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PLANNING BOARD  

                                         --REVISED AGENDA-- 
BRUNSWICK TOWN HALL 

85 UNION STREET 
COUNCIL CHAMBERS 

TUESDAY, JANUARY 12, 2016, 7:00 P.M. 
 
 

1. Case # 15-050, Miller Point Plan Amendment: The Planning Board will review and take action 
on a Final Plan Major Development Review application (originally approved March 9, 1999, 
submitted by Nancy P. and Robert C. King, Jr.), to revise setback and consolidate development 
areas in the Coastal Protection 1 (CP1) Zoning District and the Natural Resource Protection 
Overlay Zone (NRPZ) (Map 31, Lot 29).* 

2. Case #15-051, Wildberry Lane (Nadeau) Subdivision Amendment: The Planning Board will 
review and take action on a Final Plan Major Development Review application to revise the 
Declaration of Restrictions For Wildberry Lane Subdivision to allow five (5) horses on Lot #2 
and Common Area #2 rather than two (2) horses as currently allowed.  The project site is located 
in the Coastal Protection 1 (CP1) Zoning District and the Natural Resource Protection 
Overlay Zone (NRPZ) (Map 27, Lot 42 and Lot 46). 

3. Case # 07-105, Request for Site Plan Approval Extension, The Ledges Congregate Care 
Facility:  Pursuant to Section 407.4.B of the Zoning Ordinance, Briarwood Partners is requesting 
a site plan approval extension from the Planning Board, for the development of a congregate care 
facility at 349 Bath Road (Assessor’s Map 45, Lot 40) in the Business and Industry 3 (I3) 
Zoning District and the Natural Resource Protection Overlay Zone (NRPZ).  

4. Zoning Ordinance Rewrite Committee (ZORC) Update 

5. Approval of Minutes  

6. Other Business 

7. Adjourn 

*Item #1 removed on 1.6.16 
 
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 TTY 725-5521.   This 
meeting will be televised. 



   

  

  

 
DRAFT Findings of Fact 

Major Development Review 
Final Subdivision Plan Amendment 

Tuesday, January 12, 2015 
 

 
Project Name: Major Development Review Amendment, Case 98-083 
 Wildberry Lane Subdivision 
  
Case Number: 15-053 
Tax Map:  Map 27, Lots 42 and Lot 46 (former Lot 3) 
Zoning District:  Coastal Protection 1 (CP1), Natural Resource Protection Zone (NRPZ) 
Applicant:  Danny and Rachel Nadeau 
   340 Woodside Road 
   Brunswick, ME 
 
Authorized 
Representative: Lauren Ballback 
   Julias Way 
   Brunswick, ME 
 
Staff reviewed the application and has made a determination of completeness.    
  
CASE HISTORY  
 
The Major Development Review for Wildberry Lane Subdivision (Case #98-083) was approved by the 
Planning Board on July 14, 1998.  The approved subdivision includes a residential access road, 
Wildberry Lane, five (5) residential lots, and an additional two (2) lots designated for open space.  Each 
residential lot is numbered as Lot 1, Lot 2, Lot 3, Lot 4, and Lot 5.  The designated open space is known 
as Common Lot 1, and Common Lot 2.  The approved subdivision is shown on a plan prepared by 
Sitelines, P.A. entitled, “Plan of Subdivision of Land of Danny and Rachel Nadeau” (“Subdivision 
Plan”), dated June 23, 1998.   As a condition of approval, the applicant is required to execute deed 
restrictions, satisfactory to the Director of Planning and Development, that reflect the same rights and 
restrictions on the lot owners as are contained in the conservation easement proposed at the time of the 
approval.  Each lot within the approved subdivision reflects deed restrictions stated in the, “Declaration 
of Restrictions for Wildberry Lane” (“Declaration”) as recorded at the Cumberland County Registry of 
Deeds on Book #14448, on Page #18, with the exception of Lot 2.      
 
PROJECT SUMMARY   
 
Staff review is based on the attachments included in the Major Development Review application. 
Additionally, staff review considered the original Findings of Fact for Case #98-083, and the memo to 
the Planning Board included as Attachment 1, and Attachment 2, respectively.  The application includes  
 
 
 
 
 



the approved Subdivision Plan that is referenced in the Declaration.  The Declaration provides for the 
activity associated with augmentation and replacement of plant materials, and landscaping harmonious 
with the natural environment at Section B(B-8).  For the purposes of the existing field on Common Lot  
 
2, the applicant proposes to clarify Section B(B-8) to specifically allow the maintenance of the field.  
Further, the Declaration allows two (2) horses on Lot 2, and by association Common Lot 2 as stated at 
Section B(B-9).  The applicant proposes to expand the Declaration allowance from two (2) horses to five 
(5) horses on Lot 2, and provide clarity regarding the allowance of five (5) horses on Common Lot 2.  
The proposed Amendment to the Declaration is entitled, “Amendment to Declaration of Restrictions for 
Wildberry Lane”.  The applicant included signature endorsements from all of the lot owners in support 
of the proposed Amendment.    
 
The proposal was reviewed by the Staff Review Committee on January 6, 2016.  No objections were 
raised for the extension request; however, staff noted that the deed restrictions must be executed for Lot 
2, and for the proposed Amendment.  The proposal was further review by the Conservation Commission 
on January 6, 2016.  No objections were raised, and a unanimous vote in support of the application was 
carried forward.    
 
 

DRAFT MOTIONS 
MAJOR DEVELOPMENT REVIEW AMENDMENT, (CASE #98-83) 

WILDBERRY LANE SUBDIVISION 
CASE NUMBER 

15-053 
 
 
Motion 1: That the Major Development Review Amendment is deemed complete. 
 
Motion 2: That the Major Development Review Amendment is approved with the following 
conditions: 
 

1. That the Board’s review and approval does hereby refer to the 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 within 60 days of executing the Amendment to Declaration of Restrictions for Wildberry 
Lane, a copy of the recorded Amendment to Declaration of Restrictions for Wildberry Lane with 
Book, and Page numbers assigned at the Cumberland County Registry of Deeds shall be 
provided to the Director of Planning and Development; 
 

3. That prior to the sale of “Lot 2” of the Wildberry Lane Subdivision, the applicant shall execute 
deed restrictions for Lot 2, satisfactory to the Director of Planning and Development, that reflect 
the same rights and restrictions as are contained in the Declaration of Restrictions for Wildberry 
Lane and recorded at the Cumberland County Registry of Deeds in Book #14448, on Page 18; 
and the Amendment to Declaration of Restrictions for Wildberry Lane. 
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DRAFT Findings of Fact 

Site Plan Extension 
Final Subdivision Plan 

Tuesday, January 12, 2015 
 

 
Project Name: Site Plan Extension, Case #07-105: The Ledges Congregate Care Facility  
  
Case Number: 15-054 
Tax Map:  Map 45, Lots 40 and 42 
Zoning District: Business and Industry 3 (I3) 
Applicant:  Briarwood Partners 
   31 Old Campus Drive 
   Portland, Maine 04103 
 
Authorized   Curtis Neufeld, PE  
Representative: Sitelines, PA  
   8 Cumberland Street   
   Brunswick, Maine 04011   
 
Staff reviewed the application and has made a determination of completeness.    
  
 
CASE HISTORY  
 
The Ledges Congregate Care Facility includes a 37-unit congregate care facility approved by the 
Planning Board on February 12, 2008.   The project was approved with two phases, but only Phase I is 
complete.  Phase I includes a parking lot comprised of fifteen (15) parking spaces adjacent to Bath 
Road.  Pursuant to Section 407.4.B, Site Plan approval expires two- years after Planning Board approval 
unless extended by the Planning Board.   
 
The Planning Board granted three (3), two-year extensions to the Site Plan approval for Case #07-105 
on January 26, 2010, January 24, 2012, and January 14, 2014, respectively.  As part of most recent 
January 14, 2014 extension approval, the authorized representative for the applicant modified the 
approved Site Plan with a note stating that, “prior to commencement of Phase II, the applicant must 
obtain re-approval of the Special Permit associated with this project”.  The note was added in response 
to staff recommendation.  To date, the Special Permit for Phase II has not been approved, however, the 
requirement to obtain a Special Permit prior to commencement of Phase II remains in effect.  Unless 
extended by the Planning Board, the expiration date for the Site Plan approval is January 14, 2016.    
 
PROJECT SUMMARY   
 
Staff review is based on application material prepared by Sitelines, P.A. and dated December 22, 2015.  
Additionally, staff review considered the original Findings of Fact for Case #07-105, and the January 14, 
2014 Planning Board meeting minutes regarding the existing Site Plan extension.  A copy of the 
Approved Findings of Fact for Case #07-105, and the Planning Board meeting minutes are included with 
these Findings of Fact as Attachment 1 and Attachment 2, respectively.  The application includes the 
approved site plans entitled, “Site Layout and Utility Plan” dated, December 27, 2007, and updated on 



December 22, 2015.  The updated site plan notes the following: “12/22/15 SUBMITTED FOR PERMIT 
EXTENSION”.     
 
 
The proposal was reviewed by the Staff Review Committee on January 6, 2016.  No objections were 
raised for the extension request; however, staff noted that a Special Permit for Phase II is required as 
stated on the Site Plan, and discussed in the Planning Board meeting minutes dated, January 14, 2014.     
 

DRAFT MOTIONS 
SITE PLAN EXTENSION, (CASE #07-105) 

THE LEDGES CONGREGATE CARE FACILITY 
CASE NUMBER 

15-015 
 
 
Motion 1: That the Site Plan Extension is deemed complete. 
 
Motion 2: That the Site Plan Extension is approved with the following conditions: 
 

1. That the Board’s review and approval does hereby refer to the 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. 
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BRUNSWICK PLANNING BOARD 
JANUARY 14, 2014 

MEMBERS PRESENT PLANNING BOARD:  Chair Charlie Frizzle, Vice Chair Margaret 
Wilson, Bill Dana, Dale King, Richard Visser  

MEMBERS ABSENT:  Dann Lewis, Excused 

MOTION BY BILL DANA TO EXCUSE THE ABSENCE OF DANN LEWIS.  
SECONDED BY DALE KING, APPROVED BY CHARLIE FRIZZLE, BILL DANA, 
DALE KING AND RICHARD VISSER.  OPPOSED BY MARGARET WILSON. 

STAFF PRESENT: Anna Breinich and Jeremy Doxsee 

A meeting of the Brunswick Planning Board was held on Tuesday, January 14, 2014 at the 
Morrell Meeting Room in Curtis Memorial Library, 23 Pleasant Street. Chair Charlie Frizzle 
called the meeting to order at 7:00 P.M. 

Anna Breinich began by handing out and reviewing the Planning Board minutes of 1/26/2010 
and 1/24/2012 and stated that this is the third site plan extension for The Ledges Congregate 
Care Facility.  Anna stated that the project for the congregate care facility was first approved on 
2/12/2008 with extensions in 2010 and 2012.  Anna noted that the only question by the applicant 
was whether or not the Special Permit for the designated use in the original approval was 
reapproved in the subsequent extensions; the Special Permit was not extended and it is 
recommended by staff that this be placed as a Condition of Approval.  Anna stated that there 
have been no other changes to the plan, or Findings of Fact.  Charlie Frizzle noted that staff has 
added to the conditions of approval that “prior to commencement of Phase II, the applicant must 
obtain re-approval of the Special Permit associated with this project”. Curtis Neufeld, of 
Sitelines, stated that he had modified plans which they have added two status blocks to indicate 
the dates of approval and re-approval and that prior to obtaining a building permit, the applicant 
will need to obtain the Special Permit and receive a new NRPZ Act Permit for the wetlands.   

Margaret Wilson asked about the staff recommendation to add the Special Permit to the 
Conditions of Approval and Charlie Frizzle replied that they do not need to do this as this has 
been added to the plan per Curtis Neufeld in the status block. 

Charlie Frizzle opened the public hearing and noted that no public was present.  The public 
hearing was closed. 

Attachment 2  



Approved 3/4/14 

2 
 

Margaret Wilson asked if it is believed that the applicant will build.  Curtis Neufeld replied that 
the market has not been great and that the investors have not been interested in investing the 
money for the facility if it will be vacant.  Curtis stated that since the last extension, they have 
had a positive change in management and they are seeing a better change in the market.  
Margaret asked for clarification on congregate care and Mike Parsons, representative, replied 
that congregate care is elderly independent living with minimal services and meals.  Mike stated 
that there is a significant investment being held up in the project and they would like to build the 
facility.  Mike stated that the past few years have been rough but that they are seeing a return to 
normal in occupancy levels in Sunnybrook Village located across the street. 
 
MOTION BY BILL DANA TO APPROVE THE SITE PLAN EXTENSION FOR THE 
LEDGES CONGREGATE CARE FACILITY FOR TWO YEARS.  SECONDED BY 
MARGARET WILSON AND APPROVED BY CHARLIE FRIZZLE, MARGARET 
WILSON, BILL DANA AND DALE KING.  RICHARD VISSER ABSTAINED. 
 
 
Zoning Ordinance Rewrite Update  
Additional public engagement meetings be held on 1/21 and 1/22 with Don Elliot of Clarion 
Associates. 
Tentative Dates, Times and locations 
 1/21 at 4:00 PM in Morrell Meeting Room or the Hawthorne Meeting Room. Second 

Developer and designer meeting asking for feedback on the annotated outline. 
 1/22 at 7:30 AM, Charlie Frizzle, Anna Breinich and Don Elliot will be on WCME 

Radio. 
 1/22 at 1:30 PM, meeting between ZORC and the School Department. 
 1/22 at 3:30 PM, next ZORC meeting. 
 1/22 at 6:00 PM, Morrell Meeting Room public forum focused on feedback on the 

annotated outline. 
 2/4 at 7:00 PM, feedback with College Use abutters (approximately 100). 

 
Minutes  
MOTION BY DALE KING TO APPROVE THE MINUTES OF OCTOBER 7, 2013. 
SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY AMONG THOSE 
PRESENT. 
 
MOTION BY BILL DANA TO APPROVE THE MINUTES OF NOVEMBER 5, 2013. 
SECONDED BY MARGARET WILSON, APPROVED UNANIMOUSLY AMONG THOSE 
PRESENT. 
 
Other Business 

 1/28 Public hearing to amend Section 216 of the Zoning Ordinance. 
 

 
Adjourned 
This meeting was adjourned at 7:25 P.M. 
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Attest 

 
Tonya D. Jenusaitis 
Recording Secretary 
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 
OCTOBER 13, 2015 

 

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

STAFF PRESENT: Director of Planning and Development, Anna Breinich; Town Planner, 
Jared Woolston 

A meeting of the Brunswick Planning Board was held on Tuesday, October 13, 2015, in Town 
Council Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 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.      
 
Margaret Wilson recused herself from this project as she is a member of the Brunswick Topsham 
Land Trust who will likely be taking over the conservation land included in this project. 
 
Jared Woolston introduced the application for an amendment to the Approved Final Plan for the 
creation of 2 lots and revisions to the conditions of approval for Meadow Rose Farm 
Subdivision.  Jared stated that this approval is for the creation of a new lot, extension for sewer 
service to Lot 5 and a revision to condition #8.  
 
Kevin Clark, of Sitelines, reviewed a PowerPoint presentation regarding revisions to condition 
#8, division of the first two lots into three and revise the plan so that the method of sewage to the 
first five lots along Rugosa Way will be public sewer. Kevin provided a project overview and 
reviewed the revised two lots into three.  Richard Visser asked about a pond that was not 
showing up on the plans per a letter the Board received from Thomas Carney. Kevin replied that 
the pond is shown in the stormwater engineer’s design, but not on the subdivision plan and noted 
that the pond is not on the subdivision property.  Charlie Frizzle asked that the applicant add this 
pond to the subdivision plan so that it is not overlooked.   
 
MOTION BY BILL DANA THAT THE AMENDED SUBDIVISION APPLICATION IS 
DEEMED COMPLETE.  MOTION SECONDED BY SOXNA DICE, APPROVED 
UNANIMOUSLY.        
 
Chair Charlie Frizzle opened the meeting to public comment.  No public comments were made 
and the public comment period was closed. 
 
MOTION BY JEREMY EVANS THAT ALL APPLICABLE PRIOR FINDINGS OF 
FACT AND CONDITIONS OF APPROVAL RELATING TO THIS AMENDMENT 
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REMAIN IN EFFECT, IN ADDITION TO  THE REPLACEMENT OF PRIOR 
CONDITION #8 WHICH IS REVISED AS FOLLOWS IN CONDITION #1 AND NEW 
CONDITION #2 CONTAINED HEREIN:  

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.   

2. That prior to the recording of the final plan the pond on Map 17, Lot 26 is depicted on the 
final site plan as approved by the Department of Planning and Development. 

MOTION SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY. 

MOTION BY BILL DANA 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. 

MOTION SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 
 
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.  
 
Margaret Wilson returned to the meeting. 
 
Jared Woolston introduced the application for the construction of a new 3,700 sq. ft. Bangor 
Savings Bank to be located on the corner of Maine Street and Mason Street. The construction 
will include a 15-space landscaped parking lot with a rear facing 2-car drive thru.  Anna Breinich 
stated that the Village Review Board approved the Certificates of Appropriateness for the 
demolition of 11 Mason Street and the new construction of the combined lots; the outstanding 
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new construction design lot Condition of Approval by the VRB was completed on 10/13/15.  
Anna said that the Planning Board has the approved VRB design in their materials.   
 
David Latulippe, applicant representative, presented a PowerPoint presentation and reviewed the 
roofline design, current and proposed view from Maine Street, building features, and the 
landscape plan. Margaret Wilson asked why they chose to circulate the traffic clockwise instead 
of counter clockwise.  David replied that they have a stop bar and stated that they want the left 
hand to get to the teller in the drive thru. Margaret noted that it is difficult to parallel park on 
Maine Street.  David replied that he is willing to work with the Town and suggested instead of 3 
parking spaces, there be 2 longer parking spaces.   

MOTION BY SOXNA DICE THAT THE MAJOR DEVELOPMENT REVIEW 
COMBINED SKETCH/FINAL SITE PLAN APPLICATION IS DEEMED COMPLETE. 
MOTION SECONDED BY RICHARD VISSER, APPROVED UNANIMOUSLY. 

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

MOTION BY BILL DANA 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.  

MOTION SECONDED BY MARGARET WILSON, APPROVED UNANIMOUSLY. 

4. Report on Staff Review Committee Minor Development Plan Approvals:  Anna Breinich 
said that there have been no approvals.    
 
5. Zoning Ordinance Rewrite Committee (ZORC) Update: Staff continues to work on the 
rewrite. 
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6. Approval of Minutes   
 
MOTION BY MARGARET WILSON TO APPROVE THE MINUTES OF JULY 14, 
2015. MOTION SECONDED BY SOXNA DICE, MOTION APPROVED 
UNANIMOUSLY. 
 
MOTION BY RICHARD VISSER TO APPROVE THE MINUTES OF AUGUST 4, 2015. 
MOTION SECONDED BY BILL DANA, APPROVED AMONT THOSE PRESENT. 
  
7. Other Business 
 
Adjourn  

This meeting was adjourned at 7:42 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 
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