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CAMDEN PLANNING BOARD 1 
MINUTES OF MEETING 2 

November 2, 2017 3 
 4 
 5 

Members Present:  Chair Lowrie Sargent, Richard Bernhard, Jeff Senders and Rosie Curtis 6 

Members Absent:  Alternate, James Elliott and Alternate Mark Siegenthaler 7 

Select Board Liaison: Marc Ratner 8 

Staff:  Bill O’Donnell, Code Enforcement Officer and Jeanne Hollingsworth, Office Assistant for 9 
Codes/Assessing/Development  10 

Call to order 11 
Chair Lowrie Sargent called the meeting to order at 5:05 pm.   12 

1. PUBLIC COMMENT on NON-AGENDA ITEMS:   13 
Initial Discussion: Request to consider an amendment to the Zoning Ordinance Paul 14 
Gibbons 15 
Attorney Paul Gibbons appeared before the Board to discuss a proposed request for an 16 
amendment to zoning in the Coastal Residential District Zone.  He further explained that FHRE 17 
owns the building on Bay View Street that rents Borden Cottage to McLean Hospital.  Borden 18 
Cottage is a rehabilitation facility and FHRE seeks to increase the number of people in a 19 
community living arrangement with disabilities which is allowed to service 8 people or less to 12 20 
people by zoning amendment. Chairman Sargent agreed to place the discussion on the agenda for 21 
the November 16, 2017 meeting.   22 

Sargent reminded   the audience present and those who were tuned-in that Tuesday, November 23 
7th is voting day and he encouraged residents to vote.  The Planning Board has worked on three 24 
of the warrants and Sargent took a moment to list them as follows: 25 

1) Blasting Ordinance:  A new blasting ordinance is to be voted on which will allow direction 26 
and enforcement to avoid permanent damage to another’s property.    27 

2) Technical Capacity for Site Plan will provide a mechanism for the Planning Board to assure 28 
themselves the work will be done as designed.  Camden currently has the ability to conduct 29 
this process in the Subdivision Approval process and the language is the same. 30 

3) Proof of Proper Design:  the ability to clarify concerns from an engineer or other qualified 31 
professional in order to identify proof of proper design will become part of the ordinance.      32 

2.  MINUTES:  The minutes of the September 21, 2017 meeting were reviewed by the Board 33 
Members. Corrections to September 21st minutes: 34 
p. 2 line 15  correct to read B Zone and correct dimension to 16x44 35 
p. 2 line 19 AC corrected to read to generator and remove the word base  36 
p. 2 line 21 correct spelling of Bernhard change wording to …rear of the site.  37 
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p. 2 line 28 remove be retained and add:  will act as a retaining wall and grading will be brought 1 
  into it. 2 
p. 3 line 4  change classification to compliance 3 
p. 3 line 16 change August to October 4 
p. 3 line 23 change connected to associated 5 
p. 3 line 24 correct spelling of on 6 
Chair Sargent entertained a motion to approve the minutes. Jeff Senders moved to accept the 7 
minutes of September 21, 2017 with changes proposed. Bernhard seconded. No discussion. 8 
Motion passed 3-0-1 (Curtis abstained not present at prior meeting).  9 

3.  PUBLIC HEARING: 10 

Amend the Floodplain Management Ordinance for the Town of Camden: 11 

AMEND ARTICLE VI – DEVELOPMENT STANDARDS  12 

Language to be removed italicized and lined through 13 

All developments in areas of special flood hazard shall meet the following applicable standards: 14 
P. Coastal Floodplains –  15 

2. New construction or substantial improvement of any structure located within Zone VE shall:  16 
 (b) have the space below the lowest floor: 17 

     (3) Constructed to enclose less than 300 square feet of area with non-supporting  18 
 breakaway walls that have a design safe loading resistance of not less than 10 or 19 
 more than 20 pounds per square foot.   20 

 21 
Bill O’Donnell, Code Enforcement Officer, requested to remove certain language from Article 22 
VI of the Flood Plain Management Ordinance. A property being constructed on Sherman’s 23 
Point is located in a flood zone and the garage is semi-attached to the house with half of the 24 
garage being built in the flood plain.  The buildings are being built to FEMA regulations; break 25 
away walls would need to be considered as written in the regulation.  O’Donnell explained the 26 
State Ordinance was adopted and the words to “enclose less than 300 square feet of area” were a 27 
suggestion not exact verbiage of the Ordinance.  O’Donnell has secured the advice of the Flood 28 
Plain Administrator and the Public Manager of the State of Maine that the language can be 29 
removed from the Town of Camden Ordinance, but in order to do so it will need to be reviewed 30 
by the Planning Board and the final change approved by the Select Board.     31 

 32 
Chair Sargent read the procedures for a Public Hearing for the benefit of the audience and 33 
opened the Public Hearing on the proposed amendment to Article VI – Development Standards.  34 
The four members voting are Sargent, Bernhard, Senders and Curtis.    35 

Chairman Sargent opened the first round of public comments and seeing no hands, closed the 36 
floor to comments.      37 

Chairman Sargent opened the floor to the Board and seeing no hands, closed the first session of 38 
the Public Hearing.     39 
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Chairman Sargent opened the second session of Public Hearing to public comments and seeing 1 
no hands, closed the floor to comments 2 

Chairman Sargent opened second sessions to comments and questions from the Board as there 3 
were none, the Public Hearing was closed.   4 

Sargent entertained a motion.  Richard Bernhard motioned to take this recommendation   to 5 
the Select Board for consideration.  Senders seconded. No discussion. Motion passed 4-0-0.   6 

4.  PROPOSAL for a ZONING ORDINANCE AMENDMENT: 7 

1) Initial Discussion/Review of Application: 8 

 MSAD #28 Proposal to Amend Article VIII regarding maximum height of buildings in 9 
 the Traditional Village District (V): 10 

• Review language of proposed amendment 11 
• Abutter Notification discussion 12 
• Assessment of Fees 13 
•  14 

Chairman Lowrie Sargent recused himself from the discussion of the Middle School and turned 15 
the meeting over to Jeff Senders at which time he left the dais.   16 

Senders opened an informal meeting discussion of the upcoming Public Hearing for a proposed 17 
Zoning Ordinance Amendment regarding the allowed height of buildings in the Traditional 18 
Village District (V).   19 

Will Gartley Chairman of the Middle School Building Committee and Tyler Barber of the Oak 20 
Point Associates representing SAD #28 were present to discuss the height limitations that are 21 
constraining the building which is currently designed to be built to 38 feet in height.   22 

A discussion on the front level of the building and the taller back side of the school was held.  23 
Gartley explained that existing school buildings including the gymnasium and the MET building 24 
already exceed the height limits for the district.  A discussion on the proposed language was held 25 
and a brief discussion on the proposed height of 38 feet moving to 40 feet was held.  Barber 26 
explained the proposed change to 38 feet is to cover the exact amount of height needed for the 27 
new plan.   28 

Curtis discussed the language and felt it clarified only Public Schools that existed as of the date 29 
of this request.   30 

Bernhard was concerned that the concept designs would go past the requested height if revisions 31 
took place.  In addition, because of the scale used information provided for the plan is difficult to 32 
read.  He asked Barber why the height in the current ordinance was not used when the 33 
information was clear and available.   34 
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Barber explained the design was altered with the best fit for overall long term use of the building 1 
and took into consideration much input from the committee, school personnel and many residents 2 
of Camden.  The new height request will allow removal of a stairwell that is necessary if the 3 
design must fit within the 30 foot maximum allowed.  Barber offered several renderings in order 4 
to show the roof planes as they would be seen from Knowlton Street.  Gartley added that the 5 
presentation was kept simple in order to focus on an ability to raise the height limit.    Additional 6 
building plans will go through a thorough approval plan later in the process.   7 

Curtis agreed with Bernhard that additional plans to show the architecture and what all 8 
implications for the height change would be helpful.    9 

A discussion on the wording change presented was held.  Bernhard suggested   having the Town 10 
Attorney review the wording.    11 

Jeff Senders allowed public comments from the audience. 12 

John Scholz, Camden Resident and member of the Middle School Building Committee spoke to 13 
his concern for arbitrarily stating a height number could lead to unforeseen developments as the 14 
plan is considered moving forward with Site Plan shifts.   With regard to other buildings being 15 
built to these heights in the future other buildings in area districts   allow greater than 40 feet and 16 
special exceptions are allowed for commercial structures and nursery schools.  Additional 17 
concerns that professional architects were responsible for a school design and didn’t take the 18 
ordinance into consideration Scholz  explained that over time as the building moved on the site 19 
grading needed to change as the design was developed.   Sholz favors the building be designed to 20 
move forward and wording be formed to protect the District and noted the adjacent district does 21 
allow for these heights and higher.   22 

Maria Libby, Camden Resident and Superintendent of Schools redirected the conversation back 23 
to the factual reality that the peak of the current gymnasium and the MET building both already 24 
exceed the written ordinance height.  Libby reiterated that the new height request is based on 25 
what is needed and the overall design took into consideration the tight spacing of the athletic 26 
fields, a school designed with a three floors in consideration of the best use of space which also 27 
assisted with construction costs.  A final comment on the investment being made was that no 28 
discussions were held that outlined a possible   imminent sale of this building as it is being built 29 
for the community and is expected to exist 75 or 100 years from now as a school.     30 

Jaime Stone, Camden Resident and Principal of the Camden-Rockport Middle School centered 31 
her discussion on the poor accessibility a set of stairs can create for students and how this will 32 
affect the overall ability of student body movement  within the building  She spoke to the known 33 
aspects of broken bones and strains for this age group and the aspect of   better vision ranges 34 
which add safety   in hallways improving if with the removal of the staircase.  Stone stated her 35 
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opinion that the removal of the staircase barrier is the best   consideration for all the students, 1 
staff and   public expected to use the building.     2 

Lowrie Sargent, Camden Resident discussed procedural and design comments.   Ordinance 3 
change requests usually include notification to abutters and asked if abutters had been notified.  4 
Sargent spoke to the change requested equaling a 27% taller than the current zone which he 5 
considers a large change.  The 38 foot height extends to the top of the parapet of the MET school 6 
so measurements of the buildings should be reviews.  He suggested that the current high school 7 
includes a large stairwell off the entrance and it has not been known to be a problem.  Sargent 8 
stated the existence of the ordinance since 1992 and how changes could impact other zoning 9 
districts in the future.    Lowrie provided recent examples for changes to an ordinance in order to 10 
allow existing buildings with constraint functionality to adapt to new uses including the former 11 
hospital on Mountain Street, Fox Hill and the American Boat House.  Sargent raised concerns on 12 
the wording on the application stating the change will “greatly enhance the design” could be used 13 
by anyone including professional architects for future projects if this change is allowed to set 14 
precedence.   15 

Curtis asked Sargent why then was a 30 foot limit set in this zone?  Sargent explained that the 16 
MET building and gymnasium were built before 1992 and he felt that Height restrictions are 17 
usually set to secure views, solar access and shapes that get out of proportion from being built at 18 
random.  19 

Curtis asked about using precluding language to stop the possibility to allow the ability of others 20 
to build to 40 foot structure in the zone and that the language and reasons for allowing this 21 
change be organized to show the intended use.  A brief conversation on substantive changes was 22 
held.  23 

 Senders stated that his earlier comment was that setting a height of 40 feet would mimic  24 
commercial structures more than homes.    He does not consider this change  spot zoning; the 25 
wording does not open up the ability for someone on the water to build a large building as the 26 
change is actually allowing the school to match the structures that are already there.   27 

Senders felt that abutters should be allowed a chance to be present and speak following official 28 
notification.  There were no abutters present and to date, no comments had been received in 29 
writing.  Hollingsworth stated it is the discretion of the Board to make the determination to notify 30 
abutters in the normal process.    31 

Bernhard agreed abutters should be heard from.  Jeanne Hollingsworth discussed the Notice of 32 
Public Hearing was advertised and could be postponed in order to meet the Board of Selectman 33 
schedule if the change passes.   34 

Libby offered that an abutter is on the Middle School Building Committee and was confident the 35 
meeting information was shared within the committee.      36 
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Gartley was also open to an additional opportunity for abutters to be notified and asked if they 1 
could satisfy an opportunity for input at the Select Board meeting.  2 

A discussion was held on the Planning Boards responsibilities in this process. It was determined 3 
letters will be sent out directly to abutters notifying of the next Planning Board meeting on 4 
November 9, 2017 to allow public comment.  Additional advertising of a public hearing as 5 
required and abutter notification can take place as long as no substantive changes were made to 6 
the wording of the request and it moved forward as presented.  7 

Hollingsworth asked Senders to define the abutter in this case.  It was determined a radius is not 8 
needed in this case.   Curtis requested that standard abutters on Knowlton Street owning houses 9 
or property abutting the lot and any homes across the river from the property will be notified in 10 
an effort to reach anyone that borders the property.  It was determined to leave the proposed 11 
zoning amendment language as presented.   12 

Acting Chairman Jeff Senders entertained a motion.  Rosie Curtis motioned to continue the 13 
Public Hearing to a date certain of November 9th at 5 PM. Bernhard seconded.  No discussion.  14 
Motion passed 3-0-0.   15 

 5. PUBLIC HEARING CONTINUED: 16 

AMDEND THE CAMDEN ZONING ORDINANCE: AMEND ARTICLE VIII SECTION 17 
7 TRADITIONAL VILLAGE DISTRICT (Language to be added italicized and 18 
underlined.) 19 

Item E Standards:  2. the following space and bulk standards shall apply: 20 

MAXIMUM BUILDING OR STRUCTURE 
HEIGHT: 

 

Residential 30 feet 
Nonresidential 30 feet 
Lots on which public schools existed as of 
2017 

38 feet 

 21 

6.  SITE PLAN REVIEW:  PREAPPLICATON CONFERENCE:  NEW MIDDLE SCHOOL 22 
 23 

School Administrative District #28 Camden-Rockport Middle School 24 
34 Knowlton Street:  Map 120 Lot 59: Traditional Village District (V) 25 
 26 
Maria Libby, Superintendent of Schools, Applicant 27 
Steve Sargent, Oak Point Associates Project Engineer 28 
A discussion on the redevelopment of the entire property and redesign of the existing fields 29 
for the school layout was held.   Steve Sargent, Civil Engineer and Tyler Barter of Oak Point 30 
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Associates provided an introduction to the project and discussed the topography and wetland 1 
descriptions that were considered in the plans.   2 
The criterion that determines Wetlands of a Special Significance was discussed.  The new 3 
field construction was designed to allow maximum use of space and also takes into 4 
consideration issues the sun will play to reorient the locations and to keep the fields’ 5 
regulation size.  Plans for pavement use will incorporate 80,000 square feet (a reduction of 6 
30,000 sq. ft) and a redesign of the bus loop and student drop off areas was reviewed and a 7 
scaled rendering was shown.   Parking for 137 vehicles will be provided.   8 
Curtis was concerned with the parking area to the right of the entrance and the access of cars 9 
entering and exiting those spaces as pickups are made for students are moving in and out of 10 
the building.  Site plan review will cover issues such as this in future review.    11 
A building consisting of 47,000 square feet will be considered.  All zoning requirements, 12 
setbacks and property lines were listed for the Traditional Village District on the plan.  13 
Shoreland natural resources setbacks were shown and a couple Oaks with rot will be removed 14 
from the site. A landscape plan will be included in the formal site plan submission.  15 
Permits are underway with the DEP following a meeting where redevelopment process will be 16 
followed as required.  Records will be kept on stormwater and erosion controls.  Storm water 17 
management systems are still under discussion. Drainage is a large consideration in planning 18 
based on existing soil types that contain clay and are not the best for drainage therefore grades 19 
are being calculated to assist this issue.  20 
Bernhard discussed the content of a Site Plan review in detail and went over the areas that are 21 
expected and confirmed that copies had been received by the engineers.    22 
Senders asked about the catch basin on Knowlton Street and that plans are available to show 23 
that the system will not be overstressed especially due to the additional parking. 24 
Bernhard felt many aspects had been considered in an effort to be respectful to the community 25 
and the neighborhood with the design of the school as well as architectural features to match 26 
the neighborhood. .  Community gatherings will be plentiful and keeping the school in the 27 
village setting was beneficial to the town.     28 
Curtis reflected that the elevations are important to show and a 3D differencial shold be made 29 
available to the Planning Board and public.  30 
Senders wanted to highlight the supplemental requests of the Site Plan and make the architects 31 
and engineers aware that most will be needed for review.  Senders pointed out that under 32 
drains in the field will be a bonus in this design for the property.   33 
Jeanne Holingsworth stated a note is needed on the submitted Site Plan stating that This Site 34 
Plan amends and replaces all previous site plans for this property.  Information must be 35 
submitted to the Code Office 15 days prior to the meeting date which is in December.   36 
 37 

7.  DISCUSSION: 38 
Lowrie Sargent returned to the dias and reclaimed the Chairman’s seat.    39 

1)  Minor Field Adjustments: None 40 
2) Future Meeting Agenda Items:  41 

November 9, 2017 a Public Hearing meeting advertised for discussion of a single item;  for 42 
proposed Amendment to Camden Zoning Ordinance Article VIII Section 7 Traditional  Village   43 
will be held  44 
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3) November 16, 2017:  Paul Gibbons, Esq., proposed amendment to zoning in the Coastal 1 
Residential District Zone regarding Fox Hill 2 

 December 21st Public Hearing for proposed Amendment to Camden Zoning    3 
 Ordinance Article VIII Section 7 Traditional Village    4 

4) Pending Applications:  None 5 
5) Other:   6 

Procedural information was discussed in order to have voting members at meetings in the 7 
future.  Mark Siegenthaler will be informed he needs to watch the meeting video for 8 
November 2nd and sign an affidavit if he intends to vote at the next meeting regarding the 9 
school.   10 

 11 
 12 

There being no further business to come before the Board, Chairman Sargent adjourned the meeting at 13 
 7:10 pm.  14 
 15 
Submitted, 16 
 17 
 18 
Beth Kwiatkowski 19 
Recording Secretary 20 
 21 
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