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Aubuirn, Maine : Dacgmber, 1958 -

- SECTION I
INTRODUGTION & SUMMARY

Geﬁgraphic, Historic and FEconomie Baekgroundh

.This 1s a report on a city plan for Auburn, Androscoggin
County, Maine, prepared under contract with the State of Maine
Department of Economle Development, with Federal financial
asslstance through the Housing and Homs Financeé Agency under
Sectéog T0L of Title VII of the Housing Act of 1954, as.
amended. : ' '

. The Gity of Auburn is the County Seat of{Andrbécbggin'
County, the county with the largeat proportion of urbanlzed

population In Maine, per 1950 U. S. Census:
MAINE COUNTY POPULATIONS, 1950, OVER 50% URBAN
Population 1950 -

. Aress. S S . Percent
Sqa.Mi, Total Urban - Rurdl ° Urban.

_ Androscoggin 478 83,59 67,123 16,471  60.3
(Auburn, Lewlston) aL S
Cumberland 881 - 169,201 120,841 . 48,360  Tl.L
{Portland, Brunswiok) R
Yorik 1,000 93,541 58,800 3l,7k1l 6249
{(Blddeford,Saco,Sanford) : ' ' ‘

" Kennebec 865 83,801 52,169 31,712  62.2
(Augustg, Watervills) ‘
Penobscot 3,108 108,198 61,4127 L6,771 . 56.8
(Bangor, Brewer)
sagadahoo 257 20,911 10,644 10,267 . .50.9
. {Bath)

The State - - 31,040 913,774 472,000 LL1,77h 5l.7

- Auburn (66... square miles gross area) 1is opposite the
City of Lewiston (3§°1 square miles gross area) on tha Androg=-
coggin River, about 30 miles northwesterly from its confluence
with the Konnebec River east of Brunswick, Malne. The two cities
are sbout 35 miles northerly of Portland on the Malne Turnpike and
on the Malne Central Rallroad, also they are about 35 milles
goutherly of Augusta,
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Auburn, Maine 2. , -:ﬂrbécémbér, 1958
Historic Background B o

. Major settlement in the Androsccggin River Basin
began about a century and a half after the major
settlements of cpastal New England. This lateness was
occasioned. by difficulty of access and by Indlan resist- .
ance to settlement until 1760, the end for American
Colonlgts of thelr French and Indian Wars. -

A The Androscoggin was less attractive for explorstion
" - because of the five falls or.rapids in the first thirty
- mliles of the River, beginning with The Chops at the
" outlet of Merrymeeting Bay; in two miles, falls at
- Brunswilck; In the next ten miles, two wmore falls in
Lisbon and 18 miles farther, the so~called Great Falls -
at Auburn-Lewlston. These falls tended to delay colonial
penetration by . river and settlement of the Androscoggin
River Basin inland from the coast, in contrast to the
" Kennebec and the Penobscot, each tidal some LO mlles
northerly from the ocean.

The settlement of Lewiston Falls (part now Auburn)
began about 1770 under the Pe jepscot Proprietors Grant
from the Great and General Court of Massachusetis of -
171, as transferred to Little and Bagley in 1768.
There had been half a century or -wmore of preliminary
reconnaissance with increasing timber cruising and wood
cutting . .

Industrial developmant at Lewiston Falls began
promptly; a sawnill was buillt the winter of 1770 and a
grist mill in 1773. In 1809, the Androscoggin was dammed
and a fulling wmill was bullt.at Lewlston:Fallsy: This same

© year (1809) there was built at Brunswick what is gald to

-~ have been thé flrst cobton textile weaving mill in Maine.
At Lewiston ten years later, 1819, ceme.:a mill for finished
cloth. Then in 1820, the Lewlston Manufacturing Company
was establiahad. ,

The Great Androscovgin Falls, Dam, Locks & .Canal Co.
of 18363 and its successors urnider different corporate
nemes during a span of nearly 30 years, finally completed.
in 1863 the. works indlcated: by. the name of the original
company. The-land-holdings were subsequently put into (1678)
what 1s now The Franklin. Company, and the water rights
and works Into what is now the Union. Water Power Companys,

Auburn in 1845 becama a Town by lagislative aot,
and in 1869, a Clty. . .

JOHN T, BLACKWELL °* 5 BOYLSTON' PLACE » BOS‘T(‘DN 18, ',MAES.



" Auburn, Maine -3 - December, 1958

Auburn Major Characteristics

Auburn exhibits almost the entire rengs of land
use opportunities and problems encountered in Maine within
the sixty-odd square miles of flab land, rolling land,
hilly lend, gwamp lands, waterbodiws, more than thirty-gix
nlles of streams and lake shores and approximately 200
mlles of roads in Auburn. :

: The densely built-up urban center of Auburn has all
the problems of Mains manufacturing cities: dense housing,
goma of 1t deteriorated; obsolescent downtown industrial
and shopping sites; narrow streets; some fire hazardgy -
some traffic and parking problems, and some surprises in
beautiful trees and bulldings,.

In Qutlying Auburn are six or seven rural village
clugters of houses, each representative of scores of tiny
Maine towns. Also in Outlying Auburn are dairy farm-
ing, poultry farming, orcharding, brick yards, sand and
gravel pits, and exftensive woodlands,

Leke Auburn offers typleal Maine cold-water fishing
and Taylor Pond typical‘Warmewater,fishing.',In Auburn,
- besldes swivming, there are partridge-shooting, deeyw
hunting, ice boating, skating, skiing and supérb views
of Mt, Washington and the Presidential Rm ge. '

. Maine . seacoast 1s the only major attribute of the
State not represented in’Auburn, an inlend river city.

The Androscoggin River, and its important tributary
the Little Andrescoggin Rlver, are major features in the
life and growth of Auburn, and, with the FPalls, were the
occasion for and cause of growth of Auburn and of Lewiston,

A Auburn and Lewiston marked the upper limit of the
ma jor populated area of the Androscoggin River Basin, per
1950 U. S. Census. Approximately 52% of the 1950 popu~
lation of the Androscoggin River Valley basin was concentrated
in the lower 30 miles of tha Rlver, between the Great Falls
a8t Auburn-Lewiston and Merrymeeting Bay,

JOHN T, BLACKWELL * 5 BOYLSTON PLACE * BOSTON 16, MASS,
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Androscogegin Rivey Basin 1950 Populabion

The Basin Total: 158,600 In Maine, 138,200
- Lower 30 Miles of River 83,098 (U@S} Géhéus)
Auburn 23,134 Lewiston 10,97
Durhem = 1,050 . ~ Lisbon h,31
Brunswick 10,996 Topsham A 2,626
# New England = Naw,¥oik' InterwAgency Cormittes
Report.

Auburn - Lewiston

Auburn and Lewiston appear inseparably 1inked, In
Auburn is the joint water supply (Leke Auburn) of the two
cities, thelr joint alrport, and all but one-fifth of a
mile of their jointly owned railroad, connecting with the
Grand Trunk Railroad. . \

Many peopls euployed in Lewiaton, live in Auburn.

Some people employed in Auburn live in Lewiston. . shoe
manufacturing in Auburn (and in Lewiston) has offered

Importent complementary ewmployment for spouses and

children of textlle workers in Lewlston. The majority
“.of Androscoggin County retail shopping is done in
-Lewlston. Bates College is in Lewlston, and the two hospitala,
the two newspapers and the telephone exchange are in

Lewiston. The County Builldings are in Auburn,

Thus, Aubu“n and Lewlston appear 1ikely to continue
economically and soclologically linked, though muni-
cipally distinet. OF necesslity, therefore, this report
on the Olbty of Auburn Includes data on end references to
its plver neighbor, Lewliston,

Auburn Planning Premisas

A recreatlonal, resldential and Industrial future fon
Auvburn seems .indicated by the following factorsg

1) The geographlc posltion of Auburn and of Lewlston
- In Southwestern Malne, especlally In relation %o
the reglonal railroada;highways and airways,’ axisting
and proposged}

JOHN 7T, BLACKWELL * 5 BOYLSTON PLACE * BOSTON 16, MASS,



Auburn, Maine “ 5 w December 1958

2) The large acreage and favorsble btopography of
lands that were in 1957 as yet vacant and wooded
In Auburn, contrasted with the much smaller acreage
and the more fully bullt-up condition of land in
Lewistons

3} The concentration of year-round population, of trade
end of manufacturing in the major river valleys of
Southwestern Maine;

L}} The spread of lakes and of fishing, hunting,
vacatloning and camping within 75 miles radius
from Auburng

5} The state-wlde, nation-wide, world-wide and five-
thousand~years-~long tendency toward urbanization
and metropolitanization.

The urban portion of Auburn 1s, fortunately, centered
within Auburn municipal boundaries, and closely rslatsed to
the Androscoggin River, the two railroads, the numbered
state routes and the Maine Turnplke.

_ Future urban development ia recommended to be concentrated
adjoining and southwesterly from the 1957 major urban area, between
Taylor Brookjand the Little Androscoggin River.

The territory adjoining and between these two streams is
mainly level or gently rolling. It is mostly vacant with some
bullding on every major street. The greater part of this
territory is wooded, sandy and gravelly land, more easlly
developable for industry, trade, homes and supporiting services,
including schools and ghopping, than other parts of Auburn and
with lower municipal capital outlays.

The community will have to make a land use polioy decision
whether to require relatively open development with individual
sewage dlsposal on site, or whether to permlit denser develope
ment requiring piped sanitary sswerags.

The constant Improvement of pollublon conditions in the
Androscoggin River will require citles like Auburn to collect
and treat the effluents they put Iinto the Androscoggin River
or its tributarles, such as Taylor Brook and the Little
Androscoggin River,

JOHN T, BLACKWELL * 5 BOYLSTON PLACE * BOSTON 16, MASS,




“Auburn, Maine o b w December, 1958 -

* .. ‘Atcepting the prehise of a wmixed recreational,’
residentlial and industrial future for Auburn, and granting
current technological capacity to build structures anye-
where on any kind of site, there are nevertheless parts
of Auburn that probably should remeain open or be developed
only very slightly indeed, for such public policy reasons

water supply and watershéd protectiony
_sewage dlsposal difficulty; o
- unusual cost or difficulty of assuring .
year-round safe and adequdte Vvehicular
access and clrculations; c '
. frequent flood danger:
forgst-ire danger;

and, finally, “simple paramount public need of occasional
:open spaces in a balanced community development pattern
for the sake of long=term oity and neighborhood attractive-
fessg, hence long-term tax-paying-ability and conservetion
@f private property values, ' T ‘ o

.-, . On these premises a 1957 sketch plan for the City
of Auburn, herewlth reported, is couched in the following

majfor terms of policy and of actions

Land Use and Clrculatlon Policles

1) Emphasize "trigger" activities that either pre- -
N clude or reduce future municipal operating costg,
or that directly or indlrectly tend to stabilize
. or increase muniecipal tax income over.snd above
accompanylng service costsgy : : o

2) . Protect and preserve residence, business and
Industry throughout Auburn; ' I

3) Provide flexlbly for wilsely balanced regidential,
business, civiliec and industrial development of '
mich of Southwestern Auburn between the Little
Androscoggin River and faylor Brook;

L) Provide now for a long term program of larga
scale opaen space réservetlion throughout Auburn
by a varlety of agencles - state, regional,
local, semi-privete (l.¢. not solely municipal
acquisition and malntensance)

JOHN T. BLACKWELL * 5 BOYLSTON PLACE + BOSTON 16, MASS,
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5) Plan now %o take utmost advantage of federal,
state and inter-town publlc works and financlal
agslsteance programs during the next ten years,

particularly in regerd to major circulatlon ways}
'schools and school sitesi water supply protection
end enlargement: storm water drainage and flood
danger reductioni sanltery sewerage where appro=
priate in Auburng wlldlife reservation, and
wetlands and woodland acqulsition end menagements

6) Cooperate with Lewlaton in Joint planning of
‘ one or two new river crossings, and in corres=
- ponding arrangement of wmajor circulation ways
in the two communitiles.

7) Make the municipal and other public capital oube

lays proposed by the planners as fundamental,
as frugal and as frultful as possible,

JOHN T. BLACKWELL * 53 BOYLSTON PLACE * BOSTON 16, MASS,
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SECTION %X
AUBURN AND ITS REGIONAL ENVIRONS .

Auburn and Lewiston are near the northern edge of
populous central and southwestern Maine, bstween the huge
woodland and water resources of outlying northern and eastern
Mainey; and the more urbanized and produetion~oriented central
and southwestern Maine. ,

The major populated and major menufacturing centers of
this part of Maine ocoupy a small part of 1lts l%o % of the total
land area of -the State; bubt contained in 1957 more than half the
total State population,. nearly three-guartsrs of the urban
populatlion, and three~quarters or mors of - all manufacturing

- employment in Maine, :

Three or four statlstical and geographic framsworks are
available by which to get a meaningful view of the reglonal
posaition of Auburn, with Lewlston., One is by the groupings of
municipalitles into economic areas as delimited by the State of
Maine Department of Labor and Ipdustry, One is by the U,S.
Census groupings of Counties into "State Economlc Areas, * goa
called, One 1s by the Stabte of Maine Department of Economic
Development 1957 published survey entitled "Industrial Resources

~of Southwestern Maine," and one 1s the Maine State Department
of Taxation Sales Tax data for thirty-five selected municipalities,
All four have been consulted for this report, together with
speclal cooperation as to City of Auburn and City of Lewiston
employment data by Standard Industrial Classification categories
kindly made available In special tabulations by the State of
Maine Employment Security Commission.

The Auburn-Lewiston Teonomic Area has had in recent years
by 107 margin or more, the most manufacturing employment reported
4 any<. v economle areas in Maine, and the most in central and
southwestern Maine river basin menufeacturing 1ocations.

Twenby-geven Economic Areas have been defined by State of
Maine Department of Labor and Industry, Divislon of Research
and Statistics, as set forth in their Bulletin #262, June 1958,
"O0ensus of Mailne Manufactures,”

JOHN T, BLACKWELL ° 5 BOYLSTON PLACE + BOSTON i6, MASS,



. Aubirn, Maine , -9 - Decerber 1958

MAJOR MAINE MANUFACTURING EMPLOYMENT GROUPINGS
1957 1956 1955 195L

Major Androscogein River Basin Areasi#

AubﬁrnnLewistcn : lh:03% l5:3hh* 15,336 1u L3
Farmington-Livermors . 4,075 3,065 3,272
Rumf ord-Bethel ' ' 4,0 71 3,779 3,985 3,890
Norway-Paris 2,610 2,966 2,740 2,757

Presumpscot and Saco River Basins

Areas '

‘Portland-So, Portland~Westbrock 11,999 12,756 12,266 13,384
Blddeford-Saco-Sanford 10,223 lO,?SEk 10,221 11,039

Major Kennebec River Basin Areas#
Skowhegan-Madison ﬂ : - - 4,056 L,327 b, 859 4,485
Waterville=Winslow A 5,028 L4,977 5,729 5,800
Augusta=Gardiner 5,198 5,077 5,229 - 2,822
$152

- Brunswick-Bath 5,871 5,216 5,691

Ma jor Penobscot River Basgin Areagit

Millinocketd

: 4 2,433 2,313 2,041 1,82l
Bangor~Brewer~01ld Town 55l

55 5,599 5,764 5,786

All Other Malne Economlec Aressi

Kittery 7,900 7,411 8,082 8,4h1
1l remalning areas : 1219&6 13;256 12,98h 15,9&6
Totals 27 Areas 95,982 97,878 97,995 102,081

# DL.I. Econoﬁic'Areas = gea Bulletin #262

JOHN T, BLACKWELL * 5 BOYLSTON PLACE + BOSTON 16, MASS.
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Regional Trading Posit;on

Auvburn-Laewlston combined are wmore a manufactur

ber, 1958

ing

center and less a trading center in the state and in

Southwestern Maine than has been customarily realiz
Lewiston functionsg mainly as retaill shopkeeper for
- and surrounding towns with some additional wholésal
retall functlons by reason of its dominance in the
Androscoggin Valley. '

ade . .
ltaelf
9=
lower

Measured by 1957 full'year State sales tax returns,

Auburn-Lewlston combined retail sales were the same

poercentage of State total retaill sales (in sales taxaed

‘items) as the peércenbage that Auburn-Lewlston combi
population was of State total population. The Aubu
Loewiston combined 1957 sales ratio to State total w

nad
e
ag

L% higher than the combined 1950 population ratio, all

of which might be on account of population increase

1950 - 1957, L ‘

1957 Malne State Sales Taxes, in Selected Cities & Towns

{rounded Dy Stale To nearest hundred doilara)
... Popin.l950
Tax %4 state as %4 -State

Portland-So.Portland-Westbrook $3,718,100 17.5 12:3
Bangor-Breowar . X,778,500 B.ly L he2 .
AUBURN-LEWISTON 1,548,200 7.3 7.0
watarvj.ll@ O 673,900 302 2.0
Riddeford-saco 580,500 C 27 3.5
Augusta 572,100 2.7 2.5
Rumford 365,100 1.7 1.1
Progque Isle -358,1400 - 1.7 1.1
Caribou © 315,300 L5 1.1
Brunswick 310,800 1.5 1.2
Rockland 303,300 Ll 1.0
Houlton 282,800 1.3 0.9
sanford - 237,300 1.1 1.6
Bath 225,800 1.1 1.1
Foregoing Selected $11,270,400 53.1 Lo.6
State of Maine $21,181,600 100.0 100.0

JOHN T, BLACKWELL * 5 BOYLSTON PLACE * BOSTON
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Auburn, Malneg o 11 - Decémbér, 1958

Retall sales “for export® - that lsg to purchasgers
from other communities -« may be in part iInferred from the
difference between the two percentages, but the whole
difference may not all be in'salesg for export;' some-
may be owlng to difference in average annual spendable
incomes among residents of communitles. Many Portlend
metropolitan residents may average slightly higher
gspendable incomes than traditionally lower paild shoe:
and textile workers in Auburn-Lewiston, for example.

' However, as & rough measure. of reglenal trading
position, the arithmetical differences Indlcate the
following rough divislons of total retall sales In the
comunity as between "local® and "export's

4 "~ Loocal Export

Portland, etc. 70% 304
Bangor-Brewer 50 - 50
AUBURN«LEWISTON 96 ol
waterville . : 63 37
Augusta g3 07
Rumford 65 35 _
Presque Isle 65 35
Caribou .. .. 13 27
Brunswick * 80 ' 20
Rockland - 72 28

~ Houlton 69 31
Bath - 100 Q

Resldents in BiddefordsSaco and Sanford, for
economic end geographic reasons (temporary Industrisl
gshutdowns, proximity to Portland) were sharply under= -
purchasing in thelr home communities. ‘

The foregoing enalysis of the Auburn~Lewilston combined
trading position ls confirmed.by analysls and comparison of
major ewployment categories in Auburn~Lewiston and in :
metropolitan Portland, using June 1956 Maine Employment
Security Commission data, as follows:

Ma jor Twployments, 1956

Total In Trade In other
aployed In Mfg. & Sarvice Non-Mfg,
Auburn-Lewiston 29,00 15,800 9,300 11,300
53.74) (31.62) (1. 78)
Metro.Portland 55,300  1k,000 22,900 18,1100
(25.3%) (L1.4%) {33.3%)
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Regional Population Posiﬁion

Decenber 1958

Auburn, with Lewilaton, is a region of growing urban
and growlng rural non-farm population.

Pive countles In southwsstern Maina contained in 1950
11% of the land area, 49% of the total population and $5%

more of the urban population reported in Maine.

These’ five .

counties together constitute State Economic Apea L plus A, asg

"delimited by ‘the U,8, Census Bureau, 1951.

Land Total /A
A Area FPop Urban
Androscoggin 478 83,59 (80.3%)
Cumberland 881 1169,261‘(?l.u%)
Kennebec 865 83,881 (62,2%)
Sagadahoo . 287...20,911 (50.9%)
York 1,000 93,511 (62.9%)
. The Five Counties 3,481 451,128 68.6%
C11.2% - L9.u% |
State -of Maine 31,040 913,774 (51.7%)

JOHN T,

BLACKWELL - 5'-.5 BOYLSTON PLACE * BOSTON 16,

Urkan’ Rural

Pop.  Pop
67,123 16,471
“120,841 48,360
52,169 31,712
10,6Ll 10,267
58,800 _3h,7h1
309,577 141,551
65.4%  32.L%
72,000  LL1,774

MASS,
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These flve southwestern countles, besides experiencing
population growth, have lost some rursl-farm population by net
put-migration 1940-1950%; alse sbout 10% movement within the
countles, 19/i9-1950%, and about 3% in-migration versus 4% out-
migration, 1949=-1950%, among the population one year old or more
in 1949-1950,

POPULATION MOBILITY: FARM-NONFARM MOVERS 1949-1950
U.S. CENSUS SPECIAL REPORT P.E. 4C,, p. 204 (1957)

Total Pop Intra-County Ine Out=
1 yr or more Movers Migrants Migrants
Five Southwsstern
Maine Counties hh2,069 2,860 1,955 16,000
Urban 303,271 32,905 9,770 9,995
Rural Non-Farm 105,153 8,1130 - L,260 5,135
Rural Farm 33,645 870

1,525 925

. The five countles together experienced a shade more migration
than the rest of Maine, but lost far less rural-farm people 1940-
1950 in absolute numbera than the rest of Maine.

MIGRATION FROM THE RURAL FARM

U.S. Department Agriculture, Statistical Bulletin #176 (June 1956)

fable 1, p. 16 ' Loss in Rural Farm Population (000 omitted)
192030 1930-40  1940-50

UQSQA. "'6’085 “3,}.’.98 “8’610

Northeast «1419 -8 =131

New England =70 +12 =103

Maine -39 - wb -39

Five Countiles -6 -3 -3

Auburn, with Lewiston, 1s one of four Important population
centers in the Southwestern Malne Reglion delimited in the State
Department of Economie Development 1958 Report,

: Within the 2,050 square miles of this Regilon (6.5% of the State
1end area) there were in 1950 some 324,300 or more people (35% of the
State) 1in sixty-four municipalities which included the largest and the

- gecond largest urban clusters in Maine: Greater Portland and
Auburn=Lewiston.

However, a more meaningful view of the population position of
Auburn and Lewlston 1s afforded by the geographic framework of our
regional view of manufacturing employment.,
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MAINE POPULATTION CONCENTRATIONS:

1850 . 1930 . 1850

Androscogein River Basin

Androscoggid'county 21,569 71,21 8&,59
Auburn-Lewiston 6,h2ly 53,519 64,10
- Farmington-Livermore u,%89 s 713 5,990

- Rumford-Bethel i, 28 12,365 12,321
Norway-Paris L8455 6,906 8,169
Presumpscot River Basin

Cuiberland - County ; 79,538 134,645 169,201
Portland-So, Portland-Westbrook 25,667 95,457 111,784
‘Saca River Bagin

York County ' ' 60,098 '72,é3g 93,541
Biddeford-3aco-Senford 14,223 38,25 46,337
Kénnébe& River Basin

_Kennébec County ’ 62,521 70,691 83,881
Sagadahos County , 22,298 16,927 20,911
Skowhsgen=-Madison ' _ 3,525 10,389 ' 11,061
Waterville~Winslow _ : 5,760 19,3&1 22,700 .
Augusta-Hallowell~CGardiner 19,480 25,482. 30,966
Brunswilck«Bath ~ 12,997 16,714 21,640
State of Malne 538,169 797,423 913,77k

- Auburn and Lewilston populations have been growing as fast as
or faster than the above listed counties and munieipalities,
Auburn 1s located within a populous, well-watered, lnoreasingly
urbanized portion of central and southwestern Maine, The outlook
in our opinlon is for further population growth in Auburn: urban,
“suburban and rural non-farm,
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The Foconomic Base of Auburn

Manufacturing smployment continues ta be the
economle mainstay in Aubwn and in Lewlston, and in wueh
of' the ‘region surrounding Auburn. Retall and Wholesale
Trade employment was the second largest activity in
Auburn and generally second in the region, with Service
. Buginess employmsntas closely third in the region and in
“Auburn and Lewlston, In each of the five southwestern
Malne countles, manufacturing was the biggest employment
"category, but only in York County did the 1950 proportion
- employed In manufacturing approach the Androscoggin
County proportlon, hilghest in Maine.

'¥950 MAJOR EMPLOYMENT CATEGORIES COMPARED BY PERCENTACE EMPLOYED

JOHN T, BLACKWELL * 5 BOYLSTON PLACE * BOSTON 16, MASS,

Maine Lewls Andros Xenns Saga  Cumber
TaSo4e State Auburn ton coggin- bec dshoc =land York
ALl Em ~ ' . L
ployed  100.0 100.0 100.0 100,0 100.0 100.0 100,00 100.0 100,0
Memufig 25,9 3h.2 L9.8  55.3 524 354 h0.3  25.0 5L
‘Trade - 1898 16.8 1709 16c5 160l 1502 1“08 2.307 1306
garvieas :U-l-wl 1733 1’4—-9 15@8 1!-1-.7 1803 1619 20:6 1305
Transp'n & ' . } | '
Utilities 708 70.3 Z.FOB _:Ban- 3.8 7;1 5»1 o 1,011.2 309
Genst' 601 S-ly )-Loé 3.9 ll-ol 5.3 S.S 519 505
Pubo Admg ’.4.,)_].' 399 202 2011} 2'3 715 3#6 1‘:02 29?
Fin. Inse _ ' '
Real Est. 3.4 2.2 2.6 1.8 1.9 1.8 1.9 Loly 1.6
* Agric. 12,2 9,3 2.5 0.7 3.9 7.1 6.3 16 5.1
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Auburn manufacturing employment wes 45% higher .
than the dtate of Maine, and Retail and Wholesale Trade
employment, 1950, in Auburn was a alightly 1arger per=
cenﬁage than in Lawiston or tha state, .

C Agricultural acﬁivites were the fourth 1argest
employment category in Malne, 1950, but not in aidy of its
five southwestern counties. In Auburn, more. people were
engeged Iin Finance, Insurance and Raal Estats than in -
agriculture in 1950, . ,

e " Farms in Maine and in its aouthwestern countias
have beeén declining in number but Increasing in size,"
according to the U.3. Census of Agriculture,: :

_No..of Farms ' ' . .. = Total Farm Acreage
1880 1910° 1950 - 195) 1910 193}

Maine 64,309 60,006 30,358 23,368 6,296,859 19,865,600

Andro=

scoggin 2,981 2,979, 1,543 1,009 259,760 . 305,920
Cumber- . ‘ , A - ' ‘f
land 5,415 5,131 - 2,284 1,749 387,734 - 563,8l0-
Kenne~ - B ' ‘ o N PR
bac 5:431 5,062 2,828 2,132 u67 oaq 3u1,301_
dahoec 1,336 1,238 501 368 118,02& - 16h 480

' Ganerally, farming as a way of 1ife has been .

declining, and markedly in Androscoggin County, where the

_ number of farms of every kind except frult farms. declinad
sharply between the 1950 and the 1954 censuses of R
agricultura. ‘
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Andrescoggin County Farms by Kind

: : O%her-

Ganeraly Dalry Poultry Livestock Crop# Frult Veg
1950 923 ho2 123 L8 - 19 10 23
1954 5h7 299 110 25 15 - 15 5

% combines general farms with miécellaneous and
unelagsifled farms ' :

# primérily crop farms (no cash grain farms either year)

The numbers of small and medium sized farms declined sharply,

while farms of 260 acres or larger in Androscoggin County
_held steady or increased in humber,

 Androscoggln County Farms by Acreage Size

Under 10 30 50 100 180 220 260 500 1,000

Acreage . 10 29 49 99 179 219 259 499 G99 o more

1950 122 203 164 419 388 96 39 88 23
195 78 10, 96 266 262 63 23 87 26 Iy

Sollsg, land forms and climatic factors in some
parts of Auburn appear to favor orcharding and dairy-
farming, but not large-scals row-cropping. Poultry-
ralaing also has become important in Outlying Auburn, but
thils 1s nowadays an almost wholly indoor activity, re=
quiring piped water supply in the poultry buildings and
gagy delivery and haudling.of prepared feeds.

Marketing, processing and distribution factors
appear to bs the current determinants of agrilcultural
actlvities throughout Maine, New England and the nation,
not physiographic factors. The Turner Cenbtre Creamery,
next north of Auburn, was once on of the largest in
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in New England. Some daivy farms in northern Auburn and
southern Turner are still prospering. (orn and been
farming have declined throughetnt Maine and nany local
canneries have closed, like the one at Skillingts Corner,
In Turner. * '

' Foregtry does not show significant employment:
In Maine or in any reporting sub-units, because the
extensive forests in Maine hostly must be "let growg"
the terraln virtually precludes Intensive cultiviation —
or planting. Employments dependent on forest harvesting
and processing can be ldentified in other reporting
categories, principally Manufacturing, Transportation
and Utllities and Serviece Businssses. '

- o Auburn and Léwiston have very little employment -
directly related to forest~exploitation, notwithstanding
the extensive wooded lands in and surrounding Auburn.

Kubﬁrd~tewistbn Combined & Rounded
1956Average Weekly Covered Employnent
- (M&ine Employment Security Commission)

5.

~ Manufacturing: 13,265
-Food & Kindred Products . : ) - 265
Textlle M1ll Products 5,2?5
Lumber & Wood Products 140

- Furnlture & Fixtures . éS
Paper & Allied Products ; ' S 65
Printing, Publishing & Allied . 33
Leather {Footwear)} Products 6,680
Stone, Clay & Glass . : - 80

-Metal Industries & Products : : 270
All Other Manufeaecturing : 110

Retall. Trade

. General Merochandise - - 695
Grocerles & Restaurants - 525
Automotive » 485
Apparel 20

All Other Retail ‘ 85

JOHN T, BLACKWELL * 5 BOYLSTON PLACE *» BOSTON i6, MASS,



Auburn, Maine

Covered Other Employments

e 19 - Dacember 1958

1,170

Wholesale Trade

Service Businesses 890
Contract Constructlon - 70
Transportation, Cownmunication, Utilities 575
Filnance, Insurance and Real Hstate 75
Agriculture, Forestry ' 95
Sand and Gravel 35

Thus wmanufacturing employment 1s clearly the

economlc mainstay for

Avburn and for Lewisten. As ths

two ¢ities increase in population In future, (discumsed

in pp.1,12) there will be, we believe, some increase in
numbers employed in manufacturing, in trade and in
gervices, and there will be changes in the kinds of
manufacturing activities. Farming and forestry activitles
In and around Auburn mey expand also because of the
national need for more food and more fibre products as

the reglonal and national populations increase, but

farm and forest employment will not expand as much as
productivity by new methods and equipment.,

Economic Diversification e

The current

degree of dependence of Auburn and"

Lewlston on shoe and textile production gives cause forp

thoughtful conecern. -

PRINGIPAL MANUFAGTURING EMPLOYMENTS 1950

All Manufacturlng

Shoe & Leather
Textile M1El Products
Wood & Lumber

Food & Kindred
Printing & Publishing
Apparel, etc. ‘

JOHN 7T, BLACKWELL -

Auburn Lewlaton
4,651 7100.0% 9,602 100.0%
2,606 56.1% 3,558 36.8%
1,272 27.3% h,999 ..51.8%

216 291 '

217 256

92 168
15 9l
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Shoe and leather employment,. and textile mill
employment are notably vuluerable to geographic changs -
for rather small differences in costs, and more Importantly
for reasons of freedom to change production techniques and
practises. ‘

Since 1940, many. New Fngland shoe manufacturers,
both men's and woments, have migrated to Maine.: Company
names femiliar in Auburn, Lewlston, Augusta and elseswhere,

~had their origin in Massachusetts, many in Brockton, or
Lyan.  And U.S. national :shoe production capascity has
exceeded market demand by 20% or wore duking the last
thirty to forty yesrs. SRR ;

For nearly forty years the textile employment
decline in New England has been the dominating problem
for many an urban community. Mancéhester and Nashua, N. H., .
Lawrence and Lowell, Mass., and Biddeford and Saco,. Maine
are some notable recent examples. -In 1920, it is saigd
that three-~quarters of the active ¢otton spindles .in -
U.S¢As were in New Englend, whereas by 1950, three-quarters
of them were In the Carolinas and Georgia, . - , _

In svery major wmanufacturing country in the

world, the installed capacity to produce cotton textiles
- and other textlle fabrics and to Tinish and print or further
"process them exceeds and has for many years exceedsd the

warket demands of those years. Tariffs and othepr regtrictions, -
alsc lower real wages elsewhere have induced during the past
ecentury large textile production installetions in Asiatic

and other non-Europsan, non~Amerlcan countries,

: Now comé the non-woven fabrics, also the plastics -
and other Iinnovations in U,S.A. and elsewhers, Accordingly,
. corresponding innovation in textile processes or other changes ,
in  kinds of manufacturing.gre required in Auburn-Lewiston Industriesgt

griwhen shoe” and” teXtile - eniploymentsf@idtine

1 vIston, some diversification of the community
gcognomic base will ocour by necesdityi ' Some diversification
is already taking place through the energetic efforts of the
Lewlstod Chamber of Commerce and Hhe Auburn Business - ..
Dewyglopment Corporation, alded both by the Central Mailne
P s:andiby - the” State of Maine Department of
re lopment. .

$# A pgrephic arts firm and a Christmas gless ornament firm, each
from metropolitan New York, have each recently located in "
Léwiliaston, near the Turnplks,
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Some directions in which to look for further
diversification are suggested herewith.

Among all iIndustries active in Maine ranked by
value added in manufacture as reported in the 1957 "Censua
of Malne Manufacturers," (and thls rank order is also
most often the rank order of total number of persons
smployed), Androscoggin County ranked first, second,
or third among the sixteen Maine counties in the follow-
ing industries: :

Androscoggin 1957 Manufacturing Rank Among Maine Countles
(1957 Census Maine Mfrs., pp 8-11) D.L.I. #262

first ‘ gecond third
textiles furniture & fabricated metals
leather goods . . fixtures machinery &
primary metal working printing & ordnance
publishing scilentific

stone, clay & glass Instruments

Again by value added in manufacture, the leading
Industries in Androscoggin County in 1957 were textlles, =
footwear, food packing, and paper & allied products (mainly
shoe boxes, etc., we suspect). '

sApburn has physically competitive industrial
ut“land to offer, easy to grade, mainly sandy and/
avelly, well-related to the dominant regional highway,
wo" rallroads, the alrport, the petroleum products -
Plpe~linej:electric power and 1ts own new water supply as

Wl he pipe Uity supply.

Durable goods production of relatively high value
added in manufacture and requiring relatively skilled and
seml-skilledsworkers would be a direction in which to. look.
Some of such industries are already listed in the County
ranking above. Additions to those already active in the
County might be induced to locate or expend at the County seat,
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Others of 1like nature wlght be induced to come into Auburn
- because of 1ts sultable sltes; good transportationg E
- abundant electrlc power; pleasant community; able,
Angenious; persevering, skilful and willing people;
moderate munlelpal taxes, woderate local wages and fore-
thoughtful municipal self-study program assuring adequate
municipal utilities, services and facilities wlthout
sudden tax~loads., :

With the national, regional and local growth of
population, particularly urban population, there will be
expanding opportunitlies in Auburn for services to
vacatlioners, also sources to local and nearby residents, .

: There could be further wood-using or wood-related
industries; different or more clay (brick) and mineral
(beryl) exploitation Industrles; and, less likely, some
water-process~uslng industrles (paper mills? non-woven
fabrics?), but not water-powered. ‘

' A 1955 New Engzland industrial diversification
. report to the Federal Reserve Bank of Boston by Arthur D.
Little Co., Cambridge, pointed out several kinds of
possible actlvities, based either on re~-use in situ of
- textile or shoe industry capitaly management); buildings
-and employees by expanding exlsting small new industries .
already in the community or in the area, or by acquiring
some small but promising golng concern elsewhere and
moving 1t bodily into Auburn.

Some specific possibilities mentioned by A. D.
Little, with further comments by us, are: ) ‘

a) large scale production of small electronic
assembliesy skills for quality production
at moderate cost are a prime factor;
geographic location less.so; value added
is generally hlgh; only a few key .perscns
of speclal technical knowledge and traine
ing are required; s vast redervolr of
talent in New England universities« 1is ,
within effectual time-distance from Auburn,
also the metropolltan New York world
head-quarters of so many corporation.
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b) instrument production and/or instrumented
asgembly operationg: virtually same re-
quirements and assets as for electronic
above; they shade off into one another,
nowadays; alrsady in Androscoggin Qounty.

¢) sporting goods productlion: same as above
with even Less technical mlent requilred;
expenditures for these goods have inereased
faster than all recreatlion, with further
growth aheadj the Maine name and symbols
already well-known (LL Bean, Congress
Sportswear, etc.); wide use of fabrics
in sporting goods might offer a textile
company opportunity for entry into a
growing and profitable business, plus
some transfer of existing employes skills.

d) non-woven fabrlcs: very Papidly nowing,
new usedg, new rorms, new manufacturing
methods congtantly being developed;
already active in Malne; may offer a
‘textile company lowest transfer cost and
maximum utilization of 1its capital,
‘management, staff & bulldings in making
a new product with an expanding market.

e) re-inforced plastics; rapidly growing in
volume and divergity; relatively small
risk and moderate starting up costs}
mainly semi-gkilled staff requirements;
use of textliles for re-inforcing offers
gome opportunity for transfer of gtafl
skills and management abilities; already
shades off to embrace parts of non-wowen
fabric, of sporting goods {(boats, cauoces,
tackle kits, decoys, targets, etc.), of"
gelentific instrumentetion (baseg, wounts,
shields, shipping packages) and of
electronics; important varleties based
on wood resources avallable in or near
Auburn, both raw wood, raw wood wastes
or processed pulps and/or liquors;
already used in heels for footwear,
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£} pre-fabricated houslng, or pre-fabricated

: +8lements or sub-assemblles for housge~’
building: based on locally and reginally
avallable sustainable yleld wood-resources;
probably soon involves some plastlc mold-
ing and/or re-inforcing activities; also
resin bonding, etec.; but may be very

. sengltive to labor leaders rullngs re

.. building erection in consumer market areas,

also. vulnerable on transportation costs;
Auburn might be geographically and rate-
~wlse not a good fabrication point for
processing-in- transit

gy abrasives: of 36 major companies in U.8.A.,
. T aré Tocatéd in New England; low entry

cost, 1nfrequent failuresy would draw
some on existing paper and textile
industries for base structurés onto which
to. coat abrasive materials; any usable
raw materials dmong Maine and Anidroscoggin’
County complax mineral resourc& wmixtures?

Recent Manufacturlng Employment Trends-

In Auburn {and in Lewiston) the major employment
" categories have included enough more males than females,
as reported by the U.S. Census both in 1940 énd in 1950,
_ to suggest a soclologically healthy balance with oppor-
- tunitles. for normal family formation =~ the male, major
- bread-winner, supplemented by wife and/or sons or
dauﬁhtars.

Employment totals have held steady or slightly
increased in recent years.

ANDROSCOGGIN’GOUNTY MANUFACTURING EMPLOYMENT
- {1957 Census of Maine Manufactures)

Year 4 '&223_,' 1953 155k -&255 1956 195?

No. Employed 15,671 16,141 14,902 15,968 16,210 1,832

Av. Ann?l Pay $a,564  $2,607 - $2,593  $2,710 $2,855 $3,071
Male ' 8', 622 8,898 ' 8,‘016 8,720 8,711,'3 8,007

Fémale 7,049 7,243 6,886 7,248 7,467 6,825

JOHMN T, BLAA-CK.WELL“‘ 5 BOYLSTON PLACE ' BOSTON 16, MASS,



Auburn, Maine - 25 - December 1958

AUBURN
FMPLOYMENT ~=-TQTAL ~- INDUSTRY GROUPS
(residents Ll years old and overj

! 1940 1950
Male Fewmale Male Female

Employed Workers

Agriculturae 25l 5 228 8
Forestry (excepth 1oguin5) andiishery 1 - 2 -
Mines and quarries : - Iy -
Construction 268 I 419 11
Manufacturing
Food and kindred products 216 37 183 3L
Textile~-mill products 520 302 753 519
Furniture, store fixtures, nmilsc. 77 10 198 18
Logoing 1 - 3 46
Sawmlills and planing mills 39 3 % 338
Paper and allled products ‘ 17 3% 45
Printing, publishing, allied prod. 65 20 68 2l
Chemicals and allled products | 5 25 5
Leather and leather produéts 1,355 1,138 Frans 33
Metal industries Ll 1 36 3
Machinery L9 5 82 6
Transp'n equilp, except mnotor veh. 12 - - 6 -
Motor vehicles and aquip., % - 2
Apparel & fabricated textile prod. 2 8 7
Other A Th 25 1,403 1,271
Treansp'n, communications, utilitles 282 = 58 351 52
Railroads & raillway exp. service 74 - 65 2
Trucking serv. & warehousing 56 2 77 5
Other transportatlon L7 2 69 3
Communications 1o 36 25
Utllities ard sanitary services 81 1L 10l 17
Wholesale and Retail Trade 930 303 1,212 L156
Wwholesale trade 138 i2 309 1
FPood and dlary prod. stores 258 37 2h9 65
Eating and drinking places 56 53 80 85
Motor vehicle & filling stations 146 11 ) PLre
Other retail trade 332 190 57k 265
Finance, insurance & real estate 147 19 165 78
Auto storage, rental, repair serv. 10l ly ‘ 3%
Business and repair services u% 5 212 ©13
Personal services 16 196 161 340
Private household 35 372 18 167
Hotels and lodging places 26 36 35 35
Laundering, cleaning, dyeing serv. 57 L6 R $e3¢
Miscellaneous 50 L2 108 138
Amusements, rec.& related gservices 27 12 L7 20
Professional and related services 180 255 215 382
Government _ 151 36 169 7
Other 80 L8 62 0

# Except on publlec emergency work
#3% Included in "Other!
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Fconomic Base Forecasgt

Continuance and improvement in Auburn of gainful employ-
ments are confldently expected, based on U.S.A. and world-wide
+developments in prospect, and on the experlences of the past
century.- No explicit forecast as to numbers of jobs in Auburn
in given categories ten or twenty years hence could be valid.

. However, some relatlve probabilities are stated below, barring -
economic or military catastrophe. . : -

. Manufacturing employment will increase but not as fast
as non-manufacturing employment. The non-manufacturing ewploy-
.ment increases will be mainly in service businesses, in retall
~trade, and possibly in agriculture. Wholesale trade in- Auburn
“will be under increasing competitive pressure from Portland,
Augusta and Bangor. e

. Federal, -atate and local governmment expenditures are
.appropriate 1if for activities that will bring large returns to

-the nation. Huge benefits have already been received from such
expenditures for federal and state crop.-researches (corn, potatoes,
‘wheat), natural resource researches (forestry, mineral explorations),
.the opening. of territories to development (canaly, then railways,
now highways and ailrways) and the provision of other public
_8ervices, notably in health, welfare and recreation,

e In -the next twenty yesars the U. 3. population is ex-
~-pected to increase by one=third. Providing these additional
8ixty million persons with housing, food, clothing, etc. means.
:more manufacturing employment, offset partly by concurrent in-
cereases In‘productivity, hence in leisure time and shortened .
~work week; also the scals of agriculture wlll have to increase,
“but there will be little increase if any in the number of farm-
‘related people, which has dropped since 1900 from thirty. o
mlillion to.some twenty million:. Less than five million persons
‘éngaged in manufacturing now produce the bulk of our manufactured
.goodsi ' o ‘ o

. Already the activities of ‘wmost of the sixty-four million
péople employed in U.S.A. are related to services (business, pro=
Tessional, personal and entertainment, or other enjoyments) -
rother than-dlrect production of goods. Around 1900 the efforts E
of half the labor force were required to previde the necessities
of life -~ food, clothing (and footwear), and shelter -- today,
only one~fifth of the labor force. : :

In Auburn, there will be expansion of manmufacturing eme
ployment, both by incresse of numbers in some existing minor
categories, and by new joba .in=mo of the new diversification
catogories suzgested. Algo there will ba new ssrvice business
~employment opportunities in Auburn for service to the hordas of
new longor-season vacatloners and trippers belng released for
travel by our new technology. B

Y
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LAND AREAS POPULATION ASSESSED VALUATION

Sgmiles No. ) Land . Buildings - Total’ *y

NORTH 220 333 1,955 8.4 $ 363,860 § 1325620 $ 1693480 58
WEST a1 13.7 1,800 6.9 $ BQO7,927 % 1462,196 $ 1870123 a8

. 3QUTH 301 45.8 - 1,845 B8O $ 563347 $ 1382147 % 1,945464 &7
“-CENTRAL 48 7.4 17735 76.7 346338529 32186091, 214 $23324.743 80,7

Total - 660 1000 23135 1000 $6,068663  $22865147 A $28,933810 1000
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SECTION III -~ LAND USE STUDY AND PLAN
Land Anal¥ysis : 4

For study purposes the 66 square mile gross area of Auburn
wag divided into four principal study sectors: , : '

Northern Auburn, 22 square miles, drained principally by
Lobbin MI11l Brooks about 1,955 populationi rather rupged
topography; contains the twin clty water supply, (Lake
Avburn = 2100 acres = ‘8q. mi, watershed), also the
village of West Auburn, North Auburn and East Auburn,’
and the Gulf Pond and Deer Rips hydro-electi¥ic stations
of Central Maine Power Co,

Wesbtern Auburn, 9 square miles, drailned principally by

Taylor Brook and the Little Androscoggin River; about

1,600 population; somewhat rugged topography: contains

Mt. Apatite, Taylor Pond - 875 acres - and a ribbon of-

urban settlement along Minot Avenue, also neighborhood

nuclel called Haskell Corner, Welcome Corner and Stevens .
. Mil1ll Corner, )

‘Southern Auburn, about 30 square miles, drained princi-
pally by the Little Androscoggin and the Androscoggin
Rivers; secondarily by the Royal River, about 1,845
population; gently rolling topography,mainly wooded;
contains the Twin City airport and Twin 0ity railroad,
and ig traversed by the Maine Turnpike, .also the 01d
Portland Road, the Grand Trunk Railroad, and the Maine
‘Central Raillread,

Central Auburn, shout 5 square miles, drained by Taylor
Broolk, Gully Broolt, the Little Androscoeggin River and
the Great Androscogging about 17,735 population; con-
taing the bulk of community facllitles, utilities and
urban land uses, including existing industries,

Within Central Auburn, 1s Downtown Auburn, an 0,5 sqirarse
mile land area, bounded by the Androscoggin River, the
Little Androscoggin River, and the Mailne Central Hgil~
road, - :

From these data 1t can be seen that Auburn poople live
-mainly In -urban clrcumstances; more than three-quarters of them
in Central Auburn., Only about 5400 people in 1956 were living

in 61 square mileslef Cutlylans Auburn, For our summer 1956
Reconnalssance Study for Auburn, 1t was dlscovered that only
about one-quarter of these 5400 people, only about 1300 people
in Outlylng Auburn, were living in clusbers of ten houses or
more; the other three quarters appear to be indeed scattered,

i
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Thug Auburn presants threa major groups of planning
problems:

Urban Cluster Problems

Schools : 4 Sewerape

Storss Downtown declins
Traffic Fring growth
Parking Additional tax base

Tiny Rural Villege Problems, and Widely
Scattered Parm and Rural Non-~Tarm Homes

Schools,
oad maintenance and improvement costs,
Water supply and fire-fighting,
Need to keep taxes down for conbinuance
of farming and forestry,
Need for land uses to stabillze or increase
tax yields to meet high tax costs,
Wiss uses and controls for under~developed areas,

Vloodland Protection and Improvement

Inventorying '_ Fire Protection
Accesgs Roads Incentive Taxatlon
Digease and Insect Reduction J ’

Auburn has ample physical assets for continulng growth,
There is land enough and to spare for more homes, farms, industry
and business in the 66 sq, mi, in Auburn. One of the biggest
opportunities and problems 1s to discover desirable land use
policles for the underdeveloped portions of Auburn that will be
. compatible with the major existing land uses throughout Auburn,

Auburn is in competition with all other northeastern manuw
facturing cities, The more Immmediate problem in Auburn, thersfore,
1s to maintaln and constantly lmprove 1ts Industrial and residential
conditions, Increased citizen awareness. and concerted community
action 1s needed to meet these problems,

Both the shoe and textille industries of Auburn and Lewlston are
subJeet to Intense competition, world-wide, Employment in them 1s
subject to wide fluctuation and layoffa,

Agburn needs first of all tc provide apnropriate locations of
lent aorea&e for Industrial growth and diversification,

- ﬁt .the same time, city planning for Auburn, nmust deal with
‘doubling and posglble re~doubling of the existing residentially
Lbults-up areas, means of providing for, and accompanying comminity

Woilities, utilitica and trarfjc, while larne portions of the
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B A

Urban Auburn in 1957 covered only about onewtenth of the
total land area within Auburn municipal boundaries., The
urban and suburban area was concentrated at the geographie
conter of the municipality, There were only moderate problems
of ribbon development along the major radial roads north,
wost and south of the urban center,

Because of the twin-~cilty water supply in the north end, the
rough topography west of the lakes, and the very nearly non-

and because of the location and avallabllity of gajor commun ity
facilities, utilities and radial streets and hilghway connectlons,
1t was determined with the PIAARIAr Board to e cormend " thAE
future Auburn urban and suburban development be concentrated
mainly In three areas: :

1) The south part of the New Auburn plateaus

2} Southwest Auburn, bounded generally by Washington Strest,
the Little Androscoggin River, Minot Avenue and _—
Taylor Brook; ' .

3y Norﬁhwest‘Auburn, bounded generally by Minot Avenue,
Taylor Brook, Taylor Pond { sast shore), Sumier Street
and Mt, Auburn Road,

Some 3,600 acres ars recommended for suburban'onewfamily
developwment at one acre or more per dwelling. This would
accommodate, we reckon, some 2,300 to 2,600 fubure families,
after acreage deductions for new streets and school gltes,
algo filre-station sites, Such growth would wmean 7,000 to
8,000 additional. people. These areas are within rgach of
Auburn Water District mains (with gomse extension) but beyond
aconomic reach of existing sewers.

About 800 acres are rgcommended for urban one~family develop~
ment at one-third acre or wmors per dwelling. Some 800 to 1000
new homes might be built in these areas, we believe, after acreage
deductions for portions already bullt-up, also for new streets,
and community facilitles. These areas are mostly within reach
of existing water maing, but wmight have to ba sewered with a
Taylor Brook trunk sewer,

About 600 acres with all utilities and alroady mainly builte

up to more than one-family structures arae recommended for urban
goneral reosidence, . '
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INDUSTRIAL .

- INUUYTYFIAT locatlon cholce factors bring into view; three
future Industrlal development possibilities in or close to
Contral Auburn:

1) Continuance and redevelopment of industrial-or
comuercial uses (not retall) along souma 2,000
feet both sides of the Mailne Central Railroad
in Downtown Auburn, from the neighborhood of
Elm Street to- the neighborhood of the railroad
bridse over Turner Street, as more fully dig-
cussed In a subsequent section of thig report.

2) Large~scale and long term future Industrial Proe-
ductlon and distribution development of some
2,200 acres in southwest Auburn, south of the
Little Androscoggin Rilver, embracing the Maine
Central Railroad, the CGrand Trunk Rallroad, the
Maine Turnpike interchange snd toll booth, the
airport, the municipally jointly-owned Lewiston-
Auburn Industrial service railroad, the olectric
power transmission line, and the petroleum products
pipe line. This location, with ocutstanding con- -
“Junction of major utilities and services also has
the possibility of developing its own water supply
and its own on-site sewage disposal.

3) North of Bradman Street and the adjoining portion
of Bobbln Mill Brook there might someday be in=-
dustrial development in geutly sloping territory
mainly wooded and vacant in 1957, and boundsd
northerly by Stetson Road, easterly by North River
Road ., southerly by Bobbin Mill Brook neer Bradman
street, and westerly by Bobbin Mill Brook near
Center Street.

The Ilrst and second of these thrse locations are strongly
favored. Downtown Auburn in the next twenty years is likely
to become more distinctly commercial but if ever the railroad
should cease to operate, the area might be expected to beacome
mainly recreational and civic non-commercial.

The 6ld industrial location determinants no longer apply:
direct mechanical water powering; railroad proximity; and
proximity to residential areas.

Land forms and land elevationa directed early wabter-powered
industrial development to the Lewlston slde of the river, but
current factors will bring more Industry in Auburn over a span of
time, just because there are in Auvburn so many morse acres than In
Lewlaton of competitively acceptable land in classic major indus-
trial relationship in view from the Turnpike near the interchange,
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The older, high, wulti-story, intensively occupiled
iIndustrial, buildings in Downtown Auburn and Downtoun Lewiston
are lncreasingly less well adapted to oxlating and near future
industrial production processes and layouts. Thils is sige
nalled in Auburn by the removal of Donnell-Blxby Shoe Company
from downtown, and 1ts relocation about a wile wostward along

"~ Minot Avenue; also by the rewmoval of the Belgrade Shoe Company
to a location nearly two miles oubt Minot Avenue on Old Hotal
Road at Stevens M11ll Road and the removal of Rangeley Wood
Heel from Downtown northerly along Center Street.

. Spaclousness and automation have marked industrisl
development since World War II throughout the United States.
Each of these companles has a mainly one-story building set
on a considerable lot with substantial off-street parking
areag; the Belarade Shos building and lobt are notable sexamples
in Auburn of typical American industrial development of the
19508, Each of these industrial moves also illustrates a
tendency to be avoided in Auburn, the tendency to request
an industrial zone for any reagonably developable land within

- reach of utilities and with fair to good street access. The
very human plea is - "this will give employment and add to
the tax base, and in this location it won't hurt anybody."
The difficulty is of course that such scatteration of industry
leads also to scattered requests for utility and street lmprove~
ment which Ayburn can scarcely afford.

| HHE Auburn and Lewlston were created by industrial
‘developmont, Auburn must make street and utility lmprovement
for iIndustry, bubt it ought to make them only in locations that
will yileld the city the laviest and longest term stability of
development, hence the larzest and longest term tax income.
Accordinzly, because of the classic existing conjunction in
southwestern Auburn of railroads, highways, airport, electric power
line and petroleumiproducts plpeline, we stronzgly recommend thatb
the community concentrate industrial development in this arsa
by deliberate and consclously maintained land use policies
gxpressed and enforced through appropriate zoening provisions such
as the draft zoning map and draft zoning ordinance text ,appended
to this report. : - '

gl . The Donnell-Bixby, Belgrade Shoe and Rangeley Heel
locations are usable only becauss of wlde-spread automobile ownspr-
ship and because of the low cost of aubomobile acqulsition and
operation in Malne. Whether an industidal location be two miles
or five miles from howe makes no difference if one is going there
by automobile anyhow., Therefore, although ths alrport-highway-
rallway Industrial development site, a strikingly appropriate
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location; may seem surprisingly far (3% miles) from the older
industrial locations in Downtown Auvburn, 1t 1s the best, we
. belleve. It is appropriately related to the rest of. recommended
-~ Auburn development -aress. We thereforse urge consclous
adoption and consclous maintenance of this area for future
industrial development in Auburn.

, Water«powered industries were the cause of the founding
and growth of the Auvburn-~Lewlston one hundred and ninety year

. pld urban settlement in the midst of a great woodland at the
blggest, farthest downstream water power location on the most
heavlly regulated of the three great rivers in Maine,

The major witer-powered industrial site in Lewiston has
eontinued in manuf'acturling use, Theré were also three sites
in Auburn on the Little Androscoggin River, only one of which
8t1il1l nas a mill bullding on it (New Auburn)j - aid-onevgood
potentisl site on the Great Androscoggin at ‘the falls, near the
Maine Central Railroad wridde, While these sites may have process-
water and power development potentials, none of them (except
" lower Bobbin Mill Brook} 1s well-suited for current industrial
.building in terms of location, topography or exlsting major
~atreet access, Also, because of the many falls,the rivers do
‘not afford these sites any special transportation advantagas, '
either for supplies, deliveries or fuelling. A
Business : ‘
wo~kinds of business development in Auburn are suggesteds
small-scale neighborhood business for neighborhood convenienae,
mainly in othtlying locations; larger-scale, more varied and
more intenslive retail business, services, entertalnments:and
professional aﬁdoersonal businesses 1in Central Auburn 1ocations.

#Continuance of exlsting stores Is recommended in North
Auburn, West Auburn, Haskell Corner, Stevens Mill Corner, the
8ix Oorners, and near the top of Court Street hill in Central
Auburn, Some future enlargement of exlsting neighborhood
gbtores 1ls sugpested at three logationst In Danville Junction,
Bh~01d Hotel Road near the airport, and at East Avburn village,

A larger scale of retail ‘and general business development
19 suggested for four locationss Downtown Auburn, New Auburn,
in depth along Washington Street between Taylor Brook and '
Little Androscoggin River, gouthwesterly of Downtown Auburn
and New Auburn; also northeast of Downtown Auburn, in depth
along & portion of Center Street.
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In each of these locations there is already sipgnificant
general business and retsll development., Each of the locations
1s well related to exisbing and proposed future residentisl
arcas at the densitles recommended, Exlsting retall and
general business activities in each of those aread have sgtood
‘the test of time and are not likely to be glven up, They can
only be improved by private enterprise actions, tripgered by
munlcipal actions to provide appropriate physical circumatances,
including access, perking and some minimum amount of grace
and beauty through landscaped green gpace buffers, -

Downtown Auburn business development is discusazed in
another section of this report,

In Wew Auburn are some business uses located there partly
because of nearby concentrations of population from the old
walketo-work days, and partly because topographically and
land=cost wise there was perhaps not room for them in Downtown
Auburn, :

Center Street, between Downtown and North River Road ahd
Oross Street, had become essentially "automobile row'; cone
“tinance of it and encouragement for up-grading: of such develope
ment and of the other nonw-competitive land usss mixed in,by
Inereasing the land depth easterly. 1s reconmended,

Washington Street was enerusted both sides with highwaye

related businesses along much of its length between Taylor

rook and the Little Androscoggin River, There were & few

nice recent houses on the east side of Washington Street on
higher ground, looking out eagterly over the Little Andrescoggin
River, The 1957-58 State building of Washington Street Southe
bound, so-called, (the first barrsl of Intended double-barreled
expressway~type connector to ths Maine Turnpike) makes it
possible to encourage Washington Street businesses and homeg

to upgrade themselves by planning an expanded depth of business
land in planned locationsg with planned green spaces, and with
flood plains between the businesses and the Little Androscoggin
River in land difficult and unsuitable %o develop for either
industry or commerce, Already there is & new truck terminal
here, an attractive brick surfaced bullding with paved loading
end parking and land enough to afford a small gresn perimber,
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- The pattern of such development, with major
‘provision for future industry near the rallroad, highway
and airport; is clearly portrayed by our dlagrams of
propoged land use and circulation. -

A major cotmunlty policy debilslion is required
whether future suburban residential development shall be
on lot sizes large enough to assurs safe Individual sewage
dlgposal. In the draft zoning ordinance and wmap, planners
and the Plamning Board have strongly so recommended.
Municipal piped sanitary sewerage is almost the only
clearly avoidable municipal capital outlay. Schools,

. streets, water supply, fire-fighting and health and safety
services appear inescapable. Every dollar not put out for:
gsewerage becomes available for one of these other ex-
penditures. N

A T’ R
_LOW ?ressugge nggfurban areas previously mentioned wight
ba called "low pressure areas," inbtended to be kept so for
the public policy reasona already indicated on Page 6 of
' this report. Many parts of these "low pressure areas' are
currently wooded and difficult of accesg, and we propose
‘they remain so..

Woodlands cover more than five-sixths of Auburn .
and are the bilggest acreage land use and one of the most
importent opportunities and problems in Auburn, and in many
Maine communities. Several kinds of wooded lands - both
exlsting wooded areas and lands to be reforested - and
sgveral kinds of uses of them are important for Auburn and
throughout the State of Maine: :

1) Porests privately owned and cut for Pulv, timber,
- veneer, bturnery and diwension stock, Christmas
trees, otc,

2) TForests and forestable land publicly and/or sewmi-
© publicly owned for water-supply protection, for stream-
flow control, and for protection and eanhancemant of
major public and semi-public vecreation areas,

3} Rural Recreation and Residence areas (mainly private
enterprises) that attract patronape because of beling
in forest settings or importantly asscclated with
part-open, part-wooded areas, such as summer vacation
gshools and cawmps for boyas and girls; family vacation
camps and cottages near lakes, ponds, streams; hunting
and fishing clubs and lodges; year-round dwellings
of people who'prefer living in or very near Woodlands.
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Many of Auburnf?s public purpose fequirements will

not arise untll the clty 1s much larger. However, we indicate
below our initlal thinking on those public and gquasiepublic
funoctions which are adapted to the "low pressure areas",
functions moatly of a low intensity,

1)
2)

3)

)

5)

Town Forest - to gserve as proselyting examples
of good forestry practice and as & source of
municipal revenue

Buffer belts = usually on stream courses - to
geparate different community elements and land
uses and for stream protection.

Campsites - a, Special -~ Scout, other groups

b, Roadslide « as a drawing element.off,
turnpike - '

¢. "wilderness" - for hiking and canoe
trail use,

Special recreabional sites =

8, Building sites and preserves for
rod and gun clubs, outlng clubs,
rifle ranges, .

bs Skl slopes ~ future municipal and
private,

c. Wild land reservation for bird and
game sancturaries and nature study
unimproved except few light paths,

d. Waterside sites = for swimming, water.
skiing, public beaches and for airplans
and public boat landings on Taylor Pond,
Gulf Pond, Lake Auburn, also for icew-
boating and skating,

Other Speclal 3Sites
8, Gravel banks for public use,

b, Disposal sites for sanitary £ill or
dumping.
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a)

b}

.p)»

aj

JOHN T,

As to the water courses and lakes:

Taylor Pond: Should probably be kept reslidentlial and
reereabional and intensifiled Iin its use because of its

" proximlty to the twin citles. The only pther lake which

could serve an intensive recreational capaclby is Sabattusg
Pond, northeast of Lewlston. Since Auburn 1s In the
coming growbth area of Central Malne it is essentlal that
Taylor Pond be reserved for public recreational use,

Many swamer camps on the east side of the Pond are close
to the wabterfs edge., Topography on the western shore has
limited dovelopment to some degree; however, the same
situation prevalls there wilth many cottages closing

access to lake front, The only open sections of Taylor
Pond shore~front are on the south and the north and northe
east. One answer perhaps, is municipal purchase of lakeside
properties at Sandy Besdch, turning them into bathhouses
and concessions and clearing a pathway for recommended new
parkway.

Lake Auburn is the municipal water supply for twin citles,
This precludes many uses in order to protect the watershed,
However, it would seem that much of the watershed land and
some parts of the margins of the lake could be utilized
for specific public uses broader than total withdrawal

for water supply protectlon purposes.

Royél River, Little Androscoggin River, Taylor Brook,

Bobbin M11l Brook: These stream courses, while not entirely

within the "low pressure areas™ are extremely ilmportant

as shapers of the future design pattern of the City.
Thersfore their marginsg should be protected from any form
of buillding encroachment, The two brooks have sone
potential for recreational development, but the Little
Androscogpin River has characteristics which would make

1t a first class recreatlonal asset as pollution becomes
controlled and reduced, The stream banks could be used for
camping, nature preserves, bird sanctuaries and the like,
The stream 1ltself could be used for canceing and swimming.
Some of the flood plaln bayous near the alrport appear
capable of water supply development, subject to further
examination.

The Great Androscogpin River: Except for Gulf Pond, the
River as 1t flows through the twin citles offers 1little
recreational potential. Raplds and dangerous waber flows
preclude such uses apart from the obvious pollution problem,

Pull development of Gulf Pond recreational potentlal depends.

pn eventual pollution control measures to make the river
recreationally scceptable. Its flood plaln should be
kept open and pgreen,
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. © A1l the rest of thase outlylng Auburn low-pressure
! areas ar% recomuended to remain for the next ten to twenty _
; years primarily iIn farm and forest usage, with no sig-
niflcant Increase of population but rather a gradual de-
crease, accompanled by lessened municipal road- and sopool
bus oblizations. This pattern of un-developwent hasg beon
succegsfully and appropriately applied in similgr clrecum=-
stances In wmany Great Lakes and north central states com~

munities,

' SECTION IV
_ Street and Highway Plan :

Local-ness of major traffic flows is the outstanding
‘eirculation feature of Auburn-Lewiston, and of most othen
urban communities sinilarly situated.

Auburn~Lewlston topether congtitute a node of

urban settlement and manufacgturing development in the midst
of an immense woodland, spreading over most of Maina.
Auvburn is connected with other ma jor nodes, (Portland,
Augusta) by the Maine Turnpike, cutting through woods,
fields, and hills; also by the earlier state roads, gomeo-

- wgat encrusted with houses, filling stations, restaurants,
etc. ' '

But the wejor traffic flow problems in Auburn (and
Lewlston) are occasioned primarily by their own business,
Indvs trial, residential and special (hospital, college,
fair grounds) traffic ganerators. Only a small proportion of
the traffic 1g "through" traffic, having no desire to stop
in the urban area - merely coming "from away" on one .gide
and going to some farther destination on the other side.

The local-ness is demonstrated by the sharp dropping
off of traffic volumes along the major radial streoots in
Auburn and Lewiston (Fig. ) from volumes as high asg
10,000 - 12,000 a.d.t. near the community centers to volume g
varylng from a few hundred to a few thousand within thraas
or four milea radius of the caentars,

A second astonishing feature is that, bysa small
margln, the North Bridge, connecting Auburn and Lewlgton wag
© In 1957 the wmost heavily trafficked bridge in Maine I It
- was carrying two-Way flows of the oriss ol 22,0007= 21;,000
vehicles per day: 22,225 in 1956, and 23,310 in 1958 ~
. Its effectual maximum iz said to be 21,000; beyond that,

motorists have to walt wmore than ons cycle to complete
thelr crossing of the bridge. The approaches in Auburn
and in Lewiston are mors limiting than the bridge 1tselr,
though that needs widening too,

JOHN T, BLACKWELL * 5 BOYLSTON PLACE - BOSTON 18, MASS,




FIGURE

TRAFFIC FLOW VOLUMES,

&

Q) &+ o
S . o
[T - f-n‘--*?..,__?f__ﬂ“a?i‘fm o g

00

PREPARED FOR AUBURN PLANNING 8GARD
zm::;ncoogm 8 MAINE DEPARTMENT OF ECONOMIC DEVELOPMENTY.
AL ruRmER WITH FEDERAL AID THROUGH THE u.5. HOUBINS
TR AND HOME FINANGE AGENCY UNDER 8£0. 701 .
1; o, .. TITLE 7 U.S. HOUSING ACT OF 1864 A8 AMENDED.
% .
(. °‘3
basngs
GREXMA e
L
mﬁz'f)um |
/ '.
- Aisso ‘,‘:.
ifi MO Namz |
% ; p/E, PoNG 8 §
o820 H
1 / ! )3
; s U7/ ,
i 40 s “S\ , {
g‘ w8 42 ;.-—“ ‘~§\ LEWISTON i -
] sy .
""(f " . X a & ’"_ -/ ‘.-’/ 4 \ o ., "
'@'o';; . T RN A o T80
., (el S . N -
nc:—.»" rog/ ¥ ,"l, N qio
@ /4
2k o
-5 S - S— ! wessTen
-""\ :’
-"' ':'
! rotane %
- ok
§ o )
... '.." [ ? ? :.3
"..'. ',." §CALY MILES
‘~
HEW GLOUCESTER
DURHAM

~ AUBURN, MAINE

. CITY PLANNING BOARD
1 95 8 John T.Blackwell Planner, Boston

YOLUME,

FLOW THICKNESS DELINEATED N PRCPORTION TO TRAFFIC

u
W

=3

s
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_ The heart of the circulation problem is the old, A
 tight configuration of wmills, stores, factories, warehouses,
offices and public buildings just as close to the River and
to one another as they could get, along both banks. Thisa
resulted from the old daysof walking to work. An automobile
occuples sbout 100 times the ground area occupled by a
pedestrian, and In motion or parked, requires some more
empty space around lt.

After all "one-way" flow and '"mo curb parking!
adaptations, 1t comes dowr to building more street space for
cars, 1f In our communities we are to continue %o .own,
enjoy and use wmore and more carsg. :

With the projected additions to Auburn population,
and the more than proportional industrlal development increase
iIn Auburn near the Turnpike (on account of topographic
limitation of competitively developable land in Lewiston near
the Turnpike), will come doubling or wmore of the number of
vehicles owned and used in Auburn, we believe. By that time,
however, the land use pattern will have changed in such
manner that not many more than the 1957 numbers of vehicles
(if even so many) willl be traversing the 1957 pathways to
the 1957 journey goals. . . . . , ,

If not by planning, then by topographic and other
land space and property cost limitations, industrial and
wholesale and some municipal land-uses willl no longer be

- present or present only in lesser degree in Downtown Auburn.

Auburn exlsting major radlal streets and some others
‘we belleve to be appropriately located and cspable of
carrylng the future trafflc that will be thrust upon them
by future Auburn resldentlal development 1f they are improved -
gradually wlthin thelr exlsting rights of way (by programmed
pleces) to at least the seme extent as the recent Minot Avenue
widening and repaving, also the Court Street improvements
from Miaot Avenue northeasterly. :

The most urgent Auburn 1957 needa have been met by
those constructions and by the 1958 State Highway construction
of Washington Street Southbound, se~called, doubling the
roadway between the Turnplke interchange and Downtown Auburn.
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A remaining urgent need 1ls some relief for the |
North Bridge. This need wlll contlnue as long as the business
and civice land uses along Court Street, Auburn and on Lisbon
Street end Main Street and environs in Lewiston continue; they seem
to us falrly permanent. In general, five river-crossing
locations for a larger calibsr bridge could be considered:
the viecinlty of Box Island, the viecinity of the Malns Central
Railroad bridge, the present North Bridge site, the Grand Trunk
Rellroad bridge and the vicinity of the pre&ent South Bridge.
The 1955 Maine Turnplke bridge removes any need for looking
any-farther down stream than the exlsting South Bridre,
between the Hill Mill and New Auburn.

: We recommend & new Androscoggin River bridge, crossing
at a flood~safe level in the neighborhood of the existing
Grand Trunk Rallroad bridge for several reasons:

1) there 1s as yet no flood-safe traffic bridge
between Auburn and Lewlston; South Brildge went
out in 1936 and North Bridge was shaking; both
might go next time. , .

2} A moderately~high-level bridge somewhere near the-
Grand Trunk location would make good uge of existing
topography without seriously disrupting present or
future downtown land uses. .

3) Such a bridge would enable Auburn and Lewlston to
preserve, extend, refine and further Intensify
thelr respectlve downtown land use patbterns better
than any other location, we feel.

1) Such a bridge could have swmoother approach aligrment
at lower cost, both in Auburn and Lewiston, than
most of the other bridge locations, we belleve; to rebuild
the North Bridge on its own slte, but at a higher level
would destroy two of the banks, the hotel and stores on
both sides of Court Street in Auburn, we belleve, also
enterprises in Lewlstoni So2 long as the Maine Centbtral
Railroad is active, it would be difficult to arrange
good: approaches to a new bridge near that one, either
up~or down-strearm, Although there ls future need of
a Box Island Bridge for %the sake of Bates College, the
Palrgrounds, and outer Auburn development, that is
gome time away. South Brildge cannot be set higher
nor 1lts approaches be effectually ilwproved except at
costs comparable with those of a new bridge.
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5} Pinally, a new bridge in the Grand Trunk nelghborhood
would tie in without further cost to the 1958 Minok
Avenue and Washington Street state improvements, and
would at once relleve the dangerous and difficult
Auburn traffic complications at all the Lowser Court
Street intersections, also outside.the County

.Bulldings, the existing Central Fire Station and.
the Auburn Public Library, No brldge on the North
Bridge site or farther north would do so., - The-twin
cltles jolntly own the Grand Trunk Rallroad bridgse
send approaches, -

. In short, no other bridge location we saw would so well
'meet so many pressing present and future needs and serve so many
oxisting institutions while preserving and enhancing existing
commercial .land uses wlth encouragement to change for the better,

Accordingly, we heartily concur in seconding a new bridge
in the neighborhood of the Grand Trunk Railvoad; approximately
as recommended by Edwards & Kelcey, though with some location
differences at Minot Avenue of Auburn approach alignment, and of
the channellzation into Auburn traffic,
Auburn Radlal Streets :

—eeo oo oo-Adéquately enlarged-access-to the major industrial
development areas recommended near the rallroad, the turnpike
toll booth and the airport, is afforded by the new Washington
Street, southwesterly.

Adequate‘acceés southwesterly and westerly for nesr future

residential growth 1s afforded by the Minot Avenue and Court
Street lmprovements of 1957-1958, ,

Northerly, Center Street has also been importantly improved
. between Turner Streect and the nelghborhood of
“Crosai. Street, with the prospect that such Improvement will ba
- extended northerly, year by year,

. Northwesterly, major radial access Improvement, 1s proposed
: between Downtown Auburn and Young!s Corner, West Auburn and North
Auburn by making Summer Street one-way southeasterly and Turner

Street one-vay northwesterly between Downtown Auburn ¥

DELE SDPEDROSe N arkwayy That part
Summer S8treet betw / i34 an oungls Corner will
need selective improvement as fo pavement width, alignment and
profile over a span of years, Also from Turner Streot In the
nelighborhood of Vining Street there would have Lo be extended
“ northwesterly a new roadway one-way northwesterly to Mt, :
" Auburn Cemetery and the suggested circumferentisl parkway.
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Such new roadway would be parallel to and close to Summeyr
Street, creating a smoothly aligned palr of one~way roadways.
This will afford northwesterly suburban Auburn major radial
somi-limited circulatlon similar to the State construction
‘ ﬁarallel to Washington Street for sadthquUerly suburban
uburn,

Enlargement of Goff Streét, Gamage Avenue and Lake
Street appeared more costly, more disruptive of existing homes,
and no more serviceable than the route recommended,

Moreover, thée route recommended ties directly into the
Downtown shopping and circulatlon improvements through the
exlsting Turner Street railroad underpsss, as dlscussed later
in this report, whereas the Goff-Gamage=Lake Street alternate
does not tie in as directly and: involves a rail crossing at

grade

neighborhoods

southwestedy i g o : it
future connecting with & possible similar circumferential'road

¥n, so that together the

controlled access, intersecting at grade all existing major
radial streets in Auburn but no 5nterchange permitted with any
nelghborhood local streets,

“Such parkway would be alligned so that in future when
the Maine Turnplke becomes non-toll, the parkway could be eXe:
tended to connect with the present Auburn toll-lntérchange:
ramps. Meanwhlle, Hardscrabble Road or some adgptatlion of
Hardscrabhble Road, could be improved to afford the recommended
parkweay a gufficlently high-~grade traffic connection with the
Washington Street improvement constructed by the State,

From the nelghborhood of the Alrport and Marstons Corner
such parkway would proceed northerly across the Little Androscoggin
River, cross Minobt Avenue near Gariield Road, contlnue northerly
past the southeast ccrner of Taylor Pond, cross 0ld Hotel Road
in the neighborhood of Taylor Brook, turning thence more northe
easterly and easterly and following the general nelghborhood of
the power llne between Taylor Broolk and the intersectlon of
Summer Street and Park Avenue, turninpg more eaaterly onto a locatlon
north of Mt, Auburn Avenue, cross Turner Street and terminate for
now at Center Street, but be capable of extenslon to and across
the Androscoggln River at a point in the nelghborhood of Box Island,
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By such connection, the parkway could pass north
of Riverslde Cemetery in Lewiston and be capable of L
conngcting at grade with Russell Street and Pettingill
Street In Lewlston. Russell Street might become one-way
easterly and Pettinglll Street one~-way westerly, in ordsr

to create adequate traffic flow capacity wlthout gerlousaly
disrupting existing land uses, but directly serving by

these existing streets the locus of Bates College, the
Armory, the High School a the two hospitals.

to be sn ambitious project. Its total extent in Auburn ¢
rom the Turnplke interchange to Box Island might be soma'ho,opo

inear feet. 200-250 ft. width of way would be appropriate,

: This ls the only major roadway acquisition and con~ i
structlon recommended by the planners in Auburn. It 1s 4
vital to the future growth and safety of the community and 2
1t is even wmore Important to the fiscal health of Auburn. /
- A right-of-way for such parkway can be acquired by the city
in the next few years at little cost. If such right-of-way
be not acquired now, 1t will either be difficult or too .|
costly or be deemed too dispuptive to acquirs later when
the need becomes evidenth. . ' : ~

: The Planners respsctfully point out the aexawmplé of
all previous roadways in Auburn proving to be too small |
for the automobile traffic thrust upon them during the
past quarter century. Taking at least a quarter centur
look ahead th d ki

o It is therefore again recommended that the City

of Auburn deliberately set out to acquire the right-of~way
for such parkway by programmed parts, year by year, and
that 1t construct one or another plece of roadway at a
time, only one barrel at a time. Who knows what new
forms of federal urban highwey aid might become available
to ald such construction ¢

Parking
: Parklng has been a problem mainly in Downtown Auburn,
However, since 1955, the Auburn Parking District has created
three new off-street lots in appropriate locations for more than
125 cars, Further Downtown.Auburn parking enlargement and re-~
errangement 13 discussed in a subsequent section of this report,
as part of the Downtown Plan, : ' :

Parking in Outlying Auburn and in Central Avburn urban
suburban residential and business areas was dealt with by zoning’
and subdlvision requirements for off-street parking, as set forth
In the draft ordinances separately submitted,
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SECTION -V
Community Facllitles

' _The major community facility needs of Auburn are
additional public and semi-public lands along 1lts principal
gtream courses and river banks, and along the shores of its
three major water bodles; wisely located additional
elementary school, Jjunlor high schodl and high schoel
facilitiess <and slightly redistributed (and partially re«
equipped) fire station facllitles, alsoc a new Clty Hall.

Notwithstanding the 66 sq. mi, land area within
Auburn municipal boundary, the Ciby of Auburn 1itsself owns
surprisingly little public open space, mainly the sltes
of exlsting public buildings, ‘

The major public and semi-pvblic open spaces in
Auvburn in 1957 weres -

Martindale Country Club
State of Maine Rifle Range, also Armory site
Auburn Water District lands bordering Lake Auburn
Auburn Sewer District Lands mainly along Dennilson
Gully Brook ; ,
City of &Auburn Pettlingilll Park
City of Auburn Pulsifer Park
City of Auburn Raymond Park .
City of Auburn Gravel Pit and Dump
Everpgreen Cemetery
Gracelawn Park and Cemetery
‘Mt, Auburn Cemetery
Beth Abraham Cemetery
Pine Street Cemetery .
Oalt Hill Cemetery
Mountain View Cemetery
West Auburn, North Auburn Cemetery »
There 1s extensive acreapge surrounding the Auburn-
Lewiston Airport, owned by the Lewiston-Auburn Airport,
© Commission, of the two cities., This land is not mentioned
above, because 1t 1s not public open-space, and only a part
of 1t will ultimately be held open and green, unpaved, and
unbullt on, over and above requlred green strips and clearance
areas alongside runways, taxli-strips, alrplane aprons and
airplane~related bulldings, Most of the rest of said Alrportd
land is favorably situated for alrport-related uses and for
major lndustrlal or commercial development, as previously-
recommended,
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, Protection and continuance of all the foregoing open
spaces 1s recommended. In addition, reservation, ownership
or other meansg of partial or total public or semi~-public
control of additional lands for a variety of community pur-
poses 1s recommended substantially as diagrammed in the
Auburn Land Use Plan, and as describsd in subsequent -
paragraphs. ' ‘

. There are two extenslive acreages of Auburn publiclyl
owned open space ngeds: ; :

1} gradudl completion of excluslvely Auburn Water
District or City of Auburn land ownership. around
the entire perimeter of Lake Auburn -- of the
entire 71,800 ft. shore the District is sald to
own 50,200 linear fest -~ also along the perimeter
of that part of the Basin In North Aubura Village,
next upstream of Lake Auburnj

2) some considerable City ownership of land along
Taylor Pond south shore, southeasterly shorse and
northerly end shores, including part of Laphanm.
Brook and an adjoining steep knob betwesn Taylor.
Pond 'and 0ld Hotel Road, north of Wyman Road.

' Auburn municipal ownership.of the whole of Mt. Glle,
a steep knob northeast of Fast Auburn Villags, is recommended;
also enlargement of Pettengill Park lands into the tumbled
topography adjoining, northerly and westerly, one lot depth
‘back from the westerly side .of Summer Street and one lot
depth back from the easterly side of Park AVenue. Also
munlcipal ownership 1s recommended for the summits and
Immediately adjacent gteep slopes of the hill mass west of
Park Avenue, between “ourt Street and Lalke Street, embracing
the existing Auburn water District 7,600,000 gal. urban '
distribution reservoir and extending thence northerly about
‘one-half mile, stopping nearly one-guarter wmile southerly
of Lake Strset.

City of auburn munigipal ownership by gradual ac-
quisition 1s also recommended for the steep slopes virtually
bounding and deflining the New Auburn plateau easterly, ‘
southerly and westerly, between Oask Hill Cemetery and the -
Little Androscoggin River flood plain both sldes of Broad Street,
at a polnt some half a mile southerly of the conflusnce of.
Taylor Brook and the Little Androscoggin.
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: Gulf Pond shores in Auburn ars wholly owned by the

- Central Maine Power Compeny, and their ownership extends’
westerly in great depth., If at any remote future time, under -
circumstances currently inconceivable, the Power Company
should contemplate relinguishing some or all of such ownere
shilp, we recommend that the City of Auburn then move promptly
to mecquire in perpetuity for public purposes so much as the -
Power Cowmpany may care to let &0 I

Along the other banks in Aubura of the Great Andros-

coggln, also of the Little Androscoggin, + * lower Taylor
Brook and lower Bobbin Mill Brook, flood plain zoning appro-
priately applies, we believe, as set forth in the draft
zoning ordinance. and wap separately appended. Such zoning

- measures preclude on such lands all bullding developuent
for sustained human occupancy, but permit all other non-
bullding uses and enjoyments of flood plain lands consistent

- with public safety in time of flood. Many bridges have been
ag much or more damaged by battering with flood-carried objectg--
trees, parts of buildings, ice-cakes-- ag by simple hydraulic
actiong -~ flow-pressures, swirling, underwmining and flotation.
Also bridges may finally give way because of becoming dams
by reason of flotsam and Jetsam lodging under or against them,

. Flood pldin zoning is called for rather than municipal owner-
ship of most of such lands, and will incidentally keep the
stream banks mainly open and green ag discussed on P. 36 of .
this report.

' By gradual extension over a thirty to Tifty year span,
minleipal ownership could be undertaken in addition to flood
plain zoning along the Little Androscoggin between the .Main
Street’ Bridge and the Auburn-Poland municlpal boundary near
Haskell Corner, :

Ultimate municipal ownership in some depth 1s re-
commended for both banks of upper Taylor Brook, between Taylor
Pond and Minot Avenue, including some Sandy Point properties
and some Horton Street, Clifford Street and Howell Street
properties. Flood plain zoning seems more applicable to
lower Taylor Brook, between Minot Avanue and the Little
Androscoggin River.. :

Neither flood plain zoning nor public ownershlp
appear. requirad along that nearly two-mile part of Bobbin -
M1ll Brook approximately paralleling Center Street, East
Auburn, ,
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The foregoing are "extenslve™ and essentially "passive.

- purpose™ public land reservations and-acquisitlons recommended
by the plannera. These conbrast with smaller community facllity
gsites yet to be discussed, for more active and more lntensglve
uses,. auch as community bathing beach, water pumping statien

~ sites, playgrounds, playfields and sites of public and semd-

_ public buildings, including schools, firestations, county

buildings, city hall, libraries, churches and institutions.

These passive publice land reservations are étrongly.
recommended by the planners, based on the following convictlonss

1) Auvburn will be visited with further non-farm
population growth, mainly urban and suburban;

2) Increasing specilalization of land-use liés
ahead for Auburn and all other New England and
U,3. communitios; : ' '

3) ‘Because of the large land area of Auburn, and
because Auburn is currently a modest middle-income -
o community structure, Auvburn citizens will have a
hard time holding the current level of taxabion
‘while they lwmprove the quality and increase the
quantity == both number and-kind == of municipal
.services they require;

I} Auburn city-wide land management policies are the,
key for Auburn cltizens to municipal economy and
cormmunity Improvement; '

5) Some affirmablve open-land provisions are required
in twentleth century circumstances: avallability
of open land cannot be left merely to chance;

6) Some such affirmative open land policles as those
recommended above will best promote and pretect
desirable and tax-paying private enterprise

. development of the remainder, and will importantly
aid the community in defining, shaping, gulding eand
controlling its urban growth and consequent municipal
capital outlays for extenalon of streets, facllitles
and utilities and resulting annual municipal operating
costs,. :

Obviously, in an Auburn of 66 square mile total area,

of which only some 5 square miles are at all densely built up,
close residential development of much of the remaining 60-o0dd
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. square miles is scarcely to be expected or deslred, nor would
Auburn land management problems be met by indefinite scatteration
of houses throughout the woods., Ipstead we recommend frank:
recognition of the essentially rural and woodland nature of
large parts of outlylng Auburn, and of the essentially urban
and suburban nature of central and southwestern Awburn, with |
corresponding policies, That is the basis for the open-lands
program above suggested, ‘ :

From the 300=-year history of land development in the
U.,S., 1t may be inferred that within a community rural and
urban parts of a community are likely to so continue with
.only moderate degrees of change, except on the fringes of large
metropolitan areas., For Auburn, however, we feel this is a time
of great change, greater perhaps than is realized in Auburn,
The essentlial urban structure in Auburn has been 1little changed
since 1850, It has expanded but has not yet much changed,
Now, we feel, a great change is about to. oceur and the first
slgns of 1t are already evident in Auburn.

The motivations of these changes are to be found in ,
several Tactors lmportantly changing the urban scale of cities
throughout the U,S8. These changes result from the factors listed
below, we believe, and they appear to have: bsen speeding up
increasingly since 18503

a) centripetal ingathering of ever-greater numbers of
people in urban places (which undoubtedly has its
own limiting factors, not yet fully experienced);

b) centrifugal urban geographic expansion caused partly
by sald increase in urban numbers, but even more by
man's expanding means and command of urban transporta-
tion and communications;

¢) the amazing American twins of terrific technologlcal.
productlvity per person and unparalleled breadth of
dissenmination of real wealth including lelsure timej

d) The resulting almost universal rise in personal
demands for foods, goods and services, and in family
demands for homes, for larger home lots, as well as
increassd community demands as to number, kind and
sizo of public spaces,
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The Auburn publlc open spaces, land use pattern and
street and parkway changes proposed are adaptations to
twentleth century needs and scales of the nineteenth century
urban structure of the older Auburn, already dissolving.
Famlly farming has given way to intensely specialized
farming -- poultry ralsing wholly within buildings with one
man tending many thousand birds; dairy farming Similar%g changed;
orchard cultivation and spraying lmmensely mechanized #Truit
and crop harvesting,preservation and packing. The old" ... '
tights, walk to work or trolley to work comfigurations of urban
land, buildings and facilitles has dissolved: many of the
gtructures are still there, but not as many of the occupants,
-residential, industrial or commercial. '

A new kind of Auburn has already begun to put ibtself
together before our eyes, The residentlal areas are both -
spreading and re-nucleating in larger neighborhood geographic :
gcale than hitherto; the community planning thinking must
correspondingly expand. ‘

. . Auburn, as part of the biggest singlg concentration of
manufacturing employment in Malne, needs very much %o upgrade
its communlty attractiveness and 1ts nearby recreational .
agsets. ‘ 4 :

One of the Important values ih securing new industry
today 1s to show that the conmunity has adequate assets for
happy living, a3 is well brought out in the booklet by the
State Department of Economic Levelopment, "Industrial
Resources of Southwestern Maine,"

- Mo state park or state highway picnlc grounds are in
or close to Auburn or Lewiston. The nearest are the magnificent
Sebago Lake 1296 acre State Park, with unsurpassed sandy beaches,
and the Bradbury Mountain 242 acre State Park, with beautiful
panoramic view of Casco Bay from ilts south peak, Sebago lies
southwesterly about 28 miles from Auburn and about 28 miles
from Portland, off State-~Federal Route 302, Bradbury Mountaln
Park at Pownal Center (State Route 9) is a 1ittle nearer bub
of £ major highways, virtually In the middle of an inland trlangle
of which the points are Portland, Avburn, Brunswick, It is not
on any of the customary routes between Auburn and other prin-
cipal points of Maine,

Mb. Blue State Park at Lake Webb, some 70 miles northerly
from Auburn, and Lake St.. George State Park, some 60 mlles north-
_easterly from Auburn, each magnificent of their kind, are al-
- ready overloadsd In summer and are btoo far away to be lmmedla
to recreation resources for dailly enjoyment by Auburn and
Lewlston residents,
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- square mlles is scarcely Lo be expected or deslred, nor would
Auburn land management problems be met by indefinite scatteration
of houses throughout the woods. Ipstead we recommend frank-
recognition of the essentlally rural and woodland nature of
large parts of outlying Auburn, and of the essentlally urban
and suburban nature of central and southwestern Awburn, with
corresponding policies, That is the basls for the open-lands
program above suggeated, ' :

From the 300~year history of land development in the
U,3., 1t may be inferred that within a community rural and
urban parts of a community are likely to so continuve with
.only moderate degrees of change, except on the fringes of large
metropolitan areas. For Auburn, however, we feel this 1s a time
of great change, greater perhaps than is realized in Avburn,
The essential urban structure in Auburn hes been little changed
since 1850. It has expanded but has not yet much changed.
Now, we feel, a great chanpge 1s about to.ocecur and the first
glgns of 1t are already evident in Auburn.

The motivations of these changes are to be found 1n ,
several factors lmportantly changing the urban scale of cilties
throughout the U.S. These changes result from the Tactors listed
below, we believe, and they appear to have been speeding up
inereasingly since 1850:

&) centripetal ingathering of ever-greater numbers of
people in urban places {(which undoubtedly has its
own limiting factors, not yet fully experienced);

b) centrifugal urban geographic expansion caused partly
by sald increase in urban numbers, but even more by
mants expanding means and command of urban transporta~
tion and communications;

¢) the amazing American twins of terrific technologlcal.
productivity per person and unparalleled breadth of
dissemination of real weédlth Including leisure timej

d) The resulting almost universal rise in personal
demands for foods, poods and services, and in family
demands for homes, for largey home lots, as well as
inereassd community demands as to number, kind and
gize of publiec spaces, :
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The Auvburn public open spaces, land use pattern and -
street and parkway changes proposed are adaptations to =~
twentleth century needs and scales of the nineteenth century
urban structure of the older Auburn, already dissolving.
Family farmlng has given way to intensely specialized
farming -- poultry ralsing wholly within buildings with one
man tending many thousand birds; dairy farming similar%g changed;
orchard cultivation and spraying immensely mechanized ®Truit
and crop harvesting, preservation and packing. The old" - .. "
tights walk to work or trolley to work comCigurations of urban
land, bulldings and facilities has dissolved: many of the
gtructures are still there, bubt not as many of the occupants,
-residentlal, industrial or commercial, '

' A new kind of Auburn has already begun to put itself
together before our eyes, The residential areas are both -
spreading and re-~nucleating in larger neighborhood geographic :
scale than hitherto; the community planning thinking must
correspondingly expand, ' :

N . Auburn, as part of the biggest singlg concentration of
manufacturing employment in Malne, needs very much %o upgrade
its community attractiveness and its nearby recreational
agsets, ' ‘
One of the important values in securing new industry
today 1s to show that the community has adequate assets for
happy living, asz is well brought out in the booklet by the
State Department of Economic Levelopment, "Industrial
Resources of Southwestern. Maine,"

. No state park or state highway picnlc grounds are in
or close to Auburn or Lewiston. The nearest are the magnificent
Sebago Leke 1296 acre State Park, with unsurpassed sandy beaches,
and the Bradbury Mountain 242 acre State Park, with beautiful
panoramic view of Casco Bay from its south peak, Sebago lies
southwesterly about 28 miles from Auburn and about 28 miles
from Portland, off State-~-Federal Route 302, Bradbury Mountaln
Park at Pownal Center (State Route 9) is a little nearer bub
of £ major highways, virtually In the middle of an inland trlangle
of which the points are Portland, Auburn, Brunswick. It 1s not
on any of the customary roubtes between Auburn and other prin-
cipal points of Maine,

Mt, Blue State Park at Lake Webb, some 70 miles northerly
from Auburn, and Lake St, George State Park, some 60 miles north-
~easterly from Auburn, each magnlficent of their kind, are al-
- ready overloadsed in summer and are too far away to be immedla
to recreation resources for dally enjoyment by Auburn and
Lewlston residents,
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At Sebago Lake, Bradbury Mountain, Lake St, George and
Mt. Blus, the bullding sites and picnle areas have reached
thelr limits of maximum design and use, and the overnight-
camping accommodations are reaching thelr maximum limits.
Overcrowding has already created serlous maintenance, opera=
tion and protection problems, according to an April 1956
report by the Malne State Park Commission,

Each park has a 1imit of ecapacity beyond which wear
and tear from public use destroys the very features which
first attracted visitors. Facilitles in existing parks can
not be expanded indefinitely,

Visltor attendance at all state and federal park, .
monument and recreation areas in Maine 1s reported (op., cit.)
to have risen above the 1,100,000 level and to have increased
by more than 33% in the past 5 or 6 years., At the state parks
alone, 1t 1s sald, visitor use has been increasing at a rate
between 30,000 and L0,000 a year,or about 10% of the 1955
half=-million visitor level, Under such conditions, and in
view of the high dollar importance of tourism in Maine, at
gome polnt, either exlsting parks must be further enlarged, or
new parks and alternate faclilities must be established in some
other locations. I

There 1s gspeclal need for public-land acquisition on a
large scale in Auburn, we believe, perhaps with state aid,
or outright by the date in specified locations, because of
the absence at this wrlting of gtate park facilitles or state
highway roadside picnic areas anywhere in or near Auburne-
Lewiston, and because of the large wooded areas wlthin the
66 sguare miles in Auburn, well-related to the four- largest
water-bodles in Androscogglin County and the streams feeding
or dralning them, namely, :

Lake Auburn, The Basin and Bobbin Mill Brook;
Taylor Pond, Lapham Brook, Taylor Brook; A
Gulf Pond and Great Falls Pond on the Androscoggin River;
The banks of the Litbtle Androscogging
Great Androscoggin River Banks in Downtown Auburn

and all the way south below South Bridge;
Part? all? ofMt. Apabtite in western Auburn,

| Large community rest spacés for the eye ars appropriate
in relation to these water courses and water bodles and are
atrongly recommended within Auburn munielpal boundaries,

were conceceived to.be primarlly on City of Auburn

_ The public land reservations and acqulsitions propoéed
%;tiva and at City expense,  Addltions to them with State

PP
init
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‘A1d eould be justified in relation to a regilonal multipléf
value forest resource and recreation development program .
for joint state-local economlc base improvement. I

- A forest-glrt Lake Auburn would both better protect
the twin~clty water supply and would powerfully attract
dollars to the community if its forested shores extended in
gsufflclent depth to create and protect permanent wilderness
character for this beautiful lake, 1ts ice-~boating,

' and summer cold-water fishing, provided the Auburn.
Water District Trustees and the State Public Health Come
mission felt some enlargement of activities could safely be
permitted on Lake Auburn as on Sebago Lake, Also such per- -
manent character could importantly increase¢ the desirability
and tax value of hillside sites overlooking Laks Auburn.

Gulf Pond 1s probably the largest water body in Ane
- droscoggin County. As the river water conditions improve,
it ecould become more usable for recreation in a long-term
future,1f permitted in appropriate locations by the Central
Maine Power Company under sultably controlled conditions,
Lake Auburn is second and Taylor Pond is the third largest
pond in the county, with Sabattus Lake fourth, virtudlly on
Lewlston northeast boundary, -

~ _There are groups of other mich-visited lakes and ponds -
20 to 30 miles away both sides of Auburn, southwest and northe-
east, but none of significanceé in the other two compasse~ .
quarters, Accordingly, we believe the largest manufacturing
-employment concentration in Maine needs to exploit and im-
prove all the major enjoyment and recreation facilities
exigting or creatable wilthin i1ts municipal boundaries,

Acqulsition of major public open spaces hasg beén.given ‘
a large sectlon of this report for several reasonss

a} The attracting power and the tax~consequences
of major public open spaces in and sarrounding a come
munlty are equal in importance with and planning-wise
inseparable from the major industrial, commercial and
residentlel land uses in the community. Public open
spaces of the right kind, location and extent, and
public or seml~public buildings, amply sited, can
actually create and induce in%o being high tax-value
.and high community value land use groupings, Think
for a moment of the Lake Michigan shore front in Chicago;
of ‘Potomac Park in Washington; of Central Park in New .
York Clty; the Green in Wew Haven; Bushnell Park and the
‘Capitol in Hartford; the Art Museum in Worcestery Boston
Common & Garden, also the Charles River Basin in Boston
& Cambridge; Baxter Basin and Boulsvard in Portlandy-
Capltol Park ia Aupgusta,and, on a smaller scale, the Green
In Lewiston, »
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Andrcacoggin Gounty, Lakes & Ponds
100 + agcres each
fMaine Dept,. -Inland Pisheries & Gama)

Surface  Max.Ft. Fishing

Acreage Depth Goal

Thompson Lake Ll 26 © 109 cold-waten species
Androscoggin Lake 3826 38 warm-water speciea -
Aubuwrn Lake 2260 112 cold-water speciles
Sabattus fond 1787 18 warm-no stocking
Tripp Pond 768 5 large mouth bass
Taylor Pond 625 Eu " warm-water speciles
Bear Ponds hae 28 warm

= Upper. 391 38 warm
Range Ponds « Middle 366 66 warn(a/e ad jacent ponds)

~ Upper 290 41 . Werm .
Léng Pond : 203 18
Allen Pond . 183 Y
Pleasant Pond - 177 6
Romd Pond - - - 166 2
Brettunt's Pond Eh 2

" No~Name Pond . wm3y ‘ S 32

Little Wilson Pond ~ 111 6

Moose Hill Pond 2
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b) At the present time, Auburn citizena have unusual.
opporbunity to initiate and stimulate appropriate public and -
geml-public lend acquisition and/or controls., Thero ig, we
believe, an important change of land use scale already beginning
in Auburn, - Meny lands are easily availlable now by gift, purchase,
.taking or dedlcation, perhaps to take full effect only after exist-
Ing owners are finished with their properties, IEven flve or ten
years from.now, bullding development (if uncontrolled} may have
made some of such acqulsitlons less desirable, more costly or
literally unavallableg .

¢) Auburn and Lewiston began to be settled nearly two
hundred years ago. The woods then seemed limitless; every stream
and pond ran clear, 'Looking two hundred years shead, we can see
that some living citlzens of Auburn must think and act now if
those to come after them ars to enjoy some of the features now
contributing to present enjoyment of living in Auburn and Lewiston,

A dynamic and large-scale open space program is open to Auburn
at this time and may not be later. It 1s a key element In the
Auburn planning program and required the pages we have devoted to 1%,

" 8chools

, Schopls are probably the most important "intensive®” community
Tecllity, closely followed by health services and by fire and -
police services., However, schools usually involve more builldings
mors people and much larger munlcipal budgets than most health or
_protective services, :

Auburn- in 1957 was operating eleven public elementary schools,
two junior high schools and one senlor high., There were in addition
two good-glized Roman Catholic parochial schools and one small
Adventlst school in Auburn, plus attendance by some Auburn children
at two of the Roman Cathollc. schools in Lewilston.

Auburn children of school age have been much more numerous
than Auburn public school enrollments showed, Had it not been for
the adding on of a grade a year at Sacred Heart S8School sinee ita
inception in 1952, and of some small enrollment enlargement at
St, Louls?! School in New Auburn, and the construction in Lewiston
of the new 20-room 3t, Joseph's School, plus the continuance of
8t. Dominiques In Lewlston, thr City of Auburn would have been
faced with a far  mors acute Elementary and Junior High school
building program,

Auburn Parochial School Enrollments

School Year Autumn 1955 . 1956 1957 1958

Sacred Heart 08 72 89 - 58

ey 3 37 L 7

8t. Louls . 585 569 600 63l
(JP - 8)

In addition, St, Josephts, Lewlston (JP~8; 2 classes per grade)
ig currently receiving, we understand, approximately two buse

1pads of Auburn chlldren,
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City of Auburn ‘
Department of Education
. PAST AND ANTICIPATED FUTURE ENROLLMENTS
' AUBURN PUBLIC SGHOOLS |

As of '

Qct, L* L) L=2 o 2012
194l 2040 : 856 68l
1946 1935 - 883 733
1948 2236 | 928 h8.
1950 o 2200 893 819.
1952 e 891 802 |
1953 2502 S92 776,
195L 2513 . - 913 177
1955 2,88 1053 786
1956 21,96 08y 83l
1957 ' 2550 1047 - . B6T
1958 2496 990 96l .
1960 2640 1170 oho
1962 2640 1210 970
196l 2650 1190 1070
1966 S 1220 1040
1968 | . 1060

# Enrollments lQSu as of September 15th

Auburn ehildren of school age were more numerous than the forse
golnpg enrollments would sugpgest, Two bum loads or more from Auburn
were pgolng across the Rlver to St, Josephts, Lewilston, and others teo
8t, Dominique's, Lewlston. Auburn elementary and junior high enroll-
ments were steady, not Incressing much 1955-1958, mainly because of
Auburn parochial school enlargement at Sacred Heart and at St, Louis,
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Auburn Public School enrollments have been holding
nearly steady 1955 - 1958 {table next page) due mainly, we
believe, %o the Auburn parochial school enlargements, If
the parochial schools do not add any more grades, there
will be near fubture pressure on Auburn upper scheol years
facilities, both junior and senior high, though a 1ittle
less In the junior high since Sacred Heart goes through
9th grade and St., Louls'! through 8th, if we are correctly
informed, Also, St, Josephts, Lewiston, goes through 8th
grade, '

. Three~-quarters or more of Auburn total population
In 1957 lived within one and a half miles radius from the
Edwsrd Little High School bullding. By the land-use plan -
recommendations, the bulk of future Auburn population
will live within some 3 miles radius of Downtown Auvburn,

Auburn public and parochial school facilities in
1957 were malnly concentrated elose to Downtown, Only the
Falrview, Washburn and Walton Schools were a 1little way oub
into the dominant future residentlal growth areas,

ius;zin ‘the near future, as older smaller Auburn
elementary school bulldings are retired, at least three

new elementary school facilitles will be nesded farther out,
in appropriste. relationship to present and future residential
dévelopiment,

. A 507 addition to the 1950 population of Auburn is
expected to be living in the Auburn Development Area
within the next 15 to 25 years, From the 1,680 anticipated
new homes within the Development Ares will come- gome 2,300
new school age children, year after year, geographically
-distributed possibly as follows:

Seé Table Fage 5.
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PROSPECTIVE NEW PUPILS INSIDE DEVELOPMENT ARFEA

56% 23% 21%

Jp-b -9 10-12. Total

1 E. Auburn 63 o 25 22 . 110 -
2 Washburn 51 21 18 90
3 ILake Street 90 37 33 . - 160
L Stevens M1ll 36 16 13 65
5 New Haskell 36 16 13 65
6 New Southwast 176 76 63 315
7  Beech Hill 20 8 7 | 35
8 New Auburn 162 70 - 58 290

9210 Falvview 168 72 60 300

11 New Northwest 504 216 180 _900
1,306 557 o he7 2,330

In the table above, the 2,330 aggregate prospective pupils
wore divided among the 6-3~3 grade groupings in the same pro=-
portions as the average of the autumn 1957 and autum 1958
Auburn Publie Scheol enrcllments combined, '

Some of these 1,863 elementary and junior high age children
will go to parochilal schools. Will more parochlal schools ba
built in Auburn in proportion to population? Some 22% of all
1958 Auburn school age children enrolled in parochial schools
in Auburn and in Léwiston. ' : '

Home buillding will occur soonest, we belilgve, in areas
1), 4}, 6), 8), 9 & 10) and 11), of the foregoing geographic
table. At 30 pupils per room this could mean need for the
equivalent of two new rooms at Fast Auburn, two at Washburn,:
three at Lake Stredt, one at Stevens Mill, one new XK-6 south-
wast school, at least one~half of & new K-~6 on the plateasu in
New Auburn (parochlal ? public 7 replace Lincoln?) and ultimately
two entire new K-6 elementary scheols in Northwest (one harger
public plant on larger site, or two smaller, one parochial, one
publlic 7).
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Foregolng is the reasonable school mnvollment growth
prospect over the next 25 years in the Auburn Develepment
Area, at a city-wide population average growth rate of only
2% per ennum. This rate is lower than the 1850=1950 gx=
perience of weny American manufacturing cities, but higher
then Auburn haes experienced, 1850-1950., We have necessarily
presumed conbtinuation of aepproximate 1950 ratios of Auburn
age-groupings and family formations. IF dynamic industrial
employment growbth at good wages should occur in Auburn, ag
hoped, the school needs would tend to oceur sooner, we belleve.

Significant emounts of new home~building in northern onr
southern outlying Auburn could lead to need for further ene
largement of the East Auburn or North Auburn elementary schools,
end possible need to construct a new West Auburn or a new
Danville School, but such possibilities appear remote Iindeed
at this writing, and the land use policies recommended would
tend to limit in future the overall amount of such growbth,

In northern outlying Auburn there are two elementary
sehoolss the new four-room Charles P. Wight School et North
Auburn and the older flve-room Fast Auburn School, wilith
basement primary room, also basement lunch=-roowm, A former
West Auburn primary school was long-since consolidated with
North Auburne. i o . e e e e

In southern outlying Auburn the 1ittls old one-room A
Danville School was closed the.summer of 1956, upon retirement
of 1ts failthful teacher of many years. There is no other
school iIn southsrn Auburn south of the Maine Turnpike, and
the land use policles recommended in the light of land use
trends of thisg area since 1920 would preclude any future nsed
for ona, ‘ . ‘ o

Auburn Development Area future school neesds requi%e to

.be svaluated in relationship to existing Auburn Public Schoeol

buildings, of which the major characteristics sre recited below,

Elementary-Qutlying

There are only the two Qubtlying Auburn elementary schoolsyg

Charles P. Wight at North Auburn on an attractive silte
capable of expansion to accommodats additional school=build ing
and corresponding playground enlsrgement., The Wight School iIn
1957 contained four classrooms in which mixed grades were taught,
of necesglty. Its kitchen 1s good but the children have to
eat In the corridori 1t is a wilide corridon.
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Elementary - Outlying €Continued)

- The East Auburn schoel building has three older class«'
rooms, two newer classrooms, a primary room in the basement,
a basement lTunchreom and limited Tood pr@paring facilities.

Eiamentary « Central

~ In Central Auburn there are four, old, small, public
school buildings;  three middle~sized, middlemaged school
buildings-and two good hew large elementary school buildings.

The old, small schools and the midﬁleuaged schools are
on tight sites. The sites of the two good new schools have
become tilght by recent bullding expansion but could be
enlarged into- some neighboring green spaces, -

© The Park H11ll School, two classrooms, is just outaide
Downtown Auburn, atop Minot Avenue hill, _

The Merrill Hill School, four classrooms, is just
outslde Downtown Auburn, atop Court Street hill. —

The<Franklinﬁschooi, four classrooms, 1s Jjust oubtside
~Downtouwn Avburn, on Pine Street near the foot of Court Btreet
hill and eight or ten blocks ncrtheast of the Merrill Hill
School ™

These three structures are physically obsolete for good
teachlng and good learning, and should be retired ws soon as
possible from educational use, Thelr sltes are very small
and cannot be expanded at any reagonable cost; these little,
older buildings do not warrant site enlargement, Probably
thess three 1little old schools should be replaced by one good
‘new bigger elementary school on an ample site {15 to 20 acreas)
with lots of room for future school expansion or for adaption
to other public or seml-public purposes, or indeed for remote
future resale to private enterprise,

' The Stevens Mill School, three olassroams, 13 'on the
northeast corner of Minot Avanua and 01d Hotel Road, The site

"~ is cepable of appreciseble enlargement but the question of
“continuing school use of the existing bullding should be |
studled further, As 1t stands, this bullding would make a
more agreesable, more adequate and safer locatlon for the
speclal students from all of Auburn, now crowded Into the
l4ttle two-room Park H1ll School,

JOHN T, BLACKWELL * 5§ BOYLSTON PLACE +* BOSTON 16, MASS,




Auburn, Malne - - 57 = December 1958

Both north and south of Stevens M1ll School, significant
growth 1is foreseen: 232 elementary pupll growth is possible
south of Minot Avenue and west of Washington Street Southbound
(20 Beech HilL + 176 east of Parkway + 306 west of Parkway),
and 540 pupil growth appears Likely north of Minot Avenue,
between the Parkway and Taylor Brook (36 additlonal), and
northeast of Taylor Brook in the urban single~family ares
(504 additional, over and above all existing) .

Probably, then, the Stevens M1ll School should gomeday be
replaced by a new, & blgger elementary school on & 15 to 20
acre site elther generally northerly or generally southerly -
of the present location. Until then, the existing building,
modestly improved, could accommodate the special students.

0f the three mlddle-aged, mlddle~sized school buildings,
the nine classroom Lincoln School on Fifth Street, New Auburn,
ls the oldest, the tightest for site and probably the one \
most in need of replacement, particularly if the residential
growth envlsioned for the New Auburn plateau should teake place.

In Downtown Auburn 1s the Chamberlain School (1920) on
High Street near Court Street. It is the next oldest and
probably the next candidate for retirement from school usag,
partly because of tight sité -and design obsolescence but more
importantly because its enrollment has been dropping in
raecent years and its neighborhood appears Increasingly less L
likely to contain families with elementary school age
¢hildren,

The residentlal portion of Downtown Auburn is already
rather strongly multiple-femily apartment structuraes and
may well become more so. The extent of residential aresa
in Downtown Auburn will probably be continually trimmed and
reduced by business and professional office expansion, by
creation of new green spaces and new circulation ways, and
by transformation of the whole of Downtown Auburn into
much more of a civie center and community institution
center than a residentlal aresa. '

The Lake Street School (1925) on the northwest corner of
Fern and Lake Streets, 1s three-fifths of a wmile out of
Downtown Auburn. It is the newest of the three middle~sizeqd,
middle~aged schools: it has nine classrooms; its 1.8 acre sitse
is capable of enlargement into land not too ruggedly sloping,
although at the expense of taking one or two houses southe
westerly and meinly vacant land northwesterly.
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The nelighborhood of Lake Street School, bounded by
Gamage Avenue, Goff Street, Court Street and Park Avenue,
i1s headed for residential growth that will f1l1l it completely
within the next ten to fifteen years, we belleve. The Lake
Street School is iIn the geographlc center of this area,
resdlly accessible by sidewalks from the whole neighborhood.
It 1s protected from heavy through traffic on Lake Street
by the steep hill on Gourt Street between the school and
Downtown, ' :

The Lake Street School neighborhood wlll become further
protected from heavy through traffic by the recovmended
improvement and doubling of Summer Street, utilizing a .
portion of Turner Street for companion one-way route. The
Lake Street School neighborhood could be stlll further pro-
tected from trafflc by creating a new one-way palr of
nelghborhood service streets #tilizing Gamage Avenue,
extending Pleld Avenue and correlating these two with
Hampshlre snd Manley Streets but only if and when Union
Street is improved as recommended. '

None of the foregoing schools has a cafeteria, except -
the bagement lunchroom in the Lincoln School, New Auburn, and
the lunch facilities mentioned In the northern outlying schools,
Also none of the foregolng schools has a school library room,
though each one has some organized bookshelves in a corridor
or a corner somewhere 1in the school. o

The Washburn School and the Fairview School are the
blggest, newest and best elementary public school builldings in
Auburn., Each has twenty classrooms and 600 pupil capacity.
Each has good cafeteria and kitchen facilities (Fairview
brand new in 1957) and each has good auxlliary facllities for
elementary education purposes, with adequate school offices,
They each have some play space (not much);neither one has a
library room at thls writing.

Junior Hiegh Schools

The Walton Junion High School 1la off Seventh Street at

Mary Carroll Street, New Auburn. It 1s situated on an
approximately 13.7 acre site backing up to 0ak H1ll Cemetery,
southeast of the existing principal bullt-up area of New Auburn.
The school looks out from the top of a northeasterly sloping

_ bank, 160 feel above the Androscoggin River. It has eleven
classrooms, designated Interchangeable, and five varised

. speclal rooms, a library, a shop and a cafeteria. It is
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Junicr High Schools

tight up against its physlcal capacity, recognizing that one
sixth-grade class has been taught In the Walton School
building in recent years., wWalfon School sutumn enrollwents
In the past three years have been: 1958 - 349 pupils;

1957 « 399; 1956 - 376 pupils.

The principal drawbacks In the Walton School are its
shop space and 1ts cafeteria, The cafeteria eating space is
a long narrow corridor, edjacent to toilets and lockers.

The kitchen and pantry facilities are not bad. The cafeterla
corridor adjoins the shop. The Superintendent of Schoolsg

has suggested moving the exlsting cafeteria out of the
corridor snd enlarging the shop into the corridor. This
would require bullding a good new cafeteria additionsi, an
appropriate Improvement in relation to the long-term future
usefuliiess of this building and site.

The Webster Junior High School, Jjust outside Downtown
Auburn, is the older of the two junior high school buildings,
It 1s very tight for site and its enrollment is up agalnst
the physical capacity of the bullding. The Webster School
1s crowded in between Hampshire and Manley Streets, two
blocks northwest of the Hampshirse Street grade crossing on
the Maine Central Railroad. The site cannot be expanded at
8 cost commensurate with any benefit to the school.

Webster Junior High School surollment has been declining
8lightly the last three years: autumm 1958, 636 puplls; autumn
1957, 626 pupils; sutumn 1956, 680 pupils. The slight# ~. en-
rollment reductilons in the last three years at both Auburn
Junior High Schools were cauged, we believe, by the year %o
year expansion of Sacred Heart Parochial School, which reached
1ts ninth grade the autumn of 1958,

The Webster School has eighteen classrooms designated
. interchangeable, elght varied special rooms, and a library.
Its cafeterlia 1s in space that wmay have besen a coal bin.
The kiltchen and pantry arrangements are not bad but need
improvement. ' :

The Webster School appears incapable of enlargement yet
there 1s a further bulge coming to 1t and to Walton from
existing Auburn elementary public school gnrollments. In
addition some 557 future jJjunlor high school pupils nMay cowms

- from new homes to be expected within the Auburn Devalopment
‘Ares.,
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Accordingly, 1t would appear that at least one and
probably two new Jjunior high school bulldings were going to
be required within the next ten to twenty-flve years, in addition
to retaining and lmproving the Walton School, New Auburn.

Senior High Schools

The Edward Little Hligh Scheool bulldings and siteé can no
longer serve the high school needs of the Cibty of Auburn. As -
far back as 1953-5l, a ocitizen survey of Auburn schools reported
the Edward Little High School M"entirely inadequate and unsgste-

"~ is factory,”

‘In 1953, 1954, and 1955 this building and adjuncts
were accommodating about 780 pupils. This was done byrturning
the library into a classroom, by couverting a former substantial
dwelling acrogs the street into oclassrooms and by using 4 garret
room and basemsnut rooms. In 1956 the enrolliment ciimbed to - .
83L, to 867 in 1957 and to 96L in the autwumn of 1958. The .
effectual educational capacity of the Rdward Little builldings
and annex 1s barely 700 pupils, The auditorium is now being
used as a study hall. In the famllirmr phrase, Ysomething
must be done¥" T ‘

A mnew high school building on a new site 1s called for,
‘Every possible adaptation or expedient relating to the 1865 -
slte, the 1885, 1905 and 1929 high school buildings, plus The -
former Stephens dwelling, acquired and converted in 1948, has
been exhaustlvely examined, dlscussed; and in the end turned
down. We refrain frowm excerpting or re-heshing the more than-
75 typewritten 8% x 11 pages of valuable analyses, specificaw
tions and possibilities put forward to the City Council and
the community on this matter. ‘ ‘ .

One or more new tulldings on new sites are required for.
good high school education and athletics, for municipal capital
outlay economy, and because the title %to the exlstling Edward '
Little site 1s said to be not sufficliently clear for financing
by the Maine School Building Authority. 1In addition, -fentral Auburn
population is expanding outward, away from the glte.

With 960+ high school pupils enrolled in October, 1958, andg
future prospect of L60+ from within the Auburn Development Area -

it could be important to study the deslrabllity of two high schools
In Auburn of 750 to 1,000 pupil capadlty each, versus one single,
central high school campus of 1500 to 1800 pupil capacity: However,
this is only a question for future study. There is obvilouy,

urgent need to get = bullding sterted as soon as poasible.
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The -Franklin property could be an appropriate high
school site, though topography and modest acreage would Limit
its effectiveness for a single, huge high school.

~ Should topography control building placement ? Should
not best educatlonal usage of structure dlctate form ¢ (Can
the Franklin property accommodate enough convenlently accessible
and usable automobile parking, without sacrificing to parking
land needed for green spaces, including playfields ? (Can there
" be expansion space for future Llexibility or will the high
school complex simply f£1ll the entire Franklin site from the
outset.  These questlons are railsed because they will be en~
countered, sooner or later, Meantime the Clty«of Auburn ought
to acquire the PFranklin site, in our opinion. CIf e cMerrillsHaven
farm site should be found better sulted for Auburn high school
neegds (especially if there's to be only one high school), the
Franklin léand would be valuable for a new elementary school or
for a new junior high school.

A School Plant Plan for Auburn

With some diffidence, we venture to offer the following
gchool plant plan suggestions for Auburn, consclous that we are
~not displaying the careful conslderation of age-groupings and
curriculum needs that has been consldered concurrent with the
physical location plan set forth below,

Elementary,échools

.  wB recommend improving and enlarging the East Auburn
School, preferably by constructing a new glementary school
bullding at a new location at soms future date.

We recommend retaining and nsing for elementary school
purposed the Chamberlain School building and site in Downtown
Auburn end when no longer needed for school purposes, converting
1t possibly to Pollce Headquarters ar othen munielpal govern-
mental use, or possibly to an efilarged Aubuzrn Public Library,

We recommend enlarglng within the next five years to
. the utmost extent possible, the B-nmecre Falrview School site,
the 3.l acre Washburn School site and the Lake Street School
1.8 acre sitse. .

JOHN T, BLACKWELL * 5 BOYLSTON PLACE * BOSTON 16, MASS.



Auburn, Maine « 62 = December 1958

, We respectfully suggest that the Falrvisw and wWashburn
Sehool bulldings should not get much more than one or two
‘clasarooms bigger than they are now, Any significantly lerger
elementary school enrollment néeds should be met Iirst by
enlarging the Lake Street elementary school building and the
East Auburn school bullding; second and thereafter by constructe
ing new elementary school bulldings in New Auburn, Southwest
Avburn or Northwest Auburn, as need wmay dictata.

There appears to be probabls need for one new elementary

school In southwest Auburn, say somewhere near the conjunction
of 01d Portland Road, O0ld Hotel Road and Manley Road; also nesd for
two new elementary schools in Northwest Auburn, Inside the

. recommended Parkway, say at the conjunction of Park Avenue, -
Gamage Avenue and Lake Street for the first one and near the
Intersectlon: of Lake Street and the recommended circumferential
Parkway for the second ons, '

A When the time comes to replace the Lincoln School in
New Auburn, we recommend a new elementary school nesarer the
- geographlec center of the New Auburn plateau, say somewhere
near the conjunction of Cook Street, Roy Street and South
Main Street.

. _When the need for educational use of the Stevens M1ll
School building 1s over, its slte could be reused for a fire:
station or for such other governmental or civic purpose as
may have come into view at that time. We would recommend enw
largement of the Stevens MI1ll School sitse from time to time
as property may become available because of the prospect of
long=term public need and use of this slte for one function

or snother.

We recommend ragzlug the Park Hill, Merrill Hill and
Franklin School bulldings but retalning the site of each of
them for a neighborhood tot lot.

~Junlor High Schools

With approximately 1000+ Junlor High School pupils
enrolled as of October 1958 and 550+ in future proapect from
within the Auburn Development Area, there eppsars probable
need for three jJjunior high schoél bulldings of 500 to 700 .
pupll capaclbty each. : :
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Junior High Schools (Continued)

We recommend that the Walton School buillding be retained
and improved as recommended, and that its site be enlarged so
far as topographically possible, and that conglderation be gilven
to acquiring additional lsnd for school athletic purposes on
the southwesterly side of Seventh Streot, northwest of Foster
Avenue or southwest of Huston Street. :

We recommend that a new northwest Junilor high school
site be acquired as part of the previously recommended enlarge- -
ment of Pettengill Park westerly aund northwesterly, and that
the Webster School bullding be withdrawn from educational use
at such time as the first of two new junior high school buildings
can be constructed, while the Walton School 1s retained in use
for many years. .

We recommend that a site for a third junior high school
be acquired in southwest Auburn, rerhaps somewhere between old
Portland Road and Manley Road, southwesterly of Prlde Road,
of ample acreage and having frontage on both of the roads named.
Perhaps the southwest junior high school silte and the southwest
elementary school site should be contiguous, although each of
large enough size to assure comfortable separdbion of age groups
and adequate play areas for gach, .

Only future residential‘development cen show whether a
suggested southwest junior high school or a suggested northwest
Junior high school be erected first. 4

High School

Geographic centrality of location is psychologically
- more lmportant if there 1s to be only one high- school than if

- there were to be two or three. Owigs hilgh school, although of
huge enrollment, can prove advisable because of superior
breadth of program and range of special facilities that can
be provided for such enrollment at one location but -which
could not be provided at reasonable cost by duplication in
three locations., -

Any site for a new high school, located gensrally dus
westerly from Downtown Auburn, and of sufficient acraage (30
acres to 60 acres preferably) will be substantially central
to the bulk of present and future Auburn Development Ares
population: the farther west, the more central in the
future.
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The 27 acre Franklin property could give a' high. school:
building an ilmpressive view out over mogt of Auburn and Lewiston.
Some limitatlion by topography and by acreage would-bs experienced,

. we bellave, especlally If there were to be only: the one central
.high school. '

- The 40 acre Merrill Haven Farm slte, examined in November,
1956, would be an even better high school site, we respectfully
suggest, by reason of topography, of acreage, of soil: structure
‘and of accessibility. : ,

_ Both the Franklin site and the Merrill Haven site would
be easily approached Ifrom Court Street and, from Minot Avenue via
Western Avenuas. )

A third location possibility for consideration is land west
of and some 60 ft. elevabion below the existing Auburn Water District
Park Avenue reservoir. This locus is currently much less accessible
end might therefore require higher development cost than the others,
spart from land purchase cost, o S

0f the foregoing three locations, the Merrill Haven and
agsoclated lands offer the largest expanse of most nearly level land
due west of Downtown. The Merrlll Haven site. would offer the most freedom
For inltial development and spaclousness for the future.

o If more than one Auburn high school could be considered we
would respectfully suggest one in the northwest sand one in the. soubth= .
weat of the Auburn Development Area, . o

The northwesterliy hlgh school might be put as far out as any-
one could.dare to think of going, say on the Park Avenue edge of a
hugely enlarged Pettenglll Park or even on the westerly side of Park A
Avenue midway between Lake St., and Summer St., on top of the hill mass.

o The southwesterly high school might conceivably be placed
gsomewhere close to the Little Androscoggin Rlver, either near the
north bank-or the south bank, approximately wmidwaey between 01d Hotel
Road and Washington Street Southbound. I .

At such time as sufficlent new high school capacity has been
congbructed so that the 1929 wing of the Edward Little building wasg
no longer needed for high school, 1t could function for a few years
ag relisf junior high school, and when finally no longer needed for
that purpose, it could most. beautifully bscowme & new Auburn City Hall
and municlpal office bullding. It would be situsted directly on the
new Auburn-Lewlston high-level bridge approsch, in an ampls green
lawn setting of a dignity appropriste to its position and appropriately
symbolising the whole character of the City of Auburn. S '

We recommend that the 1885 and 1905 remainders of the orig-

inal Edward Little bulldings be razed at the time of conversion to
Clty Hall uses to make space for visitor and employee parking. |
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Fire Protection

, Auburn in 1957 had four fire stations with paid ecrews,
equipped as followss . .

Central Fire Station, at the southeast cerner of :
- Court Street and Spring Street; contains Engine #1,

(1927}, Tank #1 {1940), Tenk #6 t1949), Squad Wagon #1,

{1950} and Aerial Ladder #1 (195)) ‘ . '

New Auburn Fire Station; Englne #2, (1949}, a heavy
duty pumper with 100 gallon booster tank, insufficient
‘for any fires away from water mains,

Granite Street Station; Engine # 3(1955) with 700
gallon tank, but 1934 pumping equipment., .

Center Street Fire Station; Engine #5 (1940) with
L00_gallon water tank., The Center Strest Fire Station
1s located approximately 1000 feet goutherly of Stetson
Road, nearly mldway betwsen Downtown Auburn and

East Avburn Village, ' ~ o '

In addition there was a new truck coming fop delivery
in March 1959, . :
From August 1, 1951 onward, property within thres route
miles of ‘a fire station has received significantly lower fire

Insurance premium specification than property beyond suech three
mile limit, : .

. By studles conducted through Auburn Fire Chief,
Jo Coleman Miller, the New England Fire Insurance Rating
Assoclation, Percy C. Charnock, Manager, and by the Auburn
City Engineer, 1t had been found that fire protection coverage
of Auburn bullt up-areas could be lmmensely inecreased by modest’
rearrangement of" flire stationg.

In acoordance with New‘Englahd Fire Insurance Rating
Associstion recommendations, the new fire station on South
Main Street in New Auburn had been constructed,

Granite Street Station is a hahgover from horse-drawn
fire engine days, Because of the steep grade of Court Street,
such a statlion on top of the hill was a necesslty,

‘The Center Stréet Flre Station is not appropriately

located Tor best soverage, i1f paid men are to be kept at the
ﬁtationo o )
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The Central Flre Station 1s directly on the street; it
has almost no apron erea between the street ourb and the building.,.
Freedom of movement of the englnes to and from Central Fire
Statlion 1ls severely hampered by heavy traffic in Court Street.
Despite being in the heart of the high-value and high-hazard -
area, engines cannol get out of Central Flre Station in the
afternoon sometimes for several minutes, notwithstanding red
light, siren, etec. Therefore, in sccordance with the New-
England Fire Insurance Rating Assoclation recommendations,
relocation of Central Fire Station is proposed.

- Two alternatives were exemined and discussed with Chief
Miller; 1) to move to Academy and High Streets, inbto . the Edward
Little High School Annex property, after the high school vacates;
2) to move northerly elther one side or other of the Maine Central
Railroad at the exlsting Turner Street underpass, ‘

In view of the recommended northwesterly radial major
street lwmprovement, and in deference to Auburn Fire Deparitment
needs for training ground, drill tower, parking area, and truck
practice maneuvering area, it was determined to recommend re-

~location of Central Fire Station onto land on Center Street
opposite Whitney Street, north of the Maine Central .Rallroad
underpass. , ‘

With such move of Central Station northerly, we recommend

moving the other two -statlions westerly to spread Tire protection
coverage over the whole of the Auburn Developwment Arsa in readi-
ness for prospective residential and industrial growih.

Pirst, we would recommend moving the (ranite Street
Station to a location on Minot Avenue semewhere between Court
Street-and Garfield Road ~- possibly at Minot Avenue and 0ld
Hotel Road, in the Stevens Mill School site or nearby, Putting
Englne #3 or other equipment at some such location will afford
primary fire protection coverage to the airport facilities and
to much of the recommended airport industrial development. Also
from such a Minot Avenue locatlon, fire protection would be ‘
afforded the whole length of Minot Avenue in Auburn, also the
length of 01ld Hotel . Road from Minot Avenus northerly to Youngs
Gorner, Iincluding Taylor Pond east shore cottages.

. Second, we would recommend moving the Center Street
fire station due westerly to the trianglse of land wesat of Mt.
Auburn Cemstery, bounded by Park Avenue, Summer Street and
Wilson Road, : . ‘
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: This locatlon would put the fourth fire station on
the recommended Auburn-~Lewlston clrcunferential parkway, at
its intersection with the recommended northwest radlial pair
of streets from Downtown Auburn doubling Summer Street. From
this location, apparatus would reinforce flre protection of
the whole north half of the Auburn Development Area, north of
Minot Avemue. Also apparatus frow this locatlion could reach
Young's Corner, part of Perkins Ridge, and West Auburn Village
within the three mile route limlit, also the whole of East
Auburn Village. :

To complete Outlying Auburn fire protection coverage,
we venture to suggest ralsing the wages for call firemen to a
level that would induce prompt response by sufficient men to
establish three volunteer statlon units; one atop the hill at
West Auburn Village, one at the intersection of Lake Auburn
Road and Turner Road, one mlle north of East Auburn Village:
arid a third at Danvills Junetion. Danville is currently without
any fire protection equipment, except from New Auvburn, five
route miles away. .

As to fire-fighting equipment, we are advised that
the Filre Insurance Underuwriters count for credit only fire-fighting
equipment not older than fifteen years. _Thus the twenty-five
- year old 1934 pumping equipment wounted on Englue #3, 1955,
removes 1t from consideration for fire insurance protection
rating.

Beslides fire protection for human habitation and built
up areas, the City of Auburn has the problem of fire protection
for some 55 to 60 square miles of wooded land within its bound-
aries.. We suggest that the City of Auburn and ad jacent towns
Joln .with the State of Maine Forest Service in exploring and
adapting to Maine conditions some of the newest electronio Torest
fire detection and suppression mechanisms already belng used by
the U. 3. Forest Service. '

There 1s the possibility of a transistorized, sun-powered
storage battery, operating a hilltop infra-red radar scanner linked
to approvriastely dlspersed sidewinder wmissile Launching towersy
guch mifgslles loaded with fire extinguishing material, are now
being used by the U. S. Fire Service from-helicoptera.

Such infra-red scanning towers alone, without wmissiles, woulgd
tremendously Increase the chances of 1ifs saving and of fire supe
pregsion iIn outlying Aubura, Including the fringes of the Auburn
development area. One tower on Mb. Glle, one on Mt. Apatite,
and one on Woodbury Hill would cover almost all of outlying
Auburn woodland areas and the fringes of Auburn built up areas.
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By unfailing twenty-four-hour ever~alert operatlon, wired
to Auburn Central Fire Station, such scanners could provide
prompt warning of hot spots above a predetermined level of
infra-red radiation, wuch sooner than chance observation by
passersby, and even more comprehensively than by paid fire
watchers in standard U.3. Forest Service filre towers.

Auburn Public tibraries

: Public libraries are community facilities usually wunicipally
provided. The lwportance of them is little realized, also thelr
huge capability for community life enrichment. In these days
of television, spe€dy flight and a whirling parade of materilal
goods, 1t needs to be realized that each item 1s the outcome
of an 1ldea, and libraries are gtsrehouses of ildeas. The modern
library, public or private, ls not only a great ldea reposlbory
end clearinghouse but has becowme a great communicabor. We
rate the Public Library next after schools in importance in
community life,

The Auburn Public Lilbrary has been giving Auburn cltizens
remarkable serviece 1n view of 1ts downtown location and very
limited budget. Auburn Library budget has recently averaged
about $1.35 per person in Auburn whereas some $3.50 per person
was needed, based on 1957 costs, for a library serving a
population of the order of 25,000 according to the American
Library Association. This would amount to $87,500 (on 25,000
population) against $33,200 received by the Auburn Library
last year, of which all but $869 was from anhnual municlpal
appropriation. ,

Desplte severe financlalilimitation of stafl and services,
the Auburn Publlc Library has stretched every effort to meet.
the library needs of Auburn public school buildings, only
two of which has at thils writing any real school library
facllitles, Seven percent of all books, in the entire Auburn
Library stock have been either on deposit loan in school
libraries or on reserve at the central llbrary for use by
school classes In accordance wlth teachers' speclflic requests.
Forty clags~room deposlt libraries were made up and supplied
by the central library to eleven Auburn schools durling the
1957-58 school year. Books also wers provided for local
agencles and clubs, such asg the Auburn Womenvs Literary
Unlon. '
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For Auburn children ) _ _
there ls a full-time professionally trained childrénts
librarian. About one-third of the total book stock of the
library and about one~third of the total annual circulation
are in childreént's titles. An $80,000 buillding addition
(1957) provided much-needed space for a new childrents ok
room, & staff work room, additional stack space, and released
for a varlety of other uses an extra room on the second floor
of the central library bullding. The library offers a
children's story-telling hour, a surmer reading club for
chlldren, and career interviews for pupils in vocational
guldance and journalisw courses. Because of budget limitation,
the Auburn Library administration has had to refrain from
offering any special services other than those above mentioned,
- and for the same reason there is currently no £ilm collection,
no slide collectlon and no record collection in the library.

- Because of current limitatlon (indeed lack) of school:library
facilitles. : in most existing Auburn School buildings, there
1s extra need for the Public Library to serve children. And
bacause of the geographic changes of home locations and of
school locations under way In Auburn relatlve to the. Downtown
‘locatlon of the Pyblic Library and to downtown land uses .

“generally, there are two pollicy questions to be examined asg
to Auburn future library expansion; first, in what schools
shall there be librarles, and how operated; second, how
shall Auburn Public Library physical facilities be expanded
In future to keep pace with the geographic and numerical
expansion of Auburn population, already occurring ¢

(Auburn clrcumstances and customs suggest the possibililty
of meeting these needs: first, by plaming physically
appropriate branch library facllities in the new senior
high school building, 1n sach of the recommended two new
junior highs and possibly in an outlyling elementary school
building;+ sgecond, by operating them mainly with Public
Library system personnel on invitation by the Auburn school
aystem,
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Contemporary education, especlally in the physical
- golences and in the social sciences, increasingly requires
a breadth of llbrary resources close at hand. Schools (or.
their PTAYs) nowadays increasingly provide varled audio- -
visual equipment and materials. No community we krow can
afford to provide entire duplicate sets of llbrary resources
and of sudio-vigual edulpment. Accordingly, In Auburn we
suggest the possibility of Joint use by the school-system
and by the adult~community of one combined set.of library
and sudio~-vlisual facilities and resources.

When almost all the schools and most of Auburn urban
population were in or within one~half mile radius of the
intersection of Court and High Streets, the entire public ’
library facilities in one single separate bullding were
nevertheless workably accassible to school pupils and to
adults, teachers, indusatrial managers, [oremen, workmen,
professlional peopls, merchants, housewives, clty officlals,.
Farmers, farm-wives, farm chlldren and farm hired-hand
families -at that time had to come "into town" for most
-averything except elementary schooling. :

Under the new geographic and transportation circumstances
of the second half of the twenbleth century, school buildings
are gpreading out and are increasingly belng asked also to
serve neighborhood focus functions. In Auburn, each future
new school building is likely to contain some designed -
library space, for school reasons alone, we belleve.

Wouldntt it be good economy of capltal outlay to arrange
these facilltles to be also accsssible out~of-school~hours
from outslds theAbuilding ?

For the principal populated parts of Auburn, such an
arrangement would keep physlcal library plant clesely
matchad to population growth, both in numbers and location.
A branch library In a corner of a school bullding would be
speclially responsive to the nesds of teachers and pupils
in that school and in any neerby schools it served, and
to the neighborhood., - With a complete card-catalogue at
each branch, showing the enilre llbrary system book stock,
and with administratlve ingenuiby about book, film or record,
transportation by library stafi wmembers on their way to or
from lunch or to or frow work {for some small extra pay)
it would seem that unusually closely geared library service
could gradually become avallable throughout Auburn.
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In making this suggestion for discussion and, we hope,
~ adoption, the planners are aware that consolidation of amall

branches into one larger, better=aquipped central Library
13 more usually suggested. American Llbrary Asseclation
members? experlences indicate higher unit. costs in serving
smaller numbers of people. A4 recent City of Boston branch
library system report recommended that each branch should
gerve a minimum population of 25,000 to 50,000 within a
radiusg of ons-mile to one=gnd-a~-half miles, or, as else~
where stated, "within distances people will travel."

In Aﬁburn, several dlspersien factors favering carefully
devlised and administered library branching are to be noted:

1), the Auburn Publie Library system tlés'fér vears been
oriented toward serving the school system; .

2) -twelve of the fourteen exisﬁing Auburn publiec
school bulldings lack any real school=-library
Pacilitiesy ( : : ‘

3) ‘Auburn population growth and geographle spread
- of home-building in tha Auburn Development Ares

(bounded by the lakes, the. airport, the turnpiks
~and the Androscoggin River) will require school
relocation, enlargement or new bullding of nine
school buildings in the next ten to twenty wyears,
beginning immediately with a new senior hish '
school which has been under debate end referendum
since 1955, and followed next by at least one
new Junlor high school building; :

%) Auburn population, sehools and industries in 1940
, were concentrated mainly within one-mile radius
of the existing Auburn Publiec Library building,
next to City Hall. By 1955, Auburn population,
~.achools, and industrlies had already begun to disperse
and re-nucleate within a three-mile radius, covering
four or flve times as much area and In locations '
much less easlly accessible to the existing down-
town library bullding; . _

5} the 20th century cultural revolution, accompanying
the "new leisure" is only beginning in Auvburng conse-
quently there will be future increase of wider adult
demands on the library system; therefore, the exlsting
1ittle downtown library building is already functionally
outgrown, notwithstanding its 1957 addition,
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AUBURN PUBLIC LIBRARY

Bopk stock
Total

Yearly Acquisitiens
Reglstered Library Users

Adult
- Children

Cireculation

Adultis Titles
Childrents Titlses

Hours of Service

staffr

Anmual Income

Public Funds
Endow. FPund Incomnms
Totgl _

Physical Plant

53,500 vols,.

2,135 vols.

28% of adult pop.
36% of pop. under
age 15.

S5+ vols. per cap.
8 vols. pser ocap.

56 per wesek
6 full-time, 1incl,

-2 prof.~tralned

32,347
# ’8%9
$33,216

Spacial children's
room, separate

space for young
people, room upstairs
for expansion or
special purpose,

December, 1958

ALA Standards for
25,000 population

62,500 vols. ~
(2.5 vols. per capita)
plus duplicates
3,000 volge

20%-10% of adult pop.
35%-75% of pop. under
age 15, . -

3-10 vols. per- cep.
EOfBO vols. per cape.

60 per weak
10 full=time, incl,.

3 prof.~trained.

about $87,500
about $87;500.

25 sq. fte. of reading
room space per reader)
gpeclal rooms or -
spaces for children,
for young adults, and
for adults; :
eudio=-visual roem(s).

Prolonged and severe Auburn llbrary budget limltation shows
in u0+% under-staffing, 26+% low yearly average acquisition of
new titles, in physical plant (notwlthstanding the 1657 additlon),
and in the nearly 12% low cumulative total book stock, compared to
Amerlcsn Library Asscclaetion standards,

. Community library expansion needs could be met, we suggest,
by Jjoint school and community use of needed new school~llbrary
facilities. The bullding capital outlay fer such school-libraries
éould be carried in various future school bond 1ssues,
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Hours of service, clrculation and raglstered users ag
& percentage of population were well up toward American '
Library Association miniwum standards.

Population growth will require larger Auburn library
facilitles, by branchaes, possibly in schools, snd by a
larger central library bullding. Even with s branch or
two, an enlarged central building will ultimately be neadsd,
so much the larger yet if no branches. The possibility of
turning the Chamberlain elementary school on High Street
into a new central library bullding has already been men-
tioned. An alternate possibility would be central library
- re-uge of all or parts of the 1929 wing of the Bdward Little
high school buillding, when released from school use, The
planners believe there will ultimately be needed in Auburn
an wholly new central Llibrary building, somewhere dowmtown
closely related to the recommended ma Jor circulation system
and' on a larger site than either of the foregoing interim
suggestions, with ample off-gstreet parking, :

A wholly new building could be planned to house some

related activities such ag & speclal room loansd to the

. Women's Literary Union; a_specilal room and possible vault
space; loaned to and furnished by an Auburn~Lewiston or
an Androscoggin County Historical Association; and a
coordinate wing or rooms for indigenous archaeological,
natural resource and anthropological exhibits and collections,
either of contewmporary or historic nature, plus display
gpace for travelling exhibilt materials, such as are being
exchanged elsswhere among industrial, scientifie, gscholarly
and cultural Institubions. '

A weslth of loan wmaterial could be available to Auburn,
perhaps first frou Bates College and from the Union Water
Power Company, then from a considerabls number of other
sources such as the Corning (Glass Center in New York Statey
various northeastern institutes of paper chemistry and wood
processing including Orono, Malne; upstate New York, and
Appleton, Wisconsiny Maine and Now England mineral and rare.
earth collectlons; U,S, Forest Service and State of Malne Forest
and Parlk materisl, also materianl from private companies such as
the Dead River Company, Oxford Paper, Scott Paper, Great Northern
Tapen Internatlional Faper, Brown Company, Eastern Corp., and other
Malne forest products processors; U.S. Dept, of Agriculture and
Stats of Malne Dept, of Agriculture; also Androscoggin County
Extension Service and U,S. Soll Conservation Service materials,
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There are also great cultural inberchange sources in the
eagtern and mide.wostern Unlted States, sueh as the world-renowned
Boston and New York Public Libraries, the Folger Library and the
Library of Congress in Washingtong unparalleled collections of
great paintings at the National Musewn in Washingbon, and in
Baltimore, Wilmington, Phlladelphla, Pittsburgh, Cleveland,
Chicago, Wew York and Boston arb museuwms; sclentific, natural

" rosource and ebhnographlc maberlals of a wlde range from unle

~ wverslty librarles and museums in all the northeastern United
States and from unique institutlons such as the Science Museum
in Boston, the Rochester (N,Y¥,)} Museum of Arta and Sclences and
the Smithsonilan Instltutlion, Washington, D.C,

By creative outreach to oubstanding enterprises in Maine
and to oubstanding businessmen in Maine or from Maine originally,
the Auburn Public Librarvy Trustees and Librarlen could rouse
intorest in and support for a larger role for the Auburn Library
in the communiby, tangibly evidenced by gifts of money, glits
of services; and gifts or loans of books, prints, and sother
exhlbit materialsi over a span of years the consequences could
be far-reaching, DBesides becoming the first of 1ts broadened
kind in Maine, the Auburn Publle Library, by abttracting visibors and
Tavorable  attention, could becoms-a real factor in the economic base
of Auburn and of Androscoggin County,

An example for Auburn are the three fwee libraries, the art
gallery and the hisbtorical society library and mussum {admission
“free) Montpelier, Vermont, population 8,600 in 1950. More than
23,500 pergsons visited the rmuseum in the twelve menths ending
June 30, 1955, 1t was reportedy move than 1,500 persons visited
the 35,000 volume historile reference and ressarch library: in
addition, the library answered more than 1150 enquirles by mail
and wrote more than 3,600 letters that year to persons all over
the United States and Canada, These sctivities clearly brought
dollars into Montpellsr, significantly added to the postal volume
and helped keep Montpelier and Vermont very much Yon the mapf ¥

Besides the hilstorical soclety library and museum, Montpelley
has the tax-exempt }}5,000 volume Kellegg-Hubbard library, serving
the publlc schools and Vermont Junier Collegei the. general

. 125,000 volums Free Public Library, sald to have the best reflerencs
collection in Vermont, alsc a Unlon Catalogue llsting all volumes
available in all librariss throughout the State, and sxcellent
film and record collectlions; the 160,000 volume Verment State
Library; and the Thomas W, Wood Art Gallery {(free), wisited by
some 3,500 people annually, with ye rmanernt collesction, also new
exhibits monthly, both by exchange of travelling exhibits with
other institutlons and by selsction from local avtists and from

- the permansent collectlon,
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) Auburn :
The exlsting/library building on the northwest cornar
of Court and Spring Strests has re-use poasibilitiaes,
depending on the adaptability both of the main structure.
and of its 1957 addition, and depending on securing for
parking and green space the exlsting lawn of exlating
Clty Hall. However, neither continuation of Library use

 nor any of the re-uses would ba more. than marginally in

harmony with the land use plan based on whet %the plannérs
believe to be the manifest land use future of +that area.,
The re-uses are mentioned only to show that the City of
Auburn and its Public Library Trustees wight hope to

gell at some discount the exlating bullding and lot, so
recently Ilmproved when they find it opportune Lo move

to some different, larger (and, we hope, new} central
library structura,

The re-use least Inharmonilous with the plan would be
a sale to the Androscoggin County Commissioners who might
re~-uge the library bullding and 1ts new stackspace as a
fire-safe supplementary storage for some of the oldest
and historically most valuable deeds end records comaitted
to their care. Companlon but alternate re-uses would beg
sale to the Auburn Water District and Sewsr District
Jointly for combined offices; sale to an historiecal

soelety for its headquarters storage and meeting place;

or sale to Auburn and Lewigton banks Jointly for over-
flow records storage by them, or to a privete enterprise
records. storage and/or micro~filming service. A further
re-use posaibllity might be sale to a private group for
professlonal re-uses, such ag a group of lawyers, of
englneeras, or of architects, but for traffie safety,
this would require’ acquisition for off-street parking
and greenspace of the adjoining City Hall lawns.

Other Community Pacilities

Auburn has a better than average complemant of other
community facilities, divided for reporting purposes inte
two groups: '

A) governmental physical facilities, the extent, L
adequacy and location of which wust be considered
by planner because the municipality 1ls direotly
or indirectly responaible for them}
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B) ' non-governmental social and physical facllities,
the locatlon of which is not for planner %o
determina nor a wunleipal responsibility,

A. GOVERNMENTAL FACTLITIES

ls U.S. Postoffice ==~ A new one 1is needed, Iin an
BEauredly flood-safe locatlon. The exleting
building at the corner of Franklin and Turner
Streets was a little above the 1936 flood, buk
would have been inundated, we understand, if
the August 1955 Commecticut Diane hurricane
rains had fellen on the Androscoggin River
Valley. ‘ ’

2. City Fall -~ Auburn nesds a new one, high on the
downtown plateau. The existing converted sehool
building is not capable of convenilent adaptation
to better serve the growing municipal office
space needs of the gvowing communlty, Auvburn
municipal officials have commendably demonstrated
thelr fortitude and pralseworthy determination
to "meke 1t do." At the next WPA opportunity or
before, a dlfferent structure, better befitting
the dignity and Importance of one of the largeat
manufacturing cities in Maine, and more con-
splcuously placed on the downtouwn ma jor street
pattern with ample off-atreet parking should be
ggcured or built, .

- Prlor to changing to a new or different Clty Hall, the
official family should determine whether the Pollce Depart=
ment wishes to come along, stay where it is, or go to 1ts
own separate location in downtown - Auburn, with improved
loek-up, interrogation, ready room and headquarters office
and sbtorege facillitiles, also much larger off=street parking
and garage space, This will B8IE5 requlre consideration orf
the placement of the local couriroom and associated -
chambersa, .
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The existing combination of munlcipal offlcea(except
schools) including Mayor, City~Manager, City Engineer,
City Clerk, wWelfare, police and local Justice (in the
Councll chamber) has obvious conveniences: it keeps the
bullding under 2l hour guard as well as open all 2l hours;
movemsnt of personsg from one function to another plus
consultation of a variety of records in different offices
takes place 81l under oneg roof. However, thls same
arrangement can be provided slsewhere in a more fire-~safe,
mors commodiocus, more attractive, more amply tolleted
building, : ,

The planners feel that ultimately Auburn will have
to have a wholly new municipal office building with ample
off-street parking and some dignlty, grace and beauty of
slte and of outlook. A flood-safe location with these
characteristics, created by spot redevelopment off the
gouth side of Court Street between Plessant and High
Streets,ls suggested in the Powntown Plan,

An Interim possibllity for consideration is acquisition -
and adaptation of the former Mains Baking Company Building
on Minot Avenue, flood-gafe, accegsible, and well-placed
on the wajor street pattern, Another interim possibility
“ls adaptation of the 1929 wing of the Edwanrd Little former
"High School buildings, provided the older pra~1929 parts
of those bulldings be razed to adwmit light and alr and to

- ¢lear an off-street parking place appropriately related
to street corner rounding of HKigh and Academy Street for
the approach to the recommended first new Avburn-~Lewlston.
flood-gafe, clear~span bridge.

Thls second alternate would have to awalt Auburn School
Department total release of the Fdward ILittls buildings and
grounds., If tltle complications do not permit such release,
the 1929 wing might very adequately serve as School Depart-
ment headquarters and offices, possibly also including Auburn
central llbrary in the auditorium and basement. For a few
yoears, obviously, the Edward Little bulldings are going to
have to be an overTlow pivot for a varlety of school classge
room needs while other buildings ere being bullt, even after
the first new high school bullding goses Up .
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3. City Garage and ity Hiphway and Public wWorks-
Facllitles -~ The present quarters high ou the
downtown plateau between Spring Street and the
rallroad are reported servicesgble. However to
the plenners, they constitute a functional ,
mis-use of potentilally tax-valusble land. Also
this land.-use 1z Inharwmonious with the Plan and
s a landscape eyegore, albeilt decently coversd
under a barn-red board exterior. The functions
might equally effilciently be performed from a
location outslde the downtown rallroad loop in
land of less commercial, tax and employment
potential, :

Possgibly involved in any wmove would be some
municipal administration questions about com-
binations of functions and further centralizing
of municipal vehlcle repairs and servicing,
already being efflclently perforwed, Such
‘questions are outside the scope. of this report,

e Auburn City Farm -- No enlargement of the Farm
acreage appears needed, but all of the present
City Farm land whether or not so used in future

" ghould nevertheless be permdnently retailned by
the City as part of the publicly owned open
space pattern, completely encirecling Lake Auburn,

Because of the decline in farm living and because
of far-reaching changes in community approaches

to rehabilitating or caring for disabled, enfee¢bled,
or abandoned older cltlzens, we point to the ‘
possibility that the City Farm as a community
‘institution may not alwdys be the best means of
. dealing with the community problems for which such
farms were originally created. : ' :

5. A trio of wunicipally sponsorsd but quasi-autonomous
agencies -- the Auburn Business Development Corporation,
the Aubuim Water Distrist, and the Auburn Sewer District
== glve the community unusual flexibility and effectivew
ness In lmportsnt operations that have to be on some
kind of "community" basis, yet freae from petty politics,
narrow ngighborhood~ism or domination by personal
proflt prospectas. : .
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5. (Continued)

The two utility operations are so sucoegsful
they are virtually taken for granted, but
Important capital outlay requlrements for each
ere looming nearer. The surface water 'safe
yield of Lake Auburn water-shed as munlcipal
water supply has not been freshly determined in
olghty years, so far .as we san learn. popula~
tion growth in both Auburn and Lewlston. is
already pressing dewand toward the yileld
experienced to date. It may be questioned
whether more than one or two -large new industrial
process~water demands could be met from Lake
Auburn ‘alone,. ;

Additional water-resources wlll be nesded within
15 to.25 years, we believe. -Taylor Poud may not
be a suitable supplement, Accordingly, we again
urge that surface water storage and protection
possibilities in and ngar Auburn be examined,

. in cooperation with neighboring municipalities,
_1f ‘possible, both to reduce costs to Auburn and
to avold future squawks when Auburn takes the
llonts share. : .

Also we sgaln recommend that ground-water
possibilities indicated by theNE-NY~IAC report

. along the Littls Androscoggin River in Auburn and
in Minot, and along the Nezinscot River in Turner,
be,professionally examined for'quality,'Quantity,
potability and practicality of yield, compared to
the costs either of additional surface watersheds
~and storage or to a water purification plant on
the' Auburn shore of @ulf Pond, drawing directly’
from the wmain river, - T

Contlinuing lwproveménts since War IT have been made
in the qualitieg of Androscoggin River water flows
under court decree arid in the mutual Intersats of
the principal owners and users of the River. The
‘quantitles and timing of its flows have long been
olosely regulated. while this holds a futurs :
prospect- of recreational and community water-supply
uses of Androscoggin River waters, not available

!
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{Continued)

during the past century, it also means that
communities such as Auburn and Lewlston will

gome day have to intercept, treat and filter all
industrial, sommercial and domestic sewage. No!
longer will raw wastes be permitted to be casgually
discharged into the River by enyone, anywhere,
anytime, in any manner. Any major extension of
Auburntgsewer mains should therefore be calculated
for that eventuality, and storm dralnage should
gradually be separated from sanltary sewerags
within existing Auburn sewered areas, so far as
possible. ' :

For the first time, the Auburn Buslness Develope-
ment Corporation may have the "merchandlse™ In
terms of highways, streets, utilltles, sites, -
and zoning with which it can successfully Induce
additlional industries to locate in Auburn. As

a community instrument, 1t eppears to the planners
well~contrived and well=-shaped for 1ts purposes.
Judging by the 10 year record of some similar
corporations in other New England states, reported
from time to time in the Boston Federal Reserve
RBank Monthly Review, the Auburn Business Develop=-
ment Corporation cen *:become an Ilmportant factor
in the economic bage of the community,

Recreationt The City of Auburn meintains sn actlve
year-round recreatlonal program somewhat morse
vigorous in summer than in winter, The manicipality
in 1957 was maintaining six city playgreunds, and,

at Pettenglll Park, a lighted ball-~field, an approved
skiejump, skating rinka and athletlic flelds,

BLACKWELL * 3 BOYLSTON PLACE -~ BOSTON 18 MASS.




Auburn, Maine - 81w December 1958

B. NON-~GOVERNMENTAL FACILITIES

' Auburn 1s also well provided with non-governmental
fac1litles, as follows: 20 churches in 12 denominational
groups; 3 special homes; YMCA, YWCA, Jewlsh Comminity Center;
at least 3 social clubs, | grange halls, and’ 2 veteran organiza
tlons, all listed below. In addition, Auburn residents ave
served by two good hospitals in Lewlston, thres daily paperg in
Lewiston (one of which is read all over Central Maine), two
redio stations in Lewlston, three 01T courses, threé outdoor
drive-in movies and three indoors %one of each in Auburn), and
Job placement and career guldance services through the Auburn
school system. Auburn?s YMCA haé one of the largest indoor
poolg In Maine and an active well rounded program for Youth and
Adults. There is a YWCA in both Auburn and Lewiston which use
the athletic facllities of the YMCA, The Jewigh Community.Center
in Lewilston malntains an active schedule of events for its: -
membhers., , :

Advent: Advent Christian ,
Baptist?® Calvary Baptist Church, East Auburn Baptist
, Church, Penley Corners Baptist Church, South
Avburn Baptist Church, West Danville Baptist
: Church, : :
- Roman Catholics . Sacred-Heart Church, Saint Louls
' Church . .
Church of the Nazarene: Summer Street
Congregationals High Street Church, Sixth Street
‘ - Church,. West Auburn Congregational
Danville Union Chapel: Danville ~
Episcopal: Saint Michaels Eplisw pal Church
Jowlsh: Congregation Beth Abraham .
Methodist: Hipgh Street Methodist Churech, North
A Auburn. Methodist Church . . :
Seventh Day Advenbtist Church: Minot Avenus Church
Stevens Mills Churchs Manley Road
Unlversallst: Firat '
Home for Aged Women
01ld Folks Home (I,0,0.F.)
Lewlston~Auburn Childrenfts Home
New Auburn Social Club
Androscoggin Valley Square and Compass Club
Woments Literary Unlon
Danville Grange
Stevens Mill Grangs
Youngt's Corner Grange
North Auburn Grange
American Legion
Veterans of Foreign Wars,
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SEGTION 6
(ENTRAL BUSINESS DISTRICT

The tiny Auburn Cenbral Business District occupies
only ten or twelve acres along Court Street in the heart
of Downtown Auburn. Previoug sections of this report have
dealt with the whole 66 square miles of Auburn or with the -
Auburn Development Area, between the lakes, the river and
the Turnpike, Downtown Auburn, about 120 acres gross ared,
we define as bounded by Minot Avenue, Union Street, the
Androscoggin River, the Lewlston-Auburn Raillread, and the
Edward Little High School property.

Downtown Auburn is visually and functloenally
separated from the rest of urban Auburn by the Maine .
- Gentral Railread tracks and by the steep embankmsnt of the -
hill bordering Minot Avenue and Goff Streest westerly,

Topographlcally, almost two=thirds of Downtown Auburn
ls on a small plateau, nearly level with the Maine Central
Railroad and some forty feet above the ad jolning portion of.
the Androscoggln River, downstream of the rocks and Great
Falls Dam, The remaining one-~third slopes down a rather
steep bank to a narrow shelf beside the River along Maln
Street, generally soms fifteen feet above the River., This
gshelf has been flood wetted several times by Androscoggin
River in the past century, and it would have been
inundated, we are told, 1f the August 1955 central
Connecticut Diane hurricane rainfalls (twelve to fourtesn
Inches 1n twelve to fourteen hours) had fallén on the
Androscoggin watershed., The North Bridge (Court Street)
was nearly swept away in the 1936 Androscoggin flood,

The Soth Bridge did go in 1936 and was replaced forthwith

In 8lbu,

Land-use-wilse, Downtown Auburn 1s in four or five
partss :

) A U5 - 50 acre arc of shoe manufactufing, WEL S
housing and commercilal distributing structures and
uses along both sldes of the Mailne Central Rallroad;

b) An 18 « 20 acre clump of twelve blocks of rather
densely urban housing, malnly on the platean,
moatly south of Court Street, in a grid-iron
pattern of narrow streets, shaded by handsome elmsg,
with churches and schools -~ the housing 1s conmposed
Tor the most part of structures contalning three, four,
five and silx dwelling units per structure, with a

wvery few seven, eight, nine or more dwelling unlts

per struectureg
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¢) churches, £1lling stations, stores, offices and
banks aleng both sides of Court Street between
Goff Street and the River, but polarizing 'round
the Intersection of Court and Main Streets;

d) along the narrow, riverbank shelf s mixture of
. 8tores, homes, factories and other enterprises
both sideg of Maln Street, between Court Streek
and the Lewlston-Auburn Railroad -- the better
. homes toward the south and increasingly decrepite
looking structures toward the nerth, nearer Court
Street; :

e) north of Court Street, between the arc of the Malne
Central Railroad and the River, a thirty acrs mixedsy -

. ¢ivie, business and manufacturing area, now only )
minimally residential, and principally containing .
Auburn City Hall, the Androscoggin County bulldings, t&e

. U 8, Post Office, and the beginnings of automobile
row which leap-frogs the railroad and extends itself
northerly out Gen@ar Street, outside Downtown. ,

- Downtown Auburn exhibits acutely the problems caused
by changlng times, by growth in numbers and by Auburne
Lewiston inter-relationships. ‘ : :
* Urban 1life in Auburn and Lewlston elustered 'round
the Great Androscoggin Falls, This became the princlpal riverw
crossing location and*remailned for nsarly two centurlies,

Topography and soil structure forced the early waterw
powered manufacturing development énto.the Lewiston side of
he River., Densely urban residential growth followed on that
1de more than on the Auburn side, and shopping development
along Lisbon Street followed manufacturing and population,
- Homes for textlle mill workers and shoe shop hands were also
bullt In Downtown Auburn and in New Auburn,within walking

distance (by bridge) of both kinds of empleyment.

However, bopography prevented simple geographic
resldential expansion much morg severely in Auburn than in
Lewlston, Acocordingly, an incﬁeasing preponderance of the
.eombined urban populatiens lived in Lewiston and the shopping
atayed there and expanded, S

For the same reasons, the major twin-clty commercial
functlions became centered in Lewlston, leaving to stores and
offices in Downtown Auburn only minor, more nearly nelghbor
hood and downtown service rples, The banks, county offices
and reglonal federal offices are obvieus exceptions.
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, For a very long time, Downtéwn AUBUFR could successe
fully be the community banking déeénter, Business cenber,
menufacturing center, city-county civic cernter and clty
regsidential focus., But the change in urban scale made
possible by the aubtomobile has struck Downtown Auvburn and
its btiny Central Business District. The future of them

has to be planned in that light, Downtown Auburn can no
longer conbtain, we belleve, the whole of all the functlons
it may once have held, bubt neither can the 1ittle four-block
heart of the tiny Central Business District expect, we think,
to expand much, : : , -

The Downtown Auburn residential pattern 1a unique ‘
tn many respects, Here are concentrated the highest densitles
fup to 30 families per acre), the largest homes, and soume
problems of actual and potentlal blight, Within Downtown
Auvburn live some 5,000 people, differing markedly l1n. some
respects from the rest of the Auburn populationt oh% of
Auburn Downtown population was over 55 years of age 1n 1950,
but only 19.5% in the city-wide population; fewer young
people live Downtown (only 20% ages 21 - 3, compared to 23%
city~wide) and fewer children (enly 21,5% under 1l years of
age, compared to 26% city-wide). Resldentially Auburn ‘

. Downtown can be characterized as a living area presently
belng used to a great degree by an older population, Physically
- the residential structurés they live in argifor the most part
in good condition, However, blight 1s beginning in certain
areas, especlally along and near the rallroad,

The Downtown residentiwel problem is complicated by the
commercial uses along wupper Court Street, dividipg. the
resldential area into two partst an island of 3% acres nesr
the existing City Hall,and & much larger lsland south of
Court Street, stretching over the rest of the plateau to the
gully of the Little Androscoggin River, The edges of these
fwo Downtown residentlal islands are belng affected by a
variety of forces which tend to blight houslng, perticularly
industyrial uses, heavy traffis and proximity to the railroad.
Our housing quality survey on the platsau dlsclosed semi -
blighted housing extendlng almost uninterruptedly along the
margins of all the Downtown major clrculation ways, especially
along the rallroad-industrial-commerclal ribbon,

Declsive sommunity astions are needed Yo stablllze
the larger Downtown housing areal south of Court Street which
has capacity to remain a good, llvable residential area far
into the fubture., However, the sectlion of housing nearer Clty
Hall is so small that it scems doubtful any sontrol would
keep 1t from further changing or blighting in the future, ,
Therefore some use other than housing 1s proposed, The rallw
road and existing abutting Industries will be there for the
foreseeable future, ‘ : -
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South of Court Street 1t 1s proposed that a housing/none
housing line be drawn along Spring Street., Future devélop
ment’ and redovelopment west of this line should take placs.
behind -a green wall designed to stop the further spread of
deterloration Into good housing. A green division strip
ocould be created either by municipal purchase, or by a -
set back and planting requirement of all future development
along the line, Developers could be required by zoning
ordinance to plant and maintain say, a 20 foot strip
of trees and shrubs along the fronts of thelr properties
wherever adjoining any housing area, Additionally, the
developer could be limited to building on only a certain
percentage of each property and buildings be required to
remain an extra distance back from the street. Besides these
zZonifis proposals to help stabilize the Downtown residential
patiern, the community should have effectlive housing, building
and sanltary codes to prevent blight from arising Downbown or
elsewhere, The Intention of such codes snd policies should
be not only to aveid the downgrading of existing dwellings,’
but to stimulate and enhance 1living conditions so that the
wnole area would tend to upgrade itself.

Open space 1s a key Downtown Auburn need, There ig no
open green space of a park-like nature within the ring amet off -
by the railroad, nelther near the River nor near the County
‘Bulldings. City Hall has a small lawn as does the Edward
Little High School, However, no other publie or semi-public
buildings have any significant lawns, not even the churches,

. Today, practically all industry and manufacturing in
Auburn is concentrated along the Maine Central Raillroad
between 1ts Taylor Brook crossing and its Androscoggin
River crossing. Ths Industrial structures along the raillroad
are for the most part a tawdry boundary defining the Downtown,
Few of these struectures are adepted to contemporary industrial
requlrements; little employee parking is avallabley
. atructurally, conditions within the Industrial ribbon are

falr, bubt range to deplorable in gome instances, This 4O -~ 50

ecre ribbon of mixed industrlsl, commercial and minor

resldentlal propertles was assessed in 1956 at more than

$2,000,000,

The railroad ssparates Downbown from the rest of Auburn
and also acts as a blighting influence upon nearby housing.
The six rallroad level grade street crossings complicated the
Dountown c¢irculation problems when there were mors frequent
tralns. And, rallread based industrles are also prims motor
traffic generators, both as to workers and as to supply and
delivery traffic, :
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Notwithstanding these 111 effects, there will
continue to be industry Downtown within the foreseeabls
future, we believe., While some of the industrial and
commercial establishments along the ribbon are in deplorable
condition, others are in relatively good condition and will
continue to function for a long period, providing individual
jobs end community tax income., '

The Maine Central Railroad will continue to functlon
in its present location for a long time, Thils would :
eliminate for practical purposes any future land-use other
than that of an industrial or commerclal nature along the
railroad, When seen in this light, the oenly sensible course
ts to develop land-use and circulation policles whieh make
the existing industrisl belt and 1ts existing supporting
utilities function efficlently while protecting residential
areas so far as possible from radlated blighting effects,

It is proposed that this existing industrial and commercial
belt be cleaned up &nd enlarged as recommended in the Downtown Plan
Diagramjto include that 2% acre parcel of housing north of
Gourt Street, All side-streets would be closed, wlth exceptlon
of Hampshire Street and the resultant 12.8y acre site be used
for expansion of exlsting, or construction of new industries,

Except for "wallk-to" neighborhood facilities, commercial
activities are becoming more and more a functlon of the.
automobile and therefere lecated on heavy lines of automoblle
travel. When chanpes are made in Auburn's oubtmoded
circulation svatenm, thae chanpes will fundamentally affect the

B %xTstEine Downtownh Auburn pattern of commercial acvivity.

Downtown Auburn commercial land in 1957 was distribubed
1n two dlstinct patternss a) ‘up on the plateau, 'along.
Minot Avenue and saround the corner onto upper Court Streety
b} in a Central Business District along lower Court Street,
near the North Bridge entrance, also out Turner Street to
the north. Both are fundamentally related to the traffic
patterns through Downtown: one dependent on the masgive
traffic across North bridge; the other equally dependent
. upon the heavy traffic along Minot Avenus, However, new ways
will be found to move traffic through Downtown Auburn in ths
near future because North Bridge 1s already beyond ita best
" working capacity, What this means in terms of Downtown
Avburn is to £ind a land use and circulation solution that
will protect ex¥diting commercial Investment wherever practical
but one that will provide lmproved automoblile movement more "
.freely. through downtown, This will require less interruption
and more street space for moving vehleles which means that all
access to the major cireulatlon routes through Downtown nmust :
be controlled, Also 1t may require that some wholly new olrcula=
tion way or ways be constructed,

-
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On the assumptien that motorists should be encouraged
. to be ready to stop at convenlent commercial areas with
emple parking off-street 1f he so desires, but that his
passage should not be forcibly slowed or completely stopped
by the bulld-up of commercial activity along important-
traffle ways, 1t is recommended that Downbtown Auburn '
-commerclal clusters be attached to but offset from the major
flow paths of vehlcular traffic,

Circulation

The Downtewn Auburn primery problem 1s chrculation, Until
the traffic pattern Downtown becomes reorganlized, all land-
use planning ls meaningless. The massive traffic forcing
1ts way through the small downtown complex would destroy

- any plans for stabillization or improvement.

The eirculatien problem has arisen quite naturally,
and results from the river bank location., ALl traffic flow
between the twin citles must cross either the North or the
South Bildge, ereating a mammoth traffiec redistrihution
problem at the bridgeheads, :

North Bridge in 1957 and 1958 was the most heavily
traveled bridge in the State of Maine, excesding by some
2000 cars daily the traffie carried on the new Portland/
South Portland Bridge, Taken together, the two Auburn
bridges combined were carrying some 35,000 vehicles each day.
However, North Bridge was moving twice as'many wehicles per

day as South Bridge (22,526 confrasted to 12,65%).

Taken by iteelf, this bridge traffic 1s not a preblem,
rather it 1s the problem of routing the evenm Ineréasing
flow of traffic coming on and off the bridges towards 1ts
varled goals,wlthout causing massive traffic Jams at the
bridge entrances., The problem 1is complicated by archaic
stroet patterns and dense riverbank development characterizing
both Auburn and Lewlston, a maze of minor cepillary ways, o
not designed for circulating the traffic volumes being forced
Into them, and really capable only of the late 19th century
foot end horse traffie for which they wers built,

The solution is of necesaity to adapt or ereate - :
adequate local sirculations which can speed traffic from the
limited~access highway now ending at the Junetion of Minoj
and Washington to the bridges and to other sectlens of :
Auburn and Lawlston without crawling threugh narrow streeta
or disrupting stable %and use patterns, '
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Accordingly, for long range Downbtown Aubuvrn circulation
we propose one major access loop enclosing Downtown with two
armse - an eastern arm extending from the existing Washington
and Minot lmprovement generally via or near portions of

" Highlitreet and of Academy Street to Maln Street near the

Lewlston-Auburn Railroad bridge, carrylng traffic with a
minimum of disruptions to the bridges and to major industrial
civiec and commerclal areas in Auburn and Lewilston; a western
arm extending via Minot and Union Streets to Joln the eastern
arm, extended at Center Street. Developed through stages, the
facllitles would tle Lewlston Powntown and Auburn Downtown
together in a single loop system of relatively high spesd
roadways.and bridges, especlally 1f supplemented by a new flood»
safe inber-city bridge near the Auburn-~Lewlston Rallrocad,
Land uses along this facility would be seen as a series of
indipendent clusters at planned points, like a corridor with
many rooms along it, each room having 1ts own character and use,
Tmmediately, however, Auburn should concentrate on developing
those ssotions of the arterial routes that will make theexisting
bridge structures funttion more efficientlyu e

We do not see how to make South brldge carry more traffic
except by bringing some of the. trafflec flow from Minote’
Washington down to the South bridge head in New Auburn without
forcing 1t through the main buillt-up arsa of Downtown Auvburn, .
This would require expensive new routes at both ends of a
1936 bridge that is subject to flood, and has been swept away
once already, This kind of expenditure we feel should be
reserved to accompany a new, flood safe Inter-city bridgs,
particularly If 1t could qualify for State and for Federal
fimanclal aid, .

The exlsting bridge structures could be made to handle
much more traffic 1f the approaches at the Lewilston and
Auburn ends were developed asg "steady-flow" facilities with
chanellizing islands to route traffic into the various lands,
This would require some clearance of a few exiatling structures
in both citles especially at the North Brldge approaches,

We also propose that several streets iIn Downbtown Ab urn
be closed completely and the land in thelr rights of way
directed to other use in order to cut down the number of
streets entering onto the proposed artéerial ring route, and
colncldentally to effect a more atbtractive,; more efficlent,
higher taxpaying 1and use pattern,
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Auburn Central Business District

Smallest and most prominent Auburn Planning area 1s the
twelve acre, six block Central Business District, tight against
the North Bridge entrance and centained by the Downtown hill
~and the Court House, T : .

In this Central Business Distrlet 1s a varied collection
of gsome 37 bulldings housing 31 different actblvities, including
one shoe manufacturer, three banks, one hotel and one ments apparel
store, one women's apparel, one small furnishings store and one
hardware store, ' ‘

Of the seven blocks most highly assessed in all of .
Avburn, four are In the Central Business District, and totalled
$1,360,000+ in 1956, The whole 32 blocks of Downtown were .
assessed in 1956 for only $3,825,613. ' :

Visvally, the Auburn Central Business District is almost
an extension of the Lewiston commercial area in view at the other
end of the bridge, The Auburn area has not exploited qualities”
that' might make 1t uniquely Auburn?s, - The broad swath and heavy
traffic of Court Street inhibits Auburn shopplng while ‘speeding
peoplé te the larger more varled snd more exciting commercial
area over the river,

Traffic almost completely clogs Court Street during ,
rush hours, Some 23,000 vehiclés pass along Court Street esach
day, through the Auburn Central Business District, While
parking appears adequate, some 500+ spaces sre olaimed available,
only a small percentage of the vehicles passing through have an
Auburn(BD destlnatlon, yet all are forced into the one 100% _
vehicular constriction block for lack of means to get around 1%.

The business bulldings along Court Street range in
appearance and value from fair to poor; oniy i or 5 in the i
CBD could be sald to be in flrst rate condition, On Court Street
1tself, some of the structures ape hardly worth the ground they
occupy, comparing assessed valuation of land and of bulldings,
while a few others are the most highly valued properties in all
of Avburn., There appears to havé been 1ittle improvement or .
updating of structures since 1929, Only 1 or 2 new structures have been

~added in the past 30 years. Although this 1s the gateway to
Auburn from Lewlston, the Central Buslness District looks too
mueh like the nondescript business streets encountered sverywhere,
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Major Problems

1o Functioninm. The flrat problem of the Auburn Central

Business Uigtrict is 1ts role in fubure relative to the rest

of Auburn and within the tetal Lewlston/Auburn regional shopping

pattern. At thls writing, the Auburn Central Business Districk

1s primerlly a neighborhood shopping center with some regional

overtones, The few stores in Auburn hardly compete directly

with their n@ighbors across the river., Though automobile :
Bisiness District

retall sales have been nearly static for years,

The fubure prosperity of the Auburn Central Business
District depends on the degree to which it can capltalize on
inherent advantages of (1) site, {2) captive pepulation
surrounding 1t, and (3) offering the shopper things that Lewisbton
1s not offering. Therefore we propose that the Auburn Central :
Buslness District be recaptured and revitalized by removing
through~trafflec, and that street changes be made with relation to
the existing spatial pattern to encourage and induce property
owners and merchants to give the whole structure a new 1life ag
cormmercial centsr for 014 Auburn, Properly handled, a new street
pattern and some new bulldings could attract the regional shopper
by offering something unique -- small, tightly knit grouping
of small shopst and stores around and -interpenstrated by walking

~8paces.in which the pedestrian has free movement, . .

2, Spatlal rcorganization, We propose that Court Street
between Turner and Fain Streets be closed and this space becoms

. "the infiek core of a pedestrian oriented shopping group, Some

low valued bulldings indicated on our various diagrams could

be removed in stages and new shops constructed along a north/
south axis rather than along the present east/west orlentation,
The entire area would be frec for walking with benches, trces
and shrubbery and covered are¢ades, Buildings proposed %to be
removed -on the south side of Court Street opposite Turner,. and
necesgary to remove in order to initlate the new street pattern,
are assessed at only $77,829. Eventually, north of Court

Street we contemplate that bulldings assessed in 1956 at
$45,080 could be replaced with new shops Lo complete the patterm,
These pronosals are coupled wlth plans for civic center develope

“ment to glve the whole Downtown an individual appearance completely

Auburnts.

3.  Clrculation. The major Central Bysiness Distdict oirculatlon
@noblen 18 North Bridges all traffic using 1t must approach on

the Auburn side elthsr via Court or Main Street., This heavy
traffic separates Auburn shopping Into two street frontages and
eliminatos the dniting affect of the naturael bowlelike land shape

“in whilch 1s contalned the Central Business District, Upon

completion of the proposed inner downtown loop road extension of
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3. Circulation (Continued)

Turner to South Main, one bloek of Court Street should be
closed to through traffic and to permit capitalizing on

the natural attributes of the "site, generally by some such
bullding, street and parking re-arrangement as that diagrammed
herewith, . However, before Auburn merchants or taxpayers
commit themselves to large expenditures down here on the rivera
‘bank and in the natural bowl bouth side of lowsr Court Street
{below High Streety, some very careful .check will need to be
made by fully competent englneers as to the degree of exposure.
of such new Investment to serious flood damage in future,
slther by mere wetting or by rushing water battering,
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Cormmunity Facllitiea:

Because of the older age population, the symbolic position
within the community and the many governmental functions within
. its boundaries, Dewntewn Auburn présents many peculiar and
particular problems in the nature of facilities planning, The
major grouping of churches, the County governmental activities,
- the YMCA's, the Library, the Home for Apedi Women and the
municipal offices are all concentrated within a few blocks of
saclh other Downtown. =~ . ' ’ _ '
One of twe courses could be pursued relative to future
facilitles plarning. As Auburn grows, new facilitles could be
added when and- where each particular need was felt without
attempting to form any overall pattern; or, the community could
consclously direct its facllities planning so as to produce a
strong cohesive pattern,

We recommend the latter course, so that the old At urn
Downtown becomes the central headquarters for all major central
community activities of the "new" Auburn that is coming into
being. In actlon terms, this means that Auburn must malke a
planned effort through land assemblage to unite 1ts existing
public and semi-public bulldings and activitiles with appropriate
green spaces in a deslgn pattern of a civic center nature,

In the future a new police station, possible additions to

. the County bulldings, a new public library, a new central fire
‘statlion and certainly a new clty hall will become needed,

" Additionally, a health and recreation center for the older pPOp-
ulstion will be needed; specially designed housing for the
elderly may be recuired and the community could use & youbthe
center bullding rlght now, Therefore, it is proposed that
these facilitles be grouped in Sfuburn Downtown, .

By selective clearance of certaln structures and retention
of public and seml-public facilities capable of additional life,
8 strong civlc core could be developed which would stabilize the,
wholeof Downtown Auburn, while creating a Central Business
District setting uniquely Auburn?s. The pattern already
exists in rudimentary form, The churches on High and Court
Streets, the dome of the County buildings, the red brick of the
YMCA only need bringling into vlew by removal of a fow bulldings, -
construction of pathways and the closing of ons or two minor
sbreets, to become much more united as a civie centen,
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SECTION VII.
POPULATION STUDY

Population History of Auburn and Surpounding Towns

The - dependence of Auburn and Lewiston population
growth on manufacturing employment 1s indicated by comparing
the populatinn history of these two manufacturing citles :
with the history of the mainly non-manufacturing towns .
adjoining them, : ,

1950 1930 1900 1880 1850
Auburn 23,134 18,571 12,951 9,555 2,8%0
Lewlston 40,974 3l,ou8 23,761 19,083 3,5 I
Lisbon - 1,318 1,002 . 3,603 2,641 1,495
New Gloucester 2,628 1:866 1,162 1,3%2 ‘ 1,%&8
Webster 1,212 1,134 1,131 980 31,110
Turner 1,712 1,362 1,842 2,285 2,536
Poland 1,503 1,503 1,648 2,42 2,660
Durham 1,080 - 806 - 1,250 1,253 - 1,886
Greene 97h 78L, 826 999 1,348
Minot 750 635 808 1,763 - 1,734

This sbrikingly parallels the population history of
the othér large manufacturing employment pair of river cities
in Southwestern Mailne, Biddeford-Saco, (rounded to nearest
hundred). 4

1950 1930 - 1880

Bilddeford 20,800 17,600 .. 12,500
Saco ' 10,300 7,200 . 78,900
Dayton : 500 380 590
Hollls - 1,210 1,030 ' 1,340
Lyman 500 370 1,000
Kennebunk - 1300 3,300 2,800
Kennebunkport 1,520 1,280 2,400
~ Arundel gho 550 o Nele
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The five éouthwestern counties of Mainé conagtituted -
49.5% of the total population of the State 1n 1950, and.
45,5% in 1850, but experlenced conslderable differences in

population growth, comparing one with another,

Five Southwestern Counties

% to ‘ . . % %o
~ State 1850 o 1950  State
L. 0% 21,569  Androscoggin 83,59 - 9.1%°
1424 79,538 . Cumberland . 169,201  18.5%
11.3% 60,098  York _ 93,541 10.0%
11,64 62,521  Kemnebeo 83,801 9,64
L.1% 22,298 Sagadahoc 20,911 2.3%

b5.2%  2u6,02h 451,128 - 59.5%
100.0% 538,169  State of Maine 913,77l 100,0%

. , Androscoggin County grew to nearly four times its
1850 population; Cumberland to nearly two times; York County
and Kennebec County to only one and one-half and one and one-
third, respectively, while Sagadahoc County had in 1950
nearly one-fourteenth less people than in 1850,

Androscoggin County, as demonstrated earlier in this
report, was in 1950 the highest percentage urban of all _
sixteen Maine Countiles, Androscoggin contained the largest
1950 concentration of manufacturing employment in Maine,

Its population growth appears related to. itg manufacturing -
employment growth between 1850 and 1950, especlally in view
of the decline 1n number of persons resident on farms and

. the decline in number of personsg employed on farms during
that same period,

Avburn and Lewlston have each grown faster than the .
County or the State:

4 1850 1950 - Growth
Auburn p ERE T oF
Lewilston 3,584 0,97k 11+
County 21,569 o 83,59 -
State 538,169 913,77 1-2/3
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The Auburn future population will be mainly urban,
suburban and rural non-farm as sgtated in pp. 12 through 17
of this yreport, .The number of people will depend malnly
on fubture urban employment, which we believe will prove to
be more in non~manufacturing categories than in manufactur-
ing, as indlcated elsewhere at several points in thls report,
notably pages 19=26, : : - L ~

The century 1850-1950 covers a civil war, two world
wars, and at least three major booms and three major de- -
pressions. Accordingly a straighti-line projection from
1950 of the 2,500 per decade Auburn average populatlon growth
experienced during the past cenbury is the very lowest we
would estimate for thenext twenbty bto thirty years for Auburn.
This would result in only 29,500 population by 1980, a very
small growth indeed from thelr current populatlion, estimated
26,300 in 1957. The 1850, 1870, 1900, 1920 and 1950 population
figures for Auburn fall on this slope-line,

A slightly higher forecast would result from stralghte
line projection of the Auburn 19401950 17% population growth
experience, about the same as the Auburn 1880~1910 decades,
Bristol, Connecticut, as sharply manufacturing-orlented as
Auburn and. now nearing 10,000 population, experlenced an
average population growth of 3% per annum 1850-1950. Its
population forecast curve will flatten out because Bristol
is running out of buildable land, even difficulty bulldable .
1and. Auburn is nowhere near that 1imit, and its 1940-1950
growth rate extended, would result in 33,000 - 35,000 popu~-
lation by 1980,

A more daring but, we belleve more reallstlc fore~
cast, barring national economic catastrophe, 1s the ex-
pectation of 37,000 = 40,000 population in Auburn in 1980,
and a range of 115,000 - 55,000 or more by the year 2000,

AUBURN POPULATION

1850 2,840 : 1900 12,951
1860 ,022 . 1910 15,06l
1870 ,169 1920 16,985
1880 . 9,555 1930 18,571
1890 11,250 19L0 19,817
1900 12,951 A 1950 ‘23,13h
1957 est, 23,500

Porecast low middle ‘high
1970 27,000 30,000 32,000
1980 29,500 34,000 8,500
1990 32,000 38,500 6,000
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. - A dramatic example for Auburn is the fact that in
the southern United States since 1940, the farm population
dropped 37%‘~— faster than any other region =~ but total
populatlon Inereased some 25%, mainly in industry~oriented
urban clusters, - This has obviously involved migration a -
Little more than excess of birtha over deaths. The same

will be true for Auburn and Lewlston, we believe,

It could become a serious communlty policy decision
for Auburn how much bigger 1t wished to grow in urban popue
lation; we recommend not more than some 0,000 if the community
is to retain most of its 1987 attractiveness for living,

. More future population growth can be expected withe
in Auburn municipal boundaries than in Lewlston, we suggest,
because there was .in 1957 so much more attractively develop~
‘able acreage in Auburn, both for.industry and for residence,
than in Lewiston. Lewlstonw as much more fully built-up,

The 66-square-mile gross area of Auburn will permit it to hold
all the population growth that's coming to 1it; in terms of
sheer space none would have to- spill over into an adjoining

town,

Within the twelve square ile Auburn Development

Area, bounded roughly by the lakes, the rivers, the turnpike

—and._the alrport, there may be-expected to be built, 3,000 to
3,600 or more new one-famlly homes as reclied on Page 29 of
this report, plus a further unspecified but relatively small
number of- garden apartment and urban apartment units, Such
home-building will result, we belleve, in adding 12,000 to
15,000 people at least to the 1957 Auburn population,

The 1957 estimate was derived by adding to the 1950
popttlation a representetive number of persons per dwelling
unit for the 477 dwellings buillt in Auburn since 1950,

Growth, from a broad economic standpoint, implies
a continuing although pogsibly irregular expansion in pro-
duction -and consumption, So mere national, regional and
local population growth will at first mean more jobs, turning
out more and more goods and services. However, 1f the pro=
ductlon effort should increass per unit of production,
population growth would make us all poorer in material things,
not richer., But enrichment has usually been implicit in the
idea of "growth" as "good." With growth in numbers, enrichm
ments would require lnereased productivity, hence some ‘
diminution in the number of man-hours per unit of product.
In the end, this would amount to proportionally less jobs
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in any 1line of merely materia1>preduction employment , and
could mean wmore. Jobs in services, entertainment, tourism,
the professions and the arts and sciencesﬁ.

People apply their numbers. and skills to their ree

gources and create "eivilization."  Auburn has,we believe,

sufficlent land, water, forest and material resources for
ﬁrowth. Resources are not independently influential in the
growth" process because many world resources have existed
since before the dawn of human history and still have been
scarcely scratched, The manganese and caeslum earth dise
coveries elsewhere in Maine are recent examplese. .

In addition to its people, skills and natural re-
gources, Auburn with Lewlston has a healthy existing in- -
dustrial society with real capifal in the form of productive
complexes of buildings, machinery and equipment,.suppqrted
and renewed by the prerequisite flow of real savings in a

capltal-creating system of production, banking and distribu- -

tion,
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OccupationlandkPlads of Employment

For all practical purposes the cities of Auburn and
Lewlston areé one economic entity. Auburn people work in
Lewistong and just as caslly, Lewlston people work in Auburn,
The River 1s no barrier to employment in eilther of the twin
cities, More important, as the report section on Auburnts
economy sbresses, the good health of elther communlty is in-
extricably bound to conditions in the neighbor city across
the river, Yet, though the twe cltles are closely bound to
each other by a common economy, certain small differences in
the employment pattern give each clty its own speeial flavor,

, If 1t be assumed that the avallable jobs in the twin
cities would be distributed nore or less equally between the
two citles on the basis of labor force slze, Auburn having

34% of the twin city labor Fforce, would have 3L% of the jobs
in any one industrial category as well as having 34% of its
people 1n any partlicular job statug. Tor Instance, if there
were a thousand jobs for laborers in Lewiston and Auburn, con=
bined, 340 Auburn people would be laborers.

On examinatlon of the 1950 census data,we find.

ls That Auburn had a higher psrcentage of profese
sional and technical people than the size of its labor force
would imply. : ’

. 2, That it had a far higher proportlon of managers,
officisgl and proprietors, than its population and labor .
force slze would indicate, Tewiston had 1141 persons withe
in thls category, while Auburn with only half the population,
had almost that many,

3. Auburn also had a greater percentage of its
population in the clerical and kindred Jjob clasaification
than Lewilston,

‘ L. In the skillled craftsman and foreman category, -
_Auburn again exceeded Lewiston on a proportional-basgls,

5 Though Auburn has a much less intense commercial
and buslness 1ife than Lewiston, Auburn proportlonately in
1950 had more people in the Sales category than Lewlston,

6. Conversely, Auburn had a smaller percentage of
people in the Operative, labover and service worker category
than Lewlston, ,

To As miglh be expé@ﬁed from Auvburn's large size

and more rural character, the ¢ity far exceeds 1ts predicted
proportlon of jobs in farming,
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Summarizing, Auburn appears much more a "white collarn®
city than Lewlston, A greabter proportion of its labor force
was 1n the menagerial and proprletershlp categorles, also in
the clerlcal, craftsman and foreman categories. Conversely,
Aubuvrn had a smaller proportion of its residents in the blue
collar, operative and laborcr classifications., This pattern
interestingly demonstrates the interrelatedness of the twin
citles. Broadly speakingf Auburnt's functioning to a certain
degree as a "white collar" suburb of Lewiston, though it has
its own industries, stores and economic 1life, the two clties
share & mobile working forece not influenced by municipal
boundary lincs,

Turning te industrial Groupings reveals that:

: 1. Auvburn has, proportionate to Lewisbton, less of
its labor force in manufacturing;

2e Dven though the Lewiston Central Buginess dige
trict is many times larger than that in Auburn, proportionately
a greater percentage of Auburn people are involved in the many
downtown trade and office classificablonsg, probably located
in Lewiston. . .o :

3. In textiles, predominately & Lewlston industry,
1. of each 5 vorkers is “rom Auburn, On the other hand, in
shoes, predominately an Auburn industey, only 2 of each 5 worke
erg are from Avburn., Thus Lewiston workers appear mach more
apt to cross the river “or menufacturing employment in Auburn
shoe shops than Auburn people Lo work across the river in the
Lewiston major industrial cmployment,

e Lewiston had a lasrger share of its labor force
In medical and health service employments - than Auwuvrn because
the Central Maine General Hospital and St.Mary's Hospital are
located in Lewlston. For the same reason, proportionately
more workers in private education are found in Lewiliston than
in Auburn because of Bates College, In the public education
category however, Auburn had a higher proportionate share than
doeg Lewiaton,

- Summarizing, Auburn people had a relatively more di=
versifled pattern of skills and employment., Whille there are
proportlionately more Auburn people In shoe manufacturing than
the cityts share of the total labor force would indicats,
total employment in this category still is larger among Lewiston
people who readily cross the river for manufacturing employment,
whereas Auburn people tend not to enter Into the Lewligton manu=-
facturing scene which 18 predominately textiles. On the other
hand a large percentage of Auburn people cross the river for all
types of employment other than manufacturing,
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Lewisﬁon/Auhurn Net In & Oub Migration Trends

1910-1950
Age Avburn - ~ _Lewlston
Group in T OuE - In - Qut
10=-1l 95 60
15-19 80 , . Thass
2928 63 |
- . . 9
30~3h 13l ﬁ%o
gsa 81 302
11l . , 276
§5~ 9 534 , 30l
2072 155 35
~59 . 3
60=611 ‘ 120 276

65=69 132 | ' 378

#*Mostly deceased, small out-migration factor.
#%Probably represents college studenbs at Bates,

After sge U5 most out movement attributable to death, '
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Characteristics of the Population by community
groups, trends, occupations and place of employment.

Auburn population toock a sudden upward swing after the second
world war, and became one of the fastest growing Maine Communitlies. The
high rate of growth experienced in the past few years should continue
at a relatively high rate in the future if nothing occurs to upset the
areal!s economy and as 1ong as capital is rel&tively sasy to obtain
for home building. :

Present Auburn population characteristics are roughly those of the
State with no differences of statistlical note. There are no major
problems in Auburn of & racial, economic or natlonal background. When
contrasted to Lewlston, we find Auburn people are generally a little
better educated, have a median age level 2 years oldér than Lewiston's,
have a slightly higher proportion of children under 10. Fewer(resident
population)women work in Auburn. Other than these and the fact that
Auburn people are more apt to own their own hémes, the two populations
are similar.

On a geographic basis, Auburn population is demonstrating somewhat
of a tendency to stratify ltself by age groups: This trend may be am-
plified as Auburnts population becomes relatively older.

From an economic outlook, the Auburn citizen possesses certain attri- -
butes which sets him slightly apart from his neighbor in Lewiston. He is
more apt to be a “wh1te~c011ar worker for instance. Proportionately,
Auburn people are less concerned with manufactuoring than are Lewiston
~ people, Manufacturing workers who live 1in Auburn tend more to work in

Auburn than Lewiston workers tend to work in Lewiston. On the other hand,
the Auburn white collar group, though living in Auburn, work In Lewiston,
In this sense, the Cibty can be thought of as somewhat the white collar
suburb of Lewiston. However, the two citles are so closely married
economically that ahalysis of this order is of only passing interest.

Auburn in the late 195015 appears to be at a turning poilnt in its
history. Many factors point to this. " A fading of the industrial pattern
of multi-wstoried factoriles close to the river, the freedom of movement
and noncomitant choice of place to live resulting from widespread car
" ownership, and generally increased leisure time and incomse, Auburn's
superior location for industrial development, generous expanses of vacant
land for many purposes =--- all point to a new way of life for Auburn in
the future., In addition to changes wrought to the landscape, these
factors will work changes in Auburn's population. Not only will it grow
in the coming years, but its character and vital statistics will change
as well, The following paragraphs examine the factors which have shaped
Auburnts populatlon in the pagt in an attempt to bring to light those
significant differences which are peculiarly a part of Auburn and 1ts
people. Trom these and the outlook for future development something of
a piecture of the Auburn ciltlzenry of the future can be drawne. ‘
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Characteristics of the Population on a Compavative Basis

Auburn people as a group do have slightly unique charscteristics.
For instance, the median age in Auburn is 2 years older (32.1) than
in Lewlston. Another slight but significant differencs is the more-
than 2 addltional years of. schooling completed by Auburn people over
250 This group averages 10,5 years of school atbendance contrasted
to the 8.2 figure in Lewiston. Present school attendance of the 14«17
age group is higher in Auburn, 85.7% of the young people in this
group attendling school compares d to 77.4% in Lewiston,

Auburn hag a slightly greater percentage of its population in
the over 65 years olassificatlon (10.1% compared to 7.9%)., Bub
" Auburn also has a slightly higher percentage of children under 10 vears
(18.9 compared to Lewiston's 18.3). While Auburn and Lewiston have
comparable percentages of males over 14 in the labor force, Auburn
h s almost 10% lesa women working (36.7% Auburn, 46.4 Lewiston).
In Auburn 53.0% of thé dwelling units are occupled by bthe owner,
compared to 35.7 in Lewiston. However, the State percentage ia 62.8%,
In 1950 the Lewiston median income of $2,682 was $155 dollars more
than the Auburn medlan of $2,527., However, both clties were above
the State medlan of $2,213. Most of the other population characher-
.18tlcs of the two olties, in as far as they measure the vital sta=
tlsties on a percentage basils, were roughly comparable, :

./ . ) .
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Chavacteristics of the Population on a Geographic;B&sis

As 1s the case in most communibies, people in Auburn have
grouped themselves Into certain patterns based on income,
natlional backgrounds and to a ecertain degreo on age. ' However,
in Auburn this grouping Has not assumed the violent extremes
characteristic of many of our urban centers. There are no .
extenslve slum areas in Auburn as our housing surveys have Indie
cated. Censequently the human problem always a part of the slum
is not present in the City. Then too, there are no widely
divergent income groups presenting hostile fronts to each
other, or racial groupings to embroil the communlty in
problems of this nature.

Certainly there are sectlions in the City where the houses
are better or worse than average and other sections where the
majority of the citlzens speak French as a second tongue, bub
Avburn 1s fortunate in having a population base so homogenseous
as to present no major problems arising from Iincome, raee,
religlon, or national groupings,

The trend is directly related to the types of housing
avallable in Auburn, Downtown hasg more multi~family rental housw
ing than the rest of the City. Bullding pernit data reveals
that most of the new houses being bullt in Auburn are of the
single family type. In tho fubure these two factors should
push an Increasing amount of the elderly into the Downtown,
as older people require smaller guarters close to stores and
shops., With only single family homes being bullt in Auburn,
Downtown becomes Increasingly, the only section which meets thesgs
reguirements. In the same sense, Downtown with its many flats
and espartments is the section most adapted to the requirementa
of young, married couples who are saving to build, It also
extends the only facllities avallable to the single working
individual whose requirements are minimal on a space basis,

These factors in combinatlon may tend to make Auburn
Downtown a more highly specialized area as the years go by.
The people dwelling there will probably be elther old,
single or young marrleds, There willl probably be few children
end these wlll be younger than school age, Thers will be few
tecnagers and few married middle-aged people, This pecullar .
population distribution progents speciallzed landwuse and
facilitlies requirements which have been touched on in other
sections of the report. : S

On the other hand, suburbai Auburn growth areas will
tend to be predomlnantly composed of young to middle-aged
pelple, married, with possibly two school age children per
hougehold, A cluse to thia pattern appears from examination
of migratlons iInto Auburn,
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SECTION VIII ' ’

Dwelling Conditions in Auvburn

Good dwelling conditions prevail generally throughout -
“Auburn, Auburn has a slightly highér percentags of all ‘
dwelling units with all facillities w~~ bath, private toilst,
hot running water -~ than Lewlston. Both ciltles are cone
siderably better in dwelling condibtions asg reported by the
1950 Census of Housing than the State averages reported,
However, a glightly greater percentage of dwelling units in
Auburn were reported dilapidated than in Lewilston. :

SELECTED HOUSING CHARACTERISTICS 1950,

State oftAndroscoggin Auburn Lewiston
Maine County

Totel Dwelling Units 311,441 25,584 7,282 11,734
Occtipied Dwelling Units  254,L4Lh3 23,691 6,889 11,372
Owner Occupiled 62.84  L48.7% 53,04  35.7%
One~Family Detached 67.9% Ll 5% 116,5% 25.7%

L "

. Occupled Units with hot running water, not dilapidated and with
private toilet and private bath

52.4%  61.3% 71.6%  68.5%
Gentral Heating - LB8,1%  50.4%  59.5%  50,6%

(Based on 20% sample

Auburn has many more single family homes than Lewiston, both
in absolube numbers and in percentage. Also, home ownership is
higher in Auburn and rental occupancy lower than in Lewiston,.
Interestingly, both cities are below the State of Maine averages
In .these two categories., These are the most significant dif-
ferences among Auburn, Lewiston and the State as to general
housing quality. : ’

" On the spét examination of housing conditions in Auburn in
1956 and 1957 brought into view four interesting facets of the
city~-wide conditions above reported from U.S. Census data:

1} Although good housing end good living conditlons prevall
generally throughout Auburn, there are occasional
structures in poor physical condition or of such design
or so crowded on the land ag to make for poor living
condltions; these sitdatlions are scattered here and
there quite widely throughout Auburn,
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. 2) Age of structure and density of building on the land,

-+ and dwelling ownership pattern appear to have had little
or no influence on the housing conditions prevalling
in 1957, Some of the most densely settled areas in
Central Auburn have been maintained at a high level
of dwelling conditiong throughout many yeara; in .
thess areas there is rather high percentage of
rental occupancy of the mainly multi-apartment
buildings, 4,5 and 6 family or more, in some recent
cases large old single family houses made over,

3) The most difficult end unfortunate living conditions
- in Central Auburn are in one or .two locations on

its periphery, both near Taylor Pond, and some less
bad conditions further out, in essentially rural
areas., In many American cities the poorer housing
i3 nearer the center of the city. In Avburn good |
housing condltions prevall within relatively few
blocks of City Hall and the County Court House,

L4} Municipal maintanance of streets and sidewalks cone
"~ tributes importantly to the outward appearance of
residential areas, In some Auburn locations of good
housing and good structure maintenance, the streets
and sidewallts sppear somewhat tattered because of
pot holes, uneven curbs or broken up sidewalks.

There 1s some blighting of housing in Downtown Auburn
83 well as Outlying. - The-two categories must be discussed
separately because of the differenss in causes of the two.

Such housing difficulty as there may be in Outlying
Avburn sppears to be the net resultant of a combination of
construction practises, family iIncomes, Job opportunities and
conmunity customs mostly inherent and operative at and since
the time those dwellings were. built,

Housing difficulties in Downtown Auburn clearly have

resulted from changes and confliets in land uses and tr&nsporta«
tion, both in and through that arvea,
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Downtown housing is blighted roughly to ons block in
depth along the Maine Central Raillroad. For a variety of
- reasons, people have never wanted to live near tralns, By a
natural process of elimination, this area has becoms less
desirable and blight has set in. The problem 1is atopping it
before 1t spreads farther, S

Housing ls generally blighted to some degree all about the
Industrial complex north of Court Street and ¥est of the Reile.
road. Many people do not like to 1live next to faetories,

Here there 1s no barrier to industrial encroachment upon

housing, The factories do not move, but they generate movers, ==
large volume traffilc, heavy trucks and noise, As long as

thesge conditions exist, housing will be blighted,

Housing 1s generally blighted in a line all along South
Main Street, especlally between the street and the river. .
There 1s heavy traffic along South Main Street. The buildings
are llttle adapted to contemporary living patterns and are
dengerously close to the river for children. There are few
outdoor amenities within the neighborhood and one must crosgs
a heavily travelled street to go anywhere, There is some
flood denger especially on the river side of South Main Street.,

A real housing problem 1s located in the outlying rural
and suburban areas of Auburn. Becauss land out here was cheap
and plentiful, large expensive homes have bsen built. But for
8imilar reasons, the crudest shacks have also been thrown up,
As a consequence, rural Auburn is a- study in housing types
ranging from hut to mansion, Conditlons range from opulent to
deplorable., From this residential melange three specifilec
housing problems stand out: . o

1) Clusters or scatters of small, generally owner-bullt
minimum shelter types. Bullt of boards and tar
paper, parts of other bulldings, with stove pipe
chimneys, and lacking many. generally acceptéd house

"ing amenities, S 4 '

2) Year-round residential use of summer camps, This is
not necessarily a problem if the people involved make
the necessary conversinns, However, Auburn has a
real problem in those areas where old summer camps have
been purchased for year-round use only because they
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JOHN T

3)

were cheap shelter., The Sandy Point area on Taylor
Pond 1is a good example of this problem,

Retarded subdivisionss Auburn has several fesidéntial
areas which exist only on paper or have been developed

“only in small pert. Ordinarily these areas would

have developed years ago, but depressions and wars

"almost stopped housing construction, That which did

occur has been of marginal quality in many instances,
The resulting situatlion is not conducive to new
building of better quallty. As a result, new sube:
divislonas have been platted elsewhere, leaving

‘these older areas unfinished and less desirable,
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I | SEGTION IX - A

'An Urban Renewal Program for Auburn

- .. The previous section.on dwelling conditions defined -
-the problems for which many communities apply for. Urban ‘
Renewal ald to overcome. Conditions were shown to. vary in
different sections -of the City and for different reasons,

Untll Federal Urban Renswal can become even wmore flexible,

we recommend that Auburn adopt varying pollcies and programs
speciflcally developed for each individual problem, using

some other forms of federal and atate aid. . :

Urban Renewal is g federally ailded program established,
under Title 1 of the Housing Act of 1949 as ewmended, deslgned
- to prevent the spread of blight into good areas, to re~ -
habilitate and conserve areas that can be econonically re-
stored, and to clear and redevelop those areas which cannot
be saved. The Federal Government pays elther two-thirds or
three-fourths the net cost of projects undertaken. The
municipality pays the rest. However, the Clty's share of
costs may be capital improvements as, for instance, a new
gchool, neiwr streets, new parks, playgrounds or recreational
facilities. If the project 1s rehabilitation special FHA
mortgage guarantees are extended to individial property
S owners,

To guerantee that federal funds will not bs wasted and that
"the community is prepared to fight the spread of blight in its
many forms and for a long period, the federal government ree
quires that a "workable program" be prepared prior to final
project approval. However, the Housing and Home Finance
Administrator may permit preliminary pro ject planning (for
which planning advances may be extended) concurrent with
development of the workable progranm. '

- The workable program must be approved by the loeal
governing body and by the Housing and Hows Finance Administrator.
It must alsc meet federal and state requirements. The objec-
tives and general elements of the workable program. are specified
by law. TIdeally it contains the following elements:

a) Adequate local codes and ordinances, effectlvely enforced,

b) A comprehensive plan for development of the community. ‘

¢} Nelghborhood analysis to determine treatment needsd,

d) Adequate administrative organlization to carry out urban .
renewal programs. A :

eg Abllity to meet finanoial requirements.

) Responsibility for adequately rehousing families displaced
by urban renewal and other governmental activities. '

g) CGltizen participation.

J'OHN T. BLACKWELL * 5 BOYLSTON PLACE - BOSTON is, M&SS;.
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: The varlous Urban Renewal areas for which Federal ald
1s sought must be deterlorated or deteriorating and In need
of clearance or rehabilitation. If predominantly residentlal
to start with, the area may be redeveloped or rehabllitated
for any purpose consistent with sound planning. If predom-
indntly non-reslidential or open land, the re=use wlth certain
exceptions, must usually be primarily resldentlal. During
the planning and development of a project, planning advances
are available under the two-thirds formula to help the com-
munity finance survey. end planting work before on~site
operations commence. Temporary loans are also avallable to
the community as working capltal for acquisition, clearance
end site preparation. - . ~

Each urban renewal project requires a plan for the
project area indlcatlng the physlcal changes to be mads, the
proposed_use for each -portlon.of the area to be cleared and
the Iimproved circulatlon arrengements, uwtilities and other
supporting facllities required with the area. In addition,
an orderly relocation plan wmust be In effect if the project

involves displacement of people through clearance.

Downtown

*

Renewal in Downtown, especially the clesrance agpects
of the process, ls more to help the community ashieve more
intensive or higher land-use potentials than it 'is a guestion
of slum clearsnce. Examined strictly from a housing quality
vigwpoint and the conceivable raising of quality standards
through rehabilitation, little of Auburntis downtown housing
is so badly dilapidated as to not be Prehabilitable, Howeaver,
rehabilitation alone is a blind approach unless it contributes
toward a future land w e pattern better than that in effect
today or 1t doesn!t resolve the root dauses underlying blight.
As a doctor doesn't cure a physically sick patiént by pre-
soribing a new sult of clothes, neilther will Renewal ‘solve
the blight problem in resldentlal =areas which are slck beocauase
of external forces working upon them. - .

For this reason rehsbillbatlon should only be used In
those sections of Downtown which have a stable residential
future if boundaries are drawn to protect them from negatlve
outside influences. Over the years clearance projécts should
remove that blighted housing which lies M¥inferlor locations.
Using this as a criteria, specific locations for Renewal
projects are; S T S
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8)

b)

a)

Rehabilitation project including everything from

South Main Street westward to railroad, north and
south boundaries Court Street and Little Androsge

coggin River. Partiel clearance would take place
along boundaries of rallroad and land turned into
a form of buffer.,

- Eventual clearsance prbjeét.of residantial,property

east of South Main Streét end north of Elm Street
for new reuse. - : ) ' _

Eventual clwarance of residential ﬁropérty within
area north of Court Street and within boundary of

- railroad for new rause.

Rehabllitation project North of Court Street, east
of James Street and in a line roughly paralleling the
gulley north of Manley Street for some form of buffer
treatment betuween housing and industrial grouping
along railroad, - ' ‘

dutsida.Downtown

the‘par

Auburnts worst housing is outside the downtown, on
iphery of the bullt-up area. Conditions are such, in at

least two areas that normally‘expected bullding within these
areas will be hindered. '

There could be partial or total clparance at Sandy.

Beach on Taylor Pond, the land to be used for municipal
. recreatlonal use and to clear a pathway. for the reocommended
‘ new parkway. ' : . o

Thefe'would'pndbably have to be total clearance on

Howell and Clifford Streets atStevens Mill Road snd 01ld Hotel
Rodd, across from Sandy Poiat. ‘

a)
)

There could be rehabilitation in retarded subdivisionss
In(the'vicinity of Manley and 01ld Portland Roads, and

Dasterly of South Main Street in the south part of
New Auburn, upon the plateau. The City could remove

 dilapldated frame shacks, reasssemble vacant and cleared

land Into orderly, asaleable parcels, redeslgn streets,
and construet sidewalks in such a manner as to attrash
new and more taxable construction into thege areas.
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Federally aided Urban Renewal could asslst Auburn to
overcome many of 1ts dwellings problems. But the Clty nmust be
prepared to go beyond the lattitudes of the federal project to
completely encompass 1its problems. A sharp, flexible program

. of code enforcement, coupled with a definite policy for removing

oceasional single dillapidated houses from otherwlse good areas, '
must be in effect to protect areass which cannot quallfy for
federal project aild. ’

The areas listed by the consultant as possible renewal
projects have no firm boundaries at the wmoment. Further study
in depth will be required to establish preclge conditions and
boundary outlines. .Under existing leglslation 1t may not be
possible to. qualify all of the suggested projects, especlally

_those to the northiand south of Court Street. However, this can

only be determined by further. study.
As initial steps towards Urban Renewal, Auburn should’

1) contact the Housing and Home Finance Agency, Urban
. Renewal Divlsion for guldance,

2). begin inﬁentorying the City's verious ordinances
and policies as they relate to the "workable program",

3) pfogfém necessary redevelopment work where gaps existk
. to complete this requirement, and ) ‘

). - begin preliminery study oun preclse condlitions wlthin
; thé areas suggested. ' :
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. Avburn Zoning Ordinance

To implement the*auburn-planning~thinking'ébovafset forth, -
& wholly new draft Auburn Zoning Ordinance and Map {Flg. ) was-
written by the planners. . B . o

.The map boundaries had been adjusted here and there to .

- accommodate local circumstances noted by the Planning Board, At
.the suggestion of the Board the draft zoning boundary descriptions
‘were deleted from the draft text g8 previously separately printed

until the- Board should complete i1ts deliberations, o K

o Accordingly, draft zcnidg texﬁAénﬁ map,js@ amended, and .
.separately prin#ed, have been separately submitted with this report,

. Figure presents the major industrial, business, residential, -
farm and forest, and flood plan zoning areas proposed. . They ars
essentlally those described in the neighborhood anglyses with .
planning récommendations, At some points the planning and the .
zoning differ in modest degree, bowing to the political wisdom of
recognlzing élther existing land uses or firmly held expectations.,

' The residentlal zoning proposals are very simple: lower denw
sity throughout outlying Auburn; a range of three higher densities
“throughout Central Auburn except so much as is- non~residential.,

The draft land use provisions for Auburn dwelllings would
permlt residential and farming (under safeguards); mainly onew.
famlly dwellings with rights of conversion to standards set forth,
in view of the "new Auburn"™ and the "new suburbis' that have come
into being. , 3

: The draft industrial use provisions would put the burden on
each applicant for an industrial building permit to show that his
~enterprise or bullding would meet the non-nulsance qualifications :
set forth; the provisions would by silence prohibit home-building in
ereas zoned Industrlal; -and the provisions would permit only -
“speclfied retail and buslness facllities in the industrially zoned
areas, -

The proposed Southwest industrial area (2,200 wcres or more)
18 one of very few such areas in Maine. No other of equal size
- was known to the planners in 1957, located at and bounded by a
ma jor reglonal expressway, with two main line railroads and a
.petroleum products plpeline already in place, and with adequate
Interchange and connectors already existing.
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Two kkinds of Business Districts are proposed: Neighborhood
Business (not bigger than li acres per dlstrict) and General .
- Business; dwellings are proposed to be permitted in both. In
- Neighborhood Business Districts only food, drug, and personal
or professional service stores would be permitted' in General
Business, anything except manufacturing.

- In urban general ‘residence districts tnside the fire zone
as defined in the Auburn Building Code, a range of intensity is
proposed on lots not smaller than 15,000 sq. ft. each with addi-
tional land area required for each additional dwelling units on
such. urban- Lot after the first ‘ _ :

: In urban resldence dlstricts outside the fire zone as above
defined, the lot sizes start with 15,000 sq. ft. per one-family
house wlth additional land area reguired In the limited portions
where more than one-~family 1s permitted_ ' ' _

Tn suburban residential districts, 15,000 sq. Tt, lot size
is prmpoued- in rural ‘districts, 220,000 sq, ft., and in forest
and farming districts, L40,000 59, ft _ .

The urban single-family districts contain, we estimate,
approximately 750 net bulldable acres which would accommodate
some 2100 new dwellings, over and above all existing In those areas,

The principal eight suburban and rural residential districts
recommended in the Land Usc and Clrculation Plan (not counting
additional strips zoned for rural residence in oubtlying Auburn)
appear to aggregabte some 3500 net buildable acres and. would accom=’
modate, we estimate, some 2,250 new one~family dwelllngs, over and
above those already existing, as followss

1) DNortherly: along Center Street between the recommended
Parkway and East Auburn Village, about 150 dwelling3°

2} Northerly: iIn a triangle bounded by Mt. Auburn Cemetery,
Mt. Auburn Avenue, Turner Streset, and Summﬁr Streat, about 180

.dwellings;

3) HNorthwesterly: Dboth sldes of recommended new parkway,
in an area bounded by Summer Street, Park Avenue, a line parallel
- to dnd northerly of Lake Streot, the recommended new parkway and
Taylor Pond, easterly shore, about 300 dwellings;

- i) West Central: between Taylor Broock and vecommended
- .parkway, bounded southerly by Minat Avenue, .about 135 dwellings:

- E
-3
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£

5) Southwesterly. west of the parlway and south of Minot
Avenue, about 130 dwellings,

.~ 6) East of thée parkway and south of Minot Avenue, extending
easterly to Washingbton Street Southbound. and southerly to ths
Little Androscoggin River, abeut 600 dwellings,

7) Beech H1ll northerly, northeasterly, and easterly slopes,
from Marstonts Corner to Washington Street Southbound, south of
the L1ttle Androscoggin River, about 150 dwellings'

8) New Auburn plateau, south of the New Auburn Fire Station,
approximately L50 suburban dwellings, and in a triangle. of rural
territory adjolning southerly between the platean, the Maine Turn-
pike and tha Little Androscoggin River, about 150 dwellings.

In both kinds of business districts, lobts not less than
22,500 sq. ft, area each are suggested, and in Industrial districts,
-not less than 90,000 3q. ft, each with not more than 25 per. cent
land coverage by principal permitted builldings, except. some addi-
tional storage sheds, A 30-ft., wide green perimeter strip is
sugpgested wherever industrial land abuts land residentislly zoned,
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Auburn end A Housing Code

wrlters, which concentrates on matters of structural safety with
a view to fire-danger-reduction., In Auburn this code hithepe

to had been aduinistered by a part~time building Inspector (by
turng the PFirs Chief, the City “ngineer or a Tax Assessorp) .
.but a full-time inspector will be requested in the 1959 Auburn
c¢lty budgest., ~

As stated in the report gectiong on Housing Substandard
ness, Auburn does not appear to have a massed or critical blight
problem on its hands. Also the tight Auburn municipal finance
situation seemed to limit the posslbility of a full time
Houslng Code enforcement staff. For these Teagons the planners
hed felt that g separate housing code was not needed, However,
the situatiqnwapgqaps to,beﬁohanging.fwThe~possibility‘cf*'”*

- fulletine i ilding Inspector plug a rfull time health officer and

equipment (Pixtures) and facllities (number, kind and place~
ment of bathrooms, of tollets, of wash-basging, etc.)}

light and ventllation; heating equipment, and decent, safs
and sanitary maintenance of the bullding structure and ine
stalled equipmant,. The American Publies Health Assoclation
offers good suggestions as to wordsor ordinance as doeg

the HHFA. ‘

JOHN 7. BLACKWELL * B BOYLSTON PLACE * BOSTON 16, MASS,
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As tovAuburn Housing Cods deveiopmﬁnt, the planners
suggest that two distinetly @ifferent substendardness
problems must be encompassed:

1) the ordinance must be able to conbrol and
update stendards for dwelling units in
already existing multi-family structures,
and to effectively regulate fubure conversion
of large structures Inbto smaller units.
These appear to be Auburn?s major "substandard-
ness" housing preblem. Dwelling units inm.wultl-
family structures maluly in or near Downtown
Auburn and in New Auburn.are the ones that
will require the wost surveillamce in-the -
years ahead. S L e T

2) Also, the ordinance wmust be able to reach out -
into the countryside to control Auburnts ether
blight problem, that of the rural slum == the
tar paper shack, the year round use of oence
summertime camps and occasional deteriorating
houses on former farms. Much of this problem .
15 essentlally a building andhealth code problew,
but parts of a housing code would bring
additional powsrs to the scene, for current
correction of exilsting problems especlally as
regards space requived in existing structures
and facilities. These problems currently are not
effectually reachable under the building code
or the health ordinances; axcept in the most
extreme Instances. : '

JOHN T, BLACKWELL » 8 BOYLSTON PLACE * BOSTON 16, MASS
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BUILDING SURVIVAL
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- {Based on structure conditions,
Assessed values, and compatability

with overall design solutions.)
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