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AGENDA  
BRUNSWICK TOWN HALL 

COUNCIL CHAMBERS 
85 UNION STREET 

TUESDAY, JULY 14, 2015, 7:00 P.M. 
 

 
1. Case # 15-006: Avita Assisted Living Facility: The Planning Board will hold a Public Hearing 

and then review and take action on a Final Major Plan Review application submitted by the 
Sandy River Company, for construction of a single story 47,703 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. 
 

2. Case # 15-029:   Moody Road Subdivision, Phase II Reapproval:  The Planning Board will 
review and take action on an application for the reapproval of the 6-lot residential subdivision, 
Moody Road Subdivision, Phase II, submitted by Harold & Barbara Sandelin in partnership with 
Joseph Klocek to subdivide 14.72 acres into six (6) single-family residential lots on Manwaring 
Way (Assessor’s Map 14, Lot 13) in the Farm and Forest 1 (FF1) District and Aquifer Protection 
2 Zone.  

 
3. Case # 15-027:  Spruce Meadow Subdivision:  The Planning Board will review and take action 

on a Sketch Plan Major Development Review Subdivision Application submitted by William 
Moore, for a proposed 33-lot open space residential subdivision.   (Original Assessor’s Map 13, 
Lot 34) in the Mixed Use 5 (MU5) Zoning District.   

4. Zoning Ordinance Rewrite Committee (ZORC) Update  
 

5. Approval of Minutes  
 

6. Other Business 
 

7. Adjourn 
 

This agenda is mailed to owners of property within 200 feet of the above referenced development proposals as 
well as others upon request.   It is the practice of the Planning Board to allow public comment on development 
review applications and all are invited to attend and participate. 

 
Please call the Brunswick Department of Planning and Development (725-6660) with questions or comments.  
Individuals needing auxiliary aids for effective communications please call 725-6659 or TDD 725-5521.   This 
meeting will be televised. 
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Spruce Meadows Subdivision 
Sketch Plan Application 
June 2, 2015 
Page 2 of 4 

The proposed lots will be serviced by private on-site water and subsurface wastewater 
disposal systems.  All lots will meet or exceed the dimensional requirements of the MU5 
(Old Portland Road) Zoning District. 
 
The change to the subdivision plans will be submitted for review by the Maine 
Department of Environmental Protection (MDEP) to amend the previously issued Site 
Location of Development Act (SLODA) permit.  Based on our conversations with MDEP 
staff, the approval of the modification is anticipated to be a minimal effort.  
 
The following requirements of section 308.1 are summarized to facilitate the review 
process. 
 
A. Mapping Land of Conservation Value  
 
The sketch plan shall first identify natural features specified under section 412 and 501 of 
this ordinance. Additionally, the plan shall also identify limits of the Wildlife Habitat 
Block Overlay District and /or Wildlife Corridor Overlay District on or adjacent to the 
project site, if applicable.  
 
Natural features of the parcel up and identified to the extent possible.  Wetland 
boundaries in vernal pools have previously been identified and are shown on the 
overall site plan.  The town and state GIS databases have been reviewed for wildlife 
habitat and corridor overlay areas.  None were identified on the parcel (a printout 
from the Town of Brunswick GIS database is included with this submission for 
reference).  There are no areas of steep slopes, as defined in the ordinance, on the 
parcel.  Those associated with the highway embankment are not on the parcel.  The 
net site area calculation is shown on the site plan. 
 
B. Locating Building Envelopes  
 
The sketch plan shall then identify possible locations of building envelopes which 
consider the following, to the greatest extent feasible:  
1. Minimization of fragmentation of higher value habitat 
2. Minimization of wetland impact  
3. Minimization of impact to scenic resources (i.e., large open fields, ridgelines)  
4. Minimization of conflicts with existing recreational resources, such as trail corridors.  
5. Orientation of commercial developments toward public roadways, with windows and 
doors facing public streets.  
 



Spruce Meadows Subdivision 
Sketch Plan Application 
June 2, 2015 
Page 3 of 4 

The current project involves a modification of the previous subdivision.  The 
original subdivision review considered most of the items noted above.  These 
considerations are reiterated for the current project.   
 
1.  Approximately 50% of the parcel has been set aside as one continuous block to 

minimize the fragmentation of the higher value habitat area.   
2.  Minimization of wetlands impacts was considered when laying out the road and 

establishing the building envelopes.  There are no additional wetlands impacts 
proposed to achieve a new subdivision boundaries.   

3.  Minimization of impact to scenic resources was also considered during the 
original site layout.  The project will not result in construction on ridgelines or 
other view shed areas.  No extended open space areas will be impacted.   

4.  There are no existing recreational resources in the area.  As part of the proposed 
open space area, new trail corridors may be established.   

5.  There are no commercial developments proposed with the conversion of the land 
to residential use. 

 
C. Alignment of Streets and Trails  
 
The sketch plan shall then depict proposed streets and trails. Streets shall be aligned in a 
manner that is the least disruptive to land of conservation value, and that provides the 
most logical access to the proposed house sites. Proposed footpaths linking the open 
spaces within the development to adjacent conservation land, existing trails and 
destination points shall be drawn.  
 
The project will be served by an existing roadway.  Although only currently one 
third paved, the base gravels and drainage features for the roadway have been 
constructed.  As noted, the alignment of the road considered minimization to 
natural resources while providing access to approximately equal areas on either side 
of the road.  An easement to the conservation land was provided and will be 
maintained under the new layout. 
 
D. Lot Lines  
 
Lastly, lot lines shall be drawn in the sketch plan design process after a pre-application 
meeting with Department of Planning and Development staff.  
 
The lot lines presented on the preliminary plan have been shared with the staff and 
presented at the Staff Review Committee (SRC) meeting. 
 



Spruce Meadows Subdivision 
Sketch Plan Application 
June 2, 2015 
Page 4 of 4 

308.2 Bonus Density Open Space Development projects are eligible for Bonus Densities, 
provided the project has not received density bonuses under the Rural Brunswick Smart 
Growth provisions of Chapter 217. The Planning Board shall grant bonuses to the 
maximum number of allowable units for Open Space Developments as required in 
section 308. The granting of a bonus density shall constitute a waiver to the maximum 
allowable density.  
 
Bonus Densities shall be granted to Open Space Developments that result in land 
dedicated to the Town and accepted by the Brunswick Town Council or land or 
easements in land dedicated to entities described in 308.8 A and B.  
 
In Rural Districts, the reviewing authority may grant bonus densities that increase the 
maximum number of units permitted by 15%. In Growth Districts, reviewing authority 
may grant bonus densities that increase the maximum number of units permitted by 25%. 
 
The applicant is seeking a 15% bonus density as allowed for the rural districts.  This 
15% bonus has been included in the net site area calculation on the site plan. 
 
We request the proposed subdivision be placed on the next available agenda with the 
Planning Board for Sketch Plan review.  Upon favorable review and feedback, we will 
advance the plans for further review.   
 
We trust that this information satisfactorily addresses the requirements for Sketch Plan 
Review.  We request the project be put on the Planning Board Meeting agenda for July 
14, 2015.  Additionally, we request your assistance with coordinating a site walk with 
members of the Planning Board, Recreation Committee, Conservation Committee for and 
abutters the week of July 6-10.  If you have any questions or require additional 
information, please do not hesitate to call or contact me via cneufeld@sitelinespa.com. 
 
Very truly yours, 
 
 
 
Curtis Y. Neufeld, P.E.     
Vice President 
 
Enclosures 
 
cc: Bill Moore, Moore Properties, Inc.  



MAJOR DEVELOPMENT REVIEW 
SKETCH PLAN APPLICATION FORM 

 
1. Project Name: Spruce Meadows Subdivision 
 
2.  Project Applicant:  

Name:  William Moore, President 
  Moore Properties, Inc. 
Address: 228 Durham Road 
  Brunswick, Maine 04011 

 
Phone Number: (207) 725-1388 
 

3. Authorized Representative: 
Name:   Curtis Y. Neufeld, PE 

Sitelines, PA 
Address: 8 Cumberland Street 
  Brunswick, ME 04011   
Phone Number: (207) 725-1200 

 
4. List of Design Consultants. Indicate the registration number, address and phone number of any 

engineer, surveyor, architect, landscape architect or planner used:  
1. Engineering & Planning: Sitelines, PA – Curtis Y. Neufeld, PE  
2. Land Surveying: Sitelines, PA – Kevin Clark, PLS  
3. Wetlands Delineation: Stantec Environmental 
4. Soils Evaluation: Albert Frick Associates, Inc.   

 
5. Physical location of property being affected: Old Route 1 - Old Portland Road 
 
6. Lot Size: 76.1 acres  
 
7. Zoning District:  MU5 Portland Road Area 
 
8. Indicate the interest of the applicant in the property and abutting property. For example, is the applicant 

the owner of the property and abutting property? If not, who owns the property subject to this 
application? 

 
 The applicant is the record owner of the property to be developed 
 
9. Assessors’ Tax Map: 13 Lot Number: 34 of subject property.  
 
10. Brief Description of proposed Use:  33 lot Open Space Residential Subdivision with Access off Old 
Route 1 – Old Portland Road 
 
11.  Describe Specific Physical Improvements to be Done: 
 

Applicant Signature: _____________________________________________________ 
 
Required Attachments (by Applicant):  

 Sketch Plan Check List  
 Sketch Plan Requirements for Open Space Developments (if applicable)  
 Request for Waivers (if applicable)  
 Required Copies of Sketch Plan  

 
Required Attachment (by Planning and Development Department):  

 Listing of all owners of property within 200-foot radius of property under review. 

Joe
Stamp



SKETCH PLAN REQUIREMENTS 
Key: "O"= omit; "S"=submit; "NA"=not applicable; "W" = waiver; "P"=pending  

Item O S NA W P Comments
Indicate Variances Granted       
Indicate Special Permits       
Indicate Special Exceptions       
Date, north point, scale       
Land area, existing use of the property, 
location of proposed development, 
locations reserved for future development 

      

Tentative rights-of-way locations, lot 
lines, lot numbers, lot areas 

      

Estimated soil boundary locations from 
the Soil Conservation Service Medium 
Intensity Soil Survey noting areas of 
severe and very severe soil limitations 

     Soils delineated by Albert Frick 
Associates, Inc. 

Existing natural, topographical, and 
cultural features including areas of steep 
slopes, bedrock outcrops, ponds, streams, 
aquifers, and other water bodies, 
wetlands, groundwater recharge areas, 
slumps, flood hazard areas, trees, and 
other vegetation, excavation sites, stone 
walls, net site area, historic and 
archeological sites, structures, or districts, 
and any other pertinent features. 

      

Tentative locations of proposed 
structures, owners of existing structures, 
and neighboring land uses 

     Future homes not shown. 

Special conservation and recreation areas      Previously reviewed 
Location map       
Zoning information, including the zoning 
district(s) in which the property is 
located, and the location of any overlay 
zones depicted on the plan.  

      

Any conditions imposed by previous 
development on the site. 

      

Other information Planning Board/Staff 
Review Committee deems necessary to 
conduct an informed review. 

      

Letter of consent signed by property 
owner authorizing the development 
review application in cases where 
applicant is not the owner of the property. 

      

Application Fee      $850.00 ($25 per lot) 
For Open Space Development, sketch 
plan design review requirements 
indicated in Section 308.1 

      

Open Space Development: Request for  
Bonus Density 
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