
 
 
 
 
 
 

 
Town of Brunswick, Maine 

 

STAFF REVIEW COMMITTEE 
 

 

 
 

 

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

 

 
- AGENDA - 

BRUNSWICK TOWN HALL 
85 UNION STREET  

ROOM 206 
TUESDAY, SEPTEMBER 20, 2016, 11:00 A.M.   

Rescheduled from Wednesday, September 14, 2016 
 
 

1. Case #16-035 –Cumberland Farms:  The Planning Board will review and provide a 
recommendation to the Planning Board on a Final Plan Major Development 
Review application submitted by authorized representative Sandra L. Guay for a 
proposed Cumberland Farms retail store with fuel service and associated canopy at 
190 Bath Road in the Cooks Corner Center (CC) Zoning District; (Map CC1, Lot 
28). 
 

2. Case # 16-031 – 35-39 Pleasant Street (St. John’s Church) – The Planning Board 
will review and provide a recommendation to the Planning Board on a Sketch Plan 
for Phase 1 of a two (2) phase development of the St. Johns Parish Church property.  
Phase 1 includes a new 14,685 square foot multi-use building and various site 
modifications including the construction of new walkways and a utility driveway at 
35-39 Pleasant Street primarily within the Intown Railroad Corridor (MU2) 
Zoning District (Map U16, Lots 47-48). 

 
3. Adjourn 





























































































































































 

SITELINES P.A.         ENGINEERS − PLANNERS − SURVEYORS − LANDSCAPE ARCHITECTS 
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September 6, 2016 
 
1340.01 
 
Mr. Jared Woolston, Town Planner 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 
 
Re: Sketch Plan Application  

ALL SAINTS PARISH MULTI-USE BUILDING (PHASE 1) 
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 Sketch Plan 
Application and supporting materials for the development of a 14,685 sq. ft. multi-use building 
on the St. John’s Church property located on Pleasant Street. This letter is intended to summarize 
the project in order to facilitate the review process. 
 
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.  
 
SITE DESIGN 
The applicant received approval of a Common Development Plan for the parcel in June 2016 that 
included two phases. Phase 1 will consist of the construction of a new 14,685 sq. ft. one-story 
multi-use building, 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. 
 



All Saints Parish Multi-Use Building (Phase 1) 
Brunswick, Maine 
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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. 
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.  
 
For the purposes of this application, only Phase 1 of the project is being considered. The 
approved Common Development Plan consisted of approximate building locations, parking lot 
configurations, pedestrian walkways, and a master landscaping plan. This submission is intended 
to be in compliance with the Common Development Plan, as well as with all applicable 
standards of the Town of Brunswick Land Use Ordinance. 
 
SUMMARY 
We trust that this information satisfactorily addresses the requirements for Sketch Plan Review 
and we look forward to meeting with you and the Planning Board at the September 27, 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 





 
 

SKETCH PLAN REQUIREMENTS 
 
Key: “O”= omit; “S”=submit; “NA”=not applicable; “W” = waiver; “P”=pending 
Item O S NA W P Comments 
Indicate Variances Granted       
Indicate Special Permits       
Indicate Special Exceptions       
Date, north point, scale       
Land area, existing use of the property, 
location of proposed development, 
locations reserved for future development 

      

Tentative rights-of-way locations, lot 
lines, lot numbers, lot areas 

      

Estimated soil boundary locations from 
the Soil Conservation Service Medium 
Intensity Soil Survey noting areas of 
severe and very severe soil limitations 

      

Existing natural, topographical, and 
cultural features including areas of steep 
slopes, bedrock outcrops, ponds, streams, 
aquifers, and other water bodies, 
wetlands, groundwater recharge areas, 
slumps, flood hazard areas, trees, and 
other vegetation, excavation sites, stone 
walls, net site area, historic and 
archeological sites, structures, or districts, 
and any other pertinent features. 

      

Tentative locations of proposed 
structures, owners of existing structures, 
and neighboring land uses 

      

Special conservation and recreation areas       
Location map       
Zoning information, including the zoning 
district(s) in which the property is located 
and the location of any overlay zones 
depicted on the plan.   

      

Any conditions imposed by previous 
development on the site. 

      

Other information Planning Board/Staff 
Review Committee deems necessary to 
conduct an informed review. 

      

Letter of consent signed by property 
owner authorizing the development 
review application in cases where 
applicant is not the owner of the property. 

      

Application Fee       
For Open Space Developments, sketch 
plan design review requirements 
indicated in Section 308.1 

      

Open Space Development: Request for 
Bonus Density 
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

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

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

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

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

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

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

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

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

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

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

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

Soil Map—Cumberland County and Part of Oxford County, Maine

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/29/2016
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birdseye view from the northeast
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first floor plan

N

AUDITORIUM / CAFETERIA / GYMNASIUM 

STAGEMUSIC

INSTRUMENT STORAGE

COSTUME / STAGE STORAGE

MECHANICAL RM

JANITOR CLOSET

MEN’S LOCKERS

MEN’S BATHROOM

WOMEN’S BATHROOM

WOMEN’S LOCKERS

KITCHEN

SERVICE ENTRY, 
STORAGE

SERVING COUNTER

STORAGE STORAGE

CAFETERIA TABLE 
STORAGE

ADORATION 
CHAPEL

CHAPEL LOBBY

TOILET / CHANGING 
ROOM

STORAGE

STORAGE

LINE OF ROOF ABOVE

ENTRY VESTIBULE

BLEACHERS

MEETING ROOM

MAIN LOBBY







 1 

APPROVED FINDINGS OF FACT 

Major Development Review  

Final Common Development Plan 

Meeting Date: July 26, 2016 

 

Project Name: Common Development Plan at St. Johns All Saints Parish 

Address:  NA 

Case Number: 16-031 

Tax Map: Assessor’s Map U16, Lots 47 and 48 

Zoning: MU2 Land Use District 

Applicant:  All Saints Parish   

35-39 Pleasant Street 

Brunswick, ME 0401 

Authorized 

Representative: Kevin Clark, PLS 

   President, Sitelines, PA 

   8 Cumberland Street  

Brunswick, ME 04011 

 

Staff reviewed the application and has made a determination of completeness. 

 

PROJECT SUMMARY   

 

Staff review is based on the following application materials: 

1. Common Development Plan application packet as revised on July 22, 2016; 

2. Sheet 1 prepared by Sitelines, PA entitled “Phase 1 Sketch Plan” dated February 

9, 2016; 

3. Sheet 2 prepared by Sitelines, PA entitled “Master Plan Common Development 

Plan” dated February 9, 2016; 

4. Sheet 3 prepared by Sitelines, PA entitled “Landscape Common Development 

Plan” dated February 9, 2016; 

5. Twelve (12) site renderings developed by Scott Simons Architects and dated July 

2016 entitled: 

i. Birdseye View Phase 1 

ii. Birdseye View with New School 

iii. View from the Northeast 

iv. View Showing New School 

v. View from the Northwest 

vi. View from the Southwest 

vii. View from the Southeast 

viii. View Down Pleasant at West Neighbor 

ix. View from Sidewalk Corner as Designed 
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x. View from Across the street as Designed 

xi. View from Down Pleasant Street as Designed 

xii. View from Sidewalk as Designed 

 

 

In accordance with §413 of the Zoning Ordinance, the applicant submitted a Common 

Development Plan (CDP) application for two (2) lots with frontage on Pleasant Street at 

All Saints Parish.  A project narrative, which provides a description of the proposed 

development, the architecture, conceptual landscaping, and pedestrian and bicycle 

facilities is included with this packet. 

 

The Staff Review Committee (SRC) reviewed the proposed Common Development Plan 

on July 20, 2016.   The Deputy Fire Chief requested that the proposed lawn area behind 

the school building proposed at Phase II be reinforced turf that would allow emergency 

vehicle access.  The Planner requested clarification for the use of the proposed ‘colored 

concrete plaza’; and to consider removing a portion of the proposed plaza to shift the 

proposed Phase 1 events center 25 feet to the east to preserve several mature trees.  The 

applicant indicated that the proposed plaza is an important design feature created by the 

architect and could not be removed.  The Director of Planning and Development 

indicated that the proposal is required to be reviewed by the Village Review Board 

(VRB), and that the proposed Phase 1 events center should be moved back from Pleasant 

Street as much as practical.  The Director of Planning and Development further noted that 

the building exterior would be reviewed during VRB, with attention to a portion of the 

west side of the events center that would be comprised of two (2) primary design 

materials.  The Town Engineer noted inconsistencies in the renderings provided by the 

architect, and the site plans.  The Town Engineer further advised that the Phase 1 events 

center must be comprehensively reviewed for traffic, and access (vehicles, bicycles and 

pedestrians) at the development review submission. 

 

The Bicycle and Pedestrian Advisory Committee (BBPAC) reviewed the proposed 

development plan on July 21, 2016 and found no substantive concerns with the proposal.  

The Chair of the BBPAC noted that the Union Street sidewalk at the site of the proposed 

development is in poor condition, and requested consideration for restoring the sidewalk 

as part of the development.  The BBPAC requested further review of the individual 

phases of development upon the submission of Sketch Plan and/or Final Plan review.  

 

The following waivers have been requested by the applicant: 

 

1. Sec. 413.3 (D) – Waiver requested to showing locations of all signs. The applicant 

requests that specific sign locations be addressed at the time of Final Site Plan 

review. A conceptual sketch of the style of signage has been included for review. 

2. Sec. 413.3 (E.2 & 4) – Waiver requested to showing photometric site plan of 

lighting treatment.  The applicant indicates that the existing site lighting will 

remain until the construction of Phase II and the locations of fixtures can be more 

appropriately addressed during Phase II Site Plan review. 
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3. Sec. 413.3 (F) – Waiver requested for a master landscaping plan with complete 

plant list and sizes. The application includes a Landscape Concept Plan that 

demonstrates the theme of accenting the buildings, screening parking areas, as 

well as providing shade, color and interest in parking areas through the use of 

ornamental trees and shrubs.   

 

 

Review Standards from Section 413 of the Town of Brunswick Zoning Ordinance 

 

413.1 Criteria for Designation as a Common Development Plan 

In reviewing a proposal for a project to be designated as a common development plan, the 

Planning Board shall find that all of the following criteria will be met: 

A. All buildings and structures shall be part of, and consistent with, a common pattern of 

development.  In the case of a single building on an individual lot, the proposed 

building shall be consistent with the pattern of development on surrounding lots. The 

relationship of the buildings to public and private streets and to parking areas shall 

result in a unified pattern.   

Proposed buildings will be oriented to existing roads, with the closest building 

proposed for the Phase 1 Events Center at setbacks not less than 20’ from Pleasant 

Street, and with parking located to the side and/or rear of buildings.  The staff 

advises that the proposed development must be comprehensively reviewed by the 

Town Engineer for traffic, and access (vehicles, bicycles and pedestrians) as part of 

the Final Plan review. 

The Board finds that the provisions of Section 413.1.A are satisfied provided the 

proposed development is comprehensively reviewed for traffic, and access (vehicles, 

bicycles and pedestrians during the Final Plan review. 

B. The development shall incorporate private or public amenities that enhance the 

development’s pedestrian friendly environment.   

The site will provide pedestrian connections between buildings, parking areas, and 

the proposed plaza.  Each site indicates a cross walk or street paint that directs 

connection to existing and new raised walkways.   Bicycle racks will be provided 

between the proposed events center (Phase I) and the proposed school building 

(Phase II).   The Planning Board determined that the possible requirement for 

sidewalk repairs along Union Street as requested by the BBPAC is not part of the 

Common Development Plan review.  The Board finds that the provisions of Section 

413.1.B are satisfied  

C. There shall be common vehicular and pedestrian circulation systems that create a 

pedestrian friendly environment for the entire development and that integrate the 

individual buildings into an overall pattern. 

Each development area provides a cross walk or direct connection to existing and new 

walkways.  Existing walkway striping within existing parking areas are proposed to be 

enhanced with additional striping for pedestrians, and curb tip downs for ease of 

access to raised walkways.  Several new paths and walkways are proposed as part of 

the Phase II development including a new covered canopy between the Phase I Events 
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Center and the proposed School Building.  The Board finds that the provisions of 

Section 413.1.C are satisfied. 

D. There shall be an overall design theme or treatment of site improvements including 

lighting, signs, paving, site furniture, and landscaping.   

 

Landscaping 

As depicted on the site plan, the applicant proposes a conceptual landscape design 

with new trees, and shrub plantings throughout the site in lieu of a comprehensive 

landscape plan.  As noted above, the applicant requests a waiver from the landscape 

plan requirement. 

Lighting 

The application indicates that site lighting will be via pole mounted cut-off luminaires 

with LED fixtures to match poles and fixtures utilized in the development of the new 

parking area at the northeast corner of the site. The use of bronze poles and fixtures 

will be consistent throughout the development.  Fixture heights would be limited to 25 

feet and would be cut-off style. The application further states that selections must be 

consistent with the cut sheets provided by the applicant and photometric levels must 

meet IES and Ordinance standards. 

Signs 

Ground lighted or down washed post signs of a common design and material are 

proposed to be provided along the Pleasant Street frontage to identify the Church, the 

School and the Events Center. The applicant provided Conceptual Sign Sketches to 

demonstrate the proposed lighting design, and materials. The application indicates the 

lighting design is being completed by a committee and the concept renderings that are 

provided are representative of proposed designs that may be modified as the project 

develops. 

The Board finds that the provisions of Section 413.1.D are satisfied with the 

provision that the size and materials for business identification signs; lighting; and 

landscaping shall be determined at the time of development review. 

 

E. If the project is located in the CC District, the development will conform to the Cook’s 

Corner Design Standards relating to common development plans.  NA - the Board 

finds that the provisions of Section 413.1.E are satisfied. 
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APPROVED MOTIONS 

COMMON DEVELOPMENT PLAN AT ST JOHNS PARISH 

CASE NUMBER: 16-031 

 

Motion 1: That the combined Sketch/Final Major Development Review Common 

Development Plan application is deemed complete. 

 

Motion 2: That the Board approves the following waivers as conditioned: 

 

1. Sec. 413.3 (D) – showing locations of all signs is waived provided specific sign 

locations shall be addressed at the time of Final Site Plan review.  

2. Sec. 413.3 (E.2 & 4) – showing photometric site plan of lighting treatment is 

waived provided existing site lighting is maintained until the construction of 

Phase II is approved and the locations of fixtures shall be addressed during Phase 

II Site Plan review.   

3. Sec. 413.3 (F) – a master landscaping plan with complete plant list and sizes is 

waived provided the final plan includes plans that acceptable demonstrate the 

theme of accenting the buildings, screening parking areas, as well as providing 

shade, color and interest in parking areas through the use of ornamental trees and 

shrubs.   

 

Motion 3: That the Major Development Review Final Common Development Plan is 

approved with the following conditions: 

 

1. That the Board’s review and approval does hereby refer to these 

findings of fact, the plans and materials submitted by the applicant and 

the written and oral comments of the applicant, its representatives, 

reviewing officials, and members of the public as reflected in the 

public record. Any changes to the approved plan not called for in these 

conditions of approval or otherwise approved by the Director of 

Planning and Development as a minor modification shall require a 

review and approval in accordance with the Brunswick Zoning 

Ordinance. 

2. That the dimensional and density standards as approved shall be 

placed on the common development plan. 

3. That the size and materials for business identification signs shall be 

determined at the time of Final Site Plan review. 

4. That existing site lighting shall be maintained until the construction of 

Phase II is approved and the locations of fixtures shall be addressed 

during Phase II Site Plan review.   

5. That a master landscaping plan with complete plant list and sizes is 

provided that demonstrates the theme of accenting the buildings, 

screening parking areas, as well as providing shade, color and interest 
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in parking areas through the use of native trees and shrubs at the time 

of Final Site Plan review.  

6. That the proposed development is comprehensively reviewed for 

traffic and access of vehicles, bicycles, and pedestrians at the time of 

Final Site Plan review.  

 

 

* 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). 
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