Town of Brunswick, Maine
DEPARTMENT OF PLANNING AND DEVELOPMENT

REVISED DRAFT COMBINED FINDINGS OF FACT

REQUEST FOR CERTIFICATE OF DEMOLITION AND CERTIFICATE OF
APPROPRIATENESS FOR ADDITIONS AND ALTERATIONS TO EXISTING
STRUCTURES
VILLAGE REVIEW BOARD
PROJECT NAME:
CASE NUMBER:
LOCATION:
APPLICANT &:
OWNER
REVIEW DATE:
PROJECT SUMMARY

Demolition and Reconstruction of Existing Front Porch and Side Decks
VRB 20-031

17 Federal Street (Map U07, Lot 57)

Federal Holdings, LLC c/o Stephen Dee
59 McKeen Street
Brunswick, ME 04011

October 20, 2020

The applicant is requesting two Certificates:

1. A Certificate of Demolition is requested to demolish the existing porch on the front (west)
façade as well as the two (2) two-story wood decks attached to the sides (north and south) of
the existing structure; and

2. A Certificate of Appropriateness to:

a. Construct new Greek Revival style two (2) two-story composite materials decks on the side
façades;
b. Replace the existing wood siding on the side façades with vinyl siding to match the existing
front façade;
c. Replace existing wood windows on the side façades with new vinyl windows; and

d. Construct a new front porch with a small pediment and Greek Revival style columns.
Please note that the in-kind replacement of wood windows on the front (west) façade proposed for
this project are exempt from VRB review pursuant to Section 5.2.8.B.(3).a of the Brunswick Zoning
Ordinance.
The existing structure, known as the Robert Eastman House, was constructed in 1828 and is
designated as a contributing structure in the 2013 Classification Project. The existing structure is of
a Federal style, but the first floor appears to have been subsequently altered with Greek Revival
style elements. Photographic evidence demonstrates that between 1973 and 1982 the front

entrance was altered by the removal of a small pediment with decorative brackets and columns and
its replacement with the existing front entrance. Also, during this time the bay windows were
altered to remove decorative bottom corbels and extend the windows to the ground. The exact date
the existing decks were added to the structure is unknown, but additional photographic evidence
suggests that they are less than 50 years old.
The proposed project is located within the Growth Residential 7 (GR7) Zoning District, the Village
Review Overlay (VRO) District, and the Federal Street Historic District (National Register of Historic
Places).
The following combined draft Findings of Fact for a Certificate of Appropriateness for Demolition
and Addition 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 a preliminary review, the proposed project also complies with the Town of
Brunswick Zoning Ordinance. A more thorough zoning analysis will be performed at the
time of building permit review.

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.

As the existing front porch and side decks are not contributing architectural elements, their
replacements that incorporate design features from the principal structure will bring the
structure closer to meeting the goals of the recently updated Design Guidelines. For
example, the Design Guidelines state, “the majority of Federal and Greek Revival style
houses in Brunswick did not originally have entry porches; however, porches were often
added to these houses.” Guidelines #9 in Section H. Porches and Entries states, “New
porches should be compatible with the overall scale, shape, and detail of the building, as
well as the prevailing streetscape. The proposed improvements are consistent with the
Design Guidelines. Furthermore, the applicant has stated their intent to renovate the
existing structure, “in a manner which is more fitting to its history.”

(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
overall effect on the historic integrity of the contributing resource.
The proposed decks and front entrance are designed to be more compatible and
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therefore have less effect on the historic integrity of the contributing structure than the
existing decks and porch.

ii. Alterations shall remain visually compatible with the existing streetscape.

As in Item i. above, the proposed decks and front entrance incorporate design elements
from the existing structure and will increase the overall visual compatibility of the
property with the existing streetscape.

iii. Concealing of distinctive historic or architectural character-defining features is
prohibited. If needed, the applicant may replace any significant features with inkind replacement and/or accurate reproductions.
The proposed decks and front entrance will not conceal any distinctive historic or
architectural character-defining features. In fact, the proposed improvement will
enhance the overall architectural character of the existing structure.

iv. New construction or additions shall be visually compatible with existing mass,
scale and materials of the surrounding contributing resources.
The proposed side decks and front entrance will be visually compatible with the existing
mass and scale of the main building. The conditions of the side decks appear to beyond
repair and are contaminated with lead. Per Section H. Guideline 4 of the Design
Guidelines, “in the event that it is not reasonably possible to match the material, a
compatible substitute material is acceptable.” Furthermore, the proposed front
entrance is consistent with the Design Guidelines statement that many structures from
this era feature a small roof pediment with decorative supports.

v. When constructing additions, the applicant shall maintain the structural integrity
of existing structures.
A building permit shall be required to ensure the proposed decks and front entrance
maintain the structural integrity of the existing structure.

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.
Not applicable.

ii. Site plans shall identify pedestrian ways and connections from parking areas to
public rights-of-way.
Not applicable.
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iii. 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.
Not applicable.

iv. 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.
Not applicable.

v. 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 proposed project does not include the use of cinder block, concrete, or concrete
block.

vi. 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.
The existing front façade has vinyl siding. The applicant has indicated that the proposed
decks and front entrance will be constructed of wood. The existing wood siding on the
north and south side façades of the structure are to be replaced with vinyl siding to
match the existing front façade. Per the Design Guidelines:
vinyl and aluminum may be acceptable substitute materials for two primary reasons:
1) both materials evoke the horizontal emphasis of wood clapboards, which is the
dominant building material in Brunswick; and 2) both materials can be installed over
the original cladding, which allows for the future possibility of removal or reversal of
the substitute material installation.

vii. Buildings with advertising icon images built into their design ("trademark
buildings") are prohibited.
Not applicable.

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

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

xi. 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.
Not applicable.

xii. 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.

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.
The applicant has indicated that the existing decks and front porch are in disrepair and
they have also received a lead abatement order that requires their replacement.

ii. 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
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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.
The replacement of the existing decks and front porch with the proposed improvements
shall enhance the existing structure’s visual compatibility with the surrounding
contributing resources.
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DRAFT MOTIONS
17 FEDERAL STREET
REQUEST FOR TWO CERTIFICATES: DEMOLITION AND APPROPRIATENESS FOR ADDITIONS
AND ALTERATIONS TO EXISTING STRUCTURES
VILLAGE REVIEW BOARD
REVIEW DATE: OCTOBER 20, 2020
Motion 1:
Motion 2:

Motion 3:

That the Certificate of Demolition and Appropriateness application is deemed
complete.

That the Board approves the Certificate of Demolition for the demolition of the
existing decks on the sides (north and south) of the structure to allow for their
replacement with a more suitable design located at 17 Federal Street as outlined in
the application and as satisfied by Subsection 5.2.8.C.(4).ii with the following
condition:

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.

That the Board approves the Certificate of Appropriateness for Additions and
Alterations to an Existing Structure for: a.) the proposed replacement decks; b.)
front entrance; c.) installation of vinyl siding on the side façades; and d.)
replacement of some wood side windows with vinyl windows at 17 Federal 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.
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Approved Combined Findings of Fact
17 Federal Street
Request for Certificates of Appropriateness for Demolition and New Construction
Village Review Board
Review Date: August 21, 2018
Project Name:
Case Number:
Tax Map:
Applicant/
Property Owner:

Demolition of Porch and Addition of Two Balconies and a Back Deck
VRB 18-035
Map U7, Lot 057
Asher Restoration, LLC – John Graham
10 Pleasant St.
Topsham, ME 04086

PROJECT SUMMARY
The applicant is requesting two Certificates of Appropriateness for demolition and new
construction activities. A Certificate of Appropriateness is requested to demolish the existing
two-story porch on the south façade at 17 Federal Street. A second Certificate of Appropriateness
is requested for the installation of a black metal balcony/fire escape and a wooden balcony on the
south façade and a second-story deck with stairs and a landing on the rear (east) side of the
building. The application as submitted contains photographs of the current conditions, along with
notations and drawings on the pictures indicating the proposed changes. There is also a
photograph of a metal balcony similar to the one proposed.
The proposed development is located in the Growth Residential 7 (GR7) Zoning District and the
Village Review Overlay Zone. It is a contributing building to the Federal Street National
Register District: the Robert Eastman House, built by 1828.
The following combined approved Findings of Fact for a Certificate of Appropriateness for
Demolition and a Certificate of Appropriateness for New Construction is based upon review
standards as stated in Subsection 5.2.8.C of the Brunswick Zoning Ordinance.
5.2.8.C

Review Standards

1. General Standard.
a./b. 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 applicant did not indicate the reason for removing the porch, but photographs
indicate it is less than 50 years old (built ca. 1974) and its architectural importance is
not significant enough to warrant preservation on its own merits. Removing the porch
will allow the original Federal design of the building to become clearer. The added
metal balcony will be quite visible, but it is on a secondary façade. It would be less
obtrusive if it were painted white, rather than the proposed black finish. The wooden
balcony is set further back on the building, and is also set further in, apparently behind
the façade of the main block of the building. The drawings were not specific enough to
show how much/ if it is visible from the street. Much of the second-story deck on the
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rear of the building will be out of sight of the public way, although part of it may be
visible. Overall, the proposed additions do not appear to be significant enough to
negatively affect the historic integrity of the existing building, although more specifics
on the wooden balcony and rear deck (particularly plan views) would be helpful.
2. New Construction, 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 overall effect on the historic integrity of the contributing resource.
The proposed balconies are designed to have less effect on the historic
integrity of the contributing structure than the two-story porch that is now in
place. The new design will not substantially detract from the architectural
character of the house, which is the contributing structure.
ii.
Alterations shall remain visually compatible with the existing
streetscape. The visual impact of the balconies and rear deck appear to be
minimal and will improve on the existing porches, thereby remaining
compatible with the existing streetscape.
iii.
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. The character-defining features of this property will not be
concealed.
iv.
New construction or additions shall be visually compatible with existing
mass, scale and materials of the surrounding contributing resources.
The proposed side balconies will be visually compatible with the existing
mass and scale of the main building. Although one balcony is of a different
material – metal – that allows it to have a relatively thin profile, which is a
positive aspect. It is not clear exactly what the wooden side balcony will
look like, but it appears it will be minimally visible from the public way, and
is set quite far back from the primary façade. Similarly, the rear deck will be
minimally visible, although the exact sightlines should be confirmed.
v.
When constructing additions, the applicant shall maintain the structural
integrity of existing structures. It is assumed that the new balconies and
deck will maintain the structural integrity of the existing structure.
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.

ii.
iii.

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. Not applicable.
Site plans shall identify pedestrian ways and connections from parking areas
to public rights-of-way. Not applicable.
All dumpsters and mechanical equipment shall be located no less than 25
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iv.

v.

vi.

vii.
viii.
ix.
x.

xi.

xii.

feet away from a public right-of-way, unless equired by a public utility, and
shall be screened from public view. Not applicable.
Roof-top mounted heating, ventilation, air conditioning and energy
producing equipment shall be screened from the view of any public right-ofway 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 proposed.
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.
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. Not applicable.
Buildings with advertising icon images built into their design ("trademark
buildings") are prohibited. Not applicable.
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. 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. Not applicable.
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. Not applicable.
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. The demolition satisfies Criteria “b.” below.
i. 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
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depicting the current condition of the building. Not applicable.
ii. 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 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. Demolition, 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. The proposed replacement
structures are more appropriate and compatible with the surrounding contributing
resources than the resource proposed for demolition.

APPROVED MOTIONS
17 FEDERAL STREET
REQUEST FOR TWO CERTIFICATES OF APPROPRIATENESS FOR DEMOLITION
AND NEW CONSTRUCTION
VILLAGE REVIEW BOARD
REVIEW DATE: AUGUST 21, 2018

Motion 1:

That the Certificates of Appropriateness joint application is deemed complete.

Motion 2:

That the Board approves the Certificate of Appropriateness for demolition of the
two-story side porch located at 17 Federal Street as outlined in the application
and as satisfied by Subsection 5.2.8.C(4)ii, with the following condition:
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.

Motion 3:

That the Board approves the Certificate of Appropriateness for construction of 1)
a new metal balcony; 2) a new wooden balcony; 3) a rear deck with stairs and a
landing at 17 Federal Street as outlined in the application with the following
conditions:
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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; and
2. That the new metal balcony be painted white.
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