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Camden Downtown 
Master Plan

Forum #2  
Waterfalls Event Center, Knox Mill Complex

March 14, 2012

& the Sea

where the Mountains

meet Downtown
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Part 1  Recap, Forum #1 & Survey (20 min, 6:40 – 7:00)

 Background & Purpose of the Master Plan
 Overview of Approach

 Forum #1 Themes
 Survey Themes

Part 2 Updates & Recent Activity  (30 min, 7:00 – 7:30)

 Buildings (DL) (2 min)

 Economics (RL) (3 min)

 Streetscapes (RSL) (20 min)

 Questions (5 min)

Part 3 Small Group Discussion  (30 min, 7:30 – 8:00)

 Move to Small Group & Settle  (5 min)  Small Group Discussion (25 min)

Part 4 Small Group Feedback (25 min, 8:00 – 8:25)

 Back to original seats  Report back to learn trends (25 min)

Part 5 Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Econ

Public 
ProcessBuildings

Streets

1 
Master 

Planning

2
Funding

$ Energy Grants

$ Priorities

$ CDBG Grants

$ CfMF Grant

$  Rehab Tax Credits

3
Financing

• Scenarios

• Presentations to 

Councils & Banks

• Liaison with Attorneys  

& Accountants 

• Strategic Planning for 

Non & For-Profits

4
Implementation

• Sticks & Bricks Design

• Bidding

• Project Management

From Great Ideas to Ribbon Cutting

Denis 
Lachman 
w/ Megan 

Cullen

Regina 
Leonard 
w/ Mike 
Sabatini

Rodney 
Lynch

All
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Master Plan Starting Point
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Master Plan Approach – Premise & Confirmation

Forum #1 Jan

Hopes & 
Concerns

Team + 
Work Group

Nov & Dec

Team +
Work Group

Feb

Forum #2 March

What Do YOU 
Think?

Info Feed
back

Team +
Work Group

3/27

Select Board 
4/17

Presentation
Review & 
Approval!

Info Feed
back

Economic - Residents and visitors are drawn to the center by essential public services and a 
balanced mix of vibrant year-round businesses

+ Physical - Access corridors to the harbor, harbor-side parks, and attractive architecture with 
protected pedestrian access. 

= Quality of Life  - Year-round, higher-income jobs within walking distance to a pedestrian-
friendly downtown and harbor. 

Online 
Survey

Jan & Feb

?
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Forum #1 – Large & 
Small Group Discussion 

with Feedback
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Purpose
 The pulse of the community.

 Informal discussion to exchange 
thoughts & gather feedback. 
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Forum #1 – Example Hopes & Concerns Notes
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On Line Survey – Example Pages & Results
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Survey – Summary Feedback
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#1 Quality of Life - by a large margin, top 
hope is preserving the current quality of life 
in the town

#2 Economics - economic hopes were next

#3  Parking - 8 in 10 respondents felt there 
was enough parking except at the height of 
summer. 4 in 10 respondents felt that it 
would be okay to remove some parking for 
signage or amenities. A similar number felt 
some spaces could be removed if they were 
available elsewhere and the same number 
felt no spaces should be removed. 

#4  Involve locals in planning decisions

#5 River walk - Specific kinds of activities 
including a river walk round out the list.
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Survey –
Example Pages
302 responses!!

10
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Example Previous Plans 
Focused on Economics
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The Master Plan is a Road Map -
to Integrate & “Set” Economic & Physical “Stages”

Set
Economic 

Stage

Set
Physical 
Stage

Quality of Life  - Year-
round, higher-income jobs 
within walking distance to a 
pedestrian-friendly downtown 
and harbor. 

Jobs

Goods & 
Services

Tax 
Revenue

Streets 
(pedestrian 
friendly & safe)

Natural 
Resources 
(mountains, 
river, harbor)

Buildings 
(historic character 
+ modern function )
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Part 1  Recap, Forum #1 & Survey (20 min, 6:40 – 7:00)

 Background & Purpose of the Master Plan
 Overview of Approach

 Forum #1 Themes
 Survey Themes

Part 2 Updates & Recent Activity  (30 min, 7:00 – 7:30)

 Buildings (DL) (2 min)

 Economics (RL) (3 min)

 Streetscapes (RSL) (20 min)

 Questions (5 min)

Part 3 Small Group Discussion  (30 min, 7:30 – 8:00)

 Move to Small Group & Settle  (5 min)  Small Group Discussion (25 min)

Part 4 Small Group Feedback (25 min, 8:00 – 8:25)

 Back to original seats  Report back to learn trends (25 min)

Part 5 Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Building Inventory 
Example Data
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Building Inventory – Physical Data Summary Trends

200,000        70 % 150,000            75%               50,000           25% 7%

Total Private  XXX = ??? vehicles         
Total Private  YYY - ??? Vehicles
Total Private+ Public ZZZ = ??? vehicles
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Building Inventory – Business Summary Trends
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Economics – Revitalization, Funding, & Implementation
Introduction

The long term economic goals are to provide a reference document and a framework 
for attracting new businesses, strengthening existing businesses, and increasing 
employment opportunities. The Master Plan will not in itself create jobs but is a road 
map for the Town to foster an environment and opportunities in the Downtown 
conducive for job and business retention, expansion and creation all the way from 
technology to incubators.

Economic Development Clusters
• Technology
• Creative Economy (Opera House, 

Library, Movie theater)
• Events and conferences
• Recreational
• New business growth
• Historic and Architecture
• Tourism and Visitors

Outline for Each Cluster:
• Policy
• Introduction 
• Description
• Problems 
• Effective, practical measures the Town 

can take to increase economic interest
• Action Steps Strategies
• Key Funding Strategies: Heart of the 

Economic Development Section
• Employment Opportunities
• Relevant Economic Values
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• The Town become a leading enabler, facilitator and advocate for technological 
changes in the Downtown.

• Renovations to the second and third floor of the Opera House using TIF funding.

• Re-establishment of the former movie theater located at 10 Mechanic Street.

• Formation of a study group to formulate strategies, recommendations, and to 
develop facilities and funding resources for either new events, or  for spinning off 
additional venues from existing conferences and festivals for the purpose of 
ensuring the Town’s continued niche in this area of the region’s creative economy.

• Market the Camden area as Maine’s Coast premiere 4-Season Recreational area.

• Development of a business incubator in an existing vacant or underutilized building 
or, for the purpose of filling- in upper level floor spaces.

• Develop a Camden History Trail or Historic Camden Tour embracing the new 
technologies by developing a history tour app for mobile hand held devices such as 
smart phones.

• Expand beyond traditional tourism to include recreational and cultural tourism for 
enticing younger tourists to the area..

Economics – Preliminary Recommendations 
From Each Cluster:
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STREETSCAPE PLANNING & DESIGN
PRELIMINARY RECOMMENDATIONS – MARCH 14, 2012

CAMDEN DOWNTOWN MASTER PLAN
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A Vision for Camden (CEDAC 2009)

 Economic - Residents and visitors are drawn to the center by essential public 

services and a balanced mix of vibrant year-round businesses

 Physical - Access corridors to the harbor, harbor-side parks, and 

attractive architecture with protected pedestrian access. 

 Quality of Life - Year-round, higher-income jobs within walking distance to       

a pedestrian-friendly downtown and harbor. 

The Master Plan is 
a Roadmap to Achieve:

Economic Development Analysis & Action Plan, 2011
Strategic Economic Development Action Plan, 2011
Bicycle and Pedestrian Master Plan, 2007
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INVENTORY & ASSESSMENT
MAJOR ISSUES & CONSIDERATIONS

IMAGE SOURCE: http://blog.thoughtforms-corp.com/files/2010/12/amazingme-camden

PARKING. 
Make parking spaces easier to find

TRAFFIC. 
Calm traffic, reduce congestion, promote 
more side street activity

SIGNAGE. 
Improve directional and informational signage

Source: Camden Downtown Working Group, 2011

PEDESTRIANS. 
Improve walkability: safe crossings and 
routes, better connectivity, enhanced 
pedestrian environment.
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CAMDEN DOWNTOWN MASTER PLAN
STREETSCAPE TREATMENT

GATEWAY

GATEWAY

DOWNTOWN
HUB
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GOALS:
CREATE A FEELING OF ARRIVAL

SET THE TONE FOR THE DOWNTOWN AS A PEDESTRIAN-FOCUSED PLACE

CALM TRAFFIC

CLARIFY VEHICULAR TRAVEL ROUTES 

PROVIDE INFORMATION

CAMDEN DOWNTOWN MASTER PLAN
GATEWAY INTERSECTIONS

NORTHERN GATEWAY

SOUTHERN GATEWAY
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CAMDEN DOWNTOWN MASTER PLAN
GATEWAY INTERSECTIONS

Downtown Camden

Downtown Newnan, GA

LIMIT THE SIZE AND QUANTITY OF CURB CUTS

REDUCE PEDESTRIAN CROSSING DISTANCES

ADD STREETSCAPE ELEMENTS: LIGHTING, SIDEWALKS, TREES

INCORPORATE DIRECTIONAL & GATEWAY SIGNAGE

INTRODUCE “BUMP-OUTS” AND WIDER SIDEWALKS TO 
IMPROVE THE VISIBILITY BETWEEN CARS & PEDESTRIANS

SWITCH TO LADDER STYLE CROSSWALKS

DESIGN TOOLS:
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PLAN SUMMARY:

DIRECTIONAL SIGNS 
PUBLIC PARKING

DOWNTOWN 
DESTINATIONS

INTERSECTION 
IMPROVEMENTS

THREE-WAY STOP

DEFINED TRAVELWAY

CAMDEN DOWNTOWN MASTER PLAN
UNION STREET GATEWAY

PEDESTRIAN 
IMPROVEMENTS

IMPROVED 
CROSSWALKS

STREETSCAPE 
AMENITIES

SIDEWALK 
IMPROVEMENTS

BIKE ROUTE 
IMPROVEMENTS

MARKED LANES & 
SHARROWS
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CAMDEN DOWNTOWN MASTER PLAN
DOWNTOWN CENTER HUB

GOALS:
CLARIFY VEHICULAR CIRCULATION; REDUCE CONFUSION!!

RELIEVE TRAFFIC CONGESTION

IMPROVE PARKING OPPORTUNITIES

ENHANCE THE PEDESTRIAN ENVIRONMENT 

PROVIDE INFORMATION

CENTER
HUB
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CAMDEN DOWNTOWN MASTER PLAN
DOWNTOWN CENTER HUB

Front Street Bath

Main Street Camden
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CAMDEN DOWNTOWN MASTER PLAN
DOWNTOWN CENTER HUB

DESIGN TOOLS

REDUCE PEDESTRIAN CROSSING DISTANCES

ADD STREETSCAPE ELEMENTS: LIGHTING, SIDEWALKS, TREES

INCORPORATE DIRECTIONAL & GATEWAY SIGNAGE

INTRODUCE “BUMP-OUTS” AND WIDER SIDEWALKS TO 
IMPROVE THE VISIBILITY BETWEEN CARS & PEDESTRIANS

SWITCH TO LADDER STYLE CROSSWALKS

Downtown Belfast

Downtown Camden
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CAMDEN DOWNTOWN MASTER PLAN
DOWNTOWN CENTER HUB

Downtown Camden

Downtown Belfast
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PLAN SUMMARY:

DIRECTIONAL SIGNS 
PUBLIC PARKING

DOWNTOWN 
DESTINATIONS
(KIOSK)

DOWNTOWN 
DESTINATIONS
(STREET SIGN)

INTERSECTION 
IMPROVEMENTS

PEDESTRIAN BUMP 
OUTS

NEW CROSSWALKS

STREETSCAPE 
IMPROVEMENTS

STREET TREES & 
PLANTERS

NEW SEATING 
OPPORTUNITIES

REORGANIZE EXISTING 
FURNISHINGS

CAMDEN DOWNTOWN MASTER PLAN
DOWNTOWN CENTRAL HUB
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CAMDEN DOWNTOWN MASTER PLAN
SIGN PROGRAM EXAMPLES

NEWPORT, RHODE ISLAND SIGN PROGRAM

Source: Caloni, Chris. Signage and Wayfinding Design: A Complete Guide to Creating Environmental Graphic Design Systems. Hoboken, NJ: John Wiley and Sons, 2007.

WALK! PHILADELPHIA SIGN PROGAM
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CAMDEN DOWNTOWN MASTER PLAN
WAYFINDING KIOSK EXAMPLES

LEGIBLE LONDON: PEDESTRIAN WAYFINDING

Source: http://www.tfl.gov.uk/microsites/legible-london

PEDESTRIAN 
WAYFINDING KIOSK DIRECTIONAL MAP CLOSE-UP COODINATED SIDEWALK SIGNAGE
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INCORPORATE DIRECTIONAL 
SIGNAGE ALONG SPECIFICED ROUTES

UPDATE PEDESTRIAN LINKS AND 
STREETSCAPE AMENITIES

ADOPT A MORE COMPREHENSIVE AND 
INTEGRATED APPROACH TO 
MANAGING PARKING THAT WILL HELP 
REVITALIZE THE DOWNTOWN

PARKING IMPROVEMENT

GOALS:

CAMDEN DOWNTOWN MASTER PLAN
PARKING & CIRCULATION
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DESIGN TOOLS

CAMDEN DOWNTOWN MASTER PLAN
PARKING & CIRCULATION

RETHINK PARKING

CURBSIDE PARKING
Manage existing space more efficiently
Treat parking as a downtown commodity
Encourage turnover of spaces
Set large vehicle restrictions & designate loading zones

Multi-space  Electronic Parking Meter

Active parking management helps to reduce the perception that it is difficult to find 
customer parking downtown and increases the use of available parking resources.

ACTIVE PARKING MANAGEMENT COMPONENTS:

OUTCOMES: 
Balance demand with the fixed supply
Achieve a 15% vacancy rate
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DESIGN TOOLS

CAMDEN DOWNTOWN MASTER PLAN
PARKING & CIRCULATION

RETHINK PARKING

London, UK

Bath, UK

Downtown Freeport

Nashville Parking Shuttle

OFF-STREET PARKING
Provide centralized public parking
Capitalize on shared parking
Rethink off-street parking requirements 
Introduce trolley or bus loops

OUTCOMES
Increase use of existing parking resources
Promote density and reduce sprawl
Improve opportunities for infill and revitalization

TRANSPORTATION
Provide shuttle and bus service
Encourage alternate forms of transportation
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CIRCULATION IMPROVEMENT

GOALS:

CAMDEN DOWNTOWN MASTER PLAN
PARKING & CIRCULATION

DRAW PEDESTRIANS TO LESSER 
USED AREAS OF THE DOWNTOWN

IMPROVE CONNECTIVITY BETWEEN 
DOWNTOWN, PARKS AND OPEN SPACES

CAPITALIZE ON CAMDEN’S NATURAL, 
SCENIC, HISTORIC AND RECREATION 
RESOURCES

ENHANCE RECREATION 
OPPORTUNITIES
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CAMDEN DOWNTOWN MASTER PLAN
RIVER AND HARBOR WALKS
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CAMDEN DOWNTOWN MASTER PLAN
RIVER & HARBOR WALK

DESIGN TOOLS

SPECIAL STREETSCAPE TREATMENTS

TO INTEGRATE RIVER & HARBOR 
WALKS INTO DOWNTOWN

WAYFINDING SIGNAGE WITH MAPPED ROUTES & 
DESTINATIONS

INTEGRATE CULTURAL & PHYSICAL HIGHLIGHTS WITH 
INTERPRETIVE SIGNAGE ALONG ROUTE

South Boston Harborwalk SignNewport , Kentucky Riverwalk Sign

Knox Mill c. 1900  (Courtesy of Walsh History Center)

Boston Freedom Trail  markings Interpretive Sign – Augusta, Maine
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CAMDEN DOWNTOWN MASTER PLAN
MILL POND PARK CONCEPT

CONCEPT A CONCEPT B
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DESIGN TOOLS
DEDICATE BIKE ROUTES

MARK BIKE LANES & SHARED ROUTES 
RECOMMENDED IN BIKE & PEDESTRIAN PLAN

CREATE BICYCLE ROUTE MAPS &  MARKERS

CAMDEN DOWNTOWN MASTER PLAN
RECREATIONAL & REGIONAL CONNECTIONS

Route Maps & markers

PROVIDE BIKE RACKS

OUTFIT BUS & SHUTTLES WITH BIKE RACKS

Keene, NH shuttle

ENHANCE LINKS TO 
RECREATIONAL AND REGIONAL 
DESTINATIONS

GOAL:
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DESIGN TOOLS

CAMDEN DOWNTOWN MASTER PLAN
RECREATIONAL & REGIONAL CONNECTIONS

IMPROVE PEDESTRIAN ROUTES

IMPLEMENT SHOULDER AND SIDEWALK IMPROVEMENTS 
RECOMMENDED IN BIKE & PEDESTRIAN PLAN

CREATE REGIONAL WALKING & HIKING MAP 

INSTALL ROUTE  MARKER SIGNAGE

Route Markers / Maps
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A Vision for Camden 
(CEDAC 2009)

 Economic - Residents and 

visitors are drawn to the center by 

essential public services and a 

balanced mix of vibrant year-

round businesses

 Physical - Access corridors to 

the harbor, harbor-side parks, and 

attractive architecture with 

protected pedestrian access. 

 Quality of Life- Year-round, 

higher-income jobs within walking 

distance to a pedestrian-friendly 

downtown and harbor. 

The Master Plan is a Roadmap to Achieve
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Part 1  Recap, Forum #1 & Survey (20 min, 6:40 – 7:00)

 Background & Purpose of the Master Plan
 Overview of Approach

 Forum #1 Themes
 Survey Themes

Part 2 Updates & Recent Activity  (30 min, 7:00 – 7:30)

 Buildings (DL) (2 min)

 Economics (RL) (3 min)

 Streetscapes (RSL) (20 min)

 Questions (5 min)

Part 3 Small Group Discussion  (30 min, 7:30 – 8:00)

 Move to Small Group & Settle  (5 min)  Small Group Discussion (25 min)

Part 4 Small Group Feedback (25 min, 8:00 – 8:25)

 Back to original seats  Report back to learn trends (25 min)

Part 5 Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Small Group 
Discussion
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Purpose
 The pulse of the community.
 Informal discussion to exchange 

thoughts & gather feedback. 
 No decisions will be made!!!

Step 1 – Move to Small Groups (5 min)

Step 2 – Small Group Discussion (20 Min)
 Facilitators (strictly NEUTRAL) 
 Informal Open Discussion 
 Record Thoughts
 5  min reminder Bell
 Select a Spokesperson (not the facilitator!) 

to present top thoughts 

Step 3 - Return to Original Seat (5 min)

Step 4 - Spokespersons Reports (10 min)
 Learn trends
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Set 
Economic 

Stage

Set 
Physical 
Stage

Quality of Life  - Year-
round, higher-income jobs 
within walking distance to a 
pedestrian-friendly downtown 
and harbor. 

Jobs

Goods & 
Services

Tax 
Revenue

Streets 
(pedestrian 
friendly & safe)

Natural 
Resources 
(mountains, river, 
harbor)

Buildings 
(historic character + 
modern function )

Discussion Prompts
1. What are your first impressions of the 

Streetscape concepts?
2. Which aspects do you support - and why? 

Do you have favorite parts?
3. Which aspects concern you - and why?
4. Are there additional considerations that have not 

been addressed – that you believe should be?

Integrate & “Set” 
Economic & Physical

“Stages”



Denis Lachman  - Rodney Lynch  - Regina Leonard

Agenda

47

Part 1  Recap, Forum #1 & Survey (20 min, 6:40 – 7:00)

 Background & Purpose of the Master Plan
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 Economics (RL) (3 min)

 Streetscapes (RSL) (20 min)

 Questions (5 min)

Part 3 Small Group Discussion  (30 min, 7:30 – 8:00)

 Move to Small Group & Settle  (5 min)  Small Group Discussion (25 min)

Part 4 Small Group Feedback (25 min, 8:00 – 8:25)

 Back to original seats  Report back to learn trends (25 min)

Part 5 Next Steps & Wrap Up (5 min, 8:25 – 8:30)
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Part 1  Recap, Forum #1 & Survey (20 min, 6:40 – 7:00)

 Background & Purpose of the Master Plan
 Overview of Approach

 Forum #1 Themes
 Survey Themes

Part 2 Updates & Recent Activity  (30 min, 7:00 – 7:30)

 Buildings (DL) (2 min)

 Economics (RL) (3 min)

 Streetscapes (RSL) (20 min)

 Questions (5 min)

Part 3 Small Group Discussion  (30 min, 7:30 – 8:00)

 Move to Small Group & Settle  (5 min)  Small Group Discussion (25 min)

Part 4 Small Group Feedback (25 min, 8:00 – 8:25)

 Back to original seats  Report back to learn trends (25 min)
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Master Plan – Next Steps

Forum #1 Jan

Hopes & 
Concerns

Team + 
Work Group

Nov & Dec

Team +
Work Group

Feb

Forum #2 March

What Do YOU 
Think?

Info Feed
back

Team +
Work Group

March

Select Board 
4/17

Presentation
Review!

Info Feed
back

Economic - Residents and visitors are drawn to the center by essential public services and a 
balanced mix of vibrant year-round businesses

Physical - Access corridors to the harbor, harbor-side parks, and attractive architecture with 
protected pedestrian access. 

Quality of Life  - Year-round, higher-income jobs within walking distance to a pedestrian-friendly 
downtown and harbor. 

Online 
Survey

Jan & Feb

?
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Financing Private, 
Non-Profit & Municipal 

Projects
by Leveraging

Rehabilitation Tax Credits 

Rockland CfMF  
Thorndike Rehab  

Norway CfMF 
Opera House

Camden, Maine 
April 17, 2012

Norway CfMF 
Opera House
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Econ

Public 
ProcessBuildings

Streets

1 
Master 

Planning

2
Funding

$ Energy Grants

$ Priorities

$ CDBG Grants

$ CfMF Grant

$  Rehab Tax Credits

3
Financing

• Scenarios

• Presentations to 

Councils & Banks

• Liaison with Attorneys  

& Accountants 

• Strategic Planning for 

Non & For-Profits

4
Implementation

• Sticks & Bricks Design

• Bidding

• Project Management

From Great Ideas to Ribbon Cutting

Denis 
Lachman 
w/ Megan 

Cullen

Regina 
Leonard 
w/ Mike 
Sabatini

Rodney 
Lynch

All
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Camden Downtown 
Master Plan

Forum #2  
Waterfalls Event Center, Knox Mill Complex

March 14, 2012

& the Sea

where the Mountains

meet Downtown
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