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Procedural
Timeline
March 17: Town Council public
hearing & vote on placing
amendments on ballot

March 30: ✨ Warrant
Committee vote on
recommendation to voters

April 1: ✨ Planning Board
vote on recommendation to
voters



Design Review
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Repeals and replaces Article XIII –
Design Review

Reorganizes standards and review
process for clarity

Clarifies when Secretary of the
Interior’s Standards apply

No expansion of scope of review
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QUESTIONS?
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Campgrounds & Campsites

CAMPGROUNDS
Single definition of Campground

No change to districts where campgrounds are
allowed
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INDIVIDUAL PRIVATE
CAMPSITES
Individual Private Campsites:

Intentionally developed
Recurring use
Adequate sewage disposal required

Occasional overnight use by guests not regulated

Allowed in 13 districts outside Downtown

Allowed in 4 shoreland districts

Removed from 5 shoreland districts

No Downtown districts allow Individual Private Campsites

Campgrounds & Campsites
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QUESTIONS?
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Lodging

Purpose
Clarify and standardize how
lodging is defined and
regulated
Establish limits on lodging size
and intensity
Reduce the conversion of
housing to lodging uses
Apply consistent
nonconformity standards
across the ordinance.
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Removal of
L1 as an

Allowed Use

L1 would no longer be an allowed
use.

Existing L1 operations may
continue as legally
nonconforming uses.

Expansion of existing L1
operations would not be allowed.
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Terminology &
amendments
to definitions
for L2, L3, L6,
L7

Replaces the term Guest Room
with Guest Unit

New term: Guest Capacity

Amends the definitions of L2,
L3, L6, L7
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Definitions, what stays what changes
L2 & L3

Sets a minimum of 3 Guest Units
Keeps the maximum of 12 Guest
Units
Sets a maximum Guest Capacity
of 48
Deletes the single-family home
with host requirement
L2 keeps the requirement that
meals are for guests only while
L3 keeps the requirement that
meals can be for guests & the
public

L6 & L7
Sets a minimum of 3 Guest Units
Keeps the maximum of 48 Guest
Units
Sets a maximum Guest Capacity
of 100
Keeps the requirement that
accessory facilities and services
are for guest only
L7 keeps the requirement that
the establishment must be pre-
June 10, 1986
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How Lodging Scale Is Regulated – L2 Example

Combination
of maximum
number of
guest and

GFA

Capped at a maximum of 12 guest units and 48 guests.

This means that the hotel could not have more than 12  
guest units.

It also means the hotel would need to provide at least 200
square feet of lodging space per guest.  So, if you assume
the full 48 guests, you are looking at a minimum of 9,600
square feet of space devoted to lodging.
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Removal of
Lodging Uses
from Certain
Districts

Removes L2, L3, L6, and L7 from districts
where:

No lodging establishments currently
exist, or
Lodging is incompatible with district
character or infrastructure.

Two districts contain active lodging
uses where removal is proposed:
Each district is limited to two existing
establishments.

Town Hill Business District:
Lodging established recently
Not served by public water or
sewer

Village Residential District:
Lodging established for a long
time
No additional lodging uses have
developed for 20 plus years

All existing operations may
continue as legally
nonconforming uses, without
expansion.
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Nonconformity
Standards

Removes the lodging expansion exception in
the Nonconformity section of the LUO.

Current ordinance:
Allows nonconforming lodging uses to
expand in size (but not guest rooms).

Other nonconforming uses:
Are not allowed to expand.

Removing the exception:
Applies the same nonconformity rules
to lodging as other uses.
Limits expansion of nonconforming
lodging establishments.

Addresses potential housing impacts
caused by lodging expansion.
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QUESTIONS?
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Minimum
Area Per Family

Remove the minimum area per family
requirement in certain districts to increase
the potential for housing development.

Remove the minimum area per family
dimensional requirement for lots in zoning
districts served by public water and sewer
and/or fall within a designated growth
area. 

A Step Towards Community



18

Designated
Growth Areas

Downtown Center
Downtown Residential
Hulls Cove Center
Hulls Cove Residential

Bar Harbor Gateway
Village Historic
Mount Desert Street
Corridor District
Village Residential
Downtown Village I
Downtown Village II
Downtown Residential
Hulls Cove Business
Hulls Cove Residential
Corridor

Hulls Cove Rural
Shoreland General
Development I
Shoreland General
Development II
(Hulls Cove)
Shoreland General
Development III
Educational
Institution

Affected Zoning Districts



What Is Area Per Family?

2x

3x

4x
19

Requires a certain amount of land
area per “family”” or per housing unit
(i.e. house or apartment unit)

Why Is Area Per Family
Exclusionary?

Village Residential District Example:
10,000 square feet per family

Prevents development of more
affordable housing types: duplex,
triplex, fourplex, and ADUs

Limits property owners from adding
more housing on their property

Pushes lower incomes out, and
raises price tho where only the
wealthy can afford to live here 



By removing the Minimum Area Per Family, more diverse attainable
housing is possible.
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To address the housing shortage and high costs, we need to allow
additional residential development on less land.
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Solves the Housing Shortage One Meaningful
Step At a Time.
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What would the Removal of
Area per Family Look Like for
lots on Public Water & Sewer
in the Growth Areas? 
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%

Setbacks
Maximum  Lot

Coverage
Minimum
Lot Size

Maximum
Height

Standards that determine the physical appearance of
development are not changing.

Distance between buildings
Amount of green space

Size and height of buildings

Allowed
Uses

Types of residential stuructures



Allowed Under Existing Regulations

135 ft

113 ft

65 ft 30 ft

13%
lot coverage

19% lot coverage

4,000 sqft
32% lot coverage

1,950 sqft

3

Housing Units
(With BONUS)

4

2

3

28% lot coverage

Housing Units
(With BONUS)

5

Housing Units
(BASE)

2
Housing Units 

2
STACKED FOURPLEX

Housing Units 

4

2

2

30% lot coverage

TWO STACKED TRIPLEXES

Housing Units 

6

POTENTIAL FUTURE 
Housing Buildout Potential

EXISTING
RESIDENTIAL LOT

Allowed if there are no Area per Family
Requirements for Areas on Public Water and Sewer

CURRENT 
Housing Buildout Potential

The existing house is about 1,950 sqft
On public water and sewer
Village Residential zoning district:
Maximum Lot coverage: 50%
The lot is about 15,250 sqft
Existing lot coverage = ~13% (~2,000 sqft)
Allowed lot coverage = 50% (~7,625 sqft)

*Represents a buildout
when the height bonus
in state law is locally
implemented (LD 1829). 24

28% lot coverage

DUPLEX

1

1

28% lot coverage

TWO STACKED TRIPLEXES EACH

WITH AN ATTACHED ADU

8

4

4

32% lot coverage

Housing Units
(With Bonus)* 

3

3

32% lot coverage



60 ft

130 ft

7,8
00 sqft

~ 38% lot coverage

113
 ft

25

~ 52% lo
t c

overage

On water and sewer
Front Setback = 15 feet
Side Setback = 5 feet
Rear Setback = 15 feet
Allowed lot coverage = 75%

Potential residential unit development alone
would not be able to reach maximum lot
coverage due to setback and parking
requirements

50 ft

5,650 sqft

Stacked Trip
lex

Fourplex

Examples for
Downtown
Residential District
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Allows for Modest Housing Growth, In Alignment
with Existing Neighborhood Character.

^ Three real example of Triplexes in Downtown Residential

72 Ledgelawn Avenue 47 Ledgelawn Avenue 50 Greeley Avenue
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What would the Removal of
Area per Family Look Like on
Private Wells & Septic Systems
in the Growth Areas? 



Parcel o
f la

nd
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State Housin
g Legisla

tio
n

State W
aste

water R
ules

Local R
egulatio

n

State Requirements
for Septic Systems

State requirements may not be explicitly
stated in the Land Use Ordinance, but the
standards still apply.

Chapter 423-A, a State law by the
Department of Health and Human Services
(DHHS), would apply to areas in growth
areas not on public water and sewer.

This law requires a certain amount of land
per the total number of bedrooms.

A proposal is required to meet all of the
regulatory layers. 
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225 feet

200 feet

Leach Field

Leach Field

Would a proposed fourplex be
allowed on a 45,000 sqft lot
where an existing single-family
dwelling exists?

1) Does the proposal meet all local
requirements?

2) Is the lot big enough based on
the new proposed bedroom total?

(# of Bedrooms   x   120)    x     66.66  

= 
minimum lot area required

Formula based on Ch. 423-A:
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225 feet

200 feet

Leach Field

Leach Field

Would a proposed fourplex be
allowed on a 45,000 sqft lot
where an existing single-family
dwelling exists?

MAYBE...

3) Are the soils adequate ?

2) Is the lot big enough based for
the proposed bedroom total?

              OPTION 1 - 5 Total Bedrooms
YES...If the single-family dwelling unit only has one
bedroom AND if the fourplex only has one bedroom
in each unit (required area = 40,000 sqft)

If the soil quality is poor, less dwelling units are
possible 

1) Does the proposal meet all
local requirements?
Village Residential District

7% lot coverage (maximum is 25%)
75 ft front setback
25 ft side & rear setback
Fourplex is an allowed use

           
OPTION 2 - 10 Total Bedrooms
NO...If the single-family dwelling unit has two
bedrooms AND/OR if the fourplex has 2 or more
bedrooms per unit (required area = 80,000 sqft)



225 feet

356 feet

Leach Field
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In order for Option 2 to be
possible, this lot would need to be
nearly DOUBLE the size.

MAYBE...

3) Are the soils adequate ?

2) Is the lot big enough based for
the proposed bedroom total?

              OPTION 1 - 5 Total Bedrooms
YES...If the single-family dwelling unit only has one
bedroom AND if the fourplex only has one bedroom
in each unit (required area = 40,000 sqft)

If the soil quality is poor, less dwelling units are
possible 

1) Does the proposal meet all
local requirements?
Village Residential District

7% lot coverage (maximum is 25%)
75 ft front setback
25 ft side & rear setback
Fourplex is an allowed use

           
OPTION 2 - 10 Total Bedrooms
NO...If the single-family dwelling unit has two
bedrooms AND/OR if the fourplex has 2 or more
bedrooms per unit (required area = 80,000 sqft)

Leach Field

225 feet
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Smart Growth
Protects our
Environment &
Rural Areas.
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Allows for Modest Housing
Growth, In Alignment with
Existing Neighborhood Character.

Smart Growth Protects our
Environment & Rural Areas.

Solves the Housing Shortage One
Meaningful Step At a Time.

WHY REMOVE THE
AREA PER FAMILY?
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 QUESTIONS
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This seems like a big change. 

Will this amendment change the look and
feel of my neighborhood?
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2 Shannon Rd in 2007

2 Shannon Rd in 2024

Triplex
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37 Ledgelawn in 2007

37 Ledgelawn in 2024

Duplex



Questions
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Duplex

4 Roberts Ave. in 20244 Roberts Ave. in 2011
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7 Shannon Way
Fourplex

2 Cedar Avenue
Fourplex
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6 Bloomfield Road
Fourplex

4 Edgewood 
Fourplex
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17 Bridge Street
Triplex

1 Davis Place
Triplex
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We need housing for our local workforce.

Will this amendment help create housing for
our community?
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It is one less restriction to housing developement

Source: Sightline Institute, “Cruel Musical Chairs (or Why Is Rent So High?)”

https://www.youtube.com/watch?v=EQGQU0T6NBc
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We need to increase
the supply to help
moderate prices



54Source: Headwaters Economics, “Amenity Trap” Report, p. 11



FRIDAY, MARCH 13 
Publish first round of FAQs

Common questions received so far
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UPCOMING

WEDNESDAY, MARCH 25 
Publish second round of FAQs

Questions accepted up until Friday,
March 20 by 5:00 PM

Send questions to Michele Gagnon, at
mgagnon@barharbormaine.gov

All amendment related materials will be posted to the Land Use Changes webpage on the
Town’s website.  https://www.barharbormaine.gov/694/10372/Land-Use-Changes 

https://www.barharbormaine.gov/694/10372/Land-Use-Changes
https://www.barharbormaine.gov/694/10372/Land-Use-Changes
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	2x
	3x
	4x
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	Distance between buildings
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	Types of residential stuructures

	EXISTING RESIDENTIAL LOT
	The existing house is about 1,950 sqft
	On public water and sewer
	Village Residential zoning district:
	Maximum Lot coverage: 50%
	The lot is about 15,250 sqft
	Existing lot coverage = ~13% (~2,000 sqft)
	Allowed lot coverage = 50% (~7,625 sqft)
	135 ft
	13%                  lot coverage
	113 ft

	CURRENT  Housing Buildout Potential
	POTENTIAL FUTURE  Housing Buildout Potential
	Allowed if there are no Area per Family Requirements for Areas on Public Water and Sewer
	Allowed Under Existing Regulations
	TWO STACKED TRIPLEXES
	DUPLEX
	Housing Units (BASE)
	STACKED FOURPLEX
	TWO STACKED TRIPLEXES EACH WITH AN ATTACHED ADU



	Fourplex
	Stacked Triplex
	7,800 sqft
	5,650 sqft
	~ 38% lot coverage
	~ 52% lot coverage


	Examples for Downtown Residential District
	On water and sewer
	Front Setback = 15 feet
	Side Setback = 5 feet
	Rear Setback = 15 feet
	Allowed lot coverage = 75%
	Potential residential unit development alone would not be able to reach maximum lot coverage due to setback and parking requirements
	72 Ledgelawn Avenue
	47 Ledgelawn Avenue
	50 Greeley Avenue
	^ Three real example of Triplexes in Downtown Residential

	Allows for Modest Housing Growth, In Alignment with Existing Neighborhood Character.
	What would the Removal of  Area per Family Look Like on       Private Wells & Septic Systems in the Growth Areas?
	State Requirements for Septic Systems
	Local Regulation
	State Wastewater Rules
	State requirements may not be explicitly stated in the Land Use Ordinance, but the standards still apply.

	State Housing Legislation
	Parcel of land
	Chapter 423-A, a State law by the Department of Health and Human Services (DHHS), would apply to areas in growth areas not on public water and sewer.
	This law requires a certain amount of land per the total number of bedrooms.
	A proposal is required to meet all of the regulatory layers.



	Would a proposed fourplex be allowed on a 45,000 sqft lot where an existing single-family dwelling exists?
	1) Does the proposal meet all local requirements?
	2) Is the lot big enough based on the new proposed bedroom total?
	Formula based on Ch. 423-A:
	(# of Bedrooms   x   120)    x     66.66
	minimum lot area required


	Would a proposed fourplex be allowed on a 45,000 sqft lot where an existing single-family dwelling exists?
	225 feet
	200 feet
	1) Does the proposal meet all local requirements?
	Village Residential District
	7% lot coverage (maximum is 25%)
	75 ft front setback
	25 ft side & rear setback
	Fourplex is an allowed use

	2) Is the lot big enough based for the proposed bedroom total?
	MAYBE...
	OPTION 1 - 5 Total Bedrooms
	YES...If the single-family dwelling unit only has one bedroom AND if the fourplex only has one bedroom in each unit (required area = 40,000 sqft)
	OPTION 2 - 10 Total Bedrooms
	NO...If the single-family dwelling unit has two bedrooms AND/OR if the fourplex has 2 or more bedrooms per unit (required area = 80,000 sqft)


	3) Are the soils adequate ?
	If the soil quality is poor, less dwelling units are possible


	In order for Option 2 to be possible, this lot would need to be nearly DOUBLE the size.
	225 feet
	356 feet
	225 feet
	1) Does the proposal meet all local requirements?
	Village Residential District
	7% lot coverage (maximum is 25%)
	75 ft front setback
	25 ft side & rear setback
	Fourplex is an allowed use

	2) Is the lot big enough based for the proposed bedroom total?
	MAYBE...
	OPTION 1 - 5 Total Bedrooms
	YES...If the single-family dwelling unit only has one bedroom AND if the fourplex only has one bedroom in each unit (required area = 40,000 sqft)
	OPTION 2 - 10 Total Bedrooms
	NO...If the single-family dwelling unit has two bedrooms AND/OR if the fourplex has 2 or more bedrooms per unit (required area = 80,000 sqft)


	3) Are the soils adequate ?
	If the soil quality is poor, less dwelling units are possible


	Smart Growth Protects our Environment & Rural Areas.
	WHY REMOVE THE AREA PER FAMILY?
	Solves the Housing Shortage One Meaningful Step At a Time.
	Allows for Modest Housing Growth, In Alignment with  Existing Neighborhood Character.
	Smart Growth Protects our Environment & Rural Areas.

	QUESTIONS
	UPCOMING
	FRIDAY, MARCH 13  Publish first round of FAQs
	Common questions received so far

	WEDNESDAY, MARCH 25  Publish second round of FAQs
	Questions accepted up until Friday, March 20 by 5:00 PM
	Send questions to Michele Gagnon, at mgagnon@barharbormaine.gov
	All amendment related materials will be posted to the Land Use Changes webpage on the Town’s website.  https://www.barharbormaine.gov/694/10372/Land-Use-Changes


	I’m concerned about development pressure on the environment.
	How will this change impact our natural resources?
	Multi-Family: Ten bedrooms - 5 families (two bedrooms per housing unit)
	State’s DHHS minimum lot size requirement for 10 bedrooms = 80,000 sqft
	225 feet
	356 feet
	The dashed line area represents how much more land the property owner would need if the minimum area per family is 20,000sqft (100,000sqft for 5 families)
	The minimum area per family is currently 20,000 sqft for areas not on public water and sewer in:
	Village Residential
	Hulls Cove Residential Corridor



	80,000 sqft Lot
	Multi-Family: 15 bedrooms - 5 families (three bedrooms per housing unit)
	State’s DHHS minimum lot size requirement for 15 bedrooms = 120,000 sqft
	225 feet
	535 feet
	The dashed line area represents how much land the property owner would need if the minimum area per family is 20,000sqft (100,000sqft for 5 families)
	The DHHS Rules would actually require more land than the current LUO standards if each unit had 3 bedrooms


	120,000 sqft Lot
	What are “adequate soils?”
	ADEQUATE SOILS = GOOD SOILS
	INADEQUATE SOILS = BAD SOILS
	HIGH quality paper towel (absorbent)                 = need less land area
	LOW quality paper towel (non-absorbent)                    = need more land area


	Northeast Creek in Relation to the Hulls Cove Growth Area & Affected Zones
	Ongoing Efforts For Data-Informed Policies to Protect Northeast Creek
	COMPREHENSIVE PLAN
	Action 6.5 Ensure Bar Harbor’s natural resources are protected through sound land use policy and regulations.
	Action 6.5B - Manage nutrient loading and eutrophication in the Northeast Creek drainage in line with current science and studies, and adjust land use policies and regulations as applicable. Recognize available data that can inform this effort, any gaps in data that need to be addressed through new partnerships, and the need for ongoing management.


	https://www.barharbormaine.gov/682/Stewardship-of-Resources-Projects

	IMPORTANT FACTS
	Fact #1
	We need at least 2-3 years of water testing to attain an accurate status of the Northeast Watershed.
	These water samples are points in time and could be highly variable due several factors such as droughts, heavy rainfall, human error in collection,  and other human activity (e.g. agricultural runoff, septic leakage and industrial discharge). Long-term and frequent testing is needed for an accurate and complete narrative to account for continual fluctuations.
	Source: MDI Biolab; FB Environmental


	Fact #2
	Requiring large minimum lot sizes may have limited influence on mitigating pollution in the watershed.
	One study building off past research “indicates that simulating nitrogen loads to Northeast Creek via land use change alone is an oversimplification of the variability in nitrogen export. More accurate modeling and observational field monitoring is needed to identify the contribution of additional variables to nitrogen export (e.g., transport time; daily, seasonal and year-to-year hydrologic conditions, and site-specific soil and geology).”
	Source: Existing Conditions Analysis, 2025 Comprehensive Plan (p.141)



	IMPORTANT FACTS
	Fact #3
	Malfunctioning and failing septic systems are more likey to be the cause of pollution compared to new septic systems.
	According to the Environmental Protection Agency (EPA), “the average lifespan of a septic system is 15 to 40 years, but it can last longer if properly maintained... Septic systems should be inspected every three to five years as part of its routine maintenance.”
	Source: EPA, “Homebuyer's Guide to Septic Systems,” (2017)


	Fact #4
	The Town of Bar Harbor is required to create a Watershed Management Plan for the Northeast Creek Watershed by the end of 2027.
	The town has contracted with FB Environmental as of March 2025 to assist the Town in creating data-informed policy to protect the Northeast Creek Watershed. This work is primarily funded by an EPA 604(b) Watershed Based Plan Grant, which has a dealine of December 2027. The Town also anticipates working on an inventory of existing septic systems. The 2025 Comprehensive Plan also recommends educational efforts to better inform property owners on how to better maintain their septic systems.
	Source: EPA; 2025 Comprehensive Plan



	This seems like a big change.
	Will this amendment change the look and feel of my neighborhood?
	2 Shannon Rd in 2007

	Triplex
	2 Shannon Rd in 2024
	37 Ledgelawn in 2007
	37 Ledgelawn in 2024

	Duplex
	4 Roberts Ave. in 2011
	4 Roberts Ave. in 2024

	Duplex
	Questions

	7 Shannon Way Fourplex
	2 Cedar Avenue Fourplex
	6 Bloomfield Road Fourplex
	4 Edgewood  Fourplex
	17 Bridge Street Triplex
	1 Davis Place Triplex
	We need housing for our local workforce.
	Will this amendment help create housing for our community?
	It is one less restriction to housing developement
	Source: Sightline Institute, “Cruel Musical Chairs (or Why Is Rent So High?)”

	We need to increase the supply to help moderate prices
	Source: Headwaters Economics, “Amenity Trap” Report, p. 11
	Example Nonconforming Lot in Downtown Residential District
	7,800 sqft
	130 ft
	60 ft
	~ 52% lot coverage

	THEY ARE ALL A FOURPLEX
	Why?
	Questions

	TO GET CLOSER TO THE COMMUNITY’S SHARED VISION
	Why?
	How?
	What?
	Questions

	BARRIERS & SOLUTIONS TO NEW HOUSING DEVELOPMENT
	Why?
	How?
	What?
	Questions

	Images from a video created by Sightline Institute called “Invisible Walls Shutting You Out? Housing affordability solutions to take them down.”’ You can watch the full video here: https://www.youtube.com/watch?v=9yZhk2GCYww&t=2s
	Images from a video created by Sightline Institute called “Invisible Walls Shutting You Out? Housing affordability solutions to take them down.”’ You can watch the full video here: https://www.youtube.com/watch?v=9yZhk2GCYww&t=2s
	Images from a video created by Sightline Institute called “Invisible Walls Shutting You Out? Housing affordability solutions to take them down.”’ You can watch the full video here: https://www.youtube.com/watch?v=9yZhk2GCYww&t=2s
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	BALANCING ACT
	Fiscally Responsible
	Unique  Character & Identity
	These values will be foundational to each housing decision, however, the community must prioritize efforts that create a thriving community; to accept new individuals, couples, and families that come from unique backgrounds and cultures, that bring their own unique needs and preferences.
	The community will need to tolerate change and invest in the future.
	Town of Bar Harbor Planning Department


	REFERENCE DOCUMENTS
	Below are the foundational documents that were used to create this presentation and will continue to be used to ensure all housing efforts are aligned with the community’s values and unique needs.
	Housing Policy Framework V2 (2023)
	This document outlines the Town’s housing vision and associated policies and actions. Proposed solutions will align with the content of this framework.

	Bar Harbor Housing Analysis (2022)
	This document clarifies many housing market challenges and dynamics specific to Bar Harbor and the region. This document will be utilized to ensure solutions address our unique challenges.

	Bar Harbor 2035 Comprehensive Plan (2025)
	This plan was adopted by the voters in June 2025, efforts will aim to further the vision and future land use strategy described within this document.

	Amenity Trap Report (2023)
	This report was published in 2023 by Headwaters Economics which summarizes research and examples of how amenity towns can best address their unique challenges
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