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November 1, 2018 

 
Ms. Audrey Knight, AICP, City Planner 
City of Auburn 
60 Court Street 
Auburn, ME  04210 
 
RE: Becket Family of Services 

Children’s Residential Services - Maine 
 31 Holbrook Road 
 
Dear Ms. Knight: 
 
 On behalf of Becket Family of Services (Becket) and their Children’s 
Residential Service - Maine (CRS) program, I am pleased to submit this letter and 
attachments to support their request for Site Plan Review approvals to occupy the 
existing school building located at 31 Holbrook Road in Auburn for a children’s 
residential treatment program.  The intent is to renovate and occupy the existing 
school building.  No additional site improvements are proposed on the property.  It 
is also important to note that Becket’s intentions are to transfer their existing 
CRS program located at 220 Turner Street in Auburn to the Holbrook site, which 
is a more suitable location for the care of children.   
 

The parcel is identified as Parcel # 387-028 on the City GIS Mapping 
System.  Tax records indicate that the parcel contains 2.28 acres, has about 600’ 
of frontage on Holbrook Road and about 230’ of frontage on North Auburn Road.  
The property is owned by Becket Academy Inc.  Becket Academy Inc. and CRS are 
both programs supported by Becket. 
 

The CRS program is proposed to have 8 staff members to serve 12 female 
clients.  These children will live on-site.  The goal is to provide mental health 
treatment that enables each child to return home or to alternative community 
living arrangements.  Treatment is trauma informed and delivered by staff who 
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have been trained in applicable evidence-based approaches.  Their model is holistic 
and seeks to promote the overall growth and development of each child.  
 
 The property is located in the Rural Residential (RR) and Agriculture and 
Resource Protection (AG) Districts.  The property is also located in the Lake 
Auburn Watershed Overlay District.  The school building proposed to be occupied 
by the proposed use is located entirely in the RR District.  After discussions with 
Eric Cousens several months ago, we had agreed that the proposed use fits the 
“Child Care Home” definition in your zoning ordinance and as a “Care homes, 
lodginghouses and boardinghouses”, it is an allowed use in the RR district.   
 
 The existing improvements include a parking lot, loop driveway, greenhouse 
and the school building.  The building was constructed in 1920 and includes a 
footprint of 6,420 square feet.  The parking is striped to support 25 parking 
spaces with 1 of those spaces identified as handicap accessible.  There is an 
existing drilled well and septic system on-site.  We have included a report from 
A.E. Hodson Consulting Engineers indicating that the existing septic system can 
support the proposed use. 
  

Again, Becket plans to renovate the existing school building to support its 
CRS programs.  They will create twelve bedrooms, a kitchen (existing), dining room, 
living room, activity room, offices (existing), and update the bathrooms to provide 
full bath facilities.  No new utility services will be required and no improvements to 
the existing parking lot or driveways are proposed by this project. 
 
 The Holbrook Road facilities are currently used by Becket as a school to 
support a total of 50 students with a total of 30 employees including teachers, 
teacher aides and support staff.  The school will soon move to new facilities 
currently under construction on Poland Road in Auburn.  That project was approved 
by the Planning Board last December.  The proposed use will be a less intense use 
of the property.  Therefore, peak hour traffic will be significantly less than 
current site conditions.  As a residential program, this facility will operate seven 
days per week, 24 hours per day.  

 
Under your ordinance, parking requirements are not specifically listed for 

Child Care Home, but "hotel, motel, boarding and lodging and lodginghouses, tourist 
homes" require one space per guestroom plus one-half space per employee.  Based 
upon the use proposed, I would calculate a requirement of 16 spaces for this use.  
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The site currently has 25 spaces, so the current parking exceeds the minimum 
requirements and provides room to support any future growth of the program(s) at 
this site.   

 
This project will not disturb any ground areas, so stormwater improvements 

will not be required.  The program will need approvals to operate from the Maine 
Department of Health Human Services, the Office of Maine State Fire Marshall, 
and the proposed renovations will be subject to the City building permit process.  
No other permits will be required for this project.  The property is subject to the 
Lake Auburn Watershed Overlay District.  No new site improvements are proposed 
with this project, so there will be no phosphorus impact in the watershed.  The 
septic system on this property has existed for many years to support the school 
use of this property.  It was reconstructed in 1975 after significant review and 
has been found to be at a size suitable for the proposed use. 

 
 Solid waste will be deposited into a 4 yard dumpster and collected weekly by 
Pine Tree Waste Disposal.  The program encourages recycling to the greatest 
extent possible.  Contracts with the current service providers will continue without 
any planned adjustments. 
 
 As described above, this project is not proposing any changes to the existing 
site improvements, but will make changes within the existing buildings.  This 
application is being submitted to secure approvals for a change in use from the 
current school use to a child care home use.  The use is allowed as a special 
exception in the RR District.  Please consider the following responses to the 
conditions of Section 60-1336.  
  

(1) That the special exception sought fulfills the specific requirements, if any, set 
forth in the zoning ordinance relative to such exception. 

 

There are no specific requirements in the ordinance specific to the child 
care home use. 

 
(2) That the special exception sought will neither create nor aggravate a traffic 

hazard, a fire hazard or any other safety hazard. 
 
The proposed use will not create or aggravate existing traffic, fire or 
safety conditions at this property.  This proposal will reduce traffic trips 
in and out of the site from historical uses.  All new building improvements 
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will be subject to building code standards and inspections for fire and safe 
access to the buildings. 

 
(3) That the special exception sought will not block or hamper the master 

development plan pattern of highway circulation or of planned major public or 
semipublic land acquisition. 

 

There are no known highway improvements or public land acquisitions 
proposed in this area. 

 
(4) That the exception sought will not alter the essential characteristics of the 

neighborhood and will not tend to depreciate the value of property adjoining and 
neighboring the property under application. 
 
This project will use the existing building for residential/educational use, 
which is very similar to the previous school use.  The proposed use will 
serve only 12 students compared to the school with 50 students served 
currently.  There will be only 8 employees versus the 30 employees that 
currently work onsite with the current school.  The proposed use will have 
significantly less impact on the neighborhood.  This change in use will not 
change the characteristics of the neighborhood or impact property values. 

 
(5) That reasonable provisions have been made for adequate land space, lot width, 

lot area, stormwater management in accordance with section 60-1301 (14), 
green space, driveway layout, road access, off-street parking, landscaping, 
building separation, sewage disposal, water supply, fire safety, and where 
applicable, a plan or contract for perpetual maintenance of all the common 
green space and clustered off-street parking areas to ensure all such areas will 
be maintained in a satisfactory manner. 

 

This project is not proposing any changes to the lot or any of these site 
features.  All site features will be maintained by the applicant. 

 
(6) That the standards imposed are, in all cases, at least as stringent as those 

elsewhere imposed by the city building code and by the provisions of this 
chapter. 
 
This project meets all of the standards in the zoning ordinance. 
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(7) That essential city services which will be required for the project are presently 
available or can be made available without disrupting the city's master 
development plan. 

 

The essential city services necessary for this use will be substantially less 
than the current school use of this property. 

 
It should be understood that, while Becket is a non-profit organization and 

is not required to pay property taxes, this change of use will not reverse Becket’s 
long held commitment to pay their property taxes as a contributing member of the 
business community.  Becket hopes to complete the approval process in December.  
Once approved, they plan to begin construction in January.  They hope to occupy 
the new space in August of 2019.   
 
 I hope you will find this letter and attachments responsive to application 
requirements.  I will plan to attend the December meeting to address any questions 
you or the Planning Board may have.  In the meantime, please do not hesitate to call 
if you need additional information.  We look forward to your review and approval. 
 
 

Respectfully yours, 
 

STONEYBROOK CONSULTANTS, INC. 
 
 
 
 

Michael F. Gotto 
 
cc: Justin Gifford 
 Jay Wolter 
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