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AGENDA  

BRUNSWICK TOWN HALL 

COUNCIL CHAMBERS 

85 UNION STREET 

TUESDAY, JUNE 9, 2015, 7:00 P.M. 

 

 

1. Case # 15-024 Gelato Fiasco Expansion:  The Board will review and take action on a 

combined Sketch - Final Major Development Review application submitted by Great 

Falls Construction for the proposed construction of a 5,400 sf addition to the existing 

manufacturing and warehouse facility, a 22-space parking lot, loading docks, and 

associated site improvements.  The project is located at 2 Industry Road in the Business 

and Industry 1 (I1) Zoning District.   Assessor’s Map U07, Lot 66. 

2. Workshop:  Case # 14-038, Lot 6 at Brunswick Landing:    The applicant, Priority 

Real Estate Group, has requested a workshop with the Planning Board to discussed 

proposed changes to the previously approved (January 13
th

, 2015) Sketch Plan Major 

Development Review application, for the 5.6-acre property 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.     

3. Zoning Ordinance Rewrite Committee (ZORC) Update  

4. Approval of Minutes 
 

5. Other Business 
 

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. 



DRAFT FINDINGS OF FACT 
Major Development Review 

Combined Sketch and Final Site Plan 
Planning Board Meeting Date:  June 9, 2015 

 
Project Name: Gelato Fiasco Addition 
Address:  2 Industry Rd 
Case Number: 15-024 
Tax Map:  Map U07, Lot 66 
Zoning District: Industry 1 (I1) Zoning District 
Applicant:  Great Fall Construction 
   20 Mechanic Street 
   Gorham, ME 04038 
Authorized 
Representative: Norman Chamberlain 
   One Karen Drive, Suite 2A 
   Westbrook, ME 04092 
 
 
Staff reviewed the application and has determined it is complete. 
 
PROJECT SUMMARY   
 
Staff review is based on the following application materials: 

• Property Survey prepared by Jones Associates, dated May 11, 2015. 
• Major Development Review Plan application packet prepared by Walsh Engineering 

Associates, Inc, dated May 21, 2015.   
• The following drawings prepared by Walsh Engineering Associates, Inc, dated May 

19, 2015: 
o Sheet C1.0 entitled Existing Conditions and Removals Plan. 
o Sheet C2.0 entitled Layout Plan. 
o Sheet C2.1 entitled Grading and Drainage Plan. 
o Sheet C3.0 entitled Details. 
o Sheet C3.1 entitled Details. 

 
Currently there is 15,306 sf of impervious coverage (building and pavement) on the lot. 
The applicant is proposing the construction of a 5,400 sf, two story addition to the 
existing manufacturing and warehouse facility for a total building footprint of 
approximately 12,600 square feet, a 22-space parking lot, loading docks, and associated 
site improvements.  In summary, 12,009 sf impervious coverage is being added onsite, 
for a total of 27,315 sf impervious coverage, or approximately 63% of the 1.13 acre 
parcel.   
 
An application packet, including a project narrative, is attached.   
 
 

 1 



The following waivers have been requested by the applicant: 

1. Section 412.2.B.8 Profile, cross-section dimensions, curve radii of existing 
streets.   No alterations of Industry Road are proposed; street opening permit will 
be obtained for utility connections. 

2. Section 412.2.B.16 Class A High Intensity Soil Survey.  No subsurface disposal 
systems are proposed, which would necessitate a soils survey.  

 
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 Industry 1 (I1) Zoning District.  The proposed development 
complies with all applicable standards of the I1 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 mapped natural resources on the property. 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. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
No water bodies, streams, wetlands, or vernal pools have been identified on the site.The 
project will drain into the Androscoggin River, which is classified as an urban impaired 
watershed, but the project does not trip the new impervious areas threshold for a DEP 
stormwater permit.  Stormwater drainage patterns will generally remain the same as 
predevelopment conditions.  Runoff from the parking areas and the front half of the roofs 
will be directed to a grassed underdrained soil filter where it will be treated for water 
quality.  As such, theprojectwill not adversely affect the water quality of Casco Bay or its 
estuaries.The Board finds that the provisions of Section 411.3 are satisfied. 
 
411.4 Flood Hazard Areas 
The project area is not located within a 100 year flood hazard zone.  The Board finds that 
the provisions of Section 411.4 are satisfied. 
 
411.5 Stormwater Management 
Overall the project will disturb approximately 0.6 acres and create 12,000 sf of new 
impervious surface.   The project will drain into the Androscoggin River, which is 
classified as an urban impaired watershed, but the project does not trigger the new 
impervious areas threshold for a DEP stormwater permit.  Stormwater drainage patterns 
will generally remain the same as predevelopment conditions.  Runoff from the parking 
areas and the front half of the roofs will be directed to a grassed underdrained soil filter 
where it will be treated for water quality. The filter will also provide for stormwater 
detention.  Overall, there will be a slight increase in the post peak rates of stormwater 
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runoff for the 2 year storm event, which the Town Engineer has deemed to be acceptable.  
The stormwater management plan has been reviewed by the Town’s consulting engineer 
James Seymour of Sebago Technics, who determined that the design is suitable for the 
proposed use and that treatment measures satisfy Maine DEP’s Best Management 
Practices, but identified  in his memo dated June 1, 2015, the need for some additional 
details, notes and erosion control notes.   The Board finds that the provisions of Section 
411.5 are satisfied with the condition that, prior to issuance of the building permit, the 
Town’s consulting engineer shall confirm that comments # 1-8 in the memo by Sebago 
Technics dated June 1, 2015, have been adequately addressed.    
 
411.6 Groundwater  
The project is not located within an aquifer protection zone.  Stormwater treatment 
features will be developed to meet minimum separation requirements to groundwater.The 
Board finds that the development will not, alone or in conjunction with existing 
activitiesadversely affect the quality or quantity of groundwater. The Board finds that the 
provisions of Section 411.6 are satisfied. 
 
411.7 Erosion and Sedimentation Control 
An Erosion and Sedimentation Control plan for the site construction and long term 
operation has been developed following the Maine DEP Best Management Practices.  
There are no steep slopes on the property.  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.  The erosion and sedimentation control plan has been reviewed by 
the Town’s consulting engineer, who determined that it will not cause unreasonable soil 
erosion or reduction in the land’s capacity to hold water so that a dangerous or unhealthy 
situation results,but indicated that a few additional details should be submitted prior to 
acceptance.The Board finds that the provisions of Section 411.7 are satisfiedwith the 
condition that, prior to issuance of the building permit, the Town’s consulting engineer 
shall confirm that comments # 7 & 8 in the memo by Sebago Technics dated June 1, 
2015, have been adequately addressed.    
 
411.8 Sewage Disposal 
A letter from the Brunswick Sewer District indicating ability to serve the project has been 
included in the application materials.  The Board finds that the provisions of Section 
411.8 are satisfied. 
 
411.9 Water Supply 
The Brunswick & Topsham Water District has indicated that, because water usage will be 
reduced due to the facility upgrades, an ability to serve letter is not necessary.  The Board 
finds that the provisions of Section 411.9 are not applicable.  
 
411.10  Aesthetic, Cultural and Natural Values 
This site is not located within the Natural Resource Protection Zone, or Village Review 
Zone.  Overall, 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 

 3 



the Town of Brunswick, or rare and irreplaceable natural areas.   The landscaping plan 
has been forwarded to the Town Arborist, for review and approval.  The Board finds that 
the provisions of Section 411.10 are satisfied with the condition that, prior to issuance of 
a building permit, the Town Arborist shall approve the final landscaping plan.  
 
411.11  Community Impact 
The Staff Review Committee reviewed this plan at its May 27th meeting, and no adverse 
impacts to the public school system, parks and recreation resources, public safety, or 
public works resources were identified, andmunicipal resources were deemed available to 
service the project.  Impacts in water use, sewage disposal, or solid waste disposal 
associated with this projectwere determined to be negligible.   The Director of Public 
Works did indicate that, due to the need for a stormwater line to be installed in the street, 
a street opening permit will be required.  The Board finds that the provisions of Section 
411.11 are satisfied with the condition that, prior to the commencement of construction, 
the applicant shall obtain a street opening permit from the Department of Public Works.   
 
411.12  Traffic 
Traffic from the site will be only slightly increased over that of the existing operations.  
Deliveries and shipments will be made by tractor-trailer and single unit trucks.  Currently 
there are approximately 3 deliveries and 2 shipmentsper week.  It is anticipated that this 
will increase to 5 deliveries and 3 to 4 shipments per week.   Parking for 22 vehicles has 
been provided on site, whereas the 2 spaces per 1,000 sf of net floor area for 
industrial/warehouse uses, as set forth in Section 512, would requires 24 spaces.   Staff 
recommends the Board apply provisional parking standards, in accordance with Section 
512.2.B.  Incoming employees will be able to use loading areas for temporary parking 
during shift changes, dependent on availability.  Total peak hour trips will be less than 25 
at a shift change. The Board finds that the provisions of Section 411.12 are satisfied.  
 
411.13  Pedestrian and Bicycle Access and Safety 
The applicant has added bicycle parkingin front of the facility.  Given the site’s proximity 
to the Androscoggin Bicycle Path, the Brunswick Bicycle and Pedestrian Advisory 
Committee has suggested that applicant consider providing a few covered bicycle parking 
spaces.  The Board finds that the provisions of Section 411.13 are satisfied. 
 
411.14  Development Pattern 
The project is compatible with current development in the area. Vegetative screening and 
a wooden stockade fence is proposed along the western property line, which abuts a 
residential property.  Family Focus abuts the property to the north, and the Town of 
Brunswick Public Works facility is to the south.Overall, the project will have no adverse 
impacts on Brunswick’s historic development pattern. The Board finds that the provisions 
of Section 411.14 are satisfied. 
 
411.15  Architectural Compatibility 
The proposed project will be compatible in terms of size, scale, mass and design with the 
other buildings on Industry Road.  The Board finds that the provisions of Section 411.15 
are satisfied. 
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411.16  Municipal Solid Waste Disposal 
No changes to disposal rates are anticipated.  The development will not cause an 
unreasonable burden on the municipality’s ability to dispose of solid waste.   The Board 
finds that the provisions of Section 411.16 are satisfied..The Board finds that the 
provisions of Section 411.16are satisfied. 
 
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 
The site and buildings will be accessible to the extent required.   Accessible parking has 
been provided.  The Board finds that the provisions of Section 411.18 are satisfied. 
 
411.19  Financial Capacity and Maintenance 
The applicant has provided a letter from the Bank of Maine confirming adequate 
financial capacity to complete 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 
The applicant has provided a deed giving them sufficientright, 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 
GELATO FIASCO ADDITION 

CASE NUMBER: 15-024 
 

Motion 1: That the Major Development Review combined Sketch and Final Site Plan 
application is deemed complete. 

 
Motion 2: That the Board waives the following requirements: 
 

1. Profile, cross-section dimensions, curve radii of existing streets. 
2. Class A High Intensity Soil Survey.   

 
Motion 3: That the Major Development combined Sketch 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 the building permit, the Town’s consulting 
engineer shall confirm that comments # 1-8 in the memo by Sebago 
Technics dated June 1, 2015, have been adequately addressed.    

3. Prior to the commencement of construction, the applicant shall obtain 
a street opening permit from the Department of Public Works.      

4. Prior to issuance of a building permit, the Town Arborist shall approve 
the landscaping plan. 

 
 
 
 
 
 
 
 
 
* 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). 
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Draft 1 

BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

APRIL 14, 2015 
 

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

STAFF PRESENT: Director of Planning and Development, Anna Breinich; Town Planner, 
Jeremy Doxsee   

A meeting of the Brunswick Planning Board was held on Tuesday, April 14, 2015 in Council 
Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 P.M. 

1. Case # 15-002 Chamberlain Woods Final Subdivision: The Board will review and take 
action regarding a Final Plan Major Review application, submitted by Coastal Buildings and 
Investments, Inc., for the development of a 9-lot residential subdivision, a 225 foot private drive, 
and associated site improvements, on a 7.22+ acre parcel with frontage on Barrows Street and 
the end of Boody Street.  The proposed subdivision is located in the Town Residential 5 – 
Columbia Avenue – Spring Street (TR5) Zoning District.  Assessor’s Map U27, Lot 6.    

Charlie Frizzle introduced the application for Chamberlain Woods Subdivision, Final Plan Major 
Review and clarified that earlier materials had stated this was for 10 lots when in fact it is for the 
development of a 9-lot residential subdivision. The proposal is for 8 new lots, one previously 
developed lot and a wooded lot to be retained by the owner.  Jeremy Doxsee added that the 
Sketch Plan was approved by the Planning Board on February 5th and stated that the Final Plan 
application was reviewed by the Staff Review Committee on March 11, 2015; those notes are 
included in the packet material. Jeremy reviewed the project summary and stated that the parcel 
is currently 7.2 acres and the applicant is proposing to develop less than 3 acres.  Jeremy noted 
that a stormwater permit from DEP is not required but the stormwater plan has been reviewed by 
Sebago Technics and those comments were received late on April 10th. Staff has not had the 
opportunity to address all the concerns.  Jeremy said that the Town Engineer comments are also 
included in the packet and have been conditioned. 

Curt Neufeld of Sitelines, reiterated Charlie Frizzle and Jeremy Doxsee’s comments and 
reviewed a PowerPoint presentation.  In regards to the stormwater comments received Friday, 
Curt noted that they are all in agreement.  Curt reviewed the aerial photo and pointed out that 
they will maintain the connection to Crimmins Field and reviewed the easement that the 
applicant will convey to the Town.  Curt pointed out that they have gone with the Town 
Engineer’s suggestion to remove the swails and will have two new catch basins.  In addition, curt 
said that they have agreed that no foundation will be built below four feet. Curt reviewed the 
requested waivers and noted that when the road is constructed, they will only cut what needs to 
be cut and will not be clearing the house lots until they are ready for development. 

Charlie Frizzle pointed out that there was also a request to waive sidewalks and noted that 
Section 5.11.4 of the Brunswick Zoning Ordinance specifically exempts dead end streets with 
less than 20 units. Therefore, sidewalks are not a requirement for this application and will not 
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Draft 1 

need to be waived and can be removed from the requested waivers.  Bill Dana asked if there is 
enough pitch to push the house back if the homeowner desired.  Curt replied that they will have 
room to move, but that the intention is that the front will drain to the street.  With respects to the 
Town Engineers request that the circle be bigger in the cul-de-sac, Soxna Dice asked if or how 
this will effect setbacks.  Curt replied that they will meet the requirements and noted that the 
property lines did not change, just the roadway.   

Chair Charlie frizzle opened the meeting to public comment. 

Colleen Cogdnon, resident of 56 Boody Street, said that she understands that there is no 
notification requirement, but that it would be nice to know when the construction is going to 
begin. Colleen would like to know how much acerage is going to be set aside for the road and to 
understand how the traffic circle can get bigger, yet the housing lots do no change.  Charlie 
Frizzle replied that the applicant moved the edge of the road further into the right-of-way.  
Colleen would like to know if the drainage pipe will be insulated to prevent freezing and Charlie 
replied that he believed it will, but the specifics on how much is still being worked on by the 
Town Engineer, Sebago Technics and the applicant.  Colleen asked what housing lots are going 
to be built and what ones are going to be left.  Margaret Wilson replied that the applicant has not 
designated this yet.  Colleen asked if this is a requirement and Charlie replied no.  Colleen noted 
that even if they dig foundations four feet or less, they are still going to need sump pumps. 
Colleen asked who will assume liability for the drains if they do not work and Anna Breinich 
replied that this is a question and determination that will need to be made by the Town Engineer.  
Colleen asked when the clearing will occur for the roadway for the corner lot if it is 
undetermined at this time when it is going to be built.  Margaret suggested that they come back 
to this.  Colleen asked how much a buffer will be left between the houses being built and the 
house that are already there and Charlie replied that they usually don’t buffer residential to 
residential. Colleen stated that the fill is not suitable for planting. Colleen asked where the cluster 
mailbox is going and Charlie replied that it is up to the post office whether they want to serve a 
dead-end street.  If the Post Office does not want to serve the street, they require a cluster box 
out front; it is up to the post office to make this decision.  Colleen pointed out that the math on 
the assessment for recreation in lieu of land is wrong and Charlie replied that this will need to be 
reviewed with the Recreation Department.  Soxna Dice asked for more clarification on the 
discrepancies and Colleen stated that the lot area for lot 8 is not correct from what was posted as 
part of the packet. Charlie replied that staff will need to make sure that the land areas concur 
with the map.  With respects clearing for the pipe, Charlie replied that they will need to come 
through the lot.  Curt Neufeld replied that in terms of construction notification, the applicant will 
take this into consideration.  With respects to the road acerage, Curt does not know, but is willing 
to talk about it after the meeting.  Curt said that road within the right-of-way moved but that the 
right-of-way did not; property lines and setbacks did not change. Curt said that the insulated 
pipe, where it is the shallowest, insulation will be doubled and will go across the top, bottom and 
sides.  Curt pointed out the water drainage notes that are on the plan.  Curt said that they do not 
have plans on what lots will be built yet and noted that sump pumps will be recommended for 
every house.  In terms of who would take responsibility for the drainage pipe, the Town would 
when they take over ownership of the Road.  Buffering between the lots is homeowner’s 
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preference.  Curt said that he has no knowledge of the post office boxes and would be happy to 
review any math discrepancies.  Margaret Wilson replied that in looking over the math 
discrepancies she believes it was just a typo for lot 8.   

Jeremy Doxsee asked if the four lots would remain wooded until they are developed and Curt 
replied that they would be.  Jeremy asked that the plan state this.  The applicants Real Estate 
consultant, Tom Kohl, replied that they have no intention of clearing lots until they are to be 
developed, but does not know if there is a way to logistically state this.   

Ron Stadden, resident of 54 Columbia Ave, asked what stipulations apply to the lot being 
retained by the owner.  Charlie replied that if a development proposal is created, it would stand 
on its own merits and possibly stricter merits at that point. Anna Breinich replied that if the 
owner decided to sell or develop as a single family, it would not come back before the Planning 
Board and would only require a building permit.   

Chair Charlie Frizzle closed the public comment period. 

With respects to the concerns by Sebago Technics, Margaret Wilson asked how are those 
concerns worked out, how they will be codified and where will the results end up.  Jeremy 
Doxsee reviewed the process that the developer would need to go through via the Codes 
Enforcement Office, Sebago Technics and the Town Engineer. Margaret asked if there is ever a 
subset of questions that have to be met before they can continue development and what happens 
to those.  Curt Neufeld replied that when review comments arrive late, many times they will be 
added to the plan with a revised per comments date and submitted to Sebago Technics and the 
Town Engineer who will write another letter; this is what typically comes back to the Board for 
final signature.  Soxna Dice asked if there is history with insulated pipes and do they freeze.  
Curt replied that the shallow ones that are old and un-insulated do freeze, which is the reason 
why they doubled the insulation at the shallowest point; this is a widely used practice.  Soxna 
asked if they require landscaping, do they have any requirement that they have sufficient soil.  
Charlie replied that in the current ordinance, they have very little in terms of planting longevity, 
but that they are correcting this in the new ordinance.  Charlie said that the homeowner will need 
to speak to the developer on what they want.  Curt replied that they do have provisions within the 
documents that do address disturbed land.  Jeremy suggested that they add a condition that street 
trees be provided as this will become a Town road.  Jeremy acknowledge that they do have 21 
Conditions of Approval, but with the notations on the plan now, they may be able to bring this 
closer to 15.  Jeremy said that the Board could also table the application. Charlie agreed that they 
did have a lot of conditions listed, but that in review of the Ordinance and the conditions, he is 
comfortable with proceeding especially knowing that the Town Engineer will be involved with 
settling most of these issues.  Soxna stated that she is not comfortable with the level of 
conditions.  Anna agreed and stated that staff needed to bring this forward as to where the plan 
was.   

MOTION BY SOXNA DICE TO TABLE THE FINAL PLAN MAJOR REVIEW 
APPLICATION FOR CHAMBERLAIN WOODS SUBDIVISION PENDING FURTHER 
CLARIFICATION.  SECONDED BY BILL DANA. MOTION PASSED 4-3. 
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2. Case # 15-014 Tao Yuan Greenhouse: The Board will review and take action on a Final Plan 
Major Review application, submitted by Cecile and John Stadler/Cara’s Place LLC, as an 
amendment to a site plan approved 5/27/14.  The proposed amendment includes the construction 
of a 2-story commercial structure with a top-floor greenhouse; and storage/office/work space 
dedicated to greenhouse and restaurant support tasks located on the ground and basement floors. 
Structure to be built on the existing foundation with associated parking and site improvements, 
located on a .16 acre lot, 0 Abbey Road/22 Pleasant Street, and within the Town Center 1 (TC1) 
Zoning District and Village Review Overlay Zone.  Assessor’s Map U13, Lot 095/1-3.  

Jeremy Doxsee reviewed the project summary amendment for an aquaphonic greenhouse and 
storage/work area.  Jeremy said that this application was seen before the Staff Review 
Committee on March 11, 2015 and those notes are included in packet. Jeremy stated that there 
are 4 Conditions of Approval, one include parking schematic for staff only in the basement.   

Kate Holcombe reviewed the application and presented a PowerPoint presentation.  Kate noted 
that they are not changing the size of the existing foundation, but they are adding a small 
staircase and loading dock outside of the current foundation. Richard Visser asked why the 
address was 0 Abbey Road and Anna Breinich explained that it was originally 1-3 Abbey Road, 
but those condominium units were never constructed and they just need a new number.   

Chair Charlie Frizzle opened this meeting to public comment. 

Art Boulay, abutting owner for the Brunswick Business Center, asked for more clarification on 
the offices to be located on the ground floor.  John Stadler, applicant, replied that they changed 
the plan to restaurant use only as they could not put in ramps for handicapped entrances; there 
will be no public offices.  Richard Visser asked if there were any bike requirements and Jeremy 
Doxsee replied that there are none.   

MOTION BY BILL DANA THAT THE MAJOR DEVELOPMENT REVIEW AMENDED 
SITE PLAN IS DEEMED COMPLETE. MOTION SECONDED BY RICHARD VISSER, 
APPROVED UNANIMOUSLY.  

Charlie Frizzle noted that for Section 411.10 and 411.15 of the Brunswick Zoning Ordinance, 
this application was reviewed by the Village Review Board and was approved for a Certificate of 
Appropriateness once the VRB conditions are met. 

MOTION BY DALE KING THAT THE FOLLOWING WAIVERS BE GRANTED:  

1. Topography with contour intervals.  No grading proposed.  Site all impervious.   

2. Profile, cross-section dimensions, curve radii of existing streets.  No changes proposed to 
Pleasant Street or Abbey Road.   
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MOTION SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

MOTION BY SOXNA DICE THAT THE MAJOR DEVELOPMENT REVIEW 
AMENDED SITE PLAN IS APPROVED WITH THE FOLLOWING CONDITIONS:  

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

2. Prior to issuance of a building permit, the applicant shall submit a letter from a bank 
verifying financial capacity, satisfactory to the Director of Planning & Development.  

3. Prior to issuance of a building permit, a note shall be added to the plan stating that rain 
and melt water will be collected from the greenhouse structure and diverted into 
cistern(s) in the basement.   

4. Prior to issuance of a building permit, a parking layout plan with dimensions shall be 
provided, to the satisfaction of the Director of Planning and Development.  

MOTION SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

3. Zoning Ordinance Rewrite Committee (ZORC) Update    

Anna Breinich reviewed the upcoming ZORC meeting schedule. 

4. Approval of Minutes   

5. Other 

6. Adjourn 

This meeting was adjourned at 8:26 P.M. 

 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secreatary 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

MAY 5, 2015 
 

MEMBERS PRESENT:  Chair Charlie Frizzle, Bill Dana, Soxna Dice, Jeremy Evans, and 
Richard Visser   

STAFF PRESENT: Director of Planning and Development, Anna Breinich 

A meeting of the Brunswick Planning Board was held on Tuesday, may 5, 2015 in Council 
Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 P.M. 

1.Case # 15-002 Chamberlain Woods Final Subdivision: The Board will review and take 
action regarding a Final Plan Major Review application, submitted by Coastal Buildings and 
Investments, Inc., for the development of an 9-lot residential subdivision, a 225 foot private 
drive, and associated site improvements, on a 7.22+ acre parcel with frontage on Barrows Street 
and the end of Boody Street.  The proposed subdivision is located in the Town Residential 5 – 
Columbia Avenue – Spring Street (TR5) Zoning District.  Assessor’s Map U27, Lot 6. 

Charlie Frizzle introduced the application for the Chamberlain Woods final Subdivision 
application and asked that the staff and the applicant bring the Board up to date with the list of 
conditions that needed approval at the April 14, 2015 meeting.  Kevin Clark from Sitelines 
reviewed the red balloons located on the plan that were comments from the Town Engineer and 
Sebago Technics.  Charlie stated two conditions needed to be added as Section 411.8 of the 
Zoning Ordinance asks for a letter for sewage capacity and Section 411.9 asks for a letter from 
the Water Department for capacity to serve neither of which are included in the packet. Soxna 
Dice asked for clarification on the two dates listed on Condition 7 and Anna replied that the 
Town Manager has placed a 30 day limit on renewal of the outstanding consent agreement with a 
deadline of June 4, 2015.  Soxna suggested language changes.  Charlie pointed out that there has 
been some confusion over whether this is a 10 lot subdivision or a 9 lot subdivision and he 
believes that this is a 10 lot subdivision; one previously developed lot, one 4.35 acre lot to be 
retained by the applicant and 8 new lots.  Anna agreed and stated that they have it worded in the 
project summary as described as such. Bill Dana pointed out that there was a discrepancy over 
the length of the private drive cul-de-sac; staff to clarify upon approval.    

Bill Dana and Charlie Frizzle suggested language changes/updates to the Findings of Fact. 
Charlie explained the reason behind Condition 11 and the pre-construction meeting. Bill replied 
that this meeting along with the sitewalk helped alleviate some of the concerns that he originally 
had. Soxna Dice suggested linking the waiver to the provision in the Ordinance that the 
requested waivers apply to.  Anna Breinich replied that sometimes waivers can apply to more 
than one provision. Soxna stated that she would rather link the waivers to their corresponding 
review standard and reviewed what provisions apply to the requested waivers.   

Chairman Charlie Frizzle opened the meeting to public comment.   
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Colleen Cogdon, resident of 56 Boody Street, asked how the radius changes will affect the 
abutting lot sizes.  Charlie Frizzle replied that the lot sizes will lose a little bit within the right-of-
way.  Kevin Clark replied that the lot sizes did not change, just the pavement; a little less on the 
shoulder.  Colleen asked that staff review all the math on this plan again as she is concerned that 
some of the calculations may not be correct. 

Charlie Frizzle closed the public comment period.  

MOTION BY BILL DANA THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SUBDIVISION PLAN APPLICATION IS DEEMED COMPLETE. MOTION 
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 

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

1. Class A Soil Survey.    

2. Profiles, cross-section dimensions, curve radii of existing streets.    

3. Waiver for the requirement to show all trees over 10 inches in diameter.    

MOTION SECONDED BY JEREMY EVANS, APPROVED UNANIMOUSLY. 

MOTION BY BILL DAND THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SUBDIVISION 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 review and approval in accordance with the Brunswick 
Zoning Ordinance.  

2. Prior to issuance of Building Permits, concurrence by the Town Engineer that all 
engineering comments have been adequately addressed.   

3. Prior to issuance of Building Permits, the applicant shall show proof of payment of the 
solid waste impact fee.  

4. Prior to issuance of Building Permits, the applicant shall show proof of payment of the 
recreation impact fee.   

5. Prior to issuance of Building Permits, the applicant shall show proof of payment of the 
street light impact fee of $296.03.  
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6. Prior to issuance of Building Permits, recorded stormwater drainage easements to the 
Town shall be provided, in form and substance satisfactory to the Town Engineer.  

7. The plan shall not be recorded until the applicant file with the Town Manager a 
renewed letter of credit conditioned by the 2010 Wood Pond Village consent 
agreement.  This filing shall occur no later than June 4, 2015, in order to fulfill financial 
capacity requirements per section 411.19.  

8. Prior to the commencement of road construction or installation of any utilities, the 
developer shall provide the Town with a performance guarantee in the amount of 
$292,500 for all subdivision infrastructure, as required under Section 411.19.  

9. Prior to the commencement of construction of the road or installation of any utilities, 
the applicant shall establish an escrow account with the Town for a construction 
inspection escrow fee of $5,100.     

10. Prior to the commencement of any construction, a Street Opening Permit for the 
proposed subdivision road construction shall be obtained from the Public Works 
Department.  

11. At least one week prior to the commencement of any construction, a pre-construction 
conference with Public Works staff, the engineering consultant and the roadway site 
work contractor is required.   

12. Prior to the commencement of any construction, a digitized electronic drawing file 
(CAD file and PDF) of the approved plans, in an approved format, shall be furnished to 
Public Works Department.  

13. Prior to acceptance by the Town of the private street and utilities, an "as-built" or set 
of record drawings shall be submitted in a form acceptable to the Public Works 
Department upon completion of the project.  

14. Prior to the issuance of Building Permits, the applicant shall obtain capacity to serve 
the subdivision letters from the Brunswick Sewer District and Brunswick-Topsham 
Water District.  

MOTION SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 

2. Zoning Ordinance Rewrite Committee (ZORC) Update    

Anna Breinich reviewed the upcoming ZORC meeting schedule. 

3. Approval of Minutes   

No minutes were reviewed at this meeting. 

4. Other 
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5. Adjourn 

This meeting was adjourned at 7:51 P.M. 

 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secreatary 
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Site Design Associates 
Consulting Engineering and Land Planning 

 

 

23 Whitney Way – Topsham, Maine 04086 

Phone: (207) 449-4275 email: info@sitedesignassociates.biz 

 

       June 2, 2015 

 

 

Anna Breinich, Director of Planning and Development 

Town of Brunswick 

85 Union Street 

Brunswick, Maine 04011 

RE: Priority Real Estate Group (PREG) 

Proposed Development 

4-16 Admiral Fitch Avenue - Lot 6 – Brunswick Landing 

  Pre-application Submission 

 

Dear Anna: 

 

 On behalf of PREG, Site Design Associates is pleased to submit the enclosed 

plans and documentation in support of a Pre-application Review with the planning board 

for the construction of two office buildings and a pharmacy at 4-16 Admiral Fitch 

Avenue, Lot 6 at Brunswick Landing.  The proposed development would consist of an 

approximately 12,000 sf footprint single story professional office building, a 15,000 sf 

footprint two story professional office building, a 13,225 sf pharmacy with a drive 

through and 223 parking spaces.   

 

 The main access to the property will be via Admiral Fitch Avenue, with 

secondary access points to Allagash Drive and to the proposed development on lot 5. 

 

 We have included ten copies of the following drawings for your review: 

 

• Drawing C-100 – Existing Conditions Plan 

• Drawing C-101 – Pre-application Plan 

 

 Recall that a sketch plan for this lot was reviewed and approved by the planning 

board at the January 13, 2015 meeting.  Since that meeting plan revisions include: 

 

- Relocation of 23 parking spaces away from the onsite DEP stream and 

wetlands 

- Substitution of a pharmacy for the financial institution on Lot 6A 

- Revisions to the proposed lot sizes to accommodate the pharmacy 

- Reduction of the Lot 6B building from two stories to one story, with an 

increase of 2,000 sf in the footprint area 

- Installation of new curbing and additional sidewalks along Admiral Fitch 

Avenue 

- Addition of a crosswalk at the intersection of the internal drive and Admiral 

Fitch Avenue
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P:\2014 projects\14-204-00 Priority Group Lot 6\permitting\Pre-Application 06-02-15\cover letter 06-02-15.doc 

 

 PREG has a purchase and sale agreement with MRRA to purchase the subject 

parcel.   

 

The project is located in the BNAS Reuse District, in the Community Mixed Use 

(CMU) Land Use District.  This application reflects development in general accordance 

with the Admiral Fitch Common Development Plan (CDP) approved by the planning 

board on July 22, 2014.  In June of 2014 the planning board approved a further 

subdivision of lot 6 into lots 6A, 6B, and 6C.  The project as proposed by PREG will 

require a slight readjustment of the internal lot lines to accommodate the development.  

These adjustments are shown on the drawings.  Therefore, in addition to site plan 

approval for development of each lot, the project will require planning board approval of 

an amended subdivision plan.   

 

Please let us know if you have any questions or comments, or require additional 

information.  We look forward to meeting with the board on June 9. 

 

Sincerely, 

      Site Design Associates 

 
      Tom Saucier, P.E. 

      President 

 

C:  Jim Howard, Priority Real Estate Group, LLC 
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