
 

                                AGENDA 

      PLANNING BOARD MEETING 

JULY 27, 2023 
LISBON TOWN OFFICE 

7:00 PM 

 
 
 
 

1.  CALL TO ORDER – Election of Officers: Chair & Vice Chair 

  

2. ROLL CALL 
 

  William Kuhl (Associate) 

____Vacant 

 

  Chris Huston 

 

  Nicholas Craig 

  Shaun Carr   Patrick Maloy   Dan Leeman (Associate)  

3. CHAIRMAN’S REVIEW OF MEETING RULES  

 

4. WRITTEN COMMUNICATIONS – Minutes of June 22, 2023 

 

5. PUBLIC HEARINGS - Case #23-12 - Conditional Use Application – Park St. Friends Daycare 

         Case #23-13 - Conditional Use Application – Changing garage to In-law Apt. 

         Case #23-14 - Conditional Use Application – Compost – Bush’s Bushes 

 

 

6.   UNFINISHED BUSINESS – Case #23-11 Little Orchid Day Care – Conditional Approval 
 

 Findings of Facts – Little Orchid Day Care – 20 Main Street, Lisbon Falls 

 

 Case #23-12 - Conditional Use Application 

                   Park Street Friends Daycare 

                   Heidi Stuart 

                   7 Park Street 

                   Lisbon, Me 04250 

                   Map U19 Lot 75 

 

       Case #23-13 -Conditional Use Application – Changing garage to In-law Apt. 

                 Michael Capprini 

                  8 Center Street 

                  Lisbon Falls, Me 04252 

                  Map U07 Lot 149A 

 

       Case #23-14 –Conditional Use Application – Compost 

                  Bush’s Bushes 

                  Edward Bush 

                  159 Ridge Road 

                  Lisbon Falls, Me 04252 

                  Map R05 Lot 007 

                    

7.   NEW BUSINESS – None 

 

        8.  OTHER BUSINESS - None 

 
9. CODE ENFORCEMENT OFFICER ITEMS –  

10. ADJOURNMENT - 

  

Nicholas Craig- Regular 2026  
Vacant- Regular 2025 

Christopher Huston– Regular 2025 
Patrick Maloy– Regular 2024 

Shaun Carr– Regular 2024 
Dan Leeman–Associate 2025  

William Kuhl–Associate 2024 
 

 



 

 

LISBON PLANNING BOARD – MEETING/HEARING RULES 

 
The Board welcomes everyone to the meeting of the Lisbon Planning Board.  If this is a meeting which will include a hearing, some 

special provisions will apply and are listed below.  While we value the input of every interested person, we must limit the comment 

period in order to conduct business in a timely fashion. 

 

Meeting Format – The format for each meeting (whether regular or special) shall be in strict accordance with Article 4, Section 4.1.6 

of the Planning Board Bylaws.  Please note that the Chair may change the order of business for the current meeting upon a majority 

vote of the Board. 

 

All meetings shall be conducted in such a manner as to be completed within two and one half (2.5) hours of commencement. The 

Board, by unanimous consent, may decide to extend a meeting but only at the point where the meeting can be concluded within 

another hour.  Any action after that point requires a tabling or postponing order. 

 

Public Participation – With regard to participation by the public, all comments to the Board and from the Board shall be made 

through the Chair.  The attending public may participate as follows: 

 During Regular Meetings- is allowed at the discretion of the Chair, but only after introduction of an agenda item and 
appropriate motions with time for explanation and Board member questions.  The public may be allowed to comment, but 
during that period, the public may address that agenda item only and each participant shall be limited two (2) minutes.  
Each participant may address the Board only one time unless requested by the Chair to comment further, and the Chair 
may limit time for comments to no more than ten (10) minutes in total on any one agenda item.  A member of the public 
who wishes to comment on an item not on the agenda may be allowed to speak during the “Other Business” portion of 
the agenda. 

 

 During Workshops – The attending public may not participate unless the Chair allows or requests such comment. 
 

 During Site Visits– This is a special meeting in all respects except that the public is not allowed to participate.  Although 
the public is allowed to be present, comments and explanations will only be accepted by Board members and an applicant 
or agents representing an applicant.  Only participant comments may be considered in any notes taken for minutes of such 
meeting. 

 
 During Hearings – The attending public may speak only in accordance with the specific rules set up for hearings. 

 

 The public must comment only when specifically allowed.  The Chair shall emphasize that no decisions are made 
during the hearing and the process may not conclude during the regular current meeting.  Finally, the Chair will state 
that order must be maintained and is required of all participants. 

 There will be a Call by the Chair to open a specific hearing with case number followed by a Call for a Presentation by 
the Applicant or Representative or attorney and witnesses without interruption.  Then general questions may be 
asked through the Chair to the applicant by Board members and people who will be directly affected by the project 
(e.g., abutters).  Then requests for more detailed information on the evidence presented by the applicant will be 
allowed by the same parties. 

 Next there will be a call for presentations by abutters or others including their attorneys and witnesses, who will be 
directly affected by the project. 

  Then questions through the Chair, by the applicant and Board members to the people directly affected and the 
witnesses who made presentations will be allowed. 

 Next there may be rebuttal statements by any of the people who testified previously. 

 Following that, comments or questions by other interested people in the audience will be entertained.  Comment by 
those other interested people in the audience will be limited in the same fashion as for regular meetings, i.e. two (2) 
minutes per person and ten (10) minutes overall.  The hearing will be closed at the end of public comment. 

 

 It is important that respect for each person be considered. There will be opposing views and opinions and all will be 
considered without impunity.  All persons speaking within the guidelines delineated herein will be treated with respect and 
 allowed to complete the statement or viewpoint.  Any individual who speaks out of turn or in such a manner as to be 

    considered unruly by the Chair, may be warned and then removed if the situation creates a significant disruption of the  
orderly conduct of the business of the Board. 



 

 

   
    

                    
 

 
 

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

2. ROLL CALL: Regular members present were Shaun Carr, Chris Huston (arriving at 7:06 pm), Patrick Maloy and Nicholas 

Craig. Associate Members Dan Leeman and William Kuhl were present as well. Also present was Mark Stambach, Code 

Enforcement Officer; Councilor Fellows, Town Council Liaison; Kate Burch, Lisbon’s Contracted Planner, and 8 audience 

members. Curtis Lunt 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 June 08, 2023 

The meeting minutes of June 08, 2023 were distributed to all the members.  The Chairman asked if there were corrections or 

additions.  

 

VOTE: (2023-64) Mr. Maloy, seconded by Mr. Carr moved to approve the Minutes of June 08, 2023.  

Vote: 3-0 Carried. 

5. PUBLIC HEARINGS – Conditional Use Application – Little Orchid Daycare 

 
Mr. Kuhl opened and closed the Public Hearing with no comments from the public. 

 

6.   UNFINISHED BUSINESS – Androscoggin –Sagadahoc Counties Extension Assoc. - Abutter to Case 23-11 

 

Mr. Stambach stated Andro-Sagadahoc Counties Extension Assoc., an abutter to the Little Orchid Daycare, voiced their concerns 

about the Daycare’s play area.  They believe the portion of the play area may belong to the association.  The Association just 

learned of this recently and are attempting to sort this out, stating if the land does belong to them that they are not willing to 

commit to having it used as a playground area. Mr. Stambach said he does not have any documentation to back this up. A survey 

would need to be done on the property to get a clear picture of the property lines. 

 

Mr. Kuhl stated there has been a daycare there for years and this has never come up. Mr. Maloy asked if it is the Board’s  

Responsibility to determine where the property lines are. Mr. Stambach said no but they can make it as part of a condition for 

the applicant to work this out with the abutter. 

 
     Case #23-11 – Conditional Use Application 

                                   Rianne Morris 

        Little Orchid Daycare 

                  20 Main St, Unit C 

        Lisbon Falls, Me 04252 

                    Map U05 Lot 226 

 

Mr. Stambach went through the Conditional Use Permits and Local Ordinance Checklists. 

 

VOTE: (2023-65) Mr. Craig, seconded by Mr. Carr moved to approve the application for Case #23-11, Little Orchid 

Daycare with the condition that the applicant receive their State License and that the property issue is resolved with the 

Abutters within 30 days.   

Vote: 4-0 Carried. 
 

7.  NEW BUSINESS – Case #23-12 - Conditional Use Application 

     Park Street Friends Daycare 

PLANNING BOARD 

MINUTES 

JUNE 22, 2023 

William Kuhl, Interim Chair- Associate 2023  
Curtis Lunt, Vice Chair- Regular 2025 

Christopher Huston– Regular 2025 
Patrick Maloy – Regular 2024 

Shaun Carr – Regular 2024 
Dan Leeman – Associate 2025  

Nicholas Craig – Regular 2024 
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     Heidi Stuart 

     7 Park Street 

     Lisbon, Me 04250 

     Map U19 Lot 75 

 

Meghan Stuart stated she has had a Daycare in town since 2017 and is helping her mother, Heidi, to open up her own.  This 

daycare will care for up to 12 kids ages 6 weeks to 12 years for before and after care. 

 

VOTE: (2023-66) Mr. Carr, seconded by Mr. Huston moved to accept the application as complete and schedule a Public 

Hearing for July 27, 2023. 

Vote: 4-0 Carried. 
 

   Case #23-13 - Conditional Use Application – Changing garage to In-law Apt. 

      Michael Capprini 

      8 Center Street 

      Lisbon Falls, Me 04252 

      Map U07 Lot 149A 

 

VOTE: (2023-67) Mr. Carr, seconded by Mr. Craig move to accept the application as complete for Case #23-13 and 

schedule a Public Hearing for July 27, 2023. 

Vote: 4-0 Carried. 
 

      Case #23-14 – Conditional Use Application – Compost 
                  Bush’s Bushes 

                    Edward Bush 

      159 Ridge Road 

                    Lisbon Falls, Me 04252 

                    Map R05 Lot 007 

 

Mr. Stambach stated the applicant has obtained a composting permit through the Department of Agriculture for production 

of compost on-site, which will affect about a ½ acre area of the lot. Mr. Stambach said that the application as he understands 

it, requires that 70% of the compost be used on-site for the first 2 years. 

 

VOTE: (2023-68) Mr. Craig, seconded by Mr. Maloy moved to accept the application as complete for Case #23-14 

Bush’s Bushes Compost and schedule a Public Hearing for July 27, 2023. 

Vote 4-0 Carried. 
 

    Case #23-15-Conditional Use Application–Reconstruction of a Non-Conforming Structure 

Brent & Sybill Brewer 

Brewer Garage Reconstruction 

19 North Street  

Lisbon Falls, Me 04252 

Map U04 Lot 103 

 

Mr. and Mrs. Brewer stated they would like to rebuild their garage due to structural issues, and use the existing footprint 

building it closer to their house.  Mr. Stambach stated with a non-conforming structure, it can be removed and rebuilt within a 

period of one year no matter what the cause for removal is. He said it can be reconstructed as long as it meets the furthest 

practical extent as determined by the Planning Board or their designee.   

 

VOTE: (2023-69) Mr. Maloy, seconded by Mr. Carr moved to accept the application as complete for Case #23-15-

Reconstruction of a Non-Conforming Structure and schedule a Public Hearing for July 27, 2023. 

Vote: 4-0 Carried. 
 

Kate Burch, Lisbon’s contracted planner stated Case #23-15 is not a Conditional Use.  The applicant used the Conditional 

Use Permit Application for this particular project since it was the closest application to what they are doing so they do not 

need to schedule a Public Hearing.   
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Mr. Maloy and Mr. Carr withdrew their motions. 

Motions for VOTE 2023-69 withdrawn. 

 

VOTE: (2023-69A) Mr. Maloy, seconded by Mr. Carr moved the approve the application for Case #23-15-

Reconstruction of a Non-Conforming Structure. 

Vote: 4-0 Carried. 

 

8.   OTHER BUSINESS – ROSI & ROSII Discussion 

 
 Ms. Burch presented the Proposed zoning changes to ROSI & ROSII as follows: 

 

The purpose of this workshop is to review proposed zoning changes to implement maximum lot size regulations in ROS-I and 

ROS-II. 

 

The ROS-I zone allows limited residential development, requiring an Open Space Subdivision if the parcel is greater than 10 

acres. The ROS-II zone is intended to “to maintain the agricultural land base of Lisbon” while allowing limited residential 

development. New residential subdivisions are not allowed, back lots are not allowed, and all new residential lots must have 

driveways on existing public streets. 

 

At the May 11, 2023 Workshop, the Planning Board discussed potential zoning updates to allow more residential development 

in these rural zones while still protecting the rural character and working lands of the area, and agreed to pursue maximum lot 

size regulations. 

 

At the June 8, 2023 Workshop, the Planning Board agreed on dimensional standards for new maximum lot size regulations. Two 

additional concerns were discussed: contiguous lots and setbacks for development on new roads. 

 

Contiguous lots 

The Board prefers new residential development in these zones to be clustered in contiguous lots. The cost of road construction 

typically encourages builders to keep roads as short as possible with house lots on either side, which results in contiguous lots. 

Including an ordinance requirement for contiguous lots may result in standards that are difficult to meet. Existing conditions 

like streams or wetlands, or required sight distance requirements, could make it difficult for some lots to be contiguous in a 

subdivision. Additionally, in the case of non-subdivision lot splits, a property owner may prefer to split a lot off either end of 

the parcel, and these separated lots would still be in keeping with the rural development pattern. 

 

The best way to regulate this concern may be to update Lisbon’s private road standards to discourage long dead-end roads. 

 

Setbacks for development on new roads 

The Board discussed a desire to require developments on new roads to be set back a certain distance from the existing street to 

reduce the visual impact of new residential development on the rural landscape. A change has been proposed to Sec. 66-154 

(see below) to require a setback and buffer from existing roads for subdivisions. 

 

Proposed Ordinance Changes 

New additions are underlined; suggested eliminations are struck through. 

 

Definitions 

Agriculture means the production, keeping or maintenance for sale or lease of plants and/or animals, including but not limited 

to forages and sod crops, grains and seed crops, dairy animals and dairy products, poultry and poultry products, livestock, fruits 

and vegetables, and ornamental and greenhouse products. Agriculture does not include forest management and timber harvesting 

activities. 

 

Commercial farm means any parcel used for agriculture that meets at least one of the following conditions: 

1. Eligible for or enrolled the current use taxation Farm and Open Space Tax Law (36 M.R.S. § § 1101 - 1121) 

2. At least the minimum required farm income for the filing of an IRS Form-F of the landowner is derived from farm uses 

 

Farm employee means any person who gains income from employment on a commercial farm. 

Farm labor housing is a new or existing single or multi-family dwelling and/or other permanent structure converted into 

apartments, that is occupied by farm employees and their family members, on a commercial farm. Any housing occupied by the 

landowner or the landowner’s family is not considered farm labor housing. 
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Division 5 – Rural Open Space District I 

Sec. 70-352. - Permitted uses. 

After the effective date of this amendment, no new residential building permits shall be issued for parcels larger than 2 acres, 

except to replace existing residences or for farm labor housing on a commercial farm. 

 

Division 5A – Rural Open Space District II 

Sec. 70-358. - Permitted uses. 

After the effective date of this amendment, no new residential building permits shall be issued for parcels larger than 2 acres, 

except to replace existing residences or for farm labor housing on a commercial farm. 

 

Sec. 70-361. - Dimensional requirements. 

Lots in the rural open space II district shall meet or exceed the minimum requirements as identified in section 70-536 and the 

following (refer also to article VI of this chapter): 

 

(1) Maximum coverage. Maximum coverage of lot by structures in the rural open space district II shall not exceed 20 

percent; except that high intensity farming shall not exceed 25 percent. 

 

(2) Lot standards. Lots shall comply with the following: 

a. Lots shall have a minimum area of 60,000 square feet and a maximum area of 100,000 square feet. 

b. After the effective date of this amendment, lots for residential use shall have the required frontage on an existing 

publically maintained road. 

c. The lot frontage to lot depth ratio shall be 1:1.5.+ 

 

Sec. 70-362. - Performance or land use standards. 

Permitted uses and conditional uses in this division shall conform to the performance standards delineated in article VI of this 

chapter and the following: 

 

(1) After the effective date of this amendment, residential subdivisions are prohibited. 

 

(2) After the effective date of this amendment, residential backlots are prohibited. 

 

Sec. 66-154. - Subdivisions in rural open space districts I and II. 

 

Residential subdivisions of greater than ten acres in the rural I and rural II zoning districts shall be of open space design and 

meet the standards of section 66-155. 

 

All subdivisions lots shall be set back at least 50 feet from existing roads. A buffer of natural vegetation or landscaping, at least 

50 feet wide, shall be maintained to preserve the landscape and reduce visual impacts of development. 

 

Proposed Dimensional Table 

Please note timber harvesting has been added as a use, along with agriculture, that is exempt from maximum lot size 

requirements. 
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 Ms. Burch talked about requiring new development being contiguous lots.  She said the reason most ordinances do not specify 

contiguous lots is because of the cost of building a road and other natural conditions that could prevent that. 

 Mr. Kuhl said his reasoning for requiring contiguous lots was to create a way to allow people to develop their land in rural parts 

of town to add housing, but not have it widely scattered and to also allow for easier accessibility for emergency vehicles in case 

of an emergency.  

 Ms. Burch said the proposed Maximum Lot Size has been made smaller, so that will help prevent lots being scattered.  She said 

a good way to regulate the road length and encourage more compact development along roads would be to change the Road 

Ordinance or the Board could change the general subdivision standards to read that it shall minimize the impact on Agricultural 

or natural areas.  

 Mr. Kuhl suggested to require the contiguous lots, or make best efforts to be contiguous and minimize impact on the surroundings 

but allow for a waiver if there is a swamp or ravine for example and the applicant needs to change the design etc.   

 Mr. Stambach asked with the proposed changes to the Maximum Density of 10 acres per unit, is that for just subdivisions 

or for any lot creation? Ms. Burch said it would be for any new lot.  Mr. Stambach said, as it is proposed now, someone would 

have to have a 10 acre lot to build one dwelling unit, even if someone is doing a single lot split.    

The Board decided unanimously to put the Ordinance changes on hold until they get more input from the public. 

      Applicant Requirements Discussion 

Mr. Kuhl stated his concern for applicants not attending meetings and/or sending representatives to speak on behalf of their 

business’ and questioned if the Planning Board should consider an application if the applicant/representative does not show up. 

 

Mr. Fellows stated this has been a topic of conversation before but he has not seen anything in the Statute that requires the 

applicant’s attendance.  Mr. Stambach said the Board can act on the application, but if there are questions to be answered they 

have the authority to postpone it or table it. 

 

CODE ENFORCEMENT OFFICER – Nothing to report 

ADJOURNMENT 

VOTE: (2023-70) Mr. Carr, seconded by Mr. Craig moved to adjourn at 8:30pm.  Vote: 4-0 Carried. 

 

Respectfully Submitted: ____________________________ 

Lisa B. Smith, Deputy Town Clerk 

Date Approved: July 27, 2023 
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Town of Lisbon 
 Planning Board     
 300 Lisbon Street 
 Lisbon, ME 04250 
   
 
 July 27, 2023 
              

In the Matter of:  
 

Case #23-11 – Conditional Use Application 
                           Rianne Morris 
            Little Orchid Daycare 

20 Main St, Unit C 
Lisbon Falls, Me 04252 
Map U05 Lot 226 

 
 
Findings of Fact 
 
The applicant submitted a Conditional Use Application for a Family Child Care to be located at 
20 Main St, Unit C in Lisbon Falls, Tax Map U05 Lot 226. 
 
The Planning Board first considered the application on June 8, 2023 and accepted the application 
as complete. On June 22, 2023 the Board conducted a public hearing.  On June 22, 2023, the 
Planning Board approved the Conditional Use Permit with conditions. 
 
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 Little Orchid Daycare, 20 Main St. Unit C, Lisbon Falls with the following conditions: 
 

1.  Questions with the Property line issue is resolved within 30 days.  Until there is 
resolution, the playground area to the south shall not be used. 

 
 
          
     
 
By: ___________________________  Date__________________________ 
                       William Kuhl 
     Acting Lisbon Planning Board Chair  


























































































