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PROJECT
OVERVIEW

Camden’s Inner Harbor: A Vision for Coastal Resilience

Project Background

In the wake of the January 2024 coastal storms, the Town of Camden, Maine, proactively 
developed a harbor-wide flood resilience plan for its inner harbor. This plan assessed flood 
risk and outlined strategies to enhance the community’s resilience to rising sea levels and 
increasingly intense storms. Thanks to a Community Action Grant from the State of Maine’s 
Community Resilience Partnership and a Shore and Harbor Planning Grant from the Maine 
Coastal Program, this vital initiative was supported. The town collaborated closely with 
CamdenCAN, a local organization, to ensure a community-driven approach that integrated 
social, ecological, and economic sustainability with flood resilience.

About Camden

Camden, Maine, is a beautiful and industrious coastal town spanning nearly 20 square 
miles of land and water, with over six miles of shoreline along Penobscot Bay. Our year-
round population of 5,287 swells during the summer season, nearly tripling in size. Camden 
operates under a Select Board, Town Manager, and Town Meeting form of government. 
Our vibrant inner harbor and a portion of the outer harbor support a thriving working 
waterfront, which is a key economic engine for our community.

Our Path to Resilience

The Town of Camden had diligently maintained and repaired town-owned properties, such 
as the Town Landing and Harbor Park, in response to flood damage. Private property 
owners had also been actively engaged in similar efforts. Recognizing the increasing 
impacts of sea-level rise, storm surge, and flooding, the town transitioned from reactive 
repairs to proactive resilience planning.

In summer 2024, the Select Board awarded a contract to Richardson & Associates/WSP 
to develop a comprehensive harbor resilience road map in partnership with the Camden 
community. This road map utilized existing sea-level rise (SLR) mapping projections to 
help property owners understand and plan for potential risks. The goal was to create an 
inspiring vision that addressed flood concerns through multi-benefit solutions, enhancing 
the community in the process. This report summarized the collaborative process and 
strategies developed with input from residents, officials, and business owners.

Understanding Our Options

The recommendations and strategies in this report are presented as options and 
opportunities, not mandates. We aim to provide the Town and private property owners 
with a range of alternatives, along with flood maps, to inform future investments. These 
recommendations include both physical adaptation measures and policy considerations, 
all designed to guide Camden toward a more resilient and vibrant future.

Building resilience means embracing change strategically. While we cannot maintain the 
status quo in the face of rising sea levels, neither is it feasible nor desirable to abandon 
our working waterfront, ecological assets and cultural pillars. This plan seeks a balance: 
protecting what we cherish while adapting to inevitable changes. Flood projections 
indicate that without action, our inner harbor as we understand it today could be largely 
unrecognizable by 2100. By acting now, we can shape that change and enhance the 
waterfront that is the heart of our community, our economy, and a critical ecological asset. 

Looking Ahead

This plan aligns with Maine’s “Maine Won’t Wait” policy, which focuses on key milestones in 
2030, 2050, and 2100. Recognizing the uncertainty of long-term projections, this resilience 
road map is designed to be flexible and adaptable. It identifies near-term, mid-term, and 
long-term measures, as well as triggers for implementation. We envision this plan as a 
valuable resource for our community for years to come. At the same time, we understand 
that there is no end in sight to climate change without change to the root cause. 
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We extend our sincere gratitude to everyone who has contributed to this process. This 
initiative would not have been possible without the guidance of Jeremy Martin, the 
unwavering support of CamdenCAN, the engagement of Camden Library Executive 
Director Kristy Kilfoyle and Library Trustees, the valuable feedback from all participants, 
and the expertise of Pete Slovinksky of the Maine Geological Survey.

Next Steps

We will prioritize near-term projects and seek opportunities to develop detailed designs in 
partnership with business operators, landowners, and town officials. We are confident that 
the Camden community, our local engineers and designers, and Maine’s second-to-non 
makers are ready to meet this challenge in a manner that will set the bar. Together, we can 
create a more resilient and thriving future for Camden’s inner harbor.



SITE ANALYSIS



THE SITE
TODAY

Prior to making any recommendations, 
the consultant team took time to conduct 
a thorough analysis of existing conditions 
through both desktop research and site walks 
on the ground. 



STUDY 
AREA

YACHT CLUB

CAMDEN 
INNER 

HARBOR

STEAMBOAT LANDING

The study area is defined as the inner harbor  
between the Camden Yacht Club through 
to the warehouses just beyond Steamboat 
Landing. 



HISTORIC
CONDITIONS

1864 US Coast Guard Map

HISTORIC PHOTO

The site assessment began by looking into 
the historic conditions of this location. Over 
time, Camden’s inner harbor has transformed 
from a shallow wetland ecosystem to a 
more developed place of commercial and 
recreational activity. Without these natural 
defenses in place, assets along the shore are 
more at risk to storm and flood damage today. 



PUBLIC 
LANDS

Only a fraction of the properties abutting the 
inner harbor are publicly owned land. These 
include the site of the Camden Yacht Club, the 
Town Landing, Harbor Park and Steamboat 
Landing. In addition, the Town does own 
additional parcels nearby that include municipal 
buildings, public open space, parking lots and 
other assets. 



PEDESTRIAN 
NETWORK

The pedestrian network around the inner 
harbor spans public property as well as 
privately held publicly accessible areas such 
as the wharf at Lyman-Morse. While there is 
some waterfront access today, most of the 
waterfront is inaccessible to the public. Bicycle 
networks are limited to the public ROW but 
there is an opportunity to improve safety and 
connectivity for multi-modal networks through 
public private partnerships. 



VEHICULAR 
ACCESS &
PARKING

Much of the undeveloped land around the 
inner harbor is used for surface parking, road 
networks and access drives. The majority 
of these areas are paved with impervious 
asphalt surfaces that prevent local storm 
water infiltration and generate storm water 
runoff that contributes to inland flooding and 
degradation of water quality when untreated. 



PUBLIC 
PARKS

Green “patches” of public open space are 
present thanks to the generous philanthropic 
support of Mary Louise Curtis Bok. These 
parks are cornerstones of the community that 
support ecological function, the arts, recreation, 
education and public access. Harbor Park is 
impacted by flooding today and the Library 
leadership has joined in this process to explore 
potential resilient measures that honor the 
park legacy in a sustainable manner.



WATERWAYS

MEGUNTICOOK RIVER

The watersheds, rivers and streams feeding 
into the harbor also relate to flood resilience. 
The intersection between the harbor and the 
Megunticook River is marked by Montgomery 
Dam today. The Harbor Resilience planning 
study has been reviewing the work generated 
by those studying the Megunticook River to 
ensure that recommendations made for the 
harbor are able to function with either the Dam 
removal or Dam retention.  



The infrastructure network located proximate 
to the inner harbor was mapped to understand 
points of vulnerability relative to flood risk. 
The two pump stations on either end of the 
harbor are critical facilities that require careful 
attention to ensure that the broader network is 
operational. 

INFRA
NETWORK



EDGE
CONDITIONS

Throughout the project area we noted different 
edge conditions along the inner harbor. The 
edges are largely hardened with walls and 
riprap revetments. The specifics of these 
conditions are detailed in the memorandum 
generated by a structural engineer from WSP  
on the following pages

























FLOOD MAPPING



FLOOD
MAPPING



FLOOD
MAPPING

COMBINED

Flood/SLR Mapping

To support thoughtful planning for flood resilience within Camden’s inner harbor, Richardson & 
Associates/WSP developed a series of flood maps based on the Federal Emergency Management 
Agency (FEMA) Base Flood Elevation (BFE).  The FEMA BFE map shows the predicted sea level 
elevations for the 1 percent annual chance flood event, typically referred to as the “100-year 
flood.”  The BFE includes flood levels from storm surge, tide, and waves, and is often used in 
determining the appropriate Design Flood Elevation for new construction.  One limitation is 
that the BFE does not account for sea level rise (SLR).  As a result, Richardson & Associates/WSP 
developed flood maps showing an estimated increase in the BFE for three SLR scenarios:

Near term (year 2030): 0.8 feet of SLR
Mid-term (year 2050): 1.5 feet of SLR
Long term (year 2100): 3.9 feet of SLR
 
The SLR scenarios were selected based on information provided by the Maine Geological Survey 
(Sea Level Rise and Coastal Resiliency, February 15, 2024) and are consistent with guidance 
provide by the Maine Climate Council (Maine Won’t Wait, November 2024).  The combined 
BFE and SLR scenario maps rely on LiDAR topographic data published by the United States 
Geological Survey in 2021 (NAVD 88 datum).  The composite SLR flood map used for conceptual 
planning by Richardson & Associates/WSP and shared with the Camden community is shown 
here (i.e., the map depicts the FEMA BFE and the three SLR scenarios on one map).
 



FLOOD
MAPPING

2030



FLOOD
MAPPING

2050



FLOOD
MAPPING

2100



STATE OF 
MAINE 

GUIDANCE



HARBOR
PARK

SEAWALL

NOTES: 

SHORT TERM = 2030
MID TERM = 2050
LONG TERM = 2100

Camden Harbor Resilience Planning
Richardson & Associates

Prepared/Date: DTC 10/8/24

Figure 1B
Water Level Elevation Summaries

NOTES:

Short Term = 2030
Mid Term = 2050
Long Term = 2100

WSP developed water level profiles to support planning and risk evaluation for four inner harbor properties owned by the town. 
At Harbor Park, the present day base flood elevation (BFE), Mean Higher High Water (MHHW), and Highest Astronomical Tide 
(HAT), are shown for the present day and the three SLR scenarios.  These key potential flood levels are compared to a reference 
elevation of the existing Harbor Park seawall (shown as the grey dashed line) for evaluation of potential inundation of the park.  
The water levels for MHHW and HAT are shown to support planning for non-storm related high water events that may also create 
property access or operational challenges, especially for future SLR scenarios.  MHHW is an average of the highest daily high 
tide, while the HAT occurs typically once per year.



STEAMBOAT
LANDING

NOTES: 

SHORT TERM = 2030
MID TERM = 2050
LONG TERM = 2100

Camden Harbor Resilience Planning
Richardson & Associates

Prepared/Date: DTC 10/8/24

Figure 1B
Water Level Elevation Summaries

NOTES:

Short Term = 2030
Mid Term = 2050
Long Term = 2100

WSP developed water level profiles to support planning and risk evaluation for four inner harbor properties owned by the town. 
At Steamboat Landing, the present day base flood elevation (BFE), Mean Higher High Water (MHHW), and Highest Astronomical 
Tide (HAT), are shown for the present day and the three SLR scenarios.  These key potential flood levels are compared to a 
reference elevation of the existing site (shown as the grey dashed line) for evaluation of potential inundation of the park.  The 
water levels for MHHW and HAT are shown to support planning for non-storm related high water events that may also create 
property access or operational challenges, especially for future SLR scenarios.  MHHW is an average of the highest daily high 
tide, while the HAT occurs typically once per year.



TOWN 
LANDING

NOTES: 

SHORT TERM = 2030
MID TERM = 2050
LONG TERM = 2100

Camden Harbor Resilience Planning
Richardson & Associates

Prepared/Date: DTC 10/8/24

Figure 1A
Water Level Elevation Summaries

NOTES:

Short Term = 2030
Mid Term = 2050
Long Term = 2100

WSP developed water level profiles to support planning and risk evaluation for four inner harbor properties owned by the town. 
At the Town Landing, the present day base flood elevation (BFE), Mean Higher High Water (MHHW), and Highest Astronomical 
Tide (HAT), are shown for the present day and the three SLR scenarios.  These key potential flood levels are compared to a 
reference elevation of the existing Harbor Master’s Office (shown as the grey dashed line) for evaluation of potential inundation of 
the park.  The water levels for MHHW and HAT are shown to support planning for non-storm related high water events that may 
also create property access or operational challenges, especially for future SLR scenarios.  MHHW is an average of the highest 
daily high tide, while the HAT occurs typically once per year.



Camden Harbor Resilience Planning
Richardson & Associates

Prepared/Date: DTC 10/8/24

Figure 1A
Water Level Elevation Summaries

NOTES:

Short Term = 2030
Mid Term = 2050
Long Term = 2100

YACHT 
CLUB

NOTES: 

SHORT TERM = 2030
MID TERM = 2050
LONG TERM = 2100

WSP developed water level profiles to support planning and risk evaluation for four inner harbor properties owned by the town. 
At the Yacht Club, the present day base flood elevation (BFE), Mean Higher High Water (MHHW), and Highest Astronomical Tide 
(HAT), are shown for the present day and the three SLR scenarios.  These key potential flood levels are compared to a reference 
existing floor elevation Yacht Club (shown as the grey dashed line) for evaluation of potential inundation of the park.  The water 
levels for MHHW and HAT are shown to support planning for non-storm related high water events that may also create property 
access or operational challenges, especially for future SLR scenarios.  MHHW is an average of the highest daily high tide, while 
the HAT occurs typically once per year.









PUBLIC ENGAGEMENT PROCESS



Public Engagement Event 1: “Invite and Excite” 
The first community engagement event was held at the Camden Library on October 15, 2024. The meeting was advertised on public media channels as well as community news outlets thanks to 
Town staff and volunteers from CamdenCAN. The Town Planning Director set the scene by giving an overview of the project scope. The project timeline and engagement schedule was shared 
to ensure the community is aware of opportunities to participate in the co-creation process. Then the consultant team provided an overview of the site analysis data the consultant team had 
organized to inform the community about SLR projections in Camden Inner Harbor. Then we shared examples of how similar communities are addressing SLR risk through precedent imagery 
that spans the range of potential technologies and solution sets.

First Public Survey 
The first public survey was made available at the first public engagement event on October 15th. The survey was available online and hard copies were also made available. All of the hard 
copies received were aggregated with the online responses. The survey window ran through October 25 and the results were used to inform the design alternatives.    

Focus Groups: “Meet and Greet”
In order to dive more deeply into critical issues, 3 focus group sessions were held the first week of December, 2024 with key stakeholder groups. This included one focused on businesses in and 
around the Inner Harbor, one focused on the public realm (including the library), and one with members of the grassroots community group CamdenCAN. From these meetings, the consultant 
team was able to hear firsthand the challenges and goals of different stakeholders and answer their questions in a proactive manner. The session with municipal staff was recorded and made 
available to the public. 

Public Engagement Event 2: “Let’s Get Creative” 
At this stage of the process, the team reconvened with a public meeting in Camden. The session started with a recap of the process to date and a report out of the public feedback and focus 
group input. Then, the team shared 2 preliminary alternatives that took different approaches to addressing sea level rise threats. Attendees were asked to share their questions throughout the 
session and at the completion of the presentation. In this format, we gathered feedback on the pros and cons of each approach. 

Second Public Survey 
A second public survery was made available at the second public engagement event and it asked participants to rank the draft alternatives or combine their preferred elements from each. In 
this way, the process is able to identify the strategy the public prefers for further consideration by land owners. 

PUBLIC 
PROCESS

OVERVIEW



Fall 2024
PUBLIC ENGAGEMENT MTNG 1

ANALYSIS, OUTREACH AND PRELIMINARY ALTERNATIVES

ANTICIPATED PROJECT TIMELINE. PLEASE VISIT THE TOWN’S PROJECT WEBSITE FOR THE LATEST INFORMATION

DEVELOP  RECOMMENDATIONS/RESILIENCE ROAD MAP

EARLY 2025
RESILIENCE ROAD MAP

WINTER
PUBLIC ENGAGEMENT MTNG 2

PUBLIC 
PROCESS
TIMELINE

10/15 PUBLIC ENGAGEMENT MTNG 1

10/15-11/01 PUBLIC SURVEY WINDOW

12/2 STAKEHOLDER MTNG 1: CamdenCAN
12/3 STAKEHOLDER MTNG 2: City Representatives
12/4 STAKEHOLDER MTNG 3: Local Business Representatives

12/4-2/5 ALTERNATIVE DEVELOPMENT

ADDITIONAL Touch Points: 
Camden Library Trustees
FEMA
DPW



FIRST PUBLIC SURVEY_RESULTS



PUBLIC 
SURVEY

SURVEY OPEN 10/15-10/25

The first public survey was made available 
at the first public engagement event on 
October 15th. The survey was available 
online and hard copies were also made 
available. All of the hardcopies received 
were aggregated with the online responses. 
The survey window ran through October 
25 and the results were used to inform the 
design alternatives.   



SURVEY 
RESULTS



SURVEY 
RESULTS



SURVEY 
RESULTS



SURVEY 
RESULTS



SURVEY 
RESULTS



SURVEY 
RESULTS



SURVEY 
RESULTS



SURVEY 
RESULTS



FLOOD RESILIENCE ALTERNATIVES



BREAKWATERS

ROCKLAND, ME

Even before this flood resilience planning study 
began, the study  of a potential breakwater in 
Camden Harbor was introduced by the Army 
Core of Engineers. Camden at that time did 
not elect to pursue the study. 
Our project began with an open mind but 
early on the team realized that a breakwater 
strategy would not address sea level rise fully. 
Ecological impacts, permitting challenges 
and the overall costs associated with such a 
measure mean that this strategy seems unlikely 
to succeed. For that reason, other alternatives 
were explored. 



LIVING
BREAKWATERS

STATEN ISLAND, NY
SCAPE

In some communities, living breakwaters that 
incorporate some degree of ecological benefit 
are being trialed. While these measures may 
help address storm surge, they too do not 
address rising sea levels. Additionally, these 
are also costly to construct and may adversely 
impact the ecology and hydrology in the marine 
environments where they are introduced. For 
this reason, the team looked into alternative 
strategies. 



WAVE 
ATTENUATION

SPRING POINT MARINA 
CASCO BAY, ME

Floating wave attenuating dock systems have 
been used to lessen wave energy in harbors in 
Maine and elsewhere. These do not address sea 
level rise. In order to maintain free movement 
of boat traffic to and from the inner harbor this 
strategy is not recommended. 



Tool kit

In the absence of  an reasonable “silver bullet” 
flood resilience mega-structure, the team 
pivoted to looking at a wide array of localized 
resilience strategies shown in this tool kit. 
These strategies offer an ability to match 
the right tool to each specific condition that 
exists within the inner harbor. They may be 
implemented incrementally over time as funds 
allow and needs arise. 



TWO 
ALTERNATIVE

STRATEGIES
Two high-level planning alternatives were 
developed for the community to review and 
comment on during the February 5th workshop. 
These concept alternatives are discussed in 
greater detail in the following pages. 

A B
Option A: Individualistic Adaptation and Mitigation:
This option emphasizes a decentralized approach, where adaptation and mitigation measures are 
implemented on an individual property within each lot boundary.  

Option B: Collaborative Partnership Strategy:
This option promotes a collaborative, community-wide strategy, where partnerships are formed to 
implement resilience measures that provide more benefits. 



1

2

KEY

INDICATES PUBLIC PROPERTY

3

4

5a

6

5b

PROJECT
SEGMENTS

or “REACHES”

Given the large scale of the project area, 6 
segments were defined that share similar 
characteristics. These segments of the 
waterfront are called “reaches.” 

On the following pages, resilience strategies 
are organized sequentially reach by reach. 
While the scope called for studying potential 
adaptation measures for both private and 
public property within the project area. The 
choice to implement any of these concepts is 
left to the property owner. 



REACH 3
HARBOR PARK

TOWN LANDING

Reach 3 encapsulates the Town Landing 
and Harbor Park on either side of the 
Megunticook River. 

The Town Landing functions as a core part 
of the working waterfront and the goal is to 
look at adaptation measures that facilitate 
business operations and enhance the public 
realm by mitigating flood risk. 

Given the historic importance of Harbor Park, 
the goal has been to sensitively incorporate 
resilience measures that preserve the 
majority of the park as it is today. At the 
same time, some modifications will be 
necessary to allow the park to function as 
sea levels rise. The goal is to follow the 
guiding principles established by the Library 
(refer to appendix for more details). 



Storm damage at Harbor Park and the Town 
Landing have necessitated investment to patch 
and repair assets after storms. To break the 
cycle of ongoing maintenance costs, this effort 
is looking at planning alternatives to modify 
these lands in a manner that addresses rising 
tides and increasing storm severity through 
proactive design modifications. 

REACH 3
EXISTING

CONDITIONS

TOWN LANDING

HARBOR PARK

HARBOR PARK



REACH 3
FLOOD MAP

This flood map indicates the projected extent of 
inundation by incorporating both sea level rise 
and storm surge. The three colors correspond 
with three time horizons: 2030, 2050 and 2100.

If no action is taken, the assets on the harbor 
side of these lines are projected to flood. This 
would put critical infrastructure such as the 
pump station at the Town Landing at risk. In 
addition, much of the parking area at the Town 
Landing and the lower areas of Harbor Park 
are at risk of flooding in these scenarios unless 
resilience measures are put in place. 



REACH 3
OPTION A

Option A at Reach 3 provides flood resilience 
at both the Town Landing and Harbor Park by 
raising the elevation of the land. To preserve the 
working waterfront into the future, an elevated 
boardwalk is introduced at the Town Landing. 
Parking is reconfigured to increase efficiency 
while maintaining access to the boom cranes. 
The harbor park seawall is strengthened in 
place in this option where Montgomery Dam 
is retained. Storm water gardens add habitat 
and treat storm water at Harbor Park. A fish 
ladder facilitates fish passage up the River. 

ADD RETAINING WALL 
TO RETAIN GRADE & DRY FLOOD-
PROOFING @ PUMP STATION

RETRACTABLE FLOOD
GATE AT TOWN LANDING 
PROPERTY LINE



REACH 3
EXISTING 

CONDITIONS



REACH 3
OPTION A



REACH 3
OPTION A

CHARACTER 
IMAGES

Option A at Reach 3 proposes a network 
of wood boardwalks at different elevations 
to provide public access to the Harbor and 
working waterfront. These photos show a 
precedent for the type of character one might 
expect in Option A for Reach 3. 



TOWN 
LANDING 
OLMSTED 

BROTHERS
1936 DESIGN

HISTORIC DRAWING Achives reveal that 
the Olmstead Brothers designed more than 
Harbor Park. In 1936 they also worked on plans 
for the Town Landing that were never realised 
as drawn. 



AX
IS

PARK

PARKING

TOWN 
LANDING 
OLMSTED 

BROTHERS
1936 DESIGN

COLOR OVERLAY To help illustrate the 
Olmsted Brothers sketch, we added color 
over their line work so that the design concept 
is more clear. Here you can see the idea 
of a waterfront park “ribbon” with parking 
concentrated at the heart of the site. Access to 
the water is provided at key locations. 



TOWN 
LANDING
OPTION B

Option B at Reach 3 provides flood resilience 
at the Town Landing by terracing the landscape 
so that the top terrace exceeds the anticipated 
flood level through 2100. The terraces create 
a theater around the harbor with increased 
public access. Vehicular access to the water is 
provided  by dedicated drop-off. A waterfront 
parkland ribbon with new pedestrian bridge 
links Harbor Park with the Town Landing. 
At Harbor Park, constructed tide-pools are 
proposed to adapt to sea level rise and form 
an outdoor learning lab/vibrant ecosystem 
on the Library Grounds. The river alignment 
incorporates removal of Montgomery Dam  

BOARDWALK OVER
RAISED SEA WALL

ADD FOLDING FLOOD GATE 
AT TOWN LANDING



REACH 3
OPTION B



REACH 3
OPTION B

CHARACTER 
IMAGES

Option B at Reach 3 proposes hybrid flood 
resilience solutions that integrate nature based 
adaptation strategies to enhance wildlife 
habitat and ecological function.  



REACH 3
OPTION B

TIDE POOLS

Option B at Reach 3 proposes an innovative 
approach to addressing sea level rise at the 
foot of Harbor Park. Constructed tide-pool 
ecosystems are conceived as a method to 
protect the existing upland park features 
without walling the community off from the 
water. 



REACH 3
OPTION B

TIDE POOLS

Option B at Reach 3 would require artfully 
placing boulders to appear as though the tide-
pool ecosystem was always in place. Following 
in the Olmstead design tradition, there is an 
opprtunity to employ the expert skills of local 
Maine craftspeople to execute a “natural” 
looking composition that is actually designed 
by humans to mimic nature. 



REACHES 1 & 2

Reach 1 consists of the Camden Yacht Club. 
Reach 2 encompasses privately-owned Bay 
View Street Properties along the Inner 
Harbor.  

The Camden Yacht Club building is on the 
National Register of Historic Places and it 
is in jeopardy during storms today. The club 
leases the property from the Town through 
a longterm lease.  

Private residential properties on Bay View 
Street that share frontage on Camden 
Harbor are ultimately responsible for 
managing their assets. The strategies 
presented on the following pages daylight 
a wide range of potential flood resilience 
solutions so that owners may make a more 
informed decision. 

This study also recommends that the Town 
review potential increased building height 
limits along the waterfront to provide 
owners with more latitude to raise structures 
out of the floodplain over time. 

1

2

BAY VIEW
 STREET



REACH 1
FLOODING

JAN 2024

Reach 1 flooding during the January storms 
in 2024. Clearly  the historic building is at 
risk today and action will need to be taken if 
preserving this local landmark is a priority. 



REACH 2
EXISTING 

CONDITIONS

Reach 2 flooding has impacted local 
businesses, residences and infrastructure 
along Bay View Street in recent storm events. 
The future outlook projects that these events 
will continue to escalate as sea levels rise. 
For this reason, this area is one that requires 
immediate attention.  



REACH 1 & 2
FLOOD MAP

This flood map indicates the projected extent of 
inundation by incorporating both sea level rise 
and storm surge. The three colors correspond 
with three time horizons: 2030, 2050 and 2100. 

The projected inundation lines are based on 
topography. In instances where the building 
ground floor is raised off the ground, there 
may already be improved resilience.  In most 
cases, existing structures within Reach 1 & 
2 are susceptible to flooding in major storm 
events today and that is anticipated to get 
more challenging in the future if no action is 
taken. 



REACH 1 & 2
OPTION A

Option A at Reach 1 and 2 provides flood 
resilience through individualistic measures 
completed within each parcel. 

At the Camden Yacht Club, flood resilience is 
improved by raising and relocating the Historic 
structure so that the top terrace exceeds the 
anticipated flood level through 2100. The 
terraces create connection to the water and a 
setting that grounds the building.

The Properties along Bay View Street would be 
encouraged to consider adaptation, mitigation 
or retreat strategies. These are described in 
more detail in the “tool kit” on the next page. 



Option A The owners of properties along Bay View 
Street would each consider independent adaptation, 
mitigation or retreat strategies to address flood concerns 
within their parcel. This may take many different forms as 
shown in the “tool box” to the right. Hydraulic modeling 
can be done to demonstrate that proposed resilience 
measures do not have unintended consequences on  
surrounding properties. 

REACH  2
OPTION A
TOOL KIT

OUTLINE INDICATES 
MORE LIKELY RESILIENCE 

MEASURES FOR  
PROPERTIES ON BAY VIEW ST.



ELEVATED
STRUCTURES

AUDUBON CAMP
HOG ISLAND, ME

RA
IS

ED
 3

’

SHOREUP GRANT FUNDING (2021): https://www.islandinstitute.org/solutions

There are examples in Maine where historic 
structures like the Camden Yacht Club have 
received grant funding to raise buildings above 
flood levels. This example raises a structure 
using shoreup funding from the Island Institute. 



REACH 1 & 2
OPTION B

Option B at Reach 1 and 2 provides flood 
resilience through a more collaborative 
approached. This strategy offers potential cost 
savings and shared benefits. 

At the Camden Yacht Club, flood resilience is 
improved by raising and relocating the Historic 
structure above flood level. Fill required to 
elevate the structure may be sourced on site 
by carving out flood-prone land to expand the 
marina. Wave attenuating docks could help 
shelter the marina.

If property owners on Bay View Street 
voluntarily work together, they may be able 
to efficiently develop a resilient solution in 
the form of a sea wall. If a public boardwalk 
is integrated with this resilience measure, 
owners would have water access and benefit 
from increased opportunity for ground floor 
businesses facing the harbor. This solution 
anticipates that structures sheltered by the 
flood wall may adapt over time to link to the 
boardwalk where desired. Private dock access 
could be provided from this shared boardwalk 
by private gangways. Intermediate access 
points from Bay View Street to the public 
boardwalk could be considered by land owners 
and incentivised by the town.   



REACH 1 & 2
OPTION B

Below, a representative engineering detail 
demonstrates one example of how flood 
resilience may be achieved through a sea wall 
with integrated boardwalk. While the typology 
of the flood wall may take many forms, there 
may be cost savings associated with applying 
a standard detail across reach 2 if property 
owners work together.  

Already there are examples around the 
inner harbor where private landowners have 
incorporated public access to add value to 
their property as shown at the wharf at Lyman-
Morse. If this idea is extended, a harbor “loop” 
could be incrementally established. 



REACH 4 SEA STREET

ATLANTIC AVENUE

4

Reach 4 consists of the properties from the 
American Boat House to the start of the 
Wharf at Lyman-Morse Marina. 

Thankfully, most of the assets in this stretch 
are elevated above flood risk today and 
well into the future. This is largely the result 
of development at the crest of an elevated 
bluff. 

Still, sea level rise and storm activity pose 
challenges over time to some of the  lower 
lying structures located closer to the 
harbor. In addition, docks and floats within 
this reach will need to adapt over time to 
preserve functionality.    



REACH 4
EXISTING 

CONDITIONS

Reach 4 benefits from elevated grade that 
acts as a natural defense against flood risk for 
most of the existing assets. Here we also see 
successful examples where vegetation is used 
to stabilize slopes. The plantings have the 
added benefit of creating wildlife habitat and 
filtering storm water. 



REACH 4
FLOOD MAP

This flood map indicates the projected extent of 
inundation by incorporating both sea level rise 
and storm surge. The three colors correspond 
with three time horizons: 2030, 2050 and 2100. 



REACH 4
OPTION A

Option A at Reach 4 proposes very few 
changes over time. Only a few of the lowest 
buildings are susceptible to flooding by 
2100. Resilience may be implemented as sea 
levels rise in the form of dry floodproofing or 
elevating structures. 

The pump station at the corner of the Lyman-
Morse Wharf could be protected from longterm 
flood risk by implementing localized resilience 
measures such as a vegetated berm. 



REACH 4
OPTION B

Option B at Reach 4 explores a flood resilience 
strategy similar to Option A  and also adds  
other co-benefits. In  this alternative, floating 
wetlands would be introduced to create 
habitat and public access would be improved 
in response to goals established by the 
community. In this scenario, the Town could 
work with Lyman-Morse and the residential 
properties along this stretch of Sea Street to 
look into a scenario that limits disruption to 
private property yet completes the pedestrian 
loop. A precedent in Chicago is shared on the 
following page to illustrate the concept more 
clearly.



WILD MILE
CHICAGO, IL

SOM

REACH 4 
OPTION B

CHARACTER 
IMAGES

Option B at Reach 4 is inspired by this project 
in Chicago that brings together ecological 
benefits and public access. If a similar approach 
were to be introduced in Camden Harbor, 
it may be possible to bridge the final link to 
the wharf at Lyman-Morse. Just as boats are 
stored on land for the winter, these rafts may 
be stored during the winter months to avoid 
storm damage. 



REACHES 5 & 6

SEA STREET

OCEAN WAY

5a

5b

6

Reaches 5 and 6 consist of the Lyman-
Morse mixed-use development, private 
condominiums and the public boat launch 
at Steamboat Landing. 



REACH 5
EXISTING

CONDITIONS

The lowest portions of Reach 5 are at risk of   
flooding during extreme storm events today.  
A flood resilience strategy could enable the 
working waterfront to utilize this property more 
fully. 



REACH 5
EXISTING

CONDITIONS

As one of the most recent developments along 
the inner harbor, the mixed-use development 
at Lyman-Morse showcases how the inner 
harbor may evolve as a blend of public access, 
successful commercial enterprise employment 
opportunities. 



REACH 5
EXISTING

CONDITIONS

The condominiums in this reach are located 
well above flood level for the forseeable future. 



REACH 6
STEAMBOAT 

LANDING

FEMA funding has already enabled the town 
to invest in more storm resilient floats at 
Steamboat Landing. The old infrastructure 
shown here is soon to be replaced. 

Through our outreach process we also heard 
the community express a desire for public bike 
racks proximate to the landing to enable folks 
to reduce reliance on private automobiles.



REACHES 
5 & 6

FLOOD MAP

This flood map indicates the projected extent of 
inundation by incorporating both sea level rise 
and storm surge. The three colors correspond 
with three time horizons: 2030, 2050 and 2100. 

The projected inundation lines are based on 
topography. In instances where the building 
ground-floor is raised off the ground, there 
may already be improved resilience.  



REACHES 
5 & 6

OPTION A

Option A at Reaches 5 and 6 explores a 
flood resilience strategy that introduces 
dry floodproofing at the face of the mixed-
use development. The condominiums may 
enhance flood resilience by introducung a 
vegetated berm at the top of slope in the long 
term scenario. 



REACHES 
5 &6

OPTION A
DRY FLOOD-

PROOFING

Option A at Reaches 5 and 6 explores a 
flood resilience strategy that introduces 
dry floodproofing measures at the face of 
the mixed-use development. This diagram 
represents how this strategy can be applied. 



REACHES 
5 & 6

OPTION B

Option B at Reaches 5 and 6 explores a 
flood resilience strategy that introduces 
resilience measures outboard of the mixed-
use development. The condominiums may 
enhance flood resilience by introducing a 
vegetated berm at the top of slope in the long 
term scenario. 



REACH 5
EXISTING 

CONDITIONS



REACH 5
OPTION B 

RESILIENCE
STRATEGIES

Option B at Reaches 5 introduces elements at 
the perimeter of the site to create flood barriers 
while providing co-benefits. In this example, 
most of the perimeter is sheltered with a raised 
edge created by a counter. Removable flood 
gates are envisioned at the threshold to the 
gangways to preserve boat access. This would 
be sealed ahead of pending storms but open 
ordinarily.  



REACH 5
OPTION B 

RESILIENCE
STRATEGIES

Option B at Reaches 5 introduces elements 
at the perimeter of the site to create flood 
barriers while providing co-benefits. In this 
example, flood resilience is provided by a 
series of different raised elements between 
the mixed-use and the water’s edge. They 
could match the architectural character of the 
development.  



REACH 5
OPTION B 

RESILIENCE
STRATEGIES



REACH 5
OPTION B 

RESILIENCE
STRATEGIES

Option B at Reaches 5 introduces elements at 
the perimeter of the site to create flood barriers 
while providing co-benefits. In this example, 
kinetic flood walls are envisioned as a canopy 
that provides shade to the wharf. 



REACH 5
OPTION B 

RESILIENCE
STRATEGIES

Option B In this example, the canopy can fold 
down to provide a flood barrier to preserve 
operations of  the mixed-use development 
even in the long term sea level rise scenarios.  
There are systems available that fold up from 
the ground rather than folding down if desired.



FLOOD RESILIENCE SUMMARY

At the final community engagement event 
we invited comments and questions on the 
draft resilience options. We also asked folks 
to weigh in on their preferred alternative or 
combination of alternatives. The majority of 
responses received prefer resilience scenario 
B. The key themes of both alternatives are 
summarized on the following pages.

While these strategies are high level visions, 
the hope is that near-term priorities areas 
are refined as needed in detailed design to 
allow for implementation. 

For more detail on suggested sequencing of 
near term, mid-term and long term resilience 
projects please refer to the resilience road 
map included in this report. 



OPTION A
SUMMARY

KEY THEMES:

• FLOOD RESILIENCE STRATEGIES ARE 
     INDIVIDUALISTIC AND DESIGNED TO WORK
     WITHIN EACH LOT

• NO COMMUNAL WATERFRONT PEDESTRIAN LOOP 

• NO PEDESTRIAN BRIDGE BETWEEN HARBOR PARK 
     AND TOWN LANDING

• LESS OPPORTUNITY FOR HABITAT CREATION

• MORE PARKING / LESS PARKLAND

• ELEVATES AND RELOCATES HISTORIC YACHT CLUB 

• CRITICAL INFRASTRUCTURE IS PROTECTED IN PLACE



OPTION B
SUMMARY

KEY THEMES:

• FLOOD RESILIENCE STRATEGIES EXPLORE
     PARTNERSHIPS TO REDUCE COST AND PROVIDE
     MORE BENEFITS

• COMMUNAL WATERFRONT PEDESTRIAN LOOP 

• INCLUDES PEDESTRIAN BRIDGE BETWEEN 
    HARBOR PARK AND TOWN LANDING

• PRIORITIZES NATURE BASED SOLUTIONS

• ELEVATES AND RELOCATES HISTORIC YACHT CLUB 
    AND ADDS BOAT SLIPS

• CRITICAL INFRASTRUCTURE IS PROTECTED IN PLACE



SECOND PUBLIC SURVEY_RESULTS 
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SURVEY 
RESULTS



SURVEY 
RESULTS



RESILIENCE ROAD MAP



Resilience Road Map 
*Proposed conceptual timeline identifies how projects may unfold over time by identifying near term, mid term and long term measures. This is not a requirement. 
The road map is simply a reference tool that reflects the typical project workflow based on the consultant's experience to date. 

Reach 1: Camden Yacht Club
NNeeaarr--tteerrmm  fflloooodd  rriisskk  ==  RReeccoommmmeenndd  rraaiissiinngg  aanndd  rreellooccaattee  CCaammddeenn  YYaacchhtt  CClluubb  ttoo  pprrootteecctt  hhiissttoorriicc  ssttrruuccttuurree

1.1 Town and Yacht Club leadership to review resilience recommendations and align on process to advance flood resilience measures to protect the historic building 

1.2 Seek out funding sources for detailed design and implementation of resilience measures from both the public and private sectors using this planning work as a catalyst for investment

1.3 Enlist qualified consultant to create detailed site design and construction documents for bidding and construction 

1.4 Enlist structural engineer and historic architect to assess structural integrity of building and make necessary repairs/reinforcements to prepare structure to be relocated and weather current flood risk

1.5 Secure all required permits

1.6 Regrade site topography using fill to elevate grade to allow structure to be relocated out of flood zone. 

1.7 Raise and relocate historic structure out of flood zone

1.8 Reconfigure parking, access drive, infrastructure, pedestrian paths and landscape to correspond with relocated building

Anticipated length of flood mitigation for resilience measures designed to address 2100 projections. *Note that projections are estimates and not guaranteed

Additional adaptation measures may be necessary if and when projected 2100 flood levels are achieved *Note that projections are estimates and not guaranteed ? ? ? ?
Reach 2: Bayview Street Properties

NNeeaarr--tteerrmm  fflloooodd  rriisskk  ==  RReeccoommmmeenndd  pprrooppeerrttyy  oowwnneerrss  ccoonnssiiddeerr  fflloooodd  rreessiilliieennccee,,  rreettrreeaatt  oorr  rreellooccaattiioonn
2.1 Town to review existing building height limits and consider amendment to code to increase height limits to allow waterfront buildings to be elevated over time

2.2 Property owners with waterfront property on Bay View Street to consider preliminary recommendations from this planning study

2.3 If alternative A is preferred, owners would take on independent resilience measures within their property in compliance with applicable laws

2.4 If alternative B is preferred, property owners would voluntarily coordinate on a unified resilience strategy to shelter their properties from flood risk. *If public benefits are incorporated such as public access, there may be additional funding streams available to support improvements

2.5 Develop detailed design and engineering drawings. Model potential impacts to surrounding properties. 

2.6 Begin permitting process and regulatory review

2.7 Apply for grant funding to support resilience measures that preserve operations around the working waterfront, protect historic structures and/or incorporate public benefits

2.8 Owners may elect to implement flood resilience measures once all regulatory approvals are in place

Anticipated length of flood mitigation for resilience measures designed to address 2100 projections. *Note that projections are estimates and not guaranteed

Additional adaptation measures may be necessary if and when projected 2100 flood levels are achieved *Note that projections are estimates and not guaranteed ? ? ? ?
Reach 3: Town Landing and Harbor Park

NNeeaarr--tteerrmm  fflloooodd  rriisskk  ==  RReeccoommmmeenndd  TToowwnn  aanndd  LLiibbrraarryy  ccoonnssiiddeerr  aaccttiioonnss  ttoo  aaddddrreessss  ffllooooddiinngg  ooff  ccrriittiiccaall  iinnffrraassttrruuccttuurree  aanndd  hhiissttoorriicc  ppaarrkkllaannddss
3.1 Town and Library leadership to review resilience recommendations and identify processes/budgets to advance flood resilience measures 

3.2 Library to submit grant application to FEMA for Harbor Park phase 1 resilience measures

3.3 Public to vote on Mention River and Montgomery Dam project

3.4 Seek out funding sources for detailed design and implementation of resilience measures from both the public and private sectors using this planning work as a catalyst for investment

3.5 Town to enlist qualified consultant to create detailed site design and construction documents for bidding and construction at the Town Landing

3.6 Library to enlist qualified consultant to create detailed site design and construction documents for bidding and construction at the Town Landing

3.7 Secure all required permits

3.8 Construct flood resilience measures at Town Landing that support the working waterfront, ecology, enhanced public access and tourism

3.9 Construct Harbor Park tidepool ecosystem and outdoor learning lab and address shoreland flood risk to protect Harbor Park

Anticipated length of flood mitigation for resilience measures designed to address 2100 projections. *Note that projections are estimates and not guaranteed

Additional adaptation measures may be necessary if and when projected 2100 flood levels are achieved *Note that projections are estimates and not guaranteed ? ? ? ?
Reach 4: American Boat House and Sea Street Properties

MMiinniimmaall  fflloooodd  rriisskk  iinn  nneeaarr--tteerrmm..  SSuuggggeesstt  rroouuttiinnee  mmoonniittoorriinngg  aanndd  ggrraadduuaall  iimmpprroovveemmeennttss  ffoorr  lloonngg  tteerrmm  rreessiilliieennccee..  
4.1 Existing structures within anticipated 2030 flood zone to be assessed on a case by case basis

4.2 Consider raising, relocating or dry floodproofing existing structures at risk of flooding by 2030

4.2 Monitor flooding and raise grade of access path to docks on as-needed basis 

4.3 Existing structures within anticipated 2100 flood zone to be assessed on a case by case basis

Anticipated length of flood mitigation for resilience measures designed to address 2100 projections. *Note that projections are estimates and not guaranteed

Additional adaptation measures may be necessary if and when projected 2100 flood levels are achieved *Note that projections are estimates and not guaranteed ? ? ? ?
Reach 5a and 5b: Lyman-Morse Mixed-Use Development and Private Condominiums 

DDeelliivveerraabblleess
5.1 Town to review existing building height limits and consider amendment to code to increase height limits to allow waterfront buildings to be elevated over time

5.2 Property owners to consider preliminary recommendations from this planning study

5.3 If alternative A is preferred, flood risk would be managed through dry floodproofing buildings within the flood zone.  

5.4 If alternative B is preferred, the working waterfront would be sheltered by strategies outboard of flood prone buildings to provide flood resilience

5.5 Develop detailed design and engineering drawings. Model potential impacts to surrounding properties. 

5.6 Begin permitting process and regulatory review

5.7 Apply for grant funding to support resilience measures that preserve operations around the working waterfront, protect historic structures and/or incorporate public benefits

5.8 Owners may elect to implement flood resilience measures once all regulatory approvals are in place

5.9 Condominiums owners to monitor change over time and assess risk. Nature based strategies at the top of slope planted now may be well established by the time flood risk is a consideration.

Anticipated length of flood mitigation for resilience measures designed to address 2100 projections. *Note that projections are estimates and not guaranteed

Additional adaptation measures may be necessary if and when projected 2100 flood levels are achieved *Note that projections are estimates and not guaranteed ? ? ? ?
Reach 6: Steamboat Landing

FFlloooodd  rriisskk  mmiittiiggaattiioonn  mmeeaassuurreess  aallrreeaaddyy  uunnddeerrwwaayy  iinn  ppaarrttnneerrsshhiipp  wwiitthh  FFEEMMAA
6.1 Town to install improved floats at public boat launch

6.2 Town to consider additional upgrades over time such as bike racks to reduce reliance on private automobiles

KEY
Proposed Actions for Public Property
Proposed Considerations for Private Property Owners
Projected Resilience  *Estimates are not guaranteed

Today 2030 2050 2100 Beyond 2100



POTENTIAL FUNDING SOURCES

Funding for resilience measures on the 
public parcels may come in part from the 
Town but additional funds will certainly be 
needed to achieve the most robust results.

The following pages include State and 
Federal funding sources organized by the 
Southern Maine Planning and Development 
Commission that the Town may consider. 
Please note that these are subject to change. 

In addition, the Camden community may 
consider private philanthropic contributions 
toward resilience measures. This is more 
likely the case for measures that couple 
flood resilience measures with co-benefits 
such as  public access, ecology, education 
and improved water quality.  
 













POLICY CONSIDERATIONS/ RESOURCE GUIDE

In order to support a more flood resilient 
future, many communities are reviewing 
policies and zoning. The following page 
includes policy resources related to sea-level 
rise that are intended to serve as helpful 
tools when considering building height limits 
related to raising of structures, stormwater 
runoff associated with impervious surfaces 
and FEMA’s community rating system. 



FEMA COMMUNITY RATING SYSTEM 
https://www.fema.gov/floodplain-management/community-rating-system

MUNICIPAL GUIDANCE for COASTAL RESILIENCE
https://smpdc.org/vertical/Sites/%7B14E8B741-214C-42E2-BE74-5AA9EE0A3EFD%7D/uploads/Municipal_Guidance_For_Coastal_Resilience_Model_Ordinance_Lanugage_for_ME_Munici-
palities_April_2022.pdf
 
OVERLAY ZONES 
https://www.georgetownclimate.org/adaptation/toolkits/managed-retreat-toolkit/zoning-and-overlay-zones.html

NORFOLK’S RESILIENCE-QUOTIANT ZONING 
https://www.planning.org/planning/2018/aug/silverlining/
 
ZONING FOR SEA-LEVEL RISE
https://www.georgetownclimate.org/files/report/Zoning%20for%20Sea-Level%20Rise%20Executive%20Summary%20Final.pdf

MUNICIPAL ZONING OPTIONS for ADAPTATION to SEA LEVEL RISE IN CONNECTICUT
https://scrcog.org/wp-content/uploads/hazard_mitigation/background_material/TNC_CT_Municipal_Zoning_Options-for-SLR.pdf
 
CLIMATE RESILIENT DEVELOPMENT at the LOCAL LEVEL: ZONING in RESPONSE to SEA LEVEL RISE
https://pelr.blogs.pace.edu/2023/04/12/climate-resilient-development-at-the-local-level-zoning-in-response-to-sea-level-rise/

OVERLAY ZONES for CLIMATE RESILIENCE
https://resilientconnecticut.media.uconn.edu/wp-content/uploads/sites/3830/2023/10/Overlay-Zones-10.12.23.pdf



APPENDIX




