Town of Brunswick, Maine
VILLAGE REVIEW BOARD

85 UNION STREET, BRUNSWICK, ME 04011

VILLAGE REVIEW BOARD AGENDA
TUESDAY, MARCH 16, 2021
7:15 P.M.
MEETING VIA ELECTRONIC DEVICES
THIS MEETING IS BEING CONDUCTED VIA ELECTRONIC DEVICES
WITH THE VILLAGE REVIEW BOARD PARTICIPATING FROM REMOTE LOCATIONS
THERE IS A LIMITED OPPORTUNITY FOR THE PUBLIC TO ATTEND THIS MEETING IN PERSON. ON-SITE
ATTENDANCE WILL BE LIMITED TO 20 PUBLIC PARTICIPANTS, WHO WILL BE REQUIRED TO WEAR
MASKS AND MAINTAIN SOCIAL DISTANCING BY USING THE SEATING PROVIDED. WE STRONGLY
ENCOURAGE PARTICIPANTS TO VIEW THE MEETING VIA TV3, LIVESTREAM, OR THE ZOOM PLATFORM.
THE PUBLIC CAN VIEW OR LISTEN TO THE MEETING ON TV3 (Channel 3 on Comcast) or streaming
at http://tv3hd.brunswickme.org/CablecastPublicSite/watch/1?channel=1
Or by Zoom
THE PUBLIC CAN VIEW OR LISTEN TO THE MEETING BY JOINING THE ZOOM MEETING
Join from a PC, Mac, iPad, iPhone, or Android device: Please click this URL to join.
https://us02web.zoom.us/j/87699205240?pwd=bS9SMUhSSVg3TUMwaEVpK1d1USswdz09
Passcode: 4Hybbr
Public Comments must be submitted through the Zoom Platform by “Raising your hand” and being
acknowledged by the host or by entering questions in the Q&A chat.
Or by Phone

Alternatively, members of the public who do not have the ability to connect via an electronic device can
participate by dialing +1 646 876 9923 and entering the Meeting ID number 876 9920 5240 and the
passcode 101851 when prompted. Please be advised message and data rates may apply. The Meeting Host
will make an announcement when it is time for public comment.
Press *9 to Raise your hand and Press *6 to unmute your phone when called upon.
All Votes to be Taken Via Roll Call

1. Case #VRB 21-002 36 Pleasant Street: At the request of the applicant, Steve Normand, the Board will review and
take action on a request for a Certificate of Appropriateness to modify previously approved plans (VRB 20-006 and
subsequently modified by VRB 20-029) in order to:
a. Replace the previously approved standing seam metal roof on the existing building and new building with
asphalt shingles;
b. Delete two (2) porches on the previously approved north elevation;

c. Replace the large second-story deck at the west end of the north elevation with a smaller deck; and
d. Replace the center window at the first-story east elevation with an egress door leading to a ground level patio
for the property located at 36 Pleasant Street (Map U14, Lot 20).
2. Approval of Minutes
3. Staff Approvals:
32 Cumberland Street – Modifications to the rear façade of the structure (removal of rear hallway window,
replacement of a rear window, replacement of a rear window with French double doors, and the removal of a rear
deck)

This agenda is being mailed to all abutters within 200 feet of the above referenced locations for Certificate of Appropriateness
requests and serves as public notice for said meeting. Village Review Board meetings are open to the public. Please call the
Brunswick Department of Planning and Development (725-6660) with any questions or comments. This meeting will be televised.

Town of Brunswick, Maine
DEPARTMENT OF PLANNING AND DEVELOPMENT

DRAFT FINDINGS OF FACT

REQUEST FOR CERTIFICATE OF APPROPRIATENESS FOR
NEW CONSTRUCTION AND ALTERATIONS TO AN EXISTING STRUCTURE
VILLAGE REVIEW BOARD
PROJECT NAME:
CASE NUMBER:
LOCATION:
APPLICANT &
OWNER:
REVIEW DATE:
PROJECT SUMMARY

Alterations to a Previously Approved Certificate of Appropriateness for an
Existing Structure and New Condominium Building
VRB 21-002

36 Pleasant Street (Map U14, Lot 20)

Steve and Mercie Normand
66 Back Shore Lane
Orr’s Island, ME 04066

March 16, 2021

This project first appeared before the Village Review Board (VRB) on April 29, 2020. At that meeting
the VRB reviewed and voted on two (2) different elements of the application (VRB 20-006):

1. A request for a Certificate of Appropriateness for Alterations to an Existing Structure to allow the
applicants to renovate the existing structure located at 36 Pleasant Street (Map U14, Lot 20) and
within the Growth Residential 6 (GR6) and Village Review Overlay (VRO) Zoning Districts was
approved unanimously by the VRB. The approved plans included a metal standing seam roof
and two (2) new porches and a second-story deck on the north elevation.

A subsequent application (VRB 20-029) to amend the approved plans in order to eliminate the
existing noncontributing garage doors on the front (south) façade and install new garage doors
on the side (west) façade was determined to be a minor activity pursuant to Section 5.2.8.B.(3).b
of the Town of Brunswick Zoning Ordinance and was approved by Town staff on October 1, 2020.

2. A second request for a Certificate of Appropriateness for New Construction to allow the
applicants to construct a new six-unit condominium building, located on the same parcel as the
existing building, failed to receive the necessary four (4) affirmative votes for approval (3-3-0
tie). At their regularly scheduled meeting on May 19, 2020, the VRB unanimously approved a
motion to rescind the previous motion and to table the item until June 2, 2020 to allow the
applicants time to revise their plans based on comments from the public and the Town of
Brunswick Planning Board, Staff Review Committee (SRC), and VRB.
A Certificate of Appropriateness was granted at the June 2, 2020 meeting after alterations were
made to the building height, location of the pedestrian entrance, grading around the building,
window fenestration, and location of the trash collection area. The approved plans included a
metal standing seam roof to match the roof proposed for the existing structure.

The applicant now requests a Certificate of Appropriateness for New Construction and Alterations to

an Existing Structure to amend the previously approved plans (VRB 20-006 and 20-029) to make the
following revisions:

1. Replace the metal standing seam roof on the existing structure with asphalt shingles.
This item is an after-the-fact request as an asphalt shingle roof has already been
installed.
2. Replace the metal standing seam roof on the new structure with matching asphalt shingles.

3. Delete the two (2) porches and second-story open deck from the north elevation of the
existing structure and replace them with one (1) smaller second-story deck on the west
elevation.

4. Replace the first-floor center window of the existing building’s east elevation with an
entrance door.

5. Maintain the front (south) facing garage doors instead of relocating them to the side (west)
of the structure as was approved by VRB 20-029.

The following draft Findings of Fact for a Certificate of Appropriateness for New Construction and
Additions and Alterations to an Existing Structure is based upon review standards as stated in
Subsection 5.2.8.C of the Town of Brunswick Zoning Ordinance.
REVIEW STANDARDS, SECTION 5.2.8.C, TOWN OF BRUNSWICK ZONING ORDINANCE
(1) General Standard
a. All Certificates of Appropriateness for new construction, additions, alterations,
relocations or demolition shall be in accordance with applicable requirements of this
Ordinance.
Based on the information available, the proposal meets the standards for the GR6 Zoning
District as established in Table 4.2.3: Dimensional and Density Standards for Growth Area
Zoning Districts.

b. In meeting the standards of this Ordinance the applicant may obtain additional
guidance from the U.S. Secretary of Interior's Standards for Rehabilitating Historic
Buildings and the Village Review Zone Design Guidelines.

The applicant has been instructed to review the Village Review Overlay District Design
Guidelines and the U.S. Secretary of Interior’s Standards for Rehabilitating Historic Buildings.
In response, the applicant has proposed to replace the first-floor center window on the
existing structure with an entrance door, consistent with historic photographs.

(2) New Construction and Additions and Alterations to Existing Structures

a. In approving applications for a Certificate of Appropriateness for new construction,
additions or alterations to contributing resources, the reviewing entity shall make
findings that the following standards have been satisfied:
i.

Any additions or alterations shall be designed in a manner to minimize the
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overall effect on the historic integrity of the contributing resource.
The deletion of the previously approved porches and deck from the north elevation
will listen the overall effect on the historic integrity of the existing structure. The
proposed entrance door in place of the first-floor center window on the east elevation
will restore some of the historic integrity of the existing structure.

ii.

Historic roof materials used prior to the existing metal roof are unknown, but the
existing metal roof is now part of the structure’s overall historic character. Therefore,
the replacement of the existing metal standing seam roof with asphalt shingles may
diminish the overall effect on the historic integrity of the contributing resource.

iii.

Section of The Village Review Overlay District Design Guidelines states, “metal and
asphalt shingles are the predominant roofing materials” within the district. Both roof
materials are used throughout the existing streetscape. The added entrance door on
the east elevation is consistent with the structure’s history and such entrances are
common throughout the existing streetscape.

iv.

The applicant is proposing a reproduction of the entrance door on the east elevation
of the existing structure.

v.

No significant changes are proposed to the mass or scale of the existing or proposed
structure. The deletion of the porches and balcony from the north elevation of the
existing structure will result in decreased mass that is more representative of the
historic character of the structure. The change in roof materials from metal to asphalt
is consistent with surrounding contributing resources, but not consistent with the
roof materials of the existing structure.

Alterations shall remain visually compatible with the existing streetscape.

Concealing of distinctive historic or architectural character-defining features is
prohibited. If needed, the applicant may replace any significant features with
in-kind replacement and/or accurate reproductions.

New construction or additions shall be visually compatible with existing mass,
scale and materials of the surrounding contributing resources.

When constructing additions, the applicant shall maintain the structural
integrity of existing structures.
Not applicable.

b. In approving applications for a Certificate of Appropriateness for new construction of,
or additions to commercial, multi-family and other non-residential structures, the
Village Review Board shall make findings that the following additional standards have
been satisfied.
i.

Where practicable, new off-street parking shall be located to the rear of the
principal building and shall be accessed from a secondary street. In cases
where off-street parking currently exists in a front or side yard, the parking
area shall be screened from the public right-of-way with landscaping or fencing.
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ii.

No changes are proposed to the previously approved off-street parking configuration.

iii.

No changes are proposed to the previously approved pedestrian ways and
connections.

iv.

No changes are proposed to the previously approved dumpster and mechanical
equipment locations.

v.

See Item iii above.

vi.

The applicant is not proposing any use of cinder block, concrete, or concrete block for
any of the alterations on either the existing structure or new condominium building.

vii.

No changes are proposed to the previously approved siding (Hardie-brand fiber
cement siding and Azak trim).

viii.

Not applicable.

ix.

Site plans shall identify pedestrian ways and connections from parking areas to
public rights-of-way.

All dumpsters and mechanical equipment shall be located no less than 25 feet
away from a public right-of-way, unless required by a public utility, and shall
be screened from public view.

Roof-top mounted heating, ventilation, air conditioning and energy producing
equipment shall be screened from the view of any public right-of-way or
incorporated into the structural design to the extent that either method does
not impede functionality. Parapets, projecting cornices, awnings or decorative
roof hangs are encouraged. Flat roofs without cornices are prohibited.

The use of cinder block, concrete and concrete block is prohibited on any
portion of a structure that is visible from the building's exterior, with the
exception of use in the building's foundation.

The use of vinyl, aluminum or other non-wood siding is permitted as illustrated
in the Village Review Board Design Guidelines. Asphalt and asbestos siding are
prohibited.

Buildings with advertising icon images built into their design ("trademark
buildings") are prohibited.

No building on Maine Street shall have a horizontal expanse of more than 40
feet without a pedestrian entry.
Not applicable.

No building on Maine Street shall have more than 15 feet horizontally of
windowless wall.
4

x.

Not applicable.

xi.

Not applicable.

xii.

Not applicable.

All new buildings and additions on Maine Street shall be built to the front
property line. This may be waived if at least 60 percent of the building's front
facade is on the property line, and the area in front of the setback is developed
as a pedestrian space.

If adding more than 50 percent new floor area to a structure located on Maine
Street, the addition shall be at least two (2) stories high and/or not less than 20
feet tall at the front property line.

The first-floor facade of any portion of a building that is visible from Maine
Street shall include a minimum of 50 percent glass. Upper floors shall have a
higher percentage of solid wall, between 15 percent and 40 percent glass.
Not applicable.

c. Proposed additions or alterations to noncontributing resources shall be designed to
enhance or improve the structure’s compatibility with nearby contributing resources
as compared to the existing noncontributing resources.
Not applicable.

(3) Signs

Signs shall comply with the requirements of Section 4.13 (Signs) with consideration given
to the Village Review Zone Design Guidelines.
Not applicable.

(4) Demolition and Relocation
a. Demolition or partial demolition or relocation of a contributing or, if visible from a
public right-of-way, a noncontributing resource, excluding incidental or
noncontributing accessory buildings and structures located on the same property,
shall be prohibited unless the application satisfies at least one of the following criteria.
i.

ii.

The structure poses an imminent threat to public health or safety. An
application must be accompanied by a report from a qualified structural
engineer for review by the Codes Enforcement Officer and photographs
depicting the current condition of the building.
Not applicable.

The condition of the structure is such that it cannot be adapted for any other
permitted use, whether by the current owner or by a purchaser, resulting in a
reasonable economic return, regardless of whether that return represents the
5

most profitable return possible, provided that the applicant can document
he/she has not contributed significantly to the deterioration of the structure.
An opinion shall be provided from an architect, licensed engineer, developer,
real estate consultant or appraiser or from a professional experienced in
historic rehabilitation, as to the economic feasibility for restoration,
renovation, or rehabilitation of the contributing resource versus demolition or
relocation of same.
Not applicable.

b. Demo, partial demolition or relocation of a noncontributing resource visible from a
public right-of-way, shall be approved by the Village Review Board if it is determined
that the proposed replacement structure or reuse of the property is deemed more
appropriate and compatible with the surrounding contributing resources than the
resource proposed for demolition.
Not applicable.
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DRAFT MOTIONS
36 PLEASANT STREET
REQUEST FOR A CERTIFICATE OF APPROPRIATENESS FOR NEW CONSTRUCTION
VILLAGE REVIEW BOARD
REVIEW DATE: MARCH 16, 2021
Motion 1:

That the Certificate of Appropriateness application is deemed complete.

--- PLEASE NOTE THAT THE VRB MAY CHOOSE TO APPROVE OR DENY THE BELOW --NUMBERED ALTERATIONS COLLECTIVELY OR AS INDIVIDUAL ITEMS
Motion 2:

That the Board approves the Certificate of Appropriateness for New Construction
in order to revise previously approved plans (VRB 20-006 and VRB 20-029) to allow
for the following:
1. Replace the metal standing seam roof on the existing structure with asphalt
shingles;
2. Replaced the metal standing seam roof on the new structure with matching
asphalt shingles;

3. Delete the two (2) porches and second-story open deck from the north elevation
of the existing structure and replace them with one (1) smaller second-story deck
on the west elevation;
4. Replace the first-floor center window of the existing building’s east elevation with
an entrance door; and
5. Maintain the front (south) facing garage doors instead of relocating them to the
side (west) of the structure as was approved by VRB 20-029.
For the property located at 36 Pleasant Street With the following condition(s):

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
Director of Planning and Development as a minor modification, shall require
further review and approval in accordance with the Brunswick Zoning Ordinance.
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VRB Case #:- - - - - -

Received:- - - - - - By: _ _ _ _ _ __

VILLAGE REVIEW BOARD _
CERTIFICATEOF APPROPRIATENESS
· APPLICATION

I.

Project Applicant:
Name:

Steve Normand

Address:

66 Back Shore Lane

Orrs Island, Maine 04066

Phone Number: _<20_1)_1s_1_-s_394_ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Email Address: _sn_@_s_te_v_en_o_rm_an_d_._co_m_ _ _ _ _ _ _ _ _ _ _ _ _ __
2.

Project Property Owner:

Name: _Sa_m_e_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Address:---------~---~~------

Phone Number: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Email Address:

3.

Authorized Representative: (If different than applicant)
Name:

same

-------------------------

Address:---------------------

Phone Number:
---------------------Email Address:
4.

Physical Location of Property Being Affected:

Address:

36 Pleasant Street

5.

14_ _ _ _ Lot #_2_0_ _ _ _ _ _ of subject property.
Tax Assessor's Map #_u_

6.

Underlying Zoning District _G_R_s_ _ _ _ _ __

7.

Type of Activity (check all that apply):

Ii
D
D

Additions and New Construction
Structural Alteration
Demolition/Moving of Structure

□ Sign Permit

8.

Describe the location and nature of the proposed change(s), including a brief description of the
proposed construction, reconstruction, alteration, demolition, proposed re-use, or other change (use
separate sheet if necessary): Changes to the previously approved plans for the condominiums@ Pleasant and Union Streets:
1. Remove the seriously deteriorated metal roofing and replace with Landmark asphalt shingles color similar to metal removed, •cobblestone".
2. On the new 6-unit building in lieu of the previously approved metal roofing replace with Landmark asphalt shingles, color •Cobblestone•.
3. On the existing building we have eliminated the two •add ond proches originally shown on the north elevation. Also we had to due to its
structural condition, remove the large open 2nd level deck at the west end of the north elevation. We are providing a smaller open deck
fur the second floor unit on the west elevation.
4. At the 1st floor east elevation, we will be replacing the canter window with an egress door onto a small ground level patio for this unit. This

will replace the covered deck removed In #3 above. Note during the original VRGB discussions it was brought to our attention by one
of your Board members that there had been a door in that location originally.

Applicant's
Signature._~.,...:~~(,£/.,£..l',:...L,~~=~--1-J~~----------'--=--~-----

VILLAGE REVIEW BOARD

APPLICATION FOR CERTIFICATE OF COMPLIANCE
APPLICATION CHECK-LIST
This checldist will be completed by the Department of Planning and Development. The Department
requires that all application materials be submitted in BOTH bard copy and digital format. In
addition, for Major Review applications, EIGHT (8) HARD COPIES are required after your
application is considered complete by Department staff. Your project will not be placed on the
Village Review Board's agenda until this determination is made. For assistance, please contact the
Department of Planning and Development at (207)725-6660.

~ Completed application form
■

A copy of the building survey prepared by the Pejepscot Historical Society pertaining to the
structure under review (provided by Department Staff). ON ? /l.-£-

1)

A drawing showing the design, texture, and location of any construction, alteration, demolition for
which a certificate is required. The drawing shall include plans and exterior elevations drawn to
scale, with sufficient detail to show their relations to exterior appearances and the architectural
design of the building. Drawings need not be prepared by an architect or engineer, but shall be
clear, complete, and specific.

Cit" A site plan or photographs showing the relationship of the changes to the surroundings.
--8--

If architectural features are to be removed or replaced (including but not limited to original
windows, siding, roofing material and other design elements), provide photographic
documentation or a written assessment from a preservation professional or contractor explaining the
condition of the material and reason for removal/replacement.

■

Photographs of the building(s) involved, its context, and detailed photos of immediate area.

l'I

List all proposed materials and products, and clearly identify their location on the drawings.
Indicate texture of material, if applicable.

t')/f-,/

,,:-,e-,;_

/"}

'- D

Provide manufacturer's product information and, if possible, bring material samples to the meeting.

-a· Provide information such as dimensions, photographs or source for salvaged or reused materials. l<l'//1
-.Q:- For demolition applications, provide detailed information address~9standards contained in
rJ /~ Subsections 5.2.8.C (4) of the Brunswick Zoning Ordinance. ;//I/-

3 -- 6 - --z, \

This application was certified as being complete on
(date) by
M. Atl
of the Department of Planning and Development.

%~\,_,

TIDS APPLICATION WAS:

D

Granted

D

Granted With Conditions

D

Denied

■

Forwarded to Village Review Board

D

Building Permit Required

□

Building Permit NOT Required

Applicable Comments: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Sign~fr~taffReviewing Application
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H::CBTOR::CC PREBER VA. T::CON BURV::S::Y

36 Pleasant

Brunswick

Cumberland
'

County

• City/Town

Street Address and Number

historic: residence of Robert? Dunning
Name of Building/site: ....................... {later ..Jchn. A•.. Dunning
common 1nel/or Historic

..

Type of Structure:
~ Residential

t ..................

D Commercial

Condition:

IX! Good

Endangered:

D No

D Fair

D Industrial

D

1979-1980 photos t. Bor-JD Other: .........................................senkct··&:··.J;;··-6oi'f·········

Poor

D Yes .................................................................................................................................. .

Surveyor: .......1... .C-o!'.f:.................... Organization:~j~Jl~.9.2~ ..?.~.g?;,9.~~.'.!: .. §~~.'!~.Y Date: ................................. ..
Rating· National .. Register. q_ualit:r............................................................................................................... ..

Historic Significance to the Community· Earliest... ~~~.~~ .. ~~-~~...?.'?.•••~~!':~.!:~.. P.~~~

..:f?E.~......

~.P.~~ ..l.E:.e:7::~...?.L~h~...~?..~h...'?.~~.~~,....~t~.~ ..!?:Ei:1.<E:E-~.•~~~...~~~- .. f..~.TI9:~~ .. ~~~ .. ~.2 ...............

%1~i.i~h5~n~!~tr-}!:.f::;!;;.!f:~:J;~~;!·;::~~-;:~!~·I;;::.::.~!. .~. .~:;~!....!~.~...~!!.~.
Has been occupied by Lovell family pre-1917 -1979 •••

Title: J9:44S Robert Dunning to John Dunning, innholder "the Dwelling house now
.
w~~pied by-the said John ••• " 4/28/1802
71:114 JD tt JDJd $6000 130 acres ••• w/bldgs on 4 rod road "on which my dwelling
.
house stands" ll/26/1814 @eed 103:562 equates JDJd with John A. Dunning;
134:466 JAD to Abner B. Thompson ••• dw. hse now occ by Dunning ••• 9/llv'lBJJ
...
194:439 ABT to John D. Coburn ••••• now occupied b7 Thompson l0/27/1845. . .·
198:539 JDC to Jos. McKeen+ ••• dw. hse now occ ABT ••• 10/29/1846. cites ABT
24J:SJ5.Jl~cl+ to Samuel R. Jackson ••• now occ. Miss T.B. Hinkley ••• 6/16/lBSJ
433:84 SRJ to Hiram Henry ••• 8/14/1876 cites J McK.
451:265 HH to Calvin w. Allen 6/12/78 cites 43J:84.
Haps:• 1828
1846
1871
1)10

• J. A. Dunning
• J. D. Coburn
= s. R. Jackson
#36 • c.w. All.en

Newspe.per: Telegraph 5/l5/1885 p. 2: "In the early part of the present century,this thoroughfare /Pleasant Streetl only led from Main street to the residence of
Capt. John Dunning, now occupied by Dr. Allen. The road was only one rod
in width, and was known at that time as 'Mud Lane.• The unfinished room in
the second story of the L of .the house was the largest hall in the vilh.ge,
and was used for se"Te ra.l years- for public meetings and the College exhi.bi tions."
Directories: 1910= C. W. Allen (& farri.ly)
1917-1938=Horace D. Lovell
1940-1942=Hrs. Florence }f. Lovell, Lovell :Ior.iestead, Tou..""'.i.sts
1944-1967= Horace A. Lovell or 3orace Lovell
1971-1979=Hrs. Habel. c. Lovell
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