
AUBURN PLANNING BOARD MEETING 
 

June 10, 2014 
 

Agenda 
 

6:00 P.M. - City Council Chambers (Auburn Hall) 
 

 

 

ROLL CALL  

 

MINUTES:   

Approval request of the May 13, 2014 Meeting Minutes. 

 

PUBLIC HEARINGS: 

1) George Bouchles, an agent for B & M Builders, are seeking approval of minor 

subdivision plan and development review for a proposed three (3) lot subdivision, located at 325 

Fairway Drive (PID # 170-004) pursuant to Chapter 60, Section 1360 of the City of Auburn 

Ordinances.  

2) Final Joint Land Use Study for the Maine Army National Guard (MEARNG) Training 

Facility and Mount Apatite Recreation Area. Staff hopes to hear from members of the public 

regarding the plan. The JLUS draft report can be viewed at: 

http://www.auburnmaine.gov/Pages/Government/Data-Reports-Recommendations. 

 

OLD BUSINESS:  

1) Continued discussion of Revised Planning Board By-Laws and Procedures.  

2) Update on Ag Text Amendment 

3) Status report on Form Code by Alan Manoian  

 

MISCELLANEOUS:  

1)   Discuss Member Re-appointments 

 

 

ADJOURNMENT 

 

 

 

 





















PART II - CODE OF ORDINANCES 

Chapter 2 - ADMINISTRATION 

ARTICLE V. - BOARDS, COMMISSIONS AND COMMITTEES 

DIVISION 4. PLANNING BOARD 

 Auburn, Maine, Code of Ordinances Page 1 

DIVISION 4. PLANNING BOARD 

Sec. 2-466. Membership: appointment, removal, terms, vacancies. 

Sec. 2-467. Chairperson and vice-chairperson. 

Sec. 2-468. Staff secretary: minutes, public records. 

Sec. 2-469. Quorum and necessary vote. 

Sec. 2-470. Meetings, hearings and procedures. 

Sec. 2-471. Workshop or informational meetings. 

Sec. 2-472. Record and decisions. 

Sec. 2-473. Conflicts. 

Sec. 2-474. Appeals. 

Sec. 2-475. Jurisdiction and authority. 

Sec. 2-476. Committees. 

Secs. 2-477—2-482. Reserved. 

 

Sec. 2-466. Membership: appointment, removal, terms, vacancies. 

(a) There shall be a planning board of seven regular and two associate members. Members of the 
planning board shall be residents of the city and shall not be officers or employees of the city. 
Persons appointed by the city council to serve on other boards, agencies, panels, and or 
commissions shall not serve concurrently on the planning board. Members shall serve without 
compensation.  

(b) Regular Mmembers of the planning board shall be appointed by the city council for terms of three 
years. Such terms shall be staggered so that the term of not more than three members shall expire 
in any calendar year. Incumbent members of the planning board shall serve for the balance of their 
terms and thereafter until their successors are appointed.  

(c) The City Council shall appoint two associate members for a term of three years each.  Such terms 
shall be staggered so that terms of not more than one associate member, expires in any calendar 
year.  Associate members may participate in deliberations of the Planning Board but shall not vote 
unless temporarily acting in behalf of a regular member who is absent or has recused themselves. 

(cd) Permanent vacancies on the planning board shall be filled by the city council for the unexpired term 
of the former member.  

(de) Any member of the planning board may be removed for cause by the city council at any time; 
provided, however, that before removal such members shall be given an opportunity to be heard in 
his own defense at a public hearing before the city council.  

(f) The Planning Board may appoint a high school student advisory representative who is a high school 
student residing in Auburn for a one year term.  The student advisory representative may participate 
in deliberations of the Planning Board but shall not be entitled to vote. 

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  
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Sec. 2-467. Chairperson and vice-chairperson. 

The members of the planning board shall annually elect one of the board members as chairperson to 
preside at all meetings and hearings, and another of their number as vice-chairperson. In the absence of 
the chairperson, the vice-chairperson shall act as chairperson and shall have all the powers of the 
chairperson.  If no Chairperson or Vice-Chairperson are present, the attending members may vote for an 
acting Chairperson. 

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-468. Staff secretary: minutes, public records. 

(a) The city planner Director of Planning and Permitting shall designate a member of his their staff who 
shall serve as staff secretary of the planning board and attend all of its proceedings.  

(b) The staff secretary shall provide for the keeping of minutes of the proceedings of the planning board, 
noting the vote of each member on every question, or the member's absence or failure to vote, and 
shall maintain the permanent records and decisions of all planning board meetings, hearings, and 
proceedings and aill correspondence of the planning board.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-469. Quorum and necessary vote. 

(a) As to any matter requiring a public hearing, no business shall be transacted by the planning board 
without a quorum, consisting of four members, being present. The concurring vote of at least four 
members shall be necessary to authorize any action by the board. If the requisite votes are not 
present the matter shall be tabled.  

(b) If less than a quorum is present, the hearing may be adjourned. The staff secretary shall notify in 
writing all members of the date of the adjourned hearing and shall notify such other interested parties 
as may be directed in the vote of adjournment.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-470. Meetings, hearings and procedures. 

(a) Regular meetings of the planning board shall be held at the call of the chairperson or as provided by 
rule of the board. Special meetings may be called by any four members of the planning board, or at 
the request of the city council. Testimony at any hearing may be required by the planning board to be 
given under oath.  

(b) The planning board shall adopt its own rules for the conduct of its business not inconsistent with this 
chapter and with state law. Such rules shall be filed with the staff secretary of the planning board and 
with the city clerk. Any rule so adopted that relates solely to the conduct of hearings, and that is not 
required by the city council, this chapter or state law, may hbe waived by the chairperson upon good 
cause being shown.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  
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Sec. 2-471. Workshop or informational meetings. 

Informal meetings or workshops of the planning board or any of its committees may be held at the 
call of any of its members or the city planner, as the case may be, for the presentation of information.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-472. Record and decisions. 

(a) The minutes of the staff secretary, and any transcript of the proceedings, and all exhibits, papers, 
applications and requests filed in any proceeding before the planning board and the decision of the 
board shall constitute the record.  

(b) Every final decision of the planning board and every recommendation of the planning board to the 
city council shall include written findings of fact, and shall specify the reason or reasons for such 
decision or recommendation.  

(c) The staff secretary shall mail notice of any decision of the board to the applicant or any designated 
interested parties within five business days of such decision.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-473. Conflicts. 

No member of the planning board shall participate in the hearing or disposition of any matter in which 
he has an interest. Any question of whether a member has a conflict of interest sufficient to disqualify the 
member shall be decided by a majority vote of the members present, except the members whose 
possible conflict is being examined. Where such vote results in a tie, the subject member shall be 
disqualified.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-474. Appeals. 

An appeal from any final decision of the planning board as to any matter over which it has final 
authority may be taken by any party or by any authorized officer or agent of the city to the superior court.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-475. Jurisdiction and authority. 

In addition to the jurisdiction conferred on it by other provisions of state law and the ordinances of the 
city and in accordance therewith, the planning board shall have the following jurisdiction and authority:  

(1) To prepare and recommend to the city council a comprehensive plan. 

(2) To prepare and recommend to the city council changes in and amendments to the 
comprehensive plan as necessary.  

(3) To aid and assist the city council and departments and agencies of the city in implementing 
general plans and in planning, developing and completing specific planning related projects.  
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(4) To hear, review, and approve or deny applications for subdivision approval as provided in this 
Code.  

(5) To hear, review, and offer its recommendations to the city council on applications for zoning 
changes and amendments to, or revisions of, the city's zoning regulations, and to initiate 
recommendations for zoning changes and amendments to or revisions of the city's zoning 
regulations as necessary.  

(6) To review and offer its recommendations to the city council on public planning related projects.  

(7) To offer its recommendations to the city council with regard to the compatibility of the city 
manager's proposed capital improvements program with the comprehensive plan.  

(8) To make such investigations and compile maps and reports, and recommendations in 
connection therewith, relating to the planning and development of the city as it deems desirable.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Sec. 2-476. Committees. 

The chairperson of the planning board shall from time to time assign the members of the board to 
such regular and special committees as may be established by the board. Such committees shall have no 
final authority but shall assist the board in the conduct of its business by making recommendations to its 
concerning such specific items as may be assigned to them for study and report.  

(Ord. of 5-7-1979; Ord. No. 02-04012013, att. A, 4-16-2013)  

Secs. 2-477—2-482. Reserved. 
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           May 14, 2002 

(Rev.   2014) 
 
 

CITY OF AUBURN  

PLANNING BOARD 

BY-LAWS 

 

ARTICLE I- Objectives 

The objectives and purpose of the Planning Board of the City of Auburn, Maine, 

are those set forth in the Auburn City Charter, those powers and duties delegated 

to the Planning Board by the City Council in Chapter 29 of the Auburn City 

Ordinances and those objectives and powers set forth in Maine Revised Statutes. 
 

ARTICLE II- Planning Board Makeup 
 

SECTION 1. 
 
 
 
 
 
 
 
 
 
 

SECTION2. 
 
 
 
 

 

SECTION 3. 
 
 
 
 
 
 
 
 
 
 
 
 

 

SECTION 4. 

There shall be a Planning Board composed of seven (7) 

members and two (2) associate members.  Associate members 

may participate in all proceedings but may only vote in 

situations where one or more regular member is absent or 

cannot vote due to a conflict.  An associate member shall be 

considered as a "member" for purposes of ward residency 

distribution requirements. 

 
The Board's powers and duties shall include those covered by 

State law and ordinances; subdivision review, approval, 

conditional approval, or personnel on planning and 

development. 

 
Members of the Planning Board shall be appointed by the 

Mayor subject to confirmation by the Council. Planning Board 

members shall hereafter serve for terms of three years and may 

not serve for more than three consecutive terms, except that 

incumbent members may serve out their current terms.  No 

more than two members shall hereafter be appointed from the 

same ward.  A member shall forfeit his/her membership if 

he/she becomes a resident of a ward in which two members of 

the Board already reside. 

 
Attendance at all Planning Board meetings (Public Hearings and 

Workshops) shall not drop below 50% within a 12 month 

period. If attendance does drop below this level, a Board 

member may be asked to step down by the City Council upon 

recommendation of the Planning Board Chairman. 
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SECTION 5. 
 
 
 
 
 
 
 
 
 

SECTION 1. 

SECTION2. 

 

 
SECTION3. 

SECTION 4. 

 
 
 
 
 

SECTION 1. 
 
 
 
 

SECTION2. 
 
 
 
 

 
SECTION3. 

 
 
 
 

SECTION 4. 

SECTION 5. 

If personal or other extraordinary situations occur that does 

not allow a Board member to attend a meeting, a call to the 

Planning Board Chairman or Planning and Permitting staff is 

required in order to be considered for an excused absence. 

 

ARTICLE III- Officers and Their Duties 

The officers of the Planning Board shall consist of a Chairman 

and a Vice-Chairman. 

 
The Chairman shall preside at all meetings and hearings of 

the Planning Board and shall have the duties normally 

conferred by parliamentary usage as written in "Roberts 

Rules of Order." 

 

The Vice-Chairman shall act for the Chairman in his absence.  

 

The Chairman shall have the privilege of discussing all matters 

before the Board and to vote thereon. 

 
ARTICLE IV- Election of Officers 

Officers shall be nominated from the floor and elected at the 

annual organization meeting, which shall be held on the 

second Tuesday of October in each year. 

 
A candidate receiving a majority vote of the membership 

of the Planning Board present at the meeting shall be 

declared elected and shall serve one year or until his 

successor shall take office. 

 
Vacancies in offices shall be filled at the first possible 

regular meeting after the occurrence of the vacancy in the 

manner described in the previous Sections of this Article. 

 
If more than one member is nominated for the same 

position, then the Board shall vote by private ballot. 

 
Associate Members may hold an office on the Board, but may 

only participate in a voting action if the number of regular Board 

members present allows for the Associate's vote. 
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ARTICLE V- Planning Board Submissions 

In order to be placed on the Planning Board agenda, an application, petition 

or amendment must satisfy the conditions contained in Sections 1 through 4. 
 

SECTION 1. 
 
 
 
 
 
 
 
 
 
 
 
SECTION2. 

SECTION 3. 

SECTION 4. 

SECTION 5. 

 
 
 
 
 
 
 
SECTION 1. 

A complete application, as determined by the Planning and 

Permitting Services Department or its designated 

representative; a completed petition to amend the Zoning 

Ordinance or Zoning Map; or an amendment initiated by the 

Planning Board or City Council must be received at the 

Department no later than 12:00 noon, thirty (30) days prior to 

a regularly scheduled Planning Board Meeting. 

 
City Department comments must be submitted to the 

Planning and Permitting Services Department no later than 

18 days prior to the Planning Board meeting. 

 
All revised plans and documents must be submitted to the 

Planning and Permitting Services Department at least ten (10) 

days prior to the meeting. 

 
Additional applicant communications to the Board must be 

submitted to the Planning and Permitting Services 

Department at least seven (7) days prior to the meeting. 

 

The Board may nonetheless, in its sole discretion, consider an 

application, petition or amendment that fails to meet Sections 

1 through 4, if the Board finds initially that failure to satisfy 

this Article was justified or due to excusable error or neglect. 

 
ARTICLE VI- Meetings 

Meetings will be held on the second Tuesday of each month at 

7:00 p.m. at the Auburn City Building provided that the 

Board, by resolution, may vote to hold its meeting on any 

other day in the month, or at any other place, or at any other 

time of day or upon confirmation of a majority of the Board 

members, the Department of Planning and Permitting 

Services may schedule a meeting for a different day, or place 

or time. 
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SECTION2. 
 
 
 
 
 
 
 
 
 
 
 
 
SECTION3. 

 
 
 
 
 
 
 
 
 
 
 
SECTION 4. 

SECTION 5. 

 
 
 
 
 
 
 
SECTION6. 

Four members of the Board shall constitute a quorum. The 
number of votes necessary to transact business shall be four 
in favor or four opposed to the action being taken. A tie vote 
shall be considered final action by the Board and an application, 
petition or proposed amendment shall be deemed denied if the 

Board's final action results in a tie vote. Voting shall be by 

roll call where requested by any member except on unanimous 

vote.  A record of the roll call vote shall be kept as part of the 

record. 
 
Special meetings may be called by the Chairman. Special 

meetings shall be called by the Chairman when requested 
to do so by four of the members of the Board.  The 

notice of such a meeting shall specify the purposes for which 

it is called and no other business shall be considered except by 
unanimous consent if  all Board members are present.  The Staff 

Secretary shall notify all members of the Board at least two (2) 
days in advance of such special meeting. 

 
No new agenda items will begin after 11:00 p.m. except with the 

unanimous consent of all Board Members present. 

 
If during the course of a Planning Board meeting it becomes 

apparent that the Board will not reach certain agenda items, 

the Board, prior to its 11:00 p.m. cut-off: will automatically 
postpone the remaining items to the beginning of the next 

scheduled meeting of the Board. The Board, prior to or after 

the 11:00 p.m. cut-off: may postpone items or portions of items 

to the next scheduled meeting of the Board. 

 
If seven regular Planning Board Members are not present, then 

the Associate Board Members will take the place of the absent 
members for voting purposes. The Associate Members will have 

full voting privileges in the order of which they were appointed by 
the City Council. 

 

ARTICLE VII- Order of Business 

A. Roll Call 

 
B.  Approval of Minutes 



  

5 
 

 

C.  Public Hearings 

D.  Old Business 

E.  New Business 

F.  Miscellaneous 

 
G.  Adjournment 

 
The normal order of business may be altered by vote of the Board. 

 

ARTICLE VIII- Hearings 

SECTION 1.  In addition to those required by law, the Board may, at 

its discretion, hold public hearings when it decides that 

such hearings will be in the public interest. 

 
SECTION2. Notice of such hearing shall be advertised in a newspaper of 

general circulation in the municipality in accordance with the 

State law and local ordinances pertaining to a particular 

project. 

 
SECTION3.  The matter before the Board shall be presented in summary 

by the City Planner or his designee, or a designated member 

of the Board and parties in interest may also be heard.  

 
SECTION 4.  A record shall be kept of those speaking before the Board. 

 

ARTICLE IX- Amendments 

These By-Laws may be amended by a majority vote of the membership of the 

Planning Board present, provided that at least three affirmative votes are required to 

amend these By-Laws. Any amendments must be submitted prior to the meeting. 



D  R  A  F  T 

May 21, 2014 

A Proposal for a 

Comprehensive Study of the Agricultural and Resource Protection Zone 
 

Current Situation: 

The Agriculture and Resource Protection Zone has been in place since the early 1960’s and 

has done an impressive job of achieving its goals of limiting sprawl development, protecting 

Agricultural lands and environmentally sensitive areas and reserving land for future 

development.  Recently, a petition was made amend the AG/RP zone to allow the transfer of 

residences from a rural residential strip zone to the rear agriculturally zoned portion of a 

property.  While this particular idea was recommended in the Comprehensive Plan, it does 

not address issues lying at the core of the Agricultural zone.  Rather than take a piecemeal 

approach; the City Council (and others) expressed an interest in a comprehensive review of 

the 2010 Comprehensive Plan’s policy on agriculture and resource protection. 

 

This study can have long term, far reaching impacts on the future of Auburn.  It must be 

carefully planned and executed.  It will chart the course for the City’s future for Agriculture, 

Housing, Infrastructure and Land for Future Development to name a few. 

 

Some Possible Issues, Topics and Questions:  

 Land use, tax rates and land values.  

 State of farming in Auburn, is it viable under current regulations? 

 Statewide trends in agriculture and forestry. 

 Should Agriculture be part of the City’s economic development policy? 

 What is the cost of services in the agricultural zone? 

 Is the 50% income rule for new homes in the AG/RP a barrier to agriculture? 

 What role should environmental protection play? 

 Consider cluster development or transfer of development rights. 

 Where should new homes be located? What should the minimum lot size be? 

 

The Process: 

Due to existing projects already underway or committed to by staff, the review of the Agriculture 

and Resource Protection Zone is proposed to take place in two phases.   

Phase 1: Preliminary Ground Work (will take 6 months, June to November 2014) 

 Staff will generate an inventory of Agricultural lands and compile all Agricultural goals, 

objectives and recommendations from the 2010 Comprehensive Plan. 

 Work with and seek out outside Agricultural entities for technical assistance to evaluate 

Auburn’s existing Ag conditions and help in developing the study.  

 Assign the Planning Board regular work sessions to help in the phase 1 development of 

goals and an action plan for Phase 2. 

Phase 2: The Study (will take 6 months, December 2014- May 2015) 

 Planning Board hosts a series of workshops and public hearing to get public input and 

information from outside experts on the future of the Agricultural and Resource 

Protection zone. 

 Develop a series of alternatives that address different aspects of the City’s Agricultural 

policies, based on the public input and review by outside entities. 

 The Study will create a final proposal possibly amending the Comprehensive Plan and or 

make any changes to the Zoning Ordinance. 
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