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PLANNING BOARD 

-REVISED AGENDA-  
BRUNSWICK TOWN HALL 

85 UNION STREET 
COUNCIL CHAMBERS 

TUESDAY, OCTOBER 13, 2015, 7:00 P.M. 
 

1. Case # 15-045,  Meadow Rose Farm Subdivision: The Board will review and take action 
regarding an Amendment to the Approved Final Plan, submitted by Two Clarks, LLC, for the 
creation of an additional two lots and revision to the conditions of approval.   The subdivision is 
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 # 15-027,  Spruce Meadow Subdivision: The Board will review and take action regarding 
a Final Plan Major Development Review Subdivision Application submitted by William 
Moore, for a proposed 33-lot open space residential subdivision.   (Original Assessor’s Map 13, 
Lot 34, 66-78) in the Mixed Use 5 (MU5) Zoning District).  Removed from agenda on 9/30/15; 
to be rescheduled. 

3. Case # 15-040 Bangor Savings Bank:  The Board will review and take action regarding a 
combined Major Development Review application submitted by CJ Properties, Inc. for the 
construction of a new 3,700 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.  Added to agenda on 
10/2/15. 

3. Report on Staff Review Committee Minor Development Plan Approvals   
 
4. Zoning Ordinance Rewrite Committee (ZORC) Update  

 
5. Approval of Minutes  

 
6. Other Business 

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

 
Please call the Brunswick Department of Planning and Development (725-6660) with questions or comments.  
Individuals needing auxiliary aids for effective communications please call 725-6659 or TDD 725-5521.   This 
meeting will be televised. 



DRAFT FINDINGS OF FACT 

Major Development Review 

Final Subdivision Plan 

Planning Board Meeting Date:  October 13, 2015 
 

Project Name: Meadow Rose Farm Subdivision  

Case Number: 15-047 

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 determined it is complete. 

 

PROJECT SUMMARY  

 

Staff review is based on the Major Development Plan Amendment Application for the Meadow 

Rose Farm Subdivision prepared by Sitelines, P.A., dated September 22, 2015 and revised on 

October 8, 2015.  Additionally, a letter from the Brunswick-Topsham Land Trust (BTLT)  dated 

September 22, 2015 regarding the proposed conservation land conveyance was received and 

reviewed by the Town of Brunswick Planning and Development Department during the review.  

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 October 9, 

2015 

 Sheet C2 entitled “Overall Subdivision Plan Amendment 1” dated July 2015 with a most 

recent revision date of October 9, 2015 

 Sheet C3 entitled “Subdivision Plan – Amendment 1 Lot Boundary Details” dated July 

2015 with a most recent revision date of October 9, 2015 

 Sheet C4 entitled “Plan and Profile: Station 0+00 to 11+00” dated July 2015 with a most 

recent revision date of October 9, 2015 

 Sheet C5 entitled “Plan and Profile: Station 11+00 to 22+00” dated July 2015 with a most 

recent revision date of October 9, 2015 

 Sheet C6 entitled “Site Development Details” dated July 2015 with a most recent revision 

date of October 9, 2015 

 Sheet C7 entitled “Erosion Control Details & Notes” dated July 2015 with a most recent 

revision date of October 9, 2015 

 

The proposed Amendment is in response to the proposed creation of one (1) new residential lot 

from the land area comprising existing Lot 1 and Lot 2, so-called; the installation of a new sewer 

line to serve the first five (5) lots from the entrance of Church Road; and the revision of 



condition #8 of the approved Meadow Rose Farm Subdivision (Case #15-015, approved on 

September 10, 2015). 

 

The proposed additional lot and associated change in lot area results in Lot 1 containing 0.83 

acres, Lot 2 containing 0.79 acres, Lot 3 containing 0.99 acres and newly created Lot 13 will 

remain unchanged from its former designation as Lot 3.     

 

In a letter dated September 11, 2015 and subsequent email correspondence dated September 22, 

2015, the Brunswick Sewer District (District) indicated that it has willingness and capacity to 

serve the proposed project.  The District conditions for approving the required sewer entrance 

permit include ownership, maintenance and construction requirements for all sewer-related 

activities.   

 

Within the aforementioned BTLT letter dated September 22, 2015, Executive Director, Angela 

Twitchell indicated that the BTLT Board voted unanimously to approve acceptance of the 

proposed 33-acre land conveyance.  From conversations with the applicant and the BTLT, the 

staff understands that prior condition #8 may result in an unexpected delay in the project due to 

the length of time it may take the proposed conservation parcel to be formally conveyed.        

 

The original September 10, 2015 Findings of Fact and Conditions of Approval for the Meadow 

Rose Farm Subdivision are attached.  The original conditions will remain in effect, with the 

exception of condition #8, as well as any new conditions the Board may impose.  

 

The application packet, including a project narrative is attached hereto. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



DRAFT MOTIONS 

AMENDED MEADOW ROSE FARM SUBDIVISION  

CASE NUMBER: 15-047 

 

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 with the exception of prior 

condition #8 which is revised as follows: 

 

1. That prior to the issuance of a building permit the applicant shall record the 

proposed conservation parcel in the Cumberland County Registry of Deeds 

and provide a copy of the recorded conveyance to the Director of Planning 

and Development.  

 

Motion 3:  That the amended 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 

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 

 

Staff recommends approval of the requested waivers in accordance with the provisions of 

Section 410.1(A-D) based on the following facts: 

 

1. Section 412.2.B.8: No changes are proposed to Church Road. 

2. Section 412.2.B.16: Test pits observed by a professional site evaluator and geologist 

revealed soils that are suitable for the proposed residential development. 

3. Section 412.2.B.17: The applicant proposes to conserve a significant portion of forested 

land as part of the development.  Individual lot clearing will be allowed at the 

discretion of individual lot owners.   

4. Section 511.2: The proposed 2,200-linear foot road length and associated three (3) fire 

hydrants were reviewed and found to be acceptable by the Deputy Fire Chief.  

Additionally, the applicant proposes an emergency access connection to the Phase II 

portion of the road at the nearest available location.  The proposed road is designed to 

provide access to twelve (12) large, rural residential lots and is oriented to avoid and 

minimize wetland impacts; and minimize the proposed traversed area in an existing 

utility easement.   
 

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 proposed subdivision road has been 

reviewed by the Deputy Chief who indicated that the proposed 18-foot road must have an 

unobstructed width of not less than 20 feet (6.1 meters) in accordance with the NFPA Fire Code 

(2009 Edition) at Section 18.2.3.4.1.1. The applicant proposes 2-foot shoulders adjacent to the 

18-foot road which yields a 20-foot unobstructed area.  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.  A Recreation Impact Fee has not 

been approved by the Director of Parks and Recreation or the Recreation Commission.  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; and a Recreation Impact fee is approved by the Director of Parks and Recreation and/or 

the Recreation Commission, and proof of payment per unit is provided by the applicant. 

 

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. 

 

 

 

 

 

 

 

 

 

 



APPROVED MOTIONS 

MEADOW ROSE FARM SUBDIVISION 

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 issuance of a building permit for an individual lot a Recreation Impact fee 

shall be approved by the Director of Parks and Recreation and/or the Recreation 

Commission, and proof of payment per unit shall be provided by the applicant. 



 

8. 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.  

 

9. 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.    

 

10. 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).  
 

 

 

 

 

 

 



 

 

September 30, 2015 

STAFF REVIEW COMMITTEE NOTES 

Staff present: 

Anna Breinich (Planning and Development Director), Cathy Jamison (Tax Assessor), John Foster (Public 

Works), Dick Rizzo (Police Chief), Jeff Emerson (Fire Department Deputy Chief).  Non-voting staff:  

Jared Woolston (Planner), Applicants present:  Kevin Clark and Curt Neufeld, Sitelines PA 

(representative for client), Public present. 

 

 

1. Case # 15-047, Meadow Rose Farm Subdivision: The Committee will review and provide a 

recommendation to the Planning Board regarding an Amendment to the Approved Final 

Plan, submitted by Two Clarks, LLC, for the creation of an additional one lot and revision to 

the conditions of approval.   The subdivision is 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:   

o Kevin Clark (KC), Sitelines PA, verbal presentation of the proposed activity. 

o New sewer for five (5) lots 

o Revise condition #8 “conveyance… prior to building permit” 

o Create one (1) new residential lot from the approved Lot 1 and Lot 2, so-called and 

designating existing Lot 3 so-called, to Lot 13. 

o Question for sewer district:  Which portion of proposed sewer system is maintained 

by sewer district?  JW:  Will ask Rob Pontau (Sewer District).   

o Question regarding lot numbering:  AB:  Suggest, “3A” and “3B” but no preference.  

CJ:  Agree no preference. 

 

Staff comments/questions of applicant:   

John Foster 

o Water district maintain the water main?  KC:  Yes, provide easement. 

o Who owns hydrants?  KC: Not sure. Water District? 

o Who maintains sewer and pays for the sewer?  KC:  Question for Rob (Sewer District).  

Think only first five (5) lots pay. 

Anna Breinich 

o CMP approval?  KC:  Need 24 feet of vertical clearance; either raise pole or lower road.  

Prefer lowering road.  Not sure when CMP will approve.  AB:  New lot crossing the CMP 

easement and building window needs to be approved by CMP or outside of easement.  KC:  

Will revise plan and CMP easement will provide for new driveway.  CMP easement crossing 

is preferred to avoid drainage area and wetland impacts. 

Jeff Hutchinson 

o Sewer line must be more than 200’ from nearest lot proposed to have septic rather than sewer 

service because the building is not known (re:  State sewer law compliance).  KC:  Okay.   

Jeff Emerson 

o Three (3) hydrants proposed, why not two (2)?  KC:  Engineering guidelines indicate max 

distance required three (3) hydrants.  JE:  20-foot travel width (Fire code)  KC:  Yes, 16-foot 

travel two (2) foot shoulders.   

 

 

2. Case # 15-027, Spruce Meadow Subdivision: The Committee will review and provide a 

recommendation to the Planning Board regarding a Final Plan Major Development Review 

Subdivision Application submitted by William Moore, for a proposed 33-lot open space 



 

 

residential subdivision.   (Original Assessor’s Map 13, Lot 34, 66-78) in the Mixed Use 5 

(MU5) Zoning District and the Telecommunications Zone 2 Overlay (Lot 5).   

 

Present for applicant:   

o Curt Neufeld (CN), Sitelines PA, verbal presentation of the proposed activity. 

o Sketch Plan in July 

o Unsold parcels proposed to be divided and sold as residential lots  

o Phase 1, 2 and 3 build out over 5-15 years based on market conditions 

o Kennedy Drive 1/3 constructed 

o 60-foot ROW to lot.  3,600 acres set aside as open space. 

o Conversations with Rec. Commission.  Trails in areas previously cleared, 10’ wide 

before, narrow to 4’ wide bushhogged.  Will depict trails on plan.  Walked trails with 

GPS with Bill More and Tom Farrell.  Proposed raised board walk (from forest 

regulation).  Understand DEP will not look at proposed trails as needing anything 

(stormwater treatment); must minimize direct wetland impacts.   

o Have submitted permit application to DEP.   

 

Staff comments/questions of applicant:   

o Cathy Jamison 

o Proposed conservation area  in tree growth?   The idea is to grow trees so if not doing 

that there is a penalty.  The lot boundary that is tree growth is not altered.   The tree 

growth can be moved to open space if conserved.  If conservation easement, all or 

portion, not conservation easement (homeowners association); open space is $800 per 

acre, tree growth is ~$100’s. Deed restricted – tree growth to open space.  Effective 

April 1 but paperwork needs to be in prior to Planning Board action.  Must see the 

proposed ‘open space’ land on a plan.   

o Anna Breinich 

o Lot 22 is all wetlands.  CN:  Lower taxes on useless land?  Have not done 

calculations on wetlands (net area) CJ:  Do calc on value, open space will change 

value.  Include all open space.  AB:  Land is valued as commercial. 

o John Foster 

o Owner of lot 22?  AB:  Homeowners association.   

o Owner of open space?  AB :  This is in-lieu of a recreation impact fee. 

o Who is maintaining trails?  CN:  Mark Walsh, will have language. 

o Same street profile as before, same drainage?  CN: Slight change by lot 1.  Need to 

bump an easement there.  Front corner will change because getting more lot area, 

changed the grading.   

o Drainage easement?  CN: Yes, like lot 23.  

o Did not bother to number lots?  CN: Information on some.   

o Public street?  CN: Yes. 

o Turnaround, lots after or at the turnaround shown on the plan.  Move phase line or 

change where turnaround will be.  Page 4, 5 doesn’t work.  The phase is okay – 15 

years?  2030.  AB:  Standard ordinance allows phasing if timing is being met it does 

not have to come back for re-approval.  CN: Turnaround is beyond the last lot in the 

phase.  25-28 is phase 2 so turnaround is beyond it.  Two entrances is proposed.   

o Over 1,500 feet  (road) proposed?  CN: Yes, idea was to push it beyond the last 

entrance.  JF:  Two street names if two different ways that aren’t joined.   

o Impact fee changes.  Street lighting – don’t do that for roadway?  CN:  Not proposed.  

In terms of technical review, DEP for stormwater and Site Law.  Public work stuff 



 

 

hasn’t changed.   Will John review streets entrances and lights?  JF:  Little bit wider 

road than needed.     

o Anna:  Entrance permits?  JF:  State won’t turn it over to the town until there are 

some homes on it.    We can do entrance permits but not for the connections.  CN: 

Correspondence from MDOT indicates the change (commercial to residential 

subdivision) is okay.   

o Mobile homes on plans?  CN: Septic fields.   

o Drainage easement?  Town owned?  CN: Do not know.  Will refresh memory.  JF: 

Each access point as one.  AB: Then it was commercial.   

o MDOT require street light at intersection?    

o Look at drainage.  CN:  Maintenance access?  Need to spell out who is maintaining 

it.   

o Curt Neufeld 

o Owner Fire suppression – to Emmerson.  Note for fire suppression?  Jeff Emmerson:  

Legally it is okay (thinks so) long build out may be a problem if rules and laws 

change.  May be an oversight if law requires fire suppression (In the future).  CN:  

Cistern or sprinklers out there?  JE:  2012 Code requires sprinklers.  JH:  Correction, 

2009 Code.  CN: retrofit if law changes?  JH:  Building code would not fire code.  

JH:    Over an aquifer?  CN:  Yes.  JE:  Homeowners insurance would be lowered.  

CN:  Note:  delayed fire response.   JW:  Fire Dept. would try to get there, just not 

timely?  JE:  Not able to do anything when they get there.   CN:  Recommendation, 

houses shall have sprinklers?  JE:  Life safety system is recommended.  Cistern is 

okay (not preferred).   

o Jeff Hutchinson 

o Sketch review process, possibility of common septic systems?   CN:  Impediment to 

marketing.  Site evaluators did not think proposed (single) septic system was a 

problem. 

o Driveways, wells and septic will be tight.  Driveway needs a 20-foot setback.    AB:  

Building envelopes?  May want to show that because it is more restrictive than the 

setback.  JH:  Well and septic locations reversed?  CN:  Well and septic located that 

way because of water table.  JH:  Easier to install if soils are approved.  Recommend 

that note on the plan that driveways are subject to 20-foot setback.  Locate driveways 

on ‘tough’ lots (not wide).  CN:  Sequencing or note on plan, clear for few reasons to 

make septic systems work up front.  Buildable window is bigger that way.  Septic 

system maybe in the bottom 1/3 or ½ of lot and pushed houses up to the street.  

Allowed more lot for building location.  Well can be in wetland but septic can’t.  JH:  

No problem with septic in front, it is a lawn.  Need well and septic separation.  CN:  

Site evaluator may be able to reverse.  AB:  Shared driveways:  18, 20, 5, 6, 7, 8 

(lots) may need shared driveways.  JH:  Easier to site well, septic and house – 

combined driveway is not subject to 20-foot setback.  CN:  Show driveway locations 

on plan. Cleaner than a note.   

o 8” x 11” of each lot for each deed would be good for the potential homeowner to 

have a plot plan.  CN:  Easy to do but cost is a factor.   JH:  Recommend plot plan for 

each lot. 

o Buffer along Old Portland road?  CN:  Was commercial, rather not.  AB:  Gateway 

coming into Brunswick (undisturbed corridor) Lot 1 and Lot 33 affected.  Lot 21 is in 

buffer and easement.   JH:  21 is a detention pond.  JF:  Must be a fence.  CN:  No 

standing water why do you need a fence?  JH:  Note, undisturbed setback.  No 

clearing in the setback (Lot 22 too, even though it is open space.   

o Anna Breinich 



 

 

o Purpose of lot line?  Not 36 acres.  Needs to be shown as conservation on plan.  

Delineate building envelopes vs setbacks if more restrictive b/c of natural buffers.  

CN:  Show setback line and building line for the building envelop?  AB:  Show 

where you can build because there is a lot going on.   

o John go over findings of fact?  JF:  May have done a letter back then (sketch plan) 

o Curt Neufeld 

o Ownership of pond in findings of fact?  JF:  No.   

o John Foster 

o Phasing plan?  CN:  Pretty sure gave phasing plan.  AB:  Two more amendments to 

the plan, one was phasing.   

o Monuments on corners must be updated with new lot lines.  Turnaround, phase 

development is far future, must be built and dedicated to the town.  CN:  The 

turnaround is paved, it exists.  JF:  Must change phase line if already exists.   

o Curt Neufeld 

o Dates:  20
th
 or 27

th
?  Prefer the 27

th
.     

o John Foster 

o 1,500 foot waiver?  CN:  Could pull lot back and get 1,490 feet of dead end road.  

AB: Performance guarantee for whole road?   

o Per phase, what is required for building each phase?  AB:  Each phase needs 

performance guarantee.  It was required last time, still required to get it built out.  JF:  

Won’t need it if built out.  AB:  Further recommended when…  (reading condition). 

o Cathy Jamison 

o Why phasing?  2 street names will require they have to change their addresses.    DR:  

Concerned about road names and ability to respond (police response) 

o Jared Woolston 

o Recreation Commision response in writing?  CN:  Not yet.  JW:  Rec. Commission.  

Section 519, get before Planning Board.  CN:  Will get it.   

o Waiver for profile of existing roads, John?  JF:  Route 1?  Yes, all set.     

o Net site area steep slopes:  Did you look at 5,000 square feet at 25% or more?  CN:  

Only steep slopes are by interstate.  JW:  Application says, nothing over 20% (steep 

slopes) --  standard is 25%.  Says, construction not around steep slopes. Begs 

question, where are the steep slopes?  AB:  Revise that.  
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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
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C7 EROSION CONTROL DETAILS & NOTES NTS
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DRAFT FINDINGS OF FACT 
Bangor Savings Bank Building 

Combined Sketch/Final Site Plan Review  
Review Date: October 13, 2015 

 
Project Name: Bangor Savings Bank Building 

Address:  45 Maine Street/11 Mason Street 

   Brunswick, ME  04011 

Case Number: 15-040 

Tax Map:  Map U14, Lots 163 & 164 

Zoning:  Town Center 1; Village Review Overlay Zone  

Applicant:  CJ Properties, Inc. 

   35 Primrose Drive 

   Freeport, Maine  04032 

Authorized 

Representative: David Latulippe 

   35 Primrose Drive 

   Freeport, Maine  04032 

 

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

 Major Development Review application packet dated August 20, 2015. 
 Village Review Board applications for Certificates of Appropriateness for 

Demolition and New Construction; Architectural renderings conditionally 
approved by Village Review Board on October 1, 2015. 

 
The project involves the demolition of the existing mixed use building at 11 Mason Street 
and the redevelopment of the combined lots of 11 Mason Street and 45 Maine Street 
totaling 19,641 square feet, with a one-story, approximately 3,700 square foot structure, a 
rear-facing 2-vehicle drive-through facility and 15-space landscaped parking lot.  The 
structure will serve as the new Brunswick branch office of Bangor Savings Bank.  The 
proposed development is located within the Town Center 1 (TC1) Zoning District and the 
Village Review Zone. 
 
The Village Review Board reviewed and conditionally approved Certificates of 
Appropriateness for Demolition and New Construction in accordance with Section 216, 
Village Review Overlay Zone, of the Brunswick Zoning Ordinance.  The approved 
Findings of Fact and Certificates of Appropriateness are attached. 
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The application is submitted as a combined Sketch-Final Major Development Review at 
the recommendation of Planning Staff. 
    
The Staff Review Committee reviewed the combined submission on August 26, 2015; the 
meeting notes are included in the packet.    
 
No waivers have been requested. 
 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 
 
411.1 Ordinance Provisions 
The proposed development complies with all applicable provisions and standards of the 
TC1 Zoning District.  The Board finds that the provisions of Section 411.1 are satisfied. 
 
411.2 Preservation of Natural Features 
There are no wetlands, surface waters, wildlife habitats, steep slopes, or other natural 
resources on this site. The redevelopment does not occur within or cause harm to any 
land which is not suitable for development.  The Board finds that the provisions of 
Section 411.2 are satisfied. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
There are no surface waters, wetlands or marine resources located at the project site. The 
project site is and will continue to be serviced by the Town’s existing stormwater 
drainage system.  There will be no new adverse impacts on Casco Bay or its estuaries.  
The Board finds that the provisions of Section 411.3 are satisfied.       
 
411.4 Flood Hazard Areas 
The FEMA Flood Insurance Rate Map indicates that the project is not located within a 
FEMA flood hazard area; therefore there is minimal risk of flooding.  The Board finds 
that the provisions of Section 411.4 are satisfied.  
 
411.5 Stormwater Management 
The project site is comprised of 19,641 square feet of land area which contains 16,750 
square feet of developed unvegetated surfaces.  The proposed activity will result in 
reducing unvegetated areas to 14,900 square feet and creating new landscaped areas.  A 
six-inch wide foundation drain line is proposed to be installed around the perimeter of the 
new building.  The perimeter drain is proposed to connect to an existing catch basin on 
Maine Street with a new four-inch wide foundation drain.  Two (2), 24-inch wide field 
drains within new landscaped areas located south of the proposed building will tie into 
the field drain system.  The proposed parking area will be graded towards new raised 
curbing located along the north and northeast perimeter of the new parking lot. The 
proposed raised curbing will be oriented to allow stormwater to drain out of the parking 
lot to a new riprap slope at the north edge of the parking lot and a new riprap plunge pool 
and associated level spreader at the northeast edge of the parking lot.  The Director of 
Public Works reviewed the project and found the proposed stormwater management 
system to be acceptable provided a street opening permit is approved. 
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The Board finds that the provisions of Section 411.5 are satisfied with the condition that 
prior to issuance of a Building Permit, a street opening permit must be approved by the 
Department of Public Works. 
 
411.6 Groundwater  
The site will continue to be serviced by public water and sewer. The site is not located 
within an Aquifer Protection Zone.  The Board finds that the development will not - alone 
or in conjunction with existing activities - adversely affect the quality or quantity of 
groundwater. The Board finds that the provisions of Section 411.6 are satisfied. 
 
411.7 Erosion and Sedimentation Control  
An Erosion and Sedimentation Control Plan has been developed for the project placing 
emphasis on the installation of sedimentation barriers and revegetation to minimize 
erosion potential from development activities during and after construction.  The Erosion 
Control Plan is incorporated into the design plans and will be constructed in accordance 
with Best Management Practices and will not cause unreasonable soil erosion or a 
reduction in the land’s capacity to hold water so that a dangerous or unhealthy situation 
results.  The Town Engineer has reviewed the application and concurs that the proposed 
Erosion and Sedimentation Control Plan is acceptable.   The Board finds that the 
provisions of Section 411.7 are satisfied. 

 
411.8 Sewage Disposal 
Public sewer will continue to be utilized through the Brunswick Sewer District.  A letter 
from the District confirming capacity to serve the project is included in the packet.  The 
Board finds that the provisions of Section 411.8 are satisfied. 
 
411.9 Water Supply 
Water for this project will continue to be provided by the Brunswick-Topsham Water 
District.   A letter from the District confirming capacity to serve the project is included in 
the packet. The Board finds that the provisions of Section 411.9 are satisfied. 
 
411.10 Aesthetic, Cultural and Natural Values 
There are no water bodies, streams, wetlands, vernal pools, wetlands, surface waters, 
wildlife habitats, steep slopes, or other natural resources on the site.    
 
The proposed building design and its design elements have been conditionally approved 
by the Village Review Board.  The design is visually compatible to with the existing 
mass, scale and materials of the surrounding resources comprising the Maine and Mason 
streetscapes.  Staff notes that the Village Review Board approved the demolition and 
redevelopment plans at their September 15th and October 1st meetings, respectively.  Staff 
is currently working with the applicant in finalizing the redesign of the drive-through 
roofline per the instructions of the Village Review Board.  
 
A lighting photometric plan has been submitted.  The lighting photometric plan was 
available as part of the Staff Review packet, but as an extra precaution, a condition of 
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approval has been added that the lighting photometric plan be approved by the Town 
Engineer prior to issuance of the Building Permit.  
 
The Town Arborist worked closely with the applicant during the Sketch Plan review 
process and, after several revisions, found the proposed landscaping plan elements to be 
largely acceptable with the exception of the southwest corner of the parcel as stated in 
email correspondence dated October 7, 2015.  A landscaping plan acceptable to the Town 
Arborist will be added as a condition of approval.   Overall, no undue adverse effects 
have been identified regarding impacts to the scenic or natural beauty of the area, historic 
sites, significant wildlife habitat, or rare and irreplaceable natural areas, as identified by 
the Maine Departments of Environmental Protection, the Maine Department of Inland 
Fisheries & Wildlife, or by the Town of Brunswick.  The Board finds that the provisions 
of Section 411.10 are satisfied, with the conditions that prior to issuance of a building 
permit, the Town Arborist must approve the landscaping plan; and the Public Works 
Director must approve the lighting photometric plan. 
 
411.11 Community Impact 
There will be no significant change in water use, sewage disposal, or solid waste 
disposal, compared with the previous, more significant, mixed uses structures.  There will 
be no impacts to the public school system or Town recreation resources.  Impacts to 
public safety and public works resources will be negligible.  In general, municipal 
resources are available to service the project.  The Board finds that the provisions of 
Section 411.11 are satisfied.  
 
411.12 Traffic  
Presently, four (4) driveway curb cuts exist for the combined parcel, (3) of which will be 
eliminated.  Access to the 15-space parking lot will be from Mason Street at a location 
furthest from the intersection of Maine and Mason Streets.   New sidewalk and curbing 
along the entire frontage of the combined parcel will be installed by the developer.  The 
Director of Public Works reviewed the proposed sidewalk improvements and requested 
the replacement sidewalk width along Mason Street be increased to five (5) feet wide as 
measured without including the curb as part of the sidewalk width.  Currently the 
sidewalk width is proposed to be four (4) feet wide without including the proposed 
curbing. 
 
The net floor area of approximately 3,700 square feet requires 11 parking spaces per 
Section 512.2 of the Brunswick Zoning Ordinance (3 spaces per 1,000 square feet for 
office uses).  Fifteen spaces are provided onsite, in addition to 3 on-street parking spaces 
located on Maine Street.  The applicant has indicated that the parking lot will be available 
to the general public during non-business hours.  The majority of the rear parking lot is 
shielded from street view by extensive landscaping.   
 
The two drive-through banking lanes, also located to the rear of the structure, are also 
accessed through the parking lot only.  No access is proposed from Maine Street.  
Anticipated traffic from the redevelopment relatively low and does not require a 
MaineDOT Traffic Movement Permit.  Overall, the proposed development is not 
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anticipated to cause unreasonable public road congestion or unsafe conditions, and the 
traffic associated with the development is expected to maintain existing levels of service 
within 200 feet of the existing curb-cuts.  The Board finds that the provisions of Section 
411.12 are satisfied conditioned upon increasing the proposed sidewalk width to five (5) 
feet wide as approved by the Town Engineer. 
 
 
411.13 Pedestrian and Bicycle Access and Safety 
The existing brick paver sidewalk along the combined parcel frontage will be replaced 
with same.  In addition, an on-site sidewalk is provided linking the parking lot to the 
Mason Street entrance of the building.  A bicycle rack of a design requested by the 
Brunswick Bicycle and Pedestrian Committee will be installed near the corner of the 
structure at Maine and Mason Streets.  The project will accommodate bicyclists and 
pedestrians and adequately addresses 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 professional office use is anticipated to be less intensive than the former apartment 
and commercial uses onsite.  This infill development project is respectful of Brunswick’s 
historic development pattern as previously stated above (Section 411.10) and will have 
no adverse impact on nearby commercial uses and residential neighborhoods.  The Board 
finds that the provisions of Section 411.14 are satisfied. 
 
411.15 Architectural Compatibility 
As stated previously, the proposed building design and its design elements are visually 
compatible with the existing mass, scale and materials of the surrounding structures.. The 
proposed building provides for traditional design elements found along Maine Street and 
add contemporary features such as solar window awnings.  The structural design 
complies with Brunswick Zoning Ordinance Section 216.9.B requirements for new 
construction within the Village Review Overlay Zone, in particular those specific to 
Maine Street buildings.  Primary building materials are brick and glass with extensive 
cornice work.  Staff notes that the Village Review Board approved the demolition and 
redevelopment plans at their September 15th and October 1st meetings, respectively.  Staff 
is currently working with the applicant in finalizing the redesign of the drive-through 
roofline per the instructions of the Village Review Board.   The Board finds that the 
provisions of Section 411.15 are satisfied. 
 
411.16 Municipal Solid Waste Disposal   
A dumpster is located to the northeast corner of the building and will be screened by 
fencing.  A solid waste impact fee was determined to be unnecessary by the Director of 
Public Works.  The Board finds that the provisions of Section 411.16 are satisfied. 
 
411.17 Recreation Needs 
A recreation impact fee is not required for this nonresidential use. The Board finds that 
the provisions of Section 411.17 are not applicable. 
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411.18 Access for Persons with Disabilities 
The proposed building and site will be ADA compliant.  The Board finds that the 
provisions of Section 411.18 are satisfied. 
 
411.19 Financial Capacity and Maintenance 
The applicant has demonstrated adequate financial and technical capacity to complete 
and maintain the project.  The Board finds that the provisions of Section 411.19 are 
satisfied.   
 
411.20 Noise and Dust  
During construction, work will be done in consideration of reasonable times and decibel 
levels, and in accordance with the Section 109 of the Brunswick Zoning Ordinance.   
Best Management Practices will be used in order to prevent dust migration during 
demolition and construction.  Upon project completion the proposed development is not 
anticipated to contribute to unreasonable noise or dust.  The Board finds that the 
provisions of Section 411.20 are satisfied. 
 
411.21 Right, Title and Interest 
Executed purchase agreements for 11 Mason Street and 45 Maine Street are included in 
the packet, giving them sufficient right, title and interest to develop the land. The Board 
finds that the provisions of Section 411.21 are satisfied. 
 
411.22 Payment of Application Fees 
The applicant has paid all applicable development review application fees. The Board 
finds that the provisions of Section 411.22 are satisfied. 
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DRAFT MOTIONS 
BANGOR SAVINGS BANK 

CASE NUMBER: 15-040 
 
Motion 1: That the Major Development Review Combined Sketch/Final Site Plan 

application is deemed complete. 
 
Motion 3: That the Major Development Review Combined Sketch/Final Site Plan is 

approved with the following conditions: 
 

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

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

3. Prior to issuance of a building permit, the Department of Public Works 
shall approve a Street Opening Permit. 

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

5. Prior to issuance of a building permit, the proposed sidewalk width 
shall be increased to five (5) feet wide as approved by the Town 
Engineer. 

 

 

 

 

* Please note that Development Review Site Plan approvals by the Planning Board shall 
expire at the end of two years after the date of final approval unless all construction 
has been completed by that date (Section 407.4.B of the Brunswick Zoning Ordinance). 



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, CJ Developers Inc.; 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), CJ Developers Inc., 
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 to be 
reviewed by 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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Julie Erdman

Subject: RE: Final Comments - Bangor Savings Bank Site Plan, October 7th Submittal, Maine and 
Mason Streets

 

From: John Foster  
Sent: Friday, October 09, 2015 2:35 PM 
To: Jared Woolston 
Cc: Anna Breinich; Doug Reynolds (dreynolds@gorrillpalmer.com); 'David Latulippe' 
Subject: Final Comments - Bangor Savings Bank Site Plan, October 7th Submittal, Maine and Mason Streets 
 
Jared, 
 
I have reviewed the October 7th update and August 20, 2015 submittal for BSB and offer the following 
comments for consideration by the Planning Board for their final review: 
 

1. We request the replacement sidewalk width along Mason Street be 5.0 feet as measured from the back 
of the curb (that is, do not included the curb top as part of the sidewalk width). 

2. I have reviewed the traffic assessment by Randy Dunton, Gorrill-Palmer and concur the project has no 
significant traffic impact and, in fact, will be reducing the number of existing curb cuts from four to one 
which is an improvement. 

3. I have reviewed the site lighting photometric plan and it appears acceptable but a calculation zone for 
just the parking area and aisles needs to be provided and the light levels in the parking area should 

meet or exceed the following:  
4. We are not recommending any solid waste impact fee as the net change in solid waste for the bank 

versus the former commercial and residential uses that were on these lots would represent a decrease 
in solid waste generation. 

5. As indicated on page 2 of the August 20, 2015 submittal letter, I am satisfied with the storm water 
management plan and since there is a decrease in impervious area do not require a detailed analysis. 

6. The replacement and revisions to the town curb and sidewalk and foundation drain connection to our 
storm drain will require a Street Opening Permit from Public Works and applications are available on 
the town website. 

 
Thank you for the opportunity to review the updated plan and information, John 
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John Foster, Town Engineer/Public Works Director 
Town of Brunswick 
207.725.6654 
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Approved Findings of Fact 
45 Maine Street 
11 Mason Street 

Request for Two Certificates of Appropriateness for Demolition and New Construction  
Village Review Board  

Approval Dates:  September 15th, 2015 (COA for Demolition) 
    October 1st, 2015 (COA for New Construction) 

 
Project Name: Demolition of Existing Structure (11 Mason Street) and Construction of new 

Bangor Savings Bank facility (combined 11 Mason and 45 Maine Streets) 
Case Number:  VRB -15-033 
Tax Map:  Map U14, Lots 163 and 165 
Applicant:  CJ Developers, Inc. 
   35 Primrose Lane 
   Freeport, ME  04086 
   207-865-4323 
Project Property Owners: Orville T. Ranger  Dominic and Diane Vella 
    138 Harding Road  11 Mason Street 
    Brunswick, ME  04011  Brunswick, ME  04011 

 
PROJECT SUMMARY 
 
The applicant is requesting two Certificates of Appropriateness for demolition and new construction 
activities. A Certificate of Appropriateness is requested to demolish the contributing mixed use structure 
located at 11 Mason Street.  A second Certificate of Appropriateness is requested for the construction of a 
1-story professional office building with an approximate building footprint of 3,400 square feet, a rear 
facing drive-through facility, and a 15-space landscaped parking lot shielded by a pocket park, to serve as 
the new Brunswick branch office of Bangor Savings Bank.   
 
The proposed development is located in the Town Center 1 (TC1) Zoning District and the Village Review 
Overlay Zone.   
 
Planning Board is scheduled to review the combined Major Development Site Plan application on 
October 13, 2015.   
 
The following combined draft Findings of Fact for a Certificate of Appropriateness for Demolition and a 
Certificate of Appropriateness for New Construction is based upon review standards as stated in Section 
216.9 of the Brunswick Zoning Ordinance.   
 
216.9 Review Standards  
 
A. General Standard. 
 1. All Certificates of Appropriateness for new construction, additions, alterations, relocations 

or demolition shall be in accordance with applicable requirements of this Ordinance.  In 
meeting the standards of this Ordinance the applicant may obtain additional guidance from 
the U.S. Secretary of Interior's Standards for Rehabilitating Historic Buildings and the 
Village Review Zone Design Guidelines.  The proposed structure is designed to be consistent 
with existing Maine Street architectural context as defined in the Village Review Zone Design 
Guidelines.  Such consistencies include a 1-story height of 20’ compatible with a 1 ½ story 
structure, hipped roofline, use of brick, and large storefront windows.   
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  The building is a replacement of the historic Hinkley/Days Block destroyed by fire in April 2011.  
The original mixed use structure was larger in mass and scale than what is being proposed and 
also to structures presently existing along this portion of Maine Street and Mason Street.  The 11 
Mason Street structure was “saved” from similar destruction at the time of the fire.  However, 
based on the attached structural engineering reports and owner observations, it is in a non-
salvageable deteriorated condition.  The proposed structure is designed to be more compatible in 
character to this area of Maine Street. 

 
B. New Construction, Additions and Alterations to Existing Structures.  

1.   In approving applications for a Certificate of Appropriateness for new construction, 
additions or alterations to contributing resources, the reviewing entity shall make findings 
that the following standards have been satisfied: 
a.   Any additions or alterations shall be designed in a manner to minimize the overall effect 

on the historic integrity of the contributing resource.  Not applicable. 
b.   Alterations shall remain visually compatible with the existing streetscape.  Not 

applicable. 
c.   Concealing of distinctive historic or architectural character-defining features is 

prohibited.  If needed, the applicant may replace any significant features with in-kind 
replacement and/or accurate reproductions.  Not applicable. 

d.   New construction or additions shall be visually compatible with existing mass, scale and 
materials of the surrounding contributing resources.  The proposed building design and 
its design elements are visually compatible with the existing mass, scale and materials of the 
surrounding resources.  It provides for traditional design elements found along Maine Street 
as stated in the application narrative with compatible contemporary styling.  Primary 
building materials are brick and glass with elaborate cornice work along the eaves.  
Solarized “awnings” will be used to offer weather and sun protection while generating 
renewable energy for the building.  Building materials, overall design, height and setbacks 
are consistent with adjacent structures along these blocks of Maine and Mason Streets.   

e.   When constructing additions, the applicant shall maintain the structural integrity of 
existing structures.  Not applicable. 

f.    For new construction of or additions to commercial, multi-family and other non-
residential uses the following additional standards shall apply: 
1)   Parking lots shall be prohibited in side and front yards, except if the application 

involves the renovation of existing structures where such a configuration currently 
exists.  In cases where such parking configurations exist, the parking area shall be 
screened from the public right-of-way with landscaping or fencing.  Currently, an 18-
space parking lot faces Mason Street and is part of the 11 Mason Street property.  As 
shown on the submitted site plan, a smaller 15-space parking lot is proposed to be 
located to the rear of the new structure and accessed by Mason Street.  Effective 
buffering of the parking lot from Maine and Mason Street will be accomplished by a 
pocket park designed by a landscape architect and under review by the Village 
Improvement Association.  Existing vegetation to the east and north of the parking lot 
will remain to the greatest extent possible. 

The applicant has met the ordinance requirement for parking as contained in the 
Brunswick Zoning Ordinance as part of their site plan review.  Parking is at a premium 
in this area and will be available to the general public after hours.   

2.   Site plans shall identify pedestrian ways and connections from parking areas to public 
rights-of-way.  As shown on the site plan, pedestrian connections to sidewalks and the parking 
lot are provided.  New pavers and granite curbing will replace existing along the lot frontage.   

3.   All dumpsters and mechanical equipment shall be located no less than 25 feet away from a 
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public right-of-way and shall be screened from public view.  The exterior dumpsters will be 
located behind the structure and screened from Maine Street.  Ground level mechanical 
equipment will be located towards the rear of the structure, north-facing wall.  

4.   Roof-top-mounted heating, ventilation, air conditioning and energy producing equipment 
shall be screened from the view of any public right-of-way or incorporated into the 
structural design to the extent that either method does not impede functionality.  Parapets, 
projecting cornices, awnings or decorative roof hangs are encouraged.  Flat roofs without 
cornices are prohibited.  No roof-top equipment is proposed.  As mentioned previously a hipped 
roof is proposed with extensive cornice treatments.   

5.   Building Materials: 
a.   The use of cinder-block, concrete and concrete block is prohibited on any portion of a 

structure that is visible from the building's exterior, with the exception of use in the 
building's foundation.  None of these materials are proposed for use on any visual portion 
of the structure, with the exception of the foundation. 

b.   The use of vinyl, aluminum or other non-wood siding is permitted as illustrated in the 
Village Review Board Design Guidelines.  Asphalt and asbestos siding are prohibited.  
Primary building material is brick. 

c.   Buildings with advertising icon images built into their design ("trademark buildings") 
are prohibited.  No trademark advertising icons are proposed to be built into the design of 
the building. 

6.     No building on Maine Street shall have a horizontal expanse of more than 40 feet without a 
pedestrian entry.  The Maine Street pedestrian entryway is located towards the center of the 
building façade with less than 40 feet to each end.  An additional entrance is located on the 
Mason Street side of the structure. 

7.    No building on Maine Street shall have more than 15 feet horizontally of windowless wall.  
The Maine Street frontage has windows less than every 15 feet. 

8.    All new buildings and additions on Maine Street: 
a.   Must be built to the front property line. This may be waived if at least 60% of the 

building's front facade is on the property line, and the area in front of the setback is 
developed as a pedestrian space.  The building fronts the Maine Street property line 100%. 

b.   If adding more than 50% new floor area to a structure, the addition shall be at least two 
stories high and not less than 20 feet tall at the front property line.  Not applicable. 

c.   The first floor facade of any portion of a building that is visible from Maine Street shall 
include a minimum of 50% glass.  Upper floors shall have a higher percentage of solid 
wall, between 15% and 40% glass.  The first floor façade from Maine Street has more than 
50% glass. 

9.     Proposed additions or alterations to noncontributing resources shall be designed to 
enhance or improve the structure’s compatibility with nearby contributing resources as 
compared to the existing noncontributing resources.  Not applicable. 

  
C. Signs 

Signs shall comply with the requirements of Chapter 6 (Sign Regulations) with consideration 
given to the Village Review Zone Design Guidelines.  The proposed signs will meet ordinance 
standards and Village Review Zone Design Guidelines for design, size and placement.  A formal 
review and approval will be completed by the Code Enforcement Officer upon submittal of a sign 
permit.  

 
D. Demolition and Relocation 
 1. Demolition or partial demolition or relocation of a contributing or, if visible from a public 

right-of-way, a noncontributing resource, excluding  incidental or noncontributing 
accessory buildings and structures located on the same property, shall be prohibited unless 
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the application satisfies at least one of the following criteria.  As stated previously, the 
contributing structure located at 11 Mason Street is proposed for demolition as part of the 
redevelopment of this corner property.  Ordinance criteria are satisfied as follows: 
a.   The structure poses an imminent threat to public health or safety.   The structure does 

not pose an imminent threat to public health or safety and does not meet this criteria. 
b.   The condition of the structure is such that it cannot be adapted for any other permitted 

use, whether by the current owner or by a purchaser, resulting in a reasonable 
economic return, regardless of whether that return represents the most profitable 
return possible, provided that the applicant can document he/she has not contributed 
significantly to the deterioration of the structure.  A structural engineering report is 
included in the application and indicates that this building is in need of significant repair.  
The present owner has more than attempted to maintain the structure as their home and work 
place.   

c.   An opinion shall be provided from an architect, licensed engineer, developer, real estate 
consultant or appraiser or from a professional experienced in historic rehabilitation, as 
to the economic feasibility for restoration, renovation, or rehabilitation of the 
contributing resource versus demolition or relocation of same.    An existing building 
evaluation was completed by an architect stating that the building has lost much of its 
historical values as detailed in an attached opinion letter. It appears that the façade has been 
completely altered from its original historical intent.  
A written report by a structural engineering is attached stating that the building is in less 
than good condition structurally compared to other buildings of similar age and construction 
type.  It is not economically feasible to restore, renovate or rehabilitate the existing structure.  
Due to the large number of structural concern areas and current instabilities, it is not a good 
candidate for relocation.  Salvaging of old timber framing could be done for reuse by a 
timber framer in a new or repair project. 

d.   The proposed replacement structure or reuse of the property is deemed to be as 
appropriate and compatible with the existing streetscape and surrounding contributing 
resources.  For reasons detailed in Section 216.9.B. findings above, staff recommends that 
the proposed replacement structure be deemed by the Board to be appropriate and 
compatible with the streetscape and surrounding contributing resources.   

2.   Demolition, partial demolition or relocation of a noncontributing resource visible from a 
public right-of-way, shall be approved by the Village Review Board if it is determined that 
the proposed replacement structure or reuse of the property is deemed more appropriate 
and compatible with the surrounding contributing resources than the resource proposed for 
demolition.  Not applicable. 
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APPROVED MOTIONS 
45 MAINE STREET 
11 MASON STREET 

REQUEST FOR TWO CERTIFICATES OF APPROPRIATENESS FOR DEMOLITION AND 
NEW CONSTRUCTION  

VILLAGE REVIEW BOARD  
APPROVAL DATES:  SEPTEMBER 15TH, 2015 (COA FOR DEMOLITION) 

OCTOBER 1ST, 2015 (COA FOR NEW CONSTRUCTION) 
 
Motion 1: That the Certificates of Appropriateness joint application is deemed complete.  
 
Motion 2: That the Board approves the Certificate of Appropriateness for Demolition of 11 Mason 

Street as outlined in the application 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 further review and approval in 
accordance with the Brunswick Zoning Ordinance.  
 

2. That the design of the replacement structure for 45 Maine Street/11 Mason Street first 
be approved by the Village Review Board. 

 
Motion 3: That the Board approves the Certificate of Appropriateness for construction of a new 

professional office building at the combined properties of 45 Maine and 11 Mason Street 
as outlined in the application 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 further review and approval in 
accordance with the Brunswick Zoning Ordinance.  

 
2.   That the drive-through roofline be redesigned to be lighter in overall appearance and 

similar in style to the proposed structure’s Mason Street side entryway, to the 
satisfaction of the Director of Planning and Development. 

 
 







 
 

 
 

 
TOWN OF BRUNSWICK, MAINE 

 
 

  Bike & Pedestrian Advisory Committee 
 

28 FEDERAL STREET 
BRUNSWICK, ME  04011 

 

 

 

William Wilkoff, Co-Chair PHONE: 207-725-6660 
Richard Cromwell, Co-Chair FAX: 207-725-6663 

 
 
 

ADVISORY MEMORANDUM 
 
 
TO: Jared Woolston, Planner 
FROM: Brunswick Bicycle and Pedestrian Advisory Committee (BBPAC) 
DATE: September 9, 2015  
RE:  Proposed Bangor Savings Bank (Case #15-040) 
 
 
 
The Brunswick Bicycle and Pedestrian Advisory Committee (BBPAC) members are appointed by the 
Town Council to offer advice on making Brunswick more bicycle and pedestrian friendly.  The BBPAC 
believes that creating a safe and welcoming alternative to automobile transportation will have a positive 
effect on the quality of life in our town.     
 
BBPAC co-chairs, William Wilkoff and Richard Cromwell reviewed the Major Development 
application submittal for the proposed Bangor Savings Bank at 45 Maine Street and offer the following 
comments: 
 

1. Drawing #C402, entitled “Details 2” and dated August 20, 2015 depicts a proposed “ribbon bike 
rack” which offers one point of bicycle contact.  The BBPAC prefers to have two points of 
bicycle contact for each slot in a proposed bike rack.  The “U” frame or “A” frame racks or other 
styles of bicycle racks with two points of contact are preferred to alternative bicycle racks with 
only one point of contact.     
 

2. The proposed ribbon bike rack is constructed with a raised lower cross member.  The BBPAC 
maintains that bicycle racks that are constructed with raised, lower cross members between 
bicycle parking slots are less desirable than ground level, lower cross members.  The raised, 
lower cross members require lifting a bicycle to attach to a rack which is a hindrance to those 
with difficulty lifting a bicycle.  
 

3. The BBPAC prefers that a proposed bicycle rack be located in a dedicated parking area on the 
same side of the building as the proposed main entrance.  It is unclear from the plan if the 
proposed bicycle rack location is at the main entrance.   

Thank you for the opportunity to comment on the pending major development review application.  
Please send any questions or comments regarding this advisory memorandum to the BBPAC co-chairs 
via email as soon as practicable.   
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Direct Abutters List 

Bangor Savings Bank 

Brunswick, Maine 

JN 3025 

 
 

CLIENT:   

Map U14  Lots 163 & 165 

Mr. Jason Donovan 

Bangor Savings Bank 

PO Box 930 / 99 Franklin Street 

Bangor, ME  04402-0930 

 

- - - - - - - - - - - - - - - - - - - - - - -  

 

ABUTTERS: 

Map U14  Lot 118  [Mill Street] 

State of Maine 

ME Dept. of Transportation 

16 State House Station 

Augusta, ME  04333-0016 

 

Map U14  Lot 117 

LOVERS LLC 

42 Maine Street 

Brunswick, ME  04011 

 

Map U14  Lot 116 

Ly & Chan Enterprises, LLC 

44 Maine Street 

Brunswick, ME  04011 

 

Map U14  Lot 115  [46 Maine Street] 

SIRDI LLC 

28 Robinson Street 

South Portland, ME  04106 

 

Map U14  Lot 114  [50 Maine Street] 

Shui Won Chan 

138 Grant Road 

Freeport, ME  04032 

 

Map U14  Lot 113  [54 Maine Street] 

Frosty’s Donuts, LLC 

10 Winterfrost Drive 

Brunswick, ME  04011 

 

 

 

 

Map U14  Lot 111  [56 Maine Street] 

NEMROW MAINE, LLC 

155 Park Row 

Brunswick, ME  04011 

 

Map U14  Lot 146  [Cabot Street] 

State of Maine 

ME Dept. of Transportation 

State House Station #16 

Augusta, ME  04333-0016 

 

Map U14  Lot 148 

Waterfront Maine Brunswick, LLC 

14 Maine Street 

Brunswick, ME  04011 

 

Map U14  Lot 152  [Maine Street] 

BIF II US Renewable, LLC 

C/O Brookfield Renewable Energy Group 

200 Donald Lynch Boulevard – Suite 300 

Marlborough, MA  01752 

 

Map U14  Lot 153  [13 Maine Street] 

Town of Brunswick 

85 Union Street 

Brunswick, ME  04011 

 

Map U14  Lot 166B  [17 Maine Street] 

Maurice & Patricia A. Bernier 

52 Village Street 

Lisbon, ME  04250 

 

Map U13  Lot 121  [53 Maine Street] 

HANNA Associates 

PO Box 1120 

Portland, ME  04104 

 

Map U13  Lot 132  [8 Mason Street] 

Mason Street, LLC 

130 Center Street 

Bath, ME  04530 
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Custom Soil Resource Report
Soil Map
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Cumberland County and Part of Oxford County,
Maine
Survey Area Data:  Version 9, Sep 13, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Jul 17, 2010—Jul 27,
2010

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

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

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

Cu Cut and fill land 1.9 97.1%

WmB Windsor loamy sand, 0 to 8
percent slopes

0.1 2.9%

Totals for Area of Interest 2.0 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the soils
or miscellaneous areas in the survey area. The map unit descriptions, along with the
maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the landscape,
however, the soils are natural phenomena, and they have the characteristic variability
of all natural phenomena. Thus, the range of some observed properties may extend
beyond the limits defined for a taxonomic class. Areas of soils of a single taxonomic
class rarely, if ever, can be mapped without including areas of other taxonomic
classes. Consequently, every map unit is made up of the soils or miscellaneous areas
for which it is named and some minor components that belong to taxonomic classes
other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They generally
are in small areas and could not be mapped separately because of the scale used.
Some small areas of strongly contrasting soils or miscellaneous areas are identified
by a special symbol on the maps. If included in the database for a given area, the
contrasting minor components are identified in the map unit descriptions along with
some characteristics of each. A few areas of minor components may not have been
observed, and consequently they are not mentioned in the descriptions, especially
where the pattern was so complex that it was impractical to make enough observations
to identify all the soils and miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the usefulness
or accuracy of the data. The objective of mapping is not to delineate pure taxonomic
classes but rather to separate the landscape into landforms or landform segments that
have similar use and management requirements. The delineation of such segments
on the map provides sufficient information for the development of resource plans. If
intensive use of small areas is planned, however, onsite investigation is needed to
define and locate the soils and miscellaneous areas.

Custom Soil Resource Report
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Job No. 2970 Basic Standards Bangor Savings Bank 
August 2015 Page 2 Brunswick, Maine 
 

 

 1.3.2  Existing Erosion Problems 

 
 Gorrill Palmer is not aware of any existing erosion problems onsite.  

 

 1.3.3 Critical Areas 

The construction  will  take  place  within  the  existing development  footprint,  and  is  not  

anticipated  to impact any critical areas. 

 

 1.3.4 Protected Natural  Resources 

 

The site has been previously developed and does not contain wetlands. Based upon the FEMA 

maps, the site is not located within a Zone A I 00-year flood plain. 

 

 1.3.5 Erosion Control Measures and Site Stabilization 

 

The primary emphasis of the erosion/sedimentation control plan, which will be implemented for this 

project, is as follows: 

 

 Development of a careful construction sequence. 

 Rapid revegetation of denuded areas to minimize the period of soil exposure. 

 Rapid stabilization of drainage paths to avoid rill and gully erosion. 

 The use of on-site measures to capture sediment (hay bales/ stone check dams/silt fence, etc.) 

 

The following temporary and permanent erosion and sediment control devices will be implemented as 

part of the site development.  These devices shall be installed as indicated on the plans or as described 

within this report.  For further reference, see the latest edition of the Maine Erosion and Sediment 

Control BMPS. 

 

A. Dewatering  
 

Water from construction trench dewatering shall pass first through a filter bag or secondary 

containment structure (e.g. hay bale lined pool) prior to discharge.  The discharge site shall be 

selected to avoid flooding, icing, and sediment discharges to a protected resource.  In no case 

shall the filter bag or containment structure be located within 50 feet of a protected natural 

resource. 
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B. Inspection and Monitoring  
 

Maintenance measures shall be applied as needed during the entire construction season.  After 

each rainfall, snow storm or period of thawing and runoff, the site contractor shall perform a 

visual inspection of all installed erosion control measures and perform repairs as needed to 

insure their continuous function.  Following the temporary and/or final seeding and mulching, 

the contractor shall in the spring inspect and repair any damages and/or unestablished spots. 

Established vegetative cover means a minimum of 90% of areas vegetated with vigorous 

growth. 
 

C. Temporary Erosion Control Measures 

 

The following measures are planned as temporary erosion/sedimentation control measures 

during construction: 

 

1. Crushed stone-stabilized construction entrance shall be placed at the entrance along 

Mason Street. 

 

2. Siltation fence or wood waste compost berms shall be installed downstream of any 

disturbed areas to trap runoff- borne sediments until grass areas are revegetated.  The silt 

fence and/or wood waste compost berms shall be installed per the details provided in this 

package and inspected at least once a week and before and immediately after a storm 

event of 0.5 inches or greater, and at least daily during prolonged rainfall.  Repairs shall be 

made if there are any signs of erosion or sedimentation below the fence or berm line.  If 

there are signs of undercutting at the center or the edges, or impounding of large volumes 

of water behind the fence or berm, the barrier shall be replaced with a stone check dam. 

Wood waste compost berms are not to be used adjacent to wetland areas that are not to 

be disturbed. 

 

3. Straw or hay mulch including hydroseeding is intended to provide cover for denuded 

or seeded areas until revegetation is established.  Mulch placed between April 15th and 

October 15th on slopes of less then 15 percent shall be anchored by applying water; 

mulch placed on slopes of equal to or steeper than 15 percent shall be covered by a fabric 

netting and anchored with staples in accordance with manufacturer’s recommendation.  

Fabric netting and staples shall be used on disturbed areas within 50’ of lakes, streams, and 

wetlands regardless of the upstream slope.  Mulch placed between October 15th and April 

15th on slopes equal to or steeper than 8 percent shall be covered with a fabric netting 

and anchored with staples in accordance with the manufacturer’s recommendations.  

Slopes steeper than 3:1 and equal to or flatter than 2:1, which are to be revegetated, shall 

receive curlex blankets by American Excelsior or equal.  Slopes steeper than 2:1 shall 

receive riprap as noted on the plans. The mulch application rate for both temporary and 

permanent seeding is 75 lbs per 1000 sf as identified in Attachment A of this section.  

Mulch shall not be placed over snow. 

 

4. Temporary stockpiles of stumps, grubbings, or common excavation will be protected 

as follows: 

 

a) Temporary stockpiles shall not be located within 50 feet of any wetlands 

which will not be disturbed and shall be located away from drainage swales. 
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b) Stockpiles shall be stabilized within 7 days by either temporarily seeding the 

stockpile by a hydroseed method containing an emulsified mulch tackifier or by 

covering the stockpile with mulch, such as hay, straw, or erosion control mix. 

 

c) Stockpiles shall be surrounded by sedimentation barrier at the time of 

formation. 

 

5. All denuded areas that are within 50 feet of an undisturbed wetland, which have been 

rough graded and are not located within a building pad, parking area, or access drive 

subbase area, shall receive mulch or erosion control mesh fabric within 48 hours of initial 

disturbance of soil.  All areas within 100 feet of an undisturbed wetland shall be mulched 

prior to any predicted rain event regardless of the 48 hour window.  In other areas, the 

time period may be extended to 7 days. 

 

6. For work, which is conducted between October 15th and April 15th of any calendar 

year, all denuded areas, shall be covered with hay mulch or erosion control mix, applied at 

twice the normal application rate and anchored with a fabric netting.  The time period for 

applying mulch shall be limited to 2 days for all areas. 

 

7. Mason Street shall be swept to control mud and dust as necessary.  
 

8. During grubbing operations stone check dams shall be installed at any evident 

concentrated flow discharge points and as directed on the Erosion Control Plans. 

 

9. Silt fencing with a minimum stake spacing of 6 feet shall be used, unless the fence is 

supported by wire fence reinforcement of minimum 14 gauge and with a maximum mesh 

spacing of 6 inches, in which case stakes may be spaced a maximum of 10 feet apart.  The 

bottom of the fence shall be anchored. 

 

10. Wood waste compost/bark berms may be used in lieu of siltation fencing. Berms shall 

be removed and spread in a layer not to exceed 3” thick once upstream areas are 

completed and a 90% catch of vegetation is attained. 

 

11. Water and/or calcium chloride shall be furnished and applied in accordance with 

MDOT specifications – Section 637 – Dust Control. 

 

12. Loam and seed is intended to serve, as the primary permanent revegetative measure 

for all denuded areas not provided with other erosion control measures, such as riprap.  

Application rates are provided in Attachment A of this section.  Seeding shall not occur 

over snow. 
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D. Permanent Erosion Control Measures 

 

The following permanent erosion control measures have been designed as part of the 

Erosion/Sedimentation Control Plan: 

 

1. All areas disturbed during construction, but not subject to other restoration (paving, 

riprap, etc.) will be loamed, limed, fertilized, mulched, and seeded.  Fabric netting, 

anchored with staples, shall be placed over the mulch in areas as noted in Temporary 

Erosion Control Measures paragraph 3 of this report.  All areas within 50 feet of an 

undisturbed wetland shall be mulched prior to any predicted rain event regardless of the 

48 hour window.  Native topsoil shall be stockpiled and reused for final restoration when 

it is of sufficient quality. 

 

1.4 Implementation Schedule 

 

The following construction sequence shall be required to insure the effectiveness of the 

erosion and sedimentation control measures are optimized: 

 

It is anticipated that construction of the project will commence in the Fall of 2015 and be completed 

by Spring of 2016.  

  

Note:  For all grading activities, the contractor shall exercise extreme caution not to overexpose the 

site, this shall be accomplished by limiting the disturbed area. 

 

1. Install stabilized construction entrance at the intersection of the access drive and Mason Street. 

 

2. Install perimeter silt fence and/or wood waste berms prior to commencement of demolition. 
 

3. Perform demolition of existing site elements.  

 

4. Foundation preparation area shall be excavated for installation of the building foundation. Building 

work will be on going through the remainder of the project. 
 

5. Commence installation of drainage appurtenances. 
 

6. Commence earthwork and grading to subgrade. 
 

7. Commence installation of water and sewer lines. 
 

8. Continue earthwork and grading to subgrade as necessary for construction. 
 

9. Complete installation of underground utilities to within 5’ of the buildings. 
 

10. Install light pole foundations and light poles. 
 

11. Complete remaining earthwork operations. 
 

12. Install sub-base and base gravel within parking fields, walkways, and all driveways. 
 

13. Install curbing in parking fields, driveways, and along the streets as needed. 
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14. Install base course paving for access drive and parking area as well as concrete surfaces. 
 

15. Loam, lime, fertilize, seed and mulch disturbed areas and complete all landscaping. 
 

16. Install surface course paving for access drive and parking areas. Stripe per plan. 
 

17. Once the site is stabilized and a 90% catch of vegetation has been obtained, remove all temporary 

erosion control measures.  

 

18. Touch up loam and seed. 

 

 Note:  All denuded areas not subject to final paving, riprap, or gravel shall be revegetated. 

 

Prior to construction of the project, the contractor shall submit to the owner a schedule for the 

completion of the work, which will satisfy the following criteria: 

 

1. The above construction sequence should generally be completed in the specified order; however, 

several separate items may be constructed simultaneously.  Work must also be scheduled or 

phased to reduce the extent of the exposed areas as specified below.  The intent of this sequence 

is to provide for erosion control and to have structural measures such as silt fence and 

construction entrances in place before large areas of land are denuded. 

 

2. The work shall be conducted in sections which shall: 

 

a) Limit the amount of exposed area to those areas in which work is expected to be undertaken 

during the proceeding 30 days. 

 

b) Revegetate disturbed areas as rapidly as possible.  All areas shall be permanently stabilized 

within 7 days of final grading or before a storm event; or temporarily stabilized within 48 

hours of initial disturbance of soil for areas within 50 feet of an undisturbed wetland and 7 

days for all other areas.  Areas within 50 feet of an undisturbed wetland shall be mulched 

prior to any predicted rain event regardless of the 48 hour window. 

 

c) Incorporate planned inlets and drainage system as early as possible into the construction 

phase.  The ditches shall be immediately lined or revegetated as soon as their installation is 

complete. 

 

1.5 Erosion, Sedimentation and Stabilization Control Plan 

 

The Erosion Control information is included in the plan set. 

 

1.6 Details and Specifications 

 

The Erosion Control details and specifications are included in the plan set. 

 

1.7 Winter Stabilization Plan 

 

The winter construction period is from November 1 through April 15.  If the construction site is not 

stabilized with pavement, a road gravel base, 75% mature vegetation cover or riprap by November 15 
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then the site needs to be protected with over-winter stabilization.  An area considered open is any 

area not stabilized with pavement; vegetation, mulching, erosion control mats, riprap or gravel base on 

a road. 

 

Winter excavation and earthwork shall be completed such that any area left exposed can be 

controlled by the contractor.  Limit the exposed area to those areas in which work is expected to be 

under taken during the proceeding 15 days and that can be mulched in one day prior to any snow 

event. 

 

All areas shall be considered to be denuded until the subbase gravel is installed in roadway/parking 

areas or the areas of future loam and seed have been loamed, seeded and mulched.  Hay and straw 

mulch rate shall be a minimum of 150 lbs./1,000 s.f. (3 tons/acre) and shall be properly anchored. 

 

The contractor shall install any added measures which may be necessary to control 

erosion/sedimentation from the site dependent upon the actual site and weather conditions. 

Continuation of earthwork operations on additional areas shall not begin until the exposed soil surface 

on the area being worked has been stabilized, in order to minimize areas without erosion control 

protection. 

 

1.  Soil Stockpiles 

Stockpiles of soil or subsoil shall be mulched for over winter protection with hay or straw at twice the 

normal rate or at 150 lbs/1,000 s.f. (3 tons per acre) or with a four-inch layer of woodwaste erosion 

control mix. This shall be done within 24 hours of stocking and re-established prior to any rainfall or 

snowfall.  Any soil stockpile shall not be placed (even covered with hay or straw) within 50 feet from 

any natural resources. 

 

2. Natural Resource Protection 

Any areas within 50 feet from any natural resources, if not stabilized with a minimum of 75% mature 

vegetation catch, shall be mulched by December 1 and anchored with plastic netting or protected with 

erosion control mats.  During winter construction, a double line of sediment barriers (i.e. silt fence 

backed with hay bales or erosion control mix) shall be placed between any natural resource and the 

disturbed area.  Projects crossing the natural resource shall be protected a minimum distance of 50 

feet on either side from the resource. Existing projects not stabilized by December 1 shall be 

protected with the second line of sediment barrier to ensure functionality during the spring thaw and 

rains.   

 

3. Sediment Barriers  

During frozen conditions, sediment barriers shall consist of woodwaste filter berms as frozen soil 

prevents the proper installation of hay bales and sediment silt fences. 

 

4. Mulching 

An area shall be considered denuded until areas of future loam and seed have been loamed, seeded 

and mulched.  Hay and straw mulch shall be applied at a rate of 150 lb. per 1,000 square feet or 3 

tons/acre (twice the normal accepted rate of 75-lbs./1,000 s.f. or 1.5 tons/acre) and shall be properly 

anchored.  Mulch shall not be spread on top of snow.  The snow shall be removed down to a one-inch 

depth or less prior to application.  After each day of final grading, the area shall be properly stabilized 

with anchored hay or straw or erosion control matting.  An area shall be considered to have been 

stabilized when exposed surfaces have been either mulched with straw or hay at a rate of 150 lb. per 
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1,000 square feet (3 tons/acre) and adequately anchored that ground surface is not visible though the 

mulch. 

 

Between the dates of November 1 and April 15, all mulch shall be anchored by peg line, mulch netting, 

asphalt emulsion chemical, or wood cellulose fiber. When ground surface is not visible through the 

mulch then cover is sufficient.  After November 1st, mulch and anchoring of all bare soil shall occur at 

the end of each final grading workday. 

 

5. Mulching on Slopes and Ditches 

Slopes shall not be left exposed for any extended time of work suspension unless fully mulched and 

anchored with peg and netting or with erosion control blankets.  Mulching shall be applied at a rate of 

230 lbs/1,000 s.f. on all slopes greater than 8%.  

 

Mulch netting shall be used to anchor mulch in all drainage ways with a slope greater than 3% for 

slopes exposed to direct winds and for all other slopes greater that 8%.  Erosion control blankets shall 

be used in lieu of mulch in all drainage ways with slopes greater than 8%.  Erosion control mix can be 

used to substitute erosion control blankets on all slopes except ditches. 

 

6. Seeding 

Between the dates of October 15 and April 1st, loam or seed will not be required.  During periods of 

above freezing temperatures finished areas shall be fine graded and either protected with mulch or 

temporarily seeded and mulched until such time as the final treatment can be applied.  If the date is 

after November 1st and if the exposed area has been loamed, final graded with a uniform surface, then 

the area may be dormant seeded at a rate of 3 times higher than specified for permanent seed and 

then mulched.  Dormant seeding may be selected to be placed prior to the placement of mulch and 

fabric netting anchored with staples.  If dormant seeding is used for the site, all disturbed areas shall 

receive 4” of loam and seed at an application rate of 5 lbs/1,000 s.f.  All areas seeded during the winter 

shall be inspected in the spring for adequate catch.  All areas insufficiently vegetated (less than 75% 

catch) shall be revegetated by replacing loam, seed and mulch.  If dormant seeding is not used for the 

site, all disturbed areas shall be revegetated in the spring. 

 

Standards for Timely Stabilization of Construction Sites During Winter 
 

1. Standard for the timely stabilization of ditches and channels -- The applicant shall construct 

and stabilize all stone-lined ditches and channels on the site by November 15.  The applicant shall 

construct and stabilize all grass-lined ditches and channels on the site by September 1.   

 

2. Standard for the timely stabilization of disturbed slopes -- The applicant shall construct and 

stabilize stone-covered slopes by November 15.  The applicant shall seed and mulch all slopes to be 

vegetated by September 1.  The department shall consider any area having a grade greater than 15% to 

be a slope.   

 

3. Standard for the timely stabilization of disturbed soils -- By September 15 the applicant shall 

seed and mulch all disturbed soils on areas having a slope less than 15%.  If the applicant fails to 

stabilize these soils by this date, then the applicant shall take one of the following actions to stabilize 

the soil for late fall and winter. 
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1.8  Maintenance of facilities 

 

The stormwater facilities will be maintained by the Applicant, Bangor Savings Bank or their assigned 

heirs. The contract documents will require the contractor to designate a person responsible for 

maintenance of the sedimentation control features during construction as required by the Erosion 

Control Report. Long-term operation/maintenance recommended for the stormwater facilities is 

presented below. 

 

The responsible party may contract with such professionals, as may be necessary in order to comply 

with this provision and may rely on the advice of such professionals in carrying out its duty hereunder, 

provided, that the following operation and maintenance procedures are hereby established as a 

minimum for compliance with this section. A maintenance log of the inspections shall be kept by the 

responsible party. 

 

Inspection and Maintenance Frequency and Corrective Measures:   

The following areas, facilities, and measures will be inspected and the identified deficiencies will be 

corrected. Clean-out must include the removal and legal disposal of any accumulated sediments and 

debris.   

 

Vegetated Areas:  

Inspect slopes and embankments early in the growing season to identify active or potential erosion 

problems. Replant bare areas or areas with sparse growth. Where rill erosion is evident, armor the 

area with an appropriate lining or divert the erosive flows to on-site areas able to withstand the 

concentrated flows.  The facilities will be inspected after major storms and any identified deficiencies 

will be corrected.     

 

Roadways and Parking Surfaces:  Clear accumulations of winter sand in parking lots and along 

roadways at least once a year, preferably in the spring. Accumulations on pavement may be removed 

by pavement sweeping. Accumulations of sand along road shoulders may be removed by grading 

excess sand to the pavement edge and removing it manually or by a front-end loader. Repair potholes 

and other roadway obstructions and hazards. Plowing and sanding of paved areas shall be performed as 

necessary to maintain vehicular traffic safety.  

 

Housekeeping 

 

The following procedures are hereby established as a minimum for compliance with this section. For 

further information on the procedures listed below, refer to MDEP Chapter 500 rules – Appendix C. 

 

Spill Prevention:  

Appropriate spill prevention, containment, and response planning/implementation shall be used to 

prevent pollutants from being discharged from materials on site. 

 

Groundwater Protection: 

During construction, hazardous materials with the potential to contaminate groundwater shall not 

be stored or handled in areas of the site which drain to an infiltration area. 
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Fugitive Sediment and Dust: 

Appropriate measures shall be taken to ensure that activities do not result in noticeable erosion of 

the soils and water and/or calcium chloride shall be used to ensure that activities do not result in 

fugitive dust emissions during or after construction. 

 

Debris and Other Materials: 

Litter, construction debris, and chemicals exposed to stormwater must be prevented from 

becoming a pollutant source. 

 

Trench or Foundation De-watering: 

Water collected through the process of trenching and/or de-watering must be removed from the 

ponded area, and must be spread through natural wooded buffers or other areas that are 

specifically designed to collect the maximum amount of sediment possible. 

 

Non-stormwater Discharges: 

Identify and prevent contamination by non-stormwater discharges. 

  

 Conclusion  

 

The Applicant has provided temporary and permanent erosion control measures as well as specifying a 

sequence of construction as measures to minimize erosion and sedimentation. 

 

 

1 Attachments 

 

Attachment A - Seeding Plan 

Attachment B - Inspection Report 

  
 



ATTACHMENT A 

Seeding Plan 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 

 



 

 

SEEDING PLAN 

 

Project:           Bangor Savings Bank 

 

Site Location:  Brunswick, ME 

 

 Permanent Seeding   Temporary Seeding 

 

 

1. Instruction on preparation of soil:  Prepare a good seed bed for planting method used. 

2. Apply lime as follows:  # / acres, OR  138 # /M Sq. Ft. 

3. Fertilize with       pounds of       N-P-K/ac. OR 13.8 pounds of 10-10-10 N-P-K/M Sq. Ft. 

4. Method of applying lime and fertilizer:  Spread and work into the soil before seeding. 

5. Seed with the following mixture: 

50% Winter Rye 

50% Annual Rye 

 

6. Mulching instructions:  Apply at the rate of      per acre, OR 75 pounds per M. Sq. Ft. 

 

        Amount  Unit # Tons. Etc. 

7. TOTAL LIME 138 #/1000 sq. ft. 

8. TOTAL FERTILIZER 13.8 #/1000 sq. ft. 

9. TOTAL SEED 1.03 #/1000 sq. ft. 

10. TOTAL MULCH 75 #/1000 sq. ft. 

11. TOTAL other materials, seeds, etc.  

12. REMARKS 

 

Spring seeding is recommended; however, late summer (prior to September 1) seeding can be 

made.  Permanent seeding should be made prior to August 5 or as a dormant seeding after the 

first killing frost and before the first snowfall.  If seeding cannot be done within these seeding 

dates, temporary seeding and mulching shall be used to protect the site.  Permanent seeding shall 

be delayed until the next recommended seeding period. 

  



ATTACHMENT B 

Inspection Report 

 
 
 



STORMWATER POLLUTION PREVENTION PLAN 

 
INSPECTION REPORT 

 

PROJECT INFORMATION 
 
Project Name:  Bangor Savings Bank 
 
Address:  45 Maine Street 

Brunswick , Maine  
 

CONTRACTOR/SUBCONTRACTOR INFORMATION 
 
Inspector Name: 

Firm: 

Title: 

Qualifications: 
 
INSPECTION SUMMARY 
 
Date of Inspection: 

 
Major Observations: 
 
 
 
 
 
 
THE FACILITY IS IN COMPLIANCE WITH THE STORMWATER POLLUTION PREVENTION 
PLAN WITH THE FOLLOWING EXCEPTIONS: 
 
 
 
 
 
 
 
 
 
 



ACTIONS NECESSARY TO BRING FACILITY INTO COMPLIANCE: 
 
 
 
 
REQUIRED MODIFICATIONS TO STORMWATER POLLUTION PREVENTION PLAN  
(MUST BE IMPLEMENTED WITHIN 7 DAYS OF INSPECTION): 
 
 
 
 
 
 
 
 
CERTIFICATION STATEMENT: 
 
“I certify under penalty of law that this document and all attachments were prepared under my 
direction or supervision in accordance with a system designed to assure that qualified personnel 
properly gathered and evaluated the information submitted.  Based on my inquiry of the person or 
persons who manage the systems, or those persons directly responsible for gathering the information, 
the information submitted is, to the best of my knowledge and belief, true, accurate and complete.  I 
am aware that there are significant penalties for submitting false information, including the possibility 
of fine and imprisonment for knowing violations.” 
 
 
Signature 

 
 
Typed Name 
 
 
Title 
 
 
Date 
 



















































































































SILT FENCE


















Lucky Rock LLC
www.luckyrockdesign.com           207.318.9322
373 Hussey Hill Road - Vassalboro, Maine 04989



B
an

g
or

 S
av

in
g

s 
B

an
k

Li
g

h
ti

n
g

 L
ay

ou
t

M
ai

n
e 

&
 M

as
on

 S
tr

ee
t

Designer
Mark Fowler LC
Date
8/17/2015
Scale
Not to Scale
Drawing No.

Summary

1 of 1

0.1

0.1

2.6 3.6

4.0

3.9

0.1

0.1

0.5

4.1

11.5

13.7

8.6

1.8

0.2

0.1

3.0

4.5

5.4

5.2

9.7

4.4

0.7

0.1

2.5

5.1

6.1

6.0

16.2

7.9

1.3

0.1

2.6

5.3

6.4

5.9

13.5

6.0

1.0

0.1

5.0

14.8

6.7

1.1

5.6

16.2

7.6

1.3

5.4

6.9

12.4

5.3

1.0

5.6

23.5

16.6

15.5

7.3

1.6

3.4

21.5

20.8

14.3

15.0

7.4

1.7

1.6

1.0

3.5

14.0

29.1

6.5

2.7

3.9

10.5

17.0

4.9

0.9

0.3

0.7

1.4

1.5

1.4

6.5

3.2

1.1

0.9

0.9

1.5

1.5

7.2

3.4

2.9

3.8

9.9

20.3

28.5

29.6

20.4

7.6

1.3

0.3

1.7

2.1

1.9

1.7

2.0

1.4

0.9

0.6

0.4

0.8

1.3

1.8

2.8

3.2

3.4

3.6

5.7

11.5

18.2

23.0

25.3

24.4

12.3

4.1

2.1

0.4

3.1

2.9

2.5

2.1

1.7

1.3

0.9

0.2

0.4

0.8

1.3

2.1

3.0

3.8

4.0

4.0

4.5

4.8

6.9

10.8

25.9

26.6

23.3

13.9

3.8

0.6

4.0

3.6

3.2

2.6

1.9

1.3

0.9

0.2

0.4

0.8

1.4

2.2

3.3

4.3

4.6

4.6

4.8

5.4

12.8

22.3

26.8

24.8

20.5

12.7

7.0

5.3

4.6

4.2

3.8

3.0

2.1

1.4

0.9

0.2

0.2

0.4

0.8

1.4

2.2

3.5

4.9

5.3

5.2

5.4

4.6

7.6

12.5

13.0

10.6

8.6

7.3

6.6

5.7

5.1

4.8

4.0

3.0

2.1

1.4

0.8

0.2

0.2

0.4

0.8

1.5

2.3

3.6

5.2

5.7

5.8

5.9

4.1

2.8

3.3

3.1

3.1

4.1

6.3

6.3

5.9

5.6

5.1

3.8

2.6

1.8

1.1

0.7

0.1

0.2

0.4

0.9

1.5

2.4

3.8

5.4

5.8

6.1

6.2

4.2

2.0

1.4

1.5

2.5

5.0

6.3

6.1

5.8

5.7

4.6

3.1

2.1

1.4

0.8

0.2

0.2

0.4

0.9

1.5

2.4

3.8

5.4

5.8

6.1

6.2

4.2

1.8

1.2

1.5

3.6

5.6

6.0

5.9

5.9

5.3

3.8

2.6

1.7

1.1

0.2

0.2

0.4

0.8

1.5

2.4

3.7

5.3

5.7

5.9

5.9

3.8

1.6

1.2

2.1

4.4

5.1

5.5

5.7

5.5

4.3

3.0

2.1

1.3

0.2

0.2

0.4

0.8

1.4

2.3

3.5

4.9

5.4

5.4

5.4

3.3

1.2

1.2

2.8

4.3

4.6

4.9

5.3

4.5

3.2

2.3

1.6

0.2

0.2

0.4

0.8

1.4

2.2

3.3

4.4

4.7

4.7

4.7

2.8

1.0

1.6

3.0

3.8

4.0

4.4

4.3

3.4

2.5

1.7

0.2

0.2

0.4

0.8

1.4

2.1

3.0

3.8

4.1

4.1

3.9

2.3

1.1

1.8

2.5

3.0

3.4

3.6

3.3

2.6

1.9

0.2

0.2

0.3

0.4

0.8

1.3

1.9

2.6

3.2

3.4

3.4

3.2

1.8

1.2

1.7

2.1

2.4

2.7

2.8

2.5

2.0

1.4

0.2

0.3

0.3

0.5

0.8

1.2

1.7

2.1

2.6

2.7

2.6

2.5

1.7

1.3

1.6

1.8

2.0

2.1

2.1

1.9

1.5

1.1

0.3

0.4

0.5

0.7

1.0

1.3

1.6

1.9

2.2

2.4

2.3

2.2

1.7

1.4

1.6

1.8

1.8

1.8

1.6

1.4

1.2

0.8

0.4

0.5

0.7

0.9

1.3

1.6

1.8

2.1

2.3

2.4

2.4

2.4

1.9

1.7

1.8

1.9

1.8

1.6

1.4

1.2

0.9

0.6

0.5

0.7

0.9

1.2

1.6

2.0

2.2

2.4

2.6

2.8

2.8

2.7

2.3

2.1

2.1

2.1

1.8

1.6

1.3

1.1

0.8

0.7

0.8

1.1

1.5

2.0

2.5

2.9

3.0

3.2

3.4

3.4

3.3

2.9

2.7

2.7

2.3

1.9

1.6

1.3

1.0

0.7

0.7

1.0

1.3

1.7

2.3

3.0

3.6

3.9

4.2

4.4

4.4

4.3

3.9

3.5

3.1

2.6

2.0

1.6

1.3

1.0

0.7

0.7

0.9

1.3

1.7

2.4

3.0

3.7

4.3

4.7

5.0

5.0

4.8

4.3

3.7

3.1

2.6

2.0

1.5

1.2

0.9

0.6

0.6

0.9

1.1

1.5

2.2

2.8

3.4

4.0

4.3

4.4

4.4

4.3

4.0

3.5

2.9

2.3

1.7

1.3

1.0

0.7

0.5

0.5

0.7

0.9

1.2

1.7

2.4

3.1

3.6

3.8

3.9

3.9

3.8

3.6

3.2

2.5

1.9

1.3

1.0

0.7

0.6

0.4

0.1

0.1

0.2

0.2

0.3

0.5

0.6

0.8

1.0

1.1

1.3

1.3

1.2

1.0

0.9

0.7

0.5

0.4

0.3

0.2

0.2

0.3

0.4

0.5

0.6

0.6

0.6

0.4

0.3

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.4

0.4

0.3

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.5

0.7

0.7

0.6

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.3

0.6

0.8

1.0

1.1

1.0

0.1

0.1

0.1

0.2

0.2

0.3

0.3

0.3

0.2

0.1

0.1

0.1

0.5

0.9

1.2

1.5

1.7

1.5

0.1

0.1

0.1

0.2

0.4

0.6

0.7

0.5

0.3

0.2

0.1

0.1

0.7

0.9

1.3

1.9

2.9

2.7

0.1

0.1

0.1

0.3

1.0

2.1

2.4

1.7

0.6

0.2

0.1

0.1

0.2

0.1

0.9

1.3

1.8

2.4

2.0

0.9

0.2

0.8

1.3

1.9

2.5

1.1

2.0

3.0

3.8

0.5

1.2

2.5

4.2

4.9

0.5

1.3

2.8

5.2

0.1

0.1

0.1

0.1

0.2

0.6

1.4

2.9

0.2

0.2

0.1

0.2

0.5

1.4

2.9

0.3

0.2

0.1

0.2

0.5

1.3

2.9

0.4

0.3

0.2

0.1

0.2

0.5

1.3

2.3

0.5

0.3

0.2

0.1

0.2

0.4

1.0

0.6

0.4

0.1

0.1

0.2

0.4

0.8

0.6

0.4

0.1

0.1

0.2

0.4

0.6

0.4

0.1

0.1

0.1

0.2

0.3

0.6

0.4

0.1

0.1

0.1

0.2

0.2

0.6

0.1

0.1

0.1

0.1

0.5

0.1

0.1

0.1

0.1

0.3

0.1

0.1

0.1

0.1

0.5

0.2

0.1

0.1

0.1

0.1

0.6

0.3

0.1

0.1

0.1

0.1

0.8

0.4

0.2

0.1

0.1

0.1

0.1

1.0

0.6

0.3

0.2

0.1

0.1

0.1

0.1

0.1

1.2

0.7

0.4

0.2

0.2

0.1

0.1

0.1

0.1

0.1

1.3

0.8

0.5

0.3

0.2

0.1

0.1

0.1

0.1

0.9

0.5

0.3

0.2

0.2

0.1

0.1

0.1

0.2

0.7

0.4

0.3

0.2

0.1

0.1

0.1

0.2

0.2

0.5

0.3

0.2

0.2

0.1

0.1

0.2

0.2

0.3

0.4

0.3

0.2

0.1

0.1

0.1

0.2

0.3

0.4

0.5

0.4

0.2

0.2

0.1

0.2

0.2

0.4

0.5

0.5

0.3

0.2

0.2

0.1

0.2

0.2

0.4

0.5

0.5

0.3

0.2

0.2

0.1

0.2

0.2

0.4

0.5

0.4

0.3

0.2

0.1

0.1

0.1

0.1

0.2

0.3

0.5

0.4

0.3

0.2

0.1

0.1

0.1

0.2

0.3

0.4

0.3

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.2

0.2

0.3

0.4

0.4

0.4

0.4

0.3

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.3

0.3

0.3

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

29.8

5.3

A @ 10'

A @ 10'

A @ 10'

A @ 10'

A @ 10'

A @ 10'

B @ 10'

B @ 10'

C @ 6'

C @ 6'

D @ 21'

D @ 21'

A @ 10'

A @ 10'A @ 10' A @ 10'

D1 @ 21'

B @ 7'

B @ 7'

C @ 6'

C @ 6'

F @ 12'

F @ 12'

Plan View
Scale - 1" = 14'

Statistics
Description Symbol Avg Max Min Max/Min Avg/Min

Stat Zone Inside Property Line 3.6 fc 29.8 fc 0.0 fc N/A N/A

Stat Zone Outside Propoerty Line 0.3 fc 5.3 fc 0.0 fc N/A N/A

Values at 0' above grade 2.1 fc 29.8 fc 0.0 fc N/A N/A

Number Lamps

Symbol Label
Catalog
Number

Image Quantity Manufacturer Description
Lumens Per

Lamp
Light Loss

Factor
Wattage

A

RV8 40/30 120
RO8AR

10 Lithonia Lighting 8" LED RETROFIT
COMMERCIAL
DOWNLIGHT WITH 3000
NOMINAL LUMENS,
(4000k) 3500K LEDS,
120V INPUT, AND CLEAR
SEMI-SPECULAR
REFLECTOR

2802.782 0.95 41.55

B
RV6 40/15
RO6AR 120

4 Lithonia Lighting RV6 4000K 1500L 120V
CLEAR SEMISPECULAR
FINISH

1483.271 1 21.04

C
4 Scott S3345 962 0.85 20

D

DSX2 LED 80C
530 40K T2S
MVOLT HS

2 Lithonia Lighting DSX2 LED W/4 (20) LED
LIGHT ENGINES, (1)
530mA DRIVER, 4000K
LED, TYPE T2S OPTICS
WITH HOUSE SIDE
SHIELD

13229.8 0.95 133

D1

DSX1 LED 60C
530 40K T2S
MVOLT HS

1 Lithonia Lighting DSX1 LED WITH (2) 30
LED LIGHT ENGINES,
RIGHT ROTATED TYPE
T2S OPTIC, 4000K, @
530mA WITH HOUSE
SIDE SHIELD

8921.362 0.95 99.28

E

DSX1 LED 60C
530 40K T3M
MVOLT

0 Lithonia Lighting DSX1 LED WITH (2) 30
LED LIGHT ENGINES,
LEFT ROTATED TYPE T3M
OPTIC, 4000K, @ 530mA

11541.89 0.95 99.22

F

DSXW1 LED 20C
1000 AMBPC T2S
MVOLT HS

2 Lithonia Lighting DSXW1 LED WITH (2) 10
LED LIGHT ENGINES,
TYPE T2S OPTIC, AMBER
PC, @ 1000mA WITH
HOUSE-SIDE SHIELDS.

3885.049 0.95 73.2

View #3

View #4
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

JULY 14, 2015 
 

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

STAFF PRESENT: Director of Planning and Development, Anna Breinich 

A meeting of the Brunswick Planning Board was held on Tuesday, July 14, 2015, in the Meeting 
Room, 2nd floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 P.M. 

Case # 15-006: Avita Assisted Living Facility: The Planning Board will hold a Public Hearing 
and then review and take action on a Final Major Plan Review application submitted by the 
Sandy River Company, for construction of a single story 47,703 sf assisted living facility, two 
parking areas totaling 65 spaces, and associated site improvements on two lots totaling 13.64 
acres; the site has not yet been addressed, but will have access off of Admiral Fitch Avenue, in 
the Community Mixed Use Zoning District, and proposed to be within the Common 
Development Plan boundary. Assessor’s Map 40, Lots 50 & 82. 
 
Anna Breinich introduced the application for the construction of a single story assisted living 
facility to be located in Brunswick Landing and reviewed the project summary. 
 
Daniel Maguire, representative for Sandy River Company, stated that Sandy River has been in 
business for roughly 30 years and have built approximately 15 facilities from the ground up since 
1983. Daniel stated that Sandy River Company, in partner with Northbridge Company have, 
come together over the past 4 years to build similar facilities and they are currently building a 
facility in Wells, Maine.  Daniel stated that they have bids out to contractors and hope to make a 
decision on this soon.  Daniel said that the name Avita is Italian for “for life”, and stated that 
they believe people dealing with memory loss deserve quality of life.   
 
Will Conway of Sebago Techinics, stated that there have been only small changes to the plan 
since sketch review and reviewed the current site plan.  Will stated that the entrance to the 
facility is important and reviewed the parking, traffic flow and provided a brief description of the 
front landscaping.  Will reviewed the 3 courtyard designs and landscaping and stated that there is 
a secured perimeter fence that ties into the building surrounding the 3 courtyards.  Will reviewed 
a rendering of the proposed building and noted that the design has received MRRA Design 
approval. 
 
Margaret Wilson stated that she was concerned as they do not have a bike rack and noted that 
many people bike in this area and it is possible that staff may bike in as well.  Will Conway 
stated that they would be happy to put in a bike rack and asked that it be a Condition of 
Approval.   
 
Chair Charlie frizzle opened the meeting to public hearing.  No public comment was made and 
the public hearing was closed. 
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MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SITE PLAN APPLICATION IS DEEMED COMPLETE. MOTION SECONDED BY 
BILL DANA, APPROVED UNANIMOUSLY. 
 
MOTION BY RICHARD VISSER 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 SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 
 
MOTION BY BILL DANA 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.  

MOTION SECONDED BY MARGARET WILSON, APPROVED UNANIMOUSLY. 
 
2. Case # 15-029: Moody Road Subdivision, Phase II Reapproval: The Planning Board will 
review and take action on an application for the reapproval of the 6-lot residential subdivision, 
Moody Road Subdivision, Phase II, submitted by Harold & Barbara Sandelin in partnership with 
Joseph Klocek to subdivide 14.72 acres into six (6) single-family residential lots on Manwaring 
Way (Assessor’s Map 14, Lot 13) in the Farm and Forest 1 (FF1) District and Aquifer Protection 
2 Zone. 
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Anna Breinich introduced the application for reapproval of a 6-lot residential subdivision.  Anna 
said that this application was approved by the Planning Board in October 13, 2009, but expired 
on October 14, 2014 per subdivision requirements; the applicant is seeking reapproval of the 
original plan and noted that there are no changes to the plan and there have been no Zoning 
Ordinance changes in this zone.    
 
Curt Neufeld, of Sitelines PA, reviewed the project and provided an aerial view of the lots. Curt 
showed the open space block, lot layout and roadway.  Curt noted that the notes have been added 
to the plan and pointed out that there are lots located outside of the fire hydrant district; this 
indication has been added to the plan.  Curt reviewed the profile of the roadway and slope of the 
profile. Curt clarified that a portion of the roadway (slope of greater than 8%) will not be gravel, 
but will be reclaimed surface.  Soxna Dice clarified that the conservation land was part of the 
original approval and Anna replied that it was part of the original approval.   
 
Chair Charlie frizzle opened the meeting to public hearing.  No public comment was made and 
the public hearing was closed. 
     
MOTION BY MARGARET WILSON THAT THE MAJOR DEVELOPMENT FINAL 
SITE PLAN APPLICATION IS EXTENDED WITH THE FOLLOWING CONDITIONS:  

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 
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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. 

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. 

MOTION SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 
 
3. Case # 15-027: Spruce Meadow Subdivision: The Planning Board will review and take 
action on a Sketch Plan Major Development Review Subdivision Application submitted by 
William Moore, for a proposed 33-lot open space residential subdivision. (Original Assessor’s 
Map 13, Lot 34) in the Mixed Use 5 (MU5) Zoning District. 
 
Anna Breinich reviewed the application for a proposed 33-lot subdivision.  Anna pointed out that 
many Planning Board members attended the site walk of the proposed area on July 7th jointly 
with the Conservation Commission and noted that after the site walk, the Conservation 
Commission has recommended that the open space property stay in the hands of a homeowners 
association and not be taken on by the Town. Anna said that the Recreation Commission will be 
reviewing the proposed trails on 7/15/15. 

Curt Neufeld, of Sitelies PA, said that the applicant proposes that the road be given to the Town 
once completed.  Curt said that the DEP permit is in the process of being amended and residents 
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will have private well and septic.  Curt reviewed the layout and the open space tree growth land 
and said that if the Recreation Commission and the Conservation Commission do not embrace 
the open space as a public space, the reality of a parking lot off Durham Road and maintenance 
of trails by a homeowners association is very slim.  Curt said that this project is proposed to be 
developed in 3 phases.  Curt noted that they are still working on the well / septic systems, but 
pointed out that most of the lots drain towards the perimeter.  Curt pointed out that this 
development is near the public transportation corridor and will be an asset to the Town.   

Charlie Frizzle asked if lots 1, 33, 21 and 22 will meet the requirements of a 50 foot buffer from 
Old Portland Road.  Curt replied that they had not discussed this and Charlie pointed out that the 
buffer was part of the original business approval.  Curt replied that they would like to revisit this 
and suggested with a residential home, they could have a 25 foot buffer as the lots are narrow.  
Anna said that this may only effect lots 1 and 33 and suggested that they revisit the building 
envelope to see if the applicant can make things fit; lot 21 has the open space and lot 22 has the 
drainage.  Bill Dana pointed out that lots 33 and 21 are constrained by wetlands as well and will 
limit the development of the houses.   

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

MOTION BY BILL DANA TO DEEM THE MAJOR DEVELOPMENT SKETCH PLAN 
APPLICATION COMPLETE.  MOTION SECONDED BY DALE KING, APPROVED 
UNANIMOUSLY. 

MOTION BY DALE KING TO APPROVE THE MAJOR DEVELOPMENT SKETCH 
PLAN DALE. MOTION SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY.  

4. Zoning Ordinance Rewrite Committee (ZORC) Update 

Anna Breinich stated that ZORC will be presenting an update at the next Town Council meeting 
and hope to have Draft 2 for public review ready by the end of next week. 

5.  Approval of Minutes 

No minutes were reviewed at this meeting. 

6.  Other 

No other business. 

Adjourn  

This meeting was adjourned at 8:09 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 
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Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

AUGUST 4, 2015 
 

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

STAFF PRESENT: Director of Planning and Development, Anna Breinich 

A meeting of the Brunswick Planning Board was held on Tuesday, August 4, 2015, in Town 
Council Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 

1. Case #15-034 Grace Reformed Baptist Church Special Permit: The Planning Board will 
hold a Public Hearing, then review and take action regarding a Special Permit application 
submitted by Micah Renihan, on behalf of the Northern New England District, Council of 
Assemblies of God, requesting approval to reestablish a church in the existing structures onsite 
as a use by Special Permit. The property is located at 34 Grover Lane, in the Country 
Residential 1 (CR1) Zoning District. (Assessor’s Map 41, Lot 23A). 
 
Anna Breinich introduced the Special Permit application to reestablish the existing structure at 
34 Grover Lane for a religious institution as it is unknown when the current owner, Northern 
New England District, Council of Assemblies of God, established the institution for this purpose 
as no Special Permit was granted.  Anna stated that the applicant plans to comply will all 
applicable codes and regulations and that the structure is compatible with the proposed use.  
Anna also noted that no additional changes to the site are proposed at this time, but may occur in 
the future after the structural survey is conducted.  Anna said that one staff request is that the 
new owners continue to work with the Parks and Recreation Department to maintain the shared 
parking arrangement that was in effect with the previous owners and the Town for bike path 
users. 
 
Micah Renihan, Pastor of Grace Reformed Baptist Church, said that they are under contract to 
purchase this structure with the condition that they are granted this Special Permit; they will 
come back to the Planning Board for development review in the future to make any changes to 
the structure.  Charlie Frizzle asked the applicant if they are willing to continue the shared 
parking agreement and Micah replied that they are more than happy to resume or recreate an 
agreement if one cannot be found and are very open to discussion.  Richard Visser asked for 
clarification on the number of cars / people they anticipated.  Micah replied that it would be 40-
70 people on Sunday, not cars and noted that they have 61 parking spaces.    
 
Chair Charlie Frizzle opened the meeting to public hearing.  No public comments were made, 
and the public hearing was closed. 
 
MOTION BY JEREMY EVANS THAT THE SPECIAL PERMIT APPLICATION BE 
DEEMED COMPLETE. MOTION SECONDED BY SOXNA DICE, APPROVED 
UNANIMOUSLY. 
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MOTION BILL DANA TO APPROVE THE SPECIAL PERMIT WITH THE 
FOLLOWING CONDITION: 

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 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. 

MOTION SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY. 
 
2. Case #15-033 Rose Douglas Village Sketch Plan: The Planning Board will review and take 
action regarding a Major Development Review Sketch Plan application submitted by Robert 
and Judith Muller to develop a 14-unit open space residential subdivision at 207 Hacker Road 
and adjacent undeveloped lots totally 47.56 acres, in the Farm and Forest 1 (FF1) Zoning 
District. (Assessor’s Map 7, Lots 36-41. 
 
Anna Breinich reviewed the project summary and stated that this project was before the Board in 
November 2014 for a pre-application workshop with a similar design.  Anna reviewed the review 
requirements for Sketch Plan development. 
 
Kevin Clark of Sitelines, PA, reviewed a PowerPoint Presentation on the Rose Douglas Village 
Subdivision. Charlie Frizzle suggested that the applicant may want to review Section 511.3 in the 
Brunswick Zoning Ordinance regarding road interconnectiveness for the final plan and noted that 
the Fire Department, at the Staff Review Committee Meeting, suggested an access way between 
the proposed road and the 2 Echo Community.  Kevin replied that they have spoken with the Fire 
Department and are willing to create an access road; this is being discussed.  With regard to fire 
protection, Charlie stated that the Board will require that a statement be placed into the deeds of 
the development that they are beyond water access for the Fire Department if the applicant does 
nothing further in regards to fire protection.  Kevin replied that they are discussing protection 
options.  Soxna Dice asked if there was any further information on the power purchase.  Robert 
Muller replied that he has spoken to Revision Energy and PPA’s are becoming more common in 
Maine, but that he does not have any more information.  Robert reviewed how the PPA would 
work.  Bill Dana pointed out that the plan before the Board in November 2014 had a proposed 
access road to the 2 Echo Community.  Robert replied that he has spoken with the 2 Echo 
Community Association, but that he has not heard back from them.  Richard Visser asked about 
John Foster’s concern with the steep grade on the proposed road and asked if there were any 
options being considered.  Kevin replied that they have reviewed the preliminary plan and feel 
that they can do a design within 8% grade. Charlie pointed out that this is also something that the 
2 Echo Community should be considering; connecting these neighborhoods makes sense.  Anna 
Breinich recommended that the applicant explain the purpose of the use of this land identified on 
the plan as being retained by the owner.  Kevin replied that they will address this in the final 
plan.  Anna also suggested that the applicant go back to the Conservation Commission and the 
Parks and Recreation Commission in regards to the proposed conservation lands.   
 
Chair Charlie Frizzle opened the meeting to public comment. 
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Jean Konzal, resident of 2 Echo community (127 Echo Road), said that she would need to have 
continued discussions regarding the access road, but does see the significance in terms of 
emergency vehicles; she is concerned about the other vehicular traffic that would occur.  Charlie 
Frizzle noted that in the past, the Fire Department has made accommodations to have a gated 
road so that only emergency personnel would have access.  Jean stated that she did not 
understand the waivers the applicant is asking for and what that means in terms of her 
community.  Charlie replied that the applicant has stated that the proposed development is 
located on soil that is suitable for development, but that the applicant will still have to conduct a 
test pit for their septic systems and do not have to be part of sketch plan approval. Jean asked 
about the profile changes and Charlie replied that the applicant is not proposing any changes on 
Hacker Road and do not need the profile, cross sections, curve radii of existing streets. Jean 
asked for clarification on the red dotted lines that Kevin Clark had in his presentation that looked 
as though they were going into 2 Echo.  Kevin replied that the red dots represent existing trails 
within the conservation area.  Jean asked how close the new houses will be and Kevin replied 
that the closest to the roadway would be 50 feet. Jean stated that she is concerned about the noise 
and lights from the traffic in the circle and Kevin replied that the applicant has followed the 
ordinance. Charlie replied that the houses are well back from the property line. Charlie explained 
the subdivision plan process and what will come next.  Robert Muller replied that the major 
change from the original plan is density; they originally proposed upwards of 20 houses and are 
now proposing 14 houses.  Robert said that they have officially completed the wetland 
delineation and that the configuration has changed to create a village within a village as the 
houses are meant to interact with each other.   
 
Jilda Izzo, resident of 227 Hacker Road, stated that her biggest concern is the area proposed to be 
retained by the owner with no explanation of future plans.  Jilda said that there is a lot that is 
located next to her land that is no longer being developed; she is concerned as she does not know 
what that land will be used for.  Jilda asked who monitors and maintains the PPA and asked 
where the PPA house will be located. Jilda asked about the impact on the land and how long it 
takes to build 14 homes that have to buy energy from a PPA.  Jilda noted that in the meeting with 
the Planning Board in November 2014, the Board had stated that there were problems with the 
wetlands and suggested that the developer stay in contact with the neighbors; there has been no 
conversation or attempt to keep in touch with neighbors.  Jilda is concerned about the number of 
cars and traffic on Hacker Road and about the timber cutting debris in the area that occurred a 
few years ago. Jilda asked what happens if the plan changes again and said that she is concerned 
about the follow-thru.  Jilda reiterated that she is most concerned about not being able to identify 
land that was previously going to be developed.  With regards to access to Hacker Road, Charlie 
Frizzle replied that the applicant will need to have an opening permit to put in the street and will 
have to meet the Town requirements.  Charlie said that the applicant is entitled to do what he 
wishes on his property as long as it is within the Zoning Ordinance, but that it would be nice to 
know what the future plans, if any, are. Soxna Dice asked Jilda if she was concerned that the 
applicant may want, at some point, to subdivide the piece of land with frontage on Hacker Road.  
Jilda replied that she is concerned that the applicant may add another road on the side to access 
and subdivide the land in the back.  Anna Breinich replied that the applicant has the right to say 
that the land is for future development, but noted that there are density limits.  Anna said that her 
concerns at this time is how ownership is going to be handled.  Kevin Clark replied that they will 
clarify ownership before they come back with the final plan and noted that the back portion is 
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conservation land.  Robert Muller replied that they had communicated with the residents of 2 
Echo up until the last Planning Board meeting where he stated that he would contact them if 
anything drastic changed; no drastic changes have been made and again reiterated that they have 
reduced density.   With regards to the land being retained by the owner, Robert said that they 
have not yet addressed ownership. Robert noted that there will be no home for the PPA.  Anna 
asked if the applicant was still considering a shared out building in the common area.  Robert 
replied that this is still being considered, but he does not know who will maintain and manage 
the building.   
 
Werner Wellman, resident of 227 Hacker Road, said it would help if the plan highlighted what 
the applicant is retaining.  Charlie Frizzle reiterated that the applicant has not yet determined 
what he is going to retain.  Robert Muller explained the conservation area and explained the 
areas where ownership and easement will be.  Robert explained how he will have access to the 
back land; he does not know how the access will be off the loop road and whether it will be a 
walkway or driveway.  Warner asked how many septic systems there will be and where will they 
be located.  Robert stated that they do not know the final number but it will be less than 10.  
Warner pointed out that if a septic system is placed near his property it will run down into his 
well.  Charlie stated that when the engineering is done for the septic system, if it is determined 
that it will run onto his property, the applicant would not be allowed to place a septic system at 
this location.  
 
Chair Charlie Frizzle closed the public comment period. 
 
MOTION BY BILL DANA THAT THE BOARD DEEMS THE APPLICATION 
COMPLETE.  MOTION SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY.     
 
MOTION RICHARD VISSER THAT THE BOARD APPROVES THE SKETCH PLAN. 
MOTION SECONDED BY JEREMY EVANS, APPROVED UNANIMOUSLY. 
 
3. Zoning Ordinance Rewrite Committee (ZORC) Update 
 
Anna Breinich stated that the Zoning Ordinance Draft II is available for review and on the 
website.  
 
4. Approval of Minutes 
 
No minutes were reviewed at this meeting. 

5. Other Business  

Anna Breinich said that the September 10th meeting will have a full agenda and confirmed a 
quorum will be in attendance.   

Adjourn  

This meeting was adjourned at 8:20 P.M. 

Respectfully Submitted, 
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Tonya Jenusaitis 

Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 
SEPTEMBER 10, 2015 

 

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

STAFF PRESENT: Town Planner, Jeremy Woolston 

A meeting of the Brunswick Planning Board was held on Thursday, September 10, 2015, in 
Town Council Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 
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.    
 
Jeremy Woolston introduced the application for a Final Plan Major Development for a proposed 
12-lot residential subdivision with a 2,200 foot private road.   
 
Kevin Clark, applicant representative from Sitelines, PA., presented a PowerPoint presentation 
for Meadow Rose Farms Subdivision.  Kevin provided in his presentation a project overview, 
design philosophy, infrastructure overview, reasons behind the waivers being requested, DEP 
permitting and items pending reflected in the Conditions of Approval.  Kevin reviewed the open 
space areas, lot layouts and buffers of the subdivision.   
 
Charlie Frizzle noted that this application requires a DEP stormwater permit as well as a natural 
resources protection permit which extends into the Army Corps. of Engineers permit.  The 
applicant also needs a Central Maine Power permit crossing right-of-way agreement and these 
have all been included in the Conditions of Approval.  Charlie noted that most of the drawing 
changes recommended by the Staff Review Committee have been included in the revised 
drawings such as the fact that the road will be constructed to private road standards and will 
begin with a two car length construction.  Bill Dana replied that it is noted that if the 
Homeowners Association chooses to, they can upgrade the road to Town standards.  Charlie 
replied that this would be a great undertaking and would require an amended DEP stormwater 
permit.   
 
Charlie Frizzle opened the meeting to public comment. 
 
Martin McKenna, resident of 202 Church Road, questioned whether lot 12 was a developable 
lot in terms of size.  Charlie Frizzle replied that it is developable.  Martin stated that the lot is a 
slope.  Charlie replied that anyone who wishes to develop on a slope would have to build 
according to the Town’s steep slope requirements. 
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Thomas Carney, resident of 84 Greenwood, asked about pesticides and about the possible road 
extension.  With regards to pesticides, Kevin Clark replied that they will be following all 
applicable application methods and that no fertilizer shall be placed on frozen grounds; all 
pesticides used shall be used according to instructions / restrictions.  Kevin explained the reasons 
behind the dead end road length waiver.   
 
Brigitte Kornblum, resident of 84 Greenwood Road, asked where the domestic water supply 
pond was that is supposed to be shown on the plan per the last Planning Board meeting.  Charlie 
Frizzle replied that there are other topographical maps that do show the pond.  Brigitte asked 
why she was not invited to the site walk and stated that she was disappointed.  Charlie Frizzle 
replied that the walks were noticed in accordance to Town requirements, but that her lack of 
notification would need to be researched.      
 
Martin McKenna asked if the sewer will extend down the road.  Kevin Clark replied that it will 
not and that the homeowners will have septic systems.  Martin noted that he too was not notified 
of the rescheduled site walk.   
 
Robert Burgess, resident of 64 Friendship Street, asked about runoff and stated that he is 
concerned about the amount of rainwater that comes off; is this something that DEP will look 
into?  Charlie Frizzle stated that DEP will look into the entire development and that this is their 
job to ensure that runoff form this development does not run into or adversely affect adjacent 
properties.   
 
Chair Charlie Frizzle closed the public comment period. 
 
MOTION BY JEREMY EVANS TO DEEM THE MEADOW ROSE FARM 
SUBDIVISION FINAL PLAN MAJOR DEVELOPMENT REVIEW APPLICATION 
COMPLETE.  MOTION SECONDED BY DALE KING, MOTION MOVED 
UNANIMOUSLY. 
 
MOTION BY BILL DANA 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 waivers   

MOTION SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY. 
 
MOTION BY RICHARD VISSER 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 
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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 issuance of a building permit for an individual lot a Recreation Impact fee 
shall be approved by the Director of Parks and Recreation and/or the Recreation 
Commission, and proof of payment per unit shall be provided by the applicant. 

8. 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. 

9. 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. 

10. 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. 

MOTION SECONDED BY DALE KING, MOTION MOVED UNANIMOUSLY.  
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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.    
 
Jeremy Woolston introduced the application to amend lot lines for Lot 30 and Lot 32 at 
Brunswick Landing. 
 
Will Conway of Sebago Technics, applicant representative, stated that the applicant wishes to 
redivide the lot lines for the Avita lot, Lot 30, which will consist of 9.3 acres of land and Lot 32 
which will comprise of 4.3 acres of land.  Will stated that they have included 2 easements in the 
plan.   
 
Chair Charlie Frizzle opened the meeting to the public, hearing none, the public comment period 
was closed. 

MOTION BY BILL DANA THAT THE AMENDED SUBDIVISION APPLICATION IS 
DEEMED COMPLETE. MOTION SECONDED BY JEREMY EVANS, APPROVED 
UNANIMOUSLY 

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

MOTION BY BILL DANA 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. 

MOTION SECONDED BY JEREMY EVANS, APPROVED UNANIMOUSLY.  
 
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.    
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Removed from agenda per applicants request. 
 
4. Zoning Ordinance Rewrite Committee (ZORC) Update    
 
Charlie Frizzle stated that the next meeting is scheduled for September 23, 2015. 
 
5. Approval of Minutes    
 
MOTION BY DALE KING TO APPROVE THE MINUTES FOR MAY 27, 2015. 
MOTION SECONDED BY JEREMY EVANS, APPROVED UNANIMOUSLY AMONG 
THOSE PRESENT. 
 
MOTION BY BILL DANA TO APPROVE THE MINUTES OF JUNE 9, 2015. MOTION 
SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY AMONG THOSE 
PRESENT. 
 
 
6. Other Business   
 
Adjourn  

This meeting was adjourned at 7:48 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 
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