and ultimately discharged into the Androscoggin River.  As with the prior use, 

retention and treatment of stormwater runoff is not proposed.  A stormwater utility access 

and maintenance easement has been submitted to the Town Engineer for review and 

approval, and has been added as a condition of approval.  The Town Engineer reviewed 

the application and found the proposed stormwater system satisfies the recommended 

stormwater quality standards enumerated by the State of Maine DEP.  The Board finds 

that the provisions of Section 411.5 are satisfied, with the condition that, prior to 

issuance of a Building Permit, the stormwater utility access and maintenance easement is 

approved by the Town Engineer. 

 

411.6 Groundwater  

The site will continue to be serviced by public water and sewer. The site is not located 

within an Aquifer Protection Zone.  The Board finds that the development will not - alone 

or in conjunction with existing activities - adversely affect the quality or quantity of 

groundwater. The Board finds that the provisions of Section 411.6 are satisfied. 

 

411.7 Erosion and Sedimentation Control  

An Erosion and Sedimentation Control Plan has been developed for the project placing 

emphasis on the installation of sedimentation barriers and revegetation to minimize 

erosion potential from development activities during and after construction.  The Erosion 

Control Plan is incorporated into the design plans and will be constructed in accordance 

with Best Management Practices and will not cause unreasonable soil erosion or a 

reduction in the land’s capacity to hold water so that a dangerous or unhealthy situation 

results.  The Town Engineer has reviewed the application and concurs that the proposed 

Erosion and Sedimentation Control Plan is acceptable.   The Board finds that the 

provisions of Section 411.7 are satisfied. 

 

411.8 Sewage Disposal 

Wastewater will continue to be disposed of off-site through the Brunswick Sewer District 

system.  A letter from the District confirming capacity to serve the project is included in 

the packet.  The Board finds that the provisions of Section 411.8 are satisfied. 

 

411.9 Water Supply 

Water for this project will continue to be provided by the Brunswick-Topsham Water 

District.   A letter from the District confirming capacity to serve the project is included in 

the packet. The Board finds that the provisions of Section 411.9 are satisfied. 

 

411.10 Aesthetic, Cultural and Natural Values 

There are no water bodies, streams, wetlands, vernal pools, wetlands, surface waters, 

wildlife habitats, steep slopes, or other natural resources on the site.    

 

Regarding cultural and aesthetic values, the proposed building design and its design 

elements are significantly more visually compatible with the existing mass, scale and 
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materials of the surrounding resources than the existing noncontributing former 

municipal office and recreation center. The proposed building provides for traditional 

design elements found within the Federal Street Historic District, where it is located, with 

contemporary style. The less intensive single building massing has been “softened” by a 

stepped façade of the structure along with built-in glass towers, breaking up the long 

façade into distinct segments similar to the building rhythm that presently exists along 

this section of Federal Street. Building height and setbacks are consistent with adjacent 

structures along this block of Federal Street. Primary building materials are brick and 

glass with limited areas of high performance clapboard siding primarily placed along the 

side and rear walls of the structure. The proposed nonresidential structure is compatible 

in mass, scale and materials to other nonresidential structures within the Federal Street 

Historic District, including the former Hawthorne School and Bowdoin College buildings 

fronting upper Maine Street.  Staff notes that the Village Review Board approved the 

demolition and redevelopment plans at their April 15
th

 meeting and upon satisfying all 

conditions of approval, the Certificate of Appropriateness has been issued.   

 

A lighting and photometric plan has been submitted and, in line with a Condition of 

Approval from the Village Review Board, the lighting appears to be effectively shielded 

so that light does not shine beyond property boundaries.   The lighting plan was available 

as part of the Staff Review packet, but as an extra precaution, a condition of approval has 

been added that the lighting plan be approved by the Town Engineer prior to issuance of 

the Building Permit.  

 

The Town Arborist worked closely with the applicant during the Sketch Plan review 

process and, after several revisions, found the proposed landscaping plan elements to be 

largely acceptable.  However staff has not received a final signoff; therefore a 

landscaping plan acceptable to the Town Arborist will be added as a condition of 

approval.   Overall, no undue adverse effects have been identified regarding impacts to 

the scenic or natural beauty of the area, historic sites, significant wildlife habitat, or rare 

and irreplaceable natural areas, as identified by the Maine Departments of Environmental 

Protection, the Maine Department of Inland Fisheries & Wildlife, or by the Town of 

Brunswick.  The Board finds that the provisions of Section 411.10 are satisfied, with the 

condition that prior to issuance of a building permit, the Town Arborist shall approve the 

landscaping plan. 

 

411.11 Community Impact 

There will be no significant change in water use, sewage disposal, or solid waste 

disposal, compared with the previous uses.  Modest reductions in local traffic and on-

street parking are anticipated, compared to the previous use. There will be no impacts to 

the public school system or Town recreation resources.  Impacts to public safety and 

public works resources will be negligible.  In general, municipal resources are available 

to service the project.  The Board finds that the provisions of Section 411.11 are satisfied.  

 

411.12 Traffic  

Ingress/Egress to the 65 space parking lot will be from entrances off of Bank and Center 

Streets.  The existing curb cut on Bank Street will remain, and a new aligned curb cut 
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will be installed on Center Street.  The net floor area of approximately 20,775 s.f. (3 

spaces per 1,000 s.f.) requires 65 spaces, which are shown on the plan.   Thirteen of these 

spaces are located in the side parking lot, north of the proposed building.  The plan shows 

a row of Bayberry Bushes and a decorative bronze colored metal fence with granite posts 

to buffer the parking area from Federal Street.  The site is not large enough to 

accommodate snow storage areas, so CEI plans on having snow plowed and carted off-

site.  Generally, the professional office use is anticipated to be less intensive than the 

combined Town of Brunswick operations of past years (Town Hall, Recreation & Police 

Departments), so modest reductions in local traffic and on-street parking are anticipated.  

Overall, the proposed development is not anticipated to cause unreasonable public road 

congestion or unsafe conditions, and the traffic associated with the development is 

expected to maintain existing levels of service within 200 feet of the existing curb-cuts.  

The Board finds that the provisions of Section 411.12 are satisfied. 

 

411.13 Pedestrian and Bicycle Access and Safety 

A new 5-foot wide asphalt public sidewalk is shown along the building’s frontage with 

Federal Street, with 3 walkways leading to 3 separate building entrances.   A private 

sidewalk on CEI property is shown on the building’s south side, which connects to the 

rear parking lot, and which provides access to the main building entrance.   A new 

crosswalk is proposed at the intersection of Center Street and Federal Street, allowing for 

east-west access across Federal Street.  Four bicycle racks are shown adjacent to the rear 

parking lot, to the north of the building.  The project will accommodate bicyclists and 

pedestrians and adequately addresses access, safety and circulation, both within the site 

and to points outside the site.  The Board finds that the provisions of Section 411.13 are 

satisfied.   

 

411.14 Development Patterns 
The professional office use is anticipated to be less intensive than the combined Town of 

Brunswick operations of past years.   This infill development project will be respectful of 

Brunswick’s historic development pattern as previously stated above (Section 411.10) 

and will have no adverse impact on nearby commercial uses and residential 

neighborhoods.  The Board finds that the provisions of Section 411.14 are satisfied. 

 

411.15 Architectural Compatibility 

As stated previously, the proposed building design and its design elements are 

significantly more visually compatible with the existing mass, scale and materials of the 

surrounding resources than the existing noncontributing former municipal office and 

recreation center. The proposed building provides for traditional design elements found 

within the Federal Street Historic District with contemporary style. The less intensive 

single building massing has been “softened” by a stepped façade of the structure along 

with built-in glass towers, breaking up the long façade into distinct segments similar to 

the building rhythm that presently exists along this section of Federal Street. Building 

height and setbacks are consistent with adjacent structures along this block of Federal 

Street. Primary building materials are brick and glass with limited areas of high 

performance clapboard siding primarily placed along the side and rear walls of the 

structure. The proposed nonresidential structure is compatible in mass, scale and 
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materials to other nonresidential structures within the Federal Street Historic District, 

including the former Hawthorne School and Bowdoin College buildings fronting upper 

Maine Street.  Staff notes that the Village Review Board approved the demolition and 

redevelopment plans at their April 15
th

 meeting and a Certificate of Appropriateness has 

been issued.  The Board finds that the provisions of Section 411.15 are satisfied. 

 

 

411.16 Municipal Solid Waste Disposal   

Solid waste will be stored inside the building and the applicant will contract with a 

private carting service for waste disposal services.  Overall, this professional office use is 

anticipated to generate modest levels of solid waste.  The development will not cause an 

unreasonable burden on the municipality’s ability to dispose of solid waste.   The Board 

finds that the provisions of Section 411.16 are satisfied.   

 

411.17 Recreation Needs 

A recreation impact fee is not required for this nonresidential use. The Board finds that 

the provisions of Section 411.17 are not applicable. 

 

411.18 Access for Persons with Disabilities 

The proposed building and site will be ADA compliant.  The Board finds that the 

provisions of Section 411.18 are satisfied. 

 

411.19 Financial Capacity and Maintenance 

The applicant has demonstrated adequate financial and technical capacity to complete 

and maintain the project.  The Board finds that the provisions of Section 411.19 are 

satisfied.   

 

411.20 Noise and Dust  
During construction, work will be done in consideration of reasonable times and decibel 

levels, and in accordance with the Section 109 of the Brunswick Zoning Ordinance.   

Best Management Practices will be used in order to prevent dust migration during 

demolition and construction.  Upon project completion the proposed development is not 

anticipated to contribute to unreasonable noise or dust.  The Board finds that the 

provisions of Section 411.20 are satisfied. 

 

411.21 Right, Title and Interest 

An Option to Purchase is included in the packet, giving them sufficient right, title and 

interest to develop the land. The Board finds that the provisions of Section 411.21 are 

satisfied. 

 

411.22 Payment of Application Fees 

The applicant has paid all applicable development review application fees. The Board 

finds that the provisions of Section 411.22 are satisfied. 
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DRAFT MOTIONS 

CEI CENTRAL OFFICE BUILDING 

CASE NUMBER: 14-003 

 

Motion 1: That the Major Development Review Final Site Plan application is 

deemed complete. 

 

Motion 2: That the Board waives the following requirements: 

 

1. None 

Motion 3: That the Major Development Review Final Site Plan is approved with the 

following conditions: 

 

1. That the Board’s review and approval does hereby refer to these 

findings of fact, the plans and materials submitted by the applicant and 

the written and oral comments of the applicant, its representatives, 

reviewing officials, and members of the public as reflected in the 

public record. Any changes to the approved plan not called for in these 

conditions of approval or otherwise approved by the Director of 

Planning and Development as a minor modification shall require a 

review and approval in accordance with the Brunswick Zoning 

Ordinance. 

2. Prior to issuance of a building permit, the Town Arborist shall approve 

the landscaping plan. 

3. Prior to issuance of a building permit, the Town Engineer shall 

approve the stormwater utility access & maintenance agreement. 

4. Prior to issuance of a building permit, the Town Engineer shall 

approve the lighting plan. 

 

 

 

* Please note that Development Review Site Plan approvals by the Planning Board shall 

expire at the end of two years after the date of final approval unless all construction 

has been completed by that date (Section 407.4.B of the Brunswick Zoning Ordinance). 
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Major Development Review 
Final Plan Application 

 
Brunswick Planning Board  

 
Applicant: CEI 

36 Water Street 
Wiscasset, Maine 04578 

 
Project Title: CEI Central Office 

Project Address: 28 – 30 Federal Street 
Brunswick, Maine 

Tax Map/Lot: U13/149 & 150 
Zone: Town Center 1 (TC-1) 

 

  Coastal Enterprises Inc. (CEI) is proposing to redevelop the Brunswick Town Hall and Brunswick 
Recreation Center for CEI’s new central office building.  The redevelopment project involves a new 2‐
story professional office building with an approximately 10,800 s.f. foot print and a 65 car landscaped 
parking lot. 

  On January 29, 2014, the Brunswick Planning Board approved the Sketch Plan Application for 
the proposed development.  On March 11, 2014, CEI conducted a Pre‐application workshop with the 
Brunswick Village Review Board.  On March 25, 2014, CEI conducted a Neighborhood Informational 
Meeting.  On April 15, 2014, the Village Review Board granted a Certificate of Appropriateness for the 
construction of the proposed CEI office building and for the demolition on the two existing structures. 

  The following is a detailed summary as to how the proposed CEI Central Office Building for 28 
and 30 Federal Street meets or exceeds the Development Review Plan Standards of the Brunswick 
Zoning Ordinance. 

501  Preservation of Natural Features and Net Site Area 

  The existing property is intensely developed with two large buildings and limited natural features.  
The primary natural feature is the Federal Street streetscape with mature trees and a sidewalk 
bordered by grass strips on each side.  The mature trees and streetscape shall be preserved and 
enhanced. 

 There are no maximum density requirements in the Town Center-1 zone, so the net site area does 
not apply. 

502  Flood Hazard Areas 

  The property is not in a Flood Hazard Area. 

503  Steep Slopes & Embankments 



  The site is relatively flat and there are no steep slopes or embankments. 

504  Storm Water Management  

  A Storm Water Management Plan in accordance with Stormwater Management for Maine: Best 
Practices is provided in this Final Plan submission.  

505  Groundwater 

  The existing site is and the future site shall remain predominately impervious.  The site will be 
serviced by a stormwater management system that will flow into the municipal system as it 
currently does. 

506  Erosion and Sedimentation 

  A detailed Erosion and Sedimentation Control Plan in accordance with Maine Erosion and 
Sediment Control Handbook for Construction: Best Management Practices is included with the 
Final Plan submission. 

507  Sewage Disposal 

  The property will be connected to the municipal sewerage system.  A statement from the 
Superintendent of the Brunswick Sewer District stating sufficient capacity is available for the 
project is provided with this Final Plan submission. 

508  Water System 

  The property will be connected to the public water supply.  A statement from the Brunswick-
Topsham Water District stating the conditions under which the District will supply water and 
approval of the size and location of mains and valves proposed. 

509  Community Facilities Impact Analysis 

 There are no community facility impacts anticipated. 

510  Development Impact Fees 

  There are no municipal infrastructure improvements anticipated to support the project. 

511  Development of New Streets 

  No new streets are proposed as part of the project.  

512  Off‐Street Parking 

  The Parking Requirement for Non-residential Use – office uses – is 3 spaces per 1,000 square feet 
of floor area.  The occupied floor area is approximately 20,775 square feet which requires 63 on-
site parking spaces.  65 parking spaces shall be provided which is sufficient to accommodate the 
proposed office use during a typical week. 



 The site plan has accommodated bicycle and pedestrian access and circulation with sidewalks 
around the entirety of the building connected to the adjacent street sidewalks. Well-marked 
crosswalks and a bicycle rack near the entrance shall also be provided.  

513  Curb Cuts and Highway Access 

  The site shall be access from single curb cuts on the two side streets, Center Street and Bank 
Street.  The existing curb cut on Federal Street shall be eliminated. 

514  Off Street Loading Requirement 

 The office building use does not require off street loading. 

515  Appearance Assessment 

  Relation of Project to Site: The proposed building is substantially smaller than the existing 
Recreation Center and Town Hall buildings.  It is comparable in size to the Hawthorne School 
building which is considered a contributing structure to the Federal Street District. Per the Village 
Review Design Guidelines, the long side of the building faces Federal Street.  The roof height of 
the proposed building is lower than the existing Recreation Center and Hawthorne School and 
comparable to the surrounding residential properties. 

 Relationship of the Project to Surrounding Property: A uniform setback and modest front yard 
along Federal Street have been maintained.  The southern portion of the proposed building is set 
back in line with the property to the south, across Center Street.  The northern portion of the 
building has been moved forward so that the setback lines up with the buildings to the north.  
Federal Street’s formal streetscape is defined by a curb line followed by a narrow grass strip 
containing street trees, then a paved public sidewalk and finally the modest landscaped front yard.  
Currently, the streetscape in front of the property is interrupted by a curb cut between the 
Recreation Center and Town Hall buildings and by the removal of several street trees.  The 
proposed project shall reestablish the streetscape by removing the curb cut and replacing the 
missing street trees. 

  Relationship of Landscape Design to Project: The proposed project includes several features to 
transition from public space to private space.  A Federal Street front entrance door has been 
provided.  Two landscaped patio areas are planned for the Federal Street and Bank Street sides of 
the building.  A granite post fence and landscaping shall be provided to separate the Federal 
Street sidewalk from the rear parking areas and rear entrance. A detailed Landscape Plan is 
provided with this Final Plan submission. 

 Relationship of Lighting to Project:  A detailed photometric plan is provided with this Final Plan 
submission.  

  Relationship of Signs to the Project:  The signs shall comply with the requirements of Chapter 6 
(Sign Regulations) with consideration given to the Village Review Zone Design Guidelines. A 
formal review and approval will be completed by the Code Enforcement Officer upon submittal 
of a sign permit application. 



 Village Review Overlay District:  The applicant has received Certificates of Appropriateness to 
construct the proposed new office building and for the demolition of the two existing structures 
from the Village Review Board.  

516  Building Configuration 

  The building has been configured to orient to the corner of Federal Street and Center Street.  The 
building design shall incorporate windows and facades improvements designed to enhance the 
street orientation. As requested during the Sketch Plan Review, an entrance has been added to the 
Federal Street building façade. 

517  Preservation of Historic Resources 

  The site is in the Village Review Overlay District.  The applicant submitted a Village Review 
Board Certificate of Appropriateness Application.  The proposed demolition of the Town Hall 
building and the Recreation Center shall been approved by the Village Review Board. 

518  Access for Person Persons with Disabilities 

 The site plan and building shall comply with the Americans with Disabilities Act.. 

519  Recreational Requirements for Residential Developments 

 Not applicable. 

520  Fiscal Capacity 

 CEI shall be responsible for the development and construction of its new Central Office Building. 

521  Performance Guarantee 

  There are no public infrastructure improvements anticipated as part of the project. 

522  Home‐owner/Property Owners Association 

  Not applicable. 

524  Noise and Dust 

  Provisions will be made during demolition and construction to control noise and dust.  Rooftop‐
mounted heating, ventilation, air conditioning and energy producing equipment shall be located 
on the roof and screened from public view to minimize noise. 
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CIMARRON 
LED

Cat.# Approvals

Job Type

Construction:
• Stylish vertically finned die-cast solid top  
 housing for maximum heat dissipation; 
 Stops collection of unsightly debris from  
 gathering on top of the housing

• Rugged lower die-cast aluminum heat   
 sink accelerates thermal management  
 and optimizes PCB and optical perfor-  
 mance

• Separate optical and electrical compart-  
 ment for  optimum component operation

• One piece die cut silicone gasket ensures   
   weather proof seal around each  
 individual LED for IP65 rating

• Backlight Control (BC) option available for   
 85% spill light reduction, doesn’t change   
 fixture appearance or EPA, recommended   
 for Type III and Type IV distributions

• Stamped bezel provides mechanical  
 compression to seal the optical assembly

• Complements the Hubbell Southwest   
 series of outdoor fixtures

• Weight - 45.0 pounds, EPA - 1.3 ft2

• Features exclusive wiHUBB technology
 -Wireless system for On/Off and   
 0-10VDC full range dimming control
 -Programmable autonomous operation

• Suitable for applications requiring 3G 
   testing prescribed by ANSI C136.31

Optics:
• Choice of 72 high brightness LED configu-  
 rations with individual acrylic lenses   
 specially designed for IES Type II, III, IV and  
 V distributions

• CCT: 3000K (80 CRI), 4200K (70 CRI),   
 5100K (67 CRI), and turtle friendly Amber   
 LED options

• CRI: 70

Electrical:
• Universal input voltage 120-277 VAC,   
 50/60 Hz 

• Integral step-down transformer for 347V   
 & 480V

• Ambient operating temperature -40˚ C to 40˚ C

• Automatic thermal self-protection

• Drivers have greater than 90% power 
 factor and less than 10% THD

• Optional continuous dimming to 10% or   
 dual circuitry available

• LED drivers have output power over-  
 voltage, over-current protection and short 
 circuit protection with auto recovery

• 1050 mA driver available with 90L con-  
 figuration for increased lumen output

• LED electrical assembly, including PR   
 devices, consumes no power in   
 the ‘off’ state

• Surge protection of 10KA 8/20 µSec wave;  
 clamping voltage of 320V & surge rating of   
 273J

Lumen maintenance:
• L90 at 60,000 hours (Projected per IESNA   
 TM-21-11) 

Installation:
• Two die-cast aluminum arm designs: The   
 decorative arm offers a sleek upswept look  
 while the straight arm follows the housing’s  
 contoured lines for continuity of style

• Fixture ships with arm installed for ease of   
 installation and mounts to #2 drill pattern

• Wall bracket, mast arm fitter and pole   
 accessories are also available    
 allowing easy mounting for virtually   
 any application

Finish:
• TGIC thermoset polyester powder paint   
 finish applied at nominal 2.5 mil thickness   

Warranty:
Five year limited warranty (for more infor-
mation visit: http://www.hubbelloutdoor.com/

resources/warranty/

Listings:
• Listed to UL1598 and CSA C22.2#250.0-  
 24 for wet locations

• Models meet DesignLights Consor-  
 tium (DLC) qualifications, consult   
 DLC website for more details:
 http://www.designlights.org/QPL 
  
• IDA approved    •  IP65

90 LED 3/4 VIEW 30 LED

LED Product Partner

CERTIFICATIONS/LISTINGS

DIMENSIONS

PRODUCT IMAGE(S)SPECIFICATIONS
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ORDERING INFORMATION  SEE NEXT PAGE



ENERGY DATA
Power Factor >.9
Total Harmonic Distortion <10%

ENERGY SAVING DATA
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ORDERING INFORMATION  ORDERING EXAMPLE:  CL1-A-90LU-5K-3-DB-RPA3

Notes:  1-  For BL option 90L and 60L; N/A 347V & 480V
  2 - BL & CD cannot be combined
  3 - Fuse option not available with universal voltage     
     4 - Select F3 fusing option for 220V 
  5 - Photocell receptacle not available with BL option
  6 - Recommended for Type III and IV distributions only 
  7 - Select only when using voltage specific option (F or WIH)
          8 - Available in 350mA drive current only Type IV, 5M
 

NO. OF LEDS

90L 90 High brightness LEDs

60L 60 High brightness LEDs

30L 30 High brightness LEDs

SERIES

CL1 Cimarron LED

MOUNTING

A Arm mount construction (6” straight 
rigid arm included & acceptable for 90° 
configurations) 

AD Decorative arm mount const. (6” decora-
tive upswept arm incl. & acceptable for 
90° configurations) 

MAF Mast arm fitter for mounting to standard 
2 3/8" mast arm bracket, includes 6" 
straight rigid arm

COLOR

DB Dark Bronze

BL Black

WH White

GR Gray

PS Platinum Silver

RD Red  
(premium color)

FG Forest Green  
(premium color)

CC Custom Color

OPTIONS

BC6 Backlight control

BL1,2,5 Bi-level control

CD2 Continuous dimming

WB Wall bracket

RPA3 3” Round pole adapter

RPA4 4” Round pole adapter

RPA5 5” Round pole adapter

RPA6 6” Round pole adapter

F(X)3,4 Fusing (replace X with 
voltage: 1-120V, 2-208V, 
3-240V, 4-277V, 5-480V, 
6-347V)

SSB Stainless steel LED bezel

VG Vandal guard

CONTROL OPTIONS

SCO Motion sensor On/Off control, 
No light output when no mo-
tion detected

SCP Programmable motion control, 
factory default is 50%

PR(X)5 NEMA Photo cell receptacle 
(replace X with voltage:  
U=120-277, 5=480, 6 =347)

WIH7 In-fixture wireless control 
module (120, 277, 347 & 480V)

CL1

CCT

3K 3000K

4K 4200K

5K 5100K

AM8 Amber (590 nm 
available for 
“Turtle Friendly” 
applications 
(consult factory) 

DISTRIBUTION

2 Type II

3 Type III

4 Type IV

5M Type V Medium

5S Type V Short

5W Type V Wide

2L Type II Rotated 
90° left 

3L Type III Rotated 
90° left

4L Type IV Rotated 
90° left

2R Type II Rotated 
90° right

3R Type III Rotated 
90° right

4R Type IV Rotated 
90° right

VOLTAGE

U3 Universal 120V-277V, 
50/60 Hz

17 120V

27 208V

37 240V

47 277V

5 480V, 60 Hz

F 347V, 60 Hz

E4 220V, 50 Hz

DRIVE CURRENT

Leave blank for 
700mA (standard)

035 350mA Amber 
CCT only

105 1050 mA (use with 
90L only for higher 
lumen output)

ACCESSORIES SEE NEXT PAGE

LIGHT
ENGINE

INPUT WATTS                                   LUMENS DELIVERED DRIVERS
CURRENT120V-277V 347V-480V TYPE 2 TYPE 3 TYPE 4 TYPE 5M TYPE 5S TYPE 5W

30L-5K 70 87 6384 6164 6641 7108 6999 6619 2@700mA
60L-5K 140 157 13300 12842 13125 13185 13675 12954 4@700mA
90L-5K 210 227 19684 19006 19202 20592 19610 18973 6@700mA
90L-5K-105 336 363 26974 25351 26548 25793 27445 25195 6@1050mA
30L-4K 70 87 6089 6109 6104 6417 6439 6046 2@700mA
60L-4K 140 157 11583 11468 12036 12038 12581 11807 4@700mA
90L-4K 210 227 17143 16973 17648 18521 20220 17394 6@700mA
90L-4K-105 336 363 23896 23912 24199 24583 25357 23128 6@1050mA
30L-3K 70 87 4606 4668 4686 4858 4902 4601 2@700mA
60L-3K 140 157 9013 9175 9216 9409 9461 8844 4@700mA
90L-3K 210 227 13360 13601 13575 13923 14004 13902 6@700mA
90L-3K-105 336 363 17645 17612 17469 17950 18271 17330 6@1050mA
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MAF – HORIZONTAL MAST ARM FITTER

ACCESSORIES
Catalog Number Description

CR-RPA3-XX1 Round pole adapter for straight arm (31⁄4 - 33⁄4”)
CR-RPA4-XX1 Round pole adapter for straight arm (37⁄8 - 41⁄2”)
CR-RPA5-XX1 Round pole adapter for straight arm (5”)
CR-RPA6-XX1 Round pole adapter for straight arm (6”)
CRD-RPA2-XX1 Round pole adapter for upswept arm (23⁄4 - 31⁄8”)
CRD-RPA3-XX1 Round pole adapter for upswept arm (31⁄4 - 33⁄4”)
CRD-RPA4-XX1 Round pole adapter for upswept arm (37⁄8 - 41⁄2”)
CRD-RPA5-XX1 Round pole adapter for upswept arm (5”)
CRD-RPA6-XX1 Round pole adapter for upswept arm (6”)
WB-CR-XX1 Wall bracket
TPLB-XX1 Twin parallel luminaire bracket
MAF-CL-XX3 Horizontal mast arm fitter for 2 3/8” OD arm. Mounts to standard       

6” arm (ordered with fixture)

1 Replace XX with color choice, eg.: DB for Dark Bronze
2 When ordering poles, specify Pole Drill Pattern #2
3 Fixture must include standard 6” arm

Catalog Number Description
SETA-XX1 Square pole tenon adapter (4 at 90 degrees)
RETA-XX1 Round pole tenon adapter (4 at 90 degrees)
TETA-XX1 Hexagonal pole tenon adapter (3 at 120 degrees)
1 Replace XX with color choice, eg.: DB for Dark Bronze

TENON TOP POLE BRACKET ACCESSORIES 
(2 3/8” OD tenon) (RSS version requires 4” round pole adapter)

PHOTOCONTROL EQUIPMENT

MOUNTING ACCESSORIES

Catalog Number Description
PTL-1 Photocontrol - twist-lock cell (120V) 
PTL-8 Photocontrol - twist-lock cell (120-277V) 
PTL-5 Photocontrol - twist-lock cell (480V) 
PTL-6 Photocontrol - twist-lock cell (347V) 
PSC Shorting cap - twist-lock 

Catalog Number Description
ARM-CL-K-TA-XX1 Adjustable mounting arm for single fixture (2-3/8 tenon) – 5 lbs. 2.3 kgs.
ARM-CL-TK-TA-XX1 Adjustable mounting arm for two fixtures at 180˚ (2-3/8 tenon) – 7 lbs. 3.2 kgs.
ARM-CL-K-S-XX1 10” adjustable arm – .5 lbs. .05 kgs. – 5.75 lbs. 2.6 kgs. 

1 Replace XX with color choice, eg.: DB for Dark Bronze
2 Fixture must include standard 6” straight arm

LIGHTING FACTS

MAL-KF-X

MAL-TK-X

ARM-CL-K-TA-XX                       ARM-CL-K-S-XX
ARM-CL-TK-TA-XX



LAREDO
SERIES
LMC - 30LEDs

ORDERING INFORMATION
ORDERING EXAMPLE: LMC-30LU-5K-3-1-PC(4) 

ORDERING INFORMATION EGRESS LMC-30LU
ORDERING EXAMPLE: LMC-30LU-5K-3-035-1-BBU277 

B

C

A

1  PC(X) Replace X with 1-120V, 2-208V, 3-240V, 4-277V
2 Egress versions only Type III
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 A  B  C        

 16.0” 12.125” 9.0”      

 (406 mm) (308 mm) (229 mm) 

Intended Use:
Full cut-off IDA compliant perimeter or entry lighting 
for 12-18ft mounting heights that require high light 
output and maximum energy efficiency. Laredo LMC-30 
LED wallpack provides low installation costs with little 
or no maintenance and 60%+ energy savings. Ideal 
for schools, factories, hospitals, warehouses and retail 
applications.

Construction:
Decorative die-cast aluminum housing and door. Rugged 
design protects internal components and provides excel-
lent thermal management for over 70% lumen mainte-
nance at 50,000 hours minimum LED life. Lektrocote® 
series powder paint finishes provide lasting appearance 
in outdoor environments. Five standard finishes include: 
Bronze, Black, Gray, White and Platinum.
 
Optics/Electrical
LED: 
30 High power LEDs delivers up to 6070 lumens at 
700mA and up to 3489 lumens at 350mA. Variety of 
distributions – Types II, III and IV (Forward throw). High 
CRI LEDs provide excellent color rendition with up to 100 
lumens per watt efficiency. 

• CCT- 5100K/ 67 CRI, 4200K/ 70 CRI, 3000K/ 80 CRI
• Electronic driver 71w system, 0.4 AMPS max, or 35w,  
 0.3 amps max, 120-277V, 50/60Hz. 0-10V dimming  
 120-277V only.
• 10 KVA surge protector
Lenses:  
Full cut-off distribution - individual acrylic LED optics 
provide IES Type III and Type IV distributions. 

Installation:
Quick mount system provides rigid mounting over 
recessed junction boxes – fixture does not require open-
ing for mounting. Foam gasket for sealing to smooth 
surfaces provided. Superior performance with 5 to 1 
spacing to mounting height ratio. Minimum operating 
temperature is -40˚C/ -40˚F.

Listings:
• Listed to UL1598 for wet locations
• UL certified for thru-wiring
• 25˚ C ambient environments
• U.S. Patent No. D563,587
• DesignLights Consortium (DLC) qualified,  
 Consult DLC website for more details:  
 http://www.designlights.org/QPL 

LMC-30LU Egress Wallpack:
Designed to meet strict 1fc minimum requirements.
At 12ft mounting height 1fc covers 16x16ft area, well 
beyond the 10x10ft standard. 44w - 350mA drives 
30LEDs at 3500 lumens at full power/ 2046 average 
lumens in battery mode. Outer clear impact
resistant glass lens protects LED lenses. No uplight, 
external test button, quick mount, wet location listed.
(Note: must use Type III)

Warranty:
Five year limited warranty (for more information
visit: http://www.hubbelloutdoor.com/resources/   
warranty/

LED Product Partner

DIMENSIONS

PRODUCT IMAGE(S)SPECIFICATIONS

LMC

LMC 3 035

LMC-30LU

LMC-30LU BOC/BBU

SERIES

LMC Laredo 
Medium 
Cut-off

SERIES

LMC Laredo 
Medium 
Cut-off

NUMBER OF LEDS/SOURCE/VOLTAGE

30LU 30 LEDs, 71w input, Universal voltage 
120-277V

30LF 30 LEDs, 71w input, 347V

NUMBER OF LEDS/SOURCE/VOLTAGE

30LU 30 LEDs, 43w input, Universal voltage 
120-277V

30LF 30 LEDs, 43w input, 347V

CCT

3K 3000K 
nominal

4K 4200K 
nominal

5K 5100K 
nominal

CCT

4K 4200K 
nominal

5K 5100K 
nominal

IES DISTRIBUTION

2 Type II

3 Type III 

4 Type IV 
(Forward throw)

IES DISTRIBUTION

32 Type III 

DRIVE CURRENT

BLANK STD 700MA

035 350MA

DRIVE CURRENT

035 350MA

OPTIONS

PC(X)1 Button photocon-
trol, replace X with 
voltage, specify 
1-120V, 2-208V, 
3-240V, 4-277V

WIH In fixture wireless 
control module, 
(120V & 277V 
only) order 
separately, consult 
factory

OPTIONS

BBU277 Integral battery for 
120-277V rated 
for -20˚ C ambient

BOC277 Integral battery for 
120-277V rated 
for 0˚ C ambient

PC(X) Button photocon-
trol, replace X with 
voltage, specify 
1-120V, 2-208V, 
3-240V, 4-277V

FINISH

1 Bronze

2 Black

3 Gray

4 White

5 Platinum

FINISH

1 Bronze

2 Black

3 Gray

4 White

5 Platinum

Cat.#

Approvals

Job Type



ACCESSORIES/REPLACEMENT PARTS - Order Separately

Catalog Number Description
 LMC-SPC  Polycarbonate shield
 PBT-1  120V button photocontrol
 PBT-234  208/240/277V button photocontrol
 93044764  40w, 700mA, 120-277V, 0-10V dimming driver
 93022563  10 KVA surge protector
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5K
(5100K nominal, 67 CRI)

4K
(4200K nominal, 70 CRI)

3K
(3000K nominal, 80 CRI)

# OF 
LEDS

DRIVE 
CURRENT

SYSTEM 
WATTS

DIST. 
TYPE LUMENS LPW1 B U G LUMENS LPW1 B U G LUMENS LPW1 B U G

30

BOC/BBU BOC/BBU 3 2046 - 1 0 1 1860 - 1 0 1 1457 - 0 0 0

350mA 35w
2 3489 100 1 0 1 3151 90 1 0 1 2624 75 1 0 1
3 3448 98 1 0 1 3234 92 1 0 1 2632 75 1 0 1
4 3422 98 1 0 1 3177 91 1 0 1 2644 76 1 0 1

700mA 70w
2 6070 87 2 0 2 5403 77 1 0 1 4469 64 1 0 1
3 6023 86 1 0 1 5594 80 1 0 1 4538 65 1 0 1
4 5949 85 1 0 2 5461 78 1 0 2 4537 65 1 0 2

Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the configurations shown. Actual performance may differ as a result of end-user 
environment and application.

PERFORMANCE DATA

LUMINAIRE AMBIENT TEMPERATURE FACTOR (LATF)

AMBIENT TEMPERATURE LUMEN MULTIPLIER
0˚ C 32˚ F 1.02
10˚ C 50˚ F 1.01
20˚ C 68˚ F 1.00
25˚ C 77˚ F 1.00
30˚ C 86˚ F 1.00
40˚ C 104˚ F 0.99
50°C 122˚ F 0.98

Use these factors to determine relative lumen output for average ambient 
temperatures from 0-40°C (32-104°F).

ELECTRICAL DATA PROJECTED LUMEN MAINTENANCE
OPERATING HOURS

Ambient 
Temp. 0 25,000 50,000

TM-21-111  
L96 60,000 100,000

L70
(hours)

25°C / 77°F 1.00 0.97 0.95 0.95 0.92 >539,000

1. Projected per IESNA TM-21-11 * (Nichia 219B, 700mA, 85°C Ts, 10,000hrs)
Data references the extrapolated performance projections for the LMC-30LU-5K base model in a 40°C  
ambient, based on 10,000 hours of LED testing per IESNA LM-80-08.

# OF LEDS
DRIVE CURRENT

 (mA)
INPUT VOLTAGE

(V)
CURRENT
(Amps) 

SYSTEM POWER 
(w)

30
-035 (350mA) 120 0.30 35.00

277 35.00

STD. (700mA) 120 0.60 70.00
277 70.00



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























 
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 

 

April 24, 2014 
 
William T. Conway 
Vice President 
Sebago Technics 
Via email: wconway@sebagotechnics.com  
 
RE: 30 Federal Street, Brunswick, Maine 
 
Dear Mr. Conway: 
 
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. 
 
According to previous correspondence and preliminary design drawings, the peak flow for the 
proposed building is 30gpm and a new 4” domestic service line is to be installed into the building.  
Our records indicate that there is an existing 2” service to the lot that can adequately provide service 
for the stated peak flow, though the District would not have any issues with a new 4” line being 
installed. The drawings also indicate that a new 6” fire service line is to be installed into the building. 
Please be sure a fire sprinkler designer verifies the fire service size. Also, the District requires that 
domestic and fire service lines be installed separately from the main to the shut off valve.  
 
The District requires the customer or its authorized agent to make application for service for all new 
service and meter installation requests. An application form can be found on our website at 
www.btwater.org. 
 
Feel free to contact me if you have any questions.     
 
Sincerely, 

 
Eric Gagnon 
Engineering Technician 
 
 
 

http://www.btwater.org/


Brunswick Sewer District 
10 PINE TREE ROAD 

BRUNSWICK, MAINE 04011 

bsd@brunswicksewer.org 

TELEPHONE (207) 729-0148 

 

 
April 24, 2014 
 
William T. Conway, RLA, LEED-AP 
Sebago Technics 
75 John Roberts Road, Suite 1A 
South Portland, Maine 04106-6963 
 
Re: CEI Office Building, former Town Hall  
  28 Federal Street, Brunswick, Maine 
 
Dear Will: 
 
This letter is to acknowledge receipt of your request of April 23, 2014 for a confirmation of the 
District’s willingness and capacity to serve the above referenced project.  
 
I understand the developer proposes to construct a 21,000 SF office building at the former town hall 
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.  Please note that the former town hall did 
have issues with their sewer service line in the past.  Most of the sewer system in that area is served 
by 6” clay lines that are relatively shallow and flat.  I will want to review the plans and would be 
happy to discuss connection options with you to ensure there are no future problems. 
 
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 request, the project’s average daily flow (ADF) is 
anticipated to 1,400 gallons.  The existing property’s ADF for the past three years was 796 gallons.  
The entrance charge for the project will be assessed at $4,065.78 [(1,400-796)/175*$1,178].  For 
more information about the entrance charge program, please visit us online at 
http://www.brunswicksewer.org/ecp.html.  
 
Prior to construction I will need to review the construction plans.  Please note the following 
conditions for approval: 
 

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.  

 

mailto:bsd@brunswicksewer.org
http://www.brunswicksewer.org/ecp.html
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5. Horizontal clearance between utility infrastructures will be sufficient to allow future 
utility maintenance operations without disturbance to adjacent utility infrastructure. 

 
 
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 
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15 Pleasant Hill Rd
P.O. Box 1597
Scarborough, Maine  04070
email: swaneylighting.com
ph: 207-883-7100
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Hubbell Lighting
Cimarron LED Pole
Laredo LED Wall
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 4

/2
8

/1
4

MH = 18
SL4

SL4
MH = 18

MH = 18
SL4

SL4
MH = 18

MH = 18
SL4

MH = 18
SL4

MH = 18
SL4

W1
MH = 13.5

MH = 13.5
W1

W1
MH = 13.5

W1
MH = 13.5

W1
MH = 13.5

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.1 0.1 0.2 0.1 0.2 0.1 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.2 0.1 0.1 0.1 0.1 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.5 1.0 0.5 0.2 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.0 0.1 0.1 0.1 0.1 0.2 0.1 0.2 0.0 0.3 0.2 0.3 0.3 0.3 0.2 0.2 0.3 0.3 0.6 0.8 0.9 1.3 1.2 1.3 1.2 3.9 1.4 1.3 0.8 0.4 0.2 0.1 0.1 0.0 0.0

0.0 0.0 0.1 0.1 0.1 0.0 0.2 0.2 0.4 0.3 0.5 0.9 0.9 1.4 1.1 1.2 0.8 0.5 0.5 0.9 1.3 1.3 1.1 1.2 0.8 0.5 0.5 0.9 1.4 2.1 1.9 1.8 1.8 1.9 2.3 1.5 1.6 2.1 1.1 0.6 0.3 0.1 0.1 0.0 0.0

0.0 0.1 0.2 0.3 0.3 0.7 0.9 1.2 0.9 0.6 0.7 1.2 1.5 2.1 1.6 1.6 1.2 0.8 0.9 1.4 1.7 1.6 1.6 1.6 1.2 0.7 0.7 1.2 2.0 1.6 1.6 2.5 2.0 2.0 2.3 1.9 1.8 1.5 1.2 0.7 0.3 0.1 0.1 0.1 0.0

0.0 0.1 0.3 0.8 1.3 1.9 1.9 1.7 1.5 0.9 1.0 1.6 2.3 1.5 1.7 2.4 1.5 1.2 1.2 1.7 2.4 1.5 1.5 2.3 1.3 0.9 0.8 1.2 1.8 1.8 1.8 1.6 1.8 1.9 1.4 1.2 1.0 0.8 0.7 0.5 0.3 0.1 0.1 0.0 0.0

0.1 0.2 0.4 1.0 1.7 1.6 1.4 2.1 1.7 1.2 1.1 1.4 1.6 1.7 1.7 1.6 1.9 1.7 1.6 1.8 1.7 1.7 1.5 1.3 1.3 0.9 0.8 1.1 1.0 1.0 1.0 1.0 1.0 1.1 0.8 0.7 0.6 0.5 0.3 0.3 0.2 0.1 0.1 0.0 0.0

0.1 0.2 0.5 0.9 1.7 1.7 1.7 1.4 1.2 1.2 1.0 1.1 0.9 1.0 1.0 1.1 1.5 1.9 2.1 2.0 1.6 1.0 0.9 0.8 0.8 0.7 0.6 0.6 0.5 0.6 0.6 0.6 0.5 0.5 0.4 0.4 0.3 0.3 0.2 0.1 0.1 0.1 0.1 0.0 0.0

0.1 0.2 0.4 0.9 1.0 0.9 0.9 0.8 0.7 0.7 0.7 0.6 0.6 0.6 0.7 0.8 1.1 1.8 2.7 1.9 1.6 0.6 0.5 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.1 0.2 0.3 0.5 0.5 0.5 0.5 0.4 0.4 0.3 0.3 0.3 0.4 0.4 0.5 0.7 1.1 1.8 1.7 1.9 1.7 0.6 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.2 0.2 0.2 0.2 0.3 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.5 0.7 1.1 1.7 1.7 1.7 1.2 0.4 0.3 0.2 0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.3 0.4 0.7 1.1 1.7 2.6 1.8 1.4 0.3 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.4 0.7 1.5 2.1 1.9 1.6 1.1 0.4 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.3 0.7 1.5 2.2 2.2 1.5 0.8 0.3 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.4 0.7 1.2 2.0 2.5 1.4 0.4 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.4 0.7 1.2 1.8 1.5 4.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.6 1.1 1.8 2.2 1.3 0.4 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.5 1.0 1.7 1.6 1.1 0.5 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.5 0.9 1.0 0.9 0.6 0.4 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.3 0.4 0.5 0.4 0.3 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Luminaire Schedule
Symbol Qty Label LLF Description

7 SL4 0.900 CL1-A-30LU-5K-4
5 W1 0.900 LMC-30LU-5K-4-035
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TOWN OF BRUNSWICK, MAINE 
 

INCORPORATED 1739 
 

DEPARTMENT OF PLANNING AND DEVELOPMENT 

28 FEDERAL STREET 

BRUNSWICK, ME  04011 
 

 
 

 

ANNA BREINICH, AICP PHONE: 207-725-6660 

DIRECTOR OF PLANNING & DEVELOPMENT FAX: 207-725-6663 

 

May 15, 2014 

 

STAFF REVIEW COMMITTEE NOTES  

 

Committee Members Present:   

Jeff Hutchinson (Codes), Rob Pontau (Sewer), Jeff Emerson (Fire), Cathy Donovan (Assessing), Anna 

Breinich (Planning), John Foster (Public Works), Jeremy Doxsee (Planning, non-voting member) 

Also Present:   

Ben Walter (CWS Architects), Will Conway, (Sebago Technics), Dave Latulippe (Priority Real Estate 

Group) 

 

Case # 14-003 – Coastal Enterprises Inc., Professional Office Building:     The Committee will 

review and provide a recommendation to the Planning Board regarding a Major Development Review 

Final Site Plan application submitted by Coastal Enterprises Inc., regarding their proposal to redevelop 

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

20,775 s.f.) professional office building with associated site improvements.  (Assessor’s Map U13, Lots 

149 & 150, in the Town Center 1 (TC1) Zoning District.) 

 

Comments: 

 

David Latulippe  

 Provided an overview of the changes to the plan since the Sketch Plan submission, including:  a 

brick façade instead of composite materials, new entrances on Federal Street, a smaller 

basement, and bump-outs to building, in accordance with VRB request to provide architectural 

variations to plane of building. 

 

Anna Breinich 

 Add dimensions of new building bump-outs to plan. 

 Where are utilities coming into building?   Dave – off of Center Street. 

 The packet lists the Town as the owner by technically it is BDC. 

 

Jeff Hutchinson 

 Has Peter Baecher reviewed the landscaping plan?   Will – yes, we’ve worked with Peter 

throughout the design process and he is satisfied with the landscaping plan.  

 

 



 

 

Jeff Emerson 

 No comments. 

 

Cathy Donovan 

 No comments 

 

John Foster 

 Asked applicant to clarify where former curbing will be in-filled and where granite curbing will 

be reused.   

 Recommends using pre-cast sidewalk pavers instead of concrete – snow plows tend to grind 

cement down quickly. 

 Street opening permit needed for utility laterals 

 Received proposed utility access/maintenance easements – will review 

 

Rob Pontau  

 Noted plan proposes to drop a new manhole cover on Center Street and put in a new 8” service 

connection.  Noted that existing main on Center St. is 6”, so 6” service connection would suffice. 

 

END 
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Final Findings of Fact 
28-30 Federal Street 

Request for Two Certificates of Appropriateness for Demolition and New 
Construction  

Village Review Board  
Approved April 15, 2014 

 
 

Project Name: Demolition of Existing Structures and Construction of New 
CEI Office Facility  

 
Case Number:  VRB -14-010 
 
Tax Map:    Map U13, Lots 149 and 150 
 
Applicant:   CEI 
      36 Water Street, P.O. Box 268 
      Wiscasset, ME  04086 
      207-882-7552 
 

 
PROJECT SUMMARY 
 
CEI is requesting two Certificates of Appropriateness for demolition and new 
construction activities. A Certificate of Appropriateness is requested to demolish the now 
vacated Brunswick Municipal Building and Brunswick Recreation Center located at 28-
30 Federal Street.  A second Certificate of Appropriateness is requested for the 
construction of a 2-story professional office building with an approximate building 
footprint of 11,165 square feet with a 65 space landscaped parking lot to serve as the new 
CEI Central Office.    
 
The proposed development is located in the Town Center 1 (TC1) Zoning District, the 
Village Review Overlay Zone, and the National Register of Historic Places-listed Federal 
Street Historic District.   
 
Planning Board is in the process of reviewing the Major Development Site Plan 
application and approved the Sketch Plan on January 28, 2014.  The Final Plan will be 
submitted by the applicant upon approval of the requested Certificates of Appropriateness 
by the Village Review Board.   
 
The following combined draft Findings of Fact for a Certificate of Appropriateness for 
Demolition and a Certificate of Appropriateness for New Construction is based upon 
review standards as stated in Section 216.9 of the Brunswick Zoning Ordinance.   
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216.9 Review Standards  
 
A. General Standard. 
 

1.   All Certificates of Appropriateness for new construction, additions, 
alterations, relocations or demolition shall be in accordance with applicable 
requirements of this Ordinance.  In meeting the standards of this Ordinance 
the applicant may obtain additional guidance from the U.S. Secretary of 
Interior's Standards for Rehabilitating Historic Buildings and the Village 
Review Zone Design Guidelines. The Town of Brunswick requested advisory 
reviews by the Maine Historic Preservation Commission (MHPC) of the 
originally proposed clapboard style office structure and another variation of said 
style.  The MHPC advised that as proposed the earlier architectural designs were 
not compatible with the historic district with regard to massing, scale, size, 
proportion and materials.   
 
The applicant then requested a public pre-application workshop with the Village 
Review Board at which time substantial neighborhood and board comments were 
provided.  As attached the current building design and design elements addresses 
comments received during the pre-application input process and are consistent 
with Village Review Zone Design Guidelines for new construction.  Such 
consistencies include a stepped façade with glass towers to break up the long 
façade, operable double-hung windows similar in style and symmetrical 
placement to those on residential and non-residential structures in the historic 
district, formal building entrance fronting Federal Street as well as entrances to 
the front porch, and, while respectful of the historic context of the area, a clear 
distinction being made between that and the new 21st century structure.   

 
B. New Construction, Additions and Alterations to Existing Structures.  

 
1.   In approving applications for a Certificate of Appropriateness for new 

construction, additions or alterations to contributing resources, the reviewing 
entity shall make findings that the following standards have been satisfied: 
 
a.   Any additions or alterations shall be designed in a manner to minimize 

the overall effect on the historic integrity of the contributing resource.  
Not applicable. 

b.   Alterations shall remain visually compatible with the existing streetscape.  
Not applicable. 

c.   Concealing of distinctive historic or architectural character-defining 
features is prohibited.  If needed, the applicant may replace any 
significant features with in-kind replacement and/or accurate 
reproductions.  Not applicable. 

d.   New construction or additions shall be visually compatible with existing 
mass, scale and materials of the surrounding contributing resources.  The 
proposed building design and its design elements are significantly more 
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visually compatible with the existing mass, scale and materials of the 
surrounding resources than the existing noncontributing former municipal 
office and recreation center. It provides for traditional design elements found 
within the Historic District with contemporary style.  The less intensive single 
building massing has been “softened” by a stepped façade of the structure 
along with built-in glass towers, breaking up the long façade into distinct 
segments similar to the building rhythm that presently exists along this section 
of Federal Street.  Building height and setbacks are consistent with adjacent 
structures along this block of Federal Street.  Primary building materials are 
now brick and glass with limited areas of high performance clapboard siding 
primarily placed along the side and rear walls of the structure. The proposed 
nonresidential structure is compatible in mass, scale and materials to other 
nonresidential structures within the Federal Street Historic District, including 
the former Hawthorne School and Bowdoin College buildings fronting upper 
Maine Street. 

e.   When constructing additions, the applicant shall maintain the structural 
integrity of existing structures.  Not applicable. 

f.    For new construction of or additions to commercial, multi-family and 
other non-residential uses the following additional standards shall apply: 
 
1)   Parking lots shall be prohibited in side and front yards, except if the 

application involves the renovation of existing structures where such a 
configuration currently exists.  In cases where such parking 
configurations exist, the parking area shall be screened from the 
public right-of-way with landscaping or fencing.  As shown on the 
submitted site plan, a 53-space parking lot is located to the rear of the 
structure, with a smaller13-space lot located in the north side yard with 5 
of the 13 spaces located behind a landscaped and fenced outdoor patio 
area.   
 
The existing structures currently have side yard parking between 28 and 
30 Federal Street and along the Center Street side of the 30 Federal Street 
building.  Although located in the side yard, the proposed 13-space 
parking lot meets the intent of the ordinance in that heavy vegetative 
screening with decorative fencing will be provided and substantially 
improve upon the existing parking configuration.   
 
The applicant has met the ordinance requirement for parking and has 
been requested by neighbors to provide no less by requesting the use of 
provisional parking standards contained in the Brunswick Zoning 
Ordinance as part of their site plan review.  Parking is at a premium in 
this area of downtown Brunswick and the applicant has made 
accommodation for 78% of all parking to be located to the rear of the 
facility (building and patio area) and has replaced all existing parking 
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along Center Street with landscaping.1

2)   Site plans shall identify pedestrian ways and connections from 
parking areas to public rights-of-way.  As shown on the site plan, 
pedestrian crosswalks and internal sidewalks connect the proposed 
parking areas to public rights-of-way and sidewalks, as well as to the 
interior public parking located between Maine and Federal Streets.    

 

3)   All dumpsters and mechanical equipment shall be located no less than 
25 feet away from a public right-of-way and shall be screened from 
public view.  An internal trash room is proposed eliminating the need for 
an on-site dumpster.   

4)   Roof-top-mounted heating, ventilation, air conditioning and energy 
producing equipment shall be screened from the view of any public 
right-of-way or incorporated into the structural design to the extent 
that either method does not impede functionality.  Parapets, 
projecting cornices, awnings or decorative roof hangs are encouraged.  
Flat roofs without cornices are prohibited.  As shown, roof-top mounted 
heating, ventilation, air conditioning units and solar panels are proposed 
to be visually screened from the public view.  In addition, a contemporary 
version of an historic cornice is included.  

5)   Building Materials: 
 
a)   The use of cinder-block, concrete and concrete block is prohibited 

on any portion of a structure that is visible from the building's 
exterior, with the exception of use in the building's foundation.  
None of these materials are proposed for use on any visual portion of 

                                                 
1 As a condition of approval, the Board requested staff to obtain a review 
of their interpretation of Section 216.9.B.1.f(1) from the Town Attorney 
with regard to side yard parking being considered a nonconforming 
condition per Section 304 of the Brunswick Zoning Ordinance.  The Town 
Attorney has provided the following interpretation:  “Anna, You have asked 
me to review your interpretation of the parking requirements for the new 
CEI building to be built at 30 Federal Street.  The property is located in 
the Village Review Zone.   "Parking lots shall be prohibited in side and 
front yards except if the application involves the renovation of existing 
structures where such a configuration currently exists.  In cases where 
such parking configurations exist, parking areas shall be screened from 
the public right-of-way with landscaping or fencing".  216.9.B.1.f(1). 
Parking lots are defined as structures in the ordinance.  In this case a 
new principal structure is being constructed and the existing parking lots 
will be redone.  I interpret the ordinance to allow the current parking to 
be rehabilitated with necessary screening per the ordinance. Even though 
the principal structure will be new construction, rehabilitation of the 
parking lots is allowed because they already exist and are structures. The 
section in question would prohibit new side and back yard parking on 
undeveloped lots.  I recommend clarifying this ordinance. Please advise if 
you have questions.”  Per Mr. Langsdorf’s interpretation, no adjustments 
to the site plan are needed.  
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the structure, with the exception of the foundation. 
b)   The use of vinyl, aluminum or other non-wood siding is permitted 

as illustrated in the Village Review Board Design Guidelines.  
Asphalt and asbestos siding are prohibited.  As used in other recent 
building residing projects and provided for in the Village Review Zone 
Design Guidelines, limited areas of a high performance, contemporary 
clapboard siding system emulating traditional clapboards in the 
neighborhood will be utilized, offering long-term performance. 
Primary building material is brick. 

c)   Buildings with advertising icon images built into their design 
("trademark buildings") are prohibited.  No trademark advertising 
icons are proposed to be built into the design of the building. 
 

6)   No building on Maine Street shall have a horizontal expanse of more 
than 40 feet without a pedestrian entry.  Not applicable. 

7)   No building on Maine Street shall have more than 15 feet horizontally 
of windowless wall.  Not applicable. 

8)   All new buildings and additions on Maine Street: 
 
a)   Must be built to the front property line. This may be waived if at 

least 60% of the building's front facade is on the property line, 
and the area in front of the setback is developed as a pedestrian 
space. 

b)   If adding more than 50% new floor area to a structure, the 
addition shall be at least two stories high and not less than 20 feet 
tall at the front property line. 

c)   The first floor facade of any portion of a building that is visible 
from Maine Street shall include a minimum of 50% glass.  Upper 
floors shall have a higher percentage of solid wall, between 15% 
and 40% glass.  Subsections a., b. and c. above are not applicable. 
 

9)   Proposed additions or alterations to noncontributing resources shall 
be designed to enhance or improve the structure’s compatibility with 
nearby contributing resources as compared to the existing 
noncontributing resources.  Not applicable. 

  
C. Signs 

Signs shall comply with the requirements of Chapter 6 (Sign Regulations) with 
consideration given to the Village Review Zone Design Guidelines.  In general the 
proposed sign meets ordinance standards and Village Review Zone Design 
Guidelines for design, size and placement.  A formal review and approval will be 
completed by the Code Enforcement Officer upon submittal of a sign permit 
application.  
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D. Demolition and Relocation 
 
1.   Demolition or partial demolition or relocation of a contributing or, if visible 

from a public right-of-way, a noncontributing resource, excluding  incidental 
or noncontributing accessory buildings and structures located on the same 
property, shall be prohibited unless the application satisfies at least one of 
the following criteria.  In the 1976 Federal Street Historic District nomination to 
the National Register of Historic Places, the existing structures at 28-30 Federal 
Street were described as “serious intrusions to the area.” As such, the properties 
are considered to be noncontributing resources visible from the street thereby 
requiring a Certificate of Appropriateness for Demolition from the Village Review 
Board.  Ordinance criteria are satisfied as follows: 
 
a.   The structure poses an imminent threat to public health or safety.   The 

structure does not pose an imminent threat to public health or safety and does 
not need to meet this criteria as the structures are considered noncontributing 
resources. 

b.   The condition of the structure is such that it cannot be adapted for any 
other permitted use, whether by the current owner or by a purchaser, 
resulting in a reasonable economic return, regardless of whether that 
return represents the most profitable return possible, provided that the 
applicant can document he/she has not contributed significantly to the 
deterioration of the structure.  An opinion shall be provided from an 
architect, licensed engineer, developer, real estate consultant or appraiser 
or from a professional experienced in historic rehabilitation, as to the 
economic feasibility for restoration, renovation, or rehabilitation of the 
contributing resource versus demolition or relocation of same.  
Satisfaction of this criteria is required as the structures are considered non-
contributing resources and is further addressed under Section 216.9.D.2 
below. 

c.   The proposed replacement structure or reuse of the property is deemed to 
be as appropriate and compatible with the existing streetscape and 
surrounding contributing resources.  For reasons detailed in Section 
216.9.B. findings above, staff recommends that the proposed replacement 
structure be deemed by the Board to be architecturally more compatible with 
the existing streetscape and surrounding contributing resources.  In addition, 
the proposed reuse, from municipal use to professional office, is considered 
less intrusive to the neighborhood with regard to combined building visitation 
for municipal services and recreation/day care activities and associated 
parking.     
 

2.   Demolition, partial demolition or relocation of a noncontributing resource 
visible from a public right-of-way, shall be approved by the Village Review 
Board if it is determined that the proposed replacement structure or reuse of 
the property is deemed more appropriate and compatible with the 
surrounding contributing resources than the resource proposed for 
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demolition.  For reasons stated above, staff recommends the Board determine 
that the proposed replacement structure or property reuse is deemed more 
appropriate and compatible with the surrounding contributing resources that the 
noncontributing resource proposed for demolition. 

 
 
 

FINAL MOTIONS 
28-30 FEDERAL STREET 

REQUEST FOR TWO CERTIFICATES OF APPROPRIATENESS FOR 
DEMOLITION AND NEW CONSTRUCTION  

VILLAGE REVIEW BOARD  
APPROVED APRIL 15, 2014 

 
 
Motion 1: That the Certificates of Appropriateness joint application is deemed 

complete.  
 
Motion 2: That the Board approves the Certificate of Appropriateness for Demolition 

of the former Brunswick municipal building and recreation center at 28-30 
Federal Street as outlined in the application with the following condition: 

 
1. That the Board’s review and approval does hereby refer to these 

findings of fact, the plans and materials submitted by the applicant and 
the written and oral comments of the applicant, his representatives, 
reviewing officials, and members of the public as reflected in the 
public record.  Any changes to the approved plan not called for in 
these conditions of approval or otherwise approved by the Director of 
Planning and Development as a minor modification, shall require 
further review and approval in accordance with the Brunswick Zoning 
Ordinance.  
 

 
Motion 3: That the Board approves the Certificate of Appropriateness for 

construction of a new professional office building at 28-30 Federal Street 
as outlined in the application with the following conditions: 

 
1. That the Board’s review and approval does hereby refer to these 

findings of fact, the plans and materials submitted by the applicant and 
the written and oral comments of the applicant, his representatives, 
reviewing officials, and members of the public as reflected in the 
public record.  Any changes to the approved plan not called for in 
these conditions of approval or otherwise approved by the Director of 
Planning and Development as a minor modification, shall require 
further review and approval in accordance with the Brunswick Zoning 
Ordinance.  
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2. That the porch and its canopy facing Federal Street be located within 

the clapboard façade area of the structure and not protrude across the 
brick portion of the façade.  

 
3. That the brick façade portion of the structure, south of the patio area, 

be stepped forward an additional 3-4 feet towards Federal Street. 
 
4. That staff approve the black metal fencing to be used as screening of 

the parking lot with landscaping. 
 
5. That the Planning Board pay particular attention to site lighting so as 

not to shine beyond property boundaries. 
 
6. That staff requests the Town Attorney to review their interpretation of 

Section 216.9.B.1.f. with regard to side yard parking being considered 
a nonconforming condition per Section 304 of the Brunswick Zoning 
Ordinance and make any necessary revisions to the site plan. 
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DRAFT FINDINGS OF FACT 
Minor Development Review  

Bowdoin College Solar Array Facility 
Planning Board Meeting Date: May 27, 2014 

 
 
Project Name: Bowdoin College Solar Array Facility 
Address:  NA / Unaddressed BNAS Public Benefit Conveyance to College 
   Brunswick, ME  04011 
Case Number: 14-015 
Tax Map:  Map U15, Lot 130 
Zoning:  College Use/Town Conservation (CU/TC)  
Applicant:  Matt Gitt, SolarCity 
   24 St. Martin Drive, Building 2, Unit 11 
   Marlborough, MA 01752 
Authorized 
Representative: Same 
 
Staff reviewed the application and has made a determination of completeness. 
 
PROJECT SUMMARY   
 
Staff review is based on the following application materials: 

 Cover Letter from Matt Gitt of SolarCity dated April 25th  
 Special Permit and Minor Review applications  
 Supporting materials and photos 
 The following plan materials submitted by SolarCity: 

o Sheet PV1 entitled “Property Plan” dated 1-27-14. 
o Sheet PV2 entitled “Site Plan” dated 1-27-14. 
o Sheet PV3 entitled “Array Plan” dated 1-27-14. 
o Sheet PV4 entitled “Access Plan” dated 1-27-14. 
o Sheet PV5 entitled “AC Combiner Plan” dated 1-27-14. 
o Sheet PV6 entitled “Vault Detail” dated 1-27-14. 
o Sheet C-501 entitled “Erosion Control Plan” dated 1-27-14. 

 
SolarCity, a nationwide developer of solar projects, is working in conjunction with 
Bowdoin College to install a 655 Kilowatt solar photovoltaic system that will generate 
clean, renewable power for Bowdoin College campus.   The location of the proposed 
installation is on land conveyed to the College by the U.S. Navy/U.S. Department of 
Education after the closure of the former Brunswick Naval Air Station (BNAS).   The 
proposed site is a previously cleared area of low-growth vegetation with high sun 
exposure, which is ideal for solar energy production.     
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Due to the angle and spacing of the panels, and the distance between the panel rows, and 
based on anecdotal information and photos provided by the applicant, staff has 
determined that the solar array is permeable – grass grows both under and around the 
solar array panels.  So the ground will remain vegetated and permeable.  If the space 
between the rows is excluded, the array footprint is approximately 61,000 sf.     
 
The proposed 10’ wide and 230’ long gravel access road (2,300 sf) is considered 
impervious, however, and is the element of the project that triggered Minor Development 
Review.   As is standard Department practice, minor development review applications 
requiring Special Permits are jointly reviewed and acted on by the Planning Board.  
 
The Staff Review Committee reviewed the Special Permit and Minor Development 
Review applications at their May 8th meeting; meeting notes have been included in the 
packet.    
 
No waivers have been requested. 
 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 
 
411.1 Ordinance Provisions 
The proposed development complies with all applicable provisions and standards of the 
College Use/Town Conservation (CU/TC) Land Use District.  The Board finds that the 
provisions of Section 411.1 are satisfied. 
 
411.2 Preservation of Natural Features 
There are no wetlands, surface waters, wildlife habitats, steep slopes, or other natural 
resources on this site. The development does not occur within or cause harm to any land 
which is not suitable for development.  The Board finds that the provisions of Section 
411.2 are satisfied. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
There are no water bodies, streams, wetlands or vernal pools on the site. The project is 
not within an Urban Impaired Watershed.  There will be no adverse impacts on Casco 
Bay or its estuaries.  The Board finds that the provisions of Section 411.3 are satisfied.       
 
411.4 Flood Hazard Areas 
The FEMA Flood Insurance Rate Map indicates that the project is not located within a 
FEMA flood hazard area; therefore there is minimal risk of flooding.  The Board finds 
that the provisions of Section 411.4 are satisfied.  
 
411.5 Stormwater Management 
Due to the angle and spacing of the panels, and the distance between the panel rows, and 
based on anecdotal information and photos provided by the applicant, staff has 
determined that the solar array is permeable – grass grows both under and around the 
solar array panels.  So the ground will remain vegetated and permeable.  If the space 
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between the rows is excluded, the array footprint is approximately 61,000 sf.    The 
proposed 10’ wide and 230’ long gravel access road is considered impervious; the 
applicant has submitted a limited stormwater and erosion control plan that provides 
treatment for stormwater runoff both during construction and for the completed access 
road.  The Town Engineer has reviewed the proposed plan and, given the limited 
impervious area and extensive setbacks from property lines, has indicated he is satisfied.  
The Board finds that the provisions of Section 411.5 are satisfied. 
 
411.6 Groundwater  
The project has no need for water and sewer. The site is not located within an Aquifer 
Protection Zone.  The Board finds that the development will not - alone or in conjunction 
with existing activities - adversely affect the quality or quantity of groundwater. The 
Board finds that the provisions of Section 411.6 are satisfied. 
 
411.7 Erosion and Sedimentation Control  
The proposed 10’ wide and 230’ long gravel access road is considered impervious; the 
applicant has submitted a limited stormwater and erosion control plan that provides 
treatment for stormwater runoff both during construction and for the completed access 
road.  The Town Engineer has reviewed the proposed plan and, given the limited 
impervious area and extensive setbacks from property lines, has indicated he is satisfied.  
The Board finds that the provisions of Section 411.7 are satisfied. 

 
411.8 Sewage Disposal 
Not applicable.    The Board finds that the provisions of Section 411.8 are satisfied. 
 
411.9 Water Supply 
Not applicable.    The Board finds that the provisions of Section 411.9 are satisfied. 
 
411.10 Aesthetic, Cultural and Natural Values 
This site is not located within a Coastal Protection Zone, Natural Resource Protection 
Zone, or Village Review Zone.  The proposed project will not have any undue adverse 
effect on the scenic or natural beauty of the area, historic sites, or significant wildlife 
habitat identified by the Maine Departments of Environmental Protection and Inland 
Fisheries & Wildlife or by the Town of Brunswick, or rare and irreplaceable natural 
areas.  The Board finds that the provisions of Section 411.10 are satisfied. 
 
411.11 Community Impact 
There will be no change in water use, sewage disposal, or solid waste disposal, compared 
with the previous uses.  There will be no impacts to the public school system, recreation 
resources, public safety, or public works resources.  The Board finds that the provisions 
of Section 411.11 are satisfied.  
 
411.12 Traffic  
After construction, vehicle maintenance trips to the site are expected to be minimal.   
During the summer months, lawn maintenance will generate approximately one vehicle 
trip every 10 days.   Solar array performance will be monitored wirelessly, and 
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maintenance trips to the site will be on an as-needed basis.  The project will not create 
any on-site full-time employees.  Overall, the proposed development is not anticipated to 
cause unreasonable public road congestion or unsafe conditions, and the traffic associated 
with the development is expected to maintain existing levels of service within 200 feet of 
the existing curb-cuts.  The Board finds that the provisions of Section 411.12 are 
satisfied. 
 
411.13 Pedestrian and Bicycle Access and Safety 
Not applicable – the site will not be accessible for public use.  The Board finds that the 
provisions of Section 411.13 are satisfied.   
 
411.14 Development Patterns 
The proposed development project will not impact Brunswick’s historic development 
patterns and will have no adverse impacts on nearby commercial, institutional, and 
residential uses.  The Board finds that the provisions of Section 411.14 are satisfied. 
 
411.15 Architectural Compatibility 
Not applicable. The proposed project will not be visible from the public right of way, nor 
from any abutting properties.  The Board finds that the provisions of Section 411.15 are 
satisfied. 
 
411.16 Municipal Solid Waste Disposal   
Not applicable – no solid waste generated.  The Board finds that the provisions of Section 
411.16 are satisfied.   
 
411.17 Recreation Needs 
A recreation impact fee is not required for this nonresidential use. The Board finds that 
the provisions of Section 411.17 are not applicable. 
 
411.18 Access for Persons with Disabilities 
Not applicable – the site will not be accessible for public use.  The Board finds that the 
provisions of Section 411.18 are satisfied. 
 
411.19 Financial Capacity and Maintenance 
The applicant has demonstrated adequate financial and technical capacity to complete 
and maintain the project.  The Board finds that the provisions of Section 411.19 are 
satisfied. 
 
411.20 Noise and Dust  
During construction, work will be done in consideration of reasonable times and decibel 
levels, and in accordance with the Section 109 of the Brunswick Zoning Ordinance.   
Best Management Practices will be used in order to prevent dust migration during 
demolition and construction.  Upon project completion the proposed development is not 
anticipated to contribute to unreasonable noise or dust.  The Board finds that the 
provisions of Section 411.20 are satisfied. 
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411.21 Right, Title and Interest 
Bowdoin College is leasing the land to SolarCity and entering into a power purchase 
agreement with SolarCity. The Board finds that the provisions of Section 411.21 are 
satisfied. 
 
411.22 Payment of Application Fees 
The applicant has paid all applicable development review application fees. The Board 
finds that the provisions of Section 411.22 are satisfied. 
 

 
 

DRAFT MOTIONS 
BOWDOIN COLLEGE SOLAR ARRAY FACILITY 

CASE NUMBER: 14-015 
 

Motion 1: That the Minor Development Review Site Plan application is deemed 
complete. 

 
Motion 2: That the Board waives the following requirements: 
 

1. None 

Motion 3: That the Minor Development Review Site Plan is approved with the 
following condition: 

 
1. That the Board’s review and approval does hereby refer to these 

findings of fact, the plans and materials submitted by the applicant and 
the written and oral comments of the applicant, its representatives, 
reviewing officials, and members of the public as reflected in the 
public record. Any changes to the approved plan not called for in these 
conditions of approval or otherwise approved by the Director of 
Planning and Development as a minor modification shall require a 
review and approval in accordance with the Brunswick Zoning 
Ordinance. 

 

 

* Please note that Development Review Site Plan approvals by the Planning Board shall 
expire at the end of two years after the date of final approval unless all construction has 
been completed by that date (Section 407.4.B of the Brunswick Zoning Ordinance). 
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DRAFT FINDINGS OF FACT 
Special Permit  

Bowdoin College Solar Array Facility 
Planning Board Review Date: May 27, 2014 

 
Project Name: Bowdoin College Solar Array Facility 
Address:  NA / Unaddressed BNAS Public Benefit Conveyance to College 
   Brunswick, ME  04011 
Case Number: 14-015 
Tax Map:  Map U15, Lot 130 
Zoning:  College Use/Town Conservation (CU/TC)  
Applicant:  Matt Gitt, SolarCity 
   24 St. Martin Drive, Building 2, Unit 11 
   Marlborough, MA 01752 
Authorized 
Representative: Same 
 
Staff reviewed the application and has made a determination of completeness.  

 
Pursuant to Chapter 2 Section I.2, any use that is an unclassified or omitted use and that 
is not otherwise prohibited in Chapter 3 is eligible for consideration based on the 
requirements of Section 701.  The proposed solar array installation is an 
unclassified/omitted use in the zoning ordinance; in accordance with Chapter 7, an 
unclassified or omitted use may be allowed upon the issuance of a Special Permit by the 
Planning Board and upon ratification by the Town Council as described in Section 701.1. 
 
The following standards set forth herein shall be applied, where applicable, by the 
Planning Board when considering an application for Special Permit. The burden of proof 
of compliance with these standards rests solely with the applicant.  
 
The application shall further the planning goals of the Planning Area (Appendix V) in 
which the property is located, as follows: 
 
V.2 Planning Area 
 

The College Use/Town Conservation District is designated as the College Use/Town 
Conservation Planning Area in accordance with Sections 105 and 106.  The College 
Use/Town Conservation Area is designated as a Growth Area. 

  
A. The College Use/Town Conservation Planning Area includes the west side of the 

Brunswick Naval Air Station that has been transferred to Bowdoin College by 
Public Benefit Conveyance in accordance with the recommendations of the 
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adopted Reuse Master Plan and is designated for reuse, redevelopment, and 
development.   
 

B. The College Use/Town Conservation Planning Area includes the west side of the 
Brunswick Naval Air Station that has been transferred to the Town of Brunswick 
by Public Benefit Conveyance in accordance with the recommendations of the 
adopted Reuse Master Plan and is designated for conservation. 

 
The proposed Bowdoin College Solar Array is within the portion of the College 
Use/Town Conservation Planning Area designated for College Use. This Special 
Permit use will facilitate the reuse, redevelopment and development of the former 
Brunswick Naval Air Station  in accordance with the In accordance with the 
overall BNAS Reuse Master Plan and College Use/Town ConservationPlanning 
Area.   The Planning Board finds the proposed use furthers the planning goals 
of the College Use/Town Conservation Planning Area. 

 
701.2 Standards for Special Permits 
 

B. The application is compatible in scale to its surroundings. In making this finding, 
the Planning Board shall consider the size and mass of buildings where new 
structures are being proposed, the number of employees, residents or customers, 
and the size and number of vehicles servicing the use.  Notwithstanding the 
foregoing, when the Special Permit is proposed for a pre-existing structure, the 
Planning Board may find that the proposed use is compatible with its 
surroundings, even though it is out of scale and design with such surrounding 
properties if the applicant can demonstrate that the proposal will achieve mutual 
benefits without compromising any of the standards found in this ordinance.  

 
The Special Permit use is for a passive solar array that will require minimal 
maintenance requiring a very limited number of vehicle trips per month, has 
minimal or no visibility from adjacent properties, and is located within a 
previously cleared area. .  There are no customers coming to the site; the closest 
residential property is approximately 350’ to the northwest, on Bickford Avenue. 
After completion of construction, site activity is expected to by imperceptible from 
abutting properties. The Planning Board finds that the use is compatible with 
the scale of its surroundings. 
 

C. The application is harmonious in design to its surroundings. In making this 
finding, the Planning Board shall consider building and window proportions, roof-
lines, spacing of doors and windows, as well as orientation to public streets.  

 
No new buildings are proposed.   The proposed solar array panels are considered 
pervious, and will be 8’ off the ground.  Given how far the project is from the 
nearest neighbor (approximately 350’ to the northwest, on Bickford Avenue), and 
given the perimeter tree line around the property, the solar array panels and 
infrastructure will not be visible from neighboring properties. The Planning 
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Board finds the application is harmonious in design and compatible to the 
surrounding area.  

 
D. The application further maintains or enhances a pedestrian oriented character in 

planning districts where such character is encouraged. 
 
Not Applicable.  

 
E. The application will not violate any standard of this Ordinance.  

 
The Special Permit use does not violate any standard in the Zoning Ordinance. 
The Board finds that the application will not violate any standard in the Zoning 
Ordinance.  

 
Notwithstanding the foregoing, the Planning Board shall deny an application for a 
Special Permit if, in its determination, substantive, objective evidence from one or 
more persons entitled to notice is presented that reasonably demonstrates that: 

 
1.  The proposal will adversely affect the enjoyment or use of that person’s property. 
2.  The proposal will devalue such property. 

 
The Board finds that no person entitled to notice has presented substantive, 
objective evidence reasonably demonstrating that the proposed development will 
adversely affect the enjoyment of that person’s property or that it will devalue 
such property. 

 
DRAFT MOTIONS 

Special Permit  
Bowdoin College Solar Array Facility 

 
 
Motion 1: That the Special Permit application is considered complete. 
 
Motion 2: That the Special Permit is approved with the following condition: 
 

1. That the Board’s review and approval does hereby refer to these findings of fact, 
the plans and materials submitted by the applicant and the written and oral 
comments of the applicant, their representatives, reviewing officials, and 
members of the public as reflected in the public record. Any changes to the 
approved special permit  not called for in these conditions of approval or 
otherwise approved by the Director of Planning and Development as a minor 
modification shall require a review and approval in accordance with the 
Brunswick Zoning Ordinance. 
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If the Planning Board votes to approve a Special Permit, that approval shall not take 
effect for 30 days after the Planning Board's vote. During that 30 day period, the Town 
Council may elect to exercise jurisdiction over the application. Decisions to exercise 
jurisdiction shall be made by a majority vote of the Town Council during a public 
meeting. If the Council exercises jurisdiction, it shall, after notice and hearing in the 
same manner as required for a zoning amendment under Section 108, ratify, reverse or 
modify the decision of the Planning Board. If the Town Council does not exercise 
jurisdiction within 30 days, then the decision of the Planning Board shall be deemed 
ratified by the Town Council. If the Planning Board denies an application for Special 
Permit, the Planning Board's decision shall not be subject to any appeal, but the 
applicant may apply to the Town Council for a zoning amendment as provided in Section 
108. 



Matt Gitt, SolarCity Corporation
24 St. Martin Dr, Bdg 2, Unit 11
Marlborough, MA 01752
301-875-5532

Same

Bowdoin College
5600 College Station, Brunswick, ME 04011

40 0

College Use/Town Conservation

N/A



122,000 ft2
No

If the space between rows is excluded, the array footprint is halved,
or approximately 61,000 ft2

0 Permanent, ~30 during construction

N/A

0
0 May experience limited traffic for student

activities, and maintenance ~1-4 times per year
 0, after construction

Standard small-service vehicles (truck, van)

N/A

No impact

the landscape, meaning no trees are cut nor earth graded, aside
from a limited 200' extension of the existing BNAS access road.

The installation of this solar array with the granting of the special
permit will produce clean, renewable, quiet energy, and reduce
consumption of non-renwable fuels. This system will further promote
Brunswick as a renewable energy advocate and pioneer for clean
technology growth in the state. It will be a learning tool for students
and promote growth in the field. The array area is formed to the



Bowdoin College, Solar Array

Matt Gitt, SolarCity
24 St. Martin Dr, Bdg 2, Unit 11
Marlborough, MA 01752
301-875-5532

SAME

No address--See plans

114.8 Acres

College Use/Town Conservation

The owner of the property is Bowdoin College. The applicant, SolarCity, is constructing, owning, and
maintaining the solar array as part of the 20-year Power Purchase Agreement with the college,
whereby Bowdoin purchases from SolarCity the power the system generates.

40 0 (according to GIS,
please confirm)Install solar array to generate clean

renewable power for Bowdoin's campus, reduce consumption of
power from non-renewable sources, and provide an educational
tool for students in science and technologies
Install 655 kilowatt solar photovoltaic system, on ground-mounted
racking, and extend existing access road ~200' to array area.

Christopher WIlson, P.E., #9269, Michael Deletetsky, P.E. #5023 AMEC Environmental & Infrastructure, Inc. 511 Congress St, Portland, ME 207-775-5401

Mike Slack, S.E. RBI Solar, 5513 Vine Street, Cincinnati, OH 513-242-2051
Stephen A. Bray, P.E., 1800 Rt 34, Suite 209, Wall, NJ 07719 732-280-5623

MGitt
Pencil



College Use/Town
Conservation

Name of owner only

No "affecting" bodies,
but nearby features are
shown

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔



No existing facilities
nearby; however, array
does contain
underground lines within

No subsurface waste
disposal proposed

Shows tree lines only, no
trees are being removed

No grading for solar array.
Minimum grading for road,
Following DEP guidelines
Special conditions will
be added or addressed
upon request.

✔

✔

✔

✔

✔

✔

✔
✔
✔

✔

✔

✔

✔

✔



Available upon request

Provided requested
information to MRRA.
Available upon request.

Let us know if there's any
additional information we
can provide
 Minimal impervious area
(access road)

✔

✔

✔

✔

✔

✔

✔



Elevations provided for
solar array structure

 Solar array follows
existing land contours.

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔



 

 

 

 

Bowdoin College – Ground Mounted Solar Photovoltaic System 
Project Summary 

 

Overview 

SolarCity, a nationwide developer of solar projects, is working in conjunction with Bowdoin College to install a 655 
kilowatt solar photovoltaic system that, when complete, will generate clean, renewable power for the campus.   

The location of the proposed installation is on land the College acquired from the former Brunswick Naval Air 
Station (“BNAS”).  Specifically, the site is a clearing of low-growth vegetation with high sun exposure which is 
ideal conditions for solar energy production.   

 

Figure 1:  Proposed Site 

  



 

Figure 2:  Proposed Location 

 

Method of Installation 

The solar panels will be installed on a freestanding structure.  One of the most common foundations used in these 
installations, and the one proposed on this project, consist of hydraulically driven steel beams.  These beams are 
driven 6’-8’ into the ground (depending on location within array) to provide structural stability without the need to 
bore foundation holes or pour concrete.  The solar racking is then installed on top of these beams, supporting the 
array a minimum of 3’ above the ground, cantilevered over the posts.  The solar panels are then bolted to these 
structures, and wired underneath. 

 



 

Figure 3:  Installation of Posts via Hydraulic Ramming 

 

Figure 4:  Installation of Solar Racking 



 

 

Figure 5:  Fastening Solar Panels to Structure 

 

Below are several examples of completed installations, at different viewing angles.  Note that the array structure 
follows the contour of the land to maintain consistent height (and therefore structural loading), and prevents the need 
for extensive grading. 



 

Figure 6:  Completed Array, Front View 

 

Figure 7:  Completed Array, Side View 



 

 

Figure 8:  Completed Array, Rear View 

 

Design Specifications and Considerations 

The solar panels are installed in rows which are two panels high, and with a gap of 18 feet between rows.  The front 
of each row is installed 3’ from the ground to allow for snow clearance, with a rear height of 9.5 feet.  The solar 
panels and racking follow the existing contour of the land to maintain these heights.   

The electrical equipment will be installed directly to the back of the solar racking, as shown in Figure 8, or installed 
on additional dedicated posts at the same height.  In addition, this installation will include a transformer mounted on 
a concrete pad measuring 7 feet by 7feet. 

Vegetation 

Due to the clearance below and between the solar panel arrays, vegetative growth persists after installation, around 
and underneath the array.   



 

Figure 9:  Vegetative growth around solar arrays 

Access Road 

The proposed gravel access road will extend from the pre-existing service roads.  It will be approximately 230 feet 
long and 10 feet wide, or about 2,300 square feet.   

 

Cultural and Natural Values 

The land under and around the solar array will not be graded and will be installed on in its current condition.  
Additionally, the clearing in its current condition allows for adequate solar irradiance and no trees will need to be 
cut for this project. 

In general, solar panel installations do not have an adverse effect on wildlife, including avian wildlife from light 
reflection, which is found to be minimal compared with standing water and other common features. 
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GENERAL NOTES
ALL WORK SHALL COMPLY TO THE MIN STANDARDS OF ALL STATE AND LOCAL CODES AND ANY OTHER REGULATING AUTHORITIES WHICH
HAVE AUTHORITY OVER ANY PORTION OF THE WORK.

DRAWINGS HAVE BEEN DETAILED IN COMPLIANCE WITH UL LISTING REQUIREMENTS AND BUILDING CODES FOR THE MATERIALS SPECIFIED.

PRIOR TO COMMENCEMENT OF ANY WORK, THE CONTRACTOR SHALL VERIFY EXISTING CONDITIONS AND NOTIFY THE DESIGN PROFESSIONAL
IN RESPONSIBLE CHARGE FROM SOLARCITY OF ANY DISCREPANCIES. ANY WORK PERFORMED PERFORMED IN CONFLICT WITH THE CONTRACT
DOCUMENTS SHALL BE CORRECTED AT THE SUBCONTRACTORS SOLE EXPENSE.

SUBCONTRACTOR INITIATED CHANGES SHALL BE SUBMITTED IN WRITING TO SOLARCITY FOR APPROVAL BEFORE MAKING ANY CHANGES.
DEVIATION FROM PLANS BEFORE WRITTEN APPROVAL FROM SOLARCITY PLACES LIABILITY ON THE SUBCONTRACTOR.

ALL EQUIPMENT SHALL BE MOUNTED AS SHOWN. WHERE DETAILS ARE NOT PROVIDED, CONTRACTOR SHALL USE STANDARD CONSTRUCTION
PRACTICES.

ALL SURFACES SHALL BE PATCHED AND PAINTED AROUND NEW DEVICES AND EQUIPMENT TO MATCH EXISTING FINISHES.

ANY METAL SHAVINGS RESULTING FROM SITE WORK SHALL BE CLEANED FROM ALL SURFACES WHERE OXIDIZED OR CONDUCTIVE METAL
SHAVINGS MY CAUSE RUST, ELECTRICAL SHORT CIRCUITS OR OTHER DAMAGE.

BEAMS OR PURLINS SHALL NOT BE DRILLED UNLESS AUTHORIZED BY SOLARCITY OR SHOWN IN THE DRAWINGS.

APPROVALS FROM BUILDING INSPECTORS SHALL NOT CONSTITUTE AUTHORITY TO DEVIATE FROM THE DRAWINGS.

VICINITY MAP

ACCESS ROAD TO GROUND MOUNT SYSTEM SUMMARY

MODULE: (2147) CANADIAN
SOLAR CS6X-305-P

INVERTER: (19) SOLECTRIA
#PVI28TLM-480

TRANSFORMER: (1) 750kVA,
480V WYE PRIMARY TO 12470V
WYE SECONDARY

RACK TYPE: RBI SYSTEM
ARRAY TILT: 30°
AZIMUTH: 180°

DESIGN CRITERIA
WIND SPEED: 110 MPH

EXPOSURE: C

SNOW LOAD: 52 PSF

CODE SUMMARY

BUILDING CODE
ALL WORK SHALL COMPLY WITH
THE 2009 INTERNATIONAL
BUILDING CODE.

ELECTRICAL CODE
ALL ELECTRICAL WORK SHALL
COMPLY WITH THE 2011
NATIONAL ELECTRIC CODE.

PROJECT TEAM

DESIGN PROFESSIONAL
IN RESPONSIBLE CHARGE:

FRANCIS FERNANDEZ
SOLARCITY, INC.
1501 EASTSHORE HIGHWAY
BERKELEY, CA 94710
TEL:(650) 963-5132

FAX:(510) 217-6855

FFERNANDEZ@SOLARCITY.COM

CIVIL/STRUCTURAL:

RBI SOLAR

MIKE SLACK, S.E.

5513 VINE STREET

CINCINNATI, OH 45217

TEL: (513) 242-2051

ELECTRICAL ENGINEER:

CHRISTOPHER A. WILSON,  P.E.

AMEC ENVIRONMENTAL &
INFRASTRUCTURE, INC.

511 CONGRESS STREET

PORTLAND, MAINE 04101

TEL: (207) 775-5401

chris.wilson@amec.com

ME License # 9269

CIVIL/STRUCTURAL:

STEPHEN A. BRAY, P.E.

1800 ROUTE 34, SUITE 209

WALL, NJ 07719

TEL:(732) 280-56-23

www.kmbdg.com

JOB DETAILS
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LEGEND

(N) GROUND-MOUNTED
SOLAR PV MODULES
(ELECTRICALLY CONNECTED)

(N) GROUND-MOUNTED
SOLAR PV MODULES
(ELECTRICALLY ISOLATED)

(N) INVERTER INTEGRATED
AC AND DC DISCONNECT

(E) FENCE

IN-A01

KEYED NOTES
1. NOT USED.
2. NOT USED.
3. (N) PV SYSTEM AC DISCONNECT 2.

WARNING LABEL DETAIL 2 &
12/PV12.

4. (N) PV AC COMBINER PANEL.
WARNING LABEL 4 & 7/PV12 (TYP.).

5. (N) PV INVERTER. WARNING LABEL
DETAIL 8 & 9/PV12 (TYP.).

6. (N) DC DISCONNECT SWITCH
INTEGRATED IN INVERTER (TYP.).
WARNING LABEL DETAIL 3/PV12.

7. (N) PV SOURCE CIRCUIT DC
COMBINER INTEGRATED IN THE
INVERTER. WARNING LABEL DETAIL
4/PV12 (TYP.).

8. (N) CONDUIT IN TRENCH. SEE
DETAIL E/PV7 (TYP.).

9. (N) STEP UP TRANSFORMER.
10. NOT USED.
11. NOT USED.
12. (N) MONITORING EQUIPMENT,

SOLARGUARD GATEWAY.
13. (N) MONITORING EQUIPMENT,

SOLARGUARD PV PRODUCTION kWh
METER.
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TOWN OF BRUNSWICK, MAINE 
 

INCORPORATED 1739 
 

DEPARTMENT OF PLANNING AND DEVELOPMENT 

28 FEDERAL STREET 

BRUNSWICK, ME  04011 
 

 
 

 

ANNA BREINICH, AICP PHONE: 207-725-6660 

DIRECTOR OF PLANNING & DEVELOPMENT FAX: 207-725-6663 

 

May 8, 2014 
 

STAFF REVIEW COMMITTEE NOTES  
 
Committee Members Present:   
Jeff Hutchinson (Codes), Rob Pontau (Sewer), Jeff Emerson (Fire), Anna Breinich (Planning), Jeremy 
Doxsee (Planning, non-voting member) 
Also Present:   
Del Wilson (Bowdoin College), John Simoneau, (Bowdoin College), Matt Gitt (Solar City) 
 
Case # 14-015 – Bowdoin College Solar Array: The Committee will review and provide a 
recommendation to the Planning Board on a Minor Development Review application and a Special 
Permit application submitted by Solar City on behalf of Bowdoin College, for installation of a 655 
Kilowatt solar photovoltaic system and 200’ gravel access drive, on land that was formerly part of the 
Brunswick Naval Air Station and was conveyed to the College; located in the College Use / Town 
Conservation (CU/TC) Zoning District.  Assessor’s Map 40, Lot 90.     
 
Comments: 
 
Anna Breinich 

 Does the installation use batteries to store electricity?  Matt Gitt - they do not. 
 Are steel beam mounts with panels strong enough to withstand hurricane winds? Matt Gitt - they 

are. 
 Reminded Jeremy to include letter from MRRA / FAA regarding glare impacts 

 
 
Jeff Hutchinson 

 Asked how system works if it doesn’t use batteries.   Matt explained that the inverters on the 
back of each panel are able to regulate the amount of power that is sent through the transmission 
line.  

 Will there be any security fencing?   Matt responded that there will be a 6’ high chain link fence.  
Jeff asked if this would be enough to deter vandals.   Matt responded that vandalism hasn’t been 
an issue with other installations and that the site will be regularly monitored. 

 Are the panels considered pervious?    Matt – yes.   Grass grows between and under panels, 
maintaining ground’s permeability. 

 



 
 
 
 
Jeff Emerson 

 Will the gates be locked?  Matt – yes.   Fire Dept will need keys to access site, in case of 
emergency.  

 
Jeremy Doxsee 

 Is Bowdoin leasing the panels?  Matt – no, it is a power purchase agreement.  Solar City owns 
installation and is selling Bowdoin solar energy. 

 Are the terms and conditions regarding the installation and maintenance of hardware in this 
agreement?  Matt – yes. 

 Who will maintain grass areas around panels?   John Simonaeu – Bowdoin College will. 
 Will there be any glare impacts to avian wildlife?  Matt – no.   Standing water or car hoods and 

windshields from parking lots cast more glare than solar installations.  Panels absorb most of the 
sunlight. 

 Noted that storm water and erosion control details for 10’ wide, 200’ long access lane have been 
added to plan.   Town engineer has looked at the plan and had no concerns.   

 Asked Jeff if Building Permits are required for hydraulic installation of steel beams.  Jeff – since 
there are no concrete footers, no BP required.  Any work applicant does before final approvals 
issued are at applicant’s own risk. 

 
Rob Pontau  

 No comments, supports project. 
 
END 
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MEMORANDUM 
 

 

TO: Planning Board 

FROM: Jeremy Doxsee, AICP, Town Planner 

DATE: May 22, 2014  

RE:  Site Plan Amendment:  Tao Yuan Addition 

 

 

 

Project Name: Tao Yuan Addition Site Plan Amendment 

Address:  22 Pleasant Street 

   Brunswick, ME  04011 

Case Number: 14-016 

Tax Map:  Map U13, Lot 52 

Zoning:  Town Center 1  

Applicant:  Cecile Stadler/Cara’s Place LLC 

   109 Holland Drive 

   Phippsburg, ME 04562 

Authorized 

Representative: Greg Simard, General Contractor 

   PO Box 942 

Brunswick, ME 04011 

 

Staff reviewed the application and has made a determination of completeness. 

  

PROJECT SUMMARY   

 

Staff review is based on the following application materials: 

 Site Development Plan by Sitelines, PA, revised 5-22-2014 

 

The proposed project has been evolving over the last 12 months.  It is actually an amendment to a 2006 

approval for the Terrace Place Condominiums, which included the Sweet Leaves Tea House (now the 

Tao Yuan Restaurant).   That Approved Findings of Fact is attached hereto.   This project was 

subsequently reapproved in 2009.    

 



 

 

 

The Terrace Place Condominium project was never completed as originally approved - as evidenced by 

the empty foundation for the final 3 units, between the existing condominiums and restaurant.   Since 

then, the restaurant and foundation was split from the finished condominiums, creating two separate lots.  

However, the proposed changes are still technically amendments to the 2006 and 2009 Terrace Place 

approvals. 

 

Two Planning Board workshops were held with the applicant in 2013, with plans for an aquaponic 

greenhouse and over the empty foundation, a restaurant “sun room” addition, reconfigured parking, and 

traffic circulation changes.    

 

The applicant resubmitted a month ago, without the greenhouse, but with the restaurant addition, 

reconfigured parking, and traffic circulation changes.  On May 20
th

, staff was informed by the applicant 

that the U.S. Postal Service denied their request for a temporary construction easement to build the 

restaurant sun room addition. The planned addition was then removed from the plan.   

 

The site plan amendment now under consideration has reconfigured/additional parking and traffic 

circulation changes.  The parking behind the restaurant will be restriped for perpendicular parking, in 

place of the existing angled parking spaces.   This will enable cars to back out of parking stalls and exit 

the parking area onto the two-way Abbey Road.  New asphalt curbing s proposed along the back of the 

parking stalls.   

 

Six parking spaces are proposed in the existing, currently-empty building foundation.  The applicant has 

indicated this parking will just be for employees.  There is a note on the plan indicating that an 

“employees only” sign will be installed by the entrance.   A photometric plan was requested at the Staff 

Review Committee meeting, to determine if there are sufficient lighting levels in and around the 

foundation walls, but has not yet been received.  A light at the southeast corner of the foundation is 

shown to be relocated, however the plan does not specify where.   A condition of approval will be added 

that a photometric plan be submitted for the area in and around the foundation parking.     

 

The dumpster has been relocated and is shown to be within an enclosure.   A condition will be added 

requiring a detail of the dumpster enclosure.    Citing poor visibility, conflicts with pedestrians on the 

sidewalk, and also with the Post Office drop box, the applicant is showing the vehicle egress lane to the 

west of the restaurant to be eliminated, and the area to be loamed and seeded.    Ingress and egress for 

the rear existing parking spaces is proposed to be exclusively from the two-way Abbey Road, on the east 

side of the restaurant.   The area to the west is reserved for a possible future patio.    However, this patio 

is not to be considered as part of the approval.    Staff considers it as a conceptual placeholder for a 

possible future use of the area.    

 

 

DRAFT MOTIONS 

TAO YUAN ADDITION SITE PLAN AMENDMENT 

CASE NUMBER: 14-016 

 

Motion 1: That the amended Site Plan application is deemed complete. 

 

Motion 2: That all applicable prior conditions relating to this amendment remain in effect, in 

addition to any new conditions contained herein.  

 

Motion 2: That the amended Site Plan application is approved with the following conditions added 

to prior conditions currently in place:  



 

 

 

 

1. That the Board's review and approval does hereby refer to the plans and materials 

submitted by the applicant and the written and oral comments of the applicant's 

representatives, reviewing officials and members of the public as reflected in the 

public record and that any changes to the approved plan not called for in these 

conditions of approval or otherwise approved by the Director of Planning and  

Development as a minor modification shall require review and approval in 

accordance with the Brunswick Zoning Ordinance. 

 

2. Prior to issuance of a building permit, a photometric plan shall be submitted for the 

area in and around the foundation parking, to the satisfaction of the Directors of 

Public Works and Planning and Development. 

i. Specify on the plan where the proposed light is going to be relocated.  

 

3. Prior to issuance of a building permit, a detail for the dumpster enclosure shall be 

submitted in accordance with Section 216 (Village Review Zone Overlay) of the 

Brunswick Zoning Ordinance, to the satisfaction of the Director of Planning and 

Development. 

 

 

 
 

 

*     Please note that Development Review Site Plan approvals by the Planning Board shall expire at the end of two years 

after the date of final approval unless all construction has been completed by that date (Section 407.4.B of the Brunswick 

Zoning Ordinance). 
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BRUNSWICK PLANNING BOARD 
MARCH 4, 2014 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Bill Dana, Soxna 
Dice, Dale King, Richard Visser 
 
MEMBERS ABSENT:  Dann Lewis  
 
STAFF PRESENT: Anna Breinich, Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, March 4, 2014 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 
 
Case # 14-007 – Botany Place Subdivision Amendment: The Planning Board will review and 
take action on a Subdivision Amendment application, regarding proposed revisions to the 
phasing (Phases 7-10), condominium layout, utility, stormwater, and recreational space plans. 
Assessor’s Map U19, Lot 2, in the Residential 4 (R4) Meredith Dr. – West McKeen St. Zoning 
District. 
 
Dale King recused himself as he has conducted business dealings with the applicant in the past. 
 
Margaret Wilson stated that she is a resident of 13 Dionne Circle and direct abutter of Phases 7A 
& 7B.  Margaret stated that she does not see any conflict of interest, but asked if anyone had any 
objections and if they would prefer she recuse herself; no objections public or on the Board were 
made. 
 
Jeremy Doxsee reviewed his Memo to the Planning Board dated 3/4/14 and stated that the 
original application was approved 4/13/04 and has since received several amendments and has 
sought re-approval for the plan. Jeremey said that as the applicant has pointed put, market 
preferences have changed so they have had to make amendments.  Jeremy stated that the Staff 
Review Committee reviewed the application on 2/20/14 and that the Town Engineer has been 
working with the applicant on re-approval.  Jeremy said that the project is nearing completion on 
Phase 6 with 5 units and upon approval will commence with Phases 7-10 for 45 units. Jeremy 
pointed out that changes include the footprint of the units, the road, stormwater and the Open 
Space amenities.  The Town Engineer has reviewed these plans and has indicated that the 
amended plan appears to remain in compliance as originally approved, but that final approval 
will be required prior to issuance of a building permit. Jeremy stated that several abutting 
neighbors did attend the Staff Review Committee meeting and expressed concern over tree and 
vegetative clearing 30 foot buffer discrepancy but noted that there was no condition and clearing 
was part of the approval.  Jeremy stated that stormwater and wetlands impact were also a 
concern as are the proposed changes to the open space and recreational amenities; the applicant 
has tried to address many of these concerns to the best of their ability.   
 
Curtis Neufeld, with Sitelines PA, began by stating that the road alignment has not changed since 
the beginning of the project which is roughly 10 years old but stated that the pond area which 
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was labeled as a park in the original concepts has changed over time and that in 2005, the pond 
was moved and became bigger. Curt noted that in 2009, Botany Place purchased a piece of land 
on the southern side which belonged to Ralph Perry, that added about ½ an acre to the parcel and 
allowed Botany Place to expand some trails that go through the wooded area and increase the 
path of recreation.  Curt reviewed the quad layout of Phases 7A, 7B and 7C and stated that the 
roads flow smoother with the houses facing into the side streets in Phases 7, 8, 9 and 10.  Curt 
stated that the unit previously displaced in Phase 5 is now part of Phase 7 and noted that one of 
the owners in Phase 5 is a master gardener and has taken the opportunity to improve the area.  
Curt said that the residents of Botany Place have decided that the area referred to as the 
park/gazebo does not fit what they need/want (area located around unit 56, 57 and 58) and have 
moved the area to the east, removed the gazebo, and added some benches; this area is still 
accessible to the walking paths and has an open area.  Curt stated that he has met with the 
Director of Parks and Recreation, and with the additional piece from the Perry parcel, the overall 
recreational areas in Botany Place meets or exceeds what is required by the Brunswick Zoning 
Ordinance for the density of the lots.  Curt stated that there is the same number of units as 
originally proposed and pointed out that the public road will still be constructed to standard 
offered for acceptance as it progresses per the road phasing plan.   Jeremy Doxsee added that 
staff has reviewed the Open Space Amenities Plan and proposed changes and in terms of what is 
required per the ordinance, the applicant has provided the amount of space required.  Jeremy said 
that when the amenities go before the Parks and Recreation Commission, the Parks and 
Recreation Commission will be reviewing the quality of the amenities swap.  Margaret Wilson 
asked if they should refer the comments about the gazebo/garden to the Recreation Commission.  
Charlie Frizzle replied that he is willing to hear comments but noted that the Recreation 
Commission approval is part of the Planning Board conditions. Jeff Ward, Chair of the 
Recreation Commission, clarified that it will be value that the Commission will be reviewing and 
noted that the gazebo had a defined value.  Jeff stated that where the space is and the design of 
the space is up to the Planning Board to decide, but the value relative to how it impacts the 
impact fee is what the Recreation Commission will review.   
 
Soxna Dice, referring to the letter to the Planning Board dated March 2, 2014 submitted by Lisa 
Fink and others, asked if the Board had jurisdiction to push for something more publicly inviting 
and useable.  Charlie Frizzle replied that they do; what they have to weigh is whether the place is 
for public use or private residence.  Scott Howard, developer of Botany Place, replied that Jeff 
Ward stated it correctly in that they have to replace the former Gazebo area with something of 
equivalent value that also meets the ordinance.  Scott stated that the community of Botany Place 
has made it clear about what they want and pointed out that the residents of Botany Place own 
this land; it is private land with public access to all the recreation facilities in Botany Place.  
Scott stated that the residents maintain and pay the taxes of these facilities and added that it is his 
belief that the purchase of a part of the Perry land far exceeds the gazebo.  Scott reviewed the 
reasoning why there were changes to Phase 5 and Phase 6 per market trends and buyer requests 
and stated that they have had to adjust to a different market place.  Scott stated that at this point 
in time they cannot reduce or add the number of units within Botany Place.  Soxna suggested 
signage or hedging; something simple and inexpensive to make the area appear more open to the 
public. Soxna stated that when she walked the area for the first time, she felt as though she were 
trespassing and that she is not arguing for a gazebo, but simply thinks that there must be a way to 
make the area more inviting to the public and less of a front lawn.   Scott replied that he was 
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open to suggestions but noted that they are the only condominium in Brunswick and possibly the 
State to construct roads to standard and turn those roads over to the town; this is as public as you 
can get. Soxna asked about hedging behind the lawn area and Scott replied that they have an 
event tent that they place there and he is not sure that the homeowners want to see a lot of hedge 
area. Scott noted that they have never had a complaint that anyone has felt unwelcome and 
pointed out that this area assists with snow removal and hedging or fencing will interfere with 
what the homeowners want with this area for their events.  Margaret Wilson clarified that these 
suggestions would interfere with what the homeowners want for their events and stated that this 
doesn’t sound public.  Scott asked if this was not what the ordinance states and read Section 519.  
Margaret replied that what the discussion is really about is a place for the homeowners not the 
public; Soxna agreed.  Scott added that the condominium development has been assessed a 
$74,000 recreation fee to be used wherever they want in Brunswick for public purposes.   Anna 
Breinich replied that the recreation open space is not just about a community park/gazebo being 
moved 300 feet away and being labeled as a community garden with benches, but that there was 
also a significant increase in pedestrian paths that abut the south side of Botany Place and for 
connectivity purposes have gone as far as they could and even tried to get the connection beyond 
Botany Place, but it is there.  Jeff replied that much of the impact fee that Botany Place was 
charged with has gone into the general fund and will have great value for the resident of Botany 
Place and the rest of the community.  
 
Chairman Charlie Frizzle opened the meeting to public comment. 
 
Lisa Fink, 33 MacMillan Drive, speaking on her behalf and that of her husband, Kevin 
Cassidy, and some of the neighbors on MacMillan Drive and Dionne Circle, referencing to her 
letter to the Planning Board dated 3/2/14, stated that she welcomed Botany Place as her 
neighbors.  Lisa stated that what they would like to do is to hold the developer to the promise to 
create a park for the community that was supposed to be accessible to all the citizens of 
Brunswick and noted that the new park is much smaller and can hardly be called a community 
park as it is labeled in the plan.  Lisa stated that it is the promise that this was going to be the 
center piece place, the Great American Neighborhood that Botany Place used to integrate the 
surrounding neighborhoods.  Lisa referred to her letter to the Board and asked that the Planning 
Board hold the developer to their promise. 
 
Bill Conners, abutter to Botany Place, echoed the sentiment of Lisa Fink and added that upon 
completion, the development will assist the Town and the abutting property values.  Bill stated 
that in general it looks as though development is going well but that he has concerns with 
execution.  Bill stated that the community garden sounds as though it will be very nice for the 
residents of Botany Place and that it is easy to understand why abutting neighbors would not 
have a vote as to how it is used.  Bill said that as development moves forward he would like the 
developer to execute cleanly and that he does not believe that the dirt piles in the Phase 10 area 
were ever meant to be as big and messy as they are, but that he fully expects Scott Howard to be 
attentive to the requirements.  Bill stated that he views it as the Planning Board’s job to put 
requirements in place that define what is acceptable so that both the neighbors and the developer 
will know what to abide by.  Bill stated that a number of the neighbors on the south side of the 
development, along the property border with Dionne Circle, have low lying areas of sitting water 
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and suggested that that the buffer zone be extended to so that rainwater is properly drained 
toward the Botany Place drainage system rather than back towards the neighbors.       
 
Kevin Crawford, Morton Real Estate and abutter, stated that while the loss of trees has been 
a big change in the neighborhood, Botany Place has done a substantial job in installing 
landscaping and buffering to benefit the development of the neighboring properties.  Kevin 
reviewed the real estate and pointed out that Brunswick has a significant demand for in-town 
condominiums and that Botany Place is fulfilling this need while also increasing the overall 
property value. 
 
Scott Howard replied that they have been very sensitive to the neighbors in the high density / 
Smart Growth area, but it is very difficult to build as a fill-in.  Scott said that he wished that there 
was a way that they could have kept some of the trees that were cleared and pointed out that the 
cost to put in evergreen trees along Phase 7A and 7B was $14,000.   Scott stated that a very 
expensive and extensive Stormwater drainage study was conducted to ensure that both the 
abutters and the development were drained properly and noted that after completion of 6 phases 
they have had no complaints.  Scott said that a wetland delineation was conducted and is on the 
plan.  Scott stated that he would not accept a 15 or 12 foot buffer condition, but only what the 
engineers are requiring for storm drainage as it has been reviewed extensively and pointed out 
that they have added water quality rain gardens.   In reference to the dirt piles. Scott said that 
they just finished removing trees and grubbing; all of the piles will be spread for Phases 7-10 and 
will disappear. Scott said that there will be piles for a while as this is done in a phase by phase 
process.  Margaret Wilson replied that in 2007 she had asked if he was going to remove the piles 
and he said that they would be removed.  Scott replied that he didn’t meant that they would be 
removed from the site.   Margaret clarified that the last phase was not going to be complete until 
2022 and asked for a timetable of when he can knock the piles down.  Scott replied that as they 
continue to build, they will be adding to the piles and that it would be cost prohibitive to take the 
piles off site.  Scott said that the spreading of a good portion of the piles should happen this year.  
Soxna clarified that as they continue to develop, there will be some fluctuation in the piles and 
Scott replied yes to some extent and pointed out that they are building 8-10 houses per year.  
Scott stated that he will do what he can to spread as much as he can spread as soon as he can do 
this, but cannot give an exact time.  Soxna asked when the piles would be screened and Scott 
replied as they were spread.  Margaret replied that this could be quite a while and asked that at 
least the hazardous materials be removed.  Scott replied that he would speak to his subcontractor 
about removing anything that is showing, but pointed out that the pipes came from roadwork that 
the Town had done which he was generous enough to allow it to be dumped in his piles.  Anna 
Breinich replied that this discussion has been great, but pointed out that they do not have a 
specific Finding of Fact associated to and noted that this is a construction process which is why it 
was not noted as a Condition of Approval.  Soxna asked if there was anything in the original 
approval that specified the amount and Anna replied that there was not. 
 
Lisa Fink, 33 MacMillan Drive, said that it is disheartening to hear that the piles will remain 
until 2022 and does not think that this is good developer practice.  Lisa urged the Planning Board 
to do more than allow the developer to do more than just speak to the subcontractor about the 
piles as it is open ended. Lisa stated that there needs to be a requirement and a Condition of 
Approval.  
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Chairman Charlie Frizzle closed the public comment period. 
 
Richard Visser, referring to the Planning Board meeting minutes of 1/4/2011 reviewed Margaret 
Wilson’s comments regarding the dirt piles and removal by Crooker and Son’s.  Scott Howard 
replied that at that time they had not conducted the storm drainage or engineering for Phases 7-
10.  Scott said that this has been done for Phase 7 with a topical scan for the remaining phases 
and he know knows that the remaining piles will almost all be used on site.  Scott replied that at 
the time he did not know this.     
 
Soxna Dice asked Bill Connors about the Stormwater issues he referred to.  Bill replied that  
neither himself nor his neighbors at 7 & 9 Dionne Circle have had any particular problems but 
that there is just a concern that if a higher level of development goes in and back yards the 
property line is not appropriately graded at the same level that what has been wet backgrounds 
could become much worse.  Charlie Frizzle replied that the Board has to depend on State and 
locally approved Stormwater Management Plans and that those plans have been submitted, 
reviewed and approved.  Bill Connors replied that on one hand he agrees, but asks if the plans 
were specifically looked at for runoff at the boundaries.  Charlie replied that they were and that 
there is a provision that the Town Engineer has to write off his final approval before construction 
begins.   
 
Margaret Wilson replied that they have not talked about the connection road and noted that in the 
original plan, it was to be built three sections but that per the amended Master Plan, B and C 
were broken down further.  Margaret is concerned that the road will not be built until the 
construction is complete.  Margaret stated that an earlier concern was that they did not want the 
traffic for 96 units spilling into Maine Street and this was why they decided to bring it down to 
Baribeau.  Margaret asked if staff has approved the new phasing plan of the roads and if not 
suggested further discussion.  Scott Howard replied that the reason why the phasing of the roads 
has changed is due to economics and stated that he has reviewed this with the engineers and John 
Foster.  Scott stated that they have provided turn-around and noted that they do have a 
construction road.  Margaret asked if they plan to wait until the last unit is constructed to 
complete the road and Scott replied that they will place the infrastructure down as they approach 
Phase 10.  Curtis Neufeld, Sitelines, replied that the demographic going into this community is 
typically older and that the trip generation for this type of development tends to be low with peak 
trip hours during off peak hours.  
 
Charlie Frizzle reviewed the Conditions of Approval and chages. 
 
MOTIN BY SOXNA DICE THAT THE AMENDED SUBDIVISION / SITE PLAN 
APPLICATION IS DEEMED COMPLETE.  SECONDED BY BILL DANA, APPROVED 
UNANIMOUSLY AMONG THOSE VOTING. 
 
MOTION BY BILL DANA THAT THE AMENDED SUBDIVISION / SITE PLAN 
APPLICATION IS APPROVED WITH THE FOLLOWING CONDITIONS ADDED TO 
PRIOR CONDITIONS CURRENTLY IN PLACE: 
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Xxxx 
 
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY AMONG THOSE 
VOTING. 
 
Zoning Ordinance Rewrite Committee Update 

 Next meeting tentatively set for 3/24/14. 
 Note that the last ZORC meeting of 3/4/14 will not be televised but that they are working 

on uploading the audio copy for those who wish to listen to it. 
 
Other Business 
 
Minutes  
MOTION BY MARGARET WILSON TO APPROVE THE MINUTES OF JANUARY 14, 
2014.  SECONDED BY DALE KING, APPROVED UNANIMOUSLY. 
 
Adjourned 
This meeting was adjourned at 8:55 P.M. 
 
Attest 
 
Tonya D. Jenusaitis 
Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MARCH 18, 2014 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Dale King and 
Richard Visser 
 
MEMBERS ABSENT:  Bill Dana and Dann Lewis and Soxna Dice 
 
STAFF PRESENT: Anna Breinich, Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, March 18, 2014 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 
 
Case # 14-008 – The Plaza at Cook’s Corner: The Board will review and take action on a 
Major Review Sketch Plan application submitted by Just Because, LLC, to redevelop the former 
Atrium Hotel property, located at 21 Gurnet Road, for potential retail, banking, and restaurant 
uses. Assessor’s Map CC1, Lots 30 & 43, in the Commercial / Cook’s Corner (CC) Zoning 
District. 
 
Jeremy Doxsee began by reviewing his Memo to the Board dated March 18, 2014 and stated that 
the applicant is looking to develop 6.2 acres out of 9.5 acres formerly the Atrium Hotel into a 
mix of retail and restaurant use.  Jeremy stated that the project is proposed in two phases. Phase 1 
of the development would be for an approximately 14,700 s.f. Goodwill store and Phase 2 will 
include three additional building pad sites with tenants who have not yet been identified.  Jeremy 
stated that Staff Review Committee reviewed this application on March 6, 2014 and their 
comments are part of the packet.  
 
Michael Gotto of Stoneybrook Consultants, Inc., reiterated that they plan to develop 6.2 acres of 
the land which does not include the common drive or the parking that some of the neighboring 
buildings use in the back.  Michael presented a PowerPoint presentation and reviewed the site 
location and location of the proposed Goodwill Industries building along with a drive-thru 
restaurant, bank and retail site.  Michael stated that as proposed on the plan, they have 170 
parking spaces which meets the zoning requirements.  Michael stated that they have provided a 
drainage plan which depicts how they plan to drain into the filtration systems with the idea that 
they are going to reduce pavement on the site and that the only water that will discharge from the 
site when complete will be from the three roof drains.  
 
Margaret Wilson asked for clarification to the Goodwill entrance and Michael replied that the 
entrances are geared towards the front of the facility and that they have attempted to make the 
bulk of parking located in the back.  Anna Breinich noted that they have the advantage to 
viewing the layout of the design of the Goodwill as it is also along Route 1 in Rockland.  
Margaret asked how far back the building was and Michael replied that it is 46 feet to the drop 
off.  Margaret asked why they have two lane activity to Gurnet Road and Michael replied that it 
is to allow access into and out of pad 4.  Michael stated that they hope to make connectivity to 
the abutting fitness center.  Margaret asked that they define the entrance way a little better.   
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Richard Visser asked about John Foster’s comment in Staff Review referring to the addition of 
another entrance so close to the turn signals on Gurnet Road as it is a high accident area.  
Michael Gotto replied that they are going through a traffic movement process and have 
submitted the permit and believe that the way the road is designed now with turning lanes will 
operate safely.  Michael state that they are working on the issue with John and DOT.   Richard 
asked for clarification on the reciprocal parking agreement and Michael replied that it is lengthy 
and will be included in the final application and reviewed some of the reciprocal agreements that 
the neighboring sites share back and forth.   
 
Chairman Charlie Frizzle opened the meeting to public comment. 
 
Peggy McGehee of the Law Firm of Perkins / Thompson, representing Developers Diversified of 
Cook’s Corner, stated that one reason she was retained is because of the traffic, and asked that 
the Board not rely only on the analysis of DOT but that they conduct their own traffic impact 
investigation.  Peggy stated that another concern that they have is the drainage around Regal 
Cinemas and stated that although she does not represent Regal Cinemas, Developers Diversified 
just wants to make sure that there is adequate drainage for the proposed site and that drainage 
issues do not become worse.  Peggy said that her last concern is the proposed street through 
Regal Cinemas parking spaces along with a filtration system where parking spaces are located 
per rendering from Sitelines not included in the Planning Board packet.  Peggy stated that 
parking spaces matter and that her office has been contacted by representatives of Just Because, 
LLC who have informed her that this is not part of their proposal, but in her opinion it is still 
connected because this issue arose after the proposal by Just Because was created.  Peggy said 
that their concern is that whatever road may or may not be built is the result of an agreement and 
not any other means. Peggy said that when you have land that is taken to support private 
development in Maine, you have to have a public purpose and that they would maintain that this 
is for a private purpose. Charlie Frizzle replied that in terms of the traffic and Stormwater, they 
are issues reviewed at the final plan application hearing and that they have been informed that 
there are documents already being prepared by DEP and DOT for review at final.  Charlie stated 
that in reference to the road, it is under consideration by the Town, is not anything that has come 
before the Planning Board and other than knowing that it might go through there is all that they 
can consider at this point. Anna Breinich added that Town Council had previously set a 
workshop on the connector road that was postponed and has not been rescheduled at this time.  
Anna noted that the proposed alignment does follow what they had in 1997 as part of the Cook’s 
Corner Master Plan and also shows that the funding for the road should come from the Town. 
 
Kevin King with Prompto Inc, discussed that once they have a drive off of Regal Cinemas it will 
create the potential for people to take shortcuts to Thomas Point Road to get to Wal-Mart and 
Bath Road creating the potential for flooded traffic.   Kevin stated that he believes that any plan 
for Thomas Point Road should be shown in the developments proposal.  Kevin stated that Gurnet 
Road is basically a three lane Road with a left turn and that this is a good opportunity for the 
developers to create a 4 lane road.  Charlie Frizzle reiterated that any concerns or thoughts on a 
road going to Thomas Pont Road need to be heard by the Town Council.      
 
Chairman Charlie Frizzle closed the public comment period. 
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MOTION BY DALE KING TO DEEM THE SKETCH PLAN COMPLETE. SECONDED 
BY RICHARD VISSER, APPROVED UNANIMOUSLY. 
 
MOTION BY MARGARET WILSON TO APPROVE THE SKETCH PLAN.  
SECONDED BY DALE KING, APPROVED UNANIMOUSLY. 
 
Zoning Ordinance Rewrite Committee Update 

 The next meeting on 4/2/14 at 3:00 P.M. and will be reviewing another set of questions 
prepared by Don Elliot in Council Chambers. 

 
Other Business 

 Tentative date for moving Town Hall is 4/4 – 4/8. 
 

Minutes  
No minutes were reviewed at this meeting. 
 
Adjourned 
This meeting was adjourned at 7:44 P.M. 
 
Attest 
 
Tonya D. Jenusaitis 
Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MARCH 25, 2014 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Bill Dana, Soxna Dice, Dale King, and Richard 
Visser 
 
MEMBERS ABSENT:  Dann Lewis and Margaret Wilson  
 
STAFF PRESENT: Anna Breinich, Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, March 25, 2014 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 
 
Case # 14-006 – Bowdoin College Administrative Office Building: The Board will review and 
take action on a Major Review Final Plan application submitted by Bowdoin College, regarding 
their proposal to redevelop the lots located at 216 & 218 Maine Street, including construction of 
a three-story, 3,440 s.f. footprint (10,320 net s.f.) administrative office building with associated 
site improvements. Assessor’s Map U16, Lots 23 & 41, in the Town Center 1 (TC1) Zoning 
District. 

Bill Dana stated that he had been approached by a Town Councilor who wanted to discuss the 
Town shared parking with Bowdoin College.  Bill expressed that this conversation was not to 
pressure him in any way, but said that he would be happy to recuse himself if anyone felt that he 
may be partial.  Charlie Frizzle asked the Board, applicant and public if there were any 
objections; no objections were made and Bill remained as a voting member for the application.  

Jeremy Doxsee reviewed the Final Plan procedure and stated that the applicant had reviewed 
comments made at the last meeting of 2/25/14 such as a request that Bowdoin College provide 
more detail on parking plan; Bowdoin has provided detailed parking layouts and the different 
lots as well as a letter to students with pending changes.   Jeremy stated that some direction was 
given by the Sewer District to make minor adjustment to the plan and a Condition of Approval 
has been added to this effect. Jeremy stated that the applicant has attempted to address and 
incorporate any of the concerns that were previously made. 

Berton (Bert) Bremer, Architect at Cambridge Seven Associates, stated that they plan to 
demolish the existing two-story vacant building and construct at three-story administrative office 
with parking, landscaping and site improvements. The proposed building will have a full 
basement for file storage and mechanical space with 30 employees being consolidated into this 
facility.  The building will be closer to the street and parallel to the curb. Bert stated that 
Bowdoin College asked for flexibility in the wood framed building for future use and that the 
building will be Federalist in style, very simple and rectangular with double hung windows with 
real working shutters.  

Catherine Longley, Treasurer of Bowdoin College, reviewed the parking arrangements as 
provided in the packet and explained the parking for visitors, employees and public parking 
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spaces.  Catherine stated that for this project, they are required to have 51 spaces and that they 
will have 55 spaces.  Richard Visser asked about handicapped spaces and if they could be 
located closer to the building; Catherine replied that they are happy to make two of the parking 
spaces in the back of the building handicapped.  Dale King asked if there is any on street parking 
and Catherine replied that it has all been removed.    

Bert Bremer, stated that there was some concern about the height of the building and noted they 
did conduct a study relative to the Inn at Brunswick Station with a roof height of 48 feet and the 
Chamberlain House with a roof height of 36 feet and noted that the roof on the proposed building 
will be 40 feet.  Bert stated that sun studies were also conducted and found that they are not 
casting any shadows from March 15th to September 15th; on October 15th   the buildings shadow 
will graze the Inn at Brunswick Station in late afternoon.  Bert stated that there were a couple of 
proposed conditions and comments and they have added notes to this effect in the plan such as a 
picture and detail showing what the bike rack looks like.    

Charlie Frizzle opened the meeting to public hearing.  

James Trusiani, resident of 6 Pleasant Street, stated that he hopes this project moves forward 
but stated that his concern is parking and how many spaces should be on site versus off site.  
Charlie Frizzle replied that the ordinance, as written, allows for flexibility in shared parking; 
which Bowdoin College has addressed.  

Charlie Frizzle closed the meeting to public hearing.  

MOTION BY BILL DANA THAT THE MAJOR DEVELOPMENT FINAL SITE PLAN 
APPLICATION IS DEEMED COMPLETE. SECONDED BY DALE KING, APPROVED 
UNANIMOUSLY. 

MOTION BY RICHARD VISSER THAT THE BOARD WAIVES THE FOLLOWING 
REQUIREMENTS: 

1. Class A High Intensity Soil Survey. 
2. Profile, cross-section dimensions, curve radii of existing streets. 
3. Profile of water and sewer service lines. 
4. Profiles of proposed sidewalks. 

SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SITE PLAN IS APPROVED WITH THE FOLLOWING CONDITIONS: 

1. That the Board’s review and approval does hereby refer to these findings of fact, the 
plans and materials submitted by the applicant and the written and oral comments of 
the applicant, its representatives, reviewing officials, and members of the public as 
reflected in the public record. Any changes to the approved plan not called for in 
these conditions of approval or otherwise approved by the Director of Planning and 
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Development as a minor modification shall require a review and approval in 
accordance with the Brunswick Zoning Ordinance.  
 

2. Prior to issuance of a building permit, a note shall be added to the plan stating that the 
new sidewalk on Noble Street must be constructed in accordance with Town 
specifications  

 
3. Prior to issuance of a building permit, the two notes on Drawing C1.3 stating “Install 

Detectable Warning Field” will be removed.   According to the Director of Public 
Works, Detectable Warning Fields were already installed in 2011.    

 
4. Prior to issuance of a building permit, a detail shall be added to the Drawings for the 

Dero Swerve bicycle racks.    
 
5. Prior to issuance of a building permit, all sanitary sewer disposal details and notes 

must be approved by the Brunswick Sewer District.   
 
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 
 
Zoning Ordinance Rewrite Committee Update 

 Next meeting on April 2, 2014 at 3:00 P.M. in Council Chambers  
 Agenda will be focused on: 

o Rural Districts and discussion on potential Open Space incentives within the 
Rural District  

o Residential protection standards  
o College Use Districts if time is allowed  
o Building Form controls in the Downtown area (GMU6)  

 
Other Business 

 Two applications forthcoming; Churchill Woods coming back scheduled for April 8th 
and the Plaza at Cooks Corner Final Site Plan review scheduled for April 22nd.   

 Anna Breinich reminded the Board that Town Hall will be closed 4/4, 4/7 and 4/8 for the 
move into the new office space.   

 
Minutes  
MOTION BY BILL DANA TO APPROVE THE MINUTES OF FEBRUARY 25, 2014.  
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY AMONG THOSE 
PRESENT. 
 
Adjourned 
This meeting was adjourned at 7:36 P.M. 
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Attest 
 
Tonya D. Jenusaitis 
Recording Secretary 
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BRUNSWICK PLANNING BOARD 
APRIL 8, 2014 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Bill Dana, Soxna 
Dice, Dale King, and Richard Visser 
 
MEMBERS ABSENT:  Dann Lewis  
 
STAFF PRESENT: Town Planner Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, April 8, 2014 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 
 
Case # 14-010 – Churchill Woods Condominiums: The Planning Board will review and take 
action on a combined Sketch/Final Major Development Site Plan Reapproval application 
submitted by Churchill LLC, for phased construction of 16 residential units; located off of 
McKeen Street (Assessor’s Map U28, Lot 196), in the R4 Meredith Drive –West McKeen Street 
Zoning District. 
 
Jeremy Doxsee stated that the application before the Board is a combined Sketch/Final Major 
Development Site Plan reapproval application submitted by Churchill LLC.  Jeremy stated that 
the application submitted is identical from the originally approved September 5, 2006 application 
for 16 condominium units in the R4 District and noted that the R4 District does permit up to five 
units per acre but that the applicant has decided to go with single-family units.  Jeremy pointed 
out that the original application came through around the time that DEP changed Stormwater 
requirement and that this application was reviewed under the new laws; DEP is currently 
reviewing the application again.  Jeremy said that there were no comments per staff review and 
that the Town Engineer and Town Arborist are comfortable with what has been submitted.  
 
Curt Neufeld with Sitelines, reviewed that in the original 2006 application there was some talk at 
the time of increasing the density and impervious coverage to promote these infill developments 
but the idea that there would be a lollipop loop that would go to McKeen street and designed 
internally with a dedicated easement that would provide for pedestrians and a bike lane sat well 
with neighbors.  Curt pointed out that there was an easement that was prepared between the 
owner of the land and the Town ensuring public access to trails.  Curt said that this was a nice 
residential area and a good opportunity to bring in mid-level residents. Curt pointed out again 
that this was a nice infill with the proposed density and compatible to neighborhood.  Curt noted 
that there would be one access off of Mckeen Street with the first of the next two units taking 
entrance off of Country Lane.  Curt said that the next phase would be to build an entrance road to 
the split which would create an immediate turnaround and provide for the first four or five units 
there to be constructed; the remaining loop would be constructed in the final phase.  Curt said 
that the units are intended to have a tree and a poled carriage light in lieu of any street lights and 
that a buffer to Mckeen Woods has been planted. Each unit will have water and sewer available 
and the housing would have a little built in park in the circle.  Curt noted that they are going back 
to DEP with the same plan. 
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Bill Dana asked that in the event that the Zoning Ordinance does change, in terms of 
impermeable surfaces, will that be an amendment to this application or will there be another 
application?  Charlie Frizzle replied that the applicant would have the choice to either amend this 
development or separate out the center and submit a new application but that this would be their 
choice. 
 
MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SITE AND CONDOMINIUM SUBDIVISION PLAN APPLICATION IS DEEMED 
COMPLETE. SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 
 
Chairman Charlie Frizzle opened the meeting to public hearing. 
 
Mark Patrick, resident of 79 Hennessy Ave., noted that the first three lots on Country Lane 
had some of the biggest trees in the area and when those were prepared the applicant clear cut 
those three lots, constructed one house and the tree stumps and slash from the three lots sat in a 
pile for almost two years and asked if as development progress, will the rest of the lot be clear 
cut?  Charlie Frizzle replied that he believes the lots will be clear cut as the project progresses, 
but subsequent to construction the plantings per the design and approved by the Town Arborist 
will be put into place.  Mark recommend, if possible, to save a few of the trees. Curt Neufeld 
replied that he believes that the limits per the Conditions of Approval, would be flagged and 
thought this was case to save some of the trees and noted that the trees will be somewhat at the 
mercy of facilities. Soxna Dice asked if the timing of clearing is phase by phase or lot by lot.  
Curt replied that lots are cleared by phase but for that phase only.  Richard Visser replied that he 
believes this is covered in condition 8.   
 
Richard Harrison of Country Lane, asked to clarify that the next two houses will be on 
Country Lane? Curtis Neufeld replied that he was correct.  Richard asked where water and 
services will come from and Curt replied that services are already stumped in.  Richard stated 
that there is a lot between his condo and the one down towards Baribeau Drive owned by the 
Bouchard family though it may be owned by the Town and wondered if they would need to dig 
that up to get water and sewer?  Curt replied that this would not be necessary for those houses on 
McKeen Street.   
 
Nicole Werner of 8 Country Lane, stated that she received a letter from lawyer telling her that 
they have the right to come through property for Stormwater but does not know if it is coming 
through on her property.  Curt Neufeld replied that the letter is a notice that says that the 
applicant is going to file with the DEP to get approvals for that Stormwater plan and stated that 
there is no intention of going through her property. Curt reviewed Stormwater layout. Nicole 
asked if she can request a natural row of trees along the vacant lots. Curt reviewed the setback 
and clearing lines and noted that the area is densely wooded and it is hoped that many trees will 
be maintained. 
 
Rudi Smith, resident of 75 Hennessey Ave, asked as far as future owners are concerned, where 
does roof drainage end up?  Curt Neufeld replied that it will fall to lawn areas around the roof 
and run back into the shallow soils and into the ground; what doesn’t go all the way down will 
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go into the drains.  Rudi asked if they could connect into the under drains in the Town and Curt 
replied that the units will but not the surface drains.  Rudi expressed his concern that the water 
will not drain during cold and wet weather and clarified that the lowest point of swail is on north 
end.  Curt replied that there really is not any pitch on any one end and noted that this is great soil; 
the science says that there should be no problems.  Rudi asked if there will be drainage at each 
unit at footing and Curt replied “yes”.  Rudi asked where that will go and Curt replied that it will 
tie into a perimeter pipe; footie drain that goes all the way out. Rudi said that some of the house 
built to the west of the entrance (McKeen Street) now have water in their basements and believe 
that it was caused by the development of the units on Country Lane.  Rudi stated that he lives at 
75 Hennessey Ave and wants to caution the people going to buy these units to be prepared that 
and requests that the applicant bring the basement floor up high enough.  Curt replied that the 
idea is that the footer would be 4-5 below grade and that the pipe would be lower and bring 
water out to the street.  Rudi stated that he had DEP come out and nothing has happened.  Jeremy 
Doxsee clarified that Rudi is saying that the development along Country Lane impacted the 
water table and Rudi replied that it has during different times of the year.   
 
Mellen Patrick, resident of 79 Hennessey Ave, asked for clarification on a map dated 4/1/2012 
that she received with a road going through instead of the original plan.  Curt Neufeld replied 
that there is no intent to do that.  Charlie Frizzle replied that there is no intent to do this and 
assure her that if approved, the applicant will have no right to put a road going through.   
 
Barbara Taylor, resident of 15 Country Lane, and owner of the one house that was built 6-7 
years stated that at that time, the houses were built by Oxford Homes who no longer exist and 
asked about the design of the homes. Charlie Frizzle replied that the Board does not usually look 
at what the developer wishes to contract for their homes or offering for selection.  Barbara asked, 
as a condominium owner, what rights she has and Charlie replied that she has the rights that were 
built into her contract.   Referring back to drainage, Barbara said that there are two man hole 
covers next to her house that are raised; one say drain and one says sewer,  and when it melts 
there is always a big pool of water that does not drain right of way.  Barbara asked what 
assurance does she have of her basement not getting wet and who does she contact if the debris 
left next to her house in the vacant lot is it is not cleaned up?  Charlie replied that she go to 
Codes Enforcement.   Jeremy Doxsee replied that as far as he knew, the developer has not 
identified a new construction company and stated that he would be willing to assist in facilitating 
a nuisance complaint for the construction debris left next to her house.  Margaret Wilson replied 
that this issue has been brought up before and just as recently as the reapproval of Botany Place 
and the problem is that there is nothing in the ordinance that protects neighbors from that 
unsightly situation while it is still in construction.  Barbara asked if the trees would be left and 
Margaret replied that they would leave the ones that they could.  Curt Neufeld replied that 
unfortunately between the roads and the setback, much if not all would be disturbed, but if there 
is a nice tree where a proposed tree would be it would make sense to try and save it.  Barbara 
asked why this was not done on Country Lane and Curt replied that he could not speak to that.  
Curt discussed the stormwater and drains and stated that in terms of this site, once everything is 
installed, it should work as intended.  Margaret suggested a condition that once house one is 
built, the landscaping be placed.  Jeremy replied that he wouldn’t want to act prematurely and 
have a new seedling be adversely effected by the ongoing construction while working on an 
adjacent lot.  Soxna Dice pointed out that when they discussed the construction debris and 
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Botany Place, they were addressing dirt pile, and pointed out that Barbara is not talking about 
construction debris and that a deck being dumped on an empty lot is not construction debris and 
maybe is something that Codes Enforcement can address. Jeremy stated that in terms of 
stormwater, he knows that many neighbors would like to see catch basins on site, but that the 
ordinance does asked that developers use low impact management practices for stormwater. 
Soxna Dice replied that another reason why it is important to keep stormwater on site is because 
natural filtration is one of the best pollution abatements and also for aquifer recharge.       
 
Richard Papetti, resident of 8 Scott Ave, how does he know that the developer is good again.  
Charlie Frizzle replied that it is relevant but the Board has no leverage with respect to developers 
who do not behave and this would have to be brought up in a legal context. Jeremy Doxsee 
replied that in this instance the performance guarantee for services for phases 2 and 3 will be 
required, but in terms of construction of houses themselves, that is different.  Richard asked if 
there is there an inspection phase and Charlie replied that all infrastructure are inspected before 
the applicant move forward.  Richard clarified that upon completion, there will be 16 
condominiums and that as of now, one has been built. Rudi clarified that the process could be 
fast or slow depending on the economy and asked how long the developer has before they have 
to seek reapproval.  Charlie Frizzle replied that the Board would be approving a 16 unit 
condominium project and that this approval would lapse in five years if the applicant hasn’t 
completed the project. Rudi stated that he was under the impression that one contractor would be 
building the units and clarified that this is not the case.   Curt Neufeld replied that the original 
intent was to offer four floor plans; the units were designed so that the design could work and be 
fluid and fit throughout. Curt stated that he does not know if the developer will be moving 
forward with a modular or a stick built contractor, but that he believes that there will be another 
offering of three or four floor plans. Curt stated that he also believes that all the units will be 
single floor though he cannot say that for sure, but will be comparable to what has already been 
built. Richard stated that he believes that the average cost per unit will be roughly $400,000 and 
Curt said that he did not know what the cost will be.  Charlie replied that that coast per unit is not 
in Planning Board purview.  Curt stated that in economic terms, there is a definite swing in 
interest in this project and other similar projects.  Margaret Wilson clarified that she did not see 
anything in the packets that talked about configuration of houses and asked Curt if this was 
intended.  Curt replied that he believes that there is language that they request the ability to make 
fluid changes with the intent that these units might be able to substitute one for the other.  
Charlie replied that if the developer should experience another situation where a builder goes 
under then he would have to hire another builder, but the design would still have to fit the basic 
footprint; the Board does not dictate how they build the houses. Jeremy Doxsee replied that the 
Town has made a point not to set guidelines over sing-family homes and even if the applicant 
were to submit architectural renderings, the Board would only be speaking on their personal 
opinions.  
 
Rudi Smith asked if the Town inspects grading according to plan before an occupancy permit is 
issued. Charlie Frizzle replied that it is inspected only if the grading effects the Stormwater 
management plan; the site has to be graded per the management plan submitted to the State.  
Rudi replied that he was told by someone in Town Hall that back when his house was built, it 
was so busy that permits were just signed off and he does not want to see that happen here; he 
would like to see this addressed correctly.      
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Chairman Charlie Frizzle closed the public hearing. 
 
Richard Visser pointed out that Condition number 5 that may give some comfort as it does 
address the Stormwater management plan.  Margaret Wilson stated that she would appreciate it if 
Curt Neufeld could talk to applicant about how he has left the site for some years but would 
appreciate more effort.  Curt agreed.  Dale King asked how wide the buffer was and Curt replied 
that by deed it is 25 feet and the setback is typically 20 feet. Dale asked if they were going to do 
landscaping or benches in the middle where there is going to be a park. Charlie replied that the 
written commitment at this point is to leave it in its natural state.   
 
MOTION BY MARGARET WILSON THAT THE BOARD WAIVES THE 
FOLLOWING REQUIREMENTS: 
 
1. Section 412.2.B.17: Waiver for the requirement to show all trees over 10 inches in diameter. 
 
2. Section 412.2.B.8: Waiver for the requirement to show cross section and profiles of existing 
roads. 
 
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 
 
Discussion on rewording of condition number 8 so that the developer does a better job in 
sequencing the landscaping once the lots have been completed and the houses have been built.   
 
MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SITE PLAN IS REAPPROVED WITH THE 
FOLLOWING CONDITIONS:  

1. That the Board’s review and approval does hereby refer to these findings of fact, the plans and 
materials submitted by the applicant and the written and oral comments of the applicant, its 
representatives, reviewing officials, and members of the public as reflected in the public record.  
Any changes to the approved plan not called for in these conditions of approval or otherwise 
approved by the Director of Planning and Development as a minor modification shall require 
review and approval in accordance with the Brunswick Zoning Ordinance.  

2. That, prior to issuance of Building Permits for Phases 2 & 3, the developer shall provide the 
Town with a performance guarantee, as required under Section 411.19, to be approved by the 
Town Engineer.    

3. That, prior to issuance of Building Permits, the developer shall provide a public access 
easement to allow access between Country Lane and the internal loop road.  

4. That, prior to issuance of Building Permits, the final plan shall provide a detail of the proposed 
pedestrian/bicycle path.   
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5. That, prior to issuance of Building Permits, the stormwater management plan is approved by 
the Town Engineer and that the Maine D.E.P. Chapter 500 Stormwater Permit is reapproved.  

6. That, prior to issuance of Building Permits, an updated Solid Waste Impact Fee is approved by 
the Director of Public Works, and proof of payment per unit is provided by the applicant.  

7. That, prior to issuance of Building Permits, an updated Recreation Impact Fee is approved by 
the Director of Parks & Recreation and/or Recreation Commission, and proof of payment per 
unit is provided by the applicant.  

8. That, prior to issuance of Building Permits, a revised landscaping plan shall be submitted to 
the satisfaction of the Director of Planning and Development. This plan shall show site clearing 
for the development limited to the specific areas required for individual phases of the project; 
areas for future development are to be left in a natural state until such time as the site work for 
individual phases commences, which shall not occur until building permits have been issued for 
the individual phases.  No new phase shall begin until landscaping and construction cleanup 
from the previous phase has been completed, to the satisfaction of the Director of Planning and 
Development.  

9. That, prior to issuance of a Building Permit, the final plan shall include a phasing schedule on 
the cover sheet to include projected start dates for Phases 2 & 3.  

SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 
 
Zoning Ordinance Rewrite Update 

 Next meeting on April 9, 2014 in Council Chambers at 4:45 PM.  Jeremy Doxsee 
reviewed the agenda. 

 
Other Business 

 Anna Breinich is expecting a letter from the Town Attorney asking the Board to address 
the issue on the sign ordinance and perhaps make an ordinance change. 

 April 22, 2014 agenda to possibly include an application for the Plaza at Cooks corner 
and a four lot subdivision off Harpswell Road. 

 
Approval of Minutes 
No minutes were reviewed at this meeting. 
 
Adjourned 
This meeting was adjourned at 8:44 P.M. 
 
Attest 
 
Tonya D. Jenusaitis 
Recording Secretary 



Draft 1 

1 
 

BRUNSWICK PLANNING BOARD 
MAY 13, 2014 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Dick Visser, Bill 
Dana, Soxna Dice, Dale King 
 
MEMBERS ABSENT:  Dann Lewis  
 
STAFF PRESENT: Anna Breinich, Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, May13, 2014 in Council 
Chambers, 85 Union Street. Vice Chair Margaret Wilson called the meeting to order at 7:00 P.M. 
 
Request for Site Plan Approval Extension. Case No. 08-021, Maine Street Station, JHR 
Development of Maine is requesting the Board extend its Site Plan approval per Section 407.4.A 
of the Zoning Ordinance for the development of multiple buildings on Station Avenue 
(Assessor’s Map U16, Lots 1, 1A, 15, 19 and 21) in the Town Center 1 (TC1) District. 
 
Anna Breinich provided a project summary and noted that the Planning Board had granted 2 
prior extensions.    Anna summarized the project’s shared parking agreement. 
 
Michael Lyne of JHR Development summarized the work done to date, and indicated that they 
are still actively looking to develop lots 5 & 6.     
 
Soxna Dice asked about the project landscaping for lots 5 & 6, and what will happen to the 
existing landscaping when the lots are developed.  Mike Lyne indicated that the landscaping 
would have to removed, and that new landscaping would go in after completion of construction. 
Margaret Wilson asked that staff verify that all the conditions initially required by the Planning 
Board had been met. Anna indicated that they had all been met as to buildings 1 through 4.  
 
Vice Chair Margaret Wilson opened the meeting to public comment.  There were no public 
comments.   Margaret Wilson closed the meeting to public comment. 
 
MOTION BY BILL DANA THAT THE MAJOR DEVELOPMENT SITE PLAN 
APPROVAL BE EXTENDED AN ADDITIONAL 2 YEARS.  SECONDED BY DALE 
KING, APPROVED UNANIMOUSLY. 
  
 
Workshop:  The Board will review and set a public hearing date to consider a rezoning request 
to change the existing MU1 / Rural Mixed Use (Lower Old Bath Road Area) Zoning District to 
the CC / Commercial (Cook’s Corner Center) Zoning District.    
 
Anna Breinich provided an overview of the requested zoning change.  Anna noted that the MU1 
parcels to the east of Old Bath Road would be changed to CC, while the 2 parcels to the west of 
Old Bath Road would be folded into CR2 District.    
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In response to a question from Margaret Wilson about parcel ownership, Ted Crooker 
approached the microphone and clarified which lots in the existing MU1 Zone he owns. 
Michael Feldman, Realtor for Ted Crooker, explained that the lots had been for sale for a long 
time, but that the dimensional restrictions imposed by the MU1 District had deterred prospective 
buyers from moving forward. Feldman has been approached by an interested party who owns a 
high-end self-storage facility in New Hampshire, and who is interested in locating another high-
end self-storage facility in this location.  
 
Ted Crooker clarified that the small portion of a larger parcel on the east side of the MU1 district 
is a pumping station associated with the mobile home park to the east. The Planning Board 
agreed that the entire parcel should remain outside the CC zone and keep the current zoning of 
the remainder of the parcel, CR2 with Manufactured Home Overlay. 
 
Dale King concurred that this was a good location of a self-storage facility.    
Anna stated that this is a zoning map alteration only. No text in the Ordinance will be changed. 
 
MOTION BY DALE KING TO SET A DATE FOR THE PUBLIC HEARING 
PROPOSING THAT THE ZONING MAP BE CHANGED TO INCLUDE THE 
HIGHLIGHTED LOTS EAST OF OLD BATH ROAD IN THE COOKS CORNER 
ZONING DISTRICT AND THOSE 2 LOTS WEST OF OLD BATH ROAD IN THE CR2 
DISTRICT. SECONDED BY BILL DANA.  APPROVED UNANIMOUSLY.  
 
 
Workshop:  The Board will review and set a public hearing date for a proposed amendment to 
§604.7 of the Zoning Ordinance entitled “Political Campaign Signs”. 

Anna Breinich provided an overview of the proposed amendment to the sign ordinance, and 
referenced the advisory memo from the Town Attorney. Anna summarized the proposed changes 
to the Ordinance, noting that all references to time limits will be removed. 
 
Charlie Frizzle stated that he would prefer that the word “temporary” be left in the ordinance and 
that if the Council wanted to remove it, which would be their prerogative. Bill Dana agreed, 
saying that nobody really wants old, deteriorating political signs everywhere.  Margaret Wilson 
expressed some ambivalence about leaving it in, but was willing to go along with the majority 
view.    The Board agreed that eliminating the highlighted words in section 604.7 is required by 
Constitution and should be done. 
 
Charlie Frizzle asked that the Town Attorney and Code Officer be available at the public 
hearing, in the event there were any questions raised. Anna replied that Jeff Hutchinson would be 
present. Margaret Wilson said that requiring the town attorney to attend would be cost 
prohibitive and any needed questions could be presented to him ahead of time when he could 
issue a written opinion.  
 
Vice Chairwomen Margaret Wilson opened the meeting to public comment.  There were no 
public comments.   Margaret Wilson closed the meeting to public comment. 
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MOTION BY BILL DANA TO SET A DATE FOR THE PUBLIC HEARING TO 
ELIMINATE THE TIME LIMITS CONTAINED IN THE ORDINANCE SECTION 604.7 
(POLITICAL SIGNS).  SECONDED BY DALE KING, APPROVED UNANIMOUSLY.  
 
 
Other Business 

 Jeremy Doxsee provided an overview of the May 27th and June 3rd Planning Board 
agendas.   

 
Minutes  
Margaret Wilson stated that there are four sets of minutes in the packet, including three draft 1’s 
(March 4, March 18, March 25), which have been provided to Jeremy who will forward to 
Tonya. Margaret stated that here is one set of Draft 2 minutes from January 28th, which the 
Board unanimously approved.    
 
Adjourned 
This meeting was adjourned at 7:40 P.M. 
 
Attest: 
 
 
Jeremy Doxsee, AICP 
Town Planner  
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