
 
 

 
AGENDA  

Caribou Planning Board 
Regular Meeting 

Thursday November 9, 2023, at 6:00 p.m. 
 

The meeting will be broadcast on Cable Channel 1301 and the City’s YouTube Channel. 
Public Comments submitted prior to the meeting no later than 4:00 pm on Thursday, November 9, 2023, will 

be read during the meeting. Send comments to City Manager Penny Thompson at 
pthompson@cariboumaine.org. 

 
 
I. Call Meeting to Order, Determine Quorum, disclosure of conflicts of interest  Pages 

 
II. Public Hearings   No public hearings   
 
III. Approval of minutes 

a. Review and approval of October 12, 2023, Planning Board Meeting Minutes 002-003 
 
IV. City Council Liaison Updates 

 
V. New Business 

a. Site Design Review Application – Riverside Kennels, LLC   004-029 
b. Site Design Review Application – Brandy Brook Outfitters   030-038 
c. NMDC – discussion of Comprehensive Plan     039 
d. NMDC – discussion of  LD 2003 / LD 1706      
e. Open discussion on streamlining approval process    040 
f. Open discussion on city ordinance for abandoned/condemned or blighted buildings  
      
 

VI. Old Business 
a. Tabled from last meeting – Kip Griffin 960 Access Highway   041-044 
b. Postponed from last meeting - Exchange ideas to boost housing in Caribou 045 
     
      

VII. Staff Report           
            
   

VIII. Adjournment 

 

City of Caribou, Maine Municipal Building 
  25 High Street 
  Caribou, ME 04736 

Telephone (207) 493-3324 
  Fax (207 498-3954 
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Caribou Planning Board Meeting Minutes 

Thursday, October 12, 2023 @ 6:00 pm 
City Council Chambers 

 
 
Members Present: Steve Wentworth, Frank McElwain, James Belanger, Eric Hitchcock, Amanda 
Jandreau, 
 
Dan Bagley, Council Liaison, Penny Thompson, Staff 
Others in Attendance:  Kip Griffin, Karen Gorman, Catherine Ingraham 
Absent: Justin Staples, David Corriveau 
 
 
I. Call Meeting to Order, Determine Quorum, disclosure of conflicts of interest 

Chairperson Amanda Jandreau called the meeting to order at 6:00 pm, all were present. 
 

 
II. Public Hearings 

Site design review – Kip Griffin 960 Access Highway 
The hearing began at 6:00pm. 
No comments from the public. 
Steve Wentworth stated: The city does not have any ordinance that addresses matters with a 
recycler, car dealers, gas stations, etc.  He added that “our issues should be based on our 
ordinances.”   
It was discussed that the site has been used for 5 years without any complaints and is not 
being used for an auto graveyard.  It is more like a maintenance/ mechanic shop. 
A motion to table the matter was made by James Belanger, and Eric Hitchcock seconded the 
motion.  Passed by unanimous vote. 
The hearing ended at 6:08 pm. 

 
 

III. Approval of minutes 
Minutes of September 7, 2023 were reviewed and approved. 
 
Motion by Frank McElwain to approve the minutes, seconded by Eric Hitchcock. 
Roll Call Vote: 

            .  Passed by unanimous vote. 
 
 

IV. Council Liaison Update 
• Council liaison Dan Bagley – LD 2003.   
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V. New Business 

a. Community Conversation on Vision & Mission, 10.26.2023 – Comp Plan 
- - Catherine Ingraham presented an outline for a community conversation on Vision & 

Mission.  She has also worked with Ft. Fairfield. 
-  
- - Dan Bagley – out of town 
- - JR – out of town 
-  
- Facilitator       Scribe 
- - Recreation – Eric      Gary 
- - Quality of Life - Frank McElwain    Penny 
- - Health & Wellness - Amanda Jandreau   Karen 
- - Economy - David Corriveau    Steve 

 
 

b. Exchange ideas to boost housing in Caribou – next month because David Corriveau absent 
 

 
VI. Old Business 

a. LD 2003 / LD 1706 update –         
 -Steve – Caribou’s R1 to R2 zone requirements could help with LD 2003 
   -NMDC - give update at November meeting 

      - Jay – Comprehensive Plan too 
 

 
b. Update on grant funded projects 
c. Blight 

 
 
VII. Staff Report – by Penny Thompson, City Manager  

a. Staff to request that Jay Kamm, NMDC report next week on LD 2003/ LD 1706 and 2024 
Comprehensive Plan. 

 
VIII. Next Meeting 

a. November 9, 2023, at 6:00 pm at the Caribou City Council Chambers 
    

 
IX. Adjournment 

Motion by Frank McElwain to adjourn, seconded by Eric Hitchcock. 
Passed by unanimous vote. 
 
Meeting Adjourned 7:27 pm. 
 

 
Respectfully Submitted, 

 
James Belanger 
Planning Board Secretary                        

 
JRB/JK 
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 CARIBOU ADMINISTRATION  

25 HIGH STREET  
CARIBOU, ME. 04736  

MEMO  
 

To:   Planning Board members 
From:   Penny Thompson, City Manager 
Date:   November 9, 2023 
Re:   Site Design Review: Riverside Kennels, LLC 

  

On the following pages, there is a Site Design Review Application for Riverside Kennels, LLC. 

In the R-3 zone, a Boarding or Breeding Kennel requires Planning Board approval. 

 

Suggestion: 

Set a public hearing for the next meeting, December 14, 2023. 
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 CARIBOU ADMINISTRATION  

25 HIGH STREET  
CARIBOU, ME. 04736  

MEMO  
 

To:   Planning Board members 
From:   Penny Thompson, City Manager 
Date:   November 9, 2023 
Re:   Site Design Review: Brandy Brook Outfitters 

  

On the following pages, there is a Site Design Review Application for Brandy Brook Outfitters 

In the R-3 zone, a retail use requires Planning Board approval. 

 

Suggestion: 

Set a public hearing for the next meeting, December 14, 2023. 
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 CARIBOU ADMINISTRATION  

25 HIGH STREET  
CARIBOU, ME. 04736  

MEMO  
 

To:   Planning Board members 
From:   Penny Thompson, City Manager 
Date:   November 9, 2023 
Re:   NMDC Partnerships: Comprehensive Plan & LD 2003 / LD 1706 Compliance 

  

Jay Kamm and Kristen Henry have been invited to talk to the Planning Board about the partnerships that 
the City has with NMDC with the 2024 – 2034  Comprehensive Plan and compliance with LD 2003 / LD 
1706. 
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 CARIBOU ADMINISTRATION  

25 HIGH STREET  
CARIBOU, ME. 04736  

MEMO  
 

To:   Planning Board Members 
From:   Penny Thompson, City Manager 
Date:   November 9, 2023 
Re:   Requested “open discussion” agenda items   

  

There was a request to have an open discussion on these topics: 

• Streamlining the approval process 
• City ordinance for abandoned/condemned or blighted buildings  
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 CARIBOU ADMINISTRATION  

25 HIGH STREET  
CARIBOU, ME. 04736  

MEMO  
 

To:   Planning Board members 
From:   Penny Thompson, City Manager 
Date:   November 9, 2023 
Re:   Kip Griffin Automobile Recycler License  

  

Mr. Griffin operates an automotive business at 960 Access Highway and at 64 High Meadow Road in 
Perham.  

History: In 2017, Mr. Griffin applied for a Recycler License in Caribou and the request was denied. 
Therefore, he worked with the town of Perham to operate an automobile recycler business to serve his 
used car lot in Caribou. State law requires that Mr. Griffin spend a minimum of five 6-hour days at both 
his primary (Perham) and secondary (Caribou) location to follow state law. He operates this as a single 
operator, so it is impossible to repair, sell and operate the business and be in full compliance. 

Mr. Griffin is working with the state to make Caribou his primary location for the recycling business and 
then the Perham location would not need to be licensed as a secondary location and therefore there 
would be no minimum requirement for hours. Mr. Griffin would be able to work his hours in Caribou. Mr. 
Griffin will still store vehicles in Perham and bring the cars to Caribou for repair or disassembly. 
Disassembled vehicles are taken back to Perham.  

The goal of this action is to allow Mr. Griffin to operate his business and comply with state law. 

The City can approve with conditions. One condition would be that vehicles must be drained before 
transportation to the Caribou location.  

At the last meeting, the Public Hearing was held with no comments. The advice to staff was to see if the 
State could provide some guidance or had some language that could be used to give an approval. The 
Bureau of Motor Vehicles came back with the response that, “as long as you have the language in there 
mentioning, ‘there will be no storage or junk processing at the location,’ this should cover the city. If 
something happens, it would be Mr. Griffin’s responsibility, not the City of Caribou.” 

If you would like to work on the language, a copy of the form is on the next page of the packet. 
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101 Hospital Street, #29 State House Station, Augusta, Me 04333-0029 Tel. (207) 624-9000 Ext. 52143 Fax: (207) 624-9126 TTY Users call Maine relay 711 

 

Has been issued 

 

Will be issued 

 

Will not be issued 

SECRETARY OF STATE 

BUREAU OF MOTOR VEHICLES 

STATE HOUSE STATION 29 

AUGUSTA, MAINE 04333 

 

 

VEHICLE SALVAGE DEALER AND RECYCLER LICENSE 

BUILDING CODE, ZONING AND LAND USE REGULATORY ORDINANCE CLEARANCE 

 

Dear Sir: 

 

As required by the Secretary of State, the above named applicant, at the location shown, is in 

compliance with all local building codes; zoning and land use regulatory ordinances and has the required 

permits issued by this municipality to conduct business as a vehicle salvage/recycler dealer. 

 

This applicant’s business is required to be issued a permit pursuant to Title 30-A, Section 3753 

subchapter 1: Junkyards and automobile graveyards.  This permit is a prerequisite to being licensed as a 

recycler. 
 

  

     

     __________________________________________ 

               Signature - Authorized City/Town Official 

  

     

      __________________________________________ 

                                          Title 

 

       

 

NOTARIZATION REQUIRED 
 

 
 

STATE OF MAINE - County of ______________________Date, ______________ 20______Then personally 

appeared the above authorized city/town official named ___________________________________ and 

acknowledged the foregoing instrument under oath to be their free act and deed. 

 

Notary Public or Attorney _________________________________________ 
 

My commission expires: _____________ 

                                               Applicant’s Name, Business Name and Business Address 
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  1/2 inch    30-65% 
No. 200 7-12%

 
8. Guard Rails. 
 

When and where required by either the Planning Board or the CEO, guard rails should be designed and 
constructed in accordance within Section 606-Guard Rails of the Maine Department of Transportation's, 
"Standard Specifications, Highways and Bridges", latest edition. 
 

Sec. 13-720 Automobile Graveyards and Junkyards. 
 

1. Applicability. 
 
This Section shall apply to the Districts where automobile graveyards and junkyards are a permitted use.  Automobile 
graveyards and junkyards area prohibited in the remaining Districts.   
 

2. Administration. 
 

A.  This Section shall be administered by the Planning Board and enforced by the CEO.  No automobile graveyard or 
junkyard permit shall be issued unless the provisions of this Ordinance are complied with.  The Planning Board 
may attach reasonable conditions to any permit issued to insure compliance with the performance standards and 
other requirements of this Ordinance. 

B.  Permits shall be renewed annually to remain valid and expire on December 31st of each year.  Once the site design 
is approved it does not have to be resubmitted unless there are to be changes to the site.  The City Council shall 
annually inspect, or cause to be inspected, the site to ensure that the provisions of this Ordinance and state law are 
complied with. 

C.  An annual fee established by the City of $50 shall be submitted with the permit application, plus the cost of posting 
and publishing the notice of public hearing required below.   

D. The City may require that an escrow account of $500 be established by the applicant in the name of the "City of 
Caribou" for the purposes of obtaining independent verification of application data, if necessary.  If the balance in 
the account shall be drawn down by 75 percent, the City shall notify the applicant and require that the account 
balance be reestablished by the applicant to the escrow account's indicated amount.  The City shall continue to 
notify the applicant and require additional payments into the account, as necessary.  Any balance remaining in the 
account after final determination has been made, shall be returned to the applicant.  

E. Upon receipt of a final application, the Planning Board shall hold a public hearing in accordance with Title 30-A, 
MRSA, §3754. 

 
3. Requirements for Automobile Graveyards and Junkyards. 
 

A. No person may establish, operate, or maintain an automobile graveyard or junkyard without first obtaining a non-
transferable permit from the Planning Board.  At the time of filing an application for a permit under this Ordinance, 
the applicant shall present either a permit from the Maine Department of Environmental Protection (DEP) or a letter 
from the DEP stating that a permit is not required. 
 

B. Any application for an automobile graveyard or junkyard permit shall contain the following information:   
 

1. The applicant shall submit a site design drawn to a scale not to exceed 1"=100', on which is shown: 
 

a. The boundary lines of the property; 
b. The exact location of any existing and proposed junkyard or automobile graveyard and their distances to 

nearby roads and property lines; 
c. The soils as reflected from a high intensity soils survey; 
d. The location of on-site septic system(s) and drinking water supplies; 
e. Topographic contours at intervals of 10'; 
f. The location of any sand and gravel aquifer or aquifer recharge area, as mapped by the Maine Geological 

Survey, or a licensed geologist; 
g. The location of any residences, schools, churches, cemeteries, public parks, beaches, and playgrounds 

within 500 feet of the area where cars or junk will be placed; 

43



906 
 

h. The location of any waterbodies or inland wetlands areas on the property and/or within 200 feet of the 
property lines; 

i. The boundaries of any 100-year floodplain; and
j. The location of all roads within 1000' of the site. 

 
2.  The names and addresses of all abutting or impacted property owners, as determined by the Planning Board.  
3.  The name(s) and address(es) of the person(s) or entity(ies) who will operate the site. 
4. The height and material used in any existing and proposed screening. 

 

4. Performance Standards for all Automobile Graveyards and Junkyards. 
 

The following performance standards shall be required of all automobile graveyards and junkyards: 
 

A.  The junkyard or automobile graveyard must be screened from ordinary view from any road, as required by statute.  
The site of the automobile graveyard or junkyard shall have an effective visual screen no less than six (6) feet in 
height, and be built in accordance to the Maine Department of Transportation's rules issued pursuant to Title 30-A, 
MRSA, §3759.  A plan for visual screening shall be submitted to the Planning Board for approval in conjunction 
with the application for a permit. 

B.  No vehicle or junk shall be stored within 300 feet of any waterbody or inland wetland. 
C.  No vehicle or junk shall be stored within 500 feet of any (residences), private well, school, church, cemetery, 

public playground, public beach, or public park. 
D.  No vehicles or junk shall be stored over a sand and gravel aquifer or aquifer recharge area as mapped by the Maine 

Geological Survey or by a licensed geologist. 
E.  No vehicles or junk shall be stored within the 100-year flood plain. 
F.  Upon receiving a motor vehicle, the battery shall be removed, and the engine lubricant, transmission fluid, brake 

fluid, and engine coolant shall be drained into watertight, covered containers and shall be recycled or disposed of 
according to all applicable Federal and State laws, rules, and regulations regarding disposal of waste oil and 
hazardous materials.  No discharge of any fluids from any motor vehicle or junk shall be permitted into or onto the 
ground. 

G. There will be no disposal or release to the environment of any solid, special, or hazardous wastes; 
H. There will be no open burning of any substances; 
I.  All vehicles or junk shall be located no closer than 100 feet from all property lines. 
J. To reduce noise, all dismantling, crushing, and other activities shall be done between 7 AM and 10 PM, Mondays 

through Saturdays.   
K. All federal and state hazardous waste laws and regulations shall be complied with. 
L. In all instances the burden of proof shall be upon the applicant for the permit. 
M. Any automobile graveyard or junkyard in existence on the date of adoption this Ordinance, may remain in 

operation on the current parcel of land, providing it meets all pertinent statutory and Ordinance requirements.   
N. Any automobile graveyard or junkyard shall not expand unless all statutory and requirements of this Ordinance are 

met.   
 

Sec. 13-730 Mineral Exploration and Extraction. 
 
The following standards are applicable to all mineral exploration and extraction activity within the City. 

 
1. Mineral Exploration. 

 
Mineral exploration to determine the nature or extent of mineral resources shall be accomplished by hand sampling, test 
boring, or other methods which create minimal disturbance of less than one hundred (100) square feet of ground surface.  
A permit from the CEO shall be required for mineral exploration which exceeds the above limitation.  All excavations, 
including test pits and holes shall be immediately capped, filled, or secured by other equally effective measures, so as to 
restore disturbed areas and to protect the public health and safety. 
 
 

2. Mineral Extraction. 
 
A. Any extraction operation that requires a permit from the Maine Department of Environmental Protection (MDEP) 

under the Site Location of Development Act shall obtain written approval from the MDEP and the Planning Board.   
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 CARIBOU ADMINISTRATION  

25 HIGH STREET  
CARIBOU, ME. 04736  

MEMO  
 

To:   Planning Board Members 
From:   Penny Thompson, City Manager 
Date:   November 9, 2023 
Re:   Exchange ideas on boosting housing in Caribou   

  

Planning Board member David Corriveau asked for an agenda item to have an exchange of ideas 
on boosting housing in Caribou. 

Mr. Corriveau could not attend last month’s meeting, so we have it on this month’s agenda. 
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