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CAMDEN PLANNING BOARD 1 

MINUTES OF MEETING 2 

December 21, 2017 3 
 4 
 5 

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

Alternate Mark Siegenthaler and Alternate James Elliott 7 

Members Absent:  None 8 

Select Board Liaison: Marc Ratner 9 

Staff:  Bill O’Donnell, Code Enforcement Officer and Jeanne Hollingsworth, Office Assistant for 10 

Codes/Assessing/Development  11 

Call to order 12 
Chair Lowrie Sargent called the meeting to order at 5:00 pm.   13 

1.  Public Input on Non-Agenda Items:  None 14 
 15 

2.  Minutes:  The minutes of the December 7, 2017 meetings were not reviewed.    16 

Chair Sargent tabled the minutes of December 7, 2017.  17 

3.  PROPOSED ZOINING ORDINANCE AMENDMENT: 18 

 19 
  1)   Continued discussion of   proposed language: Fox Hill Real Estate (FHRE) is requesting 20 

 on behalf of McLean Hospital a proposal to increase the patient capacity at McLean’s outer 21 

 Bay View Street Fox Hill rehabilitation facility from an eight beds to a twelve bed facility.   22 

 23 

Attorney Gibbons representing FHRE provided the Board with revised language for the 24 

proposed draft ordinance for a permitted use which would allow a Private Residential 25 

Treatment Facility operated by McLean Hospital to increase in size from eight to twelve 26 

single occupancy bedrooms to be housed within the existing buildings at the property.     27 

Gibbons provided a brief history of the facility development over the last few years.  The new 28 

language provided was pared down from a prior submission reviewed at the December 7th 29 

meeting reducing the number of conditions for a special exception.  After speaking with the 30 

Kelly, Gibbons felt the rewrite of the proposed amendment  could be considered as a 31 

permitted use in the district and placed as #11 under commercial uses;  titled Private 32 

Residential Treatment Facilities .   Gibbons submitted five criteria and three definitions to the 33 

Board for review.      34 

  35 
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Town Attorney Kelly was present and agreed the prior ordinance amendment was buffered 1 

with a lot of special conditions no longer required; and that the revised amendment document 2 

distills   important features into a simpler context.  Kelly stressed that the document needs to 3 

make clear to the voters exactly what they are voting on; he had no issues with the revision 4 

by Gibbons.   5 

Chairman Sargent opened the floor for questions by the Board. Gibbons, Kelly and Rodman, 6 

FHRE CEO were also available for questions 7 

Bernhard asked if the definition should contain language about the bedrooms existing under a 8 

single roof.   It was determined there are cottages currently in use and may be used in the 9 

future.  Rodman could not speak for McLean, but he would like to have an additional 10 

bedroom in the larger residence on site.  McLean leases the main residence Borden Cottage, 11 

two additional guest cottages, and an office complex.   Rodman and Gibbons agreed that 12 

there would be no construction of additional buildings and limited changes of any interiors 13 

would not change the buildings exteriors.   14 

Senders asked if #3 and #4 could be combined as they were similar in nature.  A brief 15 

discussion was held on the ability for a different operator to lease the facility.   16 

Curtis asked that some language cleanup be noted. In #2 the lot must be 10 acres in size and 17 

containing a house; in #3 all buildings occupied in whole or part for residential and 18 

paragraph #5 change alternations to alterations. 19 

Curtis questioned the need to list operators anywhere in the Ordinances if there was no 20 

necessity to define Operator. Curtis felt that the State Licenser is a factor in operation of the 21 

facility to operate in the State of Maine. A lengthy discussion on the need to define a 22 

Residential Treatment facility be licensed and how that might affect the Town Ordinance was 23 

held.  Gibbons felt this was to help clarify the difference between living arrangements that 24 

pertain to community living facilities vs. a private treatment facility.   25 

The Board referenced a memorandum to Kelly following a review of the first draft proposal 26 

which pointed out the importance of using an enactment date. Elliott questioned if the word 27 

“solely” was necessary when describing the uses of the facility and asked that “only” be 28 

considered allowing for possible future uses.   29 

Sargent asked if #5 could be revised to remove the wording regarding demolition.  Stating the 30 

Planning Board does not review or have the ability to evaluate demolitions; he suggested 31 

striking that description from the language. 32 

Because the ordinance is listed under commercial uses, Sargent further requested that any 33 

further expansion would require site plan review.   34 
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Remove language regarding the existing character of Coastal Residential District as it is 1 

vague and easy to challenge.  The consensus of the Board was to strike that paragraph; 2 

as the Board is unable to make that type of judgment.    Kelly agreed from a technical 3 

prospective.  4 

In the definition for Private Residential Treatment facility was altered to read:  A Private 5 

Residential Facility “shall not provide outpatient care”.   6 

The Board worked on a definition and determined it should read: 7 

  5.  The Operator of a Private Residential Treatment Facility must either own or lease 8 

the facility and obtain a license from the State of Maine that permits them to operate such a 9 

facility.    10 

Sargent felt that this would permit the ability to keep current with the license regulations 11 

from the State of Maine.  12 

An email was received from Mr. Skaling asking about reduced real estate taxes and Assessor 13 

Kerry Leichtman verified that the full and normal taxes are being paid on the property and no 14 

abatement exists.   15 

Siegenthaler asked about the difference between being licensed and being accredited.  A 16 

lengthy conversation took place on this subject and Rodman explained the differences and 17 

how they are important to McLean’s ability to treat patients through approval criteria and 18 

professionally recognized level of care. 19 

The Board agreed to hold a Public Information Gathering Meeting at the January 4th 20 

meeting to allow for input from the public. Kelly and Gibbons will meet to finalize the 21 

language for review.  A Public Hearing will be scheduled and advertised for January 18th and 22 

a continuance will be allowed if needed.  Gibbons, Dr. Phil Levandusky of McLean Hospital 23 

and Tom Rodman, FHRE CEO will return for that meeting.   24 

 2)  ARTICLE III DEFINITIONS:  25 
i) Amend the definitions within the category of FOOD SERVICE (Sit-Down 26 

Restaurants, Fast Food Restaurant and Take-Out Food Service); consider definition for 27 

“mobile Food Vendor” 28 

Sargent reminded that the definition of Restaurants now combines the old definitions of 29 

Sit Down Restaurants and Fast Food Restaurants combined under the one description.   30 

Elliott expressed that the definition should not allow room for interpretation and should 31 

follow the zoning ordinance.   32 
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The Board reviewed three choices presented and chose a single definition for restaurants 1 

that read:    2 

RESTAURANTS:  A business establishment that meets State and Town licensing and 3 

permitting requirements.  Where the preparation of food and beverages for consumption, 4 

on and or/off the premises, is the principal use.   5 

The definition of a MARKET was reviewed.   6 

A lengthy discussion was held on what constituted an accessory use as part of the market 7 

description.  Elliott reviewed the definition set for Retail Sales and commented that other 8 

goods was a very general description that might need to be developed.  Curtis agreed and 9 

added that the description on intended use in the home was a very large description.   10 

These descriptions were eventually struck from the definition.   A second discussion on 11 

alcoholic beverages was held and it was determined that the liquor license covered many 12 

aspects of what was allowed at a Market should they offer free tastings.   13 

The Board reviewed the language presented   and determined new draft language for a 14 

MARKET definition which read as follows:   15 

MARKET:  A retail establishment where the principal use is the sale of food groceries 16 

and similar goods.  Where no alcoholic beverages are sold for consumption on premises. 17 

A market may also prepare and sell food for consumption off site, but for the purposes of 18 

this Ordinance, the sale of prepared food shall be considered accessory to the principal 19 

use. 20 

A reference was made to the zoning chart produced by Hollingsworth at the December 21 

7th meeting and it will be reworked to help the Board decide what districts Markets will 22 

be allowed in.  Sargent asked when the chart is available it be reviewed in preparation 23 

for the next discussion.     24 

A lengthy discussion on principle use of a business versus the accessory use was held.   25 

Elliott felt that not every non-conforming business needed to be made conforming 26 

because in all likelihood they are grandfathered in their Districts.  Sargent presented that 27 

the changes coming to the Tannery Site might have future needs that definitions can 28 

address.   29 

Senders considered creating a definition for Accessory Food Service to fall under the 30 

Food Service heading and be incorporated into the Restaurant and Market definitions.  31 

The Board agreed that an accessory use is subordinate to the principal use and is 32 

considered a small portion of the business permitted.  Sargent was concerned that in 33 

places where retail is the principle business but the sale of comestibles is allowed as a 34 

small portion of that business that enforcing an ordinance will be difficult.  He also 35 
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questioned if the accessory could grow proportionally without checks over the years.  1 

Curtis outlined that food service can be an accessory use to retail establishments as 2 

currently defined and that permitted accessory use within retail is also already 3 

established under the restaurant and market definitions.  4 

Sargent opened a brief discussion on concerns B&B’s and restaurants might have.  5 

Elliott reminded the Board that Lodging definitions prohibit some activities and the 6 

definition of Retail Sales does not as it allows permitted accessory use in the current 7 

definitions.   8 

Curtis suggested accessory use is broad enough to allow the retail establishment to 9 

operate in compliance. O’Donnell agreed that the ordinance doesn’t need to be overly 10 

constricting and discussed a concern about   Camden’s perception as being non-business 11 

friendly.  The Board agreed by consensus that further definition of accessory use 12 

was not needed.   13 

The FOOD SERVICE definition language was altered following the discussion 14 

presented by Senders on principle use vs. accessory use definitions to read:  15 

  A place for the serving of prepared food and beverages to the public. For the 16 

purposes of this Ordinance, establishments involved with food service as a principle use 17 

shall be divided into the following categories:   Restaurants, Markets and Mobile Food 18 

Vendor   19 

Chairman Sargent opened the conversation on Mobile Food Businesses and the Board 20 

reviewed a portion of a sample description produced by Freeport, ME.  Camden 21 

currently has several take out stands and one mobile restaurant.  The mobile restaurant is 22 

located on the owner’s lot and meets all current requirements to operate. A discussion on 23 

the pros and cons of mobile food trucks in comparison to the amenities restaurants are 24 

generally required to have was held.  Elliott provided several examples of the changing 25 

food scene for people looking for a food experience or more casual food on the go in the 26 

area.  Further discussion on the parking issues in Camden and where such mobile trucks 27 

would be able to park without disruptions was held.  The majority of the Board 28 

recognized this as a major issue.   29 

Sargent suggested that the Board develop a list of important issues that may need 30 

addressing if they were to be allowed: A quick check of ideas resulted in several initial 31 

considerations: 32 

1. Should the number of mobile food vendors be limited? 33 

2. Parking lot use and availability; most parking lots in town are municipally owned. 34 
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3. Not restricting specific Operators as the transient nature is part of the variety people 1 

expect, however a limit on the number allowed to operate at once was discussed.   2 

4. Where are available areas with foot traffic that can accommodate limited parking 3 

periods? 4 

5. In an effort to allow for special events and special days it was suggested that a 5 

temporary trial be allowed 6 

6. If the trial(s) is successful move forward with clear criteria as needed to do what is 7 

right for the Town. 8 

It was decided that Hollingsworth would contact Down East to see how they arranged 9 

the Food Truck Friday evenings last summer and report back to the Board. 10 

The Board reviewed a performance standard sheet on mobile truck vendors.    Elliott 11 

offered that the Select Board could allow a modest sanctioned and permitted special 12 

Town Sanctioned Event to allow residents the opportunity to assess the issue.  13 

Hollingsworth reminded the Board that private hires by homeowners for invitation only 14 

events are exempt from the regulations if they hire a mobile food vendor for a function.   15 

Sargent asked Marc Ratner if he had information on a desired time schedule for this 16 

work.  Ratner explained that mobile food vendors were not just trucks, but may also 17 

come in the form of carts and tents that are movable and should also be considered.  He 18 

was of the opinion that there was a lot to think about and progress will take time but the 19 

goal would be to allow an event to take place by the Summer of 2018.  Sargent was 20 

concerned that if a zoning change was needed to progress that work by summer an 21 

Ordinance would need to be done by middle of March.   22 

A final discussion on the possibility of a Town Sanctioned Event taking place such as a 23 

Food Fair to test the use of mobile vendors it could be constructed by the Select Board 24 

and the Camden Parks and Recreation Department personnel.  Hollingsworth called 25 

attention to the current contracts already used by the Director, Beth Ward for such events 26 

that are held on Town property.     27 

Sargent added that the Planning Board work would come in following a thorough review 28 

of the sponsored event, at which time, it will be better known if “Mobile Food Vendors” 29 

is something the Town wants to move forward with and begin review for incorporating 30 

an ordinance if needed.   31 

Ratner agreed to discuss the suggestion with the Select Board and Ward and determine if 32 

any upcoming events might create an opportunity.  He will report back on findings at a 33 

future meeting.   34 
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ii)  add definition for TOWN-SANCTIONED EVENTS - Tabled to a future meeting 1 

 3)  ARTICLE XI Signs:  2 
Amend Section 4. Excepted Signs, by adding language to exempt signage for Town-3 

Sanctioned Events from CEO permitting and move authority for this permitting to the 4 

Select Board. - Tabled to a future meeting 5 

4.  DISCUSSION: 6 
1)   Minor Field Adjustments: None 7 
2)  Future Meeting Agenda Items:  8 

  January 4th- Fox Hill Public Information Gathering 9 

  Article III Definitions   10 
  Article XXII Section 8 - Exterior Light Discussion  11 

3)  Pending Applications:  January 4th – MSAD #28 new Middle School Site Plan   12 

4)  Other:   13 
 14 

There being no further business to come before the Board, Chairman Sargent adjourned the meeting at 15 

 7:22 pm.  16 
 17 
Submitted, 18 

 19 
 20 

Beth Kwiatkowski 21 
Recording Secretary 22 

 23 


