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Memorandum 
Department of Planning and Urban Development 
Planning Division 
 

To:    Elizabeth Boapple, Chair and Members of the Portland Planning Board  

From:   Shukria Wiar, Planner      

Date:   January 13, 2017  

Re:   Camelot Farm, 1700 Westbrook Street, Camelot Holdings, LLC 

Project:   2016-282  CBL:  229 A002 001 

Meeting Date:  January 17, 2016 

 
I. INTRODUCTION 

Camelot Holding LLC has requested a Planning Board workshop to consider proposed rezoning from 

Residential R-1 to Residential R-3 for the property at 1700 Westbrook Street, commonly referred to as Camelot 

Farms.  The proposed zoning amendment would enable the applicant to construct one hundred (100) lot 

subdivision of which ninety-six (96) lots will be for single-family homes and four will be open space lots.  The 

intent and purpose of the rezone is for the proposed development to have smaller-scaled residential lots, while 

providing more green spaces directly along Westbrook Street and the Stroudwater River. 

 

 
 

Applicant and Property Owner:  Camelot Holdings LLC 

Engineer:      William Savage, Acorn Engineering Inc. 

 

II. PUBLIC COMMENT 

Notices were sent to ninety-five (95) residents and the interested citizen list.  The notice also appeared in the 

Portland Press Herald on January 9th and 10th, as well as being posted on the City’s web page.  The applicant 

has held two introductory neighborhood meetings in September and December and a meeting with the 

Stroudwater Village Association Board on January 9, 2017.  As part of this application, a neighborhood meeting 

is scheduled for January 24, 2017.  

 

A couple of public comments have been submitted to the Planning Division.  A telephone call was received 

from Dan Murphy of 1527 Westbrook Street who expressed general support of the project for the reason that the 

Figure 1: Proposed Site  
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City needs more development to relieve the tax burden on residences.  Art McEvoy and Mark Senglemann 

submitted a letter not in support the rezone and development project, Attachment PC1 and PC2. 

 

III.    PROJECT DATA     

Existing Zoning    Residential R-1 

Proposed Zoning Residential R-3 

Existing Use   One Single-family  

Proposed Use    96 single-family lots and four open spaces lots 

Parcel Size    ~27.6 acres 

Impervious Surface Area  

-Existing  20,884 SF 

-Proposed 275,424 SF 

Total Number of Units 96 single-family lots 

 

IV. EXISTING CONDITIONS 

The Camelot Farm parcel is approximately 45 acres on five different parcels.  The property is a pastureland with 

frontage along Westbrook Street, and extends to the Maine Turnpike and Stroudwater River. Presently the 

parcel has a single-story ranch house and a small 

barn on it, which built in 1961.  Most of the site 

consists of cleared fields used historically as 

farmland and pastures.  The property directly abuts 

the Stroudwater River and has a total of 1,500 feet of 

frontage along the river.  The portion of the site 

within 250 feet of the river high-water line is subject 

to the site development standards set by the 

Shoreland Overlay Zone.   The site has two existing 

utility easements for the Portland Water District and 

Portland Pipeline Company, which bisect the 

property.  There are single family homes along both 

sides of Westbrook Street in the vicinity of the site.  

 

V. PROPOSED DEVELOPMENT  

The project proposes to redevelop the 

existing, small farm into a traditional 

single-family development within the 

Stroudwater neighborhood.   

Approximately 96 house lots are 

proposing ranging in size between 6,500 

sf to 20,000 sf. The proposed roads are to 

be built to City standards.  The applicant 

is proposing to phase the development 

into four phases; each phase will have 20 

to 25 lots and accompanying 

infrastructure.  

 

Under the Shoreland Overlay Zone, 

additional construction standards apply to 

developments.  The overlay zone requires 

that any development be 75 feet from high 

watermark and with additional improvements within 250 feet from the river.  The finished building footprints 

will also have to comply with floodplain regulations, where applicable.  The site does have steep slopes around 

Figure 3: Proposed Development 

Plan  

Figure 2: Zoning Map  
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the bank of the Stroudwater River; it is the intent of the applicant to keep most of the development away from 

these slopes develop on the more level portion of the site.  Due to the smaller lots size under the R-3 zone, the 

development can be designed to stay farther away from the Stroudwater River; thus, providing for more green 

space and less impervious area.  The space will be used recreationally with a passive, neighborhood trail system 

and other shared amenities all with direct waterfront access to the river.  This open, shared-use green space 

includes more than 43% of the total site.  

 

The proposed project will also be subject to the Inclusionary Zoning Ordinance, which requires a minimum of 

10% of the project to be restricted for workforce households and that the number of bedrooms required under 

Section 14-487(e)3 be at least 10% of the total number of bedrooms made available as part of the project. 

 

VI. POLICY CONSIDERATIONS 

The following chart illustrates the comparison between the current R-1 zone and the proposed R-3 zone; the 

chart shows the purpose statements, permitted uses, and dimensional requirements of each zone.  Generally, the 

R-3 has more flexible dimensional requirements than the R-1 zone including minimum lot size and street 

frontage. The intent of the rezone is to provide the proposed project a medium density residential development, 

which can be accomplished with the R-3 zone.  

 

Dimension R-1 Zone R-3 Zone 
Purpose Statements To provide for lower density residential 

development characterized by single-family 

homes on individual lots in outlying areas of the 

city and along traffic corridors with limited 

additional traffic capacity. 

To provide for medium-density residential 

development characterized by single-family 

homes on individual lots and also to provide for 

planned residential unit developments on 

substantially sized parcels. Such development 

shall respond to the physical qualities of a site 

and complement the scale, character and style 

of the surrounding neighborhood. 

Permitted Uses Residential: Single family; Handicapped family 

unit; Single-family, multiple-component 

manufactured housing; Single-family single-

component manufactured housing; 

Other: Agriculture and Agriculture parking; 

Parks; Accessory uses; Home occupation; 

Municipal uses; Wind energy systems 

Residential: Single family; PRUD; 

Handicapped family unit; Single-family, 

multiple-component manufactured housing; 

Single-family single-component manufactured 

housing; 

Other: Parks; Accessory uses; Home 

occupation; Municipal uses; Wind energy 

systems 

Conditional Uses Residential:  Sheltered Care group homes; adding 

one accessory dwelling unit;  

Institutional:  Schools; Long term and extended 

care facilities; intermediate care facilities; places 

of assembly; hospital; 

Other: utility substations; Cemeteries; Raising of 

domestic animals for noncommercial; day care or 

home babysitting services; temporary wind 

anemometer towers; wind energy systems. 

Residential:  Sheltered Care group homes; 

adding one accessory dwelling unit; 

Institutional:  Schools; Long term and 

extended care facilities; intermediate care 

facilities; places of assembly; hospital; 

Other: off-street parking; utility substations; 

day care or home babysitting services; 

temporary wind anemometer towers; wind 

energy systems. 

Minimum lot size 15,000 SF 6,500 SF 

Street Frontage  75 feet 50 feet 

Front Yard (Min) 25 feet 25 feet 

Rear Yard 25 Feet 25 feet 

Side Yard 14 feet for 2-story building 14 feet for 2-story building 

Structure Height 35 feet 35 feet 

Lot Coverage (max) 
20% 35 % 

 

Parking 
No off-street parking in min front yard 

setback 
No off-street parking in min front yard 

setback 

 

The applicant has submitted plans of the proposed subdivision development under the R-1 zone and the R-3 

zone.  Rezoning from R1 zone to R3 zone will permit the developer to build a smaller buildable footprint that 

would result in less impervious area and less wetland impact, while providing a significantly larger buffer to the 



O:\PLAN\3 CODE and POLICY\Rezone Applications\Westbrook St. - 1700 (R1 to R3)\PB Workshop 01.17.2017\PB Memo 01.17.2017.docx  

 
 4 | P a g e  

Stroudwater River and greater open space.  The proposed development will provide more housing and is 

intended to blend in well with the surrounding neighborhood.  The green spaces along Westbrook Street and 

Stroudwater River will be a buffer between this development and the exisitng neighborhood.  Below are the two 

concepts under the current zoning and proposed zoning; the light green is the proposed residential lots and the 

darker green is the proposed open space.  

 

 

Concept 1: The Proposed Development Under R-1 Zone 

Concept 2: The Proposed Development Under R-3 Zone 
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VII. Land Use Policy 

The applicant has submitted their analysis of the projects conformance with the Comprehensive Plan (refer to 

Attachment C). The staff has identified the additional goals and policies which are relevant to the proposed 

housing development and finds the proposal in conformance with the Comprehensive Plan.  As stated the 

purpose of the R-3 Residential Zone is:  

 

To provide for medium-density residential development characterized by single-family homes on 

individual lots and also to provide for planned residential unit developments on substantially sized 

parcels. Such development shall respond to the physical qualities of a site and complement the scale, 

character and style of the surrounding neighborhood. 

 

Housing: Sustaining Portland’s Future contains several goals which are applicable to this proposed map 

amendment.  Chief among them is Policy #1 Ensure an Adequate and Diverse Supply of Housing for All which 

states: 

 

“Ensure that an adequate supply of housing is available to meet the needs, preferences, and 

financial capabilities of all Portland households, now and in the future.” 

 

¶ Objective 1.a. Ensure the construction of a diverse mix of housing types that offers a 

continuum of options across all income levels for both renter and owner-occupied. 

 

¶ Objective 1.b. A variety of housing choices should be available such that no one should 

have to spend more than 30% of their income for housing.                

                  Encourage and support Portland Housing Authority to become  

            active in development of more housing. 

 

¶ Objective 1.c: Encourage higher density housing for both rental and home ownership 

opportunities, particularly located near services, such as schools, businesses, institutions, 

employers, and public transportation. 

                                         Encourage higher density multi-family developments and mixed-use  

                                         projects with housing, along major public transportation routes, near  

                                         service areas, and in redevelopment or infill areas.  

 

Objective 1.d: Increase Portland’s rental housing stock to maintain a reasonable balance 

between supply and demand yielding consumer choice, affordable rents, and reasonable return 

to landlords. 

 1.d.2 Evaluate and update current zoning, as needed, to eliminate barriers to the 

creation of rental housing . . .  

 

Policy #5:  Portland’s Comprehensive Plan encourages a manageable level of growth that will sustain 

the City as a healthy urban center in which to live and work and to achieve a shared vision for 

Portland. Portland should encourage sustainable development patterns and opportunities within the 

City by promoting efficient land use, conservation of natural resources, and easy access to public 

transportation, services, and public amenities. 

 

¶ Objective 5.b: Maximize development where public infrastructure and amenities, such as 

schools, parks, public/alternative transportation, sewer lines, and roads exist or may be 

expanded at minimal costs. 
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VIII. CONSIDERATION OF LARGER MAP 

AMENDMENT AREA 

Generally, when a map change amendment is reviewed, the 

Planning Board looks at it comprehensively and considers other 

adjacent areas that may be appropriate candidates for a similar 

rezoning.  This may result in the Board considering and 

advertising a larger geographic area for the purposes of holding a 

public hearing, which can be reduced in scope when the Board 

formulates its recommendation to the City Council.  Camelot 

Holdings LLC requested a zone change for the Camelot Farms 

site only. However, upon further consideration, the Board may 

want to extend the zone change to include the four single-family 

home lots abutting the site, as well as the property along the 

turnpike (the blue dotted line), see map. 

 

IX. Next Steps 

1. Address any additional information requested by the Planning Board. 

2. Address and finalize all staff comments before the public hearing.  

 

X.  ATTACHMENTS 

 

PUBLIC COMMENTS 

PC 1-  Art McEvoy Dated 01.11.2017 

PC 2.  Mark Senglemann 

 

APPLICANT’S SUBMITTALS  

A. Cover Letter (from Will Savage of Acorn Engineering, Inc., 12.09.2016) 

B. Zoning Map Amendment Application 

C. Project Narrative 

D. Purchase and Sale Agreement 

E. Timeline of Events to Date - Michael Barton 

F. Traffic Report 

 

PLANS 

Plan 1  C-10 Site Plan 

Plan 2 C-11 Aerial Site Plan 

Plan 3 Ex Existing Conditions 

Plan 4 Ex-1 Vicinity Map 

 

 
 
 

Figure 4: Other Potential Properties to 

be included in the Rezone/Plan  


