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PLANNING BOARD  
REVISED AGENDA 

BRUNSWICK TOWN HALL 
85 UNION STREET 

COUNCIL CHAMBERS 
TUESDAY, OCTOBER 11, 2016; 7:00 P.M.  

 
1. Case #16-041 - 12 Bunganuc Landing Road Shoreline Stabilization:  The Planning Board will review and 

take action on a combination Sketch/Final Plan Major Development Review application submitted by 
authorized representatives from Walsh Engineering for Benjamin Carey’s shoreline stabilization activity that 
results in excess of 100 cubic yards of filling and earthmoving on a mapped highly unstable bluff, and the 
100-year floodplain adjacent to tidal waters (coastal wetlands) as designated on the Federal Emergency 
Management Agency’s (FEMA) Flood Insurance Rate Maps within the Natural Resource Protection Zone 
(NRPZ).  The project is located in the Coastal Protection Zone (CP1) Zoning District, (Map 29, Lot 35).  

2. Case #16-035 –Cumberland Farms:  The Planning Board will review and take action 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). 

3. Case #16-019 – Noble Street Apartments: The Planning Board will hold a Public Hearing and review and 
take action on a Final Plan Major Development Review application submitted by authorized representatives 
from Sitelines, P.A. for Noble Street LLC to develop two (2), 3-story apartment buildings each with 12-units 
for lease at 16 Noble Street as part of the development of Maine Street Station (building Lot 5).  The project 
is located within the Town Center 1 (TC1) Zoning District, (Map U16, Lot 105).     

4. Case #16-044 – Lulwe Subdivision Conditions:  The Planning Board will review and take action on a 
Major Development Review Subdivision Amendment to remove a condition of approval that required 
residential sprinklers for the previously approved Lulwe Ridge residential subdivision formerly referenced by 
the Brunswick Planning Board as Case #06-058.  The subject parcel is at Safari Drive and Nyasa Lane (Map 
5, Lots 4, 33, 42-51).   

5. Case #16-045  – Commercial Building:  The Planning Board will review and take action on a combination 
Sketch/Final Major Development Review application for the construction of a 6,000 square foot 
commercial building and associated parking at 228 Old Portland Road.  The project is located within the 
Portland Road Area (MU5) Zoning District and contains the Natural Resource Protection Zone (NRPZ)  
(Map 13, Lots 46).   
 

6. Other Business 

7. Approval of Minutes  

10/6/16: Item #1 postponed until the October 25th Planning Board meeting; 
10/7/16 Item #2 postponed until the October 25th Planning Board meeting. 

This agenda is mailed to owners of property within 200 feet of proposed development sites. 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 TDD 725-5521.  This meeting will be televised. 
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Draft Findings of Fact  
Final Plan  

Major Development Review  
Review Date: October 11, 2016 

 
 
Project Name: Noble Street Apartments aka Maine Street Station Building 05 
Case Number: 16-019 
Tax Map:  Map U16, Lot 105 
Applicant:  Noble Street, LLC 
   40 South Street, Suite 305  
   Marblehead, MA  01945     
Authorized   Curtis Y. Neufeld, P.E. 
Representative: Sitelines, PA 

8 Cumberland Street 
Brunswick, ME  04011 

 
Staff reviewed the application and has made a determination of completeness. 
 
PROJECT SUMMARY   
 
The proposed Final Plan Major Development Review application, Noble Street 
Apartments, was submitted by authorized representatives, Sitelines, P.A. on behalf of 
Noble Street LLC, a limited liability company of JHR Development. As submitted, the 
application request is to develop two (2), 3-story apartment buildings each with 12 units 
for lease at 16 Noble Street, Lot 5 of the 2008-approved Maine Street Station 
development, now known as Brunswick Station. The approved plan as amended in 2009 
and the original Findings of Fact/Conditions of Approval are attached.  The project is 
located within the Town Center 1 (TC1) Zoning District, (Map U16, Lot 105). 
 
The original approval of the mixed-use development, Lot 5, proposed one 31,300 square 
foot two-story building with underground parking (16 spaces) to house mixed retail and 
16 residential condominiums.  The developer is now proposing two 3-story structures, 
totaling approximately 22,470 square feet, for 24 rental apartments and 21 on-site surface 
parking spaces.   
 
The Sketch Plan was approved by the Planning Board on September 13, 2016.  The Staff 
Review Committee reviewed the proposed plan with the applicant on October 5, 2016 
with the meeting summary included in the packet.    
 
Staff review is based on the updated application dated October 6, 2016. 

 
No waivers have been requested. 
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Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 
 
411.1 Ordinance Provisions 
The proposed development complies with all applicable provisions and standards of the 
TC1 Zoning District.  The Board finds that the provisions of Section 411.1 are satisfied. 
 
411.2 Preservation of Natural Features 
There are no wetlands, surface waters, wildlife habitats, steep slopes, or other natural 
resources on this site. The redevelopment does not occur within or cause harm to any 
land which is not suitable for development.  The Board finds that the provisions of 
Section 411.2 are satisfied. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
There are no surface waters, wetlands or marine resources located at the project site. 
There will be no new adverse impacts on Casco Bay or its estuaries.  The Board finds that 
the provisions of Section 411.3 are satisfied.       
 
411.4 Flood Hazard Areas 
The FEMA Flood Insurance Rate Map indicates that the project is not located within a 
FEMA flood hazard area; therefore there is minimal risk of flooding.  The Board finds 
that the provisions of Section 411.4 are satisfied.  
 
411.5 Stormwater Management  
The development plans have been prepared in accordance with the stormwater 
management plan prepared for Maine Street Station.  The water quality BMPs selected 
are the same as or consistent with those originally proposed.  Storm water runoff will be 
discharged into the municipal storm drainage system in Station Avenue, which was 
previously designed to accommodate stormwater from Lot 5.  The original drainage 
easement traversing Lot 5 will remain as previously approved.   An additional 
maintenance easement for servicing adjacent town-owned stormwater management 
facilities is requested to be extinguished.  The Director of Public Works is in agreement 
with the request.   
 
The Director of Public Works reviewed the project and has provided comments to be 
addressed as attached to these findings of fact.  The Board finds that the provisions of 
Section 411.5 are satisfied with the conditions that prior to the issuance of a building 
permit, the Director of Public Works/Town Engineer comments are addressed to his 
satisfaction; and that a deed release to extinguish the existing stormwater treatment 
maintenance easement be provided upon approved by Town Council. 
  
411.6 Groundwater  
The site will be serviced by public water and sewer. The site is not located within an 
Aquifer Protection Zone.  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 that the provisions of Section 411.6 are satisfied. 
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411.7 Erosion and Sedimentation Control  
An Erosion and Sedimentation Control Plan has been developed for the project placing 
emphasis on the installation of sedimentation barriers and revegetation to minimize 
erosion potential from development activities during and after construction.  The Erosion 
Control Plan is incorporated into the design plans and will be constructed in accordance 
with Best Management Practices and will not cause unreasonable soil erosion or a 
reduction in the land’s capacity to hold water so that a dangerous or unhealthy situation 
results.  The Town Engineer has reviewed the application and concurs that the proposed 
Erosion and Sedimentation Control Plan is acceptable.   The Board finds that the 
provisions of Section 411.7 are satisfied. 

 
411.8 Sewage Disposal 
Public sewer will be utilized through the Brunswick Sewer District.  A letter from the 
District is needed confirming capacity to serve the project is included in the packet.  The 
Board finds that the provisions of Section 411.8 are satisfied with the condition that prior 
to the issuance of a building permit, a letter from the Brunswick Sewer District 
confirming capacity to serve the project is provided to the Director of Planning and 
Development. 
 
411.9 Water Supply 
Water for this project will be provided by the Brunswick-Topsham Water District.   A 
letter from the District is needed confirming capacity to serve the project is included in 
the packet.  The Board finds that the provisions of Section 411.8 are satisfied with the 
condition that prior to the issuance of a building permit a letter from the Brunswick-
Topsham Water District confirming capacity to serve the project is provided to the 
Director of Planning and Development. 
 
411.10 Aesthetic, Cultural and Natural Values 
There are no water bodies, streams, wetlands, vernal pools, wetlands, surface waters, 
wildlife habitats, steep slopes, or other natural resources on the site.    
 
The proposed building design and its design elements are architecturally similar in scale, 
style and materials to those previously constructed as part of Maine Street Station.  The 
proposed landscaping plan is consistent with landscaping of the Maine Street Station 
development. 
 
A lighting photometric plan has been submitted.  The lighting photometric plan was 
available as part of the Staff Review packet and a condition of approval has been added 
that the lighting photometric plan be approved by the Town Engineer prior to issuance of 
the Building Permit.  
 
Overall, no undue adverse effects have been identified regarding impacts to the scenic or 
natural beauty of the area, historic sites, significant wildlife habitat, or rare and 
irreplaceable natural areas, as identified by the Maine Departments of Environmental 
Protection, the Maine Department of Inland Fisheries & Wildlife, or by the Town of 
Brunswick.  The Board finds that the provisions of Section 411.10 are satisfied with the 
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condition that prior to issuance of a building permit, the Director of Public Works shall 
approve the lighting photometric plan. 
 
411.11 Community Impact 
There will be no significant change in water use, sewage disposal, or solid waste disposal 
than that previously anticipated and approved as part of the original Maine Street Station 
mixed use development. In general, municipal resources are available to service the 
project.  The Board finds that the provisions of Section 411.11 are satisfied.  
 
411.12 Traffic  
The proposed development will add an additional six (6) vehicles entering and exiting 
onto Noble Street to the originally designed and approved 16 vehicles parking lot.  Staff 
did not find this to be a significant increase in traffic from what was originally 
determined and approved as part of the Maine Street Station development.  The existing 
Noble Street curb cut will be utilized providing access to the 22-space parking lot, 
located to the west side of the buildings.  No additional vehicle access will be provided 
from Station Avenue.    
 
Based on off-street parking standards specified in Section 512.1 of the Brunswick Zoning 
Ordinance, a total of 36 parking spaces are required for the apartments (12 – one-
bedroom, 12 – two-bedroom).   A shared parking plan was originally approved for the 
Maine Street Station mixed use development providing for one (1) space per residential 
unit.  Twenty-one parking spaces are being provided for on-site with provision for an 
additional three (3) dedicated parking spaces at the Brunswick Hotel, another property of 
the owner.  Staff finds the arrangement an acceptable solution and recommends 
provisional parking approval by the Planning Board.   
 
Per the attached email made a part of these findings of fact, the Town Engineer/Director 
of Public Works requests additional design and construction details be addressed 
regarding the proposed parking lot including interior site distance, existing Noble Street 
sidewalk grading at the parking lot entrance and the need for guard railing or similar 
barriers along the west side of the lot.  In addition, an on-site pre-construction meeting is 
requested to address, in particular, maintaining Noble Street vehicular and pedestrian 
access open during construction.  An Entrance Permit will also be required.   The Board 
finds that the provisions of Section 411.12 are satisfied with the condition that prior to 
the issuance of a building permit, the Director of Public Works/Town Engineer comments 
as attached are addressed to his satisfaction. 
 
411.13 Pedestrian and Bicycle Access and Safety 
The applicant is requesting the extinguishing of a pedestrian access easement along the 
west side of the parking lot, established by the Maine Street Station final approval.  The 
staff finds this request to be acceptable as the parking lot will most likely provide de facto 
pedestrian access between Noble Street and Station Avenue.  A deed release approved by 
Town Council will be required.  
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The Brunswick Bicycle and Pedestrian Advisory Committee (BBPAC) will review and 
offer advisory comments to the applicant at their October 20th meeting.  The project will 
accommodate bicyclists and pedestrians and adequately addresses access, safety and 
circulation, both within the site and to points outside the site.  The Board finds that the 
provisions of Section 411.13 are satisfied with the conditions that a deed release to 
extinguish the existing west side pedestrian easement be approved by Town Council; and 
that the BBPAC advisory comments be considered for incorporation into the proposed 
development. 
 
411.14 Development Patterns 
The proposed apartments fulfill the residential component of the Maine Street Station 
mixed use development approved in 2008.  This infill development project is respectful 
of Brunswick’s historic development pattern as previously stated above (Section 411.10) 
and will have no adverse impact on nearby commercial uses and residential 
neighborhoods.  The Board finds that the provisions of Section 411.14 are satisfied. 
 
411.15 Architectural Compatibility 
As stated previously, the proposed building design and its design elements are 
architecturally compatible with the approved scale, style and materials of those buildings 
constructed as part of Maine Street Station mixed use development.  The full height of 
the structure is lower than the Brunswick Hotel, also located on Noble Street and is 
consistent with the height of the Brunswick Town Hall.  The Board finds that the 
provisions of Section 411.15 are satisfied. 
 
411.16 Municipal Solid Waste Disposal   
An interior trash room will be provided.  A solid waste impact fee will be determined by 
the Director of Public Works.  The Board finds that the provisions of Section 411.16 are 
satisfied with the condition that prior to the issuance of the building permit, the 
determined solid waste impact fee be paid in full. 
 
411.17 Recreation Needs 
A recreation impact fee and/or recreation land in lieu of fee will be determined by the 
Recreation Commission.  The Board finds that the provisions of Section 411.17 are 
satisfied with the condition that prior to the issuance of the building permit, the 
determined recreation impact fee and/or recreation land in lieu of fee will be paid in full.  
 
411.18 Access for Persons with Disabilities 
The proposed building and site will be ADA compliant.  The Board finds that the 
provisions of Section 411.18 are satisfied. 
 
411.19 Financial Capacity and Maintenance 
The applicant has demonstrated adequate financial and technical capacity to complete 
and maintain the project.  The Board finds that the provisions of Section 411.19 are 
satisfied.   
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411.20 Noise and Dust  
During 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. 
 
411.21 Right, Title and Interest 
Executed Joint Development Agreement between the Town of Brunswick and JHR 
Development is included in your packet giving the applicant sufficient right, title and 
interest to develop the land. The Board finds that the provisions of Section 411.21 are 
satisfied. 
 
411.22 Payment of Application Fees 
The applicant has paid all applicable development review application fees. The Board 
finds that the provisions of Section 411.22 are satisfied. 
 

 
DRAFT MOTIONS 

NOBLE STREET APARTMENTS 
CASE NUMBER: 16-019 

 
Motion 1: That the Major Development Review Final Plan application is deemed 

complete. 
 
Motion 3: That the Major Development Review Final Plan is approved with the 

following conditions: 
 

1. That the Board’s review and approval does hereby refer to these 
findings of fact, the plans and materials submitted by the applicant and 
the written and oral comments of the applicant, its representatives, 
reviewing officials, and members of the public as reflected in the 
public record. Any changes to the approved plan not called for in these 
conditions of approval or otherwise approved by the Director of 
Planning and Development as a minor modification shall require a 
review and approval in accordance with the Brunswick Zoning 
Ordinance. 

2. Prior to issuance of a building permit, that the comments submitted by 
the Director of Public Works/Town Engineer relative to stormwater 
management (Section 411.5) are addressed to his satisfaction. 

3. Prior to issuance of a building permit, a letter from the Brunswick 
Sewer District confirming capacity to serve the project is provided to 
the Director of Planning and Development.  
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4. Prior to issuance of a building permit, a letter from the Brunswick-
Topsham Water District confirming capacity to serve the project is 
provided to the Director of Planning and Development.  

5. Prior to issuance of a building permit, the Town Engineer shall 
approve the lighting photometric plan. 

6. Prior to issuance of a building permit, that the comments submitted by 
the Director of Public Works/Town Engineer relative to traffic 
(Section 411.12) are addressed to his satisfaction. 

7. Prior to issuance of a building permit, the Department of Public Works 
shall approve an Entrance Permit. 

8. Prior to issuance of a building permit, that a deed release to extinguish 
the existing west side pedestrian easement be provided to the applicant 
upon the approval by Town Council. 

9. Prior to the issuance of a building permit, that the BBPAC advisory 
comments be considered for incorporation into the proposed 
developed.  

10. Prior to the issuance of a building permit, that the solid waste impact 
fee is determined by the Director of Public Works and paid in full by 
the applicant. 

11. Prior to the issuance of a building permit, the recreation impact fee 
and/or recreation land in lieu of fee is determined by the Recreation 
Commission and paid in full by the applicant. 

12. Prior to issuance of a building permit, that a deed release to extinguish 
the existing stormwater management facilities easement for 
maintenance by the Town be provided to the applicant upon the 
approval by Town Council. 
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Approved Findings of Fact  
Maine Street Station 

Planning Board Review Date: June 24, 2008 
 
 

Project Name: Maine Street Station 
 
Case Number: 08-021 
 
Tax Map:  Map U16 Lots 1, 1A, 15, 19 and 21 
 
Applicant:  JHR Development of Maine, LLC 
   8 Noble Street 
   Brunswick, Maine 04011 
 

PROJECT SUMMARY 
 
Case No. 08-021, Maine Street Station. The Board will hold a Public Hearing and 
review and take action on a Final Plan (Subdivision and Site Plan) application 
submitted by JHR Development of Maine, LLC, for the development of Maine Street 
Station, Maine Street, Brunswick.(Assessor’s Map U16 Lots 1, 1A, 15, 19, 21), in the 
Town Center 1 (TC1) Zone.  
 
Maine Street Station is a joint development project between the Town of Brunswick and 
JHR Development of Maine, LLC.  Per a signed Joint Development Agreement, dated 
January 31, 2007, the Town is responsible for site remediation and public infrastructure 
improvements, including construction of the street, public/common utilities, public green 
and street landscaping, all of which will become public property. The developer will 
construct the buildings and their related utilities, site development, parking lots and 
related site landscaping. The rights and responsibilities of each party are discussed in the 
Joint Development Agreement and is provided in the application packet.  
 
The proposed project will have six separate buildings with a mix of uses:  

1. Inn with up to (no more than) 60 guest rooms, (32,000 sq. ft. – 3 stories) 
2. Retail space (26,850 sq. ft.) 
3. Office space (39,400 sq. ft.) 
4. Restaurant spaces (potential for a total of 290 seats for the entire project) 
5. Residential (16 condominium units) 

 
The application is for subdivision and site plan approval for the project in its entirety. The 
new development will have a total of six new buildings and one existing building, which 
is the Midcoast Federal Credit Union.  
 
The proposed new buildings shown on the plan are: 

1. Building 01 – 3,050 sq. ft. single-story retail  
2. Building 02 – 32,100 sq. ft. Inn (10,700 sq. ft. footprint) 



 2

3. Building 03 – 18,100 sq. ft. two-story mixed office/retail 
4. Building 04 – 18,100 sq. ft. two-story mixed office/retail, with 1,200 sq. ft. 

reserved for a train station 
5. Building 05 – 31,300 sq. ft. two-story mixed retail/residential (16 residential 

condominiums with underground parking) 
6. Building 06 – 18,000 sq. ft. two-story mixed office/retail 

 
Site plan approval includes approvals for site layout, building elevations (excluding those 
for buildings 02 and 05), utility layout, landscaping and all infrastructure improvements 
such as stormwater management, street and sidewalk construction. Although buildings 02 
and 05 are included in all aspects of the site plan, the building elevations and more 
specific landscaping will be subject to further planning board approval prior to 
construction of those buildings.  
 
Public Hearing: The development proposal includes six new buildings totaling 130,000 
sq. ft. (2 of which are greater than 30,000 sq. ft. each). Projects that involve more than 
30,000 sq. ft. of new development require a public hearing with the Town Planning 
Board (per Section 405.5C). 
 
Notification: Staff notified property owners within 200 feet of the project site, as well as 
the College Neighborhood Association, Northwest Neighborhood Association, and others 
who expressed interest in the project and asked to be added to the notification list.  
 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 
 
411.1 Ordinance Provisions 
The site plan is for the development of a 5-acre site at the south end of Brunswick’s 
downtown. The development site is in the Town Center 1 (TC1) Zoning District, where 
all of the proposed uses in this mixed use project are permitted. Based on the plans 
submitted by the applicant, the project will meet all of the dimensional standards for the 
TC1 zone, per Section 201.2 of the Brunswick Zoning Ordinance. The TC1 zoning 
district has no minimum building setbacks and allows up to 100% impervious surface 
coverage. The regulating dimensional standards include a 40-foot maximum building 
height and 30,000 sq. ft. footprint per building. The new buildings and parking areas 
comply with minimum standards.  
 
Parking for the development will be accommodated on site, with both on street and off-
street parking. Based on the proposed uses, a strict application of the Ordinance would 
require 391 parking spaces for all of the proposed uses. Due to the mixed use nature of 
the development, the applicant has used the provisional standards under Section 512.2B 
of the Ordinance. The applicant submitted a parking analysis that includes a shared use 
analysis based on the standards in the Urban Land Institute publication Shared Parking - 
Second Edition, 2005. Staff has reviewed the parking analysis and concurs with the 
applicants approach.  
 
The Board finds that the provisions of Section 411.1 are satisfied.  



 3

411.2 Preservation of Natural Features 
The project is located in an area suitable for development with shallow slopes and no 
identified outstanding natural features or habitat. There are no wetlands associated with 
the project site and it is not in a Natural Resource Protection Zone. The site has recently 
undergone environmental remediation to clean up coal ash from previous activities on the 
site. The project will include street trees along the proposed internal right-of-way, Station 
Avenue, landscaping within the parking lots and extensive landscaping in the public park. 
Additional landscaping will be added around buildings and other site features to soften 
the site which is primarily intended to be an urban landscape. The landscaping plan has 
been approved by the Town Arborist.  Minor technical changes will need to be made 
based on specific needs and circumstances during construction. Further changes to the 
landscaping plan will be approved by the Director of Planning and Development. The 
Board finds that the provisions of Section 411.2 are satisfied. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
The development is not located in a marine resource area or shoreland zone. There are no 
surface waters, wetlands, or marine resources on or adjacent to the site, which is a 
remediated vacant site, previously used for a train station and railroad yard.  The project 
site is located within the urban impaired stream area associated with the Water Street 
Tributary. Mitigation measures, or fees-in–lieu-of, are discussed under stormwater 
management in Section 411.5. The plan submitted by the applicant will not adversely 
affect any water body or its shoreline and the development will not adversely affect the 
water quality of Casco Bay or its estuaries. The Board finds that the provisions of Section 
411.3 are satisfied.  

 
411.4 Flood Hazard Areas 
The development activity will not occur within a flood hazard area. The Board finds that 
the provisions of Section 411.4 are satisfied. 
 
411.5 Stormwater Management 
The applicant has submitted a stormwater management plan for the project showing that 
the stormwater runoff from the buildings, parking lots, roadway and other impervious 
areas will receive water quality treatment in several underground stormwater treatment 
chambers located in three separate areas around the site. Other measures will include 
vegetation to stabilize and minimize soil erosion and maintain stormwater quality and 
good housekeeping and maintenance of stormwater facilities and features. Per Section 
06-096 CMR Chapter 500 Section 4(C) the Urban Impaired Stream Standard must be 
met. The applicant is working with the Town of Brunswick and Maine D.E.P. on options 
to offset impacts. A preliminary estimate of impacts are part of the Maine D.E.P. 
stormwater permit application, which also identifies options to offset project impacts, 
including compensation fees and mitigation credits. The stormwater management plan 
has been submitted to the Maine D.E.P. for approval. The Board finds that the provisions 
of Section 411.5 are satisfied; with the condition that the stormwater management plan 
receive approval from the Maine D.E.P. 
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411.6 Groundwater  
The project does not involve the use, discharge or extraction of groundwater. Municipal 
sewer and water services are available and will be utilized per Sections 411.8 and 411.9. 
Plans related to stormwater management (surface runoff) and erosion control are 
addressed in sections 411.5 and 411.7, and by the applicant’s stormwater management 
permit application with the Maine D.E.P. Groundwater occurs at the project site at five to 
six feet below existing ground levels and is not anticipated to rise above proposed 
foundation footings. Basements will be placed at or above the seasonal high water table 
and, per Maine D.E.P. requirements, stormwater treatment will occur above the high 
water table to prevent the introduction of contaminants into groundwater. The Voluntary 
Action Response Program (VRAP) for the coal ash remediation prohibits drawing 
groundwater via a well system. Foundation perimeter drains will protect the structures 
from groundwater seepage. The Board finds that the provisions of Section 411.6 are 
satisfied. 
 
411.7 Erosion and Sedimentation Control 
The project includes an erosion and sedimentation control plan meeting the requirements 
of Town Ordinances and which is part of the D.E.P. stormwater permit application. The 
erosion control plan has been approved by the Town Engineer. The new development 
will maintain temporary and permanent erosion control measures in accordance with the 
Maine Erosion and Sedimentation Control BMP’s, and will not cause unreasonable soil 
erosion or reduction in the land’s capacity to hold water. The Board finds that the 
provisions of Section 411.7 are satisfied.  

 
411.8 Sewage Disposal 
The project will be served by the municipal sewer. The Brunswick Sewer District has 
indicated its ability to serve the project and has approved the project in accordance with a 
letter dated May 5, 2008. The Board finds that the provisions of Section 411.8 are 
satisfied, with the condition that the applicant comply with the conditions set forth by the 
Brunswick Sewer District. 
 
411.9 Water Supply 
The project will be served by the municipal water. The Brunswick-Topsham Water 
District has indicated its ability to serve the project and has approved it in accordance 
with a letter dated May 5, 2008. The Board finds that the provisions of Section 411.9 are 
satisfied, with the condition that the applicant comply with the conditions set forth by the 
Brunswick-Topsham Water District. 

 
411.10 Aesthetic, Cultural and Natural Values 
The development will be located in a previously developed, brownfield site located in the 
downtown.  The site has been vacant for many years and the Town received EPA funding 
for clean up (completed March 2008). There are areas of special cultural and aesthetic 
areas adjacent to the project site, such as the Village Review Zone and the Federal Street 
Historic District which is on the National Register for Historic Places. The Board 
received a letter (dated June 4, 2008) from the Town Attorney explaining the 
applicability of this Section. Given the high visibility of the site and its location at the 
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southern gateway to downtown, the applicant has sought input on the design of the 
buildings and site from the Maine Street Station Implementation Committee, the 
Brunswick Village Review Board and others. JHR Development of Maine is willing to 
seek input and comments from the Brunswick Village Review Board, the Maine Historic 
Preservation Commission and the Pejepscot Historical Society on the final design for 
building 02 (the Inn), at the corner of Maine and Noble Streets. The plan has also 
undergone significant public review during the design phase. The project location will 
not impact areas of significant scenic character and there are no significant wildlife 
habitats or rare natural areas located on or near the project site. A landscaping plan has 
been submitted to show areas where landscaping will be added throughout the site, 
including street trees, park landscaping, and landscaping around the buildings and 
parking areas. Further details will be needed on the parking lot lighting to show that it is 
compatible with the street lighting installed by the Town. Based on information 
submitted by the applicant, 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 the Town of Brunswick, or rare 
and irreplaceable natural areas or any public rights for physical or visual access to the 
shoreline. The Board finds that the provisions of Section 411.10 are satisfied, with the 
condition that the applicant submit additional detail on the site lighting for parking lots. 
 
411.11 Community Impact 
The Brunswick Sewer District and the Brunswick-Topsham Water District have indicated 
having adequate capacity to serve the project and have approved it, as discussed in 
Sections 411.8, 411. 9. Much of the community impact will be related to traffic and 
pedestrian circulation as discussed under Section 411.12. The Brunswick Police 
Department, Fire Department and Public Works (Town Engineer) have approved the 
plan, as discussed in 411.12, 411.16 and 411.17. Municipal resources are available to 
service the project, and any off-site impacts associated with the development of the 
project will be mitigated. The Board finds that the provisions of Section 411.11 are 
satisfied. 
 
411.12 Traffic 
The applicant completed a traffic impact study that was submitted to the Maine DOT for 
a Traffic Movement Permit. Town Staff and the applicant have discussed the necessary 
mitigation measures with Maine DOT. Four mitigation measures have been 
recommended and will be conditions of approval for the Maine DOT traffic movement 
permit; these are listed below in this section (411.12) of these findings. Based on making 
the improvements recommended in these findings, which are part of the Maine DOT 
Traffic Movement permit, the development will not cause unreasonable highway or 
public road congestion or unsafe conditions with respect to the use of the highways or 
public roads existing or proposed, and the traffic associated with the development shall 
maintain an acceptable level of service within 200 feet of any existing or proposed curb-
cut. The applicant has asked for two waivers relative to construction of Station Avenue 
and the right-of-way width. As a commercial street, Station Avenue would be required to 
be a 30-foot wide paved street with a 66-foot wide right-of-way, in accordance with 
Appendix A-II.I (Street Standards for Town Dedication). The applicant is requesting a 
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waiver to allow for the construction of a 24-foot wide paved street in a right-of-way that 
ranges from 48 feet in width to 66 feet. Both the Town Engineer and Fire Chief 
recommend approval of the waiver request.  
 
There are four traffic mitigation measures to be addressed for this project.  
 

Interim left-turn lane: The initial stage of the project will require a left turn-lane 
from Maine Street on to Station Avenue. The left-turn lane will require some 
temporary reconfiguring of the intersection of so called “no name” street, Maine 
Street and Park Row. Since this will be temporary, the changes will be minimal 
and will try to be accomplished using striping and reusing existing granite or 
asphalt curbs. The temporary turning lane will only be required if Maine DOT, 
per the signed agreement with the Town, has not completed the agreed to changes 
to the traffic intersections at Maine Street and Bath Road by the time certificates 
of occupancy are issued for buildings 3 and 4.  
 
McKeen/Maine Street traffic signal: The proposed traffic signal at McKeen and 
Maine Streets is not warranted at this time. It is expected that incremental 
increases in traffic volumes from the development will trigger signal warrants. 
The traffic signal at this intersection can not be installed until such time a signal is 
warranted. The developer will be required by MDOT to conduct traffic counts at 
the intersection when site development reaches 25%, 50%, 75% and full build-
out. The signal shall be installed by the State when the traffic volumes warrant it.  
 
Maine Street/Bath Road improvements: Maine Street and Bath Road is 
presently listed by Maine DOT as having high crash locations/intersections and 
will need to be mitigated as part of the Maine Street Station project. The traffic 
movement permit issued by the Maine DOT will include a condition that the 
Town of Brunswick/DOT will be responsible for designing and implementing a 
solution to the high crash intersections at Maine Street and Bath Road around the 
First Parish Church. The solution will be subject to a design and public review 
process before implementing any changes. As an interim solution, if the 
intersection improvements are not implemented or under construction prior to 
issuing certificates of occupancy for buildings 3 and 4, the JHR of Maine, LLC 
shall be required to install the interim left-turn lane as stated above. 
 
Pleasant Street/Stanwood Street intersection: The applicant shall be required to 
pay an impact fee in an amount determined by the Maine DOT to be used for 
future improvements to this intersection, per next section below.  

 
Impact Fee: As part of the Maine DOT Traffic Movement permit, JHR of Maine, LLC 
shall be required to pay an impact fee in an amount to be determined by the Maine DOT 
for road and traffic movement improvements discussed in this section, except for the 
interim left-turn lane, which shall be the responsibility of JHR of Maine to install and 
finance. 
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The Board finds that the provisions of Section 411.12 are satisfied; with the condition 
that the applicant pay an impact fee to the Maine D.O.T., in an amount to be determined 
by the Maine D.O.T.    
 
411.13 Pedestrian and Bicycle Access and Safety 
The plan meets several objectives of the Brunswick Bicycle and Pedestrian Improvement 
Plan. Design decisions have incorporated traffic calming measures that enhance both 
pedestrian and bicycle safety. The road plan includes a narrower paved travel way with 
curb extensions that frame parking areas and reduce pedestrian crossing distance. The 
new road includes a raised speed table configured as a central plaza with clearly 
delineated crosswalks at both edges. The speed table and adjacent crosswalks will be 
constructed with modular pavers to provide a visual contrast for motorists. Street tree 
plantings combined with bollards, benches and bike racks along the street edge provide 
additional amenities for pedestrian and bicycle safety. The plan features connecting 
pedestrian walkways, a small park, tree and shrub plantings, street trees and buffer 
plantings. The plan has been developed with a diverse and sustainable plant palate which 
provides scale, structure, shade and seasonal interest. The Board finds that the provisions 
of Section 411.13 are satisfied,  
 
411.14 Development Patterns 
The new development will be on a vacant 5-acre lot on the southern edge of the 
downtown which was used historically as a train station and railroad yard. The project is 
located on an EPA-designated brownfield site in the Town’s growth zone and forms a 
border between the downtown business area to the north and residential areas to the 
south. The concept of Maine Street Station is to provide a transit-oriented focus for the 
upper Maine Street area and tie together a variety of unique neighborhoods adjacent to 
the project site. An appropriate transition in scale, created through the architecture and 
open space network, defines the pedestrian-friendly character of the project. The 
development is a high density commercial and mixed-use development with modestly 
scaled buildings served by public sewer and water. Most of the parking will be provided 
as off-street parking within the development and on-street parking on the new street, 
Station Avenue. The development will be respectful of Brunswick’s historic development 
patterns and will not have any adverse impact on adjacent areas, which are primarily 
residential to the south and larger scale non-residential and mixed uses to the north and 
east. The Board finds that the provisions of Section 411.14 are satisfied.  
 
411.15 Architectural Compatibility 
The concept of Maine Street Station is to provide a focus for the upper Maine Street area 
and tie together a variety of unique neighborhoods adjacent to the project site. An 
appropriate transition in scale, created through the architecture and open space network, 
defines the pedestrian-friendly character of the project. The applicant has submitted 
elevation drawings for buildings 01, 03, 04 and 06. The buildings have been designed to 
be compatible with the scale of other buildings located in downtown Brunswick and at 
Bowdoin College, as a transition between these two areas and the adjacent smaller scale 
residential neighborhoods. The placement of buildings on the site is consistent with the 
goals stated in the Brunswick Zoning Ordinance, in that they are oriented toward public 
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streets and are well within the maximum dimensional standards allowed in the Town 
Center 1 Zone. The buildings on Station Avenue define the edge of the new street and 
play an important role in defining the public open space, creating a pedestrian friendly 
environment that is shielded from the railroad tracks on the north side of the property.  
The buildings on Maine and Union Streets reinforce existing streets and serve to frame 
the entrances into the development. Two additional proposed buildings (buildings 02 and 
05) abut Noble Street. Although footprints and general description of massing is 
represented on the site plan and are intended to be part of the current site plan approval, 
the elevations and architectural details of theses buildings will be subject to further 
planning board approval prior to obtaining building permits for each. Although there is 
no specific legal or jurisdictional requirement to do so, JHR Development of Maine is 
willing to seek input and comments from the Brunswick Village Review Board, the 
Maine Historic Preservation Commission and the Pejepscot Historical Society on the 
final design for building 02 (the Inn), at the corner of Maine and Noble Streets. With this 
advice, the new development will be designed to be compatible and respectful of the 
historic architectural integrity of buildings in Brunswick and the existing mix of 
residential, institutional and commercial buildings in the area surrounding the site. The 
Board finds that the provisions of Section 411.15 are satisfied, with the condition that the 
applicant submit final elevations and landscaping plan for buildings 02 and 05, to be 
approved by the Planning Board. 
 
411.16 Municipal Solid Waste Disposal 
JHR Development of Maine, LLC submitted estimates for solid waste impacts. The 
estimates are based on the intended use for each individual building to be constructed in 
the development. The Town Engineer concurs with the estimates and has determined an 
appropriate fee amount for each building. Due to the nature of the development and the 
phased construction schedule, the solid waste impact fees can be paid when the applicant 
applies for the individual building permits: 
 
Bldg. #1 – estimated 7.9 tons/ yr @ 258.56/ton = $2,037 
Bldg. #2 – estimated 14.34 tons/yr @ $258.56/ton = $3,708 
Bldg. #3 – estimated 33.95 tons/yr @258.56/ton = $8,778 
Bldg. #4 – estimated 33.95 tons/yr @ 258.56/ton = $8,778 
Bldg. #5 – estimated 29.38 tons/yr. @ 258.56/ton = $7,596 
Bldg. #6 – estimated 11.95 tons/yr. @ 258.56/ton = $3,090 
 
Solid waste impact fees include credit for the People’s Plus building and for residences at 
8 and 16 Noble Street. The development will not cause an unreasonable burden on the 
municipality’s ability to dispose of solid waste. The Board finds that the provisions of 
Section 411.16 are satisfied, with the condition that solid waste impact fees are paid 
prior to obtaining building permits for each of the buildings.    
 
411.17 Recreation Needs 
Most of the development will be office, retail and services, which are non-residential and 
not subject to the recreation impact requirements. The development includes a sixteen-
unit residential condominium development, which triggers the recreational requirements 
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for residential developments in Section 519.  This section authorizes the Planning Board 
to require the reservation of land for parks, playgrounds, or conservation areas to benefit 
the residents of the development.  Section 519.3 provides that upon the recommendation 
of the Recreation Commission, the Planning Board may require the applicant to play a 
fee to the Town in lieu of a donation of land for recreational purposes. Per a letter from 
the Town Attorney, dated June 2, 2008, the recreational requirements for residential 
developments may be met by public improvements provided as part of the Joint 
Development Agreement between the applicant and the Town, such as the proposed park 
and other improvements acceptable to the Director of Parks and Recreation. In its 
determination (letter dated June 19, 2008), the Parks and Recreation Commission 
determined that a recreation impact fee is not warranted based on the type and value of 
the public improvements for open space or recreational land, subject to approval by the 
Planning Board. The Planning Board finds that the project satisfies the requirements of 
Section 519.1 (Reservation of Land) and that a recreation impact fee is not warranted 
based on the type and value of public improvements associated with pocket park, as 
determined by the Parks and Recreation Commission. The Board finds that the provisions 
of Section 411.17 are satisfied. 
 
411.18 Access for Persons with Disabilities 
All sidewalk and other public areas throughout the project area will be handicap 
accessible. The building permitting process will ensure that the buildings will be in full 
compliance with ADA requirements. The parking and pedestrian areas will also be 
handicap accessible to the extent required by law. Based on this finding, the development 
will comply with the Americans with Disabilities Act. The Board finds that the provisions 
of Section 411.18 are satisfied. 
 
411.19 Financial Capacity and Maintenance 
JHR Development of Maine, LLC and the Town of Brunswick have committed sufficient 
funds to complete the construction of the project. Per the Joint Development Agreement 
between the Town and JHR Development, dated January 31, 2007,  JHR Development of 
Maine, LLC will be responsible for completing the construction of buildings, parking 
areas, related infrastructure and landscaping on private lots within the development. The 
Town of Brunswick is responsible for completing all public infrastructure improvements, 
including roads, sidewalks, and all utilities within the dedicated public right of way. The 
Town of Brunswick is also responsible for completing the public park, including all 
landscaping, infrastructure and amenities associated with it. The Town will be 
responsible for the street tree planting within the dedicated right-of-way for Station 
Avenue. The portions of the project that are the responsibility of the Town (i.e. public 
improvements and environmental remediation costs) will be financed with a grant from 
the Environmental Protection Agency (EPA) and other sources. JHR will obtain private 
financing for its portions of the project. The Board finds that the provisions of Section 
411.19 are satisfied. 
 
411.20 Noise and Dust 
The site has undergone environmental remediation for coal ash removal. With the 
exception of a small area near Maine Street, the site of the future Inn (building 02) and 
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the area for building 05, the environmental remediation is complete and the parcel has 
been loamed and seeded for soil stabilization. During the development phase, appropriate 
measures will be taken to control noise and dust during construction and the contractor 
will comply with the standard hours of construction per Section 524 of the Brunswick 
Zoning Ordinance. The Board finds that the provisions of Section 411.20 are satisfied.  
 
411.21 Right, Title and Interest 
The applicant has submitted warranty deeds, purchase and sales agreements and letters of 
intent to demonstrate sufficient right, title and interest in the subject properties. Right, 
title and interest documents were submitted as follows: 

1. Letter of intent from Midcoast Federal Credit Union  
2. Warranty deed for 8 Noble Street 
3. Purchase and sales agreement for 16 Noble Street 
4. Shared parking agreement with Bowdoin College 
5. Joint Development Agreement with the Town of Brunswick 

a. Transfer of People’s Plus parcel (Saint Charles Church) 
b. Transfer of main development parcel following environmental 

remediation and approval of a site plan 
 
The Board finds that the provisions of Section 411.21 are satisfied. 
 
411.22 Payment of Application Fees 
The applicant, JHR Development of Maine, LLC, has paid all applicable development 
review and application fees, totaling $13,785.00. The Board finds that the provisions of 
Section 411.22 are satisfied. 
 
 

PLANNING BOARD FINAL PLAN 
CONDITIONS OF APPROVAL 

MAINE STREET STATION 
CASE NUMBER 08-021 

 
June 24, 2008 

 
That the Board waives the following submission requirements: 

511.2 Street design and dedication standards. 
 

That the Final Plan be deemed complete. 
 
That the Final Plan be 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, 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 
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Director of Planning and Development as a minor modification shall require a 
review and approval in accordance with the Brunswick Zoning Ordinance. 

 
2. That prior to issuance of building permits for the project, the stormwater 

management plan shall receive approval from the Maine D.E.P. 
 

3. That prior to the issuance of a certificate of occupancy, the applicant shall comply 
with the conditions set forth by the Brunswick Sewer District in its letter dated 
May 5, 2008. 

 
4. That prior to the issuance of a certificate of occupancy, the applicant shall comply 

with the conditions set forth by the Brunswick-Topsham Water District in its 
letter dated May 5, 2008. 

 
5. That prior to issuance of any building permits for the project, the applicant shall 

submit additional detail on the site lighting for parking lots, to show that it is 
compatible with the dark sky lighting installed by the Town on Station Avenue 
and in the public park, subject to approval by the Director of Planning and 
Development. 

 
6. That prior to issuance of any building permits for the project, the applicant shall 

pay an impact fee to the Maine D.O.T., as part of the D.O.T. Traffic Movement 
Permit, in an amount to be determined by the Maine D.O.T. for required traffic 
permits.   

 
7. That prior to issuance of building permits for buildings 02 and 05, the applicant 

shall submit final plans, elevations and landscaping plans for these buildings, to 
be approved by the Brunswick Planning Board. 

  
8. That prior to issuance of building permits for each building, the applicant shall 

pay a solid waste impact fees as follows: 
 

a. Bldg. #1 – estimated 7.9 tons/ yr @ 258.56/ton = $2,037 
b. Bldg. #2 – estimated 14.34 tons/yr @ $258.56/ton = $3,708 
c. Bldg. #3 – estimated 33.95 tons/yr @258.56/ton = $8,778 
d. Bldg. #4 – estimated 33.95 tons/yr @ 258.56/ton = $8,778 
e. Bldg. #5 – estimated 29.38 tons/yr. @ 258.56/ton = $7,596 
f. Bldg. #6 – estimated 11.95 tons/yr. @ 258.56/ton = $3,090 

 
Fees may be paid for each building at the time a building permit application is 
submitted for that building.  
 

9. That at least 1,200 sq. ft. shall be reserved for a train station within the footprints 
of buildings 3 or 4, at such time that Amtrak service is available in Brunswick.  

 
 



































 

August 31, 2016 
STAFF REVIEW COMMITTEE NOTES 

Staff present: 
John Foster (Public Works Director/Town Engineer), Rob Pontau, (Brunswick Sewer District), Fred 
Douglas (Water District), T. C. Schofield, (Water District), Clinton Swett (Assistant Assessor), Jeff 
Hutchinson (CEO), Jeff Emerson (Deputy Chief), Linda Smith (Business Development Director), Non-
voting staff:  Jared Woolston (Planner), Applicants Present:  Norm Chamberlain (Walsh Engineering),  
Robert Prue (Pine Tree Engineering), Michael Pinkham (Mid Coast Health Services), Curt Neufeld 
(Sitelines, PA) Public present: Yes 
 
 

1. Case #16-019 - Maine Street Station Apartments: The Staff Review Committee (SRC) 
will review and provide a recommendation to the Planning Board on a Sketch Plan Major 
Development Review request submitted by authorized representatives from Sitelines, P.A. 
for Noble Street LLC to develop two (2), 3-story apartment buildings each with 12-units for 
lease at 16 Noble Street as part of the development of Maine Street Station (building Lot 5).  
The project is located within the Town Center 1 (TC1) Zoning District, (Map U16, Lot 
105).   

Curt Neufeld (Sitelines, PA): 
 Sitelines, on behalf of Noble Street LLC, has looked at a number of opportunities for this lot 

in the last 6-8 years, usually proposed as a combination of residential and commercial uses.  
They are now proposing two separate buildings, one with an entrance from Noble, the other 
with an entrances from Station Avenue.  The original plan had some under the building 
parking, but now plans show an open parking lot on the west side with 22 spaces on the 
parcel.  It would drain to the low end, where we would have a rain garden and/or high rate 
infiltration media bed to provide the water quality treatment from that parking area.  The 
roof areas would be collected via gutters and conveyed either to a drip edge BMP adjacent to 
the building, similar to what is being used in the other buildings, and/or a centralized area 
between the buildings.  They will provide all the details for final plan. The developer is still 
in conversations with the town about how much shared parking there would be.  His attempt 
would be to provide 1 (one) parking space per bedroom, and in order to accomplish that he’s 
proposing that parking on the town land be reworked to relocate the ADA spaces, which 
creates 10 (ten) spaces.  His request would be to get 6 (six) reserved spaces in the corner 
against Noble Street.  This is a negotiation with the town, with some prior agreements that 
may need to be modified, and they are currently meeting with the Town Manager and 
Planning staff.  The town did bring up the fact of an access easement for pedestrians and 
utilities on this border, and there is an access easement to maintain some stormwater BMP’s 
at the back side of the park.  The utility easement is easy to accomplish; it’s underneath the 
parking lot, and that’s not uncommon.  What they propose for the pedestrian easement, and 
will provide in a new narrative, is that the existing bituminous walk would be constructed at 
the developer’s cost out to Noble Street, and let it run on this side and continue to be a 5-foot 
wide sidewalk.  They would like to work with the Public Works Director to come up with a 
solution to provide access over here to these storm treats over the park.  He has 2 (two) poles 
on town property; clearly that was a mistake.  They will be relocated inside the parking lot 
of the developer.    
 

Jared Woolston: 



 The 10-foot easement? 
o Curt:  There’s a storm drain easement that ran all the way across here.  

That was redirected when it was connected to provide a 15-foot wide 
total easement.  There’s 10 of it on Lot 5 and 5 feet on this parcel, for a 
total of 15 feet.  There is 5 feet of pedestrian easement that was proposed 
on this side line to provide that access.  When the Town Manager 
brought this up, he looked through some of the earlier drafts, and it 
looked like there was a 10-foot wide walk proposed out here as the 
pedestrian gateway.  If the developer could construct and continue the 5 
foot sidewalk instead of a 10 foot, it would allow for the parking and 
building arrangements they have to remain in place. 

o John F.:  It’s putting the 5 feet on the town property versus their own 
property – it’s what an easement is. Basically, he’s extinguishing the 
pedestrian easement. 

o Curt:  That would be the request.  We’d also like to extinguish this 
easement and determine what sort of access would be acceptable to 
Public Works to get over there.  John, does Public Works maintain the 
storm treats or do you hire that? 
 John F.:  Will check the records and get back to him.  They’re 

supposed to be cleaned.  He talked to someone JHR was 
contracting to service them.  There’s also a whole series of 
infiltrators. 

o Curt:  Talked to a service company. They can go up to 200 feet with an 
extra truck and additional hose.  They are trying to get the best use of the 
property and there is a demand for downtown living, which includes 
parking.  With all the options they have looked at, they lost sight of the 
easements.  The water stub is already in place off of Station Avenue. 

John Foster: 
 There’s only access from Noble Street? 

o Curt:  That’s correct 
 You are proposing parking right against your wood frame building with no 

protection?  It’s a very narrow parking lot when you’ve got an obstruction on one 
side, then the vehicles are going to overhang the sidewalk on the other side.  
Normally a 60-foot lot is great when the vehicles have nothing to prevent them from 
overhanging the edge of the space, but when you’re parking at the building people 
are going to be shy 2-3 feet.  It’s going to be very tight.  You’ve left no room for the 
last stall – there’s no back out area.  Now you’re going to have to add your light 
structures into the parking lot. 

o Curt:  They can be placed in between the stalls 
o John F.:  They’re going to be into the parking lot 

 There’s no room for snow storage.  You’re trying to get some of the Bowdoin 
spaces? 

o Curt:  Correct 
o Jeff H.:  Those corners are where the snow storage is until removed by 

Public Works.  He agrees with John – it’s really, really tight. 
Jeff Hutchinson: 

 What happened to the old parking scenario, underneath the building? 
o JHR:  from a feasibility standpoint, it was not practical 

 Feasibility or financial standpoint? 
o JHR:  both 



o Curt:  They looked at a couple different options for the access in and out, 
including one that would take access off of this parking lot so you could 
try to flow through.  If you think it was tight with an open space 
environment, try it with building columns and walls.  You run out of 
room fast, trying to get a meaningful number of parking, so in order to 
make the most fiscal sense of that, you want to get as many units as you 
can.  If you had 8 units and 8 parking spaces underneath, there’s no way 
those numbers work. 

 Certainly parking is premium in that whole development. 
o John F.:  After you get that transformer in and your condensing units, 

how are you going to get to them? 
o Jeff H.:  Not only that, but what about noise control? 
o JHR:  They’re residential grade, so they’re not like big package roof top 

units 
 Now experiencing complaints on the residential units on noise, so be aware of that 

o JHR:  Might need fencing/screening 
 If you’ve got over 26 parking spaces you’ll need 2 accessibility spots instead of one 

o JHR:  There are only 22 spaces 
o Curt:  Might be more with the shared ones 

 Technically, the ordinance requires 36 total spaces – one each for a one bedroom 
and 2 each for each 2-bedroom.  What concerns me is even with your single 
bedroom apartments, you’ve got a couple that live there, and they each have a car.  
You have 22 here and you’re trying to get 16 over on the town property, so that 
would put you at almost 40 spaces. 

o In the conversations they’ve been having with other constituents, such as 
Bowdoin, there’s some desire for Bowdoin employees to utilize these 
apartments, whether they’re one or two year professors or post grads, so 
there will be some synergy there. 

 Landscaping planned, although this is just sketch.  Not sure where they can put it. 
o Curt:  Yes 

John Foster: 
 To verify – the existing sidewalk over here would be taken away? 

o Curt:  No, it would go under – this drip edge would have to be installed 
and then the sidewalk go back over it 

 So you’re going to have a public sidewalk go by everyone’s window within 6 
inches? 

o Curt:  The sidewalk’s always been there.   If you move the building back 
3 feet, does it make a difference? 

 It was going to be retail stores and parking on the original site plans, and the 16 
units were above that level 

o Curt:  the first floor units on Noble Street and Station Avenue are on the 
sidewalk level too 

 Are there any building code setbacks, Jeff, for a building from a property line? 
o Jeff H.:  for construction purposes, when you build that close you’ll have 

to fire rate that wall – the closer you get to the property line, the more 
fire rated you would need.  The building code does allow right up to the 
property line, but then you would have very few windows, if any 
windows at all, because it’s going to have to be all fire rated. 

 How about parking a car against the wall – is there no setback for cars? 



o Jeff H.:  There are no setbacks at all in TC-1.  He’s not sure if the  
  building code has anything, but common sense says you certainly you  
  have to have some bollards or something.  He will check.  Possibly even  
  limit that row of parking to compact vehicles or ultra-compact vehicles.   
  There’s still the concern about the last 2 stalls.   

o John F.: At the end is a disabled parking space 
o John F.:  CMP owns the transformer – they need access to it. 

o JHR:  They are having conversations 
o Curt:  Got the note about transformer unit access – in the mechanical  

  room between the 2 buildings, so it will be indoor 
Rob Pontau: 

 What is the existing building there now? 
o Single family frame  - three (3) units 

 Per unit impact fee applies  
 Sewer will have capacity where proposed 

o Manhole is recommended but not required 
John Foster  

 Solid waste impact fee applies 
 
Fred Douglas   

 two (2) buildings need two separate water shutoffs at the edge of the ROW 
 
Jeff Hutchinson – all contingent on lease agreements and parking 

 Need additional spaces for the proposed units 
 Bowdoin College may have the spaces 
 Discussions with John Eldridge indicate town spaces would have time constraints 
 Downtown areas have no max on 

Jared Woolston – Recreation Impact fee applies per Tom Farrell 
 Revise table on plan to indicate the actual number of required and proposed parking spaces 

 
Public 

 Marilyn Nulman – 9 Noble Street 
o Lilac bush may die during construction and that is objectionable 
o Prefer residences over commercial development  
o Traffic is a big deal on Noble Street 
o Lots of kids in neighborhood and do not want kids to get hurt by cars 
o Consider assisted living apartments to reduce car use 
o If parking is limited for apartments it will force parking onto Noble Street  
o Need room for people to make driving mistakes and avoid buildings 

 Clara Howell letter – 9 Noble Street 
o Letter part of packet – construction traffic; and existing/proposed green space primary 

concerns 
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Julie Erdman

From: Curtis Neufeld <cneufeld@sitelinespa.com>
Sent: Tuesday, October 04, 2016 3:50 PM
To: John Foster
Cc: Jared Woolston
Subject: RE: Chambers in Pocket Park

Thanks John, 
 
I understand the concern and do not advocate for a typical vactor truck to drive there.  The Stormtech 
website says they are supposed to be HS20 rated, but I take that with a grain of salt, especially since 
the depth of cover is uncertain. 
 

 
The service company I spoke to said they can extend the reach of a vactor truck with supplemental 
hoses, and I understand there a trailer-mounted vactor equipment.  I have no doubt the Stormtreat 
units can be serviced from the Station Ave. side.  Certainly access since they were installed is not 
good.  
 
Curtis Y. Neufeld 
Vice President 
Sitelines PA 
8 Cumberland Street 
Brunswick, ME 04011 
(fax) (207) 725-1114 
(207) 725-1200 x18 
 

From: John Foster [mailto:jfoster@brunswickme.org]  
Sent: Tuesday, October 04, 2016 3:03 PM 
To: Curt Neufeld (cneufeld@sitelinespa.com) <cneufeld@sitelinespa.com> 
Cc: Jared Woolston <jwoolston@brunswickme.org> 
Subject: Chambers in Pocket Park 
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Curt, 
 
FYI, here is a picture of the chambers that were installed for storm water management in the pocket 
park and these are why I am concerned about site access to the Storm-Treat ™ structures.  Thanks, 
John 

2009-04-28 013 
 



3

2009-04-28 014 
 
John Foster, Town Engineer/Public Works Director 
Town of Brunswick 
207.725.6654 
 
 
 
 
John Foster, Town Engineer/Public Works Director 
Town of Brunswick 
207.725.6654 
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Julie Erdman

From: Anna Breinich
Sent: Thursday, October 06, 2016 11:09 AM
To: John Eldridge; John Foster; Tom Farrell
Cc: Jared Woolston
Subject: 6 Noble St - Google Maps

https://www.google.com/maps/@43.9107562,‐
69.964117,3a,60y,31.51h,97.3t/data=!3m6!1e1!3m4!1sXZXNblSATKDCJEDNKDox_A!2e0!7i13312!8i6656  
 
Ground condensers are now gone, being replaced with same individual units used at the Brunswick Hotel.  Can see units 
in attached streetview.  At my request, Curt is getting us decibel levels.  As far as I know, we have not had any 
complaints regarding the individual wall units, only for the very large rooftop condenser.  
 
Anna 



Image capture: Jul 2011 © 2016 Google

Street View - Jul 2011

Brunswick, Maine

6 Noble St
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Julie Erdman

From: Jared Woolston
Sent: Friday, October 07, 2016 10:45 AM
To: Julie Erdman
Subject: FW: HVAC units

For Noble Street packet. 
 
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  
 

From: Curtis Neufeld [mailto:cneufeld@sitelinespa.com]  
Sent: Friday, October 07, 2016 10:44 AM 
To: Anna Breinich; Jared Woolston 
Subject: Fwd: HVAC units 
 
FYI  
 
Sent from my mobile.  
Please forgive brevity and 
any typos. Thanks.  
 
Begin forwarded message: 

From: Michael Barton <michael.corbett.barton@gmail.com> 
Date: October 7, 2016 at 9:08:19 AM EDT 
To: Curtis Neufeld <cneufeld@sitelinespa.com> 
Cc: Ryan Senatore <ryan@senatorearchitecture.com> 
Subject: RE: HVAC units 

In the 2 pager it could be any one of the 4 208v Heat Pump models.  They are sized to each room 
based on volume of space.  The exterior and interior appearance doesn't change.  They are all 42 
inch wide by 16 inch tall by 19 inch deep. 

We will get the architectural grille in aluminum color and paint them the color of the exterior 
and  we get the white grille in trimmed areas. 

 
On Oct 7, 2016 9:01 AM, "Curtis Neufeld" <cneufeld@sitelinespa.com> wrote: 

Can you help me be more specific as to the model and type of grill?   
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Curtis Y. Neufeld 

Vice President 

Sitelines PA 

8 Cumberland Street 

Brunswick, ME 04011 

(fax) (207) 725-1114 

(207) 725-1200 x18 

  

From: Michael Barton [mailto:michael.corbett.barton@gmail.com]  
Sent: Thursday, October 06, 2016 3:14 PM 
To: Ryan Senatore <ryan@senatorearchitecture.com> 
Cc: Curtis Y. Neufeld <cneufeld@sitelinespa.com> 
Subject: Re: HVAC units 

  

Start with these.  Quietest on the market. 

  

On Thu, Oct 6, 2016 at 2:56 PM, Ryan Senatore <ryan@senatorearchitecture.com> 
wrote: 

Mike, 

  

Can you send the PTAC cut sheet to Curt. 

 
Ryan Senatore, AIA  LEED-AP BD+C 

Maine Licensed Architect 

RYAN SENATORE ARCHITECTURE 

207-650-6414 

ryan@senatorearchitecture.com 
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www.senatorearchitecture.com 

  

Begin forwarded message: 

 

From: "Curtis Neufeld" <cneufeld@sitelinespa.com> 

Subject: HVAC units 

Date: October 6, 2016 2:50:58 PM EDT 

To: "Ryan Senatore" <ryan@senatorearchitecture.com> 

  

Ryan, can you forward some information on the HVAC units?  

  

Curtis Y. Neufeld 

Vice President 

Sitelines PA 

8 Cumberland Street 

Brunswick, ME 04011 

(fax) (207) 725-1114 

(207) 725-1200 x18 

  

  

 
 
 

  

--  

Michael Barton 
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September 20, 2016 
REV. October 6, 2016 

1646.01 

Mr. Jared Woolston, Town Planner 
Town of Brunswick 
28 Federal Street 
Brunswick, Maine 04011 

Re: Major Development Review Final Plan Application  
NOBLE STREET APARTMENTS 
16 NOBLE STREET 
Tax Map U16, Lot 105 

Dear Jared: 

On behalf of NOBLE STREET, LLC, Sitelines, PA is pleased to submit the enclosed Sketch 
Plan Application and supporting materials for the construction of 24 apartment units and 
associated parking located northerly of Noble Street in the Maine Street Station campus. 
This letter is intended to summarize the project in order to facilitate the review process. 

PROPERTY 
NOBLE STREET, LLC owns the parcel of land located between Noble Street and Station 
Avenue (Tax Map U16, Lot 105).  The parcel contains 0.43 acres and is currently 
developed, with a two-story residential building with access from Noble Street, and a small 
parking lot on the westerly side.  The parcel was proposed as a residential use when the 
Main Street Station master plan was originally proposed.  The property is located in the 
Town Center/Main Street (TC1) Zoning districts where it is a permitted use.  The parcel 
was conceptually depicted as being completely occupied by a residential building having 
underground parking for 16 vehicles when the Maine Street Station project was originally 
approved.  Two easements over the parcel established as originally proposed will be 
extinguished.  The first is a 5' wide pedestrian easement on the westerly side of the lot, and 
the second is a 15' wide access easement to stormwater treatment units in the park.  The 
easements are shown on the Existing Conditions and Demolition Plan.  The change has 
been reviewed with the Town Manager and staff and found to be acceptable.  

SITE DESIGN SUMMARY 
The proposed development will consist of two (2) 3-story buildings, each having 12 
apartments for lease.  A common mechanical room beneath the Noble Street building and a 
trash room between them will serve the buildings.  One (1) parking space will be provided  
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for each apartment through a combination of dedicated parking on the lot adjacent to the building 
and designated parking in the nearby parking lot for the Inn at Brunswick Station building.  The 
apartments will be serviced by public water, sewer and natural gas utilizing stubs extended to the 
parcel from Station Avenue.  Electrical service will extend from overhead utilities in Noble 
Street.  Access to the parking lot will be from an existing curb cut on Noble Street.  Both 
buildings will have fire suppression sprinkler systems.   
 
Treatment for stormwater runoff from the site and building will be provided.  The building roof 
will be collected via gutters and conveyed to a subsurface treatment system impervious in 
accordance with the original design plans.  The parking lot will drain via sheet flow to a 
FocalPoint Treatment system at the low part of the parking lot. 
 
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: 
There are no natural features existing on the parcel. 
 
502 FLOOD HAZARD AREA:  
Based on the Flood Insurance Rate Map, community panel number 230042 0015 B, Revised 
January 3, 1986, the project site including the unnamed stream are located within Zone C, 
described as areas of minimal flooding and outside the 100-year flood zone.  An excerpt of the 
Flood Map has been enclosed with this submission. 
 
503 STEEP SLOPES AND EMBANKMENTS: 
There are no steep slopes and embankments greater than 25% located on the property. 
 
504 STORM WATER MANAGEMENT: 
The development plans have been prepared in accordance with the stormwater management plan 
prepared for Maine Street Station.  The water quality BMPs selected are the same as or 
consistent with those originally proposed.  Runoff will be discharged into the municipal storm 
drain system in Station Avenue, which was designed to accommodate stormwater from Lot 5.   
 
505 GROUNDWATER: 
The project will be served by public sewer and water utilities.  The proposed building will be 
constructed with a shallow foundation including an underdrain to dewater the areas immediately 
adjacent to the exterior footing.  There are no adverse impacts to groundwater anticipated from 
this development.  
 
506 EROSION AND SEDIMENTATION: 
The disturbed areas of the site will be isolated through the use of silt fencing and other measures 
to minimize the transport of sediment from the site.  The project has been designed to 
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incorporate Best Management Practices as outlined in the Maine Erosion and Sediment Control 
BMPs as published by the Maine Department of Environmental Control, current edition.  
Specific provisions for permanent and temporary erosion control features have been provided in 
the construction drawings.  The contractor will be bound to meet the performance standards of 
the BMPs including erosion control, stabilization, maintenance, and inspection requirements.   
 
507 SEWAGE DISPOSAL: 
Per Section 507.1, the sanitary sewer service for the facility will be provided from an existing 
private sanitary sewer stub into the site.  Preliminary plans have been forwarded to the 
Brunswick Sewer District and a verification of ability to serve requested.   
 
508 WATER SYSTEM: 
The domestic and fire water services for the facilities will be provided from an existing 2” and 6" 
water stubs into the site.  The 2" service line will be split at the parcel boundary to provide 
separate domestic services to the buildings, as requested by the Brunswick-Topsham Water 
District (BTWD).  Preliminary plans have been forwarded to the BTWD and a verification of 
ability to serve requested. 
 
509 COMMUNITY FACILITIES IMPACT ANALYSIS: 
The proposed project consists of a redevelopment from a similar land use (multi-family) and 
represents a demand for apartments in the downtown area.  Due to the mix of 1-bedroom and 2-
bedroom units, these facilities are not anticipated to contribute many new children to the Town 
population and community services such as schools and recreational services are not anticipated 
to be significantly impacted.  The project is consequently anticipated to a minimal impact on 
community facilities.   
 
510 DEVELOPMENT IMPACT FEES:  
Based on a rate of $258.56 per ton per dwelling unit, a fee of $6,205.44 is estimated.  Solid waste 
will be collected in an enclosed dumpster area.  The impact of the existing facility will be netted 
out.   
 
The Sewage Entrance Charge is typically calculated at a base value of $1,178.00 for a historic 
sewage rate of 175 GPD for an average dwelling unit.  For the 24 units, the total fee is calculated 
as 24 x 1178=$28,272.   
 
511 DEVELOPMENT OF NEW STREETS:  
There are no new streets proposed for this project. 
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512 OFF STREET PARKING: 
The project will provide 24 parking spaces, or one space per unit.  A waiver is requested from 
the requirement of Section 512, which indicates 2 parking spaces per dwelling unit. There are 21 
spaces provided on the project parcel, including 1 accessible spaces, and 3 spaces designated at 
the Inn at Brunswick Station for residents of Noble Street Apartments.  Stall dimensions and 
traffic lanes meet acceptable design standards including the Town Ordinance and ADA 
guidelines.   
 
513 CURB CUTS: 
There are no new proposed curb cuts associated with this project.  The project proposes to utilize 
the existing entrance onto Noble Street.   
 
514 OFF STREET LOADING: 
Off street loading is not applicable to the land use of the proposed project.   
 
515 APPEARANCE ASSESSMENT:  
The intent of the project architect, Ryan Senatore, was to provide a new structure with 
architectural and visual character that is appropriate for the proposed use and adjacent 
neighborhood.  Floor plans and elevation views are enclosed for review. 
 
Parking lot lighting will be accomplished by an exterior pole mounted light with fixtures that are 
directional in nature.  Wall mounted lighting and soffit lighting at the building entrances will 
provide additional illumination at walkways.  External lighting at the doorways will be from 
soffit-mounted lights under the canopies.  There are existing lights on Station Avenue that will 
provide some supplemental illumination at the northerly property line.  
 
A Landscape Plan including landscaping improvements and details is enclosed.  Opportunities 
for additional plantings have been added since the sketch plan review.  The buildings will have 
foundation planting adjacent to the parking area, shrubbery on the street frontages, and canopy 
trees to match the existing pattern on Station Avenue.  
 
516 BUILDING CONFIGURATION: 
The buildings are oriented such that one has its primary access from Noble Avenue, while the 
other has its access from Station Avenue.  Parking is located to the side of the building consistent 
with other buildings in the Maine Street Station campus.  Access to both buildings will be ADA 
compliant.  Architectural elevations and a rendering prepared by Ryan Senatore Architecture is 
provided for reference to help visualize the intended scale and appearance of the buildings.   
 
The proposed project replaces an existing primary structure with two new primary structures 
having three stories and a gross floor area of approximately 22,470 s.f.  The total building 
footprint will be approximately 7,340 s.f.  The new building on Noble Street will be constructed 
in a location similar to the existing building. The building facing Station Avenue is in the same 
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general location and the structure originally considered on 2006.  Both will meet Town 
Ordinance requirements.  Building materials and architectural elements have been designed to 
match the existing architecture within the Maine Street Station area. 
 
The proposed building has a maximum height of 39’10”, which complies with the maximum 
allowed for the zone of 40’.  The building height is measured between the eave and the peak, 
which allows for the maximum height to be greater on peaked roofs, such as the inn, train station 
and town offices.  This is compatible with the station building directly across Station Avenue 
from the lot and the McLellan Building at the end of Station Avenue, which both have peaked 
roof element greater than 40 feet.  The building is also lower than the inn at the easterly end of 
Noble Street.   
 
517 PRESERVATION OF HISTORIC RESOURCES:   
There have been no historic resources previously identified on the site.  The existing site 
development does not have historic significance due to its nature, age, and land use.   
 
518 ACCESS FOR PERSONS WITH DISABILITIES: 
The project will comply in all aspects with the requirements of the ADA in regard to parking and 
access.  Two of the units will be fully handicap accessible.   
 
519 RECREATIONAL REQUIREMENTS FOR RESIDENTIAL DEVELOPMENTS:  
An application for the apartments has been made to the Recreation Commission regarding the 
recreational requirements for this project.  The changes in scope have been reviewed with the 
Director of Recreation and preliminary review indicated the establishment of the park under the 
original application will satisfy the requirements of section 519.  Any difference in the previous 
efforts identified will be handled through a fee in-lieu acceptable to the Recreation Commission.  
 
520 FISCAL CAPACITY: 
The applicant will construct the project from working capital and through lending support of 
Bath Savings bank.   
 
521 PERFORMANCE GUARANTEE: 
There are no improvements anticipated within public right-of-way for transportation or utility 
needs. A performance guarantee is consequently not anticipated unless determined to be required 
for other needs.  
 
522 HOME OWNERS/PROPERTY OWNERS ASSOCIATION:  
There is no home owners/property owners association proposed by this project.   
 
523 PROTECTED CONSERVATION LAND:  
There is no protected conservation land proposed or involved with this project.   
 



Major Development Review Final Application 
Noble Street Apartments 
9/20/2016, REV 10/6/2016 
Page 6 of 6 

` 
 

524 NOISE AND DUST:   
Best Management Practices as outlined in the Maine Erosion and Sediment Control BMP’s as 
published by the Maine Department of Environmental Control, will be utilized to control noise 
and dust during construction.  Noise will be limited through the compliance of the site contractor 
with the standard hours of construction per Section 524.1.  Upon construction completion, there 
are no anticipated impacts with regard to noise or dust.   
 
SIGNAGE 
No sign is currently proposed at the site entrance.  Should a sign be warranted, it will meet the 
standards of Section 602.   
 
SUMMARY 
We trust that this information satisfactorily addresses the requirements for Final Review and we 
look forward to meeting with you and the Planning Board at the October 11, 2016 meeting to 
obtain their approval.  
 
We look forward to the opportunity to meet with the Board.  With your initial review of this 
request, we will forward 18 copies for Planning Board purposes.  If you have any questions or 
require additional information, please do not hesitate to call.  Thank you for your assistance with 
this project.   
 
Very truly yours, 
 
 
 
Curtis Y. Neufeld, P.E. 
Vice President 
 
Enclosure 
 
 
cc:  J. Hilary Rockett, Noble Street LLC 

Curt
CYN Stamp
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Major Site Plan Review 
Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

Attachment A 
Application Forms, Checklists & Agent Authorization  

 
A completed copy of the Major Site Plan Review application and Checklist is enclosed. 
A letter from the Applicant authorizing Sitelines PA to act as their agent is also enclosed.  
 



 
 

 
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. 



 
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. 

      

Curt
Typewritten Text



 
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. 

      

Curt
Typewritten Text
X



 
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. 
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Major Site Plan Review 
Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

Attachment B  
Right, Title, and Interest 

 
A copy of the current deed is included with this attachment. 
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Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

Attachment D 
Photographs 

 
Photographs of the project area are included for reference. 



MAINE STREET STATION APARTMENTS, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 1 – Noble Street, Looking East from near Parking Lot Entrance 

 

 
Photo 2 – Aerial Vicinity View 



MAINE STREET STATION APARTMENTS, BRUNSWICK, MAINE 
Existing Conditions 

 
Photo 3 – Existing Site, from Station Avenue 

 
 

 
Photo 4 – Existing Site, from Station Avenue 

 
 



Major Site Plan Review 
Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

Attachment E 
Supporting Information 

 
This attachment includes supporting information, including correspondence with utilities 
and public safety officials, a Certificate of Good Standing, and other pertinent 
information. 



State of Maine

Department of the Secretary of State
I, the Secretary of State of Maine, certify that according to the provisions of the

Constitution and Laws of the State of Maine, the Department of the Secretary of State is the legal
custodian of the Great Seal of the State of Maine which is hereunto affixed and that the paper to which
this is attached is a true copy from the records of this Department.

In testimony whereof, I have caused the Great
Seal of the State of Maine to be hereunto affixed.
Given under my hand at Augusta, Maine, this
eighteenth day of August 2016.

Additional Addresses
Legal Name Title Name Charter # Status
NOBLE STREET, LLC Registered

Agent
20080218DC GOOD STANDING

Home Office Address (of foreign entity ) Other Mailing Address

Authentication: 4907-993 - 1 - Thu Aug 18 2016 16:25:01



Personal 
climate  

control unit

• Highest Overall EER    

• Incredibly Quiet 

• Improves Guest Satisfaction

PTAC



Ceramic Heater
Even, stable and safe heating platform. (Available on 230/208V models)

LG PACKAGED TERMINAL AIR 
CONDITIONERS

PTAC FEATURES & BENEFITS

When guests are provided with a truly quiet, 

comfortable room, lodging facilities are rewarded with 

increased guest satisfaction. The best way to assure 

that is with LG’s new line of energy efficient and quiet 

PTAC products. They provide an extremely low decibel 

level and an outstanding sound rating with a soothing 

tone. Plus, LG models have an efficiency rating up to 

13.3 EER, which translates into energy savings.

Gold Fin™ Anti-Corrosive Treatment
Protects the unit from the corrosive effects of outside air and  
extends the operating life of PTAC models. LG’s patented process  
is standard on LG PTAC models.

Digital Control Display

•  Temperature Display on Unit 
Precise and easy-to-use. ADA compliant.

•  Cooling, Heating and Fan Modes 
One unit for all seasons.

•  Energy Saver Mode 
Helps to lower energy consumption operational costs  
and saves money.

•  Auto Restart 
Automatically restarts to programmed setting when the  
electricity comes on after a power failure.

Thermostats 
Accessory Part# PYRCUCC1HB (wireless) 

Accessory Part# PYRCUCA0B (wired)

• Wired or Wireless PTAC Thermostat

• Affordable Comfort Control

• High and Low Speed Fan

• Heating and Cooling Set-point Limits

• Battery or 24v Power (Wireless)

• Room Temperature Calibration Adjustment

• 5 Year Warranty

• Large Temperature and Set-point Display

• Large Blue Backlight Screen



Freeze Room Protection
Electronic temperature controls constantly  
monitor and maintain indoor temperature  
to prevent freezing.

PARTS & ACCESSORIES

Emergency Heat 
(Heat Pump Models Only)

 

Separate Indoor & Outdoor BLDC Motors
Dual motor configuration allows the lowest  
sound rating in the industry while also promoting  
the highest level of Energy Efficiency.

Defrost Control 
(Heat Pump Models Only) 

Shuts down the indoor fan to prevent cold air 
from being blown into the room. Also removes 
frost from outdoor coil when the outdoor 
temperature is low.

Sensors
4 Sensors provide Highly Efficient 
operation and maximizes guest 
comfort.

Pressure Control
Protects guests by shutting down the 
compressor on abnormal high pressure 
condition.

High Efficiency Compressor
Energy efficient and  
maintenance-free operation.

Power Cord
Included with every unit.

Dip Switch setting
Saves money by control of the Lowest & Highest temperature.

Architecture Grille - Aluminum 
AYAGALA01A

Architecture Grille - Dark Bronze 
AYAGALB01A

Architecture Grille - Soft Dove (soft beige) 
AYAGALC01A

Digital Wireless Wall Thermostat 
PYRCUCC1HB

For technical support & quality issue,  
please call 888-776-1427

Digital Wired Wall Thermostat 
PYRCUCA0B

For technical support & quality issue, please 
call 888-776-1427Hardwire Kit

AYHW101

Wired Wall Thermostat Connection Kit
 AYWH110

Control Panel Key Lock
AYCP101

Condensate Drain Kit
AYDR101A

 Replacement Filters 10-Pack      
AYFT110

Lateral Duct Kit
AYLD1A

Remote Escutcheon Kit 10-Pack
AYRE110

 Sub Base (265V 20A)
AYSB3101A

 Sub Base (230/ 208V 30A)
AYSB2101A

 Sub Base (230/ 208V 20A)
AYSB1101A

42” Wall Sleeve
AYSVB01A

42” Stamped Aluminum Grille  
AYRGALA01 

Leveling Legs (set of 2)
AYLL101A



PAC-PB-FA-002-US   015G20

ULTRA
QUIET

LG PTAC
SYSTEMS

*Tested by Independent 3rd Party 
(Cerami & Associates Inc., Jan. 2007)

• Energy Saver Mode

• Auto Restart

• Digital Control Display

•  Dip Switch Setting for  
Temperature Limiting

• Freeze Room Protection    

• Front Desk Control

•  GoldFin ™ Anti-corrosion  
Treatment for Condensor Coil

• High Energy Efficiency

• Temperature Display on Unit

• Ultra-Quiet Operation

•  Dimension W x H x D (inch)   
42 X 16 X 21

• LG Brand Compressors

• LG Brand BLDC Motors

•  Power Cord with Plug  
(230/ 208V Models)

•   Ceramic Heaters  
(230/208V Models)

•  Compatible with Most Energy 
Management Systems

• Made by LG in LG Factories.

FEATURES:

Model
Cooling  
Capacity  
(Btu/h)

EER
Heating  
Capacity  
(Btu/h)

COP
Net 

Weight 
(lbs)

Shipping 
Weight 

(lbs)

Sound  
Pressure 
IDU/ODU 

(dBA)

Air  
Circulation  
H/L (CFM)

Dehumidification 
(pts/hr)

Power Supply  
(V/Hz/Ph)

Electric 
Heater 
(kW)

MOP         
(A)

MCA          
(A)

Cooling
Rated
Amps 

(A)

Heating 
Rated 
Amps     

(A)

Cooling  
Power Input 

(W)

Heating 
Power Input 

(W)

LP073CD2B 7,100/7,300 13.3 95 109 45/61 270/225 1.7 208-230/60/1 2.4/2.5 15 14.9 2.7/2.5 535/550

LP093CD3B 9,300/9,500 12.7 95 109 46/61 270/225 2.6 208-230/60/1 3.1/3.5 20 19.5 3.7/3.4 730/745

LP123CD3B 12,000/12,200 11.9 99 113 50/63 420/353 3.0 208-230/60/1 3.1/3.5 20 19.5 5.1/4.7 1,005/1,025

LP153CD3B 14,900/15,100 11.2 115 129 51/64 420/353 4.3 208-230/60/1 3.1/3.5 20 19.5 6.6/6.1 1,330/1,345

Model
Cooling  
Capacity
(Btu/h)

EER
Heating
Capacity 
(Btu/h)

COP
Net 

Weight 
(lbs)

Shipping 
Weight 

(lbs)

Sound 
Pressure 
IDU/ODU 

(dBA)

Air  
Circulation  
H/L (CFM)

Dehumidification 
(pts/hr)

Power Supply  
(V/Hz/Ph)

Electric 
Heater 
(kW)

MOP         
(A)

MCA          
(A)

Cooling 
Rated 
Amps

(A)

Heating 
Rated 
Amps     

(A)

Cooling 
Power Input 

(W)

Heating 
Power Input 

(W)

LP073HD2B 7,100/7,300 13.3 6,200/6,400 3.6 95 109 45/61 270/225 1.7 208-230/60/1 2.4/2.5 15 14.9 2.7/2.5 2.6/2.4 535/550 500/520

LP093HD3B 9,300/9,500 12.9 8,000/8,200 3.6 106 120 46/61 270/225 2.6 208-230/60/1 3.1/3.5 20 19.5 3.6/3.3 3.3/3.0 720/735 655/670

LP123HD3B 12,000/12,200 11.9 10,600/10,800 3.5 106 120 50/63 420/353 3.0 208-230/60/1 3.1/3.5 20 19.5 5.2/4.8 4.6/4.3 1,010/1,025 855/905

LP153HD3B 14,900/15,100 11.2 13,200/13,400 3.1 115 129 51/64 420/353 4.3 208-230/60/1 3.1/3.5 20 19.5 6.6/6.1 6.2/5.7 1,330/1,345 1,250/1,265

Model
Cooling  
Capacity 
(Btu/h)

EER
Heating 
Capacity 
(Btu/h)

COP
Net 

Weight 
(lbs)

Shipping 
Weight 

(lbs)

Sound 
Pressure 
IDU/ODU 

(dBA)

Air  
Circulation  
H/L (CFM)

Dehumidification 
(pts/hr)

Power Supply  
(V/Hz/Ph)

Electric 
Heater 
(kW)

MOP         
(A)

MCA          
(A)

Cooling 
Rated 
Amps 

(A)

Heating 
Rated 
Amps     

(A)

Cooling 
Power Input 

(W)

Heating 
Power Input 

(W)

LP096CD3B 9,700 12.8 106 120 46/61 270/225 2.6 265/60/1 3.7 20 17.9 3.0 755

LP126CD3B 12,200 11.9 106 120 50/63 420/353 3.0 265/60/1 3.7 20 17.9 4.0 1,025

Model
Cooling  
Capacity 
(Btu/h)

EER
Heating 
Capacity 
(Btu/h)

COP
Net 

Weight 
(lbs)

Shipping 
Weight 

(lbs)

Sound  
Pressure 
IDU/ODU 

(dBA)

Air  
Circulation  
H/L (CFM)

Dehumidification 
(pts/hr)

Power Supply  
(V/Hz/Ph)

Electric 
Heater 
(kW)

MOP         
(A)

MCA          
(A)

Cooling 
Rated 
Amps 

(A)

Heating 
Rated 
Amps     

(A)

Cooling 
Power Input 

(W)

Heating 
Power Input 

(W)

LP096HD3B 9,700 12.8 8,500 3.6 106 120 46/61 270/225 2.6 265/60/1 3.7 20 17.9 3.0 2.7 755 690

LP126HD3B 12,200 11.9 11,000 3.6 106 120 50/63 420/353 3.0 265/60/1 3.7 20 17.9 4.0 3.5 1,025 895

PACKAGED TERMINAL AIR CONDITIONER (PTAC) 208 - 230V HEATING & COOLING MODELS

PACKAGED TERMINAL AIR CONDITIONER (PTAC) 208 - 230V HEAT PUMP MODELS

PACKAGED TERMINAL AIR CONDITIONER (PTAC) 265V HEATING & COOLING MODELS

PACKAGED TERMINAL AIR CONDITIONER (PTAC) 265V HEAT PUMP MODELS

1-year full system limited warranty, parts and labor. Limited warranty on unit for years 2-5: parts only, exclusive of the refrigeration system. 
Limited warranty on sealed refrigeration system: 5 years, parts and labor.

LG Electronics USA, Inc. 

11405 Old Roswell Road 
Alpharetta, Georgia 30009

LGHVAC.com

With LG, it’s all possible.™

© 2015 LG Electronics U.S.A., Inc., Englewood Cliffs, NJ. All rights reserved. LG Life’s Good is a registered trademark of LG Corporation. 
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Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

Attachment F 
Supporting Graphics  

 
This attachment includes supporting materials and graphics for the application.  This 
includes an excerpt of the FEMA flood rate insurance map (FIRM), a reduced size copy 
of the tax map, and a NRCS soils map.  An excerpt of the applicable USGS 7.5 minute 
quadrangle map is provided for reference. 
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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

0.2 25.1%

WmB Windsor loamy sand, 0 to 8
percent slopes

0.7 74.9%

Totals for Area of Interest 0.9 100.0%

Soil Map—Cumberland County and Part of Oxford County, Maine 16 Noble Street

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/18/2016
Page 3 of 3



Major Site Plan Review 
Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

Attachment G 
Lighting 

 
A copy of the cut-sheets for the proposed lighting fixtures are enclosed for reference. 
 
 



ALED26N/PC 	 	

ALED	Area	Lights	mount	to	4"	square	steel	poles	at	15-20'.	1	to	4	fixtures	can	be	mounted
to	each	pole.	IES	Full	Cutoff,	Fully	Shielded	optics.	5	year	Warranty.

Color:	Bronze 	 Weight:	6.5	lbs

Project: Type:

Prepared	By: Date:

Driver	Info
Type: Constant	Current
120V: 0.26A
208V: N/A
240V: N/A
277V: N/A
Input	Watts: 30W
Efficiency: 88%

LED	Info
Watts: 26W
Color	Temp: 4000K	(Neutral)
Color	Accuracy: 83	CRI
L70	Lifespan: 100000
Lumens: 2,415
Efficacy: 81	LPW

Technical	Specifications
Other
ALED26	wtih	Photocell:
120V	Photocell	Included.	Photocell	is	only	compatible
with	120V.

Warranty:
RAB	warrants	that	our	LED	products	will	be	free	from
defects	in	materials	and	workmanship	for	a	period	of
five	(5)	years	from	the	date	of	delivery	to	the	end	user,
including	coverage	of	light	output,	color	stability,	driver
performance	and	fixture	finish.

California	Title	24:
ALED26/PC	with	photocell	option	complies	with	2013
California	Title	24	building	and	electrical	codes	as	a
commercial	outdoor	pole-mounted	fixture _ _≤75	Watts.

Equivalency:
The	ALED26	is	Equivalent	in	delivered	lumens	to	a	70
W	Metal	Halide	Area	Light.

HID	Replacement	Range:
The	ALED26	can	be	used	to	replace	42	CFL	-	100W
Metal	Halide	Area	Light	based	on	delivered	lumens.

Patents:
The	ALED	design	is	protected	by	U.S.	PATENT
D608,040	and	patents	pending	in	the	U.S.,	Canada,
China,	Taiwan	and	Mexico.

Country	of	Origin:
Designed	by	RAB	in	New	Jersey	and	assembled	in	the
USA	by	RAB's	IBEW	Local	3	workers.

Buy	American	Act	Compliant:
This	product	is	a	COTS	item	manufactured	in	the
United	States,	and	is	compliant	with	the	Buy	American
Act.

Recovery	Act	(ARRA)	Compliant:
This	product	complies	with	the	52.225-21	"Required
Use	of	American	Iron,	Steel,	and	Manufactured
Goods--	Buy	American	Act--	Construction	Materials
(October	2010).

	Trade	Agreements	Act	Compliant:
This	product	is	a	COTS	item	manufactured	in	the
United	States,	and	is	compliant	with	the	Trade
Agreements	Act.

GSA	Schedule:
Suitable	in	accordance	with	FAR	Subpart	25.4.

Listings
UL	Listing:
Suitable	for	wet	locations.

IESNA	LM-79	&	IESNA	LM-80	Testing:
RAB	LED	luminaires	have	been	tested	by	an
independent	laboratory	in	accordance	with	IESNA	LM-
79	and	80,	and	have	received	the	Department	of
Energy	"Lighting	Facts"	label.

Dark	Sky	Approved:
The	International	Dark	Sky	Association	has	approved
this	product	as	a	full	cutoff,	fully	shielded	luminaire.

DLC	Listed:
This	product	is	on	the	Design	Lights	Consortium	(DLC)
Qualified	Products	List	and	is	eligible	for	rebates	from
DLC	Member	Utilities.	
DLC	Product	Code:	P0000175R

LED	Characteristics

Lifespan:
100,000-hour	LED	lifespan	based	on	IES	LM-80
results	and	TM-21	calculations.

Color	Consistency:
3-step	MacAdam	Ellipse	binning	to	achieve	consistent
fixture-to-fixture	color.

Color	Stability:
LED	color	temperature	is	warrantied	to	shift	no	more
than	200K	in	CCT	over	a	5	year	period.

	Color	Uniformity:
RAB's	range	of	CCT	(Correlated	color	temperature)
follows	the	guidelines	of	the	American	National
Standard	for	Specifications	for	the	Chromaticity	of
Solid	State	Lighting	(SSL)	Products,	ANSI	C78.377-
2015.

Construction

IES	Classification:
The	Type	IV	distribution	(also	known	as	a	Forward
Throw)	is	especially	suited	for	mounting	on	the	sides	of
buildings	and	walls,	and	for	illuminating	the	perimeter
of	parking	areas.	It	produces	a	semiCircular
distribution	with	essentially	the	same	candlepower	at
lateral	angles	from	90°	to	270°.

Housing:
Precision	die	cast	aluminum	housing,	lens	frame.

Gaskets:
High	temperature	silicone.

Effective	Projected	Area:
EPA	=	0.27.

Finish:
Our	environmentally	friendly	polyester	powder	coatings
are	formulated	for	high-durability	and	long-lasting
color,	and	contains	no	VOC	or	toxic	heavy	metals.

Green	Technology:
ALEDs	are	Mercury,	Arsenic	and	UV	free.

Ambient	Temperature:
Suitable	for	use	in	40°C	ambient	temperatures.

Need	help?	Tech	help	line:	(888)	RAB-1000	Email:	sales@rabweb.com	Website:	www.rabweb.com
Copyright	©	2014	RAB	Lighting	Inc.	All	Rights	Reserved				Note:	Specifications	are	subject	to	change	at	any	time	without	notice
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ALED26N/PC 	 	

Technical	Specifications	(continued)
Construction
Cold	Weather	Starting:
The	minimum	starting	temperature	is	-40°F/-40°C.

Thermal	Management:
Cast	aluminum	Thermal	Management	system	for
optimal	heat	sinking.	The	ALED	is	designed	for	cool
operation,	most	efficient	output	and	maximum	LED	life
by	minimizing	LED	junction	temperature.

	Optical
Lumen	Maintenance:
The	LED	will	deliver	70%	of	its	initial	lumens	at
100,000	hours	of	operation.

BUG	Rating:
B1	U0	G0

	Electrical
Driver:
Multi-chip	26W	high	output	long	life	LED	Driver
Constant	Current,	720mA,	Class	2,	6kV	Surge
Protection,	100V-277V,	50-60	Hz,	100-240V.4	Amps.

THD:
8.4%	at	120V,	10.7%	at	277V

Dimensions Features

High	output	LED	light	engine

Maintains	70%	of	initial	lumens	at	100,000	hours

Weatherproof	high	temperature	silicone	gaskets

Superior	heat	sinking	with	die	cast	aluminum	housing	and	external	fins

Ordering	Matrix

Family Watts Color	Temp Finish Photocell Dimming

ALED 	 	 	 	 	
26	=	26W =	5000K	(Cool)

Y	=	3000K	(Warm)
N	=	4000K	(Neutral)

=	Bronze
W	=	White

=	No	Photocell
/PC	=	120V	Button
/PC2	=	277V	Button

=	No	Dimming
/D10	=	Dimmable

Need	help?	Tech	help	line:	(888)	RAB-1000	Email:	sales@rabweb.com	Website:	www.rabweb.com
Copyright	©	2014	RAB	Lighting	Inc.	All	Rights	Reserved				Note:	Specifications	are	subject	to	change	at	any	time	without	notice
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SLIM12NW/PC 	 	

12,	18	and	26	Watt	SLIM	wallpacks	are	ultra	efficient	and	deliver	impressive	light	distribution
with	a	compact	low-profile	design	that's	super	easy	to	install	as	a	downlight	or	uplight.

Color:	White 	 Weight:	4.5	lbs

Project: Type:

Prepared	By: Date:

Driver	Info
Type: Constant	Current
120V: 0.12A
208V: N/A
240V: N/A
277V: N/A
Input	Watts: 14W
Efficiency: 86%

LED	Info
Watts: 12W
Color	Temp: 4000K	(Neutral)
Color	Accuracy: 82	CRI
L70	Lifespan: 100000
Lumens: 1,372
Efficacy: 99	LPW

Technical	Specifications
Other
SLIM12	with	Photocell:
120V	Button	Photocell	Included.	Photocell	is	only
compatible	with	120V.

HID	Replacement	Range:
The	SLIM12	can	be	used	to	replace	70W	MH	based
on	delivered	lumens.

California	Title	24:
SLIM12/PC	complies	with	2013	California	Title	24
building	and	electrical	codes	as	a	commercial	outdoor
non-pole-mounted	fixture	<	30	Watts.

Patents:
The	design	of	the	SLIM™	is	protected	by	patents	in
U.S.	Pat	D681,864,	and	pending	patents	in	Canada,
China,	Taiwan	and	Mexico.

Country	of	Origin:
Designed	by	RAB	in	New	Jersey	and	assembled	in	the
USA	by	RAB's	IBEW	Local	3	workers.

Buy	American	Act	Compliant:
This	product	is	a	COTS	item	manufactured	in	the
United	States,	and	is	compliant	with	the	Buy	American
Act.

Recovery	Act	(ARRA)	Compliant:
This	product	complies	with	the	52.225-21	"Required
Use	of	American	Iron,	Steel,	and	Manufactured
Goods--	Buy	American	Act--	Construction	Materials
(October	2010).

Trade	Agreements	Act	Compliant:
This	product	is	a	COTS	item	manufactured	in	the
United	States,	and	is	compliant	with	the	Trade
Agreements	Act.

GSA	Schedule:
Suitable	in	accordance	with	FAR	Subpart	25.4.

	Listings
UL	Listing:
Suitable	for	wet	locations.	Suitable	for	mounting	within
1.2m	(4ft)	of	the	ground.

ADA	Compliant:
SLIM™	is	ADA	Compliant.

Dark	Sky	Approved:
The	International	Dark	Sky	Association	has	approved
this	product	as	a	full	cutoff,	fully	shielded	luminaire.

IESNA	LM-79	&	LM-80	Testing:
RAB	LED	luminaires	have	been	tested	by	an
independent	laboratory	in	accordance	with	IESNA	LM-
79	and	LM-80,	and	have	received	the	Department	of
Energy	"Lighting	Facts"	label.

DLC	Listed:
This	product	is	on	the	Design	Lights	Consortium	(DLC)
Qualified	Products	List	and	is	eligible	for	rebates	from
DLC	Member	Utilities.	
DLC	Product	Code:	P0000171N

Construction

IP	Rating:
Ingress	Protection	rating	of	IP66	for	dust	and	water.

Cold	Weather	Starting:
The	minimum	starting	temperature	is	-40°F/-40°C.

Ambient	Temperature:
Suitable	for	use	in	40°C	(104°F)	ambient
temperatures.

Thermal	Management:
Superior	heat	sinking	with	internal	Air-Flow	fins.

	Housing:
Precision	die-cast	aluminum	housing.

Mounting:
Heavy-duty	mounting	bracket	with	hinged	housing	for
easy	installation.

Recommended	Mounting	Height:
Up	to	8	ft.

Lens:
Tempered	glass	lens.

Reflector:
Specular	thermoplastic.

Gaskets:
High-temperature	silicone.

Finish:
Our	environmentally	friendly	polyester	powder	coatings
are	formulated	for	high-durability	and	long-lasting
color,	and	contains	no	VOC	or	toxic	heavy	metals.

Green	Technology:
Mercury	and	UV	free,	and	RoHS	compliant.

Need	help?	Tech	help	line:	(888)	RAB-1000	Email:	sales@rabweb.com	Website:	www.rabweb.com
Copyright	©	2014	RAB	Lighting	Inc.	All	Rights	Reserved				Note:	Specifications	are	subject	to	change	at	any	time	without	notice
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SLIM12NW/PC 	 	

Technical	Specifications	(continued)
LED	Characteristics
LED:
Multi-chip,	long-life	LED.

Lifespan:
100,000-hour	LED	lifespan	based	on	IES	LM-80
results	and	TM-21	calculations.

Color	Consistency:
3-step	MacAdam	Ellipse	binning	to	achieve	consistent
fixture-to-fixture	color.

	Color	Stability:
LED	color	temperature	is	warrantied	to	shift	no	more
than	200K	in	CCT	over	a	5	year	period.

Color	Uniformity:
RAB's	range	of	CCT	(Correlated	Color	Temperature)
follows	the	guidelines	for	the	American	National
Standard	for	Specifications	for	the	Chromaticity	of
Solid	State	Lighting	(SSL)	Products,	ANSI	C78.377-
2011.

Electrical
Driver:
Constant	Current,	Class	2,	100-277V,	50/60	Hz.,	4KV
surge	protection,	350mA,	100-240VAC	0.3-0.15	Amps,
277VAC	0.15Amps,	Power	Factor	99%.

	THD:
10.1%	at	120V

Optical

BUG	Rating:
B1	U0	G0

Dimensions Features

Full	cutoff,	fully	shielded	LED	wallpack

Can	be	used	as	a	downlight	or	uplight

Contractor	friendly	features	for	easy	installation

100,000-hour	LED	Life

5-Year	Warranty

Ordering	Matrix

Family Watts Color	Temp Finish Photocell Dimming

SLIM 	 	 	 	 	
26	=	26W
18	=	18W
12	=	12W

=	5000K	(Cool)
Y	=	3000K	(Warm)
N	=	4000K	(Neutral)

=	Bronze
W	=	White

=	No	Photocell
/PC	=	120V	Button
/PC2	=	277V	Button

=	No	Dimming
/D10	=	Dimmable

Need	help?	Tech	help	line:	(888)	RAB-1000	Email:	sales@rabweb.com	Website:	www.rabweb.com
Copyright	©	2014	RAB	Lighting	Inc.	All	Rights	Reserved				Note:	Specifications	are	subject	to	change	at	any	time	without	notice
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Major Site Plan Review 
Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

 
 

Attachment H 
Floor Plan & Elevations  

 
A copy of an architectural floor plan and elevations are enclosed for reference.  



Major Site Plan Review 
Noble Street Apartments 
16 Noble Street, Brunswick, Maine 
 

 
 

Attachment I 
Site Plans 

 
The project site plans are included for review as a separate plan set of full site documents.  
 
 



16 NOBLE STREET
BRUNSWICK, MAINE

PREPARED FOR:
NOBLE STREET, LLC
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  JEFF HUTCHINSON

  TOWN OF BRUNSWICK

  28 FEDERAL STREET

  BRUNSWICK, MAINE 04O11

  207-725-6651

  CENTRAL MAINE POWER

    280 BATH ROAD

  BRUNSWICK, MAINE 04011

  207-721-8054

 FAIRPOINT

  BATH ROAD (P.O. BOX 360)

  BRUNSWICK, MAINE O4011

  207-442-8018

 COMCAST CONSTRUCTION OFFICE

  336 BATH ROAD

  BRUNSWICK, MAINE, 04011

  207-729-6660

 BRUNSWICK-TOPSHAM WATER DISTRICT

PO  BOX 580

  BRUNSWICK, MAINE 04011

  207-729-9956

  JOHN FOSTER, P.E.

  9 INDUSTRY ROAD

  BRUNSWICK, MAINE 04011

  207-725-6654

KENNETH BRILLANT, FIRE CHIEF

  21 TOWN HALL PLACE

  BRUNSWICK, MAINE 04011

  207-725-5541
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207-725-1200

WWW.SITELINESPA.COM

SITELINES P.A.

ATTN: KEVIN P. CLARK, PLS

8 CUMBERLAND STREET

BRUNSWICK, MAINE 04011

207-725-1200

WWW.SITELINESPA.COM




 

 






















































RYAN SENATORE

SENATORE ARCHITECTURE

565 CONGRESS STREET, SUITE 30

PORTLAND, MAINE 04101

207-650-6414

WILLIAM M. PETERLEIN, P.E.

SUMMIT GEOENGINEERING SERVICES

145 LISBON STREET, SUITE 601

LEWISTON, MAINE 04240

207-576-3313
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SECTION @ VERT. GRANITE CURB & PAVERS
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Schedule

Symbol Label QTY Catalog Number Description Lamp

Number 

Lamps

Lumens 

per Lamp

LLF Wattage

A

1 ALED3T78Y - 

RWLED3T78Y - 

RWLED3T78SFY - 

WPLED3T78Y (TYPE III)

CAST FINNED METAL HOUSING, 6 CIRCUIT 

BOARDS EACH WITH 1 LED, MOLDED 

PLASTIC REFLECTOR WITH SPECULAR 

FINISH AND 1 APERTURE PER LED, CLEAR 

FLAT GLASS LENS IN CAST BROWN 

PAINTED METAL LENS FRAME.

SIX WHITE MULTI-CHIP 

LIGHT EMITTING DIODES 

(LEDS), 2 LEDS TILTED 63-

DEGREES FROM VERTICAL 

BASE-UP POSITION AND 

CANTED 75-DEGREES FROM 

STRAIGHT AHEAD, 2 LEDS 

TILTED 67-DEGREES FROM 

VERTICAL BASE-UP 

POSITION AND CANTED 68-

DEGREES FROM STRAIGHT 

AHEAD, 2 LEDS TILTED 58-

DEGREES FROM VERTICAL 

BASE-UP POSITION AND 

CANTED 40-DEGREES FROM 

STRAIGHT AHEAD.

6 934 1 78.7

B

2 SLIM12 CAST BROWN PAINTED FINNED METAL 

HOUSING, 1 CIRCUIT BOARD WITH 1 LED, 

MOLDED PLASTIC REFLECTOR WITH 

SPECULAR FINISH, CLEAR FLAT GLASS 

LENS IN CAST BROWN PAINTED METAL 

LENS FRAME.

ONE WHITE MULTI-CHIP 

LIGHT EMITTING DIODE 

(LED), AIMED 20-DEGREES 

FROM VERTICAL BASE-UP 

POSITION.

1 1531 1 13.8
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TOWN OF BRUNSWICK, MAINE 

 

INCORPORATED 1739 
 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
85 UNION STREET 

BRUNSWICK, ME  04011 
 

 

 

ANNA BREINICH, FAICP PHONE: 207-725-6660 
DIRECTOR OF PLANNING & DEVELOPMENT FAX: 207-725-6663 

 
MEMORANDUM 
 
 
TO: Planning Board 
FROM: Jared Woolston, Town Planner 
DATE: October 6, 2016  
RE:  Site Plan Amendment:  Lulwe Ridge Subdivision 
 
 
 

DRAFT AMENDMENT 
 
Project Name: Lulwe Ridge Subdivision Amendment (Amending Case #06-058) 

Address:  Safari Drive  
 
Case Number: 16-044 

Tax Map:  Map 5, Lots 4, 33, 42-51 

Zoning:  Farm Forest 1 / Durham-Hacker Road Area 

Overlay Zone:   Natural Resource Protection Zone (NRPZ); Wildlife Habitat Block 

Applicants:  Colby Bailey  
(Lulwe Subdivision Lot #4 / Assessors Map 5, Lot 44) 

   16 Bath Road 
   Brunswick, ME 
 
   Shaun M. Hogan  

(Lulwe Subdivision Lot #6 / Assessors Map 5, Lot 46) 
   20 Buckley Road 
   Salem, CT 06420 
 

Chris Cline  
(Lulwe Subdivision Lot #7 / Assessors Map 5, Lot 47) 

   85 Old Portland Road 
   Brunswick, ME  
 
 
Staff reviewed the application and has made a determination of completeness. 
  



 
 
 
 
PROJECT SUMMARY  
 
Staff review is based on the application documents submitted by the applicant, and additional 
information relevant to the Lulwe Ridge Subdivision on record at the Town of Brunswick, and the 
Cumberland Country Registry of Deeds.  All relevant review material is provided in the Planning Board 
packet for the subject Case.     

The application includes an amended site plan that revises Condition #20 of the original Lulwe Ridge 
Subdivision Plan approval to no longer require residential fire suppression sprinkler systems on each of 
the three (3) applicant’s lots.  The revised subdivision plan developed by Cornerstone Professional Land 
Surveying, Inc is entitled, “Amended Boundary Survey and Subdivision of Property Lulwe Ridge made 
for Harold Hinkley” and dated September 26, 2016. 

The proposed amendment was reviewed by the Staff Review Committee (SRC) on October 5, 2016.  
The amendment was found to have two (2) primary review considerations, namely: right, title and 
interest; and community facilities impact (per Section 509 of Brunswick’s Zoning Ordinance).  The 
Town Planner advised that the Director of Planning and Development, and the Town Assessor were 
consulted regarding the matter of title, right and interest for amending the site plan as proposed.  Based 
on the available information, the staff determined the administrative procedure for releasing the 
Planning Board’s condition (Condition #20) is to first receive a positive finding from the Planning 
Board that the subdivision remains acceptable with the proposed amendment; second, to file the 
amendment plan (signed by the Planning Board) at the Cumberland County Registry of Deeds; and that 
the Planning Board may consider a condition of approval to require amending right, title and interest 
documentation for each subject lot to refer to the amended site plan rather than the original site plan.  
Staff advised the condition may alleviate the concern that the existing right, title and interest 
documentation (deeds, etc.) refer to the original site plan, and original condition that required sprinklers.     
 
Regarding Section 509 of Brunswick’s Zoning Ordinance, the staff advised that impacts to Fire 
Department staff may be obtained from the Fire Department.  Subsequent to the SRC meeting, the Town 
Planner contacted Deputy Fire Chief, Jeff Emerson to provide feedback for Section 509, specifically, to 
consider the impact to Fire Department staff should sprinklers be waived by the Planning Board.  The 
Deputy Fire Chief indicated preference for sprinklers to mitigate impacts but ultimately resigned to the 
reality that the proposal would provide no greater threat than any other rural property without fire 
suppression.   
 
During the review of the application, the Town Planner noticed that the Site Plan notes for the Lulwe 
Subdvision were further modified from the original approval than proposed in the pending amendment 
application.  The Planner noted that Condition 21 is removed and replaced from the original, and the 
proposed amendment includes subdivision lot 9.  A condition of approval is included to provide a plan 
that depicts the original approval with the exception of the proposed condition amendment proposed for 
lots 4, 6, and 7.   
 
A draft condition of approval to provide proof to the Director of Planning and Development that the 
amended subdivision plan is filed at the Cumberland County Registry of Deeds; and  right, title and 
interest is updated to the amended site plan prior to issuance of a building permit will be added to the 
draft motions for Planning Board consideration. 
 
.   
 
 



 
 

 
DRAFT MOTIONS 

LULWE RIDGE SUBDIVISION PLAN AMENDMENT 
CASE NUMBER: 16-041 

 
Motion 1: That the amended Site Plan application is deemed complete. 
 
Motion 2: That all applicable prior conditions relating to this amendment remain in effect, in 

addition to any new conditions contained herein.  
 
Motion 3: That the amended Site Plan application is approved with the following conditions added 

to prior conditions currently in place:  
 

1. That the Board's review and approval does hereby refer to the plans and materials 
submitted by the applicant and the written and oral comments of the applicant's 
representatives, reviewing officials and members of the public as reflected in the 
public record and that any changes to the approved plan not called for in these 
conditions of approval or otherwise approved by the Director of Planning and  
Development as a minor modification shall require review and approval in 
accordance with the Brunswick Zoning Ordinance. 

 
2. Prior to issuance of a building permit, the Planning Board signed subdivision 

amendment plan shall be recorded at the Cumberland County Registry of Deeds and  
submitted as one (1) paper plan, and one (1) Mylar plan to the Director of Planning 
and Development. 
 

3. Prior to issuance of a building permit, all title, right and interest documentation 
including deeds and covenant restrictions for the subject lots shall be revised and 
recorded at the Cumberland County Registry of Deeds to reference the amended site 
plan and shall be submitted for the review and approval of the Director of Planning 
and Development. 

 
4. Prior to Planning Board signing the site plan, the subdivision plan will be revised to 

depict the original subdivision plan, and the amendment to remove the requirement 
for residential fire suppression sprinkler systems for lots 4, 6, and 7 as indicated on 
the original subdivision plan for the Lulwe Ridge Subdivision Plan. 

 
 

 
 

 

*     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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Julie Erdman

From: Anna Breinich
Sent: Wednesday, September 07, 2016 2:12 PM
To: Christopher Cline
Cc: Jared Woolston; Julie Erdman; John Eldridge; Ken Brillant
Subject: RE: Safari Drive/Sprinklers
Attachments: PB Agenda 9 13 16_revised.doc

Thanks Chris. 
 
We will include this email in the Planning Board packet.  Here's the agenda for Tuesday's meeting.  Again, as a reminder, 
no decisions can be made by the Planning Board during a workshop session.  Should you decide to pursue an 
amendment to the approved plan, you will need to jointly submit with all current property owners in making 
application, at least 3 weeks prior to Planning Board consideration. 
 
Anna 
 
 
Anna Breinich, FAICP 
Director of Planning and Development 
Town of Brunswick 
85 Union Street 
Brunswick, ME  04011 
 
(207) 725‐6660, ext. 4020 (v) 
(207) 725‐6663 (f) 
(207) 504‐0549 (c) 
abreinich@brunswickme.org      
www.brunswickme.org  
 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Christopher Cline [mailto:cliney358@gmail.com]  
Sent: Wednesday, September 07, 2016 1:18 PM 
To: Anna Breinich 
Subject: Safari Drive/Sprinklers 
 
 
Anna,  
 
Thanks for taking the time to talk with me today. Below is a overview of what happened and what I would like to try and 
do.  
 
In March of the this year my wife and I agreed with Fortin Construction to build a home on lot 7 in the Lulwe Subdivision 
in Brunswick. Fortin construction purchased the land for us and then we started designing our home within the budget 
we had allowed ourselves.  
 
All decisions had been made regarding the construction of the home. Fortin construction began to apply for permits. 
When they applied for the building permit they were informed that the house needed to have a sprinkler system 
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installed to meet code. The requirement was noted on the first page of the subdivision plans. Neither myself nor Fortin 
construction were ever given the first page from the listing agent that had these requirements. We were only given the 
second page that included our lot on it.  
 
I was informed on July 19th about the situation with the sprinklers adding $14000 to the cost of our construction. My 
first action was to ask how this happened and is there any way around this. Fortin explained to me that they did their 
research but if they were never given the plans from the listing agent how could they have known. The declaration 
states that all construction builds must adhere to the corner stone plans. The corner stone plans were given to us but 
like I said above only the 2nd page with our lot on it. No one was aware of the 1st page until the permit process started. 
I asked about the listing agent if she had known about it and in a round about way I was told that she had no idea about 
it and was not responsible for it. That's all I've heard about from that end of it.  
 
On the corner stone plan it states that sprinklers are required unless waived by the fire department. So I started to 
explore that avenue. I spoke and met with the Chief (along with members from the code and planning department) 
about our situation and the possibility of getting a waiver. The Chief ultimately chose to decline the waiver due to safety 
concerns.  
 
 
What I am trying to do next is get the requirement removed from the subdivision all together. There is another family 
currently in the same situation as I am and was caught off guard not knowing about the requirement until they started 
to apply for permits as well. The subdivision was taken over in 2006. In 2009 a home on lot 9 was built without sprinklers 
even though they were required to do so. It was either waived or missed during the permitting process. There are also 
two other homes built before 2006 that have been grandfathered that do not have sprinklers. Also this subdivision is 
located off of Collinsbrook Road where there have been several new constructions built on that road also not requiring 
sprinkler systems. If I had known about the requirement before hand I most likely would have explored elsewhere due 
to the cost of the system.  
 
Thanks again for trying to help me with this. I really wish we were not in this position but we are. It's been a very 
frustrating time for us as well as the other family building. If you need any other information about costs of the house, 
the sprinkler system quote, please let me know and I will get it to you.  
 
Also I was able to get a hold of Harold Hinkley and he said that he would email you and is aware of what is going on  
 
 
Chris Cline  
207‐798‐9437 
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Julie Erdman

From: Jared Woolston
Sent: Friday, September 23, 2016 11:34 AM
To: 'Christopher Cline'
Cc: 'cornerstonepls@gmail.com'
Subject: FW: Sprinkler note revision, Hinkley Subd
Attachments: notice of pl bd dec sag 971-157.pdf

Hi Chris:  This email is intended for you and your co‐applicants in your pending Major Development Review 
amendment.  Jan Boucher (copied), the surveyor for the subdivision that you contacted stopped by the office and 
provided the following alternative to the town’s request for an updated site plan.  As detailed below, I forwarded Jan’s 
suggestion to our Assessor, and our Planning and Development Director for review.   
 
As I understand it, your proposal is to release three (3) lots from a Planning Board condition that required sprinklers that 
was imposed during development review, and recorded on the approved subdivision plan.  In terms of releasing you and 
your co‐applicants from the Planning Board’s requirement for sprinklers, the staff agree that a revised Site Plan (revised 
from the approved subdivision plan with conditions listed) with a revision date and replacement condition language that 
is approved and signed by the Planning Board, and subsequently recorded at the Registry of Deeds is sufficient to fulfill 
your request.   
 
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  
 

From: Jared Woolston  
Sent: Thursday, September 22, 2016 8:52 AM 
To: Anna Breinich; Cathy Jamison 
Subject: FW: Sprinkler note revision, Hinkley Subd 
 
Anna and Cathy:  
 
Chris Cline, the applicant that requested removing the sprinkler condition for the Lulwe subdivision (along with two (2) 
others) contacted Jan Boucher with Corner Stone Land Surveying to revise the site plan for the Planning Board.  Jan 
Boucher indicated to me yesterday when he stopped by the office that he is the surveyor for the Lulwe subdivision, and 
continues to represent the developer.  Jan is concerned for his client’s interest in the subdivision, and for the recording 
process should the Planning Board approve the removal of the condition for sprinklers and only record a revised site 
plan as I have advised.  I asked Mr. Boucher to email me with a summary of his recommendation to share with you and 
get your feedback.  The email below is his response. 
 
This looks like a reasonable course of action but I would appreciate your review before providing further guidance to Mr. 
Cline. 
 
Jared Woolston 
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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  
 
From: jan boucher [mailto:cornerstonepls@gmail.com]  
Sent: Wednesday, September 21, 2016 4:12 PM 
To: Jared Woolston 
Subject: Sprinkler note revision, Hinkley Subd 
 
Jared, 
 
     I've attached a typical "Notice of Planning Board Decision" recorded for land in Bowdoinham, Sagadahoc 
County, which was the first one I could put my hands on that I recalled seeing lately.  The recording statute has 
the same requirements for all county registries, so this format should be recordable in Cumberland as well I 
should think.  I offer the following for your, the town attorney, and planning board review as you fit and if you 
deem worthwhile.   
 
     To recap our discussion this morning, I've suggest that recording a notice of a planning board decision that 
notes in it's title the name of the subdivision with plan book and page, the lots in question, and the names of the 
current owners like this: 
 
"Notice of Brunswick Planning Board Decision concerning Lulwe Ridge Subdivision Lots --, --, and --, 
currently owned by ------, -------, and ------ respectively" 
 
or something similar, might be a better option than amending the current plan and covenants restrictions 
documents, and recording an agreement by the current owners and subdivider, on allowing the exception (which 
I would think would be necessary to prevent potential legal questions of their agreement to the release).  The 
body of the notice would list the specifics of the release as being relevant only to those three lots (and not the 
remainder of the parcels to be sold), the reasons for the release, etc.  This would be similar to what a consent 
agreement between the town and the three lot owners would have likely produced I should think, had an 
enforcement action been taken after the fact. 
 
     The benefit (I believe) would be that the notice should come up in a search of the titles of those three lot 
owners and of the plan, but would not affect the record title of any of the future lots to be sold.  There is no 
reason for the notice to be connected with the future lots to be conveyed that I can see.  It would not require the 
amendment of any other documents currently recorded (plan or covenants and restrictions (which also likely 
reference the currently recorded plan)).  It should forestall any mistakes of references being made to the "wrong 
plan" or "wrong covenants and restrictions" in the future.  The current deed format referencing the currently 
recorded plan and restrictions (which will likely be copied verbatim in the next set of deeds as is typical) could 
still be used for lots to be sold in the future.  The currently recorded deeds for the three lots will not be changed 
in any event, and will reference the currently recorded documents until the next sale (assuming the references 
are changed and not just copied as I just noted).  A simple reference to the planning board notice in the title 
reference of each deed, will serve notice to the future buyer of those three parcels affected as to the release of 
the restriction on those three lots.   
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     In summary, I think the recording of a short 1 or two page notice signed by the planning board, will serve the 
purpose intended.  It would not require the amending of the plan or covenants and restrictions, and likely 
recording of an agreement between the lot owners and Hinkley's.  It would also forestall any mistakes being 
made in the conveyances of the lots not yet sold, in referencing the wrong documents (currently recorded versus 
amended).   
 
     However, I am not an attorney and do not presume to do more than suggest that this might be a simpler 
option with less chance of creating future document reference mistakes and confusion.  I can certainly do 
whatever the Town prefers, and could likely prepare an amended plan mylar and print for signatures sometime 
next week.  Any other documents (such as covenants and restrictions and party agreements) would likely 
require an attorneys revision and review.  Since the covenants and restrictions had to be presented to the town 
attorney prior to planning board approval originally, I would assume any modification of planning board 
restrictions in them would have to be reviewed and approved again (along with the amended plan).  To produce 
the amended plan, I would just need the exact language to be used in the new note.  I would then add an 
amendment note and modify the title block and dates for the amended plan.  Let me know what you decide, and 
I can ask Harold Hinkley (the original subdivider and my current client on this subdivision), if he wishes me to 
proceed one way or the other. 
 
Sincerely, 
 
Mr. Jan E. Boucher 
President/PLS 2069 
Cornerstone Professional  
Land Surveying, Inc. 
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Julie Erdman

From: Christopher Cline <cliney358@gmail.com>
Sent: Thursday, October 06, 2016 12:13 PM
To: Jared Woolston
Subject: Re: Lulwe Subdivision (Case #16-044)

Great thanks Jared  
 
On Oct 6, 2016, at 11:16 AM, Jared Woolston <jwoolston@brunswickme.org> wrote: 

Chris:  Here is the statement from the Fire Department.  This will be included in Tuesday’s packet.   
  
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  
  

From: Jeff Emerson  
Sent: Thursday, October 06, 2016 11:15 AM 
To: Jared Woolston 
Cc: Anna Breinich; Ken Brillant 
Subject: RE: Lulwe Subdivision (Case #16-044)  
  
  
Jared,  
The original requirement for sprinklers would have been to lessen the impact on everyone, so I’m not 
sure what we could provide that would be of any use. In my opinion a sprinkler system is the best 
option; without one, we will provide the same level of service as we do for the other un‐sprinkled 
houses in the area.    
  
  
Jeff Emerson 
Deputy Chief 
Fire Prevention Division  
Brunswick Fire Department  
21 Town Hall Place 
Brunswick, ME 04011 
207-725-5541 Ext # 2 
207-725-6638 Fax 
jemerson@brunswickme.org  
  
<image001.jpg> 
  
With limited exceptions, e‐mails sent to and from the Town of Brunswick are considered public records under Maine's Freedom of Access Act 
(FOAA).  Public records are open to inspection and may be copied and distributed to others, including members of the media.  Unless the e‐mail 
meets one of the exceptions to the public records provisions, there should be no expectation of privacy or confidentiality. 
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From: Jared Woolston  
Sent: Wednesday, October 05, 2016 3:43 PM 
To: Jeff Emerson <jemerson@brunswickme.org> 
Cc: Anna Breinich <abreinich@brunswickme.org> 
Subject: Lulwe Subdivision (Case #16‐044)  
  
Jeff:  As you are aware, Chris Cline and two (2) other residents of the Lulwe Subdivision are going to 
Planning Board on Tuesday to reverse a condition of Planning Board approval that required residential 
sprinklers.  I advised the applicants to contact you or Chief Brillant regarding any concerns you have for 
impacts to the Fire Department staff if sprinklers are no longer required by the Planning Board as 
requested.   My request is to address the Community Impact standard of the zoning ordinance as 
follows: 
  
411.11 Community Impact 
  
Municipal resources are available to service the project, and that any on‐site or off‐site impacts 
associated with the development of the project will be mitigated. In making its determination, the 
Planning Board shall consider the following, as applicable: A. Section 509 (Community Facilities Impact 
Analysis) B. Section 510 (Development Impact Fees) 
  
  
509 Community Facilities Impact Analysis 
The Planning Board, in order to determine if the development will result in impacts outside the 
boundaries of the 
project, may require a facilities impact analysis which shall address the following: 
509.1 Impact Analysis 
A. Estimated impact on the sewage treatment system, including assessment of capacity and ability to 
accept 
particular types of flowage and sewage from on‐site septic systems. 
B. Estimated impact on the water system, including flow estimates, capacity and assessment of existing 
or 
potential water pressure. 
C. Estimated impact on traffic system, including the impact of projected trips on flow characteristics and 
the 
impact of traffic on existing road system. 
D. Residential development, the estimated impact on the school system, based upon the demographic 
description outlined in Section 509.2. 
133  
 E. Estimated impact on the public safety providers. 
F. Estimated impact on the Public Works Department, including solid waste disposal. 
G. Estimated impact on the existing storm water management system, including flow and water quality. 
H. Estimated impact on the recreation resources and provisions of methods to meet projected needs, 
based on 
the demographic description outlined in Section 509.2. 
I. Any other impact identified through the review process. 
  
  
Jared Woolston 
Planner 
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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  
  



1

Julie Erdman

From: Jared Woolston
Sent: Friday, October 07, 2016 12:24 AM
To: 'jan boucher'
Cc: 'Christopher Cline'; 'Harold and Meta Hinkley'; Anna Breinich
Subject: RE: FW: Sprinkler note revision, Hinkley Subd

Jan:  I went through the file again, and now realize what didn’t look quite right when I emailed on 9/27.  The amended 
plan includes removing the sprinkler condition for Lot 9 in addition to those proposed at Lots 4, 6 and 7.  It also removed 
the approved condition #21 to locate RPZ on Lots 2‐10 and replaced it with a note about the amended condition 
(#20).  Can you please put condition 21 back on the plan as it was approved by the Planning Board (and everything else 
that was approved by the Planning Board that I may have missed in my review), and limit the sprinkler condition 
amendment to the three (3) subject lots for the applicants at Lots 4, 6, and 7 (Assessors Map 5, Lots 44, 46, and 47)?  I’ll 
be in the office tomorrow if you need to call for clarification.  
 
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  
 

From: Jared Woolston  
Sent: Tuesday, September 27, 2016 2:13 PM 
To: 'jan boucher' 
Cc: Christopher Cline; Harold and Meta Hinkley 
Subject: RE: FW: Sprinkler note revision, Hinkley Subd 
 
Jan:  Thanks for sending the plan but I’m not sure the lot references are correct.  Chris:  Can you check that reference 
and make sure it says what you want to propose to the Planning Board?      
 
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  
 
From: jan boucher [mailto:cornerstonepls@gmail.com]  
Sent: Tuesday, September 27, 2016 1:58 PM 
To: Jared Woolston 
Cc: Christopher Cline; Harold and Meta Hinkley 
Subject: Re: FW: Sprinkler note revision, Hinkley Subd 
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Jared, 
 
     Here is a preliminary copy of the proposed amended plan of the Hinkley Subdivision.  I have modified the 
Title Block, the certification block, modified Note #20 and added Note #21, as well as added Reference 
#12.  The rest of the plan remains the same.  The Registry's now require current owner of record information in 
the title block, and since we did not update the record title work on this from the date of the original plan, I 
referenced Note #21 in the title block and in the certification block as well.  I assume that this will be acceptable 
to the Registry, since the sole purpose of the plan is to modify Note #20 (as spelled out in Note #21,) not to 
update the boundary survey and title references.  Let me know if you have any questions or concerns.  I'll be in 
the field tomorrow and Thursday and might be difficult to reach, but I'll get back to you asap if any 
questions.  If all is ok, let me know how many prints you'll need with the mylar.  I'm assuming just the mylar 
and a print for Planning Board signatures and recording since pdf's of recorded documents can now be 
downloaded from the Registry, but let me know.  I've copied this e-mail to Chris Cline and Harold Hinkley for 
their records as well. 
 
Sincerely, 
 
Jan. 
 
On Fri, Sep 23, 2016 at 11:33 AM, Jared Woolston <jwoolston@brunswickme.org> wrote: 

Hi Chris:  This email is intended for you and your co‐applicants in your pending Major Development Review 
amendment.  Jan Boucher (copied), the surveyor for the subdivision that you contacted stopped by the office and 
provided the following alternative to the town’s request for an updated site plan.  As detailed below, I forwarded Jan’s 
suggestion to our Assessor, and our Planning and Development Director for review.   

  

As I understand it, your proposal is to release three (3) lots from a Planning Board condition that required sprinklers that 
was imposed during development review, and recorded on the approved subdivision plan.  In terms of releasing you and 
your co‐applicants from the Planning Board’s requirement for sprinklers, the staff agree that a revised Site Plan (revised 
from the approved subdivision plan with conditions listed) with a revision date and replacement condition language that 
is approved and signed by the Planning Board, and subsequently recorded at the Registry of Deeds is sufficient to fulfill 
your request.   

  

Jared Woolston 

Planner 

Town of Brunswick 

85 Union Street 

Brunswick, ME  04011 

  

(207) 725-6660, ext. 4022 (v) 
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(207) 725-6663 (f) 

jwoolston@brunswickme.org  

www.brunswickme.org  

  

From: Jared Woolston  
Sent: Thursday, September 22, 2016 8:52 AM 
To: Anna Breinich; Cathy Jamison 
Subject: FW: Sprinkler note revision, Hinkley Subd 

  

Anna and Cathy:  

  

Chris Cline, the applicant that requested removing the sprinkler condition for the Lulwe subdivision (along with two (2) 
others) contacted Jan Boucher with Corner Stone Land Surveying to revise the site plan for the Planning Board.  Jan 
Boucher indicated to me yesterday when he stopped by the office that he is the surveyor for the Lulwe subdivision, and 
continues to represent the developer.  Jan is concerned for his client’s interest in the subdivision, and for the recording 
process should the Planning Board approve the removal of the condition for sprinklers and only record a revised site 
plan as I have advised.  I asked Mr. Boucher to email me with a summary of his recommendation to share with you and 
get your feedback.  The email below is his response. 

  

This looks like a reasonable course of action but I would appreciate your review before providing further guidance to Mr. 
Cline. 

  

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  
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www.brunswickme.org  

  

From: jan boucher [mailto:cornerstonepls@gmail.com]  
Sent: Wednesday, September 21, 2016 4:12 PM 
To: Jared Woolston 
Subject: Sprinkler note revision, Hinkley Subd 

  

Jared, 

  

     I've attached a typical "Notice of Planning Board Decision" recorded for land in Bowdoinham, Sagadahoc 
County, which was the first one I could put my hands on that I recalled seeing lately.  The recording statute has 
the same requirements for all county registries, so this format should be recordable in Cumberland as well I 
should think.  I offer the following for your, the town attorney, and planning board review as you fit and if you 
deem worthwhile.   

  

     To recap our discussion this morning, I've suggest that recording a notice of a planning board decision that 
notes in it's title the name of the subdivision with plan book and page, the lots in question, and the names of the 
current owners like this: 

  

"Notice of Brunswick Planning Board Decision concerning Lulwe Ridge Subdivision Lots --, --, and --, 
currently owned by ------, -------, and ------ respectively" 

  

or something similar, might be a better option than amending the current plan and covenants restrictions 
documents, and recording an agreement by the current owners and subdivider, on allowing the exception (which 
I would think would be necessary to prevent potential legal questions of their agreement to the release).  The 
body of the notice would list the specifics of the release as being relevant only to those three lots (and not the 
remainder of the parcels to be sold), the reasons for the release, etc.  This would be similar to what a consent 
agreement between the town and the three lot owners would have likely produced I should think, had an 
enforcement action been taken after the fact. 

  

     The benefit (I believe) would be that the notice should come up in a search of the titles of those three lot 
owners and of the plan, but would not affect the record title of any of the future lots to be sold.  There is no 
reason for the notice to be connected with the future lots to be conveyed that I can see.  It would not require the 
amendment of any other documents currently recorded (plan or covenants and restrictions (which also likely 
reference the currently recorded plan)).  It should forestall any mistakes of references being made to the "wrong 
plan" or "wrong covenants and restrictions" in the future.  The current deed format referencing the currently 
recorded plan and restrictions (which will likely be copied verbatim in the next set of deeds as is typical) could 
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still be used for lots to be sold in the future.  The currently recorded deeds for the three lots will not be changed 
in any event, and will reference the currently recorded documents until the next sale (assuming the references 
are changed and not just copied as I just noted).  A simple reference to the planning board notice in the title 
reference of each deed, will serve notice to the future buyer of those three parcels affected as to the release of 
the restriction on those three lots.   

  

     In summary, I think the recording of a short 1 or two page notice signed by the planning board, will serve the 
purpose intended.  It would not require the amending of the plan or covenants and restrictions, and likely 
recording of an agreement between the lot owners and Hinkley's.  It would also forestall any mistakes being 
made in the conveyances of the lots not yet sold, in referencing the wrong documents (currently recorded versus 
amended).   

  

     However, I am not an attorney and do not presume to do more than suggest that this might be a simpler 
option with less chance of creating future document reference mistakes and confusion.  I can certainly do 
whatever the Town prefers, and could likely prepare an amended plan mylar and print for signatures sometime 
next week.  Any other documents (such as covenants and restrictions and party agreements) would likely 
require an attorneys revision and review.  Since the covenants and restrictions had to be presented to the town 
attorney prior to planning board approval originally, I would assume any modification of planning board 
restrictions in them would have to be reviewed and approved again (along with the amended plan).  To produce 
the amended plan, I would just need the exact language to be used in the new note.  I would then add an 
amendment note and modify the title block and dates for the amended plan.  Let me know what you decide, and 
I can ask Harold Hinkley (the original subdivider and my current client on this subdivision), if he wishes me to 
proceed one way or the other. 

  

Sincerely, 

  

Mr. Jan E. Boucher 

President/PLS 2069 

Cornerstone Professional  

Land Surveying, Inc. 

  

 



































































DRAFT FINDINGS OF FACT 
Major Development Review  

Old Portland Road Commercial Building 
Planning Board Review Date:  October 11, 2016 

 
Project Name:  Commercial Building  
Address:  228 Old Portland Road 
   Brunswick, ME  04011 
Case Number:  16-035 (formerly Case #01-081) 
Tax Map:  Assessor’s Map 13, Lot 46 
Zoning:  MU5 (Portland Road Area) 
Overlay Zone:  Natural Resource Protection Zone (NRPZ) 
Applicant:  Moore Properties, Inc. 
   228 Old Portland Road 
   Brunswick, ME 04011 
 
Authorized 
Representative: Sitelines, PA 
   Curtis Neufeld, P.E. 
   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 Major Development Review application prepared by Sitelines, PA as 
most recently revised on October 7, 2016.  The application includes a plan set as follows: 

1. C1 prepared by Sitelines, PA entitled, “Cover Sheet” dated September 16, 2016 and 
revised most recently on September 20, 2016; 

2. C2 prepared by Sitelines, PA entitled, “Site Layout and Utility Plan” dated September 16, 
2016 and revised most recently on September 20, 2016; 

3. C3 prepared by Sitelines, PA entitled, “Grading Drainage and Erosion Control” dated 
September 16, 2016 and revised most recently on September 20, 2016; 

4. L1 prepared by Sitelines, PA entitled, “Lighting Plan” dated September 16, 2016 and 
revised most recently on September 20, 2016; 

5. C4 prepared by Sitelines, PA entitled, “Site Development Details” dated September 16, 
2016 and revised most recently on September 20, 2016; 

6. C5 prepared by Sitelines, PA entitled, “Erosion Control Notes and Details” dated 
September 16, 2016 and revised most recently on September 20, 2016; 

 
The proposed project consists of a new one (1) story, 6,000 square foot building, and an 
associated parking area that contains six (6) new parking spaces, including one (1) ADA 
compliant space.  The proposed development is partially over existing impervious surface and 
results in a net increase in impervious area of 5,408 square feet.  The application indicates that the 
proposed lot coverage as a result of the project remains below the MU5 maximum of 25% lot 
coverage.  The proposed development includes installing a graywater pump for the subsurface 
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wastewater disposal system, and the installation of a new well to serve the proposed building with 
water.   
The following waivers are requested by the applicant: 

1. Profile of existing roads.  The application indicates no changes are proposed to the 
existing driveway, and a profile of existing roads is unnecessary. 

2. Location of all trees over 10 inches.  The site plan depicts existing forest areas that will 
be removed for the proposed building and septic system.  The subject lot is primarily 
forested, and a large buffer of trees will be maintained between the development and the 
public road.    

3. Parking requirements.  The parking requirements for the proposed use are 40 spaces.  The 
applicant proposes only to provide 37 spaces.  Based on projected limited use of the site 
from vehicle traffic, the requests wavier of the additional three (3) spaces.   

 
Review Standards from Section 411 of the Town of Brunswick Zoning Ordinance 
 
411.1 Ordinance Provisions 
The proposed development complies with all applicable provisions and standards of the MU5 
Portland Road Area Zoning District.  The subject lot contains a stream within the Natural 
Resource Protection Zone (NRPZ) overlay.  The application indicates that no disturbance is 
proposed within the 75-foot NRPZ boundary.  The Board finds that the provisions of Section 
411.1 are satisfied. 
 
411.2 Preservation of Natural Features 
The proposed disturbance will be located partially within an area of existing development with 
few natural features; however, a stand of forested land is proposed to be removed for the fill 
extension and building, and the proposed septic system.   The proposed development maximizes 
the preservation of natural features of the landscape, and does not occur within or cause harm to 
any land which is not suitable for development.  The Board finds that the provisions of Section 
411.2 are satisfied. 
 
411.3 Surface Waters, Wetlands and Marine Resources 
Surface waters and marine resources were not identified within the proposed project area.  The 
proposed development will not adversely affect the water quality of Casco Bay or its estuaries. 
The Board finds that the provisions of Section 411.3 are satisfied.       
 
411.4 Flood Hazard Areas 
The FEMA Flood Insurance Rate Map indicates that the project is not located within a FEMA 
flood hazard area; therefore there is minimal risk of flooding.  The Board finds that the provisions 
of Section 411.4 are satisfied.  
 
411.5 Stormwater Management 
The proposed development satisfies the recommended storm water quality standards described in 
Storm Water Management for Maine: Best Management Practices, published by the State of 
Maine Department of Environmental Protection, November, 1995 as amended. The Board finds 
that the provisions of Section 411.5 are satisfied. 
 
411.6 Groundwater  
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 that the provisions of 
Section 411.6 are satisfied. 
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411.7 Erosion and Sedimentation Control  
The proposed development will be constructed in accordance with Best Management Practices 
and will not cause unreasonable soil erosion or a reduction in the land's capacity to hold water so 
that a dangerous or unhealthy situation results. The Board finds that the provisions of Section 
411.7 are satisfied. 
 
411.8 Sewage Disposal 
The existing development is served by a private subsurface wastewater disposal system which 
was determined by a licensed site evaluator to contain sufficient capacity to service the proposed 
uses.  A sewer pump station will be installed to convey gray water to the leach field.  The Board 
finds that the provisions of Section 411.8 are satisfied. 
  
411.9 Water Supply 
The existing development utilizes private water sources and intends to drill a new well to serve 
the proposed use.  Based on the information provided, the available aquifer yield is anticipated to 
be a source that is adequate to serve the proposed development, and that will have no adverse 
impact on existing water supplies by reconnecting to public water upon project completion. The 
Board finds that the provisions of Section 411.9 are satisfied. 
 
411.10 Aesthetic, Cultural and Natural Values 
The proposed project is partially within an existing developed site and will disturb natural areas 
directly adjacent to developed areas.  The proposed development will have no undue adverse 
effect on the scenic or natural beauty of the area, historic sites, significant wildlife habitats 
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 a 
shoreline. The Board finds that the provisions of Section 411.10 are satisfied. 
 
411.11 Community Impact 
No new impacts to traffic, the public school system, recreation, public safety, and public works 
resources have been identified.  The Board finds that the provisions of Section 411.11 are 
satisfied.   
 
411.12 Traffic  
The proposed project is not anticipated to cause unreasonable public road congestion or unsafe 
conditions.  The Board finds that the provisions of Section 411.12 are satisfied. 
 
411.13 Pedestrian and Bicycle Access and Safety 
The proposal is within a rural area with limited traffic use.  The development contains sufficient 
accommodations for bicyclists and pedestrians access, safety and circulation both within the site 
and to points outside of the site.  The Board finds that the provisions of Section 411.13 are not 
applicable.   
 
411.14 Development Patterns 
The proposed development will be located at an existing developed site outside the growth area.   
The proposed development is respectful of Brunswick's historic development patterns and will 
have no adverse impact on areas which are primarily residential. The Board finds that the 
provisions of Section 411.14 are satisfied. 
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411.15  Architectural Compatibility 
The proposed commercial building is typical for its use.  The proposed development is 
compatible with its surroundings. The Board finds that the provisions of Section 411.15 are 
satisfied. 
 
411.16  Municipal Solid Waste Disposal   
The Solid Waste Impact Fee is based on 1-ton of solid waste per year, with an associated impact 
fee of $258.56.  The proposed development must provide proof of payment of solid waste impact 
fees required by the Public Works Department.  The Board finds that the provisions of Section 
411.16 are satisfied provided proof of payment of solid waste impacts fees required by the Public 
Works Department is submitted for the review and approval of the Director of Planning and 
Development.   
  
411.17  Recreation Needs 
A recreation impact fee is not required for the proposed commercial use. The Board finds that the 
provisions of Section 411.17 are not applicable. 
 
411.18  Access for Persons with Disabilities 
The application indicates that the proposed development will accommodate ADA requirements.  
The Board finds that the provisions of Section 411.18 are satisfied. 
 
411.19  Financial Capacity and Maintenance 
The applicant is an established business at the proposed development site that has demonstrated 
financial capacity and ability to maintain itself.  The developer has adequate financial and 
technical capacity to complete the project, and once it is completed, the project is expected to 
have adequate resources to maintain itself.  The Board finds that the provisions of Section 411.19 
are satisfied. 
 
411.20 Noise and Dust  
During construction, work must be done in consideration of reasonable times and decibel levels, 
and in accordance with Section 524.1 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 generate unreasonable 
noise or dust.  The Board finds that the provisions of Section 411.20 are satisfied. 
 
411.21 Right, Title and Interest 
The applicant has sufficient right, title and interest to develop the land. The Board finds that the 
provisions of Section 411.21 are satisfied. 
 
411.22 Payment of Application Fees 
The applicant has paid all applicable development review application fees. The Board finds that 
the provisions of Section 411.22 are satisfied. 
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DRAFT MOTIONS 
Commercial Building 

PLANNING BOARD APPROVAL DATE:  October 11, 2016 
CASE NUMBER: 16-045 

 
Motion 1: That the Major Development Review Final Site Plan application is deemed 

complete. 
 
Motion 2: That the Board approves the following requested waivers: 
 

1. Profile of existing roads.   
2. Location of all trees over 10 inches.   
3. Parking requirements 

 
Motion 3: That the Major Development Review Final Site Plan is approved with the 

following conditions: 
 

1. That the Board’s review and approval does hereby refer to these findings of 
fact, the plans and materials submitted by the applicant and the written and 
oral comments of the applicant, its representatives, reviewing officials, and 
members of the public as reflected in the public record. Any changes to the 
approved plan not called for in these conditions of approval or otherwise 
approved by the Director of Planning and Development as a minor 
modification shall require a review and approval in accordance with the 
Brunswick Zoning Ordinance. 

2. Prior to issuance of a building permit, proof of solid waste impact fee 
payment required by the Public Works Department shall be submitted for the 
review and approval of the Director of Planning and Development.   

 

 

* Please note that Development Review Site Plan approvals by the Planning Board or Staff 
Review Committee 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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          September 20, 2016 

 
731.04-7 
 
Mr. Jared Woolston 
Town Planner 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 
 
Re: Major Development Review Final Plan Application 
 Commercial Building 
 228 Old Portland Road (U.S. Route 1) 
 Tax Map 13, Lot 46 
 
Dear Jared: 
 
On behalf of Moore Properties, Inc., Sitelines, PA is pleased to submit the enclosed Major 
Development Review Final Application and supporting materials for the construction of a 6,000 
s.f. commercial building and associated parking to be located at 228 Old Portland Road in 
Brunswick. This letter is intended to summarize the project in order to facilitate the review 
process. 
 
PROPERTY 
Moore Properties, Inc. owns the parcel of land located at 228 Old Portland Road identified as Tax 
Map 13, Lot 46 on the Town of Brunswick Tax Assessors Map. The 4.03-acre parcel is located in 
the Portland Road Area (MU5) Zoning district. The Applicant received a permit from the Town 
of Brunswick in 2001 for construction of the existing office/commercial building. The existing 
development results in approximately 38,661 s.f. (0.89 acres) of impervious area.  The wetlands 
previously delineated on the parcel have been reviewed by Tim Forrester of ECO-ANALYSTS, 
who determined the extent has been reduced.  A revised delineation will be prepared and 
forwarded when complete.  No disturbance will occur within 75 of the edge of the wetland 
associated with the stream.  
 
SITE DESIGN 
The proposed project consists of construction of a single-story, 6,000 s.f. footprint Commercial 
building at the northeast end of the developed area and will result in approximately 5,408 of new 
impervious area; however, the maximum impervious area is kept to the 25% allowable.  Six (6) 
new parking spaces are proposed to be added to support the new building, including one (1) ADA 
compliant space. A new well will be installed to serve the building; however, the new facilities 
will be able to use the existing leach field area.  The building will be accessed via the existing 
curb cut and driveway into the site.  The new building will be screened by existing vegetation and 
will not be visible from Old Portland Road or adjacent properties.    
 
The Applicant will coordinate with the Maine Department of Transportation (MaineDOT) for 
amending the driveway entrance permit previously approved for the driveway, as necessary. No 
other state permits are required for the project.   
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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: 
Clearing for the new building will be limited to what is necessary to construct the foundation and add 
parking and septic. The existing mature woods and other vegetation will be preserved to the extent 
practical.  The expansion area and fill slopes will be greater than 75-feet from the wetlands identified on 
the parcel.  
 
502 FLOOD HAZARD AREA:  
Based on the Flood Insurance Rate Map, community panel number 230042 0010 B, Revised January 3, 
1986, the project site, including the unnamed stream, are located within Zone C, described as areas of 
minimal flooding and outside the 100-year flood zone. An excerpt of the Flood Map has been enclosed 
with this submission. 
 
503 STEEP SLOPES AND EMBANKMENTS: 
There are no steep slopes (greater than 20%) within the area to be developed. The building envelope has 
been configured to precluded construction in the vicinity of any steep slopes.   
 
504 STORM WATER MANAGEMENT: 
Runoff from the building and parking area will flow to the perimeter of the project area. The large 
wetland complex will absorb and attenuate any increased peak runoff from the developed portion of the 
site. The relatively small development on the 4-acre parcel will not have a discernible impact on the peak 
rates or volume of runoff. The meadow/brush terrain between the development site and the wetlands will 
provide removal of coarse sediments that may occur.  
  
The relatively small amount of impervious area does not trigger any state review thresholds for 
stormwater management.  
 
505 GROUNDWATER: 
The project will be serviced by a private well and septic system. Through infiltration of the stormwater, 
the natural groundwater recharge cycle will be preserved. There are no adverse impacts to groundwater 
anticipated from this development. No activities are proposed or anticipated that will extract groundwater 
for commercial purposes.  
 
506 EROSION AND SEDIMENTATION: 
The project has been designed to incorporate Best Management Practices as outlined in the Maine 
Erosion and Sediment Control BMPs as published by the Maine Department of Environmental Protection, 
current edition. The potential for sediment transport from the project area will be mitigated through the 
use of permanent and temporary erosion control measures. Disturbed areas will be isolated through the 
use of sediment barrier and other measures to minimize the transport of sediment from the site. Specific 
provisions for permanent and temporary erosion control features have been provided in the construction 
drawings. The contractor will be bound to meet the performance standards of the BMPs including erosion 
control, stabilization, maintenance, and inspection requirements.     
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An area of erosion was identified during the planning of the expansion, which will be repaired 
and stabilized as part of the proposed work.  In addition to regrading and re-vegetating the 
eroded area, turf reinforcement mats and/or riprap will be used to prevent further erosion.   
 
507 SEWAGE DISPOSAL: 
The project will be served by the existing private septic system. The existing septic system has been 
evaluated by Albert Frick, CSS, LSE, who determined it has sufficient capacity to service the existing and 
proposed uses.  A sewer pump station will be installed to convey gray water to the leach field. 
 
508 WATER SYSTEM: 
The new building will be served by a new private well. The project parcel is located adjacent to an aquifer 
and therefore an abundant supply of fresh water is anticipated.     
 
The Maine Geological Survey maps for the project area show wells close to the project and along the 
aquifer line to yield 25 to 50 GPM with well depths of 250 to 400 feet. Based on the documented flows 
and the development’s proximity to a large aquifer it is anticipated there is an adequate supply of water 
for the development. 
 
509 COMMUNITY FACILITIES IMPACT ANALYSIS: The anticipated impacts on public services such as 
police, fire and public works will be minimally impacted by this project.   
 
As the project is a commercial building, there is no impact to the school system is anticipated from the 
project.  
 
510 DEVELOPMENT IMPACT FEES:  
As the project will utilize a septic system and solid waste will be removed by a licensed waste hauler, no 
impact fees are anticipated for this project.  
 
511 DEVELOPMENT OF NEW STREETS:  
There are no new streets proposed as part of this project. 
 
512 OFF STREET PARKING: 
As part of the project, an additional six (6) spaces will be added to the site. The existing uses are office 
space and warehousing for Moore Painting and a speaker firm.  Approximately 1,000 s.f. of the building 
is occupied as offices with the remainder serving as warehouse space.  The proposed building is planned 
to be used as 3,000 s.f. of service business and 3,000 s.f. of warehouse use.  The parking requirements are 
presented in the table below.  As shown, the site will have 3 fewer spaces than required by the ordnance.  
However, the 18 spaces indicated for the existing warehouse use is considerably more than the 4-6 needed 
by the business.  The current use of the parking areas is for fleet vehicles belonging to Moore Painting 
and employees.  The painting vehicles and those of the painters leave the site during typical business 
hours, and do not occupy all of the spaces after hours.  Therefore, the small deficit in parking will not 
have an adverse impact on the existing or proposed uses and a waiver for the minimums identified in 
Section 512 is requested.  
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USE SF Factor Req  
Existing Building     
Warehouse 8000 8 2 16 
Office 2000 2 4 8 
     
Proposed Building     
Service 3000 3 4 12 
Warehouse 3000 3 2 6 
Required    42 
Available    37 
Deficit    5 
 
513 CURB CUTS: 
There is an existing curb cut off Old Portland Road that currently serves the existing commercial 
building. No new curb cuts are proposed for this project. 
 
514 OFF STREET LOADING: 
Off street loading for this project is provided at the overhead doors as shown on the plan. 
 
515 APPEARANCE ASSESSMENT:  
The proposed building is located well within the developed part of the site and will be screened from view 
by mature vegetation. The proposed building will have vinyl clapboard siding and architectural asphalt 
shingles on the roof. Elevations of the building are included for reference.   
 
516 BUILDING CONFIGURATION: 
The proposed building will be constructed at the edge of, and partially over, the existing paved area at the 
rear of the developed part of the site. The building layout will allow for large trucks to access the existing 
building, while providing truck access and parking to the new structure. The building configuration has 
been chosen to create minimal additional impervious area.   
 
517 PRESERVATION OF HISTORIC RESOURCES:   
The new building will be over or adjacent to an existing commercial site. No known historic resources are 
anticipated to be within the limited area of disturbance.   
 
518 ACCESS FOR PERSONS WITH DISABILITIES: 
Parking and access to the building will comply with the ADA guidelines.  
 
519 RECREATIONAL REQUIREMENTS FOR RESIDENTIAL DEVELOPMENTS:  
As a commercial building, the requirements of Section 519 do not apply. 
 
520 FISCAL CAPACITY: 
The estimated costs for the project are approximately $100,000. The applicant has sufficient operating 
capital to complete the site work and building.  
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521 PERFORMANCE GUARANTEE: 
No public infrastructure is proposed; therefore, no performance guarantee is anticipated to be required by 
the Town.  
 
522 HOME OWNERS/PROPERTY OWNERS ASSOCIATION:  
There will not be a home owners’ association for this project.  
 
523 PROTECTED CONSERVATION LAND:  
No protected conservation land is proposed as part of the proposed development.   
 
524 NOISE AND DUST:   
Best Management Practices as outlined in the Maine Erosion and Sediment Control BMP’s as published 
by the Maine Department of Environmental Control, will be utilized to control noise and dust during 
construction. Noise will be limited through the compliance of the site contractor with the standard hours 
of construction per Section 524.1. Upon construction completion, there are no anticipated impacts with 
regard to noise or dust.   
 
Waivers 
The following waivers are requested: 

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

 Location of all trees over 10 inches diameter – A portion of trees will need to be removed to 
construct the new building and septic system. As part of the project, there will be a large buffer of 
trees maintained between the development and the roadway. 

 Parking Requirements – Based on the Zoning Ordinance, the existing and proposed buildings 
would require 40 parking spaces with 37 provided. Based on the Applicants existing use of the 
property and the anticipated use of the new building, the number of spaces provided is adequate 
for business. 

 
SUMMARY 
We trust that this information satisfactorily addresses the requirements for Major Development Final Plan 
Review. We look forward to meeting with the Planning Board on October 11, 2016 to discuss and 
approve the project. If you have any questions or require additional information, please do not hesitate to 
call. Thank you for your assistance with this project.   
 
Very truly yours, 
 
 
 
Curtis Y. Neufeld, P.E. 
Vice President 
 
Enclosure 
cc:  Bill Moore, Moore Properties, Inc. 

Curt
CYN Stamp
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Application Forms, Checklists & Agent Authorization  

 
A completed copy of the Major Development Review application and Checklist is 
enclosed. A letter from the Applicant authorizing Sitelines PA to act as their agent is also 
enclosed.  
 



 
 

 
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. 

Curt
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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. 
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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. 
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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. 
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Attachment B  
Right, Title, and Interest 

 
A copy of the current deed is included with this attachment. 
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Attachment C 
Abutting Property Owners 

 
A listing of the property owners within 200 feet of the parcel is included for reference. 
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Abutters List 

MAP 13 LOT 30 
JOSEPH & ANNETTE HAAS 

105 DURHAM RD 
BRUNSWICK, ME 04011 

BK 7662 PG 289 

 

MAP 13 LOT 48 
MOORE PROPERTIES INC 
228 OLD PORTLAND RD 
BRUNSWICK, ME 04011 

BK 15438 PG 140 

  

MAP 13 LOT 63 
ROBERT & KATHRYN MITCHELL 

PO BOX 395 
BRUNSWICK, ME 04011 

BK 29967 PG 179 

    

MAP 13 LOT 62 
MICHAEL & ERICA MITCHELL 

87 DURHAM RD 
BRUNSWICK, ME 04011 

BK 31177 PG 81 

   

MAP 13 LOT 61 
ROBERT & DAYNNA MITCHELL 

81 DURHAM RD 
BRUNSWICK, ME 04011 

BK 32137 PG 62 

   

MAP 13 LOT 31 
DAVID BRIGHT & ROBIN KROC 

61 DURHAM RD 
BRUNSWICK, ME 04011 

BK 18448 PG 280 

   

MAP 13 LOT 39 
PETER LADNER 

C/O ANDROSCOGGIN BANK TRUST 
DEPARTMENT 
PO BOX 1407 

LEWISTON, ME 04243 
BK 16719 PG 152 

   

MAP 13 LOT 24 
TOWN OF BRUNSWICK 

85 UNION ST 
BRUNSWICK, ME 04011 

BK 3127 PG 337 
 

    

MAP 13 LOT 22 
STEVEN & SHEILA DONAHUE 

241 OLD PORTLAND RD 
BRUNSWICK, ME 04011 

BK 15028 PG 24 

  
   

MAP 13 LOT 47 
MOORE PROPERTIES INC 
228 OLD PORTLAND RD 
BRUNSWICK, ME 04011 

BK 15438 PG 140 
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Attachment D 
Photographs 

 
Photographs of the project area are included for reference. 
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Existing Conditions 

Photographs taken by Sitelines PA, September 16, 2016 

 
Photograph 1: Existing Building 

 
Photograph 2: Driveway from Old Portland Road 
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Existing Conditions 

Photographs taken by Sitelines PA, September 16, 2016 

 
Photograph 3: Location of New Building  

 
Photograph 4: Existing Curb Cut on Old Portland Road, Looking West 
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Existing Conditions 

Photographs taken by Sitelines PA, September 16, 2016 

 
Photograph 5: Existing Curb Cut on Old Portland Road, Looking East 

 
Photograph 6: Existing Building from Old Portland Road. Note development area is screened. 



Commercial Building 
228 Old Portland Road, Brunswick, Maine 
9/20/2016 

Attachment E 
Supporting Information 

 
This attachment includes supporting information, including a Certificate of Good 
Standing, and other pertinent information. 



State of Maine

Department of the Secretary of State
I, the Secretary of State of Maine, certify that according to the provisions of the

Constitution and Laws of the State of Maine, the Department of the Secretary of State is the legal
custodian of the Great Seal of the State of Maine which is hereunto affixed and that the paper to which
this is attached is a true copy from the records of this Department.

In testimony whereof, I have caused the Great
Seal of the State of Maine to be hereunto affixed.
Given under my hand at Augusta, Maine, this
fifteenth day of September 2016.

Additional Addresses
Legal Name Title Name Charter # Status
MOORE PAINTING, INC. Clerk 19941677 D GOOD STANDING
Home Office Address (of foreign entity ) Other Mailing Address Address in Maine

Authentication: 4924-509 - 1 - Thu Sep 15 2016 10:08:13
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Attachment F 
Supporting Graphics  

 
This attachment includes supporting materials and graphics for the application. This 
includes an excerpt of the FEMA flood rate insurance map (FIRM), a reduced size copy 
of the tax map, and a NRCS soils map. An excerpt of the applicable USGS 7.5 minute 
quadrangle map is provided for reference. 
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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
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Gravel Pit
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Very Stony Spot
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Other

Special Line Features
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Streams and Canals

Transportation
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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:  Jun 20, 2010—Jul 18,
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.

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

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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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

BgB Belgrade very fine sandy loam,
0 to 8 percent slopes

0.8 12.1%

DeB Deerfield loamy sand, 3 to 8
percent slopes

2.3 34.3%

HfD2 Hartland very fine sandy loam,
15 to 25 percent slopes,
eroded

0.8 12.4%

Sn Scantic silt loam, 0 to 3 percent
slopes

0.2 3.3%

WmB Windsor loamy sand, 0 to 8
percent slopes

2.6 37.9%

Totals for Area of Interest 6.8 100.0%

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

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

9/19/2016
Page 3 of 3
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228 Old Portland Road, Brunswick, Maine 
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Attachment G 
Architectural Elevations  

 
A copy of the architectural elevations is enclosed for reference.  
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228 Old Portland Road, Brunswick, Maine 
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Attachment H 

Lighting 
 
A copy of the cut-sheets for the proposed lighting fixtures is enclosed for reference. 



ORDERING INFORMATION LNC-5L and LNC-7L/9L (Order tree below)

CATALOG NUMBER WATTAGE NUMBER OF LEDS VOLTAGE LUMENS1 LIFE2 CCT
WEIGHT 

LBS.   (KG)

LNC-5LU-5K 12.6w 5 120-277V 820 60,000hrs 5000k 4.0   (1.8)

LNC-5LU-5K-PC 12.6w 5 120V 820 60,000hrs 5000k 4.0   (1.8)

1 Acrylic diffuser accessory lumen output is 650 with increased uniformity  in the Type III distribution
2 Projected per IESNA TM-21-11

ORDERING EXAMPLE: LNC-9LU-5K-3-1-PC1 

SERIES

LNC Laredo 
Cut-off

NUMBER OF LEDS/SOURCE/VOLTAGE

7LU 7 LEDs, up to 1147 lumens, 16.4w 
input, Universal voltage 120-277V

9LU 9 LEDs, up to 1460 lumens, 20.6w 
input, Universal voltage 120-277V

CCT

5K 5000K 
nominal

IES DISTRIBUTION

3 Type III

4 Type IV

OPTIONS

PC(X)1 Button photo-
control, replace 
X with voltage, 
specify 1-120V, 
2-208V, 3-240V, 
4-277V

LNC 5K

FINISH

1 Bronze

2 Black

4 White

5 Platinum

LAREDO
SERIES
LNC

Cat.# Approvals

Job Type

Outdoor  Lighting

 A  B  C           D

 4.81” 1.55” 8.22”        5.25” 

 (122 mm) (39 mm) (209 mm) (133 mm)

Intended Use:
The compact Laredo LED LNC is designed for 
entry/perimeter illumination for safety, security and 
identity. Typical mounting height is up to 12 feet 
with 40ft fixture spacing (without acrylic diffuser) 
and 30ft spacing with acrylic diffuser installed. 
Photocontrol option is available to provide dusk-to-
dawn control for additional energy savings.

Construction:
Decorative die-cast aluminum housing and door. 
Rugged design protects internal components and 
provides excellent thermal management for long 
life – 60,000 hours minimum LED life at L90 rating 
per IESNA TM-21-11. Powder paint finishes provide 
lasting appearance in outdoor environments. 
 
Optics/Electrical
LED:  
Drivers are 120-277V, 50/60Hz 5000K/70 CRI Type 
III and Type IV lenses provide wide lateral spread.
•	 LNC5L	–	5	LEDs,	12.6w,	.11	amp	max,	820		 	
 lumens, Type III only
•	 LNC7L	–	7	LEDs,	16.4w,	.14	amp	max,	1147		 	
 lumens, Type III or IV
•	 LNC9L	–	9	LEDs,	20.6w,	.18	amp	max,	1460		 	
 lumens, Type III or IV
 

Lenses:  
Full cut-off distribution; Ambient diffuser included, 
use for applications near enterances or locations 
where reduced brightness is desired.  

Installation:
Quick mount adapter provides quick installation, 
designed for both recessed box or surface conduit 
wiring.

Listings:
Listed	and	labeled	to	UL	1598	for	wet	locations, 
25˚ C ambient environments. Meets DesignLights 
Consortium (DLC) qualifications.

Warranty:
Five year limited warranty (for more information
visit: http://www.hubbelloutdoor.com/resources/

warranty/

B C

D

A

LNC-5L

LNC-7L

LNC-9L

With diffuser

1 When PC is ordered, input must match PC voltage

LED Product Partner

CERTIFICATIONS/LISTINGS

DIMENSIONS

PRODUCT IMAGE(S)SPECIFICATIONS

Hubbell Outdoor Lighting • 701 Millennium Boulevard • Greenville, SC 29607 • Phone: 864-678-1000
Due to our continued efforts to improve our products, product specifications are subject to change without notice.
© 2012 HUBBELL OUTDOOR LIGHTING,  All Rights Reserved • For more information visit our website: www.hubbelloutdoor.com   •  Printed in USA                                                                    LAREDOLNC-SPEC 5/12Outdoor  Lighting

Curt
Oval
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PHOTOMETRICS

LIGHTING FACTS

Without acrylic diffuser 
LNC5LU5K.IES

With acrylic diffuser 
LNC5LU5KAD.IES 

Hubbell Outdoor Lighting • 701 Millennium Boulevard • Greenville, SC 29607 • Phone: 864-678-1000
Due to our continued efforts to improve our products, product specifications are subject to change without notice.
© 2012 HUBBELL OUTDOOR LIGHTING,  All Rights Reserved • For more information visit our website: www.hubbelloutdoor.com   •  Printed in USA                                                                    LAREDOLNC-SPEC 5/12Outdoor  Lighting

Catalog Number IES Report
LNC-5L – Laredo LNC (without acrylic diffuser)  LNC5LU5K.IES
LNC-5L – Laredo LNC (with acrylic diffuser)  LNC5LU5KAD.IES
LNC-7L – Laredo LNC (without acrylic diffuser)  LNC7LU5K3.IES
LNC-9L – Laredo LNC (without acrylic diffuser)  LNC9LU5K3.IES

LUMINAIRE AMBIENT TEMPERATURE FACTOR (LATF)ELECTRICAL DATA

PROJECTED LUMEN MAINTENANCE

AMBIENT TEMPERATURE LUMEN MULTIPLIER
0˚ C 32˚ F 1.02
10˚ C 50˚ F 1.01
20˚ C 68˚ F 1.00
25˚ C 77˚ F 1.00
30˚ C 86˚ F 1.00
40˚ C 104˚ F 0.99
50˚ C 122˚ F 0.98

Use these factors to determine relative lumen output for average ambient 
temperatures from 0-50°C (32-122°F).

OPERATING 
HOURS 0 25,000

1TM-21-11  L93 
45,600 50,000 100,000

L70
290,000

Lumen 
Maintenance 

Factor5
1.0 – 0.93 – – 0.70

1. Projected per IESNA TM-21-11
Data references the extrapolated performance projections for the LNC-9LU-5K base model in a 40°C  
ambient, based on 10,000 hours of LED testing per IESNA LM-80-08.

# OF LEDS
DRIVE CURRENT

 (mA)
INPUT VOLTAGE

(V)
SYSTEM POWER 

(w)
CURRENT
(Amps)

POWER 
FACTOR

TOTAL HARMONIC 
DISTORTION

5 STD. (700mA) 120 12.7 0.11 0.96 10.85
277 12.7 0.05

7 STD. (700mA) 120 16.4 0.14 0.99
277 16.4 0.07 0.81 11.31

9 STD. (700mA) 120 20.6 0.17 0.99
277 20.6 0.09 0.85 9.33

# OF 
LEDS

DRIVE 
CURRENT CCT DIST. TYPE LUMENS

B
BACKLIGHT

U
UPLIGHT

G
GLARE LPW1

5 STD. 
(700mA) 5K 3 820 0 0 0 64

7 STD. 
(700mA) 5K

3 1147 0 0 0 69
4 1185 0 1 1 72

9 STD. 
(700mA) 5K

3 1460 0 0 1 70
4 1460 0 0 1 70

Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the 
configurations shown. Actual performance may differ as a result of end-user environment and application.

PERFORMANCE DATA
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Attachment I 
Site Plans 

 
The project site plans are included for review as a separate plan set of full site documents.  
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  JEFF HUTCHINSON

  TOWN OF BRUNSWICK

  28 FEDERAL STREET

  BRUNSWICK, MAINE 04O11

  207-725-6651

  CENTRAL MAINE POWER

    280 BATH ROAD

  BRUNSWICK, MAINE 04011

  207-721-8054

 FAIRPOINT

  BATH ROAD (P.O. BOX 360)

  BRUNSWICK, MAINE O4011

  207-442-8018

 COMCAST CONSTRUCTION OFFICE

  336 BATH ROAD

  BRUNSWICK, MAINE, 04011

  207-729-6660

 BRUNSWICK-TOPSHAM WATER DISTRICT

PO  BOX 580

  BRUNSWICK, MAINE 04011

  207-729-9956

  JOHN FOSTER, P.E.

  9 INDUSTRY ROAD

  BRUNSWICK, MAINE 04011

  207-725-6654

KENNETH BRILLANT, FIRE CHIEF

  21 TOWN HALL PLACE

  BRUNSWICK, MAINE 04011

  207-725-5541



SITELINES P.A.

ATTN: CURTIS Y. NEUFELD, P.E.

8 CUMBERLAND STREET

BRUNSWICK, MAINE 04011

207-725-1200

WWW.SITELINESPA.COM

SITELINES P.A.

ATTN: KEVIN P. CLARK, PLS

8 CUMBERLAND STREET

BRUNSWICK, MAINE 04011

207-725-1200

WWW.SITELINESPA.COM
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5.  IF WORK IS CONDUCTED BETWEEN OCTOBER 15 AND APRIL 15, ALL DENUDED AREAS ARE TO BE COVERED WITH HAY MULCH, APPLIED AT TWICE THE NORMAL APPLICATION RATE, AND ANCHORED WITH FABRIC NETTING. THE PERIOD BETWEEN FINAL GRADING AND MULCHING SHALL BE REDUCED TO A 15 DAY MAXIMUM. . 6.  TEMPORARY EROSION CONTROL MEASURES SHALL BE REMOVED ONCE THE SITE HAS BEEN STABILIZED OR IN AREAS WHERE PERMANENT EROSION CONTROL MEASURES HAVE BEEN INSTALLED.  THE FOLLOWING PERMANENT CONTROL MEASURES ARE REQUIRED BY THIS EROSION/SEDIMENTATION CONTROL PLAN: 1.  ALL AREAS DISTURBED DURING CONSTRUCTION, BUT NOT SUBJECT TO OTHER RESTORATION (PAVING, RIPRAP, ETC.), WILL BE LOAMED, LIMED, FERTILIZED AND SEEDED.  NATIVE TOPSOIL SHALL BE STOCKPILED AND REUSED FOR FINAL RESTORATION WHEN IT IS OF SUFFICIENT QUALITY. 2.  SLOPES GREATER THAN 2:1 WILL RECEIVE RIPRAP. (NONE ANTICIPATED) THE FOLLOWING GENERAL PRACTICES WILL BE USED TO PREVENT EROSION AS SOON AS AN AREA IS READY TO UNDERGO FINAL GRADING. 1.  A MINIMUM OF 6" OF LOAM WILL BE SPREAD OVER DISTURBED AREAS AND GRADED TO A UNIFORM DEPTH AND NATURAL APPEARANCE, OR STONE WILL BE PLACED ON SLOPES TO STABILIZE SURFACES. 2.  IF FINAL GRADING IS REACHED DURING THE NORMAL GROWING SEASON (4/15 TO 9/15), PERMANENT SEEDING WILL BE DONE AS SPECIFIED BELOW.  PRIOR TO SEEDING, LIMESTONE SHALL BE APPLIED AT A RATE OF 138 LBS/1000 SQ. FT. AND 10:20:20 FERTILIZER AT A RATE OF 18.4 LBS/1000 SQ.FT WILL BE APPLIED.  BROADCAST SEEDING AT THE FOLLOWING RATES: LAWNS SHALL BE: ALLEN, STERLING & LATHROP 'TUFFTURF', 70% DIAMOND TALL FESCUE, 20% PLEASURE OLUS PERENNIAL RYEGRASS, 10% BARON KENTUCKY BLUEGRASS. SEEDING RATE SHALL BE 7-LBS./1,000 SQ. FT.  SWALES SHALL BE: WILDFLOWER MEADOW: (SEED) FESTUCA OVINA SHEEP FESCUE; SOW AT A  RATE OF 12 OZ. PER 1,000 SQFT. TRIFOLIUM REPENS WHITE CLOVER; SOW AT A RATE OF ½ OZ.PER 1,000 SQFT. (FLOWERS) ACHILLEA MILLEFOLIUM YARROW, AQUILEGEA CANADENSIS COLUMBINE, ASCLEPIAS TUBEROSE BUTTERFLY MILKWEED, ASTER NOVAE-ANGLIAE NEW-ENGLAND ASTER, BAPTISIA AUSTRALIS WILD INDIGO, BOLTONIA ASTEROIDS FALSE ASTER, CHRYSANTHEMUM LEUCANTHEMUM OXEYE DAISY, DIGITALIS PURPUREA FOXGLOVE, ECHINACEA PURPUREA PURPLE CONEFLOWER, LUPINUS PERENNIS LUPINE, MONARDA FISTULOSA BERGAMOT, PAPAVER ORIENTALE ORIENTAL POPY, RUDBECKIA HIRTA BLACK-EYED SUSAN, SALVIA OFFICINALIS SAGE; SOW AT A RATE OF 1/3 OZ. EACH PER 1,000 SQFT. OR 4 OZ. PER 1,000 SQFT. IN COMBINATION 3.  AN AREA SHALL BE MULCHED IMMEDIATELY AFTER IS HAS BEEN SEEDED. MULCHING SHALL CONSIST OF HAY MULCH, HYDRO-MULCH, JUTE NET OVER MULCH, PRE-MANUFACTURED EROSION MATS OR ANY SUITABLE SUBSTITUTE DEEMED ACCEPTABLE BY THE DESIGNER.    A.  HAY MULCH SHALL BE APPLIED AT THE RATE OF 2 TONS PER ACRE. HAY MULCH SHALL BE SECURED BY EITHER: (NOTE: SOIL SHALL NOT BE VISIBLE)      I.  BEING DRIVEN OVER BY TRACKED CONSTRUCTION EQUIPMENT ON GRADES OF 5% AND LESS.      II. BLANKETED BY TACKED PHOTODEGRADABLE/BIODEGRADABLE NETTING, OR WITH SPRAY, ON GRADES GREATER THAN 5%.      III. SEE NOTE 6, GENERAL NOTES, AND NOTE 8, WINTER CONSTRUCTION.    B.  HYDRO-MULCH SHALL CONSIST OF A MIXTURE OF EITHER ASPHALT, WOOD FIBER OR PAPER FIBER AND WATER SPRAYED OVER A SEEDED AREA.  HYDRO-MULCH SHALL NOT BE USED BETWEEN 9/15 AND 4/15.  4.  CONSTRUCTION SHALL BE PLANNED TO ELIMINATE THE NEED FOR SEEDING BETWEEN SEPTEMBER 15 AND APRIL 15. SHOULD SEEDING BE NECESSARY BETWEEN SEPTEMBER 15 AND APRIL 15 THE FOLLOWING PROCEDURE SHALL BE FOLLOWED.  ALSO REFER TO NOTE 9 OF WINTER CONSTRUCTION.   A.  ONLY UNFROZEN LOAM SHALL BE USED.    B.  LOAMING, SEEDING AND MULCHING WILL NOT BE DONE OVER SNOW OR ICE COVER. IF SNOW EXISTS, IT MUST BE REMOVED PRIOR TO PLACEMENT OF SEED.    C.  WHERE PERMANENT SEEDING IS NECESSARY, ANNUAL WINTER RYE (1.2 LBS/1000 SQ.FT) SHALL BE ADDED TO THE PREVIOUSLY NOTED AREAS.    D.  WHERE TEMPORARY SEEDING IS REQUIRED, ANNUAL WINTER RYE (2.6 LBS/1000 SQ. FT.) SHALL BE SOWN INSTEAD OF THE PREVIOUSLY NOTED SEEDING RATE.    E.  FERTILIZING, SEEDING AND MULCHING SHALL BE APPLIED TO LOAM THE DAY THE LOAM IS SPREAD BY MACHINERY.    F.  ALTERNATIVE HAY MULCH SHALL BE SECURED WITH PHOTODEGRADABLE/BIODEGRADABLE NETTING. TRACKING BY MACHINERY ALONE WILL NOT SUFFICE.  5.  FOLLOWING FINAL SEEDING, THE SITE WILL BE INSPECTED EVERY 30 DAYS UNTIL 85% COVER HAS BEEN ESTABLISHED. RESEEDING WILL BE CARRIED OUT BY THE CONTRACTOR WITHIN 10 DAYS OF NOTIFICATION BY THE ENGINEER THAT THE EXISTING CATCH IS INADEQUATE. THE CONTRACTOR IS RESPONSIBLE FOR INSTALLING, MONITORING, MAINTAINING, REPAIRING, REPLACING AND REMOVING ALL OF THE EROSION AND SEDIMENTATION CONTROLS OR APPOINTING A QUALIFIED SUBCONTRACTOR TO DO SO. MAINTENANCE MEASURES WILL BE APPLIED AS NEEDED DURING THE ENTIRE CONSTRUCTION CYCLE. AFTER EACH RAINFALL, A VISUAL INSPECTION WILL BE MADE OF ALL EROSION AND SEDIMENTATION CONTROLS AS FOLLOWS:  1.  HAY BALE BARRIERS, SEDIMENT BARRIER, AND STONE CHECK DAMS SHALL BE INSPECTED AND REPAIRED ONCE A WEEK OR IMMEDIATELY FOLLOWING ANY SIGNIFICANT RAINFALL. SEDIMENT TRAPPED BEHIND THESE BARRIERS SHALL BE EXCAVATED WHEN IT REACHES A DEPTH OF 6" AND REDISTRIBUTED TO AREAS UNDERGOING FINAL GRADING. SHOULD THE HAY BALE BARRIERS PROVE TO BE INEFFECTIVE, THE CONTRACTOR SHALL INSTALL SEDIMENT BARRIER BEHIND THE HAY BALES.  2.  VISUALLY INSPECT RIPRAP ONCE A WEEK OR AFTER EACH SIGNIFICANT RAINFALL AND REPAIR AS NEEDED. REMOVE SEDIMENT TRAPPED BEHIND THESE DEVICES ONCE IT ATTAINS A DEPTH EQUAL TO 1/2 THE HEIGHT OF THE DAM OR RISER. DISTRIBUTE REMOVED SEDIMENT OFF-SITE OR TO AN AREA UNDERGOING FINAL GRADING.  3.  REVEGETATION OF DISTURBED AREAS WITHIN 25' OF DRAINAGE-COURSE/STREAM WILL BE SEEDED WITH THE "MEADOW AREA MIX" AND INSPECTED ON A WEEKLY BASIS OR AFTER EACH SIGNIFICANT RAINFALL AND RESEEDED AS NEEDED.  EXPOSED AREAS WILL BE RESEEDED AS NEEDED UNTIL THE AREA HAS OBTAINED 100% GROWTH RATE.  PROVIDE PERMANENT RIPRAP FOR SLOPES IN EXCESS OF 3:1 AND WITHIN 25' OF DRAINAGE COURSE.
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1.  WINTER CONSTRUCTION PERIOD:  NOVEMBER 1 THROUGH APRIL 15. INTER CONSTRUCTION PERIOD:  NOVEMBER 1 THROUGH APRIL 15. 2.  WINTER EXCAVATION AND EARTHWORK SHALL BE COMPLETED SUCH THAT NO MORE THAN 1 ACRE OF THE SITE IS WITHOUT STABILIZATION AT ANY ONE TIME. 3.  EXPOSED AREA SHALL BE LIMITED TO THOSE AREAS TO BE MULCHED IN ONE DAY PRIOR TO ANY SNOW EVENT.  AT THE END OF EACH WORK WEEK NO AREAS MAY BE LEFT UNSTABILIZED OVER THE WEEKEND. 4.  CONTINUATION OF EARTHWORK OPERATIONS ON ADDITIONAL AREAS SHALL NOT BEGIN UNTIL THE EXPOSED SOIL SURFACE ON THE AREA BEING WORKED HAS BEEN STABILIZED, SUCH THAT NO LARGER AREA OF THE SITE IS WITHOUT EROSION CONTROL PROTECTION AS LISTED IN ITEM 2 ABOVE.  5.  AN AREA SHALL BE CONSIDERED TO HAVE BEEN STABILIZED WHEN EXPOSED SURFACES HAVE BEEN EITHER MULCHED WITH STRAW OR HAY AT A RATE OF 150 LB. PER 1000 S.F. (WITH OR WITHOUT SEEDING) OR DORMANT SEEDED, MULCHED AND ANCHORED SUCH THAT SOIL SURFACE IS NOT VISIBLE THROUGH THE MULCH. NOTE: AN AREA IS ALSO CONSIDERED STABLE IF SODDED, COVERED WITH GRAVEL (PARKING LOTS) OR STRUCTURAL SAND. 6.  BETWEEN THE DATES OF OCTOBER 15 AND APRIL 1, LOAM OR SEED WILL NOT BE REQUIRED. DURING PERIODS OF ABOVE FREEZING TEMPERATURES THE SLOPES SHALL BE FINE GRADED AND EITHER PROTECTED WITH MULCH OR TEMPORARILY SEEDED AND MULCHED UNTIL SUCH TIME AS THE FINAL TREATMENT CAN BE APPLIED.  IF THE DATE IS AFTER NOVEMBER 1 AND IF THE EXPOSED AREA HAS BEEN LOAMED, FINAL GRADED WITH A UNIFORM SURFACE, THEN THE AREA MAY BE DORMANT SEEDED AT A RATE OF 3 TIMES HIGHER THAN SPECIFIED FOR PERMANENT SEED AND THEN MULCHED. IF CONSTRUCTION CONTINUES DURING FREEZING WEATHER, ALL EXPOSED AREAS SHALL BE CONTINUOUSLY GRADED BEFORE FREEZING AND THE SURFACE TEMPORARILY PROTECTED FROM EROSION BY THE APPLICATION OF MULCH. SLOPES SHALL NOT BE LEFT UNEXPOSED OVER THE WINTER OR ANY OTHER EXTENDED TIME OF WORK SUSPENSION UNLESS TREATED IN THE ABOVE MANNER.  UNTIL SUCH TIME AS WEATHER CONDITIONS ALLOW, DITCHES TO BE FINISHED WITH THE PERMANENT SURFACE TREATMENT, EROSION SHALL BE CONTROLLED BY THE INSTALLATION OF BALES OF HAY, SEDIMENT BARRIER OR STONE CHECK DAMS IN ACCORDANCE WITH THE STANDARD DETAILS SHOWN ON THE DESIGN DRAWINGS. NOTE: DORMANT SEEDING SHOULD NOT BE ATTEMPTED UNLESS SOIL TEMPERATURE REMAINS BELOW 50 DEGREES AND DAY TIME TEMPERATURES REMAIN IN THE 30'S. 7.  MULCH NETTING SHALL BE USED TO ANCHOR MULCH IN ALL DRAINAGE WAYS, SLOPES GREATER THAN 3% FOR SLOPES EXPOSED TO DIRECT WINDS AND FOR ALL OTHER SLOPES GREATER THAN 8%. VEGETATED DRAINAGE SWALES SHALL BE LINED WITH EXCELSIOR OR CURLEX. 8.  BETWEEN THE DATES OF OCTOBER 15 TO NOVEMBER 1, WINTER RYE IS RECOMMENDED FOR STABILIZATION. AFTER NOVEMBER 1, WINTER RYE IS NOT EFFECTIVE.  AROUND NOVEMBER 15 OR LATER, ONCE TEMPERATURES OF THE AIR AND SOIL PERMIT, DORMANT SEEDING IS EFFECTIVE.  9. IN THE EVENT OF SNOWFALL (FRESH OR CUMULATIVE) GREATER THAN 1 INCH DURING WINTER CONSTRUCTION PERIOD ALL SNOW SHALL BE REMOVED FROM THE AREAS OF SEEDING AND MULCHING PRIOR TO PLACEMENT.
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BRUNSWICK PLANNING BOARD 
MEETING MINUTES 

AUGUST 2, 2016 
 

MEMBERS PRESENT:  Chair Charlie Frizzle, Vice Chair Margaret Wilson Bill Dana, Jane 
Arbuckle, Bill Dana, Jeremy Evans, Sande Updegraph, and Richard Visser  

MEMBERS ABSENT: No members were absent from this meeting. 

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

A meeting of the Brunswick Planning Board was held on Tuesday, August 2, 2016, in Town 
Council Chambers, 85 Union Street. Chair Charlie Frizzle called the meeting to order at 6:00 
P.M. 

1. 946 Mere Point Road:  At the request of Town Council, the Planning Board will continue 
their review and offer recommendation regarding possible public use of the property. 

Charlie Frizzle stated that he and Anna Breinich met prior to the meeting to discuss and generate 
a draft response to the property at 946 Mere point Road.  Charlie emphasized that this was only a 
draft.  Charlie said that an item not up for discussion is whether or not the Town Council should 
retain this property as this was not a charge that was assigned to the Board.  Charlie pointed out 
that water access is not included in the draft because the Comprehensive Plan only has a one 
sentence “additional object” that talks about maintaining existing water access points and 
acquiring new water access points when feasible. This wording is also included in the 
implementation section where it is assigned to the Conservation Commission.   Charlie believes 
that the water access issues are primarily shared responsibility between the Conservation 
Commission the Recreation Commission and the Rivers and Costal Waters Commission.  
Charlie added an additional bullet to say that should the Town decide to sell the property, private 
ownership is no guarantee of residential development.  Margaret Wilson suggested that this 
thought be placed in the introductory language and provided language highlighting the key 
actions of the Comprehensive Plan. Jane Arbuckle and Sande Updegraph discussed where they 
felt the potential proceeds should go towards if the Town Council decides to sell the property.  
Board members provided additional details and corrections.   

Chair Charlie Frizzle opened the meeting to public comment. 

Richard Knox, resident of 81 Simpson’s Point Road presented an illustration depicting town 
owned and Land Trust public water access points in Brunswick with the exception of the 
Androscoggin River.  Richard described the different uses at each point.   

Steve Walker, District 2 Councilor and resident of 14 Bowdoin Street, suggested that the Board 
take another look at the Open Space plan.  Steve said that he appreciates the Planning Boards 
ability to take a look at the long view and not be subject to the “political winds of the moment”. 
Steve said that the work of planning is planning what the community will look like in the future 
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and what facilities the community will or will not have available.  Steve said that during the 
search for what was eventually the Mere Point Boat Launch, there was the same concern from 
the neighborhood to make sure that there was no alternative site.  Steve said that during this time, 
he conducted his own research and in the past few days has gone back over this research.  
Although there are 61 miles of frontage on the ocean in Brunswick, there are only about 7 miles 
of less tidal water.  The biggest bulk are along the Mere Point peninsula.  Of the 142 lots he 
could only find 1, maybe 2 parcels that are currently undeveloped. One undeveloped and 
undevelopable lot is across from Smiths Boat yard and has an Eagles nest.  Steve reviewed other 
locations of deep water, all of which are either developed or with no public access.  Steve said 
that this would be strategic acquisition and likely the last opportunity for a site on the Mere point 
peninsula. 

Chair Charlie Frizzle closed the public comment period. 

In thinking of the Comprehensive Plan and Open Space Plan, Jane Arbuckle questioned whether 
they should address the lack of access points and the facts and figures presented by Steve 
Walker.  Margaret Wilson asked what the response of the Rivers and Costal Waters commission 
was.  Charlie Frizzle replied that the RCWC felt that the property does not meet the criteria for 
acquisitionable property.  Margaret suggested language to be added to this effect.   

Staff to generate a final document based on the discussions from this meeting and suggested 
language / corrections for review by Chair Charlie Frizzle. 

MOTION BY JEREMY EVANS TO APPROVE THE LANGUAGE DISCUSSED AT 
THIS MEETING AND LEAVE THE FINAL DECISION TO CHAIR CHARLIE 
FRIZZLE TO COMPOSE A LETTER TO THE TOWN COUNCIL. MOTION 
SECONDED BY BILL DANA, APPROVED UNANIMOUSLY. 

2. Case #16-035 –Cumberland Farms:  The Planning Board will review and take action on a 
Sketch 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; Assessors Map CC1, 
Lot 28.   

Jared Woolston introduced the Sketch Plan Application and reviewed his Memo to the Board 
dated July 29, 2016.  Jared said that this is for a redevelopment proposal for a standalone 
Cumberland Farms Retail and gas pumps.   

Applicant Representative, Sandra Guay, reviewed the site and said that there are some changes 
per discussion with the Bicycle and Pedestrian Committee and informally with staff and Staff 
Review Committee that have not yet been drawn on to the plan.  Sandra reviewed tab 8 of the 
application and waivers required.  With regards to the staff review question on relocating the 
pumps to the rear of the property, Sandra said that the entire rear is a 30 foot wide sewer 
easement and the plan is to revegetate it after construction. For safety the cashier needs to be able 
to see the pumping and needs to be in the front where they can be seen.  Sandra said another 
discussion was having a connector sidewalk in the rear; the applicant has agreed to the cost of 
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the sidewalk, but pointed out that are liability issues that will have to be discussed. If and when a 
sidewalk is installed on Thomas Point, the applicant is willing to grant an easement to the Town 
for this purpose.    

Chris Tymula with MHF Designs, presented a presentation reviewing the land set, existing 
conditions, sewer easement, utilities, landscaping, potential sidewalk, signage, sotrmwater, 
existing gas and water and proposal.  Richard Visser asked about the traffic flow into and out of 
the gas station.  Chris replied that the traffic in and out will remain the same as it is now.  Charlie 
Frizzle said that he is pleased with the additional buffering at the corner and especially likes that 
roof over the island and hopefully this will do a good job of hiding the fire suppression 
equipment. Charlie is also happy to hear the consideration of the potential connector sidewalk.  
With respects to traffic from the Staff Review level, Charlie said that he would like to see a third 
party review of the traffic coming in and out, specifically potential stacking at the pumps; this is 
not required, but would be beneficial for the final plan submission.  Charlie added that he would 
also like to see a stormwater management plan, to the satisfaction of the Town Engineer, that the 
Town has the equipment available to handle stormwater runoff.  Chris asked how much detail 
they are looking for in the traffic study.  Charlie replied that he is looking for the traffic into and 
out of this site and circulation within the site. With respects to the requested waivers, Margaret 
Wilson said that there are some interesting issues between the Cooks Corner Standards and the 
gas station.  Margaret said that the main concern is parking and said that it is difficult to know 
where the front is and said that the standards really don’t address the idea of a canopy in front of 
another canopy and row parking.  Margaret likes the idea of the potential connector sidewalk.  
Jared Woolston pointed out that the Cooks Corner Standards do talk about common themes for 
gas stations which the applicant is proposing.  Sande Updegraph asked how a bicyclists would 
come into the station.  Chris replied that they would have to enter along the street as there are no 
sidewalks to connect to.  Chris said that in the event that sidewalks are placed in along the rest of 
Rt. 24 and Thomas Point, the applicant would connect via easements.  Jeremy Evans asked if 
there was any traffic information for the Bath Road and Thomas Point Road intersection.  
Heather M. replied that they did not look at collision data for this spot, but can put this together 
for the final plan.  Jeremy asked if there was any discussion regarding a right turn in access on 
Rt. 24.  Heather replied that she didn’t think this was discussed mainly because there is little 
frontage.  Chris replied that they did look at this, but because of the angle, there is no 
opportunity.  With respects to the requested waivers, Charlie, Margaret and Jeremy were in 
agreement that there isn’t anything that would be cause for concern; most are forced by the 
configuration of the lot.  

Chair Charlie frizzle opened the meeting to public comment.   

Kathy Wilson, Town Councilor, member of the Bicycle and Pedestrian Committee, and resident 
of Cushing Street, said that the sidewalk issue bothers her a lot.  Kathy stated that there is a 
sidewalk from Lowes to Sunshine 2 (Laundromat) and there are plans to build a sidewalk along 
Thomas Point Road in front of the orthopedic office. There is also a sidewalk in front of Taco 
Bell.  Kathy said that her concern is the pedestrian traffic from the Wal-Mart area having to 
somehow cross Thomas Point Road to the rear of Cumberland Farms to get to the next sidewalk.  
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Kathy understands the focus on sidewalks for the future, and hopes that someday there will be a 
sidewalk along Thomas Point with a connector Road to Rt. 24 and eventually Brunswick 
Landing, but reiterated her concern that there is no sidewalk for bicycles and pedestrian traffic.  
Kathy agreed that this site is a difficult site and does not agree with the applicant that this site 
will not generate more traffic.   

Ed Cullan, owner of Sunshine 2 Laundromat, said that his concern is that the applicant is taking 
an area that already has issues down to 35 feet from 45 feet and asked what the reasoning was 
behind this.  Chris Tymula replied that this design allows for a distinguishable entrance and exit 
lane where there was none before.  Chris said that they could also add double yellow lines to 
make this pattern even more distinct.  Ed asked about the truck traffic patterns within the lot.  
Chris reviewed the traffic pattern for the fuel trucks and pointed out that they always have the 
fuel side on the passenger’s side for safety.  Charlie Frizzle pointed out that there are materials 
included in the packet that address this issue.   

Kevin King, of Pronto Oil Change, said that this is a better traffic flow in and out, applauded the 
applicant for the extra green space, and said that he believes that this is a good design.  Kevin 
added that they have been in discussion with the Town and would be willing to assist in the 
easement in the event that a sidewalk is placed along Thomas Point Road.   

Chair Charlie Frizzle closed the meeting to public comment.   

To clarify the sidewalk issue, Charlie Frizzle said that the Town is considering reconfiguration of 
Thomas Point Road and said that the Planning Board did not want to force new development to 
install sidewalks that may be torn up.  In consideration of this reconfiguration, the Board has 
asked that the orthopedic office set aside fund to be used when and if the Town reconfigures the 
road to be used for sidewalks out to the end of Thomas Point.   

MOTION BY BILL DANA THAT THE BOARD DEEMS THE SKETCH PLAN 
COMPLETE. MOTION SECONDED BY RICHARD VISSER, APPROVED 
UNANIMOUSLY. 

MOTION BY JEREMY EVANS THAT THE BOARD APPROVES THE SKETCH PLAN. 
MOTION SECONDED BY SANDE UPDEGRAPH, APPROVED UNANIMOUSLY.     

3. Workshop: Draft Zoning Ordinance Review – Chapters 4 and 5   

Anna Breinich reviewed the substantive changes to Chapters 4 of the Draft Zoning Ordinance.  
Charlie Frizzle pointed out that there are numerous false references within this section that need 
to be fixed.  Anna thanked Margaret Wilson for reworking those sections missing the general 
standard review criteria where there was none and the specific standards from which the review 
is based upon.  Anna pointed out that Chapter 4 now applies to more than single family and two 
family dwellings. Jane Arbuckle asked how the spaghetti lot standards were generated.  Margaret 
Wilson replied that they are state law.  Discussion regarding adding solar panels; decision to 
discuss at the next ZORC session.  
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Allison Harris, resident of Cumberland Street, stated that in driving around looking at the 
vegetative buffers, she noticed a lot of Japanese Knotweed invasive vegetative buffers; she does 
not know how the Town should define quality.  Anna flagged this as an item for discussion at the 
next ZORC workshop.    

Margaret Wilson noted that all the standards are very technical and said that they have had done 
a lot of work to make sure that these are up to current standards and can be followed easily.  
Anna Breinich said that after speaking with the Fire Chief, they will need to discuss Fire 
Protection Water Supply at the next ZORC session.  Anna reviewed the changes for 
requirements for residential recreational use that were discussed at the last Recreation 
Commission meeting that are not part of this draft.  With respects to parking and loading, Anna 
noted that they have never had requirements that were as specific and are very happy to see these 
changes.  Anna said the section on sidewalks has been reworked and thinks that this language is 
clearer.   

Allison Harris asked if there was code prohibiting parking in the front of your house and asked if 
this was only mentioned in the parking section.  Margaret Wilson replied that this is only 
referenced in the setback section.  Jane Arbuckle asked if parking on the lawn was allowed under 
the current ordinance.  Jeff Hutchinson replied that it is now allowed under the current ordinance 
because of setbacks and that this is common among most ordinances.  Jane said that this seems 
un-enforceable.  Anna added that this is supposed to be greenspace.       

With regards to lighting, Jane Arbuckle asked why the municipality was exempt; if the Town is 
requiring less cast off, the Town should be doing the same.  Anna Breinich replied that the Town 
does already adhere to the standards, but she has never seen an ordinance that would have such 
requirements for the municipality.  Charlie Frizzle replied that there would be no way to regulate 
this.  Jeff Hutchinson replied that the State and MDOT do not have such restrictions.  Jane said 
that if this is going to be effective it needs to include all the lighting.  Anna said that they don’t 
regulate right-of-ways, sidewalks, and street lights.  Jeff noted that MDOT also has restrictions 
and CMP owns most of the poles that the street lights are on.  Decision to discuss this at the next 
ZORC session. 

Signs were not reviewed at this meeting as they are not complete and will be discussed and 
reviewed at another workshop session. 

Decision to review Chapter at another work session to be scheduled.   

4. Other Business: no other business.    

5. Approval of Minutes: no minutes were approved at this meeting.   

6. Next Meeting: 9/13/16  

Adjourn  

This meeting was adjourned at 9:10 P.M. 

Respectfully Submitted, 
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Tonya Jenusaitis 

Recording Secretary 
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