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PLANNING ELEMENT NO. 7 

 

PHYSICAL DEVELOPMENT PLAN 

 

     

I.  PURPOSE 
 
The function of this element in the Comprehensive Plan is to put forth policies for the 
future development of the City. They include: the anticipation of the location of various 
activity types in the future; the coordination of infrastructure improvements and the 
delivery of City services with such development; the provision of guidelines for the 
timing and design of public and private sector actions in the development process; and; 
the integration of special subareas and major facilities of the City into the overall 
physical development program, as well as  the definition of individual plans for those 
specialized subareas‟ future development. 
 
 

II.  EMERGING CONDITIONS 

 
In recent years it has become increasingly clear that there was a need to establish 
policies for the whole area within the political boundaries of the City and that the varying 
conditions found within that area require policies that deal with three rather widely 
diverse sets of conditions in the City: first, the old built-up area of the City (really 
established by 1875), second, the developing area of the City, which will meet the 
needs for urban development for the foreseeable future; and third, that area of the 
community which will not be developed with urban services and traditional urban 
patterns, but which has primarily, a rural and resource utilization character. (See Use 
Policy Areas Map.)  This need was first recognized in the 1990 Plan Revision. The 2005 
Update seeks to further review those policies and highlight areas that warrant attention. 
 
The continued growth and change in the City is most notable in the Bangor Mall area. 
The rapid development in the Mall area led to ever more intense and organized 
opposition. This diversity of interests has resulted in the creation of the Bangor 
Mall/Penjajawoc Marsh Task Force Report, a blueprint for balancing environmental and 
development interests around the Penjajawoc Marsh.  
 
On the one hand, the City is asked to address a wider range of environmental and 
development concerns and on the other hand there are severe limits to the resources 
available to the City to deal with such problems.  Further, the patchwork of regulatory 
standards and processes which evolve from federal and state statutes restrict the 
flexibility of the City in seeking its own solutions by developing and implementing its 
own policies. 
 
 

91



PHYSICAL DEVELOPMENT ELEMENT_________________________________________  

                                                                               

 

BANGOR COMPREHENSIVE PLAN 2012                                         

 

III.  INFLUENCE OF GEOGRAPHIC SETTING 
 

Development Determinants 
 

In the case of the City of Bangor there are several natural features which shape and 
have shaped both economic activity and the physical arrangement of land uses in the 
City over time.  (See Dominant Elements Map.)  The City has been shaped by its 
location at the confluence of the Penobscot River and the Kenduskeag Stream over 
time and the influences of these water bodies can be felt in many of the day-to-day 
development decisions being made in the City today.  Also, extensive wetlands and 
boggy areas in the northeast quadrant of the City and in the Penjajawoc Stream 
watershed have been the major influence on lack of development in that area.  The 
transportation system has further shaped the City both in terms of the influence of 
access on land use and as major physical features in the City which shape landforms.  
In fact, the southwest corner of the City is almost totally dominated by the juxtaposition 
of the Airport runway and the interstate highway system and the presence of these 
features largely dictates that these be high intensity use areas.  In addition, there are 
several high activity arterial street corridors, which have developed as transportation 
arteries with associated high levels of development in recent years.  These include 
Main Street, Union Street, Broadway, State Street and the Hogan Road/I-95/Stillwater 
Avenue corridor.  These corridors differ somewhat in their historical development and 
their present levels of traffic and mixes of land use, but they have in common traffic 
volumes of arterial street magnitude (in general, in excess of l5,000 average daily 
traffic) and a predominance of commercial and service uses, as well as large scale 
institutional uses. 
 
In addition to the transportation features and their associated development and the 
major natural features of the community, the basic landforms and topography of the 
City also influence the ease with which various utilities and other services can be 
provided.  For the foreseeable future urban development in the City of Bangor will 
probably be limited to the urban growth boundary indicated on the dominant elements 
and land use concepts maps.  This line largely reflects the limits of drainage areas, that 
would be served by a gravity feed sewer system and storm drainage facilities, as well 
as the influence of unusable wetlands and other natural features. 
 

Land Use Concepts 
 
Building on the major determinants discussed above, and present land use, a pattern 
for a generalized picture of development of the City evolves.  The Airport runway and its 
associated aeronautical support areas is one use complex.  This area has been well 
defined by Airport Master Planning and the Airport Peripheral Land Study.  Those areas 
immediately adjacent to the Airport complex and associated with the I-95 and I-395 
corridors will continue to be used for a range of commercial and industrial uses with the 
creation of high value sites within this complex for the siting of a "business park" type 
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complex.  (See Land Use Concepts Map.) 
 

The arterial street corridors mentioned above lend themselves to a range of higher 
intensity uses which have high traffic generating characteristics and can, therefore, be 
provided for with arterial street improvements.  Union Street in the immediate area of 
the Airport would continue to be an area of commercial activity, which is compatible with 
the Airport associated development as well. 
 
A central concept in the future planning of the City (which has been present in previous 
plans) is the use of the Kenduskeag Stream Valley as an open space and relief element 
in the City's urbanization pattern.  While tightly designed urban parks carry this element 
through the core of the downtown, a more rural and expansive open space element was 
created by the Kenduskeag Stream Park Project in the late 70's which started at 
Franklin Street and extended most of the way to Bullseye Bridge.  Because of steep 
slopes and floodplain conditions, resource protection zoning extends the open space 
element further out the Kenduskeag Stream Valley to the Glenburn town line.  On the 
more gentle slopes outside of the resource protection areas and along the secondary 
collector streets adjacent to the Stream, lower density residential uses appear to 
provide additional long-term relief from some of the higher density development, which 
has expanded outward from the old downtown core. 
 
The Broadway street corridor has a range of high-density development including retail 
and service complexes, institutional complexes and some high-density residential 
development as well.  The Hogan Road and Stillwater Avenue area has recently been 
identified as an almost exclusive area for traditional commercial development ranging 
from the high value retail uses at Bangor Mall to office and business park complexes 
away from the high exposure arterial frontage locations.  There is an extensive 
institutional complex in this area, also, which extends from the west side of Hogan Road 
north of Mt. Hope Avenue to the Penobscot River on both the east and west side south 
of Mt. Hope Avenue and southwest along the river to include the Eastern Maine Medical 
Center area. 
 
The old urban core of the City has been reviewed extensively from a land use 
standpoint and while the basic pattern of an institutional, office and retail downtown 
center abutted by much higher density residential use than found elsewhere in the 
community is proposed to be continued in the future, there was a concerted effort to 
lower the projected densities and housing types in many of the existing old residential 
neighborhoods in both the east and west side of the inner City since the 1990‟s.  (See 
Land Use Concepts Map.) 
 
Urban Growth Boundary. 
 
The urban growth boundary alluded to above, divides the area reserved for future urban 
development from the area that is anticipated to be rural in nature for the foreseeable 
future.  (See Development Policy Map.)  While its location is not defined with a 

93



PHYSICAL DEVELOPMENT ELEMENT_________________________________________  

                                                                               

 

BANGOR COMPREHENSIVE PLAN 2012                                         

surveyor's precision, it delineates the approximate dividing line between two different 
sets of policies.  Namely, that area outside of this line is to be considered "rural" with a 
set of policies providing guidelines for its use in the planning process, and those areas 
inside the urban growth boundary are either reserved for future urban development or 
have a set of specific development policies representing the City's current policy on 
their use and development. 
 
Primary Service Area Boundary. 
 
The concept of the Primary Service Area was developed in the Community Facilities 
Element of the Plan and is shown on the Development Policy Map as a critical planning 
tool for the current development policies of the City.  What this boundary represents is 
not intended to be a deterrent to development of the City but rather the delineation of 
the area in which the City has a positive commitment to provide a full range of services. 
 (While the basic services which form the definitional criteria for the primary service 
area boundary are present, there are other services which are not l00% available within 
all parts of this area.) Within that area of the City which lies inside the primary service 
area boundary there is ample acreage for a full range of uses for residential, com-
mercial, industrial, and other necessary activities to support the economic life of the 
City.  As indicated in the Community Facilities Element, however, the Primary Service 
Area boundary does represent as a City policy, the limits of the necessary range of 
urban services to support urban development properly.  Through this tool the City can 
concentrate its efforts on adequately servicing an adequate acreage for various uses, 
without being over extended by the provision of some one or two basic utilities, for 
example, to areas, which are not feasible or efficient to service otherwise.  Also, this 
boundary provides the outer limits of urban zoning districts. 
 
Planning Areas. 
 
To facilitate the discussion of the City's development policy in the various geographic 
areas within the Primary Service Area boundary, the City has been divided up into 
planning areas.  (See Development Policy Map.)   Specific development policy in each 
of the areas is outlined below: 

 
Institutional Area.  The area south of Mt. Hope Avenue along Hogan Road and 
west of the Hogan Road and State Street intersection along State Street to 
Hancock Street Extension is largely comprised of a number of large institutional 
uses.  These institutions have all grown in recent years and as well as being  
centers of employment, they provide (in some cases) high levels of visitor traffic 
generation.  As in other areas of high intensity activity, there needs to be careful 
traffic planning to accommodate the increase in trips in these areas as well as 
the thru travel for local and area-wide traffic.  In this particular case the Hancock 
Street Extension and State Street/Hogan Road corridor is a primary route in the 
overall circulation system of the City. 
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The City should recognize that this area needs to be treated as any other high 
intensity activity area and proper development review standards and arterial 
street policies should be used to protect the appearance and functionality of this 
area of the City. 
 
East Side Area.  The area delineated as the East Side Area of the City is, 
primarily, a residential complex which is made up some of the finest old 
neighborhoods in the City and some of the finest new residential construction in 
the City including an innovative, residential, urban renewal project between 
Stillwater Avenue and Mt. Hope Avenue carried out by the City in the late l960's; 
and a significant Historic Preservation District lying between French Street and 
Pine Street along the Broadway arterial from Broadway Park to State Street.  As 
an older part of the City some of the in-town neighborhood areas have residues 
of previous business activity, which are at present in conflict with the heavily 
residential nature of this area.  Notably on Garland Street, Center Street and 
State Street, there are conflicts in land use, which are the product of the 
evolutionary process which has gone on in this area over the past century.  
There is a need for innovative policies and development review standards in, 
particularly, the older built-up sections of this planning area.  Past policies have 
not made the distinction between housing type and density in many of the fine 
single family residential neighborhoods has been altered.  Prior zoning and land 
use policy in many of these areas permitted an increase in density through multi 
family conversions, which was inappropriate for primarily, single-family detached 
neighborhoods.  The City should continue its policy of tying development 
standards to the residential densities of the area and prohibiting apartment 
conversions in those single-family areas already at high densities for such use. 

 
The most noticeable example is the State Street corridor, which formerly was a 
commercial area of some vitality along with some large residential structures.  
More recently the retail and service uses have gone out of this area leaving 
properties which are not easily adaptable to residential use and which have 
some market potential for less intensive business activities, such as office uses.  
The City should provide development policy in this area which will allow for 
adaptive reuse of the many fine structures in this area through an appropriate set 
of development standards for reuse of the type of structures on the type of lotting 
available in this area.  Also, there is clearly a market for office use in this area 
and there has been a demonstrated need city-wide for office use areas which 
are not competing with high priced retail locations.  The continued effort to 
upgrade park and open space facilities and other amenities such as sidewalks 
esplanades and streetscapes within these fine residential neighborhoods should 
receive a high priority in the East Side Area. 

 
Outer Broadway Area.  This area of the City has recently received a large 
percentage of new housing in the City that includes single-family subdivisions, 
mobilehome parks, and innovative attached residential, condominium and 
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modern garden apartment complexes.  Within this area there is additional 
serviced land which can continue to provide opportunities for new housing types 
that can meet market needs.  This area should be promoted as an area of quality 
residential opportunities in the City.  The Community Facilities Plan proposes 
additional sites for park and recreation facilities and schools to complete the 
range of services available to support the growing residential complexes in the 
area. Also, there are some retail and service establishments available in this 
area to service its population as well as adjacent residential neighborhoods of 
the City.  The Bangor Shopping Center is both a neighborhood and citywide 
facility.  If this area is to continue to be the vital growing area of the City that it 
has been in the past 20 year period then the City should put a priority on 
improving arterial street capacity and developing a corridor plan for Broadway 
through this area.  Development policy for this area should provide for a wide 
range of housing types and complexes while insuring the highest quality site 
development standards. 

 
Downtown Area.  In the appendix of this Planning Element is a statement of the 
current plan for the downtown. The City has over the past 30 years undertaken a 
major commitment to redevelop and upgrade its downtown area.  In the past few 
 years with the expansion of the parking garage, the City has demonstrated its 
continued commitment to this area.  Review of the Community Survey 
undertaken as part of the 1989 Comprehensive Plan Revision indicates strong 
support for the future functionality and role of the downtown area in the future 
development of the City.  The City should continue its commitment to promoting 
excellence in construction, provision of improved streetscapes, parking facilities, 
and overall promotion of this critical nerve center of the City's service center role 
in this section of the State and the northeast.  The unique complex of institutional 
and private professional service establishments with a vital retail and service 
support sector in the City's downtown has a far reaching import to the vitality of 
the City's economy and its role in the area.  Downtown and its associated zoning 
district are intended for highly concentrated dense development.  In 2004 after 
years of an ever-changing policy the Land Development Code totally eliminated 
the off-street parking requirement for development in the District. In such a 
change the City itself takes on the responsibility to provide for the parking needs 
of downtown projects.  (See Downtown Plan in the Appendix and Economic 
Development Goals.) 
 
Waterfront Area.  Over the past 20 years the City has been planning, designing 
and redeveloping the former industrial area stretching from the Kenduskeag 
Stream to the former rail yards along Main Street as far as the 395 bridge.  
Development standards in review of projects undertaken in this area need to be 
accomplished both through ordinance requirements and through the review 
process where the City itself is the landowner or is participating with other 
landowners in redevelopment decisions. The right proportion of public to private 
space is key to this redevelopment being successful. The “waters edge” is seen 
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as a high value public amenity that needs to be kept open and public. The range 
of private space from residential uses to less private shops, offices, hotel and 
conference spaces leads to a very open waters edge with potential public 
performance spaces, walking paths and other open spaces. The linkage 
between the waterfront area, the Auditorium/Civic Center Complex and the City's 
Downtown has already been established and if this synergy is to come to fruition, 
the City must place a high priority on high quality development in this area.  The 
reuse of the Waterfront Area is an opportunity that comes but once per century 
and should not be squandered.  (See Waterfront Area Plan.) 

 
Bass Park/Golf Course Area.  The strategic location of the Bass Park and Golf 
Course location provides both an opportunity for a highly visible and highly 
accessible site in the area of the Bass Park/Civic Center facilities and an ideal 
buffer in the form of the Golf Course and the Fairgrounds areas between the 
West Side Area, the Industrial Park and I-395 Spur, and the Runway approaches 
to the Airport, providing both visual relief and physical separation of some highly 
incompatible activities.  This crucial area has both the potential for providing a 
great deal of pleasure and economically positive activity to the City and the ability 
to continue to play its crucial role in separating these other planning areas. With 
the arrival of Penn National on the scene there is potential for significant change 
at Bass Park. The redevelopment of Bass Park into a Racino complex must be 
done with care to insure adequate handling of traffic patterns away from adjacent 
residential neighborhoods. Effective buffering standards to protect small adjacent 
residential properties from adverse impacts of noise and light pollution. Finally 
the development scheme needs consider its impact on the State Fair and 
Bangor Auditorium. 

 
Industrial Park Area.  The so-called Industrial Park Area is the result of some 
very significant long-range planning on the part of the City which started with its 
Downtown Urban Renewal Project in the early 60's and now has become a cen-
terpiece for industrial park development to attract new business to the City.  
The I-395 and I-95 interchange with its close proximity to the Airport and rail 
service is ideally suited for its industrial park function and has the added 
advantage of being buffered from residential development on the West Side 
Area and other residential areas of the City by the Bass Park Complex, the 
Municipal Golf Course, and the Airport Area itself.  Uses to the west in Hermon 
and the south in Hampden are also compatible industrial park type uses and this 
interchange is really at the center of an extensive growing industrial park 
complex shared by the towns of Hermon and Hampden.  The City should 
continue to promote this type of use of this area and attempt to maintain high 
standards in the development of those kinds of uses and industrial park 
complexes.  The arterial street capacity of this area should be jealously guarded 
and where there are deficiencies as in some areas of Odlin Road, a high priority 
should be placed on their upgrading to insure adequate and efficient access to 
this vital area of the City. As was discussed in the Economic Development 
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Section of the plan Bangor‟s industrial districts are in need of serious 
modernization. Older development standards are ill suited for modern day 
business technology and other out-dated development restrictions are impairing 
reasonable market based decisions. 

 
Airport Area.  The Airport Planning Area indicated on the Development Policy 
Map includes both the areas that were part of the former Dow Air Force Base 
Complex to the northeast of the runway and aeronautical support areas and land 
to the southwest of the runway proper which is at least partially connected to the 
Industrial Park area noted above in terms of market and use.  However, much of 
this area has the unique advantage of having Airport influence and is under the 
control of the City as to its future development.  The Airport Peripheral Land 
Study produced a plan, that is a part of this Element, which details a marketing 
and development strategy and provides development design guidelines for this 
area.  The adoption of the policies and specific planning strategies included in 
that study should go a long way toward making this area a more vital and 
functional part of the City and should complement the Industrial Park Area noted 
above in terms of providing unique opportunities not available in those areas.  
That Study clearly places the highest priority in the Airport complex on the 
support of aeronautical activity and the Airport Master Plan Update provides a 
companion plan for the aeronautical facilities, which is included in the Appendix 
to this Element. The Land Development Code has long provided the reuse and 
redevelopment of the airport property with extreme flexibility. Since the inclusion 
of the BIA properties in the State of Maine‟s Site Location of Development Permit 
restrictions the time appears right to develop appropriate development standards 
for airport peripheral lands projects. The development standard “subject to 
Planning Board review” is an unwarranted development standard and should be 
eliminated. 
 
As was seen in the development of Land Use Policy for the Airport/Industrial 
Parks/ Outer Hammond Street and Maine Avenue these areas have to be 
viewed as a continuous integrated development area. Where one development 
type leaves off the next use type immediately abuts it. 

 
West Side Area.  Like the East Side Area, the West Side Planning Area includes 
some well established residential neighborhoods of the City.  Comprised of a 
range of truly historic residential areas and structures as well as high quality 
twentieth century residential buildings and modern single-family homes, this area 
is home to a large number of Bangor residents.  The primarily residential char-
acter of this area cannot be overlooked even though there are vestiges of arterial 
street commercial use, particularly, on Hammond Street. The primary focus in 
this area should be the preservation of the residential values and the 
neighborhoods in which these people live.  The City has ample recreational and 
school sites within the area, but they need to be well maintained and upgraded 
as indicated in the Community Facilities Plan.  Once again, there is a need for 
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arterial corridor planning to mitigate the higher traffic volumes in these arterial 
street locations from the vital residential areas along these corridors. This can be 
accomplished by careful review of commercial development along the Hammond 
Street arterial reducing curb cuts and undertaking access management. Historic 
nonconforming uses should only be allowed expansion after a careful review of 
impacts on adjoining properties and traffic impacts.  Policies which insure 
off-street parking and adequate open space and street capacity for any higher 
intensity residential use in these areas need to be developed in the City's Zoning 
Ordinance. 

 
Similar to the State Street Area, Hammond Street has vestiges of previous 
commercial activity when it was a major Route 2 arterial through this section of 
the City connecting to points south and west of Bangor.  Special treatment needs 
to be considered for those former commercial areas in conjunction with arterial 
street treatment.  As with State Street mixed use is an ideal option where low 
volume trip generation can be assured. 

 
Outer Ohio Street Area.  This area of the City is a prime residential area, which 
currently provides for a range of housing types with opportunity for additional 
housing in the near future.  An outgrowth of the provision of military housing, the 
area now has a full range of urban services available for the most part and in 
since the later 1980‟s received attention due to its comparatively lower land 
values for a variety of new housing including newer mobilehome park 
construction, manufactured housing subdivisions and conventional single-family 
subdivisions.  Also, some of the new multi-family housing of the City has been 
built in this area.  Due to the historical development of housing complexes on the 
outer reaches of this area by the military, there are some unserviced areas 
closer to the City center which have potential for urban housing development in 
the future.  This area needs to have development policy that provides for 
flexibility of housing types but assures the highest quality of housing construction 
to stabilize the residential values presently established. The establishment of a 
forest preserve on Axel Gren Property (Brown Woods) bequeathed to the City 
(as noted in the Community Facilities Element) has provided an urban forest 
preserve comparable to the Prentiss Woods Site off Grandview Avenue.  The 
protection of open space and residential amenity in this area should be given the 
highest priority by the City in its development standards and its review 
processes. 

 
The Union Street area has since the 1980‟s seen continued redevelopment and 
transformation. The City in the 1980‟s took a strong stand as to the development 
and zoning policy of this commercial corridor. Automobile service and other high 
traffic generators were discouraged and retail and service businesses were 
promoted. The policy has proved to be a growing success as investment on 
Union Street grows year by year.  Further out Union Street, beyond Downing 
Road are the limits of the City‟s Urban Service area. Given the potential for 
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airport expansion and obvious noise levels due to its proximity the area is not 
intended for higher or even medium density residential development at this time. 
 
Rural Area   For many years Bangor‟s rural areas were seen as future staging 
areas for urban development. These temporary holding zones were not given 
much thought as development areas in their own right. The idea of a large 
geographical area of the community being a sort of policy no man's land in wait 
of some unknown urban land form at some unknown date in the future does not 
provide the City with a day-to-day basis for making decisions in these areas.  
Therefore, it is proposed that the rural area (that area outside of the urban 
growth boundary) be divided into two broad rural development policy areas.  
First, there is the area east of Pushaw Road including Outer Essex Street area 
and the remainder of the northeast corner of the City, which is dominated by 
poor soil conditions, wetlands and inaccessible wooded areas. (See 
Development Policy Map.)  The City's policy for this area should be to 
discourage development uses of any type and to encourage a range of resource 
oriented uses and activities including traditional agriculture and forestry as well 
as formal establishment of forest preserves and wildlife refuges, particularly, in 
such ideally suited areas as the upper reaches of the Penjajawoc Stream 
drainage area.  Therefore, Ordinance provisions and development guidelines 
should provide for large lots and a very limited range of development.  (See 
Resources Element) As was discussed in the Mall Marsh Task Force Report 
(See Appendix) cluster development offers an opportunity to preserve rural open 
space and provide for development. 

 
Secondly, there are several arterial corridors in the northwest corner of the City 
which (with some limited exceptions) contain better suited soil conditions for 
developmental use and established facilities and land uses, which lend them-
selves to what we might call rural development.  This area of the City has a rail 
siding with warehouse facilities off Outer Broadway near the Glenburn town line, 
several rural residential subdivisions on Outer Ohio Street and a number of rural 
residences and structures along Union Street, Ohio Street, Finson Road, 
Broadway, Hudson Road and Pushaw Road.  The City's development policies in 
this area should clearly preclude the provision of a wide range of urban services, 
particularly, sewer and water, but should allow for reasonable use of those areas 
with suitable soil conditions for normal rural residence and other such 
development uses.  Lot sizes in these areas should be adequate to provide for 
on-site waste disposal so as not to force premature extension of City sewer or 
other services, however. The City should through the Land Development Code 
promote open space uses such as farming, golf courses, riding stables nurseries 
and other uses which maintain large acreages of open land. Other low impact 
uses such as Bed & Breakfast Inns, cottage industries, and small home based 
activities should be considered.  

 
The previously zoned and used industrial area along the rail siding should 
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continue to be so used, but the expansion of industrial and commercial uses in 
rural areas should be discouraged. 

 
Open Space and Relief System 
 
In addition to the various planning areas with their specific policies, the concept of an 
extensive and largely linked, open space and relief system alluded to under the 
discussion of land use concepts should become a part of the City's overall development 
policy.  As indicated in the discussion of dominant elements under the heading of major 
determinants of development policy, the Kenduskeag Stream, for example, has 
provided an opportunity for both active and passive recreation as well as a simple relief 
element from the increasing urban development of the City.  Previous planning efforts 
have consciously promoted the linking of the Kenduskeag Stream and formal urban 
parks all the way to the Penobscot River.  The ongoing proposals for redevelopment of 
the Penobscot River Waterfront include open space elements and pedestrian walkways 
along the riverfront itself to continue this open space system.  The development policy 
map indicates an extension of this concept northeasterly along the Bangor bank of the 
River all the way to the easterly town line at Veazie.  Another key planning concept for 
the development along the Kenduskeag Stream is the maintenance of a density 
continuum. The stream edges should be protected from development as green ways 
and trail systems. Low-density housing should extend from the open areas to the 
adjacent collector roadways; Ohio street and Kenduskeag Avenue. Only beyond those 
collector roadways should high-density residential uses be considered. Commercial 
development within these low-density areas should be limited to only those preexisting 
developments, which are grandfathered nonconformities.  
 
Also, the Bass Park/Golf Course area has frequently been identified as a major open 
space and relief element in that section of the City.  This element nearly connects to the 
Penobscot River Waterfront on the lower Main Street area. Special care should be 
taken if the Racino development takes place in Bass Park that the connection between 
the golf course green belt and the waterfront is not lost altogether. Noted on the 
Development Policy Map are two urban forest preserves one existing at Prentiss 
Woods and the other at the Axel Gren (Brown Woods) bequest site on Outer Ohio 
Street.  A further permanent feature in the City's Land Use Policy should be the creation 
of extensive forest preserves on City owned land in the northeast corner of the township 
where extensive wetlands intermingle with limited knolls of better suited soils for forest 
production.  In the same complex and adjoining it is the upper Penjajawoc wetland area 
which is proposed for development as a wildlife refuge.  The concept of extensive 
unused open space lands in this area of the City has been in the City's plans for a 
number of years. 
 
Citizens responding to the Community Survey placed a high value on the provision of 
open space, landscaping and tree planting within existing and developing urban areas 
of the City.  Over 85% of responses indicated "high importance" or "average 
importance" of inclusion of these elements in the future. 

101



PHYSICAL DEVELOPMENT ELEMENT_________________________________________  

                                                                               

 

BANGOR COMPREHENSIVE PLAN 2012                                         

 
 

IV.  ZONING POLICY 
 

Introduction 
 
The application of zoning provisions to private property must be based on the 
"Comprehensive Plan."  One of the weaknesses of the City's prior Comprehensive 
Planning was the over-reliance on the "Proposed Land Use" Map as the basis of zoning 
decisions without clear linkage to the variety of underlying factors which comprise "land 
use policy." 
 
The intent of this Plan is to spell out development policy in the Physical Development 
Plan Element and to develop "zoning policy" as an implementation element which will 
also, be part of the plan and provide the basis for actual zoning provisions.  The 
application of urban zoning districts to property will be based upon the limits of the 
Primary Service Area and both overall and sub-area development policies spelled out in 
this Element. 

 
TRANSITION AREAS 
 
Introduction 
 
The 2005 Comprehensive Plan identified 28 areas of the City where based on changing 
development trends further review was warranted. The following section discusses 
some detail of the activity, that has occurred in those areas, and a discussion of City‟s 
development policy. 
 
Area 1 The Waterfront, Downtown and Main Street 

 
In addition to the City‟s public improvements in the waterfront area, there has been 
some conversion of existing buildings to residential condominium units and some 
modifications to existing commercial space. The proposed residential condominium 
project is a significant investment in the waterfront area proposing high value residential 
units.    
 
The Waterfront Master Plan envisions a few locations for high-density, high value 
housing. Public use areas such as the river‟s edge should be avoided as locations due 
to potential conflicts. Open space should primarily be provided through the planned 
public spaces and not delineating separate private spaces in this valuable public 
resource.  
 
Continued activity downtown has lead to an expansion of the City‟s parking garage 
while numerous downtown buildings have been renovated.  
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One element worthy of review is the downtown boundary in the Land Use Concepts 
Map. The Downtown Development District has some significant flexibility that may not 
be appropriate when beyond the traditional downtown core. The downtown district 
already supports the development of a wide variety of mixed commercial and residential 
uses with numerous incentives including intensive site use and the absence of a 
parking requirement. These factors make the district highly desirable for development.   
 
Transition Area 1 includes Main Street from Union to Buck Street. This area has seen 
significant investment and expansion. Projects include the expansions of Shaw‟s 
Supermarket, ERA Dawson/Bradford Real Estate office, and Merrill Merchants Bank as 
well as the redevelopment of the former Miller‟s Restaurant as Penn National‟s interim 
casino facility “Hollywood Slots”. Unfortunately that redevelopment did little to improve 
the nonconforming parking lot design or improve access management problems. 
   
The transition from commercial development along Main Street to the older single-
family dwellings further back needs to provide adequate buffers and transition yards. 
Further, traffic should be directed to Main Street and not back through neighborhoods.  
 
Lower Main Street 
 
Lower Main Street, U.S. Route 1A, has had an arterial street function for a number of 
years and recent improvements to the area highway system has only reinforced that 
function.  The I-395 spur and the construction of the Veteran's Remembrance Bridge 
has made this old arterial an important access link to the City in the present highway 
system.  Further recent reconstruction, that added a fifth lane and established curbs 
and esplanades has upgraded the street itself so that it has ample capacity for present 
traffic needs. 
 
Similar to other older arterial street areas, this corridor suffers from poor signage, high 
frequency of curb cuts and at some locations an unfortunate juxtaposition of 
architectural types of buildings reflecting prior use on the one hand or inexpensive 
functionality on the other.  While some curb cuts have been better defined in the recent 
reconstruction project (by curbing, etc.) there are still many which are too close to one 
another because of small, substandard lots under prior development patterns.  Lack of 
off-street parking on many of these smaller lots also contributes to less than ideal 
business conditions. 
 
As in other arterial street areas, concerns about corridor appearance and the 
proliferation of curb cuts would lead one to recommend further upgrading of the 
right-of-way area and upgrading of, particularly, the fronts of commercial properties 
along this street.  Inevitably, there will be future redevelopment of some of the smaller 
functionally obsolete buildings on small lots for larger scale commercial use. These 
objectives were achieved with varying results with the Shaw‟s, ERA Dawson/Bradford, 
and Penn National projects. This will create an opportunity for enhancement of property 
values, business activity and for upgrading such sites through development standards 
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in the City's Land Development Code. 
 
Since this area continues to be an important "front door" to the City, it may merit 
additional attention in terms of streetscape elements and the improvement of signage 
and other influential elements on abutting commercial properties. 

 
Bass Park, Transition Area 2, has been the center of much discussion. Initially, 
attention focused on the construction of a new civic center and how that would fit in with 
the use of Bass Park for harness racing and the State Fair. Subsequently, voters in 
Bangor and Statewide voted to support a casino development adjacent to Bass Park as 
a „Racino.” The potential for a casino building and associated hotels, restaurants, and 
other accessory uses has both positive and negative side effects.   
There is a small older residential neighborhood composed primarily of single-family 
houses and zoned Urban Residence 2 District that is in a tenuous location between I-
395 and Bass Park. The City should strongly encourage effective buffers from adjacent 
dissimilar uses such as the few multi-unit buildings and business properties that exist 
along the Main Street Frontage. Given the small lot sizes and potential to disrupt 
adjacent uses the City should maintain consistent and compatible uses in the 
neighborhood. 
 
Further south on Main Street beyond I-395 is Transition Area 15. The relocation of 
Beal College to a new location on Farm Road opened up the opportunity for the 
growing Manna Ministries to occupy their former building (the old City Farm, then City 
Hospital) on Main Street. The other civic and institutional use in the area is Bangor 
Parks & Recreation in the old armory building. 
 
There is a small concentration of single-family homes along Olive, Thatcher and 
Dillingham Streets. The homes are surrounded on all sides by commercial and 
industrial developments. Changes to more intensive zoning types should be undertaken 
carefully such that adequate buffers and transitions can safeguard the remaining 
residential properties 
 
State Street 
 
State Street, which is also U.S. Route 2, formerly the major access to the City from the 
north, has undergone a series of changes in its function in the transportation system 
and in the use of abutting properties over the years.  In the 19th Century development 
pattern of the City this area was primarily a residential area within easy walking distance 
from the various economic activities centered around the junction of the Kenduskeag 
Stream and the Penobscot River.  Subsequently, there was some overflow of business 
activity from the downtown area, which extended through the first two or three blocks of 
the street beyond Broadway and Oak Street on the top of State Street hill.  Residential 
densities became less and residential structures smaller the further out State Street 
from the downtown that they were located. 
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When the automobile influence exerted itself in the middle part of the 20th Century 
gasoline service stations and other commercial uses became scattered along the street, 
particularly at busy intersections.  More recently, the expansion of the hospital at the far 
end of the street has been accompanied by the de-emphasis of the street in the 
regional highway system both because of the opening of the interstate north of Bangor 
in the early 1960's and the subsequent extension of Hancock Street to State Street in 
the late 70's connecting State street traffic to the river crossings and downtown to the 
south. 
 
The resulting pattern of development that one finds in the State Street area between 
Broadway and the hospital is a mixture of multi-family residential uses, commercial 
uses, office uses and a scattering of civic, religious and other uses.  Even the large 
stately houses that over look the former fields, and which are now occupied by EMMC, 
have begun to evolve into office buildings, parking lots and other market driven uses. 
 
While conversions of old residential structures (particularly, the ground floor and in 
some cases all floor area) done sympathetically to the original architecture can create a 
pleasant and functional building and site, many of such uses have not been fortunate 
enough to be so successful.  Attempts at adaptation of ground floor fronts of existing 
residential buildings have sometimes created architecturally incongruous facades and 
encroached upon the already limited space between buildings and the street.  Visibility 
is limited entering and exiting sites with buildings close to the travel way and off-street 
parking is lacking on small lots covered with large buildings.  Narrow lotting encourages 
numerous driveways within some of the less generously platted lots which leads to 
traffic problems by entering and exiting traffic from what is still a busy arterial street. 
 
The proliferation of driveways and undefined open curb areas in some blocks has 
created hazards and confusion for the traveling public and those using the area.  The 
presence of on street parking in such an area is almost a necessity because of 
limitations in many blocks of land for off-street parking.  Also, it has been suggested by 
some that such on-street parking, while it can present problems of visibility if permitted 
to encroach on intersections, provides some buffer from the heavy peak hour travel 
which the street experiences. 
 
Developments in Transition Area 11 were largely customary alterations and 
expansions at EMMC, such as the recent Webber III Building consisting of 91,000 
square feet of new medical office space.  Since the rapid expansions of the late 
seventies, building expansions there have limited the available surface parking spaces 
and now required parking is met at several remote locations.  Those locations include 
the downtown parking garage and a shuttle lot off of Sylvan Road.  The Hospital 
developed a unique housing project for medical students on Spruce Street causing 
some concern about EMMC expanding across Hancock Street Extension. The Hospital 
has Planning Board approval to construct an electrical cogeneration facility next to the 
existing heating plant. 
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The residential properties adjacent to Eastern Maine Medical Center are in a similar 
situation as those next to St. Joseph Hospital. The intent of the City‟s Land Use Policy 
is to try to anticipate that activity and guide it in a direction that will benefit both the 
Hospital and the adjacent neighborhood.  EMMC has already found it necessary to 
move some facilities to other locations within and beyond the city.  The integrity of 
adjacent neighborhoods to the north across State Street should be preserved.   
 
If the area is to retain its viability some of the deteriorating influences need to be 
addressed in the City's policy for use and reuse of this street.  The City should initiate a 
program to upgrade the esplanades along this wide street to provide for attractive 
landscaping and, particularly, trees, which have both a visual and environmental effect 
upon those using the area. 
 
It would be unlikely that this stretch of an arterial street would revert to a predominantly 
residential use in the foreseeable future.  It should be recognized that all of the 
properties fronting on State Street adjoin residential properties in established 
neighborhoods.  Therefore, a policy which would encourage wholesale reuse of 
properties fronting the street for commercial activities, particularly without limitations on 
the extent and intensity of such commercial use, would not only have a detrimental 
effect upon the strip itself but would affect numerous properties and the property values 
of well established residential areas of the City. 
 
Therefore, along State Street it appears desirable to permit low intensity, office use of 
particularly ground floor areas or even throughout buildings which can provide off-street 
parking on their sites and without increasing the number of automobile access points to 
the street.  At the same time, drive-in businesses and the traditional gasoline service 
stations (which have almost all disappeared to other uses on State Street at this time) 
should be discouraged at all costs in order to limit turning movement and other traffic 
hazards and to discourage those uses which have more impact on the residential 
properties to the rear.  Further, there should be stringent site development standards 
and even minimum architectural standards for reuse and redevelopment of properties in 
this area in order that such activities be carried out in a manner sensitive to the 
predominant architectural types and building bulks and shapes of the area.  Parking lot 
landscaping, green space, and signage control should be strongly encouraged. 
Redevelopment of multiple parcels into a single development site is also a practice that 
should be encouraged.  Also, the City itself should take the lead in improving and 
upgrading the esplanades and planting in this area.  
 

Just Beyond EMMC in a growing Institutional area is Transition Area 13 that includes 
the expansion of the Maine Veteran‟s Home on State Street, the development of a car 
wash on the corner of State Street and Hogan Road, and the development of a building 
with multi-unit hotel suites for corporate rentals at the Sites property on State Street. 
   
This portion of State Street and Hogan Road has commercial development along the 
frontage and single-family housing on Hogan Road.  The Sites property is a mixture of 
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residential apartments and motel efficiency units. The residential development on 
Meadowbrook Road should be protected from encroachment.  Low-density residential 
development in this area is desirable. Properties on Hogan Road may be more suited to 
multi unit complexes to try to overcome some of the limitations of the steep terrain. 
 

Broadway 
 
Broadway like several of the City‟s corridors has a wide variety of diverse areas and 
uses, from central Bangor the rich historic stretch from State Street to Broadway Park, 
the transitioning stretch between Broadway Park and Interstate 95, the commercial 
corridor from the Interstate to Husson Avenue, an institutional and residential section 
between Husson Avenue and Griffin Road, and the developing stretch beyond Judson 
Boulevard to the extents of our urban service area. 
   
The Broadway Commercial Corridor is a product of the introduction of the interstate 
highway system into the edge of the old urban area of the City around 1960 at its 
junction with a major arterial highway - Route 15.  While there were one or two 
non-residential uses in the immediate area of the I-95 and Broadway interchange, most 
of the commercial development in the area came as a result of the introduction of the 
interstate interchange.  The subsequent pattern of development is very typical of linear 
commercial developments along a high-traffic arterial. 
 
Much of the development in this area has taken place prior to the City's adoption of 
minimal site development standards in its 1974 Zoning Ordinance.  

 
Transition Area 4 is bounded by Interstate 95 on the north, Center and Essex Streets 
on the west and east respectively, and Congress Street and Stillwater Avenue on the 
south.  The area includes the residential areas, the Mary Snow School, St. Joseph 
Hospital, medical and office complexes on Essex Street, Dakin Park, and the former 
Naval Reserve property. 
 
In recent years St Joseph Hospital replaced its mobile MRI services with a permanent 
addition to the building. The Hospital expanded its parking facilities along the former 
French Street to accommodate existing Staff needs.    
 
The incremental expansion of St. Joseph Hospital since its last major addition in the 
late 1980‟s has been a continued concern of the adjacent residential properties which 
often see the institutional zoning creeping ever closer to their properties. The Planning 
Policy of the early 1990‟s was an attempt to facilitate the hospital‟s reorientation of its 
front door towards Broadway. This reorientation has been largely successful. As the 
hospital services expand and it continues to modernize, new land area will be needed 
and outlying parking areas will likely expand. The intent of the City‟s Land Use Policy is 
to try and anticipate the activity and guide it in a direction that will benefit both the 
hospital and the adjacent neighborhood. Maintaining the integrity of the West Side of 
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Center Street and the Little City Neighborhood and properties south of Congress Street 
is of high importance.  
 
The Broadway corridor between Husson Avenue and the junction of Center Street and 
Broadway is largely a commercial strip with a mixture of automotive uses, drive-in 
businesses, general merchandise retail sales, enclosed recreational facilities and the 
occasional residential use.  The four-lane arterial street has recently recorded the 
highest average annual daily traffic counts in the City.  Most development has little or 
no front yard with a paved sidewalk immediately abutting the travel way thus eliminating 
any planted esplanades or opportunities for trees and other amenities.  Proliferation of 
advertising signs and outdoor displays are prominent along the roadway. 
 
Lack of control over site developments and curb cuts have lead to a proliferation of 
access points to this major arterial street which has rendered this section of Broadway a 
somewhat hazardous and very congested area for automobiles. 
 
As discussed in the State street recommendations a recent zone change beyond the 
former ML Coffin property embraced the concepts of access management, added 
green space, internal parking lot landscaping, and façade standards. 
 
It is recommended that pedestrian crosswalks be better identified and better protected 
at one or two key locations where there are traffic lights and at new signal locations.  
Pedestrian origins and destinations are the surrounding residential neighborhoods and 
Bangor High School campus nearby to the north. 
 
As in many other commercial strips in the City, there is a need for additional trees and 
esplanade landscaping to soften the impact of traffic on adjacent sites and to soften the 
visual effect of the somewhat cluttered commercial landscape.  Further, trees provide a 
welcome environmental buffer as well by reducing winds in inclement times and 
reducing heat in peak summer conditions. 
 
An overlay district for this corridor and for one or two other similar ones might be 
employed as a zoning technique to provide specific remedies to problems identified in 
such areas.  (See street cross section and plan view exhibits.) 
 

Transition Area 5 is the developing area north of Griffin Road.  In 2003, Judson 
Heights expanded by 57 lots. The previously approved and unbuilt 300 plus unit 
expansion of the Birch Hill Estates Mobile Home Park was scaled back to only 19 lots. 
In anticipation of those expansions, 225 acres were rezoned to a mix of commercial 
and low-density residential zoning (71 acres LDR, 104 acres HDR, and 49 acres 
S&PS). 
 
The existing vacant properties along Broadway beyond Burleigh Road to the 
intersection of Kenduskeag Avenue offer some opportunities for high-density housing 
where utility service is available.  The commercial development along the Broadway 
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frontage has, to date, not been a significant traffic problem. However, increasing traffic 
volumes on Broadway should cause the City to be cautious in adding continued linear 
commercial zoning and place a strong emphasis on access management. Within 
Transition Area 5 it‟s recommended that the high-density residential and institutional 
zones remain on the West Side of Broadway.   Areas beyond public sewer service 
should remain Rural Residence and Agricultural.  
 
Extending west from Broadway is Transition area 6 Griffin Rd & Kenduskeag Ave  

 
This Transition Area was largely impacted by various expansions at Husson College. 
The College facilities went through a moderate amount of growth and new development 
of campus facilities. The most neighborhood reaction came from the use and 
development of Husson‟s Winkin Sports Complex for professional baseball. Traffic, 
lighting and sound impacts were all key concerns to area neighbors. Just beyond 
Husson a number of multi-unit housing projects were constructed on High Density 
Residential lots off of Husson Avenue.  
  
The Planning Office has long held the development policy of increasing the intensity of 
development (density) the farther it is from the Kenduskeag stream. The area 
immediately adjacent to the stream should be high value open space and protected 
from intensive development. Moving out from there, areas should be developed as low-
density residential housing and low density attached housing. Further from the stream, 
crossing Ohio Street or approaching Broadway is where the development should 
transition to a higher density housing type. This may be in the form of small residential 
lots or townhouses or multifamily housing projects. 
 
Union Street 
 
Union Street, like Broadway, State Street, and Main Street can be divided into several 
distinct planning areas. The urban core from Main Street to Hammond Street, the older 
residential sections from Hammond Street out to Vermont Avenue (formerly Westland 
Avenue) and the commercial corridor from Vermont Avenue to Griffin Road.  
 

Transition Area 7, the Union Street Commercial Area, from Vermont Avenue to Griffin 
Road, was developed as a result of the combination of the Air Force Base on the 
southwest side of it and the proximity of an interstate interchange to an existing arterial 
street.  The introduction of the Air Force Base and the associated housing complexes in 
this heretofore basically undeveloped rural area of the City in the 1950's and early 
1960's stimulated development of two small shopping centers in what were old 
agricultural fields.  Since that time there have been a number of small individual site 
developments catering to the traveling public such as fast-food restaurants, drive-in 
banks, and auto service establishments. The City is now just seeing the benefits of its 
site plan and zoning ordinance standards which have been in effect since the mid 
1970‟s. As site developments turn over and are redeveloped they tend to be developed 
more consistently with the City‟s modern standards. This can be seen in the make over 
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of the Westgate shopping center, and the development of the former McDonalds as a 
credit union.   
 
The Airport Peripheral Lands Study (1990) noted the barren landscape on the front of 
the Airport and the unattractive frontage on the northeast side of Union Street as a 
detriment to development of the Airport lands and as a negative impact to those arriving 
in Bangor or leaving by air. 

 
Godfrey Boulevard and this section of Union Street are a key gateway of the City and 
as such should be developed with the highest standards. The contrast is very apparent 
between the structured development of Telcom Drive and that of the Airport Plaza. Both 
projects were City developments site, but were handled in very different ways.  A 
streetscape planting effort along the fronts of many of these commercial properties 
would provide an immediate visual improvement as well as some environmental relief 
from extensive paved areas.  Also, any redevelopment of commercial sites in this area 
by private individuals should carry responsibility for additional landscaping and green 
space to soften the harsh pavement and buildings complexes, which presently exist.  
Curb cuts have not been an extreme problem in this area, but future control of highway 
access from adjacent sites would also be an important objective of development review 
in this area so as to minimize traffic conflicts from a high volume arterial. 
 
Beyond the commercial area is Transition Area 9. The portion of Union Street beyond 
the Penobscot Job Corps is presently unserved by both water and sewer utilities.  
Should the availability of both sewer and water utilities become available a low to 
moderate density residential development would be recommended policy. In keeping 
with a policy of directing more intense development to fully serviced areas in the center 
of the city, outer fringe areas should be developed as low-density housing.   
 
East of Union Street is Transition Area 14 along Ohio Street from Westland Street and 
Mount Pleasant Cemetery to Griffin Road.  This development area has the same 
development policy as Transition area #6, a development policy of increasing the 
intensity of development moving outward from the Kenduskeag Stream. Two projects 
were developed in this area recently, the Sunbury Village retirement home consisting of 
a 115-unit building in the High Density Residential District and the Bean Estates single-
family subdivision in the Low Density Residential District. 
 
The area immediately adjacent to the Stream should be considered high value open 
space and protected from intensive development.  Both sides of the stream should be 
developed as low-density residential housing and low density attached housing. Further 
from the stream across Ohio Street and approaching Union Street is where the 
development should transition to a higher density housing type. This may be in the form 
of small residential lots or townhouses or multifamily housing projects and mobile home 
parks. The Bean Estates and Sunbury Village retirement developments are examples 
of development types and densities consistent with that policy. 
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The Older Urban Core 

 

Harlow and Curve Streets Transition Area 16 

 
In anticipation of redevelopment the City acquired and razed 8 dilapidated houses. After 
exploring several redevelopment opportunities the City has redeveloped the site to 
provide parking for Penquis Cap‟s building on Harlow Street. 
  
Curve Street and the surrounding property is a site in transition.  In 2000, the City 
acquired and cleared several very small residences along Curve Street. The adjacent 
neighborhood properties are a variety of multi family structures and commercial 
development along Harlow Street. Some other older commercial uses are intermixed. 
The Curve Street development policy has been to maintain the mix of residential and 
commercial land uses. This would be an ideal site for a mixed use or assisted multi-
family project.   
  
The urban core‟s mix of commercial and residential properties is well represented by  
Union Place, Transition area 17. In 2000 the City acquired and demolished 6 buildings 
that contained 19 dilapidated and overcrowded housing units. The Union Place 
redevelopment anticipated an assisted multi-family housing project. Development 
interest in a mixed-use commercial project received only partial support and the 
agreements were never finalized.   
  
The adjacent neighborhood properties are a variety of multi family structures and 
commercial development along Hammond Street.  The Union Place site is somewhat 
different in its proximity to two major arterials, Hammond Street and Union Streets. The 
existing policy is to support multi family development at a lower density than originally 
existed. It may be more likely that this site be developed as a mix of residential and 
commercial land uses.  The Curve Street and Union Place redevelopments should be 
careful not to let commercial development overwhelm existing adjacent residential 
properties though design and adequate buffering. 

 
Transition Areas 25 – Hammond Street, 26 – State Street, 27 – Garland Street, and 

28 – Mount Hope Avenue 

 
These locations were identified due to a significant number of nonconforming 
developments both in terms of use and in terms of lot sizes and physical development 
nonconformities. These streets once connected various neighborhoods together and 
provided the neighborhood services of their day. Corner markets, barbershops, etc; 
largely have given way to other retail and office activities (most all of which requires 
parking). A second wave of development that followed later added neighborhood filling 
stations every 200 yards. Traveling down State Street today, one can see a wide variety 
of reuse options that these old filling stations have been put to. The Land Development 
Code provisions relative to the reuse of nonconformities should be reviewed to ensure 
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that residential reuse as multi-unit structures or mixed use buildings would not be 
excluded as an option.  
 
Transition Areas 20 – Mount Hope Avenue West and 21 – Mount Hope Avenue 

East 

 
These transition areas are east and west of Hogan Road and identify two areas of 
Mount Hope Ave that are undeveloped or just being developed. The existing 
development policy is for low-density residential housing. There does not seem to be 
any reason at this time to alter that development policy. Hampden Home Builders 
obtained approval of a 70-lot residential subdivision just east of the Evergreen Woods 
Office Park and confirmed this location as a marketable site for housing. With its 
proximity to Hogan Road commercial development pressure occasionally looks at these 
areas for potential sites. The large site bounded by Howard Street, Mount Hope 
Avenue, and Garland Street is presently zoned Urban Residence 1 and offers less 
development options as would Low Density Residential. This is largely based on 
whether one views the parcel as an older urban parcel or a parcel in the developing 
area. The Pilgrim Presbyterian Church was granted a contract zone change to allow for 
a moderate expansion of the existing facility. 
 
The Airport Industrial/Commercial Complex 
 
Transition Area 8 – Maine Avenue Corridor 
 
This designated Transition area extends along Maine Avenue from Hammond Street to 
Griffin Road. The zoning is Industrial, Government and Institutional, Airport, Shopping 
and Personal Service, and General Commercial and Service. The existing Land Use 
Policy is almost entirely commercial. The Zoning Policy starts at Maine Business 
Enterprise Park, Transition Area 23, as Industrial, changes to Government and 
Institutional Service at UCB and at the Army Guard property on Hayes Street. As Maine 
Avenue gets to GE the zoning policy changes back to industrial. North of Florida 
Avenue and the City‟s Public Works facilities, Motor Pool and recycling Center all 
identified as Government and Institutional Service. The land immediately adjacent to 
Godfrey Boulevard is designated as industrial again. As Maine Avenue reaches Griffin 
Road the Zoning Policy is commercial. This Transition area has experienced a good 
deal of development in the last five years with two medical facilities in the Maine 
Business Enterprise Park, several expansions at University College Bangor. Minor 
changes have occurred at the City facilities of Motor Pool and Bus Facility. General 
Electric had a few significant expansions at Florida Avenue and Griffin Road. Additional 
development has occurred in the Airport Plaza and two new projects were added to the 
Telcom Drive Business Park.  
 
It is recommended that the UCB campus and City and Army Guard Facilities be 
designated as Government and Institutional Service areas. An amended new district 
may best serve Maine Business Enterprise Park and other commercial development 

112



PHYSICAL DEVELOPMENT ELEMENT_________________________________________  

                                                                               

 

BANGOR COMPREHENSIVE PLAN 2012                                         

areas that would support “Business Park” type uses such as the LL Bean Call Center 
project. These are the types of developments that are occurring in the Telcom Drive 
Subdivision, the Maine Business Enterprise Park, and in the BIA Commercial/Industrial 
Park. 
 
The City has long designated land adjacent to the Airport as a specific Airport 
Development District (ADD). After the close of Dow Air Force Base the zoning 
provisions were made very flexible to meet the varied reuse options which might occur 
on land adjacent to the Airport.  While that reuse continues today many uses that might 
fit a traditional commercial zone will not fit the limited set of uses in ADD (Chapter 165-
95). The second drawback to the AD District is a total lack of site development 
standards “subject to land development permit review by the Planning Board and the 
FAA.”  That, in part, suggests that the Planning Board could set a different standard for 
each application before it. Given that BIA is largely covered by a Site Location of 
Development Permit some City development standards would not be an undue burden. 
As an indication of this, when a portion of Florida and Maine Avenues was rezoned to 
ADD for a General Electric expansion, it was done via a contract zone change to add 
some development standards. 
 
Industrial Parks 
 
As was noted above Maine Business Enterprise Park is a highly valuable asset for 
certain developments. The park is the location of the Malcolm Jones Technology 
Center of Bangor Savings Bank, Northeast Cardiology, and under construction, 
Sunbury Primary Care. 
 
The BanAir Industrial Park has likely been the most active City development park in 
recent years. Several new projects have been permitted as well as some expansions. 
Target Industrial Park and Dowd Industrial Parks are older and have fewer available 
lots but both have seen some recent development activity.  
 
The Land Development Code presently includes two industrial zoning districts; Urban 
Industry District and Industry and Service District. The Urban Industry District (UID) was 
designed for older industrial developments that were constructed in dense urban 
settings and likely prior to modern development standards. These originally were in 
areas of the downtown and the waterfront and adjacent to rail sidings. The District 
allows for a wide range of uses and requires few of the typical development standards 
in most Bangor commercial/industrial developments. 
 
The second Industrial District is the Industry & Service District. The Industry & Service 
District (I&S) is the City‟s Industrial Park District. I&S does have provisions for 
Impervious Service Ratios and Buffers typical of current development standards. I&S is 
the zoning district we would expect to see in new industrial parks. The drawback to the 
Industry and Service District is that its list of permitted and conditional uses is very 
much based on an older concept of industry. 
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Manufacturing, heavy or light is much less common in Bangor‟s industrial parks today. 
Industrial development of the last 20 years has been more technology based, with 
information services, data processing, and other service type industries dominating. 
 
The dilemma of these two industrial zoning districts is complicated by the location in 
which they have occasionally been used. BanAir Industrial Park, a new developing 
Park, is zoned UID, and Bangor Industrial Park which was developed in the 1950‟s and 
1960‟s is zoned I&S which is exactly the reverse of what the underlying design of the 
districts say. Maine Business Enterprise Park (MBEP) is zoned I&S but contains a 
medical complex and an information processing center with a second medical office 
under construction. 
 
As noted above the creation of a new district for MBEP and a retooling of UID and I&S 
is long overdue. 
 
Stillwater Avenue/Hogan Road Corridor 
 
Background 
 
Until 1977 development in the Stillwater Avenue and Hogan Road area was limited to a 
restaurant and gas station at the interchange and a small shopping center on Hogan 
Road a few hundred feet north of the interchange (K-Mart area).  Much of the land area 
along Stillwater Avenue was used for pasture with a few scattered single-family 
residences along the Stillwater Avenue frontage.  With the construction of the Bangor 
Mall in 1977, the economics, and therefore, the land use of the area changed 
dramatically. 
 
The Bangor Mall area has had a large number of large scale building complexes added 
to it over the past decades.  With the exception of a few drive-in uses on Hogan Road 
north of the interchange and the presence of several small restaurants in the Bangor 
Mall Boulevard area, much of the development has been on a larger scale with 
extensive off-street parking lots and small multi-use buildings complexes, or larger 
single site developments such as the Shaw‟s, Wal-Mart, and Sam‟s Club sites. 
 
The resulting development pattern is at present somewhat different from that 
experienced in other areas of the community.  One thing noted in the analysis of the 
Mall Area was the almost total lack of tree cover in the existing landscaping when 
development started to occur in the late 70's.  As much of the area was old farm and 
pasture, there are very few trees and relatively little other vegetation in the whole area.  
In fact, many of the small trees and shrubs planted on the individual site developments 
have provided for an increase in vegetation rather than the typical situation where 
wooded areas are cleared for development.  The resulting landscape is somewhat 
barren for an area that was quite rural 25 years ago. 
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Also, because most of this development had taken place since the City's 1974 Zoning 
Ordinance was adopted, there has been some evidence of landscaping and planting 
and minimal control of curb cuts.  The opportunity is fast approaching when it will be too 
late to set the tone of this corridor and to establish reasonable regulation of curb cuts 
and guidelines for the high quality landscaping.  As such it represents an ideal 
opportunity for corridor planning which integrates site developments with traffic carrying 
capacity.  The 2005 corridor study makes a strong case for access management. 
 
However, the City should make a decision as to what philosophy it wishes to employ in 
this corridor as the type of specific highway improvements and requirements for site 
development improvements on the front of various commercial uses will dictate how the 
area is to be used and by whom.  If the area is to be predominantly automobile 
oriented, then there will be impediments to pedestrian use such as those experienced 
in other high volume arterial commercial streets. 
 
Traffic Conditions 
 
The Stillwater Avenue Corridor Study along with the Mall Marsh Plan has outlined the 
broad implications of continued development of this area in terms of problems of 
access to it from the interstate and Stillwater Avenue.  The Corridor Study proposes to 
add lanes to Stillwater Avenue to increase its traffic carrying capacity (as was 
contemplated at the time that the Mall was constructed when additional right-of-way 
was purchased in this section of Stillwater Avenue to accommodate future widenings).   
Regardless of what major access improvements to the area are undertaken, it is 
anticipated that traffic on both Hogan Road and Stillwater Avenue will continue to 
increase. Provision should be made to accommodate additional development and 
additional traffic through these areas. 
 
As has been noted, there is a need for additional planting and vegetation in the whole 
Bangor Mall Area and the City should take the lead in those public open space areas 
with a planting program.  Also, development guidelines for the area should ensure that 
both trees and other vegetation are included in ample amounts with private sector 
development. 
 
Curb cut spacing of undeveloped areas of arterial streets can be mandated and should 
be through site plan review standards and access management controls in the City's 
Land Development Code.  Evaluation of the City‟s existing landscaping and buffer 
standards should continue. 
 
The City should consider the use of a variety of financial vehicles, such as special 
assessment districts and Impact fees to provide the necessary resources for the 
upgrading of arterial streets and other improvements in this area to keep pace with its 
fairly rapid rate of development.  For example, there is a need for pedestrian amenities 
including sidewalks on the arterial streets within the Mall Area to provide for a safe 
separation of vehicular and pedestrian traffic. Increasingly, visitors to this area and its 
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motel space, and employees without cars or bus riders are moving about on foot or by 
bicycle. Pedestrian crossing points will become evermore important as volumes 
increase. 
 
The City should begin to landscape this area along the street rights-of-way and 
drainageways such as the Penjajawoc Stream. The stream corridor could serve as an 
green way and pedestrian link as well as improving the overall micro-climate of the 
stream itself. 
 
Rural Frontage – Transition Area 19 
 
Development along unserviced rural portions of the City occurred in all locations; Outer 
Stillwater Avenue, Outer Ohio Street, Outer Essex Street, etc. Most all of the 
development was single-family detached housing. One property was rezoned to 
Contract Neighborhood Service District to allow for a Bed & Breakfast use at an existing 
residence.  Home Occupation standards have allowed nursery, forestry, and tree 
surgeon uses. Dog kennels and veterinary clinics are conditional uses in the RR&A 
District of which there were a few new projects and one expansion.  
 
The development of rural land based on the density of .5 to .66 units per acre has 
worked fairly well. More properties struggle with the necessary road frontage than with 
minimum areas required. Bangor should continue to direct multi family and other more 
intensive development to more urban locations. While the district is residential and 
agricultural, very little land area is devoted to agriculture. Some consideration should be 
given to design options that promote or encourage preservation of open space as 
natural rural areas protected from development. Cluster design or transfer of 
development rights options should be considered. While not a housing issue, accessory 
and customary non-residential rural uses should be considered. Existing home 
occupation language has allowed moderate size landscape businesses in rural 
locations while not specifically indicated. Open space uses such as tree farms, U-pick 
agricultural operations, riding stables, golf courses all can aide in preservation of “open” 
space. 
 
Transition Area 18 is the City Forest, a 650-acre forest tract located in the northeast 
corner of the City. The popularity of the trail system has lead to the need for additional 
parking areas and strict access control. The further development of the connecting 
Orono Bog Board Walk continues to attract additional users.  The development of the 
Walden Parke Subdivision donated 205 acres of land to the newly established Bangor 
Land Trust. This land in conjunction with the City Forest represents an extensive 
landmass of upland and wetland habitat now being protected. While the forest is very 
large care needs to be taken to balance natural beauty and wildlife areas with public 
improvements.  
 

Transition Area 3, the Penjajawoc Marsh. While no activity has occurred in the marsh 
itself concerns over the impact of adjacent land use and development has lead to the 
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Penjajawoc Marsh/Bangor Mall Task Force‟s review of existing development guidelines 
and the proposal of some new land use controls. 
 
The marsh itself is approximately 300 acres of wetland. The marsh stands out in its 
accessible location from nearby roadways, its interior access via the former Veazie 
Railroad bed, its adjacency to forested tracts and its proximity to existing and former 
agricultural lands.   That variety of land cover offers habitat to a wide range of species. 
The Marsh/Mall Task Force Report uses a unique set of development standards to 
provide protection for the marsh, offering solutions for future acquisitions and access 
while preserving existing land uses to the extent possible. The Task Force Final Report 
is included in the Comprehensive Plan Appendices.  
 

 

V.  DEVELOPMENT GOALS, OBJECTIVES AND POLICIES 
 
 
GOAL NO. 1  - The City of Bangor shall strive to provide the best possible living 
environment for its citizens through promotion and protection of the quality of life in the 
community and creation of economic opportunity for individuals. 
 
Objective 
 
The City of Bangor shall act to promote a healthy urban environment. 
 
Recommended Policies 
 

1.       The City shall restrict activities, that generate high noise levels or air or 
water pollution through enforcement of appropriate standards for various 
land uses. 

 
2.       The City shall increase safety and reduce traffic congestion by the provision 

of proper driveway spacing and the integration of protection of arterial 
street capacity into the development process in arterial street corridors. 

 
3.       The City shall provide project design review through its ordinances to 

enforce minimum design standards in the coordination of physical features 
in development projects. 

 
4.       The City shall promote the creation and maintenance of open space and 

outdoor recreation areas as well as planting and landscaping in public 
areas and highway rights-of-way. 

 
Objective 
 
The City shall provide for an ample amount of area to accommodate a vital mix of 
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economic activities in the most appropriate areas of the community so as to promote 
economic development objectives. 
 
Recommended Policies 
 

1. The City shall provide for an adequate amount of acreage with urban 
services and other marketable characteristics for a range of economic 
activities and endeavor to avoid placing artificial constraints on the 
availability of land for economic activity through land use regulation. 

 
2. The City will promote or provide the necessary infrastructure 

improvements to areas of high levels of economic activity to support the 
viability of such areas. 

 
 
GOAL NO. 2 - The achievement of the most functional spatial arrangement of activities 
in the community. 
 
Objective 
 
The City of Bangor shall adopt land use controls, to minimize conflicts between 
incompatible activities. 
 
Recommended Policies 
 

1.       The City shall establish high design standards in the Project Site Plan 
Review Process. 

 
2.       The City shall encourage infill projects on vacant land in serviced sites 

within the urban area. 
 

3.       The City shall coordinate the timing and location of development with the 
provision of infrastructure and service capability. 

 
4.       The City shall allow for flexible and efficient arrangement within housing and 

other complexes through proper land use controls. 
 

5.       The City shall create opportunities for the optimum mix of dynamic and 
complimentary uses in business areas. 

 
6.       The City shall protect the residential neighborhoods from external auto 

traffic and other unnecessary intrusions. 
 

7.       The City shall protect established, predominantly single-family 
neighborhoods from introduction of conflicting uses and multi-family 
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conversions. 
 
 
GOAL NO. 3 - The achievement of an integrated balance between the natural and man 
made environment. 
 
Objective 
 
The City shall strive for the preservation of critical environmental areas and sensitive 
treatment of development sites to create built-up areas that are harmonious with the 
surrounding natural landscape. 
 
Recommended Policies 
 

1.       The City shall avoid or prohibit the development of wetlands, floodplain 
areas and other critical natural resource sites. 

 
2.      The City shall require landscaping and revegetation of development sites 

that respect natural drainage and promote natural ground cover within 
areas of pavement and buildings. 

 
3.       The City shall establish linkage between significant natural areas of the 

community through formal open space elements such as parks and 
pedestrian walkways. 

 
4.       The City shall provide for special treatment of waterfront areas to maintain 

visual and physical accessibility and to protect the character of these 
natural features. 

 
5.       The City shall provide a reservation of open space and natural relief from 

urban development through City sponsored sites and mandated 
dedications in large-scale private sector site developments. 

 
6.       The City shall require maintenance of existing trees and landscaped areas. 

 
7.       The City shall promote the use of appropriate vegetation such as by use of 

native species in landscaping requirements. 
 

8.       The City shall promote environmental stewardship and public environmental 
education. 

 
 
GOAL NO. 4 - Conservation of the historic and cultural resources of the community. 
 
Objective 
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The City of Bangor shall continue its support of the preservation and enhancement of 
cultural resources by fulfilling a role of coordinating public and private actions. 
 
Recommended Policies 
 

1.       The City shall promote a comprehensive inventory of historic, architectural, 
ecological, and scenic sites within the City to be maintained by groups with 
special interests and expertise in these areas. 

 
2.       The City of Bangor shall continue to provide Staff support for the Historic 

Preservation Commission.  There should be close coordination between 
the Commission and City Officials to ensure that development policies are 
being administered in a harmonious fashion. 

 
3.       Existing codes and ordinances shall be revised in order to ensure that 

preservation and rehabilitation efforts are encouraged. 
 

4.       The City of Bangor shall be sensitive to the impact of redevelopment 
activities upon historic buildings or sites. 

 
Objective 
 
The City shall promote public awareness of the importance of cultural resources and 
the City's heritage to residents of the community and to visitors. 
 
Recommended Policies 
 

1.       The City shall promote education programs, which promote public 
awareness of the important cultural heritage of Bangor. 

 
2.       Historical features and significant architectural resources within the City of 

Bangor shall be incorporated into the City's promotion of tourist and visitor 
activities. 

 
 
GOAL NO. 5 - Establishment of the most efficient system possible for the provision of 
infrastructure and delivery of City services in support of development. 
 
Objective 
 
To support development with necessary infrastructure and services in a timely and high 
quality manner. 
 
Recommended Policies 

120



PHYSICAL DEVELOPMENT ELEMENT_________________________________________  

                                                                               

 

BANGOR COMPREHENSIVE PLAN 2012                                         

 
1.       Preserve the capacity of major arterial streets through placing of curb cuts, 

intersection traffic controls and geometrics. 
 

2.       Maintain and improve the existing infrastructure system to support 
established development as well as developing areas. 

 
3.       Coordinate the provision of a full range of City services in developing areas 

through the primary service area concept. 
 

4.       Discourage urban sprawl and “leap-frogging” development. 
 

5.       Anticipate capital resources needed to fund major infrastructure 
improvements through linkage between fiscal policy and overall 
development policy.  

 
 
GOAL NO. 6 - Enhance the appeal and livability of the City through application of 
Community Design Standards. 
 
Objective  
 
To promote a scale sympathetic to human use in urban development by the provision of 
minimum design standards in the City's Land Development Ordinances. 
 
Recommended Policies 
 

1.       Require large parking lots be well landscaped in order to present a pleasing 
image from major streets. 

 
2.       Required landscaping should include a mix of coniferous and deciduous 

plants. 
 

3.       Whenever possible, landscape materials rather than artificial fencing shall 
be used to screen or buffer potentially incompatible uses. 

 
4.       City ordinances shall require that all landscaping required as part of site 

development approval shall be maintained in a healthy condition or  
replaced. 

 
5.       Development standards for the City shall encourage compatible 

architectural styles and development, which is sensitive to the surrounding 
natural environment. 

 
6.       The City shall discourage visual clutter along major streets, which is  
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created by proliferation of signs, garishly designed or unattractively painted 
buildings. 

 
7.       Development standards shall discourage "clear-cutting" of wooded areas 

and encourage the incorporation of existing valuable trees into the 
development project. 

 
8.       The City shall require higher standards of buffering between residential 

areas and commercial/industrial sites. 
 
9.       The City‟s policies shall encourage rehabilitation of older neighborhoods in 

order to preserve a sense of the City's history and provide for a diversity of 
architectural styles and housing opportunity within the community. 

 
Objective 
 
To establish an efficient and thorough development review process to assure 
compliance with various design guidelines and other review standards. 
 
Recommended Policies 
 

1.       The City shall continue to coordinate and simplify permitting/ordinance 
procedures and create a more understandable process. 

 
2.       The City shall review subdivision ordinance requirements and ensure that 

requirements conform to the public infrastructure needs of subdivision and 
community standards. 

 
3.       The City shall enhance coordination between various boards involved in 

development review (Board of Appeals/Planning Board/Historic 
Preservation Commission) by regular training and information sharing. 

 
4.       City Ordinances shall permit a wide range of development patterns 

especially for residential development, which permits cost-effective 
provision of utilities and other City services. 

 
5.       Ordinances shall recognize the different needs of developed areas of the 

City and newly developing areas -- therefore, providing a different set of 
development standards and other regulations. 

 
 

GOAL NO. 7 -  Limit development sprawl, maintain and support redevelopment   
     and growth in the older developed portions of the City. 
 
Recommended Policies 
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 1. Develop land use tools and incentives to support development in the core 

of the City. 
 
 
GOAL NO. 8 Provide a land use framework to accomplish the objectives of   
  the Comprehensive Plan. 
 
Recommended Policies 
 
 1. Continue to utilize the Land Use and Zoning Policy Maps as a geographic 

basis, with additional policy guidance on selected land use categories. 
 
 2. Create land use nonconformities only as a last resort. 

 

Seek reuse options for nonconforming structures. 

Relocate and redevelop nonconforming uses whenever possible. 

 3. Support the efficient development and growth of various institutions 
within the City.  

 
Assist in finding appropriate locations for existing institutions to grow 

Support reasonable development densities for vertical growth where 

compatible 

 4.  Development incentives should be provided for:  
 

 Mixed use – mixed income  

 Housing rehabilitation 

 Increased development density where appropriate 

 
GOAL NO. 9 -  Revitalize the waterfront along Main Street.  
 
Recommended Policies: 
 
  Utilize the water’s edge as public open space. 
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Encourage private development that enhances the waterfront as a 
pedestrian and public space. 
 
Enact development standards that include design review and encourage 
compact development, recognizing the high value of waterfront acreage. 

 
GOAL NO. 10 -  Maintain the rural areas of Bangor for the traditional rural use   
         of farming, forestry, and other open space uses.  
 
Recommended Policies 
 

  1. The rural boundary should be based on the logical extension of public 
services, primarily gravity sewer and public water services. Utility 
extensions should be intended to serve substantial developable areas, and 
avoid limited development areas and they should not encourage 
development in sensitive environmental areas.  

 
 2. Discourage facilities and institutions that would be better suited to fully 

serviced areas of the community with better access to fire, police, transit, 
sidewalks and other services.  

  
 3. Allow residential housing but limit major residential subdivisions to 

compact efficient designs that preserve open space. 
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PLANNING ELEMENT NO. 8 

 
AGRICULTURE AND FORESRTY 

 
 

I.  History 
 
Bangor was once known as the “Lumber Capital of the World”, not so much for its vast 
forests, but for its lumber mills and key shipping linage to the rest of the world as it 
dominated as the export point for most of Northern Maine. While Bangor never was a 
large agricultural river valley, it has a long history as a regional marketplace including a 
market place for agricultural products. The Pickering Square Farmers Market was 
established as early as1860, Bangor in a greater degree than other smaller 
communities has seen the change from the early household farmstead to an 
accumulation of land for large dairy farms of the 19th Century. More recently completion 
for urban development and real estate and the cost of a full range of City Services 
makes agriculture in the City of limited economic value on a large scale.  Forestry, while 
still and active industry in Maine has also moved towards the accumulation of large 
acreages to utilize the benefits of mechanized harvesting techniques.  
 

II.  Today 
 
 
The City Forest was named the Rolland F. Perry City Forest in 2007, at the time of his 
retirement after decades of serving as the City Forester. The City Forest is a 680-acre 
forest tract located in the Northeast corner of the City. The popularity of the trail system 
has led to the need for additional parking areas and strict access control. The further 
development of the connecting Orono Bog Board walk continues to attract additional 
users.  Rolland Perry a forester by training created demonstration management areas 
within the City’s ownership to show visitors various management techniques on the 
landscape of the working forest. 
 
Since its establishment in 2005 the Bangor Land Trust’s holdings have grown to over 11 
separate parcels with over seven hundred acres in Bangor alone. The Land Trust has 
worked with landowners to preserve large parcels and sought out funding opportunities 
to protect sensitive ecosystems. 
 
 
Tree Growth Parcels 
 
Existing records from the assessing office indicate land in tree growth has diminished 
from 1995 when it totaled 1,655 acres. 
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Tree Growth. 
44 separate properties under tree growth 1,204.6 acres 
 
Farm and Open space 
13 separate properties with 214.6 acres in Farm and Open Space 
 
 
1995 Tree Growth     2012 Tree Growth    
 
Type   Acres   Acres 
 
Hard Wood  197   270 
 
Softwood  576   335  
 
Mixed   882   598 
 
Total          1,655          1,203 
 
 
Agriculture in Bangor as a land use is constantly shrinking as larger land holding are 
split up and sold off for development. In addition to the real estate value of the rural 
acreage, the family farm is of limited interest to the next generation who could continue 
its operation. While agricultural activity continues they tend to be small and of limited 
acreage.  Bangor is home to several small landscape nurseries that support residential 
and commercial development with nursery stock. A few older farms have used as 
commercial riding and boarding stables for horses. One large parcel is utilized for the 
breeding and training of race horses. 
 
 
Bangor Farmers Market 
 
Since the early days of the City’s role of a central retail hub the City has set aside an 
area as a Farmer’s Market Place.  In 2012, the City facilitated a new location for the 
Farmer’s Market in Abbot Square in downtown Bangor every Sunday. A wide variety of 
agricultural products are available from 18 different vendors which range from nearby 
Hampden, Hermon and Kenduskeag, to as far as Black Fox Farm in Richmond, ME. 
 

 
Forestry Regulation 
 
The City does not regulate forestry operations but relies on the Maine Forest Service. In 
two recent large subdivisions which impacted delineated Deer Yards the areas had be 
heavily cut over prior to review and comment by Inland Fisheries and Wildlife Staffers. 
While the City has yet to complete its revised Shoreland Zoning Standards it will elect to 
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relinquish oversight to the Bureau of Forestry. 
 
While the trend in commercial forestry has been to accumulate large parcels to utilize 
mechanized harvesting techniques, Bangor has a limited number of sizable forest 
tracts. 
 
 

 
III.  FORESTRY AND AGRICULTURAL POLICY ISSUES 

 
The underlying principal of the City’s Development Plan is based on a development 
area service plan; those areas reasonably serviced by the City’s gravity sewer service 
and Bangor water Districts water mains. Those areas beyond service are intended to be 
of limited development and can support forestry and agricultural activities as well as 
some traditional rural land uses. 

 
 

 
GOAL NO. 1. – Provide for Opportunities for Agricultural and Forestry Activities in 
Bangor 
 
Objective 
 
To support local agriculture. 
 
Recommended Policies 
 

1. Continue to maintain and support the Bangor Farmers Market. 
 

2. Pursue land use regulations which protect rural farmland from 
development pressures. 

 
3. Work with land owners to enroll in Tree Growth and Farm and Open 

Space Programs. 
 
4. Insure a full range of farming activities are allowed including on-site 

retailing and recreational accessory uses. 
Objective 
 
To support forestry practices 
 
Recommended Policies 
 

1. Limit to the extent practicable clear cutting forested tracts slated for rural 
residential development 
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Objective 
 
To provide for forestry and agriculture in the City’s Open Space Plan. 

 
Recommended Policies 
 

1. To pursue Conservation Subdivisions utilizing farm and open space as 
allowable open spaces 

 
2. Review potential benefits of restoration of open fields for habitat 

enhancement.  
 
Objective  
 
Maintain the City Forest as a mixed recreational and working forest. 
 
Recommended Policies 
 

 1. Identify sensitive areas within the forest to protect them from   
  encroachment. 

 
 2. Provide reasonable accommodation of hiking, bicycling and cross country  
  skiing.  
 
 3. Continue to follow applicable forestry plan for the demonstration tracts. 
 
GOAL NO. 2 -  Maintain the rural areas of Bangor for the traditional rural use   
of farming, forestry, and other open space uses.  
 
Objective  
 
Maintain urban forest preserves and large scale forested reservations that provide open 
space and wildlife preserves in appropriate, areas within the City. 
 
Recommended Policies 
 

1. The rural boundary should be based on the logical extension of public 
 services, primarily gravity sewer and public water services. Utility 
 extensions should be intended to serve substantial developable areas, and 
 avoid limited development areas and they should not encourage 
 development in sensitive environmental areas.  
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2. Discourage facilities and institutions that would be better suited to fully  
 serviced areas of the community with better access to fire, police, transit,  
 sidewalks and other services.  

 
3. Allow residential housing but limit major residential subdivisions to 

 compact efficient designs that preserve open space. 
 
 4. Direct urban development away from prime agricultural soils. 
 

 5. Provide Education and linkages to the Maine Farmland Trust and other  
  land conservation organizations. 
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Endangered Animal (IF&W)
Animal of Special Concern IF&W)
Threatened Animal (IF&W)
Exemplary Natural Ecosystem
Rare Plant

Deer Wintering Area
Significant Vernal Pools
High Value Inland Wading Bird/Waterfowl Habitat 
Moderate Value Inland Wading Bird/Waterfowl Habitat
Atlantic Salmon Habitat

For Planning Purposes Only
Data obtained from the Maine

Beginning With Habitat Program
Revised 10/10/12 by JWB

1. Sedge Wren (Endangered)
2. Black Tern (Endangered)
3. American Coot (Special Concern)
4. Least Bittern (Endangered)
5. Upland Sandpiper (Threatened)
6. Black-crowned Night Heron (Threatened)
7. Common Moorhen (Threatened)
8. Bald Eagle (Special Concern)
9. Brook Floater (Threatened)
10. Bicknell's Sedge
11. Wild Garlic
12. Nantucket Shadbush
13. Pygmyweed Mudwort
14. Parker's Pipewort
15. Orono Sedge
16. Raised Bog Level Ecosystem
17. Domed Bog
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PLANNING ELEMENT NO. 11 

 
FISCAL POLICY PLAN 

 
 

I. INTRODUCTION 
 
Profile of the Government 
 
The City of Bangor provides a full range of municipal services including police and fire, 
highways and sanitation, health and welfare, parks and recreation, education, public 
transportation, planning, business and economic development, code enforcement, and 
general administrative services.  Bangor International Airport, sanitary sewer services, the 
Bass Park Complex, parking, golf course, economic development, and a transitional 
housing complex are accounted for in the City’s Enterprise Funds.  Enterprise Funds are 
used to account for operations that are financed and operated in a manner similar to private 
business enterprises. 
 
The annual budget serves as the foundation for the City’s financial planning and control and 
is prepared by fund, function, and department.  The budget, which must be in balance, 
contains estimates of all non-tax revenues and receipts expected to be received during the 
next fiscal year, the expenditures necessary to support City operations, debt service 
requirements, and the tax levy required to achieve a balance between revenues and 
expenditures. 
 
Factors Affecting Financial Condition 
 
The City is the economic, educational, recreational, distribution, and health care center for 
the central, eastern, and northern Maine regions.  Bangor also serves as northern New 
England's economic link to the Canadian Maritimes and Eastern Quebec.  The City is a 
major center for the communication, banking, commercial, industrial, healthcare, and 
governmental sectors of the State. 
 
Bangor has a stable and varied economic base.  Major employers include a diversified mix 
of health care, educational, professional, retail, manufacturing, and governmental entities. 
Bangor’s 2004 unemployment rate of 4.3% continues to be below both state and national 
rates.  
 
Bangor is the second largest retail market in Maine after Portland.  The Bangor Mall, Airport 
Mall, Broadway commercial center, Union Street commercial corridor, and the Bangor 
Center Development District (downtown) have long established Bangor as the regional hub 
of the eight-county Eastern Maine retail market.  Bangor's retail sector serves an extensive 
geographic area ranging from Eastern Maine to the Canadian Maritimes with a population 
exceeding 3.1 million.  With less than three percent of the State’s population, Bangor’s 
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share of the State’s retail sales has remained in excess of 9% since 1999.  Over the same 
period, Bangor’s share of County sales has grown significantly to just over 70%.   
 
Further evidence of continuing growth is the City’s assessed value of real and personal 
property, which has increased on average 3% per annum for the last ten years.  Tax base 
growth coupled with the City’s focus on controlling budgetary growth, has resulted in a 
reduction in the City’s tax rate ( 4.75% from 1996 to 2005).      
 
The City is committed to preserving its viable economic base while creating new 
opportunities for future economic growth.  To achieve these objectives, the City is proactive 
in supporting economic activity through planned capital improvements, innovative financing, 
and aggressive marketing. 
 
Long-term Financial Planning 
 
The City prepares a five-year capital plan that is updated at least biannually as part of the 
overall budget process.  The plan identifies all anticipated capital investments as well as 
potential funding sources.   
 
The City has begun construction of a new police station.  It is anticipated that this project 
will cost approximately $8 million.  Through the relocation of the station, two additional 
goals will be achieved: improved police visibility and the provision of additional space 
adjacent to the Penobscot County offices to allow for its future expansion. 
 
Progress continues in the redevelopment of almost a mile of prime Penobscot River 
frontage extending from the City's downtown area to the Bass Park Complex. A majority of 
the infrastructure has been completed, for which the City has been successful in obtaining 
partial funding from both State and Federal agencies.  Current plans call for some $180 
million in development including: a headquarters hotel and high-technology conference 
center, new class A office space, restaurant and retail space, residential apartments and 
condominiums, and other private sector projects. 
 
In November 2003, a statewide referendum was approved that authorized installation of 
slot machines at harness racing facilities in Maine after local voter approval.  The City of 
Bangor is the only location in the State of Maine that has met this requirement.  Penn 
National Gaming opened a temporary gaming facility containing 475 slot machines in 
November 2005 and anticipates breaking ground for the permanent facility in 2006.  Under 
the agreement, the City will receive a percentage of gross slot revenue as well as land 
lease payments and property taxes on new development.  In October 2005, the City 
established a special revenue fund to account for all such payments.  In addition, the 
Council Order specifies that the primary use of the funds received will be to construct a new 
arena in Bangor to replace the Bangor Auditorium. 
 
Over the years, the City has invested significant resources and effort into improving our 
local environment to protect our natural resources.  In recent years, the City has performed 
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environmental remediation work on the waterfront, a former gas works site,  a former 
laundry/dry cleaning establishment, undertaken significant sewer system improvements 
and a project to direct all de-icing fluid used at Bangor International Airport directly to the 
treatment plant.  In addition, the City continues to acquire property to expand the City forest 
as both an open space element and in an effort to protect wetlands and watersheds in the 
Northeast quadrant of the City. 
 
 

II. FINANCIAL HIGHLIGHTS – 2005 
 

Governmental Activities 
 
The City of Bangor has a fund balance policy.  The City strives to maintain a general fund 
unreserved/undesignated fund balance of 5% - 10% of current expenditures less debt 
service.  At the end of the current fiscal year, the unreserved undesignated fund balance for 
the general fund was $6.2 million, or 8.4% of the general fund expenditure base.  

 
The cost of all governmental activities was $88.8 million.  The amount of the total financed 
by the City’s property taxpayers was $40.3, million or 45.4%.  Those who directly benefit 
from the program provided $13.4 million in payments, and other governments and 
organizations subsidized certain activities with operating grants and contributions in the 
amount of $25.9 million.  Capital grants and contributions accounted for $4.1 million.  The 
City also received $10.3 million in other general revenues such as State Revenue Sharing, 
motor vehicle and boat excise taxes, homestead exemption, and interest earnings.  
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Total governmental activities expenses increased 3.2% over the prior year.  The largest 
single increase was in the Education function.  This increase was directly attributable to 
increased wages and benefits, specifically health insurance. 

 
Total governmental activities revenues increased 5.3%.  Capital grants and contributions 
increased $2.0 million due to state and federal grants received in conjunction with 
infrastructure improvements along the waterfront.  There was a slight increase in property 
tax revenue due to continued growth in taxable valuation.  In addition, the growth in the 
stock market was responsible for increased earnings in investments.  Lastly, as State 
general assistance claims increase, so does the reimbursement from the State of Maine.  

Revenues by Source - Governmental Activities
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Business-type Activities 
 
Total expenses of business-type activities increased 1.45 million (5.6%), while total net 
assets increased by $3.4 million.  The majority of both increases are attributable to the 
operation of the Airport. 
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Total business-type activities revenues increased by $5.1 million.  This increase is 
attributable to additional capital grants and contributions and the continued upswing in the 
investment market.  The increase in capital grants and contributions is not unexpected.  
The source of funding of Airport capital projects is cyclical in nature.  In one year the 
majority may be provided by grants while the following year’s may be primarily supported 
with local monies such as passenger facility charges previously collected by the Airport. 
 
Capital assets 
 

Major capital asset events during the current fiscal year included the following; 
 Investment of $3.4 million in infrastructure on the City’s waterfront  
 Improvements to local roads and sidewalks in the amount of $1.1 million through 

state and local funding sources 
 Replacement of municipal vehicles at a cost of .7 million, including a fire pumper 

truck 
 Upgrade of the City’s BAT Community Connnector (public transit) Storage facility in 

the amount of $400 thousand 
 Continuation of the City’s aggressive combined sewer overflow program in the 

amount of $1.8 million 
 State, federal, local, and defense department funding to finance $6.5 million toward 

the reconstruction of runways, taxiways, perimeter roads, and ramps at Bangor 
International Airport 

 Additions and improvements to properties leased by Bangor International Airport.  
 Construction of a deicing fluid collection system and fuel truck containment area at 

Bangor International Airport in the amount of $1.3 million. 

Revenues by Source - Business-type ActivitiesUnrestricted 
Investment Earnings

3%Capital Grants and 
Contributions

25% Transfers
3% Charges for Services

69%

Charges for Services
Capital Grants and Contributions
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Debt Administration 
 
At fiscal year end, the City had a total outstanding bonded debt of $106.2 million, a 
decrease of $2.7 million during the year.  The decrease is due to $5.5 million in debt that 
was issued in June 2004 that was applied in 2005 to refund $5.3 million in debt issued in 
1994.  The City’s general obligation debt maintained a “AA-“ rating from Standard & Poor’s 
and a “Aa3” rating from Moody’s. 
 
State statutes limit the amount of general obligation debt a governmental entity may issue 
to 15% of its total State assessed valuation.  The current debt limit for the City is $279.2 
million, an amount which is significantly in excess of existing general obligation debt.  
 
Economic Factors and Next Year’s Budget and Rates 
 

 The unemployment rate for the City of Bangor for calendar year 2004 is 4.30%, 
which compares favorably to the State’s rate of 4.60%. 

 The City’s share of retail sales remains in excess of 9% of total statewide sales and 
70% of county sales, while Bangor represents less than 3% of the state’s 
population. 

 The increased supply of new residential lots that began in 2002 continues in the 
current fiscal year.  Developers continue to construct new housing without a need 
for the City to significantly improve infrastructure to accommodate this growth. 

 
Beginning in late 2004 and continuing into early 2005, the Maine State Legislature 
completed work on a sweeping change that affects all levels of Maine’s governments.  
Commonly referred to as LD 1, this legislation was crafted in response to several citizen 
initiated referendums that appeared on the statewide ballot in November 2004.  At that  
 
time, voters approved a measure calling for the State to fund 55% of the total cost of local 
K-12 education.  A second initiative that would have severely limited local revenues, while 
defeated by the voters, led many to conclude that Maine citizens were seeking appropriate 
limitations on Maine’s overall state and local tax burden. LD 1 established a system 
designed to limit the increase in the municipal property tax levy and spending on education 

Bonded Debt Outstanding (in millions)

$59.4

$46.8
Governmental Activities
Business-type Activities
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while ramping up the State’s share of education costs through the Essential Programs and 
Services funding model.   
 
The implementation of LD 1 complemented a number of long-standing objectives of officials 
of the City of Bangor including controlling the rate of increase in property taxes and seeking 
additional State funding for the Bangor School Department.  
 
In addition to the changes brought forth by LD 1, the State enacted several other measures 
to provide property tax relief to its residents.  These include doubling the base homestead 
exemption on owner-occupied residential property to $13,000 and removing the schedule 
for reducing the homestead exemption for residential properties valued in excess of 
$125,000.  The State also expanded the so-called “Circuit Breaker Program” that provides 
property tax relief to low-income homeowners and renters.   
 
Management continues to track other areas of revenue and expenditure concerns.  On the 
revenue side, we are focusing on flat rates of return on investments and the ability of 
automobile excise tax collections to keep pace with its recent trend of 4.5% average annual 
increases.  As for expenses, insurance costs have proven volatile.  We anticipate returning 
to near double-digit increases for employee health insurance and somewhat lower 
increases for commercial insurance coverage.  We are also concerned with increases in 
energy costs and have begun implementing a series of short and long term efforts to 
reduce the City’s energy use. Finally, due to the impending construction of a new police 
station, the City will be faced with increased debt service in coming years.  We anticipate 
limiting the issuance of general obligation bonds for other projects in the near term in order 
to minimize the impact on the taxpayer. 
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Table One: Percent Change of Selected Budget Items 
  

 2001 2002 2003 2004 2005 20061 

Percent 
Change 

from
2001 to 

2006

Assessed Value $1,537 M2  $1,588 M $1,687 M $1,742 M $1,868 M  $2,060 M  34 

Expenditures $62M $64 M $67 M $69 M $71 M $75 M 22 

Tax Rate 23.45  23.75 23.60 23.35 22.05  20.40  -13 

 
Table Two: City of Bangor Municipal Budget by Year 
 

2001 2002 2003 2004 2005 2006

Assessed Value $1,537 M $1,588 M $1,687 M  $1,742 M $1,868 M $2,060 M

Expenditures $62 M  $64 M $67 M $69 M  $71 M  $75 M 

Non-Tax Revenue $29 M  $30 M $32 M $32 M  $34 M   $38 M 

Proposed Tax Levy $34 M  $36 M $38 M $39 M $39 M   $40 M 

Tax Rate 23.45  23.75 23.60 23.35 22.05  20.40 

 

Budget Change by Year
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1 Estimated Annual Municipal Budget. 
2 Millions of dollars. 
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