
 

  CAMDEN PLANNING BOARD AGENDA 
Thursday August 5, 2021  

5 pm 
 

 The Meeting will be held by teleconference through Zoom and streamed at 
www.youtube.com/TownofCamdenMaine . During the Public Hearing portion of the meeting, 
the YouTube platform will allow anyone watching to publicly comment as allowed by the Board 
or the Ordinance. Comments may also be submitted in advance of the meeting provided they are 
received by noon the day of the meeting. Send comments by mail to Town of Camden, Post 
Office Box 1207, Camden, Maine 04843, Attention: Codes or, by email to 
JMartin@CamdenMaine.gov. Request copies of supporting documents from the Code Office by 
email to JMartin@CamdenMaine.gov or by phone to (207) 236-3353 X7112.  
 
1.   PROCESS for ZOOM MEETING:  Jeremy Martin will introduce the process that will be used 

for the meeting. 
 
2.   PUBLIC COMMENTS on NONAGENDA ITEMS 
 
3. HEARING AND APPROVAL OF PLANNING BOARD REMOTE MEETING POLICY  

 
4. PROPOSED ZONING ORDINANCE AMENDMENTS:  PUBLIC HEARING:  

 
AMEND ARTICLE IX: OPEN SPACE ZONING: 
Section 2 Applicability; Section 3 General Standards (1) Within the Rural-1 District; (2) Within the 
Rural-2 District; and (3) Within the Coastal Residential District.   
 
The purpose of the amendments is to revise the standards for some rural subdivisons by applying 
updated planning strategies developed to provide for more flexible, and more affordable, Open Space 
Development.  These changes are intended to provide for new opportunities to create additional 
housing in Town; they do not provide for any increase in the overall total of dwelling units permitted 
under the current Ordinance. 

 
5.   FUTURE MEETINGS: 

 
1) August 19th   
2) September 9th Possible Minor Subdivision Application: Pre-application Meeting and Public 

Information Meeting 
3) September 23rd Possible Continued Subdivision Review 
4) October 7th 

 
  

 

http://www.youtube.com/TownofCamdenMaine


Planning Board Policy for Conducting Meetings Remotely 

 

 

Whereas State Law enables municipal boards to meet remotely under certain circumstances, following 
certain requirements, the Town of Camden Planning Board’s policy for meeting remotely shall be as 
follows and is effective for the next sixty  (60) days or until repealed by the Planning Board.  See,  1 MRS 
403-B(2)(B)(1). 

 

Planning Board members are expected to be present in person, except during the period covered by this 
policy, as at least two members will be either out of the country or out of the state during this effective 
period, and there is an “urgent” need  due to the increased surge of the Delta variant of the Covid19 
virus in the Midcoast.   

 

From the effective date of this policy the Planning Board will meet via the Zoom platform.  The meetings 
will be noticed as required under normal State and local requirements.   As the meeting is held 
remotely, interested individuals shall be provided the Zoom link to the meeting, and can also watch the 
meeting on the Town’s YouTube Channel    Since the beginning of the Covid-19 Pandemic the Town has 
encouraged interested individuals to provide comments via email to jmartin@camdenmaine.gov and 
continues to do so, and they will also be allowed to participate via remote video/audio   Emails will be 
accepted up until the closing of any public hearing.   All pertinent documents, plans or records for the 
meeting are available on the town’s website and will be available upon written or telephonic request to 
jmartin@camdenmaine.gov or 207-930-5431.  Again, the public may participate via the Zoom platform.   
To obtain the Zoom link the public should email or call the Planning and Development Director at the 
above-mentioned email and phone number, and the link will be sent to that individual.     

 

Public comment will be taken via email, phone, or via the Zoom link.  Comments will be taken up until 
the closing of the public hearing. The Zoom platform allows for an effective means of communication 
between the Planning Board and the public   If there is an individual(s) that requires a reasonable 
accommodation please contact the Jeremy Martin, Planning and Development Director, at the above 
email or phone number.    

 

All votes conducted by the Planning Board must be taken by a roll call vote and all documents 
considered by the Board will be made available to the public on the town’s website and can emailed to 
interested parties upon request.        
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Article IX Open Space Zoning 
 
 

Section 1. Purpose 
 

The purpose of this Article is, within rural areas of Camden, to maintain the rural, natural, 
and scenic qualities of the Town; and, within developing areas, to provide for flexibility in 
the design of open space residential development.            (Amended 6/20/2007) 
 

Section 2. Applicability 
 

(1) Rural-1, Rural-2, and Coastal Residential Districts 
 
 The provisions of this Article shall be mandatory optional for residential 

subdivisions with three or more lots, or for condominiums or cooperative 
ownership projects on one lot with three or more dwelling units that are located in 
the Rural-1, Rural-2, or Coastal Residential Districts.  These provisions are not 
mandatory for lots within subdivisions that are located in other districts.    
          (Amended 6/20/2007) 

 
Explanation:  Makes open space zoning optional in the RU-1, RU-2 and the CR and makes it 

clear that condominiums and cooperatives are allowed and required to follow this 
Open Space section. 

 
(2) Village and Village Extension Districts 
 
 In Village and Village Extension districts, the provisions of this Article shall be 

optional.               (Amended 6/20/2007) 
 

(3) Lots Located in More than One Zoning District 
 

When a lot is located in two or more zoning districts and a majority of the lot falls 
within one of the mandatory open space zoning districts, then the lot shall meet the 
provisions of this Article.              (Amended 6/20/2007) 

 
Section 3. General Standards 
 
 Open space residential developments proposed under the terms of this Article shall meet 

all requirements of this Article, unless otherwise noted.  The uses of the land shall not differ 
from the uses permitted in the district in which the development is located.  “Buildable” 
land is all land except land within street rights-of-way, wetlands as defined in this 
Ordinance, 100-year flood plains, water bodies, or sustained slopes in excess of 20%.  
Modifications of space and bulk provisions shall not be construed as granting variances to 
relieve hardship.                (Amended 6/20/2007) 
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(1) Within the Rural-1 District: 
 

(a) the total number of dwelling units shall not exceed one unit per 7 acres one 
unit per 60,000 SF. 

 
Explanation:  Maintains the requirements of the underlying RU-1 regulations. This is necessary 

to make projects feasible to create open space. There is no need for any difference 
from the underlying zone. 

 
(b) each lot within the subdivision shall contain a minimum of 1 acre of 

buildable land.  (Amended 6/20/2007) 
 
(c) lots and/or dwelling units shall be laid out so that, on average, they 

encompass (or, in the case of dwelling units not on individual lots, occupy) 
no more than two acres of buildable land per lot or dwelling unit, and so 
that at least 60% of the parcel remains as open space outside of the lots and 
not otherwise assigned to individual dwelling units or any other structures.  
             (Amended 6/20/2007) 

 
Explanation:  Clarifies how to define open space even when all one lot and the open space will  
  be within the one lot and when there may be other structures in the project. 
   

(d) minimum road frontage shall be 75 feet.  However, no individual lot or 
dwelling unit shall have its required frontage on a public road existing at the 
time of application for development or gain its access from such a road. 

 
(e) no building or structure shall be located within 25 feet of any property line. 
 
(f) neither shore frontage nor setbacks from the normal high-water marks of 

water bodies shall be reduced below the minimum otherwise required in the 
district. 

 
(g) dwelling units may be clustered within a single building or series of attached 

units.  In these cases the provisions of this paragraph (1) shall apply, with 
the following exceptions and additions: 

 
(i) the parcel of land proposed for development shall have a minimum 

of 150 feet of frontage;   
 

Explanation:  There is no need for higher limits on frontage if homes are clustered. And 
Sagamore would not then be in compliance as it only has 100’ frontage. 
 

(ii) the minimum distance between principal buildings on the same lot 
shall be equivalent to the height of the taller building; 
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Explanation:  The wording suggests the tallest building, but uses the word taller. Separation of 
clustered buildings will be established by code, marketability and acceptable 
project layout, and will still be subject to P&Z site plan review and approval. 

 
(iii) (i) no building shall contain more than six dwelling units and no more 

 than an average of four units per building for the development as a 
 whole; and attached dwellings shall include no more than six 
 dwelling units in any single series, and no more than an average of 
 four per series for the development as a whole. 

(iv)  
ii. In addition to dwelling units, the project may also contain common 
 ownership structures to support the development dwelling units, 
 including but not limited to a common house or building, water 
 and septic buildings, and land use support buildings such as barns 
 and equipment storage. 

 
Explanation:  Makes it clear that additional common ownership structures are allowed, which 

are common to condominium, cooperative or even clustered homeowner 
association projects, but not currently explicitly stated. 

 
(2) Within the Rural-2 District: 

 
(a) the total number of dwelling units shall not exceed one unit per 4 acres 

one unit per 60,000 SF. 
 

(b) each lot within the subdivision shall contain a minimum of 30,000 square 
feet of buildable land.             (Amended 6/20/2007) 

 
(c) lots and/or dwelling units shall be laid out so that, on average, they 

encompass (or, in the case of dwelling units not on individual lots, occupy) 
no more than one-and-a-half acres of buildable land per lot or dwelling unit, 
and so that at least 50% of the parcel remains as open space outside of the 
lots and not otherwise assigned to individual dwelling units or any other 
structures.   
              (Amended 6/20/2007) 

 
(d) minimum road frontage shall be 50 feet.  However, no individual lot or 

dwelling unit shall have its required frontage on a public road existing at the 
time of application for development or gain its access from such a road. 

 
(e) no building or structure shall be located within 25 feet of any property line. 
 
(f) neither shore frontage nor setbacks from the normal high water marks of 

water bodies shall be reduced below the minimum otherwise required in the 
district. 
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(g) dwelling units may be clustered within a single building or series of attached 
units.  In these cases the provisions of this paragraph (2) shall apply, with 
the following exceptions and additions: 

 
(i) the parcel of land proposed for development shall have a minimum 

of 150 feet of frontage; 
 
(ii) the minimum distance between principal buildings on the same lot 

shall be equivalent to the height of the taller building; 
 
(iii) (i) no building shall contain more than six dwelling units and no more 

than an average of four units per building for the development as a 
whole; and attached dwellings shall include no more than six 
dwelling units in any single series, and no more than an average of 
four per series for the development as a whole. 

 
(ii) In addition to dwelling units, the project may also contain common 

ownership structures to support the development dwelling units, 
including but not limited to a common house or building, water and 
septic buildings, and land use support buildings such as barns and 
equipment storage. 

 
 

 
(3) Within the Coastal Residential District: 

 
(a) the total number of dwelling units shall not exceed one unit per 30,000 

square feet if the property is served by public sewerage, or one unit per 
60,000 square feet if the property is served by one on-site waste water 
disposal system. 

 
(b) each lot within the subdivision shall contain a minimum of 10,000 square 

feet of land if served by public sewerage, or a minimum of 30,000 square 
feet of buildable land if the property is served by on-site waste-water 
disposal systems.              (Amended 6/20/2007) 

 
(c) lots and/or dwelling units shall be laid out so that, on average, they 

encompass (or, in the case of dwelling units not on individual lots, occupy) 
no more than one-and-a-half acres of buildable land per lot or dwelling unit, 
and so that at least 33% of the parcel remains as open space outside of the 
lots and not otherwise assigned to individual dwelling units or any other 
structures.   
              (Amended 6/20/2007) 

 
(d) minimum road frontage shall be 50 feet.  However, no individual lot or 

dwelling unit shall have its required frontage on a public road existing at the 
time of application for development or gain its access from such a road. 
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(e) no building or structure shall be located within 25 feet of any property line. 
 
(f) neither shore frontage nor setbacks from the normal high-water marks of 

water bodies shall be reduced below the minimum otherwise required in the 
district. 

 
(g) dwelling units may be clustered in a single building or a series of single 

family attached units, in which case the provisions of this paragraph (3) 
shall apply, with the following exceptions and additions: 

 
(i) the parcel of land proposed for development shall have a minimum 

of 150 feet of frontage; 
 
(ii) the minimum distance between principal structures on the same lot 

shall be equivalent to the height of the taller structure; 
 

(i) attached dwellings shall include no more than six dwelling units in 
any single series, and no more than an average of four per series for 
the development as a whole. 
 

(ii) In addition to dwelling units, the project may also contain common 
ownership structures to support the development dwelling units, 
including but not limited to a common house or building, water and 
septic buildings, and land use support buildings such as barns and 
equipment storage. 
 

 
NO CHANGES MADE BEYOND THIS POINT 



To the Chair and Board Members, 
 
I wanted to formally enter my support for the Open Space changes as we go forward. As a 
longtime resident of the rural parts of Camden, it has always concerned me that the current 
ordinance will lead to open sections, be they field or forest being developed in ways that are 
opposite to the intent of our ordinance. Minimum lot sizes lead to land being broken up into 
chunks with houses spread out just enough to waste the space and ruin the feel of a field. I think 
we have all seen the situation where a fifteen-acre field gets broken up and has six or seven ‘mc-
mansions’ spread out through the field, maintaining neither open space nor rural character. 
 
More importantly, adding flexibility to work on various cluster developments makes it more 
likely and easier to bring projects into town which will provide affordable and accessible housing  
opportunities. If we can rethink how larger parcels can be used, with shared septic and wells, 
with redistributed open space I think we will see some exciting new projects come to town. 
 
Camden has a wonderful combination of a vibrant and charming urban town center, with an 
equally charming and very special rural background. We can protect both but allow alternative 
ideas so our town continues to grow. 
 
Chrisso Rheault 



What is Sprawl? 

What 

Information and Tools for Citizen Planners 

The Maximum Solution: Maximum Lot Size 

and Densities In Rural Zoning Districts 

 

 

 

 

 

 

 

State of Maine Perspective 
It isn’t news that Maine is a rural state. Ninety 
percent of its total land base is forest. Its overall 

density is just 41 persons per square mile, or 
about 6.5 people per 100 acres.  But focus on the 
7 counties of southern Maine and the news is 
different. Here, land for active forestry and farming 
has dropped to about 60% of the total, with 
suburban land use now at 33% (or 900,000 acres) 

of the total. At 186 persons per square mile, 

population density is 4.5 times higher than for the 
state as a whole. And many of the towns in this 
region are growing at 4 to 5 times the statewide 
average. 

 
Throughout this region, communities are trying to 
preserve rural character. Under existing, large-lot 
zoning, they are unlikely to succeed. But through a 
simple, innovative zoning technique – the use of 
maximum lot size along with maximum 

densities in rural zoning districts - towns can take 
a new and different approach to help achieve their 
goal. 

1
Population change in Maine's towns  and 

cities, 1990 to 2000 
 

 
 

 

1 
Thomas G. Allen; May 20, 2002 An Overview of the 

Demographic and Economic Conditions in Maine: A 

Background for Workforce and Tax Policy Considerations 
 
 

What is Rural? 

Rural land is land organized for production. The 

rural landowner gets part of his or her livelihood 
from the land. Rural land also includes wetlands, 
prime farmland soils, river corridors, wildlife habitat, 
and areas for recreation. This is different from low- 
density suburban land which is organized not for 

production but for consumption: for the dividing, 
buying and selling of lots, for consumption of 

scenery, and for buying privacy from intrusions – 
including the intrusions of noisy or dirty rural 
activities. The suburban landowner commutes 
somewhere else for livelihood. 

 

How is the Scale of Rural Land 
Different? 

 
Rural uses require much larger, contiguous, 

undeveloped spaces than low density suburbs. For 
example: 

 

• The average farm in southern New England is 
just under 100 acres, and in northern New 
England about 200 acres. Agriculture needs 
multiple farms in this range if supporting 

businesses in the region are to survive. 
• A small commercial woodlot requires at least 

50 to 100 acres in order to harvest enough 
cords on a sustainable basis to at least cover 
costs. Cost of management and harvesting 
small woodlots are optimal in the 100 to 500 
acre range. Costs rise sharply below 50 acres. 

• To breed, find food and find protection, the 
wildlife native to Maine need at least a few 

unbroken blocks of land with 2,500 to 5,000 
acres in each growing region of the state, plus 
multiple unfragmented blocks of land in the 
range of 250 to 1000 acres. If these aren’t 

provided in rural areas, they won’t be provided 
at all. 

 

Current Zoning Practices 
 

Towns with zoning ordinances know about 
minimum lot size requirements. They are the 
staple of most zoning districts. For example, many 

“rural residential” districts require minimum lot 

sizes of 1 to 5 acres. 
 

But when large tracts of land are divided up 
(whether all at once or a little bit at a time) into 
lots of 1 to 5 acres, that signals the beginning of 

 

 

 

 

More Tools Available at GrowSmartMaine—www.growsmartmaine.org 

Links updated 7-2021 

Bangor 

Portland 

Declined 
Less than 15% growth 
Greater than 15% growth 

https://digitalcommons.library.umaine.edu/cgi/viewcontent.cgi?article=1006&context=mcspc_ecodev_articles
https://digitalcommons.library.umaine.edu/cgi/viewcontent.cgi?article=1006&context=mcspc_ecodev_articles
https://digitalcommons.library.umaine.edu/cgi/viewcontent.cgi?article=1006&context=mcspc_ecodev_articles
http://www.growsmartmaine.org/


What is Sprawl? 

Information and Tools for Citizen Planners 

The Maximum Solution: Maximum Lot Size 

and Densities In Rural Zoning Districts 

 

 

 

 

 

 
the end for “rural character.” True, the buyers of 
3-acre lots won’t be able to see their neighbors 
from their windows. They each will have private 

open space. But don’t confuse that with “rural.” 
In time, this low-density suburban development 
will compromise whatever is left of “rural.” 

 

A New Idea - Maximum Lot Size 

That’s where the idea of maximum lot 
sizes/maximum density comes in. With some 

care, growing rural towns can accommodate a 
modest amount of growth in their rural districts 
AND keep available a base of land for rural uses. 

 

How does it work? 

First, we need to distinguish between lot size and 
density. Lot size is the area contained within a 
house lot. Density is the number of house lots to 
be carved out of a parcel of land. Most zoning 
ordinances don’t distinguish between the two: a 
minimum lot size of 2 acres gets directly translated 
into a maximum density of one unit per two acres. 

 

To separate lot size from density in a rural zoning 
district, you want: 

 
• a minimum lot size that will provide for safe 

septic systems and wells, and privacy; 
• a maximum lot size that won’t intrude on the 

rural land; and 
• a maximum density that limits the overall 

number of house lots. 
 

Let’s take these one at a time, in reverse order. 
What should be the maximum density? To 

preserve blocks of land large enough to keep rural 
character and activities, a maximum of no more 
than 1 unit per 10 acres is desirable. (Many farm 
zones put the maximum at 1 unit per 25 or 35 
acres). 

 
But even this low density won’t preserve the blocks 
of rural land needed if it gets translated into 10- 
acre house lots, each requiring long road frontage, 
long driveways, etc. You need to establish a 
maximum lot size. In combination with the 
maximum density, maximum lot size should 

strive to preserve at least 80% of the parcel as 

contiguous open space. This means a maximum 
lot size of 40,000 to 60,000 square feet (about an 
acre to one-and-a-half acres). At this maximum, 

one to one-and-a-half acres of every 10 will be 
house lots. Allowing for roads, that leaves eight to 
eight-and-a-half acres of open space. 

 
Minimum lot size should be the final 
consideration. Under Maine law, lots that rely on 
septic systems must be at least 20,000 square feet 

(or about one-half acre). This is the minimum 
needed to safely separate wells from septic 
systems. With proper septic system design and 
installation, Maine’s Division of Health Engineering 
and its State Soil Scientist believe larger lots 
usually are not required for health or safety. 

 

The rural zoning thus would call for: 

 
Minimum lot size 20-30,000 sq. ft. 

Maximum lot size 40-60,000 sq. ft. 
Maximum residential density 1-unit/10 acres 

 
On a 50-acre parcel, this would allow for 5 house 

lots that would occupy around 5 acres, with 40-45 
acres (after accounting for roads) open. 

 
Site design is also a consideration, to maintain 
rural function. When abutting parcels are 
developed, proper siting is important to ensure the 

open space of each parcel can combine to preserve 
the critical blocks of land necessary to keep rural 

land functioning as rural land. 

 

Other Considerations 
 

This technique is meant to accommodate modest 
residential development in rural areas. It is NOT a 
substitute for planning that directs the majority of 
new development into designated growth areas of 
town, such as villages, expanded residential 

neighborhoods, hamlets, and downtowns, per the 
town’s Comprehensive Plan. 

 

In addition, it is important to acknowledge that the 
overall amount of development allowed on a 
particular parcel may be reduced. This 
consideration can often be addressed with proper 

planning and a public process. 
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Additional Resources 
 

• Growing Greener: Conservation Subdivision 
Design by Randall Arendt 

• "Open Space" Zoning: What It Is & Why It 
Works by Randall Arendt 

• Open Space Subdivision Presentation KVCOG 
• Growing Smart Legislative Guidebook: Model 

Statutes for Planning and the Management of 
Change, 2002 Edition 

• American Farmland Trust Information Center 
 

 
 

http://www.growsmartmaine.org/
http://www.greenerprospects.com/PDFs/growinggreener.pdf
http://www.greenerprospects.com/PDFs/growinggreener.pdf
https://plannersweb.com/1992/07/open-space-zoning-what-it-is-why-it-works/
https://plannersweb.com/1992/07/open-space-zoning-what-it-is-why-it-works/
https://www.maine.gov/dacf/municipalplanning/docs/Open_Space_Subdivisions_presentation_2010_10_07_withnotes.pdf
https://www.planning.org/growingsmart/
https://www.planning.org/growingsmart/
https://www.planning.org/growingsmart/
http://www.farmland.org/
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