




 

   
    

                    
 

 
 

1. CALL TO ORDER:  The Vice Chairman, Mr. Lunt called the meeting to order at 7:00 PM. 

 

2. ROLL CALL:  Regular members present were Curtis Lunt, Shaun Carr, Lisa Ward and Chris Huston.  William 

Kuhl, Dan Leeman and Patrick Maloy were excused.  Also present were Diane Barnes, Town Manager; Don Fellows, 

Town Council Representative and Mark Stambach, Code Enforcement Officer.  There were 5 audience members.  

3. REVIEW OF MEETING RULES:     

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

 

4. WRITTEN COMMUNICATIONS: Minutes of Augusta 26, 2021 

 
The meeting minutes of August 26, 2021 were distributed to all the members.  The Vice Chairman asked if there were 

corrections or additions.  

 

VOTE (2021-63) Mr Carr, seconded by Mrs. Ward moved to approve the Minutes of August 26, 2021.  

Vote: 4-0 Carried. 

  

5. PUBLIC HEARING – None 

 

6. UNFINISHED BUSINESS- None 

 

7. NEW BUSINESS-  Amended Site Plan Review Application 
                                               101 Frost Hill Solar 1, LLC 
                                                Lisbon, Maine 04250 
 

Weston Standish, Civil Engineer with Borrego Solar Systems, Inc., spoke about the request for a smaller system size 
for the Solar project on 101 Frost Hill Avenue, Lisbon Falls.  They are dropping the system size from 4.99 Megawatts 
(AC) down to 1.99 Megawatts (AC).  He said this is driven by a new State Law change, incentivizing smaller systems 
for Solar Farms.  He stated the Western System on Frost Hill Avenue will drop about five acres with less tree clearing. 
 
Mr. Lunt asked if all they were changing is the location.  Mr. Standish said yes, just shrinking the system size within 
the fenced area and the amount of modules and only one equipment area.  The equipment area to the North has dropped 
off.  Mr. Huston asked if the road and turnaround area would stay the same.  Mr. Standish said yes.  Mr. Lunt asked 
if the fence would still have enough room underneath for wildlife to get through.  Mr. Standish said yes.  Mr. Carr 
asked when this change would happen.  Ryan Bagley from Borrego Solar Systems Inc., said they are planning on 
doing this in the spring of 2022. 
 

VOTE: (2021-64) Mr. Carr, seconded by Mr. Huston moved to accept the Application as complete and schedule a 
Public Hearing for September 23, 2021 at 7:00pm.   Vote: 4-0 Carried 

                                                

8. OTHER BUSINESS 

Rural Open Space II Zoning District Language Modification 
 

Shelley Norton from AVCOG (Androscoggin Valley Council of Governments) stated that she looked at the prior 

Comprehensive Plan and the current Plan that was adopted in 2019 and compared the language from both.  Ms. Norton 

said the Comprehensive Plan would need to be updated if the Planning Board makes changes to the Ordinance to either 

eliminate the maximum lot size or to allow for divisions or subdivisions.  She suggested having a Workshop to clarify 

exactly what the Board wants to change in this ordinance and the vision they want for the neighborhood.  Ms. Norton 

said the Town’s Comprehensive Plan is currently consistent with the State Growth Management Act, which means the 

Town would want to have the State review the changes that are made to stay consistent.  She described a subdivision as 

three or more lots or dwelling units, as long as they’re not family, and if the intent is to allow people to do lesser size 

divisions and not a full blown subdivision then they can decide what would be allowed in that neighborhood.  Mr. Lunt  
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said the objective of the Board should be to try and retain the general character of the neighborhood, which is farming.  

He stated that there is about 60 lots in this zone that are affected by the language that’s been changed.  A house or two 

added would be ok, but the Board does not want to see mini subdivisions of four or five lots carving up the farmland.   

 

Mr. Carr stated that farming in Lisbon has ended with no more agriculture in the area.  Farmers now want to get a return 

on their land and maybe the farmers want subdivisions.  He said that the Board wants Lisbon to be an affordable Town 

and if they restrict the building of housing, the Town is going to get too expensive in the long run.  They need to think 

about keeping the Town affordable which means allowing development to take place.   

 

Ms. Norton stated the other consideration with price flow is the services that residential requires are greater than open 

space or farming.  Ms. Norton said she would put together some suggestions for the Planning Board and present them at 

one of their meetings in October.  Mr. Carr asked how quickly this process would take to figure everything out.  Ms. 

Norton said it would take about 2-5 months.   
 

Street Acceptance - One Consecutive Freeze Thaw Cycle 
 

Scott Kelly, representing Premier Development, asked for guidance and understating from the Planning Board regarding 

a street acceptance language.  He said he prepared Wine Time Circle in Kelly Park and surface paved it at the end of 

August.  He has Site-Lines working on the package which is complete and ready to turn over.  He reached out to Public 

Works, who said they could not approve or accept the street because it had not been through a frost cycle.  Mr. Kelly 

spoke with the Public Works Director who said that that is how it is written and he had to follow the Ordinance.  Mr. 

Kelly read the language of the ordinance which reads, proof that the private way has endured without damage at least 

one consecutive freeze thaw cycle after construction.  Mr. Kelly said the road has been constructed and binder paved 

since 2018, so construction was done.  He elected to turn over to the Town a newly paved street, which was recently done.  

He said it is a full street with lights installed and at capacity with one home left that is not under contract at least not until 

maybe Monday. 

 

Mr. Lunt stated that the Planning Board did not write the Ordinance and that it was passed in 2018 by the Council without 

the Planning Board’s input nor does the Planning Board currently have input for that Ordinance and recommended Mr. 

Kelly meet with the Council regarding this matter.  
 

Remote Participation Ordinance 
 

Councilor Fellows made the Planning Board aware that the Town Council recently adopted a Remote Participation 

Ordinance for Emergency or Urgent Issue Conditions Only, (First Reading) in which Members of the body are expected 

to be physically present for meetings except when not practicable, such as in the case of an emergency or urgent issue 

that requires the body to meet via remote methods.  He stated each individual Board within the Town, according to the 

Town Attorney, needs to create their own Ordinance in accordance with the law if they so choose to.   
 

LDC (Lisbon Development Committee) Meeting regarding the Worumbo Site 
 

Mrs. Ward wanted to make everyone aware that there will be an LDC meeting on Wednesday September 15, 2021 at 

6:00pm here at the Town Office Public Meeting Room.  This meeting will be open to the public and will be livestreamed 

as well.  She said one of the biggest issues is the development of the Worumbo Site.  She stated there has been a lot of 

work done on that site over the last year and a half and people have gotten together to promote more input on it.  

 

9. CODE ENFORCEMENT OFFICER – Mark Stambach, the new Code Enforcement Officer for Lisbon 

introduced himself stating that he would be starting on Monday and is looking forward to serving the community.  He 

said he has lived in Lisbon for 35 years, raised three boys here and it has been a good place to live.   

 

10. ADJOURNMENT– VOTE: (2021-65)   Mr. Carr, seconded by Mrs. Ward moved to adjourn at 7:55 p.m.   
Vote 4-0 Carried. 

 

 
Respectfully Submitted: ________________________ 

Lisa B. Smith, Deputy Town Clerk 

Date Approved: October 14, 2021 
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                  Memo 

 

 

 
DATE:  October 8, 2021 
 
TO:  Lisbon Planning Board 
  Town of Lisbon 
   
FROM:  Shelley Norton 
 
RE:  ROSII Zoning Review 

 
 
 
Context: The Planning Board has been made aware of a few situations where land owners have 
objected to current zoning which requires houses to be built upon small lots.  This zoning was 
developed intentionally as a result of the Comprehensive Planning process in 2007 which 
sought to preserve the land designated in the ROSII area as open space for agricultural 
purposes.  The zoning that was adopted restricts the amount of residential development as well 
as residential lot sizes with the result of maintaining large tracts of land for agricultural use. 
 
At its September 9, 2021 meeting, the board asked AVCOG to prepare some alternatives to the 
current zoning restrictions that may address land owner concerns.  A set of alternatives with 
analysis of current zoning is provided below.  It should be noted that any changes that veer 
away from the current vision for the district, as found in the 2019 Comprehensive Plan, will 
require a deeper dive into developing a new vision for this district with community input. 
 
One further note before delving into the specifics, the board should be mindful of the fact that 
wider context may impact this process.  First, any zoning changes will need to be adopted by 
the Town Council.  It is my understanding that in the upcoming November election, four of the 
seven council seats will change membership.  This significant change on the board is worth 
considering.  The board may want to wait on expending significant time or expense on zoning 
changes until the issue can be discussed with the new council to ensure their interest and 
support in exploring changes.  In addition, a market analysis is underway in town which is 
expected to have results in early 2022 which is considering where additional housing density in 
town should be concentrated.  In light of these two events, the board may want to pause this 
process or approach it cautiously.  I think it is still a valid exercise for the board to consider 
what is presented here and discuss these alternatives, with the wider context in mind. 
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Rural Open Space II (ROSII) Current Characteristics: 
 

Allowed Uses and Dimensional Requirements: 
Non-Residential: Agriculture, Forest Management Activities, Timber Harvesting, Open Space 
Use, High Intensity Farming (limited to 25% of the lot), Business occupations by resident in 
detached buildings (C), Lawn & Garden Equipment Sales/Service (C), Warehouses (C), Retail 
Sales of Products Manufactured on Premises (C). 
Residential: Single-family dwelling, mobile home, two-family, ADU (C) (lot size restrictions 
apply). 
Planned Unit Development/ Cluster is not allowed. 
Residential Subdivision is not allowed. 
Backlots are prohibited. 
Lots must be 60,000 – 100,000 sf in size and have frontage on an existing public street with 
1:1.5 lot ratio.  [Effectively, this requires houses be built upon new residential lots of 1.4-2.3 
acres in size, with a road frontage of 200-260 feet, and a depth of 300-390 feet.] 

 
Evaluation: 
This method of land management has concentrated any new house construction along 
Gould Road and Upland Road.  It has restricted residential uses to along the road instead of 
deeper in the lot.  This has had the benefit of limiting how much new impervious surface 
(driveway) is created by limiting driveway length, and has allowed open lands to be 
aggregated behind 300-390 feet from the road for agricultural use, habitat and open space.   
 
The restriction for lot size for residential use has allowed creation of new residential lots of 
1.4 acres – 2.3 acres in size only.  This has limited the amount of land used for a house lot 
allowing larger tracts of land to be kept for agricultural purposes.  It has meant that a 
number of existing lots and lots created by devise (divorce, will, court, etc.) cannot be built 
upon without creating a new lot on the road.  It has prevented property owners from 
building in the rear of a lot, from dividing and selling or gifting land for house construction, 
except along the road and in limited quantity (limit come from how much frontage a lot has 
and not triggering subdivision law), from building subdivision roads, and from dividing more 
than a few lots in a handful of years.   
 
If left in place, it is likely that the land will continue being divided along the road into house 
lots with 200-260 feet of frontage with the larger back lots all left as open space, forested, 
or agricultural lands.  This has been successful at slowing residential growth.  It may also 
have been successful in encouraging continued and new farming.  There are a couple of 
notable farms in this zoning district, Little Ridge Farm on Gould Road, and a property on 
Upland Road just east of Old Meadow Road (Map 05 Lot 39) which has hay operations and a 
standing stone in the front yard (I couldn’t tell from the road if they also have animals or 
just produce hay).  There are also a number of forested or hay/ag fields in this district.   

 



125 Manley Rd, Auburn, ME 04210 207-783-9186 3 
 

Alternatives: 
The Planning Board has asked for alternatives to the current method for restricting 
development.  In this process the board is going to want to evaluate the benefits to the 
community for keeping the current restrictions or making changes against the interest of the 
land owners in this district.  It may be of benefit to consider more broadly how the ROSI district 
is currently being used and what distinguishes these two districts from each other.  It will also 
be helpful to consider what additional or alternative measures can be put into place to make 
farming more viable and protect farm land for future use.   
 
Finally, it is by no means clear that good farmland in town is restricted to the area currently 
zoned ROSII, there are other areas rated as prime farmland or farmland of statewide 
importance in town, although it is typically in a scattered pattern not aggregated in one area.  
This is also not the only district with large forested or field parcels.  Agricultural protections may 
be appropriate in additional areas of town.  Doing a land use study would be helpful.  This could 
identify areas which are conserved, actively farmed, have good agricultural soils, are poor for 
development (due to soils or wet), areas of outstanding habitat and other features.   
 
Finally, farming aside, maintaining rural character and open lands outside of the downtown and 
villages is likely important to many residents who moved to Lisbon for its more rural character.  
Large house lots with suburban landscape is not the same visual experience as forested, farmed 
or otherwise open lands. 
 
With these things in mind, here are some options for zoning change to the ROSII District.  For 
each of these, there are details that would need to be teased out for how it would work, 
therefore, these are just conceptual in nature. 
 

Option. 1* 

Keep housing density the same but allow construction anywhere on the lot.  Allow for 

a transfer of development rights so to speak from the area adjacent to the existing 

public street to allow the same density development set further back.  This wouldn’t 

change the frontage requirement (currently 200-260 feet) and wouldn’t allow backlots, 

it just wouldn’t restrict the development on the lot to be within 390 feet of the road as 

it is restricted now.  A few alternatives for how to implement this:  1. This could be done 

for all lots regardless of use.  2. This could be done for just land in active agriculture 

where the owner can show that the land by the road is better used for farming.  Some 

criteria would need to be established for this such as good soils, good location for a farm 

stand, level or well drained land, already cleared, etc.  *I am not sure exactly how this 

would work given that current density is a factor of road frontage available and lot size, 

but we can probably find a way to make it work. 

 

Option 2. 
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Allowing a farmer or farmers to live on the land which they farm by waiving the lot 

size for a house for active farmers, thereby eliminating the requirement of a division 

of land.  This option would be to allow the primary farmer to have a house (and possibly 

living quarters for farm workers) on the lot where the farm is located without requiring 

them to divide the land.  It could be combined with option #1 above that allows the 

construction deeper in the lot if the land by the road is better utilized by the farm.  The 

town will want to set a standard for what constitutes a farm or an eligible agricultural 

practice and how someone is defined as being actively involved in the farm activity.  This 

is discussed in more detail below. 

 

An additional consideration here would be if an existing farm family member wishes to 

build a house close to the main homestead where both house occupants would be 

closely connected to the farm operation, should that be allowed?  What would be the 

limit on dwelling units for a farm? 

 

Option 3. 

A Planned Unit Development (PUD) option could be developed.  This is a flexible 

development type which allows some relief from zoning standards for a development 

that has benefit to the public.  The appropriateness of this may be limited, but a farm 

that addresses food needs of the local market might be allowed farm worker housing on 

site, for example.  Everyone gets something, the farm gets greater density or other 

benefits and the community has a benefit. 

 
Option 4. 
A more intensive option would be to allow subdivision but only when it sets aside large 

contiguous tracts of land for farming, conservation, forestry, flood protection, habitat, 

etc.  In this case, the house area would be smaller than normal for a rural district (1/2 

acre or less per house) and they would be grouped together to limit road length and to 

allow the open space to be aggregated together.  Conceptually this is used to preserve 

unbroken tracts of land and to reduce infrastructure and impervious surfaces built.  

While small lot sizes can be less popular in areas people deem as “rural” smaller lot sizes 

are attractive to many buyers who do not want a lot of yard maintenance, or who are 

looking for a smaller home or lower new home cost.  This would provide some 

subdivision options but probably only for the large parcels.   

 
 
Further Context and Discussion on “What is a Farm or Someone involved in Agriculture” 

I am going to turn the discussion now to Auburn.  You may know that approximately 40% of 

Auburn is zoned for Agriculture and Forest uses and that there are significant restrictions to 

residential use in this district.  I think this is a good reference as we look at the ROSII.  Auburn 
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requires that lots be a minimum of 10 acres in size and that to build a house you must be 

engaged in farming/ forestry and have a certain amount of household income from farming.  

There are criticisms to this approach, not dissimilar to the criticisms to Libson’s approach.  For 

them the biggest issue is non-farming landowners can’t reside on their land and they can’t 

subdivide and sell house lots.  The other problem is that it has tied up at least 10 acres of land 

for each house built.  There are efforts to get around these requirements with “gentlemen 

farmers” people who do some small farming activity to qualify.  This lot size and income 

requirement has, however, done a fairly good job of limiting divisions and preserving farm and 

forest land.  

 

A takeaway here is that nothing is perfect, but there are some good features about the 

approach that Lisbon took 10-15 years ago.  Land owners can still divide a lot here and there 

and sell it to whoever they want, but large tracts of land are still maintained as open space and 

available for farming.  According to my predecessor who was involved in writing the 

Comprehensive Plan, this process was very collaborative and land owners at the time were 

consulted extensively.  At that time, the Comprehensive Planning process for the state required 

a rural area be identified.  While there are less restrictions in this process now, it is beneficial to 

have an area where land is available for farming instead of having all the large tracts of land 

broken up and built upon.  This is why we do land use planning for the future, to avoid that sort 

of situation. 

 

Auburn hired Crossroads Resource Center which prepared a set of recommendations for their 

agricultural zone in 2018.  In this document, Crossroads looked at USDA guidelines and came up 

with some possible criteria for determining what would meet the criteria for a farm or 

“meaningful engagement with the land” which is a term they more commonly used.  This sort 

of discussion would likely be necessary if we were devising special exceptions for those building 

a house who are “farming.”  We then need to determine what constitutes a farm, farmer, 

someone engaged in agriculture, etc., whatever we call it.  They came up with the below 

suggestions as an alternative criteria to the family income requirement the City of Auburn has 

for determining if a home can be built in the ag zone, any one of the below would qualify the 

land for one home to be constructed by the owner: 

 

a. A farm that sells at least $25,000 of products in an average year to any market, 

anywhere, as recorded on an IRS Schedule F tax return, OR it must document 

any of the following: 

b. The farm sells at least $2,500 of consumer food items to (insert geographic 

area); 

c. The farm sells at least $2,500 of firewood, or wood chippings for pelletizing, to 

Lisbon and area residents for home woodstove heating; 

d. The farm sells or donates at least $2,500 of consumer food items to Good 

Shepard Food Bank or any similar local food relief effort; 
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e. The farm sells or donates at least $2,500 of clean compost to gardeners and 

farmers in Lisbon; 

f. The farm sells or donates at least $2,500 of consumer food items to schools, 

hospitals, or colleges located in the region. 

[Note: other specific sales figures may be inserted here.] 
The challenge identified by Crossroads is that this may encourage applicants to meet specific 
criteria without actually launching a genuine farm operation. 
 
 
Comparison to the ROSI District (provided as a point of reference/comparison): 
Zone is intended for a range of family and rural residential uses, primarily as rural and low-
density residential.  Also appropriate for commercial uses related to the sale of agricultural 
products and home occupations. 
Single-family – 100,000 sf minimum lot size, 300-feet road frontage; 
multi-family – 60,000 sf minimum lot size per DU, 300-feet frontage (4 lots) more for additional 
DU; 
Ag/high density farming – 5 acre minimum with 25% of lot used, 300-feet frontage 
Other uses – 100,000 sf, 300-feet frontage 
No restrictions on backlots, planned unit development/cluster, or subdivisions.  No restrictions 
on where the house is located. 
 
Concluding Thoughts 
Finally, as the town considers changes to the ROSII, I think the following questions are good for 
consideration and I encourage the board members to drive these districts and get familiar with 
what uses are currently happening in the ROSI and ROSII district. 
 
Question:  Has the development in this zone been desirable?  Are the zone requirements giving 
the town what it wants?   
Question:  Where is the farming taking place in town?  Which zones?  Where is there good land 
for farming in the future? 
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