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STAFF REVIEW COMMITTEE 

- AGENDA - 
BRUNSWICK TOWN HALL 

85 UNION STREET  
ROOM 206 

 
THURSDAY, NOVEMBER 12, 2015, 10:00 A.M.   

 
 

1. 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).   

2. Other Business 

3. Adjourn 

 
 
 

This agenda is mailed to owners of property within 200 feet of proposed development sites. In cases where 
Committee action is pending this agenda serves as notice of same. In cases where the Committee's role is to 
advise the Planning Board, this agenda is mailed as a courtesy along with notice of the Planning Board 
meeting. 

 
The Staff Review Committee meeting is open to the public. All are invited to attend and participate.   For 
further information call Jared Woolston at the Brunswick Department of Planning and Development (725-
6660). 
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          September 15, 2015 

Revised November 6, 2015 
 

731.03-7 
 
Mr. Jared Woolston 
Town Planner 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 
 
Re: Major Development Review Final Plan Application 
 Spruce Meadows Subdivision 
 Old Portland Road, U.S. Route 1 
 Tax Map 13, Lots 34, 66-78 
 
Dear Jared: 
 
On behalf of Moore Properties, Inc., Sitelines, PA is pleased to submit the enclosed Major Development 
Review Final Application and supporting materials for the development of a residential subdivision and 
associated road to be located along Old Portland Road. The project was presented to the Planning Board 
as a Sketch Plan on July 14, 2015 and to the Recreation Commission on July 15, 2015. The comments 
received from those meetings have been incorporated into these plans. 
 
PROPERTY 
Moore Properties, Inc owns the parcels of land located along Old Portland Road identified as Tax Map 
13, Lots 34, 66-78 on the Town of Brunswick Tax Assessors Map. The property received a Major 
Subdivision permit from the Town of Brunswick in June of 2009 for a subdivision consisting of four (4) 
residential lots and fourteen (14) commercial/industrial lots. The subdivision road has been roughed-in 
and a portion of the road has been paved. The four (4) residential lots have been sold and one (1) of the 
commercial lots has been sold. The remainders of the lots have been maintained in their undeveloped 
state. The 76.1 acre property is located in the Portland Road Area (MU5) Zoning district, in which 
residential use is a permitted use. 
 
SITE DESIGN 
The proposed subdivision consists of 32 residential lots, one of which will be used for recreational 
purposes reserved as open space, and an approximately 2,230 foot long loop access road that has been 
partially constructed. The proposed lots will all have access from the loop access road. The individual lots 
will be served by private well and septic systems. As was previously approved, the loop access road will 
result in approximately 72,144 s.f. (1.65 acres) of new impervious area.  
 
To allow for the number of lots proposed, the Applicant is seeking approval as an Open Space 
Development (OSD) per Section 308.  In support of the OSD subdivision, a large part of the parcel 
previously retained by the Applicant will be dedicated as open space.  A trail system is proposed to be 
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established in the open space lot adjacent to the highway corridor. The open space standards were 
addressed as part of the Sketch Plan application that was previously submitted to the Town. 
 
The Applicant proposes to construct the project in three (3) phases as shown on the attached plan.  The 
phasing has been selected to ensure that the dead-end road length requirement is not exceeded. The first 
phase will utilize the existing roadway constructed in 2009.  Future phases will proceed with construction 
based on market forces.  Each phase has been designed with a turn-around location as necessary.   
 
The Applicant will coordinate  has coordinated with the Maine Department of Transportation 
(MaineDOT) for amending the permits previously approved for the road as necessary.  The Applicant has 
had  provided correspondence with MaineDOT about the previously issued entrance permit that indicates 
the proposed use would be less intensive and could be constructed without improvements to Route 1. 
 
The change to the subdivision plans will be submitted for review by the Maine Department of 
Environmental Protection (MDEP) to amend the previously issued Site Location of Development Act 
(SLODA) permit.  
 
REVIEW STANDARDS 
To facilitate your review of our proposal, the following issues are summarized in accordance with 
CHAPTER 5: DEVELOPMENT REVIEW PLAN STANDARDS of the Ordinance. 
 
501 PRESERVATION OF NATURAL FEATURES AND NET SITE AREA: 
Primarily for stormwater treatment, forested buffers will be maintained around the perimeter of the 
subdivision. The forested buffers are “no-cut” buffers that will be deed restricted upon the sale of each 
lot.  A note has been added to the subdivision plans requiring the deed restriction.  Meadow buffers are 
proposed along the frontage of the majority of the subdivision road for stormwater treatment. The 
meadow buffers are to be maintained as tall meadow grass that will be mowed a maximum of 1-2 times 
per year. In addition, as part of the subdivision, 36.18 acres will be conserved and used for recreational 
trails and open space.  
 
502 FLOOD HAZARD AREA:  
Based on the Flood Insurance Rate Map, community panel number 230042 0010 B, Revised January 3, 
1986, the project site including the unnamed stream are located within Zone C, described as areas of 
minimal flooding and outside the 100-year flood zone.  An excerpt of the Flood Map has been enclosed 
with this submission. 
 
503 STEEP SLOPES AND EMBANKMENTS: 
There are no steep (greater than 2025%) slopes within the areas to be developed.  Building envelopes 
have been configured to precluded construction in the vicinity of any steep slopes.  The only slopes in 
excess of 25% in the vicinity of the project are within the I-295 right-of-way. 
 
504 STORM WATER MANAGEMENT: 
The impervious area from the access road and the future development of the residential lots will be 
directed to a combination of treatment systems. As designed as part of the previous permitting, the road 
will be directed to infiltration trenches and basins, an underdrained grass filter, and ditch turnout buffers. 
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As part of the proposed subdivision, a portion of the roadway and a majority of the residential lots will be 
directed to buffers adjacent to a road or buffers downgradient of a single-family residential lot. For 
additional information on stormwater management, refer to the enclosed Stormwater Management Plan.  
The supporting data for the stormwater management plan will be  has been submitted under separate 
cover with the copy of the Site Location Permit Amendment application.  The Maine Department of 
Environmental Protection is currently reviewing the amendment application. 
 
505 GROUNDWATER: 
The project will be serviced by private wells and septic systems. Through infiltration of the stormwater, 
the natural groundwater recharge cycle will be preserved. There are no adverse impacts to groundwater 
anticipated from this development. No activities are proposed or anticipated that will extract groundwater 
for commercial purposes.  
 
506 EROSION AND SEDIMENTATION: 
The project has been designed to incorporate Best Management Practices as outlined in the Maine 
Erosion and Sediment Control BMPs as published by the Maine Department of Environmental Protection, 
current edition. The potential for sediment transport from the project area will be mitigated through the 
use of permanent and temporary erosion control measures.  Disturbed areas will be isolated through the 
use of sediment barrier and other measures to minimize the transport of sediment from the site. Specific 
provisions for permanent and temporary erosion control features have been provided in the construction 
drawings. The contractor will be bound to meet the performance standards of the BMPs including erosion 
control, stabilization, maintenance, and inspection requirements.   
 
507 SEWAGE DISPOSAL: 
The project will be served by private septic systems. Test pits have been located throughout the 
development, providing for at least two (2) test pits per lot.  Test pit data has been developed by Albert 
Frick Associates, Inc. and test pit logs and reports have been enclosed with this submission. Detailed 
septic systems will be designed as individual lots are developed.  Potential well and septic locations have 
been shown on the subdivision plan for each lot demonstrating that they can be served by private systems 
that comply with all applicable requirements. 
 
508 WATER SYSTEM: 
All lots for this project will be served by private wells. The project parcel is located over an aquifer and 
therefore an abundant supply of fresh water is anticipated.  Residential lots having a 4-bedroom home 
have a typical usage of 360 GPD.  Potential well locations are shown for each lot. 
 
The Maine Geological Survey maps for the project area show wells close to the project and along the 
aquifer line to yield 25 to 50 GPM with well depths of 250 to 400 feet.  Based on the documented flows 
and the development’s proximity to a large aquifer it is anticipated there is an adequate supply of water 
for the development. 
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509 COMMUNITY FACILITIES IMPACT ANALYSIS: The anticipated impacts on public services such as 
police, fire and public works would be what are regularly associated with a residential development.   
 
Solid waste from individual units will be collected by the Town’s curbside collection service. The 
locations of mailboxes will be coordinated with the local Post Master. 
 
The anticipated demographic for the future homeowners is families of average size.  Per the census for 
Cumberland County, the average household size is 2.33. For the 32 residential lots, an anticipated eleven 
(11) children will be added to the school system. No adverse impact to the school system is anticipated 
from the proposed subdivision.  
 
510 DEVELOPMENT IMPACT FEES:  
Impact Fees have been previously calculated at the following rates: The Solid Waste Impact Fee is 
calculated at a rate of $258.56 per ton for each of the new housing units.  For the 32 proposed housing 
units, the Recreational Impact Fee is calculated at $8,273.92.  It is requested the impact fee be prorated by 
phase as follows: 
 

Phase New Units 
Solid Waste Impact Fee 

$258.56 per Unit 

1 12 $3,102.72 

2 13 11 $3,361.28 $2,844.16 

3 7 9 $1,809.92  $2,327.04 

Total 32 $8,273.92 

 
No sewer impact fees are applicable to this project.  
 
511 DEVELOPMENT OF NEW STREETS:  
An approximately 2,230 linear foot loop road is proposed for this project, of which approximately 700 
lineal feet has been constructed. This road will be built to the same design standards as Industrial Park 
Road and will be proposed to the Town of Brunswick for acceptance upon completion. The Public Works 
Director has indicated his willingness to accept responsibility for the completed road should the Town 
Council accept it.   
 
512 OFF STREET PARKING: 
Based on the depths of the lot, and size of the anticipated buildings, off street parking averages four (4) 
spaces per lot with garages and driveways considered.  
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513 CURB CUTS: 
A Maine Department of Transportation (MaineDOT) Entrance permit was issued for the two curb cuts 
onto Old Portland Road. As part of the permit, there were requirements to widen Old Portland Road and 
add turn lanes for the proposed development due to the anticipated number of trips to be generated. As the 
project is being converted from a commercial to a residential subdivision, which generates much fewer 
trips, it is anticipated that no road widening or turn lanes will be required. Upon confirmation from the  
MDOT, a letter will be sent to the Town for reference.  Correspondence from MaineDOT confirming that 
no off-site improvements are required had been submitted to the town. 
 
514 OFF STREET LOADING: 
No off street loading is proposed for this project. 
 
515 APPEARANCE ASSESSMENT:  
The plan reflects the project’s integration with the site and the surrounding area.  The anticipated houses 
will be similar in appearance and spacing to those in existing neighborhoods in the vicinity. Although it is 
subject to the individual lot owners, it is anticipated that the houses will have clapboard siding and asphalt 
shingle roofs.   
 
 
516 BUILDING CONFIGURATION: 
All but one of the lots will have access off the proposed internal road.  Due to orientation of the private 
road, the front doors will most likely face towards the road. This is subject to the design of the 
homeowner, and alternate orientations could be considered.  
 
517 PRESERVATION OF HISTORIC RESOURCES:   
In a letter from the Maine Historic Preservation Commission dated January 15, 2009, it was recognized 
that the subject parcel possibly contains one or more prehistoric archeological sites.  A Phase I 
archeological survey was completed by Dr. Leslie Shaw, a professor in the Department of Sociology and 
Anthropology at Bowdoin College, who is a MDEP approved archaeologist. This survey indicated that no 
further investigation was warranted. 
 
518 ACCESS FOR PERSONS WITH DISABILITIES: 
Units can be modified for accessibility, if required.  However, for single-family homes this is up to the 
discretion of the homeowner.  All grades and slopes will be accessible to those with disabilities. 
 
519 RECREATIONAL REQUIREMENTS FOR RESIDENTIAL DEVELOPMENTS:  
Several meetings have been held with the Recreation Commission to discuss meeting the requirements of 
section 519 by providing primitive trail system within the open space.  Separate correspondence has been 
provided summarizing the results of these meetings.  This correspondence is included for reference. 
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520 FISCAL CAPACITY: 
The estimated site costs were approximately $795,000 to develop the infrastructure for construction of the 
entire subdivision roadway, utilities, and stormwater management. To date approximately one third of the 
road, all of the basin subbase gravels, and all of the stormwater features have been completed.  The Town 
of Brunswick holds approximately $100,000 in escrow for completion of the roadway.  The remaining 
work will be financed through the sale of lots.  
 
The estimated cost for the remaining phases of roadway are as follows: 
 
Phase 2: $75,000 
Phase 3: $79,000 
 
Costs for the development of the individual lots will be borne by future owner/developer and supported 
by sale of the lots. The Applicant can fully fund the entire estimated construction cost, however, the 
project is proposed to be constructed in phases. Construction of subsequent phases will be financed from 
the escrow account and capital raised from sales of lots in the initial/previous phase. Infrastructure for 
Phase I was completed and the roadway paved. The remaining roadway for future phases has been rough 
graded constructed including base and subbase gravels. 
 
521 PERFORMANCE GUARANTEE: 
A performance guarantee will be posted for each phase of the road. The amount of the guarantee will be 
110% of the estimated construction costs for the proposed phase. 
 
522 HOME OWNERS/PROPERTY OWNERS ASSOCIATION:  
A home owners/property owners association is proposed for the subdivision. A copy of the Declaration of 
Restrictive Covenants and Easements has been enclosed with this submission.  The requirements for the 
maintenance of the stormwater management features and we trail system have been added to the 
homeowners documents. 
 
523 PROTECTED CONSERVATION LAND:  
The applicant proposed to preserve approximately 36.18 acres to be open space. Within this conservation 
area, the applicant proposes to establish walking trails. There are several unimproved trails resulting from 
logging operations that will serve as the basis of the trail system. The conservation area  open space is 
bordered by privately held land and the interstate corridor making connectivity to a larger trail system 
impractical.  Although the trails will be available to the general public, no parking areas or signage is 
proposed.   
 
The terrain has minimal change in elevation and, with modest improvement, will be accessible to just 
about anyone. It is not intended or proposed to construct the trail surface to ADA guidelines, however. 
The Home Owners Association (HOA) will be responsible for maintaining the trails once it is established. 
Until that milestone is reached, the developer will be responsible for maintenance. Maintenance activities 
will include removal of vegetation, grading of the trail surface, removal of any trees that fall and block 
the trail and refreshing the paint markings along the alignment. 
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524 NOISE AND DUST:   
Best Management Practices as outlined in the Maine Erosion and Sediment Control BMP’s as published 
by the Maine Department of Environmental Control, will be utilized to control noise and dust during 
construction. Noise will be limited through the compliance of the site contractor with the standard hours 
of construction per Section 524.1. Upon construction completion, there are no anticipated impacts with 
regard to noise or dust.   
 
Waivers 
The following waivers are requested: 

 Profile of Existing Roads – Existing roads are shown on the plans.  No changes are proposed to 
existing roads; therefore providing profile data would add undue cost and hardship for the 
applicant, without benefit to the project. 

 Location of all trees over 10 inches diameter – The trees necessary for construction of the road 
have already been removed.  Those trees to be removed for the future homes will be determined 
by the lot owners.   

 Stormwater Management Plan Request that detailed review of stormwater management plan and 
computations be conducted by MDEP as part of the Site Location of Development Permit. 

 
SUMMARY 
We trust that this information satisfactorily addresses the requirements for Subdivision Review and we 
look forward to your comments. We look forward to meeting with the Planning Board on October 6 
November 24, 2015 to discuss and approve the project. If you have any questions or require additional 
information, please do not hesitate to call. Thank you for your assistance with this project.   
 
Very Truly Yours, 
 
 
 
 
Curtis Y. Neufeld, P.E. 
Vice-President 
 
Enclosures  
 
cc:  Bill Moore, Moore Properties, Inc. 

Curt
CYN Stamp
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













LANDSCAPE ARCHITECTS
















OLD PORTLAND ROAD - BRUNSWICK, MAINE

TAX MAP 13. LOTS 34, 66-78

PREPARED FOR:

MOORE PROPERTIES, INC



NO. SHEET TITLE         SCALE

1 COVER SHEET N/A

2 SUBDIVISION MASTER PLAN 1:150

3 LOT LAYOUT AND DEVELOPMENT PLAN 1:100

4 PLAN & PROFILE STA 0+00 TO 11+00

   GRADING, DRAINAGE & EC PLAN  1:50

5 PLAN & PROFILE STA 11+00 TO 22+50

   GRADING, DRAINAGE & EC PLAN  1:50

6 EROSION CONTROL NOTES AND DETAILS NTS

7 CONSTRUCTION DETAILS NTS

8 STORMWATER DETAILS NTS



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

 

  


 



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

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

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

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



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

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






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


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STREET ADDRESS* MAP/LOT

LOT 1

LOT 2

LOT 3

LOT 4

LOT 6

LOT 7

LOT 8

BRUNSWICK COMMERCE CENTER

SUBDIVISION LOT #

LOT 5

13-XX

LOT 9

LOT 10

LOT 11

LOT 12

LOT 14

LOT 15

LOT 16

LOT 13

LOT 17

LOT 18

13-XX

XX KENNEDY DRIVE

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







XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE

XX KENNEDY DRIVE
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13-XX
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13-XX

13-XX

13-XX

13-XX

13-XX

13-XX

13-XX

13-XX

13-XX

13-XX

13-XX

LOT 19
XX KENNEDY DRIVE

13-XX

LOT 20
XX KENNEDY DRIVE

13-XX

LOT 21
XX KENNEDY DRIVE

13-XX

LOT 23
XX KENNEDY DRIVE

13-XX

LOT 24
XX KENNEDY DRIVE

13-XX

LOT 25
XX KENNEDY DRIVE

13-XX

LOT 26
XX KENNEDY DRIVE

13-XX

LOT 27
XX KENNEDY DRIVE

13-XX

LOT 28
XX KENNEDY DRIVE

13-XX

LOT 29
XX KENNEDY DRIVE

13-XX

LOT 30
XX KENNEDY DRIVE

13-XX

LOT 31
XX KENNEDY DRIVE

13-XX

LOT 32
XX KENNEDY DRIVE

13-XX

LOT 33
XX KENNEDY DRIVE

13-XX
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