
Town of Camden 
Select Board Meeting 

February 4 – 6:30 PM 
Opera House Auditorium 

 
Select Board meetings are broadcast live on Time Warner Channel 22 

                     Select Board meetings are web streamed at  www.townhallstreams.com/locations/camden-me 
 

Agenda 
 

1. Call to Order 
 

2. Public Hearing:  Zoning Ordinance Amendments  (Fox Hill) 
 
A. Purpose:  To hear the public comment regarding the following proposed zoning amendments:  

 
Article III Definitions 
Add the following definitions: 

• Operator of a Private Residential Treatment Facility 
• Outpatient Care 
• Private Residential Treatment facility 

 
Article VII Zoning Board of Appeals 
In Section 4:  Special Exception Permits  
Add a new sub-section (5): Additional Standards for a Private Residential Treatment Facility 
 
Article VIII District Regulations 
In Section 5.  Coastal Residential District, sub-section C.   Uses Permitted as Special 
Exceptions: 
Add a new section C.8:  Private Residential Treatment Facility 
 
Copies of the proposed amendments are on the Town’s web site or may be picked up at the 
Town office. 
 

B.  Public Hearing Process  (attached) 
 
 

C.  Open the Public Hearing  
 

 
 
Adjourn 
 
 
 
Note:  The Select Board may vote on the proposed amendments at this meeting or at the Special  
Select Board meeting scheduled for Tues. February 11. 
 
 

 

http://www.townhallstreams.com/locations/camden-me


Public Hearing Process - Zoning Ordinance Amendments  (Fox Hill) 
 
Public Hearing:  Feb. 4 at 6:30 p.m.  at the Camden Opera House 
 
Public Record: The entire Planning Board record with be incorporated into the Select Board’s 
public record.  This includes meeting and hearing minutes, e-mails, letters, DVD’s, webstream 
video, news articles.  
 
All the Select Board Members have: 
 

•  Attended the Planning Board meetings and hearings, or watched them on TV or 
via the web stream. 

 
•  Citizens do not need to submit the same information that was presented to the Planning 

Board since that is in the public record. 
 
 
Public Hearing Process: 
 

1. The Vice Chair of the Planning Board (Lowrie Sargent) will present a summary of the 
proposed zoning amendments 

 
2. The Select Board  invites the public to present comments are new and that address the actual 

language of  the proposed zoning amendment 
 

3. Residents and taxpayers of Camden will be given priority to present testimony. Non-
residents will be asked to hold their comments until all Camden residents have had a 
chance to speak. 

 
4. Speakers will be asked to keep their comments on point and speak to the actual wording 

of the zoning amendment 
 

5. Speakers will have 3 minutes.  The timekeeper will give a 1 minute warning. 
 

6.  Speakers will be asked to be respectful; no personal attacks will be allowed 
 
7. No applause, outbursts, etc 

 
8. The Select Board wants to hear from anyone who wishes to speak, but if someone has 

already made the points you want to make, it is not necessary to repeat them.  You are 
welcome to come to the podium, provide your name and address, and state your 
position. 

 
9. After everyone in attendance has had a chance to speak, the Select Board will invite one 

person designated by the proponents and one person designated by the opponents to 
offer brief closing comments – not to exceed 5 minutes. 

 
10. The Select Board may begin their discussion and vote on the proposal on Feb. 4.  However,  

if the hearing lasts beyond 8:30 p.m. the Select Board may decide to hold their vote until 
the Feb. 11 meeting. 



Town of Camden 
Select Board Meeting 
February 11 – 6:30 PM 

Washington Street Conference Room 
 

Select Board meetings are broadcast live on Time Warner Channel 22 
               Select Board meetings are web streamed at  www.townhallstreams.com/locations/camden-me 

 
Agenda 

 
A. Call to Order 
 
B.  Communications, Presentations, and Recognitions 

 
1. Presentation and Update re:  Mountain Bike Trails – Morgan Laidlaw 

 
Background:  As promised, the mountain bike trail group will be at the meeting to provide 
a progress report. 
 

2. CEDAC Update for the Select Board  
 
Background:  CEDAC is charged with reporting  updates to you quarterly.  This report is 
being delivered in writing rather than in person, since CEDAC has met with the Select 
Board quite often recently.  
 

3. Presentation by Brian Hodges re:  Downtown Tax Increment Finance (TIF) District 
       

Background:   Your packet has background information about a proposed amendment to  
the Downtown TIF district, which has been under discussion by CEDAC for quite some 
time, as noted in the memo from Deb Dodge above. 
 

4. Resignation of Kim Tuttle from the Planning Board 
 
Background:  Kim Tuttle has recently accepted a job out of state and can no longer serve 
on the Planning Board.    
 
Requested Action:   Accept Ms. Tuttle’s resignation with regret, send her a letter of thanks, 
and publicize the vacancy.  
   

C. Citizen Comments (for items not on the agenda) 
This time is set aside for members of the public to comment on any town-related issue that is not on the 
agenda. We ask that people keep comments within 3 minutes 
 
D. Approval of Select Board Minutes dated January 21, 2014 
 
 
E. Select Board Member Reports 
 
 
F. Town Manager Report 
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G. New Business 
 
1. Schedule a public hearing and Special Town Meeting on Tuesday February 25 for the 

following: 
 

a) Amendment to the Downtown Tax Increment Finance District 
 
Background:  Development Director Brian Hodges will discuss this proposal at the 
beginning of the meeting.  Information is contained in the agenda packet. 
 
Requested Action:  Motion to approve holding a public hearing and Special Town 
Meeting on Tuesday, February 25 to consider an amendment the Downtown TIF 
District  to 
• Expand the TIF district to include the Knox Mill as shown of the map; 
• Extend the TIF district from 20 years 30 years as allowed by state statute; 
• Include additional project costs which would be eligible for TIF funding from the  

Downtown, Riverwalk, and Public Landing Master Plans: 
• Allow the use of Credit Enhancement Agreements based on previously adopted 

eligibility guidelines. 
 
b) Acceptance of a sewer easement deed from Wayfarer Marine to upgrade the Sea 

Street pump station adjacent to Wayfarer Marine on Sea Street 
 
Background:  The Sea Street Pump Station is in need of an upgrade which we would 
like to do this year.  The pump station is located at the northern end of the Wayfarer 
Marine property. The right of way that was granted to the Town when this pump 
station was first constructed in 1969 did not quite encompass the entire facility.  The 
acquisition of this additional easement would rectify that. The Easement Deed is 
included in the packet, 
 
Requested Action:  Motion to approve holding a public hearing and Special Town 
Meeting on Tuesday, February 25 to vote whether to acquire a sewer easement deed 
from Wayfarer Marine. 

  
H. Select Board Closing Comments 
 
Adjourn 
 
Convene as the Wastewater Commissioners 
 
1. Certificate of Commitment of Sewer User Rates October 22, 2013 to January 21, 2014  
 

Requested Action:   Motion to approve the Certificate of Commitment of Sewer User Rates 
October 22, 2013 to January 21, 2014  

 
 
Break 
 
Workshop  
• Preliminary Budget Review  
• Discussion of upcoming meetings and schedule 
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January 24, 2014 
 
To:  Camden Select Board 
From:  Deb Dodge 
Re:  CEDAC Update for the Select Board 
 
In spite of the last two months have been somewhat slow with the holidays and a 
cancelled Network Board meeting in January, we have made some progress on a 
number of fronts. 
 
Tannery Review.  We have had two informal meetings, one a roundtable with a few 
of our local developers, contractors and architects to get their perspective on the 
current potential for development and suggestions for uses.  The second was with 
the Weymouths. As major property owners and long time residents of the 
neighborhood we wanted to hear what their concerns and ideas were regarding the 
use of the property and the neighborhood in general.  I anticipate a few more such 
meetings before CEDAC comes to you with a recommendation.  John Arnold has 
volunteered to shepherd this project forward. 
 
Marketing Camden to Target Audiences. I continue to meet with the Downtown 
Business Group Marketing  Committee. On January 10, Brian, Landon Fake and 
Karen Brace of the Chamber met so we could learn about Landons’s ideas and 
perspective on the needs of Parks & Rec department. We look forward to 
participating in the Marketing Summit that Brian is organizing for January 30. 
 
Downtown:  CEDAC has endorsed expanding and amending our current Downtown 
TIFF.  Brian is working on it now and we hope to present it to you soon.  In brief, we 
are including the Knox Mill in order to capture the value of ongoing improvements, 
as well adding a new feature, Credit Enhancement agreements. The committee feels 
strongly that a properly constructed policy on CEA could provide down town 
property owners an incentive to make capital improvements that would make 
upper floor spaces more viable, as well as a create an incentive developers are 
familiar with as a means to attract new development.   We are also adding 
downtown WIFI to the list of potential projects eligible for TIF fund expenditures. 
 
 
 
 
 
 



Inter-office memorandum 
 
 

To: Patricia Finnigan, Camden Town Manager 
From: Brian Hodges, Camden Development Director 
Date: February 5, 2014 
 
Re: Proposed Downtown Tax Increment Financing (TIF) amendment 
 
Tax Increment Financing (TIF) is one of the few local tools municipalities have to 
support economic development.  TIF is administered by the Maine Dept of Economic & 
Community Development (DECD) from a statutory perspective.  The DECD ensures 
statute is followed but allows municipalities to design their own TIFs to meet their local 
needs.  TIFs are funded by local property taxes, real and personal. 
 
On 02/23/2010, Camden town voters approved the creation and submission of 2 TIFs.  
These were subsequently certified by the DECD.  One of these TIFs is named the 
Camden Downtown TIF.  When created, it did not include parcels in and around the 
Knox Mill area.  Given the recent efforts in creating master plans for the Downtown, 
Riverwalk, and Public Landing, the Knox Mill area is identified as a critical connection 
and component of the downtown. 
 
In consultation with CEDAC, we are recommending an amendment to the Downtown 
TIF.  The following areas would be included in the amendment: 

• Identify the specific parcels in Knox Mill area to be included 
• Extension of the TIF from 20 years to the statutorily allowable 30 years 
• Adding as allowable project costs those projects from the Downtown, Riverwalk, 

and Public Landing plans not already listed in the Downtown TIF. 
• Adding the option of Credit Enhancement Agreements, using previously 

determined guidelines and thresholds. 
 
A required element of the TIF amendment process is to hold a public hearing and then 
authorizing vote.  A 10 day notice is required.  The statutory deadline for submission is 
February 28th.   
 
Requested action: conduct a public hearing and subsequent special town meeting on 
Tuesday February 25th, in relation to amending Camden’s Downtown TIF. 
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Downtown TIF amendment – Summary  
 
What is a TIF? 
TIF stands for Tax Increment Financing.  It is one of few local tools municipalities have 
to support economic development.  TIF is administered by the Maine Dept of Economic 
& Community Development (DECD) from a statutory perspective.  This agency ensures 
statute is followed but allows municipalities to design their own TIFs to meet their local 
needs.   
 
TIFs are funded by local property taxes (real and personal) and are composed of 2 
elements: a District and a Development Program. 
 

• District – this is the “where” element.  Municipalities draw boundaries around 
parcels to form a TIF District.  A snapshot of the original assessed value of these 
parcels is determined.  This determines the baseline for increased activity.  If 
there is positive economic growth within the District, the incremental property 
taxes referred to as TIF revenues can be used towards economic development 
activities.  In addition, these TIF revenues become “sheltered” from offsets by 
county taxes, State aid for education, and municipal revenue sharing. 

 
• Development Program – this is the “what” element.  Municipalities create a list of 

projects they would like to use TIF revenues towards.  These projects must 
conform to State statute, as administered by DECD.  In addition, the municipality 
determines what percentage of incremental taxes are used as TIF revenues.  
This can be any amount up to 100%.   

 
History 
In February 2010, Camden created and submitted 2 TIFs approved by the voters.  One 
was the Business Highway TIF and other was the Downtown TIF.  The Downtown TIF 
uses 100% of incremental taxes as TIF revenues. DECD approved both TIFs.  
 
This amendment process only modifies the Downtown TIF.  The changes are listed 
below.  In the end, we hope to obtain voter approval of these additional items and 
submit the required materials on or before February 28th.  CEDAC has provided 
considerable guidance and input on these proposed amendments.   
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District modifications 
• Add Knox Mill parcels (see attached map) 
• Extend to 30 year duration; current duration is 20 years 

 
Development Program modifications 
(important: the projects/expenses listed below do not mandate the town to complete 
them.  By including these as options in Camden’s Downtown TIF, it gives us the 
greatest flexibility to determine what gets implemented.) 
 

• Add Credit Enhancement Agreements (CEAs) – CEAs are funded through a 
TIF.  They become one of the many project costs listed in a Development 
Program.  They use TIF funds to reimburse property taxes to a developer and 
are designed to help municipalities attract new jobs and investment.  They 
also encourage existing businesses and developers to make improvements. 

o A CEA will refund a portion of the property taxes paid on increased 
assessed value.  For example, if a commercial property owner builds 
new or expands/improves an existing building, the increased value 
from when the parcel first became part of the TIF is reviewed.  If proper 
thresholds are met per the Camden CEA policy, a portion of the 
increased property tax is returned to the property owner. 

o A draft policy has been crafted that tiers the level of reimbursement 
based on jobs created and/or investment made 
 In summary, for every 5 jobs created or additional investment 

made ($500,000 new business, $250,000 existing business), a 
10% reimbursement of incremental property taxes related to the 
District. 

 50% max reimbursement of incremental property taxes 
 80% max reimbursement if jobs and investment threshold met 
 10 yr max duration, or remaining life of TIF, whichever is less 
 See next page for examples 

• Add recommendations from Public Landing redesign plan (not already 
included in the Downtown TIF) 

o Redesign parking areas at the Public Landing to align with 
recommendations contained in the Camden Public Landing final report. 
(add to item 11) 

o Construct an overlook located at the end of the boardwalk nearest the 
waterfalls; add fishermen’s hoist (add to item 1) 

o Additional lighting at the Public Landing (add to item 12) 
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o Sidewalk construction/improvements to Commercial St; flush pavers 
connecting sidewalks to other pathways and boardwalk (add to item 
10) 

o Demolition of existing restrooms; make improvements to current 
Chamber of Office building and visitor center (new item) 

o Undergrounding of utilities in and around the Public Landing (new) 
• Add recommendations from Downtown Master Plan (not already included in 

the Downtown TIF) 
o Facilitate creation of entrepreneurial, incubator space through 

redevelopment of buildings that meet needs, including installation of 
elevators to facilitate upper floor access for commercial activities (new) 

o Design, create, and install signage in and around the downtown area 
for improved wayfinding by pedestrians and navigation to parking by 
vehicular traffic.  Make related capital improvements as needed.  Fits 
into the vision of the Downtown Master Plan and goal to make the 
downtown pedestrian vs. vehicular focused; supports increased 
commercial activity. 

o Develop a parking overflow strategy for high traffic volumes and 
events/conferences.  Consider incorporating smart technology to guide 
drivers to actual vacant spaces.  Establish a parking management 
system along Main St and Public Landing (add to item 11) 

o Add pedestrian amenities (trees, benches, etc) and curb extensions to 
shorten crossing distances and provide safe havens for pedestrian in 
the downtown, as recommended in the Downtown Master Plan (new; 
add to 10) 

• Add allowable transit capital costs without creating a Transit Oriented District 
o Transit vehicles such as buses, ferries, vans, rail conveyances and 

related equipment; bus shelters and other transit-related structures; 
and benches, signs and other transit-related infrastructure 

• Add Wi-Fi 
o (Year 1 start up approx. $60,000; annual approx. $5,000 - $10,000) 
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CEA examples 
 
Scenario 1 – ABC Company is currently located in California but decides to open a 2nd 
location in Camden’s downtown TIF District.  They intend to acquire the property, invest 
an additional $1 million and create 10 new jobs.  They would receive 40% 
reimbursement of incremental property taxes. 
Jobs - $500,000 (new business) X 2 = $1,000,000; 10% + 10% = 20% 
5 jobs X 2 = 10 jobs; 10% + 10% = 20% 
Total reimbursement = 40% of property tax associated with $1 million @ 14.04 mil = 
$14,040 @ 40% = $5,616 X 10 years = $56,160 
 
Scenario 2 – Current Camden Company (existing business) is located in Camden and 
wishes to make improvements to their facility by expanding.  They intend to make a $2 
million investment and add 25 jobs.  They would receive 80% premium 
$250,000 (existing business) X 8 = $2 million; threshold is 50% 
5 jobs X 5 = 25 jobs; 10% X 5 = 50% 
Both thresholds are met = 80% 
$2 million X 14.04 mil = $28,080 X 80% = $22,464 X 10 years = $224,640 
(note: the property tax being paid before the expansion will still be collected as before) 
 
Scenario 3 – Another Camden Company (existing business) is located in Camden and 
has the ability to add 5 jobs and make improvements valued at $150,000.  They would 
receive a 10% reimbursement.  Even though they did not make at least a $250,000 
investment, they did create 5 jobs. 
$150,000 X 14.04 mil = $2,106 X 10% = $211 X 10 years = $2,110 
(note: the property tax being paid before the expansion will still be collected as before) 
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