
Town of Brunswick, Maine 
INCORPORATED 1739 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
85 UNION STREET, SUITE 216 

BRUNSWICK, ME  04011 

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

VILLAGE REVIEW BOARD 
REVISED AGENDA 

COUNCIL CHAMBERS, 85 UNION STREET 
TUESDAY, SEPTEMBER 20, 2016, 7:15 PM 

1. Case # VRB 16-023 – 15 Bath Road (90-Day Demolition Delay 6/21/16-9/19/16) – The Board will
receive a progress update, discuss and take action on a request for a Certificate of Appropriateness for the
demolition of a residential structure at 15 Bath Road (Map U08, Lot 108), located within the federally-
designated Federal Street Historic District.

2. Case # VRB 16-031 – 24 School Street – The Board will discuss and take action on a request for a
Certificate of Appropriateness for proposed renovations to a structure located at 24 School Street (Map
U08, Lot 33).

3. Case # VRB 16-027 - 35-39 Pleasant Street (St. John’s Church/All Saint’s Parish) – The Board will
discuss and take action on a request for a Certificate of Appropriateness for the new construction of a
14,685 sq. ft. multi-use building  at 35-39 Pleasant Street (Map U16, Lots 47-48).

4. Case # VRB 16-034 – 76 Pleasant Street – The Board will discuss and take action on a Certificate of
Appropriateness for proposed renovations at 76 Pleasant Street (Map U15, Lot 57). 

5. Other Business

6. Approval of Minutes

Staff Approvals: 

37 Mill Street – Signage 
52B Maine Street - Signage 

Item #4 removed, 9/14/16 

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 will to be televised. 



































































































































































































































































































































1

Draft Findings of Fact 
35-39 Pleasant Street 

Request for Certificate of Appropriateness for New Construction 
Village Review Board  

Review Date: September 20, 2016 

Project Name: Construction of New Multi-Use Building (All Saints Parish) 
Case Number: VRB -16-027 
Tax Map: Map U16, Lots 47 and 48 
Applicant:  Charleen Foley 

All Saints Parish 
35-39 Pleasant Street 
Brunswick, ME  04011 
207-725-2624 

Property Owners: The Roman Catholic Bishop of Portland Trust 
c/o All Saints Parish Booking Office 
144 Lincoln Street 
Bath, ME  04530 
207-725-2624 

Authorized 
Representative: Kevin Clark, PLS, President 

Sitelines PA 
8 Cumberland Street 
Brunswick, ME  04011 
207-725-1200, ext.14 

PROJECT SUMMARY 

The applicant is requesting a Certificate of Appropriateness for the new construction of a 13,800 
square foot, one-story multi-purpose building for All Saints Parish, located at 35-39 Pleasant 
Street.  This proposal is considered Phase 1 of a two-phase common development plan scheme 
approved by the Planning Board on July 26, 2016.   

A workshop session was conducted by the Village Review Board on July 19, 2016 at which time, 
Board members and neighbors raised concerns regarding compatibility with existing 
neighborhood mass and scale and the desire for the straight line of the Pleasant Street façade to be 
“broken up” architecturally, as well as building materials for the west facing side of the structure.  
It appears that the concerns have not been addressed in the revised text nor elevations contained 
in the application with the exception of additional landscaping indicated. 

The proposed development is located in the Town Residential (TR1) Zoning District and the 
Village Review Overlay Zone.   

The following draft Findings of Fact for a Certificate of Appropriateness for New Construction is 
based upon review standards as stated in Section 216.9 of the Brunswick Zoning Ordinance.   
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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.
The proposed structure appears to be mostly consistent with existing Village Review
Overlay Zone Design Guidelines, with the exception of mass and scale of the structure
and how the structure relates to the street.  As designed, the proposed structure and
outdoor plaza opens to the side parking lot and forms an acceptable campus setting,
facing the historic St. John the Baptist Church, the campus anchor.

During the previous workshop session, it was requested that the applicant consider 
adding architectural features to “break up” the massing of the Pleasant Street façade.  
However, no options other than additional landscaping have been provided for 
consideration at this time.   

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 resource.  Not 
applicable. 
b. Alterations shall remain visually compatible with the existing
streetscape.  Not applicable. 
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.  Not 
applicable. 
d. New construction or additions shall be visually compatible with existing
mass, scale and materials of the surrounding contributing resources.  The 
proposed building design and its design elements are visually compatible with 
the existing materials of the surrounding resources.  As stated above, existing 
mass and scale should be addressed.    
e. When constructing additions, the applicant shall maintain the structural
integrity of existing structures.  Not applicable. 
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 side parking lot are proposed during Phase 1 of the common 
development plan for the site. 
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 2. Site plans shall identify pedestrian ways and connections from parking areas to 
public rights-of-way.  As shown on the site plan, pedestrian connections to sidewalks 
and the parking lot are provided.  An interior-facing plaza is also proposed between the 
structure and side parking lot.   

 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.  No dumpsters or 
mechanical equipment will be located within 25 feet from the public rights-of-way nor be 
visible to the public. 

 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 
impede functionality.  Parapets, projecting cornices, awnings or decorative roof 
hangs are encouraged.  Flat roofs without cornices are prohibited.  No roof-top 
equipment is indicated.   

 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.  As stated in the application, 
a pattern of large stone-like veneer masonry units will be used on the sides facing 
the side plaza (entry), Pleasant Street and a portion of the west side closest to 
Pleasant Street.  Buff colored precast concrete (or brick veneer) panels will be 
used alongside the tall window openings and the west and south side walls. 

  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.  Not applicable. 

 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.  Not applicable. 

  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.  Not applicable. 

  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.  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.  Any proposed signs 
shall meet ordinance standards and Village Review Zone Design Guidelines for design, size 
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and placement.  A formal review and approval will be completed by the Code Enforcement 
Officer upon submittal of a sign permit.  

 
 
 
 

DRAFT MOTIONS 
35-39 PLEASANT STREET 

REQUEST FOR CERTIFICATE OF APPROPRIATENESS FOR NEW 
CONSTRUCTION  

VILLAGE REVIEW BOARD  
REVIEW DATE: SEPTEMBER 20, 2016 

 
 
Motion 1: That the Certificate of Appropriateness application is deemed complete.   
 
Motion 2: That the Board approves the Certificate of Appropriateness for construction of a 

new multi-purpose structure at 35-39 Pleasant Street as outlined 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 the massing of the building façade facing Pleasant Street be 

architecturally designed to be more compatible with the existing streetscape. 
 



September 6, 2016 

1340.01 

Mr. Jared Woolston, Town Planner 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 

Re: Village Review Board – Certificate of Appropriateness 
ALL SAINTS PARISH MULTI-USE BUILDING (PHASE 1) 
35-39 PLEASANT STREET 
Tax Map U16, Lots 47 & 48 

Dear Jared: 

On behalf of ALL SAINTS PARISH, Sitelines, PA is pleased to submit the enclosed Concept Plan, 
Architectural Sketches and renderings, as well as other supporting materials for the development 
of a 14,685 sq. ft. multi-use building on the St. John’s Church property located on Pleasant 
Street. This letter is intended to summarize the project in order to facilitate review and approval 
by the Village Review Board. 

PROPERTY 
THE ROMAN CATHOLIC BISHOP OF PORTLAND TRUST owns two parcels of land located on Pleasant 
Street (Tax Map U16, Lots 47 & 48). The parcel contains 4.68 acres and is currently developed, 
with a church, elementary school, a former convent building, several storage buildings, as well as 
paved parking and playground areas. The existing impervious area is 118,610 sq. ft. (2.72 acres) 
or 58.2% impervious coverage. The property is located in the Inner Pleasant Street (TR1) and the 
Intown Railroad Corridor (MU2) Zoning districts. As more than 50% of the property is located 
within the MU2 Zoning district, the dimension standards of the MU2 district are being applied 
for this project. Please see the attached advisory memo from Jeff Hutchinson, CEO. 

PROPOSED DESIGN 
The applicant received approval of a Common Development Plan for the parcel in June 2016 that 
included two phases. Phase 1 will consist of the construction of a new 14,685 sq. ft. one-story 
multi-use building, which will contain an auditorium/cafeteria/gymnasium, a stage, a music 
room, kitchen, and adoration chapel, a meeting room, as well as locker rooms and bath rooms. 
Fundraising is currently underway for this facility. The construction of this facility, concrete 
walkways and utility driveway will increase the impervious area to approximately 129,500 sq. ft. 
or 63.5% coverage. The campus will continue to utilize the existing parking and traffic 
circulation patterns. 



All Saints Parish Multi-Use Building (Phase 1) 
Brunswick, Maine 
Page 2 of 2 

SITELINES P.A.         ENGINEERS − PLANNERS − SURVEYORS − LANDSCAPE ARCHITECTS 
8 CUMBERLAND STREET,  BRUNSWICK,  MAINE  04011    PHONE: 207−725−1200   FAX: 207−725−1114 

Phase 2 will consist of the removal of the old convent building, which is now used as the parish 
center, the removal of the school building, and construction of an approximate 13,200 s.f. 
footprint two-story school building. As part of Phase 2, the existing parking lot and drive aisles 
will be redeveloped to serve the new buildings and enhance traffic flow.  

For the purposes of this application, only Phase 1 of the project is being considered. The 
approved Common Development Plan consisted of approximate building locations, parking lot 
configurations, pedestrian walkways, and a master landscaping plan. This submission is intended 
to be in compliance with the Common Development Plan, as well as with all applicable 
standards of the Town of Brunswick Land Use Ordinance. 

The applicant is working with Scott Simons Architects for the design of the Phase 1 Multi-Use 
building. A narrative, describing the project, and specifically the architectural design of the 
multi-use building, is enclosed with this letter. 

SUMMARY 
We trust that this information satisfactorily addresses the requirements for a Certificate of 
Appropriateness Application and we look forward to meeting with you and the Village Review 
Board at the September 20, 2016 meeting to obtain their feedback.  

We appreciate your assistance with this project. Should you have any questions, please call or 
contact me via kclark@sitelinespa.com. 

Very truly yours, 

Kevin P. Clark 
Kevin P. Clark, PLS 
President 

Enclosures 
cc:  Charles Wiercinski 
 Charleen Foley 
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Kevin Clark

From: Jeff Hutchinson <jhutchinson@brunswickme.org>
Sent: Monday, August 31, 2015 2:48 PM
To: Kevin Clark
Cc: chashome@myfairpoint.net; 'James Baskerville'; Anna Breinich
Subject: RE: St. John's Church - Pleasant Street

Hi Kevin, 
I have conducted a zoning determination regarding the subject property using the Town’s GIS system (current practice) 
and have arrived at the same conclusion.  Therefore, in accordance with Section 303.B of the existing Brunswick zoning 
ordinance, it’s my opinion that the MU2 zoning district would govern development of this property.  
A copy of this determination and this email thread will be placed in the property file for future reference.   
If you should need any further assistance, please don’t hesitate to contact me.  
Jeff    

JEFF HUTCHINSON 
Codes Enforcement Officer 
Town of Brunswick 
85 Union Street 
Brunswick, ME 04011 
phone: (207)725-6651(ext 4024) 
fax: (207)725-6663 
e-mail: jhutchinson@brunswickme.org 
web: www.brunswickme.org 

From: Kevin Clark [mailto:kclark@sitelinespa.com]  
Sent: Friday, August 28, 2015 2:34 PM 
To: Jeff Hutchinson 
Cc: chashome@myfairpoint.net; 'James Baskerville' 
Subject: St. John's Church - Pleasant Street 

Jeff, 

We kindly request an advisory letter/memo regarding the zoning for the St. John’s Church property located at 
39 Pleasant Street (Tax Map U16, Lots 47 & 48). Based on a boundary survey of the property and our cautious 
placement of the Zoning Line between the TR1 Zone and the MU2 Zone, we have determined that 2.21 acres 
of the parcel lies within the TR1 Zone and 2.47 acres lie within the MU2 zone. Per Section 303.B of the 
Ordinance, the use, density, lot area and dimensional requirements of the MU2 zone would govern for the 
property. It would be greatly appreciated if you would please provide correspondence confirming our 
interpretation of the Ordinance. 

I have attached a copy of the survey plan and the Ordinance section. 

Thank you, 

Kevin Clark 
Kevin Clark, PLS 
President 
Sitelines, PA 



VILLAGE REVIEW BOARD
Revised Schematic Design Narrative 
September 6, 2016

St. John’s Catholic School and St. John the Baptist Church are part of All Saints Parish, which also includes six other 
churches in Brunswick, Bath, Richmond, Harpswell, Newcastle, and Boothbay Harbor. The St. John’s campus includes 
the church, school buildings and parking on Pleasant and Union Streets in Brunswick. The School enrolls 
approximately 175-195 students from kindergarten through the eighth grade and is located in a two story brick 
building with basement built around 1913, with renovations made in 1943 after fire burned off the third floor.  While 
the School has been using the basement of the church for its cafeteria, sports, theater and music programs as well as 
storage, the existing space is inadequate. The kitchen is outdated, the floor of the basement slopes, and the space for 
the music program is cramped and dark. A recent Fire Department review concluded that it should be used for 
gatherings of no more than 200 people, which means it will no longer serve the Parish’s needs on a regular basis.

The All Saints Parish did preliminary site-planning and design work in 2008 to determine what was possible on their 
site, and completed a Campus Master Plan in February of 2010. As part of the Master Plan, the decision was made 
to first build a Multi-purpose Facility that would accommodate the athletic, band, music, and performing arts programs 
for the School, a kitchen and serving space that would support both School and Parish functions, meeting spaces, 
office and support spaces, and a small Adoration Chapel with a separate entrance. Once the Multi-purpose Facility 
is completed, the old brick convent and School building will be torn down and a new school building for St. John’s 
Catholic School will be constructed adjacent to the Multi-purpose Facility in a future phase. The goal is to create 
improved facilities for the Parish and the School, as well as a more unified and functional campus with streamlined 
traffic and parking patterns, particularly for the school drop-off and pick-up.

In the fall of 2010, All Saints Parish and the Multi-purpose Facility building committee hired Scott Simons Architects to 
develop a conceptual plan for the Facility. Working collaboratively with the building committee, SSA first determined 
where the new building would be located on the available site, taking into consideration the zoning requirements of 
the Town of Brunswick and the desire to connect a new educational facility for St. John’s Catholic School in the future.  
Considerations included size, location and access to play area and green space, traffic configuration, relationship to 
the church, and overall campus parking requirements. The committee weighed the benefits of locating the building on 
an east-west orientation and a north-south orientation, determining that the north-south orientation was the best 
long-term solution for the siting of the new building.

Located along Pleasant Street, the new 13,800 SF Multi-purpose Facility is designed to relate to the architecture of the 
stone church and surrounding historical context while speaking to the forward looking vision of the Parish and School.  
The primary entrance to the Facility is located at the southeast corner within close proximity to the current school and 
the future site of the new school.  A glass entry vestibule is located beneath a protective canopy that leads into a large 
lobby space that is naturally lit from above with clerestory windows.  Adjacent to the lobby is a meeting room for 
approximately 15-20 people and storage closets for folding tables and chairs.  The building’s primary space, the 
multi-purpose room, is accessed directly from the lobby. This space is designed to serve as a gymnasium, cafeteria and 
auditorium for use by the Parish Community and St. John’s School.  It is sized to meet high school basketball 
requirements and will support the elementary and the 7th and 8th grade athletic programs.  Bleachers that can 
accommodate 150 spectators are located along one side. The music room and raised stage are located along the 
Pleasant Street side of the gymnasium, along with costume/stage storage and instrument storage spaces.  Storage 
closets for gym equipment and cafeteria tables are located along the east wall of the gym.



The new Adoration Chapel is located on the northeast corner of the Multi-purpose Facility, with close proximity to the 
Church and parking. The Chapel has a separate entry with a welcoming lobby and toilet/changing room so that it may 
remain open 24 hours a day. Distinguished by its re-used stained glass windows, and a hipped roof with clerestory 
windows, the Chapel will serve as a visual marker on the prominent northeast corner of the building.

Three large windows and glass doors characterize the east elevation of the building. These openings provide ample 
light for the gymnasium, as well as views of the St. John the Baptist Church exterior. Outside these doors, between the 
Facility and the reconfigured parking lot, there is a colored concrete plaza that creates a space for outdoor events 
between the Multi-purpose Facility and the parking lot. Connecting walkways are designed to align with entrances to 
the church. 

The entrance to the building is marked by a covered entry at the southeast corner of the building, facing the church. 
The south elevation has been designed so the main lobby will easily connect to a new St. John’s Catholic School in the 
future.  It has a simpler palette of materials and window openings, based on the functional needs of the spaces along 
that side of the building.

The north elevation faces Pleasant Street and is divided into four segments to articulate the scale of the building into 
smaller sections, in respect to the residential scale of the neighborhood. A variety of rich materials are used on this side 
of the building including stone-like veneer, precast concrete, painted aluminum window frames, and zinc-coated or red 
copper flashings and trim.

The west side of the building is a single story structure containing support spaces including storage, mechanical and 
custodial spaces, two bathrooms, and two locker rooms equipped with two showers and 30 lockers each. The kitchen 
area has room for preparation and serving, with an area for recycling. The west elevation has fewer openings in the 
façade, in keeping with its placement along the boundary of the site and the utilitarian function of the spaces. The 
proposed material for this elevation is a buff colored brick veneer. There is an access road along the west elevation to 
accommodate deliveries to the kitchen and for fire department access.  

The materials for the Multi-purpose Facility complement the rich colors and texture of the stone church while 
acknowledging the contemporary functions and uses of the Facility.  A pattern of large stone-like veneer masonry units 
will define the majority of the east and north sides of the building, with buff colored precast concrete (or brick veneer) 
panels alongside the tall window openings and in the setback areas that articulate the facades. On the west and south 
sides of the building, the predominant material will be a buff colored brick veneer. The hip roof is a metal standing seam 
roof, and there is zinc coated or red copper flashing at all edges.  A translucent polycarbonate clerestory runs around 
the perimeter of the gym/auditorium space providing ambient natural light and reducing the need for lighting during the 
day.  

The Facility will be designed to a high level of energy efficiency. Our goal is to have it perform 30% better than the 
State’s energy code minimums. The exterior envelope will be designed with walls that are R-23 or better 
(R-13 code), roofs R-32 or better (R-28 code), floor slabs R-10 or better, and windows U-0.32 or better, with clear glass, 
argon filled, and low-e coatings. The lighting systems will be designed with motion and light sensors, with high 
performance LED lighting fixtures. The plumbing fixtures will include dual-flush toilets, ultra-low flush urinals, and faucets 
with motion-activated, water saving sensors. The mechanical systems will include high performance equipment with 
energy recover ventilators and other energy saving features.
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siteplan : phase 1 Multi-purpose facility
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birdseye view froM the northeast
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first floor plan
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birdseye view with new school



All Saints Multi - Purpose Facility
Portland, Maine

 6 September 2016 75 York Street, Portland, ME  04101    
207.772.4656   www.SimonsArchitects.com

7

view froM the northeast
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view showing new school
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proposed north & south elevations

Proposed North Elevation

Proposed South Elevation
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proposed east & west elevations

Proposed East Elevation

Proposed West Elevation
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proposed north elevation
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view froM northwest
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birdseye view froM the southwest
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birdseye view froM the southeast
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view froM across the street as designed



All Saints Multi - Purpose Facility
Portland, Maine

 6 September 2016 75 York Street, Portland, ME  04101    
207.772.4656   www.SimonsArchitects.com

16

view froM across the street Moved 10 feet south
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view froM down pleasant street as designed
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view froM down pleasant street Moved 10 feet south
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view froM sidewalk corner as designed
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view froM sidewalk corner Moved 10 feet south
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view froM sidewalk as designed
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view froM sidewalk Moved 10 feet south
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