STUDIO A aronreorune

October 24, 2014

Mr. Eric Cousens

Deputy Director of Planning and Development
City of Auburn

Auburn Hall

60 Court Street

Auburn, Maine

Re: St Louis Church Property
Special Exception Site Plan Review
And Variance Request

Dear Eric,

On behalf of the Roman Catholic Bishop of Portland, | am respectfully requesting a Special
Exception and Site Plan Review, including a variance request of the side yard setback
requirement for the St. Louis Church property at 24 Dunn Street in Auburn.

As you are aware, the future of the church building has been a matter of local concern since the
building was closed in 2013.The Parish of the Immaculate Heart of Mary was persuaded to
delay the demolition, scheduled for December 2013, to see if any interest in preserving the
church building might develop. The dramatic removal of the four steeple bells, sold to an “out of
state” firm, and the resulting strong public concern were factors in the current agreement to
purchase the bells so they might remain in Auburn. This interest in the bells, and the church that
had housed them, gave hope that the attendant publicity would encourage some individual or
group to step forward to save the church. That hope may soon be realized if this variance is

approved.

There are currently two buildings on the parcel; the St. Louis Church and the former Convent,
now called St. Francis House. The Diocese has a long-term lease agreement with Sisters of
Charity Health System, Inc., for St. Francis House. For the portion of the parcel where the
church is located to be conveyed to a new owner, the two buildings must be separated by

dividing the parcel.

The current code requires a 15 - foot setback from side property lines; however the two existing
structures are only 13 feet apart. The Bishop is requesting a variance in this instance for a

6.5 - foot setback for each existing structure. This variance will make possible the transfer of
ownership of the St Louis Church, leading to a new role in the community contributing to
development and revitalization of New Auburn in particular.

| have included an additional narrative on the history of this historic building and its significance

for many throughout Aubumn, which | am confident will demonstrate the importance of this
request to the future development and revitalization of the area.

Respectfully,

Noel D. Smith, President
Studio A Architecture

179 LISBON STREET SUITE 202 LEWISTON MAINE 04240 207-333-3060 SMITHNOEL179@gmail.com



Development Review Checklist
City of Auburn Planning and Permitting Department
City of Lewiston Department of Planning and Code Enforcement

THE FOLLOWING INFORMATION IS REQUIRED WHERE APPLICABLE TO BE
SUBMITTED FOR AN APPLICATION TO BE COMPLETE

PROJECT NAME: DIVISION of ST. LOUIS CHURCH PARCEL

PROPOSED DEVELOPMENT ADDRESS and PARCEL #: 24 DUNN STREET

Applicable
Required Information Check Submitted Ordinance
Site Plan Applicant | Staff | Lewiston | Auburn
Owner’'s Names/Address X
Names of Development X
Professionally Prepared Plan X
Tax Map or Street/Parcel Number X
Zoning of Property X
Distance to Property Lines X
Boundaries of Abutting
land
Show Setbacks, Yards
and Buffers X
Airport Area of Influence (Auburn
only) Auburn
Parking Space Calcs NA
Drive Openings/Locations X
Subdivision Restrictions NA
Proposed Use X
PB/BOA/Other Restrictions NA
Fire Department Review NA
Open Space/Lot Coverage X
Lot Layout (Lewiston only) NA
Existing Building (s)
Existing Streets, etc.
Existing Driveways, etc.
Proposed Building(s)
Proposed Driveways
Landscape Plan
Greenspace Requirements NA
Setbacks to Parking NA
Buffer Requirements NA
Street Tree Requirements NA
Screened Dumpsters NA
City of Auburn Planning and Permitting Department - 60 Court Street, Suite 104 - 1

Auburn, ME 04210-Tel. (207)333-6601

City of Lewiston Department of Planning and Code Enforcement - 27 Pine Street-Lewiston, ME 04240-7201 -
Tel. (207)513-3125




Additional Design Guidelines NA

Planting Schedule NA

Stormwater & Erosion Control
Plan NA

Compliance w/ chapter 500

Show Existing Surface
Drainage

Direction of Flow

Location of Catch
Basins, etc.

Drainage Calculations

Erosion Control Measures

Maine Construction General Permit

Bonding and Inspection Fees

Post-Construction Stormwater Plan

Inspection/monitoring requirements

Third Party Inspections (Lewiston
only)

Lighting Plan NA

Full cut-off fixtures

Meets Parking Lot Requirements

Traffic Information NA

Access Management

Signage

PCE - Trips in Peak Hour

Vehicular Movements

Safety Concerns

Pedestrian Circulation

Police Traffic

Engineering Traffic

Utility Plan NA

Water

Adequacy of Water Supply

Water main extension
agreement

Sewer

Available city capacity

Electric

Natural Gas

Cable/Phone

Natural Resources NA

Shoreland Zone

Flood Plain

Wetlands or Streams

Urban Impaired Stream

Phosphorus Check

Aquifer/Groundwater Protection

Applicable State Permits

City of Auburn Planning and Permitting Department - 60 Court Street, Suite 104 - 2
Auburn, ME 04210-Tel. (207)333-6601

City of Lewiston Department of Planning and Code Enforcement - 27 Pine Street-Lewiston, ME 04240-7201 -
Tel. (207)513-3125



No Name Pond Watershed
(Lewiston only)

Lake Auburn Watershed (Auburn

only) NA

Taylor Pond Watershed (Auburn

only) NA
| Right Title or Interest X

Verify

Document Existing
Easements, Covenants, etc.

Technical & Financial
Capacity NA

Cost Est./Financial Capacity

Performance Guarantee

State Subdivision Law NA

Verify/Check

Covenants/Deed Restrictions

Offers of Conveyance to City

Association Documents

Location of Proposed Streets &
Sidewalks

Proposed Lot Lines, etc.

Data to Determine Lots, etc.

Subdivision Lots/Blocks

Specified Dedication of Land

Additional Subdivision
Standards NA

Single-Family Cluster (Lewiston
only)

Multi-Unit Residential Development
(Lewiston only)

Mobile Home Parks

Private Commercial or Industrial
Subdivisions (Lewiston only)

PUD (Auburn only)

A jpeg or pdf of the proposed
site plan X

Final sets of the approved
plans shall be submitted
digitally to the City, ona CD
or DVD, in AutoCAD format R
14 or greater, along with PDF
images of the plans for
archiving

City of Auburn Planning and Permitting Department - 60 Court Street, Suite 104 - 3
Auburn, ME 04210-Tel. (207)333-6601

City of Lewiston Department of Planning and Code Enforcement - 27 Pine Street-Lewiston, ME 04240-7201 -
Tel. (207)513-3125



Development Review Application
City of Auburn Planning and Permitting Department
City of Lewiston Department of Planning and Code Enforcement

PROJECT NAME: DIVISION OF ST. LOUIS CHURCH PARCEL

PROPOSED DEVELOPMENT ADDRESS:; 24 DUNN STREET

PARCEL ID#: 221-196

REVIEW TYPE: Site Plan & Site Plan Amendment O
Subdivision O Subdivision Amendment O

PROJECT DESCRIPTION: The Roman Catholic Bishop of Portland wishes to divide the parcel at 24 Dunn Street to

facilitate the transfer of ownership of the former St. Louis Church building.

CONTACT INFORMATION:

Applicant Property Owner

Name: Studio A Architecture Name; Roman Catholic Bishop of Portland
Address: 179 Lisbon Street Suite 202 Lewiston Address: 510 Ocean Ave. Portland Me
Zip Code 04240 Zip Code04103

Work #: 333-3060 Work #: 773-6471

Cell #: NA Cell #:

Fax #: NA Fax #:

Home #: NA Home #:

Email: Email:

smithnoel179@gmail.com

her professional representati for
Project Representative roject (surveyors, engineers, et
Name: Noel Smith Name:
Address: Same as above Address: 842 Old Danville Road Auburn
Zip Code Zip Code04210
Work #: Work #: 777-1150
Cell #:577-2166 Cell #:
Fax #: Fax #:
Home #: Home #:

Email: Email:



PROJECT DATA

The following information is required where applicable, in order complete the application

IMPERVIOUS SURFACE AREA/RATIO

Existing Total Impervious Area 14833 sq. ft.
Proposed Total Paved Area NA sq. ft.
Proposed Total Impervious Area i sq. ft.
Proposed Impervious Net Change 0 sq. ft.
Impervious surface ratio existing 62 % of lot area
Impervious surface ratio proposed NC % of lot area
BUILDING AREA/LOT
LOVERAGE =~ 8160 sq. i
Existing Building Footprint S q- 1t

o ; NC sq. ft.
Proposed Building Footprint o f
Proposed Building Footprint Net change Sq. It.

il 2 NC sq. ft.
Existing Total Building Floor Area NC f
Proposed Total Building Floor Area NA i ft‘
Proposed Building Floor Area Net Change 59, 1

e No (yes or no)
New Building % ‘;}7 fl
Building Area/Lot coverage existing NG > Of IOt area
Building Area/Lot coverage proposed %o of lot area
ZONING MFU
Existing NA
Proposed, if applicable
LAND USE
Existing Church
Proposed TBD
RESIDENTIAL, IF APPLICABLE
Existing Number of Residential Units NA
Proposed Number of Residential Units NA
Subdivision, Proposed Number of Lots NA
PARKING SPACES
Existing Number of Parking Spaces NC
Proposed Number of Parking Spaces NC
Number of Handicapped Parking Spaces NC
Proposed Total Parking Spaces NC

ESTIMATED COST OF PROJECT 0

| LOCATION O LVE ] ] I \ L MANAGEM
Existing Impervious Area NC sq. ft.
Proposed Disturbed Area NC sq. ft.
Proposed Impervious Area NC sq. ft.

1. Ifthe proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction

General Permit (MCGP) with MDEP.
2. Ifthe proposed impervious area is greater than one acre including any impervious area crated since

11/16/05, then the applicant shall apply for a MDEP Stormwater Management Permit, Chapter 500, with

the City.

3. Iftotal impervious area (including structures, pavement, etc) is greater than 3 acres since 1971 but less than 7
acres, then the applicant shall apply for a Site Location of Development Permit with the City. If more than 7

acres then the application shall be made to MDEP unless determined otherwise.
4. Ifthe development is a subdivision of more than 20 acres but less than 100 acres then the applicant shall

apply for a Site Location of Development Permit with the City. If more than 100 acres then the application

shall be made to MDEP unless determined otherwise.

TRAFFIC ESTIMATE

Total traffic estimated in the peak hour-existing NA passenger car equivalents (PCE)

(Since July 1, 1997)

Total traffic estimated in the peak hour-proposed (Since July 1, 1997) NA passenger car equivalents (PCE)

If the proposed increase in traffic exceeds 100 one-way trips in the peak hour then a traffic movement permit will be required.



Zoning Summary

1. Property is located in the _MFU zoning district.

2. Parcel Area: 55 acres / 23895 square feet(sf).
Regulations Required/Allowed Provided

Min Lot Area /

Street Frontage /

Min Front Yard /

Min Rear Yard /

Min Side Yard 15 /65

Max. Building Height /

Use Designation /

Parking Requirement 1 space/ per. square feet of floor area
Total Parking: /

Overlay zoning districts_(if any): / /

Urban impaired stream watershed? YES/NO If yes, watershed name

DEVELOPMENT REVIEW APPLICATION SUBMISSION_

Submissions shall include fifteen (15) complete packets containing the following materials:

1. 5 Full size plans_and 10 smaller (no larger than 11” x 17”) plans containing the information found in the attached
sample plan checklist.
2. Application form that is completed and signed by the property owner or designated representative.

(NOTE: All applications will be reviewed by staff and any incomplete application will be not be accepted until all
deficiencies are corrected.

3 Cover letter stating the nature of the project.

4. All written submittals including evidence of right, title and interest.

3 Copy of the checklist completed for the proposal listing the material contained in the submitted application.

Refer to the application checklist for a detailed list of submittal requirements.

L/A’s development review process and requirements have been made similar for convenience and to encourage development.
Each Citys ordinances are available online at their prospective websites:

Auburn: www.auburnmaine.org under City Departments/ Planning and Permitting/Land Use Division/Zoning Ordinance
Lewiston: http://www.cilewiston.me.us/clerk/ordinances.htm Refer to Appendix A of the Code of Ordiances

I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the proposed
work and that I have been authorized by the owner to make this application as his/her authorized agent. Iagree to conform to
all applicable laws of this jurisdiction. In addition, I certify that the City’s authorized representative shall have the authority to
enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

This application is for development review only; a Performance Guarantee, Inspection Fee, Building Permit
Application and other associated fees and permits will be required prior to construction.

Signature of Applicant: Date:




St. Louis Church

Former and Future Community Asset

As so often the case, there has been much reminiscing and discussion about the history of

St. Louis Church and its impact on the lives of so many in the past year, in particular after it was
closed and scheduled for demolition in December, 2013. The presumed destruction of this
significant building, following in the footsteps of so many other churches, Catholic and
Protestant, in the Twin Cities, appeared inevitable. The removal of the four Piccard factory
bells, donated by members of the parish, from the bell tower late that year seemed to
encapsulate the personal, yet also public, potential loss to the community.

The parish, founded in 1902, opened this beautiful church, designed by noted Boston architect,
Timothy G. O’Connell, who also designed St. Mary’s in the Little Canada section of Lewiston, in
1915, crowning a hill at the center of the New Auburn community. The St. Louis bell tower was
visible from many parts of Auburn and Lewiston, and its Piccard bells were heard far beyond
the streets surrounding the church. The parish church and the community hall (which also
served as a school cafeteria) in the basement, the school and the convent, were integral to the
spiritual, educational and social life of the surrounding area. However, with the decline in
churchgoing throughout the United States, leading to consolidation of parishes, and a
congregation which was growing older, and smaller in numbers as people moved to the
outlying countryside, there were declining funds to support the building. The Parish of the
Immaculate Heart, to which St. Louis belonged, faced what they considered as an inevitable
decision to close the structure—a decision which was met with concern and sadness.

In November and December 2013, a group of individuals interested in preserving the church
building for its architectural and cultural significance met with members of the parish council
and representatives of the diocese to discuss postponing the demolition. The Parish agreed to
keep the church heated and maintained at a basic level through the winter, to allow time for
any interested parties to step forward. By May of 2014, a potential buyer failed to meet
deadlines the parish had established, and demolition of the church again appeared certain.
However, at that point another group formed, and began to work with the parish and the
diocese to develop a plan for them to assume responsibility for purchasing and maintaining the
building.

New Auburn, which has numerous long-established community businesses, is showing welcome
signs of redevelopment, with private investment, and new businesses, as well as proposed city
projects along the riverfront and business district, with new streets and infrastructure
improvements. There has also been a long hoped - for revitalization of a residential component
in New Auburn as well, returning it to the vibrant, desirable neighborhood it was in the past



when St. Louis was at its heart. So it seems logical that this noble structure could play an
important part in directing and energizing this new neighborhood and community.

Because the parish is no longer capable of maintaining or redeveloping this property, its choices
are selling the assets, like the Piccard Bells, and demolishing the structure, or selling the
building to someone who will give it new life. For a sale to be completed, granting of this
Special Exception and Variance is a necessary step. With out it, the building will be demolished.

In my opinion this request complies with Sec. 60-1277 Objectives:

1. Preserving this asset will protect the detrimental and offensive act of demolishing it;

2. Preserving this asset will not affect vehicular or pedestrian safety;

3. Preserving this asset will avoid the creation of massive amounts of waste (existing now
as high quality building materials - brick, slate, copper, terrazzo, stained glass, beautiful
woodwork, etc.);

4. What better way to protect the environment than not destroying all the imbedded
energy stored in this edifice;

| believe it also complies Division 3. Special Exception Sec. 60-1336. Conditions:

1. Parcel 221-196, where the church is located, is in the Multi-Family Urban zone. Churches
are allowed as a special exception, although In the future, it will not be a church. Other
presently allowed exceptions (potential future uses) are schools, libraries and
museums; but | believe types of uses allowed will need to be expanded in order for this
building to reach its full potential as an energizer of a new livable neighborhood;

2. No hazards will be created with this exception. More would be created with demolition;

3. This exception will neither block nor hamper master planning of circulation or the
acquisition of public or semi-public lands. Future use of this building and parcel could be
a major part of a new master plan;

4. Granting this exception will have no effect on the essential characteristic of the
neighborhood. Demolition of the building would be the biggest change in 100 years;

5. Granting this special exception will result in no changes to the land use of the parcel;

Granting this exception will not affect the stringent standards imposed by other codes.

7. No additional city services will be required if this exception is approved. Granting this
exception could have a major positive impact on future master planning of New Auburn.

o

| believe the request for a Special Exception and Variance does more than preserve a landmark
building from demolition. | believe it also presents an extraordinary opportunity to begin a
development process that will help create a special and vibrant neighborhood that will be an
exceptional place to live; a unique urban space, growing around this beautiful building. There
are other churches in Lewiston and Auburn, used, abandoned, re-purposed and gone. In my



opinion none are or were as well - positioned to positively affect the neighborhoods in which
they exist as St. Louis. It is a special building with a unique combination of attributes and an
ideal setting to allow the development of a truly exciting multi-function neighborhood core.
This variance will be a small but important first step in a project that will be developed with the
publicinterest at heart. | believe that is in the best interests of everyone.

Noel Smith, President
Studio A Architecture



ROBINSON
KRIGER &
McCALLUM

ATTORNEYS AT LAW

October 24, 2014

TWELVE PORTLAND PIER
PORTLAND, MAINE 04(01-4713

" TELEPHONE (207) 772-6565
PACSIMILE (207) 773-5001
E-MAIL tkelly@ckmlegal.com

DOUGLAS ], ALOFS
RICHARD D. BAYER
CARAL.BIDDINGS
MARIANNA FENTON HIBDARD
JAMES C. HUNT

HUMPHREY H. N. JOHNSON
"THOMAS R KELLY

JOHN M. McCALLUM

ALAN R, NYE

"THOMAS QUARTARARO
KAITLIN G. ROY

TIMOTHY J. WANNEMACHER
JEPFREY B. WILSON.

POUNDERS

JAMES S, KRIGER

Robert Boyer, Chair ROBERT C. ROBINSON

Auburn Planning Board
Auburn City Hall

60 Court Street
Auburn, Maine 04210

St. Louis church

Dear Mr. Boyer:

Below is the signature for the Roman Catholic Bishop of Portland (“Bishop™), a
corporation sole, concurring in this letter. The Bishop is the legal owner of the St. Louis

church complex at 2™, 3'Y and Dunn Street.

The Bishop concurs in and joins the application of Pilotage LLC to the City of
Auburn, to vary or waive or otherwise address to the Bishop’s satisfaction zoning
standards such as lot line set-backs, so as to permit division of the St. Louis Complex on
the division line attached as Exhibit A, in anticipation of conveyance of the 3" Street side
(the side with the church building) of the complex to Pilotage LLC. The Bishop and
Pilotage have entered into a contract, under which the City’s final approval of the
proposed lot line division is a condition of conveyance. The contract provides that the
Bishop “may join in any such application for approval to the extent it deems the same

appropriate.”

We do not anticipate that the Bishop in this application will take any position
differing from that of Pilotage or withdraw the Bishop’s concurrence; however should
such arise, we will so advise the City. We anticipate that Ashley O’Brien, Business

Manager for the parish, will attend the Planning Board meeting,



Robert Boyer
October 24, 2014
Page 2

If you have any questions, kindly give me a call.

W

Thomas R. Kell

TRK:smh

Seen and agreed:

—~—
/// On behalf of the Roman Catholic Bishop of Portland, corporation sole
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Exhibit A (next page)



