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This agenda is mailed to owners of property within 200 feet of proposed development sites. In cases 
where Committee action is pending this agenda serves as notice of same. In cases where the Committee's 
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Board meeting.  The Staff Review Committee meeting is open to the public. All are invited to attend and 
participate.   For further information call Anna Breinich at the Brunswick Department of Planning and 
Development  (725-6660).         
 

 STAFF REVIEW COMMITTEE  
- AGENDA - 

BRUNSWICK TOWN HALL 
85 UNION STREET  

ROOM 206 
WEDNESDAY, JULY 13, 2016, 10:00 A.M.   

 
 

1. Case #16-025 Crystal Springs Farm Community Solar Farm:  The Committee 
will review and provide a recommendation to the Planning Board on a Special 
Permit application for a proposed community solar farm within an existing 
agricultural field.  The proposed use is located in the Coastal Protection 1 (CP1) 
Zoning District; and Natural Resource Protection Zone (NRPZ) (Map 21, Lot 
16).      

2. Case #16-031 Tao Yuan Greenhouse and Café: The Committee will review and 
provide a recommendation to the Planning Board on a Major Development Review 
Amendment application for a new two-story building for a greenhouse, café and 
administrative space.  The proposed use is located in the Town Center 1 (TC1) 
Maine Street Zoning District; and Village Review Zone (Map U13, Lot 52).        
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Crystal Spring Farm Community Solar Association 
 
 

Summary Project Description to Accompany Special Permit Application 
 

Updated July 1, 2016 
 
 
 This is a summary description of a project to install a solar photovoltaic 
electricity array at Crystal Spring Farm.  It is meant to accompany the Special 
Permit application for this project.  This project is a cooperative initiative of 
Crystal Spring Farm, the Brunswick-Topsham Land Trust, and a group of 
Brunswick families who cannot install solar capacity where they live.  This type 
of installation is called a community solar farm.  It is a key project in the 
Solarize Brunswick effort.  ReVision Energy is the installer. 
 

The purpose of this overview is to give a brief description of the project, 
identify the key cooperating parties and note their respective roles, and 
summarize the objectives (and prospective benefits) of the project. 
 
General Description 
 
 Physically, the project would be a ground-mounted, photovoltaic solar 
electricity generating system with a capacity of 75.79 kW (kilowatts).  This is a 
small-scale electrical generating facility.  The array would provide clean, 
renewable energy to Crystal Spring Farm and seven other Brunswick families.  
This is an all-Brunswick, leadership project, which has helped other Brunswick 
residents qualify for the maximize price discount for solar equipment under the 
Solarize Brunswick initiative. 
 
 In a community solar project like this, a group of electricity users in the 
same utility service area get together to build a single solar electricity 
generating facility, put all the power on the electrical grid, and get a credit for 
the power allocated to each participant via a meter at the solar array on 
his/her monthly electrical bill.  This electricity transfer process is known as net 
metering.  These are small-scale, distributed power projects, where the Maine 
Public Utilities Commission (PUC) limits the number of accounts that can use 
electricity from a community solar project to nine.  
 
 Each member of the participating group owns a different share of the 
array, sized to meet each member’s electricity needs.  The members form a 
nonprofit association, similar to a homeowners association, to manage the 
project. 
 



2 
 

 In this case, the proprietors of Crystal Spring Farm, Seth Kroeck and 
Maura Bannon, are providing the site.  As the largest electricity user, they also 
will own the largest share (44%) of the project.  They have two CMP accounts, 
which count as two of the nine accounts allowed by the PUC. The other seven 
members will own shares ranging from 3-14% of the project.  Kroeck/Bannon 
lease the farm property from the Brunswick-Topsham Land Trust (BTLT).  The 
land trust is a consenting working partner in this project only. 
 
Participants 
 

The participants and their roles, therefore, are as follows: 
 
 Seth Kroeck and Maura Bannon, the proprietors of Crystal Spring Farm, are 

offering the site and will own the largest share of the solar array.  
 
 Legally, each of the participating members will own an undivided share in 

the total project, in accordance with each member’s investment share and 
electricity needs.  The members have formed the Crystal Spring Farm 
Community Solar Association, a nonprofit corporation to manage the 
project. 

 
 Kroeck/Bannon have entered into a host site lease with the association, so 

the association (and its members) have the right to build and manage the 
project. 

 
 Kroeck/Bannon have leased the farmland from the Brunswick-Topsham 

Land Trust, so as the fee owner of the land the BTLT has entered into the 
host site lease to consent to the project. 

 
 ReVision Energy, LLC has been selected by the Town of Brunswick for the 

Solarize Brunswick initiative, and also by the members of the association, 
as the installer of the project. 

 
 ReVision Energy will own the project during construction only.  Upon 

completion of the project it will be turned over to the eight members of the 
association, each of whom will receive a Bill of Sale for his/her share of the 
project.  As the owner during construction, ReVision Energy has applied for 
the Special Use permit, by mutual agreement, on behalf of the eventual 
owner/members, Crystal Spring Farm, and the BTLT.   

 
 As noted, the association will manage the project once it is installed and 

accepted by its members.  Thus the members, through the association, will 
be responsible for insurance, maintenance, and eventual removal of the 
project, at the end of its useful life.  A list of association members is 
included in the supporting materials filed with the Special Permit 
application. 
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Project Physical Characteristics 
 

A site plan, various schematics, and related drawings are included with 
the application.  Please refer to these materials.  The array will be located in 
pastureland at Crystal Spring Farm, on the south side of Pleasant Hill Road, 
near the intersection of Pleasant Hill Road and Woodside Road.  The 
photovoltaic panels will be mounted two high in a portrait pattern on a steel 
racking system.   

 
There will be no concrete or other foundation.  The racking system will be 

attached to steel posts pile-driven into the ground to a depth of about nine feet.  
As configured to fit this location, there will be four rows, separated by about 18 
feet.  Each row will be about 125 feet long and about 10 feet high.  The bottom 
edge of the panels will be about 3.5 feet off the ground, to facilitate mowing.  
The panels will be tilted at a 35 degree angle and face south (away from 
Pleasant Hill Road.)  The connection from the array to a nearby new power pole 
(to be installed by CMP) on Pleasant Hill Road will be underground.  Although 
the solar panels will shed rain, there will be no impervious surface or access 
road associated with this installation. 

 
There will be no moving parts, and limited maintenance associated with 

this installation.  It will just sit there, quietly producing renewable energy from 
the sun for an estimated useful life of 30-40 years.  The panels will not be 
shoveled in the winter.  Since the panels will face away from Pleasant Hill 
Road, there will be no glare to distract travelers on this arterial.  

 
The association plans to put some educational materials up about the 

project, either on the steel racking system or perhaps on a tasteful free-
standing display.  One purpose of the project is to provide educational 
materials about the virtues of solar energy and inspire others to convert to this 
clean, renewable source of electricity. 

 
The array clearly will be associated with Crystal Spring Farm, as a model 

of how local agricultural producers can “go solar.”  The participants and the 
BTLT also are hopeful this may be a replicable model for other rural 
landowners and land trusts, and the signage and educational materials will 
provide information of this nature. 

 
The array will be buffered on Pleasant Hill Road side of the array (the 

north side) by some tree plantings and/or other greenery, the exact 
configuration still under discussion with neighbors and the BTLT.  
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Abutter Considerations 
 
 The project (same total size) originally was proposed on the east side of 
Woodside Road, in a different configuration (two longer rows, same total 
number of panels).  This was the subject of a Planning & Development 
Department staff review on June 22.  At that meeting, some of the abutters 
attended and asked for the project to be relocated to an alternate site.  The 
possibility of introducing some green buffering also was discussed.  As a result, 
the project has been moved to the currently proposed location, the array has 
been reconfigured into a shorter four-row design, and vegetative buffering has 
been added to the plan.  Seth Kroeck and the association also hosted a 
neighborhood meeting to discuss the new location.  
 
Project Impacts and Benefits 

 
The project will have near zero site and local environmental impacts.  

There will be no access road, no excavation or other ground work, no 
foundation, no noise, and no moving parts (i.e., this will be a fixed array).  The 
farmland all around the array will be useable as pasture, and the array 
purposefully has been located to not take up any space on ground suitable for 
row crops. 

 
The overall environmental impact is designed to be positive, although 

admittedly small due to the small scale of the project.  The project will 
eliminate about 100,000 pounds per year of CO2 that would be produced from 
fossil fuel generation of this amount of electricity.  This is meant to be a 
leadership project, showing the way toward a “greening” of agricultural and 
residential electricity use, with accompanying information about what kinds of 
actions are necessary to mitigate climate change and undertake similar 
projects. 

 
To summarize some of the potential benefits: 

 
 Support local agriculture in a high-visibility manner, pointing the way to the 

use of solar power on other farms. 
 
 Lead in the conversion of Crystal Spring Farm to green power, plus the 

production and use of solar power for the other participants, who otherwise 
would not have access to it (demonstrate the utility of community solar 
projects). 
 

 Provide an opportunity to educate people on the value of solar electricity 
and an example of how to obtain it. 
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 Fulfill broader community development and environmental educational 
objectives (e.g., neighbor cooperation and local, small-scale production of 
electricity). 

 
 Facilitate the acquisition by land trusts of interests in land from landowners 

who may have an interest in solar electricity generation as a use of their 
land. 

 
 Provide a leadership example of why it is important to have supportive 

public policies in Maine for the development of solar electrical energy. 
 

 Be an anchor project to help others realize the full benefits of the Solarize 
Brunswick initiative. 

 
 
 
SLW 
Revised 7-1-16 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CSF Project Summary for Special Permit Application (Revised) 7-1-16 
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Crystal Spring Farm Community Solar Association – Project Description
SCHEDULE C – Site Map

Project Design Notes – 

DC System: 75.79 kWDC Photovoltaic Array 
(286) 265-watt Modules in Portrait
Module Type: Q.CELL Q.PRO BFR-G4.1 265
Module Dimensions: 65.75" x 39.37" x 1.26"

AC System: 61.6 kWAC

(8) SMA SB7700TL-US-22 Inverters

Racking System: Ground Mount, pile driven
Row Spacing: 17.83'
Array Tilt: 35° Array Azimuth: 180°

125'

Point of Interconnection 
CMP Line Extension From Corner of 

Woodside to New Transformer on Pole

AC Connection
Underground Secondary to PV Array: 100' 

Green Cover to be planted by farm
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Community Solar Farms
Cost-effective clean energy for your community
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Project Design Notes:

Dimensions of Photovoltaic Array, Ground Mount Racking System, Side View:

Key Design Elements:

 South-facing (180° True)

 Array Tilt of 35° 

 Leading Edge, 3'-6" from ground

 Driven Posts

72-Cell Photovoltaic Module:

 ReneSola 310W

 Model No. JC310M-24/Ab

 Dimensions 77.01" x 39.06" x 1.57"

3'-6"

10'-4 3/8"

10'-6 1/8"

35.0°
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Ground Mount Photovoltaic Array

Inter-Row Spacing
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Project Design Notes:

Inter-row Spacing Requirement (Shadow Distance): 

To eliminate shading during peak sun hours, distance between rows shall be a 

minimum of 17'-4" from the top of the front panel to the bottom of the back panel. 

Shading calculations are based on the sun’s position and altitude angle over New 

England on Winter Solstice (21 December).

27'-10"17'-4"

66'-9"

38'-9"

10'-6"
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Association

Project Description

February 23, 2016

Schedule A:  Membership Information

Schedule B: Scope of Work
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Schedule D:  One Line Drawing

Schedule E:  Projected 10-Year Budget

Schedule F:  Helioscope Production Estimate

Schedule G: Manufacturer’s Warranties



Schedule A- Member Information Sheet
Crystal Spring Farm CSA

Name
Ownership

Status
Name on CMP Bill Address

CMP Account
Number

Email Phone Pymt kW Share %
Share
Price

Solarize
Discount

Discounted
Share Price

Seth Kroeck (& Maura Bannon) Pole/Barn JWTROS Seth D Kroeck 277 Pleasant Hill Road, Brunswick, ME 04011 514-033-0143-015 seth@crystalspringcsa.com 207-729-1112 Cash 24.640 32.510% $97,715 $2,957 $94,758
Seth Kroeck (& Maura Bannon) Farmhouse JWTROS Seth D Kroeck 277 Pleasant Hill Road, Brunswick, ME 04011 514-045-7115-002 seth@crystalspringcsa.com 207-729-1112 Cash 8.733 11.523% $34,633 $1,048 $33,585
Steven L Weems (& Susan) JWTROS Steven L Weems 44 Thompson Street, Brunswick, ME 04011 514-003-6183-014 slweems@gmail.com 207-729-7624 Cash 8.421 11.111% $33,396 $1,011 $32,385
Thomas Rumpf (& Annee Tara) JWTROS Thomas A Rumpf 34 Belmont Street, Brunswick, ME 04011 514-003-4399-015 trumpf@tnc.org 207-725-1249 Cash 4.678 6.173% $18,554 $561 $17,993
James & Jane Nichols-Ecker JWTROS James W Ecker 67 Simpson's Point Road, Brunswick, ME 04011 514-001-3642-012 jecker67@gmail.com 207-729-0926 Cash 4.990 6.584% $19,790 $599 $19,191
David Vail (& June) JWTROS David Vail 1 Oakland Street, Brunswick, ME 04011 514-003-4897-015 dvail@bowdoin.edu 207-729-0879 Cash 2.495 3.292% $9,895 $299 $9,596
Cathy Fogler (& Bruce Ketchum) JWTROS Catherine M Fogler 17 Barrows Street, Brunswick, ME 04011 514-003-6130-012 fogket@gmail.com 207-729-4275 Cash 4.367 5.761% $17,317 $524 $16,793
Michael Cain (& Debra VamVikites) JWTROS Michael L Cain 321 Woodside Road, Brunswick, ME 04011 514-042-6649-003 mcain@bowdoin.edu 207-504-4594 Cash 14.347 18.930% $56,897 $1,722 $55,175
Peter Simmons (& Charlotte Agell) JWTROS Peter J Simmons 39 Columbia Avenue, Brunswick, ME 04011 514-003-5621-018 peter@bowdoinfestival.org 207-729-4546 Cash 3.119 4.115% $12,369 $374 $11,995

75.790 100.000% $300,566 $9,095 $291,471

3A. Member Information Sheet- Crystal Spring Farm CSA
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Crystal Spring Farm Community Solar Association
Project Description

Schedule B: Scope of Work

Project Location: 277 Pleasant Hill Road, Brunswick, ME 04011 as shown on site map in
Schedule C.
Size: 75.79 kilowatts (kW)
Estimated Electrical Generation: 101,574 kilowatt hours (kWh)

Scope of Work. The scope of work for this project shall include the following:

1.1 Solar Farm. ReVision Energy shall provide all labor, materials and equipment for
the construction of the above-named Solar Farm, to include:

 (286) QCell 265-watt, photovoltaic modules, or equivalent with 12-year
workmanship warranty and 25-year manufacturer’s warranty;

 (8) SMA 7700TL-US inverter, or equivalent, with integrated utility
disconnects and Revenue Grade Metering and 10-year manufacturer’s
warranty;

 Solar Log 350 & GE Meter, with 10-year data cellular plan and Solar Log
Web Monitoring Services;

 Site preparation and clean up;

 All materials necessary to mount and wire the solar electric system. This
includes all disconnects, fusing, and metering to meet both the National
Electrical Code and the NABCEP certification;

 Professional installation by ReVision Energy’s Master Electrician and
NABCEP certified solar technicians;

 Copies of all warranties and product manuals;

 One-time training to one or more Solar Farm members to operate and
monitor the system, and to review the measurement and allocation of
energy credits by the local utility.

1.2 Utility Interconnection and Permitting. ReVision Energy shall be responsible
for managing and fees for the utility interconnection, to include:

 Application to the local utility for installation of a new electrical meter;

 Installation of a new, stand-alone electrical service for the solar farm;

 Interconnection and impact fees required to interconnect the solar farm to
the utility electric grid;
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 Management of state and utility rebate applications and interconnection
standards;

 Management of utility net energy billing application;

 Application fees for utility, state and local permits;

1.3 ReVision Warranty Coverage.

1.3.1 For a period of five (5) years following installation, ReVision Energy will
repair, at no cost to the customer, equipment sold to the customer by
ReVision Energy in accordance with the terms of the equipment
manufacturer's warranty. Thereafter, ReVision Energy shall service
warranties of manufacturers of equipment sold to the customer by
ReVision Energy but the customer shall be responsible to pay the cost of
ReVision Energy’s labor.

1.3.2. For a period of five (5) years following installation, ReVision Energy
warrants its workmanship supplied in connection with equipment
purchased from, and installed by ReVision Energy. The customer shall
pay the cost of ReVision Energy’s labor to service or repair equipment
purchased from a supplier other than ReVision Energy.

1.3.3. The customer shall be responsible to pay any costs other than labor to
service or repair equipment installed by Revision Energy including, but not
limited to, shipping charges in connection with parts that are not covered
by the manufacturer's warranty.

1.3.4. The customer shall be responsible to pay all costs, including those for
labor, equipment and materials, incurred by ReVision Energy to repair or
service equipment purchased from us, but installed by others.

1.4 Exclusions. The following work shall be performed by others and shall be
expressly excluded from the scope of work for this project:

 Fees associated with an energy audit that may be required in order to
qualify for state rebate or other incentive programs;

 Repair or replacement of damaged existing site conditions;

 Framing, supporting or any structural upgrades to roof or building;

 Site work (including trenching) unless specifically outlined in scope of
work.
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Electrical Design Notes

 All conductors shall be copper unless specified otherwise.

 System-wide voltage drop shall not exceed 5%.

 Lowest expected ambient temperature is based on 
ASHRAE Extreme Min for the specified location.

 Average high temperature is based on ASHRAE 2% Avg. 
for the specified location.

 Point of Interconnection: New service at existing utility pole
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Project AC Design Notes:

(8) Single-Phase, Grid tied Inverters

Inverter Type and Specifications:

(8) SMA SB 7700TL-US-22

Max AC Power: 7.7 kWAC

Max AC Output Current: 32A

Nominal AC Voltage: 240V

(34) Q-Cell 265W, 2 Strings of 11, 1 String of 12

+ -+ -+ -
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Inverter 8
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Crystal Spring Farm Community Solar Association – Project Description

Schedule D – One-Line Diagram

Grounding Notes:  Continuous GEC 

connects to each row of racking and 

terminates on ground rods at AC 

service pedestal



Crystal Spring Farm CSF
Project Description, Schedule E 75.79
Projected 10-Year Operating Budget 101,574

1340.2
0.50%

10

Operating Budget
Variable Fixed CSF Total $/1 kW Share 1 2 3 4 5 6 7 8 9 10

INCOME
REC Sales ($/MWH) 30.00$ $3,047 $40.21 $0.00 $40.21 $40.00 $39.80 $39.61 $39.41 $39.21 $39.01 $38.82 $38.63
   (sale of RECs minted in Y1 become available in Y2, etc.)
Total Income $3,047 $40.21 $0.00 $40.21 $40.00 $39.80 $39.61 $39.41 $39.21 $39.01 $38.82 $38.63

EXPENSES
Real Estate Property Tax 360.00$ $4.75 $4.75 $4.84 $4.94 $5.04 $5.14 $5.24 $5.35 $5.46 $5.57 $5.68
Real Estate Property Tax Escalator 2%
Landowner lease payments ($/year) 1.00$ $1 $0.01 $0.01 $0.01 $0.01 $0.01 $0.01 $0.01 $0.01 $0.01 $0.01 $0.01
Insurance (general liability) 1,000.00$ $1,000 $13.19 $13.19 $13.19 $13.19 $13.19 $13.19 $13.19 $13.19 $13.19 $13.19 $13.19
Insurance (property) 925.00$ $925 $12.20 $12.20 $12.20 $12.20 $12.20 $12.20 $12.20 $12.20 $12.20 $12.20 $12.20
Electric Meter 180.00$ $180 $2.37 $2.37 $2.37 $2.37 $2.37 $2.37 $2.37 $2.37 $2.37 $2.37 $2.37
Registration Fees (ME Sec of State) 40.00$ $40 $0.53 $0.53 $0.53 $0.53 $0.53 $0.53 $0.53 $0.53 $0.53 $0.53 $0.53
Subtotal Expenses $2,146 $28.32 $33.07 $33.16 $33.26 $33.36 $33.46 $33.56 $33.66 $33.77 $33.88 $33.99

Net Operating Budget $901 $11.89 $33.07 $7.05 $6.75 $6.45 $6.15 $5.85 $5.55 $5.24 $4.94 $4.63
Cumulative $26.02 $13.79 $13.20 $12.60 $12.00 $11.39 $10.79 $10.18 $9.57

OPTIONAL EXPENSES Total $/kW Share
Annual Inspection & Report 400$ 5.28$
Director and Officer Insurance 750$ 9.90$
Reserve Fund
CSF Administration Shop Rate ($75/hr in 2015)
CSF Training (additional) Shop Rate ($75/hr in 2015)
Subtotal Optional Expenses 1,150$ 15.17$

* REC prices subject to market variations.

Project Parameters

Projected Annual Budget per 1 kW/ShareRate

kW
kWh
kWh/kW
Derate Factor
# of Years RECs sold
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June 14, 2016 
 
Anna Breinich 
Director of Planning and Development 
28 Federal Street 
Brunswick, ME  04011 
 
RE: 0 Abbey Road 

Tao Greenhouse 
 Village Review Board  
 
Dear Ms Breinich, 
 
Attached please find an application for consideration by the Village Review 
Board.  The original application, dated march 3, 2015, has been modified to 
better fit with a more realized plan of the entire building.   
 
Many aspects are similar, if not exactly the same. A two-story building is proposed 
to be constructed on top of an existing foundation at 0 Abbey Road.  A 
geotechnical report was recently provided by Summit Engineering which will allow 
us design the structure around those findings. 
 
The intent of this project remains the same as the original submission.  The aim is to 
integrate form and function to create an attractive and interesting one-of-a kind 
building while demonstrating a new farm-to-table restaurant for urban settings.  
This low-impact greenhouse will supply Tau Yaun (and its sister restaurant in 
Portland, Bao Bao Dumpling House) with fresh, year-round produce. 
 
The footprint of the foundation (approximately 55’ x 60’) will remain intact.  The 
basement will include parking, storage, laundry, and the fish tanks for the 
hydroponics component of the greenhouse. 
 
The first floor will include a commercial kitchen and an office to support the 
greenhouse spaces as well as the neighboring Tao Yaun Restaurant.  The first floor 
will also contain a small retail space to sell homemade pastries, coffee, and wine 
that can be consumed inside or taken out for purchase.  There are approximately 
18 seats in the retail space.  The site has been modified in this area to provide an 
ADA ramp, as well as stairs to the first floor level of the retail space. 
 
The second floor will house the “rooftop farm” and will be glazed with transparent 
polycarbonate panels. 
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MAJOR DEVELOPMENT REVIEW 

FINAL PLAN APPLICATION 
 

 
1. Project Name:______________________________________________________________________ 
 
2. Project Applicant 
  Name:          ________________________________________ 
  Address:      ________________________________________ 
         ________________________________________ 
  Phone Number: ________________________________________ 
 
3. Authorized Representative 
  Name:  ________________________________________ 
  Address:  ________________________________________ 
    ________________________________________ 
  Phone Number: ________________________________________ 
 
4. List of Design Consultants.  Indicate the registration number, address and phone number  
        Of any engineer, surveyor, architect, landscape architect or planner used: 
 
 1. ___________________________________________________________ 

2. ___________________________________________________________ 
 3. ___________________________________________________________ 
 
5. Physical location of property being affected: ___________________________________ 
 
6. Lot Size: ____________________ 
 
7. Zoning District: ____________________ 
 
8. 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 not, who owns the property subject to 
this application? _________________________________________________________________ 
_______________________________________________________________________________ 
_______________________________________________________________________________ 
_______________________________________________________________________________ 
 

9.  Assessor’s Tax Map ____________  Lot Number _________________ of subject property. 
 
10.   Brief Description of proposed: _____________________________________________________ 
         _____________________________________________________________________________ 
         _____________________________________________________________________________ 
 
11.   Describe Specific Physical Improvements to be Done: ___________________________________ 
        ______________________________________________________________________________ 
        ______________________________________________________________________________ 
 
Owner Signature: ____________________________________________________________________ 
 
Applicant Signature (if different):  _______________________________________________________ 
 
Required Attachments (by Applicant): 
 Final Plan Check List 
 Final Plan Requirements 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. 

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

      

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

      

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

      

Existing zoning district and overlay 
designation. 

      

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

      

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

      

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

      

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

      

Existing and proposed easements 
associated with the development. 

      

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

      

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

      



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

      

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

      

Topography with counter intervals of not 
more than 2 feet. 
 

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      



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

      

Building envelops showing acceptable 
locations for principal and accessory 
structures. 

      

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

      

Draft performance guarantee or 
conditional agreement. 

      

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

      

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

      

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

      

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

      



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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

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

      

 



CHAPTER FIVE: DEVELOPMENT REVIEW PLAN STANDARDS 

501 PRESERVATION OF NATURAL FEATURES AND NET SITE AREA 

501.1 Natural Features 

n/a 

 501.2 Net Site Area  

n/a 

502 FLOOD HAZARD AREAS 

n/a 

503 STEEP SLOPES & EMBANKMENTS  

n/a 

504 STORM WATER MANAGEMENT 

A stormwater management assessment has been done by Sitelines (please see attached letter) and has 

found that existing drains are suitable for the proposed structure.  

505 GROUNDWATER  

This building will have no adverse affect on groundwater quality. All agricultural activities will follow 

organic, pesticide‐free guidelines. Furthermore, as the vast majority of the water in the aquaponics 

system will be recirculating, we’ll employ filtration systems in order to reuse water continuously. 

506 EROSION AND SEDIMENTATION  

100% impervious surfaces allowed on site. 

507 SEWAGE DISPOSAL 

507.1 Municipal Sewer  

  See attached willingness and ability to serve letter from the Brunswick Sewer District. 

508 WATER SYSTEMS  

508.1 Public Water System  

See attached willingness and ability to serve letter from the Brunswick‐Topsham Water 

District. 

  v 2016.07.01



509 COMMUNITY FACILITIES IMPACT ANALYSIS  

509.1 Impact Analysis  

A. See attached letter from the Brunswick Sewer District. 

B. See attached letter from the Brunswick‐Topsham Water District. 

C. n/a 

D. n/a 

E. n/a 

F. Solid waste removal will be shared with Tao Yuan restaurant; we will continue to use a 

private company’s services. 

G. See attached letter from Sitelines. 

H. n/a 

I. n/a 

509.2 Demographic Description  

n/a 

510 DEVELOPMENT IMPACT FEES  

Our previous major application review process did not diagnose any potential negative impacts on any 

municipal infrastructure. This building will have minimal impact on public systems. 

511 DEVELOPMENT OF NEW STREETS 

No new streets are being proposed. 

512 OFF‐STREET PARKING  

This revised plan will increase parking capacity of the site by 7+ spaces.  

Although we are building only on the Abbey Road location, it is our understanding that the Planning 

Board will be considering the parking plan for the entire lot (which includes Tao Yuan restaurant). 

Therefore, there are retail, office, warehouse, and restaurant standards at play‐‐ the property does not 

fit neatly into any one category. However, our design intends to treat these businesses as 

complimentary‐‐ sharing staff and infrastructure is fundamental  to our plan. Throughout our design, we 

have strived to “balance the provision of adequate parking for the project under review while 

minimizing the development of visible paved areas” as laid out in the town zoning ordinance. As such, 

we have added significant staff parking in the basement of the proposed structure, which will serve 

employees of the new building as well as Tao Yuan restaurant. Furthermore, very few additional staff 

members will be added to the existing roster for the combined businesses, as the majority of operations 

will be run by current Tao Yuan employees. 

It is important to note that Tao Yuan operates from 5pm to 9pm/10m  Tuesday through Saturday.  The 

proposed retail space, Bloom, will offer fresh baked goods, coffee, and wine to consume in‐house and to 



sell, will operate from 8am to 6pm.  There is only an hour overlap between the restaurant and retail 

space. 

Per Brunswick Zoning Ordinance, the proposed project would require the following: 

Retail or Business use: 4 spaces per 1,000 sf of floor area and 1 space for every 4 seats: 900 sf = 4 
parking spaces + 18 seats / 4 = 5 parking spaces for a total of 9 parking spaces. 

Industrial / Warehouse (Greenhouse) use: 2 spaces per 1,000 sf of floor area: 2,530 sf = 3 parking spaces  

Office use: 3 spaces per 1,000 sf of floor area: 573 sf = 2 parking spaces 

The office and greenhouse do not add parking to the site, those spaces have shared employees with Tao 
Yuan. 5 parking spaces would be required and at a minimum, 6 parking spaces are being added in the 
basement. 

The proposed retail space is the true addition of parking to the site.  Requiring a total of 9 parking 
spaces, there are 10 parking spaces available on site and an abundance of parking available on the street 
and in public parking lots. 

In reviewing our parking plan, the Board should consider the following unique features of this site and 

our proposed project: 

● In this downtown area, we expect many customers and staff to bicycle or walk; we are adding a 

bike rack to the site and we will maintain pedestrian‐friendly sidewalks and crosswalks in our 

plan. 

● The site is within walking distance of public transit such as the Brunswick train station and the 

Brunswick Explorer. 

● There is on‐street parking all along Pleasant Street 

● There exist multiple parking lots within a short distance of this site. The public lot on Abbey 

Road near the fire station has 79 spots of either 2 hour or all day parking (see image below). 

● Tao Yuan restaurant is open for dinner only, after 5 pm. At that time, surrounding buildings 

(such as the post office, town library, area churches, and the Brunswick business center) are no 

longer open and there is ample parking available‐‐ totalling over 150 additional spots‐‐ vastly 

more than our need (see image below). 
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 513 CURB CUTS AND HIGHWAY ACCESS  

n/a 

514 OFF STREET LOADING REQUIREMENTS  

Deliveries for the retail and kitchen space will be on a similar scale to those which Tao Yuan already 

receives. After construction is complete and equipment is on site, the greenhouse will not require any 

ongoing deliveries or out‐loading, as Tao Yuan will be the primary customer.  Therefore requirements 

for off street loading will not change. 

515 APPEARANCE ASSESSMENT  

This project has previously been approved by the VRB. With the recent design improvements 

(requiring us to return to both the VRB and Planning Board), we will be re‐applying for our Certificate of 

Appropriateness at the July 19th meeting. 

516 BUILDING CONFIGURATION  

The building is oriented to face Abbey Road. 

517 PRESERVATION OF HISTORIC RESOURCES  

n/a 

518 ACCESS FOR PERSONS WITH DISABILITIES  

Our architect, David Matero Architecture, has ensured that the structure is ADA compliant, including a 

ramp entrance and an ADA bathroom.  A set of stairs and an ADA compliant ramp will be added to allow 

ADA access to the retail space.   

519 RECREATIONAL REQUIREMENTS FOR RESIDENTIAL DEVELOPMENTS  

n/a 

520 FISCAL CAPACITY  

Building construction will be financed approximately a third from restaurant cash flow, a third from 
existing funds, and the remainder as needed from a 350K+ line of credit secured by the restaurant 
buildings and income.  We have had preliminary meetings with Bank of America about this loan.  They 
are the ones who gave us this number based on income, current bank account balances, and collateral 
assets.  As needed, relevant financial statements can be provided.  
 
521 PERFORMANCE GUARANTEE 

n/a 



522 HOMEOWNERS/PROPERTY OWNERS ASSOCIATIONS  

n/a ‐‐ There is an existing agreement with Terrace Place Condominiums for shared plowing of the 

parking entrance. 

523 [MOVED TO SECTION 308] 

524 NOISE AND DUST 

Construction will comply with the town noise ordinance schedules and dust mitigation procedures.  
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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 

 

February 24, 2015 

 

Kate Holcomb 

22 Pleasant Street 

Brunswick, ME 04011 

Via email: kholco@gmail.com  

 

 

RE: 0 Abby Ln (behind 22 Pleasant St), Brunswick, Maine 

 

Dear Ms. Holcomb: 

 

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. 

 

We understand that you will be adding a new building at 0 Abby Ln with a couple of wash closets and 

some small commercial water use. The District has the ability to adequately serve this establishment 

with a 1-inch domestic service that will need to be installed by the customer to the main on Abby Ln. 

At this time there are no fire service requirements. 

 

The District requires the customer or its authorized agent to make application for service for all new 

service and meter installation requests. An application form can be found on our website 

www.btwater.org.  

 

Feel free to contact me if you have any questions.     

 

Sincerely, 

 
Craig Douglas PE 

District Engineer 

 

 

 

 

http://www.btwater.org/


Brunswick Sewer District 
10 PINE TREE ROAD 

BRUNSWICK, MAINE 04011 

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

 

 

February 25, 2015 

 

Kate Holcomb 

22 Pleasant Street 

Brunswick, Maine 04011 

 

Re: Willingness and Capacity to Serve 

 

Dear Kate, 

 

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

new Building at 0 Abbey Road/22 Pleasant Street in Brunswick, Maine.  Through our discussions I 

understand that you are going to construct a two story building, including basement work space, 

first story commercial/office space, and a second story aquaponics greenhouse on the property.   

 

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.   
 

An entrance charge permit for the property was obtained in September of 2007.  From your 

description of the project, the new construction will have similar flow as the previously permitted 

use, therefor your project is covered under the existing permit (BSD Permit # 1130).  District 

personnel will need to be notified for inspection prior to connecting to the existing sewer.  There is 

no charge for inspection services.  More information about our entrance charge program can be 

found at http://www.brunswicksewer.org/ecp.html#6. 

 

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 

rpontau@brunswicksewer.org 

 

CC: Darcy Dutton, Administration, Brunswick Sewer District 

 Wes Wharff, Supervisor, Brunswick Sewer District 

 

mailto:bsd@brunswicksewer.org
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	Project Name_2: Tao Yuan Greenhouse Project at 0 Abbey Road
	Address_3: 109 Holland Dr., Phippsburg, ME 04562
	1_6: Cecile Stadler / Cara's Place LLC
	2_6: 
	Phone Number_3: cecile@tao-yuan.me | 207 299-2068 cell | 207 389-2162 home
	Address_4: PO Box 942, Brunswick, ME 04011-0942
	1_7: Greg Simard / General Contractor
	2_7: 
	Phone Number_4: buildergreg@comcast.net | 207 751-9995 cell
	1_8: Architect:  David Matero, 100 Front St., Bath | 671-6820 
	2_8: Engineer:  Michael Cunningham, LIncoln/Haney Engineering, 6 Federal St., Brunswick | 729-1061
	3_2: Surveyor:  Sitelines, PA, 8 Cumberland, Brunswick, ME | 725-1200
	Physical location of property being affected_2: 0 Abbey Rd / 22 Pleasant St., Brunswick, ME 04011
	Lot Size_2: 0.36 acres (0.20 tao + 0.16 lot)
	Zoning District_2: TC1
	this application 1_2: We are the owners of the property.
	this application 2_2: 
	this application 3_2: 
	this application 4_2: 
	Assessors Tax Map_2: U13
	Lot Number_2: 052
	10 Brief Description of proposed: 
	1_9: 
	2_9: 
	11   Describe Specific Physical Improvements to be Done: 
	1_10: 
	2_10: 
	check mark: a
	CommentsName of Development: 
	CommentsScale date north point area number of lots if subdivision: 
	CommentsBoundaries of all lots and tracts with accurate distances and bearings locations of all permanent monuments property identified as existing or proposed: 
	CommentsCertification by a professional land surveyor that the land has been surveyed and the boundaries established in accordance with the State of Maine Board of Licensure for Professional Surveyors standards for Category 1 Standard Boundary Survey conditions 1 2 or 3: 
	CommentsExisting zoning district and overlay designation: 
	CommentsNames of engineer and surveyor and professional registration numbers of those who prepared the plan: 
	CommentsNames of current owners of subject parcel and abutting parcels: 
	CommentsName location width of paving and rightsofway profile crosssection dimensions curve radii of existing and proposed streets profiles of centerlines of proposed streets at a horizontal scale of 1 equals 50 and vertical scale of 1 inch equals 5 feet with all elevations referred to in USGS datum: no new streets are being proposed
	CommentsA general road plan noting circulation direction traffic control devices street lighting and type of lighting proposed: 
	CommentsExisting and proposed easements associated with the development: 
	CommentsKind location profile and crosssection of all proposed drainage facilities both within the development and outside of it and a stormwater management plan which includes the submission requirements listed in the stormwater management checklist available in the Planning Department: 
	CommentsLocation of features natural and artificial such as water bodies wetlands streams vegetation railroads ditches and buildings: 
	comment topography: 
	comment soil: site all impervious
	CommentsDocumentation of Ownership or contract: 
	CommentsDrafts of legal documents appropriate to the application including deeds easements conservation easements deed restrictions or covenants homeproperty owners association declarations and by laws and such other agreements or documents as are necessary to show the manner in which conservation land will be owned maintained and protected: 
	CommentsDraft performance guarantee or conditional agreement: 
	CommentsDisclosure of any required permits from the Department of Environmental Protection Marine Resources US Army Corps of Engineers Department of Inland Fisheries and Wildlife or other agencies as applicable or if a permit has already been granted a copy of that permit: We may require a permit from Dept of Inland Fisheries and Wildlife to stock fish for our system
	CommentsAny additional studies required by the Planning Baord which are deemed necessary in accordance with this Ordiancne: 
	CommentsStorm water management program for the propsed project prepared by a professional engineer: 
	CommentsA storm water management checklist prepared by the Cumebrland County Soil and Water Conservation District made availabel at the Brunswick Department of Planning and Development: 


