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PLANNING BOARD AGENDA 

Auburn City Hall, Council Chambers 2nd Floor 

Tuesday, January 10, 2017 - 6:00PM 

1.  ROLL CALL: 

2.  MINUTES:  Approval request for the minutes from the December 13, 2016 meeting. 

3.  NEW BUSINESS:    
 

A. Woodbury Heights Subdivision- Phase 2 Amended-  Add 1 new lot  
 

4.  OLD BUSINESS:  
 

A. Staff will present an alternative strategy to the Adaptive Re-use of Structures of 
Community Significance text amendment.  

5.  MISCELLANEOUS:   

A.  Discuss Planning Board members terms 

6.  PUBLIC COMMENT: 

7.  AJOURNMENT: 

 

 

 

 

Next Planning Board Meeting is on February 14, 2017 
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Auburn Planning Board Meeting Minutes 

December 13, 2016 
 

ROLL CALL: 

 

Regular Members present:, Robert Bowyer, Ken Bellefleur Presiding, Samuel Scogin, Dan 

Philbrick, and Evan Cyr. 

 

Regular Members absent: Mia Poliquin Pross and Marc Tardif  

 

Associate Members present: Elaine Wickman and Nathan Hamlyn 

 

Associate Members absent: None 

 

Also present representing City staff: Douglas Greene, City Planner 

 

Chairperson Bellefleur called the meeting to order and stated Nathan Hamlyn and Elaine 

Wickman would be acting as Full members for this meeting.  

 

MINUTES: 

October 18, 2016 Meeting Minutes Approval Request 

 

A motion was made by Dan Philbrick and seconded by Elaine Wickman to approve the October 

18, 2016 meeting minutes as presented. After a vote of 6-0-1, the motion carried. Evan Cyr 

abstained as he was not present at that meeting. 

 

PUBLIC HEARINGS & NEW BUSINESS: 

None 

 

OLD BUSINESS:  

Discuss an alternative strategy to the Adaptive Re-use of Structures of Community 

Significance text amendment. (Discuss a possible zone change in New Auburn). 

 

Douglas presented slides via PowerPoint and explained the proposal. Each of the Board members 

gave their opinion about the proposal to initiate a zone change and Douglas answered their 

questions. After a lengthy discussion, Douglas concluded that Board members preferred to go 

with a Special Exemption text amendment instead of a zone change for the area in New Auburn 

and said staff would craft 2 options for the City Attorney to review and bring back the results to 

the board. 

 
(01:11:50 on DVD) 

Councilor Walker stated the most important items for the St. Louis building is having multiple 

uses and learning what the maximum number of people is allowed in the building. He said the 

owners of the building are experiencing a lot of frustration because of the high taxes they are 

being made to pay and dealing with all the City’s rules and regulations. He hopes the City and 
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the Planning Board can come up with a solution. Douglas stated staff will do all they can to 

make progress possible for next month’s meeting. 

 
(01:23:35 on DVD) 

MISCELLANEOUS: 

 

Ag Zone Update 

Douglas updated the Board members on the Ag Zone study.  He spoke about a public meeting 

that was held by the city on November 14
th

 giving farmers and other Ag Zone property owners 

the opportunity to express their opinions. He said staff is compiling the information received 

from the meeting and from approximately 50 returned surveys. He stated the plan is to have 

another meeting sometime in January and would keep the Board members informed. 

 

Doug spoke about the status of the New Auburn Village Center plans and potential funding 

opportunities for the Greenway – Phase II.  

 

Doug informed the Board members that he had accepted a new position with the City as the 

Urban Development Specialist and Grant Administrator. He said they are in the process of 

interviewing potential candidates for the City Planner position but that he would still be playing 

an active role in the projects that he is currently involved in.  

 

Evan Cyr asked if the Planning Board is required to amend the Zoning Ordinance since voters 

recently approved the legalization of the recreational use of marijuana. Doug replied that staff is 

getting similar questions every day in the office. He said once the recount is completed, State 

laws and rules will be created along with local regulations so we will be following very closely 

and will keep the Board informed with updates. 

 

ADJOURNMENT 

A motion was made by Evan Cyr and seconded by Samuel Scogin to adjourn.  After a vote of 7-

0-0, the motion carried.  
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To: Auburn Planning Board 

 

From: Douglas M. Greene, Urban Development Coordinator 

 

Date: January 10, 2016 

 

RE: Revised Text Amendment for the Adaptive Re-use of Structures of Community 

 Significance 

 

 

Based on the Planning Board’s discussion at their December 13, 2016 meeting regarding 

Adaptive Re-use, the Staff is submitting this revised text amendment.  

 

In some areas of Auburn, special buildings that have served important roles in the community for 

many years are in danger of being demolished due to its previous use becoming obsolete.  The 

preservation of these building can have multiple positive benefits: 

 Environmental- Preservation is a sustainable action, one that conserves energy. 

Demolition and new construction requires large amounts of energy but also destroys the 

past energy investment in the building.   

 Cultural- By preserving historic or iconic structures, we are able to share and reuse the 

very spaces and environments in which the generations before us lived.  Preservation is 

the visual and tangible conservation of our cultural identity. 

 Economic- Preserving older buildings can be a foundation of economic development 

programs.  Special buildings of community significance can help create vibrant, cultural 

downtowns and neighborhoods that draw tourism, art, festivals, and other activities which 

in turn draw investment, revenue, and economic growth. 

 

There are buildings in Auburn that are deserving of preservation but are prevented from being 

reused due to the zoning district regulations they are located in.  The Saint Louis Church is one 

example.  After serving as the Catholic Church in New Auburn for close to 100 years, the 

Diocese closed the church due to low attendance and was sold to a local group looking to find 

other productive uses for it.  However, it’s location in a Multi-Family Residential zone, is 

preventing the owners from establishing new uses such as office, entertainment, performing arts 

or other potential income generating activities.   

 

This text amendment proposes to add Adaptive Reuse of Structure of Community Significance as 

a special exception in the Low Density Rural Residential zone and subsequently into other zones, 

and would allow the Planning Board to decide, with discretion, on allowing uses not normally 

permitted in a zoning district as long as the new uses meet the criteria for approval of a Special 

Exception.   
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The proposed text amendment will accomplish this by: 

1. Adding definitions for Structures of Community Significance and Adaptive Re-use  

2. Add the Adaptive Re-use of Structures of Community Significance, including associated 

uses, as a Special Exception, as defined in the Zoning Ordinance (60-2, Definitions), in 

the Low Density Rural Residential Zone. 

3.  

New Definitions to Section 60-2 

 

Structure of Community Significance- A structure that by virtue of its historic, social, 

cultural or economic contribution to the community is deserving of special consideration for 

preservation and uses that will assure its long term sustainability.  The Auburn Planning Board 

shall determine a structure’s community significance based on documented evidence of its 

historic, social, cultural or economic contribution to the community. 

 

 Adaptive Re-use- The redevelopment of a building or structure for a purpose other than for 

which it was built or designed for.   

 

DIVISION 4. - LOW DENSITY RURAL RESIDENCE DISTRICT  

 

Sec. 60-228. - Purpose.  
This district is intended to provide for low density rural residential areas while protecting adjacent agriculture 

and resource protection districts, allowing a degree of residential development compatible with maintenance of 

environmental quality and preservation of the open character of the area.  

(Ord. of 9-21-2009, § 3.41A) 

Sec. 60-229. - Use regulations.  
(a) Permitted uses. The following uses are permitted:  

(1) All uses permitted in the Agriculture and Resource Protection District pursuant to (section 60-172(A)).  

(2) One-family detached dwellings. 

(3) Two-family dwellings. 

(4) Attached single-family dwellings, provided that they are approved by the planning board as part of a 

planned residential unit development and subdivision, under the provisions of division 10 of article IV 

and division 4 of article XVII of this chapter.  

(5) Mobile home parks, subject to the requirements and conditions of section 60-669, mobile home park 

standards.  

(6) Licensed veterinarians provided that the lot is of at least three acres. 

(7) Wayside stands. 

(8) Accessory uses, buildings or structures. 

(9) Lawn maintenance services. 

(10) Municipal uses and buildings. 
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(b) Special exception uses. The following uses are permitted by special exception after approval by the planning 

board in accordance with the provisions of division 3 of article XVI of this chapter:  

(1) Radio, radar, television and radio-telephone transmitting or broadcasting towers, but not studios or offices 

for such transmitting or broadcasting, provided that:  

a. Every such tower shall be installed in a location and manner that ensures its safe operation and the 

safety of the surrounding residents, buildings occupants, land uses and properties.  

b. In no case shall such tower be located less than 1½ times its height from the nearest property line.  

(2) Care homes, lodging houses and boardinghouses. 

(3) Recreational uses of land intended or designed for public use, subject to the following conditions:  

a. No such recreational use shall be expanded or extended so as to occupy additional land area greater 

than 20 percent of the original area or one acre, whichever is less; or by the construction of a 

structure or an addition to an existing structure by more than 900 square feet of additional floor 

space unless the owner or occupant first obtains approval of the planning board.  

b. Any proposed new or expanded recreational use shall be completed on or before the estimated 

completion date except that the planning board may grant reasonable extension of time where good 

cause for the failure to complete is shown.  

(4) Child day care centers, provided that: 

a. They are located on arterial and collector streets as defined in the Auburn Tomorrow 

Comprehensive Plan.  

b. They shall not be located closer than 1,000 feet from other established day care centers. 

c. These standards shall not apply to section 60-52.  

(5) Cemeteries, provided that: 

a. At least 20 acres in area. 

b. Not located in any environmental overlay district or over any known aquifer. 

(6) Community-based residential facilities, provided that: 

a. The minimum distance between any two such facilities shall be 1,500 feet. 

b. Any such facility shall house no more than eight persons. 

(7) Licensed kennels provided that there shall be available land area of at least three acres.  

(8) Training schools. 

(9) Handling, storage and sale of agricultural services, equipment, and supplies accessory to the farming use.  

(10) Adult day centers. 

(11) Landscape services. 

(12) Wholesale nurseries, subject to the following conditions: 

a. At least one-half of the area of the lot (up to a maximum of three acres) is in active nursery 

production in a husband type manner.  

b. The plants and trees propagated, grown and nurtured in the nursery are used as the primary products 

by the owner/operator of the landscape service.  

(13) Schools. 
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(14) Churches or temples. 

(15) Libraries. 

(16) Museums. 

(17) Adaptive Re-use of a Structure of Community Significance- Subject to approval by the Planning Board, a 

Special Exception application for Adaptive Re-use may include the following uses;  

a) Bed and breakfast homes with four or fewer rooms for rent. 

b) Restaurants, diners or cafes with up to 50 seats, but not to include drive-in facilities. An additional 25 

outdoor seats may also be permitted subject to all municipal health and safety codes.  

c) Artist studios, up to two such studios per building. 

d) Art galleries. 

e) Performing arts centers owned and operated by a public agency. 

f) Elderly day care centers. 

g) Child day care centers. 

h) Medical and dental clinics. 

i) Office space, up to 5,000 square feet. 

j) Municipal uses and government buildings. 
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