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COUNCIL CHAMBERS 
TUESDAY, April 26, 2016, 7:00 P.M. 

 
 
  

1.  Case # 16-012 – Churchill Woods Condominiums: The Planning Board will review and take 
action on a combined Sketch/Final Major Development Site Plan Reapproval application 
submitted by Churchill, LLC, for phased construction of 16 residential units; located off of 
McKeen Street (Assessor’s Map U28, Lot 196), in the R4 Meredith Drive – West McKeen Street 
Zoning District.  

 
1. WORKSHOP: The Planning Board will review a proposal submitted by Sitelines, PA, the 

authorized representatives of All Saints Parish, for the proposed development of a 14,685 square 
foot events center, and a 13,167 square foot building on the St. John’s Church property located on 
Pleasant Street within the Inner Pleasant Street (TR1) Zoning District, and the Intown 
Railroad Corridor (MU2) Zoning District (Map U16, Lots 47 & 48). 

2. WORKSHOP:  The Planning Board will hold a workshop to review the Maine Department of 
Environmental Protection (DEP) Rule, Chapter 1000: Guidelines for Municipal Shoreland Zoning 
Ordinances (06-096, Ch. 1000), and offer comment regarding an amendment to Brunswick’s 
Zoning Ordinance for filling and earthmoving activities within the Natural Resource Protection 
Zone (NRPZ). 

3. Zoning Ordinance Rewrite Committee (ZORC) Update 

4. Approval of Minutes  

5. Other Business 

6. 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 TTY 725-5521.   This 
meeting will be televised. 
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DRAFT Findings of Fact 
Major Development Review 

Final Site & Condominium Subdivision Plan  
April 26, 2016 

 
Project Name: Churchill Woods Condominiums  
 
Case Number:   16-012 
 
Zoning:  R4 (Meredith Drive – West McKeen Street Neighborhood)  
 
Tax Map:   Map U-28 Lot 196 
 
Applicant:  Churchill LLC 
   141 Pleasant Street 
   Brunswick, Maine 04011 
 
Authorized  
Representative:  Curt Neufeld, P.E. 

Sitelines, P.A. 
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 following application materials submitted by Sitelines P.A., Inc.: 

 Final Plan application packet, including a cover letter dated March 29, 2016. 
 A Wetland Investigations Letter from Steve Walker of Woodlot Alternatives, Inc., dated 

October 26, 1998. 
 Brunswick Planning Board Meeting Minutes from September 5, 2006, and April 8, 2014. 
 A letter from Jeffrey Ward, Chair of the Recreation Commission, regarding the 

Recreation Fee, dated October 19, 2006.  
 A recorded copy of the Declaration of Condominium of Churchill Woods. 
 Sheet1 entitled “Cover Sheet”, dated November 15, 2006, and revised most recently on 

March 29, 2016; 
 Sheet 2 entitled “Existing Conditions Plan”, dated November 10, 2006, and revised most 

recently on March 29, 2016; 
 Sheet 3 entitled “Condominium Plan”, dated August 3, 2006, and revised most recently 

on March 29, 2016; 
 Sheet 4 entitled “Site Development Plan”, dated August 3, 2006, and revised most 

recently on March 29, 2016; 
 Sheet 5 entitled “Utility Plan”, dated March 17, 2014, and revised most recently on 

March 29, 2016; 
 Sheet 6 entitled “Grading and Drainage and Erosion Control Plan”, dated August 3, 2006, 
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and revised most recently on March 29, 2016; 
 Sheet 7 entitled “Road Plan and Profile”, dated August 3, 2006, and revised most recently 

on March 29, 2016; 
 Sheet 8 entitled “Erosion Control Notes”, dated September 22, 2006, and revised most 

recently on March 29, 2016; 
 Sheet 9 entitled “Construction Details”, dated September 22, 2006, and revised most 

recently on March 29, 2016; 
 Sheet 10 entitled “Landscape / Buffer Plan”, dated October 25, 2006, and revised most 

recently on March 18, 2014; 
 
This plan was previously reviewed and approved by the Planning Board on September 5, 2006, 
and reapproved on April 8, 2014. The site and condominium subdivision plan is for the 
development of a 16-unit condominium project off McKeen Street (Map U28 Lot 196). The lot is 
a 5.78 acre undeveloped parcel that was part of a larger parcel that received subdivision approval 
from the Town for four single-family lots along McKeen Street. The property is in the 
Residential 4 (R4) Zoning District where the maximum density is five units per acre. The 
Churchill Woods Condominium development will consist of sixteen detached single-family 
condominium units.  Access for the new development will be from a new private dead end loop 
road off McKeen Street and will be connected to Country Lane via a pedestrian easement. A thru 
street will not be constructed. The project will be constructed in three phases, with the Phase I 
consisting of three units along Country Lane with each unit having its own separate driveway 
entrance on Country Lane.  Phase 2 will include units 4-8, and Phase 3 would include units 9-16.   
Phase 4 has been shown as possible future development, should the zoning for the R4 District be 
amended to permit an increased limit in impervious area coverage.  The interior road servicing 
the condominium project would be extended in accordance with the construction schedules of 
Phases 2 and 3.  
 
One of the main issues that arose during the 2006 review and approval was construction of a 
thru-street connecting McKeen Street to Country Lane.   During those discussions the Board 
heard sustained opposition against approval of this road from homeowners on Country Lane and 
Hennessey Avenue, who all felt the road was neither desirable nor necessary. After considerable 
discussion, the consensus of the Board was that the condominium development could work as a 
dead end loop road with a bicycle and pedestrian connection to Country Lane, in accordance 
with Section 511.3. This section of the Ordinance allows for pedestrian and bicycle connections 
to satisfy the requirement for neighborhood interconnections.   The proposed 1,100 lineal foot 
loop road will be maintained by the condominium association.  
 
Overall, the applicant has submitted the identical 2006 approved plans.   The applicant is seeking 
reapproval of the DEP Stormwater Permit concurrently with the requested reapproval of the site 
plan.  
 
The applicant has requested the following waivers, per Section 410: 

1. Waiver for the requirement to show all trees over 10 inches in diameter, per Section 
412.2.B.17. Staff agrees with the applicant and supports this waiver since a substantial 
portion of the lot will be cleared for development (the area within the circle formed by 
the loop road will be left in its natural state; clearing limits will be marked on-site).  
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2. Waiver for the requirement to show cross section and profiles of existing roads, per 
Section 412.2.B.8. Staff supports this waiver. No changes are planned for existing roads 
and the applicant has provided spot elevations of pavement at connection points and the 
horizontal and vertical location of all utility connections. Profiles of the new subdivision 
road and utilities are provided).  

 
 
Review Standards from Section 411 of Brunswick Zoning Ordinance 
 
411.1 Ordinance Provisions 
The application is for the development of a 16-unit condominium project, consisting of sixteen 
detached single-family units. The parcel is in the Residential 4 (R4) zone, which permits up to 
five units per acre. The applicant has provided a net site area calculation of 5.78 acres, which 
would allow for up to twenty-eight residential condominium units on this property. The 
Churchill Woods Condominium development will consist of sixteen detached single-family 
condominium units; or 2.3 units per acre. The plan shows a building envelope, showing that 
there will be no structures closer than 20 feet from any property boundary.  
 
The overall impervious area for this project is based on development of sixteen condominium 
units with garages and decks, associated driveways, walkways and the new street, for a total of 
32.9% impervious area coverage. The development comes close to reaching the maximum 
impervious area allowed in the R4 Zone because the sixteen housing units are single-story 
detached units. More housing units might be allowed if some or all of the units were two-story, 
resulting in smaller footprints for those units. The developer has opted for the one-story detached 
units, which results in fewer housing units overall. Note: The difference in the stated impervious 
area coverage in the stormwater management plan and what is shown on the plan is related to 
four additional units that might be built in the future. These four units could not be built now 
because of limitations in impervious area coverage allowed. The final plan still shows these 
units. Prior to signing the recording plan, the four units (Phase 4) will need to be removed from 
the plan. The area on the plan will need a note stating that the area is to remain in its natural state 
until a future Phase 4 is approved by the Town of Brunswick Planning Board. No cutting will be 
allowed in this area.  The future build-out to 20 units could only be applied for if the zoning 
ordinance is amended to allow greater impervious area, as the R4 Zone currently allows for a 
maximum of 35% impervious area. The Board finds the provisions of section 411.1 are satisfied, 
with a condition that, prior to issuance of a Building Permit, the final plan shall be revised to 
show that areas/phases shown for future development (including Phase 4) are to remain in their 
natural vegetative state until respective Building Permits are issued.   
  
411.2 Preservation of Natural Features 
There are no significant natural features identified on this parcel. It is a predominantly wooded 
site adjacent to a medium-high density residential neighborhood. Development of the subdivision 
will require the removal of all trees on the property, except for the area enclosed within the loop 
of the road. This area is reserved for future development (Phase 4) and will remain in its natural 
state in the current development. Site clearing for the development shall be limited to the specific 
areas required for individual phases of the project; areas for subsequent phases shall be left in a 
natural state until such time as the site work for that phase commences, which shall not occur 
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until building permits have been issued. A deed covenant was put in place when the parcel was 
sold by the developer of the adjacent McKeen Woods Condominiums that required a buffer to be 
planted along the boundary between the two parcels. The developer of Churchill Woods has 
recently planted a double row of mixed varieties of trees; a third row will be planted when Phase 
3 is developed. The buffer is shown on the landscaping plan. Town Arborist Peter Baecher has 
reviewed the plan and concurs that the quantity, types, sizes and location of plantings are 
acceptable. The Board finds the provisions of section 411.2 are satisfied; with the condition that, 
prior to issuance of a Building Permit, the final plan shall be revised to show that areas/phases 
shown for future development (including Phase 4) are to remain in their natural vegetative state 
until respective Building Permits are issued.   
 
411.3 Surface Waters, Wetlands, and Marine Resources 
A wetland investigation was conducted in 1998, which found no wetlands or areas of saturated 
soil conditions on the site. There are no other areas of special natural resources or marine 
resources on the site. Abutting properties to the south, along the north side of McKeen Street 
have identified problems with basement flooding. This issue is discussed below under 
stormwater management in Section 411.5. The Board finds the provisions of section 411.3 are 
satisfied. 
 
411.4 Flood Hazard Area 
The development is not within a flood hazard area and will not impose any risk of flooding. The 
Board finds the provisions of section 411.4 are satisfied. 
 
411.5 Stormwater Management 
A copy of the approved Findings of Fact and Order from the Maine DEP regarding the 
Stormwater Permit application, dated March 29, 2007, was included with the previous 
application.   The applicant was seeking reapproval of the DEP Stormwater Permit concurrently 
with the requested reapproval of the site plan in 2014.  This was listed as a condition of approval 
in 2014, and remains a condition of approval herein.  The sixteen-unit development will result in 
approximately 1.9 acres of disturbed area (building footprints/driveways/walkways/roads). Most 
of the remaining land will be landscaped for lawns and buffers. The stormwater management 
plan includeed the build-out of four additional units (for a total of 20). Abutting property owners 
along McKeen Street have indicated that there is a problem with runoff on their properties. 
Discussions with the neighbors, the developer and Town staff indicated that the problem is 
mostly groundwater infiltration causing flooding in the basement of these homes. The applicant’s 
stormwater management plan would alleviate some of this. The Board finds the provisions of 
section 411.5 are satisfied; with the condition that, prior to obtaining building permits for 
Phases 2 and 3, the stormwater management plan is approved by the Town Engineer and that 
the Chapter 500 Stormwater Permit is reapproved by the Maine DEP. 
 
411.6 Groundwater 
The development is not located over any mapped groundwater aquifers in Brunswick.  The 
project will be served by public sewer and water. A geotechnical survey has been submitted for 
this development. The survey indicates that groundwater conditions will not be adversely 
affected by this development, and the soil conditions are suitable for the building foundations. 
An identified problem with groundwater infiltration for the abutting McKeen Street homes will 
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be dealt with in the stormwater management plan (See Finding 411.5 above.). 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 the provisions of section 411.6 are 
satisfied. 
 
411.7 Erosion and Sedimentation 
The applicant submitted an erosion and sedimentation control plan for the development, which 
was previously approved by the Town Engineer. Best Management Practices will be employed 
so as to 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 the provisions of section 411.7 
are satisfied. 
 
411.8 Sewage Disposal 
The development will use public sewer, which will be extended from existing lines in McKeen 
Street. The three homes on Country Lane will be served by existing utilities in Country Lane. 
The Brunswick Sewer District approved this project in 2006, and has provided an updated letter 
confirming capacity to serve the project, and that the project has been designed in accordance 
with all local, state, and federal requirements.  The Board finds the provisions of section 411.8 
are satisfied.  
 
411.9 Water 
The development will use public water. At the request of the Brunswick-Topsham Water 
District, the water line will be a new lateral extension from McKeen Street to Country Lane, and 
will be owned by the water district. The Brunswick-Topsham Water District approved this 
project in 2006, and has provided an updated letter confirming capacity to serve the project and 
that the project will have no adverse impacts on existing water supplies.  The Board finds the 
provisions of section 411.9 are satisfied. 
 

411.10 Aesthetic, Cultural, and Natural Values 
The development will consist of single-family homes and is consistent with the scale and type 
that currently exists in this neighborhood. Other nearby housing developments similar to 
Churchill Woods are: Mallard Pond and Pheasant Run with 34 units each, McKeen Woods with 
13 units and Thornton Oaks with 152 units. The development will not have an undue adverse 
effect on the scenic or natural beauty of the area, historic sites, significant wildlife habitat 
identified by the Maine Department of Environmental Protection or by the Town of Brunswick, 
or rare and irreplaceable natural areas or any public rights for physical or visual access to the 
shoreline. The development will include a landscaping and buffer plan to replace the aesthetic 
values of the property. The Board finds that the provisions of section 411.10 are satisfied; with 
the condition that, prior to issuance of Building Permit, a revised landscaping plan be submitted 
to the satisfaction of the Director of Planning and Development and Town Arborist.   
 
411.11 Community Impact 
The impact on public infrastructure is expected to be at the same level as a typical residential 
condominium development. The Brunswick Sewer District and the Brunswick-Topsham Water 
District have approved the project.  In 2006 the Town Engineer calculated a per-unit solid waste 
impact fee of $258.60 per ton. The total fee for the Solid Waste Impact Fee was $4,137.60. The 
Director of Parks and Recreation in 2006 calculated a recreation impact fee of $29,850.00 for 
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this project; or $1,865.62 per unit.  The Board finds that the provisions of section 411.11 are 
satisfied with the condition that, prior to issuance of Building Permits, an updated Solid Waste 
Impact Fee is approved by the Director of Public Works, and an updated Recreation Impact Fee 
is approved by the Recreation Commission, and proof of Impact Fee payments per unit are 
provided by the applicant. 
 
411.12 Traffic 
The development proposes to add one new dead end street on an existing curb-cut on McKeen 
Street. The sixteen-unit condominium development is expected to have relatively minor impact 
on traffic conditions in the immediate McKeen Street area. A traffic impact analysis was not 
required for this project and none was requested. There will be no impact on Country Lane, other 
than for the addition of three single-family units which have individual driveway access on that 
street. Planning and Development Department staff recommends that a dead end road is 
acceptable based on input from the Town Engineer, Deputy Fire Chief and Police Commander. 
Given the above, the proposed development will not cause unreasonable public road congestion 
or unsafe conditions, and the traffic associated with the development shall maintain level of 
service within 200 feet of the existing curb-cut.  The Board finds that the provisions of section 
411.12 are satisfied. 
 
411.13  Pedestrian and Bicycle Access and Safety 
The development is located in the growth area, in a predominantly urban setting.  The proposed 
private roadway that will service the project will be 24’ wide, and be composed of two 10-foot 
travel lanes and 4-foot pedestrian/bicycle lane. There is also a proposed 8-foot wide 
pedestrian/bicycle path linking the internal loop road and Country Lane, and which is shown 
within a 20-foot wide utility easement, in the northwest corner between units 1 & 13 on the west 
and units 2 & 14 on the east.  A public access easement – within the utility easement - will need 
to be provided to allow pedestrians to cross from Country Lane to McKeen Street.   The new 
subdivision road will be a dead end loop road that will carry only local traffic related to the 
sixteen homes in the development. Due to the relatively low level of traffic expected on the new 
street with dirt shoulders, and a pedestrian/bicycle path to Country Lane, no additional pedestrian 
and bicycle amenities are needed. The development will connect into the pedestrian and bicycle 
routes (i.e. sidewalks and bike lanes) on McKeen Street. The Board finds that the provisions of 
section 411.13 are satisfied, with the conditions that 1) a public access easement be added to the 
plan to allow public pedestrian access over the pedestrian path and internal street, and 2) a 
detail is provided for the proposed public path. 
 
411.14 Development Patterns 
As noted in Section 411.10 above, the condominium development will consist of single-family 
detached homes and is consistent with the scale and type that currently exists in this 
neighborhood. Other nearby housing developments similar to Churchill Woods a: Mallard Pond 
and Pheasant Run with 34 units each, McKeen Woods with 13 units and Thornton Oaks with 152 
units. The Board finds that the street interconnection with Country Lane would result in the 
disruption of community character and that the pedestrian and bicycle connections satisfy the 
requirements of Section 511.3.The Board finds that the provisions of section 411.14 are satisfied.  
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411.15 Architectural Compatibility 
The applicant has submitted elevations for four different house styles that will be available to 
prospective buyers. Each will be a contemporary single-story home with attached garage. The 
single-family style homes will likely have similar styles as those in the surrounding urban area. 
The Board finds that the provisions of section 411.15 are satisfied. 
 
411.16 Municipal Solid Waste Disposal 
As noted in Section 411.11 above, the Town Engineer in 2006 calculated a Solid Waste impact 
fee of $4,137.60 ($258.60 per unit). The Board finds that the provisions of section 411.16 are 
satisfied with the condition that, prior to issuance of Building Permits, an updated Solid Waste 
Impact Fee is approved by the Director of Public Works, and proof of payment per unit is 
provided by the applicant. 
 
411.17 Recreation Needs 
The condominium development does not set aside any land for open space or recreation. In 2006 
the Director of Parks and Recreation calculated a recreation impact fee of $29,850.00 ($1,865.62 
per unit).  The Board finds the provisions of section 411.17 are satisfied with the condition that, 
prior to issuance of Building Permits, an updated a Recreation Impact Fee is approved by the 
Director of Parks & Recreation and/or Recreation Commission, and proof of payment per unit is 
provided by the applicant. 
 
411.18 Access for Persons with Disabilities 
The development is for single-family homes on private owned association land and does not 
need to comply with the standards of the Americans with Disabilities Act. The Board finds the 
provisions of section 411.18 are satisfied. 
 
411.19 Financial Capacity and Maintenance 
The development will require a performance guarantee for the public or common area 
improvements in Phases 2 and 3, including but not limited to the road construction, pedestrian 
path, erosion and sedimentation controls, fire protection, and stormwater infrastructure. Phase 1 
does not include common or public infrastructure improvements and does not need to have a 
performance guarantee. Security for the completion of infrastructure related to sewer and water 
are administered by the Sewer and Water Districts and are not part of the Town’s performance 
guarantee. The Board finds that the provisions of section 411.19 are satisfied, with the condition 
that, prior to issuance of Building Permits for respective phases, the developer shall provide the 
Town with a performance guarantee for Phases 2 and 3. 
 
411.20 Noise and Dust 
During construction, the demolition and 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. 
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411.21 Right, Title, and Interest 
The applicant has submitted deeds for the property.  The Board finds the provisions of section 
411.21 are satisfied. 
 
411.22 Payment of Application Fee 
The final plan reapproval application fees have been paid.  The Board finds the provisions of 
section 411.22 are satisfied. 
 
 

DRAFT MOTIONS 
CHURCHILL WOODS CONDOMINIUMS 

CASE NUMBER: 16-012 
 
Motion 1: That the Major Development Review Final Site and Condominium Subdivision 

Plan application is deemed complete. 
 
Motion 2: That the Board waives the following requirements: 
 

1. Section 412.2.B.17: Waiver for the requirement to show all trees over 10 
inches in diameter.  

2. Section 412.2.B.8: Waiver for the requirement to show cross section and 
profiles of existing roads.  

 
Motion 3: That the Major Development Review Final Site Plan is reapproved 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 review and approval in accordance with the Brunswick 
Zoning Ordinance. 

 
2. That, prior to issuance of Building Permits for Phases 2 & 3, the developer shall provide 

the Town with a performance guarantee, as required under Section 411.19, to be 
approved by the Town Engineer.   

 
3. That, prior to issuance of Building Permits, the developer shall provide a public access 

easement to allow access between Country Lane and the internal loop road. 
 

4. That, prior to issuance of Building Permits, the final plan shall provide a detail of the 
proposed pedestrian/bicycle path.  
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5. That, prior to issuance of Building Permits, the stormwater management plan is approved 
by the Town Engineer and that the Maine D.E.P. Chapter 500 Stormwater Permit is 
reapproved. 

 
6. That, prior to issuance of Building Permits, an updated Solid Waste Impact Fee is 

approved by the Director of Public Works, and proof of payment per unit is provided by 
the applicant. 

 
7. That, prior to issuance of Building Permits, an updated Recreation Impact Fee is 

approved by the Director of Parks & Recreation and/or Recreation Commission, and 
proof of payment per unit is provided by the applicant. 

 
8. That, prior to issuance of Building Permits, a revised landscaping plan shall be submitted 

to the satisfaction of the Director of Planning and Development. This plan shall show site 
clearing for the development limited to the specific areas required for individual phases 
of the project; areas for future development are to be left in a natural state until such time 
as the site work for individual phases commences, which shall not occur until building 
permits have been issued for the individual phases.  No new phase shall begin until 
landscaping and construction cleanup from the previous phase has been completed, to the 
satisfaction of the Director of Planning and Development. 
 

9. That, prior to issuance of a Building Permit, the final plan shall include a phasing 
schedule on the cover sheet to include projected start dates for Phases 2 & 3. 
 
 

* 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). 

 
* 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).  

 



 

` 
 

March 29, 2016 
1263-7 
 
Mr. Jared Woolston, Town Planner 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 
 
Re: Major Development Review Final Application 

Churchill Woods Condominiums  
Tax Map U-28, Lot 196 

 
Dear Jared: 
 
Enclosed please find the Major Development Review Final Plan Application Form, Final 
Site Plan, Condominium Plan, Road Plan & Profile, and supporting information for the 
proposed Churchill Woods residential condominium project to be developed on a 5.78 
acre property located on the northerly side of McKeen Street in R4 (Merridith Drive – West 
McKeen Street Neighborhood) Zoning District.  Churchill Woods is proposed as a phased 
residential community with a total of 16 residential units planned. The phasing is shown 
on the subdivision plan. The project was previously approved on September 5, 2006. Due 
to economic conditions affecting the housing market, the project was not completed and 
the approvals have expired. Please note that Unit 1 was conveyed under those previous 
approvals and the Condominium Declarations were executed and recorded, and remain in 
effect. 
 
Approvals 
Chris Cole, on behalf of Churchill, LLC, proposes to regain approval of all phases of the 
multiple phased project.  Phase 1 will not exceed one acre of impervious area.  Phases 2 
and 3 have already received their approvals through the Maine Department of 
Environmental Protection (MDEP). 
 
As a result of our experience with phased projects such as this, which may be constructed 
over an extended period of time, we expect that the individual unit locations and 
footprints may be modified based on market forces and customer preferences.  As such, 
we desire to maintain some fluidity in the location and orientation of units without having 
to return to the Planning Board for further approvals. 
 



Mr. Jared Woolston 
Churchill Woods  
3/29/16 
Page 2 of 7 
 

 

Development Plan 
The 5.78 acre site is located within a developed residential district that primarily consists of 
single-family homes. Churchill Woods will provide an infill of housing within areas of existing 
residential use, thereby reducing sprawl and minimizing the creation of new infrastructure and 
stretching Town resources.  The development is consistent with the Town of Brunswick’s 
pending comprehensive plan and zoning as to where housing should be built within the 
community. 
 
Churchill Woods is well placed in proximity to schools, Bowdoin College, churches and medical 
buildings for service and employment, as well as the downtown areas. Most are considered 
within walking distance and all are considered to be within bicycling distance. 
 
Zoning 
The parcel is located on the northerly side of McKeen Street in R4 (Merridith Drive-West McKeen 
St. Neighborhood) Zoning District, in which single, two-family and dwellings with 3 or more 
units are all permitted uses.  All units will meet or exceed the dimensional and density 
requirements set forth in section 203.2 of the Brunswick Zoning Ordinance.  Net site area and 
density computations are shown on the Condominium Plan. 
 

Road and Utilities 
The proposed private roadway, Foliage Lane, will serve the project will feature approximately 
1,100 lineal feet of pavement at 24’ wide.  This roadway will be composed of two 10-foot travel 
lanes and a 4-foot pedestrian/bicycle lane.  The core utilities, which include the private extension 
of the municipal water system and private extension of the sewer system, will be placed within 
the traveled-way, with water and sewer typically placed under the paved section.  The 
underground electrical, telephone, and cable will be extended from existing utility poles in the 
McKeen Street ROW and will be placed in the grass area along the proposed roadway.  Natural 
gas service will be extended from McKeen Street under the lawn areas behind each unit.  Three 
of the proposed units will front Country Lane, and utilities for these units will come from 
Country Lane. 
 
Waivers 
The following waivers are requested: 

 Profile of Existing Roads – Existing roads are shown on the plans.  No changes are 
proposed to existing roads.  We have provided spot elevations of the pavement at 
connection points and the horizontal and vertical location of all utility connections.  A 
profile of the proposed road and utilities is also provided. 

 Location of all trees over 10 inches diameter – The site is a wooded site with a significant 
numbers of trees.  Clearing limits are shown on the plans; everything within the clearing 



Mr. Jared Woolston 
Churchill Woods  
3/29/16 
Page 3 of 7 
 

` 
 

limits will be removed, everything outside will be preserved with the exception of any 
dead or dying trees.  Landscaping is planned to enhance the project buffers as required. 

 
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: 
A perimeter of existing woody vegetation will be retained around the project to define the 
boundary with abutting neighborhoods and to protect the privacy between neighbors.  Where 
necessary, supplemental plantings may be used to enhance the natural buffer.   
 
A twenty-five foot wooded buffer will be maintained along the northeast property line, as 
specified in the deed (see attached).  In lieu of a formal buffer planting that was presented at a 
neighborhood meeting for this project, the buffer will consist of a more natural planting, made up 
of both coniferous and deciduous species consistent with existing vegetation on the site.  The 
planting were completed after the construction of Unit 1 in 2007. 
 
See the Condominium Plan for the Net Site Area and density computations. 
 
502 FLOOD HAZARD AREA: 
The site is located within Zone C, designated as “areas of minimal flooding” on the Flood 
Insurance Rate Map (FIRM) for the Town of Brunswick.  An excerpt of the applicable FIRM is 
included in the Stormwater Management plan enclosed with this submittal. 
 
503 STEEP SLOPES AND EMBANKMENTS.   
There are no steep slopes or embankments on this site. 
 
504 STORM WATER MANAGEMENT: 
The site is very flat and is currently wooded.  The site generally drains to low areas within the parcel 
boundaries and infiltrates.  In keeping with the existing drainage patterns, runoff from the developed 
parcel will be collected and directed to improved infiltration basins.   A detailed analysis will be 
included in the stormwater management plan submitted for the Final Application and to DEP. 
 
505 GROUNDWATER: 
Summit Geoengineering Services, as part of its geotechnical investigation performed in 1999, 
encountered groundwater at eight to nine feet below existing ground and levels are not 
anticipated to rise above proposed foundation footing depths.  Unit basements will be placed at 
or above the seasonal high water table and, per MDEP requirements, stormwater treatment and 
storage will occur above the high water table to prevent the introduction of contaminants into the 
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groundwater.  Foundation perimeter drains will protect the structures from groundwater seepage.  
The project will be serviced by public water and sewer services, providing further protection to 
the groundwater.  A copy of the geotechnical report is attached. 
 
506 EROSION AND SEDIMENTATION: 
Siltation barriers will be installed along the downhill edges of all disturbed areas.  The contractor 
will follow Best Management Practices as outlined in the "Maine Erosion and Sediment Control 
Handbook for Construction" issued by the Cumberland County Soil Water Conservation District 
and the MDEP. 
 
507 SEWAGE DISPOSAL: 
Sewage Disposal for Phase 1 will be provided by connections to the sewer main on Country 
Lane.  Phases 2 and 3 will have individual services connected to a private extension of the public 
sewer main in McKeen Street.  The Brunswick Sewer District has indicated that it has capacity 
to serve the complete project (20 units).  Correspondence from the Sewer District is enclosed. 
 
508 WATER SYSTEM: 
Water service will be provided by a new private 8-inch main extension from the existing 10-inch 
main in McKeen Street.  This extension will also connect to the 8-inch main on Country Lane to 
provide a second feed to the development.  Each unit will be individually serviced from the new 
8-inch main extension.  The Brunswick & Topsham Water District has indicated that it has 
capacity to serve the project.  Correspondence from the Water District is enclosed. 
 
509 COMMUNITY FACILITIES IMPACT ANALYSIS: 
The target demographic for the proposed condominiums is aging “baby boomers” with no 
children.  As such, impacts to schools and recreation is anticipated to be minimal, while impacts 
on other 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 curb side collection service. 
 
Neighborhood delivery and collection mail boxes will be located at the entrance to the 
development off of McKeen Street, with final locations coordinated with the local Post Master. 
 
510 DEVELOPMENT IMPACT FEES:  
The Solid Waste Impact Fee is calculated at a rate of $258.56 per ton for each of the 20 new 
housing units.  The Sewage Connection Fee was calculated at a rate of $1,178.00 per each new 
housing unit.  Prior to the issuance of building permits for each Phase, the corresponding impact 
fees must be paid*.  Please see table below.  
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Phase New Units 
Solid Waste Impact Fee 

$258.56 per Unit 
Sewage Connection Fee 

$1178 per Unit 

1 2 $517.12 $2,356.00 

2 5 $1,292.80 $5,890.00 

3 8 $2,068.48 $9,424.00 

Total 15 $3,878.40 $17,670.00 

*Please note that Unit 1 has been conveyed and the impact fees paid. 
 
Recreation Impact fees are addressed in Section 519. 
 
511 DEVELOPMENT OF NEW STREETS: 
No new public streets are planned. The proposed private drive planned will be a 24-foot wide 
roadway consisting of two 10-foot travel lanes and a 4-foot pedestrian and bicycle lane.  The 
core public utilities will be placed within the traveled way, with water and sewer placed under 
the paved section and the underground electrical and communications placed in the grassed 
shoulder. 
 
512 OFF STREET PARKING: 
Off street parking averages 4 spaces per unit with garages and driveways considered.  We also 
propose that on street parking be limited by signage to one side only along the private roadway. 
 
513 CURB CUTS: 
An existing curb cut will be utilized on the northerly side of McKeen Street for utilities and 
roadway extensions.  No new roadway curb cuts will be created on Country Lane. However, 
units 1, 2 & 3 will have driveways accessing Country Lane. 
 
514 OFF STREET LOADING: 
There are no requirements for off street loading associated with this project. 
  
515 APPEARANCE ASSESSMENT:  
The plan reflects the project’s integration with the site and the surrounding area.  Churchill 
Woods has distinct boundaries that provide a neighborhood identity. A subtle entrance from 
McKeen Street is planned.  The houses along Country Lane are similar in appearance and 
spacing to those existing in the neighborhood. 
 
Site lighting will be accomplished by the use individual residential lamps placed in front of each 
unit. 
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516 BUILDING CONFIGURATION: 
The buildings and streets are arranged in a circular pattern.  All front doors are visible from 
either the proposed private roadway or Country Lane.  All dwellings are expected to have a deck 
and small lawn area for outdoor living. 
 
The four styles of single family homes proposed are similar in character to many in the 
surrounding neighborhoods.  Exposed eaves, shingle and clapboard siding and double-hung 
windows will enhance the appeal of ranch and executive style homes.  Typical floor plans and 
elevations are enclosed for your review. 
 
517 PRESERVATION OF HISTORIC RESOURCES:   
There are no historic resources associated with this project. 
 
518 ACCESS FOR PERSONS WITH DISABILITIES: 
Units can be modified for accessibility, if required.  All grades and slopes will be accessible to 
those with disabilities. 
 
519 RECREATIONAL REQUIREMENTS FOR RESIDENTIAL DEVELOPMENTS: 
The Recreation Commission met on October 18, 2006 to discuss this project.  With regard to 
recreation and open space, the developer has proposed, and the commission has approved, that a 
fee in lieu of open space be paid, with an estimated fee of $29,850.00 to be prorated and paid as 
building permits are issued.  Correspondence from the Recreation Commission is included with 
this submission. 
  
520 FISCAL CAPACITY: 
Financing for Phases 2 and 3 will be obtained from the sale of units in Phase 1. 
 

521 PERFORMANCE GUARANTEE: 
Minor improvements are anticipated within public right-of-way for utility concerns.  A guarantee 
is not anticipated, but can be submitted if deemed necessary. 
 
522 HOME OWNERS/PROPERTY OWNERS ASSOCIATION:  
A copy of the Condominium Declaration has been provided to the Planner. 
 
523 PROTECTED CONSERVATION LAND:  
There is no protected conservation land associated with the subdivision. 
 
524 NOISE AND DUST:   
Appropriate measures will be taken to control noise and dust during construction.  The contractor 
will comply with the standard hours of construction per the Ordinance.  Upon completion, we 
would not expect any concerns with regard to noise or dust. 
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We look forward to meeting with you and the Board at their next available meeting to review the 
Project and gain their approval.  Should you have any questions, please call. 
 
Very truly yours, 
 
 
 
Curtis Y. Neufeld, P.E. 
Vice President 
 
 
Enclosure 
 
 
cc:  Chris Cole, Churchill, LLC  
 Tom Cole  
 

Curt
CYN Stamp



MAJOR DEVELOPMENT REVIEW 
FINAL PLAN APPLICATION FORM 

 
1. Project Name: Churchill Woods Condominiums 
 
2.  Project Applicant:  

Name:  Churchill LLC 
c/o Ms. Chris Cole   

Address: 7 Lantern Lane 
  Windham, ME 04062 

 
Phone Number: (207) 504-7907 
 

3. Applicant Signature:_____________________________(Agent)_____________________  
 
4. Authorized Representative: 

Name:   Curtis Y. Neufeld, P.E. 
Sitelines, PA 

Address: 8 Cumberland Street 
  Brunswick, ME 04011   

 
Phone Number: (207) 725-1200 

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

engineer, surveyor, architect, landscape architect or planner used:  
1. Engineering & Planning: Sitelines, PA – Curtis Y. Neufeld, PE  
2. Land Surveying:  Sitelines, PA – Bruce Martinson, PLS 
3. Landscape:   F. A. Cushing, RLA 

 
6. Indicate the interest of the applicant in the property and abutting property. For example, is the 

applicant the owner of the property and abutting property? If no, who owns the property 
subject to this application? 

 
Owner of record 

Book 24799 Page 19 
 
7. What is the tax map and lot numbers of the property subject to this application?  
 

Map U28 Lot 196 
 
Required Attachments (by Applicant):  

 Final Plan Check List  
 Final Plan Check List Addendum for Open Space Developments (if applicable)  
 Request for Waivers (if applicable)  
 Required Copies of Final Plan  

 
Required Attachment (by Planning and Development Department):  

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



































Brunswick Sewer District 
10 PINE TREE ROAD 

BRUNSWICK, MAINE 04011 

TELEPHONE (207) 729-0148        bsd@brunswicksewer.org    FAX (207) 729-0149 

 

 

March 28, 2016 

 

Curt Neufeld 

Vice President 

Sitelines, PA 

8 Cumberland Street 

Brunswick, Maine 04011 

 

Re: Willingness and Capacity to Serve, Churchill Woods Condominiums 

 

Dear Curt, 

 

This letter is in response to your request for an “ability to serve” letter regarding construction of 16 

condominiums in a new development known as Churchill Woods off of McKeen Street in 

Brunswick, Maine.  I have reviewed the material provided and conclude that the project as 

proposed will not adversely affect facilities of the District. The Brunswick Sewer District (BSD) 

has both the willingness and capacity to serve the proposed project.   
 

It will be necessary to secure an entrance permit for each condo, prior to construction.  Each condo 

will be subject to the BSD entrance charge program.  The permit will be issued upon receipt of 

payment for the entrance charge, which is $1178 per residential unit.  For more information on the 

entrance charge please visit www.brunswicksewer.org/ecp.html#4. 

 

In addition to the entrance charge, the following conditions will apply to the issuance of the 

entrance permit. 

 

1. Project sanitary sewer service line will be privately owned and maintained in accordance 

with provisions of District Rules & Regulations. 

 

2. All sewer-related construction will be performed to District standards. 

 

3. All sanitary sewer construction will comply with provisions of the Maine State 

Plumbing Code. 

 

4. Design and construction of project sanitary sewers will exclude all non-sanitary ground, 

surface, foundation drain, floor, roof drain, and sump pump waters.   

 

5. Horizontal clearance between utility infrastructures will be sufficient to allow future 

utility maintenance operations without disturbance to adjacent utility infrastructure. 

 

  

mailto:bsd@brunswicksewer.org
file://///bsd-exch/shared/CurrentF/CONSTRUCTION/DEVELOPMENTS/Paul%20Street/Maine%20Woolens-15%20Paul%20St/www.brunswicksewer.org/ecp.html%234


If you have any questions or need additional information, please do not hesitate to contact me. 

 

Sincerely, 

 

 
 

Robert A. Pontau Jr., PE 

Assistant General Manager 

 

CC: Darcy Dutton, Customer Service Specialist, Brunswick Sewer District 

 Wesley Wharff, Collections Supervisor, Brunswick Sewer District 

 

 



 

QUALITY AND RELIABILITY SINCE 1903 

 

                                                           
 

 

                            

 
             

Alan J. Frasier, PE 

General Manager 

 

Craig W. Douglas, PE 

District Engineer 

Daniel O. Knowles, CPA 

Director of Finance and 

Data Management Systems 

 

William G. Alexander, Jr. 

Operations Manager 

 

 

PO Box 489 

Topsham, Maine 04086 

Telephone (207) 729-9956 

Fax (207) 725-6470 

 

March 28, 2016 

 

Curtis Y. Neufeld 

Vice President 

Sitelines, PA 

8 Cumberland Street 

Brunswick, ME 04011 

Via email: cneufeld@sitelinespa.com 

 

RE:  Churchill Woods Condominiums, McKeen Street, Brunswick, ME 

 

Dear Mr. Neufeld: 

 

This letter is to inform you that the District has the ability to serve the referenced project, and will provide 

service in accordance with Maine Public Utilities Commission and Brunswick & Topsham Water District Rules 

and Regulations. This project can be served by a combination of a main extension and new service line 

installations.  

 

The following documents can be found on our website (http://btwater.org/apply-water-main-extension.aspx) 

and are included in a main extension project: 

 

1. Procedures for Water Main Extensions 

2. Application for Water Main Extension 

3. Main Extension Design Guidelines 

4. Sample Water Main Easement Form 

5. Water Main Material Specifications 

6. Water Main Extension Details  

 

We require the customer, or their representative, to provide us with peak flow data in gallons per minute for all 

domestic services, this will allow us to properly size the service line and water meter. If a fire sprinkler system 

is required, a sprinkler system designer should specify the size of the fire service.  

 

Please keep us informed as this project progresses. If you have any questions, please call.     

 

Yours truly, 

 
Craig Douglas PE 

District Engineer 

 

 

http://btwater.org/apply-water-main-extension.aspx
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BRUNSWICK PLANNING BOARD 
APRIL 8, 2014 

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

 
MEMBERS ABSENT: Dann Lewis 

 
STAFF PRESENT: Town Planner Jeremy Doxsee 

 
A meeting of the Brunswick Planning Board was held on Tuesday, April 8, 2014 in Council 
Chambers, 1ST Floor, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 7:00 
P.M. 

 
Case # 14-010 – Churchill Woods Condominiums: The Planning Board will review and take 
action on a combined Sketch/Final Major Development Site Plan Reapproval application 
submitted by Churchill LLC, for phased construction of 16 residential units; located off of 
McKeen Street (Assessor’s Map U28, Lot 196), in the R4 Meredith Drive –West McKeen Street 
Zoning District. 

 
Jeremy Doxsee stated that the application before the Board is a combined Sketch/Final Major 
Development Site Plan reapproval application submitted by Churchill LLC.  Jeremy stated that 
the application submitted is identical from the originally approved September 5, 2006 application 
for 16 condominium units in the R4 District and noted that the R4 District does permit up to five 
units per acre but that the applicant has decided to go with single-family units.  Jeremy pointed 
out that the original application came through around the time that DEP changed Stormwater 
requirement and that this application was reviewed under the new laws; DEP is currently 
reviewing the application again.  Jeremy said that there were no comments per staff review and 
that the Town Engineer and Town Arborist are comfortable with what has been submitted. 

 
Curt Neufeld with Sitelines, reviewed that in the original 2006 application there was some talk at 
the time of increasing the density and impervious coverage to promote these infill developments 
but the idea that there would be a lollipop loop that would go to McKeen street and designed 
internally with a dedicated easement that would provide for pedestrians and a bike lane sat well 
with neighbors. Curt pointed out that there was an easement that was prepared between the 
owner of the land and the Town ensuring public access to trails. Curt said that this was a nice 
residential area and a good opportunity to bring in mid-level residents. Curt pointed out again 
that this was a nice infill with the proposed density and compatible to neighborhood.  Curt noted 
that there would be one access off of McKeen Street with the first of the next two units taking 
entrance off of Country Lane. Curt said that the next phase would be to build an entrance road to 
the split which would create an immediate turnaround and provide for the first four or five units 
there to be constructed; the remaining loop would be constructed in the final phase.  Curt said 
that the units are intended to have a tree and a poled carriage light in lieu of any street lights and 
that a buffer to McKeen Woods has been planted. Each unit will have water and sewer available 
and the housing would have a little built in park in the circle. Curt noted that they are going back 
to DEP with the same plan. 
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Bill Dana asked that in the event that the Zoning Ordinance does change, in terms of 
impermeable surfaces, will that be an amendment to this application or will there be another 
application?  Charlie Frizzle replied that the applicant would have the choice to either amend this 
development or separate out the center and submit a new application but that this would be their 
choice. 

 
MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SITE AND CONDOMINIUM SUBDIVISION PLAN APPLICATION IS DEEMED 
COMPLETE. SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

 

Chairman Charlie Frizzle opened the meeting to public hearing. 
 
Mark Patrick, resident of 79 Hennessy Ave., noted that the first three lots on Country Lane 
had some of the biggest trees in the area and when those were prepared the applicant clear cut 
those three lots, constructed one house and the tree stumps and slash from the three lots sat in a 
pile for almost two years and asked if as development progress, will the rest of the lot be clear 
cut?  Charlie Frizzle replied that he believes the lots will be clear cut as the project progresses, 
but subsequent to construction the plantings per the design and approved by the Town Arborist 
will be put into place.  Mark recommended, if possible, to save a few of the trees. Curt Neufeld 
replied that he believes that the limits per the Conditions of Approval, would be flagged and 
thought this was to save some of the trees and noted that the trees will be somewhat at the mercy 
of facilities. Soxna Dice asked if the timing of clearing is phase by phase or lot by lot.  Curt 
replied that lots are cleared by phase but for that phase only.  Richard Visser replied that he 
believes this is covered in condition 8. 

 
Richard Harrison of Country Lane, asked to clarify that the next two houses will be on 
Country Lane? Curtis Neufeld replied that he was correct. Richard asked where water and 
services will come from and Curt replied that services are already stumped in. Richard stated 
that there is a lot between his condo and the one down towards Baribeau Drive owned by the 
Bouchard family though it may be owned by the Town and wondered if they would need to dig 
that up to get water and sewer?  Curt replied that this would not be necessary for those houses on 
McKeen Street. 

 
Nicole Werner of 8 Country Lane, stated that she received a letter from a lawyer telling her 
that they have the right to come through property for Stormwater but does not know if it is 
coming through on her property.  Curt Neufeld replied that the letter is a notice that says that the 
applicant is going to file with the DEP to get approvals for that Stormwater plan and stated that 
there is no intention of going through her property. Curt reviewed Stormwater layout. Nicole 
asked if she can request a natural row of trees along the vacant lots. Curt reviewed the setback 
and clearing lines and noted that the area is densely wooded and it is hoped that many trees will 
be maintained. 

 
Rudi Smith, resident of 75 Hennessey Ave, asked as far as future owners are concerned, where 
does roof drainage end up?  Curt Neufeld replied that it will fall to lawn areas around the roof 
and run back into the shallow soils and into the ground; what doesn’t go all the way down will 
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go into the drains.  Rudi asked if they could connect into the other drains in the Town and Curt 
replied that the units will but not the surface drains.  Rudi expressed his concern that the water 
will not drain during cold and wet weather and clarified that the lowest point of swail is on north 
end.  Curt replied that there really is not any pitch on any one end and noted that this is great soil; 
the science says that there should be no problems.  Rudi asked if there will be drainage at each 
unit at footing and Curt replied “yes”.  Rudi asked where that will go and Curt replied that it will 
tie into a perimeter pipe; footie drain that goes all the way out. Rudi said that some of the houses 
built to the west of the entrance (McKeen Street) now have water in their basements and believe 
that it was caused by the development of the units on Country Lane.  Rudi stated that he lives at 
75 Hennessey Ave and wants to caution the people going to buy these units to be prepared for 
that and requests that the applicant bring the basement floor up high enough.  Curt replied that 
the idea is that the footer would be 4-5 below grade and that the pipe would be lower and bring 
water out to the street.  Rudi stated that he had DEP come out and nothing has happened.  Jeremy 
Doxsee clarified that Rudi is saying that the development along Country Lane impacted the  
water table and Rudi replied that it has during different times of the year. 

 
Mellen Patrick, resident of 79 Hennessey Ave, asked for clarification on a map dated 4/1/2012 
that she received with a road going through instead of the original plan. Curt Neufeld replied 
that there is no intent to do that.  Charlie Frizzle replied that there is no intent to do this and 
assure her that if approved, the applicant will have no right to put a road going through. 

 
Barbara Taylor, resident of 15 Country Lane, and owner of the one house that was built 6-7 
years ago stated that at that time, the houses were built by Oxford Homes who no longer exist 
and asked about the design of the homes. Charlie Frizzle replied that the Board does not usually 
look at who the developer wishes to contract for their homes or offering for selection.  Barbara 
asked, as a condominium owner, what rights she has and Charlie replied that she has the rights 
that were built into her contract.   Referring back to drainage, Barbara said that there are two man 
hole covers next to her house that are raised; one says drain and one says sewer,  and when it 
melts there is always a big pool of water that does not drain right away.  Barbara asked what 
assurance does she have of her basement not getting wet and who does she contact if the debris 
left next to her house in the vacant lot is not cleaned up?  Charlie replied that she go to Codes 
Enforcement.  Jeremy Doxsee replied that as far as he knew, the developer has not identified a 
new construction company and stated that he would be willing to assist in facilitating a nuisance 
complaint for the construction debris left next to her house.  Margaret Wilson replied that this 
issue has been brought up before and just as recently as the reapproval of Botany Place and the 
problem is that there is nothing in the ordinance that protects neighbors from that unsightly 
situation while it is still in construction.  Barbara asked if the trees would be left and Margaret 
replied that they would leave the ones that they could. Curt Neufeld replied that unfortunately 
between the roads and the setback, much if not all would be disturbed, but if there is a nice tree 
where a proposed tree would be it would make sense to try and save it.  Barbara asked why this 
was not done on Country Lane and Curt replied that he could not speak to that.  Curt discussed 
the stormwater and drains and stated that in terms of this site, once everything is installed, it 
should work as intended.  Margaret suggested a condition that once house one is built, the 
landscaping be placed.  Jeremy replied that he wouldn’t want to act prematurely and have a new 
seedling be adversely effected by the ongoing construction while working on an adjacent lot. 
Soxna Dice pointed out that when they discussed the construction debris and Botany Place, they 
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were addressing dirt pile, and pointed out that Barbara is not talking about construction debris 
and that a deck being dumped on an empty lot is not construction debris and maybe is something 
that Codes Enforcement can address. Jeremy stated that in terms of stormwater, he knows that 
many neighbors would like to see catch basins on site, but that the ordinance does ask that 
developers use low impact management practices for stormwater. Soxna Dice replied that 
another reason why it is important to keep stormwater on site is because natural filtration is one 
of the best pollution abatements and also for aquifer recharge. 

 
Richard Papetti, resident of 8 Scott Ave, how does he know that the developer is good again. 
Charlie Frizzle replied that it is relevant but the Board has no leverage with respect to developers 
who do not behave and this would have to be brought up in a legal context. Jeremy Doxsee 
replied that in this instance the performance guarantee for services for phases 2 and 3 will be 
required, but in terms of construction of houses themselves, that is different.  Richard asked if 
there is there an inspection phase and Charlie replied that all infrastructure are inspected before 
the applicant moves forward. Richard clarified that upon completion, there will be 16 
condominiums and that as of now, one has been built. Rudi clarified that the process could be 
fast or slow depending on the economy and asked how long the developer has before they have 
to seek reapproval.  Charlie Frizzle replied that the Board would be approving a 16 unit 
condominium project and that this approval would lapse in five years if the applicant hasn’t 
completed the project. Rudi stated that he was under the impression that one contractor would be 
building the units and clarified that this is not the case.   Curt Neufeld replied that the original 
intent was to offer four floor plans; the units were designed so that the design could work and be 
fluid and fit throughout. Curt stated that he does not know if the developer will be moving 
forward with a modular or a stick built contractor, but that he believes that there will be another 
offering of three or four floor plans. Curt stated that he also believes that all the units will be 
single floor though he cannot say that for sure, but will be comparable to what has already been 
built. Richard stated that he believes that the average cost per unit will be roughly $400,000 and 
Curt said that he did not know what the cost will be.  Charlie replied that that cost per unit is not 
in Planning Board purview.  Curt stated that in economic terms, there is a definite swing in 
interest in this project and other similar projects.  Margaret Wilson clarified that she did not see 
anything in the packets that talked about configuration of houses and asked Curt if this was 
intended.  Curt replied that he believes that there is language that they request the ability to make 
changes with the intent that these units might be able to substitute one for the other. Charlie 
replied that if the developer should experience another situation where a builder goes under then 
he would have to hire another builder, but the design would still have to fit the basic footprint; 
the Board does not dictate how they build the houses. Jeremy Doxsee replied that the Town has 
made a point not to set guidelines over single-family homes and even if the applicant were to 
submit architectural renderings, the Board would only be speaking on their personal opinions. 

 
Rudi Smith asked if the Town inspects grading according to plan before an occupancy permit is 
issued. Charlie Frizzle replied that it is inspected only if the grading effects the Stormwater 
management plan; the site has to be graded per the management plan submitted to the State. 
Rudi replied that he was told by someone in Town Hall that back when his house was built, it 
was so busy that permits were just signed off and he does not want to see that happen here; he 
would like to see this addressed correctly. 
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Chairman Charlie Frizzle closed the public hearing. 
 
Richard Visser pointed out that Condition number 5 may give some comfort as it does address 
the Stormwater management plan.  Margaret Wilson stated that she would appreciate it if Curt 
Neufeld could talk to applicant about how he has left the site for some years but would 
appreciate more effort. Curt agreed.  Dale King asked how wide the buffer was and Curt replied 
that by deed it is 25 feet and the setback is typically 20 feet. Dale asked if they were going to do 
landscaping or benches in the middle where there is going to be a park. Charlie replied that the 
written commitment at this point is to leave it in its natural state. 

 
MOTION BY MARGARET WILSON THAT THE BOARD WAIVES THE 
FOLLOWING REQUIREMENTS: 

 

1. Section 412.2.B.17: Waiver for the requirement to show all trees over 10 inches in diameter. 
 
2. Section 412.2.B.8: Waiver for the requirement to show cross section and profiles of existing 
roads. 

 
SECONDED BY SOXNA DICE, APPROVED UNANIMOUSLY. 

 

Discussion on rewording of condition number 8 so that the developer does a better job in 
sequencing the landscaping once the lots have been completed and the houses have been built. 

 
MOTION BY DALE KING THAT THE MAJOR DEVELOPMENT REVIEW FINAL 
SITE PLAN IS REAPPROVED 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 
review and approval in accordance with the Brunswick Zoning Ordinance. 

 
2. That, prior to issuance of Building Permits for Phases 2 & 3, the developer shall provide the 
Town with a performance guarantee, as required under Section 411.19, to be approved by the 
Town Engineer. 

 
3. That, prior to issuance of Building Permits, the developer shall provide a public access 
easement to allow access between Country Lane and the internal loop road. 

 
4. That, prior to issuance of Building Permits, the final plan shall provide a detail of the proposed 
pedestrian/bicycle path. 

 
5. That, prior to issuance of Building Permits, the stormwater management plan is approved by 
the Town Engineer and that the Maine D.E.P. Chapter 500 Stormwater Permit is reapproved. 
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6. That, prior to issuance of Building Permits, an updated Solid Waste Impact Fee is approved by 
the Director of Public Works, and proof of payment per unit is provided by the applicant. 

 
7. That, prior to issuance of Building Permits, an updated Recreation Impact Fee is approved by 
the Director of Parks & Recreation and/or Recreation Commission, and proof of payment per 
unit is provided by the applicant. 

 
8. That, prior to issuance of Building Permits, a revised landscaping plan shall be submitted to 
the satisfaction of the Director of Planning and Development. This plan shall show site clearing 
for the development limited to the specific areas required for individual phases of the project; 
areas for future development are to be left in a natural state until such time as the site work for 
individual phases commences, which shall not occur until building permits have been issued for 
the individual phases.  No new phase shall begin until landscaping and construction cleanup 
from the previous phase has been completed, to the satisfaction of the Director of Planning and 
Development. 

 
9. That, prior to issuance of a Building Permit, the final plan shall include a phasing schedule on 
the cover sheet to include projected start dates for Phases 2 & 3. 

 
SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

 

Zoning Ordinance Rewrite Update 
 Next meeting on April 9, 2014 in Council Chambers at 4:45 PM. Jeremy Doxsee 

reviewed the agenda. 
 
Other Business 

 Anna Breinich is expecting a letter from the Town Attorney asking the Board to address 
the issue on the sign ordinance and perhaps make an ordinance change. 

 April 22, 2014 agenda to possibly include an application for the Plaza at Cooks corner 
and a four lot subdivision off Harpswell Road. 

 
 
Approval of Minutes 
No minutes were reviewed at this meeting. 

 
Adjourned 
This meeting was adjourned at 8:44 P.M. 

 
Attest 

 
Tonya D. Jenusaitis 
Recording Secretary 
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SITELINES P.A.         ENGINEERS − PLANNERS − SURVEYORS − LANDSCAPE ARCHITECTS 
8 CUMBERLAND STREET,  BRUNSWICK,  MAINE  04011    PHONE: 207−725−1200   FAX: 207−725−1114 

April 22, 2016 
 
1340.01 
 
Mr. Jared Woolston, Town Planner 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 
 
Re: Workshop Submission  

ALL SAINTS PARISH EVENTS CENTER 
35-39 PLEASANT STREET 
Tax Map U16, Lots 47 & 48 

 
Dear Jared: 
 
On behalf of ALL SAINTS PARISH, Sitelines, PA is pleased to submit the enclosed Concept Plan 
and supporting materials for the development of a 14,685 sq. ft. events center and a 13,167 sq. ft. 
school building on the St. John’s Church property located on Pleasant Street. This letter is 
intended to summarize the project in order to facilitate a workshop meeting with the Planning 
Board. 
 
PROPERTY 
THE ROMAN CATHOLIC BISHOP OF PORTLAND TRUST owns two parcels of land located on Pleasant 
Street (Tax Map U16, Lots 47 & 48).  The parcel contains 4.68 acres and is currently developed, 
with a church, elementary school, a former convent building, several storage buildings, as well as 
paved parking and playground areas.  The existing impervious area is 118,610 sq. ft. (2.72 acres) 
or 58.2% impervious coverage. The property is located in the Inner Pleasant Street (TR1) and the 
Intown Railroad Corridor (MU2) Zoning districts.  As more than 50% of the property is located 
within the MU2 Zoning district, the dimension standards of the MU2 district are being applied 
for this project. Please see the attached advisory memo from Jeff Hutchinson, CEO. 
 
SITE DESIGN 
The proposed development will consist of two (2) phases. Phase 1 will consist of the 
construction of a new 14,685 sq. ft. one-story events center, which will contain an 
auditorium/cafeteria/gymnasium, a stage, a music room, kitchen, and adoration chapel, a meeting 
room, as well as locker rooms and bath rooms. Fundraising is currently underway for this 
facility. The construction of this facility, concrete walkways and utility driveway will increase 
the impervious area to approximately 129,500 sq. ft. or 63.5% coverage. The campus will 
continue to utilize the existing parking and traffic circulation patterns. 
 
Phase 2 will consist of the removal of the old convent building, which is now used as the parish 
center, the removal of the school building, and construction of an approximate 13,200 s.f. 
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SITELINES P.A.         ENGINEERS − PLANNERS − SURVEYORS − LANDSCAPE ARCHITECTS 
8 CUMBERLAND STREET,  BRUNSWICK,  MAINE  04011    PHONE: 207−725−1200   FAX: 207−725−1114 

footprint two-story school building. As part of Phase 2, the existing parking lot and drive aisles 
will be redeveloped to serve the new buildings and enhance traffic flow.  
 
Although, Phase 2 is not anticipated for several years, we wish to preserve the ability to utilize 
the current zoning standards for the ultimate campus build out. 
 
SUMMARY 
We trust that this information satisfactorily addresses the requirements for a Workshop Meeting 
and we look forward to meeting with you and the Planning Board at the April 26, 2016 meeting 
to obtain their feedback.  
 
We appreciate your assistance with this project. Should you have any questions, please call or 
contact me via kclark@sitelinespa.com. 
 
Very truly yours, 

Kevin P. Clark 
Kevin P. Clark, PLS 
President 
 
Enclosures 
 
cc:  Charles Wiercinski 
 Charleen Foley 
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Kevin Clark

From: Jeff Hutchinson <jhutchinson@brunswickme.org>
Sent: Monday, August 31, 2015 2:48 PM
To: Kevin Clark
Cc: chashome@myfairpoint.net; 'James Baskerville'; Anna Breinich
Subject: RE: St. John's Church - Pleasant Street

Hi Kevin, 
I have conducted a zoning determination regarding the subject property using the Town’s GIS system (current practice) 
and have arrived at the same conclusion.  Therefore, in accordance with Section 303.B of the existing Brunswick zoning 
ordinance, it’s my opinion that the MU2 zoning district would govern development of this property.  
A copy of this determination and this email thread will be placed in the property file for future reference.   
If you should need any further assistance, please don’t hesitate to contact me.  
Jeff    
 

JEFF HUTCHINSON 
Codes Enforcement Officer 
Town of Brunswick 
85 Union Street 
Brunswick, ME 04011 
phone: (207)725-6651(ext 4024) 
fax: (207)725-6663 
e-mail: jhutchinson@brunswickme.org 
web: www.brunswickme.org 
 

From: Kevin Clark [mailto:kclark@sitelinespa.com]  
Sent: Friday, August 28, 2015 2:34 PM 
To: Jeff Hutchinson 
Cc: chashome@myfairpoint.net; 'James Baskerville' 
Subject: St. John's Church - Pleasant Street 
 
Jeff, 
 
We kindly request an advisory letter/memo regarding the zoning for the St. John’s Church property located at 
39 Pleasant Street (Tax Map U16, Lots 47 & 48). Based on a boundary survey of the property and our cautious 
placement of the Zoning Line between the TR1 Zone and the MU2 Zone, we have determined that 2.21 acres 
of the parcel lies within the TR1 Zone and 2.47 acres lie within the MU2 zone. Per Section 303.B of the 
Ordinance, the use, density, lot area and dimensional requirements of the MU2 zone would govern for the 
property. It would be greatly appreciated if you would please provide correspondence confirming our 
interpretation of the Ordinance. 
 
I have attached a copy of the survey plan and the Ordinance section. 
 
Thank you, 
 

Kevin Clark 
Kevin Clark, PLS 
President 
Sitelines, PA 



2

(207) 725-1200 Ext. 14 
(207) 576-6061 (Cell) 
(207) 725-1114 (Fax) 
8 Cumberland Street 
Brunswick Maine 04011 
kclark@sitelinespa.com 
www.sitelinespa.com 
 





 ABUTTING PROPERTY OWNERS  
35-39 PLEASANT ST, BRUNSWICK, MAINE 

N/F 
PIPER, LINDA J & CARUSO, JOHN J TRUSTEES OF 
EST. OF VIRIGINIA CARUSO LIVING TRUST 
68 WARD CIRCLE 
BRUNSWICK, ME 04011 
MAP U13 LOT 50 
BK 30367 PG 306 
 
N/F 
ST PAULS EPISCOPAL CHURCH 
27 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U13 LOT 105 
BK 3145 PG 135 
 
N/F 
ST PAULS BRUNSWICK TITLE HOLDING COMPANY 
INC 
PO BOX 195, 27 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U13 LOT 108 
BK 15654 PG 339 
 
N/F 
BROWN, MITCHELL W  
& JOHANTGEN-BROWN, HOLLY 
19 THOMPSON ST 
BRUNSWICK, ME 04011 
MAP U14 LOT 16 
BK 31634 PG 105 
 
N/F 
HORCH, KEVIN F & HADLEY W 
44 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U14 LOT 17 
BK 16242 PG 59 
 
N/F 
DUNNING, JUDITH A 
42 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U14 LOT 18 
BK 28001 PG 315 
 
N/F 
PELLETIER, JEANNINE C TRUSTEE OF 
THE PELLETIER FAMILY LIVING TRUST 
40 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U14 LOT 19 
BK 12913 PG 164 
 
 
 
 
 

N/F 
LOVELL, RYAN A 
50 WALTHAM ST, APT 1R 
BOSTON, MA 02118 
MAP U14 LOT 20 
BK 29342 PG 320 
 
N/F 
COFFIN, RICHARD J & LINA H 
PO BOX 672 
BRUNSWICK, ME 04011 
MAP U16 LOT 44 
BK 29808 PG 15 
 
N/F 
BRILLANT, PAULINE A 
66 UNION ST 
BRUNSWICK, ME 04011 
MAP U16 LOT 45 
BK 8881 PG 318 
 
N/F 
FIELD HOUSE LLC 
C/O EDGAR CATLIN III 
49 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U16 LOT 49 
BK 16242 PG 59 
 
N/F 
BARIBEAU, MICHAEL H & DIANNA S 
51 PLEASANT ST 
BRUNSWICK, ME 04011 
MAP U16 LOT 50 
BK 15611 PG 7 
 
N/F 
DECAMILLA, DOUGLAS C & LAURIE A 
22 CEDAR ST 
BRUNSWICK, ME 04011 
MAP U16 LOT 62 
BK 11503 PG 57 
 
N/F 
BECKETT, GREGORY A & MICHELLE L 
20 CEDAR ST 
BRUNSWICK, ME 04011 
MAP U16 LOT 63 
BK 30441 PG 112 
 
N/F 
HWANG, SIMON 
134 HOLLOWELL DR 
FT LEAVENWORTH, KS 66027 
MAP U16 LOT 64 
BK 17547 PG 260 
 



 ABUTTING PROPERTY OWNERS  
35-39 PLEASANT ST, BRUNSWICK, MAINE 

N/F 
ST JOHN, CHRISTOPHER & EUNICE 
14 CEDAR ST #1 
BRUNSWICK, ME 04011 
MAP U16 LOT 65 
BK 28729 PG 279 
 
N/F 
HEALTH, MARY B 
10 CEDAR ST 
BRUNSWICK, ME 04011 
MAP U16 LOT 66 
BK 10135 PG 144 
 
N/F 
DOOLITTLE, PAULINE S 
75 STATE STREET, APT 422 
PORTLAND, ME 04101 
MAP U16 LOT 67 
BK 12381 PG 204 
 
N/F 
FEDERAL NATIONAL MORTGAGE CORP 
3900 WISCONSIN AVE NW 
WASHINGTON, DC 20016 
MAP U16 LOT 68 
BK 31453 PG 102 
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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

DeB Deerfield loamy sand, 3 to 8
percent slopes

1.1 24.6%

WmB Windsor loamy sand, 0 to 8
percent slopes

3.5 75.4%

Totals for Area of Interest 4.6 100.0%
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Cumberland County and Part of Oxford County, Maine

DeB—Deerfield loamy sand, 3 to 8 percent slopes

Map Unit Setting
National map unit symbol: blh6
Elevation: 150 to 1,200 feet
Mean annual precipitation: 30 to 50 inches
Mean annual air temperature: 37 to 45 degrees F
Frost-free period: 90 to 160 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Deerfield and similar soils: 87 percent
Estimates are based on observations, descriptions, and transects of the

mapunit.

Description of Deerfield

Setting
Landform: Outwash terraces
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy glaciofluvial deposits derived from granite

and gneiss

Typical profile
H1 - 0 to 10 inches: loamy sand
H2 - 10 to 24 inches: loamy sand
H3 - 24 to 65 inches: sand

Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): High to

very high (6.00 to 20.00 in/hr)
Depth to water table: About 18 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 3.2 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2w

Map Unit Description: Deerfield loamy sand, 3 to 8 percent slopes---Cumberland County and Part
of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/29/2016
Page 1 of 2



Hydrologic Soil Group: A

Data Source Information

Soil Survey Area:  Cumberland County and Part of Oxford County, Maine
Survey Area Data:  Version 11, Sep 17, 2015

Map Unit Description: Deerfield loamy sand, 3 to 8 percent slopes---Cumberland County and Part
of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/29/2016
Page 2 of 2



Cumberland County and Part of Oxford County, Maine

WmB—Windsor loamy sand, 0 to 8 percent slopes

Map Unit Setting
National map unit symbol: 2w2x2
Elevation: 0 to 1,410 feet
Mean annual precipitation: 36 to 71 inches
Mean annual air temperature: 39 to 55 degrees F
Frost-free period: 140 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Windsor and similar soils: 85 percent
Estimates are based on observations, descriptions, and transects of the

mapunit.

Description of Windsor

Setting
Landform: Deltas, dunes, outwash plains, outwash terraces
Landform position (three-dimensional): Riser, tread
Down-slope shape: Linear, convex
Across-slope shape: Linear, convex
Parent material: Loose sandy glaciofluvial deposits derived from

granite and/or loose sandy glaciofluvial deposits derived from
schist and/or loose sandy glaciofluvial deposits derived from
gneiss

Typical profile
Oe - 0 to 1 inches: moderately decomposed plant material
A - 1 to 3 inches: loamy sand
Bw - 3 to 25 inches: loamy sand
C - 25 to 65 inches: sand

Properties and qualities
Slope: 0 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Excessively drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat):

Moderately high to very high (1.42 to 99.90 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to

2.0 mmhos/cm)
Available water storage in profile: Low (about 4.5 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2s

Map Unit Description: Windsor loamy sand, 0 to 8 percent slopes---Cumberland County and Part
of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/29/2016
Page 1 of 2



Hydrologic Soil Group: A

Data Source Information

Soil Survey Area:  Cumberland County and Part of Oxford County, Maine
Survey Area Data:  Version 11, Sep 17, 2015

Map Unit Description: Windsor loamy sand, 0 to 8 percent slopes---Cumberland County and Part
of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/29/2016
Page 2 of 2
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April 22, 2016 
 
To:  Brunswick Planning Board 
From:  Anna Breinich, FAICP 
Subject: Zoning Ordinance Amendment Request:  Chapter Four (Development Review), 

Sections 401 (Applicability) and 402 (Development Review Classifications and 
Thresholds to Require Review of Filling and Earthmoving Activities within the 
NRPZ 

 
SHORELAND ZONING BACKGROUND:  Pursuant to 38 M.R.S.A. sections 435-449, the 
Mandatory Shoreland Zoning Act, requires all municipalities to adopt, administer, and enforce 
ordinances which regulate land use activities within 250 feet of great ponds, rivers, freshwater 
and coastal wetlands, including all tidal waters; and within 75 feet of streams as defined. The Act 
also requires the Board of Environmental Protection to establish minimum guidelines for such 
ordinances.   Accordingly, the Department of Environmental Protection (DEP) Rule, Chapter 
1000: Guidelines for Municipal Shoreland Zoning Ordinances, adopted by the Board on February 
14, 1990 and amended July 14, 1992, August 7, 1994, February 6, 1999, February 13, 2000, May 
1, 2006 and January 26, 2015 contains those guidelines for municipal shoreland ordinances. The 
Act requires that municipalities adopt shoreland zoning ordinances consistent with, or no less 
stringent than, those minimum guidelines. 
 
EMERGENCY MORATORIUM:  A review of the Town of Brunswick’s shoreland zoning 
ordinance for activities within the so-called, Natural Resource Protection Zone (NRPZ), revealed 
an inconsistency with Chapter 1000, specifically, that the requirement for town review and 
approval of activities involving filling and earthmoving within the NRPZ is not part of 
Brunswick’s zoning ordinance.   
 
As a result, during their March 21, 2016 meeting, the Brunswick Town Council, by a 5-4 vote, 
approved an emergency moratorium on new development within the Natural Resource Protection 
Zone (NRPZ) involving filling and earthmoving.  The moratorium is enclosed.   
 
PROPOSED AMENDMENT:  On April 12, 2016, the Planning Board held a workshop to 
consider an amendment to the NRPZ.  During the meeting staff received comments from the 
Planning Board, and members of the public regarding the proposed review process, and 
associated thresholds for filling and earthmoving activities within the NRPZ.  Specifically, the 
proposed thresholds and associated review process were considered too comprehensive for small 
projects, and could be reviewed under a simple process comparable to the town’s building permit 
review, or septic system review.  Based on that feedback, the revised amendment requires Code 
Enforcement Officer (CEO) review and written approval for filling and earthmoving activities 
within most areas of the NRPZ, except for activities affecting the most sensitive natural resources 
contained within the NRPZ.  For activities affecting the most sensitive areas of the NRPZ, the 
development review threshold is at filling and earthmoving activities in excess of 10 cubic yards. 
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Enclosures: Moratorium; Draft Zoning Ordinance Amendment: Sections 401 and 402 
 

 
On April 14, 2016 staff from the Department of Planning and Development (and Codes) 
discussed draft NRPZ language regarding filling and earthmoving with DEP staff within the 
Shoreland Zoning unit.  In the most recent correspondence, the following thresholds for filling 
and earthmoving activities were considered acceptable by DEP staff pending town acceptance, 
and formal review and approval by the DEP:  CEO review and approval for <10 cubic yards of 
filling and earthmoving within areas that are equivalent to Resource Protection Districts per 06-
096, Ch. 1000, and within 75 feet from streams (as defined by Brunswick Zoning Ordinance), 
>10-100 cubic yards review and approval by Staff Review Committee (SRC), and >100 cubic 
yards review and approval by Planning Board.  All other filling and earthmoving within the 
Natural Resource Protection Zone (NRPZ) will be reviewed and approved only by the CEO.   
 
The intent of the proposed amendment is to assign a review entity for filling and earthmoving that 
is consistent with the Ch. 1000 “use table”.  In Ch. 1000, there is an allowance for filling and 
earthmoving within certain areas of the Shoreland Zone to go without review for activities 
involving less than 10 cubic yards.  However, Brunswick’s NRPZ ordinance does not provide the 
flexibility to allow no review for filling and earthmoving since it does not have the equivalent 
districts within the NRPZ (i.e. Limited Residential District, Limited Commercial District, General 
Development District, Commercial Fisheries/Maritime Activities District).  As drafted, all filling 
and earthmoving within the NRPZ (even if less than 10 cubic yards) will require town review and 
approval by the CEO, Staff Review Committee, or Planning Board.   
 
After corresponding with DEP, the staff understands that Brunswick’s ‘stream’ definition and 
associated 75-foot setback is equivalent to a ‘stream protection district’ in Ch. 1000; and areas 
defined in our NRPZ at Section 211.2.A.1(a-g) are equivalent to a ‘resource protection district’ in 
Ch. 1000.  In accordance with the Ch. 1000 ‘use table’, areas equivalent to ‘stream protection 
district’ and ‘resource protection district’ will require development review if over 10 cubic yards 
(less than 10 cubic yards is CEO approval only).  As written, all filling and earthmoving activities 
within the NRPZ that are not adjacent to streams, or within areas equivalent to resource 
protection districts must be reviewed and approved in writing by the CEO in accordance with the 
requirements of the NRPZ.     
 
The draft amendment to Section 401 (Applicability) and Section 402 (Development Review 
Classifications and Thresholds) is enclosed.   



C:\Users\jerdman\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\TI7C6VVT\Shoreland Zone Moratorium 3-
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ADOPTED MORATORIUM ON NEW 

DEVELOPMENT IN THE NATURAL RESOURCE 
PROTECTION ZONE (NRPZ) 

 

Public Hearing – 03/21/2016 

Adopted – 03/21/2016 

Effective – 04/20/2016 

 
 WHEREAS, two (2) shoreline stabilization projects that involve filling and earth moving of 
10 cubic yards or more are currently underway within the Town of Brunswick’s Natural Resource 
Protection Zone (NRPZ) as defined at Section 211 of the Brunswick Zoning Ordinance; and 
 
 WHEREAS, it has been determined that land use standards for filling and earth moving 
activities within the NRPZ that are required under State law affecting shoreland zoning within the 
Town of Brunswick have inadvertently not been included in the Brunswick Zoning Ordinance despite 
approval of the Ordinance by the State of Maine Department of Environmental Protection; and 
 
 WHEREAS, the Brunswick Zoning Ordinance is currently inadequate to meet minimum State 
law requirements for shoreland zoning; and 
 
 WHEREAS, additional filling and earth moving activities within the NRPZ is anticipated; and 
 
 WHEREAS, allowing additional filling and earth moving activities to go forward within the 
NRPZ without adequate regulations affects life, health and property in the Town of Brunswick; and 
 
 WHEREAS, the Brunswick Zoning Ordinance is inadequate to prevent serious public harm 
from new filling and earth moving activities; and 
 
. WHEREAS, the Brunswick Town Council adopted an “Emergency on Moratorium on New 
Development in the Natural Resource Protection Zone” on March 7, 2016, with an immediate 
affective date; 
 
 NOW THEREFORE, be it ordained by the Town Council of Brunswick that no filling and 
earth moving activity within the NRPZ shall be reviewed, allowed or permitted by Town Staff, the 
Planning Board or under any other authority pursuant to the Brunswick Zoning Ordinance unless the 
activity is currently underway and approved by the Maine Department of Environmental Protection, 
or associated with an activity that is currently subject to Development Review pursuant to Section 
402 of the Brunswick Zoning Ordinance, or within areas where principal and accessory structures are 
allowed with a building permit from the Town of Brunswick unless located within 125 feet, 
horizontal distance, of the normal high water line of a river or within 125 feet, horizontal distance, of 
the upland edge of a coastal or fresh water wetland or 75 feet, horizontal distance, of the normal high 
water line of a stream.  This does not prevent the Code Enforcement Officer or Planning Board from 
allowing such activities if necessary to prevent immediate and irreparable environmental harm. 
 
 This Moratorium shall be in effect for 90 days from the date from its effective date. (which 
will be July 19, 2016) 
 



CHAPTER FOUR:  DEVELOPMENT REVIEW   
 
Development review includes Subdivision and Site Plan review, and certain changes of use and other 
procedures as outlined in Section 402.    No development shall be approved unless it complies with all 
review criteria and findings indicated in Section 411.   
 
All time frames for development review expressed in this chapter are maximums.  The Town's staff and 
reviewing entities shall make every effort to conduct reviews as expeditiously as possible.  
 
401  Applicability 
 

401.1 The following outlines the applicability for Development Review: 
 
 A. Development review does not apply to: 
 

 1) Aa single or two family dwelling. 
 2) Uuses or structures that are accessory to a single or two family dwelling. 

 3) Aagricultural land management practices, including farm and woods roads 
developed in accordance with “Maine Erosion and Sedimentation Control Handbook for 
Construction:  Best Management Practices”, as amended (Amended  9/3/02 R) 

 4) Uunpaved trails and paths developed in accordance with Maine Erosion and 
Sedimentation Control Handbook for Construction:  Best Management Practices, as 
amended.  (Groups or individuals planning such trails and paths are encouraged to 
consult with the Planning Department prior to construction) (Amended 9/3/02 R) 

 5) Filling and earthmoving activities within the Natural Resource Protection Zone 
(NRPZ) provided the Code Enforcement Officer issues a written approval for the filling 
and earthmoving activity in accordance with the “Additional Requirements for the 
Shoreland Area” at Section 211.2 et al., and that all filling and earthmoving activities 
within the NRPZ of more than 10 cubic yards on a lot are not located within 75 feet from 
a stream or within areas described at Section 211.2.A.1(a-g).   
65) The initial non-military re-occupancy of a building in the BNAS Reuse District 

existing as of the July 20, 2009 adoption of this provision provided all of the 
following are met:  

a) The new use is a permitted use in the Reuse Land / Use District in 
which it is located, per the BNAS Reuse Master Plan, approved December 
2007,  

b) The re-occupancy maintains the pre-existing pattern of use of the site 
including the general location of the building and parking and service 
areas,  

c) The usable floor area of the building is not increased by more than two 
thousand (2,000) square feet, within the existing building footprint,  

d) The amount of impervious surface on the project site is not increased by 
more than two thousand (2,000) square feet,  

 



e) There is adequate parking available for the new use in accordance with 
Section 512,  

f) The re-occupancy of the building will not change the primary use of the 
building from residential to non-residential or from non-residential to 
residential,  

g) The initial non-military re-occupancy of a building shall not be 
considered a change of use even if it does not meet the vacancy time 
limits of Section 702.1. All subsequent re-occupancy of buildings in the 
BNAS Reuse District shall be subject to the change of use review 
requirements of Sections 402 and 702 of this ordinance as applicable, 
and (Amended 7/20/09R) 

 
76) The change of use of a building in the BNAS Reuse District with less than 10,000 

square feet of floor area following its initial non-military occupancy provided that 
the new use does not significantly intensify the use of the property compared to its 
previous use. A new use that increases the required off-street parking in 
accordance with Sections 512.1 or 512.2 by more than twenty percent (20%) or 
that increases the number of peak hour vehicle trips based upon the current 
edition of the ITE Trip Generation Manual, as amended, by more than twenty 
percent (20%) or that meets any of the review thresholds of Section 702.3 shall be 
considered to significantly intensify the use. If the Codes Enforcement Officer 
determines that there will be a significant intensification of the use, the activity 
shall be deemed to be a minor development subject to development review in 
accordance with Section 402.1.  (Amended 7/20/09R) 

 
            B. Activities not subject to development review still require appropriate permits issued by 

the Codes Enforcement Officer and/or the Village Review Board if the property is in the 
Village Review Zone. 

 
 C. All activities listed in Section 402 shall be subject to Development Review. 
 
            D. Projects subject to development review shall be divided into two classes, Major and 

Minor.  Minor projects shall be reviewed by the Staff Review Committee.  Major projects 
shall be reviewed by the Planning Board. 

 
            E. Thresholds for development review apply only to new, or “add-on” construction, except 

as indicated in Section 402.  Floor area and impervious surface area are calculated on a 
net basis.  The floor area and the impervious surface area (roof) of a building each 
contribute separately to the cumulative total of the two.  (Amended 6/19/00 R)   

 
             F. If development is proposed on two or more lots and the Director of Planning and 

Development finds that the development functions as a single project, thresholds for 
development review shall be applied to the project as though the lots on which it is 
located were single lots. (Amended 9/4/01 R) 

 
 
 



 
402 Development Review Classification and Thresholds 
 

402.1 Activities Subject to Minor Review 
The following activities shall be subject to Minor Development Review by the Staff Review 
Committee: 
A. Any development activity or combination of activities that, within any five year period 

results in the construction of the following: 
 

1. In all zoning districts except for those indicated in Sections 402.1 A.2 and 402.1 
A.3: (Amended 7/20/09R) 
a. Between 1,000 and 4,999 square feet of new floor area;  
 (Amended 6/19/00 R) 

   b. Between 1,000 and 4,999 square feet of new impervious surface, or 
c. A cumulative total of between 1,500 and 7,499 square feet of floor area 

and impervious surface. (Amended 6/19/00 R) 
 

2. In the MU4 (Fox Run), CC (Cook’s Corner Center), I2 (Church Road Industrial 
Park), I3 (Bath Road Industrial), I4 (Exit 22), HC2 (Inner Bath Road): 
a. Between 2,000 and 9,999 square feet of new floor area;  
 (Amended 6/19/00 R) 
b. Between 2,000 and 9,999 square feet or more of new impervious surface; 

or 
c. A cumulative total of between 3,000 and  14,999 square feet or more of 

floor area and impervious surface. (Amended 6/19/00 R) 
 

3. In the BNAS Reuse District:  
a. Between 2,000 and 9,999 square feet of new floor area;  
b. Between 2,000 and 9,999 square feet of new impervious surface; or  
c. A cumulative total of between 3,000 and 19,999 square feet of new floor 

area and impervious surface. (Amended 7/20/09R) 
 

B. Any use that involves the construction of one drive-up window. 
C. Marine Activities that involve the creation of less than 5,000 square feet of new 

impervious surface. 
D. Construction of a multi-family dwelling unit in all zoning districts except the BNAS 

Reuse District, containing between 3 and 5 units that does not create a subdivision.  In the 
BNAS Reuse District, activities involving the construction of multi-family dwellings 
with up to ten (10) units that do not create a subdivision are classified as Minor Projects. 
(Amended 7/20/09) 

E.  Development subject to Special Permit (Section 701) that results in the creation of less 
than 5,000 square feet of new impervious surface.  

F. Construction within the Natural Resources Protection Zone subject to the provisions of 
section 211.2.A.3, 304.6.D.4., 304.4.B or 304.7 (Amended 9/4/01 R, 10/15/01 R) 

G. Establishment or expansion of a Neighborhood Store.  (Amended 7/5/05 R) 
H. Change of use of a building within the BNAS Reuse District that affects10,000 to 19,999 

square feet of floor area, pursuant to Section 702. (Amended 7/20/09R) 
H.I. I. Filling and earthmoving activities of more than 10 cubic yards and less than or 

equal to 100 cubic yards on a lot and within 75 feet from a stream or within areas of the 



Natural Resource Protection Zone (NRPZ) described at Section 211.2.A.1(a-g). 
 

402.2 Activities Subject to Major Review 
The following activities shall be subject to Major Development Review by the Planning Board: 

 
A. The creation of a Subdivision as defined by 30-A M.R.S.A. Section 4401, as amended. 
B. Any development activity, or combination of activities that, within any five year period 

results in the construction of the following: 
 
                        1. In all zoning districts except for those indicated in Sections 402.2 B.2 and 402.2 

B.3: (Amended 7/20/09R) 
a. 5,000 square feet or more of new floor area; (Amended 6/19/00 R) 
b. 5,000 square feet or more of new impervious surface, or 

                                    c. A cumulative total of 7,500 square feet or more of floor area and 
impervious surface. (Amended 6/19/00 R) 

 
2. In the MU4 (Fox Run), CC (Cook’s Corner Center), I2 (Church Road Industrial 

Park), I3 (Bath Road Industrial), I4 (Exit 22), HC2 (Inner Bath Road): 
   a. 10,000 square feet or more of new floor area;(Amended 6/19/00 R) 
   b. 10,000 square feet or more of new impervious surface; or 
                                    c. A cumulative total of 15,000 square feet or more of floor area and 

impervious surface. (Amended 6/19/00 R) 
 

3.        In the BNAS Reuse Zoning District:  
a. 10,000 square feet or more of new floor area;  
b. 10,000 square feet or more of new impervious surface; or  
c. A cumulative total of 20,000 square feet or more of new floor area and 

impervious surface. (Amended 7/20/09R) 
 
 C. Any use that involves the construction of 2 or more drive-up windows. 
            D. Changes of use that affect 10,000 square feet or more of floor area, pursuant to Section 

702, or 20,000 square feet or more of floor area in the BNAS Reuse District. (Amended 
7/20/09R) 

            E. Changes of use that involve conversion of a single or two-family home to any other use 
in Town Residential and Residential Districts. 

 F. The development or expansion of a Mobile Home Park, pursuant to Section 212. 
            G. Development subject to Special Permit (Section 701) that involves creation of 5,000 

square feet or more of new impervious surface. 
 H. Mineral Extraction, pursuant to Section 306.6.  
            I. The addition or expansion of a canopy for a gasoline sales station, pursuant to Section 

306.14. 
J. Any activity in the BNAS Reuse District that is located within two hundred (200) 

feet of the district boundary that would otherwise be classified as a minor project. 
(Amended 7/20/09R) 

K. Any activity in the BNAS Reuse District that generates more than one hundred (100) 
peak hour vehicle trips, based upon the current edition of the ITE Trip Generation 
Manual, as amended, unless the activity is part of an approved subdivision or common 
development plan in which traffic was addressed as part of the approved plan. 
(Amended 7/20/09R) 



L. Filling and earthmoving activities of more than 100 cubic yards on a lot and within 75 
feet from a stream or within areas of the Natural Resource Protection Zone (NRPZ) 
described at Section 211.2.A.1(a-g). 
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Julie Erdman

From: Morse, Michael J <Michael.J.Morse@maine.gov>
Sent: Tuesday, April 19, 2016 2:51 PM
To: Jared Woolston
Cc: Jeff Hutchinson
Subject: RE: RP

Jared, you’re interpretation is correct.  In some cases the entire 250‐foot shoreland zone might be RP and therefore a 
new structure would need to be outside the RP district.  In the example you provide related to FEMA flood zones, you 
are correct that the Town’s 125’ setback would not be increased due to a 50’ wide flood zone.  The setback would still be 
measured from the NHWL of the river. 
 
Mike 
 
Mike Morse 
MDEP 
Assistant Shoreland Zoning Coordinator 
312 Canco Road 
Portland, Maine 04103 
Ph‐ 207‐822‐6328 
Fax‐ 207‐822‐6303 
 

From: Jared Woolston [mailto:jwoolston@brunswickme.org]  
Sent: Friday, April 15, 2016 4:05 PM 
To: Morse, Michael J 
Cc: Jeff Hutchinson 
Subject: RP 
 
Mike:  Thanks for taking the time to talk with me and Jeff yesterday.  I will keep you updated when a revision to the 
language for filling and earthmoving is drafted.  As we discussed, the draft language will require CEO review and 
approval for <10 cubic yards of filling and earthmoving within areas that are equivalent to Resource Protection Districts, 
and within 75 feet from streams (as defined), >10‐100 cubic yards review and approval by Staff Review Committee 
(SRC), and >100 cubic yards review and approval by Planning Board.  All other filling and earthmoving within the Natural 
Resource Protection Zone (NRPZ) will be reviewed and approved only by the CEO.   
 
Regarding RP, will you confirm that RP Districts as defined in 06‐096, Ch. 1000 only prohibit new structures (unless 
specifically allowed in an RP District) within those RP District areas rather than requiring a 250‐foot setback within the 
associated Shoreland Zone.   For example, a FEMA 100 year flood zone 50 feet landward from the normal high water line 
of a river would not increase Brunswick’s 125‐foot principal and accessory structure setback to a 250‐foot setback within 
the NRPZ; rather, the principal and accessory structure setback remains 125 feet.   Here is that tricky Ch. 1000 language:
 

B.   Principal and Accessory Structures 
 

(1)  All new principal and accessory structures shall be set back at least one hundred (100) feet, horizontal 
distance, from the normal high-water line of great ponds classified GPA and rivers that flow to great ponds 
classified GPA, and seventy-five (75) feet, horizontal distance, from the normal high-water line of other water 
bodies, tributary streams, or the upland edge of a wetland, except that in the General Development I District 
the setback from the normal high-water line shall be at least twenty five (25) feet, horizontal distance, and in 
the Commercial Fisheries/Maritime Activities District there shall be no minimum setback. In the Resource 
Protection District the setback requirement shall be 250 feet, horizontal distance, except for structures, roads, 
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parking spaces or other regulated objects specifically allowed in that district in which case the setback 
requirements specified above shall apply. 

 
Jared Woolston 
Planner 
Town of Brunswick 
85 Union Street 
Brunswick, ME  04011 
  
(207) 725-6660, ext. 4022 (v) 
(207) 725-6663 (f) 
jwoolston@brunswickme.org  
www.brunswickme.org  
 



Mandatory Shoreland Zoning Act

• Statute:  38 M.R.S.A. sections 435‐449 

• Requires all municipalities to adopt, administer, and 
enforce ordinances which regulate land use activities 
within 250 feet of great ponds, rivers, freshwater and 
coastal wetlands, including all tidal waters; and within 
75 feet of streams as defined. 

• Board of Environmental Protection (“board”) 
established minimum guidelines for ordinances by 
Department of Environmental Protection (DEP) Rule 
– 06‐096, Chapter 1000



Pursuant to 06‐096, Ch. 1000: All land use activities, as indicated in Table
1, Land Uses in the Shoreland Zone, shall conform with all of the
applicable land use standards in *Section 15.

Ch. 1000: Table of Land Uses

Key to Table 1:

Yes ‐ Allowed (no permit required but the use must comply with all applicable land use standards.)

No ‐ Prohibited

PB ‐ Allowed with permit issued by the Planning Board.

CEO ‐ Allowed with permit issued by the Code Enforcement Officer

LPI ‐ Allowed with permit issued by the Local Plumbing Inspector

Abbreviations (Districts):

RP ‐ Resource Protection GD ‐ General Development I and General Development II

LR ‐ Limited Residential CFMA ‐ Commercial Fisheries/Maritime Activities

LC ‐ Limited Commercial SP ‐ Stream Protection

*06‐096, Ch. 1000 §15 “Land Use Standards”



Ch. 1000: Table 1. LAND USES IN THE 
SHORELAND ZONE

1. Non‐intensive recreational uses not requiring structures such as hunting, fishing and hiking
yes yes yes yes yes yes

2. Motorized vehicular traffic on existing roads and trails yes yes yes yes yes yes

3. Forest management activities except for timber harvesting & land management roads yes yes yes yes yes yes

4. Timber harvesting yes CEO yes yes yes yes

5. Clearing or removal of vegetation for activities other than timber harvesting CEO CEO1 yes yes yes yes

6. Fire prevention activities yes yes yes yes yes yes

7. Wildlife management practices yes yes yes yes yes yes

8. Soil and water conservation practices yes yes yes yes yes yes

9. Mineral exploration no yes2 yes2 yes2 yes2 yes2

10. Mineral extraction including sand and gravel extraction no PB3 PB PB PB PB

11. Surveying and resource analysis yes yes yes yes yes yes

12. Emergency operations yes yes yes yes yes yes

13. Agriculture yes PB yes yes yes yes

14. Aquaculture PB PB PB yes yes yes

15. Principal structures and uses
A. One and two family residential, including driveways PB4 PB9 CEO CEO CEO no

B. Multi‐unit residential no no PB PB PB no

C. Commercial no no10 no10 PB PB PB5

D. Industrial no no no no PB PB5

E. Governmental and institutional no no PB PB PB PB5

F. Small non‐residential facilities for educational, scientific, or nature interpretation purposes PB4 PB CEO CEO CEO PB5

16. Structures accessory to allowed uses PB4 PB CEO CEO yes yes

17. Piers, docks, wharfs, bridges and other structures and uses extending over or below the 
normal high‐water line or within a wetland
a. Temporary
b. Permanent

CEO11
PB

CEO11
PB

CEO11
PB

CEO11
PB

CEO11
PB

CEO11
PB5

18. Conversions of seasonal residences to year‐round residences LPI LPI LPI LPI LPI no

19. Home occupations PB PB PB CEO yes yes

20. Private sewage disposal systems for allowed uses LPI LPI LPI LPI LPI LPI

21. Essential services PB6 PB6 PB PB PB PB

A. Roadside distribution lines (34.5kV and lower) CEO6 CEO6 yes12 yes12 yes12 yes12

B. Non‐roadside or cross‐country distribution lines involving ten poles or less in the shoreland 
zone

PB6 PB6 CEO CEO CEO CEO

C. Non‐roadside or cross‐country distribution lines involving eleven or more poles in the 
shoreland zone

PB6 PB6 PB PB PB PB

D. Other essential services PB6 PB6 PB PB PB PB

22. Service drops, as defined, to allowed uses yes yes yes yes yes yes

23. Public and private recreational areas involving minimal structural development PB PB PB CEO CEO CEO5

24. Individual, private campsites CEO CEO CEO CEO CEO CEO

25. Campgrounds no no7 PB PB PB no

26. Road construction PB no8 PB PB PB PB5

27. Land management roads yes PB yes yes yes yes

28. Parking facilities no no7 PB PB PB PB5

29. Marinas PB no PB PB PB PB

30. Filling and earth moving of <10 cubic yards CEO CEO yes yes yes yes

31. Filling and earth moving of >10 cubic yards PB PB CEO CEO CEO CEO
32. Signs yes yes yes yes yes yes

33. Uses similar to allowed uses CEO CEO CEO CEO CEO CEO

34. Uses similar to uses requiring a CEO permit CEO CEO CEO CEO CEO CEO

35. Uses similar to uses requiring a PB permit PB PB PB PB PB PB

LAND USES DISTRICT
SP  RP LR LC GD CFMA



Ch. 1000:
Resource Protection District (RP)

Filling and 
earth moving 
of <10 cubic 
yards

CEO CEO yes yes yes yes

Filling and 
earth moving 
of >10 cubic 
yards

PB PB CEO CEO CEO CEO

LAND
USES

DISTRICT

SP  RP LR LC GD CFMA



Town of Brunswick
Review Authority

• Code of Ordinances: Sec. 5‐51. ‐ Building code  

– Applies to constructing buildings, structures, and 
demolition

– Reviewed by Code Enforcement Officer (CEO) or 
designee

• Brunswick Zoning Ordinance
– Zoning Districts and Overlay Zones

• Zoning Districts = Chapter 2, Sections 201‐208, Appendices III, 
IV, and V 

• Overlay Zones = Chapter 2, Sections 209‐217 



Zoning Districts

1. Growth District 

2. Rural District 

3. BNAS District

4. College Use/Town Conservation District



Overlay Zones

1. Coastal Protection Zone 
2. Aquifer Protection Zone 
3. Natural Resource Protection Zone
4. Medical Use Zone
5. Mobile Home Park Zone
6. Telecommunications Zone 
7. BNAS Flight Path Zone 
8. Village Review Zone 
9. Rural Brunswick Smart Growth



Section 211: Natural Resource 
Protection Zone (NRPZ)

• NRPZ consists of the following areas:

– Shoreland Area:

• land within 250 feet of rivers, and wetlands; 

• within 75 feet of streams

– Special Flood Hazard Area 

• FEMA 100 Year Flood



Chapter Four: Development Review

• Section 401 outlines activities subject to 
Development Review

• Development review includes Subdivision and 
Site Plan review, and certain changes of use 
and other procedures as outlined in Section 
402. No development shall be approved 
unless it complies with all review criteria and 
findings indicated in Section 411. 



1 1/3 Cubic Yards

16 Cubic Yards

Site Visit April 12, 2016
Ray Labbe & Sons, Inc.
4 Highland Road, Brunswick



85 Cubic Yards

Site Visit April 12, 2016
Ray Labbe & Sons, Inc.
4 Highland Road, Brunswick



1 1/3 Cubic Yard 
Loader Bucket

Site Visit April 12, 2016
Ray Labbe & Sons, Inc.
4 Highland Road, Brunswick



2 Cubic Yard
Loader Bucket 
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Ray Labbe & Sons, Inc.
4 Highland Road, Brunswick
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¾ Ton Pickup
<1 Cubic Yard
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Single Axle Dump Truck
8 Cubic Yards
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Twin Axle Dump Truck
14 Cubic Yards
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Tri Axle Dump Truck
16‐18 Cubic Yards
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Ray Labbe & Sons, Inc.
4 Highland Road, Brunswick

Trailer Dump
24 Cubic Yards
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

JANUARY 12, 2016 
 

MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson, Bill Dana, Jeremy 
Evans,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, January 12, 2016, in Town 
Council Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 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).   
Item removed on 1.6.16.  
 
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).  
 
The applicant, Danny Nadeau, added that the residents are all in favor of making this 
amendment. In reference to the Declaration of Amendments for Wildburry Lane, Charlie Frizzle 
asked if this amendment is not included because it has not yet been formally written; page 2 
missing.  Charlie pointed out that there is also nothing listed about keeping horses on Common 
Area 2.  Jared Woolston replied that it was his understanding in talking with Staff Review and 
the applicant that Common Area 2 was not talked about in the original agreement, but the intent 
was to allow for 2 horses on Common Area 2.  Jared said that this was included in the applicant 
but must have been missed when materials were copied.   
 
MOTION BY MARGARET WILSON TO DEEM THE MAJOR DEVELOPMENT 
REVIEW AMENDMENT COMPLETE.  MOTION SECONDED BY RICHARD VISSER, 
APPROVED UNANIMOUSLY.  
 
Chair Charlie frizzle opened the meeting to public comment.  No comment made, the comment 
period was closed. 
 
Anna Breinch passed around page 2 of the Declaration of Amendment for language review.   
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MOTION BY RICHARD VISSER 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 90 days of executing the Amendment to Declaration of Restrictions for 
Wildberry Lane as submitted by the applicant to the Planning Board, 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.  

MOTION SECONDED BY, JEREMY EVANS, APPROVED UNANIMOUSLY.  
  
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).   
 
Curtis Neufeld, applicant representative, presented a PowerPoint presentation regarding the third 
request for extension.  Curtis said that it is expected that the project will move forward under 
new management and noted that DEP permits are still in place. 
 
Charlie Frizzle pointed out that the plans contain a note that requires the applicant come back 
before the Planning Board to renew the Special Permit before Phase II begins. 
 
MOTION BY BILL DANA THAT THE SITE PLAN EXTENSION IS DEEMED 
COMPLETE. MOTION SECONDED BY JEREMY EVANS, APPROVED 
UNANIMOUSLY. 
 
Chair Charlie frizzle opened the meeting to public comment.  No comment made, the comment 
period was closed. 
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MOTION BY RICHARD VISSER 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. 

MOTION SECONDED BY MARGARET WILSON AND APPROVED UNANIMOUSLY. 
 
4. Zoning Ordinance Rewrite Committee (ZORC) Update 
Anna Breinich invited members to attend a ZORC meeting on 1/25/16 at 7:00 P.M. in Council 
Chambers.   
 
Adjourn  

This meeting was adjourned at 7:23 P.M. 

Respectfully Submitted, 

 

Tonya Jenusaitis 

Recording Secretary 
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