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BRUNSWICK TOWN HALL 

COUNCIL CHAMBERS 
85 UNION STREET 

TUESDAY, MARCH 10, 2015, 7 P.M. 
 

 
 

1. Case # 15-006 Avita Assisted Living Facility: The Board will review and take action on 
a Sketch Major Review application submitted by the Sandy River Company, for 
construction of a single story 45,408 sf assisted living facility, two parking areas totaling 
65 spaces, and associated site improvements on two lots totaling 13.64 acres.  The site 
will be accessed from Admiral Fitch Avenue and is located in the BNAS Reuse Zoning 
District - Community Mixed Use Land Use Subdistrict.  A boundary expansion to the 
existing Common Development Plan area to include this development has been filed and 
will be acted upon by the Planning Board on March 3, 2015.  Assessor’s Map 40, Lots 50 
& 82.  

 
2. Zoning Ordinance Rewrite Committee (ZORC) Update  

 
3. Approval of Minutes 

 
January 13, 2015 Draft 2 

 
4. Other Business 

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

 
MEMORANDUM 
 
 
TO: Brunswick Planning Board 
FROM: Anna Breinich, Director of Planning and Development 
DATE:  March 5, 2015  
RE:  Sketch Plan Review of Avita Assisted Living Facility, Brunswick Landing  
 
 
 
PROJECT SUMMARY 
 
Staff has reviewed the sketch plan application and determined that it is complete.   The Staff Review 
Committee reviewed the sketch plan application at their February 25, 2015 meeting – meeting notes are 
attached.   
 
The project involves the redevelopment of two parcels by the Sandy River Company, totaling 13.64 
acres within Brunswick Landing, bound by Admiral Fitch Avenue, Neptune Drive and Anchor Drive 
(Assessor’s Map 40, Lots 50 and 82), formally the site of military housing/mobile home park.  The 
proposed development includes the construction of a single-story 45,408 s.f. footprint assisted living 
facility, two parking areas totaling 65 spaces and associated site improvements in the BNAS Reuse 
Zoning District – Community Mixed Use Land Use Subdistrict (R-CMU).  The parcels are also located 
within the area covered by the approved Brunswick Landing Common Development Plan.   
 
Utilities  
The proposed development is within the town’s Growth Area and will be serviced by MRRA’s private 
water, sewer and stormwater systems.   
 
Parking and Traffic 
Access to the 3 parking lots will be from an entrance drive traversing Lot 50, fronting on Admiral Fitch 
Avenue.  The proposed number of spaces is acceptable to staff as the current zoning ordinance does not 
have a specific parking requirement for this use. 
 
During Staff Review Committee discussion, a request was made to install an emergency access point 
from Anchor or Neptune Drives with a locked gate, to minimize the potential of conflicts between on-
site traffic and emergency vehicles.  It was also suggested that the applicant consider the use of 
mountable curbing for the center island roundabout for larger emergency response vehicles and 
deliveries.    
 
 



 
 
 
Brunswick Landing Common Development Plan Dimensional and Density Standards 
 
Standard  BL CDP X = meets standard 
Maximum Lot Area None n/a 
Maximum Density 24 du/acre n/a 
Minimum Lot Width None n/a 
Minimum Building Frontage None n/a 
Maximum Building Frontage None n/a 
Minimum Front Yard1 15 feet X 
Maximum Front Yard2 50 feet n/a 
Minimum Rear Yard 0 feet n/a 
Minimum Side Yard 0 feet n/a 
Maximum Impervious Surface 
Coverage 

100% X 

Minimum Building Height 1 story X 
Maximum Building Height 4 stories or 50 feet X 
Maximum Building Footprint 
per Structure3 20,000 s.f. n/a 

Maximum Building Footprint 
per Structure4 50,000 s.f. X 
1Setback must include landscaping and shall not include parking. 
2Applies to lots fronting Admiral Fitch Avenue and Pegasus Street only. 
3Applies to lots fronting Bath Road, Admiral Fitch Avenue and Pegasus Street. 
4Applies to back lots not fronting Bath Road, Admiral Fitch Avenue and Pegasus Street. 
 
 
Based on the materials submitted by the applicant, the proposed project, located on Lot 82, meets all 
dimensional and density standards established by the Brunswick Landing Common Development Plan.  
No additional development is proposed for Lot 50 with the exception of the entrance drive to the facility. 
 
Common Development Plan Criteria 
The proposed development shall meet the design criteria as set forth in the as amended and approved 
common development plan findings of fact and conditions of approval for Brunswick Landing and 
attached.  Such design criteria addresses building design and location, private or public amenities and 
common vehicular and pedestrian circulation systems to enhance the development’s pedestrian friendly 
environment, as well as the common themes in landscaping, lighting and signs. 
 
Solid Waste 
The Town does not provide solid waste pick-up for commercial properties in the growth area.  A private 
trash hauler will be contracted and trash dumpsters shall be located onsite. 
 
Recreation Requirements 
The applicant shall contact the Parks and Recreation Department Director to be placed on a Recreation 
Commission agenda to discuss and determine recreation requirements prior to final plan review.			
	
	
	
	
	



	
	
	
	

DRAFT MOTIONS 
AVITA ASSISTED LIVING FACILITY 

CASE  NUMBER 15-006  
 
Motion 1. That the Board deems the Sketch Plan to be complete. 
 
Motion 2. That the Board approves the Sketch Plan. 
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APPROVED FINDINGS OF FACT 
Amendment to a Major Development Review  

Final Common Development Plan 
Planning Board Approval: March 3, 2015 

 
Project Name: Common Development Plan at Brunswick Landing 

Address:  NA 

Case Number: 15-007 

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:  Midcoast Regional Redevelopment Authority (MRRA) 

2 Pegasus Drive #1-200 

Brunswick, Maine 04011 

Priority Real Estate Group  

2 Main Street 

Topsham, ME 04086 

Authorized 

Representative: Steve Levesque, Executive Director, MRRA   

 
Staff reviewed the application and has made a determination of completeness. 
 
PROJECT SUMMARY   
 
Staff review is based on the following application materials: 

 Amended Common Development Plan letter from MRRA, dated February 3, 
2015. 

 Drawing entitled “Common Development Plan Amendment #1”, undated. 
 Untitled drawing of enlarged CDP showing approximate building footprint, 

undated. 
 
The applicant is requesting an amendment to the previously approved (July 2014) 
Common Development Plan (CDP) containing 14 lots with frontage on Bath Road, 
Admiral Fitch Avenue, and Pegasus Street at Brunswick Landing.    The applicant is 
seeking to include a 15th parcel within the CDP boundary - Lot 32 of the approved 
Brunswick Landing Subdivision Plan.   This amendment is in advance of a development 
application for Lot 32 for an assisted living facility.   
 
In addition, the applicant is seeking to amend the accompanying Dimensional Standard 
table to allow for a maximum building footprint per structure of 50,000 sf, applicable 
only to rear/interior lots that don’t have frontage on Bath Road, Admiral Fitch Avenue, 
and Pegasus Street (see footnote #4 on the attached, amended Dimensional Table). 
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This requested amendment does not replace the approved CDP “master plan”; rather it 
would be an addendum to it.   Accordingly, all previously approved waivers and 
conditions of approval would remain as part of the July 22nd, 2014 approval.     That 
approval has been attached hereto.   
 
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.   

Lot 32 does not front Admiral Fitch Avenue, but rather is accessed by way of a 
private drive through Lot 30.  The building’s footprint is proposed to be segmented, 
so that it will not appear as monolithic.  Overall, the relationship of the building and 
private drive to adjacent lots will contribute to the CDP’s cohesive, unified 
development pattern.  The rear lot boundaries along Neptune and Anchor Drives are 
adjacent to the Residential Land Use District, which has no maximum building 
footprint restriction.  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.   

As originally approved, internally, the CDP 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.  Existing sidewalks will be 
preserved.  New sidewalks shall be provided on Pegasus Street consistent in width and 
materials of existing sidewalks.    

As the proposed assisted living facility will have clients that need to be maintained in a 
secured environment, public access to and from the site will be restricted.   As such, 
this lot may have less public access and fewer public amenities than other lots.  The 
Board finds that the provisions of Section 413.1.B are satisfied. 
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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. 

As originally approved, 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.    

To the extent possible, Lot 32 will integrate the design of the building and site into the 
overall pattern of the CDP, and will make accommodations for pedestrian 
connectivity; however given that the proposed use is a residential care facility for 
Alzheimer’s patients, the site will need to have a secure perimeter so that residents 
cannot inadvertently wander off site.   Integrating the needs of access and connectivity 
with perimeter security will be done during development review.   

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

D. There shall be an overall design theme or treatment of site improvements including 
lighting, signs, paving, site furniture, and landscaping.   

 The design theme or treatment of site improvements for Lot 32 shall conform to those 
contained within the originally approved CDP, repeated below. 

Landscaping 

A repeatable streetscape theme will be located between all buildings and streets.  This 
will include grasses and shrubs for varying color, and maintenance of existing street 
trees. 

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.    

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.     
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Signs 

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

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

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 
amended and finds that the provisions of Section A-III.7 are satisfied.  Such standards 
shall be placed on the common development plan. 
 
 

APPROVED MOTIONS 
COMMON DEVELOPMENT PLAN AT BRUNSWICK LANDING 

AMENDMENT # 1 
CASE NUMBER: 15-007 

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

Development Plan application is deemed complete. 
 

Motion 2: That the originally approved Major Development Review Final Common 
Development Plan conditions shall apply to Amendment #1 in addition to 
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  
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2. Prior to issuance of a Building Permit, the applicant shall submit an 
amended Common Development Plan, sealed and signed by a 
qualified Surveyor or Engineer, containing the following: 

a. All information from the original July 22, 2014 approval.  

b. The amended CDP boundary, to include Lot 32.  

c. The amended Dimensional Standards table, to include 
footnotes 3 & 4. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

* 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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APPROVED 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. 

  

 

 

APPROVED 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. 

6. Footnotes #1-6 in the Dimensional and Density Table for the Common 

Development Plan shall be removed, to the satisfaction of the Director 

of Planning & Development.  

 

 

 

 

 

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

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

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



 

 
 

 
 

 

TOWN OF BRUNSWICK, MAINE 
 

INCORPORATED 1739 
 

DEPARTMENT OF PLANNING & DEVELOPMENT 

TOWN HALL - ROOM 216 

85 UNION STREET  

BRUNSWICK, ME  04011 
 

 
 

 

ANNA BREINICH, FAICP PHONE: 207-725-6660 

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

 

February 25, 2015 

STAFF REVIEW COMMITTEE NOTES  

 

Staff Present:   

Dick Rizzo (Police), Cathy Jamison (Assessing), Jeff Hutchinson (Codes), Jeff Emerson (Fire), Jeremy 

Doxsee (Planning, non-voting), Linda Smith (Business Development, non-voting),  

Other:  Midcoast Regional Redevelopment Authority - Bob Rocheleau  

Public Present:  None 

 

Case # 15-006 Avita Assisted Living Facility: The Committee will review and provide a 

recommendation to the Planning Board regarding a Sketch Plan Major Review application submitted by 

the Sandy River Company, for construction of a single story 45,408 sf assisted living facility, two 

parking areas totaling 65 spaces, and associated site improvements on two lots totaling 13.64 acres; the 

site has not yet been addressed, but will have access off of Admiral Fitch Avenue, in the Community 

Mixed Use Zoning District, and proposed to be within the Common Development Plan boundary.  

Assessor’s Map 40, Lots 50 & 82.    

 

Present for Applicant:   

Will Conway, PE (Sebagotechnics), Daniel McGuire, Sandy River Company  

 Daniel indicated that Sandy River is the developer; the operating partner will be North Bridge 

COS.   Similar nearby owned and operated facilities are in Falmouth and Westbrook.  Another 

facility is going through development review in Wells right now.  

 Will provided an overview of the project.   

     

Staff Comments: 

Jeff Hutchinson: (Jeff provided some comments on behalf of Anna) 

 How many employees will work at facility? 

o Daniel:  30 

 How many staff at one time? 

o Will:  15.   30 parking spaces will be for staff, 15 spaces will be for overlap during shift 

changes, and 20 spaces will be for visitors (total of 65 spaces).   

 Town’s draft ordinance is proposing 1 space for every 3 beds, which would require 20 parking 

spaces.  Why is Avita proposing so much parking?   



 

 

 

o Will:   staffing and shift changes necessitate 45 spaces.   Avita has found that weekends can 

get crowded and 20 spaces are needed.     

 Jeff indicated that Will’s explanation sounded reasonable.   

 Ownership is unclear.  The owner on the purchase and sale agreement is listed as Priority Real 

Estate Group.  But MRRA is listed as the owner in the notes on the plan.    

o Bob indicated that Priority Real Estate Group is the owner.     Will indicted he will fix the 

note on the plan.    

 Has the applicant started the design review process for the architectural elevations with MRRA’s 

Design Review Board?    

o Bob:  not yet, but I anticipate it will be soon.  

Jeff Emerson 

 The fire access lane goes through parking lots, which has the potential for congestion.    Consider 

installing an emergency access point from Anchor or Neptune Drives, with a locked gate.    

o Daniel:   agreed.   We’d prefer off of Neptune, as area is already cleared.   

 Will EMS use a service entrance or the main entrance?    

o Will:  main entrance. 

 There could be a potential for congestion in the roundabout in front of the main entrance, 

particularly if there are drop-offs and pick-ups.    Consider installing mountable curbing for 

center island, in event larger emergency response vehicle needs access.  

o Jeff H:  consider installing “no parking: emergency access” signage in front of main 

entrance.  

 What materials will be used for construction of fire lane?   

o Will:  it was be a gravel base.  

Jeremy Doxsee 

 Explained the CDP amendment going to PB, and noted that Avita project will need to adhere to 

design requirements of the approved CDP.    

Dick Rizzo 

 No comments 

Cathy Jamison 

 No comments 

Bob Rocheleau 

 I’ll connect with application re. design review process and send an aerial of approximate utility 

locations.  

 

 

 

 

 

 

END 
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BRUNSWICK PLANNING BOARD 
JANUARY 13, 2015 

 
MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Bill Dana, Soxna 
Dice, Dale King, and Richard Visser 
 
MEMBERS ABSENT: Dann Lewis 
 
STAFF PRESENT: Director of Planning and Development, Anna Breinich; Town Planner, 
Jeremy Doxsee 
 
A meeting of the Brunswick Planning Board was held on Tuesday, January 13, 2015 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle, called the meeting to order at 7:00 
P.M. 
 
Case # 14-038 Sketch Plan for Professional Office Buildings and Lot Line Adjustments to 
Brunswick Landing Subdivision (Case # 14-017): The Board will review and take action on a 
Sketch Plan Major Development Review application submitted by Priority Real Estate Group to 
adjust lot lines delineating Lots 6A, B, & C of the previously approved Amended Brunswick 
Landing Subdivision and to develop a 10,000 sf footprint office building, a 15,000 sf footprint 
office building, a 4,000 sf footprint financial institution with a drive through, a 195 space parking 
lot, along with associated site improvements, on 3 contiguous lots (6A, 6B, 6C) totaling 5.61 
acres, located at 4-16 Admiral Fitch Drive, in the BNAS Reuse District (R-CMU Land Use 
District), and also within the previously Planning Board-approved Brunswick Landing Common 
Development Plan area. Assessor’s Map 40, Lot 37. 
 
Jeremy Doxsee introduced the application for Lot 6 as proposed in the Common Development 
Plan (CDP) approved in June 2014 and noted that this application is for Sketch Plan Major 
Development review with a Final Plan to follow. Jeremy said that this application is for 3 lots, 
Lot 6A is 1.34 acres, Lot 6B is 1.49 acres and Lot 6C is 2.78 acres with primary access on 
Admiral Fitch Ave. with secondary access off Allagash Drive.  In total, this project includes 5.61 
acres with a proposed a 10,000 sf footprint office building, a 15,000 sf footprint office building, 
a 4,000 sf footprint financial institution with a drive through, a 195 space parking lot, and 
associated site improvements. Jeremy pointed out that the basic layout of the site and service 
have been included in packet and that the development has been designed in compliance with the 
CDP. 
 
Charlie Frizzle noted that they should be looking at plan C101 included in the packet.   
 
Tom Saucier, Site Design Associates, reviewed a PowerPoint presentation and the proposed lot 
layout. Margaret Wilson asked what the setbacks were for each building.  Tom replied that they 
will be labeled on the final plan.  Margaret said that the applicant should be clear about what 
is/are the front and the sides of the buildings and asked what the address will be as she is 
concerned with the setbacks.  Tom replied that the front for 6A would be Bath Road. Lot 6B is a 
corner lot with frontage on Admiral Fitch and Bath Road and Lot 6C with frontage on Admiral 
Fitch Drive and Allagash Drive.   
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With respects to the Staff Review comments, Charlie Frizzle asked about adding a cross walk on 
Admiral Fitch and Tom Saucier replied that there will be a sidewalk. Charlie said that John 
Foster noted that the drive thru lane is very wide and Tom replied that they can narrow it up a 
little.  With respect to building frontages, Charlie said that they all appear to face the internal 
parking lot, but said that it is the view of these buildings from the front / Bath Road that they 
need to be concerned about and will need to pay attention to.  With respects to Stormwater, 
Charlie said that the Town would prefer that stormwater be addressed collectively and Tom 
replied that stormwater will be addressed collectively in the beginning, but it may not be 
permanent depending on how the lots are sold.  Bill Dana asked where the sewer drains go and 
Tom replied that there is a pump system; the Sewer District has been informed.  Dale King asked 
why the drive thru lane is so wide and Tom replied that this was a concept that is still in design.  
Jeremy Doxsee pointed out that lot 6C has a potential stormwater area and lot 6A could be 
permitted to use lot 6C for stormwater.  Soxna Dice asked if they could reduce the impervious 
coverage through reducing the drive thru or by removing the island in the separate drive way 
entrance for the financial institution.  Tom replied that they discussed this in Staff Review and 
with the way the lots are going to be sold they need to keep the second access.  Tom said that 
they can reduce the endcaps and make the lanes narrower.  Soxna suggested waiving some of the 
parking spaces and Tom replied that if the buildings are sold as single story buildings, they can 
reduce parking. Tom said that if the developer felt that the tenant required less parking per the 
Town requirement then they would ask for a waiver as it is $3,000 per parking space and it 
would make sense, but at this point, they are at a concept plan.  Margaret Wilson replied that she 
shares Soxna’s concern about reducing the impervious surface and said that anything that can be 
done to reduce the impervious surface, the better.  Charlie replied that if parking meets 
requirement, he is less inclined to place a lot of restrictions on the developer.     
 
With regards to the stream, Charlie Frizzle said that he is persuaded by the arguments that the 
applicant has put forth but asked for clarification on the 75 foot and the 25 buffers and asked that 
the applicant to describe these measurements.  Tom Saucier clarified the measurements and 
jurisdiction of the DEP over a stream and adjacent land area. Soxna Dice asked who reviews 
these types of determinations when they are part of an application and Jeremy Doxsee replied 
that they do not have an expert on staff, but they do have experience on staff and that staff can 
refer to the consultant engineer.  Jeremy said that he has spoken to Steve Walker who questioned 
the methodology that Mr. Forester used in deciding whether or not the stream met the Town 
criteria.  Tom reviewed the process which they went through in determining natural resources 
and why they felt that the stream doesn’t meet the Town definition but meets the DEP stream 
determination.  Margaret Wilson clarified that the reason why this is relevant is because the town 
has a 75 foot no disturb rule and the state has a 25 foot no disturb rule requirement.  Jeremy 
Doxsee asked if staff could obtain a written copy of the common methodology practices that 
were used along with the dates that site visits were made.  
 
With regards to the forested wetlands, Tom Saucier stated that they have submitted a detailed 
response to Steve Walkers concerns. Tom said that municipalities usually regulate wetlands and 
noted that in reviewing the definition of a fresh water wetland, it specifically excludes forested 
wetlands. Soxna Dice asked for clarification on NRPZ protections and Jeremy Doxsee replied 
that there is no specific standard, but one could conclude that in preserving natural resources, 
you are preserving wetlands to the extent that they work with applicants.   
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Charlie Frizzle opened the meeting to public comment.  No comments were made and the public 
comment period was closed. 
 
MOTION BY BILL DANA THAT THE BOARD DEEMS THE SKETCH PLAN TO BE 
COMPLETE. SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 
 
MOTION BY DALE KING THAT THE BOARD APPROVES THE SKETCH PLAN. 
SECONDED BY BILL DANA, APPROVED UNANIMOUSLY.  

Zoning Ordinance Rewrite Committee (ZORC) Update  

Anna Breinich said that they are in the process of completing the review of the general public 
comments. It is the intention to wrap up items such as signs and be able to wrap up the text by 
beginning of February for Clarion Associates to rewrite and then staff will be looking at the 
zoning maps. Anna Breinich reviewed the upcoming meeting schedule. 

Approval of Minutes  

No minutes were approved at this meeting. 

Other Business  

No other business.  
 
Adjourned 
This meeting was adjourned at 8:05 P.M. 
 
Attest 
 
Tonya D. Jenusaitis 
Recording Secretary 
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