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PLANNING BOARD  

AGENDA  
BRUNSWICK TOWN HALL 

COUNCIL CHAMBERS 
85 UNION STREET 

THURSDAY, SEPTEMBER 10, 2015, 7:00 P.M. 
 

1. Case # 15-015 Meadow Rose Farm Subdivision: The Board will review and take action 
regarding a Final Plan Major Development Review application, submitted by Two Clarks, 
LLC, for a proposed 12-lot residential subdivision, associated conservation lands, and a 1,500 
linear foot private lane accessed from Church Road, located on a 71.4 acre lot in the Rural 
Brunswick Smart Growth Overlay District, within the Coastal Protection 2 (CP2) Zoning 
District.  Assessor’s Map 17, Lot 126.  

 
2. Case # 15-037 Brunswick Landing Subdivision Lots 30 and 32 Amendment: The Board will 

review and take action regarding a combined Major Development Review application, 
submitted by Sandy River II, Inc., dba Sandy River Company, to revise boundary lines for Lots 
30 and 32 of the approved Brunswick Landing Subdivision Plan, Phase 1. Located in BNAS 
Reuse Zoning District Reuse-Residential (RR); Assessor’s Map 40, Lots 50 & 82.  

 
3. Case # 15-020 Brunswick Landing Subdivision Phase 2:  The Board will review and take 

action regarding a Final Plan Major Development Review application submitted by the 
Midcoast Regional Redevelopment Authority for the proposed creation of eleven (11) new lots, a 
proposed private street to intersect with Orion Street, and associated improvements.  The project 
is situated on 21.55 acres to the east of Orion Street, in the BNAS Reuse District, within the 
Business & Technology Industries Land Use District (RBTI).   Assessor’s Map 40, Lots 55 
& 81.  

 
4. Zoning Ordinance Rewrite Committee (ZORC) Update  

 
5. Approval of Minutes  

 
6. Other Business 

 
7. Adjourn 

 
Revised on 9/4/15 to remove item #3 

 
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 

Final Subdivision Plan 
September 10, 2015 

 
 
Project Name: Meadow Rose Farm Subdivision  
Case Number: 15-015 
Tax Map:  Map 17, Lot 126 
Applicant:  Two Clarks, LLC c/o Paul Clark  
   240 Main Street 
   Brunswick, Maine 04011 

  
 
Authorized   Kevin Clark, PLS  
Representative: Sitelines, PA  
   8 Cumberland Street   
   Brunswick, Maine 04011   
 
Staff reviewed the application and has made a determination of completeness.   
   
PROJECT SUMMARY   
 
Staff review is based on the Major Development Plan Application for the Meadow Rose Farm 
Subdivision prepared by Sitelines, P.A. and dated August 13, 2015. The application includes a 
set of site plans prepared by Sitelines P.A. and listed below: 
 

 Sheet C1 entitled “Cover” dated July 2015 with a most recent revision date of August 24, 
2015 

 Sheet C2 entitled “Overall Subdivision Plan” dated July 2015 with a most recent revision 
date of August 24, 2015 

 Sheet C3 entitled “Subdivision Plan Lot Boundary Details” dated July 2015 with a most 
recent revision date of August 24, 2015 

 Sheet C4 entitled “Plan and Profile: Station 0+00 to 11+00” dated July 2015 with a most 
recent revision date of August 24, 2015 

 Sheet C5 entitled “Plan and Profile: Station 11+00 to 23+50” dated July 2015 with a most 
recent revision date of August 24, 2015 

 Sheet C6 entitled “Site Development Details” dated July 2015 with a most recent revision 
date of August 24, 2015 

 Sheet C7 entitled “Erosion Control Details & Notes” dated July 2015 with a most recent 
revision date of August 24, 2015 

 
The proposed Meadow Rose Farm Subdivision consists of twelve (12) lots to be developed for 
residential use with a new 2,200 linear foot private road to be constructed westerly from Church 
Road for access to the lots. The proposed road is proposed to be built in two phases. The first 
phase would provide access to lots 1–6 and lot 12. The second phase would see the road 



completed to access lots 7-11. The property is in the Rural Brunswick Smart Growth Overlay 
District, within the Coastal Protection 2 (CP2) Zoning District.  
 
The proposed development would be serviced by public water and private wastewater disposal 
systems.  
 
The application packet, including a project narrative is attached hereto. 
 
The Sketch Plan for the Meadow Rose Subdivision was approved by the Planning Board on 
April 28, 2015 with the following condition: 

  
1. The 0.5 acre lot that abuts lot #4 is a legal lot and shall be numbered on the final 

subdivision plan. 
 
The following waivers have been requested by the applicant: 
 

1. Section 412.2.B.8:  Profile, cross-section dimensions, curve radii of existing streets (i.e. 
Church Road) 

2. Section 412.2.B.16: Class A Soil Survey  
3. Section 412.2.B.17: Location of existing trees over 10-inches in diameter  
4. Section 511.2: (i.e. Appendix A-II.1B), Maximum Length of Dead End Street 

 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance  
 
411.1 Ordinance Provisions 
The property is located in the Rural Brunswick Smart Growth Overlay District, within the 
Coastal Protection 2 (CP2) Zoning District. The proposed subdivision meets dimensional, 
density and lot configuration requirements. The proposed development complies with all 
applicable standards for the Rural Brunswick Smart Growth Overlay District, within the Coastal 
Protection 2 (CP2) Zoning District. The Board finds that the provisions of Section 411.1 are 
satisfied. 
 
 
 
411.2 Preservation of Natural Features 
The parcel of land proposed to be subdivided is not located in the Natural Resources Protection 
Zone as defined at Section 211.  The parcel contains natural features as defined in Section 501.1 
of the Zoning Ordinance, specifically, freshwater wetlands and a mapped Wildlife Habitat Block 
District (overlay district) as defined in Section 217.C.1.  The applicant proposes to preserve 
33.10 acres of the parcel as conservation land within the mapped Wildlife Habitat Block and in 
some areas that contain freshwater wetlands.  Further, the applicant will preserve natural features 
to the extent practical and as approved by the pending Maine Department of Environmental 
Protection (DEP) pursuant to the Natural Resources Protection Act (NRPA) as required pursuant 
to 38 M.R.S. Section 480-C.  The application states that the density of the proposed subdivision 
is less than the maximum lot density of one unit per 3.5 acres of Net Site Area as defined in 
Section 501.2.  The property is within Zone C, “areas of minimal flooding” on the Flood 



Insurance Rate Map (FIRM) for the Town of Brunswick which is not considered a Special Flood 
Hazard Area as defined in Section 211.3.  The site does not contain steep slopes and 
embankments as defined in Section 503.  The Board finds that the provisions of Section 411.2 
are satisfied conditional upon the applicant revising the Final Subdivision Plan with any 
changes required by the DEP for the NRPA permit.  
 
411.3 Surface Waters, Wetlands and Marine Resources 
Freshwater wetlands are identified on the site. The application indicates that the proposed road 
orientation serves to avoid and minimize wetland impacts to the greatest extent practical.  The 
proposed wetland impacts are pending approval with the DEP under the NRPA.  The 
development will not adversely affect the Mare Brook watershed or 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 
Based on the Flood Insurance Rate Map, community panel # 230042 0015 B, effective date, 
January 3, 1986, the project site is located within Zone C, described as areas of minimal flooding 
and outside the regulatory 100-year flood zone.  The development activity does not occur within 
a FEMA flood hazard area and therefore minimizes any risk of flooding.  The Board finds that 
the provisions of Section 411.4 are satisfied.  
 
411.5 Stormwater Management 
The applicant submitted a stormwater management plan prepared by Sitelines, P.A. The 
stormwater model used to predict post development peak runoff made assumptions of existing 
land cover being forest, light undergrowth of woodland for time-of-concentration calculations in 
wooded areas; the curve number for the existing and proposed residential lots were assumed as 
12% impervious cover, 20% grass cover, and the remainder as wooded; and the minimum time 
of concentration used for runoff calculations is five minutes. The results of the model predict that 
any increase in peak runoff rate will not result in any adverse impacts to any existing drainage 
systems or cause flooding to adjacent properties. Since the proposed activity will result in more 
than one acre of disturbed area and over 20,000 square feet of impervious area in the watershed 
of an urban impaired stream, the “unnamed tributary to Androscoggin watershed”.  As a result, 
the project requires DEP approval pursuant to the Stormwater Management Law at 38 M.R.S. 
Section 420-D.  The Board finds that the provisions of Section 411.5 are satisfied conditional 
upon the applicant revising the Final Subdivision Plan with any changes required by the DEP 
for the Stormwater Management Law permit. 
 
411.6 Groundwater  
The project will be served by a proposed 8-inch underground public water main and individual 
wastewater disposal systems.  A minimum of two passing test pits were observed on each 
proposed lot by Mark Cenci, Licensed Site Evaluator and Certified Geologist.  The proposed 
road stormwater ditches and buffers are designed to avoid adverse impacts to groundwater from 
the development.  The Board finds that the provisions of Section 411.6 are satisfied. 
 
411.7 Erosion and Sedimentation Control  
The applicant’s erosion and sedimentation control plan has been designed to incorporate Best 
Management Practices as outlined in the Maine Erosion and Sediment Control BMPs as 



published by the Maine DEP, current edition. Specific provisions for permanent and temporary 
erosion control features have been provided in the submitted plans. The proposed development 
will not cause unreasonable soil erosion or reduction in the land’s capacity to hold water so that a 
dangerous or unhealthy situation results.  The Board finds that the provisions of Section 411.7 
are satisfied. 

 
411.8 Sewage Disposal 
The project will be served by individual wastewater disposal. The applicant showed the required 
two passing test pit logs for each lot.  Further investigations will be required to design a specific 
wastewater disposal system on each lot in accordance with the Maine Subsurface Wastewater 
Disposal Rules and the Maine State Plumbing Code. The test pit locations are shown on the site 
plans. The proposed densities on the parcel are below the threshold for a hydro-geological study 
of septic system impacts. Staff determined that lot 1, so-called, is within 200 feet of the District 
sewer and a new building may be required to connect to public sewer.  The Board finds that the 
provisions of Section 411.8 are satisfied conditional upon the approval of public sewer 
connection by the Superintendent of the Brunswick Sewer District in a statement of whether 
capacity is available for any proposed building that is accessible to a sewer or drain of the 
District as required pursuant to 38 M.R.S. Section 1160. 
 
411.9 Water Supply 
A new 8-inch underground public water main is proposed to serve the new residential lots.  The 
applicant proposes to install 1-inch water service stubs to serve each individual lot in conjunction 
with the construction of the road.  Three fire hydrants are proposed along the proposed road.  
The applicant sent a letter to the Brunswick-Topsham Water District to request their ability to 
serve the proposed development.  The applicant proposes to forward a copy of the Brunswick-
Topsham Water District letter.  The Board finds that the provisions of Section 411.9 are satisfied 
conditional upon receipt of a statement from the Brunswick-Topsham Water District of 
conditions under which the District will supply water, and approval of the size and location of 
mains, valves and hydrants proposed. 

 
411.10 Aesthetic, Cultural and Natural Values 
The proposed residential subdivision is a permitted use and 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 Department of Environmental Protection and Inland Fisheries & Wildlife 
or rare and irreplaceable natural areas or any public rights for physical or visual access to the 
shoreline. The applicant submitted survey documentation regarding three (3) potential 
Significant Vernal Pools and a letter from the DEP stating that based on the surveys, the vernal 
pools are not considered Significant Vernal Pools in accordance with the Significant Wildlife 
Habitat rules at 06-096 CMR 335. The parcel contains 61.80 acres of mapped Wildlife Habitat 
Block District (overlay district) as defined in Section 217.C.1.  The applicant proposes to 
preserve 33.10 acres of the parcel as conservation land within the mapped Wildlife Habitat 
Block.  The Board finds that the provisions of Section 411.10 are satisfied. 
 
411.11 Community Impact 
The proposed project will be located on Church Road in the Rural Brunswick Smart Growth 
Overlay District, within the Coastal Protection 2 (CP2) Zoning District. The applicant performed 



a facilities impact analysis in accordance with Section 509.1(A-I).  Based on the applicant’s 
analysis, the proposed project is not likely to result in an unreasonable impact to community 
facilities.  The Board finds that the provisions of Section 411.11 are satisfied.  
  
411.12 Traffic 
The proposed subdivision plan has been reviewed by the Town Engineer who indicated that the 
proposed development will not create or further contribute to unsafe traffic conditions. As 
requested by the Town Engineer, a note was added to the Final Subdivision Plan which states 
that, “the proposed subdivision road has not been designed to public road standards and will not 
be offered for acceptance as a public way.  The roadway will be maintained as part of a 
homeowner’s association agreement”. The Final Subdivision Plan shows the development of 
Phase 1 and Phase 2 and a proposed temporary turnaround to be removed and replaced with a 
stormwater buffer upon the completion of the proposed Phase 2 portion of the road.  The 
applicant provided a draft road maintenance agreement.  The DEP is reviewing the proposed 
road and associated stormwater management plan pursuant to the Stormwater Management Law 
at 38 M.R.S. Section 420-D. The Board finds that the provisions of Section 411.12 are satisfied 
conditional upon the applicant revising the Final Subdivision Plan with any changes required by 
the DEP’s Stormwater Management Law permit. 
 
411.13 Pedestrian and Bicycle Access and Safety 
The proposed development will accommodate bicyclists and addresses pedestrian access, safety 
and circulation both within the site and to points outside the site.  The Board finds that the 
provisions of Section 411.13 are satisfied.  
 
411.14 Development Patterns 
The proposed development is residential and located on a road of residential uses in the Rural 
Area of town. The project is within a Wildlife Habitat Block District and subject to Rural 
Brunswick Smart Growth (RBSG) standards. The applicant has met RBSG requirements by 
permanently protecting land through a conservation easement in accordance with Section 217.6 
of the Zoning Ordinance.  The Brunswick-Topsham Land Trust (BTLT) submitted a letter 
outlining the conceptual terms of the proposed conservation agreement and the intention of the 
BTLT to accept the possible donation pending a written proposal for the review and approval of 
the BTLT Board.  The neighborhood is residential in a rural setting with large areas of 
undeveloped land surrounding it. As proposed, the development is respectful of Brunswick’s 
historic development pattern and will have no adverse impact on adjacent residential areas. The 
Board finds that the provisions of Section 411.14 are satisfied. 
 
411.15 Architectural Compatibility 
While the architecture of the homes will be determined by individual lot owners, the applicant 
indicates that housing values are targeted at $250,000 and up. The residential homes will be 
compatible with the surroundings in terms of size, scale, mass and design. The Board finds that 
the provisions of Section 411.15 are satisfied.  
 
411.16 Municipal Solid Waste Disposal   
The Solid Waste Impact Fee for each of the new housing units was calculated by the applicant to 
be $258.56 per unit for a total of $3,102.72.  The applicant requests that the Solid Waste Impact 



Fee be paid separately for each lot prior to the issuance of building permits.  The Board finds that 
the provisions of Section 411.16 are satisfied conditional upon the payment of the Solid Waste 
Impact Fees for an individual lot prior to the issuance of a building permit for the associated lot.   
 
411.17 Recreation Needs 
The applicant proposes to dedicate 33.10 acres to the Brunswick-Topsham Land Trust and 
reserve 3.92 acres for open space to be managed by the Homeowner’s Association.  The 
applicant stated that the proposed land contains potential recreational uses to be determined by 
the future easement or open space agreement.  The application contains draft covenants which 
include recreation standards for the proposed open space land.  The Board finds that the 
provisions of Section 411.17 are satisfied conditional upon filing the conservation agreement 
and proposed open space with the Cumberland County Registry of Deeds. 
 
411.18 Access for Persons with Disabilities 
The development shall comply with the Americans with Disabilities Act as applicable, which 
will be reviewed as part of the building permit application. The Board finds that the provisions of 
Section 411.18 are satisfied. 
 
411.19 Financial Capacity and Maintenance 
The application indicates that the applicant has completed numerous residential developments in 
the Midcoast area.  The applicant proposes to prepare a performance guarantee for the utility 
improvements within the public right-of-way for approval by the Director of Public Works in 
accordance with Section 521 of the Zoning Ordinance.  A letter dated June 25, 2015 from Bath 
Savings Institution confirming a commercial mortgage development loan of up to $250,000 was 
provided as part of the applicant’s final submission materials. The Board finds that the 
provisions of Section 411.19 are satisfied conditional upon approval of the performance 
guarantee by the Director of Public Works.  
  
411.20 Noise and Dust  
Best Management Practices (BMPs) as outlined in the Maine Erosion and Sediment Control 
BMPs, published by the DEP will be utilized to control dust during construction. Noise will be 
limited through the compliance of the site contractor with the standard hours of construction per 
Section 524.1 of the Zoning Ordinance.  Upon construction completion, there are no anticipated 
impacts with regard to noise or dust.  The Board finds that the provisions of Section 411.20 are 
satisfied. 
 
411.21 Right, Title and Interest 
The project applicant, Two Clarks, LLC, a Maine Limited Liability Corporation in Good 
Standing in the State of Maine, owns the subject parcel.  A transmission line easement held by 
Central Maine Power (CMP) bisects a portion of the subject parcel.  Based on the language in the 
easement, the applicant does not have sufficient right to construct the proposed road in the right 
of way.  The applicant submitted correspondence with the real estate Department at CMP and a 
copy of the easement.  The applicant intends to secure sufficient rights to construct the road as 
soon as possible.  With the exception of the portion of the parcel contained in the CMP 
easement, the applicant has sufficient right, title and interest in the property. The Board finds that 
the provisions of Section 411.21 are satisfied conditional upon review and approval by the 



Director of Planning and Development of a revised easement that provides sufficient rights for 
the proposed subdivision prior to the issuance of the entrance permit by the Brunswick 
Department of Public Works. 
 
   
411.22 Payment of Application Fees 
The applicant has paid all applicable development review and application fees. The Board finds 
that the provisions of Section 411.22 are satisfied. 
 
 

DRAFT MOTIONS 
MEADOW ROAD FARM SUBDIVSIION 

CASE NUMBER 
15-015 

 
Motion 1: That the Board waives the following requirements: 
 

1. Profile, cross-section dimensions, curve radii of existing streets  
2. Class A Soil Survey  
3. Location of existing trees over 10-inches in diameter  
4. Maximum Length of Dead End Street 

 
Motion 2: That the Final Subdivision Plan is deemed complete. 
 
Motion 3: That the 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, his representatives, reviewing officials, and members of the public as reflected 
in the public record. Any changes to the approved plan not called for in these conditions 
of approval or otherwise approved by the Director of Planning and Development as a 
minor modification shall require a review and approval in accordance with the Brunswick 
Zoning Ordinance. 
 

2. That prior to issuance of the entrance permit the applicant shall revise the Final 
Subdivision Plan with any changes required by the DEP for the approved NRPA permit. 
 

3. That prior to issuance of the entrance permit the applicant shall revise the Final 
Subdivision Plan with any changes required by the DEP for the approved Stormwater 
Management Law permit. 
 

4. That prior to the issuance of a building permit for any proposed building that is accessible 
to a sewer or drain of the District as required pursuant to 38 M.R.S. Section 1160 the 
applicant obtain a statement that capacity is available for the sewer connection from the 
Superintendent of the Brunswick Sewer District. 

  



5. That prior to the issuance of the entrance permit the applicant shall obtain a statement 
from the Brunswick-Topsham Water District of conditions under which the District will 
supply water, and approve the size and location of mains, valves and hydrants proposed. 
 

6. That prior to issuance of a building permit for an individual lot the lot owner shall pay the 
Solid Waste Impact Fees in the amount of $258.56.  

 
7. That prior to the issuance of an entrance permit the applicant shall record the proposed 

conservation easement in the Cumberland County Registry of Deeds and provide a copy 
of the recorded easement to the Director of Planning and Development.  
 

8. That prior to the issuance of a building permit a performance guarantee approved by the 
Town Engineer shall be posted in accordance with Section 521 of the Zoning Ordinance.    
 

9. That prior to the issuance of the entrance permit the applicant shall obtain a revised 
easement with sufficient rights to develop the proposed subdivision and provide a copy of 
the recorded easement to the Director of Planning and Development for review and 
approval. 
 
 
 

* All Subdivisions for which Final Plan approval has been granted, and any conditions that have 
been imposed by the Planning Board for the subdivision or final plan shall be filed in the 
Cumberland County Registry of Deeds by the applicant. If the applicant fails to record the 
subdivision plan within 60 days after Development Plan approval by the Planning Board, the 
approval shall expire. No building permits associated with a subdivision shall be issued unless 
evidence of all recording requirements is provided by the applicant to the Codes Enforcement 
Officer. 
 
If applicable, subdivision approvals by the Planning Board shall expire at the end of five years 
after the date of Final Plan approval unless all infrastructure work associated with the 
development is completed (Section 407.4.C of the Brunswick Zoning Ordinance).  

 
 

 



August 19, 2015 
STAFF REVIEW COMMITTEE NOTES 

Staff present: 
Anna Breinich (Planning and Development Director), Rob Pontau, (Sewer District), John Foster (Public Works) 
and Jeff Emerson (Fire Department).  Non-voting staff:  Julie Erdman (Administrative Assistant) and Linda Smith 
(Economic and Community Development)  
 
Applicants present:  Kevin Clark, Sitelines PA (representative for client) and Paul Clark, Two Clarks LLC 
(developer). 
 
Public present:  None 
 

1. Case # 15-015 Meadow Rose Farm Subdivision: The Committee will review and provide a 
recommendation to the Planning Board regarding a Final Plan Major Review application, submitted 
by Two Clarks, LLC, for a proposed 12-lot residential subdivision and a 1,500 linear foot private lane 
accessed from Church Road, located on a 71.4 acre lot in the Rural Brunswick Smart Growth 
Overlay District, within the Coastal Protection 2 (CP2) Zoning District.  Assessor’s Map 17, Lot 
126.    

 
Present for applicant:   
Kevin Clark, Sitelines PA, presented the Meadow Rose Farm Subdivision final plan saying that they have 
moved forward with the design since April. Parcel is 71.4 acres; developer plans to sell 14ft strip to 
abutter in Greenwood Rd; 61.8 acres in the wildlife block; 12 lots; 2,200 ft access road with 8” waterline 
for 3 hydrants. Storm Water Permit application and Tier 1 Wetland Permit application have been 
submitted to DEP and are currently under review. 33.1 acres will go to Brunswick-Topsham Land Trust 
for conservation; 3.92 acres of open space for common areas. Providing access easement to abutter for 
connectedness. Buffers are going in along roadway per DEP – mostly meadow buffers that allow for 
periodic mowing. Contacted CMP regarding crossing their easement on the property and haven’t heard 
back yet. ROW tapers from 60’ to 50’ to provide screening for CMP easement. 
Requesting waivers:  

1. Section 412.2.B.8: Profile, cross-section dimensions, curve radii of existing streets (i.e. Church 
Road) 

2. Section 412.2.B.16: Class A Soil Survey 
3. Section 412.2.B.17: Location of existing trees over 10-inches in diameter 
4. Section 511.2: Maximum Length of Dead End Street.  
 

Staff comments/questions of applicant:   
Rob Pontau 
o Project could have sewer – it’s right at the boundary line. Better resale value on public sewer…. Paul 

Clark responded that he wants farm setting; if he does sewer, lots will have to be reconfigured - 
Doesn’t make economic sense. Rob noted they could come in from Industrial Park as well. He added 
that the first lot would be required to connect because it is within 200’ – state law. 

o Anna stated that it would be possible to have 17 lots (without bonus densities) if sewer was utilized. 
She asked if lots 1, 2 & 3 could be reworked to make way for sewer, noting that lot number could be 
increased even if just a few were connected. Paul responded that he has had a lot of soils work done. 
He was initially looking at 22 smaller lots with utilities but it didn’t work financially. Anna stated that 
if lots 1, 2 & 3 were connected it would still be 400’ till lot 4 so connection wouldn’t be required but 
sewer would then be there for possible future connection. Paul responded that he would talk to his 
contractor about going part way. Kevin noted that each of the first three lots could be reconfigured to 
¾ acre.  

 



 
 
 
Anna Breinich 
o Informed applicant that acreage going to Home Owners Association cannot count toward Open Space 

Classification – those numbers need to be removed. The remaining Wildlife Habitat Block should be 
33.1 acres; 28.7 should be Wildlife Habitat Block to be developed. 
  

John Foster 
o Questioned which plan would be filed and Kevin responded that both overall plan and lot detail 

would be filed.  Since the proposed new street to serve this subdivision is not being built to town 
public road standards John requested a note be added to the subdivision plan(s) to be filed that states 
“the road as designed does not meet current standards for acceptance as a Brunswick Town Way and 
is intended to remain a private road maintained by a road association or a homeowners’ association”. 

o John stated that if a street light is wanted it would mean an impact fee. Because subdivision is out of 
growth zone, street lights are not required. Paul Clark answered that street lights do not fit with the 
concept.  

o Suggested that because Church Rd is 40 mph, paving the connection a few car lengths in for safety 
and noted it also makes maintenance easier. 

o Anna stated that in CP2 there are additional storm water requirements and asked John F to look at. 
John asked for Kevin to have Joe Marden at Sitelines review to see if requirements are being met or 
exceeded by DEP requirements and submit a statement saying as much. 
 

Jeff Emerson 
o Added that he will look into the issue of the dead end road length but didn’t feel it would pose a 

problem. 
 

Anna Breinich 
o Asked that applicant look at Section 209 of zoning ordinance in regards to the regulation of pesticides 

and fertilizers to see if language could be incorporated into the deed restrictions – owners need to be 
aware. 

o Said that Jeff Hutchinson noted that phasing line should show lots and not road and asked that 
hydrants be shown on final plan. 

o Asked for a landscaping plan of first 60’ for Peter Baecher and Planning Board showing the entrance 
trees that will stay. Paul noted that he wants a stone wall followed by split rail fencing. He intends to 
create small areas of interest with roses and split rails.  

o Reminded applicant that in Rural Brunswick Smart Growth no more than 20,000 sqft of lawn area can 
be created for wooded sites. 

o Asked about trash pick up. Paul stated that he does not want a receptacle at the end of the road. He 
hopes to pay and extra fee to have Pine Tree Waste come in and pick up at the end of the driveways. 
John F said that PTW has to feel comfortable driving up the gravel road for pick up. Paul responded 
that if driveway pick up didn’t work he could screen a dumpster set in from the end of the road. 

o Asked if connection to Friendship could be used as emergency access. Jeff Emerson responded that 
since the potential is there for future connection he had been looking at it as good intent, hadn’t been 
considering it for emergency access at this point.  

o Requested revisions for Planning Board no later than Monday, August 24th and follow up with DEP 
on how much longer for their review. 

 
 

END 
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Julie Erdman

From: Joseph Marden <jmarden@sitelinespa.com>
Sent: Wednesday, September 02, 2015 2:17 PM
To: Jared Woolston
Cc: 'Kevin Clark'
Subject: 2215, Meadow Rose Farm, CMP Comments

Jared, 
 
Below are the comments from CMP regarding the project. We are in the process of updating the plans to send to CMP 
for another round of review.  
 
Kevin is out of the office today, but will be back tomorrow and will be able to address the questions regarding the rights 
to cross the CMP right‐of‐way. 
 
Thanks, 
 
Joseph J. Marden, P.E. 
Project Engineer 
Sitelines, PA 
8 Cumberland Street 
Brunswick, ME 04011 
t (207) 725‐1200 xt 12 
f (207) 725‐1114 
www.sitelinespa.com 
 

From: Hanscom, Jeffrey L. [mailto:Jeffrey.Hanscom@cmpco.com]  
Sent: Friday, July 17, 2015 2:53 PM 
To: jmarden@sitelinespa.com 
Cc: Duperre, Paul; Harmon, Brian 
Subject: RE:  
 

one more comment: 
 
The pole selected is OK.  It is a stub pole for the primary pole across the street.  One or both will 
need to be changed out to accommodate the primary riser and provide adequate clearances.    
 
From: Hanscom, Jeffrey L.  
Sent: Friday, July 17, 2015 2:40 PM 
To: 'jmarden@sitelinespa.com' 
Cc: Duperre, Paul; Harmon, Brian 
Subject:  
 

a few general comments: 
 
You will need to work with our real estate department as you are traversing a transmission ROW. 
at the very least sch 40 PVC will be needed while traversing the CMP transmission ROW.  However it 
does appear that conduits will be needed throughout the development. 
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a few more junction pads will be needed, mostly in the "low" elevations to allow for drainage.  We 
require three inches per one hundred feet (3"/100') of pitch to allow for drainage.  Looks like one at or 
near station 5+00 and 15+40 in addition to the other known pad locations. 
 
It does not appear you have located a pad towards the end of the development near lots 9&11?  I 
would assume it would be at the end of the conduit system near station 22-25? 
 
The locations of the pads appear to be sufficient to feed several lots.  We will need an easement for 
their locations and the entire underground system. 
 
New Service Milestones 
  

 Call 1-800-565-3181 to establish a new account and an SAP work order.  
 Submit the easement information worksheet. Please complete this CMP form and either email or fax back to us. 
 Submit any electronic drawings (PDF (preferred) or DWG files) of the site layout with GPS coordinate (Latitude 

and Longitude) points (4 corners surround plot plan) to comply with the new rules and regulations. 
 Proposed electrical connections if you have them. 
 Field planner design appointment to cost out job and develop CMP Invoice. 
 Submit invoice for payment. 
 Easements signed and payment received.  Attached is what a typical easement will look like. 
 Job scheduled for completion after the electrical inspection has been received. 

 
This process can take several months, depending upon several factors including transformer delivery, return of completed 
paperwork, and other jobs in the system that may be ahead of yours.   
 
For your convenience, here is a link to the CMP Website which contains our Handbook with details on most service
requirements: 
 
Handbook of Requirements  
 
 
 
 
 

 

Jeffrey L. Hanscom P.E.  
Distribution Engineering  
 
162 Canco Road, Portland, ME, 04103  
Telephone 207.791.1021  
Fax 207.629.4853 
Jeffrey.Hanscom@cmpco.com  

 

 

 
In the interest of the environment,  
please print only if necessary and recycle.  

 
 
 

============================================================== 
   
Please consider the environment before printing this email. 
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If you have received this message in error, please notify the sender and immediately 
delete this message and any attachment hereto and/or copy hereof, as such message 
contains confidential information intended solely for the individual or entity to whom it 
is addressed. The use or disclosure of such information to third parties is prohibited by 
law and may give rise to civil or criminal liability. 
 
The views presented in this message are solely those of the author(s) and do not 
necessarily represent the opinion of Iberdrola USA Networks, Inc. or any company of its 
group. Neither Iberdrola USA Networks, Inc. nor any company of its group guarantees the 
integrity, security or proper receipt of this message. Likewise, neither Iberdrola USA 
Networks, Inc. nor any company of its group accepts any liability whatsoever for any 
possible damages arising from, or in connection with, data interception, software viruses 
or manipulation by third parties. 
 
 ============================================================== 
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Julie Erdman

From: Kevin Clark <kclark@sitelinespa.com>
Sent: Thursday, September 03, 2015 5:35 PM
To: Jared Woolston
Cc: 'Joseph Marden'
Subject: RE: 2215,Church Road, Brunswick
Attachments: 3646_2_20_1954.pdf

Jared, 
 
I have re-read the conveyance of the easement to Central Maine Power Co. (attached). The grantor (Harmon) 
maintained fee ownership to the property under the 100’ easement strip, but agreed that no buildings or 
structures would be constructed within the 100’ foot strip, as well agreed not to place material or remove 
material that would endanger the operation or maintenance of the lines (see paragraph 7). This language does 
not prevent the owners from using or passing over the strip. Obviously constructing a roadway alters the land 
under the lines and requires CMP’s endorsement, which we are pursuing. 
 
I look forward to working with you. If you have any questions, please contact me. 
 
Regards, 
 

Kevin Clark 
Kevin Clark, PLS 
President 
Sitelines, PA 
(207) 725-1200 Ext. 14 
(207) 576-6061 (Cell) 
(207) 725-1114 (Fax) 
8 Cumberland Street 
Brunswick Maine 04011 
kclark@sitelinespa.com 
www.sitelinespa.com 
 

From: Joseph Marden [mailto:jmarden@sitelinespa.com]  
Sent: Thursday, September 3, 2015 12:08 PM 
To: jwoolston@brunswickme.org 
Cc: 'Kevin Clark' <kclark@sitelinespa.com> 
Subject: FW: 2215,Church Road, Brunswick 
 
Jared, 
 
I got your voicemail. After speaking with  Kevin, we have contacted the CMP real estate department to initiate the 
process to obtain a permanent use agreement from CMP, as noted in the below emails. I have sent them the requested 
information and it looks like it’ll take a few weeks to finalize the agreement. 
 
Let me know if you need anything else for the package today. 
 
Thanks, 
 
Joseph J. Marden, P.E. 
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Project Engineer 
Sitelines, PA 
8 Cumberland Street 
Brunswick, ME 04011 
t (207) 725‐1200 xt 12 
f (207) 725‐1114 
www.sitelinespa.com 
 

From: Bradbury, Tyler [mailto:Tyler.Bradbury@iberdrolausa.com]  
Sent: Thursday, September 03, 2015 9:49 AM 
To: Joseph Marden 
Cc: Hanscom, Jeffrey L.; Harmon, Brian 
Subject: RE: 2215,Church Road, Brunswick 
 

Joseph,  
 
I will get the Request set up for this. I will need some information though before I can submit it.  
 
Owners Name 
Address 
Contact person & Phone number 
Is the distribution going to be going under the transmission line as well? 
 
After engineering reviews the location and gives their input and ok we can set up a use agreement for the property. 
We can do a Permanent Use Agreement which gets recorded and runs with the land, there is a processing cost with 
that it is $750.00. We could also do an Use Agreement which doesn’t get recorded but if the land was to be sold 
the new owners would need to go get an agreement with us to keep the roadway, this has no fee associated with it.  
 
Once I get the info from you I can start the process. It takes two to three weeks to complete. 
 
Thanks, 
  

Tyler Bradbury 
  

 

Agency Office - 79 Old Winthrop Road, Augusta, ME 04332  (207) 621.0600 
 

Tyler Bradbury 
Maine Real Estate License # BA918547 
IUSA Networks - CMP Right of Way Agent 
83 Edison Drive, Augusta, ME 04336 
Telephone 207.629.1058  
Cell 207.620.0462  
Fax 207.626.9503  

Tyler.Bradbury@CMPCO.com  
 
i.This e‐mail, any attachment and the information contained therein ("this message") may contain 
information that is privileged, proprietary, confidential and exempt from disclosure and are intended 
solely for the use of the addressee(s).  
 
ii.If you have received this message in error please send it back to the sender and delete it.  
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From: Joseph Marden [mailto:jmarden@sitelinespa.com]  
Sent: Thursday, September 03, 2015 9:18 AM 
To: Bradbury, Tyler 
Cc: Hanscom, Jeffrey L.; Harmon, Brian 
Subject: 2215,Church Road, Brunswick 
 
Tyler, 
 
I am working on a proposed subdivision off Church Road in Brunswick. As part of the subdivision, we are proposing to 
cross a CMP transmission ROW once with the proposed roadway. As part of the Town approval, they are requesting 
documentation that we have permission to cross the CMP ROW. I have been in contact with Jeffrey Hanscom and Brian 
Harmon regarding the design of the electric service to be extended along the roadway. 
 
Please review the attached plans and provide any input you may have. As I understand, the owner has agricultural rights 
to the CMP ROW and would be willing to forfeit those rights to obtain a singular crossing over the ROW. 
 
Thanks, 
 
Joseph J. Marden, P.E. 
Project Engineer 
Sitelines, PA 
8 Cumberland Street 
Brunswick, ME 04011 
t (207) 725‐1200 xt 12 
f (207) 725‐1114 
www.sitelinespa.com 

iii.If you are not the intended recipient, you are notified that unauthorized publication, use, 
dissemination or disclosure of this message, either in whole or in part, is strictly prohibited.  
 

 

 

In the interest of the environment,  
please print only if necessary and recycle.  
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============================================================== 
   
Please consider the environment before printing this email. 
 
If you have received this message in error, please notify the sender and immediately 
delete this message and any attachment hereto and/or copy hereof, as such message 
contains confidential information intended solely for the individual or entity to whom it 
is addressed. The use or disclosure of such information to third parties is prohibited by 
law and may give rise to civil or criminal liability. 
 
The views presented in this message are solely those of the author(s) and do not 
necessarily represent the opinion of Iberdrola USA, Inc. or any company of its group. 
Neither Iberdrola USA, Inc. nor any company of its group guarantees the integrity, 
security or proper receipt of this message. Likewise, neither Iberdrola USA, Inc. nor any 
company of its group accepts any liability whatsoever for any possible damages arising 
from, or in connection with, data interception, software viruses or manipulation by third 
parties. 
 
 ============================================================== 

 















 
 
 
 
 
 
 
 

FINAL SUBDIVISION APPLICATION 
MEADOW ROSE FARM SUBDIVISION 

TAX MAP 17, LOT 126 
CHURCH ROAD 

BRUNSWICK, MAINE 
 
 
 
 

Prepared For 
 

TWO CLARKS, LLC 
240 Maine Street 

Brunswick, Maine 04011 
 
 

 
 
 
 

Prepared By 
 

SITELINES P.A. 
8 Cumberland Street 

Brunswick, Maine 04011 
 

August 13, 2015 
 



Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Table of Contents 
 
 
Cover Letter  
Attachment A Application Form & Checklists 
Attachment B Right, Title, and Interest 
Attachment C Abutting Property Owners 
Attachment D Photographs 
Attachment E Supporting Documents 
Attachment F Supporting Graphics 
Attachment G Road Maintenance Agreement  
Attachment H Septic Design  
Attachment I Stormwater Management Report 
Attachment J Site Plans 
 

















Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment A 
Application Form & Checklists 

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





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

      

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

      

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

      

Existing zoning district and overlay 
designation. 

      

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

      

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

      

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

      

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

      

Existing and proposed easements 
associated with the development. 

      

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

      

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

      



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

      

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

      

Topography with counter intervals of not 
more than 2 feet. 
 

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      



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

      

Building envelops showing acceptable 
locations for principal and accessory 
structures. 

      

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

      

Draft performance guarantee or 
conditional agreement. 

      

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

      

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

      

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

      

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

      



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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

 



Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment B  
Right, Title, and Interest 

 
A copy of the current deed is included with this attachment.  Also included is a copy of 
Two Clarks, LLC Certificate of Good Standing. 
 













Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment C 
Abutting Property Owners 

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



 ABUTTING PROPERTY OWNERS  

MAP-U30 LOT-98 
TOWNLEY, LEE 
98 GREENWOOD ROAD 
BRUNSWICK, ME 04011 
BK 10168 PG 152 
 
MAP-U30 LOT-92 
LEVANDOSKI, DENNIS & SUSAN A 
92 GREENWOOD ROAD 
BRUNSWICK, ME 04011 
BK 31382 PG 222 
 
MAP-17 LOT-26 
CARNEY, THOMAS C &  
KORNBLUM, BRIGITTE 
PO BOX 544 
BRUNSWICK, ME 04011 
BK 26208 PG 23 
 
MAP-17 LOT-39 
COX, SANDRA C 
76 GREENWOOD ROAD 
BRUNSWICK, ME 04011 
BK 26729 PG 339 
 
MAP-17 LOT-61 
CENTRAL MAINE POWER CO. 
C/O IBERDOLA USA MANAGEMENT CORP – LOCAL 
TAXES 
70 FARM VIEW DRIVE 
NEW GLOUCESTER, ME 04260 
BK 9390 PG 302 
 
MAP-17 LOT-35 
RICE, JONATHAN E L 
66 GREENWOOD ROAD 
BRUNSWICK, ME 04011 
BK 30146 PG 241 
 
MAP-17 LOT-34 
POSENO, LORENE J 
60 GREENWOOD ROAD 
BRUNSWICK, ME 04011 
BK 3285 PG 145 
 
MAP-17 LOT-33 
LEVERIS, JANE M TRUSTEE 
JANE M LEVERIS TRUST 
56 GREENWOOD ROAD 
BRUNSWICK, ME 04011 
BK 30383 PG 42 
 
MAP-17 LOT-16 
PERKINS, DEBORAH 
PO BOX 293 
BRUNSWICK, ME 04011 
BK 4497 PG 149 

MAP-17 LOT-8A 
LAFONTAINE, AMY L & SHAUNESEY, KIMBERLY A 
ETAL TRUSTEES 
312 POOCHAM ROAD 
W CHESTERFIELD, NH 03466 
BK 26844 PG 189 
 
MAP-17 LOT-10B 
CAMPBELL, ADAM E & KARI A 
45 HILLSIDE DRIVE 
BRUNSWICK, ME 04011 
BK 17280 PG 276 
 
MAP-17 LOT-22 
HANCOCK MID-COAST LLC 
PO BOX 229 
CASCO, ME 04015 
BK 21734 PG 76 
 
MAP-17 LOT-100 
QUARRY ROAD NEIGHBORHOOD ASSOCATION 
C/O DAVID NAGLER 
3 QUARRY ROAD 
BRUNSWICK, ME 04011 
BK 13841 PG 222 
 
MAP-17 LOT-10D 
STROUT, JONATHAN G 
PO BOX 276 
BRUNSWICK, ME 04011 
BK 6498 PG 36 
 
MAP-17 LOT-37 
GLEASON, DAVID C 
82 PLEASANT STREET 
BRUNSWICK, ME 04011 
BK 16556 PG 59 
 
MAP-17 LOT-62 
BURGESS, ROBERT A 
64 FRIENDSHIP STREET 
BRUNSWICK, ME 04011 
BK 16185 PG 169 
 
MAP-17 LOT-29 
CHASE, TRUDI A & COTE, BRENDA J 
50 FRIENDSHIP STREET 
BRUNSWICK, ME 04011 
BK 18555 PG 217 
 
MAP-17 LOT-29E 
ROSENFIELD, HOWARD T & MARY JANE 
226 CHURCH ROAD 
BRUNSWICK, ME 04011 
BK 7303 PG 190 
 
 



 ABUTTING PROPERTY OWNERS  

MAP-17 LOT-70 
MCKENNA, MARTIN P & GREENE, HOLLY P 
202 CHURCH ROAD 
BRUNSWICK, ME 04011 
BK 27194 PG 77 
 
MAP-U30 LOT-24 
CENTRAL MAINE POWER CO 
C/O IBERDOLA USA MANAGEMENT CORP – LOCAL 
TAXES 
70 FARM VIEW DRIVE 
NEW GLOUCHESTER, ME 04260 
BK 2189 PG 80 
 
MAP-U30 LOT-31 
JOHNSON, BENJAMIN B & JESSICA A 
193 CHURCH ROAD 
BRUNSWICK, ME 04011 
BK 27375 PG 298 
 
MAP-U30 LOT-32 
MCPHERSON, JONATHAN S & SARAH E 
187 CHURCH ROAD 
BRUNSWICK, ME 04011 
BK 28951 PG 33 
 



Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment D 
Photographs 

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

 



MEADOW ROSE FARM SUBDIVISION, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 1 – Church Road, Looking South from Project Entrance 

 

Photo 2 – Church Road, Looking North from Project Entrance 



MEADOW ROSE FARM SUBDIVISION, BRUNSWICK, MAINE 
Existing Conditions 

Photo 3 – Existing Site, Wooded 
 

Photo 4 – Existing Site, Wooded 
 



MEADOW ROSE FARM SUBDIVISION, BRUNSWICK, MAINE 
Existing Conditions 

Photo 5 – Existing CMP Right-of-Way Traversing Project Site 
 
 



Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment E 
Supporting Documents 

 
Copies of relevant correspondence and documents pertaining to the project are enclosed. 
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Bath Savings Institution 
Since 1852 

 
June 25, 2015 
 
Paul Clark III 
Dana Clark 
Two Clarks LLC 
240 Maine Street 
Brunswick Me 04011 
 
Dear Paul and Dana: 
 
I have reviewed certain financial information and development projections for the Harmon Land 
Development project in Brunswick.  In response to your request for financing,  Based on my financial 
review, I offer the following general terms and conditions under which Bath Savings Institution 
would consider financing.   
 
 
CONFIDENTIAL: 
 

BORROWER:  
 

Two Clarks LLC with Paul Clark III and Dana Clark as members and guarantors. 
 

AMOUNT/TERM: 
 

A commercial mortgage development loan of up to $250,000, not to exceed eighty 
percent (80%) of the lower of the purchase price, appraisal, or development cost.   

 
INTEREST RATE: 

 
Prime +1.29% adjusted daily 

(N Y Prime, an independent index, is currently 3.25%) 
The interest rate is subject to change and can only be locked after a complete review of the 
request. 

 
SECURITY: 

 
The loan will be secured by the following collateral: 

 
A first mortgage and security agreement on the land and improvements, 

 
OTHER CONDITIONS: 

 
a. Additional encumbrances on any of the properties pledged to Bath Savings 

Institution shall be prohibited during the life of the loan without prior written 
bank consent, 

b. Prior to closing, the project must have received all required approvals and permits, 



X:\Project Documents\2200-2299\2215 Clark Church Rd\Town\Final\Two Clarks ltr for Harmon Land Development.doc 

c. The bank will be provided with a copy of the Partnership Agreement for its review 
and approval prior to closing , 

d. The Bank may require receipt of a Phase I Environmental Report prior to closing. 
 

FINANCIAL STATEMENTS: 
 

a. The Borrower will be required to submit annual financial statements to Bath Savings 
Institution each year by April 30.   

b. Updated personal financial statements will be required annually. 
 
The above stated terms are the framework for a possible loan.  This term sheet is effective for 45 days 
from the date of this letter.  I wish you success bringing the various pieces of this business 
opportunity together. 

 
Please contact me if you have any questions regarding this term sheet. 
 
Sincerely, 

 
John C Marsh Jr 
Senior Vice President 







 

 

 

 

 

ECO-ANALYSTS, INC. 
Environmental Consultants 

P.O. Box 224 Bath, Maine 04530 

(207) 837-2199 ∙ (207)386-0451 (Fax) ∙ timforrester@comcast.net 

 

Aquatic, Marine, Wetland & Wildlife Inventories and Assessments / Permitting / Project Management / and Expert Witness Services 

 

         May 7, 2015 

 

Mr. Paul Clark 

240 Maine Street 

Brunswick, ME 04011 

 

RE: Significant Vernal Pool Survey at the Church Road property in Brunswick, Maine. 

 

Dear Paul, 

 

 At your request ECO-ANALYSTS, INC. (EA) conducted a Significant Vernal Pool (SVP) 

survey within your parcel off Church Road in Brunswick, Maine.  EA assesses SVP’s based on the 

Maine Department of Environmental Protection’s (DEP) Chapter 335, Significant Wildlife Habitat 

rules.  Site specific data was  recorded on the Maine State Vernal Pool Assessment forms established 

in cooperation with the DEP and the Maine Department of Inland Fisheries and Wildlife (MDIFW).  

Data sheets were filled out for three (3) potentially SVP’s.  Based on that criteria and in my 

professional opinion, none of those sites met the standard to be classified as a Significant Vernal 

Pool.   

 I am forwarding a copy of my finding to MDIFW so they may review the data and log the 

sites into a GIS data base.  Provided that MDIFW agrees with my findings, the sites will be listed as 

“Not” Significant Vernal Pools.   

 If you have any question or require additional information, please feel free to contact me at 

207-837-2199 or by email at timforrester@comcast.net.            

         

         Regards, 

         ECO-ANALYSTS, INC. 

         

 

 

         Timothy A. Forrester 

         Biologist 



Site 1.  View of the pool depression, please note the lack of standing water within the site.

Site 2.  No egg masses were found within the wetland.



Site 3.  View of the center of the pool depression, seven (7) Wood Frog egg masses were found. 
No salamander or other indicator/RTE species were observed.  

All Photographs were taken by Tim Forrester, ECO-ANALYSTS, INC. on April 28, 2015.



The center of the pool is approximately             m      /ft       in the compass direction of 

            degrees from the above GPS point. (acceptable) 

Maine State Vernal Pool Assessment Form

1. PRIMARY OBSERVER INFORMATION

a. Observer name:

INSTRUCTIONS: Complete all 3 pages of form as thoroughly as possible.  Most fields are required for pool registration.

4. VERNAL POOL LOCATION INFORMATION

a. Location Township:

Brief site directions to the pool (using mapped landmarks):

b. Mapping Requirements: At least 2 of the 3 must be submitted (check those submitted): 

USGS topographic map with pool clearly marked. 

Large scale aerial photograph with pool clearly marked. 

Latitude/Northing:

Check Datum:

Page 1 of 3

Check one:

b. Landowner's contact information (required)

a. Are you the landowner?

Name:

Street Address: City: State: Zip:

Phone:

   Yes      No If no, was landowner permission obtained for survey?    Yes      No

GPS location of vernal pool

GPS data (complete section below). 

The above GPS point is at the center of the pool. (good)

  

b. Contact and credentials previously provided? No (submit Addendum 1)  

same as observer      other

DEPLW0897-82008   05/09/2013

Observer's Pool ID:

The pool perimeter is delineated by multiple GPS points. (excellent) 
- Include map or spreadsheet with coordinates.

Longitude/Easting:

MDIFW Pool ID:

Yes

NAD27 NAD83 / WGS84  

c. Project Name:

2. PROJECT CONTACT INFORMATION

a. Contact name:

YesNo (submit Addendum 1)b. Contact and credentials previously provided?

    NOTE:  Clear photographs or digital images of a) the pool and b) the indicators (one example of each 

                 species egg mass) are required for nonprofessional observers and encouraged for all observers. 

3. LANDOWNER CONTACT INFORMATION

Coordinate system:

GIS shapefile 

- send to Jason.Czapiga@maine.gov; observer has reviewed shape accuracy (best)

c.       Large Projects: check if separate project landowner data file submitted

  

Brunswick

From Pleasant St. in Brunswick, travel south onto Church Road.  Turn right onto Greenwood Road.  Continue for 0.43 

miles.  Pool is in the woods on your left.  

419252 4861826

Two Clarks LLC 207-751-5706

240 Maine Street Brunswick ME 04011

Harmon- Site 1

 Harmon Site, Church Road, Brunswick

Tim Forrester

UTM



c. Vernal pool status under the Natural Resources Protection Act (NRPA)

i. Pool Origin:

ii. Pool Hydrology

Select the pool's estimated hydroperiod AND provide rationale for opinion.

Permanent Semi-permanent 

(drying partially in all years and 

 completely in drought years)

Ephemeral 

(drying out completely  

 in most years)

Check all wetland types that best apply to this pool:

Forested swamp

Shrub swamp

Peatland (fen or bog)

Wet meadow

Lake or Pond Cove

Abandoned beaver flowage

Slow stream

Floodplain

Isolated pool

Other: 

5. VERNAL POOL HABITAT INFORMATION

Choose the best descriptor for the landscape setting: 

Isolated depression 

Floodplain depression 

Pool associated with larger wetland complex 

Other: 

a. Habitat survey date (only if different from indicator survey dates on page 3): 

b. Wetland habitat characterization

Maximum depth at survey:       0-12" (0-1 ft.)        12-36" (1-3 ft.)        36-60" (3-5 ft.)        >60" (>5 ft.)

iii. Inlet/Outlet Flow Permanency

Type of inlet or outlet (a seasonal or permanent channel providing water flowing into or out of the pool):

No inlet or outlet

Intermittent inlet 

or outlet

Permanent inlet or outlet (channel with well-defined banks and permanent flow) 

Other or Unknown (explain): 

Approximate size of pool (at spring highwater):  Width:                  m       ft     Length:                  m      ft

Page 2 of 3

Active beaver flowageEmergent marsh

If modified, unnatural or unknown, describe any modern or historic human impacts to the pool (required):

Natural       Natural-Modified       Unnatural       Unknown

Predominate substrate in order of increasing hydroperiod:

Mineral soil (bare, leaf-litter bottom, or upland 

 mosses present)

Mineral soil (sphagnum moss present)

Organic matter (peat/muck) shallow or 

 restricted to deepest portion 

Organic matter (peat/muck) deep and widespread 

Pool vegetation indicators in order of increasing hydroperiod (check all that apply):

Terrestrial nonvascular spp. (e.g. haircap 

moss, lycopodium spp.)

Dry site ferns  (e.g. spinulose wood fern, 

 lady fern, bracken fern)

Moist site ferns  (e.g. sensitive fern, cinnamon 

fern, interrupted fern, New York fern)

Moist site vasculars (e.g. skunk cabbage,  

jewelweed, blue flag iris, swamp candle)

Sphagnum moss (anchored or suspended)

Aquatic vascular spp. (e.g. pickerelweed, arrowhead)

Floating or submerged aquatics (e.g. water lily, 

water shield, pond weed, bladderwort)

DEPLW0897-82008   05/09/2013

Unknown

Faunal indicators (check all that apply):

Bullfrog or Green Frog tadpolesFish

Explain:

Wet site graminoids (e.g. blue-joint grass, tussock 

sedge, cattail, bulrushes)

Wet site ferns (e.g. royal fern, marsh fern)

Other:

Wet site shrubs (e.g. highbush blueberry, maleberry, 

winterberry, mountain holly)

No vegetation in pool

Maine State Vernal Pool Assessment Form

20 30

Shallow depression, observed as a dry pool last season.



c. Rarity criteria

6. VERNAL POOL INDICATOR INFORMATION

Send completed form and supporting documentation to:

b. Indicator abundance criteria

For each indicator species, indicate the exact number of egg masses, confidence level for species 

determination, and egg mass maturity.  Separate cells are provided for separate survey dates. 

INDICATOR 

SPECIES

Egg Masses (or adult Fairy Shrimp) Tadpoles/Larvae

Wood Frog

Spotted 

Salamander

Blue-spotted  

Salamander

Fairy Shrimp

#

**CL - Confidence level in species determination: 1= <60%, 2= 60-95%, 3= >95%

Maine Dept. of Inland Fisheries and Wildlife 

Attn: Vernal Pools 

650 State Street, Bangor, ME 04401

*Method of verification: P = Photographed, H = Handled, S = Seen

Page 3 of 3

e. General vernal pool comments and/or observations of other wildlife:

This pool is: Significant Not Significant due to:

Reviewed by MDIFW   Date:                           Initials:For MDIFW use only

does not meet biological criteria.

does not meet MDEP vernal pool criteria. 

Blanding's Turtle

SPECIES
Method of Verification*

CL**

Spotted Turtle

Ringed Boghaunter

Wood Turtle

Ribbon Snake

Other:

SH
SPECIES

Method of Verification*
CL**

S

Note any rare species associated with vernal pools. Observations should be accompanied by photographs 

(labeled with observer name, pool location, and date).

DEPLW0897-82008   05/09/2013

Potentially Significant 

but lacking critical data

a. Indicator survey dates: 

Was the entire pool surveyed for egg masses? Yes       No; what % of pool surveyed?

P HP

2-Egg mass maturity:  F= Fresh (<24 hrs), M= Mature (round embryos), A= Advanced (loose matrix, curved embryos), H= Hatched or Hatching

3-Fairy Shrimp: X = present

1-Confidence level: 1 = <60%, 2 = 60-95%, 3 = >95%

Observed 
Egg Mass 

Maturity2

3

Confidence 

Level
Confidence 

Level1
1

d. Optional observer recommendation:

Comments:

Maine State Vernal Pool Assessment Form

NOTE: Digital submission (to Jason.Czapiga@maine.gov) of vernal pool field forms and photographs is only 

             acceptable for projects with 3 or fewer assessed pools; larger projects must be mailed as hard copies.

SVP Potential SVP Non Significant VP Indicator Breeding Area

Print Form

4/28/2015 and 5/5/2015

3 3 M M

   ---    ---

   ---    ---

1 1

   ---    ---



The center of the pool is approximately             m      /ft       in the compass direction of 

            degrees from the above GPS point. (acceptable) 

Maine State Vernal Pool Assessment Form

1. PRIMARY OBSERVER INFORMATION

a. Observer name:

INSTRUCTIONS: Complete all 3 pages of form as thoroughly as possible.  Most fields are required for pool registration.

4. VERNAL POOL LOCATION INFORMATION

a. Location Township:

Brief site directions to the pool (using mapped landmarks):

b. Mapping Requirements: At least 2 of the 3 must be submitted (check those submitted): 

USGS topographic map with pool clearly marked. 

Large scale aerial photograph with pool clearly marked. 

Latitude/Northing:

Check Datum:

Page 1 of 3

Check one:

b. Landowner's contact information (required)

a. Are you the landowner?

Name:

Street Address: City: State: Zip:

Phone:

   Yes      No If no, was landowner permission obtained for survey?    Yes      No

GPS location of vernal pool

GPS data (complete section below). 

The above GPS point is at the center of the pool. (good)

  

b. Contact and credentials previously provided? No (submit Addendum 1)  

same as observer      other

DEPLW0897-82008   05/09/2013

Observer's Pool ID:

The pool perimeter is delineated by multiple GPS points. (excellent) 
- Include map or spreadsheet with coordinates.

Longitude/Easting:

MDIFW Pool ID:

Yes

NAD27 NAD83 / WGS84  

c. Project Name:

2. PROJECT CONTACT INFORMATION

a. Contact name:

YesNo (submit Addendum 1)b. Contact and credentials previously provided?

    NOTE:  Clear photographs or digital images of a) the pool and b) the indicators (one example of each 

                 species egg mass) are required for nonprofessional observers and encouraged for all observers. 

3. LANDOWNER CONTACT INFORMATION

Coordinate system:

GIS shapefile 

- send to Jason.Czapiga@maine.gov; observer has reviewed shape accuracy (best)

c.       Large Projects: check if separate project landowner data file submitted

  

Brunswick

From Pleasant St. in Brunswick, travel south onto Church Road.  Turn right onto Greenwood Road.  Continue for 0.43 

miles.  Pool is in the woods on your left.  

419454 4861353

Two Clarks LLC 207-751-5706

240 Maine Street Brunswick ME 04011

Harmon- Site 2

 Harmon Site, Church Road, Brunswick

Tim Forrester

UTM



c. Vernal pool status under the Natural Resources Protection Act (NRPA)

i. Pool Origin:

ii. Pool Hydrology

Select the pool's estimated hydroperiod AND provide rationale for opinion.

Permanent Semi-permanent 

(drying partially in all years and 

 completely in drought years)

Ephemeral 

(drying out completely  

 in most years)

Check all wetland types that best apply to this pool:

Forested swamp

Shrub swamp

Peatland (fen or bog)

Wet meadow

Lake or Pond Cove

Abandoned beaver flowage

Slow stream

Floodplain

Isolated pool

Other: 

5. VERNAL POOL HABITAT INFORMATION

Choose the best descriptor for the landscape setting: 

Isolated depression 

Floodplain depression 

Pool associated with larger wetland complex 

Other: 

a. Habitat survey date (only if different from indicator survey dates on page 3): 

b. Wetland habitat characterization

Maximum depth at survey:       0-12" (0-1 ft.)        12-36" (1-3 ft.)        36-60" (3-5 ft.)        >60" (>5 ft.)

iii. Inlet/Outlet Flow Permanency

Type of inlet or outlet (a seasonal or permanent channel providing water flowing into or out of the pool):

No inlet or outlet

Intermittent inlet 

or outlet

Permanent inlet or outlet (channel with well-defined banks and permanent flow) 

Other or Unknown (explain): 

Approximate size of pool (at spring highwater):  Width:                  m       ft     Length:                  m      ft

Page 2 of 3

Active beaver flowageEmergent marsh

If modified, unnatural or unknown, describe any modern or historic human impacts to the pool (required):

Natural       Natural-Modified       Unnatural       Unknown

Predominate substrate in order of increasing hydroperiod:

Mineral soil (bare, leaf-litter bottom, or upland 

 mosses present)

Mineral soil (sphagnum moss present)

Organic matter (peat/muck) shallow or 

 restricted to deepest portion 

Organic matter (peat/muck) deep and widespread 

Pool vegetation indicators in order of increasing hydroperiod (check all that apply):

Terrestrial nonvascular spp. (e.g. haircap 

moss, lycopodium spp.)

Dry site ferns  (e.g. spinulose wood fern, 

 lady fern, bracken fern)

Moist site ferns  (e.g. sensitive fern, cinnamon 

fern, interrupted fern, New York fern)

Moist site vasculars (e.g. skunk cabbage,  

jewelweed, blue flag iris, swamp candle)

Sphagnum moss (anchored or suspended)

Aquatic vascular spp. (e.g. pickerelweed, arrowhead)

Floating or submerged aquatics (e.g. water lily, 

water shield, pond weed, bladderwort)

DEPLW0897-82008   05/09/2013

Unknown

Faunal indicators (check all that apply):

Bullfrog or Green Frog tadpolesFish

Explain:

Wet site graminoids (e.g. blue-joint grass, tussock 

sedge, cattail, bulrushes)

Wet site ferns (e.g. royal fern, marsh fern)

Other:

Wet site shrubs (e.g. highbush blueberry, maleberry, 

winterberry, mountain holly)

No vegetation in pool

Maine State Vernal Pool Assessment Form

20 80

Shallow depression, observed as a dry pool last season.



c. Rarity criteria

6. VERNAL POOL INDICATOR INFORMATION

Send completed form and supporting documentation to:

b. Indicator abundance criteria

For each indicator species, indicate the exact number of egg masses, confidence level for species 

determination, and egg mass maturity.  Separate cells are provided for separate survey dates. 

INDICATOR 

SPECIES

Egg Masses (or adult Fairy Shrimp) Tadpoles/Larvae

Wood Frog

Spotted 

Salamander

Blue-spotted  

Salamander

Fairy Shrimp

#

**CL - Confidence level in species determination: 1= <60%, 2= 60-95%, 3= >95%

Maine Dept. of Inland Fisheries and Wildlife 

Attn: Vernal Pools 

650 State Street, Bangor, ME 04401

*Method of verification: P = Photographed, H = Handled, S = Seen

Page 3 of 3

e. General vernal pool comments and/or observations of other wildlife:

This pool is: Significant Not Significant due to:

Reviewed by MDIFW   Date:                           Initials:For MDIFW use only

does not meet biological criteria.

does not meet MDEP vernal pool criteria. 

Blanding's Turtle

SPECIES
Method of Verification*

CL**

Spotted Turtle

Ringed Boghaunter

Wood Turtle

Ribbon Snake

Other:

SH
SPECIES

Method of Verification*
CL**

S

Note any rare species associated with vernal pools. Observations should be accompanied by photographs 

(labeled with observer name, pool location, and date).

DEPLW0897-82008   05/09/2013

Potentially Significant 

but lacking critical data

a. Indicator survey dates: 

Was the entire pool surveyed for egg masses? Yes       No; what % of pool surveyed?

P HP

2-Egg mass maturity:  F= Fresh (<24 hrs), M= Mature (round embryos), A= Advanced (loose matrix, curved embryos), H= Hatched or Hatching

3-Fairy Shrimp: X = present

1-Confidence level: 1 = <60%, 2 = 60-95%, 3 = >95%

Observed 
Egg Mass 

Maturity2

3

Confidence 

Level
Confidence 

Level1
1

d. Optional observer recommendation:

Comments:

Maine State Vernal Pool Assessment Form

NOTE: Digital submission (to Jason.Czapiga@maine.gov) of vernal pool field forms and photographs is only 

             acceptable for projects with 3 or fewer assessed pools; larger projects must be mailed as hard copies.

SVP Potential SVP Non Significant VP Indicator Breeding Area

No egg masses, indicator species or RTE species were observed. 

Print Form

4/28/2015 and 5/5/2015

   ---    ---

   ---    ---

   ---    ---

   ---    ---



The center of the pool is approximately             m      /ft       in the compass direction of 

            degrees from the above GPS point. (acceptable) 

Maine State Vernal Pool Assessment Form

1. PRIMARY OBSERVER INFORMATION

a. Observer name:

INSTRUCTIONS: Complete all 3 pages of form as thoroughly as possible.  Most fields are required for pool registration.

4. VERNAL POOL LOCATION INFORMATION

a. Location Township:

Brief site directions to the pool (using mapped landmarks):

b. Mapping Requirements: At least 2 of the 3 must be submitted (check those submitted): 

USGS topographic map with pool clearly marked. 

Large scale aerial photograph with pool clearly marked. 

Latitude/Northing:

Check Datum:

Page 1 of 3

Check one:

b. Landowner's contact information (required)

a. Are you the landowner?

Name:

Street Address: City: State: Zip:

Phone:

   Yes      No If no, was landowner permission obtained for survey?    Yes      No

GPS location of vernal pool

GPS data (complete section below). 

The above GPS point is at the center of the pool. (good)

  

b. Contact and credentials previously provided? No (submit Addendum 1)  

same as observer      other

DEPLW0897-82008   05/09/2013

Observer's Pool ID:

The pool perimeter is delineated by multiple GPS points. (excellent) 
- Include map or spreadsheet with coordinates.

Longitude/Easting:

MDIFW Pool ID:

Yes

NAD27 NAD83 / WGS84  

c. Project Name:

2. PROJECT CONTACT INFORMATION

a. Contact name:

YesNo (submit Addendum 1)b. Contact and credentials previously provided?

    NOTE:  Clear photographs or digital images of a) the pool and b) the indicators (one example of each 

                 species egg mass) are required for nonprofessional observers and encouraged for all observers. 

3. LANDOWNER CONTACT INFORMATION

Coordinate system:

GIS shapefile 

- send to Jason.Czapiga@maine.gov; observer has reviewed shape accuracy (best)

c.       Large Projects: check if separate project landowner data file submitted

  

Brunswick

From Pleasant St. in Brunswick, travel south onto Church Road.  Turn right onto Friendship Street.  Continue for 0.1 

miles.  Pool is in the woods on your right.  

419487 4861390

Two Clarks LLC 207-751-5706

240 Maine Street Brunswick ME 04011

Harmon- Site 3

 Harmon Site, Church Road, Brunswick

Tim Forrester

UTM



c. Vernal pool status under the Natural Resources Protection Act (NRPA)

i. Pool Origin:

ii. Pool Hydrology

Select the pool's estimated hydroperiod AND provide rationale for opinion.

Permanent Semi-permanent 

(drying partially in all years and 

 completely in drought years)

Ephemeral 

(drying out completely  

 in most years)

Check all wetland types that best apply to this pool:

Forested swamp

Shrub swamp

Peatland (fen or bog)

Wet meadow

Lake or Pond Cove

Abandoned beaver flowage

Slow stream

Floodplain

Isolated pool

Other: 

5. VERNAL POOL HABITAT INFORMATION

Choose the best descriptor for the landscape setting: 

Isolated depression 

Floodplain depression 

Pool associated with larger wetland complex 

Other: 

a. Habitat survey date (only if different from indicator survey dates on page 3): 

b. Wetland habitat characterization

Maximum depth at survey:       0-12" (0-1 ft.)        12-36" (1-3 ft.)        36-60" (3-5 ft.)        >60" (>5 ft.)

iii. Inlet/Outlet Flow Permanency

Type of inlet or outlet (a seasonal or permanent channel providing water flowing into or out of the pool):

No inlet or outlet

Intermittent inlet 

or outlet

Permanent inlet or outlet (channel with well-defined banks and permanent flow) 

Other or Unknown (explain): 

Approximate size of pool (at spring highwater):  Width:                  m       ft     Length:                  m      ft

Page 2 of 3

Active beaver flowageEmergent marsh

If modified, unnatural or unknown, describe any modern or historic human impacts to the pool (required):

Natural       Natural-Modified       Unnatural       Unknown

Predominate substrate in order of increasing hydroperiod:

Mineral soil (bare, leaf-litter bottom, or upland 

 mosses present)

Mineral soil (sphagnum moss present)

Organic matter (peat/muck) shallow or 

 restricted to deepest portion 

Organic matter (peat/muck) deep and widespread 

Pool vegetation indicators in order of increasing hydroperiod (check all that apply):

Terrestrial nonvascular spp. (e.g. haircap 

moss, lycopodium spp.)

Dry site ferns  (e.g. spinulose wood fern, 

 lady fern, bracken fern)

Moist site ferns  (e.g. sensitive fern, cinnamon 

fern, interrupted fern, New York fern)

Moist site vasculars (e.g. skunk cabbage,  

jewelweed, blue flag iris, swamp candle)

Sphagnum moss (anchored or suspended)

Aquatic vascular spp. (e.g. pickerelweed, arrowhead)

Floating or submerged aquatics (e.g. water lily, 

water shield, pond weed, bladderwort)

DEPLW0897-82008   05/09/2013

Unknown

Faunal indicators (check all that apply):

Bullfrog or Green Frog tadpolesFish

Explain:

Wet site graminoids (e.g. blue-joint grass, tussock 

sedge, cattail, bulrushes)

Wet site ferns (e.g. royal fern, marsh fern)

Other:

Wet site shrubs (e.g. highbush blueberry, maleberry, 

winterberry, mountain holly)

No vegetation in pool

Maine State Vernal Pool Assessment Form

25 60

Soils are sandy and past experience on adjacent lots is that most wetlands dry out in the summer.



c. Rarity criteria

6. VERNAL POOL INDICATOR INFORMATION

Send completed form and supporting documentation to:

b. Indicator abundance criteria

For each indicator species, indicate the exact number of egg masses, confidence level for species 

determination, and egg mass maturity.  Separate cells are provided for separate survey dates. 

INDICATOR 

SPECIES

Egg Masses (or adult Fairy Shrimp) Tadpoles/Larvae

Wood Frog

Spotted 

Salamander

Blue-spotted  

Salamander

Fairy Shrimp

#

**CL - Confidence level in species determination: 1= <60%, 2= 60-95%, 3= >95%

Maine Dept. of Inland Fisheries and Wildlife 

Attn: Vernal Pools 

650 State Street, Bangor, ME 04401

*Method of verification: P = Photographed, H = Handled, S = Seen

Page 3 of 3

e. General vernal pool comments and/or observations of other wildlife:

This pool is: Significant Not Significant due to:

Reviewed by MDIFW   Date:                           Initials:For MDIFW use only

does not meet biological criteria.

does not meet MDEP vernal pool criteria. 

Blanding's Turtle

SPECIES
Method of Verification*

CL**

Spotted Turtle

Ringed Boghaunter

Wood Turtle

Ribbon Snake

Other:

SH
SPECIES

Method of Verification*
CL**

S

Note any rare species associated with vernal pools. Observations should be accompanied by photographs 

(labeled with observer name, pool location, and date).

DEPLW0897-82008   05/09/2013

Potentially Significant 

but lacking critical data

a. Indicator survey dates: 

Was the entire pool surveyed for egg masses? Yes       No; what % of pool surveyed?

P HP

2-Egg mass maturity:  F= Fresh (<24 hrs), M= Mature (round embryos), A= Advanced (loose matrix, curved embryos), H= Hatched or Hatching

3-Fairy Shrimp: X = present

1-Confidence level: 1 = <60%, 2 = 60-95%, 3 = >95%

Observed 
Egg Mass 

Maturity2

3

Confidence 

Level
Confidence 

Level1
1

d. Optional observer recommendation:

Comments:

Maine State Vernal Pool Assessment Form

NOTE: Digital submission (to Jason.Czapiga@maine.gov) of vernal pool field forms and photographs is only 

             acceptable for projects with 3 or fewer assessed pools; larger projects must be mailed as hard copies.

SVP Potential SVP Non Significant VP Indicator Breeding Area

A nice looking pool, but lacks size and abundance of egg masses.  

Print Form

 4/28/2015 and 5/5/2015

3 3    M    A

  ---   ---

  ---   ---

   ---   ---

 7  7
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1000
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Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment F 
 Supporting Graphics 

 
This attachment includes supporting materials and graphics for the application.  This 
includes an excerpt of the FEMA flood rate insurance map (FIRM) and reduced size 
copies of the zoning map and tax maps.  An excerpt of the applicable USGS 7.5 minute 
quadrangle map is provided for reference. 
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Soil Map—Cumberland County and Part of Oxford County, Maine
(Two Clarks, LLC Subdivision)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/19/2015
Page 1 of 3

48
61

00
0

48
61

20
0

48
61

40
0

48
61

60
0

48
61

80
0

48
62

00
0

48
62

20
0

48
62

40
0

48
62

60
0

48
61

00
0

48
61

20
0

48
61

40
0

48
61

60
0

48
61

80
0

48
62

00
0

48
62

20
0

48
62

40
0

48
62

60
0

417600 417800 418000 418200 418400 418600 418800 419000 419200 419400 419600 419800 420000 420200 420400 420600

417600 417800 418000 418200 418400 418600 418800 419000 419200 419400 419600 419800 420000 420200 420400

43°  54' 44'' N
70

° 
 1

' 3
4'

' W
43°  54' 44'' N

69
° 
 5

9'
 1

9'
' W

43°  53' 50'' N

70
° 
 1

' 3
4'

' W

43°  53' 50'' N

69
° 
 5

9'
 1

9'
' W

N

Map projection: Web Mercator   Corner coordinates: WGS84   Edge tics: UTM Zone 19N WGS84
0 350 700 1400 2100

Feet
0 100 200 400 600

Meters
Map Scale: 1:8,150 if printed on B landscape (17" x 11") sheet.



Map Unit Legend

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

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

Au Au Gres loamy sand 4.6 2.0%

BgB Belgrade very fine sandy loam,
0 to 8 percent slopes

46.1 20.6%

Bo Biddeford mucky peat, 0 to 3
percent slopes

5.9 2.7%

BuB Buxton silt loam, 3 to 8 percent
slopes

1.1 0.5%

DeB Deerfield loamy sand, 3 to 8
percent slopes

29.6 13.2%

HfD2 Hartland very fine sandy loam,
15 to 25 percent slopes,
eroded

1.8 0.8%

HrB Hollis fine sandy loam, 3 to 8
percent slopes

12.1 5.4%

HrC Hollis fine sandy loam, 8 to 15
percent slopes

9.7 4.3%

HsC Hollis very rocky fine sandy
loam, 8 to 20 percent slopes

5.8 2.6%

Sn Scantic silt loam, 0 to 3 percent
slopes

11.7 5.2%

SuD2 Suffield silt loam, 15 to 25
percent slopes, eroded

8.2 3.7%

Wa Walpole fine sandy loam 47.9 21.4%

WmB Windsor loamy sand, 0 to 8
percent slopes

33.7 15.1%

WmC Windsor loamy sand, 8 to 15
percent slopes

0.4 0.2%

WmD Windsor loamy sand, 15 to 30
percent slopes

5.1 2.3%

Totals for Area of Interest 223.7 100.0%

Soil Map—Cumberland County and Part of Oxford County, Maine Two Clarks, LLC Subdivision

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/19/2015
Page 3 of 3



Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment G 
Road Maintenance Agreement 

 
A draft of the road maintenance agreement is included for reference.     
 















Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

Attachment H 
Septic Design 

 
A summary of the test pit data from Mark Cenci Geologic, Inc. is enclosed for reference. 













































Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

 
Attachment I 

Stormwater Management Report 
 
This attachment includes the stormwater management report, including the inspection 
and maintenance plan. 



Meadow Rose Farm Subdivision 
Major Development Review Application  
August 13, 2015 
 

 Attachment J 
Site Plans 

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



207.725.1200       www.sitelinespa.com
8 CUMBERLAND STREET,  BRUNSWICK,  ME 04011

ENGINEERS   PLANNERS   SURVEYORS
SITELINES, PA















LANDSCAPE ARCHITECTS














DWG NO.: SHEET TITLE: SCALE:

C1 COVER N/A

C2 OVERALL SUBDIVISION PLAN 1:200

C3 SUBDIVISION PLAN 1:100

C4 PLAN AND PROFILE: STATION 0+00 TO 11+00 1:40

C5 PLAN AND PROFILE: STATION 11+00 TO 23+50 1:40

C6 SITE DEVELOPMENT DETAILS NTS

C7 EROSION CONTROL DETAILS & NOTES NTS


 







CHURCH ROAD
BRUNSWICK, MAINE 04011

PREPARED FOR:
TWO CLARKS, LLC

240 MAINE STREET
BRUNSWICK, MAINE 04011

















































































PERMITTING REQUIREMENTS:
AGENCY: PERMIT: STATUS:
 MAJOR DEVELOPMENT REVIEW 

  

 

  













207.725.1200       www.sitelinespa.com
8 CUMBERLAND STREET,  BRUNSWICK,  ME 04011

ENGINEERS   PLANNERS   SURVEYORS
SITELINES, PA















LANDSCAPE ARCHITECTS




























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













LANDSCAPE ARCHITECTS











































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













LANDSCAPE ARCHITECTS



































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













LANDSCAPE ARCHITECTS


























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Stormwater Management Plan 
Meadow Rose Farm Subdivision 
Church Road, Brunswick, Maine 

 
Introduction 
Two Clarks, LLC (herein referred to as Applicant) is proposing a subdivision consisting of twelve (12) 
residential lots and an approximately 2,200-foot long private drive that terminates in a hammerhead turnaround. 
The proposed development will result in approximately 36,339 sq. ft. (0.83 acres) of impervious area. The 
increased runoff from the site will be directed to either meadow buffers adjacent to the downhill side of a road 
or meadow ditch turn out buffers for water quality treatment. 
 
The project is located in the “Unnamed tributary to Androscoggin” watershed, which is not identified as an 
urban impaired stream (UIS) by the Maine Department of Environmental Protection (DEP). Since the project 
results in more than 20,000 s.f. of new impervious area, it is required to conform to Basic and General Standards 
in accordance with Chapter 500 of the DEP rules. A Stormwater Management Law permit will be required for 
the development. 
 
As indicated in Section 209.3.2 of the Brunswick Zoning Ordinance, as the project is located within the Coastal 
Protection Zone, the project shall meet the design criteria for both flood control and nonpoint source pollution 
reduction. As such, the project has been designed to show that any increases in the peak runoff rate do not result 
in any adverse impacts to any existing drainage systems or cause flooding to adjacent properties. 
 
Study Methodology 
Topographical data was obtained from LIDAR data from the Maine Office of GIS Data Catalog 
supplemented with on-the-ground survey by Sitelines, PA along the road right-of-way. Hydrologic 
boundaries were generated using the topographic mapping and the drainage patterns were verified by a 
site reconnaissance visit. 
 
The following assumptions were applied to the analysis; existing land cover was typically assumed to 
be Forest: Light undergrowth or Woodland for time-of-concentration calculations in wooded areas; the 
curve number for the existing and proposed residential lots were assumed as 12% impervious cover, 
20% grass cover, and the remainder as wooded; and the minimum time of concentration used for 
runoff calculations is five (5) minutes.  
 
Surficial soils located in the vicinity of the site were obtained from the United States Department of 
Agriculture Natural Resources Conservation Service Soil Survey Geographic (SSURGO) Database 
(see Attachments). The Applicant’s parcel includes the soil classifications listed below. Soils units 
found in the development area are primarily Deerfield, Walpole and Windsor, which are hydrologic 
soils group type A (HSG A) soils.   
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SOILS TYPES IN LOCAL STUDY AREA 
 

Soils Series Symbol(s) Hydrologic Group (HSG) ** 
Au Gres Au A 
Belgrade BgB C 
Biddeford Bo D 
Buxton BuB C 
Deerfield DeB A 
Hollis HrB D 
  HrC D 
Scantic Sn D 
Suffield SuD2 C 
Walpole Wa C  
Windsor WmB A 
  WmD A  
**Hydrologic Soils Group taken from SCS TR-55 Manual 
 
Basic Standards 
Erosion control BMPs are shown on the project drawings, and notes and details on implementing them are 
included on separate drawing in the set. The Contractor will be responsible for maintaining the BMPs 
throughout construction. After the site is stabilized and accepted by the owner, the owner will be responsible for 
maintaining the permanent BMPs. 
 
Disturbed area will be minimized by clearing only the amount of land required for the construction of the 
current phase.   
 
Major site work activities and their sequence follow: 
 
1. Install stabilized construction entrance. 
2. Cut and remove trees around area of work, as necessary, leaving the duff layer in place. 
3. Set sediment barrier and erosion control measures around the perimeter of the limits of work.  Stumps shall 

be ground onsite and used for sediment barrier and/or mulch. 
4. Clear and grub work site as needed to execute plans using caution not to over expose the site. Topsoil 

salvaged shall be stockpiled and protected against erosion. 
5. Install storm drainage and infrastructure, including access. 
6. Construct roadway. 
7. Loam, seed, and mulch disturbed areas. 
8. Monitor site for signs of erosion monthly and after major storm events.   
9. Removal of temporary erosion control measures. Ninety (90) days post construction or upon satisfactory 

establishment of vegetation has been obtained. 
10. Inspect site semi-annually for any sign of erosion or area requiring additional seeding. 
 
The contractor shall monitor the disturbed area for signs of erosion or sediment transport off-site and take 
corrective action immediately. Inspections shall be logged using the form supplied in the stormwater facilities 
maintenance plan and kept on file. Completed logs shall be maintained by the Applicant after construction. 
 
Flooding 
The project area is located in Zone C (Areas of minimal flooding) of the Floor Insurance Rate Maps 
(FIRMs) for Cumberland County, Maine. The project area is located on Panel 15 of 35 (Community 
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Panel 2300420015B, Effective January 3, 1986). An excerpt of the applicable FIRM is included as an 
Attachment to this section. There is no impact from flooding anticipated for this project. 
 
Off-Site Watersheds 
As shown on the enclosed watershed maps, a small amount of area drains through the project site. An 
area southwest of the Site, adjacent to Church Road, drains overland through the site.  
 
The site is bordered to the east by Church Road and on the North by Greenwood Road, both of which 
establish a hydrologic boundary. There is a ridgeline that traverse the property with a portion of the site 
draining northeasterly towards a culvert underneath Greenwood Road. The remainder of the project 
site drains southerly towards streams that eventually discharge to the Bunganuc Stream. 
 
On-Site Subcatchments 
 
Pre-Development Conditions 
The site is currently undeveloped and was previously used for agriculture and timber harvesting. The 
woodland has regrown significantly since the last timber harvesting such that, for the development 
HydroCAD model, a curve number for woodland was used. The off-site watersheds that impact the 
parcel are primarily rural residential lots with a mixture of woods, lawn, and impervious areas. A 
summary of the subcatchments is provided below: 
 
Subcatchment 1 represents approximately 50.72 acres comprised of woodland, residential lots, and a 

portion of Church Road. Stormwater runoff is conveyed southeasterly to streams that 
eventually discharge to Bunganuc Stream. 

 
Subcatchment 2 represents approximately 48.46 acres comprised of primarily woodland, residential 

lots, and a portion of Church Road and Greenwood Road. Stormwater runoff is 
conveyed northerly a 24-inch culvert directed underneath Greenwood Road. On both 
sides of Greenwood Road are two natural bodies of water that controls stormwater 
runoff. 

 
Post-Development Conditions 
Under post-development conditions, a subdivision roadway will be constructed throughout the parcel 
to provide access to twelve (12) residential lots. The proposed development will consist of constructing 
approximately 2,200 linear feet of new roadway, resulting in approximately 36,339 s.f. (0.83 acres) of 
new impervious area, not including individual development of the residential parcels. 
 
Stormwater runoff from the new impervious area will be directed to either; a meadow buffer adjacent 
to the downhill side of the road or a ditch turnout buffer. A summary of the subcatchments is provided 
below: 
 
Subcatchment 10 represents approximately 50.78 acres comprised of a portion Phase 2 development, 

including roadway and residential lots, and undeveloped woodland. Stormwater 
runoff will be conveyed overland to existing natural drainage channels and streams. 

 
Subcatchment 11 represents approximately 48.40 acres comprised of a portion of Phase 1 and Phase 2 

development, including roadway and residential lots. Stormwater runoff will be 
conveyed from the new roadway to existing drainage channels northerly to the 24-
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inch culvert directed underneath Greenwood Road. On both sides of Greenwood 
Road are two natural bodies of water that controls stormwater runoff. 

 
Results  
A comparison of pre- and post-development peak stormwater runoff rates at the Points of Interest is 
presented in the following table. Peak runoff rates were estimated for the 2, 10, and 25-year, 24-hour 
storm events. Point of Interest 1 is not one particular area but generally, the southwesterly property line 
of the parcel; Point of Interest 2 is located at the 24-inch culvert outlet on the northerly side of 
Greenwood Road. 
 

 Point of Interest 1 (cfs) Point of Interest 2 (cfs) 
Design 
Storm 

Pre Post Change Pre Post Change 

2-Year 6.66 8.56 +1.90 0.55 0.84 +0.29 
10-Year 28.29 32.13 +3.84 6.07 7.49 +1.42 
25-Year 41.27 45.80 +4.53 10.93 12.63 +1.70 

 
As shown in the above table, the peak runoff rates are increased for all storm events for both points of 
interest. This is anticipated as development of the parcel has resulted in an increase in the overall curve 
number and there is no stormwater storage proposed for the development. Due to a number of reasons, 
it is not anticipated that the anticipated increases in the peak runoff rate will have an adverse impact to 
the subcatchments and a summary of each point of interest is below: 
 
Point of Interest 1 
As mentioned previously, Point of Interest 1 is generally along the southwesterly property line of the 
parcel. There are multiple natural drainage channels that direct stormwater runoff southerly from the 
parcel. The drainage channel adjacent to the development will be the most impacted channel as the 
majority of the increased stormwater runoff will be directed to this channel. The drainage channel 
continues overland unimpeded to Bunganuc Stream. The estimated increase in peak runoff rates will 
not have an adverse impact to the existing drainage channel as the existing channel is a stabilized, 
wooded, and generally flat sloped channel. The extended flow path form the parcel limits to Bunganuc 
Stream will further mitigate the anticipated increases in the peak runoff rate. It should be noted that a 
large portion of the proposed residential lots that are included in this subcatchment are the rear of the 
proposed lots, and are least likely to contain buildings or lawn and are anticipated to remain woodland. 
Unfortunately, due to modeling assumptions, this is not be reflected in the typical curve numbers used 
in HydroCAD for typical residential lots, and the HydroCAD analysis can be assumed to be 
conservative. 
 
Point of Interest 2 
As shown in the HydroCAD model, the existing water body located on the Southerly side of 
Greenwood Road significantly decreases the peak runoff rates from the upgradient areas for both the 
pre- and post-development models. For the 25-year storm in the post-development model, the peak 
runoff rate is decreased from 35.33 to 12.63. On the Northerly side of Greenwood Road, there are two 
additional ponds that will further mitigate any increases to the peak runoff rate. Sitelines evaluated the 
potential of flooding over Greenwood Road. Per the HydroCAD model, the anticipated increase in the 
pond elevation due to the increased stormwater runoff is as follows: 
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 Existing Pond Water  
Surface Elevation (ft) 

 

Design Storm Pre-
Development 

Post-
Development 

Difference (ft) 

2-Year 95.71 95.78 0.07 
10-Year 96.48 96.62 0.14 
25-Year 96.95 97.12 0.17 

 
 
As shown in the table, during the 25-year storm that anticipated increased in pond elevation due to the 
additional stormwater runoff is 0.17 feet (2 inches). The peak elevation is 97.12 and the existing 
elevation at Greenwood Road is approximately 100.00. No roadway flooding impacts are anticipated 
as part of the proposed development. 
 
General Standard 
The proposed project will result in approximately 36,339 sq. ft. (0.83 acres) of impervious area. Runoff from the 
impervious areas will be conveyed via surface flow to either meadows buffer adjacent to the downhill side of a 
road or meadow ditch turn out buffers. A plan, detailing which areas are treated or untreated, has been included 
as Attachment C. 
 
Water Quality  
The project is eligible for an exception from the general standards. The proposed roadway can be considered a 
linear portion of the project, and thus is required to provide stormwater treatment for 75% of the impervious 
area and 50% of the developed area associated with the road.  
 
The proposed access drive will create approximately 36,339 sq. ft. (0.83 acres) of impervious area. The 
breakdown of the treated area is as follows: 

 20,922 s.f. (0.48 acres) will be directed to a meadow ditch turn out buffer;  
 6,473 s.f. (0.15 acres) will be directed to a meadow buffer adjacent to the downhill side of a road.  

 
The remaining impervious area will be untreated. In total, approximately 27,395 s.f. (0.63 acres), or 75% of the 
road, will be treated, and 8,944 s.f. (0.21 acres), or 25% of the road, will be untreated.  
 
Buffers 
Two types of buffers were selected for treatment of impervious and developed areas; (1) a meadow buffer 
adjacent to the downhill side of a road; and (2) a meadow ditch turn out buffer. The buffers, and their sizing 
requirements, are discussed in further detail below. 
 
Meadow Buffer Adjacent to the Downhill Side of a Road 
A meadow buffer adjacent to the downhill side of a road is proposed to treat a portion of the proposed access 
drive. Per Section 5.0 – Vegetated Buffers of the BMP Technical Design Manual, for one-travel lane draining to 
the meadow buffer, a 50-foot strip was provided. It should be noted that the proposed access road will be a low 
volume road that shouldn’t unduly stress the roadside vegetation. A sample Deed Restriction for the meadow 
buffer has been included as Attachment A. 
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Meadow Ditch Turn Out Buffer 
As shown on the plans, multiple ditch turn out buffers have been provided along the proposed roadway. Per 
Section 5.0 – Vegetated Buffers of the BMP Technical Design Manual, the length of the buffers depend on the 
amount of road being directed to the buffer. Per the design manual, as the majority of the soils are classified as 
Soil Group C (Sandy), the maximum length of road which can be directed to the turn out buffer is 300 feet. As 
these buffers are located along the edge of a low-volume gravel road in a residential development, a portion of 
the buffers have been designed to treat 400 feet of roadway. These meadow buffers are 150 feet in length, are 
perpendicular to the grade, and are not located within any wetlands. No adverse impacts are anticipated due to 
the increased length of roadway being directed to the buffers. A sample Deed Restriction for the meadow buffer 
has been included as Attachment A. 
 
Conclusion 
Through the implementation of erosion and sedimentation control measures and best management practices, the 
project complies with the requirements of the Basic Standard.   
 
While the peak runoff rates will be increased as part of the proposed development, the proposed increases will 
not result in any adverse impacts to any existing drainage systems or result in any flooding to adjacent 
properties. 
 
Runoff from 75% of the linear portion of the project (proposed access road) will be captured and conveyed to 
either a meadow buffer adjacent to the downhill side of a road or a meadow ditch turn out buffer for water 
quality treatment. By capturing and treating runoff from the impervious surfaces and developed areas the project 
likewise meets the applicable portions of the General Standard. 
 
Attachment A – Pre- and Pose-Development HydroCAD Models 
Attachment B – Sample Deed Restrictions 
Attachment C – Maintenance Plan 
Attachment D – Stormwater Treatment Plan 
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS

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

Runoff Area=2,209,396 sf   Runoff Depth>0.34"Subcatchment 1S: SUB 1
   Flow Length=1,112'   Tc=53.2 min   CN=62   Runoff=6.66 cfs  1.419 af

Runoff Area=2,111,003 sf   Runoff Depth>0.20"Subcatchment 2S: SUB 2
   Flow Length=1,200'   Tc=47.8 min   CN=57   Runoff=3.01 cfs  0.808 af

Peak Elev=95.71'  Storage=52,713 cf   Inflow=3.01 cfs  0.808 afPond 12P: EXISTING POND
24.0" x 45.0' Culvert   Outflow=0.55 cfs  0.151 af

Total Runoff Area = 99.183 ac   Runoff Volume = 2.228 af   Average Runoff Depth = 0.27"
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Subcatchment 1S: SUB 1

Runoff = 6.66 cfs @ 12.92 hrs,  Volume= 1.419 af,  Depth> 0.34"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-YR  Rainfall=3.00"

Area (sf) CN Description
522,934 30 Woods, Good, HSG A

1,187,811 70 Woods, Good, HSG C
498,651 77 Woods, Good, HSG D

2,209,396 62 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
36.1 150 0.0133 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
1.4 72 0.0278 0.8 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
9.7 356 0.0150 0.6 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
2.1 152 0.0590 1.2 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
3.9 382 0.0100 1.6 5.70 Trap/Vee/Rect Channel Flow, E-F

Bot.W=2.00'  D=0.50'  Z= 10.0 '/'  Top.W=12.00'
n= 0.040  Earth, cobble bottom, clean sides

53.2 1,112 Total

Subcatchment 2S: SUB 2

Runoff = 3.01 cfs @ 12.96 hrs,  Volume= 0.808 af,  Depth> 0.20"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-YR  Rainfall=3.00"

Area (sf) CN Description
674,661 40 2 acre lots, 12% imp, HSG A
289,838 74 2 acre lots, 12% imp, HSG C
225,887 30 Woods, Good, HSG A
920,617 70 Woods, Good, HSG C

2,111,003 57 Weighted Average
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
28.1 150 0.0250 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
9.6 182 0.0040 0.3 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
3.0 155 0.0290 0.9 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
6.2 282 0.0230 0.8 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
0.9 431 8.0 Lake or Reservoir, E-F

Mean Depth= 2.00'
47.8 1,200 Total

Pond 12P: EXISTING POND

Inflow Area = 48.462 ac,  Inflow Depth > 0.20"    for  2-YR event
Inflow = 3.01 cfs @ 12.96 hrs,  Volume= 0.808 af
Outflow = 0.55 cfs @ 20.00 hrs,  Volume= 0.151 af,  Atten= 82%,  Lag= 422.4 min
Primary = 0.55 cfs @ 20.00 hrs,  Volume= 0.151 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Starting Elev= 94.87'   Surf.Area= 30,850 sf   Storage= 24,087 cf
Peak Elev= 95.71' @ 20.00 hrs   Surf.Area= 37,501 sf   Storage= 52,713 cf   (28,626 cf above start)
Flood Elev= 100.00'   Surf.Area= 103,767 sf   Storage= 344,638 cf   (320,552 cf above start)
Plug-Flow detention time= (not calculated: initial storage excedes outflow)
Center-of-Mass det. time= 179.5 min ( 1,091.3 - 911.8 )

Volume Invert Avail.Storage Storage Description
#1 94.00' 344,638 cf Custom Stage Data (Irregular) Listed below (Recalc)

Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (feet) (cubic-feet) (cubic-feet) (sq-ft)
94.00 24,638 1,298.0 0 0 24,638
96.00 39,960 1,734.0 63,984 63,984 129,879
98.00 69,712 2,574.0 108,301 172,285 417,880

100.00 103,767 3,242.0 172,354 344,638 727,100

Device Routing Invert Outlet Devices
#1 Primary 94.87' 24.0"  x 45.0' long Culvert   RCP, sq.cut end projecting,  Ke= 0.500   

Outlet Invert= 95.41'   S= -0.0120 '/'   Cc= 0.900   
n= 0.011  Concrete pipe, straight & clean   

Primary OutFlow  Max=0.55 cfs @ 20.00 hrs  HW=95.71'   (Free Discharge)
1=Culvert  (Inlet Controls 0.55 cfs @ 1.9 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS

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

Runoff Area=2,209,396 sf   Runoff Depth>1.11"Subcatchment 1S: SUB 1
   Flow Length=1,112'   Tc=53.2 min   CN=62   Runoff=28.29 cfs  4.689 af

Runoff Area=2,111,003 sf   Runoff Depth>0.83"Subcatchment 2S: SUB 2
   Flow Length=1,200'   Tc=47.8 min   CN=57   Runoff=19.76 cfs  3.336 af

Peak Elev=96.48'  Storage=84,883 cf   Inflow=19.76 cfs  3.336 afPond 12P: EXISTING POND
24.0" x 45.0' Culvert   Outflow=6.07 cfs  2.410 af

Total Runoff Area = 99.183 ac   Runoff Volume = 8.025 af   Average Runoff Depth = 0.97"
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Subcatchment 1S: SUB 1

Runoff = 28.29 cfs @ 12.80 hrs,  Volume= 4.689 af,  Depth> 1.11"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-YR  Rainfall=4.70"

Area (sf) CN Description
522,934 30 Woods, Good, HSG A

1,187,811 70 Woods, Good, HSG C
498,651 77 Woods, Good, HSG D

2,209,396 62 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
36.1 150 0.0133 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
1.4 72 0.0278 0.8 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
9.7 356 0.0150 0.6 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
2.1 152 0.0590 1.2 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
3.9 382 0.0100 1.6 5.70 Trap/Vee/Rect Channel Flow, E-F

Bot.W=2.00'  D=0.50'  Z= 10.0 '/'  Top.W=12.00'
n= 0.040  Earth, cobble bottom, clean sides

53.2 1,112 Total

Subcatchment 2S: SUB 2

Runoff = 19.76 cfs @ 12.77 hrs,  Volume= 3.336 af,  Depth> 0.83"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-YR  Rainfall=4.70"

Area (sf) CN Description
674,661 40 2 acre lots, 12% imp, HSG A
289,838 74 2 acre lots, 12% imp, HSG C
225,887 30 Woods, Good, HSG A
920,617 70 Woods, Good, HSG C

2,111,003 57 Weighted Average
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
28.1 150 0.0250 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
9.6 182 0.0040 0.3 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
3.0 155 0.0290 0.9 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
6.2 282 0.0230 0.8 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
0.9 431 8.0 Lake or Reservoir, E-F

Mean Depth= 2.00'
47.8 1,200 Total

Pond 12P: EXISTING POND

Inflow Area = 48.462 ac,  Inflow Depth > 0.83"    for  10-YR event
Inflow = 19.76 cfs @ 12.77 hrs,  Volume= 3.336 af
Outflow = 6.07 cfs @ 14.15 hrs,  Volume= 2.410 af,  Atten= 69%,  Lag= 83.1 min
Primary = 6.07 cfs @ 14.15 hrs,  Volume= 2.410 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Starting Elev= 94.87'   Surf.Area= 30,850 sf   Storage= 24,087 cf
Peak Elev= 96.48' @ 14.15 hrs   Surf.Area= 46,411 sf   Storage= 84,883 cf   (60,797 cf above start)
Flood Elev= 100.00'   Surf.Area= 103,767 sf   Storage= 344,638 cf   (320,552 cf above start)
Plug-Flow detention time= 214.8 min calculated for 1.857 af (56% of inflow)
Center-of-Mass det. time= 85.5 min ( 955.2 - 869.7 )

Volume Invert Avail.Storage Storage Description
#1 94.00' 344,638 cf Custom Stage Data (Irregular) Listed below (Recalc)

Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (feet) (cubic-feet) (cubic-feet) (sq-ft)
94.00 24,638 1,298.0 0 0 24,638
96.00 39,960 1,734.0 63,984 63,984 129,879
98.00 69,712 2,574.0 108,301 172,285 417,880

100.00 103,767 3,242.0 172,354 344,638 727,100

Device Routing Invert Outlet Devices
#1 Primary 94.87' 24.0"  x 45.0' long Culvert   RCP, sq.cut end projecting,  Ke= 0.500   

Outlet Invert= 95.41'   S= -0.0120 '/'   Cc= 0.900   
n= 0.011  Concrete pipe, straight & clean   

Primary OutFlow  Max=6.07 cfs @ 14.15 hrs  HW=96.48'   (Free Discharge)
1=Culvert  (Inlet Controls 6.07 cfs @ 3.5 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS

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

Runoff Area=2,209,396 sf   Runoff Depth>1.57"Subcatchment 1S: SUB 1
   Flow Length=1,112'   Tc=53.2 min   CN=62   Runoff=41.27 cfs  6.616 af

Runoff Area=2,111,003 sf   Runoff Depth>1.22"Subcatchment 2S: SUB 2
   Flow Length=1,200'   Tc=47.8 min   CN=57   Runoff=31.05 cfs  4.920 af

Peak Elev=96.95'  Storage=107,818 cf   Inflow=31.05 cfs  4.920 afPond 12P: EXISTING POND
24.0" x 45.0' Culvert   Outflow=10.93 cfs  3.904 af

Total Runoff Area = 99.183 ac   Runoff Volume = 11.536 af   Average Runoff Depth = 1.40"
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Subcatchment 1S: SUB 1

Runoff = 41.27 cfs @ 12.78 hrs,  Volume= 6.616 af,  Depth> 1.57"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-YR  Rainfall=5.50"

Area (sf) CN Description
522,934 30 Woods, Good, HSG A

1,187,811 70 Woods, Good, HSG C
498,651 77 Woods, Good, HSG D

2,209,396 62 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
36.1 150 0.0133 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
1.4 72 0.0278 0.8 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
9.7 356 0.0150 0.6 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
2.1 152 0.0590 1.2 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
3.9 382 0.0100 1.6 5.70 Trap/Vee/Rect Channel Flow, E-F

Bot.W=2.00'  D=0.50'  Z= 10.0 '/'  Top.W=12.00'
n= 0.040  Earth, cobble bottom, clean sides

53.2 1,112 Total

Subcatchment 2S: SUB 2

Runoff = 31.05 cfs @ 12.73 hrs,  Volume= 4.920 af,  Depth> 1.22"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-YR  Rainfall=5.50"

Area (sf) CN Description
674,661 40 2 acre lots, 12% imp, HSG A
289,838 74 2 acre lots, 12% imp, HSG C
225,887 30 Woods, Good, HSG A
920,617 70 Woods, Good, HSG C

2,111,003 57 Weighted Average



Type III 24-hr 25-YR  Rainfall=5.50"2215-PRE
Page 10Prepared by {enter your company name here}

8/24/2015HydroCAD® 7.10  s/n 001100  © 2005 HydroCAD Software Solutions LLC

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
28.1 150 0.0250 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
9.6 182 0.0040 0.3 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
3.0 155 0.0290 0.9 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
6.2 282 0.0230 0.8 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
0.9 431 8.0 Lake or Reservoir, E-F

Mean Depth= 2.00'
47.8 1,200 Total

Pond 12P: EXISTING POND

Inflow Area = 48.462 ac,  Inflow Depth > 1.22"    for  25-YR event
Inflow = 31.05 cfs @ 12.73 hrs,  Volume= 4.920 af
Outflow = 10.93 cfs @ 13.74 hrs,  Volume= 3.904 af,  Atten= 65%,  Lag= 60.1 min
Primary = 10.93 cfs @ 13.74 hrs,  Volume= 3.904 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Starting Elev= 94.87'   Surf.Area= 30,850 sf   Storage= 24,087 cf
Peak Elev= 96.95' @ 13.74 hrs   Surf.Area= 53,009 sf   Storage= 107,818 cf   (83,731 cf above start)
Flood Elev= 100.00'   Surf.Area= 103,767 sf   Storage= 344,638 cf   (320,552 cf above start)
Plug-Flow detention time= 170.5 min calculated for 3.351 af (68% of inflow)
Center-of-Mass det. time= 75.4 min ( 936.0 - 860.6 )

Volume Invert Avail.Storage Storage Description
#1 94.00' 344,638 cf Custom Stage Data (Irregular) Listed below (Recalc)

Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (feet) (cubic-feet) (cubic-feet) (sq-ft)
94.00 24,638 1,298.0 0 0 24,638
96.00 39,960 1,734.0 63,984 63,984 129,879
98.00 69,712 2,574.0 108,301 172,285 417,880

100.00 103,767 3,242.0 172,354 344,638 727,100

Device Routing Invert Outlet Devices
#1 Primary 94.87' 24.0"  x 45.0' long Culvert   RCP, sq.cut end projecting,  Ke= 0.500   

Outlet Invert= 95.41'   S= -0.0120 '/'   Cc= 0.900   
n= 0.011  Concrete pipe, straight & clean   

Primary OutFlow  Max=10.92 cfs @ 13.74 hrs  HW=96.95'   (Free Discharge)
1=Culvert  (Inlet Controls 10.92 cfs @ 4.2 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS

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

Runoff Area=2,212,109 sf   Runoff Depth>0.40"Subcatchment 10S: SUB 10
   Flow Length=1,112'   Tc=53.2 min   CN=64   Runoff=8.56 cfs  1.693 af

Runoff Area=2,108,282 sf   Runoff Depth>0.25"Subcatchment 11S: SUB 11
   Flow Length=1,200'   Tc=47.8 min   CN=59   Runoff=4.33 cfs  1.012 af

Peak Elev=95.78'  Storage=55,451 cf   Inflow=4.33 cfs  1.012 afPond 12P: EXISTING POND
24.0" x 45.0' Culvert   Outflow=0.84 cfs  0.306 af

Total Runoff Area = 99.183 ac   Runoff Volume = 2.705 af   Average Runoff Depth = 0.33"
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Subcatchment 10S: SUB 10

Runoff = 8.56 cfs @ 12.89 hrs,  Volume= 1.693 af,  Depth> 0.40"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-YR  Rainfall=3.00"

Area (sf) CN Description
313,942 30 Woods, Good, HSG A
629,329 70 Woods, Good, HSG C
498,651 77 Woods, Good, HSG D
556,079 74 2 acre lots, 12% imp, HSG C
214,108 40 2 acre lots, 12% imp, HSG A

2,212,109 64 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
36.1 150 0.0133 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
1.4 72 0.0278 0.8 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
9.7 356 0.0150 0.6 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
2.1 152 0.0590 1.2 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
3.9 382 0.0100 1.6 5.70 Trap/Vee/Rect Channel Flow, E-F

Bot.W=2.00'  D=0.50'  Z= 10.0 '/'  Top.W=12.00'
n= 0.040  Earth, cobble bottom, clean sides

53.2 1,112 Total

Subcatchment 11S: SUB 11

Runoff = 4.33 cfs @ 12.90 hrs,  Volume= 1.012 af,  Depth> 0.25"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-YR  Rainfall=3.00"

Area (sf) CN Description
900,619 40 2 acre lots, 12% imp, HSG A

1,207,663 74 2 acre lots, 12% imp, HSG C
2,108,282 59 Weighted Average
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
28.1 150 0.0250 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
9.6 182 0.0040 0.3 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
3.0 155 0.0290 0.9 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
6.2 282 0.0230 0.8 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
0.9 431 8.0 Lake or Reservoir, E-F

Mean Depth= 2.00'
47.8 1,200 Total

Pond 12P: EXISTING POND

Inflow Area = 48.399 ac,  Inflow Depth > 0.25"    for  2-YR event
Inflow = 4.33 cfs @ 12.90 hrs,  Volume= 1.012 af
Outflow = 0.84 cfs @ 18.13 hrs,  Volume= 0.306 af,  Atten= 81%,  Lag= 313.7 min
Primary = 0.84 cfs @ 18.13 hrs,  Volume= 0.306 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Starting Elev= 94.87'   Surf.Area= 30,850 sf   Storage= 24,087 cf
Peak Elev= 95.78' @ 18.13 hrs   Surf.Area= 38,106 sf   Storage= 55,451 cf   (31,364 cf above start)
Flood Elev= 100.00'   Surf.Area= 103,767 sf   Storage= 344,638 cf   (320,552 cf above start)
Plug-Flow detention time= (not calculated: initial storage excedes outflow)
Center-of-Mass det. time= 159.1 min ( 1,060.3 - 901.2 )

Volume Invert Avail.Storage Storage Description
#1 94.00' 344,638 cf Custom Stage Data (Irregular) Listed below (Recalc)

Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (feet) (cubic-feet) (cubic-feet) (sq-ft)
94.00 24,638 1,298.0 0 0 24,638
96.00 39,960 1,734.0 63,984 63,984 129,879
98.00 69,712 2,574.0 108,301 172,285 417,880

100.00 103,767 3,242.0 172,354 344,638 727,100

Device Routing Invert Outlet Devices
#1 Primary 94.87' 24.0"  x 45.0' long Culvert   RCP, sq.cut end projecting,  Ke= 0.500   

Outlet Invert= 95.41'   S= -0.0120 '/'   Cc= 0.900   
n= 0.011  Concrete pipe, straight & clean   

Primary OutFlow  Max=0.83 cfs @ 18.13 hrs  HW=95.78'   (Free Discharge)
1=Culvert  (Inlet Controls 0.83 cfs @ 2.1 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS

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

Runoff Area=2,212,109 sf   Runoff Depth>1.23"Subcatchment 10S: SUB 10
   Flow Length=1,112'   Tc=53.2 min   CN=64   Runoff=32.13 cfs  5.218 af

Runoff Area=2,108,282 sf   Runoff Depth>0.94"Subcatchment 11S: SUB 11
   Flow Length=1,200'   Tc=47.8 min   CN=59   Runoff=23.21 cfs  3.778 af

Peak Elev=96.62'  Storage=91,522 cf   Inflow=23.21 cfs  3.778 afPond 12P: EXISTING POND
24.0" x 45.0' Culvert   Outflow=7.49 cfs  2.830 af

Total Runoff Area = 99.183 ac   Runoff Volume = 8.996 af   Average Runoff Depth = 1.09"
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Subcatchment 10S: SUB 10

Runoff = 32.13 cfs @ 12.79 hrs,  Volume= 5.218 af,  Depth> 1.23"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-YR  Rainfall=4.70"

Area (sf) CN Description
313,942 30 Woods, Good, HSG A
629,329 70 Woods, Good, HSG C
498,651 77 Woods, Good, HSG D
556,079 74 2 acre lots, 12% imp, HSG C
214,108 40 2 acre lots, 12% imp, HSG A

2,212,109 64 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
36.1 150 0.0133 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
1.4 72 0.0278 0.8 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
9.7 356 0.0150 0.6 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
2.1 152 0.0590 1.2 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
3.9 382 0.0100 1.6 5.70 Trap/Vee/Rect Channel Flow, E-F

Bot.W=2.00'  D=0.50'  Z= 10.0 '/'  Top.W=12.00'
n= 0.040  Earth, cobble bottom, clean sides

53.2 1,112 Total

Subcatchment 11S: SUB 11

Runoff = 23.21 cfs @ 12.75 hrs,  Volume= 3.778 af,  Depth> 0.94"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-YR  Rainfall=4.70"

Area (sf) CN Description
900,619 40 2 acre lots, 12% imp, HSG A

1,207,663 74 2 acre lots, 12% imp, HSG C
2,108,282 59 Weighted Average
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
28.1 150 0.0250 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
9.6 182 0.0040 0.3 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
3.0 155 0.0290 0.9 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
6.2 282 0.0230 0.8 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
0.9 431 8.0 Lake or Reservoir, E-F

Mean Depth= 2.00'
47.8 1,200 Total

Pond 12P: EXISTING POND

Inflow Area = 48.399 ac,  Inflow Depth > 0.94"    for  10-YR event
Inflow = 23.21 cfs @ 12.75 hrs,  Volume= 3.778 af
Outflow = 7.49 cfs @ 13.93 hrs,  Volume= 2.830 af,  Atten= 68%,  Lag= 71.0 min
Primary = 7.49 cfs @ 13.93 hrs,  Volume= 2.830 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Starting Elev= 94.87'   Surf.Area= 30,850 sf   Storage= 24,087 cf
Peak Elev= 96.62' @ 13.93 hrs   Surf.Area= 48,367 sf   Storage= 91,522 cf   (67,435 cf above start)
Flood Elev= 100.00'   Surf.Area= 103,767 sf   Storage= 344,638 cf   (320,552 cf above start)
Plug-Flow detention time= 197.8 min calculated for 2.277 af (60% of inflow)
Center-of-Mass det. time= 81.8 min ( 946.5 - 864.7 )

Volume Invert Avail.Storage Storage Description
#1 94.00' 344,638 cf Custom Stage Data (Irregular) Listed below (Recalc)

Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (feet) (cubic-feet) (cubic-feet) (sq-ft)
94.00 24,638 1,298.0 0 0 24,638
96.00 39,960 1,734.0 63,984 63,984 129,879
98.00 69,712 2,574.0 108,301 172,285 417,880

100.00 103,767 3,242.0 172,354 344,638 727,100

Device Routing Invert Outlet Devices
#1 Primary 94.87' 24.0"  x 45.0' long Culvert   RCP, sq.cut end projecting,  Ke= 0.500   

Outlet Invert= 95.41'   S= -0.0120 '/'   Cc= 0.900   
n= 0.011  Concrete pipe, straight & clean   

Primary OutFlow  Max=7.49 cfs @ 13.93 hrs  HW=96.62'   (Free Discharge)
1=Culvert  (Inlet Controls 7.49 cfs @ 3.8 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS

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

Runoff Area=2,212,109 sf   Runoff Depth>1.71"Subcatchment 10S: SUB 10
   Flow Length=1,112'   Tc=53.2 min   CN=64   Runoff=45.80 cfs  7.254 af

Runoff Area=2,108,282 sf   Runoff Depth>1.36"Subcatchment 11S: SUB 11
   Flow Length=1,200'   Tc=47.8 min   CN=59   Runoff=35.33 cfs  5.465 af

Peak Elev=97.12'  Storage=117,101 cf   Inflow=35.33 cfs  5.465 afPond 12P: EXISTING POND
24.0" x 45.0' Culvert   Outflow=12.63 cfs  4.428 af

Total Runoff Area = 99.183 ac   Runoff Volume = 12.719 af   Average Runoff Depth = 1.54"
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Subcatchment 10S: SUB 10

Runoff = 45.80 cfs @ 12.77 hrs,  Volume= 7.254 af,  Depth> 1.71"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-YR  Rainfall=5.50"

Area (sf) CN Description
313,942 30 Woods, Good, HSG A
629,329 70 Woods, Good, HSG C
498,651 77 Woods, Good, HSG D
556,079 74 2 acre lots, 12% imp, HSG C
214,108 40 2 acre lots, 12% imp, HSG A

2,212,109 64 Weighted Average

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
36.1 150 0.0133 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
1.4 72 0.0278 0.8 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
9.7 356 0.0150 0.6 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
2.1 152 0.0590 1.2 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
3.9 382 0.0100 1.6 5.70 Trap/Vee/Rect Channel Flow, E-F

Bot.W=2.00'  D=0.50'  Z= 10.0 '/'  Top.W=12.00'
n= 0.040  Earth, cobble bottom, clean sides

53.2 1,112 Total

Subcatchment 11S: SUB 11

Runoff = 35.33 cfs @ 12.72 hrs,  Volume= 5.465 af,  Depth> 1.36"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-YR  Rainfall=5.50"

Area (sf) CN Description
900,619 40 2 acre lots, 12% imp, HSG A

1,207,663 74 2 acre lots, 12% imp, HSG C
2,108,282 59 Weighted Average
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
28.1 150 0.0250 0.1 Sheet Flow, A-B

Woods: Light underbrush   n= 0.400   P2= 3.00"
9.6 182 0.0040 0.3 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
3.0 155 0.0290 0.9 Shallow Concentrated Flow, C-D

Woodland   Kv= 5.0 fps
6.2 282 0.0230 0.8 Shallow Concentrated Flow, D-E

Woodland   Kv= 5.0 fps
0.9 431 8.0 Lake or Reservoir, E-F

Mean Depth= 2.00'
47.8 1,200 Total

Pond 12P: EXISTING POND

Inflow Area = 48.399 ac,  Inflow Depth > 1.36"    for  25-YR event
Inflow = 35.33 cfs @ 12.72 hrs,  Volume= 5.465 af
Outflow = 12.63 cfs @ 13.67 hrs,  Volume= 4.428 af,  Atten= 64%,  Lag= 56.7 min
Primary = 12.63 cfs @ 13.67 hrs,  Volume= 4.428 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Starting Elev= 94.87'   Surf.Area= 30,850 sf   Storage= 24,087 cf
Peak Elev= 97.12' @ 13.67 hrs   Surf.Area= 55,564 sf   Storage= 117,101 cf   (93,014 cf above start)
Flood Elev= 100.00'   Surf.Area= 103,767 sf   Storage= 344,638 cf   (320,552 cf above start)
Plug-Flow detention time= 161.1 min calculated for 3.862 af (71% of inflow)
Center-of-Mass det. time= 74.2 min ( 930.6 - 856.4 )

Volume Invert Avail.Storage Storage Description
#1 94.00' 344,638 cf Custom Stage Data (Irregular) Listed below (Recalc)

Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (feet) (cubic-feet) (cubic-feet) (sq-ft)
94.00 24,638 1,298.0 0 0 24,638
96.00 39,960 1,734.0 63,984 63,984 129,879
98.00 69,712 2,574.0 108,301 172,285 417,880

100.00 103,767 3,242.0 172,354 344,638 727,100

Device Routing Invert Outlet Devices
#1 Primary 94.87' 24.0"  x 45.0' long Culvert   RCP, sq.cut end projecting,  Ke= 0.500   

Outlet Invert= 95.41'   S= -0.0120 '/'   Cc= 0.900   
n= 0.011  Concrete pipe, straight & clean   

Primary OutFlow  Max=12.63 cfs @ 13.67 hrs  HW=97.12'   (Free Discharge)
1=Culvert  (Barrel Controls 12.63 cfs @ 4.5 fps)
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DECLARATION OF RESTRICTIONS    (Non-Wooded Meadow Buffer) 
 
THIS DECLARATION OF RESTRICTIONS is made this _______________day of ___________, 
20___, by Two Clarks, LLC, 240 Maine Street, Brunswick, Cumberland County, Maine, 04011, (herein 
referred to as the "Declarant"), pursuant to a permit received from the Maine Department of 
Environmental Protection under the Stormwater Management Law, to preserve a buffer area on a parcel 
of land near Church Road, Brunswick, Maine. 
 
WHEREAS, the Declarant holds title to certain real property situated in Brunswick, Maine described in a 
deed from Lyndon E. & Ruth A. Harmon to Two Clarks, LLC dated January 9, 2015, and recorded in 
Book 32024 Page 330 at the Cumberland County Registry of Deeds, herein referred to as the "property"; 
and 
 
WHEREAS, Declarant desires to place certain restrictions, under the terms and conditions herein, over a 
portion of said real property (hereinafter referred to as the "Restricted Buffer") described as follows: 
(Note: Insert description of restricted buffer location here) 
 
As shown on the Plan entitled, “Subdivision Plan” for the Meadow Rose Farm Subdivision along Church 
Road, Brunswick, Maine 04011 dated 07/2015.  
 
WHEREAS, pursuant to the Stormwater Management Law, 38 M.R.S.A. Section 420-D and Chapter 500 
of rules promulgated by the Maine Board of Environmental Protection ("Stormwater Management 
Rules"), Declarant has agreed to impose certain restrictions on the Restricted Buffer Area as more 
particularly set forth herein and has agreed that these restrictions may be enforced by the Maine 
Department of Environmental Protection or any successor (hereinafter the "MDEP"), 
 
NOW, THEREFORE, the Declarant hereby declares that the Restricted Buffer Area is and shall forever 
be held, transferred, sold, conveyed, occupied and maintained subject to the conditions and restrictions set 
forth herein. The Restrictions shall run with the Restricted Buffer Area and shall be binding on all parties 
having any right, title or interest in and to the Restricted Buffer Area, or any portion thereof, and their 
heirs, personal representatives, successors, and assigns. Any present or future owner or occupant of the 
Restricted Buffer Area or any portion thereof, by the acceptance of a deed of conveyance of all or part of 
the Covenant Area or an instrument conveying any interest therein, whether or not the deed or instrument 
shall so express, shall be deemed to have accepted the Restricted Buffer Area subject to the Restrictions 
and shall agree to be bound by, to comply with and to be subject to each and every one of the Restrictions 
hereinafter set forth. 
 
1. Restrictions on Restricted Buffer Area. Unless the owner of the Restricted Buffer Area, or any 

successors or assigns, obtains the prior written approval of the MDEP, the Restricted Buffer Area 
must remain undeveloped in perpetuity. To maintain the ability of the Restricted Buffer Area to filter 
and absorb stormwater, and to maintain compliance with the Stormwater Management Law and the 
permit issued thereunder to the Declarant, the use of the Restricted Buffer Area is hereinafter limited 
as follows. 

 
a. No soil, loam, peat, sand, gravel, concrete, rock or other mineral substance, refuse, trash, vehicle 

bodies or parts, rubbish, debris, junk waste, pollutants or other fill material will be placed, stored 
or dumped on the Restricted Buffer Area, nor may the topography or the natural mineral soil of 
the area be altered or manipulated in any way; 

 
b. A dense cover of grassy vegetation must be maintained over the Restricted Buffer Area, except 

that shrubs, trees and other woody vegetation may also be planted or allowed to grow in the area. 
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The Restricted Buffer Area may not be maintained as a lawn or used as a pasture. If vegetation in 
the Restricted Buffer Area is mowed, it may be mown no more than two times per year. 

 
c. No building or other temporary or permanent structure may be constructed, placed or permitted to 

remain on the Restricted Buffer Area, except for a sign, utility pole or fence; 
 

d. No trucks, cars, dirt bikes, ATVs, bulldozers, backhoes, or other motorized vehicles or 
mechanical equipment may be permitted on the Restricted Buffer Area, except for vehicles used 
in mowing; 

 
e. Any level lip spreader directing flow to the Restricted Buffer Area must be regularly inspected 

and adequately maintained to preserve the function of the level spreader. 
 

Any activity on or use of the Restricted Buffer Area inconsistent with the purpose of these 
Restrictions is prohibited. Any future alterations or changes in use of the Restricted Buffer Area must 
receive prior approval in writing from the MDEP. The MDEP may approve such alterations and 
changes in use if such alterations and uses do not impede the stormwater control and treatment 
capability of the Restricted Buffer Area or if adequate and appropriate alternative means of 
stormwater control and treatment are provided. 

 
2. Enforcement. The MDEP may enforce any of the Restrictions set forth in Section 1 above. 
 
3. Binding Effect. The restrictions set forth herein shall be binding on any present or future owner of the 

Restricted Buffer Area. If the Restricted Buffer Area is at any time owned by more than one owner, 
each owner shall be bound by the foregoing restrictions to the extent that any of the Restricted Buffer 
Area is included within such owner's property. 

 
4. Amendment. Any provision contained in this Declaration may be amended or revoked only by the 

recording of a written instrument or instruments specifying the amendment or the revocation signed 
by the owner or owners of the Restricted Buffer Area and by the MDEP. 

 
5. Effective Provisions of Declaration. Each provision of this Declaration, and any agreement, promise, 

covenant and undertaking to comply with each provision of this Declaration, shall be deemed a land 
use restriction running with the land as a burden and upon the title to the Restricted Buffer Area. 

 
6. Severability. Invalidity or unenforceability of any provision of this Declaration in whole or in part 

shall not affect the validity or enforceability of any other provision or any valid and enforceable part 
of a provision of this Declaration. 

 
7. Governing Law. This Declaration shall be governed by and interpreted in accordance with the laws of 

the State of Maine. 
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______________________________ 

(NAME) 
 
STATE OF MAINE, ___________________, County, dated ___________________, 20__ . 

(County) 
 
Personally appeared before me the above named _______________________, who swore to the truth of 
the foregoing to the best of (his/her) knowledge, information and belief and acknowledged the foregoing 
instrument to be (his/her) free act and deed. 
 
 
________________________________ 

Notary Public 
 
________________________________ 
 



Meadow Rose Farm Subdivision 
Church Road, Brunswick, Maine  

 
STORMWATER FACILITIES INSPECTION AND MAINTENANCE PLAN 

 
1.0 GENERAL 

 
This stormwater facilities maintenance plan has been prepared in support of the application for the 
subdivision to be located off Church Road in Brunswick, Maine. The requirements of this plan shall 
be incorporated into the efforts associated with the development including construction and ongoing 
operations.  
 
2.0 BEST MANAGEMENT PRACTICES 

 
2.1 Best Management Practices 
During Construction, a stabilized construction entrance, sediment barrier, erosion control blanket 
and/or erosion control mix, seeding, and mulching practices will be used in accordance with the 
Maine Department of Environmental Protection Best Management Practices (BMP) manual during 
construction and until a stabilized condition exists.   
 
After Construction, stormwater BMPs will include housekeeping and physical measures described 
herein, including buffers, maintenance of riprap erosion control and maintenance of storm drain pipes 
and outfalls. 
 
The stormwater maintenance management for this project will be performed consistent with the two 
references listed below and as amended in this manual. Where standards are not consistent, the more 
stringent requirement shall apply.   
 
2.2 References 
The primary references for the stormwater management design were as follows: 
 
1  “Stormwater Management for Maine”, Maine Department of Environmental Protection No. 

DEPLW0738, January 2006.   
2 “Maine Erosion and Sedimentation Best Management Practices”, Maine Department of 

Environmental Protection, current edition on-line. 
 
3.0 MAINTENANCE OF STORMWATER FEATURES 
 
3.1 General Responsibilities 
The Contractor will be responsible for maintaining the stormwater BMPs and facilities until the 
construction phase of the project is complete and the site is permanently stabilized and accepted by 
the Applicant. These efforts shall include maintenance of temporary and permanent stormwater 
features and addressing interim site conditions as necessary. After acceptance of the development, the 
Applicant will be responsible for maintaining the permanent stormwater features as shown on the 
plan.   



Stormwater Facilities Inspection and Maintenance Plan 
Meadow Rose Farm Subdivision 
Church Road Brunswick, Maine 
Page 2 of 2 
 
 
 
The Point of Contact for the Applicant is as follows: 
 

Mr. Paul Clark 
240 Maine Street 
Brunswick, ME 04011 
Phone: 207-407-1033 

 
3.1 General Requirements 
The general requirements for this stormwater maintenance management manual will meet the 
standards of Reference No.1, specific to the water quality feature concerned.  Additional maintenance 
requirements are identified in the following narratives.   
   
3.2 Specific Maintenance Requirements  
The following specific maintenance requirements apply to stormwater features as follows: 
 
3.2.1 Storm Drain System  

 Piped drainage systems shall be inspected in spring and late fall, and after heavy rains to 
remove any obstructions to flow; remove accumulated sediments and debris at the inlet, at the 
outlet, and within the conduit; and to repair any erosion damage at the culvert’s inlet and 
outlet. Sediment should be removed when its level exceeds 20% of the pipe diameter. 
Hydraulic flushing or any mechanical means may accomplish sediment removal. Care shall 
be taken to contain the sediment at the pipe outlet. 
  

3.2.2 Vegetative Surfaces 
 For most vegetative surfaces, grass should be mowed on a regular basis so that grass height 

does not exceed 6 inches. Any erosion rills, gullies, or bare spots should be seeded or sodded 
to re-establish the turf cover.   

 Buffer, screening, and decorative landscaping should be inspected for health on a regular 
basis. Pruning, weeding, feeding, and mulching shall be performed on a regular basis. 

 
3.2.3 Buffers 

 Protect limits of buffer during construction. Mark buffer limits with stakes, if necessary. 
 Mark buffer boundaries with permanent signs describing allowable uses. 
 Conduct periodic “buffer walks” to inspect the condition of the buffer. 

 
4.0 INSPECTION AND MAINTENANCE CHECKLIST 
 
4.1 Maintenance Frequency  
Notwithstanding any other schedule noted herein, general inspections should be conducted monthly 
during wet weather conditions from March to November.  
  
4.2 Inspection and Maintenance Checklist  
Inspection of the stormwater facilities shall be completed by individual qualified by experience or 
training to assess their condition and performance. Maintenance actions required will be documented, 
completed and inspected by individuals trained or experienced in such maintenance. An inspection 
and maintenance checklist specific to the facilities for this development is included.   
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DRAFT FINDINGS OF FACT 

Major Development Review 
Final Site Plan 

Planning Board Meeting Date:  September 10, 2015 
 
Project Name: Brunswick Landing Subdivision / Avita Memory Care facility 
Address:  Admiral Fitch Boulevard 
Case Number: 15-006 
Tax Map:  Map 40 
Zoning District: BNAS-R, CMU Land Use District 
Applicant:  Sandy River II, Inc. 
   509 Forest Avenue 
   Portland, ME 04112 
Authorized 
Representative: William Conway, PE 
   Sebago Technics 
   75 John Roberts Road 
   South Portland, ME 04106 
 
Staff reviewed the application and has determined it is complete. 
 
PROJECT SUMMARY  
 
Staff review is based on the following application materials: 

 A letter from authorized representative for the applicant, William T. Conway of Sebago 
Technics, Inc., dated August 12, 2015. 

 A Site Plan prepared by Sebago Technics, Inc., dated August 10, 2015 and designated Sheet 
1 of 1 entitled, “Amended Subdivision Plan of Lots 30 and 32 Brunswick Landing 
Subdivision Brunswick, Maine for Sandy River II, Inc.”   
 

The proposed Amendment is in response to a minor change to a lot line between lot 30 and lot 32 
of the Brunswick Landing Subdivision and the creation of a new 30-foot wide utility easement 
from lot 30 to lot 32.  The proposed change in lot area results in lot 30 containing 4.3 acres and 
lot 32 containing 9.3 acres.   
 
The original July 14, 2015 Findings of Fact and Conditions of Approval for the Avita Memory 
Care Facility which are attached, will remain in effect, as well as any new conditions the Board 
may impose.  Additionally, the original January 14, 2013 Findings of Fact and Conditions of 
Approval for the Brunswick Landing Subdivision – Phase 1 Revised Submission which are 
attached, will remain in effect, as well as any new conditions the Board may impose. 
 

 
 
 
 
 
 
 
 
 



 
DRAFT MOTIONS 

AMENDED BRUNSWICK LANDING SUBDIVISION LOT 30 and LOT 32 
CASE NUMBER: 15-006 

 
Motion 1: That the amended subdivision application is deemed complete. 
 
Motion 2: That all applicable prior conditions relating to this amendment remain in effect, in 

addition to any new conditions contained herein.  
 
Motion 2: That the amended Site Plan application is approved with the following conditions 

added to prior conditions currently in place:  
 

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

 
 

* All Subdivisions for which Final Plan approval has been granted, and any conditions that have 
been imposed by the Planning Board for the subdivision or final plan shall be filed in the 
Cumberland County Registry of Deeds by the applicant. If the applicant fails to record the 
subdivision plan within 60 days after Development Plan approval by the Planning Board, the 
approval shall expire. No building permits associated with a subdivision shall be issued unless 
evidence of all recording requirements is provided by the applicant to the Codes Enforcement 
Officer. 
 
If applicable, subdivision approvals by the Planning Board shall expire at the end of five years 
after the date of Final Plan approval unless all infrastructure work associated with the 
development is completed (Section 407.4.C of the Brunswick Zoning Ordinance).  

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 



 
APPROVED Findings of Fact 

Brunswick Landing Subdivision – Phase 1 Revised Submission 
Major Subdivision Plan Final Review 

Original Review Date:  January 14, 2013 
Revised Submission Review Date:  February 26, 2013 

 
Project Name: Brunswick Landing Subdivision – Phase 1 Revised Submission dated 

2/14/2013 
 
Case Number: 12-031 
 
Tax Map:  Map 40, Lot 2 
 
Applicant:  Midcoast Regional Redevelopment Authority 
   2 Pegasus Street, Unit #1, Suite 200 
   Brunswick, Maine 04011 
 
Authorized   Wright-Pierce 
Representative: 99 Main Street 
   Topsham, ME  04086 
 
 
PROJECT SUMMARY   
 
The Midcoast Regional Redevelopment Authority (MRRA) has submitted revised final plans for 
the Phase I Subdivision of Brunswick Landing, dated February 14, 2013.   The revised plans are 
in response to feedback given by the Planning Board at the January 14th and February 5th 
meetings, in addition to consultations with the Planning Department.  For your reference a copy 
of the original draft findings and earlier plan, dated January 7, 2013 is also enclosed in your 
packet. 
 
The original submission (1/7/2013) proposed subdividing 43 lots with a total land area of 399.4 
acres, whereas the revised submission (2/14/2013) proposes subdividing 44 lots with a total land 
area of 225.1 acres, which is an overall land area reduction of 174.3 acres, or 43.6%.  As with the 
previous submission, the rights-of-way and lots are established around the existing roadways.   
The revised subdivision plan has lots based on existing development patterns and FOST parcel 
boundaries.   In addition, several lots have been excluded from the plan that are currently 
undeveloped and would benefit from additional natural resource investigations.   Overall, 
original lots 2, 3, 5, 9, 12, 13, 23, and 43 were eliminated from the January 7, 2013 plan.   
Several lots, including 8, 14, 15, 16, 17, and 24, were reduced in size.   The resulting February 
14, 2013 plan shows several reconfigured lots that are generally smaller in size, contain existing 
development or have been previously disturbed, and appear to lack high value natural resources.   
 
The applicant has indicated building envelopes for each lot, which apply zoning setback 
requirements for the R-CMU, R-PO, R-B&TI, and R-R&OS Districts.    The applicant has also 
applied a 10-foot setback to wetlands, which appear on lots 3, 4, 6, 8, 10, 35, 42, 43, and 44.   It 
is recommended that any future development of lots 1-7, 10-12, 35 and 44 be reviewed and 
approved by the Planning Board due to the need for further field verification of potential natural 
resources and rare natural communities/threatened or endangered wildlife habitat areas, and due 
to the close proximity to identified contaminated sites.  
 



 
The applicant has requested the following waivers: 

1. Section 412.2.B.3 – Lot Monumentation:  boundaries of all lots and tracts with accurate 
distances and bearings, locations of all permanent monuments properly identified as 
existing or proposed.  

2. Section 412.2.B.8. – Profiles and cross-sections and curve radii of existing streets.   
3. Section 412.2.B.14. – Profile and cross-section of existing sewers.   

 
During its review, the Planning Board identified the need to waive the following sections of the 
zoning ordinance until the development review phase: 
 

1. Section 412.2.B.5 – Existing zoning district and overlay zone designation. 

2. Section 412.2.B.12. – Location of features, natural and artificial, affecting the 
development, such as water bodies, wetlands, streams, vegetation, rail-roads, ditches and 
buildings. 

3. Section 412.2.B.16. – A Class A (high intensity) Soil Survey prepared in accordance with 
the standards of the Maine Association of Professional Soil Scientists. 

4. Section 412.2.B.17. – Location of all existing trees over 10 inches in diameter, and 
locations of tree stands. 

5. Section 412.2.B.25 – A wetlands map drawn by a specialist delineating wetland 
boundaries in accordance with the methods prescribed by the U.S. Army Corps of 
Engineers at the time of the application. 

6. Section 412.2.B.28. – Building envelopes showing acceptable locations for principal and 
accessory structures. 

 
 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance  
 
411.1 Ordinance Provisions 
The revised plans demonstrate adherence to all dimensional and lot configuration requirements 
within the BNAS Reuse Zoning District for subdistricts R-R/OS, R-R, R-CMU and R-PO.  The 
Board finds that the provisions of Section 411.1 are satisfied. 
 
411.2 Preservation of Natural Features 
Several originally proposed lots have been excluded from the revised plan. They are currently 
undeveloped and require additional natural resource investigations.  No new development is 
proposed in the revised plan, and there will not be any new disturbances to existing natural 
features or resources, including rare, threatened and endangered wildlife habitat and rare natural 
communities.  The proposed subdivision is not within a flood hazard area, there are no proposed 
disturbances to steep slopes, and natural features have been noted for subdivision purposes.  Lots 
1-7, 35 and 44 contain important natural features that will require further on-site investigation.  
The Board finds that the provisions of Section 411.2 are satisfied with the condition that any 
development proposed for lots 1-7, 35 and 44 shall be reviewed and approved at the Planning 
Board level. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
No disturbances to water bodies, streams, wetlands or vernal pools have been identified on the 
plan.  Future development activities on lots 1-7, 10-12, 35 and 44 will require further on-site 
investigation, to delineate wetlands, determine the status of nearby contaminated sites, and 
evaluate impacts to surface waters, wetlands, and marine resources.  The Board finds that the 



 
provisions of Section 411.3 are satisfied with the condition that any development proposed for 
lots 1-7, 10, 35 and 44 shall be reviewed and approved at the Planning Board level. 
 
411.4 Flood Hazard Areas 
According to the Federal Emergency Management Agency, there are no floodplains on the Phase 
1 subdivision property.  The Board finds that the provisions of Section 411.4 are satisfied.  
 
411.5 Stormwater Management 
The existing stormwater management system on the site consists of a collection system and 
several stormwater attenuation ponds with discharges in several locations along the perimeter of 
the property.  Stormwater from the site flows to several watersheds including two urban impaired 
stream watersheds, Jordan Avenue Tributary (Androscoggin River) and Mere Brook (Harpswell 
Sound).   In 2011, the MRRA prepared and submitted a Stormwater Pollution Prevention Plan 
(SWPPP) to Maine DEP and was granted a Multi-Sector General Permit for stormwater 
discharge overall.  Because no new construction is proposed with this phase of the subdivision, 
no changes to the stormwater system are required.   All future development will require site-
specific stormwater management plans, which is a preferred approach when utilizing Low 
Impact Development techniques in accordance with the Brunswick Landing Design Guidelines 
and BNAS Reuse Plan.   The Board finds that the provisions of Section 411.5 are satisfied with 
the condition that stormwater management plans, to the greatest extent practicable, use site-
specific, Low Impact Development stormwater management strategies and best practices for all 
new development, in accordance with Section 504 of the Town’s Zoning Ordinance and the 
Brunswick Landing Design Guidelines and BNAS Reuse Plan.  
 
411.6 Groundwater  
The Town has designated 2 Aquifer Protection Overlay Zones within the Brunswick Landing 
site, however no activities are proposed or anticipated that will extract groundwater for 
commercial or residential purposes.  In addition, institutional land use controls imposed by deed 
by the U.S. Navy restricts any groundwater extraction, without Navy approval. Any future 
development must meet the APZ requirements.  The Board finds that the proposed subdivision 
will not - alone or in conjunction with existing activities - adversely affect the quality or quantity 
of groundwater.  The Board finds that the provisions of Section 411.6 are satisfied. 
 
411.7 Erosion and Sedimentation Control  
Because no new development is being proposed, the subdivision will not result in soil erosion or 
a reduction in the land’s capacity to hold water.  All future development activities requiring 
development review approval by the Planning Board will be required to apply Best Management 
Practices as outlined in the Maine Erosion and Sediment Control BMPs, as published by the 
Maine DEP. The Board finds that the provisions of Section 411.7 are satisfied.  
 
411.8 Sewage Disposal 
The sewer collection system, including existing sewer lines, manholes, and pump stations, is 
operated by MRRA and the wastewater is discharged to the Brunswick Sewer District through a 
trunk line that leaves the site at the main entrance.  Because no new development is proposed, 
there will be no impacts to existing capacity. A letter from the Brunswick Sewer District 
confirming capacity to serve this subdivision has been provided; the letter does note that future 
projects and development will require approval from the District. The Board finds that the 
provisions of Section 411.8 are satisfied. 
 
 
 



 
411.9 Water Supply 
The water system on the site, including fire hydrants, is operated by MRRA.  Water is supplied 
to the system via two connections to the Brunswick Topsham Water District water distribution 
system.  A letter from the Brunswick-Topsham Water District confirming capacity to serve this 
subdivision has been provided.  The Board finds that the provisions of Section 411.9 are 
satisfied.  

 
411.10 Aesthetic, Cultural and Natural Values 
As no development is proposed at this time, the proposed subdivision 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 Department of Environmental Protection, Inland Fisheries & 
Wildlife, Maine Historic Preservation Commission or by the Town of Brunswick, or rare and 
irreplaceable natural areas or any public rights for physical or visual access to the shoreline.  
Future development of all lots must consider such features at the time of proposal in accordance 
with ordinance standards and other materials included in the FEIS.  The Board finds that the 
provisions of Section 411.10 are satisfied. 
 
411.11 Community Impact 
Because no new development is proposed, the subdivision will not adversely impact community 
services.  No solid waste impact fee is required as waste is privately contracted by MRRA.  
Upon such time when new development occurs, the review and permitting process will identify 
impacts to emergency services and school enrollment. Overall, municipal resources are currently 
available to service the existing uses on the site. The Board finds that the provisions of Section 
411.11 are satisfied. 
 
411.12 Traffic 
The existing streets are proposed to remain as a private road network that will be maintained by 
MRRA through a common area maintenance agreement with all Brunswick Landing landowners.  
The Board finds that the proposed subdivision will not adversely affect the traffic conditions on 
Bath Road or other public rights-of-way.  Any future development requiring site plan approval 
will be required to evaluate traffic impacts.  The Board finds that the provisions of Section 
411.12 are satisfied. 
 
411.13 Pedestrian and Bicycle Access and Safety 
Bicycle riding is permitted on existing streets within Phase 1 of the Brunswick Landing site.  A 
Recreation, Trails, Open Space Management Plan (now under development) for primarily those 
lands being conveyed to the Town of Brunswick, includes a concept for a perimeter trail to 
traverse Brunswick Landing.  Upon adoption of the management plan by Town Council, any 
future development of lots created by this subdivision will incorporate the trail system as 
appropriate.  The Board finds that the proposed subdivision will not impact existing 
accommodations for bicyclists and pedestrian access, safety and circulation within the site.  The 
Board finds that the provisions of Section 411.13 are satisfied.  
 
411.14 Development Patterns 
No new development is proposed, and any future development will be required to evaluate 
impacts to development patterns as part of the development review process.    The Board finds 
that the provisions of Section 411.14 are satisfied. 
 
411.15 Architectural Compatibility 



 
No new development is proposed, and any future development will be required to evaluate 
architectural compatibility, in accordance with Brunswick Landing Design Guidelines 
administered by MRRA.    The Board finds that the provisions of Section 411.15 are satisfied.  
 
411.16 Municipal Solid Waste Disposal   
No solid waste impact fee is required as waste is privately contracted by MRRA.  As no new 
development is proposed, there will be no need for additional solid waste disposal at this time.    
The Board finds that the provisions of Section 411.16 are satisfied.   
 
411.17 Recreation Needs 
No development is proposed at this time.  Any future residential development will necessitate a 
determination for recreation impact fees by the Recreation Commission at the time of 
development review.  Presently, the subdivision will not impact the Town’s ability to provide 
recreational services.  The Board finds that the provisions of Section 411.17 are not applicable. 
 
411.18 Access for Persons with Disabilities 
As no new development is proposed, additional access for persons with disabilities is not 
required at this time. Any future development proposal will require an evaluation of impacts to 
access for persons with disabilities.    The Board finds that the provisions of Section 411.18 are 
satisfied 
 
411.19 Financial Capacity and Maintenance 
As no new development is proposed, evidence of financial capacity is not required at this time 
with the exception of existing roadway maintenance.  As mentioned previously, existing roads 
will be maintained by MRRA, financed through a common area maintenance agreement with all 
Brunswick Landing landowners.   Any future development proposals requiring site plan approval 
will be required to include evidence of financial capacity.    The Board finds that the provisions 
of Section 411.19 are satisfied. 
 
411.20 Noise and Dust  
The subdivision will not generate any additional noise and or fugitive dust.  Any future 
development must meet ordinance standards.  The Board finds that the provisions of Section 
411.20 are satisfied. 
 
411.21 Right, Title and Interest 
MRRA owns the subject properties or has purchase and sales agreements from the U.S. Navy 
giving them sufficient right, title and interest to subdivide 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.  
 
411.23 Additional Design Review Guidelines in the BNAS Reuse and Conservation Districts 
Activities in the BNAS Reuse District are subject to separate design guidelines established and 
administered by MRRA. Conformance with the MRRA design guidelines is not subject to 
consideration as part of the development review process but all applications for development 
review must demonstrate that they have completed the MRRA design review process.   The 
Board finds that the design review process is not applicable at this time, but notes that the 
provisions of Section 411.23 will be completed on a site-specific basis during the development 
review process. 



 
 
411.24 Environmental Compliance in the BNAS Reuse and Conservation Districts 
The proposed subdivision complies with all state, federal and local institutional land use controls 
applicable to the property and that the subdivision is in conformity with all applicable 
environmental restrictions.  It is noted that a Materials Management Plan (revised October 2, 
2012) was prepared for MRRA to describe the procedures required for the management of 
contaminated soil, groundwater, and equipment encountered during development activities.  The 
Board finds that the provisions of Section 411.24 are satisfied conditioned upon evidence of 
compliance on a site-specific basis at time of future development. 
 
 
 

MOTIONS 
   BRUNSWICK LANDING SUBDIVISION – PHASE 1 

MAJOR SUBDIVISION PLAN FINAL REVIEW 
CASE#:  12-031 

 
Motion 1: That the major development review application is deemed complete. 
 
Motion 2: That the Board waives the following requirements with the condition that they be 

submitted as part of an application for development review of any proposed new 
development in the subdivision:  

 

1. Section 412.2.B.3 – Lot Monumentation:  boundaries of all lots and tracts with accurate 
distances and bearings, locations of all permanent monuments properly identified as 
existing or proposed.  

2. Section 412.2.B.5 - Existing zoning district and overlay zone designation. 

3. Section 412.2.B.8. – Profile, cross-section dimensions, and curve radii of all existing 
streets. 

4. Section 412.2.B.12. – Location of features, natural and artificial, affecting the 
development, such as water bodies, wetlands, streams, vegetation, rail-roads, ditches and 
buildings.  

5. Section 412.2.B.14. – Profile and cross-section of existing sewers.   

6. Section 412.2.B.16. – A Class A (high intensity) Soil Survey prepared in accordance with 
the standards of the Maine Association of Professional Soil Scientists. 

7. Section 412.2.B.17. – Location of all existing trees over 10 inches in diameter, and 
locations of tree stands. 

8. Section 412.2.B.25 – A wetlands map drawn by a specialist delineating wetland 
boundaries in accordance with the methods prescribed by the U.S. Army Corps of 
Engineers at the time of the application. 

9. Section 412.2.B.28. – Building envelopes showing acceptable locations for principal and 
accessory structures. 

 

Motion 3: That the 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, his representatives, reviewing officials, and members of the public as reflected 



 
in the public record. Any changes to the approved plan not called for in these conditions 
of approval or otherwise approved by the Director of Planning and Development as a 
minor modification shall require a review and approval in accordance with the Brunswick 
Zoning Ordinance. 

2. Provision of a fully executed Common Area Maintenance Agreement, as described in 
Note # 8 of Drawing 1 of 7. 

3. Lot 13 is excluded from the final, approved subdivision plan and is combined with the 
remaining Lands of MRRA.  

4. As part of the development review process for any future development, a qualified 
ecologist shall fully document and delineate rare natural communities and rare plant 
occurrences for Lots 2, 3, & 11.  

5. Development review approval by the Planning Board is required for all future 
development of lots 1-7, 10-12, 35 and 44, in order to demonstrate compliance with the 
provisions of Section 411.2 of the Town of Brunswick Zoning Ordinance “Preservation 
of Natural Features”. 

6. Development review approval by the Planning Board is required for all future 
development of lots 1-7, 10-12, 35 and 44, in order to demonstrate compliance with the 
provisions of Section 411.3 of the Town of Brunswick Zoning Ordinance “Surface 
Waters, Wetlands and Marine Resources”.  

7. Depict locations of all groundwater monitor wells within the Phase I subdivision plan. 

8. Stormwater Management Plans will be required for all future development and, to the 
greatest practical extent, site-specific, Low Impact Development stormwater management 
strategies and practices are required for all new development, in accordance with Section 
504 of the Town’s Zoning Ordinance and the Brunswick Landing Design Guidelines and 
BNAS Reuse Plan. 

9. Plan notes and legends shall be amended to reference “approximate” locations of 
wetlands, vernal pools, NRPZ boundaries, and all other natural resources that require 
further delineation, as part of the development review process.  

10. In accordance with Section 411.24, Environmental Compliance in the BNAS Reuse and 
Conservation Districts, the applicant must provide evidence of compliance on a site-
specific basis at time of future development. 

 

 
 

* All Subdivisions for which Final Plan approval has been granted, and any conditions that 
have been imposed by the Planning Board for the subdivision or final plan shall be filed 
in the Cumberland County Registry of Deeds by the applicant. If the applicant fails to 
record the subdivision plan within 60 days after Development Plan approval by the 
Planning Board, the approval shall expire. No building permits associated with a 
subdivision shall be issued unless evidence of all recording requirements is provided by 
the applicant to the Codes Enforcement Officer. 
 
If applicable, subdivision approvals by the Planning Board shall expire at the end of five 
years after the date of Final Plan approval unless all infrastructure work associated with 
the development is completed (Section 407.4.C of the Brunswick Zoning Ordinance).  

 
 
 
 



 
APPROVED FINDINGS OF FACT 

Major Development Review 
Final Site Plan 

Planning Board Approval:  July 14, 2015 
 
Project Name: Avita Memory Care Facility 
Address:  Admiral Fitch Boulevard 
Case Number: 15-006 
Tax Map:  Map 40, Lot 50 & 82 
Zoning District: BNAS-R, CMU Land Use District 
Applicant:  Sandy River II, Inc. 
   509 Forest Avenue 
   Portland, ME 04112 
Authorized 
Representative: William Conway, PE 
   Sebago Technics 
   75 John Roberts Road 
   South Portland, ME 04106 
 
Staff reviewed the application and has determined it is complete. 
 
PROJECT SUMMARY  
 
The applicant, Sandy River II, Inc. proposes to redevelop an existing, partially developed site in 
Brunswick Landing, formerly a small trailer park, located on a 13.64 acre parcel bounded by 
Admiral Fitch Avenue, Neptune Drive and Anchor Drive.  A new single story, 47,703 square 
foot building, housing a 70-bed assisted living memory care facility with two parking areas 
totaling 65 parking spaces, is proposed to be constructed.  Primary access will be provided from 
Admiral Fitch Avenue with secondary emergency access provided from Neptune Drive.  The 
proposed project will result in the creation of 2.71 acres of impervious area and 4.93 acres of 
disturbed area.     
 
The project has received conditional approval from the Maine DEP under the Stormwater 
Management Law, dated 7/6/15.   
  
Staff review is based on the following application materials: 

 Major Development Review Plan application packet prepared by Sebago Technics, dated 
June 2, 2015.   

 Stormwater Management Plan prepared by Sebago Technics, dated June 2015. 
 The following set of drawings prepared by Sebago Technics and dated 6/2/15: 

o Sheet 1 entitled Cover Sheet 
o Sheet 2 entitled Existing Conditions and Site Demolition Plan 
o Sheet 3 entitled Overall Site Plan 
o Sheet 4 entitled Site Plan 
o Sheet 5 entitled Site Plan  
o Sheet 6 entitled Grading and Utility Plan  
o Sheet 7 entitled Grading and Utility Plan 
o Sheet 8 entitled Landscape Plan 
o Sheet 9 entitled Landscape Plan 
o Sheet 10 entitled Details 



 
o Sheet 11 entitled Details 
o Sheet 12 entitled Details 
o Sheet 13 entitled Details 

 
The following waivers have been requested by the applicant: 

4. Section 412.2.B.8 Profile, cross-section dimensions, curve radii of existing streets.   No 
alterations of Admiral Fitch Boulevard are proposed. 

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

6. Section 412.2.B.17 Location of trees over 10” in diameter. Most vegetation is being 
preserved; few trees to be taken down are unavoidable.  Survey would entail a large cost 
with no apparent benefit. 

 
Staff recommends approval of the requested waivers. 
 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 
 
411.13 Ordinance Provisions 
The property is located in the BNAS Reuse Zoning District, Community Mixed Use Land Use 
District (R-CMU) and within the approved Brunswick Landing Common Development Plan 
area.  The proposed development complies with all applicable standards of the R-CMU Zoning 
District and that of the Common Development Plan dimensional and density standards.  The 
Board finds that the provisions of Section 411.1 are satisfied. 
 
411.14 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 and was partially developed by the US Navy. 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. 
 
411.15 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 a tributary with the Mere Brook Watershed which is classified as an urban 
impaired watershed. However, the project does not trigger the urban impaired stream standard as 
it will not result in three acres of more of impervious area.  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, the project will not adversely affect the water quality of Casco Bay or 
its estuaries. The Board finds that the provisions of Section 411.3 are satisfied. 
 
411.16 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. 
 
411.17 Stormwater Management 
The applicant proposes to construct a stormwater management system for an approximately 
47,700 square foot building with associated parking and access drive on two lots, resulting in the 
creation of approximately 2.71 acres of impervious area and 4.93 acres of disturbed area.  The 



 
applicant submitted a stormwater management plan to Maine DEP and the Town based on the 
Basic and General Standards contained in Maine DEP Department Rules, Chapter 500.  The 
proposed stormwater management system consists of catch basins, a subsurface drainage system 
and four vegetated underdrained soil filters.   
 
The stormwater management plan received conditional approval from Maine DEP on July 6, 
2015 and was approved by the Town’s consulting engineer, Sitelines PA, on June 29, 2015.  The 
project satisfies the recommended stormwater quality standards described in the Maine 
Stormwater Best Practices Manual, published by the Maine Department of Environmental 
Protection, as amended. The Board finds that the provisions of Section 411.5 are satisfied 
conditioned upon the review and inspection of final as-built storm water improvements by the 
storm water design consultant and a statement provided to the Director of Planning and 
Development indicating satisfactory installation in accordance with the approved design. 
 
411.18 Groundwater  
The project is not located within an aquifer protection zone.  Stormwater treatment features will 
be developed to meet minimum separation requirements to groundwater.  In addition, no onsite 
groundwater extraction will be permitted unless first approved by the US Navy.  The Board finds 
that the development will not, alone or in conjunction with existing activities, adversely affect 
the quality or quantity of groundwater. The Board finds that the provisions of Section 411.6 are 
satisfied. 
 
411.19 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.  The Board finds that 
the provisions of Section 411.7 are satisfied 
 
411.20 Sewage Disposal 
A letter from the Midcoast Regional Redevelopment Authority 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. 
 
411.21 Water Supply 
A letter from the Midcoast Regional Redevelopment Authority indicating ability to serve the 
project has been included in the application materials.  The Board finds that the provisions of 
Section 411.9 are satisfied.   
 
411.22  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 the Town of 
Brunswick, or rare and irreplaceable natural areas.   The landscaping plan has been reviewed by 
the Town Arborist and found to be acceptable.  The Board finds that the provisions of Section 
411.10 are satisfied. 
 



 
411.23 Community Impact 
The new use will not significantly impact the community in terms of water and sewer service, 
traffic and solid waste or emergency services.  MRRA has confirmed its capacity to serve the 
project. The Public Works Director confirmed that a solid waste impact fee is required.  The 
town’s emergency services are able to adequately serve the location with the addition of a fire 
lane as requested.  No impact on school enrollment is anticipated as a result of the project. 
Overall, municipal resources are available to service the project. The Board finds that the 
provisions of Section 411.11 are satisfied.  
  
411.24 Traffic 
Due to the type of use, this facility generates very little traffic, as residents do not own vehicles.  
Vehicle trips are limited to visitors, staff and deliveries.  There will be no adverse impacts from 
the project upon surrounding road systems.  The development provides for 65 vehicle parking 
spaces.   The Zoning Ordinance does not specify the number of parking spaces required for this 
type of use.  Therefore, provisional parking standards are being used (Section 512.2.B.).  In this 
case, parking is based on number of employees (30) and visitors (1 space/3 beds = 20) with 
provision for employee shift changes (15) for a total of 65 parking spaces.   Staff agrees that 
based on use and number of employees and anticipated visitors, adequate parking is provided.  
The Board finds that the provisions of Section 411.12 are satisfied. 
 
411.13 Pedestrian and Bicycle Access and Safety 
Due to the type of use, no bicycle parking is provided for residents, or any pedestrian 
connections to outside the fenced courtyards.  The project is designed to be a secured area for the 
safety of the residents.  However, it is recommended that bicycle parking be provided onsite for 
staff and/or visitors.  The Board finds that the provisions of Section 411.13 are satisfied 
conditioned upon the provision of adequate bicycle parking onsite. 
411.14 Development Patterns 
The proposed development is within the town’s Growth Area. The project will utilize public 
water and sewer service provided by MRRA. The development is consistent with the area’s reuse 
plan and is within the Community Mixed Use area.  Site lighting meets the Town requirements 
and is adequate as shown.  The development is respectful of Brunswick’s historic development 
pattern and will have no adverse impact on adjacent residential areas. The Board finds that the 
provisions of Section 411.14 are satisfied. 
 
411.20 Architectural Compatibility 
MRRA’s Design Review Committee met on June 11, 2015 to review the proposed architectural 
elevations and determined the design to be consistent with MRRA’s Design Guidelines.  The 
Board finds that the provisions of Section 411.15 are satisfied. 
 
411.21 Municipal Solid Waste Disposal   
Based on a similar project in Brunswick, the applicant’s engineer calculated the solid waste 
impact fee based on estimated annual tonnage generated onsite.  The Town’s Director of Public 
Work has reviewed and approved the impact fee as calculated in the total amount of $7,105.00 to 
be paid prior to the issuance of a building permit. 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, with the condition that the solid waste impact fee 
of $7,105.00 is paid to the Town prior to the issuance of a building permit. 
 
411.22 Recreation Needs 
This project will be reviewed by the Recreation Commission at their July 15, 2015 meeting to 
determine satisfactory compliance with the standards set forth in Section 519 of the Brunswick 



 
Zoning Ordinance.  The Board finds that the provisions of Section 411.17 are satisfied upon a 
determination by the Recreation Commission that the project complies with standards set forth 
in Section 519 of the Brunswick Zoning Ordinance.  
 
411.23 Access for Persons with Disabilities 
The development shall comply with the Americans with Disabilities Act as applicable.  
Accessible parking has been provided. The Board finds that the provisions of Section 411.18 are 
satisfied. 
 
411.24 Financial Capacity and Maintenance 
The applicant not yet securing the financing it needs for the project and will do so upon 
obtaining all necessary approvals.  The Board conditions the project approval on the applicant 
securing the necessary financing. The Board finds that the provisions of Section 411.19 are 
satisfied, conditional upon the applicant submitting documentation to the Planning & 
Development Department showing that necessary financing for the project is in place prior to 
receiving a building permit.  
 
411.20 Noise and Dust  
Best Management Practices as outlined in the Maine Erosion and Sediment Control BMP’s 
published by the Maine Department of Environmental Control, will be utilized to control dust 
during construction. Noise will be limited through the compliance of the site contractor with the 
standard hours of construction per Section 524.1. Upon construction completion, there are no 
anticipated impacts with regard to noise or dust.  The Board finds that the provisions of Section 
411.20 are satisfied. 
 
411.21 Right, Title and Interest 
A Purchase and Sales Agreement is contained in the application providing the applicant with 
sufficient right, title and interest to develop the land. The Board finds that the provisions of 
Section 411.21 are satisfied.  
 
411.22 Payment of Application Fees 
The applicant has paid all applicable development review application fees. The Board finds that 
the provisions of Section 411.22 are satisfied. 
 
411.23 Additional Design Review Guidelines in the BNAS Reuse and Conservation Districts 
As noted previously in Section 411.15, the MRRA Design Review Committee has approved the 
facility’s design on June 11, 2015.  The Board finds that the provisions of Section 411.23 are 
satisfied. 
 
411.24 Environmental Compliance in the BNAS Reuse and Conservation Districts 
The site is within the BNAS Reuse District and ground disturbance activities at the site will 
require compliance with the Groundwater and Soils Management Plan.  A copy of the 
environmental restrictions, provisions and conditions including in FOST 2011-3 for the former 
Naval Air Station Brunswick, Maine is included in the application.  The Board finds that the 
provisions of Section 411.24 are satisfied. 
 
 
 
 
 
 



 
APPROVED MOTIONS 

AVITA MEMORY CARE FACILITY 
CASE NUMBER: 15-006 

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

complete. 
 
Motion 2: That the Board waives the following requirements: 
 

1. Section 412.2.B.8 Profile, cross-section dimensions, curve radii of existing 
streets.   

2. Section 412.2.B.16 Class A High Intensity Soil Survey.   
3. Section 412.2.B.17 Location of trees over 10” in diameter.  

 
Motion 3: That the Major Development 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. That prior to the issuance of a building permit that the municipal solid waste 
fee of $7,105.00 is paid to the Town. 

3. That prior to the issuance of a building permit, a determination by the 
Recreation Commission that the project complies with standards set forth in 
Section 519 of the Brunswick Zoning Ordinance. 

4. That prior to the issuance of a building permit, the applicant provides 
documentation of financial capacity to complete the project, to the satisfaction 
of the Director of Planning and Development. 

5. That prior to the issuance of a Certificate of Occupancy, the applicant shall 
have the storm water design consultant review and inspect the final as-built 
storm water improvements and the consultant will submit a statement to the 
Director of Planning and Development indicating that all storm water 
management improvements have been satisfactorily installed in accordance 
with the approved design. 
 

6. That prior to the issuance of a Certificate of Occupancy, that adequate bicycle 
parking be provided onsite. 

 
 

* 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). 

 
 



August 26, 2015 
STAFF REVIEW COMMITTEE NOTES 

Staff present: 
Anna Breinich (Planning and Development Director), Jeff Hutchinson (Codes Enforcement), Jared 
Woolston (Planning), Peter Baecher (Parks and Recreation Department), Rob Pontau, (Sewer District), 
John Foster (Public Works) and Dick Rizzo (Police Department).  Non-voting staff:  Julie Erdman 
(Administrative Assistant) 
 
Applicants present:  Steve and Susan Loebs; Byron Bouchard; Will Conway, Sebago Technics; Bob 
Rocheleau, MRRA; Jan Wiegman, Wright-Pierce; David Latulippe, Priority Real Estate Group; Doug 
Reynolds, Gorrill-Palmer. 
 
Public present:  Elizabeth Butler, Peter Blyberg and Ned Ford. 

 
 

1. Case # 15-035 – 25 Monument Lane: In accordance with Section 304.8.B of the Brunswick 
Zoning Ordinance, the Staff Review Committee will review and take action on a Minor 
Development Review application submitted by Susan and Stephan Loebs to demolish an 
existing residence and build a new residence, on an 11,326 square foot parcel located at 25 
Monument Lane.  Located in the Coastal Protection 1 (CP1) Zoning District and Natural 
Resource Protection Zone; Assessor’s Map MP1, Lot 6. 

 
Present for applicant/comments from the applicant:  Stephen Loebs (Applicant/Owner) and Byron 
Bouchard (Authorized Representative) 

 
Stephen Loebs indicated that his home (existing structure) contains rotting rafters he was advised 
to demolish and replace that structure within the existing square footage.  Byron Bouchard 
(representative for applicant) represented himself as a contractor with 6 Rivers Construction and 
indicated that the home was purchased in 1995. 

 
Staff comments/questions of applicant:   
Anna Breinich 
o Indicated that the project is within the Natural Resources Protection Zone (NRPZ) and 

therefore requires staff review for approval and does not require planning board approval. 
 
Jeff Hutchinson: 
o Indicated that he has been on-site twice and has been working with the contractor and owner 

to determine the location for the proposed replacement home.  Jeff further indicated that the 
proposed location appears to meet the ordinance; however, the proposed 12-foot wide patio 
(towards the resource) seems excessive and asked if the patio could be reduced as 8-10 feet 
wide should be sufficient. BB: Stairs will go down to side, tree root system may interfere 
when reducing size of patio. JH: Is eight feet okay? SL Yes. 

o Stairs on the side are further from shore so that is good.  At the rear of the building you have 
mature trees and the septic tank and pump station, so it would be hard to move the home 
elsewhere (in consideration of moving to greatest practical extent from resource).   

o We will look at closer at square footage for expansion during building permit process.  The 
proposal is well within the impervious surface requirements.  

o Shared septic system?  How many existing and proposed bedrooms? SL: 3 Existing & 3 
Proposed. I believe each of the four homes on leach field has three bedrooms. AB: Doesn’t 
“shed” have a guest bedroom?  SL: Yes. 

 



Rob Pontau:  
o System (septic) is approved for 14 bedrooms which includes four bedrooms at 25 Monument, 

so as long as there is no increase will send email confirmation for permit to Jeff Hutchinson. 
 
Peter Blyberg, abutter, indicated septic system mound is listed for 14 bedrooms, 4 for 15 
Monument, 4 for 19 Monument, 3 for 23 Monument, and 3 for 25 Monument. 
 
Elizabeth Butler, abutter stated that variance was granted for septic for 14 bedrooms only and it is 
important to bring into conformity, it is the right thing to do for communal system. Trust that 
square feet, volume, and impervious surface will be addressed in the permit process.  As far as 
location of structure to proximity of water - would like to see patio move to current deck location 
due to erosion in the area.  Think runoff will increase problems and moving will minimize them.  
We are one good storm away from big problem.   
 
BB: Soil will be disturbed in construction anyway.  Patio will be pervious surface. 
EB: Please don’t allow. 
JH: Square footage of structure is not increasing.   
EB: Patio and house should be viewed differently. 
JH: Not the way it is done.  Pervious pavers are a big help.  Need retaining wall or something to 
stabilize the area. 
EB: Please analyze impacts on abutters and do not allow new outdoor space. 
EB: Please issue no blasting restriction for this project. 
JH:  We can’t. Blasting is allowed in town without a permit. 
EB:  Is NRPA permit needed? 
JW:  In my opinion, yes, within 75 feet of coastal wetland. 
JH:  Simple one page permit process, Jared can help you with. 

 
Ned Ford: Live across from cove and support project and know that they will meet are 
requirements.   
 
John Foster:   
o Have you settled on pervious block?  There are different types and recommended 

installations. Applicant should submit type and manufacturer recommended installation to 
make sure it is being met.   
 

AB: Application deemed complete? 
Moved for approval by Jeff Hutchinson, Dick Rizzo seconded. All in favor, none opposed – 
motion passed. 
 
Plan application with conditions:  
1. That the Committee’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. Patio reduced to eight feet wide and site plan revised to show revised patio, septic tank and 
pump station. 

3. Prior to building permit, submit a NRPA permit to DEP 
4. Prior to building permit, submit manufacturer’s pervious paver installation information 



Moved for approval by Rob Pontau, Jeff Hutchinson seconded. All in favor, none opposed – 
motion passed. 

 
 SL: Next steps?  

JH: You’ve submitted some information, at this point you can meet with Carl – Julie can schedule 
a meeting for you.  He’ll look at 30%.  All conditions go to Anna Breinich. 
 
2. Case # 15-037 Brunswick Landing Subdivision Lots 30 and 32 Amendment: The 

Committee will review and provide comment to the Planning Board regarding a combined 
Major Development Review application, submitted by Sandy River II, Inc., dba Sandy 
River Company, to revise boundary lines for Lots 30 and 32 of the approved Brunswick 
Landing Subdivision Plan, Phase 1. Located in BNAS Reuse Zoning District Reuse-
Residential (RR); Assessor’s Map 40, Lots 50 & 82.  

 
Present for applicant/comments from the applicant:  Will Conway, Sebago Technics and Bob 
Rocheleau, MRRA. 
WC: Landry French is the construction manager, plan to start in October.  Need nine acres for 
Avita Project.  The proposed change will result in 9.3 acres on Lot 32 and Lot 30 would retain 9.4 
acres. Avita owners agreed to easement for access (recommended by Planning Board) and 
signage to Lot 30.  There is also a sewer easement.   
BR: Want to make sure we are all on board with the lot lines moving - MRRA still owns the 
property. Steve Levesque has been away and will check with him on this.   
 
Staff comments/questions of applicant:   
 
Jeff Hutchinson:  
o Plan will have to be re-recorded after amendment approved by Planning Board. 
 
3.   Case # 15-020 Brunswick Landing Subdivision, Phase 2:  The Committee will review and 

provide comment to the Planning Board regarding a Final Plan Major Development 
Review application submitted by the Midcoast Regional Redevelopment Authority for the 
proposed creation of eleven (11) new lots, a proposed private street to intersect with Orion 
Street, and associated improvements.  The project is situated on 21.55 acres to the east of 
Orion Street, in the BNAS Reuse District, within the Business & Technology Industries 
Land Use District (RBTI).   Assessor’s Map 40, Lots 55 & 81.    

 
Present for applicant/comments from the applicant:  Jan Wiegman, Wright-Pierce and Bob 
Rocheleau, MRRA.  
 
Staff comments/questions of applicant:   
Anna Breinich:  
o Sketch was for 7 lots but now 4 lots have been added for a total of 11 proposed lots because 

additional land was conveyed. Jan W: 9 acres already conveyed.  FOST issued for lots 52; 3, 
4 and 5.  Entire site covered by purchase and sales agreement, all to be conveyed at some 
point.  Nothing has changed with Commerce Drive.  We mapped wetlands around ponds and 
have kept lots out of ponds.  We put a lot line down wetland finger.  Utilities are there.  
Porous pavement roadway to meet stormwater standards.  Meet with DEP next week to 
answer questions they have about permit. 
 

Jeff Hutchinson:  
o What’s on lot 55? Jan W: 2 Buildings and sewage pump structure.  



o Lot 54? BR: Neptune galley, hobby shop on corner of 53.   
o Lots seem to meet all space and bulk requirements.   
o Jan W:  Extended road to give access to 41 and 59.  Did not want to put road to end if we’d 

never need it.  Have temporary easement to turnaround. BR: Would look like the end of 
princess point with a possibility of connection in the future. 
 

John Foster:   
o We don’t allow a public road turnaround to also be used for driveway lot access but this is a 

planned private road so we don’t require the turnaround to be located beyond any lot 
driveway. 

o AB: There are road standards. Jeff Emerson couldn’t be here so we’ll get his comments later. 
Interconnectivity will come up at planning board. 

o Hydrant is located in a 3’ drop off area at end of road.  Do not think Fire Dept. will like this 
location. 

o Shows swale at Lot 48.  Development would have to deal with runoff, can’t fill lot. 
 
4.   Case # 15-040 Bangor Savings Bank:  The Committee will review and provide comment to 
the Planning Board regarding a combined Major Development Review application submitted by 
CJ Properties, Inc. for the construction of a new 3,400 square foot Bangor Savings Bank facility, 
including two drive-up windows, pocket park and parking lot.  The project is located on a 19,641 
square foot parcel at the NE corner of Maine and Mason Streets, in the Town Center 1 (TC1) 
Zoning District and Village Review Overlay Zone.  (Assessor’s Map U14, Lots 163 and 165.   
 
Present for applicant/comments from the applicant:  David Latulippe (DL), Priority Real Estate 
Group, and Doug Reynolds (DR), Gorrill-Palmer 
DL: Corner of Mason and Maine.  Corner is too small of a lot without taking Blessings as well.  
Blessings finally agreed to sale due to condition of building.  Have pocket park plans from 
Wallace Penfold -  BSB will maintain.  Proposing all new pavers in town ROW (at BSB cost).  
Effect on traffic is minimal.  We do need “no parking” signs on Mason in right arrow area. 
DR: Going from four curb cuts to one.  Right turn drive through raised concrete island to provide 
space for dumpster.  Will be able to provide one more parking spot on Maine.  Placed building 
parallel to road – better visually.  Directing runoff towards route 1 corridor through riprap slope.  
Utilities there, want natural gas but can’t do this year.   
DL: Side entrance visible from Maine St.  Bike rack. Sidewalk access to pocket park. Solar 
awnings, hip roof, red brick to look like older buildings, fits in with adjacent roof lines.  Met with 
members of downtown historic district and they are pleased with plan. 
 
Staff comments/questions of applicant:   
John Foster:  
o Curb moving down. May have to get pulled back a bit - narrowing roadway. Have 12 ½’ for 

each lane (25’). 
o Looked at site drainage and have no issue as proposed plan has less impervious area.  
o ROW is minimal here. Town doesn’t even own enough for sidewalk but BSB has agreed to 

provide easement for town sidewalk at intersection as shown on the plan.  There are existing 
curb tip downs along Mason Street for discontinued driveways that need to be raised or 
replaced. DL: We’ll replace.  We want it to look nice. 

o At driveways, provide a straight curb tip-down to roadway, no bullnose or radius curb across 
the sidewalk space. 
 

Jared Woolston:  
o Meet with BBPAC? DL: Sure, just say when. JW: Will send dates. 



 
Jeff Hutchinson:   
o How will dumpsters be accessed with a full lot?  DG:  It will be after hours.   
o How about arrows on pavement at entrance in addition to parking lot arrows? DL:  Sure. 
o Road frontage? DR: 105’ on Maine, 107’ on Mason. 
o How will folks coming from Federal know this bank? DL: Wall sign.  Have monument sign 

on Maine St. 
 
Peter Baecher:   
o Possible tree in bump out before bridge. JF: That location won’t work with our road crew. 
o Will review landscape plan more but looks good. DL: It’s a native plant combination. 

 
Dick Rizzo: 
o Not sure if Mason Street is designated a no parking zone in ordinance. Would need to go to 

Town Council to get approval on “no parking” signs.  JF checked traffic ordinance and 
Mason Street is already in ordinance for no parking for entire length, both sides.  Therefore, 
town can erect no parking signs now if deemed needed. 

 
 

END 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

MAY 27, 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, May 27, 2015, in the Meeting 
Room, 2nd floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 6:30 P.M. 

1. Case # 15-017 Medical Office Building: Tabled by the Planning Board at their May 12th 
Meeting.  The Board will review and take action on a combined Sketch / Final Major Review 
application submitted by Smiling Sailboat Holdings, LLC, for the proposed development of a 
5,084 sf office building, a 33-space parking lot, and associated site improvements, on a 1.06-acre 
lot located at 84 Baribeau Drive, in the Residential 4 (Meredith Drive – West McKeen Street) 
Zoning District, within the Medical Use Overlay Zone.    Assessor’s Map 22, Lot 31.     

Charlie Frizzle stated that quite a bit has happened since this application was tabled. With respect 
to the confusion and conflict between the Zoning Ordinance and the Cooks Corner Design 
Standards, Charlie said that the Town Attorney confirmed that despite the conflict, the Board has 
to refer to the Zoning Ordinance.  Having said that, Charlie pointed out that the applicant has 
asked for a waiver of this portion of the Cooks Corner Design standards that deal with having to 
have an active door on the major street it faces; the applicant has supplied an elaborate 
justification for the waiver.  Charlie said that Planning staff recommends that the Board grant the 
waiver only if the applicant is willing to put a structure on the east side that appears like a faux 
door to improve the appearance of the building from the Baribeau Street view.   

Applicant Project Engineer, Eric Emery reviewed the proposed layout and stated that in 
discussions with Anna Breinich, if there is a way to take the double sided windows in the middle 
and adding either a canopy or a portico columns to help define an entry way, they will.  Michael 
School agreed and stated that this seems like a reasonable way to accomplish this faux door and 
added that they do not want to make the faux door look too much like an entry way as the rooms 
will be patient rooms.  Soxna Dice likes the illustration passed around because it makes the 
building more inviting but not misleading.  Margaret Wilson stated that the letter submitted by 
Eric Emery dated May 19th very much addresses her concerns from the previous meeting. Soxna 
replied that she appreciates that the letter clearly addresses each of the points for the waiver.  
Dale King asked if the ADA parking meets the number of spaces required and Jeremy Doxsee 
replied that it does.  Richard Visser asked about a bike rack and Charlie replied that they will be 
putting a bike rack in.  Margaret asked about trash disposal and Michael replied that trash will be 
scheduled for the days that they do not see patients. 
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MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW 
COMBINED SKETCH AND FINAL SITE PLAN ARE DEEMED COMPLETE. 
MOTION SECONDED BY BILL DANA AND APPROVED UNANIMOUSLY. 

Charlie Frizzle opened the meeting to public comment. No comment made, public comment 
closed. 

Charlie Frizzle suggested updating the stormwater Condition per the Sebago Technics Memo 
dated May 21, 2015.  Charlie pointed out that that the traffic engineer, William Eaton, has stated 
that there will be no traffic impact  and will not have any level of roadway impact and will not 
need a Condition of Approval.  

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

1. Profile, cross-section dimensions, curve radii of existing streets.  

2. Class A High Intensity Soil Survey.    

3. Show all trees over 10 inches in diameter.  

4. Cook’s Corner Design Standards, Buildings and the Street, Entranceways, stating “All 
sides of a principal building that directly face an abutting street shall feature at least one 
customer entrance.”    

a. Conditionally granted upon provision of a “faux” entranceway, side porch or 
other appropriate design treatment being placed on the building side facing 
Baribeau Street, to the satisfaction of the Director of Planning & Development.  

MOTION SECONDED BY DALE KING, APPROVED UNANIMOUSLY. 

Richard visser noted that the town arborist has made some suggestions for buffering.  

MOTION BY SOXNA DICE 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 the stormwater management plan is complete and adequate.  
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3. Prior to the commencement of construction, the applicant shall obtain a street opening 
permit and an entrance permit from the Department of Public Works.       

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

5. Prior to issuance of a building permit, provision of an architectural rendering and 
amended site plan showing a “faux” entranceway, side porch, or other appropriate design 
treatment being placed on the building side facing Baribeau Drive, to the satisfaction of 
the Director of Planning & Development.  

6. Prior to issuance of a building permit, the applicant shall show proof of payment of the 
solid waste impact fee of $585.77.   

MOTION SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY. 

2. Case # 15-020 Brunswick Landing Subdivision Phase 2:  The Board will review and take 
action on a Sketch Major Review Subdivision application submitted by the Midcoast Regional 
Redevelopment Authority for the proposed creation of seven (7) new lots, a proposed roadway 
providing access from Orion Street, and associated stormwater utilities.   The project is located 
off of Orion Street in the BNAS Reuse District, within the Business & Technology Industries 
Land Use District.   Assessor’s Map 40, Lots 55 & 81.     

Jeremy Doxsee reviewed the project summary for phase II of the Brunswick Landing 
Subdivision and said that this application was before the Staff Review Committee on May 20th, 
these notes are included in packet materials.  Jeremy said the major discussion at the Staff 
Review meeting was whether this private road will be suitable for the town in the future; the 
Town Engineer will need to determine this.   

Yan Wiegman, from Write-Pierce, stated that the project consists of 9.2 acres of land that is 
south of the previous subdivision on Orion Street. Yan said that there are three buildings on this 
site currently. One business is New England Tent Awning, one is Frostys Donuts and one is not 
leased.  Due to the lot configurations, Yan said that they have created the roadway off Orion 
Street and will access all 7 lots. The roadway is a 60 foot right-of-way with a 26 foot road with a 
hammerhead turnaround at the end; they feel that the hammerhead may be temporary as they are 
still awaiting land from the Navy. Yan said that lots range from 1 to 2 acres with no particular 
use in mind and pointed out that the site currently has sewer, natural gas and water and will 
extend the services. In order to meet stormwater requirements, Yan said that the best solution 
would be to make the road out of porous pavement and filter the water below the pavement; 
where it is anticipated to be a generally light use, they felt that this was the best way to treat the 
water.  Yan said that Jeremy Doxsee had mentioned that when reviewing the private road 
variations there were some differences if it were to become a public road and that basically it 
comes down to the lack of the radii needed and the reverse curve.  Charlie Frizzle added that 
there is also a provision that you are not allowed to access a building at the hammerhead.  
Charlie asked if the lots will be leased or sold and stated that it matters only because a 
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maintenance agreement will need to be made to make sure that everyone carries their share of 
road maintenance. Yan replied that there is a road maintenance agreement that they envision will 
be carried on.  Soxna Dice asked for clarification on how the sand will behave on porous asphalt.  
Yan replied that sanding will not be needed as much because any water that comes upon it will 
drain away. Yan said that the maintenance that will need to be done will be vacuuming of the 
street and soils below the asphalt will need to be checked to make sure that they are draining 
properly.  Jeremy Evans asked about durability of the road as it pertains to trucks.  Yan replied 
that they feel that the durability will be comparable to regular pavement.   

MOTION BY SOXNA DICE THAT THE BOARD DEEM THE SKETCH PLAN TO BE 
COMPLETE.  MOTION SECONDED BY DALE KING, APPROVED UNANIMOUSLY. 

Chair Charlie Frizzle opened the meeting to the public comment, no comment made and the 
public comment period was closed. 

MOTION BY MARGARET WILSON THAT THE BOARD APPROVES THE SKETCH 
PLAN. MOTION SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

3. Zoning Ordinance Rewrite Committee Update 

Anna Breinich stated that the next meeting is scheduled for next Thursday at 9:00. 

4.  Approval of Minutes 

No minutes were reviewed at this meeting. 

5.  Other 

No other business. 

Adjourn  

This meeting was adjourned at 7:16 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

JUNE 9, 2015 
 

MEMBERS PRESENT:  Chair Charlie Frizzle, 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, June 9, 2015, in Council 
Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 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.  

Jeremy Doxsee introduced the application for a combined Sketch-Final Plan for the construction 
of a 5,400 sf, two-story addition to the existing manufacturing and warehouse facility for the 
Gelato Fiasco along with a 22-space parking lot, loading docks, and associated site 
improvements. Jeremy pointed out that the Staff Review Committee reviewed this application at 
their May 27th meeting; these notes are included in the packet materials.   

Norm Chamberlain with Walsh Engineering, applicant representative, reviewed the plan and 
stated that this project will provide them room for warehousing with a little bit of extra 
manufacturing and will allow for better loading and shipping. Norm said that they are adding a 
10 foot wide sound mitigation / fence in the back to help alleviate noise and have been working 
with the neighbors to fix sound issues.  They are ADA compliant throughout the structure and 
are adding a 22 car parking lot to include 1 handicapped space and will be providing a bike rack 
by the dumpster. Traffic is not anticipated to change with the exception of delivery changing 
from 3 a week to 5 and shipping from 2 a week to 3.  Norm said that landscaping is proposed to 
be placed around the front of the building and that they will be adding a few trees by the loading 
dock and in the back for added screening. Lighting will be LED wall packs and will all cut off 
with no light spill over.  Stormwater has been reviewed by Sebago technics and they will have a 
grass infiltration dumping into a new catch basin.   

 

Soxna Dice pointed out that listed in the Conditions of Approval by the Board, that items 1-8 
listed in the Sebago Technics memo be addressed and asked if this has been done yet.  Norm 
Chamberlain replied that most of the issues have been addressed and pointed out that included in 
the packet is a letter from him addressing these issues.  Norm said that the outstanding issue is a 
test pit in the soil filter to evaluate the filtration of the groundwater, this test pit will address 
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condition number 3 in the Sebago memo.  Soxna asked what the level the water would have to be 
and Norm replied that if the water level was too high they would have to put the liner back.  
Soxna asked what the exact measurement was and Charlie Frizzle replied that the condition the 
Board is being asked to approve is that the applicant will satisfy the Town Engineer and not the 
specifics.  Soxna stated that she was unhappy with the wording on the Sebago Technics 
condition number 1 even though Sebago Technics has stated that overflow in the parking lot is 
acceptable. Soxna clarified that the Town Engineer would have to find that the statements listed 
by Sebago Technics are adequately addressed by the applicant.   

With respects to condition number 2 by Sebago Technics, Soxna Dice asked if the current rate of 
soil medium has been addressed.  Norm Chamberlain said that it has been addressed.  Soxna 
asked if the conditions listed by Sebago that have been addressed could be removed from the 
Findings of Fact Condition number 2.  Charlie Frizzle replied that he would prefer the condition 
of approval remain as is to ensure that all 8 Sebago Technics conditions are satisfied by the 
Town Engineer.  Anna Breinich asked Norm if Jim Seymour from Sebago Technics has 
reviewed the changes that the applicant has made.  Norm replied that he has and stated that Jim 
wrote a letter to Jeremy Doxsee and himself stating that he wants the applicant to change the soil 
filter and also wants the owner to write something stating the he understands the parking lot may 
flood and that it is not due to anything the Town has done.  Anna asked Norm if he has any 
issues with the way the Condition of Approval is worded and Norm replied that he does not.  Bill 
Dana pointed out that included in the packet materials is a letter from the Town Engineer stating 
that he does not have issues with a lot of what Sebago Technics has listed.  Soxna stated that she 
feels that if these Conditions of Approval are going to be legally binding then they should be 
tightened up.  Charlie replied that the wording for condition number 2 in the Conditions of 
approval will remain as is.  With respects to conditions 6, 7 and 8, Soxna noted that she feels that 
they too need more detail.   

Dale King asked what time of day they intend to have their deliveries.  Norm Chamberlain 
replied that they will not be at night.  Dale asked what type of material the sound barrier is made 
of and Norm replied that it will be wooden and looks like a fence. Richard Visser asked what 
exactly Sebago Technics is looking for in their conditions and noted that they seem more like 
comments then a condition.  Jeremy Doxsee replied that he has asked the consultant that in the 
future they list what will be required for conditional approval by the Planning Board.   

Charlie Frizzle opened the meeting to public comment, hearing none, the public comment period 
was closed. 

MOTION BY BILL DANA THAT THE MAJOR DEVELOPMENT REVIEW 
COMBINED SKETCH AND FINAL SITE PLAN BE DEEMED COMPLETE. MOTION 
SECONDED BY DALE KING, APPROVED  UNANIMOUSLY. 

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

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

MOTION SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 

MOTION BY DALE KING 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.  

MOTION SECONDED BY RICHARD VISSER. MOTION APPROVED BY CHARLIE 
FRIZZLE, BILL DANA, JEREMY EVANS, DALE KING AND RICHARD VISSER. 
MOTION DENIED BY SOXNA DICE. MOTION APPROVED 5-1.   

 

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 13th, 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.     

Tom Saucier with Site Designs reviewed the proposed changes stemming from the previously 
approved plan for Lot 6.  Richard Visser stated that he is happy with the improved traffic flow, 
but asked what will occur if the parking lot is full and they cannot enter the one way.  Tom 
replied that this is a good point and suggested that they leave one parking slot reserved for 
turning around.  Anna Breinich asked if the dumpster could be moved to the back.   

Chair Charlie Frizzle opened the workshop to public comment.  No comments made and the 
public comment period was closed. 
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This concluded the Boards discussion of this project. 

3. Zoning Ordinance Rewrite Committee Update 

Anna Breinich stated that the next meeting is scheduled for June 10th in room 206 at 5:30 P.M. 
and they will begin reviewing mapping. 

4.  Approval of Minutes 

No minutes were reviewed at this meeting. 

5.  Other 

No other business. 

Adjourn  

This meeting was adjourned at 7:50 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

JUNE 23, 2015 
 

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

STAFF PRESENT: Director of Planning and Development, Anna Breinich 

A meeting of the Brunswick Planning Board was held on Tuesday, June 23, 2015, in Council 
Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 P.M. 

1. Case # 15-026: 31 Bath Road - Special Permit: The Planning Board will hold a Public 
Hearing and then review and take action on a Special Permit application submitted by Greg & 
Peter Leonard, for the conversion of a vacant building into a mixed use building, including the 
creation of an apartment unit, which requires a special permit in the HC2 Zoning District.    
Located at 31 Bath Road in the Highway Commercial 2 / Inner Bath Road (HC2).  Assessor’s 
Map U03, Lot 3.   

Anna Breinich introduced the application for a new apartment and medical office building, 
mixed use project, which requires a Special Permit. Anna stated that both of the uses are 
permitted, but require a Special Permit when placed together.  Anna reviewed the requirements 
for a special Permit for members of the Planning Board who have not yet encountered a Special 
Permit application. 

The applicant, Peter Leonard, stated that part of his business plan is to take the current vacant 
building and create three medical use rooms and an open basement efficiency apartment.   

With regards to the parking line, Charlie Frizzle pointed out that the GIS map and the photos 
provided are very different.  Anna Breinich replied that the line is correct in the photos provided 
to the Board on 6/22/15.  Margaret Wilson asked if the applicant had any plans for the back 
buildings and Peter Leonard replied that at the moment they are focusing on the front building.  
Anna noted that the applicant will need to come back before the Board if they decide to do 
something other than storage in the back buildings as parking would be an issue.  Peter Leonard 
said that in the past, the back buildings had been used for woodworking and asked if this would 
be an acceptable use.  Anna replied that if it is an accessory use, it should be ok, but that she 
would need to confirm this.  Charlie replied that he is ok with the accessory use and advised the 
applicant to touch base with the Codes Enforcement Officer for approval. Greg Leonard, 
applicant, clarified that he provided the parking photos and said that he used the lot pins. 
Margaret clarified that the traffic will be pull in parking and to leave the patrons will need to 
back out. Richard Visser asked if the applicant will be providing a bike rack and pointed out the 
Board has been fairly consistent with require them.  Anna replied that staff did not require a bike 
rack given that there is no bike lane or sidewalk.  Decision among members to require a bike 
rack as a Condition of Approval.  Greg replied that they can place the bike rack in the back.   
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Chair Charlie frizzle opened the meeting to public hearing.  No comments made and the public 
hearing was closed. 

MOTION BY DALE KING THAT THE SPECIAL PERMIT APPLICATION IS 
DEEMED COMPLETE.  MOTION SECONDED BY SOXNA DICE, APPROVED 
UNANIMOUSLY. 

MOTION BY RICHARD VISSER THAT THE SPECIAL PERMIT 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. In the event the rear building, which is currently vacant, is occupied and used 

for anything other than storage, the applicant shall return to the Planning 
Board for an amended special permit.   

 
3. The applicant shall locate a bike rack to the rear of the structure. 

 

MOTION SECONDED BY JEREMY EVANS, APPROVED UNANIMOUSLY. 
 

2. Case # 14-034: 10 Round Hill Lane – Special Permit: The Planning Board will hold a 
Public Hearing and then review and take action on a Special Permit application submitted by Ian 
Talmage, for proposed seasonal weekend rentals of their property for weddings.  Located at 10 
Round Hill Lane (off of Casco Road), in the Coastal Protection 1 (CP1) Zoning District.  
Assessor’s Map 21, Lot 20.   

Anna Breinich introduced the Special Permit application for seasonal weekend rentals of the 
property owned by Ian Talmage and Jennifer Banis for weddings.  Anna stated that a site walk 
was conducted and music was provided while members were meeting as an opportunity to hear 
the music within this district.  Anna pointed out that this use is an omitted use and requires a 
Special Permit and stated that there are no permanent structures being proposed for this site. 

 

Applicant, Ian Talmage, stated that he and his wife Jennifer Banis are proposing to hold weekend 
weddings at this site throughout the summer.  Ian stated that some of the concerns were noise 
and parking, Ian said that he did go around the property with a sound meter and has included in 
the application noise levels. Ian said that they would require a contract with the bride and groom 
to keep the sound within the ambient level.  With regards to parking, Ian said that guests will be 
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shuttled into the location with 10 parking spaces for the caterers and special needs; this would 
also be part of the contract with the bride and groom.  Richard Visser asked about lighting.  Ian 
replied that the guests will need to rent a tent and that most tents have lighting.  Richard asked 
about cooking facilities and Ian replied that nothing would be cooked on site.  Soxna Dice 
pointed out that in the application materials it was stated that the applicant may do some of the 
catering and asked if they have a septic field.  Ian replied that they do have a septic field and 
have included in the packet materials their septic test which sates the septic is working.  Ian 
noted that the caterers will not be using their kitchen for clean-up and that there will only be light 
water usage.  Dale King asked if there would be any live entertainment.  Ian replied that most 
guests lean towards more ambient over loud music in this setting, but noted that there is an end 
of music at 10:00 P.M.  Margaret asked what the sound levels are in the ordinance and Charlie 
replied that it is 50 decibels daytime and 40 decibels after 8:00P.M. in the rural areas.  Margaret 
asked Ian if he agreed that the decibel information that he provided was over the allowable limit.  
Charlie noted that the decibel level was taken from a phone application and the decibel 
information provided should not be a decision making factor.  Richard stated that he had a hard 
time with the parking, shuttle and coordination.  Ian replied that there are a number of ways that 
the couple can handle the shuttle information and they would have staff at the farm to direct 
parking.  Dale King asked about day weddings.  Ian replied that there are definitely weddings 
that could occur during the day.   

Chair Charlie Frizzle opened the meeting to public hearing. 

Pembroke Schaeffer, resident of 90Crestview Lane, said that he is concerned with the parking 
given the condition of the driveway and cannot imagine where the parking would be especially if 
you allow a tent and field kitchen.  In addition, having to back out onto Casco Road can create a 
pretty hazardous condition for those being directed to park in-town.  Mr. Schafer reviewed 
economic projections provided by the applicant as well as the economic projections for the 
Downeaster and stated that the problem with formulaic equations is that they don’t take into 
consideration everyday life; does not believe that this forecasted income is enough justification 
for the permit.  Mr. Schafer stated that he looks at this use as a service business not entertainment 
as directed by Planning staff.   Mr. Schaefer asked who would enforce and achieve the conditions 
set forth. Mr. Schaefer said that sound is hard to understand, and carries in very different ways in 
this area and feels that this needs to be taken into consideration.  With respect to having made a 
significant investment into this idea, this should also not be a decision factor.  Mr. Schafer said 
that “this is an inappropriate use, this is entirely inconsistent with coastal protection zoning and 
the rural agricultural residential uses” that are around this area.     

Robert Elder, resident of 82 Casco Road, said that he is opposed to this because of the noise 
issue and the confusion surrounding noise levels.  Mr. Elder is concerned with the transportation 
issue between shuttling and backing out of the driveway.  Mr. Elder is concerned with the 
wetlands and the Coastal protection Zone green belt. 

Bruce Cohern, resident of Granite Farm, agrees with Mr. Schaefer and Mr. Elder and stated 
that weddings are supposed to be fun, but he too is concerned with the noise.  Mr. Cohern stated 
that there were weddings last summer where the noise was very loud and there were people 
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puking in the road. Mr. Cohern stated another big issue is parking and speed on Casco Road.  
Mr. Cohern asked how they would control the noise from the people staying at the house and 
with respects to economic impact, this could impact property values in the surrounding area. 

Dave Collins, owner of adjacent property, said that he agrees with what has been discussed 
and pointed out that music is one thing, but with several hundred people, just the conversation 
will be loud.  Mr. Collins hopes that the Board denies this application. 

Mike Samson, resident of 46 Casco Road, supports the previous comments and stated that his 
particular concern is the noise.  Mr. Samson said that last year there were two events at this 
location and thinks that the noise after the party will be more difficult to control. Mr. Samson 
said that allowing this permit will decreases the value of the lives of the neighboring residents 
who live in this area.  Mr. Samson said that he does not see the financial benefit of having 
weddings at this location. 

Debbie Scott, owner of 93 Casco Road, agrees with the previous statements and believes that 
the language and noise of the afterhour’s guests will be a big concern. 

Beth Yealder, resident, stated that her main concern is noise and control of the noise.  Beth said 
she lives in this area for a reason and likes her peace and quiet.   

Jennifer Banis, applicant, apologized for the two events last summer and stated that in hindsight, 
having gone through this process, she would have made sure to do the right thing and be onsite 
to prevent issues.  Jennifer said that when they bought the property they believed that they could 
build on the source to table idea as Crystal Spring Farms is a quarter of a mile away, has live 
music, no outhouses and hundreds of people every Saturday, but in a more controlled 
enviornment.  Jennifer said that they respect the neighbors and quality of life and appreciates this 
opportunity. 

Mr. Schaefer stated that from the concerns voiced, it is clear that it is not just the noise issue, but 
the parking, driving after the party, noise from casual conversation and the safety of backing out 
of the driveway. 

Chair Charlie Frizzle closed the public hearing. 

MOTION BY SOXNA DICE THAT THE SPECIAL PERMIT APPLICATION IS 
DEEMED COMPLETE. MOTION SECONDED BY RICHARD VISSER, APPROVED 
UNANIMOUSLY. 

MOTION BY DALE KING THAT THE SPECIAL PERMIT IS DENIED BASED ON 
OBJECTIVE ANALYSIS OF THE CRITERIA LISTED FOR THE RURAL COASTAL 
PROTECTION AREA AND SECTION 701.2 OF THE ZONING ORDINANCE.  
MOTION SECONDED BY SOXNA DICE AND DENIED UNANIMOUSLY. 

 

3. Case # 15-025 Request for Subdivision Approval Extension - Moody Road Subdivision 
Section 1: Harold & Barbara Sandelin, in partnership with property owner Joseph Kloceck are 
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requesting the Board extend its Subdivision Approval per Section 407.4.A of the Zoning 
Ordinance for the development of 8 lots on a new road in the Farm and Forest 1 (FF1) District.   

Anna Breinich stated that this subdivision has been around for a while and that the first approval 
was granted in July, 2005. This subdivision has gone through one plan approval extension in 
2010.  Anna said that the plan is not changing and that the applicant is looking forward to 
moving forward with this project. 

The Curt Neufeld, applicant representative, reiterated that this is for a reapproval of the 
subdivision.  Richard Visser asked if any of the previous condition had been met.  Anna Breinich 
replied that they have listed the conditions again to reassure that everything is met.   

Chair Charlie Frizzle opened the meeting to public comment. Hearing none, the public comment 
period was closed.  

MOTION BY MARGARET WILSON THAT THE MAJOR DEVELOPMENT REVIEW 
SUBDIVISION PLAN IS EXTENDED WITH THE FOLLOWING CONDITIONS:    

Motion 1:  

1. All conditions of approval from the July 26, 2005 approval remain in effect, as follows:  

1) That the Board's review and approval does hereby refer to these findings of fact, the 
plans and materials submitted by the applicant and the written and oral comments of the 
applicant, their representatives, reviewing officials and members of the public as 
reflected in the public record.  Any changes to the approved plan not called for in these 
conditions of approval shall require review and approval in accordance with the 
Brunswick Zoning Ordinance.  

  

2) That, prior to issuance of a building permit, the Solid Waste Impact fee of $2,068.48 
shall be paid.     

3) That the recommendations of the Recreation Commission shall be implemented and 
that any impact fee recommended by the Commission is hereby assessed and shall be 
paid prior to issuance of a building permit.  

4) That, prior to start of construction, five paper copies of a revised subdivision plan, 
satisfactory to the Director of Planning and Development, shall be submitted that: 1) 
complies with the maximum dead-end road length standard, 2) depicts all jurisdictional 
streams and their associated NRPZ setbacks, 3) shows a note stipulating that any 
additional clearing, filling, grading or building within any wetland area shall constitute an 
amendment to the subdivision plan and shall require prior local, state and Federal review 
and approval and, 4) shows a property boundary between the land retained by the 
applicant and the land to be conveyed to the homeowners association.  



Draft 1 

6 
 

5) That, prior to the start of construction, the applicant shall provide an executed 
conservation easement, satisfactory to the Conservation Commission and Town Attorney, 
for the proposed open space areas.  Should the Town Council not accept the conservation 
easement, the open space in question shall otherwise be protected with deed covenants 
satisfactory to the Town Attorney in accordance with Section 523.4 of the Brunswick 
Zoning Ordinance.  

6) That the written recommendations of the Town Engineer shall be implemented and 
that, should those recommendations require plan revisions, three paper copies of those 
revised plans, satisfactory to the Town Engineer, shall be submitted.  

7) That, prior to issuance of a building permit, a landscape plan, satisfactory to the 
Director of Planning and Development, shall be submitted, to provide screening of the 
new road from abutting properties along its first 350 feet.  

8) That, prior to the sale of Lot 8, the applicant shall provide evidence, satisfactory to the 
Codes Enforcement Officer, of two passing test pits on that lot.  

SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY.  

4. Zoning Ordinance Rewrite Committee (ZORC) Update  

Anna Breinich updated that Board and reviewed the upcoming meeting schedule. 

5.  Approval of Minutes 

MOTION BY DALE KING TO APPROVE THE MINUTES OF MAY 5, 2015. MOTION 
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY AMONG THOSE 
PRESENT. 

6.  Other 

 Site walk for Spruce Meadows; Anna to schedule. 

Adjourn  

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

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 



Draft 1 

1 
 

BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

JULY 7, 2015 
 

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

STAFF PRESENT: Director of Planning and Development, Anna Breinich 

A meeting of the Brunswick Planning Board was held on Tuesday, July 7, 2015, in the Meeting 
Room, 2nd floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 P.M. 

Case # 15-028:  Wood Pond Village Subdivision, Phase II Reapproval: The Planning Board 
will review and take action on an application for reapproval of the Wood Pond Village Phase II 
(Lots 17-25) Subdivision, originally approved as a phased subdivision on March 20, 1995.  The 
application was submitted by Coastal Building and Investments, LLC, as stipulated in a consent 
agreement, dated 7/22/2010, between the Town of Brunswick and the developer, requiring 
subdivision reapproval by 7/15/2015.  The subdivision abuts Ledgewood Road and is located in 
the Farm and Forest 1 (FF1) Zoning District.  Assessor’s Map 23, Lot 44. 
 
Anna Breinich introduced the application for a reapproval of the Woodpond Phase II Subdivision 
and stated that this is part of the compliance agreement between the Town of Brunswick and the 
developer at the time of approval.  Anna said that the consent agreement stated that the applicant 
needed to go through reapproval for Phase II, Lots 17-25.  Anna stated that other parts for the 
consent agreement are in the works.   

Charlie Frizzle asked if staff has reviewed the Zoning Ordinance for changes within the 
subdivision zone.  Anna Breinich replied that that they have and there are no zoning changes. 
Margaret Wilson asked if any of the houses in Phase I have been built.  Charlie replied that some 
have.  Margaret asked Anna to update the Map and Lot numbers as they currently stand.   

Chair Charlie Frizzle opened the meeting to public comment.   

David Martalla, asked to view a copy of the plan.  Anna Breinich provided David with a copy of 
the affected area. 

Chair Charlie Frizzle closed the public comment period. 

MOTION BY BILL DANA THAT THE WOOD POND VILLAGE SUBDIVISION 
PHASE II APPROVAL IS EXTENDED UNTIL JULY 15, 2020 WITH THE 
FOLLOWING CONDITION:    
 

1.  All agreed upon conditions of the July 22, 2010 Consent Agreement 
between the Town of Brunswick and Robert Cole, developer, now a 
principal of Coastal Building and Investments, LLC, shall be completed as 
stipulated.  Should the 2010 agreement be revised and accepted by both 
parties, those agreed upon conditions shall then apply.  
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SECONDED BY MARGARET WILSON, APPROVED UNANIMOUSLY. 

2. Zoning Ordinance Rewrite Committee Update 

No update given at this time.  

3.  Approval of Minutes 

MOTION BY MARGARET WILSON TO APRIL 14, 2015. MOTION SECONDED BY 
BILL DANA, APPROVED UNANIMOUSLY AMONG THOSE PRESENT. 

MOTION BY RICHARD VISSER TO APPROVE THE MINUTES OF AND MAY 12, 
2015. MOTION SECONDED BY MARGARET WILSON, APPROVED UNANIMOUSLY 
AMONG THOSE PRESENT. 

4.  Other 

No other business. 

Adjourn  

This meeting was adjourned at 7:16 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 
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