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VILLAGE REVIEW BOARD 

MARCH 17, 2015 
 
MEMBERS PRESENT:  Chair Emily Swan, Laura Lienert, Connie Lundquist, Gary 
Massanek and Brooks Stoddard (Entered at 7:20) 
 
Members absent:  Karen Topp 
 
STAFF PRESENT:  Director of Planning and Development, Anna Breinich  
 
A meeting of the Village Review Board was held on Tuesday, March 17, 2015 at the 
Municipal Meeting Facility at 85 Union Street, Council Chambers. Chair Emily Swan 
called the meeting to order at 7:15 P.M. 
 
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). 
 
Connie Lundquist stated that she is acquainted with the technology consultant, but does 
not feel that this will impact her decision on the Board and asked if members or the 
applicant had any issues with her remaining a voting member.  There were no objections 
and Connie remained a voting member in the application.  

Anna Breinich introduced the application for a rooftop greenhouse and offices on an 
existing foundation located on the same lot and restaurant as Tao Yuan; greenhouse 
address 0 Abbey Road.  The proposed structure is located in the Town Center Village 
Review overlay district. The design incorporates the present restaurant on site and the 
surrounding area buildings which are a mix of structures. The applicant has tried to match 
some of the restaurant elements as well as meshing in the adjacent modern town houses 
that were constructed a few years ago.  

Brooks Stoddard entered the meeting.  

Kate Holcomb introduced the application and presented a PowerPoint presentation.  Kate 
stated that some changes have been made since the Village Review workshop on 
February 17, 2015.  Since the workshop the applicant has decided to have two residential 
apartments on the first floor; one, 1 bedroom and the second a studio.  Kate said that they 
have modified the deck on the northeast corner to prevent oversized vehicles from 
flipping at this corner. Kate said that the west view was the most problematic at the last 
meeting and since then they have enclosed the dumpster to create a more fluid line, 
changed the garage door to a double door and included a door frame on the stairway to 
prevent public access.  To the south view, they have added tire stops to prevent cars from 
hitting the building.  Kate reviewed other examples of rooftop greenhouse and discussed 
the advantages of the polycarbonate that will be used in the project.  Wood siding, pine 
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board trim, double hung windows, single-pane patio style doors and double door on the 
west side, Ipe wood for the decking, black railing and the garage door will be white with 
simple windows on the top.    

Emily Swan asked if the doors were wood and John Stadler replied that the doors are 
wood with vinyl.  Emily confirmed that the windows had muntins on the outside of the 
glass and the applicant replied that they are on the outside.  Emily asked about the pillars 
on the corner and John replied that the architect has to recommend them depending on 
the length; there are existing posts that they may have to use.  Connie Lundquist asked if 
there was just one garage and what the door was made of. Kate Holcomb replied that 
there is only one garage door that will be insulated and the same as the adjacent garage 
door.  

Gary Massanek pointed out that within the application it stated that the design is 
generated by “sketch-up” software and may change due to structural considerations.  
Anna Breinich replied that there were a number of concerns raised at staff review which 
was based on what was given at that time. Anna said that what was given for Planning 
Board review has since changed as the use that was proposed and reviewed at staff level 
was based on a different set of uses and staff has requested a new application for Staff 
Review and Planning Board; original review was for office use and has since changed to 
apartments.  The application will be resubmitted tomorrow and will be going back 
through Staff Review on March 25th and scheduled for the April 7th Planning Board 
meeting.  Anna said that the issue raised was building code, residential and non-
residential, there may be some changes and could come back to the VRB and trigger 
another review.   

Emily Swan asked if the polycarbonate would be molded/built for this use and John 
replied that the sections are flexible.  With regards to the free standing door frame, 
Connie Lundquist said that it still seems as though someone could hop around it. John 
Stadler replied that he looked at placing it at the bottom but that could be bypassed and 
this is an issue that was raised at the Staff Review level for safety.    

Emily opened the meeting to the public comment.  

Andy Friedman, resident of 11 Abbey Road, said that this is a fantastic project, but still 
has concerns with blacking out the light, the noise issue and actual construction traffic 
impact.  Andy asked what time of day construction would be taking place and snow 
removal. Anna Breinich replied that none of the concerns are applicable for VRB, but are 
for Planning Board and Staff Review.  Anna suggested forwarding comments to her, the 
Staff Review Committee or attending the Planning Board meeting. Kate Holcomb replied 
that the material being used for a light curtain is a blackout curtain for plants that need 
less light in the summer and used to prevent light from escaping. The applicant is looking 
at a system that would slowly retract and cover the roof in sections; this material is light-
weight dark material that would bundle in the beams.  Gary Massanek asked if the curtain 
rolled from top up or vice versa and Kate replied that they come in different designs.  
Kate said that they will be using LED lights that do not emit as much light pollution and 
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have a broader spectrum and not as much white light.  Emily Swan asked if they will be 
blocking out day light as well.  John Stadler stated that the primary use of the curtains 
and light will be for the wintertime use and for heat.  Emily and Gary noted that they are 
both worried that the curtains will take away from the current look and that they may 
want to consider adding a condition.  Gary asked the dimensions of the arch rib and John 
replied that the actual arch is about 4 inches and the perlin are just rods an inch diameter.  

Laura Lienert asked about the heating, cooling and where venting will be located.  John 
Stadler replied that the location of the AC has not been drawn yet, but will probably be 
located on the Post Office side.  Connie Lundquist asked if they can be enclosed and John 
replied that they can be to some degree.  John replied that he was comfortable with 
making a condition that the systems not be visible to neighbors, public or located on the 
roof or deck.  

MOTION BY GARY MASSANEK THAT THE CERTIFICATE OF 
APPROPRIATENESS APPLICATION IS DEEMED COMPLETE. SECONDED 
BY KAREN, AND APPROVED UNANIMOUSLY.  

Laura Lienert said that she is concerned that the steps on the Post Office side will be 
industrial in appearance and asked if the steps be moved to the back behind the tree.  
Emily Swan replied that the steps come down to the loading dock. Anna Breinich 
encouraged the applicant to keep as much landscaping that is already there. John Stadler 
replied that removing the stairs would reduce the green the west side of the building and 
push out the compressor making it more visible. Laura replied that she did not realize 
there was a loading dock; she thought it was just parking.  Kate Holcomb replied that 
they do not anticipate using the loading dock that often and reviewed the proposed 
landscaping design. 

Laura Lienert spoke about lighting and although the spots are functional, they are very 
non-residential looking and suggested a semi-flush mount.  Anna Breinich replied that 
this is something that they discussed in Staff Review and they have asked for a new 
photometric plan.  Anna said that the lights will be looked at to make sure that they meet 
the cut off by the Town Engineer, John Foster.  Laura suggested a flush mount or semi-
flush mount; Emily Swan and Connie Lundquist agreed.  Gary Massanek also suggested 
changing out the glass doors as they are no longer offices but residential apartments. 

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

3. Outdoor HVAC equipment will be placed on ground level under the rear 
staircase located on the southwest corner of the building.  

4. That the greenhouse heat shielding mechanism, in its withdrawn position, does 
not significantly alter the appearance of the structure.  

5. That prior to the issuance of a Certificate of Appropriateness, cut-off exterior 
building lighting, more residential in style shall be found acceptable by the 
Director of Planning and Development.  

MOTION SECONDED BY BROOKS STODDARD, APPROVED 
UNANIMOUSLY.  

Minutes  

MOTION BY GARY MASSANEK TO APPROVE THE MINUTES OF JANUARY 
22, 2015 AS AMENDED. MOTION SECONDED BY CONNIE LUNDQUIST, 
APPROVED UNANIMOUSLY. 

Other  

Emily Swan spoke about past year preservation month activities such as a photo contest, 
themed tours and themed talks. Themes have included Focus on Maine Street; Look up 
Look Down, Look In; This Place Matters; Old is the New Green and etc. It was decided 
that if there was interest and time, to please contact Emily. 

Adjourn 
This meeting was adjourned at 8:36 P.M. 
 
Respectfully Submitted 

 
Tonya Jenusaitis, 
Recording Secretary 


