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PLANNING BOARD  

AGENDA  
BRUNSWICK TOWN HALL 

COUNCIL CHAMBERS 
85 UNION STREET 

TUESDAY, JULY 22, 2014, 7 P.M. 
 
 

1. Case # 14-014 – Hammond Lumber Site Expansion: The Planning Board will review 
and take action on a combined Sketch/Final Major Review Site Plan application 
submitted by Hammond Lumber Company, for development of a gravel storage area 
adjacent to the existing Hammond Lumber facility at 20 Spring Street, in the Mixed Use 
2 Intown Railroad Corridor (MU2) Zoning District. Assessor’s Map U15, Lot 130.    

2. Case # 14–021 Common Development Plan: The Planning Board will review and take 
action on a combined Sketch/Final Plan Major Review Common Development Plan 
application submitted by Priority Real Estate Group, LLC and Midcoast Regional 
Redevelopment Authority.  Located in the BNAS Reuse District; Assessor’s Map 40, 
Lots 1, 10, 16, 32, 34, 37, 48, 50, 52, 52, 72, 76, 84, &103. 

3. Zoning Ordinance Rewrite Committee (ZORC) Update 
 

4. Other Business 
 

5. Approval of Minutes 
 

6. 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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DRAFT FINDINGS OF FACT 

Major Development Review  

Combined Sketch and Final Site Plan 

July 22, 2014 

 

Project Name: Hammond Lumber Site Expansion 

Address:  20 Spring Street 

Case Number: 14-014 

Tax Map:  Map U15, Lot 130 

Zoning District: Mixed Use Intown Railroad Corridor (MU2)  

Applicant:  Mike Hammond 

   Hammond Lumber 

   PO Box 500 

   Belgrade, ME 04917 

Authorized 

Representative: Curtis Neufeld, P.E. 

   Sitelines, PA 

   8 Cumberland Street  

Brunswick, ME 04011 

 

Staff reviewed the application and has determined it is complete. 

 

PROJECT SUMMARY   

 

The applicant is seeking after-the-fact site plan approval for the development of a gravel 

storage yard adjacent to the Hammond Lumber Company facility.   Hammond Lumber is 

sited on a 219,609 SF (5.16 acre) parcel; the gravel storage yard is located on an abutting 

parcel that is 76,608 SF (1.8 acres), which was previously wooded before being cleared 

by the applicant back in March.    The lot also contained a 7,223 SF wetland, which was 

filled in as part of the preparations for the gravel storage area.    

 

The applicant has submitted a project narrative, attached, which summarizes the project, 

activities to date, and pending approvals from the State.  

 

The Staff Review Committee first reviewed this application back on May 1
st
.  Meeting 

notes have been included in the packet.   A letter was submitted by the property owner 

(Dana Smith) of 13 and 17 Stanwood Street, each which contains a multiunit building.   

Mr. Smith expressed concern about the lack of vegetative buffer as a result of the clearing 

to the property line, as well as potential stormwater impacts.   At this meeting the Town 

Engineer also indicated that any net increase in stormwater into the rail bed, and 

subsequently into the public ROW on Union Street, would be unacceptable.   

 

Given the above, as well as the need to coordinate with the DEP regarding after-the-fact 

stormwater and wetland permits, the applicant took time to revise their application, which 

now shows a 6’ high stockade fence along the west and north property lines, and which 

includes a stormwater management plan. 
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Staff was also notified by the DEP on July 14
th

 that the Stormwater Permit-By-Rule 

application was approved (email attached).    The only remaining approval from the State 

is for a Tier I Natural Resource Protection Act (NRPA) Permit, which has been added as 

a condition of approval.  

 

The following waivers have been requested by the applicant: 

1. Class A High Intensity Soil Survey.  No subsurface disposal systems are 

proposed, which would necessitate a soils survey.  

2. Profile of water and sewer service lines.   Connections are existing.  No changes 

to the existing water and sewer service lines are proposed.  

3. Profile, cross-section, dimension, curve radii of existing streets.  No changes are 

proposed to existing streets.  

    

Staff recommends approval of the requested waivers. 

 

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

 

411.1 Ordinance Provisions 

The property is located in the Mixed Use Intown Railroad Corridor (MU2) Zoning 

District.  The proposed development complies with all applicable standards of the MU2 

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

 

411.2 Preservation of Natural Features 

There are no existing features on the site that would be considered as having natural, 

scenic, or historic value to the Town.  There are no surface waters, wildlife habitats, steep 

slopes, or other natural resources on the property.  The applicant did fill in approximately 

7,223 SF of forested wetlands on the property, which are not regulated by the Town.  The 

applicant has submitted a Tier I Natural Resource Protection Act (NRPA) Permit 

application to the Maine DEP, issuance of which has been added as a condition of 

approval.   Overall, 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, with the condition that, prior to issuance of a Certificate of 

Occupancy the applicant shall provide a copy of the Tier I Natural Resource Protection 

Act (NRPA) Permit approval, to the satisfaction of the Director of Planning & 

Development.  

 

411.3 Surface Waters, Wetlands and Marine Resources 

No water bodies, streams, or vernal pools are identified on the site. The applicant did fill 

in approximately 7,223 SF of forested wetlands on the property, which are not regulated 

by the Town.  The applicant has submitted a Tier I Natural Resource Protection Act 

(NRPA) Permit application to the Maine DEP, issuance of which has been added as a 

condition of approval.   The applicant has submitted a stormwater management plan that 

addresses stormwater quality and quantity.  Overall the project will not adversely affect 

the Mere Brook Watershed or the water quality of Casco Bay or its estuaries. The Board 

finds that the provisions of Section 411.3 are satisfied, with the condition that, prior to 
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issuance of a Certificate of Occupancy the applicant shall provide a copy of the Tier I 

Natural Resource Protection Act (NRPA) Permit approval, to the satisfaction of the 

Director of Planning & Development.  

 

411.4 Flood Hazard Areas 

The project area is located in Zone C (Areas of Minimal Flooding) of the Flood Insurance 

Rate Maps (FIRMs) for Cumberland County, Maine, and so there is minimal risk of 

flooding.  The Board finds that the provisions of Section 411.4 are satisfied.  

 

411.5 Stormwater Management 

Stormwater runoff from the gravel storage area will be directed to an outlet control 

structure that will connect to the existing stormwater system for the Hammond Lumber 

Facility. The outlet control structure will have an internal vertical wall with an 8” orifice 

located in the vertical face of the wall.  The wall will not extend the full height of the 

structure to provide an overflow during higher intensity storm events. During higher 

intensity storm events, stormwater runoff will back up into a 12” storm drain that is 

connected to a stormwater detention pond.  The stormwater detention pond has been 

sized to store stormwater runoff such that the predevelopment peak runoff rates are not 

significantly increased as a result of the proposed development.   There will be a minor 

increase in peak rate of runoff during smaller storm events; however the terrain 

downstream is very flat and will attenuate the minor impacts.  A condition of approval 

has been added that, prior to issuance of a Certificate of Occupancy the stormwater 

management plan shall be approved by the Director of Public Works, with the finding 

that all treatment measures have been designed in accordance with the latest Maine DEP 

Best Management Practices Design Manual.  The Board finds that the provisions of 

Section 411.5 are satisfied, with a condition of approval added that, prior to issuance of 

a Certificate of Occupancy, the stormwater management plan shall be approved by the 

Director of Public Works, with the finding that all treatment measures have been 

designed in accordance with the latest Maine DEP Best Management Practices Design 

Manual.   

 

411.6 Groundwater  

The existing facility is serviced by public water and sewer.  The proposed development 

consists of a gravel storage area used to store vehicles and building materials.  It 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 disturbed areas of the site will be isolated through the use of silt fencing and other 

measures designed to minimize the transport of sediment from the site.  Specific 

provision for permanent and temporary erosion control features will be provided in the 

construction drawings.  The erosion and sedimentation control plan has been developed 

in accordance with Best Management Practices and will not cause unreasonable soil 
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erosion or reduction in the land’s capacity to hold water so that a dangerous or unhealthy 

situation results.  The Board finds that the provisions of Section 411.7 are satisfied. 

 

 

411.8 Sewage Disposal 

The existing facility is serviced by an existing sewer service.  There are no changes 

propose to the service or increase in demand.  The Board finds that the provisions of 

Section 411.8 are satisfied. 

 

411.9 Water Supply 

The existing facility is serviced by an existing water service.  There are no changes 

propose to the service or increase in demand.  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 facilities 

associated with this project.  There will be no change in traffic flow or parking, and no 

impacts to the public school system, Town recreation resources, public safety, or public 

works resources; municipal resources are available to service the project.  The Board 

finds that the provisions of Section 411.11 are satisfied.  

  

411.12 Traffic 

The proposed development will not result in any changes to the public road system nor 

will it create unsafe conditions.  The Board finds that the provisions of Section 411.12 are 

satisfied. 

 

411.13 Pedestrian and Bicycle Access and Safety 

Not applicable.  The proposed gravel storage area does not contain any public space and 

is not subject to these requirements.  The Board finds that the provisions of Section 

411.13 are not applicable. 

 

411.14 Development Patterns 

The project will have no adverse impacts on Brunswick’s historic development pattern or 

adjacent mixed-use neighborhoods. The Board finds that the provisions of Section 411.14 

are satisfied. 
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411.15 Architectural Compatibility 

Not applicable – no new structures are proposed.  The Board finds that the provisions of 

Section 411.15 are not applicable. 

 

411.16 Municipal Solid Waste Disposal   

Not applicable – a solid waste impact fee is not required for this nonresidential use.  The 

Board finds that the provisions of Section 411.16 are not applicable.  

 

411.17 Recreation Needs 

Not applicable – 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 proposed gravel storage area does not contain any public space and 

is not subject to the requirements of the Americans with Disabilities Act.  The Board 

finds that the provisions of Section 411.18 are not applicable.  

 

411.19 Financial Capacity and Maintenance 

The applicant is an established business in the community, and most of the work has 

already been completed.   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 accordance with Section 109.4.E. of the 

Brunswick Zoning Ordinance.  .  Construction dust control will use Best Management 

Practices as outline in the Maine Erosion and Sedimentation Control BMP Manuel, as 

published by the MDEP.  Upon construction 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 

Hammond Lumber owns the property, and has included a copy of the quit claim deed 

with covenant 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 

HAMMOND LUMBER SITE EXPANSION 

CASE NUMBER: 14-014 

 

Motion 1: That the combined Major Development Review Sketch and Final Site Plan 

application is deemed complete. 

 

Motion 2: That the Board waives the following requirements: 

 

1. Class A High Intensity Soil Survey.   

2. Profile of water and sewer service lines.   

3. Profile, cross-section, dimension, curve radii of existing streets.   

 

Motion 3: That the combined Major Development Sketch Plan and Final Site Plan 

application 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 Certificate of Occupancy, the applicant shall 

provide a copy of the Tier I Natural Resource Protection Act (NRPA) 

Permit approval, to the satisfaction of the Director of Planning & 

Development.  

 

3. Prior to issuance of a Certificate of Occupancy, the stormwater 

management plan shall be approved by the Director of Public Works, 

with the finding that all treatment measures have been designed in 

accordance with the latest Maine DEP Best Management Practices 

Design Manual.   

 

 

 

 

* Please note that Development Review approvals by the Planning Board shall expire at 

the end of two years after the date of Final Site Plan approval unless all construction 

has been completed by that date (Section 407.4.B of the Brunswick Zoning Ordinance). 



 
 
 

 
 

 
 

 
 
 
 

SITE PLAN AMENDMENT 
MAJOR DEVELOPMENT REVIEW APPLICATION 

PROPOSED SITE EXPANSION 
20 SPRING STREET, BRUNSWICK, MAINE 

TAX MAP U15, LOTS 85 & 130 
 
 
 
 
 
 
 
 
 

Prepared For 
 

Hammond Lumber Company 
P.O. Box 500 

Belgrade, Maine 04917 
 
 
 

Prepared By 
 

Sitelines P.A. 
8 Cumberland Street 

Brunswick, Maine 04011 
 

July 15, 2014 
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Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment A 
Application Form & Checklists 

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





 
FINAL PLAN REQUIREMENTS 
 
Key:  “O” = omit;  “S”=submit; “NA”=not applicable; “W” = waiver P=pending 
 
Item O S NA W P Comments 
Name of Development       
Scale, date, north point, area, number of 
lots (if subdivision) 

      

Boundaries of all lots and tracts with 
accurate distances and bearings, locations 
of all permanent monuments property 
identified as existing or proposed. 

      

Certification by a professional land 
surveyor that the land has been surveyed 
and the boundaries established in 
accordance with the State of Maine Board 
of Licensure for Professional Surveyors 
standards for Category 1 (Standard 
Boundary Survey), conditions 1, 2, or 3. 

      

Existing zoning district and overlay 
designation. 

      

Names of engineer and surveyor; and 
professional registration numbers of those 
who prepared the plan. 

      

Names of current owner(s) of subject 
parcel and abutting parcels. 

      

Name, location, width of paving and 
rights-of-way, profile, cross-section 
dimensions, curve radii of existing and 
proposed streets; profiles of center-lines 
of proposed streets, at a horizontal scale 
of 1” equals 50’ and vertical scale of 1 
inch equals 5 feet, with all elevations 
referred to in U.S.G.S. datum. 

      

A general road plan noting circulation, 
direction, traffic control devices, street 
lighting and type of lighting proposed. 

      

Existing and proposed easements 
associated with the development. 

      

Kind, location, profile and cross-section 
of all proposed drainage facilities, both 
within the development and outside of it, 
and a storm-water management plan 
which includes the submission 
requirements listed in the storm-water 
management checklist available in the 
Planning Department. 

      

Location of features, natural and artificial, 
such as water bodies, wetlands, streams, 
vegetation, railroads, ditches and 
buildings. 

      



 
Location of existing and proposed 
utilities; water, sewer, electrical lines, and 
profiles of underground facilities.  
Tentative locations of any private wells. 
 

      

Existing and proposed location, size, 
profile and cross section of sanitary 
sewers; description, plan and location of 
other means of sewage disposal with 
evidence of soil suitability. 

      

Topography with counter intervals of not 
more than 2 feet. 
 

      

A Class A (high intensity) Soil Survey 
prepared in accordance with the standards 
of the Maine Association of Professional 
Soil Scientists. 

      

Location of all existing trees over 10 
inches in diameter, locations of tree 
stands, and a plan showing all trees to 
removed as a result of the development 
proposal. 

      

Lighting plan showing details of all 
proposed lighting and the location of that 
lighting in relation to the site. 

      

Existing locations and proposed locations, 
widths and profiles of sidewalks. 

      

Location map.       
Approximate locations and dimensions of 
proposed parking areas. 

      

Proposed ownership and approximate 
location and dimensions of open spaces 
for conservation and recreation. 

      

Grading, erosion control, and landscaping 
plan; proposed finished grades, slopes, 
swells, and ground cover or other means 
of stabilization. 

      

Reference to special conditions stipulated 
by the Planning Board, with conditions 
either set forth in full or on the plan or 
identified as specific documents filed 
with the Board. 

      

A wetlands map drawn by a specialist 
delineating wetland boundaries in 
accordance with the methods prescribed 
by the US Army Corps of Engineers. 

      

Dedicated public open specs, areas 
protected by conservation easements, and 
existing and proposed open spaces or 
recreation areas. 

      



 
For Open Space Development, a note 
indicating the total permitted lot count of 
the entire land tract based upon the 
destiny standards in this Ordinance, the 
number of lots created by the Plan, and 
the numebr of lots permitted to be 
subdivided in the future, as well as a table 
showing setback requirements and 
impervious surface coverage limits for 
each lot. 

      

Building envelops showing acceptable 
locations for principal and accessory 
structures. 

      

 
FINAL PLAN/SUPPORTING DOCCUMENTS 
 
Key:  “O” = omit;  “S”=submit; “NA”=not applicable; “W” = waiver P=pending 
 
Item O S NA W P Comments 
Documentation of Ownership or contract.       
Drafts of legal documents appropriate to 
the application, including: deeds, 
easements, conservation easements, deed 
restrictions or covenants, home/property 
owners association declarations and by-
laws, and such other agreements or 
documents as are necessary to show the 
manner in which conservation land will 
be owned, maintained, and protected. 

      

Draft performance guarantee or 
conditional agreement. 

      

Disclosure of any required permits from 
the Department of Environmental 
Protection, Marine Resources, US Army 
Corps of Engineers, Department of Inland 
Fisheries and Wildlife, or other agencies, 
as applicable; or, if a permit has already 
been granted, a copy of that permit. 

      

Any additional studies required by the 
Planning Baord, which are deemed 
necessary in accordance with this 
Ordiancne. 

      

Storm water management program for the 
propsed project prepared by a 
professional engineer. 

      

A storm water management checklist 
prepared by the Cumebrland County Soil 
and Water Conservation District made 
availabel at the Brunswick Department of 
Planning and Development. 

      



 
An erosion and sedimentation control 
checklist prepared by the Cumberland 
County Soil and Water Conservation 
District. 

      

A statement from the Brunswick-
Topsham Water District of conditions 
under which water will be provided. 

      

A statement from the Brunswick-
Topsham Water District of its review and 
comments on the proposed use if the 
project involves development within the 
Aquifer Protection Zone. 

      

A Statement from the Fire Chief 
recommending the number, size, and 
location of hydrants, available pressure 
levels, road layout and street and project 
name, and any other fire protection 
measures to be taken. 

      

A statement from the Superintendent of 
the Brunswick Sewer District of the 
conditions under wich the Sewer Disticit 
wil provide sewerage disposal service and 
approval of the santiary sewers proposed 
within the development. 

      

Where a septic system is to be used, 
evidence of soil suitablity. 

      

All applicable materials necessary for the 
reviewing entity to review the propsoal in 
accordance with the Criteria of Section 
411. 

      

A plan of all buildings with new 
construction or expansion of an existing 
facility, including type, size, and 
footprint, floor layout, setback, elevation 
of first floor slab, storage, and loading 
areas. 

      

An elevation view of all sides of each 
building proposed indicating height, 
color, bulk, surface treatment, and 
signage. 

      

A circulation plan describing all 
pedestrian and vehicle traffic flow on 
surrounding road systems. 

      

The size and proposed location of water 
supply and sewage disposal systems. 

      

A site landscaping plan indicating grade 
change, vegetation to be preserved, new 
plantings used to stabilize areas of cut and 
fill, screening, the size, location and 
purpose and type of vegetation. 

      

 



Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment B  
Right, Title, and Interest 

 
A copy of the current deeds is included with this attachment.  Also included is a copy of 
the Hammond Lumber Company incorporation certificate. 
 

















Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment C 
Abutting Property Owners 

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



LOCUS PROPERTIES: 

 

MJH BRUNS LLC 

PO BOX 500 

BELGRADE, ME 04917 

MAP U15 LOT 85 

 

SAGEBROOK ESTATE LLC 

PO BOX 500 

BELGRADE, ME 04917 

MAP U15 LOT 130 

 

DIRECT ABUTTERS: 

 

HEUER, JACQUELINE 

16 OAKDALE BLVD 

YARDLEY, PA 19067 

MAP U15 LOT 73 

 

TOWN OF BRUNSWICK 

28 FEDERAL ST 

BRUNSWICK, ME 04011 

MAP U15 LOT 75 

 

SHIELS, MARGARET M 

5 PLEASANT ST 

TOPSHAM, ME 04086 

MAP U15 LOT 79 

 

CRONIN, MARY M 

11 STANWOOD ST 

BRUNSWICK, ME 04011 

MAP U15 LOT 80 

 

SMITH APARTMENTS, LLC 

44 RAYMOND RD 

BRUNSWICK, ME 04011 

MAP U15 LOT 81 

 

SMITH APARTMENTS, LLC 

44 RAYMOND RD 

BRUNSWICK, ME 04011 

MAP U15 LOT 82 

 

STRICKLAND, KATHLEEN 

59 HENNESSEY AVE 

BRUNSWICK, ME 04011 

MAP U15 LOT 83 

 

OSTERMAN PROPANE LLC 

18 SPRING ST 

BRUNSWICK, ME 04011 

MAP U15 LOT 87  

 

DESJARDINS, NANCY A 

12 SPRING ST 

BRUNSWICK, ME 04011 

MAP U15 LOT 89 

 

TETREAULT, PAUL A 

& CATHERINE F 

11 MORSE CT 

BRUNSWICK, ME 04011 

MAP U15 LOT 91A 

 

MURPHY, GARY J 

13 MORSE CT 

BRUNSWICK, ME 04011 

MAP U15 LOT 92 

 

LAMARRE, ERNEST R  

& NANCY R JT 

20 STANWOOD ST 

BRUNSWICK, ME 04011 

MAP U15 LOT 111 

 



MAINE, STATE OF 

DEPT OF TRANSPORTATION 

16 STATE HOUSE STATION 

AUGUSTA, ME 04333 

MAP U16 LOT 10 

 

OSTERMAN PROPANE LLC 

18 SPRING ST 

BRUNSWICK, ME 04011 

MAP U16 LOT 10 

 

FLANAGAN, PETER J 

PO BOX 451 

BRUNSWICK, ME 04011 

MAP U16 MAP 75 

 
MAINE, STATE OF 

DEPT OF TRANSPORTATION 

16 STATE HOUSE STATION 

AUGUSTA, ME 04333 

MAP U22 LOT 10 

 
 



Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment D 
Photographs 

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

 



PROPOSED SITE EXPANSION – HAMMOND LUMBER COMPANY 
20 SPRING STREET, BRUNSWICK, MAINE 

Existing Conditions 

 
Photo 1 – Looking East towards Hammond Lumber - Site is on left prior to clearing 

 
Photo 2 – Looking Northwest from Hammond Lumber towards cleared area 



PROPOSED SITE EXPANSION – HAMMOND LUMBER COMPANY 
20 SPRING STREET, BRUNSWICK, MAINE 

Existing Conditions 

 
Photo 3 – Looking North from Hammond Lumber towards cleared area 

 
Photo 4 – Looking Northeast from Hammond Lumber towards cleared area 

 
 



Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment E 
Supporting Documents 

 
Copies of relevant correspondence and documents pertaining to the project are enclosed. 

 





Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment F 
Stormwater Calculations 

 
A HydroCAD model of the pre-development and post-development calculations is 

included for reference.  
 



Drainage Diagram for 1781-Pre-Post
Prepared by Sitelines, PA        6/27/2014

HydroCAD® 7.10  s/n 001100  © 2005 HydroCAD Software Solutions LLC

Subcat Reach Pond Link

1S

Post

2S

Pre

4P

Pond



Type III 24-hr 1-Inch  Rainfall=1.00"1781-Pre-Post
Page 2Prepared by Sitelines, PA

6/27/2014HydroCAD® 7.10  s/n 001100  © 2005 HydroCAD Software Solutions LLC

Time span=0.00-36.00 hrs, dt=0.04 hrs, 901 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=86,435 sf   Runoff Depth=0.07"Subcatchment 1S: Post
   Flow Length=335'   Tc=6.2 min   CN=79   Runoff=0.05 cfs  505 cf

Runoff Area=86,435 sf   Runoff Depth=0.00"Subcatchment 2S: Pre
   Flow Length=400'   Tc=13.6 min   CN=70   Runoff=0.00 cfs  33 cf

Peak Elev=10.66'  Storage=181 cf   Inflow=0.05 cfs  505 cfPond 4P: Pond
   Outflow=0.02 cfs  391 cf

Total Runoff Area = 172,870 sf   Runoff Volume = 539 cf   Average Runoff Depth = 0.04"



Type III 24-hr 1-Inch  Rainfall=1.00"1781-Pre-Post
Page 3Prepared by Sitelines, PA

6/27/2014HydroCAD® 7.10  s/n 001100  © 2005 HydroCAD Software Solutions LLC

Subcatchment 1S: Post

Runoff = 0.05 cfs @ 12.36 hrs,  Volume= 505 cf,  Depth= 0.07"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 1-Inch  Rainfall=1.00"

Area (sf) CN Description
43,450 87 Dirt roads, HSG C
42,985 71 Meadow, non-grazed, HSG C
86,435 79 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.7 50 0.1550 0.2 Sheet Flow, A-B
Grass: Dense   n= 0.240   P2= 3.00"

1.1 100 0.0300 1.6 Sheet Flow, B-C
Smooth surfaces   n= 0.011   P2= 3.00"

1.4 185 0.0180 2.2 Shallow Concentrated Flow, C-D
Unpaved   Kv= 16.1 fps

6.2 335 Total

Subcatchment 2S: Pre

Runoff = 0.00 cfs @ 21.40 hrs,  Volume= 33 cf,  Depth= 0.00"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 1-Inch  Rainfall=1.00"

Area (sf) CN Description
86,435 70 Woods, Good, HSG C

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

8.8 50 0.0500 0.1 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

3.3 100 0.0100 0.5 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

1.5 250 0.0100 2.7 24.90 Trap/Vee/Rect Channel Flow, C-D
Bot.W=10.00'  D=0.75'  Z= 3.0 '/'  Top.W=14.50'
n= 0.040  Winding stream, pools & shoals

13.6 400 Total

Pond 4P: Pond

Inflow Area = 86,435 sf,  Inflow Depth = 0.07"    for  1-Inch event
Inflow = 0.05 cfs @ 12.36 hrs,  Volume= 505 cf
Outflow = 0.02 cfs @ 15.20 hrs,  Volume= 391 cf,  Atten= 72%,  Lag= 170.5 min
Primary = 0.02 cfs @ 15.20 hrs,  Volume= 391 cf
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Routing by Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Peak Elev= 10.66' @ 15.20 hrs   Surf.Area= 1,145 sf   Storage= 181 cf
Plug-Flow detention time= 247.8 min calculated for 391 cf (77% of inflow)
Center-of-Mass det. time= 157.3 min ( 1,121.5 - 964.1 )

Volume Invert Avail.Storage Storage Description
#1 10.50' 6,887 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
10.50 1,073 0 0
11.00 1,294 592 592
12.00 1,790 1,542 2,134
13.00 2,363 2,077 4,210
14.00 2,990 2,677 6,887

Device Routing Invert Outlet Devices
#1 Device 3 10.60' 8.0" Vert. Orifice/Grate   C= 0.600   
#2 Device 3 13.00' 5.0' long x 2.5' high Sharp-Crested Rectangular Weir   

2 End Contraction(s)   
#3 Primary 10.60' 12.0"  x 149.0' long Culvert   CPP, projecting, no headwall,  Ke= 0.900   

Outlet Invert= 8.40'   S= 0.0148 '/'   Cc= 0.900   
n= 0.010  PVC, smooth interior   

Primary OutFlow  Max=0.01 cfs @ 15.20 hrs  HW=10.66'   (Free Discharge)
3=Culvert  (Inlet Controls 0.01 cfs @ 0.7 fps)

1=Orifice/Grate  (Passes 0.01 cfs of 0.01 cfs potential flow)
2=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Time span=0.00-36.00 hrs, dt=0.04 hrs, 901 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=86,435 sf   Runoff Depth=1.19"Subcatchment 1S: Post
   Flow Length=335'   Tc=6.2 min   CN=79   Runoff=2.66 cfs  8,560 cf

Runoff Area=86,435 sf   Runoff Depth=0.71"Subcatchment 2S: Pre
   Flow Length=400'   Tc=13.6 min   CN=70   Runoff=1.12 cfs  5,145 cf

Peak Elev=11.65'  Storage=1,533 cf   Inflow=2.66 cfs  8,560 cfPond 4P: Pond
   Outflow=1.42 cfs  8,446 cf

Total Runoff Area = 172,870 sf   Runoff Volume = 13,705 cf   Average Runoff Depth = 0.95"
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Subcatchment 1S: Post

Runoff = 2.66 cfs @ 12.10 hrs,  Volume= 8,560 cf,  Depth= 1.19"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 2-Year  Rainfall=3.00"

Area (sf) CN Description
43,450 87 Dirt roads, HSG C
42,985 71 Meadow, non-grazed, HSG C
86,435 79 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.7 50 0.1550 0.2 Sheet Flow, A-B
Grass: Dense   n= 0.240   P2= 3.00"

1.1 100 0.0300 1.6 Sheet Flow, B-C
Smooth surfaces   n= 0.011   P2= 3.00"

1.4 185 0.0180 2.2 Shallow Concentrated Flow, C-D
Unpaved   Kv= 16.1 fps

6.2 335 Total

Subcatchment 2S: Pre

Runoff = 1.12 cfs @ 12.21 hrs,  Volume= 5,145 cf,  Depth= 0.71"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 2-Year  Rainfall=3.00"

Area (sf) CN Description
86,435 70 Woods, Good, HSG C

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

8.8 50 0.0500 0.1 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

3.3 100 0.0100 0.5 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

1.5 250 0.0100 2.7 24.90 Trap/Vee/Rect Channel Flow, C-D
Bot.W=10.00'  D=0.75'  Z= 3.0 '/'  Top.W=14.50'
n= 0.040  Winding stream, pools & shoals

13.6 400 Total

Pond 4P: Pond

Inflow Area = 86,435 sf,  Inflow Depth = 1.19"    for  2-Year event
Inflow = 2.66 cfs @ 12.10 hrs,  Volume= 8,560 cf
Outflow = 1.42 cfs @ 12.26 hrs,  Volume= 8,446 cf,  Atten= 47%,  Lag= 10.0 min
Primary = 1.42 cfs @ 12.26 hrs,  Volume= 8,446 cf
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Routing by Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Peak Elev= 11.65' @ 12.26 hrs   Surf.Area= 1,615 sf   Storage= 1,533 cf
Plug-Flow detention time= 34.3 min calculated for 8,437 cf (99% of inflow)
Center-of-Mass det. time= 27.0 min ( 876.6 - 849.6 )

Volume Invert Avail.Storage Storage Description
#1 10.50' 6,887 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
10.50 1,073 0 0
11.00 1,294 592 592
12.00 1,790 1,542 2,134
13.00 2,363 2,077 4,210
14.00 2,990 2,677 6,887

Device Routing Invert Outlet Devices
#1 Device 3 10.60' 8.0" Vert. Orifice/Grate   C= 0.600   
#2 Device 3 13.00' 5.0' long x 2.5' high Sharp-Crested Rectangular Weir   

2 End Contraction(s)   
#3 Primary 10.60' 12.0"  x 149.0' long Culvert   CPP, projecting, no headwall,  Ke= 0.900   

Outlet Invert= 8.40'   S= 0.0148 '/'   Cc= 0.900   
n= 0.010  PVC, smooth interior   

Primary OutFlow  Max=1.42 cfs @ 12.26 hrs  HW=11.65'   (Free Discharge)
3=Culvert  (Passes 1.42 cfs of 2.21 cfs potential flow)

1=Orifice/Grate  (Orifice Controls 1.42 cfs @ 4.1 fps)
2=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Time span=0.00-36.00 hrs, dt=0.04 hrs, 901 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=86,435 sf   Runoff Depth=2.55"Subcatchment 1S: Post
   Flow Length=335'   Tc=6.2 min   CN=79   Runoff=5.83 cfs  18,333 cf

Runoff Area=86,435 sf   Runoff Depth=1.82"Subcatchment 2S: Pre
   Flow Length=400'   Tc=13.6 min   CN=70   Runoff=3.21 cfs  13,086 cf

Peak Elev=12.87'  Storage=3,904 cf   Inflow=5.83 cfs  18,333 cfPond 4P: Pond
   Outflow=2.34 cfs  18,219 cf

Total Runoff Area = 172,870 sf   Runoff Volume = 31,419 cf   Average Runoff Depth = 2.18"
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Subcatchment 1S: Post

Runoff = 5.83 cfs @ 12.09 hrs,  Volume= 18,333 cf,  Depth= 2.55"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 10-Year  Rainfall=4.70"

Area (sf) CN Description
43,450 87 Dirt roads, HSG C
42,985 71 Meadow, non-grazed, HSG C
86,435 79 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.7 50 0.1550 0.2 Sheet Flow, A-B
Grass: Dense   n= 0.240   P2= 3.00"

1.1 100 0.0300 1.6 Sheet Flow, B-C
Smooth surfaces   n= 0.011   P2= 3.00"

1.4 185 0.0180 2.2 Shallow Concentrated Flow, C-D
Unpaved   Kv= 16.1 fps

6.2 335 Total

Subcatchment 2S: Pre

Runoff = 3.21 cfs @ 12.20 hrs,  Volume= 13,086 cf,  Depth= 1.82"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 10-Year  Rainfall=4.70"

Area (sf) CN Description
86,435 70 Woods, Good, HSG C

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

8.8 50 0.0500 0.1 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

3.3 100 0.0100 0.5 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

1.5 250 0.0100 2.7 24.90 Trap/Vee/Rect Channel Flow, C-D
Bot.W=10.00'  D=0.75'  Z= 3.0 '/'  Top.W=14.50'
n= 0.040  Winding stream, pools & shoals

13.6 400 Total

Pond 4P: Pond

Inflow Area = 86,435 sf,  Inflow Depth = 2.55"    for  10-Year event
Inflow = 5.83 cfs @ 12.09 hrs,  Volume= 18,333 cf
Outflow = 2.34 cfs @ 12.35 hrs,  Volume= 18,219 cf,  Atten= 60%,  Lag= 15.4 min
Primary = 2.34 cfs @ 12.35 hrs,  Volume= 18,219 cf



Type III 24-hr 10-Year  Rainfall=4.70"1781-Pre-Post
Page 10Prepared by Sitelines, PA

6/27/2014HydroCAD® 7.10  s/n 001100  © 2005 HydroCAD Software Solutions LLC

Routing by Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Peak Elev= 12.87' @ 12.35 hrs   Surf.Area= 2,288 sf   Storage= 3,904 cf
Plug-Flow detention time= 28.8 min calculated for 18,219 cf (99% of inflow)
Center-of-Mass det. time= 24.8 min ( 852.2 - 827.4 )

Volume Invert Avail.Storage Storage Description
#1 10.50' 6,887 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
10.50 1,073 0 0
11.00 1,294 592 592
12.00 1,790 1,542 2,134
13.00 2,363 2,077 4,210
14.00 2,990 2,677 6,887

Device Routing Invert Outlet Devices
#1 Device 3 10.60' 8.0" Vert. Orifice/Grate   C= 0.600   
#2 Device 3 13.00' 5.0' long x 2.5' high Sharp-Crested Rectangular Weir   

2 End Contraction(s)   
#3 Primary 10.60' 12.0"  x 149.0' long Culvert   CPP, projecting, no headwall,  Ke= 0.900   

Outlet Invert= 8.40'   S= 0.0148 '/'   Cc= 0.900   
n= 0.010  PVC, smooth interior   

Primary OutFlow  Max=2.34 cfs @ 12.35 hrs  HW=12.87'   (Free Discharge)
3=Culvert  (Passes 2.34 cfs of 3.97 cfs potential flow)

1=Orifice/Grate  (Orifice Controls 2.34 cfs @ 6.7 fps)
2=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Time span=0.00-36.00 hrs, dt=0.04 hrs, 901 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=86,435 sf   Runoff Depth=3.15"Subcatchment 1S: Post
   Flow Length=335'   Tc=6.2 min   CN=79   Runoff=7.20 cfs  22,682 cf

Runoff Area=86,435 sf   Runoff Depth=2.34"Subcatchment 2S: Pre
   Flow Length=400'   Tc=13.6 min   CN=70   Runoff=4.19 cfs  16,837 cf

Peak Elev=13.18'  Storage=4,648 cf   Inflow=7.20 cfs  22,682 cfPond 4P: Pond
   Outflow=3.78 cfs  22,567 cf

Total Runoff Area = 172,870 sf   Runoff Volume = 39,519 cf   Average Runoff Depth = 2.74"
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Subcatchment 1S: Post

Runoff = 7.20 cfs @ 12.09 hrs,  Volume= 22,682 cf,  Depth= 3.15"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 25-Year  Rainfall=5.40"

Area (sf) CN Description
43,450 87 Dirt roads, HSG C
42,985 71 Meadow, non-grazed, HSG C
86,435 79 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.7 50 0.1550 0.2 Sheet Flow, A-B
Grass: Dense   n= 0.240   P2= 3.00"

1.1 100 0.0300 1.6 Sheet Flow, B-C
Smooth surfaces   n= 0.011   P2= 3.00"

1.4 185 0.0180 2.2 Shallow Concentrated Flow, C-D
Unpaved   Kv= 16.1 fps

6.2 335 Total

Subcatchment 2S: Pre

Runoff = 4.19 cfs @ 12.20 hrs,  Volume= 16,837 cf,  Depth= 2.34"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Type III 24-hr 25-Year  Rainfall=5.40"

Area (sf) CN Description
86,435 70 Woods, Good, HSG C

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

8.8 50 0.0500 0.1 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

3.3 100 0.0100 0.5 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

1.5 250 0.0100 2.7 24.90 Trap/Vee/Rect Channel Flow, C-D
Bot.W=10.00'  D=0.75'  Z= 3.0 '/'  Top.W=14.50'
n= 0.040  Winding stream, pools & shoals

13.6 400 Total

Pond 4P: Pond

Inflow Area = 86,435 sf,  Inflow Depth = 3.15"    for  25-Year event
Inflow = 7.20 cfs @ 12.09 hrs,  Volume= 22,682 cf
Outflow = 3.78 cfs @ 12.25 hrs,  Volume= 22,567 cf,  Atten= 47%,  Lag= 9.5 min
Primary = 3.78 cfs @ 12.25 hrs,  Volume= 22,567 cf
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Routing by Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.04 hrs
Peak Elev= 13.18' @ 12.25 hrs   Surf.Area= 2,477 sf   Storage= 4,648 cf
Plug-Flow detention time= 27.2 min calculated for 22,567 cf (99% of inflow)
Center-of-Mass det. time= 23.9 min ( 845.2 - 821.3 )

Volume Invert Avail.Storage Storage Description
#1 10.50' 6,887 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
10.50 1,073 0 0
11.00 1,294 592 592
12.00 1,790 1,542 2,134
13.00 2,363 2,077 4,210
14.00 2,990 2,677 6,887

Device Routing Invert Outlet Devices
#1 Device 3 10.60' 8.0" Vert. Orifice/Grate   C= 0.600   
#2 Device 3 13.00' 5.0' long x 2.5' high Sharp-Crested Rectangular Weir   

2 End Contraction(s)   
#3 Primary 10.60' 12.0"  x 149.0' long Culvert   CPP, projecting, no headwall,  Ke= 0.900   

Outlet Invert= 8.40'   S= 0.0148 '/'   Cc= 0.900   
n= 0.010  PVC, smooth interior   

Primary OutFlow  Max=3.74 cfs @ 12.25 hrs  HW=13.18'   (Free Discharge)
3=Culvert  (Passes 3.74 cfs of 4.30 cfs potential flow)

1=Orifice/Grate  (Orifice Controls 2.52 cfs @ 7.2 fps)
2=Sharp-Crested Rectangular Weir  (Weir Controls 1.23 cfs @ 1.4 fps)
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Attachment G 
 Supporting Graphics 

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

Cumberland County and Part of Oxford County, Maine (ME005)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

DeB Deerfield loamy sand, 3 to 8
percent slopes

5.1 73.4%

HrB Hollis fine sandy loam, 3 to 8
percent slopes

1.9 26.6%

Totals for Area of Interest 7.0 100.0%

Soil Map—Cumberland County and Part of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/18/2014
Page 3 of 3
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Hammond Lumber Company 
Major Site Plan Application 
July 15, 2014 
 

Attachment H 
Site Plans 

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



















  

  

    

  

 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 1, 2014  

  

STAFF REVIEW COMMITTEE NOTES   

  

Committee Members Present:   

Jeff Hutchinson (Codes), Lenny Blanchette (Sewer), Dick Rizzo (Police), Cathy Donovan (Assessing), 

Jeremy Doxsee (Planning, non-voting member) Also Present:    

Cecile Stadler (for Tao Yuan), Curt Neufeld, Sitelines, PA (representing Tao and Hammond Lumber)  

  

Case # 14-014 – Hammond Lumber Site Expansion: The Committee will review and provide a 

recommendation to the Planning Board on a combined Sketch/Final Major Review Site Plan application 

submitted by Hammond Lumber Company, for development of a gravel storage area adjacent to the 

existing Hammond Lumber facility at 20 Spring Street, in the Mixed Use 2 Intown Railroad Corridor 

(MU2) Zoning District. Assessor’s Map U15, Lot 130.    

  

Comments:  

  

Curt Neufeld  

• Provided overview of project.   Contacted Town Engineer John Foster; clearing site and adding 

impervious gravel laydown area will increase site runoff.  John won’t approve any peak flow 

increase in stormwater.   Curt will submit a stormwater plan with the final plan submission.   

  

Jeff Hutchinson  

• Noted that the lot is split between TR1 and MU2.   In accordance with §303 B. when a lot less 

than 10 acres is divided by a district boundary, the provision of the zoning district in which the 

larger portion of the lot lies govern the use, density, lot area and dimensional requirements of the 

lot.   So the entire lot will be regulated under MU2.    

• Fire Dept. not present, but applicant may want to show how fire emergency vehicles could 

access all sides of laydown area in the event of a fire.   This might be tricky during spring mud 

season.   Jeremy will follow up with Jeff Emerson on this issue.   

• Applicant should consider a perimeter security fence, as potential valuable materials will be 

unprotected.   



  

  

  

  

Dick Rizzo  

• No comments  

  

Cathy Donovan  

• Asked if applicant intended to create access to site from Stanwood Road.   Curt responded that 

they did not.    

  

Jeremy Doxsee  

• Applicant combines mother parcel and subject parcel in application narrative, for purposes of 

impervious surface coverage calculations.    Subject parcel should be reviewed on own – mother 

parcel never underwent development review (grandfathered) and is under separate ownership.  

o Jeff H:  if under separate ownership an access easement will have to be recorded.   

• Narrative lists different numbers for impervious surface coverage – make sure #s are accurate 

and consistent.  

• Read aloud a letter from neighbor Dana Smith, who owns abutting parcels at 13 & 17 Stanwood 

Road.   Letter expressed concern about stormwater impacts, lack of vegetative buffer, and that 

work was done without permits.   Jeremy directed Curt to submit landscaping and buffer plan 

with final submission.  

  

Case # 14-016 – Tao Yuan Expansion: The Committee will review and provide a recommendation to 

the Planning Board on a combined Sketch/Final Major Review Site Plan Amendment application 

submitted by Cecile Stadler of Cara’s Place, LLC, regarding a proposed 650 ± s.f. expansion of the 

dining room of the Tao Yuan Restaurant and associated site improvements, located at 22 Pleasant Street 

in the Town Center (TC1) Zoning District. Assessor’s Map U13, Lot 052.  

  

Comments:  

  

Cecile Stadler  

• Provided overview of project.   Noted that eliminating narrow egress lane will actually improve 

safety for pedestrians – cars had to pull out into sidewalk in order to get site lines for oncoming 

traffic.  Also, cars will no longer block Post Office drop box.   

  

Jeff Hutchinson  

• Asked if Cecile had talked with Codes yet about fire separation for new addition.  Cecile 

indicated she had.  

• Are parking spaces in foundation for employees?  Cecile indicated they are.   Than a sign should 

be added indicating that.   Noted first space will be difficult to get in and out of.  

• Noted that 23 new seats will require six (6) additional spaces, which have been provided.    

• Concurred that eliminating narrow egress lane will improve safety and access to PO drop box.  

• Re. parking spaces behind restaurant, applicant should consider realigning interior curb line so 

as to deter car from parking on an angle.    



• Show location of existing lights on the plan.   Provide some photometric info so staff can 

determine if lighting for rear parking spaces and spaces in foundation will have sufficient 

lighting.    

 Cecile confirmed that no lighting is proposed for spaces in foundation.  All rear parking 

spaces will have ambient light from nearby existing fixtures.   

  

Dick Rizzo  

• No comments  

  

Cathy Donovan  

• No comments  

  

Curt Neufeld  

• Re. stormwater the addition will be sited on area that was formerly asphalt.   Any changes to 

stormwater will be negligible.  

o Jeff noted that nearby pavement will be removed and grass planted, so any impacts 

should be offset.  

  

Lenny Blanchette  

• Concerned with new addition adding grease to the District sewer system.    

• BSD inspected the manhole on Abbey Lane that Tao Yuan Restaurant discharges to and saw a 

significant amount grease build up (photo provided). They don’t know how long that grease has 

been there, and if Tao Yuan is the cause.  But they want to make sure grease deposits don’t 

increase from project.   He doesn’t know who owns manhole on Abbey Lane – Jeff replied that it 

was Art Boulay.  Lenny noted that BSD will contact Mr. Boulay regarding cleaning of the 

manhole.  

• The increase in average daily water consumption from the new addition will be monitored – an 

increase over 10% could result in an additional entrance charge assessment.  

• District needs to make sure there is a process in place for grease retention and trap maintenance.   

o Cecile said that restaurant has an internal grease trap and they intended to upgrade the 

system.  

  

  

  

END  
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DRAFT FINDINGS OF FACT 

Major Development Review  

Final Common Development Plan 

Meeting Date: July 22, 2014 

 

Project Name: Common Development Plan at Brunswick Landing 

Address:  NA 

Case Number: 14-021 

Tax Map: Assessor’s Map 40, Lots 1, 10, 16, 32, 34, 37, 48, 50, 52, 52, 72, 

76, 84, &103. 

Zoning:  Located in the BNAS Reuse District in the CMU Land Use District 

Applicant:  Priority Real Estate Group  

2 Main Street 

Topsham, ME 04086 

Midcoast Regional Redevelopment Authority 

2 Pegasus Drive #1-200 

Brunswick, Maine 04011 

Authorized 

Representative: Kevin Clark, PLS 

   President, Sitelines, PA 

   8 Cumberland Street  

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: 

 Common Development Plan application packet dated July 7, 2014. 

 Sheet 1 (black & white) by Sitelines, PA entitled “Master Plan”, revised 7-17-14. 

 Sheet 1 (color) by Sitelines, PA entitled “Master Plan”, revised 7-17-14. 

 

In accordance with §413 of the Zoning Ordinance, the applicant has submitted a 

Common Development Plan (CDP) application for 14 lots with frontage on Bath Road, 

Admiral Fitch Avenue, and Pegasus Street at Brunswick Landing.    A project narrative, 

which provides a description of the proposed development, the architecture, landscaping, 

signage, lighting, and pedestrian and bicycle facilities, is included with this packet. 

 

The Staff Review Committee reviewed the combined sketch/final plan submission on 

July 10
th

; the meeting notes have been included in the packet.   The applicants conducted 

a site walk with the Planning Board on July 8
th

.   In addition, the applicants requested a 
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workshop with the Planning Board and presented the CDP at the July 1
st
 Planning Board 

meeting.   The applicant met with staff on 2 occasions prior to the July 10
th

 Staff Review 

Committee meeting to work through submission requirements; in addition, the applicant 

met with the Co-Chairs of the Bicycle and Pedestrian Advisory Committee, in order to 

review potential impacts to bike and pedestrian amenities.    

 

Staff did receive an email from Councilor Walker, encouraging staff to make necessary 

consultations to ensure that archeological sites proximate to the Brunswick Landing 

would not be adversely impacted by development within the CDP.   Staff reviewed the 

Programmatic Agreement between the United States Navy and the Maine Historic 

Preservation Office, including a map of historic resources on the former Base, provided 

by the Navy and held by MRRA, which show that documented historic resources are not 

within the CDP boundary.    

 

The following waivers have been requested by the applicant: 

 

1. Section 413.3 (a) – Waiver is requested to the maximum scale of 1”=50’.  Scale is not 

appropriate to show the entire area of the Common Development Plan.   

2. Section 413.3 (a) – Waiver is requested to show building locations on all lots.  Uses 

have not been identified for all lots. 

3. Section 413.3 (D) – Waiver is requested to showing locations for all signs.  Not all 

parcels have development concepts at this time.  Applicant is requesting that sign 

locations be addressed at the time of individual project review.   

4. Section 413.3 (E.2 & 4) – Waiver is requested to show site plan of lighting treatment 

and the mounting height of fixtures.  Not all parcels have development concepts at 

this time.  Applicant is requesting that lighting plans be addressed at the time of 

individual project review. 

5. Section 413.3 (F) – Waiver is requested for a master landscaping plan.  Applicant is 

requesting that landscape plans be addressed at the time individual project review.  

Applicant has included an overall landscape narrative and example of sketches for 

treatment of parcels that will ensure a coordinated landscaping theme for the CDP. 

6. Appendix III.9.1 – Waiver is requested to the 8-foot maximum height for the 

Brunswick Landing entrance sign.  The replacement sign is proposed as 9 feet tall, 

which is the height of the existing sign.   

7. Appendix III.10.2 – Waiver is requested for the requirement of on-street parking on 

Admiral Fitch Avenue.  Admiral Fitch Avenue is intended to be the gateway to 

Brunswick Landing, with landscaping, wayfinding signage, sidewalks, and 

crosswalks.  On-street parking in this location could interfere with these amenities 

and is not consistent with the Brunswick Landing Community Design Guidelines 

administered by an advisory committee of MRRA. 
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Review Standards from Section 413 of the Town of Brunswick Zoning Ordinance 

 

413.1 Criteria for Designation as a Common Development Plan 

In reviewing a proposal for a project to be designated as a common development plan, the 

Planning Board shall find that all of the following criteria will be met: 

A. All buildings and structures shall be part of, and consistent with, a common pattern of 

development.  In the case of a single building on an individual lot, the proposed 

building shall be consistent with the pattern of development on surrounding lots. The 

relationship of the buildings to public and private streets and to parking areas shall 

result in a unified pattern.   

Proposed buildings will be oriented to existing roads, with setbacks not less than 15’ 

and not to exceed 50’, and with parking located to the side and/or rear or buildings.  

The Board finds that the provisions of Section 413.1.A are satisfied. 

B. The development shall incorporate private or public amenities that enhance the 

development’s pedestrian friendly environment.   

Internally, the site will provide pedestrian connections between buildings, parking 

areas, and outdoor focal points – such as the existing static airplane on Lot 7A, new 

gazebos, landscaped areas, and benches.  Each site shall provide a cross walk or 

direct connection to existing and new sidewalks.   Bicycle racks will be provided at 

each building and a bicycle rest/repair station will be provided as part of the proposed 

development of Lot 6.   As indicated, exterior benches and bicycle racks shall be of 

consistent materials and colors.   There is a 4 foot-wide sidewalk on the west side of 

Admiral Fitch Avenue that runs to Pegasus Street.  A 4 foot-wide sidewalk begins on 

the east side of Admiral Fitch Avenue, after Forrestal Drive, and continues to Pegasus 

Street.  Both sidewalks will be preserved.  New sidewalks shall be provided on 

Pegasus Street consistent in width and materials of existing sidewalks.   The Board 

finds that the provisions of Section 413.1.B are satisfied with the provision of new 

sidewalks being provided along Pegasus Street consistent in width and materials of 

existing sidewalks. 

C. There shall be common vehicular and pedestrian circulation systems that create a 

pedestrian friendly environment for the entire development and that integrate the 

individual buildings into an overall pattern. 

Each site shall provide a cross walk or direct connection to existing and new 

sidewalks.  An existing bicycling/walking path exists on the former rail bed lying west 

of Admiral Fitch Drive.  This path will be preserved by easement for continued use.  

Depending on individual site developments for Lots 8, 9, 10, 11, 12 and 14, re-location 

of the path may be necessary.  There is a 4 foot-wide sidewalk on the west side of 

Admiral Fitch Avenue that runs to Pegasus Street.  A 4 foot-wide sidewalk begins on 

the east side of Admiral Fitch Avenue, after Forrestal Drive, and continues to Pegasus 

Street.   The Board finds that the provisions of Section 413.1.C are satisfied, with the 

provision of an easement to preserve the existing bicycling/walking path, the intent 

being that relocation of the path will only occur if no other site development 

alternative is available 

D. There shall be an overall design theme or treatment of site improvements including 

lighting, signs, paving, site furniture, and landscaping.   
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Landscaping 

As illustrated in the application, a repeatable streetscape theme will be located 

between all buildings and streets.  This will include grasses and shrubs for varying 

color, a hard element of wrought iron fencing along the Bath Road frontage and along 

Pegasus Street if appropriate, maintenance of existing street trees and replacements 

as needed along Admiral Fitch Avenue and Pegasus Street, a landscaped center island 

/esplanade along the multilane portions of Admiral Fitch Avenue, low flowering trees, 

as well as sod and irrigation.   

The landscaping will focus on four main areas:  The first is the space between the 

buildings and streets.  A landscape pattern/theme coordinated between the various 

parcels will provide four season interest.   Where decorative wrought iron fencing is 

provided, low herbaceous planting and shrubs will be planted in front with flowering 

ornamental trees located behind the fence to provide a greater sense of depth.   

The second focus area will be the building foundation planting and entrances, which 

will have a more detailed and refined landscape consisting of a variety of plants 

providing color and year round interest. 

The third focus area is the parking lot where low maintenance shade trees and 

flowering ornamental trees will be used to break up the visual expanse of pavement 

and provide shade in the summer months.  

The fourth focus area is the general landscape, which is comprised of lawn areas, 

stormwater areas, and street entrances.  Low maintenance planting will be used to 

provide small park areas for employees and visitors to relax and gather.  These 

plantings will visually enhance street entrances and assist in stormwater management.  

Lighting 

Site lighting will be via pole and building mounted cut-off luminaires with LED 

fixtures.  Bronze pole heights will be appropriately scaled, and fixtures will be 

consistent throughout the CDP.     

Signs 

Ground lighted monument signs will be provided along the frontage of individual 

development lots with the exception of those fronting Bath Road (lot 5).  The base of 

these monument signs will be of natural stone or natural stone veneer with non-

modular ashlar layout.  The signs will have granite posts and will be painted wood 

and/or composite material, having a maximum height of 8 feet and a maximum width 

of 6 feet.  Business identification signs for Lot 5 shall be compatible in design and type 

to those located within the CDP, monument in type and may be back-lit.  The specific 

size shall be determined during development review. 

A new “Brunswick Landing” monument sign will replace the existing 9’ tall by 10’ 

wide sign in the center esplanade at the Bath Road entrance.  This proposed sign will 

be ground-lighted and will have a maximum height of 9’ and a maximum width of 14’.  

The base and posts (columns) of this monument sign will be of natural stone or natural 

stone veneer with non-modular ashlar layout and will be painted wood and/or 

composite material.   The Board finds that the provisions of Section 413.1.D are 

satisfied with the provision that the size and materials for business identification 

signs on Lot 5 shall be determined at the time of development review. 
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E. If the project is located in the CC District, the development will conform to the Cook’s 

Corner Design Standards relating to common development plans.  NA - the Board 

finds that the provisions of Section 413.1.E are satisfied. 

 

Additional Review Criteria for CDP located within BNAS Reuse District: 

 

A-III.7  Dimensional and Density Table for the Land Use Districts 

(Footnote 
1
 – Removing all dimensional and density standards for CDP) 

 

If the Common Development Plan is located within the BNAS Reuse District, the 

dimensional and density standards will be approved by the Planning Board and applied 

specific to the CDP area.  The Board approves the dimensional and density standards as 

submitted and finds that the provisions of Section A-III.7 are satisfied.  Such standards 

shall be placed on the common development plan. 

  

 

 

DRAFT MOTIONS 

COMMON DEVELOPMENT PLAN AT BRUNSWICK LANDING 

CASE NUMBER: 14-021 

 

Motion 1: That the combined Sketch/Final Major Development Review Common 

Development Plan application is deemed complete. 

 

Motion 2: That the Board waives the following requirements: 

 

1. Section 413.3 (a) – Waiver requested to the maximum scale of 1”=50’ 

2. Waiver to show buildings on all lots. 

3. Section 413.3 (D) – Waiver requested to showing location for all signs.  

4. Section 413.3 (E.2 & 4) – Waiver requested to show site plan of lighting 

treatment and the mounting height of fixtures. 

5. Section 413.3 (F) – Waiver requested for a master landscaping plan.   

6. Appendix III.9.1 – Waiver is requested to the 8-foot maximum height for 

the Brunswick Landing entrance sign.  

7. Appendix III.10.2 – Waiver requested for the requirement of on-street 

parking on Admiral Fitch Avenue.   

 

Motion 3: That the Major Development Review Final Common Development 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, 
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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. That an easement be preserved for the existing bicycling/walking path, 

the intent being that relocation of the path will only occur if no other 

site development alternative is available for Lots 8, 9, 10, 11, 12 and 

14. 

3. That new sidewalks shall be provided along Pegasus Street consistent 

in width and materials of existing sidewalks. 

4. That the dimensional and density standards as approved shall be 

placed on the common development plan. 

5. That the size and materials for business identification signs on Lot 5 

shall be determined at the time of development review. 

 

 

 

 

 

* 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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May 1, 2014  

  

STAFF REVIEW COMMITTEE NOTES   

  

Committee Members Present:   

Jeff Hutchinson (Codes), Lenny Blanchette (Sewer), Dick Rizzo (Police), Cathy Donovan (Assessing), 

Jeremy Doxsee (Planning, non-voting member) Also Present:    

Cecile Stadler (for Tao Yuan), Curt Neufeld, Sitelines, PA (representing Tao and Hammond Lumber)  

  

Case # 14-014 – Hammond Lumber Site Expansion: The Committee will review and provide a 

recommendation to the Planning Board on a combined Sketch/Final Major Review Site Plan application 

submitted by Hammond Lumber Company, for development of a gravel storage area adjacent to the 

existing Hammond Lumber facility at 20 Spring Street, in the Mixed Use 2 Intown Railroad Corridor 

(MU2) Zoning District. Assessor’s Map U15, Lot 130.    

  

Comments:  

  

Curt Neufeld  

• Provided overview of project.   Contacted Town Engineer John Foster; clearing site and adding 

impervious gravel laydown area will increase site runoff.  John won’t approve any peak flow 

increase in stormwater.   Curt will submit a stormwater plan with the final plan submission.   

  

Jeff Hutchinson  

• Noted that the lot is split between TR1 and MU2.   In accordance with §303 B. when a lot less 

than 10 acres is divided by a district boundary, the provision of the zoning district in which the 

larger portion of the lot lies govern the use, density, lot area and dimensional requirements of the 

lot.   So the entire lot will be regulated under MU2.    

• Fire Dept. not present, but applicant may want to show how fire emergency vehicles could 

access all sides of laydown area in the event of a fire.   This might be tricky during spring mud 

season.   Jeremy will follow up with Jeff Emerson on this issue.   

• Applicant should consider a perimeter security fence, as potential valuable materials will be 

unprotected.   



  

  

  

  

Dick Rizzo  

• No comments  

  

Cathy Donovan  

• Asked if applicant intended to create access to site from Stanwood Road.   Curt responded that 

they did not.    

  

Jeremy Doxsee  

• Applicant combines mother parcel and subject parcel in application narrative, for purposes of 

impervious surface coverage calculations.    Subject parcel should be reviewed on own – mother 

parcel never underwent development review (grandfathered) and is under separate ownership.  

o Jeff H:  if under separate ownership an access easement will have to be recorded.   

• Narrative lists different numbers for impervious surface coverage – make sure #s are accurate 

and consistent.  

• Read aloud a letter from neighbor Dana Smith, who owns abutting parcels at 13 & 17 Stanwood 

Road.   Letter expressed concern about stormwater impacts, lack of vegetative buffer, and that 

work was done without permits.   Jeremy directed Curt to submit landscaping and buffer plan 

with final submission.  

  

Case # 14-016 – Tao Yuan Expansion: The Committee will review and provide a recommendation to 

the Planning Board on a combined Sketch/Final Major Review Site Plan Amendment application 

submitted by Cecile Stadler of Cara’s Place, LLC, regarding a proposed 650 ± s.f. expansion of the 

dining room of the Tao Yuan Restaurant and associated site improvements, located at 22 Pleasant Street 

in the Town Center (TC1) Zoning District. Assessor’s Map U13, Lot 052.  

  

Comments:  

  

Cecile Stadler  

• Provided overview of project.   Noted that eliminating narrow egress lane will actually improve 

safety for pedestrians – cars had to pull out into sidewalk in order to get site lines for oncoming 

traffic.  Also, cars will no longer block Post Office drop box.   

  

Jeff Hutchinson  

• Asked if Cecile had talked with Codes yet about fire separation for new addition.  Cecile 

indicated she had.  

• Are parking spaces in foundation for employees?  Cecile indicated they are.   Than a sign should 

be added indicating that.   Noted first space will be difficult to get in and out of.  

• Noted that 23 new seats will require six (6) additional spaces, which have been provided.    

• Concurred that eliminating narrow egress lane will improve safety and access to PO drop box.  

• Re. parking spaces behind restaurant, applicant should consider realigning interior curb line so 

as to deter car from parking on an angle.    



• Show location of existing lights on the plan.   Provide some photometric info so staff can 

determine if lighting for rear parking spaces and spaces in foundation will have sufficient 

lighting.    

 Cecile confirmed that no lighting is proposed for spaces in foundation.  All rear parking 

spaces will have ambient light from nearby existing fixtures.   

  

Dick Rizzo  

• No comments  

  

Cathy Donovan  

• No comments  

  

Curt Neufeld  

• Re. stormwater the addition will be sited on area that was formerly asphalt.   Any changes to 

stormwater will be negligible.  

o Jeff noted that nearby pavement will be removed and grass planted, so any impacts 

should be offset.  

  

Lenny Blanchette  

• Concerned with new addition adding grease to the District sewer system.    

• BSD inspected the manhole on Abbey Lane that Tao Yuan Restaurant discharges to and saw a 

significant amount grease build up (photo provided). They don’t know how long that grease has 

been there, and if Tao Yuan is the cause.  But they want to make sure grease deposits don’t 

increase from project.   He doesn’t know who owns manhole on Abbey Lane – Jeff replied that it 

was Art Boulay.  Lenny noted that BSD will contact Mr. Boulay regarding cleaning of the 

manhole.  

• The increase in average daily water consumption from the new addition will be monitored – an 

increase over 10% could result in an additional entrance charge assessment.  

• District needs to make sure there is a process in place for grease retention and trap maintenance.   

o Cecile said that restaurant has an internal grease trap and they intended to upgrade the 

system.  

  

  

  

END  
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BRUNSWICK PLANNING BOARD 
APRIL 29, 2014 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Bill Dana, Dale King, Dann Lewis  
 
MEMBERS ABSENT: Vice Chair Margaret Wilson and Soxna Dice and Richard Visser 
 
STAFF PRESENT: Town Planner Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, April 29, 2014 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 
 
Public Hearing, Case # 14-008 – The Plaza at Cook’s Corner: The Planning Board will hold a 
Public Hearing and take action on a Major Review Final 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 introduced the application and stated that the project involves the redevelopment 
of 6.2 acres on the former Atrium Hotel site. Jeremy said that the applicant is proposing a mix of 
retail and restaurant uses, with associated parking, landscaping and site improvements and that 
the applicant was back before the Staff Review Committee on April 22nd; those comments are 
included in the packet.  Jeremy pointed out that the application has gone through an amended site 
location development permit, DEP, and to Maine DOT for a traffic movement permit.  Jeremy 
stated that in terms of the stormwater for DEP, John Foster informed him today that he has 
reviewed the revised stormwater plans and sedimentation erosion control plans and they all look 
good.  Jeremy said that John is issuing a letter to the applicant indicating that they can continue 
to discharge into the Town system which was part of the requirement for the site location permit.  
Jeremy stated that the Maine DOT traffic movement permit should be imminent and noted that 
the Town Arborist has reviewed the landscaping plan and has only one minor change; a revised 
lighting plan was submitted and has been signed off on.   
 
Michael Gotto of Stoneybrook Consultants, Inc., reviewed the site plan and stated that the 
applicant wishes to develop the site into four pad sites; Goodwill, bank or retail, retail and a 
restaurant or retail for 6.2 acres of development.  Michael stated that at this time, they only have 
plans for is the Goodwill building and reviewed and presented proposed views of the Goodwill 
building.   
 
Charlie Frizzle asked for clarification for the two requested waivers.  Michael Gotto replied that 
there is a proposal that the access road next to the lots becomes a street which would connect to 
Thomas Point Road. If the access road becomes a street, then the layout for the proposed bank 
pad would have one row of on street parking and would need to get a waiver to allow that 
parking to be located in front of the building.  Michael stated that the second waiver request is 
for the back pad which is set back 35 feet from the proposed public right of way and they would 
require a waiver for the setback if the access road becomes a public road per the Cooks Corner 
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Design Standards.  Michael pointed out that under the current layout, the pads meet these 
requirements. 
 
Dale King asked what traffic lanes are the problem lanes and Michael Gotto replied that the only 
issue is the Gurnet Road lighting sequence. Michael stated that under the applicant’s proposal 
they are intending to leave the lighting as it is today and only do striping improvements.  Michael 
stated that Gurnet Road has four lanes of traffic, one of which is a center turn lane. It was 
uncertain if there would be enough room for stacking turning. Their traffic study shows that there 
is enough room for stacking turning and to leave the center lane as it is.  Charlie Frizzle replied 
that it makes more sense to leave the road as it is now and if the access road becomes a public 
right of way, to deal with that issue then.  Bill Dana asked about the curb cuts and Michael stated 
that they are making them a little wider to allow the trucks to get in and out.  Jeremy Doxsee 
pointed out that the traffic movement permit is based on peak hour trips for the projected tenancy 
of the buildings. In one of the DOT meetings that Jeremy attended, it was asked what would 
happen if you have a tenant with a high number of trips and the response was that if the trips 
exceed the DOT permit, the applicant would need to go back for an amended permit.  
 
Chairman Charlie Frizzle opened the meeting to public hearing, hearing none, the public hearing 
was closed.     

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

MOTION BY BILL DANA THAT THE BOARD WAIVES THE FOLLOWING 
REQUIREMENTS:  

1. Buildings with a footprint of 35,000 s.f. and under shall be set back a maximum of 25 feet 
from the front lot line.   

2. Parking shall be located behind or to the side of the principle building.    

SECONDED BY DANN LEWIS, APPROVED UNANIMOUSLY. 

MOTION BY DANN LEWIS 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.  
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2. Prior to issuance of a building permit, the applicant shall submit documentation confirming 
that the Maine DEP has approved the stormwater management plan and issued the major 
amendment to the SLD permit.  

3. Prior to issuance of a building permit, the applicant shall submit documentation confirming 
that the Maine DEP has approved the erosion and sedimentation control plan and issued the 
major amendment to the SLD permit.  

4. Prior to issuance of a building permit, the traffic and circulation plans shall be approved by the 
Director of Public Works; further, the applicant shall submit documentation confirming that the 
Maine DOT has approved the Traffic Movement Permit.  

5. Prior to issuance of a building permit, a detail for the proposed bicycle racks shall be approved 
by the Director of Planning and Development.  

SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

Case # 14-012 – Habitat for Humanity Subdivision: The Planning Board will review and take 
action on a Major Review Sketch Plan application submitted by Habitat for Humanity, for a 
residential four (4) lot subdivision and associated private drive located at 89 Harpswell Road, in 
the Residential 7 / McLellan – Garrison St Zoning District. Assessor’s Map U02, Lots 58B & 
58C. 
 
Jeremy Doxsee introduced the project and reviewed the application process and steps.  Jeremy 
stated that the applicant wishes to take two lots and split them into four residential lots.  Jeremy 
said that the applicant has not shown proposed locations of buildings and driveways; staff will 
ask that they do provide this in the final submission. Jeremy noted that the application meets 
dimension and density standards, parking and traffic are minimal and utility stubs are existing.    
Jeremy pointed out that the applicant will be adding approximately 175 feet of new sidewalk 
along Harpswell Road.     
 
Curt Neufeld of Sitelines, representing the applicant, stated that the project is located on Route 
24, south of Maine Pines and was formerly a vacant site with a concrete apron and a little bit of 
asphalt in the front.  Curt stated that there would be a 30 foot easement straddling the property 
line that would serve as a lane and the one curb cut would serve all four lots.  Curt pointed out 
that the lots are mostly cleared with public utilities available from the street, but that in order to 
bring utilities out into the street, the applicant will need to work with the Director of Public 
Works on moratorium.  Curt said that the applicant’s mission is to provide low cost housing with 
fairly modest houses and pointed out that the homeowner is committed to put up an investment.  
Curt said that there is a waiting list with one tenant already approved; the intention is that the 
remaining three houses will be built in the next year to three years.   
 
Charlie Frizzle noted that the Dimensional and Density Table as provided in the packet needs to 
be clear with regards to the minimum rear yard standards applicability to the rear lots that meet 
the 20 feet. 
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Charlie Frizzle pointed out that in the applicant’s materials and in staff materials they indicate 
that the new sewer line will be six inches, but at Staff Review Committee meeting, Rob Ponto 
indicated that they will need 8 inches; Charlie asked that staff clarify this for the final 
application.   
 
Bill Dana asked if the applicant is going to put in the traffic lane this year and Curt Neufeld 
replied that he believes so, they could at least put in the base course with the final course once 
the utilities have been put in.   
 
Chairman Charlie Frizzle opened the meeting to public comment. 
 
Zachary Stegeman, resident of 87 Harpswell Road, stated that he supports this application but 
that he has some traffic and pedestrian concerns.  Mr. Stegeman asked whether the sidewalk 
leading up to this road will be extended, suggested moving the speed limit to 25mph past the 
proposed project and installing a “No Engine Brake” sign near the Bowdoin College dump site.  
Jeremy Doxsee replied that in respects to the sidewalk, he suggests reaching out to his Town 
Councilor to make them aware and hopefully it will be placed on the Sidewalk Committee radar.   
Zachary asked Curt if there is a minimum duration that the tenant must live in the home and Curt 
replied that this would be a question for the applicant. Bill Dana replied that typically Habitat for 
Humanity has a very good track record and if someone leaves, it must go back through Habitat 
for Humanity.  Charlie Frizzle, in respect to traffic, suggested that Zachary approach the State 
DOT in regards to the speed limit as Route 24 is a State Road and speed limits on this road are 
set by the State. 
 
Bill Dana stated that the President of the Board of Trustees for Habitat for Humanity is a co-
worker and asked if any there were any objections to him remaining a voting member.  No 
objections were made. 
 
Chairman Charlie Frizzle closed the meeting to public comment. 
 
MOTION BY DALE KING THAT THE BOARD DEEMS THE APPLICATION TO BE 
COMPLETE. SECONDED BY DANN LEWIS, APPROVED UNANIMOUSLY. 
 
MOTION BY BILL DANA THAT THE BOARD APPROVES THE SKETCH PLAN.  
SECONDED BY DALE KING, APPROVED UNANIMOUSLY.  
 
Other Business 
Workshop to be scheduled regarding political signs at the May 13th meeting. 
 
Approval of Minutes 
No minutes were approved at this meeting. 
 
Adjourned 
This meeting was adjourned at 7:38 P.M. 
 
Attest 
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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 
requirements 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 next two units to be built 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 
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 Town 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. 



Draft 2 

2 
 

 
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. 
 
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 lots 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 progresses, 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 recommended, 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 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 a 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 
go into the drains.  Rudi asked if they could connect into the other drains in the Town and Curt 
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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 houses 
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 for 
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.   
 
Mary Ellen 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 assured 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 ago, 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 who 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 says drain and one says sewer,  and when it 
melts there is always a big pool of water that does not drain right away.  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 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 Botany Place, they 
were addressing dirt piles, and pointed out that Barbara is not talking about construction debris 
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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 ask 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, asked how can 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 moves 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 cost 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 
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 single-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.      
 
Chairman Charlie Frizzle closed the public hearing. 
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Richard Visser pointed out that Condition number 5 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 and 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.   

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.  
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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 
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BRUNSWICK PLANNING BOARD 
MAY 27, 2014 

 
 

MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Dann Lewis, 
Richard Visser, Dale King, Bill Dana, and Soxna Dice 

MEMBERS ABSENT: None 

A meeting of the Brunswick Planning Board was held on Tuesday, May 27, 2014 in Council 
Chambers, 1st Floor, 85 Union Street.  Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 
 
Zoning Amendment Public Hearing: 
 
Jeremy Doxsee, Town Planner, explained that the purpose of this hearing is to remedy concerns 
that our current Political Sign Ordinance is unconstitutional and violates free speech with regards 
to the length of time signs are allowed on private property.  A request for a legal opinion was 
submitted to the Town Attorney, Steven Langsford, and his opinion was submitted to Councilor 
Benet Pols in a letter dated April 28, 2014.  Based on a review of prior case law it is his opinion 
that the Ordinance is in fact unconstitutional and recommends the town should not limit the 
amount of time a sign can be displayed on private property.  Zoning Amendments go to Planning 
Board, they hold a Public Hearing, and then the item goes back to Town Council to hold their 
own Public Hearing.  Jeremy Doxsee read the current language and proposed language.  The 
proposed language reads (in the 2nd sentence) “Political Campaign Signs are permitted on private 
property and shall be limited to 8 (eight) square feet in size.”  Any reference to time duration has 
been taken out.   

Chairman Charlie Frizzle asked the Board if they had any questions, there being none, he opened 
up the hearing for public comments. 

Michelle Small, resident of 34 Stanwood St., identified herself as the resident who brought this 
to the attention of the Council and sited previous court decisions that addressed this issue.  Ms. 
Small indicated that she is a strong supporter of the 1st Amendment but does feel that there 
should be a time limit for political signs following an election.  Based on other similar cases it 
has been found that several courts have ruled that a ten day time limit for taking down signs 
following an election is within the constitutional bounds.    

Chairman Charlie Frizzle asked if there were any additional comments from the public, hearing 
none, the public hearing was closed.  Charlie then asked the Board if they had any questions 
pertaining to this amendment.  Vice Chair Margaret Wilson asked Codes Officer, Jeffrey 
Hutchinson, if the word “temporary” caused any issues with enforcing the sign ordinance and if 
more or less guidance is needed to assist with the enforceability of the ordinance.  Vice Chair 
Wilson and Richard Visser asked about a specific time frame rather than using the word 
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“temporary”.  This was discussed.  Jeffrey indicated that there have not been issues regarding 
temporary sign enforcement.  Chairman Frizzle explained that the next step in the process is for a 
recommendation to be forwarded to the council for their public hearing.  As part of the 
recommendation the Planning Board would like to suggest to the Council a timeframe of 10 days 
from the date of the Election for removal. 

MOTION BY RICHARD VISSER TO MOVE THE LANGUAGE AS PRESENTED TO 
THE BOARD.  SECONDED BY DALE KING, APPROVED UNANIMOUSLY. 

MOTION BY MARGARET WILSON TO MAKE A SUGGESTION TO THE TOWN 
COUNCIL THAT THEY CONSIDER A TERMINATION TIME PERIOD OF 10 DAYS 
FOLLOWING THE ELECTION FOR THESE SIGNS. SECONDED BY BILL DANA, 
ALL IN FAVOR WITH THE EXCEPTION OF SOXNA DICE. 

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.) 
 

Jeremy Doxsee introduced the project and reviewed the application process and steps taken to 
date.   Jeremy stated that this project has been looked at by various professionals, as well as town 
staff, and they feel this application has been thoroughly vetted.  Jeremy gave the applicant an 
opportunity to give an overview of the project and answer any questions the board may have.  
David Latulip from Priority Real Estate Group gave an overview of issues that were raised at the 
neighborhood meetings and how concerns were addressed with regard to appearance and tying 
the new building in with the neighborhood.  An effort was made to meet all the requirements of 
the Village Review Board without a request for any variances or waivers.  David then introduced 
Will Conway to explain the changes to the plan that have occurred since the Board last reviewed 
the plan.  The only major change to the structure is the addition of a public entrance on Federal 
Street.   Will explained the neighborhood benefits this project brings, such as improving the 
streetscape with additional street trees, creating a sidewalk that connects Federal St to the public 
parking area and the addition of a crosswalk on Federal St. for pedestrian connectivity, and it has 
been agreed to by Coastal Enterprises Inc. that during off hours, evenings and weekend hours the 
parking will be available to complement the adjacent municipal lot. 

Jeremy Doxsee pointed out a discrepancy in square footage that was found in the storm water 
narrative; the actual square footage for the first floor is 10,800 ft and the total increase in the 
impervious area is 3.8%.   
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Margaret Wilson asked for clarification regarding the non-conformity issue that the Village 
Review Board addressed.  Anna Briench, Director of Planning and Development, explained that 
during a review of the finding of facts and as a condition of approval we were requested to talk 
with the town attorney to get his opinion on the reading of the non-conformity section relating to 
the side yard parking applied.  Basically the parking lot is considered a structure and because of 
the ordinance language itself Section 216.9.B.1.f(1) in cases where parking configurations 
already exist, and this being an existing parking configuration, that a parking area shall be 
screened from the public right of way with landscaping or fencing.  Our Attorney agreed that is 
the case and we were able to interpret that the current parking can be rehabilitated with necessary 
screening per the ordinance even though the principal structure will be new construction.  
Rehabilitation of the parking area is allowed because the areas already exist and are structures. 

Charlie Frizzle, Chairman, asked if anyone else on the Board had any questions or comments; 
there being none, he opened the public hearing. 

Jane Millett, resident of 10 Franklin Street and Town Councilor of District 6, asked for better 
clarification on the discrepancy in the square footage of the building.  Jeremy explained this 
issue.  Another area of concern that she feels needs to be addressed is the contradiction of new 
construction in-fill occurring without having to conform to either the Maine Historic 
Preservation or the National Preservation District.  Another contradiction that needs to be 
addressed is the inconsistency between our Village Review Board and the Maine Historic 
Preservation guidelines. 

Cory Theberge, 13 Federal St, wanted to make sure the building was quiet. 

Chairman Charlie Frizzle asked if there was anyone else who wished to comment, hearing none, 
he closed the public hearing portion of the meeting.   

MOTION BY BILL DANA THAT THE BOARD DEEMS THE APPLICATION TO BE 
COMPLETE.  SECONDED BY DANN LEWIS, APPROVED UNANIMOUSLY. 

Charlie Frizzle asked if there were any comments on the draft finding of facts as presented; the 
board had no comment but Charlie asked staff to make a clarification to one of the conditions of 
approval, so there were no questions in the future. 

Ben Walter, CWS architect, discussed the architectural style, elevations, and materials and how 
it related to Federal St. styles. 
  
MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW IS 
APPROVED WITH THE FOLLOWING CONDITIONS.  SECONDED BY DANN 
LEWIS, APPROVED UNANIMOUSLY. 
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1. That the Board’s review and approval does hereby refer to these finding of facts, 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 are 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 the Town Arborist shall approve the landscaping 
plan. 
 

3. Prior to issuance of a building permit the Town Engineer shall approve the storm water 
utility access and maintenance agreement. 
 

4. Prior to the issuance of a building permit the Town Engineer shall approve the lighting 
plan. 

 
 
 
Public Hearing: Case # 14-015 – Bowdoin College Solar Array Facility: The Board will hold 
a Public Hearing and take action on a Minor Development Review application and a Special 
Permit application submitted by SolarCity 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. 
 
Jeremy Doxsee introduced the applicant and explained that SolarCity is a nation-wide developer 
of Solar Projects.  This project requires Minor Development Review from the Planning Board 
and a Special Permit.  Typically Minor Development Review is handled by the Staff Review 
Committee but in this instance, because a Special Permit is required, past practice has been to 
bring both applications before the Planning Board for consideration.  The Staff Review 
Committee has reviewed and commented on both. It is the request for a 230 ft long by 10 ft wide 
gravel access road that is generating the need for Minor Development Review.  The Zoning 
Ordinance considers a gravel road or driveway an impervious surface and any project with more 
than 2,000 sq. ft. requires minor development review.  It is also an unclassified use in our Zoning 
Ordinance which requires a Special Permit.   This would be the largest private solar array in 
Maine with a total of 60,000 sq. ft.  Jeremy introduced Matt Gitt, project manager, from 
SolarCity to give a more descriptive overview of the project and answer any questions.  Matt 
gave a slide presentation on the site location, method of installation and the actual appearance of 
the installation once it is complete, and the construction timeline, with the plan to be operational 
by August.  Dale King received confirmation that there would be minimal site work needed for 
this project and no trees would be removed.  Margaret Wilson requested more information 
regarding safety issues.  Matt explained that the site would have a 6 ft. fence surrounding the 
project, part of which is already in place as part of the air station.  The safety concern of 
trespassing is the same as with any other electrical service.  The electrical plans were discussed 
in detail.  Dale King asked about signage and Matt indicated there would be high voltage 
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warning signs posted.  Margaret asked Jeremy for clarification with regards to the storm water 
management plan and if it has been reviewed by the Town Engineer.  Charlie Frizzle asked that 
it be noted on the record that the plan has been reviewed by the Town Engineer and found to be 
satisfactory. 
 
Chairman Charlie Frizzle explained that a public hearing needs to be held for the Special Permit 
Application and opened the meeting for public comment, there being none, he closed the public 
hearing. 
 
The Special Permit will be taken up first since without an approved permit, no work can take 
place. 
 
MOTION BY SOXNA DICE THAT THE SPECIAL PERMIT APPLICATION IS 
DEEMED COMPLETE, SECONDED BY DANN LEWIS, APPROVED UNANIMOUSLY. 
 
MOTION BY BILL DANA THAT THE SPECIAL PERMIT APPLICATION IS 
APPROVED WITH THE FOLLOWING CONDITION, SECONDED BY DANN LEWIS, 
APPROVED UNANIMOUSLY. 
 

1. That the Board’s review and approval does hereby refer to these finding of facts, 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 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 review and approval in accordance 
with the Brunswick Zoning Ordinance. 

 
MOTION BY MARGARET WILSON THAT THE MINOR SITE PLAN APPLICATION 
IS DEEMED COMPLETE.  SECONDED BY DALE KING, APPROVED 
UNANIMOUSLY. 
 
MOTION BY DANN LEWIS THAT THE SPECIAL PERMIT APPLICATION IS 
APPROVED WITH THE FOLLOWING CONDITION, SECONDED BY RICHARD 
VISSER, APPROVED UNANIMOUSLY. 
 

1. That the Board’s review and approval does hereby refer to these finding of facts, 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 are 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. 

 
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 
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Pleasant Street in the Town Center (TC1) Zoning District.  Assessor’s Map U13, Lot 052. 
(Rescheduled from May 13, 2014) 
 
Jeremy Doxsee explained that this is a site plan amendment for the Tao Yuan addition and also 
involves an amendment to a 2006 plan by Terrace Place Condominiums.  Previously the 
applicant’s lot and the Terrace Place Condominiums lot were one lot.  There was an existing 
restaurant on the property with a proposal to construct condominiums behind it.  Only one of the 
condominium buildings was constructed and the foundation for a second building was put in 
place but never utilized due to a downward turn in the economy.  The applicant has since 
purchased the restaurant and the foundation of the second building in hopes of expanding the 
restaurant.   After a few setbacks in the planning process, the applicant is requesting only a 
change in parking configuration at this time.  Jeremy encouraged the applicant, Cecile Stadler, to 
come to the microphone and give any additional information or answer questions the Board may 
have.  Cecile explained that they would like to utilize the foundation to add 6 parking spaces for 
employee parking and reconfigure the current parking to right angle parking which will help to 
improve the current parking and create better traffic circulation.  Margaret Wilson asked if there 
were plans to improve the landscaping at the site to include some greenery.  Cecile explained 
that with the purchase of the foundation property they now have more room to create a green 
area along Abbey Rd. 
 
Charlie Frizzle indicated that this action does not require a public hearing but opened the floor 
for any public comment.   Art Boulay, business owner at 18 Pleasant St, addressed his concern 
that the Planning Board has an eyesore of an unused foundation in the middle of the city and he 
would think that the Board would take this opportunity to require plantings to improve the view. 
 
MOTION BY SOXNA DICE THAT THE SITE PLAN AMENDMENT APPLICATION IS 
DEEMED COMPLETE.  SECONDED BY DANN LEWIS, APPROVED 
UNANIMOUSLY. 
 
MOTION BY BILL DANA THAT THE APPLICABLE PRIOR CONDITIONS 
RELATED TO THIS AMENDMENT REMAIN IN EFFECT IN ADDITION TO ANY 
NEW CONDITIONS CONTAINED HEREIN.  SECONDED BY SOXNA DICE, 
UNANIMOUSLY APPROVED. 
 
MOTION BY RICHARD VISSER THAT THE AMENDED SITE PLAN IS APPROVED 
WITH THE FOLLOWING CONDITIONS ADDED TO PRIOR CONDITIONS 
CURRENTLY IN PLACE.  SECONDED BY MARGARET WILSON, APPROVED 
UNANIMOUSLY.  
 

1. That the Board’s review and approval does hereby refer to these finding of facts, 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. 
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2. Prior to the 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 existing light is proposed to be relocated. 

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

submitted in accordance with Section 216 of the Brunswick Zoning Ordinance to the 
satisfaction of the Director of Planning and Development.  

 
 
Other Business 
The Zoning Ordinance Rewrite Committee has a couple work sessions coming up to take a look 
at the staff level draft before it goes public.  This draft is not meant to be a public document but a 
review to insure that the consultant has addressed all concerns that have been stated, as well as, 
being consistent with the comprehensive plan.  The public draft will be available in mid-July. 
 
Minutes 
 
MOTION BY DALE KING TO APPROVE MINUTES OF THE PLANNING BOARD 
MEETING HELD MARCH 4, 2014 AS AMENDED, SECONDED BY SOXNA DICE.  
VOTE WAS UNANIMOUS AMOUNG THOSE PRESENT. 
 

Adjourn 

This meeting was adjourned at 8:50 P.M. 
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BRUNSWICK PLANNING BOARD 
JUNE 3, 2014 

 
 

MEMBERS PRESENT:  Chair Charlie Frizzle, Richard Visser, Dale King, Soxna Dice, and 
Vice Chair Margaret Wilson  

MEMBERS ABSENT:  Dann Lewis and Bill Dana 

STAFF PRESENT:  Jeremy Doxsee 

A meeting of the Brunswick Planning Board was held on Tuesday, June 3, 2014 in Council 
Chambers, 1st Floor, 85 Union Street.  Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 

Public Hearing: The Planning Board will hold a public hearing regarding a rezoning 
amendment request to change the existing MU 1 / Rural Mixed Use (Lower Old Bath Road 
Area) Zoning District to the CC / Commercial  (Cook’s Corner Center) Zoning District and the 
Country Residential 2 (CR2) / old Bath Road Zoning District. 

Jeremy Doxsee, Planner, reviewed a memo sent by Anna Breinich to the Board giving 
background on the proposed rezoning request.  Jeremy stated that at this time the Town is going 
through a comprehensive rezoning effort and one of the strategies of that is to combine zoning 
districts where possible and practical to create fewer district and assist in making our ordinance 
easier to use and understand.  Jeremy explained that this is being addressed due to a request by a 
land owner, Ted Crooker, who is a property owner in the MU1 (Rural Mixed Use) Zoning 
District and has been looking into developing or marketing the site over the last few years but 
has had  a difficult time with the existing dimensional standards in the MU1 Zone.  The CC 
(Cook’s Corner Center) Zoning has a more lenient impervious surface coverage limitation.  The 
Planning Department concluded that the request was in line with our strategic goals of the 
comprehensive rezoning effort.  Jeremy explained that this change would involve most of the 
MU 1 parcels being zoned in CC Zoning District; with a few parcels to be put in the CR2 Zoning 
District.  Jeremy did show a map indicating a breakup of the MU1 Zoning District and how it 
will now appear if approved. 

Chairman Charlie Frizzle asked the applicant if he had anything to add; he did not. 

Chairman Charlie Frizzle opened the meeting to the public hearing; hearing none, the public 
hearing was closed. 

MOTION MADE BY DALE KING TO RECOMMEND TO TOWN COUNCIL THAT 
THE PARCELS OF LAND IN THE GROWTH AREA OF MU 1, EAST OF THE OLD 
BATH ROAD, BE REZONED TO THE ABUTTING CC ZONE, AND THE REMAINING 
PARCELS IN THE MU 1 ZONE OUTSIDE THE GROWTH AREA, WEST OF OLD 
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BATH ROAD, BE REZONED THE ABUTTING CR 2 DISTRICT; ELIMINATING THE 
MU 1 ZONING DISTRICT.  SECONDED BY SOXNA DICE, APPROVED 
UNANIMOUSLY. 

Case # 14-017 Brunswick Landing Amended Subdivision:  The Board will review and take 
action on proposed Amendments to the Brunswick Landing Subdivision Plan, Phase 1, submitted 
by the Midcoast Regional Redevelopment Authority.  Located in the BNAS Reuse District; 
Assessor’s Map 40, Lots 1, 34, 37, 40, 52, 67, 70 & 632. 

Jeremy Doxsee gave a brief history of the project and explained that since that time there have 
been some adjustments to the Land Use District Boundaries based on updates to the BNAS Re-
Use Master Plan, some additional conveyances from the Navy, and the potential to create a 
Common Development Plan.  A Common Development Plan is something that is in our 
Ordinance but, as of yet, has not been used.   Jeremy introduced Jan Wiegman of Wright Pierce, 
Bob Rocheleau and Tom Brubaker from MRRA to give a better overview of the changes and 
answer any questions. 

Tom Brubaker from MRRA explained that since the plan was approved in March and after 
meeting with some developers and town staff on several projects, especially along Fitch Avenue 
and Bath Road, some areas have been identified to clean-up.  He then introduced Jan Wiegman 
of Wright Pierce to walk thru each of the proposed changes to the plan. 

The first change is the left property line between Lots 1 & 2.  To improve the clarity we 
determined that the airport perimeter fence was a better marker and moved the West lot line of 
parcel 1 by 2 feet to include both sides of the fence and to be solely on parcel 2.  

The next change involves reconfiguring  lots 5 & 6.  This is a developer driven request thru 
MRRA’s discussions with a developer and with the Town.  We had originally planned to realign 
Fitch Avenue to come out with a right of way opposite the Merrymeeting Plaza signal.  After 
discussions with the developer it was decided to keep Admiral Fitch as it currently is because it 
is a better plan and an access will be created instead, as part of a lot 5, with thru access to 
Allagash, Lot 6, 6A, 6B, and 6C. 

The next change involves dividing lot 7 into 4 lots, 3 larger ones and 1 smaller one, which was 
done as a potential to limiting growth and there may be some realignment of this area and 
intersection in the future. 

Page 6 contains the large lot that is not included in this subdivision, this is the parcel where the 
Brunswick Recreation Department is located and will be transferred to the town.  One of the 
things that was discovered is that the northern property line described in the Public Benefit 
Conveyance didn’t coincide with what we have for lot 39, it would have left a little triangle 
belonging to no one so we made lot 39 line coincident with that line and adjusted Venture 
Drive’s Right of Way to make sure it all matched up in the future. 
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Corrections have been made to fix a few typos that have been discovered.   (Example:  rounding 
errors, total of area calculations).  At the request of the Planner we have created a table on each 
of the sheets showing any lot adjustments. 

The next item involves MRRA making a change to eliminate the Professional Office District and 
replace that with the Community Mixed Use District.  This allows them more flexibility with the 
potential lots and much of these are along Bath Rd., where the office zone is. 

The final comment was for clarification purposes. Since the plan was approved last year, many 
of the property owners have changed, and the new property owners are shown on the updated 
plan. There are some changes to right of ways that have been purchased as a portion of the 
conveyed lots (i.e. – Neptune and Pegasus Streets).    

MOTION BY DICK VISSER THAT THE BOARD DEEMS THE APPLICATION TO BE 
COMPLETE.  SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 

MOTION THAT ALL APPLICABLE PRIOR CONDITIONS RELATING TO THIS 
AMENDMENT REMAIN IN EFFECT IN ADDITION TO ANY NEW CONDITIONS 
CONTAINED HEREIN , MOVED BY DALE KING, SECONDED BY MARGARET 
WILSON, APPROVED UNANIMOUSLY . 

MOTION THAT THE AMENDED SITE PLAN IS APPROVED WITH THE 
FOLLOWING CONDITION ADDED TO PRIOR CONDITIONS 

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. 

 
MOTION MOVED BY BILL DANA, SECONDED BY SOXNA DICE, APPROVED 
UNANIMOUSLY. 
 
Other 

 Jeremy Doxsee, Planner, mentioned that there is Staff Review meeting next week for a 
Minor Development Review.   He explained that we have a couple applications in the 
queue that have been delayed and are awaiting additional required information.  At this 
time there is no meeting next week. 

 
Minutes 
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Chairman Charlie Frizzle, indicated that there is a first draft of the minutes for the meeting held 
April 29, 2014.  If there are any changes that the Board would like to make prior to approval, 
please get those to Jeremy Doxsee as soon as possible. 
 
Adjournment 
 
This meeting was adjourned at 7:22 P.M. 
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