
Town of Brunswick, Maine 
 

VILLAGE REVIEW BOARD 
 

85 UNION STREET, BRUNSWICK, ME  04011 

VILLAGE REVIEW BOARD AGENDA 
WEDNESDAY, APRIL 29, 2020 

7:15 P.M. 

 
 

 

 
 

 
 
 

 

1. Case #VRB 20-005 62 Federal Street – At the request of the applicant, Abigail Abbott, the Board will
review and take action on a request for a Certificate of Appropriateness to replace windows in the home
located at 62 Federal Street (Map U13, Lot 194).

2. Case #VRB 20-006 36 Pleasant Street – At the request of the applicants, Mercie and Steve Normand, the
Board will review and take action on a request for two Certificates of Appropriateness to renovate the
existing building and construct a new six unit condominium building at 36 Pleasant Street (Map U14, Lot
20).

3. Case #VRB 20-004 – 149 Maine Street/11 School Street (90 Day Demolition Delay, 1/29/20 -4/28/20)
– At the request of the applicant, Sitelines PA on behalf of Tontine Maine LLC, 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 11 School Street (Map U13, Lot 165), located within the federally-
designated Federal Street Historic District. The Board will also review and take action on a request for a
Certificate of Appropriateness for the addition of two stories to accommodate 16 residential dwelling units
at the Tontine Mall, 149 Maine Street (Map U13, Lot 165).

Over  

THIS MEETING IS BEING CONDUCTED VIA ELECTRONIC DEVICES WITH VILLAGE REVIEW BOARD MEMBERS 
PARTICIPATING FROM REMOTE LOCATIONS. 

THERE IS NO OPPORTUNITY FOR THE PUBLIC TO VIEW THIS MEETING IN PERSON. 

THE PUBLIC CAN VIEW OR LISTEN TO THE MEETING ON TV3 (CHANNEL 3 ON COMCAST) OR VIA LIVE STREAM FROM 
THE TOWN’S WEBSITE:  http://tv3hd.brunswickme.org/CablecastPublicSite/watch/1?channel=1 

THE PUBLIC MAY PROVIDE COMMENT VIA EMAIL (mpanfil@brunswickme.org) PRIOR TO THE MEETING OR 
THEY MAY PROVIDE LIVE COMMENT VIA ZOOM VIDEO CONFERENCING AT: 

https://zoom.us/j/97623313112?pwd=YitnUFkrTFl2eWFqMkswZ2ZkamF5Zz09 

OR VIA TELEPHONE AT: (312)626-6799; MEETING ID: 976 2331 3112 

http://tv3hd.brunswickme.org/CablecastPublicSite/watch/1?channel=1
mailto:mpanfil@brunswickme.org
https://zoom.us/j/97623313112?pwd=YitnUFkrTFl2eWFqMkswZ2ZkamF5Zz09
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4. Case #VRB 20-009 7 Bath Road – At the request of the applicant, Bowdoin College, the Board will 
review and take action on a request for a Certificate of Appropriateness to replace and relocate a handicap 
access ramp and replace porch flooring (Map U08, Lot 106).       

 
5. Approval of Minutes 

 
6. Staff Approvals:  

11 Gilman Ave – Rear renovations 
 

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 

ALTERATIONS TO AN EXISTING STRUCTURE 
VILLAGE REVIEW BOARD  

 
PROJECT NAME: Window Alterations 
  
CASE NUMBER: VRB 20-005 
  
LOCATION:  62 Federal Street (Map U13, Lot 194)  
 
APPLICANT &  Abigail and Alexander Abbott 
OWNER:  62 Federal Street 
  Brunswick, ME 04011 
 
REVIEW DATE: April 29, 2020 
 
 
PROJECT SUMMARY 
 
The applicant is requesting a Certificates of Appropriateness for Alterations to an Existing Structure 
in order to shift the location and narrow the dimensions of an existing window on the rear (west) 
façade with a new wood window and to replace and shorten the dimensions of an existing window 
on the side (south) façade with a new wood window.  The applicant has indicated that the window 
pattern and muntin configuration will match the existing windows.  These alterations are requested 
in order to relocate the kitchen within the home. 
 
The proposed development is located in the Growth Residential 7 (GR7) Zoning District, the Federal 
Street Historic District, and the Village Review Overlay Zone.  Built circa 1926, the existing structure 
is listed as a contributing resource in the 2013 Classification Project.  
 
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./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 is proposing the replacement of wood windows with new wood 
windows of different dimensions (narrower on the rear façade and shorter on the 
side façade).  The 2004 Village Review Design Guidelines state, “Every reasonable 
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effort shall be made to repair the existing windows.”  The alterations to the 
dimensions of the window openings is necessary to relocate the kitchen within the 
home.  No other window replacements or alterations are proposed.  The front 
façade window fenestration will remain as is. 
 

(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 window replacements will be of the same material, pattern, and 
muntin configuration as the rest of the windows on the existing structure. 
 

ii. Alterations shall remain visually compatible with the existing streetscape. 
 
Provided the replacement windows maintain the existing window material, pattern, 
and muntin configuration, they will be visually compatible with the existing Federal 
Street 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 location of the proposed window replacements is not on an area of the building 
that would conceal or change its overall distinctive historic or architectural-defining 
features.  Maintaining wood as the dominant windows frame material and using the 
same pattern and muntin configuration will help the dimensional alterations appear 
consistent with the existing character of the building. 
 

iv. New construction or additions shall be visually compatible with existing mass, 
scale and materials of the surrounding contributing resources.   
 
Not applicable. 
 

v. 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 
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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. 
 

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. 
 
Not applicable. 
 

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. 
 
Not applicable. 
 

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.    
  
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 
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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.  
 
Not applicable. 
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DRAFT MOTIONS 
62 FEDERAL STREET 

REQUEST FOR A CERTIFICATE OF APPROPRIATENESS FOR 
ALTERATIONS TO AN EXISTING STRUCTURE 

VILLAGE REVIEW BOARD  
REVIEW DATE: APRIL 29, 2020 

 
 
Motion 1: That the Certificate of Appropriateness application is deemed complete. 
 
Motion 2: That the Board approves the Certificate of Appropriateness for Alterations to an 

Existing Structure in order to shift the location and narrow the dimensions of an 
existing window on the rear (west) façade with a new wood window and to replace 
and shorten the dimensions of an existing window on the side (south) façade with a 
new wood window, located at 62 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. 
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62 Federal Street
Abbott Residence
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View of front of house from street View of side of house from street

Window to be shortened- view from side 
of house

Window to be moved and made narrow- view from back 
of house  
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Plan for Window Alteration
• Design: Custom double hung, 8 over 8 wooden window 

• Window Purveyor: Green Mountain Window & Door Company


• Specialization: Window replacement for the Northeast’s historic building 


• Contractor: Jason Stark of Stark Carpentry & Painting


• Experienced in working on historical homes in the mid-coast area 

• Approach to window replacement: 


• Will utilize as many components of original window as possible.  


• Will replace any needed parts with custom matching wooden material and 
craftsmanship.


• Will modify existing wooden shutters to match size of new window.

5
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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: Renovation of an Existing Structure and New Condominium Building 
  
CASE NUMBER: VRB 20-006 
  
LOCATION:  36 Pleasant Street (Map U14, Lot 20)  
 
APPLICANT &  Steve and Mercie Normand 
OWNER:  66 Back Shore Lane 
  Orr’s Island, ME 04066 
 
REVIEW DATE: April 29, 2020 
 
 
PROJECT SUMMARY 
 
The applicants’ request for a Certificate of Appropriateness can be broken down into two (2) 
distinct projects: 
 
1. Renovation of the Existing Structure. 

 
The applicants are proposing to completely renovate the existing structure, built circa 1774.  
Proposed improvements include: 
 
• Restoration of the existing front door sidelites, arched transom window, and trim 
• Restoration of the existing front porch columns (to be replaced with columns of the same 

size and profile if necessary) 
• Restoration of arched window and trim on the western side of the structure 
• New Hardie brand cementitious fiber clapboard-style siding 
• New windows throughout the structure (same for same pre-finished aluminum with a six-

over-six muntin configuration) 
• New corner boards 
• New garage doors 
• Two (2) new balconies, with wood patio doors, on the rear (north) side of the structure 

with columns and roof to match the existing front porch 
• Repair and repointing of existing chimneys 
• Repair of the of the existing metal standing seam roof on the western section of the building 
• Replacement of the existing metal standing seam roof on the eastern section of the building. 
 

2. Construction of a New Condominium Building. 
 
The applicants are proposing a new three-story (34’ 1½”) tall, six-unit, condominium building 
on the same lot and to the north of the existing structure.  The building materials and design are 
proposed to be complementary to the existing structure and surrounding area.  Design 
elements of the proposed structure include: 
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• Twelve (12) enclosed parking spaces will be provided on the first floor of the structure. 
• Roof-mounted solar panels 
• Decorative stone-clad foundation 
• Metal standing seam roof to match the existing structure on the lot 
• Balconies to match the proposed balconies for the existing structure on the lot (see above) 
• Built-up Azak brand trim to match the profile of the trim on the existing structure on the lot 
• Aluminum windows to match the new windows proposed for the existing structure on the 

lot, with a six-over-six muntin configuration. 
• Corner boards to match the existing structure on the lot 

 
The proposed development is located in the Growth Residential 6 (GR6) Zoning District and the 
Village Review Overlay (VRO) Zone.  Built circa 1774, the existing structure is listed as a 
contributing resource in the 2013 Classification Project.  
 
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. 
 
Although findings for each element of the proposed project have been combined, a separate motion 
to approve each element of the project is provided. 
 
REVIEW STANDARDS, SECTION 5.2.8.C, TOWN OF BRUNSWICK ZONING ORDINANCE 
 
(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. 

 
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.  As indicated in the supporting documents, the 
Department of Planning and Development will conduct an in-depth review during 
the development review process should the project proceed to the Planning Board. 
 

(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. 
 
Renovations: 
In an effort to maintain the historic integrity of the structure the applicant is 
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proposing to rebuild and repoint existing chimneys, restore the existing porch 
columns (will replicate if necessary), restore existing fascia and trim work (will 
replicate if necessary), and restore the arched window and trim on the west façade. 
New Hardie-brand cementitious fiber siding, listed as an acceptable substitute 
material within the Village Review Overlay Design Guidelines that were forwarded 
for Town Council approval, will replace the existing wood siding.  The portion of the 
structure that requires a new roof will use a standing seam metal matching the 
existing roof.  The new windows are a same-for-same replacement in their material 
and fenestration. 
 
New Construction: 
Not applicable. 
 

ii. Alterations shall remain visually compatible with the existing streetscape. 
 
Renovations: 
As discussed in subsection i. above, the applicant is proposing to either restore 
existing materials or replace with acceptable substitute materials.  The overall 
impact on the existing streetscape from the proposed renovations will be minimal.  
The applicant is proposing to use aluminum windows, but these types of windows 
are common along the existing streetscape.  
 
New Construction: 
Not applicable. 
 

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. 
 
Renovations: 
The proposed renovations to the existing structure will not conceal any distinctive 
historic or architectural character-defining features. 
 
New Construction: 
This item does not apply to proposed condominium building. 
 

iv. New construction or additions shall be visually compatible with existing mass, 
scale and materials of the surrounding contributing resources.   
 
Renovations: 
Not applicable. 
 
New Construction: 
Massing, as defined in the Village Review Overlay Design Guidelines that were 
forwarded for Town Council approval is, “the organization of a building's overall 
volume. Often referred to as ‘bulk.’”  Standards associated with the massing of a 
building include height, building footprint, and impervious surface coverage.  
Although there are some three-level buildings and taller church buildings within the 
immediate area of Pleasant Street, the proposed condominium building will be taller 
than most residences in the surrounding area.  However, the proposed height, 
building footprint, and impervious surface coverage comply with Table 4.2.3: 
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Dimensional and Density Standards for Growth Area Zoning Districts of the Zoning 
Ordinance. 
 
Scale, as defined in the Village Review Overlay District Design Guidelines is, “a 
qualitative measure of the relative height and massing of buildings and spaces.  A 
building might disruptively dominate other to the detriment of its context, and its 
proportions might be such as to render it ‘out of scale’ and uncomfortable to the 
human eye.”  Although the proposed condominium building is of a larger scale, it 
does not appear disproportionate to its surroundings as seen from the public right-
of-way.  One manner if which this is achieved is the use of an approximately 80-foot 
front setback instead of the minimum 15 feet established within Table 4.2.3 of the 
Zoning Ordinance. 
 
The proposed materials for the new condominium building shall be the same as 
those used for the renovations of the existing building.  Per subsection i. above, 
these materials are commonly found within the surrounding area. 
 

v. 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. 
 
Renovations: 
The applicant does not propose any changes to the existing parking configuration. 
 
New Construction: 
Twelve (12) off-street parking spaces will be provided within the structure on the 
first level.  Access to the new structure is provided via Union Street, which has less 
traffic volume than Pleasant Street. 
 

ii. Site plans shall identify pedestrian ways and connections from parking areas 
to public rights-of-way.   
 
Renovations: 
The site plan indicates that existing pedestrian connections from the attached 
garage and driveway will be maintained. 
 
New Construction: 
The site plan indicates that pedestrian connections from the internal parking 
structure will be provided via the driveway or front entrance. 
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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. 
 
Renovations: 
The applicant does not propose any changes regarding dumpsters and mechanical 
equipment for the existing structure. 
 
New Construction: 
The proposed site plan and renderings depict a dumpster area screened by a 
retaining wall adjacent to the northeast corner of the structure.  The dumpster area 
is more than 25 feet away from the public right-of-way. 
proposed to be located at the rear of the 11 School Street Property, away from the  
 
The proposed elevations indicate that the only visible mechanical equipment will be 
roof-mounted solar panels on the south-facing roof.  
 

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. 
 
See Item iii above. 
 

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

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 Design Guideline revisions forward by the VRB to the Town Council specifically 
allow Hardie-brand fiber cement siding and Azak trim, as is proposed for both the 
existing structure and new condominium building, as an acceptable substitute 
material. 
 

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. 
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Not applicable. 
 

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

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.    
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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. 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 AND 
ALTERATIONS TO AN EXISTING STRUCTURE 

VILLAGE REVIEW BOARD  
REVIEW DATE: APRIL 29, 2020 

 
Motion 1: That the Certificate of Appropriateness application is deemed complete. 
 
Motion 2: That the Board approves the Certificate of Appropriateness for Alterations to an 

Existing Structure in order to perform a series of renovations as outlined in the 
Project Introduction above to the existing structure located at 36 Pleasant Street, as 
outlined in the application and as satisfied by Subsection 5.2.8.C 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. 

 
Motion 3: That the Board approves the Certificate of Appropriateness for New 

Construction in order to a construct a new three-story (34’ 1½”) tall, six-unit, 
condominium building on the same lot and to the north of the existing structure 
located at 36 Pleasant Street, as outlined in the application and as satisfied by 
Subsection 5.2.8.C 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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From: cynthia osgood
To: Julie Erdman; Matt Panfil; Linda Smith
Cc: mercinormand@yahoo.com; sn@stevenormand.com
Subject: Case# VRB 20-006 36 Pleasant Street
Date: Wednesday, March 18, 2020 1:26:29 PM

To: Members of the Village Review Board and Town Planning and Development Officials

My name is Cynthia Osgood, I am a resident of Brunswick and I own
a property located on 47-49 Union Street.  This is my primary
residence and I have owned my property for 23 years.  I’ve grown up
and lived in Brunswick most of my life and I love this town.  I was
thrilled when I bought my home on Union Street because it was part
of the neighborhood I grew up in.  I went to elementary school at the
Union Street School, bought candy at Tess’ Market, walked often to
the Public Library, attended a neighborhood church and rode my bike
all over this neighborhood visiting my friends and their families.

In March,  I received the Village Review Board letter regarding the
application of two Certificates of Appropriateness for the 36 Pleasant
Street. This property is across the street from my property.  I had
planned on attending the March 17th meeting in person, however
with the current issues related to COVID-19, I now understand the
meeting is postponed for at least another month.  I wanted to send
this letter via email to express my concerns related to the construction
of the new six unit condominium building proposal submitted by
Merci and Steve Normand.

As I write this letter to you, I want you to know that I have given this
proposed condominium project a great deal of thought.  I’ve done
some research, talked with a few of my neighbors and walked various
neighborhoods in the area.  I will try to be as constructive as possible
while expressing my concerns.  I know that a lot of time and money
has been expended by Merci and Steve Normand on the planning of
this new six unit condominium building.   I am putting both Merci
and Steve on copy for this email so they receive my comments
directly.

Before writing this email to the Village Review Board and officials
of the Town of Brunswick I reviewed the letter and plans submitted
by Mercie and Steve Normand and I went on line and read the 2011
Master Plan for Downtown Brunswick and the Pleasant Street
Corridor.  As I read through this Master Plan I was encouraged by
objectives outlined in this plan regarding the insertion of new
development in neighborhoods.

On Page 7 of the Master Plan there is a paragraph on Neighborhoods
that outlines the town objectives and it states: “Housing options are
increased, while preserving the valued features of the
neighborhoods.” Further, within this same paragraph, it also states in

mailto:closgood13@gmail.com
mailto:jerdman@brunswickme.org
mailto:mpanfil@brunswickme.org
mailto:lsmith@brunswickme.org
mailto:mercinormand@yahoo.com
mailto:sn@stevenormand.com
x-apple-data-detectors://6/
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reference to new development:  “It is of an appropriate scale and
designed to minimize impact to the neighborhood.”

As I reviewed the plans for the new construction of the 6 unit
condominium building I recognized that this is a very large and
modern building. From what I could see, this large building is 35 feet
high and runs almost the full length of the property and essentially
blocks out the sun and view of the neighboring home. There does not
appear to be any property design that will preserve the look and feel
of the home next door to it.  In addition, the modern design does not
incorporate any older architectural features that exists in many of the
homes in this neighborhood.   I know a lot of work went into
constructing this building plan in a way that would meet town
guidelines for new construction, however it doesn’t seem to fit with
the architectural character of other homes in the neighborhood.  In
my mind, if this construction is approved, it could be “precedent
setting” for Brunswick neighborhoods. I believe it would be
precedent setting in that there are still many large empty lots in
Brunswick neighborhoods that would have the potential for the
insertion of newly constructed condominiums that won’t be designed
to “preserve the valued features of the neighborhoods”.  It seems like
there may be a disconnect between what the Master Plan states and
what our town zoning and ordinance guidelines allow when inserting
new construction in downtown neighborhoods.

I had other questions as well.  Will these condominiums be sold or
leased? How many units will be allowed on large lots located in-town
Brunswick.  What kind of bordering allowances will be given to
existing home owners, so that the value and privacy of their home
will be preserved?    I know Brunswick needs more housing, but what
type of housing do we need and want in our neighborhoods and how
can we make the growth happen in a cohesive way?

On Pleasant Street, Cumberland Street, Lincoln Street, Potter Street
and Union Street there are many historical homes.  I counted almost
30 historic homes and buildings on these five streets that are in this
neighborhood.  Even homes, like mine that are not registered as
historic homes or buildings, have many unique architectural detailing
in porches, entryways, window designs and window trim.

My other concern about this project is the proposed Union Street
entrance and exit for this condominium development.  I do not
understand why a Pleasant Street vs Union Street entrance and exit is
not considered?  The Master Plan also contains written objectives for
ensuring the ease of in-town vehicular and pedestrian movement.  I
consider this new proposed entrance and exit a safety issue for this
neighborhood.   There is currently a lot of pressure on Union Street
with on-street parking.  There are times of the day when it is not easy
for cars to move in a two way traffic manner and pedestrian
movement is picking up on Union Street.  I’ve seen accidents on



Union Street caused by poor visibility related to the on-street parking.
 They happen when people are pulling out of neighborhood parking
lots and driveways.  Will this new construction be adding to the
current problems? How do we ensure the safety of residents and
visitors of this neighborhood?

In closing, I believe serious consideration and review needs to be
accomplished prior to approving this new condominium construction
and this is needed to ensure there is a cohesive way to meet the
Master Plan in-town objectives and current zoning and construction
requirements provided by the town.  I know the town needs and
wants to grow, I understand the importance of this to the town,
however it needs to be well coordinated within our planning and
economic development organizations before final approval. Most
importantly to ensure we are enhancing the vibrancy of our
neighborhoods for all residents that live in these in-town
neighborhoods.

Thank your for your time.  My telephone is 207-841-4043 if you
would like to contact me directly to discuss my concerns.

Respectfully submitted:  Cynthia Osgood

Sent from my iPad

 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to
report this email as spam.
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Town of Brunswick, Maine 
 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
 

DRAFT FINDINGS OF FACT 
REQUESTS FOR CERTIFICATE OF APPROPRIATENESS FOR 

NEW CONSTRUCTION AND ALTERATIONS TO AN EXISTING STRUCTURE 
AND CERTIFICATE OF DEMOLITION 

VILLAGE REVIEW BOARD  
 
PROJECT NAME: Tontine Mall Redevelopment and Demolition of 11 School Street 
  
CASE NUMBER: VRB 20-004 
  
LOCATION:  149 Maine Street and 11 School Street (Map U13, Lot 164 and 165)  
 
APPLICANT &  Tontine Maine, LLC 
OWNER:  Attn: Dan Catlin 
  100 Silver Street 
  Portland, ME 04101 
 
AUTHORIZED  Sitelines, P.A. 
REPRESENTATIVE: Attn: Curt Neufeld, P.E. 
  119 Purinton Road, Suite A 
  Brunswick, ME 04011 
 
REVIEW DATE: April 29, 2020 
 
 
PROJECT SUMMARY 
 
The applicant is making two (2) requests: 
 
A. Certificate of Demolition in order to demolish the existing structure at 11 School Street (Map 

U13, Lot 165) located within the GM6 Zoning District, the Village Review Overlay Zone, and the 
National Register of Historic Places’ Federal Street Historic District. 

 
As the property is listed as a contributing resource within the Federal Street Historic District, 
Section 5.2.8.B.(6) of the Town of Brunswick Zoning Ordinance requires a 90-day delay period 
prior to the Village Review Board’s (VRB) consideration of the application.  A draft motion to 
deem the application complete is provided below for consideration. 
 
A motion deeming the application complete was made on January 29, 2020 and is now 
complete.  Per the Zoning Ordinance, during the 90-day delay period, the applicant was 
required to do the following: 
 

1. Consult with the Village Review Board and Maine Preservation or Maine Historic 
Preservation Commission in seeking alternatives to demolition, including the reuse 
and/or relocation of the contributing resource. 
 

2. Consult with and notify other related organizations of intent to demolish the 
contributing resource, as identified during consultations with Village Review Board and 
Maine Preservation or Maine Historic Preservation Commission. 
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3. Document “good faith” efforts in seeking an alternative, including relocation and/or 

reuse, resulting in the preservation of the contributing resource.  Such efforts shall 
include posting a visible sign on the property, listing the property for sale and/or 
relocation, and publishing a notice of availability in a general circulation local 
newspaper.  The notice of the proposed demolition shall be forwarded to the Pejepscot 
Historical Society, Town Council, and Review Authority (Planning Board).  
 

4. Thoroughly photo or video document the contributing resource and provide 
photo/video and written documentation to the Town and Pejepscot Historical Society.  
Any significant architectural features shall be salvaged, reused and/or preserved as 
appropriate. 
 

5. Provide post-demolition plans, including a site plan for the property specifying site 
improvements and a timetable for completion. 

 
B. Certificate of Appropriateness for New Construction and Alterations to an Existing Structure in 

order to make architectural changes to the first floor and add two (2) floors of multi-family 
residential dwelling units (16 in total) above the northern section of the existing structure at 
149 Maine Street (Map U13, Lot 164) located within the Growth Mixed-Use 6 (GM6) Zoning 
District, the Village Review Overlay Zone, and the National Register of Historic Places’ 
Brunswick Commercial Historic District.  
 
For clarity, the following draft Findings of Fact for a Certificate of Appropriateness for New 
Construction 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./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. 

 
Based on the information available, the proposal meets the standards for the GM6 
Zoning District as established in Table 4.2.3: Dimensional and Density Standards for 
Growth Area Zoning Districts.  As indicated in the supporting documents, the Town 
Code Enforcement Officer will conduct an in-depth review during the development 
review process should the project proceed to the Planning Board. 
 

(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. 
 
Exterior alterations to the existing structure’s ground floor include: a relocation of 
the primary commercial entrance, addition of a new stairwell and elevator at the 
southwest corner of the structure, replacement of the existing awnings with a steel 
and glass covered outdoor seating area.  The proposal maintains the iconic large 
windows associated with the first floor of the existing building.  No changes are 
proposed to the southern portion of the L-shaped building. 
 
Although the steel and glass outdoor seating area is dramatically different than the 
existing conditions, the proposed changes are subdued and consistent with the 
building’s former semi-industrial use.  The location of the building at the rear of the 
lot, away from Maine and School Streets, means low public visibility of the first floor.  
The proposed second and third floors blend into the first floor by using a rhythmic 
pattern of pilasters and windows.  The proposed addition’s mass and scale is 
consistent with other contributing resource in the surrounding area. 
 

ii. Alterations shall remain visually compatible with the existing streetscape. 
 
The alterations set back from both Maine and School Streets will not feature 
prominently and will provide a visually compatible background for 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 proposed alterations maintain portions of the brick façade and iconic large 
windows that define the 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 additions will result in a three-story building approximately 35 feet 
tall.  Surrounding contributing resources of this scale are common.  The existing 
structure being located partially behind an existing two-story structure will create 
an appearance of a building stepping back as it increases its height. 
 
The applicant has indicated that the materials to be used include: fiber cement 
cornice, siding, and trim and Kalwall-brand canopy and posts.  Fiber cement trim 
and siding are commonly used as building materials within the surrounding area 
and are listed as an acceptable substitute material in the forthcoming update to the 
Design Guidelines. 
 

v. When constructing additions, the applicant shall maintain the structural 
integrity of existing structures. 
 
The structure’s previous use as a vehicle storage garage means that its structural 
supports and foundation can easily support a second and third floor addition. 

 
b. In approving applications for a Certificate of Appropriateness for new construction 
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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. 
 
The owner intends to use their property to the east, 11 School Street, for additional 
parking spaces for the proposed dwelling units.  These parking spaces are located 
behind the principal structure and would be accessed via a secondary street. 
 

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

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. 
 
Dumpsters are proposed to be located at the rear of the 11 School Street Property, 
away from the public right-of-way.  Mechanical equipment located on the roof such 
as the elevator override will be screened by using the same siding material as used 
on the exterior façades. 
 

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. 
 
See Item iii above. 
 

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 applicant is not proposing any use of cinder block, concrete, or concrete lock. 
 

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 Design Guideline revisions forward by the VRB to the Town Council specifically 
allow fiber cement siding, as is proposed, as an acceptable substitute material. 
 

vii. Buildings with advertising icon images built into their design ("trademark 
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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. 
 
The longest expanse of the Maine Street-facing façade without a pedestrian entrance 
is 40.38 feet. 
 

ix. No building on Maine Street shall have more than 15 feet horizontally of 
windowless wall.   
 
Based on the elevations provided, the longest portion of windowless wall is at the 
northwest corner of the existing building.  The scale provided indicates the length of 
this wall portion is slightly under 15 feet. 
 

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. 
 
The oddly shaped lot results in the existing building and its addition being located at 
the front property line.  
 

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. 
 
The proposal calls for an additional two (2) stories resulting in a structure 
approximately 35 feet tall at the property line. 
 

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. 

 
A significant portion of the front first floor façade is not visible from Maine Street.  
The area of the first-floor façade that is visible from Maine Street exceeds the 
minimum 50 percent glass requirement.  The upper floors are each approximately 
27% glass. 

 
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. 
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Not applicable.  Any proposed signage will be reviewed by the Town of Brunswick Department 
of Planning and Development. 
 

(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.    
  
Not applicable.  The applicant has provided information pertaining to below Item ii. 
 

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.   

 
The applicant has provided a structural evaluation (attached) conducted by Helen C. 
Watts, P.E. of Criterium Engineers.  Ms. Watts states, “In my opinion, the owner can’t 
fix this building up as a reasonably code-compliant residential property and get any 
return from the investment.  

 
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 
149 MAINE STREET & 11 SCHOOL STREET 

REQUESTS FOR CERTIFICATE OF APPROPRIATENESS FOR 
NEW CONSTRUCTION AND ALTERATIONS TO AN EXISTING STRUCTURE AND CERTIFICATE OF 

DEMOLITION 
VILLAGE REVIEW BOARD  

REVIEW DATE: APRIL 29, 2020 
 
Motion 1: That the Certificate of Appropriateness application is deemed complete. 
 
Motion 2: That the Board approves the Certificate of Appropriateness for Demolition of the 

existing structure at 11 School Street, as outlined in the application and as satisfied 
by Subsection 5.2.8.C 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. 

 
Motion 2: That the Board approves the Certificate of Appropriateness for New Construction in 

order to make alterations to the existing structure and construct a second and third 
floor addition atop the existing structure located at 149 Maine Street, as outlined in 
the application and as satisfied by Subsection 5.2.8.C with the following 
condition(s): 

 
2. 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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Received:______________      VRB Case #:___________ 
By:___________________ 
 

VILLAGE REVIEW BOARD 
CERTIFICATE OF APPROPRIATENESS 

APPLICATION 

 

1. Project Applicant: 

Name: _________________________________________________ 
Address: _______________________________________________ 
_______________________________________________________ 
Phone Number: __________________________________________ 
Email Address:  __________________________________________ 

2. Project Property Owner: 

Name: _________________________________________________ 
Address: _______________________________________________ 
_______________________________________________________ 
Phone Number: __________________________________________ 
Email Address:  __________________________________________ 

3. Authorized Representative:  (If different than applicant) 

Name: _________________________________________________ 
Address: _______________________________________________ 
_______________________________________________________ 
Phone Number: __________________________________________ 
Email Address:  __________________________________________ 

4. Physical Location of Property Being Affected: 

Address: ________________________________________________ 

5. Tax Assessor’s Map #___________ Lot #_______________ of subject property. 

6. Underlying Zoning District ____________________ 

7. Type of Activity (check all that apply): 

 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): _________________________________________________________ 

       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
 
 
Applicant’s 
Signature______________________________________________________________________

marchbell
Curt signature

marchbell
Line



 

SITELINES  CIVIL ENGINEERS  LAND SURVEYORS 
119 Purinton Road, Suite A, Brunswick Landing, Brunswick, ME 04011 

207-725-1200      www.sitelinespa.com 
 

January 21, 2020 
 
3791-7 
 
Matt Panfil 
Director of Development and Planning 
Town of Brunswick 
85 Union Street 
Brunswick, Maine 04011 
 
RE: Village Review Board Application 

Tontine Mall Renovation 
149 Maine Street & 11 School Street 
Tax Map U13, Lots 164 & 165 

 
Dear Matt: 
 
On behalf of Tontine Maine, LLC, enclosed please find a copy of the Village Review Board 
Certificate of Appropriateness Application for the renovation of, and a new addition to, the 
Tontine Mall at 149 Maine Street and the demolition of the building at 11 School Street. 
 
The Applicant proposes to add two (2) stories and sixteen (16) dwelling units above the 
existing north wing of the Tontine Mall. Demolition of the adjacent building at 11 School 
Street will allow for an additional seven (7) parking spaces for the new dwelling units above 
Tontine Mall.  
 
The renovation of Tontine Mall includes changes to the floorplans of the first floor and 
basement of the north wing. Two entrances are proposed on the south elevation of the 
renovated north wing, and the existing entrance with deck and outdoor seating area will be 
eliminated. The proposed entrances changes reduce the number of steps required and 
improves the accessibility to the existing basement and first floor and proposed second and 
third floors. A new egress is provided on the east side of the Tontine Mall for the proposed 
addition. No other changes to the east wing are proposed at this time.  
 
The building renovation plans have been completed by Ryan Senatore Architecture. Enclosed 
are floorplans, elevations, and perspective and overhead views for the proposed 
improvements. The following statement was provided by the architect: 

 
The renovations and expansion of the Tontine Mall is a transformative project 
intended to integrate the existing building into the adjacent neighborhood context. We 
are adding two additional stories on top of the existing structure to provide a building 
that has more of a massing presence of the typical Maine Street district building. We 



Village Review Board Application 
Tontine Mall Expansion 
January 21, 2020 
Page 2 of 4 

 

are proposing to replace the existing glazing in the building with a high performance 
and energy efficient storefront window system. The building addition’s facade rhythm 
is an extension of the existing building’s facade creating a cohesive design. The 
materials used on the addition are fiber cement lap siding and trim, the clapboard 
scale is reflective of the prevalent lap siding material found throughout the Historic 
adjacent neighboring buildings and overall neighborhood. The colors of the siding 
are proposed to be earth tone to provide a warm and subdued color scheme as to 
blend into the adjacent neighborhood context. At the Maine Street building entry and 
the parking lot entry we are proposing exterior canopies of a contemporary material, 
refinished aluminum structural members and kalwall canopy roof panels. These 
canopies have simple detailing as to not detract from the main building design but to 
enhance it and create a three-dimensional massing and scaling at the entries. 

 
The proposed renovation of Tontine Mall has been designed with the historical districts in 
mind and in accordance with the Village Review Board Design Guidelines to the maximum 
extent practicable. The renovations have been designed to minimize the effect on the historic 
integrity of the Tontine Mall and make it visually compatible with the existing streetscape. 
The additional stories added to the north wing of the Tontine Mall will give the building the 
height and scale of adjacent Maine Street buildings and will be more in accordance with the 
historic Tontine Hotel structure. The proposed architecture meets the glass façade minimums 
and the material and roofing requirements. Existing conditions prevent the addition from 
being built to the Maine Street property line which precludes a standard from being met; 
access must be maintained from the Maine Street and Pleasant Street intersection and while 
the lot does have frontage on Maine Street, the building is primarily located behind the 
structure at 145 Maine Street. 
 
According to the National Park Service website, the Tontine Mall is a contributing building of 
the Brunswick Commercial Historic District. The Tontine Mall is named for the Tontine 
Hotel that existed on the site from 1828 until 1904 when it was destroyed by fire. In the 
1920s, the north wing of the existing Tontine Mall building was constructed as a vehicle 
storage garage. The substantial construction and thick, concrete foundation erected then for 
the vehicle storage garage is what allows the north wing of the Tontine Mall to be expanded 
vertically today.  
 
The Applicant is requesting approval to demolish the building at 11 School Street concurrent 
with the addition to the Tontine Mall. According to National Park Service website, the 
building at 11 School Street is a contributing building of the Federal Street Historic District. 
The criteria for being a contributing building are not listed in a reference available.  While the 
building is old enough, and in proximity to the Federal Street neighborhood, it is on the edge 
of the commercial zone of Maine Street. As a small mid-block structure, it is barely visible 
from Maine or Federal Streets, making its presence minimal.   
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The building is not particularly exemplary of the Federal-Greek Revival style. There is not a 
porch or corner features with columns, pilasters or entablature, heavy cornices or similar 
defining features of the style. In addition, the building has been altered in multiple ways. The 
clapboard siding has been replaced with vinyl or similar material.  It also appears some of the 
windows have been updated. The interior has been significantly altered to convert it to a 
duplex apartment building. The owner reports that the foundation, which is a combination of 
stone and brick, has had to be repaired on multiple occasions. It is likely that the foundation 
would need substantial work to bring it up to sufficient structural strength to withstand a 
seismic event.  
 
The re-use of the parcel as parking to support the added apartments represents an appropriate 
use of the lot.  The gain of 16 apartments, which will meet applicable codes, will more than 
offset the loss of two apartments in a structure that does not meet all current ADA or life 
safety codes. The building takes up the majority of the parcel, making access to the rear of it 
or the Tontine Mall difficult, if not impossible, by current fire apparatus.  
 
The intent of the project is to provide more downtown living opportunities, which is 
supported by the Comprehensive Plan (2008 Update) and 2011 Downtown Master Plan. The 
Comprehensive Plan Vision includes providing “adequate parking” and a “diversity of 
residential housing options”. Recent Zoning Ordnance revisions have enabled the project by 
eliminating density caps for dwelling units downtown. To increase housing opportunities and 
diversity, consideration must be given to additional parking for residents.  The 2011 
Downtown Master Plan acknowledges that “poorly maintained housing puts life and property 
at risk and diminishes the value of the Town, its residents, and businesses”. The existing 
building, having a suspect foundation and uncertain structural integrity, is arguably a risk to 
the adjacent building from settlement or fire, which is separated by only a matter of inches.  
 
The use of the parcel for off-street, dedicated parking will support the goals of housing 
diversity and adequate parking. As the parcel is narrow and deep, the parked vehicle will be 
screened by adjacent buildings and mature trees on School Street resulting in minimal impact 
to the appearance of the streetscape.  
 
Understanding the Applicant will need to demonstrate the conditions identified under Section 
5.2.8.4.a, they request a certificate of appropriateness for its demolition.  
 
The demolition of the building at 11 School Street allows the project to meet several criteria 
of the Village Review Overlay Review Standards. The proposed additional parking for the 
multifamily addition will be located off-street and behind the principal building. Dumpsters 
and mechanical equipment will be located away from the public rights-of-way and screened 
from public view.  
 
We request the application be placed on the next available agenda with the Village Review 
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Board for review.  We trust that this information satisfactorily addresses the requirements for 
their review; however, if you have any questions or require additional information, please do 
not hesitate to call or contact me via cneufeld@sitelinespa.com. 
 
Very truly yours, 
 
 
 
Curtis Y. Neufeld, P.E. 
Vice President 
 
Enclosure 
 
cc: Dan Catlin 

cneuf
CYN Stamp
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Photographs taken by Sitelines PA, January 13, 2020 

 
Photograph 1: From Maine Street, looking east at the Tontine Mall Maine Street entrance. 

 

 
Photograph 2: Tontine Mall Maine Street Entrance, from driveway, looking northeast. 
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Photographs taken by Sitelines PA, January 13, 2020 

 
Photograph 3: Looking north from the parking adjacent to School Street at the north wing of the 

Tontine Mall. 

 

 
Photograph 4: Looking northwest from existing storefront at the north wing of the Tontine Mall. 
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Photographs taken by Sitelines PA, January 13, 2020 

 

 
Photograph 5: Looking northeast from the parking area at an existing storefront of the Tontine 

Mall.  

 

 
Photograph 6: Looking north at the Tontine Mall from School Street. 
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Photographs taken by Sitelines PA, January 13, 2020 

 
Photograph 7: Looking northwest at 11 School Street.  

 

 
Photograph 8: Existing parking behind 11 School Street, looking north.  

 



Tontine Mall Renovation & 11 School Street  
Current Conditions Photographs 
Page 5 of 5 

Photographs taken by Sitelines PA, January 13, 2020 

 
Photograph 9: Behind the east wing of Tontine Mall and 11 School Street, looking south. 

 

 
Photograph 10: The rear of the 11 School Street structure, looking south from existing parking 

area.  
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March 5, 2020 

Dan Catlin, CEO 

COMMERCIAL PROPERTIES, INC. 

100 Silver Street 

Portland ME 04101 

Re: 11 School Street, Brunswick, Maine 

 Structural Evaluation 

Dear Dan: 

At your request, I visually inspected the exterior, basement, hallway, stairs and attics of the house 

at 11 School Street in Brunswick, Maine, for the structural condition of the building.  The living 

spaces weren’t entered.  

The Town of Brunswick Assessor’s Online database for Parcel #U13-165, at 

https://www.axisgis.com/brunswickme/ shows a building value of $145,600, and a land value 

of $61,500 as of 8/29/2019.  The records show two living units and a total of 6 bedrooms in 

the house, and 2,336 SF of gross living space, on a 0.21 acre property.  The replacement cost is 

listed at $224,068.  The database shows the house to be built in 1900; in my opinion, most 

parts of the house are of earlier construction than 1900.  It has been modified over the years. 

The zoning map can be viewed here:  

https://digitalcommons.library.umaine.edu/cgi/viewcontent.cgi?article=7704&context=towndoc

s.  The lot is inside the Village Review Zone, and is in Zone TC1 (Town Center 1/Maine 

Street)/GM6 (Growth Mixed-Use 6).  See 

https://brunswickme.org/DocumentCenter/View/778/Town-of-Brunswick-Zoning-Ordinance-PDF 

for the Brunswick Zoning Ordinance. 

The building is behind the Tontine Mall, with a shed at the back of the Tontine Mall close to 

touching the house at the mutual lot line.  The front of the house has a small landscaped area at 

the front.  The driveway accessing the Tontine employees parking lot is at the right side of the 

house, with the paving extended fully to the foundation of the house, and the parking lot is at the 

back of the house.  The parking lot is part of the lot containing the 2-unit house at 11 School 

Street.  The parking lot also includes the dumpster enclosure for the Tontine Mall Building.  The 

house to the right of 11 School Street has a wood stockade fence just inside the lot line, which 

has an asphalt curbing.  

  

https://www.axisgis.com/brunswickme/
https://digitalcommons.library.umaine.edu/cgi/viewcontent.cgi?article=7704&context=towndocs
https://digitalcommons.library.umaine.edu/cgi/viewcontent.cgi?article=7704&context=towndocs
https://brunswickme.org/DocumentCenter/View/778/Town-of-Brunswick-Zoning-Ordinance-PDF
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The building is timber and wood-framed, with a two-story main house at the front, and two ells at 

the back.  The house has vinyl siding, wood and vinyl trim, and asphalt composition shingle 

roofing.  The roofing is in generally good condition, with an estimated 10 years of remaining life.  

The windows, where viewed, are single-pane double-hung windows.  Two of the windows at the 

first floor level by the hatch are in poor condition.  The two windows at the back of the back ell 

are covered with plywood.  The trim is in fair to poor condition, including some of the window 

sills, the trim around the eaves and gable, and some of the vertical wall trim where it is near the 

soil or asphalt.  The front stoop is a concrete slab.  The front door is a new metal door.  

The front portion of the house may have a crawl space; this wasn’t viewed.  The middle portion of 

the house has a full basement with a squared and rubble granite stone foundation.  The basement 

is reached either by an exterior Bilco-type hatch with concrete sides and steps, or by a lightly-

framed interior wood stair.  The floor of most of the basement is soil with some brick masonry.  

The basement has an oil tank which is scheduled for removal shortly, as the heat and air 

conditioning is now provided by two adjacent gas-fired air-to-air heat exchangers which are 

direct vented to the outside.  There are two relatively new electrical panels; some older cloth-

covered wiring was visible in the attic.  

The foundation walls have some missing stones; some fabric has been pushed into place adjacent 

to the hatch at the back wall.  There has been some shifting of the stones, and some repairs have 

been made around the top of the wall on the left side with mortared concrete blocks and clay 

brick masonry.  The front and right sides of the foundation are generally larger and better 

squared and fixed stones; the masonry at the back wall is rubble stone, unmortared, and casually 

placed.  

The basement has a brick masonry chimney at the back; the chimney has been removed from the 

attic. 

The first floor framing appears to be mostly original, and includes timber beams supported by 

rusted pipe columns and one round wood column, and round and squared joists.  Some of the 

timbers show signs of rot at the bottom face, and some of the floorboards shows rot as well.  The 

columns are set on a wood board, possibly on brick masonry.   

The wood framing at the back left corner has replacement joists and the sill at the left side 

appears to have been replaced.  The stone foundation was partially replaced in this location with 

brick masonry, then some of the brick masonry was replaced with concrete block.  There appears 

to have been a significant amount of water damage over many years in this location, based on 

the efflorescence on the brick masonry, and the inside of the concrete blocks shows that the water 

intrusion in this location may be slowed but still ongoing.  This wall of the building is adjacent to 

a grassed cul-de-sac formed by the house and the back wall of the Tontine Mall building.  This 

appears to collect water, with no grade to drain the water away from the foundations.  

The back ell and the front section of the house apparently have inaccessible crawl space 

foundations.  The last 6’ of the back ell has settled around 3-4” with a visible slope to the roofline. 
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The house was entered at the front door; there is a small entrance hall with a set of stairs at the 

left end of the building.  These go to a landing at the second floor, then to a door to the attic.  The 

attic roof framing is not visible as lath has been installed on the underside of the framing in the 

front portion of the house.  The lath doesn’t appear to have ever been plastered.  The floor 

framing has board sheathing with wide boards and is used for storage.  

The roof framing has been opened at the back of the front roof to provide access to the middle ell 

attic, which has insulation over the floor framing; this wasn’t entered.  The front roof framing has 

at least three layers of wood shingles visible inside the attic.  There is a former fireplace opening 

that was framed and is now filled in at the front of the middle attic in the roof framing.  This 

framing has machine-sawn rafters and a ridge board, and board sheathing, and may have been 

built in 1900. 

The two living spaces in the house are currently occupied.  

In my opinion, the following work is needed, with estimated costs:  

 The front stair would need to be removed and replaced with a stair and handrail meeting 

the building code requirements, which would have to be fit into the building area.  I 

assume that there is a second interior stair in the living spaces that weren’t viewed.  This 

stair may also not meet the building code requirements.  This work is estimated at 

$8,000 per stairwell, or $16,000. 

 The basement foundation walls need to be renovated.  This work is estimated to cost 

$4,000. 

 The access to the front and back portions of the first floor framing would need to be 

evaluated, then the first floor framing would need to be repaired as needed.  Raising the 

building by a foot would provide the needed separation between the soil surface and the 

stormwater coming off this building and the adjacent building and the lowest point of the 

wood framing.  When this is done, the settled bay at the back of the building could be 

leveled out.  This work is estimated to cost $50,000. 

 The window sills need to be replaced all around the building, and once the trim was 

cleaned, any trim in need of replacement could be determined.  The windows need, as a 

minimum, to have the glazing replaced where broken, and storm windows added.  This 

is estimated to cost $5000. 

 Repairs and repainting of the trim is estimated to cost $8,000. 

 The living spaces provided would have no garden or lawn areas; this isn’t a code 

requirement.  The stormwater drainage around the building needs to be gathered with 

gutters and downspouts to the stormwater sewer, and a French drain or some other 

method of forcing the stormwater at the ground well away from the foundations of the 

adjacent buildings.  This work is estimated to cost $6000. 
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This identified work comes to an estimated $89,000. 

In my opinion, the owner can’t fix this building up as a reasonably code-compliant residential 

property and get any return from the investment.  

Thank you for the opportunity to provide engineering services to you.  Please call me if you have 

further questions. 

Yours truly, 

CRITERIUM ENGINEERS 

 

 

Helen C. Watts, P.E. 

Senior Engineer 
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Location:  Photo Taken by: Date:  

11 School Street Helen Watts, P.E. (ME) March 3, 2020 

Brunswick, Maine 04011 
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Treads, Handrail 
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Location:  Photo Taken by: Date:  

11 School Street Helen Watts, P.E. (ME) March 3, 2020 
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11 School Street Helen Watts, P.E. (ME) March 3, 2020 
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BUILDING INSPECTION ENGINEERS  

PROUDLY SERVING NORTH AMERICA SINCE 1957 

Helen C. Watts, P.E. 
Senior Engineer 

 

Helen Watts practices structural engineering with PE licensure in 
four states, with over 40 years of experience in construction, 
facilities engineering, inspection, and structural design for repairs, 
new construction, and building modifications.   
 
Her experience includes hundreds of residential and commercial 
building inspections, remediation and remodeling designs, forensic 
investigations, and design for new construction on commercial, 
industrial, condominium and residential properties, as well as 
construction management and inspection. 
 
For over 12 years, she worked as a Principal at Helen Watts 
Engineering PLLC performing inspections and design for wood, 
timber, masonry, concrete, and steel structures. 
 
Helen has taught a variety of courses to engineers and the trades, 
including developing a curriculum and teaching the first course of 
structural engineering for timber framers at KVCC, and teaching 
structural engineering for the PE preparation course for mechanical 
engineers.  
 

EDUCATION AND PROFESSIONAL AFFILIATION 

University of New Hampshire, Durham, NH – 1980, BS Civil Engineering 
University of Maine, Orono, ME – 1983, 5th Year Certificate, Pulp and Paper Manufacturing 
Licensed Professional Engineer: Maine, New Hampshire, Massachusetts, Hawaii 
Certifications: NCEES, SECB, MaineDOT LPA 
Memberships: Structural Engineers Association of Maine 
                        Timber Guild Engineering Council 
                        ASCE Fellow, Lead for 2 Areas for Maine Infrastructure Grade 2008 -  
                        Society of Women Engineers 
Pejepscot Terrace, Brunswick, ME – Chair of the Board 
Author: The Graphic Handbook of the Pretty Good House (2013) 
             Volume 2, The Pretty Good House (2016) 

 
WHY I DO WHAT I DO 

I want to help every building be the best it can be, and every building owner get the most out of their 
building dollar. Buildings should be healthy, comfortable, robust and sustainable. My work impacts the 
productivity of the building occupants, the carbon footprint during construction and maintenance, and the 
bottom line of the owners. I love finding the little problems that can be big possibilities instead of bad 
surprises. 
 

WHY CRITERIUM ENGINEERS 

Criterium Engineers serves a wide variety of clients across the country, and I like the challenge of 
assisting Criterium Franchises. I also like the care taken in producing high-quality reports. 

 



 

PROJECT HIGHLIGHTS 

o Inspection and report on the Gedney House, Salem, MA, owned by Historic New England and 
built in 1665 – Structural adequacy, durability, and ideas for the use of the building as a museum 
of timber and wood construction methods. 

o Hathorn Block, Bowdoinham, ME – Structural evaluation and repair planning, new masonry 
openings, plus structural design to bring 5 stories of 1849 timber framing up to modern building 
code floor loadings and to provide an elevated concrete deck. 

o New private residence and cottage, Biddeford, Maine – Evaluation of existing retaining wall, and 
design and permitting of new retaining wall under new Maine Sand Dune regulations, structural 
design of two new buildings, weekly construction inspection through completion of structural 
framing. 

o Horizontal boring machine, Portsmouth Naval Shipyard, Kittery, ME – Design of foundation and 
installation of the foundation and the horizontal boring machine in the Controlled Industrial Access 
area of the shipyard 

o Portland House, Portland, ME – Inspection, development of repair plans and specifications, 
project contracting assistance and construction inspection, repairs to 3-level parking garage. 
Also, repairs to the masonry exterior, and planning of work for the handrail attachment to the 
balcony decks. 

o Danforth Heights, Portland, ME – Investigation, report, repair planning, specifications and 
drawings, contracting assistance, construction inspection, repairs to masonry façade to stop 
water intrusion. Also, inspections of 43 units of low-income townhouses with reports for 
maintenance planning.  

hwatts@criterium-engineers.com  –  Phone #: 207-869-4208, Cell #: 207-522-9366 
5 Depot Street, Suite 23, Freeport, ME 04032 

 



From: Melissa Archbell
To: Matt Panfil; Jared Woolston; Dan Catlin; mandy.reynolds@commercialpropertiesinc.com
Cc: Curtis Neufeld
Subject: FW: MHPC# 0242-20 Tontine Maine, LLC; 11 School Street follow-up [3791]
Date: Friday, April 3, 2020 2:59:31 PM

Hi everyone;
 
I followed up with Maine Historical Preservation Commission in accordance with the Brunswick
Zoning Ordinance requirements in Section 5.2.8.(B)(6)c. for the 90-day delay period and received the
following reply. I wanted to share it with you.  
 
Best regards,
-Melissa
 

From: Rideout, Megan M <Megan.M.Rideout@maine.gov> 
Sent: Friday, April 3, 2020 8:35 AM
To: Melissa Archbell <marchbell@sitelinespa.com>
Subject: RE: MHPC# 0242-20 Tontine Maine, LLC; 11 School Street follow-up [3791]
 
Good Morning Ms. Archbell,
 
Since this project is only subject to local permitting, our office has no jurisdiction over
the proposed project. It is up to the local review board to make the final decision with
regard to the demolition of the property.
 
If the local review entity would like for our office to give input on the alternatives,
please have the municipality submit a request for comment.
 
Best,
 
 
Megan M. Rideout
Review & Compliance/CLG Coordinator
Maine Historic Preservation Commission
55 Capitol Street
65 State House Station
Augusta, Maine 04333
207.287.2992
 
From: Melissa Archbell <marchbell@sitelinespa.com> 
Sent: Monday, March 30, 2020 1:08 PM
To: Rideout, Megan M <Megan.M.Rideout@maine.gov>
Cc: Curtis Neufeld <cneufeld@sitelinespa.com>
Subject: MHPC# 0242-20 Tontine Maine, LLC; 11 School Street follow-up [3791]
 
EXTERNAL: This email originated from outside of the State of Maine Mail System. Do not click

mailto:marchbell@sitelinespa.com
mailto:mpanfil@brunswickme.org
mailto:jwoolston@brunswickme.org
mailto:dcatlin@commercialpropertiesinc.com
mailto:mandy.reynolds@commercialpropertiesinc.com
mailto:cneufeld@sitelinespa.com
mailto:marchbell@sitelinespa.com
mailto:Megan.M.Rideout@maine.gov
mailto:cneufeld@sitelinespa.com


links or open attachments unless you recognize the sender and know the content is safe.
Dear Megan:
 
We received the MHPC reply to our notification of intent to demolish the structure at 11 School
Street, Brunswick, Maine. We understand your determination that demolishing the structure would
have an adverse effect on historic properties and we would like to consult with you regarding
additional options for the landowner, Tontine Maine, LLC. In accordance with the Brunswick Zoning
Ordinance Section 5.2.8.(B)(6)c., the project has been submitted to the Village Review Board and we
are evaluating alternatives and would appreciate your input on alternatives, including on the
possibility for relocation of the contributing resource. Demolishing the structure at 11 School Street
is a necessary component of the renovation of the Tontine Mall, a contributing resource of the
Brunswick Commercial Historic District.
 
Thank you for any additional input you can give as we determine the best steps forward.
 
Best regards,
-Melissa
 
Melissa C. Archbell, PE
Project Engineer
Sitelines, PA
119 Purinton Road, Suite A
Brunswick Landing
Brunswick, ME 04011
(207) 725-1200 x16
marchbell@sitelinespa.com
www.sitelinespa.com
 

 

 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to
report this email as spam.

mailto:marchbell@sitelinespa.com
https://nam03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.sitelinespa.com%2F&data=02%7C01%7Cmegan.m.rideout%40maine.gov%7Cf6b9024ca3fb489d0cc508d7d4ccf2b5%7C413fa8ab207d4b629bcdea1a8f2f864e%7C0%7C0%7C637211849041208571&sdata=HISdsLlegwjbQjukePAXSzj1PR3lbyjK3z0smQLovuE%3D&reserved=0
https://us3.proofpointessentials.com/index01.php?mod_id=11&mod_option=logitem&mail_id=1585940370-bX7fnniy6etX&r_address=mpanfil%40brunswickme.org&report=1
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6 April 2020 
 
Megan M. Rideout 
Review & Compliance/CLG Coordinator 
Maine Historic Preservation Commission 
55 Capitol Street 
65 State House Station 
Augusta, Maine 04333 
 
Re: Request for Input on Demolition Alternatives 

11 School Street, Brunswick, ME 04011 
 
Megan: 
 
I am writing to request, on behalf of the Town of Brunswick, input from the Maine Historic Preservation 
Commission regarding demolition alternatives for the structure located at 11 School Street (Map U13, 
Lot 165).  The demolition is requested to allow the property owner to provide additional parking 
necessary for a proposed two-story addition to the structured on the western adjacent property 
(Tontine Mall – Map U13, Lot 164).  
 
Please find attached digital copies of plans, elevations, and photographs of the proposed expansion at 
Tontine Mall and the demolition of 11 School Street.  Unfortunately, interior photographs of the 
structure at 11 School Street are unavailable due to the current stay-at-home and social distancing 
requirements in place for the State of Maine due to COVID-19.  Also, please note that based on historical 
aerial documents (to be provided as an addendum to this request upon my physical return to Town Hall) 
the existing structure at 11 School Street was partially demolished (the western half of the building was 
removed) in the early 1970s to make room for an addition to the Tontine Mall (the southeast leg of the 
ell). 
 
If you have any further questions, please do not hesitate to contact me via telephone (direct line: (207) 
721-4020) or via email at mpanfil@brunswickme.org. 
 
Sincerely, 
 

 
___________________________ 
Name: Matt Panfil, AICP CUD, LEED AP BD+C 
Title: Director of Planning and Development 

Town of Brunswick, Maine 
 



JANETT. MILLS 
GOVERNOR 

Mr. Matt Panfil 

MAIN E HISTORIC PRES ERVATION COMMISSION 
55 CAPITOL STREET 

65 STATE HOUSE STATION 
AUGUSTA, MAINE 

04333 

April 14, 2020 

Director of Planning and Development 
Town of Brunswick 
85 Union Street 
Brunswick, ME 04011 

Project: MHPC# 0242-20 

Town: Brunswick, ME 

Dear Mr. Panfil: 

Tontine Maine LLC; 11 School Street 
Demolish Existing Building 

In response to your recent request, I have reviewed the information received April 6, 2020 to continue 
consultation on the above referenced project. 

KIRK F. MOHNEY 
DIRECTOR 

With regards to the demolition of 11 School Street, we recommend that alternatives for retaining the house in 
its current location or moving the house to a new location be considered. If neither one of these alternatives is 
feasible, we recommend that mitigation for the demolition of the house be considered. This might include 
but not be limited to an archaeological investigation of the lot after demolition and prior to construction of 
the parking lot, as well as recordation of the exterior and interior of the building through digital photography. 
We also recommend that copies of the archaeological survey report and the photographs be kept on file at a 
suitable local repository, and that a copy be provided to the Commission. 

While our office was only asked to comment on the demolition of 11 School Street, we have reviewed the 
proposed additions to the Tontine Mall and feel that the proposed alterations are not consistent with the 
Secretary of Interior 's Standards and Guidelines for Treatment of 1iJrtoA1PProperties. As proposed, the 
alterations will render the former Goodwin's Chevrolet building a non-contributing resource in the historic 
district. 

Please contact Megan Rideout at (207) 287-2992 or megan.m.rideoLit@rni\'ii\~.gov if we can be of further 
assistance in th is matter. ' · /OJJ; 

Sincerely, ~ 

~~~y 
State Historic Preservation Officer 

PHONE: (207) 287-2132 FAX: (207) 287-2335 



Town of Brunswick, Maine 
 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
 

DRAFT FINDINGS OF FACT 
REQUEST FOR CERTIFICATE OF APPROPRIATENESS FOR 

ALTERATIONS TO AN EXISTING STRUCTURE 
VILLAGE REVIEW BOARD  

 
PROJECT NAME: Accessible Ramp and Porch Flooring Replacement 
  
CASE NUMBER: VRB 20-009 
  
LOCATION:  7 Bath Road (Map U08, Lot 106)  
 
APPLICANT /  Bowdoin College 
OWNER:  Catherine Ferdinand and Michael Veilleux 
  3800 College Station 
  Brunswick, ME 04011 
 
REVIEW DATE: April 29, 2020 
 
 
PROJECT SUMMARY 
 
The applicant is requesting a Certificates of Appropriateness for Alterations to an Existing Structure 
in order to replace and relocate the existing accessibility ramp and replace the existing uneven 
porch flooring to create a safer, more easily navigable entrance for wheelchair users.  The existing 
accessibility ramp is located to the west side of the structure and provides access to the parking lot 
in the rear of the structure.  The proposed accessibility ramp will provide access to the Bath Road 
sidewalk.   The applicant has stated their intention to maintain the existing porch columns, but the 
base molding on the columns may need to be replicated.  The existing steps toward the front of the 
structure will be modified to add an additional step to meet current building code requirements.  
The proposed steps will be of the same design as the existing steps and the step risers will remain 
wood.  However, the step treads, porch flooring, and railings are proposed to be of a modern 
composite material.  Finally, the proposed railings will be of a similar style as the existing railings 
but increased in height to meet current building code requirements. 
 
The proposed development is located in the Growth College 2 (GC2) Zoning District, Aquifer 
Protection Overlay 3 Overlay (APO3) Zoning District, the National Register of Historic Places’ 
Federal Street Historic District, and the Village Review Overlay (VRO) Zone.  Built circa 1870, the 
existing structure is listed as a contributing resource in the 2013 Classification Project.  
 
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./b. All Certificates of Appropriateness for new construction, additions,  

alterations, relocations or demolition shall be in accordance with applicable 
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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 is proposing the replacement of an existing accessibility ramp and 
porch flooring to address maintenance needs and Americans with Disabilities Act 
(ADA) compliance.  Table 4.2.5.B(4)c: Allowable Required Setback Encroachments of 
the Brunswick Zoning Ordinance allows for accessibility ramps to be located, 
“anywhere in any required setback provided that it is designed in a manner that is 
compatible with the design and style of the building.” The applicant intends on 
preserving character-defining architectural elements such as the porch columns.  
Composite materials for the flooring and handrails are proposed to be of the same 
style as the existing wood materials. 
 
Regarding building access guidelines, The Village Review Overlay District Design 
Guidelines state: 
 
1. To the highest degree practicable, provide barrier-free access that promotes 

independence for people who have a disability, while preserving significant 
historic features. 
 

2. The historic building’s character defining spaces, features, and finishes should be 
identified so that accessibility code-required work will not result in their damage 
or loss. 
 

3. Barrier-free access requirements should be designed in such a manner that 
character defining spaces, feature, and finishes are preserved. 
 

4. The design for a new or additional means of access should be compatible with the 
historic building and its setting. 

 
The proposed project meets these guidelines and other requirements of the Zoning 
Ordinance. 
 

(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 project will maintain the existing porch columns and the use of 
composite material will be minimized to less visible features. 
 

ii. Alterations shall remain visually compatible with the existing streetscape. 
 
Although the accessibility ramp will now be visible from Bath Road, its design will 
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be consistent 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 proposed project does not conceal any of the structure’s architectural 
character-defining features.  The applicant has indicated that the base molding of 
the columns may need to be replaced.  If so, the applicant will use accurate 
reproductions. 
 

iv. New construction or additions shall be visually compatible with existing mass, 
scale and materials of the surrounding contributing resources.   
 
The proposed project does not propose an increase in the porch size.  Although now 
more visible from Bath road, the accessible ramp is visually compatible with the 
existing mass, scale, and materials of the surrounding contributing resources. 
 

v. When constructing additions, the applicant shall maintain the structural 
integrity of existing structures. 
 
The intent of the proposed project is to improve the structural integrity of existing 
structures and to meet current building code. 

 
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.   
 
The site plan identifies that accessible ramp users will now access the structure 
from Bath Road, not the rear parking lot.  Based on the applicants’ comments, most 
users access the building from this direction. 
 

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 
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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. 
 
Not applicable. 
 

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. 
 

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 
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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.    
  
As demonstrated in the attached pictures, the existing accessible ramp and porch 
flooring are in poor condition and in need of significant maintenance or 
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 
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 
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resource proposed for demolition.  
 
Not applicable. 
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DRAFT MOTIONS 
7 BATH ROAD 

REQUEST FOR A CERTIFICATE OF APPROPRIATENESS FOR 
ALTERATIONS TO AN EXISTING STRUCTURE 

VILLAGE REVIEW BOARD  
REVIEW DATE: APRIL 29, 2020 

 
 
Motion 1: That the Certificate of Appropriateness application is deemed complete. 
 
Motion 2: That the Board approves the Certificate of Appropriateness for Alterations to an 

Existing Structure in order to replace and relocate the existing accessibility ramp 
and replace the existing uneven porch flooring to create a safer, more easily 
navigable entrance for wheelchair users, located at 7 Bath Road, 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. 
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Received:______________      VRB Case #:___________ 
By:___________________ 
 

VILLAGE REVIEW BOARD 
CERTIFICATE OF APPROPRIATENESS 

APPLICATION 

 

1. Project Applicant: 

Name: _________________________________________________ 
Address: _______________________________________________ 
_______________________________________________________ 
Phone Number: __________________________________________ 
Email Address:  __________________________________________ 

2. Project Property Owner: 

Name: _________________________________________________ 
Address: _______________________________________________ 
_______________________________________________________ 
Phone Number: __________________________________________ 
Email Address:  __________________________________________ 

3. Authorized Representative:  (If different than applicant) 

Name: _________________________________________________ 
Address: _______________________________________________ 
_______________________________________________________ 
Phone Number: __________________________________________ 
Email Address:  __________________________________________ 

4. Physical Location of Property Being Affected: 

Address: ________________________________________________ 

5. Tax Assessor’s Map #___________ Lot #_______________ of subject property. 

6. Underlying Zoning District ____________________ 

7. Type of Activity (check all that apply): 

 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): _________________________________________________________ 

       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
       ________________________________________________________________________________ 
 
 
Applicant’s 
Signature______________________________________________________________________

Catherine Ferdinand/Michael Veilleux  - Bowdoin College

Brunswick, Maine 04011

3800 College Station

725-3857

cferdina@bowdoin.edu  mveilleu@bowdoin.edu

Bowdoin College

Brunswick, Maine 04011

5600 College Station

same as above

same as above

7 Bath Road

U08 106

GC2

This project involves replacement and relocation of a handicap access ramp and replacement of porch flooring.  Please see attached narrative and

project description.



Village Review Board  

7 Bath Road – Riley House ADA ramp and porch replacement/repair 

The College is proposing to improve the ADA ramp and porch at an academic building, Riley House, 
located at 7 Bath Road in zoning district GC2.  Since the original installation of the ramp (estimated to 
have been over 20 years ago), there has been significant deterioration and settling where the ramp 
meets the existing porch.  The porch floor is not level and is located approximately three to four inches 
below the entry door sill.  At some time a wooden landing was added to the porch floor to raise it to the 
level of the door sill but in practice, the landing is not easily or safely navigated by a wheelchair user. 

To make the entrance accessible for a chair user, it will be necessary to eliminate the landing area added 
to the porch, and to raise and replace the porch flooring to make the entire porch level with the door 
sill.  The base molding on the porch columns has deteriorated and is in need of replacement though we 
think at this time that the original columns can be preserved and the molding style can be replicated.  
Increasing the level of the porch floor will require modification of the front steps (adding one step) to 
meet current building code standards. The steps would be of the same design and style as the existing 
steps.  Given the improved appearance of composite materials available and the improvements these 
materials offer in traction, safety and maintenance, we are proposing to replace the wood flooring with 
composite flooring.  The step risers would remain wood. 

We are also proposing to reconfigure the ramp to orient it closer to Bath Road since our student and 
staff populations generally access the building from the south. The current configuration requires a 
wheel chair user to access the ramp via a parking lot, compromising their safety. We will relocate the 
accessible parking spot to the area of the parking lot on the west side of the building (from its location in 
the back of the building) and relocate an existing pathway from the parking lot to the south entrance.  
The changes in path configuration are estimated to result in less than 100 sf of net new impervious 
surface.  

We also propose to replace the existing railings on the ramp with a similar style railing of a code 
compliant height. We believe there are good composite products that complement the railing style of 
the original porch.  The railing system would be white and the new floor decking on the ramp and porch 
is to be determined, but likely to match the current color. 
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OPTION 2 RENDERING

BOWDOIN COLLEGE RILEY HOUSE RAMP
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OPTION 2 PLAN

BOWDOIN COLLEGE RILEY HOUSE RAMP
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	Name 1: Tontine Maine, LLC (attn: Dan Catlin)
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	Phone Number: 207-774-1885
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	Email Address_3: cneufeld@sitelinespa.com
	Address_4: 149 Maine Street & 11 School Street
	Tax Assessors Map: U13
	Lot: 164 & 164
	Underlying Zoning District: GM6
	Additions and New Construction: On
	Structural Alteration: Off
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