
 

AGENDA 
PLANNING BOARD MEETING 

August 24, 2023 
LISBON TOWN OFFICE 

7:00 PM MEETING 
 

 
1. CALL TO ORDER 
2. ROLL CALL 
 Shaun Carr, Chair 

Nicholas Craig, Vice Chair 
Natalie Thomsen 
Christopher Huston 
Patrick Maloy 
William Kuhl 
Dan Leeman 

3. CHAIRMAN’S REVIEW OF MEETING RULES 
  A. Planning Board Meeting Rules 
4. WRITTEN COMMUNICATIONS 
  A. Minutes of August 10, 2023 
5. PUBLIC HEARINGS 
6. UNFINISHED BUSINESS 
7. NEW BUSINESS 
  A. Case #23-16 Conditional Use Application - Ancient York Lodge-8 Oak St. Lisbon Falls - 

Map U05 Lot 017 
  B. Case #23-17 Site Plan Review Application - Ancient York Lodge - 8 Oak St, Lisbon Falls - 

Map U05 Lot 
017                                                                                                                                          

  C. Case #23-18 Site Plan Review Application Subdivision - 56 Pinewoods Rd, Lisbon, ME 
- Map 08 Lot 40C 

8. OTHER BUSINESS 
  A. LD 2003 Compliance – Zoning and ADU (Accessory Dwelling Units) Ordinance Change 

discussion 
  

9. CODE ENFORCEMENT OFFICER ITEMS 
10. ADJOURNMENT - Adjourn To Workshop 
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1. CALL TO ORDER:  The Chairman, Mr. Carr, called the meeting to order at 7:00 PM.

2. ROLL CALL:  Regular members present were Shaun Carr, Chris Huston, Patrick Maloy and Nicholas Craig.  Associate 
Member Dan Leeman was present as well. Also present was Mark Stambach, Code Enforcement Officer; Councilor 
Fellows, Town Council Liaison; and Kate Burch, Town Planner. Mr. Kuhl was excused.

3. REVIEW OF MEETING RULES:   

       The Chairman explained the meeting rules are located on the back of each agenda.  

4. WRITTEN COMMUNICATIONS: Minutes of July 27, 2023

The meeting minutes of July 27, 2023 were distributed to all the members.  The Chairman asked if there were corrections 
or additions. 

VOTE: (2023-78) Mr. Huston, seconded by Mr. Maloy, moved to approve the Minutes of July 27, 2023. 
Vote: 4-0 Carried.

5. PUBLIC HEARINGS – NONE

6.   UNFINISHED BUSINESS – Findings of Facts
Case #23-12 - Conditional Use Application – Park St. Friends Daycare

VOTE: (2023-79) Mr. Craig, seconded by Mr. Maloy, moved to dispense with the reading of the Findings of Facts 
for Case #23-12 and insert it into the record as follows:

In the Matter of:

Case #23-12 - Conditional Use Application
Park Street Friends Daycare
Heidi Stuart
7 Park Street
Lisbon, Me 04250
Map U19 Lot 75

Findings of Fact

The applicant submitted a Conditional Use Application for a Daycare at 7 Park Street, Lisbon, Map U19 Lot 75. The 
Planning Board first considered the application on June 22, 2023 and accepted the application as complete. On July 27, 
2023 the Board conducted a public hearing.  On July 27, 2023, the Planning Board approved the Conditional Use Permit.

Conclusion of Law

General Review Standards: Lisbon Code of Ordinances. Article III – Conditional Uses. 

Performance Standards.

1. Application for Site Plan Review
• Completed the Local Ordinances Checklist
• Completed the Conditional Use Permit Standards Checklist

Therefore, the Planning Board hereby approves the Conditional Use Permit Application for Park Street Friends 
Daycare.

Vote: 4-0 Carried.

VOTE: (2023-80) Mr. Craig, seconded by Mr. Maloy moved to dispense with the reading of the Findings of Facts 
for Case #23-13 and insert it into the record as follows:

PLANNING BOARD 
MINUTES

AUGUST 10, 2023

William Kuhl, Chair- Regular 2023 
Vacant- Regular 2025

Christopher Huston– Regular 2025
Patrick Maloy– Regular 2024

Shaun Carr– Regular 2024
Dan Leeman – Associate 2025 

Nicholas Craig – Associate 2024
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In the Matter of:

Case #23-13 -Conditional Use Application – Changing garage to In-law Apt.
Michael Capprini
8 Center Street
Lisbon Falls, Me 04250
Map U07 Lot 149A

Findings of Fact

The applicant submitted a Conditional Use Application to change a Garage to an In-law Apartment located at 8 Center 
Street in Lisbon Falls, Tax Map U07 Lot 149A.

The Planning Board first considered the application on June 22, 2023 and accepted the application as complete. On July 
27, 2023 the Board conducted a public hearing.  On July 27, 2023, the Planning Board approved the Conditional Use 
Permit.

Conclusion of Law

General Review Standards: Lisbon Code of Ordinances. Article III – Conditional Uses. 

Performance Standards.

1. Application for Site Plan Review
• Completed the Local Ordinances Checklist
• Completed the Conditional Use Permit Standards Checklist

Therefore, the Planning Board hereby approves the Conditional Use Permit Application for Michael Capprini to 
Change a Garage to an In-law Apartment.

Vote: 4-0 Carried.

VOTE: (2023-81) Mr. Craig, seconded by Mr. Leeman moved to dispense with the reading of the Findings of Facts 
for Case #23-14 and insert it into the record as follows:

In the Matter of:

Case #23-14 –Conditional Use Application – Compost
Bush’s Bushes
Edward Bush
159 Ridge Road
Lisbon Falls, Me 04252
Map R05 Lot 007

Findings of Fact

The applicant submitted a Conditional Use Application for Composting at 159 Ridge Road, Lisbon Falls, Map R05 Lot 
007. The Planning Board first considered the application on June 22, 2023 and accepted the application as complete. On 
July 27, 2023 the Board conducted a public hearing.  On July 27, 2023, the Planning Board approved the Conditional 
Use Permit.

Conclusion of Law

General Review Standards: Lisbon Code of Ordinances. Article III – Conditional Uses. 

Performance Standards.

1. Application for Site Plan Review
• Completed the Local Ordinances Checklist
• Completed the Conditional Use Permit Standards Checklist

Therefore, the Planning Board hereby approves the Conditional Use Permit Application for Bush’s Bushes for 
Composting.

Vote: 3-0 Carried.  (Mr. Huston and Mr. Maloy abstained due to a conflict of interest.  The Chairman extended 
voting privileges to Mr. Leeman)

Page 4 of 98



7. NEW BUSINESS – Rt. 196 Design Corridor Ordinance Discussion

Ms. Burch presented the Board with a proposed new Rt. 196 Checklist as follows:

 Overview 
The following document is a draft checklist for the Route 196 Design Standards. 

The purpose of this checklist is to make it easier for applicants to understand which standards apply to their project, and 
to create a way for applicants to clearly communicate how they will fulfill each standard. 

The goal is to improve the process by which the Planning Board reviews these standards, and to make it simple for the 
Code Enforcement Officer to determine if the applicant has fulfilled this aspect of an approved site plan. 

Route 196 Design Standards Review Checklist

The Route 196 Design Standards provide a tool for the Town of Lisbon to improve the visual character of the Route 196 
corridor. These standards and guidelines are meant to ensure that new development and redevelopment is designed and 
constructed with desired character in terms of architecture, scale, site layout and aesthetic/visual effect. 

The purpose of this checklist is to make it easier for applicants to fulfill the Route 196 Design Standards, and to facilitate 
project review by the Planning Board and/or Code Enforcement Officer. 

● For clarification or more information on specific guidelines in this checklist, see Chapter 70, Article VII of the 
Lisbon Code of Ordinances. 

● For a visual guide to the Route 196 Design Standards, see 
https://www.lisbonme.org/sites/g/files/vyhlif3366/f/uploads/rt196-design-guidelines_adopted2014.pdf 

Project Name: ____________________________________________________________________________ 
Applicant Name: __________________________________________________________________________ 
Address: _________________________________________________________________________________ 

Applicable project: 
o Site Plan Review 
o Non-Residential Subdivision 
o Signage Permit 
o Conditional Use Permit 
o Other* ___________________________________________________________________________ 

*For all other permits, all new buildings, major alterations, and alterations facing Route 196, Main Street, or Village 
Street must conform to these standards. Site improvements must conform to the landscaping standards. 

Project Location: 
o Village Character District 
o Village Main Street Character District 
o Highway Character District 
o Rural Transition Character District 
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Design Standards for All Districts
All standards must be depicted on site plans/landscaping plans, or described on this form.

Access & Parking

Page 6 of 98



Utilities & Lighting

Building Design & Materials
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Landscaping, Buffers, & Screening

Design Standards for Specific Character Districts 
All standards must be depicted on site plans/landscaping plans, or described on this form.

Village Character District Only
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Village Main Street Character District Only

Highway Commercial Character District Only
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Rural Transition Character District Only

*******************************************************************************************

LD 2003 Compliance – Zoning and ADU (Accessory Dwelling Units) 
Ordinance Change discussion

Ms. Burch explained that LD 2003 is a new State Law intended to create more housing that will supersede some local 
laws.  The Town will need to comply with these by January of 2024.  Ms. Burch said there are three main parts to LD 
2003:

1: Accessory Dwelling Units
2: Density Requirements
3: Affordable Housing Density Bonus

Her attached Memo is a follows:

LD 2003 Compliance

Overview 
Lisbon will need to make changes to zoning and ADU ordinances by January 2024 to comply with LD2003.
______________________________________________________________________________

Accessory Dwelling Units 
According to LD2003, ADUs must be allowed in any zone where housing is allowed. Therefore, we propose updating 
the land use table so ADUs are permitted in all residential zones and conditional in the zone where housing is 
conditional. 

Sec. 70-531. - Table of land uses. 

Current table:
Residential Uses RP LR GR RO-I RO-II RR LRR V C I DD 

Accessory Dwelling Unit 
C C C C C C C C NO NO C 
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Proposed Changes:
 Residential Uses RP LR GR RO-I RO-II RR LRR V C I DD 
Accessory Dwelling Unit 

C P P P P P P P NO NO C 

Additions are underlined in underlined, deletions are struck through. The major changes proposed are:
• Adjusting conditional use language
• Adding additional ADU description
• LD2003 does not allow towns to have parking requirements for ADUs.
• We propose eliminating the provision that the principal dwelling or the ADU must be owner-occupied, as this 

is nearly impossible to enforce in the long term.

Sec. 70-616. - Accessory dwelling unit.

(1) Purpose. The purpose of the Accessory Dwelling Unit standards are to:
• Increase the supply of affordable housing without the need for more infrastructure or further land   
development.

• Provide flexible housing options for residents and their families.
• Integrate affordable housing into the community with minimal negative impact.
• Provide elderly citizens with the opportunity to retain their homes and age in place.

(2) Conditional Use Permit Required. In zones RP, C, I, and DD, the Planning Board is authorized to grant a Conditional 
Use Permit to allow for Accessory Dwelling Units in accordance with the restrictions and requirements of this section.

• The Conditional Use permit shall run with the land, not the property owner.

(3) Criteria for Approval. All of the following criteria must be met in order for the Planning Board to approve an Accessory 
Dwelling Unit.

• A maximum of one (1) Accessory Dwelling Unit may be permitted on a property located in zoning 
districts that allow single-family dwellings.
• The Accessory Dwelling Unit can be within the existing home, attached to it, or in a new structure.
• The Accessory Dwelling Unit shall have an independent means of ingress and egress.
• A minimum of two (2) off-street parking spaces shall be provided for the Accessory Dwelling Unit.
• The applicant must demonstrate adequate provisions for water supply and sewage disposal for the 
accessory and principal dwelling units. Water and wastewater systems for the principal dwelling 
unit and Accessory Dwelling Unit may be shared or separate.

• Either the principal dwelling unit or the Accessory Dwelling Unit must be owner occupied. The 
owner must demonstrate that one of the units is their principal place of residence. Both the primary 
dwelling unit and the Accessory Dwelling Unit must remain in common ownership.

• Accessory Dwelling Units shall maintain an aesthetic continuity with the principal dwelling unit as 
a single-family dwelling.

• An Accessory Dwelling Unit shall not exceed 800 square feet.
• The Accessory Dwelling Unit shall have no more than 2 bedrooms.

(4) An Accessory Dwelling Unit that complies with the requirements of this section shall not be considered an additional 
dwelling unit when calculating lot area per family under the space and bulk regulations of the Code.

(5) All necessary building and occupancy permits shall be obtained from the Code Enforcement Officer. Compliance with 
all building codes applicable to the construction of an Accessory Dwelling Unit is required.

_________________________________________________________________________________________________

Growth Areas & Density Updates

LD2003 requires towns to allow minimum housing density based on growth and rural areas as designated by the Future 
Land Use Map in the Comprehensive Plan.
In Growth Areas, the minimum density required by LD2003 is:

• A lot without a dwelling unit can have 4 units.
• A lot with a dwelling unit can have 2 additional dwelling units (one attached and one detached.)

LD2003 will require grant an additional density bonus for affordable housing in Growth Areas:
• In Growth Areas, there is an affordable housing density bonus. A developer can build 2.5x the number of allowed 
units if they are affordable, with 2 parking spaces required for every 3 units.

In Rural Areas, the minimum density required by LD2003 is:
• A lot without a dwelling unit can have up to 2 units.
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Like many towns, Lisbon’s Comprehensive Plan includes a Future Land Use Map with “fuzzy” boundaries. The map does 
not line up exactly with the town’s zoning areas, and in some cases, the Growth Area overlaps with existing limited 
residential and rural zoning. This map is compliant with the state requirements and gives a rough guide to growth vs rural 
areas, and was developed with the intent that the town would determine exact zoning boundaries later. However, the 
LD2003 requirements mean that the town will have to address some of these discrepancies. 

For the purposes of LD2003 compliance, the simplest path forward will likely be for the Board to update the Future Land 
Use Map and amend the Comprehensive Plan. 

See the following images of the Future Land Use Map, zoning map, and the two maps overlaid.

Lisbon Zoning Map
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2019 Future Land Use Map
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Future Land Use Map overlaid on Zoning Map
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8. OTHER BUSINESS – NONE

9. CODE ENFORCEMENT OFFICER – NOTHING TO REPORT

10. ADJOURNMENT

VOTE: (2023-82) Mr. Craig, seconded by Mr. Maloy, moved to adjourn at 8:05 pm.  Vote: 5-0 Carried.

Respectfully Submitted: ____________________________
Lisa B. Smith, Deputy Town Clerk
Date Approved: August 24, 2023
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Town of Lisbon 
Harry Moore, Jr., Chair 2024 

Raymond Robishaw, Vice Chair 2024 
Mark Lunt 2025 

Donald Fellows 2025 
Jo-Jean Keller 2025 
Christine Cain 2024 

Fern Larochelle 2023 
 

 

MEMO 
To: Town Council 
From: Glenn Michalowski, Town Manager 
Subject: LD 2003 Compliance – Zoning and ADU (Accessory Dwelling Units) Ordinance 

Change discussion 
  

Date: August 24, 2023 
     
  
Summary  
  
Recommendation  
  
Attachments 
1. LD2003_8.24PBMemo 
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49 Pineland Drive, Suite 102 New Gloucester ME 04260 
207-400-6097 | www.northstar-planning.com 

 

 
 
 
MEMORANDUM 
 
TO: Lisbon Planning Board 
 
CC: Mark Stambach, Code Enforcement Officer 
 
From:  Kate Burch, Planner, North Star Planning 
 
RE:  LD 2003 Compliance 
 
Date: August 17, 2023 
 
 
Overview 
 
The Town of Lisbon will need to make changes to zoning and ADU ordinances by 
January 1, 2024 to comply with LD2003. At the August 10, 2023 Planning Board 
meeting, the Board discussed the requirements of LD2003 and requested that North 
Star Planning prepare an outline of all required changes.  
 
There are three sections of LD2003 that are relevant to the Town of Lisbon’s Land 
Use Ordinance. These are listed below, along with our notes and recommendations 
for ordinance changes to comply with each section. 
 
Note that all future development will still be subject to shoreland zoning restrictions, 
the verification of adequate water and wastewater capacity, and any private 
restrictions (like easements, covenants, or deeds) that would limit the number of 
dwelling units. 
 
 
1: Affordable Housing Density Bonus (30-A MRSA §4364) 
 
LD2003 Requirements 
This section establishes an automatic density bonus of 2.5 times the base zoning for 
affordable housing developments that: 

• Meet the definitions of affordable housing: the majority of units have to be 
affordable to households whose income does not exceed 80% of median 
income for rentals, or 120% of median income for owned housing 
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• Are in a designated Growth Area in a state consistent Comprehensive Plan, or 
are served by “public, special district or other comparable” sewer or water 
system 

o Privately owned and operated engineered wastewater treatment and 
disposal systems serving a project will likely meet this definition, as will 
private wells that meet the DEP requirements for Public Water 
Systems. 

• Are in an area where multifamily is allowed in town 
 
Lisbon Ordinance Changes 
NSP recommends adding a reference to the statute in the dimensional 
requirements. 
 
Sec. 70-535. - Bulk and space standards. 

(1) Lots in each district shall meet or exceed the minimum requirements as 
identified in section 70-536, (refer also to article VI of this chapter). 

(2) Multifamily development designated as affordable housing according to the 
requirements of 30-A MRSA §4364 is eligible for a density bonus of 2.5 times 
the base density in Sec. 70-531. 

 
 
2: Accessory Dwelling Units (30-A MSRA §4364-B) 
 
According to LD2003, Accessory Dwelling Units (ADUs) must be allowed in any zone 
where housing is allowed. LD2003 does not allow towns to have parking 
requirements for ADUs. NSP also recommends eliminating the provision that the 
principal dwelling or the ADU must be owner-occupied, as this is nearly impossible 
to enforce in the long term. 
 
Lisbon Ordinance Changes 
 
Sec. 70-531. - Table of land uses. 
 
Residential Uses RP LR GR RO-I RO-II RR LRR V C I DD 

Accessory Dwelling Unit C P P P P P P P NO NO C 
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Sec. 70-616. - Accessory dwelling unit. 

(1) Purpose. The purpose of the Accessory Dwelling Unit standards are to: 
a. Increase the supply of affordable housing without the need for more 

infrastructure or further land development. 
b. Provide flexible housing options for residents and their families. 
c. Integrate affordable housing into the community with minimal negative 

impact. 
d. Provide elderly citizens with the opportunity to retain their homes and age 

in place. 

(2) Conditional Use Permit Required. In zones RP and DD, the Planning Board is 
authorized to grant a Conditional Use Permit to allow for Accessory Dwelling Units in 
accordance with the restrictions and requirements of this section. 

a. The Conditional Use permit shall run with the land, not the property owner.  

(3) Criteria for Approval. All of the following criteria must be met in order for the 
Planning Board to approve an Accessory Dwelling Unit. 

a. A maximum of one (1) Accessory Dwelling Unit may be permitted on a 
property located in zoning districts that allow single-family dwellings. 

b. The Accessory Dwelling Unit can be within the existing home, attached to it, 
or in a new structure. 

c. The Accessory Dwelling Unit shall have an independent means of ingress and 
egress.  

d. A minimum of two (2) off-street parking spaces shall be provided for the 
Accessory Dwelling Unit.   

e. The applicant must demonstrate adequate provisions for water supply and 
sewage disposal for the accessory and principal dwelling units. Water and 
wastewater systems for the principal dwelling unit and Accessory Dwelling 
Unit may be shared or separate. 

f. Either the principal dwelling unit or the Accessory Dwelling Unit must be 
owner occupied. The owner must demonstrate that one of the units is their 
principal place of residence. Both the primary dwelling unit and the Accessory 
Dwelling Unit must remain in common ownership. 

g. Accessory Dwelling Units shall maintain an aesthetic continuity with the 
principal dwelling unit as a single-family dwelling. 

h. An Accessory Dwelling Unit shall not exceed 800 square feet.  
i. The Accessory Dwelling Unit shall have no more than 2 bedrooms.   
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(4) An Accessory Dwelling Unit that complies with the requirements of this section 
shall not be considered an additional dwelling unit when calculating lot area per 
family under the space and bulk regulations of the Code. 

(5) All necessary building and occupancy permits shall be obtained from the Code 
Enforcement Officer. Compliance with all building codes applicable to the 
construction of an Accessory Dwelling Unit is required. 
 
 
3: Multiple Dwelling Units on any property where housing is allowed (30-A MSRA 
§4364-A) 
 
LD2003 requires towns to allow minimum housing density based on growth and 
rural areas as designated by the Future Land Use Map in the Comprehensive Plan. 
 
In Growth Areas, the minimum density required by LD2003 is: 

• A lot without a dwelling unit can have 4 units. 
• A lot with a dwelling unit can have 2 additional dwelling units (one attached 

and one detached.) 
 
In Rural Areas, the minimum density required by LD2003 is: 

• A lot without a dwelling unit can have up to 2 units. 
 
Lisbon Ordinance Changes 
 
The Future Land Use Map in Lisbon’s 2019 Comprehensive Plan includes the Village 
Zone and parts of the General Residential and Limited Residential zones in the 
Growth Area.  Currently, the Village (V) and General Residential (GR) zones already 
allow 4 dwelling units on a parcel, while Limited Residential (LR) only allows 2 units 
on a parcel.  
 
Lisbon must amend the Land Use and Dimensional tables to allow at least 4 
dwelling units on parcels in V, GR, and LR. Lisbon must also make two-family homes 
a conditional use in the Resource Protection zone (RP) because single-family homes 
are a conditional use there, and LD2003 requires that any lot where housing is 
allowed in rural areas can have up to 2 dwelling units. 
 
All proposed changes follow. 
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Sec. 70-531. - Table of land uses. 
 

Residential 
Uses 

RP LR GR RO-I RO-II RR LRR V C I DD 8 

Accessory 
Dwelling 
Unit 

C C C C C C C C NO NO C 

Single-
family 
Dwelling 

C P P P P P P P NO NO P 10 

Mobile 
Home 

NO NO NO P P P NO NO NO NO NO 

Two Family 
Dwelling 

C P P P P P P P NO NO P 10 

Multifamily 
Dwelling 

NO P/C 6 P/C 6 P/C 6 NO P/C 6 NO P C 11 NO P 10 

 
Footnote 6: Multifamily dwellings containing more than four units require a conditional use permit, 
unless those units are designated as an affordable housing density bonus in accordance with 
30-A MRSA §4364. 
 
 
Sec. 70-536. - Dimensional requirements. 
 

  Minimum  Lot Size/Density Minimum Road Frontage 
Village     
w/o water and sewer 20,000 SF per DU 50’ 
Single-family (SF) w/ water and sewer 5,000 SF   
multifamily (MF) w/ water and sewer 3,000 SF per DU   
General Residential     
SF w/o water and sewer 25,000 SF 100’ 
SF w/ water and sewer 10,000 SF   
MF w/o water and sewer 20,000 SF per DU 50’ per DU 
MF w/ water and sewer 10,000 SF per DU   
Limited Residential     
SF w/o water and sewer 30,000 SF 100’ 
SF w/ water and sewer 15,000 SF   
duplex MF w/o water and sewer 50,000 SF 25,000 SF per DU 150’ 75’ per DU 
duplex MF w/ water and sewer 23,000 SF 11,000 SF per DU  
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Comprehensive Plan Future Land Use Map 
 
Like many towns, Lisbon’s Comprehensive Plan includes a Future Land Use Map 
with simplified shapes that do not line up exactly with the town’s zoning areas. There 
is one area (circled) where the simplified shape of the growth area intrudes into the 
ROS-I and ROS-II zones, which the plan intended to keep as rural areas. We are 
awaiting advice from the State to see if we can amend the Comprehensive Plan 
Future Land Use Map with a refined boundary in that area.  

 

 
Proposed Future Land Use Map Amendment 

2019 Future Land Use Map - excerpt 2019 Future Land Use Map overlaid on Lisbon zoning map 
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