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AGENDA  
COUNCIL CHAMBERS, 85 UNION STREET 

TUESDAY, MARCH 17, 2015, 7:15 P.M. 
 
 
 

 
1. Case # VRB 15-006 – 0 Abbey Road – The Board will discuss and take action regarding a 

Certificate of Appropriateness for the construction of a new commercial structure on the 
existing foundation onsite, to include parking, storage, workspace and a greenhouse for Tao 
Yuan restaurant; located at 0 Abbey Road (Map U13, Lot 95). 

 
2. Other Business 

 
3. Approval of Minutes 

 
 
 
 
 
 
 
 
 

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 questions or comments.  This meeting is televised. 
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Draft Findings of Fact 
O Abbey Road 

Request for Certificate of Appropriateness for Construction of a New Structure  
Village Review Board  

Review Date:  March 17, 2015 
 
 

Project Name: 0 Abbey Road - Tao Yuan Greenhouse 
 
Case Number: VRB -15-006 
 
Tax Map:  Map U13 Lot 095 
 
Applicant:  Cecile and Cara Stadler 
   Tao Yuan Restaurant LLC 
   22 Pleasant Street 
   Brunswick, ME  04011 
   207-299-2068 
  
Property Owner: Cecile and John Stadler 
   Cara’s Place LLC 
   109 Holland Drive 
   Phippsburg, ME  04562 
   207-389-2162 
 
Authorized Rep: Kate Holcomb 
   509 Cumberland Avenue #5 
   Portland, ME  04101 
   978-821-3884 
  
PROJECT SUMMARY 
 
A Certificate of Appropriateness is requested to construct a two –story commercial 
building on an existing foundation at 0 Abbey Road located on the same lot and adjacent 
to Tao Yuan Restaurant.  It is located in the Town Center 1 (TC1) Zoning District and the 
Village Review Overlay Zone, in somewhat of an eclectic neighborhood of 19th and 20th 
Century commercial and civic structures, as well as recently constructed townhouses. 
 
The building will house a prep kitchen, three individual offices, a second story 
greenhouse and staff parking for use by Tao Yuan and a possible office tenant,.  The aim 
of the design is to integrate form and function to create an attractive and interesting one-
of-a-kind building while demonstrating a new form of farm-to-table restaurant for urban 
settings.  A detailed description of structural use is included in the application cover 
letter.  It should be noted that the current building design has been developed with 
“sketch-up” software and may change due to structural design considerations.   
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At the applicant’s request, the Village Review Board held a pre-application workshop on 
February 17th, followed by a Board-scheduled site walk of the property with the owner on 
March 10th.  An application for a site plan amendment to the originally approved site 
plan/subdivision known as Terrace Place has been submitted and will be considered by 
the Planning Board on March 24th.   
 
The following draft Findings of Fact for a Certificate of Appropriateness is based upon 
review standards as stated in Section 216.9 of the Brunswick Zoning Ordinance.   
 
216.9 Review Standards  
 
A. General Standard. 
 

1.   All Certificates of Appropriateness for new construction, additions, 
alterations, relocations or demolition shall be in accordance with applicable 
requirements of this Ordinance.  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.  As described in their application, the 
proposed addition will be finished with an exterior similar to that of the existing 
adjacent structures.  The existing foundation originally designed for basement 
level parking and three townhouse-style dwelling units matching those directly 
north of this development, will be reused as shown on the attached sketch-up 
designs.   Siding is proposed as painted wood clapboard with is consistent with 
VRZ Design Guidelines.   
 
The first floor front of the structure will include three doorways with double-hung 
windows placed in-between.  Spacing is based on existing concrete steps built into 
the foundation.  Door design appears to be a two panel glass door.  However 
material specifications are not provided. 
 
A second story greenhouse made of polycarbonate material is proposed with a 
surrounding deck and railing generally consistent with VRZ Design Guidelines.     

   
  The south side of the structure visible from Pleasant Street is compatible in 

styling to the Tao Yuan building.  The rear and north side of the structure are 
more utilitarian in appearance, containing a small loading dock, stairway and 
garage entrance to the basement parking and storage area.   

 
B. New Construction, Additions and Alterations to Existing Structures.  

 
 1. 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: 

  a. Any additions or alterations shall be designed in a manner to 
minimize the overall effect on the historic integrity of the contributing 
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resource.  The new structure attempts to complement the adjacent mix of 
new and historic architectural styles through design and materials.   

  b. Alterations shall remain visually compatible with the existing 
streetscape.  First floor building elements are visually compatible. 

  c. 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.  N/A. 

  d. New construction or additions shall be visually compatible with 
existing mass, scale and materials of the surrounding contributing 
resources.  The new structure is compatible in mass, scale and materials. 
The second-story greenhouse will be of transparent polycarbonate 
material with fiberglass beams and will be internally shielded at times by 
“heat curtains.”  The remainder of the structure will be constructed with 
compatible materials as mentioned previously.  Material specifications for 
front doors must be submitted for review and approval prior to the 
issuance of the Certificate of Appropriateness,  

  e. When constructing additions, the applicant shall maintain the 
structural integrity of existing structures.  N/A. 

  f. For new construction of or additions to commercial, multi-family 
and other non-residential uses the following additional standards shall 
apply: 

   1) Parking lots shall be prohibited in side and front yards, 
except if the application involves the renovation of existing 
structures where such a configuration currently exists.  In 
cases where such parking configurations exist, the parking 
area shall be screened from the public right-of-way with 
landscaping or fencing.  No changes to the existing parking lot 
are proposed other than restriping of parking spaces to 
accommodate two-way traffic flow to the rear of the structure.  
Basement parking will be provided with the garage entrance 
accessible from the common driveway located on the northern 
property line. 

   2) Site plans shall identify pedestrian ways and connections 
from parking areas to public rights-of-way.   No change to 
pedestrian access is proposed. 

   3) All dumpsters and mechanical equipment shall be located 
no less than 25 feet away from a public right-of-way and shall 
be screened from public view.  Dumpsters will continue to be 
located to the rear of the structure and are indicated to be 
enclosed.  Enclosure material must be identified for further review 
and approval. 

   4) 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 
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impede functionality.  Parapets, projecting cornices, awnings 
or decorative roof hangs are encouraged.  Flat roofs without 
cornices are prohibited.  None proposed.   

   5) Building Materials: 
   a) 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.  None of these materials are proposed for use on any 
visual portion of the structure, with the exception of the foundation 
as currently exists. 

   b) 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.  None 
proposed. 

   c) Buildings with advertising icon images built into their 
design ("trademark buildings") are prohibited.  No trademark 
advertising icons are proposed to be built into the design of the 
building. 

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

7) No building on Maine Street shall have more than 15 feet horizontally of 
windowless wall.  Not applicable. 

8) All new buildings and additions on Maine Street: 
 a) Must be built to the front property line. This may be waived if at least 60% 

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. 

 b) If adding more than 50% new floor area to a structure, the addition shall be 
at least two stories high and not less than 20 feet tall at the front property 
line. 

 c) The first floor facade of any portion of a building that is visible from Maine 
Street shall include a minimum of 50% glass.  Upper floors shall have a 
higher percentage of solid wall, between 15% and 40% glass.  Subsections a., 
b. and c. above are not applicable. 

9) 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. 

  
C. Signs 

Signs shall comply with the requirements of Chapter 6 (Sign Regulations) with 
consideration given to the Village Review Zone Design Guidelines.  No additional 
signs are proposed. 
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DRAFT MOTIONS 
0 ABBEY ROAD 

REQUEST FOR CERTIFICATE OF APPROPRIATENESS FOR 
CONSTRUCTION OF A NEW STRUCTURE.   

VILLAGE REVIEW BOARD  
REVIEW DATE:  MARCH 17, 2015 

 
 
Motion 1: That the Certificate of Appropriateness application is deemed complete.  
 
Motion 3: That the Board approves the Certificate of Appropriateness for an addition 

to an existing structure at 22 Pleasant Street in the application 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 Director of 
Planning and Development as a minor modification, shall require 
further review and approval in accordance with the Brunswick Zoning 
Ordinance.  

 
2. That prior to the issuance of a Certificate of Appropriateness, detailed 

information be provided to staff for review and approval regarding 
proposed front door materials consistent with the Village Review Zone 
Design Guidelines. 

 
3. That prior to the issuance of a Certificate of Appropriateness, 

construction materials for the dumpster enclosure shall be provided to 
staff for review and approval, consistent with the Village Review Zone 
Design Guidelines. 
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