
  
 

73 HARLOW STREET, BANGOR, ME  04401 
TELEPHONE: (207) 992-4280          FAX:  (207) 945-4447 

WWW.BANGORMAINE.GOV 

PLANNING BOARD AGENDA 
TUESDAY, JULY 7, 2026, 7:00 P.M. 

COUNCIL CHAMBERS, 1ST FLOOR OF CITY HALL, 73 HARLOW STREET  
 

1. CHAIR INTRODUCTION 

2. OLD BUSINESS 

A. Meeting Minutes – June 16, 2026 
 
B. Adoption of Findings & Decisions for 205 Corporate Drive 
 

 
3. NEW BUSINESS 
 

A. Land Development Code Amendments 
 

i. Amending the Land Development Code, § 165-121, to Add Flexibility for 
Manufactured Home Parks Existing as of January 1, 2026 
 

B. Land Development Permits 
 

i. Land Development Permit -- Planned Group Development – 557 Stillwater 
Avenue – ERG Realty -- Land Development Permit Application – Planned 
Group Development to create an Integrated Shopping Center to add additional 
signage for a potential fourth building at property located at 557 Stillwater 
Avenue, Map-Lot R62-006, in the Shopping and Personal Services District 
(S&PS). Applicant/Owner: ERG Realty LLC. 
 

ii. Land Development Permit – Minor Subdivision – 200 & 210 State Street – 
Brett Soucy -- Land Development Permit Application – Minor Subdivision 
Modification to create a mixed-use development with 10 dwelling units and 1 
commercial space. This site was previously approved for 8 dwelling units and 
3 commercial spaces and is located at 200 & 210 State Street, Map-Lot 048-
256 and 048-256-A, in the Urban Service District (USD). Owner/Applicant: Brett 
Soucy. 
 

iii. Land Development Permit – Major Site Development and Minor 
Subdivision – Milford Street Extension – Map-Lot 045-032- Penquis CAP 
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-- Land Development Permit Application – Major Site Development and Minor 
Subdivision for the construction of a 41-unit multi-story building with associated 
parking at property located at Milford Street Extension, Map-Lot 046-032, in the 
Multifamily and Service District (M&SD). Applicant/Owner: Penquis CAP, Inc. 

4. OTHER BUSINESS 
 

A. Follow-Up/Thoughts on Land Use Plan Updates 
 

B. Adjournment 



  
 

73 HARLOW STREET, BANGOR, ME  04401 
TELEPHONE: (207) 992-4280          FAX:  (207) 945-4447 

WWW.BANGORMAINE.GOV 

PLANNING BOARD MEMO 
TUESDAY, JULY 7, 2026, 7:00 P.M. 

COUNCIL CHAMBERS, 1ST FLOOR OF CITY HALL, 73 HARLOW STREET  
 

1. CHAIR INTRODUCTION 

2. OLD BUSINESS 

A. Meeting Minutes – June 16, 2026 
 
B. Adoption of Findings & Decisions for 205 Corporate Drive 
 

 
3. NEW BUSINESS 
 

A. Land Development Code Amendments 
 

i. Amending the Land Development Code, § 165-121, to Add Flexibility for 
Manufactured Home Parks Existing as of January 1, 2026 
Currently, the more flexible alternative development standards listed in the 
manufactured home park chapter of the Land Development Code only apply to parks 
existing before September 13, 1971. This poses issues for parks that were developed 
in the decades that followed 1971 since they have to follow the standards for new 
parks. In some cases, this is preventing the placement of homes on vacant lots, which 
affects the supply of affordable housing. The proposed ordinance amendment would 
apply the alternative development standards to all parks existing as of January 1, 
2026. 
 

B. Land Development Permits 
 

i. Land Development Permit -- Planned Group Development – 557 Stillwater 
Avenue – ERG Realty -- Land Development Permit Application – Planned 
Group Development to create an Integrated Shopping Center to add additional 
signage for a potential fourth building at property located at 557 Stillwater 
Avenue, Map-Lot R62-006, in the Shopping and Personal Services District 
(S&PS). Applicant/Owner: ERG Realty LLC. 
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a. The applicant seeks to create an Integrated Shopping Center with a 
Planned Group Development in order to add another pylon sign 
which will be used to secure a fourth business on the lot.  
 

b. Staff review focused primarily on internal building setbacks and 
contents of the plan. 

 
c. The applicant has satisfied the majority of staff comments; however, 

staff requests that the Board condition approval of the second sign 
on the approval of a fourth building. A proposal for the fourth building 
will need approval by the Board. 

 
ii. Land Development Permit – Minor Subdivision – 200 & 210 State Street – 

Brett Soucy -- Land Development Permit Application – Minor Subdivision 
Modification to create a mixed-use development with 10 dwelling units and 1 
commercial space. This site was previously approved for 8 dwelling units and 
3 commercial spaces and is located at 200 & 210 State Street, Map-Lot 048-
256 and 048-256-A, in the Urban Service District (USD). Owner/Applicant: Brett 
Soucy. 
 

a. The applicant seeks to modify a previous approval of the site for 8 
residential units and 3 commercial units to a development with 10 
residential units and 1 commercial unit. 

 
b. Staff review focused primarily on maintaining the E-Buffer on Forest 

Ave and State St, ADA parking space design requirements, 
connectivity between the two parking areas, and Bangor Water 
District water line sizing. The applicant resolved all questions 
regarding completeness and compliance for the project and therefore, 
staff have no further concerns. 

 
iii. Land Development Permit – Major Site Development and Minor 

Subdivision – Milford Street Extension – Map-Lot 045-032- Penquis CAP 
-- Land Development Permit Application – Major Site Development and Minor 
Subdivision for the construction of a 41-unit multi-story building with associated 
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parking at property located at Milford Street Extension, Map-Lot 046-032, in the 
Multifamily and Service District (M&SD). Applicant/Owner: Penquis CAP, Inc. 
 

a. The applicant seeks to build a 41-unit four story building with 
associated parking with frontage on both Broadway and Milford 
Street Extension. Since the project creates 5 or more residential 
units, it must be considered a minor subdivision. 

 
b. Staff review focused primarily on creating a pedestrian connection 

onto Broadway, parking lot safety and required drive aisle size, the 
location of plantings, the slope of the site next to abutting properties, 
closing the existing curb cut onto Broadway, and conforming to 
Bangor Water District standards.  

 
c. As of the writing of this memo, the applicant has satisfied the majority 

of staff comments; however, the applicant is still working through 
concerns with the Water District. Bangor Water District has 
requested that the Board condition the approval of the road opening 
permit on the completion of the water line for 35 Milford St Ext, a 
previously approved Penquis CAP project. 

4. OTHER BUSINESS 
 

A. Follow-Up/Thoughts on Land Use Plan Updates 
 

B. Adjournment 



  
 

73 HARLOW STREET, BANGOR, ME  04401 
TELEPHONE: (207) 992-4280          FAX:  (207) 945-4447 

WWW.BANGORMAINE.GOV 

PLANNING BOARD  
TUESDAY, JUNE 16, 2026, 7:00 P.M. 

COUNCIL CHAMBERS, 1ST FLOOR OF CITY HALL 
73 HARLOW STREET 

 
MEETING MINUTES 

 
                   Board Members Present:              Chair Jonathan Boucher 

Janet Jonas 
Ted Brush 

Trish Hayes (via Zoom) 
Greg Hobson 

Ken Huhn 
 

      
                 City Staff Present:    Matt Altiero, Planning Analyst 

Anja Collette, Planning Officer (via Zoom) 
Anne Krieg, Community & Economic Development Director 

Grace Innis, Assistant City Solicitor 
Jefferson Davis, Engineering Director 

 
 

Chair Boucher called the meeting to order at 7:00 P.M.  
 

OLD BUSINESS 

1. Meeting Minutes – June 2, 2026 

Member Huhn moved to approve the minutes of June 2, 2026. Seconded by Member Hobson. Roll call vote 
conducted – all voting members in favor, none opposed. Motion passed. 

NEW BUSINESS 

1. Land Development Permit – Major Site Development, Conditional Use, and Major 
SLODA Modification – 205 Corporate Drive – Map-Lot R25-001-A – Land Development 
Permit Application – Major Site Development, Conditional Use, and Major SLODA Modification 
for the construction of a 30-unit permanent supportive housing building with a total floor area of 
19,100 square feet at property located at 205 Corporate Drive, Map-Lot R25-001-A, in the 
Government & Institutional Service District (G&ISD). Applicant: Bangor Housing Development 
Corporation. Owner: City of Bangor. 

Chair Boucher introduced the agenda item. 



 

 

P a g e  2 | 7 

 

City of Bangor Planning Division 
Planning Board Meeting Minutes – Tuesday, June 16, 2026 

Member Jonas moved that the Board finds that the application was deemed complete on June 16, 2026, 
the applicant paid all applicable fees, and the proposed project is a Major Site Development, Conditional 
Use, and Major SLODA Modification. Seconded by Member Brush. Roll call vote conducted – all in favor, 
none opposed. Motion passed. 
 
Applicant Representative Dan Diffin presented to the podium. 

Chair Boucher asked staff for any comments – there were none. 

Chair Boucher asked the Board for any questions. 

Member Brush asked what Permanent Supportive Housing is. Applicant Representative Diffin answered 
to provide housing to unhoused individuals. 

Member Brush asked how the project determined their parking space amounts. Applicant Representative 
Diffin responded it was determined based on City Code. Member Huhn asked how they determined 
between 11 and 12 parking spaces. Diffin said they asked City staff for guidance. Planning Officer Collette 
added that the applicant’s calculations and responses had been satisfactory. 

Chair Boucher asked Applicant Representative Diffin for any comments on sidewalk access. Diffin 
responded that City staff requested a sidewalk connection to Maine Ave, which was then accommodated 
in the applicant’s comment response. 

Chair Boucher opened the public comments – there were none. Public comments closed. 

Chair Boucher explained that a standard had been added to be voted on to confirm the project does not 
require subdivision approval due to being institutional in nature. Boucher asked the Board for any 
questions – there were none. 

Member Huhn moved that the Board finds that, based on Exhibits 2, 11, 16, and 24, the applicant satisfied 
§165-33.1 of the Land Development Code regarding best management practices of Erosion and Sediment 
Control. Seconded by Member Brush. Roll call vote conducted – all in favor, none opposed. Motion 
passed. 
 
Member Brush moved that the Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the 
Land Development Code regarding providing adequate visual clearance on corner lots, §165-64’s 
requirements for side yard width, and §165-68’s requirements of minimum lot frontage. Seconded by 
Member Jonas. Roll call vote conducted – all in favor, none opposed. Motion passed. 
 
Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-72 of the 
Land Development Code regarding the required number of parking spaces, §165-73’s requirements 
regarding parking area location and screening, and §165-74’s requirements regarding parking area design, 
construction and maintenance. Seconded by Member Hobson. Roll call vote conducted – all in favor, none 
opposed. Motion passed. 

 
Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-76 of the 
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Land Development Code regarding the required number of loading spaces, §165-77’s requirements 
regarding loading space sizes, and §165-78’s general requirements for loading spaces. Seconded by 
Member Brush. Roll call vote conducted – all in favor, none opposed. Motion passed. 

 
Member Huhn moved that the Board finds that, based on Exhibits 2, 29, 33, and 40, the applicant satisfied 
§165-79 of the Land Development Code regarding providing the necessary utility services required, §165-
80’s requirements regarding providing adequate water and sewerage services, and 165-83’s requirements 
regarding providing adequate electrical service. Seconded by Member Brush. Roll call vote conducted – all 
in favor, none opposed. Motion passed. 

 
Member Brush moved that the Board finds that, based on Exhibits 2 and 17, the applicant satisfied §165-
81 of the Land Development Code regarding providing adequate lighting and preventing light pollution and 
trespass. Seconded by Member Jonas. Roll call vote conducted – all in favor, none opposed. Motion 
passed. 

 
Member Jonas moved that the Board finds that, based on Exhibits 2 and 37, the applicant satisfied §165-
82’s requirements regarding having adequate fire protection. Seconded by Member Hobson. Roll call vote 
conducted – all in favor, none opposed. Motion passed. 

 
Member Hobson moved that the Board finds that, based on Exhibits 2, 19-21, 24, 32, 39, and 40, the 
applicant satisfied §165-84 of the Land Development Code regarding providing adequate storm drainage 
and stormwater offset. Seconded by Member Huhn. Roll call vote conducted – all in favor, none opposed. 
Motion passed. 
 
Member Brush moved that the Board finds that, based on Exhibits 22 and 33, the applicant satisfied §165-
85 and §165-86 of the Land Development Code regarding providing information on sanitary flows and 
compliance with sewer regulations. Seconded by Member Hobson. Roll call vote conducted – all in favor, 
none opposed. Motion passed. 
 
Member Huhn moved that the Board finds that, based on Exhibits 2 and 36, the applicant satisfied §165-
135 of the Land Development Code regarding height limit, floor area ratio, impervious surface ratio, and 
buffer yards. Seconded by Member Jonas. Roll call vote conducted – all in favor, none opposed. Motion 
passed. 
 
Member Jonas moved that the Board finds that, based on the findings made in Parts 1 and 2 of this document, 
the Project meets the requirements of §165-97B for uses within the Government and Institutional Service 
District (G&ISD). Seconded by Member Brush. Roll call vote conducted – all in favor, none opposed. Motion 
passed. 
 
Member Brush moved that the Board finds that, based on Exhibits 2, 35, and 40, the applicant satisfied 
Land Development Code §165-114B’s requirement that the proposed parking and loading layout are 
arranged in a reasonable and safe configuration, including the provision for safe pedestrian travel to all on-
site uses, and §165-114C’s requirement that all proposed access drives are reasonably necessary and 
safe. Seconded by Member Huhn. Roll call vote conducted – all in favor, none opposed. Motion passed. 
 
Member Hobson moved that the Board finds that, based on Exhibits 2, 15, 21, 24, 25, 27, 32, and 40, the 
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applicant satisfied Land Development Code §165-114D’s requirement that the proposed development will 
not have unreasonable adverse effects on abutting or downstream properties or protected resources such 
as wetlands, lakes, streams or brooks, and that all downstream channels or municipal stormwater 
collection systems have adequate capacity to carry the flow without significant negative effects. Seconded 
by Member Jonas. Roll call vote conducted – all in favor, none opposed. Motion passed. 
 
Member Jonas moved that the Board finds that, based on Exhibits 2 and 17, the applicant satisfied Land 
Development Code §165-114E’s requirements that all outdoor lighting shall be designed, installed and 
maintained to avoid unreasonable adverse effects from light pollution. Seconded by Member Hobson. Roll 
call vote conducted – all in favor, none opposed. Motion passed. 
 
Member Brush moved that the Board finds that, based on Exhibits 2 and 35, the applicant satisfied Land 
Development Code §165-114F’s requirements for landscaping. Seconded by Member Huhn. Roll call vote 
conducted – all in favor, none opposed. Motion passed. 
 
Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land 
Development Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse effects 
on adjacent properties or public rights-of-way. Seconded by Member Jonas. Roll call vote conducted – all 
in favor, none opposed. Motion passed. 
 
Member Jonas moved that the Board finds that, based on Exhibits 2, 6-27, 29, 33, 35, and 40, the 
applicant is in compliance with 38 M.R.S.A §484 and applicable Department of Environmental Protection 
regulations, which includes Chapters 371-373, 375-377, and 500-502. Seconded by Member Hobson. Roll 
call vote conducted – all in favor, none opposed. Motion passed. 
 
Member Brush moved that the Board finds that, based on the findings made in Parts 1-4 of Section IV of 
this document, the applicant satisfied Land Development Code §165-9A(1)’s requirements regarding not 
requiring a variance of development or other standards. Seconded by Member Huhn. Roll call vote 
conducted – all in favor, none opposed. Motion passed. 
 
Member Hobson moved that the Board finds that, based on Exhibits 2 and 5, the applicant satisfied Land 
Development Code §165-9A(2)’s requirements regarding not creating unreasonable traffic congestion or 
hazardous conditions on contiguous or adjacent streets. Seconded by Member Huhn. Roll call vote 
conducted – all in favor, none opposed. Motion passed. 
 
Member Huhn moved that the Board finds that, based on the findings made in Parts 1-4 of Section IV of 
this document, the applicant satisfied Land Development Code §165-9A(3)’s requirements for providing 
and maintaining adequate and appropriate utilities, fire protection, drainage, parking and loading and other 
necessary site improvements. Seconded by Member Brush. Roll call vote conducted – all in favor, none 
opposed. Motion passed. 
 
Member Brush moved that the Board finds that, based on Exhibits 2, 5, and 9, the applicant satisfied Land 
Development Code §165-9A(4)’s requirements regarding the proposed use being appropriate for the 
location in which it is sought because it conforms to the general physical development pattern of the 
immediate area. Seconded by Member Jonas. Roll call vote conducted – all in favor, none opposed. 
Motion passed. 
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Member Jonas moved that the Board finds that, pursuant to Exhibits 2, 5, and 9, the use of this property is 
institutional in nature, so subdivision approval is not required. Seconded by Member Huhn. Roll call vote 
conducted – all in favor, none opposed. Motion passed.  
 
Member Hayes moved that the Board finds that the project meets the requirements for a Land 
Development Permit for a Major Site Development, Conditional Use, and Major SLODA Modification and 
therefore, the Board grants the Land Development Permit for the proposed project. Seconded by Member 
Huhn. Roll call vote conducted – all in favor, none opposed. Motion passed. 
 

2. Amending the Land Development Code, §165-30, to Add a New Accessory Use for 
Farmstands and to Exempt Agricultural and Outdoor Recreational Uses from 
Paving Requirements 

Chair Boucher introduced the agenda item. 

Planning Officer Anja Collette presented on the proposed Land Development Code Amendment.  
She explained it would exempt farmstands less than 200 square feet in the Rural Residence and 
Agricultural, Neighborhood Service District, and Urban Service District from land development permitting. 
Collette explained the amendment would also exempt agricultural and outdoor recreational uses from 
paving their parking areas. 
 
Chair Boucher asked the Board for any questions. 
 
Member Brush asked how the size of a farmstand is determined. Planning Officer Collette responded that 
the 200 square feet solely includes the table or structure where items are being sold, and the metric does 
not include parking. 
 
Chair Boucher opened public comment. 
 
Lisa Clark, resident of 670 Ohio Street, discussed how under the current ordinance, she is not allowed to 
sell flowers. She expressed support for the ordinance being under consideration. Planning Officer Collette 
clarified that currently, Clark’s situation would require a site plan review, but if the amendment passes, it 
would no longer require a site plan review. 
 
Public comment closed. 
 
Chair Boucher asked the Board for any questions or discussion – there were none. 

Member Brush moved that the Board finds that the City Council ought to pass the amendment of the Land 
Development Code §165-30 to add a new accessory use for farmstands and to exempt agriculture and 
outdoor recreational uses from paving requirements. Seconded by Member Hobson. Roll call vote 
conducted – all in favor, none opposed. Motion passed. 
 

3. Amending the Land Development Code, §165-26, to Add a New Seasonal Storage 
Use and to Add Flexibility for Temporary Storage Uses  
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Chair Boucher introduced the agenda item. 
 
Planning Officer Collette presented on the proposed Land Development Code Amendment, explaining it 
would add new seasonal storage use. She added it would change the approval process to only require a 
Certificate of Occupancy rather than requiring a presentation to the Board of Appeals. Collette also 
confirmed that the Building Code prevent these from being used as residential structures, so no 
clarification in the drafted amendment is needed. 
 
Chair Boucher asked the Board for any questions – there were none. 
 
Chair Boucher opened the public comments – there were none. Public comments closed. 
 
Chair Boucher asked the Board for any further discussion – there was none. 
 
Member Huhn moved that the Board recommend that City Council ought to pass amending the Land 
Development Code §165-26 to add flexibility for temporary storage uses. Seconded by Member Jonas. 
Roll call vote conducted – all in favor, none opposed. Motion passed. 
 
OTHER BUSINESS 
 

1. Workshop on Proposed Changes to Manufactured Home Ordinance 
 
Chair Boucher introduced the agenda item. 
 
Planning Officer Collette presented on the proposed Land Development Code Amendment. She explained 
it would expand the current set of alternative requirements applying to mobile home parks built prior to 
1971 to mobile home parks built prior to January 2026 in order to increase flexibility. 
 
Chair Boucher asked the Board for any questions. 

Member Jonas pointed out a difference between the dates listed in the memo and the ordinance. Jonas 
asked for clarification on if it would apply to mobile home parks built prior to June 1, 2026, or January 1, 
2026. Planning Officer Collette confirmed both documents should say January 1, 2026 as the official date. 
 
Chair Boucher asked if this would be presented again at a later meeting. Planning Officer Collette 
confirmed it is set to appear to Planning Board on July 7. 
 

2. Follow-Up/Thoughts on Land Use Plan Updates 
 
Chair Boucher introduced the agenda item. 
 
Planning Officer Collette shared about staff processes in reviewing the Land Use Plan updates. She 
emphasized the priority of collaboration across staff with different expertise.  
 
Meeting adjourned at 7:52 PM.  
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Respectfully submitted, 
 
Kayleigh Rienas 
Development Assistant 
Planning Division 



 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

 July 7, 2026  

Bangor Planning Board 

Findings and Decision 

Applicant: Bangor Housing Development Corporation 
 Attn: Cindy Witas 
 86 Davis Road, Bangor, ME 
 
Owner: City of Bangor 
 73 Harlow Street, Bangor, ME 

 
Property Address: 205 Corporate Drive, Map-Lot R25-001-A 

 
Zoning District: Government & Institutional Service District (G&ISD) 
  
Permit Request: Land Development Permit for Conditional Use, Major Site 

Development, and Major SLODA Modification 
 

Description: Proposal to construct a 30-unit permanent supportive 
housing building with a total floor area of 19,100 square feet 

 

Public Hearing Date:   June 16, 2026  
 

Permitting Requirements: §165.111A(1)(5) and 38 M.R.S.A. §481-488 
 

Board Members Present:  Chair Boucher; Vice Chair Jonas; Members Brush, Hayes, 
Hobson, and Huhn 

 
Board Vote: Motion carried 6-0 to approve the Land Development Permit 

I. The Record 
 

The Planning Board reviewed the following exhibits: 
 

1. Land Development Permit application, submitted by Bangor Housing Development 
Corporation on 05.01.2026 

2. Revised Plan Set, submitted on 05.29.2026 
3. Proof of payment, submitted by Bangor Housing Development Corporation on 
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05.01.2026 
4. Cover Letter, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
5. Revised Project Description and Site Map, submitted by Sevee & Maher Engineers, Inc. 

on 05.29.2026 
6. Revised SLODA Narrative, submitted by Sevee & Maher Engineers, Inc. on 05.29.2026 
7. [Deleted] 
8. Department of Agriculture, Conservation, and Forestry response letter, submitted by 

Sevee & Maher Engineers, Inc. on 05.01.2026 
9. Architectural Narrative, Drawings, and Renderings, submitted by Sevee & Maher 

Engineers, Inc. on 05.01.2026 
10. BWD Capacity letter, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
11. Revised Construction Stormwater Pollution Prevention Plan, submitted by Sevee & 

Maher Engineers, Inc. on 05.29.2026 
12. Deed & Interest, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
13. FEMA Map, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
14. Financial Capacity Letter, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
15. Department of Inland Fish and Wildlife Letter, submitted by Sevee & Maher Engineers, 

Inc. on 05.01.2026 
16. Revised Inspection Checklist and Report Form, submitted by Sevee & Maher Engineers, 

Inc. on 05.29.2026 
17. Lighting Details, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
18. Maine Historic Preservation Commission Letter, submitted by Sevee & Maher 

Engineers, Inc. on 05.01.2026 
19. Revised Pre-development HydroCAD Calculations, submitted by Sevee & Maher 

Engineers, Inc. on 05.29.2026 
20. Revised Post-development HydroCAD Calculations, submitted by Sevee & Maher 

Engineers, Inc. on 05.29.2026 
21. Revised Redevelopment and Stormwater Summary and BMP Sizing, submitted by 

Sevee & Maher Engineers, Inc. on 05.29.2026 
22. Sewer Capacity Letter, submitted by Sevee & Maher Engineers, Inc. on 05.01.2026 
23. Revised NRCS SOIL REPORT, submitted by Sevee & Maher Engineers, Inc. on 

05.29.2026 
24. Revised Stormwater Management Report, submitted by Sevee & Maher Engineers, Inc. 

on 05.29.2026 
25. Wetlands and Protected Natural Resources Report, submitted by Sevee & Maher 

Engineers, Inc. on 05.01.2026 
26. Autoturn Figure, submitted by Sevee & Maher Engineers, Inc. on 05.29.2026 
27. Urban Impaired Stream Watershed Maps, submitted by Sevee & Maher Engineers, Inc. 

on 05.29.2026 
28. Land Development Permit checklist, sent to Sevee & Maher Engineers, Inc on 

05.13.2026 
29. Bangor Water District sign-off, received via email on 05.13.2026 
30. Fire Comments, sent to Sevee & Maher Engineers, Inc on 05.13.2026 
31. Fire Comments regarding clearance for trucks, sent to Sevee & Maher Engineers, Inc on 

05.13.2026 
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32. Engineering Comments, sent to Sevee & Maher Engineers, Inc on 05.14.2026 
33. Engineering Sewer Capacity Verification, received via email on 05.14.2026 
34. Forestry Division Correspondence, received via email on 05.14.2026 
35. Response to Staff Comments, submitted by Sevee & Maher Engineers, Inc on 

05.29.2026 
36. Code sign-off, received via email on 05.29.2026 
37. Fire Prevention sign-off, received via email on 05.29.2026 
38. Additional Planning Comments, sent to Sevee & Maher Engineers, Inc on 06.04.2026 
39. Additional Engineering Comments, sent to Sevee & Maher Engineers, Inc on 

06.04.2026 
40. Engineering Sign-off and Correspondence, received via email on 06.10.2026 
41. List of abutters within 500 ft of the subject property, generated by staff on 06.04.2026 
42. Public notice sent to abutters within 500 ft on 06.05.2026 
43. Notice of mailing by Walter Ryan via email on 06.05.2026 
44. BDN Ad Proof, run by BDN on 06.06.2026 

 
II. Project Description and Permit Requirements 

 
The Project will consist of constructing a 30-unit permanent supportive housing building 
with a total floor area of 19,100 square feet. The property is located at 205 Corporate 
Drive, Map-Lot R25-001-A, in the Government & Institutional Service District (G&ISD). This 
project will result in 84,750 square feet of developed area and 37,339 square feet of net 
new impervious area (due to the demolishment of an existing walkway and paved 
turnaround on the site). 
 
As a conditional use in the Government and Institutional Service District, per §165-97B, 
the project must also meet the requirements of Article II through XII, any applicable 
development standards of Article XIX, and the Conditional Use standards of Chapter 165-
9. 
 
This project must also meet the land development approval standards in §165-114 and as 
a SLODA modification, the requirements of §38 M.R.S.A. § 484 and Department of 
Environmental Protection regulations, Chapters 371, 372, 373, 375, 376, 377, 500, 501. 
and 502. The SLODA permit being modified is the Post 1971 Bangor International Airport 
(BIA) Site Location of Development Permit, with local file number SLODA-BGR-00040 and 
DEP file number #L-2976-18-B-N.  

 
III. Procedural Background 

 
1. The Application was deemed complete on June 16th, 2026. 
2. The Applicant paid all applicable fees (Exhibit 3).  
3. The proposed Project is a Major Site Development, Conditional Use, and Major 

SLODA Modification. 
4. The Board finds that, pursuant to Exhibits 2, 5, and 9, the use of this property is 

institutional in nature, so subdivision approval is not required. 
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IV.  Applicable Provisions and Findings 
 

Part 1 – The Project meets the requirements of Articles II through XII 
 

1. The Board finds that, based on Exhibits 2,11, 16, and 24, the applicant satisfied 
§165-33.1 of the Land Development Code regarding best management practices of 
Erosion and Sediment Control. 
 

2. The Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the Land 
Development Code regarding providing adequate visual clearance on corner lots, 
§165-64’s requirements for side yard width, and §165-68’s requirements of minimum 
lot frontage 
 

3. The Board finds that, based on Exhibit 2, the applicant satisfied §165-72 of the Land 
Development Code regarding the required number of parking spaces, §165-73’s 
requirements regarding parking area location and screening, and §165-74’s 
requirements regarding parking area design, construction and maintenance. 
 

4. The Board finds that, based on Exhibit 2, the applicant satisfied §165-76 of the Land 
Development Code regarding the required number of loading spaces, §165-77’s 
requirements regarding loading space sizes, and §165-78’s general requirements for 
loading spaces. 
 

5. The Board finds that, based on Exhibits 2, 29, 33, and 40, the applicant satisfied 
§165-79 of the Land Development Code regarding providing the necessary utility 
services required, §165-80’s requirements regarding providing adequate water and 
sewerage services, and 165-83’s requirements regarding providing adequate 
electrical service. 
 

6. The Board finds that, based on Exhibits 2 and 17, the applicant satisfied §165-81 of 
the Land Development Code regarding providing adequate lighting and preventing 
light pollution and trespass.  
 

7. The Board finds that, based on Exhibits 2 and 37, the applicant satisfied §165-82’s 
requirements regarding having adequate fire protection. 
 

8. The Board finds that, based on Exhibits 2, 19-21, 24, 32, 39, and 40, the applicant 
satisfied §165-84 of the Land Development Code regarding providing adequate 
storm drainage and stormwater offset. 
 

9. The Board finds that, based on Exhibits 22 and 33, the applicant satisfied §165-85 
and §165-86 of the Land Development Code regarding providing information on 
sanitary flows and compliance with sewer regulations. 
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Part 2 – The Project meets the District Site Development Standards under Article 
XIX 
 
The Board finds that, based on Exhibits 2 and 36, the applicant satisfied § 165-135 of 
the Land Development Code regarding height limit, floor area ratio, impervious surface 
ratio, and buffer yards. 
 
Part 3 – The Project meets the requirements of § 165-97 – Government and 
Institutional Service District (G&ISD) 
 
The Board finds that, based on the findings made in Parts 1 and 2 of this document, the 
Project meets the requirements of §165-97B for uses within the Government and 
Institutional Service District (G&ISD). 
 
Part 4 – The Project meets the requirements of §165-114 – Land Development 
Approval Standards 

 
1. The Board finds that, based on Exhibits 2, 35, and 40, the applicant satisfied Land 

Development Code §165-114B’s requirement that the proposed parking and loading 
layout are arranged in a reasonable and safe configuration, including the provision 
for safe pedestrian travel to all on-site uses, and §165-114C’s requirement that all 
proposed access drives are reasonably necessary and safe. 
 

2. The Board finds that, based on Exhibits 2, 15, 21, 24, 25, 27, 32, and 40, the 
applicant satisfied Land Development Code §165-114D’s requirement that the 
proposed development will not have unreasonable adverse effects on abutting or 
downstream properties or protected resources such as wetlands, lakes, streams or 
brooks, and that all downstream channels or municipal stormwater collection 
systems have adequate capacity to carry the flow without significant negative 
effects. 
 

3. The Board finds that, based on Exhibits 2 and 17, the applicant satisfied Land 
Development Code §165-114E’s requirements that all outdoor lighting shall be 
designed, installed and maintained to avoid unreasonable adverse effects from light 
pollution. 
 

4. The Board finds that, based on Exhibits 2 and 35, the applicant satisfied Land 
Development Code §165-114F’s requirements for landscaping. 
 

5. The Board finds that, based on Exhibit 2, the applicant satisfied Land Development 
Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse 
effects on adjacent properties or public rights-of-way. 
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6. The Board finds that, based on Exhibits 2, 6-27, 29, 33, 35, and 40, the applicant is 
in compliance with 38 M.R.S.A §484 and applicable Department of Environmental 
Protection regulations, which includes Chapters 371-373, 375-377, and 500-502. 
 

Part 5 – The Project meets the criteria for a Conditional Use under of §165-9A 
 
1. The Board finds that, based on the findings made in Parts 1-4 of Section IV of this 

document, the applicant satisfied Land Development Code §165-9A(1)’s 
requirements regarding not requiring a variance of development or other standards. 

  
2. The Board finds that, based on Exhibits 2 and 5, the applicant satisfied Land 

Development Code §165-9A(2)’s requirements regarding not creating unreasonable 
traffic congestion or hazardous conditions on contiguous or adjacent streets. 

 
3. The Board finds that, based on the findings made in Parts 1-4 of Section IV of this 

document, the applicant satisfied Land Development Code §165-9A(3)’s 
requirements for providing and maintaining adequate and appropriate utilities, fire 
protection, drainage, parking and loading and other necessary site improvements. 

 
4. The Board finds that, based on Exhibits 2, 5, and 9, the applicant satisfied Land 

Development Code §165-9A(4)’s requirements regarding the proposed use being 
appropriate for the location in which it is sought because it conforms to the general 
physical development pattern of the immediate area. 

 
V. Decision 

 
The Board finds that the project meets the requirements for a Land Development Permit 
for a Major Site Development, Conditional Use, and Major SLODA Modification and 
therefore, the Board grants the Land Development Permit for the proposed project. 

 
VI. General Permit Requirements: 

 
A. This permit does not relieve the applicant from any other state or federal permits that 

may be required for the project.  
 

B. Prior to construction, the applicant should contact the Code Enforcement Office and 
Engineering Office for any additional permits that may be required. 

 
C. Applicant must commence construction within one year from the date of approval and 

complete the project by June 16, 2028, unless extensions of time are granted per  the 
provisions of Chapter 165-113E. 
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D. No certificate of occupancy for any structure will be issued by the Code Enforcement 
Division until the property for which the certificate is sought is in compliance with all 
applicable regulations, including but not limited to building, zoning, and stormwater 
requirements. A temporary certificate of occupancy may be issued when necessary 
under the provisions of § 165-113G of the City’s Land Development Code. 
 

E. Upon completion, a digital as-built plan or plans shall be submitted to the Code 
Enforcement Officer. Additionally, a certificate of compliance stamped by a registered 
professional engineer or a registered land surveyor must be submitted to the Code 
Enforcement Office indicating that the site development has been completed in 
accordance with the approved revised plan. 

 
F. No change shall be made to a property approved for a conditional use that would cause 

the property to fail to comply with the details of the Board's approval under the standards 
of §165-9A, unless approved by the Planning Board through a review of the changed 
conditional use. 
 

(a) Building details. Changes to building elevations which impact the elements 
reviewed and approved by the Board may only be approved by the Planning 
Board. Changes to architectural details not within the scope of § 165-9A(4) do 
not require Planning Board approval. 
 

(b) Traffic analysis. Changes to trip generation or peak hour of generation do not 
require Planning Board approval if the following standards are met as 
determined by the Code Enforcement Officer in consultation with the City 
Engineer: 

 
(1) The number of trips during the peak hour does not increase. 
(2) The peak hour does not change to a different hour. 
(3) The peak hour does not change from a weekday to a weekend day, or 

vice versa. 
 

G. Conditional uses which are discontinued for more than 12 consecutive months are 
deemed abandoned. 

 
Failure to comply with the conditions listed above constitutes a violation of the Bangor Land 
Development Code as prescribed in Chapter 165-10G. 
 
This If you should have any questions or desire further information, please do not hesitate 
to give the Planning Division a call at 207.992.4280. 

https://ecode360.com/32006062#32006062
https://ecode360.com/6891213#6891213
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Sincerely, 
 
 
 

City of Bangor Planning Board 
 

 

 

 

CC: City of Bangor Planning Division 

 City of Bangor Code Enforcement Division 

 

Building Permit and Certificate of Occupancy Checklist 

Before applying for a Building Permit: 

• Please contact the Code Enforcement and Engineering Departments for any other 
permits that may be necessary. 

• Please contact the Engineering Department for an E-911 address. 
 

Before applying for a Certificate of Occupancy: 

o Digital as-built plan or plans shall be submitted to the Code Enforcement Officer. 
Additionally, a certificate of compliance stamped by a registered professional engineer or 
a registered land surveyor must be submitted to the Code Enforcement Office indicating 
that the site development has been completed in accordance with the approved revised 
plan. 

 



Item No Date 
 
 

 

CITY COUNCIL ACTION 
Council Meeting Date: 6/22/2026 
Item No: 
Responsible Dept: Planning 
Action Requested: Ordinance 

 
 
 
Map/Lot: N/A 

Title, Ordinance 

Amending Chapter 165, Land Development Code by Adding Flexibility for Manufactured Home Parks Existing 
as of January 1, 2026 

Summary 
 
This ordinance amendment would amend the Land Development Code by allowing manufactured home parks 
existing as of January 1, 2026 to use more flexible development standards. Currently, the alternative 
development standards listed in this chapter only apply to parks existing before September 13, 1971. This 
poses issues for parks that were developed in the decades that followed 1971 since they have to follow the 
standards for new parks and in some cases, this is preventing the placement of homes on vacant lots, which 
affects the supply of affordable housing.  

Committee Action 
 
Committee: 
  

Planning Board Meeting Date: 7/7/2026 

Action:  For:  Against:  
 
Staff Comments & Approvals 
 
 
 
 
 

 
City Manager City Solicitor Finance Director 

Introduced for:    First Reading and Referral



Item No Date 
 

 

 

CITY COUNCIL ORDINANCE 

Date: 6/22/2026 

Assigned to Councilor:  

 
ORDINANCE, Amending Chapter 165, Land Development Code by Adding Flexibility for Manufactured Home 
Parks Existing as of January 1, 2026; 
 
WHEREAS, at present, the current ordinance for manufactured home parks limits the more flexible, 
alternative development standards to parks existing before September 13, 1971; 
 
WHEREAS, at present, this poses issues for parks that were developed in the decades that followed 1971 that 
have to meet the standards for new parks; 
 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF BANGOR AS FOLLOWS, THAT 
 
Chapter 165 of the Code of the City of Bangor is amended as follows: 
 
§ 165-121 Existing mobile home parks. 
… 
B. Any mobile home park in existence prior to January 1, 2026 the effective date of this chapter, but after 

September 13, 1971 must meet the development requirements of §165-121D below. §165-120. 
C. Any application for the reconstruction of an mobile home park under this chapter shall comply with the 

provisions of Article XVI and this article, are permitted to use the alternative development requirements 
outlined in Subsection E below. 

D. Any existing mobile home park developed prior to January 1, 2026 September 13, 1971, may be 
reconstructed in its entirety in accordance with the provisions of this subsection. 

… 
Additions are underlined, deletions struck through. 
 
 



Please be advised that the Planning Board of the City of Bangor will hold a public hearing on 
Tuesday, July 7th, 2026, beginning at 7 p.m. in the Council Chambers on the 1st floor of City Hall 
(73 Harlow Street) and will consider the following amendments to the Land Development Code: 
 
To amend the Land Development Code, §165-121, to Add Flexibility for Manufactured 
Home Parks Existing as of January 1, 2026. 
 
To receive a copy of the proposed amendments or to submit comments, please call 
207.992.4257 or email planning@bangormaine.gov. Please submit any comments by 4 p.m. on 
July 6th, 2026. Interested parties can also make an appointment by email or phone to meet with 
Planning Division staff. Bangor City Hall is open to attend the meeting in person. Interested 
parties may also attend the meeting on Zoom. Public comments are allowed over Zoom; 
however, you must register before 9 a.m. on July 7th at https://bangormaine.gov/504/Meeting-
Participation. Zoom details can be found at the city’s website under 
www.bangormaine.gov/calendar. The meeting may also be streamed live via the City of 
Bangor's YouTube page; however, comments are not enabled on this page. Please call our 
office if you have questions about the process or participation in the hearing process. 

 
            Anja Collette,  

 Planning Officer  
 
 

Newspaper advertisement dates June 25 & 30, 2026 
 
 





 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

 July 21, 2026  

Bangor Planning Board 

Findings and Decision 

Applicant/Owner: ERG Realty LLC 
 Attn: Carol Epstein 
 PO Box 2400 
 Bangor, Maine 04402-2400 
 
Agent: Plymouth Engineering, Inc. 
 8 Main St, Unit C 
 Newport, ME 04953 
 
Property Address: 557 Stillwater Ave, Map-Lot R62-006 

 
Zoning District:  Contract Shopping & Personal Service (S&PS) 
  
Permit Request: Land Development Permit for Planned Group Development 

 
Description: Proposal to create an Integrated Shopping Center to add 

additional signage for a potential fourth building 
 

Planning Board Review Date: July 7, 2026  
 

Permitting Requirements: §165-111.A.(6) & §165-69 
 

Board Members Present:  ______ 
 

Board Vote: Motion carried ____ to approve the Land Development 
Permit. 

I. The Record 
 

The Planning Board reviewed the following exhibits: 
 

1. Land Development Permit Application, submitted by Plymouth Engineer, Inc. on 
06.08.26 

2. Revised Site Plans, submitted by Plymouth Engineer, Inc. on 06.29.26 
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3. Payment received by Planning staff on 06.08.26 
4. Letter of Transmittal, submitted by Plymouth Engineer, Inc. on 06.08.26 
5. Deed, submitted by Plymouth Engineer, Inc. on 06.23.2026 
6. Code Enforcement comments, received via email on 06.23.2026 
7. Staff comments, sent to Plymouth Engineer, Inc. via email on 06.24.2026 
8. Staff and applicant comments, sent to Plymouth Engineer, Inc. via email on 06.26.2026 
9. Public Notice, sent to abutters within 100 ft of the subject property on 06.25.2026 
10. Notice of Mailing, generated by staff on 06.25.2026 
11. List of abutters within 100 ft of the subject property, generated by staff on 06.24.2026  
 
II. Project Description and Permit Requirements 

 
The Project creates an Integrated Shopping Center to add additional signage for a 
potential fourth building as a Planned Group Development. The project will take place on 
Map-Lot R62-006, which is in the Shopping & Personal Service District (S&PS) 
 
As the project consists of creation of three or more lots on a parcel, the proposal must 
meet the requirements for Land Development Permit. Additionally, since the created lots 
will share the driveways, parking, and common areas/open spaces and the development 
spans three parcels, this project must be considered a Planned Group Development, and 
must therefore meet the requirements of §165-69. 

 
III. Procedural Background 

 
1. The application was deemed complete on July 7, 2026. 
2. The applicant paid all applicable fees (Exhibit 3).  
3. The proposed project is a Planned Group Development. 

 
IV.  Applicable Provisions and Findings 

 
Part 1 – The Project meets the requirements of §165-69 Planned Group 
Development 

 
1. The Board finds that, based on Exhibit 2, the applicant satisfied §165-69 of the Land 

Development Code regarding the requirements for planned group developments. 
 

V. Decision 
 
The Board finds that the project meets the requirements for a Planned Group 
Development and therefore, the Board grants the Land Development Permit for the 
proposed Project. 
 

VI. General Permit Requirements: 
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A. This permit does not relieve the applicant from any other state or federal permits that 
may be required for the project.  
 

B. Prior to construction, the applicant should contact the Code Enforcement Office and 
Engineering Office for any additional permits that may be required. 
 

C. The applicant must contact the Engineering Office for E911 addresses for the new 
dwelling units. 
 

D. Applicant must commence construction within one year from the date of approval and 
complete the project by July 7, 2028, unless extensions of time are granted per the 
provision of Chapter 165-113E. 
 

E. No building permit shall be issued by the Code Enforcement Division for the 
construction of any structure within a subdivision which has not been recorded in the 
Penobscot County Registry of Deeds.  
 

F. No building permit shall be issued by the Code Enforcement Division for the 
construction of any structure within a subdivision until all infrastructure needed to 
support said structure has been constructed, installed, and inspected by the appropriate 
City authority. Infrastructure includes, but is not limited to, public and private roads; 
sewer, water and electric mains; and stormwater infrastructure designed to treat water 
from the subdivision. 

 
G. No certificate of occupancy for any structure will be issued by the Code Enforcement 

Division until the property for which the certificate is sought is in compliance with all 
applicable regulations, including, but not limited to, building, zoning, and stormwater 
requirements. A temporary certificate of occupancy may be issued when necessary 
under the provisions of § 165-113G of the City’s Land Development Code. 
 

H. Upon completion, a digital as-built plan or plans shall be submitted to the Code 
Enforcement Officer. Additionally, a certificate of compliance stamped by a registered 
professional engineer or a registered land surveyor must be submitted to the Code 
Enforcement Office indicating that the site development has been completed in 
accordance with the approved plan. 

 

https://ecode360.com/32006062#32006062
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Failure to comply with the conditions listed above constitutes a violation of the Bangor Land 
Development Code as prescribed in Chapter 165-10G. 
 
This If you should have any questions or desire further information, please do not hesitate 
to give the Planning Division a call at 207.992.4280. 

Sincerely, 

 
 

City of Bangor Planning Board 
 

 

 

 

 

CC: City of Bangor Planning Division 

 City of Bangor Code Enforcement Division 

Building Permit and Certificate of Occupancy Checklist 

Before applying for a Permit from Code Enforcement: 

o The Planned Group Development must be recorded at the Registry of Deeds. 
 

 





































Outlook

Re: PDG Review - 557 Stillwater Ave - ERG Realty

From Collette, Anja <anja.collette@bangormaine.gov>
Date Tue 6/23/2026 11:47 AM
To Hanscom Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>; Altiero, Matthew

<Matthew.Altiero@bangormaine.gov>

We can do that

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Hanscom Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>
Sent: Tuesday, June 23, 2026 11:40 AM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>
Subject: Re: PDG Review - 557 Stillwater Ave - ERG Realty
 
My issue with this is that they are permitted one freestanding sign per primary use building.  All existing
businesses advertise on the existing sign.  If we could condition it so that the sign could be installed for
and after a future building is approved and constructed I would be okay with that.

mailto:anja.collette@bangormaine.gov


Outlook

Re: Land Development Application for Plannd Group Development, Bangor Cinema

From Collette, Anja <anja.collette@bangormaine.gov>
Date Wed 6/24/2026 11:29 AM
To Fred Marshall <fred@plymouthengineering.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>

Hi Fred, our only remaining comments are that the buildings will need to meet the building code-
required 5-foot minimum setback from the internal property lines, and if you could add a legend, that
would be very helpful.

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Fred Marshall <fred@plymouthengineering.com>
Sent: Tuesday, June 23, 2026 4:37 PM
To: Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: RE: Land Development Application for Plannd Group Development, Bangor Cinema
 

mailto:anja.collette@bangormaine.gov


WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Anja and Mathew,
 
Attached is the Deed as well as an updated plan with the revisions suggested.
 
I’ll try to get the six paper copies to you soon.
 
Thanks for your patience.
 
Fred
 
From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Tuesday, June 23, 2026 4:01 PM
To: Fred Marshall <fred@plymouthengineering.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: Land Development Application for Plannd Group Development, Bangor Cinema
 
Hi Fred, we would need these as soon as possible in order to make the July 7th meeting.
 

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280
 
The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have
been made public. Please note that the City of Bangor will never ask you to wire funds, do not
follow any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees
about government business may be classified as public records. There are very few exceptions. As a result, please
be advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Fred Marshall <fred@plymouthengineering.com>
Sent: Tuesday, June 23, 2026 3:21 PM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: RE: Land Development Application for Plannd Group Development, Bangor Cinema

mailto:anja.collette@bangormaine.gov
mailto:anja.collette@bangormaine.gov
mailto:planning@bangormaine.gov
mailto:fred@plymouthengineering.com
mailto:Matthew.Altiero@bangormaine.gov
mailto:anja.collette@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov


 
WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR

ATTACHMENTS.
Thank you Matthew,
 
When do you need the updated drawings?
 
Best regards,
 
Fred
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Tuesday, June 23, 2026 12:42 PM
To: Fred Marshall <fred@plymouthengineering.com>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: Land Development Application for Plannd Group Development, Bangor Cinema
 
Good afternoon,

Copied below are comments from staff regarding the PGD that was submitted for 557
Stillwater. 

The note about the owners should make sure to clarify that owners of all the parcels
involved have that access

Which page on the plans is showing the new lot line configurations because the plan with
the thick black lines shows a different configuration than the survey?

Besides the new internal parcel lines, is the only thing that's changing the sign? If so,
please make the note on that much bigger/more obvious since it's hard to see right now.

Please add a signature block for the Planning Board to sign

Please add a location sketch

Please add the deed for this property

Please add the following note to the plan "AS A PLANNED GROUP DEVELOPMENT,
CURRENT AND FUTURE OWNERS WILL HAVE SHARED ACCESS TO THE
DRIVEWAY, PARKING AND COMMON AREAS/OPEN SPACES."

Also, Code Enforcement has requested that a condition be on the approval that the sign could
be installed for and after a future building is approved and constructed. If you have any
questions, feel free to reach out.

Best,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

mailto:Matthew.Altiero@bangormaine.gov
mailto:fred@plymouthengineering.com
mailto:anja.collette@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov
https://bangormaine.gov/
https://bangormaine.gov/
mailto:matthew.altiero@bangormaine.gov


 
Some people have received emails or letters from an unknown source pretending to be the municipality, stating

that additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is
available on the City's website, and we always require fees up front before reviewing an application, not after it's

been put on a Planning Board agenda.
 

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you
have any questions.

 
 

From: Fred Marshall <fred@plymouthengineering.com>
Sent: Wednesday, June 10, 2026 9:29 AM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Subject: Land Development Application for Plannd Group Development, Bangor Cinema
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Good morning, Mathew,
 
Nice meeting you on Monday and I appreciate your assistance in getting this application
submitted.
 
I was out yesterday so did not get a chance to send the PDF version of the application.
 
As I noted in my transmittal to Anja, We might want to submit a revised site plan eliminating the
annotation of “Landlord’s Reserve” since that is more of demarcation for the owners. But that is
something you and Anja can let me know your preference.
 
Please let me know if you.
 
Fred
 
Fred S. Marshall
Project Manager
Plymouth Engineering, Inc.
8 Main Street, Unit C
Newport, ME 04953
207-257-2071
207-257-2130 (fax)
207-408-9718 (cell)
 

mailto:planning@bangormaine.gov
mailto:fred@plymouthengineering.com
mailto:Matthew.Altiero@bangormaine.gov


Outlook

Re: Land Development Application for Plannd Group Development, Bangor Cinema

From Collette, Anja <anja.collette@bangormaine.gov>
Date Wed 6/24/2026 3:17 PM
To Fred Marshall <fred@plymouthengineering.com>
Cc Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Rienas, Kayleigh

<Kayleigh.Rienas@bangormaine.gov>

It would be ideal to show the setback on the drawings

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Fred Marshall <fred@plymouthengineering.com>
Sent: Wednesday, June 24, 2026 3:12 PM
To: Collette, Anja <anja.collette@bangormaine.gov>
Cc: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Rienas, Kayleigh
<Kayleigh.Rienas@bangormaine.gov>
Subject: Re: Land Development Application for Plannd Group Development, Bangor Cinema
 

mailto:anja.collette@bangormaine.gov


WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Hi Anja and Mathew,

Do you need the 5' building setback from the lease line added to the notes?

We'll add the Legend too.

Fred

On Jun 24, 2026 11:30, "Collette, Anja" <anja.collette@bangormaine.gov> wrote:
Hi Fred, our only remaining comments are that the buildings will need to meet the building code-
required 5-foot minimum setback from the internal property lines, and if you could add a legend,
that would be very helpful.

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have
been made public. Please note that the City of Bangor will never ask you to wire funds, do not
follow any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees
about government business may be classified as public records. There are very few exceptions. As a result, please
be advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Fred Marshall <fred@plymouthengineering.com>
Sent: Tuesday, June 23, 2026 4:37 PM
To: Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: RE: Land Development Application for Plannd Group Development, Bangor Cinema

mailto:anja.collette@bangormaine.gov


 
WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR

ATTACHMENTS.
Anja and Mathew,
 
Attached is the Deed as well as an updated plan with the revisions suggested.
 
I’ll try to get the six paper copies to you soon.
 
Thanks for your patience.
 
Fred
 
From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Tuesday, June 23, 2026 4:01 PM
To: Fred Marshall <fred@plymouthengineering.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: Land Development Application for Plannd Group Development, Bangor Cinema
 
Hi Fred, we would need these as soon as possible in order to make the July 7th meeting.
 

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280
 
The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have
been made public. Please note that the City of Bangor will never ask you to wire funds, do not
follow any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees
about government business may be classified as public records. There are very few exceptions. As a result,
please be advised that what is written in an e-mail could be released to the public and/or the media if requested.

mailto:anja.collette@bangormaine.gov
mailto:anja.collette@bangormaine.gov
mailto:planning@bangormaine.gov


From: Fred Marshall <fred@plymouthengineering.com>
Sent: Tuesday, June 23, 2026 3:21 PM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: RE: Land Development Application for Plannd Group Development, Bangor Cinema
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Thank you Matthew,
 
When do you need the updated drawings?
 
Best regards,
 
Fred
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Tuesday, June 23, 2026 12:42 PM
To: Fred Marshall <fred@plymouthengineering.com>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: Land Development Application for Plannd Group Development, Bangor Cinema
 
Good afternoon,

Copied below are comments from staff regarding the PGD that was submitted for 557 Stillwater. 

The note about the owners should make sure to clarify that owners of all the parcels involved
have that access

Which page on the plans is showing the new lot line configurations because the plan with the
thick black lines shows a different configuration than the survey?

Besides the new internal parcel lines, is the only thing that's changing the sign? If so, please
make the note on that much bigger/more obvious since it's hard to see right now.

Please add a signature block for the Planning Board to sign

Please add a location sketch

Please add the deed for this property

Please add the following note to the plan "AS A PLANNED GROUP DEVELOPMENT, CURRENT
AND FUTURE OWNERS WILL HAVE SHARED ACCESS TO THE DRIVEWAY, PARKING AND
COMMON AREAS/OPEN SPACES."

Also, Code Enforcement has requested that a condition be on the approval that the sign could be
installed for and after a future building is approved and constructed. If you have any questions, feel
free to reach out.

Best,

mailto:fred@plymouthengineering.com
mailto:Matthew.Altiero@bangormaine.gov
mailto:anja.collette@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov
mailto:Matthew.Altiero@bangormaine.gov
mailto:fred@plymouthengineering.com
mailto:anja.collette@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov


Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov
 
Some people have received emails or letters from an unknown source pretending to be the municipality, stating that

additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is
available on the City's website, and we always require fees up front before reviewing an application, not after it's

been put on a Planning Board agenda.
 

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you
have any questions.

 
 

From: Fred Marshall <fred@plymouthengineering.com>
Sent: Wednesday, June 10, 2026 9:29 AM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Subject: Land Development Application for Plannd Group Development, Bangor Cinema
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Good morning, Mathew,
 
Nice meeting you on Monday and I appreciate your assistance in getting this application submitted.
 
I was out yesterday so did not get a chance to send the PDF version of the application.
 
As I noted in my transmittal to Anja, We might want to submit a revised site plan eliminating the
annotation of “Landlord’s Reserve” since that is more of demarcation for the owners. But that is
something you and Anja can let me know your preference.
 
Please let me know if you.
 
Fred
 
Fred S. Marshall
Project Manager
Plymouth Engineering, Inc.
8 Main Street, Unit C
Newport, ME 04953
207-257-2071
207-257-2130 (fax)

https://bangormaine.gov/
https://bangormaine.gov/
mailto:matthew.altiero@bangormaine.gov
mailto:planning@bangormaine.gov
mailto:fred@plymouthengineering.com
mailto:Matthew.Altiero@bangormaine.gov


 

 

  

 

June 25, 2026 

Dear Property Owner,   

Please be advised that the Planning Board of the City of Bangor will hold a public hearing on Tuesday, 
July 7th, 2026, beginning at 7 PM in the Council Chambers on the 1st floor of City Hall (73 Harlow Street) 
and will consider the following application: 

Land Development Permit Application – Planned Group Development to create an Integrated 
Shopping Center to add additional signage for a potential fourth building at property located at 
557 Stillwater Avenue, Map-Lot R62-006, in the Shopping and Personal Services District (S&PS). 
Applicant/Owner: ERG Realty LLC. 
 
A full copy of the application can be emailed or mailed to any interested party by emailing a request to 
planning@bangormaine.gov or calling the office at 207.992.4257. Copies of the application can also be 
picked up at City Hall. To submit comments in writing, please email comments to 
planning@bangormaine.gov or mail to 73 Harlow Street before 4 PM, July 6th, 2026. Interested parties 
can also make an appointment by email or phone to meet with Planning Division staff in person or on 
Zoom.   

The public is welcome to attend the meeting in person or via Zoom. Public comments are allowed over 
Zoom; however, you must register before 9 AM, June 7th at https://bangormaine.gov/504/Meeting-
Participation. Zoom details can be found at the city’s website under www.bangormaine.gov/calendar. The 
Planning Board meeting may be streamed live via the City of Bangor's YouTube page; however, 
comments are not enabled during streaming. Please call our office if you have questions about the 
process or participation in the hearing process.  

 
Anja Collette 

Planning Officer 
207-992-4280 

planning@bangormaine.gov 

Bangor is rewriting its Land Development Code! For more details and 
to sign up for updates, visit www.blueprintbangor.com 

 
 
 



 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

Re: PGD – 557 Stillwater Ave – ERG Realty – Notice of Mailing 

On June 25, 2026, the Public Notice for 557 Stillwater Ave – ERG Realty, advising that the Planning 
Board of the City of Bangor will hold a public hearing on Tuesday, July 7, 2026, was mailed by the 
Planning Division.   

 

Kayleigh Rienas 



Owner Owner 2 Owner Address 1 Owner Address 2
LO  VICTOR KS 1/2 INT TAUN, TAN KUNG 1/4 INT & HUI, TAN CHI 1/4/INT 152 SARATOGA AVENUE BANGOR ME 04401
GRANT REALTY CORPORATION  C/O PARAMOUNT REALTY SERVICES ATTN: MARTY SAFCHIK LAKEWOOD NJ 08701
BANGOR RETAIL MANAGEMENT LLC  30200 TELEGRAPH ROAD SUITE 205 BINGHAM FARMS MI 48025
BANGOR MALL REALTY LLC Bangor CH, LLC & Bangor Nassim, LLC ATTN: NAMDAR REALTY GROUP 150 GREAT NECK ROAD SUITE 304 GREAT NECK NY 11021
ERG REALTY LLC  PO BOX 2400 BANGOR ME 04402-2400
605 STILLWATER AVENUE, LLC  3280 SUNRISE HIGHWAY, STE 77 WANTAGH NY 11793



 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

 July 21, 2026  

Bangor Planning Board 

Findings and Decision 

Applicant/Owner: 2L Holding LLC 
 Attn: Brett Soucy 
 11 Tall Pine Lane 
 Dedham, ME 04429 
 
Agent: Plisga & Day 
 Attn: Jonathan Steward 
 72 Main Street 
 Bangor, ME 04401 
 
Property Address: 200 & 210 State Street, Map-Lot 048-256 & 048-256-A 

 
Zoning District:  Urban Service District (USD) 
  
Permit Request: Land Development Permit for Minor Subdivision Modification 

 
Description: Proposal to create a mixed-use development with 10 

dwelling units and 1 commercial space. This site was 
previously approved for 8 dwelling units and 3 commercial 
spaces. 

 

Planning Board Review Date: July 7, 2026  
 

Permitting Requirements: §165-111.A.(6) & §165-126 
 

Board Members Present:  ______ 
 

Board Vote: Motion carried ____ to approve the Land Development 
Permit. 

I. The Record 
 

The Planning Board reviewed the following exhibits: 
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1. Land Development Permit Application, submitted by Plisga & Day on 06.22.2026 
2. Revised Subdivision Plan, submitted by Plisga & Day on 07.01.2026 
3. Payment Receipt, created by Planning staff on 06.22.2026 
4. Deed, submitted by Plisga & Day on 06.22.2026 
5. Declaration of Environmental Covenant, submitted by Plisga & Day on 06.22.2026 
6. Land Development Permit Checklist, sent to Plisga & Day via email on 06.22.2026 
7. E Buffer comments, sent to Plisga & Day via email on 06.25.2026 
8. Response to E Buffer Comments, received via email on 06.25.2026 
9. Code Enforcement comments and sign-off, received via email on 06.23.2026 
10. Engineering comments, received via email on 06.24.2026 
11. Fire sign-off, received via email on 06.23.2026 
12. Response to staff comments, received via email on 06.25.2026 
13. Bangor Water District sign-off, received via email on 06.29.2026 
14. Engineering sign-off, received via email on 06.30.2026 
15. Engineer’s report, received via email on 06.30.2026 
16. List of abutters within 100 ft of the subject property, generated by staff on 06.25.2026 
17. Public Notice, sent to abutters within 100 ft on 06.26.2026 
18. Notice of Mailing, generated by staff on 06.26.2026 
 
 
II. Project Description and Permit Requirements 

 
The Project creates a mixed-use development with 10 dwelling units and 1 commercial 
space. This site was previously approved for 8 dwelling units and 3 commercial spaces 
and is located at 200 & 210 State Street, Map-Lot 048-256 and 048-256-A, in the Urban 
Service District (USD). This project proposes to use the affordable housing density bonues 
(Article XXI) to create more dwelling units than would normally be allowed by right in this 
district (up to six units are normally allowed; up to 15 units are allowed while using the 
bonus). Therefore, the project must meet the requirements of Article XXI and at least 51% 
of the units must be affordable to households make at or below 80% of the local area 
median income. 
 
As the project consists of creation of five or more dwelling units in a 5-year period on a 
parcel, the proposal must meet the requirements for Land Development Permit as a Minor 
Subdivision. Additionally, as a use in the Urban Service District, per §165-92B, the project 
must also meet the requirements of Article II through XII, any applicable development 
standards of Article XIX. 

 
III. Procedural Background 

 
1. The application was deemed complete on July 7, 2026. 
2. The applicant paid all applicable fees (Exhibit 3).  
3. The proposed project is a Minor Subdivision. 
4. The City Engineer reviewed the final subdivision plat and provided a written report on 

June 30, 2026. 
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IV.  Applicable Provisions and Findings 

 
Part 1 – The Project meets the requirements of Articles II through XII 

 
1. The Board finds, that Articles VIA, VII, VIII, and XI are not applicable to the project. 

 
2. The Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the Land 

Development Code regarding providing adequate visual clearance on corner lots, 
§165-64’s requirements for side yard width, and §165-68’s requirements of minimum 
lot frontage 
 

3. The Board finds that, based on Exhibit 2, 12, 14, and 15, the applicant satisfied 
§165-72 of the Land Development Code regarding the required number of parking 
spaces, §165-73’s requirements regarding parking area location and screening, and 
§165-74’s requirements regarding parking area design, construction and 
maintenance. 

 
4. The Board finds that, based on Exhibits 2 and 13, the applicant satisfied §165-79 of 

the Land Development Code regarding providing the necessary utility services 
required, §165-80’s requirements regarding providing adequate water and sewerage 
services, and 165-83’s requirements regarding providing adequate electrical service. 

 
5. The Board finds that, based on Exhibits 2 and 11, the applicant satisfied §165-82’s 

requirements regarding having adequate fire protection. 
 

Part 2 – The Project meets the District Site Development Standards under Article 
XIX 
 
The Board finds that, based on Exhibits 2, 8, and 9, the applicant satisfied § 165-135 of 
the Land Development Code regarding buffer yards. 
 
Part 3 – The Project meets the requirements of § 165-92 – Urban Service District 
(G&ISD) 
 
The Board finds that, based on the findings made in Parts 1 and 2 of this document, the 
Project meets the requirements of §165-92B for uses within the Urban Service District 
(G&ISD). 
 
Part 4 – The Project meets the requirements of §165-114 – Land Development 
Approval Standards 

 
1. The Board finds that, based on Exhibits 2, 12, 14, and 15, the applicant satisfied 

Land Development Code §165-114B’s requirement that the proposed parking and 
loading layout are arranged in a reasonable and safe configuration, including the 
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provision for safe pedestrian travel to all on-site uses, and §165-114C’s requirement 
that all proposed access drives are reasonably necessary and safe. 

 
2. The Board finds that, based on Exhibits 2 and 8, the applicant satisfied Land 

Development Code §165-114F’s requirements for landscaping. 
 

3. The Board finds that, based on Exhibit 2, the applicant satisfied Land Development 
Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse 
effects on adjacent properties or public rights-of-way. 

 
Part 5 – The Project meets the requirements of §165-126 – Minor Subdivision 
 
1. The Board finds that based on Exhibits 2 and 15, the Project meets the 

requirements of Land Development Code §165-126F(1), regarding compliance with 
State of Maine guidelines for subdivision approval contained in 30-A M.R.S.A. 
§4404. 
 

2. The Board finds that based on Exhibits 2, 9, and 15, the Project meets the 
requirements of Land Development Code §165-126F(2) regarding conforming to the 
existing lot dimension and area regulations of the zoning district, §165-126F(3)’s 
requirement of abutting an existing improved public road, and 165-126F(4)’s 
requirement on the angle of side lot lines to street lines. 

 
3. The Board finds that based on Exhibit 2, the Project meets the requirements of Land 

Development Code §165-126F(6), regarding the plat containing all information required 
in 165-126D(1-8). 

 
 

V. Decision 
 
The Board finds that the project meets the requirements for a Minor Subdivision and 
therefore, the Board grants the Land Development Permit for the proposed Project, with 
the condition that an affordable housing agreement be executed with the City according 
to the requirements of Article XXI of the Land Development Code, that the agreement is 
recorded with the Registry of Deeds prior to issuance of a Certificate of Occupancy. 
 

VI. General Permit Requirements: 
 

A. This permit does not relieve the applicant from any other state or federal permits that 
may be required for the project.  
 

B. Prior to construction, the applicant should contact the Code Enforcement Office and 
Engineering Office for any additional permits that may be required. 
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C. The applicant must contact the Engineering Office for E911 addresses for the new 
dwelling units. 
 

D. Applicant must commence construction within one year from the date of approval and 
complete the project by July 7, 2028, unless extensions of time are granted per the 
provision of Chapter 165-113E. 
 

E. No building permit shall be issued by the Code Enforcement Division for the 
construction of any structure within a subdivision which has not been recorded in the 
Penobscot County Registry of Deeds.  
 

F. No building permit shall be issued by the Code Enforcement Division for the 
construction of any structure within a subdivision until all infrastructure needed to 
support said structure has been constructed, installed, and inspected by the appropriate 
City authority. Infrastructure includes, but is not limited to, public and private roads; 
sewer, water and electric mains; and stormwater infrastructure designed to treat water 
from the subdivision. 

 
G. No certificate of occupancy for any structure will be issued by the Code Enforcement 

Division until the property for which the certificate is sought is in compliance with all 
applicable regulations, including, but not limited to, building, zoning, and stormwater 
requirements. A temporary certificate of occupancy may be issued when necessary 
under the provisions of § 165-113G of the City’s Land Development Code. 
 

H. Upon completion, a digital as-built plan or plans shall be submitted to the Code 
Enforcement Officer. Additionally, a certificate of compliance stamped by a registered 
professional engineer or a registered land surveyor must be submitted to the Code 
Enforcement Office indicating that the site development has been completed in 
accordance with the approved plan. 

 
Failure to comply with the conditions listed above constitutes a violation of the Bangor Land 
Development Code as prescribed in Chapter 165-10G. 
 
This If you should have any questions or desire further information, please do not hesitate 
to give the Planning Division a call at 207.992.4280. 

https://ecode360.com/32006062#32006062
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Sincerely, 

 
 

City of Bangor Planning Board 
 

 

 

 

 

CC: City of Bangor Planning Division 

 City of Bangor Code Enforcement Division 

Building Permit and Certificate of Occupancy Checklist 

Before applying for a Permit from Code Enforcement: 

o The Minor Subdivision must be recorded at the Registry of Deeds. 
 

 





110

110

110

110

110

115

115

115

11
5

115

115

115

12
0

120

120

120

111

112

113

114

116

117

118

119

120

121

109

110

111

112

113

11
4

11
4

11
6

11
7

118

119

11
3

11
3

111 11
0

11
3

119

116

117

118

119

122

121

120

115

115

113

114

112

112

114

11
3

116

116

117

118
119

114

113

11
2

11
3

11
1

B

XX

X

X
X

X X X X X X X X X
X X

X X X X X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

X
XXXX

XXXXXXXXXXXXXXXXXXXXXXXXX

209.73'
S 62°37'59" W

120.90'

N
 10°29'48" W

N 78°05'33" E

99.47'

S 10°29'48" E  420.58' (tie from
 granite m

onum
ent)

No. 6 rebar,
found capped

"PLS 1211"

base of No. 6 rebar,
found capped "PLS

1211" and S 05°40'37"
W 0.43' from corner

2" pipe found flush

Tax Map 48, Lot 255
now or formerly

Debra Hernandez
Book 16942, Page 150

(URD-2 Zone)

Tax Map 48, Lot 254
now or formerly

Antoine P. Gerow
Kacie Lynne Gerow
Book 16250, Page 184

(URD-2 Zone)

"ABRAHAM LINCOLN SCHOOL"
now or formerly

City of Bangor - Bangor School Department
Book 806, Page 81

(G&ISD Zone and URD-2 Zone)

1" pipe, found

Tax Map 48, Lot 262
now or formerly
Neil M. Jones

Patricia L. Jones
Book 14414, Page 83

(M&SD Zone)

48.00'

formerly
 "MILLER DRUG"

PROPOSED
FIRST FLOOR - 1 BUSINESS, 4 RESIDENTIAL UNITS (4,520 SF)

SECOND FLOOR - 4 RESIDENTIAL UNITS (3,640 SF)
HEIGHT: 25'

 PROPOSED - 2 RESIDENTIAL UNITS

(FOOTPRINT = 1,757 SF

HEIGHT 15')

paved

paved

bituminous curbing

granite curbingpaved sid
ewalk

paved sid
ewalk

conc.
pad

8 spaces

6 spaces

4 spaces

4 spaces, 2

handi-spaces

5 spaces

4 spaces

5 spaces

P
A

LM
 S

T
R

E
E

T
(48' W

IDE)

STATE STREET

(78' WIDE)

house & driveway
(not shown)

grass playground

paved
walkway

paved

paved parking

bitum
inous curbing

granite curbing

bilco

step

chain link fence

bitum
inous curbing

landscaping

landscaping

8'-10' tall, evergreen hedge

second story (flat roof)

first story only (flat roof)

second story

(pitched roof)

FO
R

E
S

T
 A

V
E

N
U

E
(52' W

IDE) landscaping

113.6'

114.9'

112.7'

111.4'

110.6'

109.6'

108.6'

113.4'

113.8'

111.7'

113.6'

114.1'

118.6'

118.6'

115.23'

DAS:
115.54'

115.12'

DAS:

115.31'

EP:
115.41'

2026 double door

DAS: 112.21'

10'x20' (200sf)

timber

landscaped

island (no traffic)

garage

dw
elling
w

ith
porches

steps

UPS
drop
box

concrete

111.84'

113.04'

RIM:
113.22'

RIM:
110.68'

RIM:
110.07'

RIM:
113.28'

RIM:
110.63'

RIM:
111.25'

RIM:
110.76'

RIM:
111.68'

130.99'

N
 10°29'48" W

26.0'
ENTRANCE

N: 415,229.34'
E:916,151.30'

S 62°34'39" W
  279.83' (tie

 fro
m granite monument)

7.5'

7.8'

4.4'

82.5'

20.5'

20.5' 82.5'

7'x10'
ENT.

55.8'

55'

15'

56.9'

15.0'

36.0'

30.0'

17.7'

26.1'

3.6'

11
2

3'x30' lig
hted wall sig

n, re
moved

po
rti

on
 o

f a
w

ni
ng

 &

en
tir

e 
sig

n 
re

m
ov

ed

paved
ramp

3'x6' lig
hted wall

sign, re
moved

landscaped

12"
maple

8" maple

8" maple

8"
maple

8"
maple

8"

spruce

10"oak

6"
spruce

10"oak

utility

2'

1'
1'

Tax Map 48, Lots 256-A & 256
now or formerly
2L Holding LLC

Book 17763, Page 143
(USD Zone)

LOT AREA: 32,360 SF

193.48'
S 10°52'23" E

N 79°30'12" E

99.99'

2026

DOOR

SEE NOTE 13

N: 415,082.33'
E:916,076.85'

DRIVE-THRU, re
moved

AC
AC

guy
pole

3'

11
5

4'
electric
meters

2'

conc.

pad
gravel

storage

(plastic)

berm

shed

5

granite

blocks

GRID NORTH
MAINE COORDINATE SYSTEM

OF 1983, EAST ZONE
NAD83(2011)(EPOCH: 2010.0000)

NORTH

1. BOOK AND PAGE CITATIONS SHOWN HEREON REFER TO THE PENOBSCOT COUNTY
REGISTRY OF DEEDS.

2. COORDINATES AND NORTH ORIENTATION BASED ON MAINE COORDINATE SYSTEM
OF 1983, EAST ZONE, NAD83(2011)(EPOCH: 2010.0000).  COORDINATE VALUES
SHOWN ARE IN U.S. SURVEY FEET ARE PROVIDED AS AN AID IN LOCATION.  THE
PHYSICAL LOCATION OF A COORDINATE LABELED POINT SUPERCEDES SAID
COORDINATE VALUES.

3. SUBJECT PREMISES IS DESCRIBED IN A DEED FROM 2L HOLDINGS LLC TO 2L HOLDINGS
LLC, DATED JANUARY 22, 2026, AND RECORDED IN THE PENOBSCOT COUNTY
REGISTRY OF DEEDS BOOK 17763, PAGE 143.  PREMISES IS SUBJECT TO AN EASEMENT
TO BANGOR HYDRO-ELECTRIC COMPANY, DATED NOVEMBER 2, 1977 AND
RECORDED IN THE PENOBSCOT COUNTY REGISTRY OF DEEDS BOOK 2810, PAGE 71.
ADDITIONALLY PREMISES IS SUBJECT TO AN EASEMENT TO BANGOR HYDRO-ELECTRIC
COMPANY, DATED DECEMBER 29, 1981 AND RECORDED IN THE PENOBSCOT
COUNTY REGISTRY OF DEEDS BOOK 3255, PAGE 6. PREMISES IS SUBJECT TO A
DECLARATION OF ENVIRONMENTAL COVENANT, FROM THE MAINE DEPARTMENT OF
ENVIRONMENTAL PROTECTION, DATED JULY 16, 2025, AND RECORDED IN THE
PENOBSCOT COUNTY REGISTRY OF DEEDS BOOK 17568, PAGE 173, BEING IN FAVOR
OF AND ENFORCEABLE BY THE STATE OF MAINE.

4. SUBJECT PREMISES IS APPROXIMATELY DEPICTED ON THE CITY OF BANGOR TAX MAP
48 AS LOT 256 AND 256-A. PREMISES IS CURRENTLY ZONED "USD" AS SHOWN ON THE
CITY OF BANGOR ZONING MAP. HISTORICALLY THE SITE HAS BEEN MIXED USE WITH
DRUG STORE/CONVENIENCE STORE, DRY CLEANER, APARTMENTS AND HAIR SALON.
SEE ZONING INFORMATION TABLE HEREON FOR ADDITIONAL DIMENSIONAL
REQUIREMENTS, EXISTING AND PROPOSED.

5. STATE STREET IS 78 FEET WIDE WITH THE NORTHERLY SIDELINE DEPICTED BASED ON
SEVERAL GRANITE MONUMENTS OBSERVED IN 1992 AND OBSERVED IN 2025 USING
GPS, SEE ALSO BANGOR ROAD BOOK VOLUME 2, PAGE 343; VOLUME 3, PAGES 3,
213 AND 257.  FOREST AVENUE IS 52 FEET WIDE WITH THE EAST SIDELINE BASED ON
GRANITE MONUMENT FOUND IN THE NORTHWEST CORNER OF THE SCHOOL LOT IN
1992.  PALM STREET IS 48 FEET WIDE, SEE PLANBOOK 4, PAGE 83 AND SEE ALSO
BANGOR ROAD BOOK 2, PAGE 402; BOOK 3, PAGES 82, 133, 364; AND BOOK 4,
PAGE 81. BANGOR ROAD BOOKS ARE AVAILABLE AT THE CITY OF BANGOR,
ENGINEERING OFFICE IN CITY HALL.

6. UNDERGROUND UTILITIES EXIST ON THE SUBJECT PREMISES. LOCATION OF VISIBLE
GROUND FEATURES FOR WATER, SEWER, COMMUNICATIONS, DRAINAGE, ELECTRICAL
AND GAS ARE SHOWN AS VISUALLY OBSERVED. CALL 1-888-DIG-SAFE, PRIOR TO ANY
DIGGING OR GRADING.  BUILDINGS SHOWN HEREON ARE CONNECTED TO PUBLIC
SEWER, STORMWATER AND WATER SYSTEMS.

7. VISIBLE FEATURES SHOWN HEREON WERE LOCATED ON THE GROUND BY PLISGA &
DAY LAND SURVEYORS, MARCH  19, 2025 AND UPDATED JUNE 19, 2026 FOR WEST
PARKING AREA, USING A NETWORK CORRECTED GPS RTK SYSTEM WITH A 2DRMS
HORIZONTAL PRECISION OF 0.1 FEET.

8. 1' CONTOURS, SPOT ELEVATIONS, AND BENCHMARKS (TBM) REFERENCE THE NORTH
AMERICAN VERTICAL DATUM OF 1988 WITH UNITS OF FEET. 1' CONTOURS
DOWNLOADED FROM NOAA.GOV FROM THE 2021 LIDAR DATASET. SPOT ELEVATIONS
LISTED TO THE NEAREST TENTH ARE FROM SAID LIDAR DATASET. SPOT ELEVATIONS TO
THE NEAREST HUNDREDTH OF A FOOT WERE MEASURED USING RTK GNSS RECEIVER.

9. THIS SITE HAS BEEN DEVELOPED FOR DECADES AND THERE ARE CURRENTLY NO
OBSERVABLE DEER WINTERING AREAS NOR WETLANDS.

10. ANY SPECIES PLANTED FOR LANDSCAPING OR SCREENING WILL BE NATIVE. INVASIVE
SPECIES ACCORDING TO THE STATE OF MAINE DEPARTMENT OF AGRICULTURE,
CONSERVATION AND FORESTRY &  MAINE NATURAL AREAS PROGRAM INVASIVE
PLANT LISTS ARE PROHIBITED. CITY OF BANGOR ACCEPTABLE LIST OF SPECIES,
PROVIDED TO OWNER.

11. THE AFFORDABLE HOUSING DENSITY BONUS IS BEING UTILIZED FOR AT LEAST SIX OF
THE TEN PROPOSED RESIDENTIAL UNITS. THE AFFORDABLE HOUSING AGREEMENT WILL
BE EXECUTED WITH CITY OF BANGOR.  SUCH AGREEMENT SHALL BE RECORDED IN THE
PENOBSCOT COUNTY REGISTRY OF DEEDS AND COPIES OF SUCH AGREEMENT SHALL
REMAIN ON FILE AT THE CITY OF BANGOR, PLANNING DEPARTMENT LOCATED IN CITY
HALL.

12. LIGHTING SHOWN IS EXISTING. ANY REPLACEMENT OR UPDATE TO LIGHTING SHALL BE
DOWNCASTING TO PREVENT LIGHTING TRESPASS. PROPOSED EXTERIOR DOORS SHALL
BE ILLUMINATED IN PART BY AT LEAST ONE DOWNCAST LIGHT.

13. EXISTING WATER SERVICE REMAINED TO SERVICE COMMERCIAL SPACE. 2026 A NEW
WATER SERVICE WAS RUN TO SUPPORT PROPOSED 8 APARTMENTS. ADDITIONAL 2
UNITS AND FIXTURES, TO BE REVIEWED AND CONFIRMED BY THE BANGOR WATER
DISTRICT.

JONATHAN M. STEWART, MAINE LICENSED
PROFESSIONAL LAND SURVEYOR No. 2327
EXCEPTIONS: NO WRITTEN REPORT, NO
MONUMENTS SET, NO DESCRIPTION WRITTEN.

THIS PLAN WAS PREPARED FROM INFORMATION
OBTAINED BY A SURVEY CONFORMING
SUBSTANTIALLY TO THE REQUIREMENTS OF
TECHNICAL STANDARDS CONTAINED IN CHAPTER
90, PART 2, OF THE RULES OF THE BOARD OF
LICENSURE FOR PROFESSIONAL LAND SURVEYORS,
EFFECTIVE APRIL 1, 2001.
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CURRENT OWNER

2L HOLDINGS LLC
 11 Tall Pine Lane

Dedham, ME  04429

"MILLER DRUG" LOTS
#200 & 210 STATE STREET

BANGOR, MAINE
PENOBSCOT COUNTY REGISTRY OF DEEDS

BOOK 17763, PAGE 143
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SHEET:

1" = 20'

SCALE:

DWG:

DATE:

IRON PIPE, FOUND

EASEMENT
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Site Location
Latitude: 44.80539° North

Longitude: 68.76238° West

STATE STREET (R
T 2)

ZONING INFORMATION
City of Bangor - Urban Service District (USD)

ITEM

MAX. LOT COVERAGE
MAX. LOT WIDTH

FRONT YARD SETBACK
SIDE YARD SETBACK

REAR YARD SETBACK
MAX. IMPERVIOUS

EXISTING

31.0%
200'±
0'
3.6'
7.5'
0.80

MAX. HEIGHT 25'

MIN. LOT AREA 32,360 S.F.
REQUIRED

40%
80 FEET
10 FEET
10 FEET
10 FEET
0.8
45 FEET

18,000 S.F. *
PROPOSED

31.0%
200'±
0'
3.6'
7.5'
0.79
25'

32,360 S.F.
NOTES

1' CONTOUR, LIDAR (2021)

LEGEND

110.6' SPOT ELEVATION (NAVD88)

BUSH

SHRUB

HANDICAP PARKING SPOT

P PROPANE TANK

CATCH BASIN

LAMP POST

DUMPSTER

COMM. + 10 APTS. *
NO CHANGE

FROM URD-2

PARKING 40 + 2 HCP27 + 2 HCP 38 + 2 HCP

NO CHANGE
NO CHANGE
NO CHANGE
NO CHANGE

NO CHANGE

DOOR AT SILLDAS

SETBACK

No. 6 REBAR OR FLUSH NAIL TO BE SET IN 2025,
CAPPED "PLS 2327"

THIS IS TO CERTIFY THAT ATFER REVIEWING THE SUBDIVISION SHOWN BY THIS
PLAN AND CONSIDERING EACH OF THE CRITERIA SET FORTH IN 30-A M.R.S.A.
SECTION 4404 (AS AMENDED) THE UNDERSIGNED HAVE MADE FINDINGS OF
FACT ESTABLISHING THAT THE SUBDIVISION SHOWN BY THIS PLAN MEETS ALL
THE CRITERIA SET FORTH AND THEREFORE THE SUBDIVISION IS APPROVED.

PLANNING BOARD APPROVAL

THE CITY OF BANGOR  PLANNING BOARD
SEE ALSO CITY OF BANGOR PLANNING OFFICE FOR ANY ADDITIONAL

CONDITIONS OR REQUIREMENTS OF THIS SUBDIVISION

DATED:

PENOBSCOT, SS.
REGISTRY OF DEEDS

RECEIVED AND FILED

200W existing light (wall pack, outward)
100W existing light (down)
100W existing light (radial/outward)

SANITARY SEWER
STORMWATER / DRAINAGE
ELECTRIC UNDERGROUND
WATER
NATURAL GAS

DOOR

* Mixed use = 10,000 sf
(commercial) + 8,000 (10
apartments) see Bangor
Code §165-92 D.5.b and
Schedule A, footnote 2

ENTRANCEENT.
SQUARE FEETSF

GAS SERVICE

AC AIR CONDITIONER

ROCK

PENOBSCOT COUNTY REGISTRY OF DEEDS
AMENDING PLAN FILE # 2025 - PAGE 65

2026 NEW PAINT
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Planning Division 
Checklist for Land Development Applications 
 

1 | P a g e  

Pre-application Meeting Date: ___N/A_____ 

Date submitted: ____06.22.2026____   

Date Reviewed: ____06.22.2026______  

Initials: ____MRA______  

Project: Miller Drug Lots 

Project Location: 200 & 210 State St  

Applicant: Brett Soucy  

Applicant Representative: Jonathan Stewart 

Phone Number or Email:  jstewart@wemapit.com 

Project Zoning District:  Urban Service District (USD) 

Allowed Use:  Mixed-use 10 residential units, 1 commercial 

Yes No Not 
applicable 
/ Other 

Site Plan Element 

X   Scale 
X   North Arrow 
X   Building/Lot dimensions 
X   Building locations/uses 
X   Parking/access/loading locations 
X   Signage 
X   Lighting 
X   Screening and Buffer 
  X Erosion and sedimentation 
  X Stormwater 
  X Manholes/catch basins 
   Sewer 



 
Planning Division 
Checklist for Land Development Applications 
 

2 | P a g e  

Yes No Not 
applicable 
/ Other 

Site Plan Element 

  See 
Comments 

Water 

   Fire Hydrants / fire pond 
X   Electric/Communication 
X   Curbs and gutters 
X   Paved/un-vegetated/vegetated areas 
  X Trash 
  X Outdoor display/storage 
X   Existing trees 
X   Deed or other instrument allowing pursuit of permits 
X   Topo 
X   Adjacent buildings and features 
X   Traffic 
X   Location sketch 
  X Post Construction Stormwater Maintenance Plan 
   Fire Comments 
  X Shoreland delineation/zoning compliance 
  X Floodplain location 
  X Effects on scenic, etc 
  See 

Comments 
Table showing compliance with dimensional 
Requirements 

  See 
Comments 

Table showing compliance with Parking Requirements 

  X Additional Conditional Use General Requirements 
Traffic Study 

Support Letter for paragraph (4) 
  X Additional Conditional Use Specific 

Requirements for Use or District 
    

  



 
Planning Division 
Checklist for Land Development Applications 
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X   Additional Subdivision Requirements 
Lot lines 
Existing street connections 
Open space reservation 
Abutters 
Onsite wastewater 
Easements 
Soils 
Wetlands 

  X Additional Solar applications  
Height 
Yard 
Buffers 
Glare 
Decommissioning plan 
Utility Connections 
Confirmation of use  

 

Staff Comments 

The maximum height is 60 feet on this lot because it is in the USD district with frontage 

on State St (major arterial). Also, the minimum lot size is now only 10,000 sqft. Also, up 

to 15 units could be done at this point if the applicant wanted (using the affordable 

density bonus), but that is just for future reference since they’ve already done most of 

the work to create the units. 

Can you add one more signature line on the Planning Board signature block? A full 

Board will have 7 members. 

The dimensional requirement table references a narrative, but no narrative was 

submitted. 



 
Planning Division 
Checklist for Land Development Applications 
 

4 | P a g e  

2 ADA spaces are required for parking lots with 26 to 50 spaces. The parking 

information on the plan says 1 is required. 

For the parking adjacent to State Street and Forest Ave, please make sure the E-buffer 

standards are maintained adjacent to the parking (4 trees per 100 feet of length). 

BWD Comments: 

The contractor would need to submit a new fixture count form for this project. The 1.5” 
service line that was recently installed was calculated based off the information they 
gave us. If that changes, the new service line may need to be increased, but we will not 
know until we have that information. The contractor can reach out to Patrick with any 
questions, but we cannot continue without the new fixture count form. 
patrick@bangorwater.org 

 

*Please do not submit hard copies until we have notified you that the plans are good 
to go for a Planning Board agenda. 

 



Outlook

RE: 200 State Street - Resubmit Land Dev. Permit App

From Jon Stewart <jstewart@wemapit.com>
Date Thu 6/25/2026 4:16 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Brett Soucy <brettsoucy@gmail.com>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Brett

Soucy <brettsoucy@gmail.com>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Thank you, I don’t believe this will be an issue, we’ll use hardwoods instead. I’ll edit on the “final” but wait
to hear if anything else.
 
Regards, Jon – Jonathan M. Stewart, PLS# 2327 (ME)
Plisga & Day • Land Surveyors
 
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Thursday, June 25, 2026 2:28 PM
To: Jon Stewart <jstewart@wemapit.com>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Brett
Soucy <brettsoucy@gmail.com>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Hello,
This is still being reviewed by the other departments, but I wanted to note that the E Buffer
(street trees) along Forest Ave and State St will need to be deciduous trees.
Best,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov
 

Some people have received emails or letters from an unknown source pretending to be the municipality, stating
that additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is
available on the City's website, and we always require fees up front before reviewing an application, not after it's

been put on a Planning Board agenda.
 

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you
have any questions.

 

https://url.usb.m.mimecastprotect.com/s/FLLxCGwk4GU92wMCKfDcBjYsH?domain=wemapit.com/
https://bangormaine.gov/
https://bangormaine.gov/
mailto:matthew.altiero@bangormaine.gov
mailto:planning@bangormaine.gov


Outlook

RE: 200 State Street - Resubmit Land Dev. Permit App

From Jon Stewart <jstewart@wemapit.com>
Date Thu 6/25/2026 4:16 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Brett Soucy <brettsoucy@gmail.com>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Brett

Soucy <brettsoucy@gmail.com>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Thank you, I don’t believe this will be an issue, we’ll use hardwoods instead. I’ll edit on the “final” but wait
to hear if anything else.
 
Regards, Jon – Jonathan M. Stewart, PLS# 2327 (ME)
Plisga & Day • Land Surveyors
 
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Thursday, June 25, 2026 2:28 PM
To: Jon Stewart <jstewart@wemapit.com>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Brett
Soucy <brettsoucy@gmail.com>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Hello,
This is still being reviewed by the other departments, but I wanted to note that the E Buffer
(street trees) along Forest Ave and State St will need to be deciduous trees.
Best,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov
 

Some people have received emails or letters from an unknown source pretending to be the municipality, stating
that additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is
available on the City's website, and we always require fees up front before reviewing an application, not after it's

been put on a Planning Board agenda.
 

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you
have any questions.

 

https://url.usb.m.mimecastprotect.com/s/KsI7CKAo4MskZLVtMfXc5KYy1?domain=wemapit.com/
https://bangormaine.gov/
https://bangormaine.gov/
mailto:matthew.altiero@bangormaine.gov
mailto:planning@bangormaine.gov


Outlook

Re: 200 State Street - Resubmit Land Dev. Permit App

From Hanscom Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>
Date Tue 6/23/2026 4:21 PM
To Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>;

LaBree, Jeff <jeff.labree@bangormaine.gov>
Cc Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>

Thanks, I must have been looking at the old plan!

It would recommend removing the barrier between the two parking areas.  If they are trying to preserve
tenant parking, signage could be used.  Ensure the E buffer is met.  Other than that I'm ok.

Best Regards,
 

 
Brenda Hanscom Bilotta
Deputy Director of Code Enforcement
Code Enforcement Office
Phone: 207-992-4224
Fax: 207-992-4196
http://www.bangormaine.gov
 

From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Tuesday, June 23, 2026 4:14 PM
To: Hanscom Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>; Altiero, Matthew
<Matthew.Altiero@bangormaine.gov>; LaBree, Jeff <jeff.labree@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Are you looking at the updated plan they submitted? See attached. It looks like they removed the
seasonal windows and have granite blocks between the building and parking, and also removed that
parking to the left in front of the duplex. 

http://www.bangormaine.gov/
http://www.bangormaine.gov/
http://www.bangormaine.gov/
https://www.facebook.com/BangorCityHall/
https://www.facebook.com/BangorCityHall/
https://twitter.com/Cityofbangorme
https://twitter.com/Cityofbangorme
https://itunes.apple.com/us/app/go-bangor/id904736987?mt=8
https://itunes.apple.com/us/app/go-bangor/id904736987?mt=8
https://play.google.com/store/apps/details?id=com.qscend.report2gov.gobangor&hl=en
https://play.google.com/store/apps/details?id=com.qscend.report2gov.gobangor&hl=en


Outlook

RE: 200 State Street - Resubmit Land Dev. Permit App

From Davis, Jefferson <jefferson.davis@bangormaine.gov>
Date Wed 6/24/2026 10:47 AM
To Collette, Anja <anja.collette@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; Peasley, Hannah

<Hannah.Peasley@bangormaine.gov>
Cc Altiero, Matthew <Matthew.Altiero@bangormaine.gov>

Hi Anja,
 
All handicap spaces need a minimum 5’ wide hatched loading zone.
I don’t understand the need for the concrete barriers dividing the lots, but since Palm street dead ends right after
the site entrance I’m not too worried about additional traffic.
That is all I have for comments. 
 
Jefferson Davis, PLA
Director of Engineering
Maine Licensed Landscape Architect
City of Bangor
73 Harlow Street
Bangor, Maine 04401
207-992-4244
jefferson.davis@bangormaine.gov
 

 
From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Tuesday, June 23, 2026 2:56 PM
To: Davis, Jefferson <jefferson.davis@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; Peasley,
Hannah <Hannah.Peasley@bangormaine.gov>
Cc: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Hi, sorry to rush this, but if you could let us know as soon as possible if you have issues with this, we're
trying to see if this can make the July 7th meeting. 
 

mailto:john.theriault@bangormaine.gov


Outlook

Fw: 200 State Street - Resubmit Land Dev. Permit App

From Collette, Anja <anja.collette@bangormaine.gov>
Date Tue 6/23/2026 8:53 AM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Vachon, Adam <adam.vachon@bangormaine.gov>
Sent: Tuesday, June 23, 2026 8:16 AM
To: Collette, Anja <anja.collette@bangormaine.gov>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
No issues from fire.

Adam

mailto:anja.collette@bangormaine.gov


 

Adam Vachon
Fire Inspector, CFI-1
Fire Prevention Division
Phone: 207-992-4180
Fax: 207-942-8213

http://www.bangormaine.gov

adam.vachon@bangormaine.gov

From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Monday, June 22, 2026 12:44 PM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Davis, Jefferson <jefferson.davis@bangormaine.gov>;
May, Richard <richard.may@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; Peasley, Hannah
<Hannah.Peasley@bangormaine.gov>; Holmquist, Jim <jim.holmquist@bangormaine.gov>; Miller, John
<Johns.Miller@bangormaine.gov>; Hanscom Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>;
LaBree, Jeff <jeff.labree@bangormaine.gov>; Vachon, Adam <adam.vachon@bangormaine.gov>; Vaughan
Littlefield <vaughan@bangorwater.org>; Patrick Later <patrick@bangorwater.org>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Nevermind actually; it looks like they have proposed some changes to the parking area.

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.bangormaine.gov%2f&c=E,1,WbsH07hf1Dl9ik77RNBjLq_Yy1yoY4aH_GgqqKAw7r1BoqTngZ9u6Y1nu07ZKcNF3Def43H5XrCozwiCPQ9lTjj5hsXha9JbRpm2zLDpN5TFeyrlSAQ,&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.bangormaine.gov%2f&c=E,1,WbsH07hf1Dl9ik77RNBjLq_Yy1yoY4aH_GgqqKAw7r1BoqTngZ9u6Y1nu07ZKcNF3Def43H5XrCozwiCPQ9lTjj5hsXha9JbRpm2zLDpN5TFeyrlSAQ,&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.bangormaine.gov%2f&c=E,1,Dg-bVo_KePamk1B4cus0Lkd0oT0gkr8cELfoPO4Gmff8v2MhenNQC9IKpAGuW_5UKqm3lRbN_axOFeOqjYOtPQCzwkBlKrk3ZzioGRCmmdG2&typo=1
mailto:adam.vachon@bangormaine.gov
mailto:anja.collette@bangormaine.gov


Outlook

RE: 200 State Street - Resubmit Land Dev. Permit App

From Jon Stewart <jstewart@wemapit.com>
Date Thu 6/25/2026 12:55 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Brett

Soucy <brettsoucy@gmail.com>

1 attachment (1 MB)
92462 20260619 Minor Sub (bw) - signed JMS.pdf;

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Please find attached the updated sub plan. 
1. I added the HCP aisles 5’ min. to the plan. Mr. Soucy will have them painted when the residential

paint (Palm Street Lot) is done in the next week or so.)
2.  Mr. Soucy would like create a vegetated barrier between the Palm St lot and the State St lot as

he’s observed drivers “flaying” around the lot. He was concerned for safety and hopes that a
vegetated (he needed another 200 SF anyway) barrier will limit access from one lot to the other. 
There is more than six feet of walking space north and south of proposed island so that
pedestrians can pass. This island will be landscaped and most likely have more than the two
proposed bushes shown.

3. Mr. Soucy will be in touch with patrick@bangorwater.org to check on the additional two apartments
proposed in place of the previous 2 businesses. There is a shared laundry space and hopefully the
2026 water service will be adequate.  However we await hearing back from Patrick.

4. Added seventh signature line on PB block.
5. Modified note in the dimensional requirements that instead of “See Narrative”  with 2026 new

paint. The parking should be painted in the next two weeks.
6. Adjusted ADA to 2 HCP spaces.
7. Buffer E along the State Street and Forest Av supported with the addition of three coniferous trees

and one bush.  More than likely additional vegetation (flowers, ect) will be added. 2025 vegetation
cleared out.  He wants to minimize heavy screening as previous bushes were allowing drug use
and needles being found.

 
Let me know if any questions or need of further edits.  Once reviewed, please let me know how many
paper prints you need and if you need them before meeting.  I should be able to print withing one
business days’ notice. I’m out tomorrow but around all next week. Thank you all again from me and Mr.
Soucy! Progress to getting these apartments open.
 
Regards, Jon – Jonathan M. Stewart, PLS# 2327 (ME)
Plisga & Day • Land Surveyors
 
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Wednesday, June 24, 2026 10:52 AM
To: Jon Stewart <jstewart@wemapit.com>

mailto:patrick@bangorwater.org
https://url.usb.m.mimecastprotect.com/s/QhqLCvmMVOtZ4rDiQfWcQVc_V?domain=wemapit.com/


Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Hello,
Please see the additional comments from Engineering and Code copied below. If you have any
questions, please feel free to reach out.

All handicap spaces need a minimum 5’ wide hatched loading zone.
It would be recommended to remove the barrier between the two parking areas.  If they
are trying to preserve tenant parking, signage could be used.

Best,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov
 

Some people have received emails or letters from an unknown source pretending to be the municipality, stating
that additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is
available on the City's website, and we always require fees up front before reviewing an application, not after it's

been put on a Planning Board agenda.
 

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you
have any questions.

 
 

From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Monday, June 22, 2026 4:06 PM
To: jstewart@wemapit.com <jstewart@wemapit.com>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Fw: 200 State Street - Resubmit Land Dev. Permit App
 
Good afternoon,
Please see the attached checklist containing some staff comments. Also, I just want to note that
I will most likely be sending a few more comments from staff once I receive them. If you have
any questions in the meantime, please feel free to reach out.
Best,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov
 

https://bangormaine.gov/
https://bangormaine.gov/
mailto:matthew.altiero@bangormaine.gov
mailto:planning@bangormaine.gov
mailto:Matthew.Altiero@bangormaine.gov
mailto:jstewart@wemapit.com
mailto:jstewart@wemapit.com
mailto:anja.collette@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov
https://bangormaine.gov/
https://bangormaine.gov/
mailto:matthew.altiero@bangormaine.gov


Outlook

Re: 200 State Street - Resubmit Land Dev. Permit App

From Patrick Later <patrick@bangorwater.org>
Date Mon 6/29/2026 12:15 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Chuck Harrison <chuck@bangorwater.org>; Vaughan

Littlefield <vaughan@bangorwater.org>
Cc Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Krieg, Anne M. <anne.krieg@bangormaine.gov>;

Collette, Anja <anja.collette@bangormaine.gov>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Good Afternoon,
I got the new fixture count form, it appears that the existing 1.5" Service Line will be fine with the
updated fixture count. If you need anything else please do not hesitate to reach out. Thanks.

Respectfully,
 
Patrick Later
GIS Technician/Project Inspector
Project Management Department
Bangor Water District
 
Tel 207-947-4516  ext.502
Cell 207-356-4794
 
PO Box 1129
Bangor, ME 04402
 

From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Monday, June 29, 2026 11:46 AM
To: Chuck Harrison <chuck@bangorwater.org>; Patrick Later <patrick@bangorwater.org>; Vaughan Littlefield
<vaughan@bangorwater.org>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Krieg, Anne M. <anne.krieg@bangormaine.gov>;
Collette, Anja <anja.collette@bangormaine.gov>
Subject: Fw: 200 State Street - Resubmit Land Dev. Permit App
 
Hi all,
I just wanted to check in on the project on 200 & 210 State St to see if there were any updates. I believe
Brett Soucy reached out to you to submit fixture count form, but I will need a signoff from BWD once it
gets sorted.
Thank you,



Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

Some people have received emails or letters from an unknown source pretending to be the municipality, stating that

additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is available on the

City's website, and we always require fees up front before reviewing an application, not after it's been put on a Planning

Board agenda.

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you have any
questions.

From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Thursday, June 25, 2026 2:12 PM
To: Jon Stewart <jstewart@wemapit.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Brett Soucy <brettsoucy@gmail.com>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App
 
Hello, please let us know as soon as possible what the Water District says.

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about

https://bangormaine.gov/
https://bangormaine.gov/
mailto:anja.collette@bangormaine.gov


Outlook

Re: 200 State Street - Resubmit Land Dev. Permit App

From Patrick Later <patrick@bangorwater.org>
Date Mon 6/29/2026 12:15 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Chuck Harrison <chuck@bangorwater.org>; Vaughan

Littlefield <vaughan@bangorwater.org>
Cc Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Krieg, Anne M. <anne.krieg@bangormaine.gov>;

Collette, Anja <anja.collette@bangormaine.gov>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Good AŌernoon,
I got the new fixture count form, it appears that the exisƟng 1.5" Service Line will be fine with the
updated fixture count. If you need anything else please do not hesitate to reach out. Thanks.

Respectfully,

Patrick Later
GIS Technician/Project Inspector
Project Management Department
Bangor Water District

Tel 207-947-4516  ext.502
Cell 207-356-4794

PO Box 1129
Bangor, ME 04402

From: AlƟero, MaƩhew <MaƩhew.AlƟero@bangormaine.gov>
Sent: Monday, June 29, 2026 11:46 AM
To: Chuck Harrison <chuck@bangorwater.org>; Patrick Later <patrick@bangorwater.org>; Vaughan LiƩlefield
<vaughan@bangorwater.org>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Krieg, Anne M. <anne.krieg@bangormaine.gov>;
ColleƩe, Anja <anja.colleƩe@bangormaine.gov>
Subject: Fw: 200 State Street - Resubmit Land Dev. Permit App

Hi all,
I just wanted to check in on the project on 200 & 210 State St to see if there were any updates. I believe
BreƩ Soucy reached out to you to submit fixture count form, but I will need a signoff from BWD once it
gets sorted.
Thank you,



Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

Some people have received emails or leƩers from an unknown source pretending to be the municipality, staƟng that

addiƟonal, exorbitant fees are required to finish processing applicaƟons. Please know that our fee schedule is available on the

City's website, and we always require fees up front before reviewing an applicaƟon, not aŌer it's been put on a Planning

Board agenda.

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you have any
quesƟons.

From: ColleƩe, Anja <anja.colleƩe@bangormaine.gov>
Sent: Thursday, June 25, 2026 2:12 PM
To: Jon Stewart <jstewart@wemapit.com>; AlƟero, MaƩhew <MaƩhew.AlƟero@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; BreƩ Soucy <breƩsoucy@gmail.com>
Subject: Re: 200 State Street - Resubmit Land Dev. Permit App

Hello, please let us know as soon as possible what the Water District says.

Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division

73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about



Outlook

RE: Engineer's Report for 200-210 State St and Milford St Ext

From Davis, Jefferson <jefferson.davis@bangormaine.gov>
Date Tue 6/30/2026 4:34 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Krieg, Anne M. <anne.krieg@bangormaine.gov>

1 attachment (207 KB)
200-210 State Street Engineering Report.pdf;

Hi Matt,
 
Please see attached report for 200-210 State Street.  Engineering is satisfied with the applicants revised plan and
has no further concerns.  
 
Jefferson Davis, PLA
Director of Engineering
Maine Licensed Landscape Architect
City of Bangor
73 Harlow Street
Bangor, Maine 04401
207-992-4244
jefferson.davis@bangormaine.gov
 

 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Tuesday, June 30, 2026 4:08 PM
To: Davis, Jefferson <jefferson.davis@bangormaine.gov>
Cc: Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>; Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: Re: Engineer's Report for 200-210 State St and Milford St Ext
 
Hi Jeff,
Just following up on this. Will you be able to get these to us tomorrow morning? We will need to include
these in the packets. Also, when you send the one for 200 & 210 State St would you be able to send over
Engineering's signoff assuming the most recent set of revisions are satisfactory?
Thanks in advance,

mailto:john.theriault@bangormaine.gov


 
 
 
                                           DEPARTMENT OF ENGINEERING 
 
JEFFERSON DAVIS, PLA 
DIRECTOR OF ENGINEERING  

73 HARLOW STREET, BANGOR, ME  04401 
TELEPHONE:  (207) 992-4244   FAX:  (207) 992-4194 

WWW.BANGORMAINE.GOV 
 

 
 
 
 
June 30, 2026 
 
 
 
City of Bangor Planning Board 
73 Harlow Street 
Bangor, Maine 04401 
 
Re: Brett Soucy Revised Minor Subdivision Plan 
 200 and 210 State Street, Bangor, Maine 
 
Dear Planning Board Members, 
 
The Engineering Department of the City of Bangor has completed our review of the proposed subdivision 
plan at 200 and 210 Sate Street being proposed by Brett Soucy.  The plans were prepared and submitted 
by Jonathan Stewart of Plisga & Day on June 19, 2026.   
 
The revised plan includes the development of eight residential units and one business units in the former 
Miller Drug building and two residential units in a new 1,757 square foot building. Our review included 
an evaluation of the overall parking and lot layout, traffic generation, proposed utilities including sanitary 
sewer and drinking water. 
 
In accordance with Section 165-128 (F), I have determined that the final subdivision plan for the 
subdivision complies with applicable health, sanitation, and engineering standards.   
 
Sincerely, 
 
 
 
 
Jefferson Davis, PLA 
Maine Licensed Landscape Architect 
Director of Engineering  
 
 
 
 
 
 
 
 
 
 



 

 

  

 

June 25, 2026 

Dear Property Owner,   

Please be advised that the Planning Board of the City of Bangor will hold a public hearing on Tuesday, 
July 7th, 2026, beginning at 7 PM in the Council Chambers on the 1st floor of City Hall (73 Harlow Street) 
and will consider the following application: 

Land Development Permit Application – Minor Subdivision Modification to create a mixed-use 
development with 10 dwelling units and 1 commercial space. This site was previously approved 
for 8 dwelling units and 3 commercial spaces and is located at 200 & 210 State Street, Map-Lot 
048-256 and 048-256-A, in the Urban Service District (USD). Owner/Applicant: Brett Soucy. 
 
A full copy of the application can be emailed or mailed to any interested party by emailing a request to 
planning@bangormaine.gov or calling the office at 207.992.4257. Copies of the application can also be 
picked up at City Hall. To submit comments in writing, please email comments to 
planning@bangormaine.gov or mail to 73 Harlow Street before 4 PM, July 6th, 2026. Interested parties 
can also make an appointment by email or phone to meet with Planning Division staff in person or on 
Zoom.   

The public is welcome to attend the meeting in person or via Zoom. Public comments are allowed over 
Zoom; however, you must register before 9 AM, July 7th at https://bangormaine.gov/504/Meeting-
Participation. Zoom details can be found at the city’s website under www.bangormaine.gov/calendar. The 
Planning Board meeting may be streamed live via the City of Bangor's YouTube page; however, 
comments are not enabled during streaming. Please call our office if you have questions about the 
process or participation in the hearing process.  

 
Anja Collette 

Planning Officer 
207-992-4280 

planning@bangormaine.gov 

Bangor is rewriting its Land Development Code! For more details and 
to sign up for updates, visit www.blueprintbangor.com 

 
 
 



 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

Re: SUB – 200 & 210 State St – Brett Soucy – Notice of Mailing 

On June 26, 2026, the Public Notice for 200 & 210 State St – Brett Soucy, advising that the Planning 
Board of the City of Bangor will hold a public hearing on Tuesday, July 7, 2026, was mailed by the 
Planning Division.   

 

Kayleigh Rienas 



Owner Owner 2 Owner Address 1 Owner Address 2
WEATHERBEE W C & SONS INC  754 STILLWATER AVENUE BANGOR ME 04401
FRANKS BAKE SHOP INC  199 STATE ST BANGOR ME 04401
FOREST SOCIETY OF MAINE  209 STATE STREET SUITE 2 BANGOR ME 04401-5484
LOUIE LEWIS PROPERTIES, LLC  19 GARDNER ROAD ORONO ME 04473
HERNANDEZ  DEBRA JEAN  15 FOREST AVENUE BANGOR ME 04401
GEROW  ANTOINE P GEROW  KACIE LYNNE 21 FOREST AVENUE BANGOR ME 04401
JONES  NEIL M JONES  PATRICIA L 366 FRENCH STREET BANGOR ME 04401
BANGOR CITY OF  ACCT. PAYABLE SCHOOL DEPT. 73 HARLOW STREET BANGOR ME 04401
SPENCER  GARY LEON SPENCER  SHELLINI CATHERINE 18 FOREST AVENUE BANGOR ME 04401
ADAMS JR PHILIP L  186 STATE STREET BANGOR ME 04401
2L HOLDINGS LLC  199 STATE STREET BANGOR ME 04401



 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

 July 21, 2026  

Bangor Planning Board 

Findings and Decision 

Applicant/Owner: Penquis CAP, Inc. 
 262 Harlow Street 
 Bangor, Maine 04401 
 
Agent: Carpenter Associates 
 attn: Randy Bragg 
 687 Stillwater Avenue 
 Old Town, Maine 04468 

 
Property Address: Milford Street Extension, Map-Lot 046-032 

 
Zoning District:  Multifamily and Service District (M&SD) 
  
Permit Request: Land Development Permit for Major Site Development and 

Minor Subdivision 
 

Description: Proposal for the construction of a 41-unit multi-story building 
with associated parking 

 

Public Hearing Date:   July 7, 2026  
 

Permitting Requirements: §165-111A(3) & (6), §165-126 
 

Board Members Present:  ____ 
 

Board Vote:   Motion carried __ to approve the Land Development Permit. 

I. The Record 
 

The Planning Board reviewed the following exhibits: 
 
1. Land Development Permit Application, submitted by Carpenter Associates on 

05.21.2026 
2. Revised Plan Set, submitted by Carpenter Associates on 06.26.2026 
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3. Proof of Payment, submitted from Carpenter Associates on 05.21.2026 
4. Building Permit Application, submitted by Carpenter Associates on 05.21.2026 
5. Certificate of Occupancy, submitted by Carpenter Associates on 05.21.2026 
6. Owner-Applicant-Agent Authorization, submitted by Carpenter Associates on 

05.21.2026 
7. Deed, submitted by Carpenter Associates on 05.21.2026 
8. Revised Narrative, submitted Carpenter Associates 06.16.2026 
9. Existing Conditions, submitted by Carpenter Associates on 05.21.2026 
10. Site Location Map, submitted by Carpenter Associates on 05.21.2026 
11. Proof of Interest, submitted by Carpenter Associates on 05.21.2026 
12. Financial Ability, submitted by Carpenter Associates on 06.18.2026 
13. Technical Ability, submitted by Carpenter Associates on 06.16.2026 
14. Revised Stormwater Narrative, submitted by Carpenter Associates on 06.16.2026 
15. Sewer Narrative, submitted by Carpenter Associates on 05.21.2026 
16. Water Narrative, submitted by Carpenter Associates on 05.21.2026 
17. Electrical Narrative, submitted by Carpenter Associates on 05.21.2026 
18. Lighting Specs, submitted by Carpenter Associates on 05.21.2026 
19. Revised Setbacks Narrative, submitted by Carpenter Associates on 06.16.2026 
20. Traffic Narrative, submitted by Carpenter Associates on 05.21.2026 
21. Updated Land Development Permit Checklist, sent to Carpenter Associates via email on 

06.02.26 
22. Bangor Water District Meter Sizing Form, sent to Carpenter Associates via email on 

06.02.26 
23. Bangor Water District New Construction Information Sheet, sent to Carpenter 

Associates via email on 06.02.26 
24. Fire comments, sent to Carpenter Associates via email on 06.02.26 
25. Responses to Land Development Permit Checklist, received via email 06.16.2026 
26. Code Enforcement sign-off, received via email on 06.17.26 
27. Additional Bangor Water District comments, received via email on 06.22.26 
28. Fire sign-off, received via email on 06.23.26 
29. Pedestrian connection comments, sent to Carpenter Associates via email on 06.24.26 
30. Engineering, Planning, and Forestry comments, sent to Carpenter Associates via email 

on 06.24.26 
31. Additional correspondence to Engineering comments, received Carpenter Associates 

via email on 06.25.26 
32. Responses to staff comments, received via email on 06.26.2026 
33. Bangor Water District sign-off on Condition, received via email on 06.26.26 
34. Planting clarification amongst staff, correspondence via email on 06.26.26 
35. Engineering sign-off, received via email on 06.29.26 
36. Engineering Report, received via email on 06.30.26 
37. List of abutters within 100 ft of the subject property, generated by staff on 06.05.2026 
38. Public Notice, sent to abutters within 100 ft on 06.25.2026 
39. Notice of Mailing, generated by staff on 06.25.2026 
40. Title 30-A, §4404_ Review criteria 
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II. Project Description and Permit Requirements 
 
The Project will consist of constructing a 41-unit multi-story building with associated 
parking. The property is located on Milford St Ext, Map-Lot 046-032-A, in the Multifamily 
and Service District (M&SD).  
 
As a permitted use in the Multifamily and Service District (M&SD), per §165-90B, the 
project must also meet the requirements of Article II through XII, any applicable 
development standards of Article XIX. 

 
Additionally, as a Project that creates 3 or more dwelling units in a 5-year period and 
creates an off-street parking lot containing 20 or more spaces, the proposed development 
must meet the requirements for Land Development Permit (§165-111.A(3) and (6)) and for 
a minor subdivision (§165-126).  

 
III. Procedural Background 

 
1. The Application was deemed complete on July 7, 2025. 
2. The Applicant paid all applicable fees (Exhibit 3).  
3. The proposed Project is a Major Site Development and Minor Subdivision. 
4. The City Engineer reviewed the final subdivision plat and provided a written report on 

June 30, 2026. 
 

IV.  Applicable Provisions and Findings 
 
Part 1 – The Project meets the requirements of Articles II through XII 

 
1. The Board finds that, based on Exhibits 2, 14, and 36, the applicant satisfied Land 

Development Code §165-33.1’s requirements surrounding Erosion and Sediment 
Control. 

 
2. The Board finds that, based on Exhibits 2, 25, 30, 32, 35, and 36, the applicant 

satisfied §165-72 of the Land Development Code regarding the required number of 
parking spaces, §165-73’s requirements regarding parking area location and 
screening, and §165-74’s requirements regarding parking area design, construction 
and maintenance. 
 

3. The Board finds that, based on Exhibits 2, 25, 30, 32, 35, and 36, the applicant 
satisfied §165-76 of the Land Development Code regarding the required number of 
loading spaces, §165-77’s requirements regarding loading space sizes, and §165-
78’s general requirements for loading spaces. 
 

4. The Board finds that, based on Exhibits 2, 15-17, 22, 23, 25, 27, and 33, the 
applicant satisfied §165-79 of the Land Development Code regarding providing the 
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necessary utility services required, §165-80’s requirements regarding providing 
adequate water and sewerage services, and 165-83’s requirements regarding 
providing adequate electrical service. 
 

5. The Board finds that, based on Exhibits 2 and 18, the applicant satisfied §165-81 of 
the Land Development Code regarding providing adequate lighting and preventing 
light pollution and trespass.  

 
6. The Board finds that, based on Exhibits 2, 25, and 28, the applicant satisfied §165-

82’s requirements regarding having adequate fire protection.  
 

7. The Board finds that, based on Exhibits 2, 14, 25, 30, 31, 32, 35, and 36, the 
applicant satisfied §165-84 of the Land Development Code regarding providing 
adequate storm drainage and stormwater offset. 
 

8. The Board finds that, based on Exhibits 2, 15, 25, 35, and 36, the applicant satisfied 
§165-85 and §165-86 of the Land Development Code regarding providing 
information on sanitary flows and compliance with sewer regulations. 

 
 
Part 2 – The Project meets the District Site Development Standards under Article 
XIX 
 
The Board finds that, based on Exhibit 2 and 25, the applicant satisfied § 165-135 of the 
Land Development Code regarding height limit, floor area ratio, impervious surface 
ratio, and buffer yards. 
 
Part 3 – The Project meets the requirements of § 165-90 – Multifamily and Service 
District (M&SD) 
 
The Board finds that, based on the findings made in Parts 1 and 2 of this document, the 
Project meets the requirements of § 165-90.B for uses within the Multifamily and Service 
District (M&SD). 

 
Part 4 – The Project meets the requirements of §165-126 – Minor Subdivision 

 
1. The Board finds that based on Exhibits 2, 11-13, 15, 16, 20, 25-27, 33, 35, 36 and 

40, the Project meets the requirements of Land Development Code §165-126F(1), 
regarding compliance with State of Maine guidelines for subdivision approval 
contained in 30-A M.R.S.A. §4404. 
 

2. The Board finds that based on Exhibits 2, 26, and 36, the Project meets the 
requirements of Land Development Code §165-126F(2) regarding conforming to the 
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existing lot dimension and area regulations of the zoning district, §165-126F(3)’s 
requirement of abutting an existing improved public road, and 165-126F(4)’s 
requirement on the angle of side lot lines to street lines. 

 
3. The Board finds that based on Exhibit 2, the Project meets the requirements of Land 

Development Code §165-126F(6), regarding the plat containing all information required 
in 165-126D(1-8). 

 
Part 5 – The Project meets the requirements of §165-114 – Land Development 
Approval Standards 

 
1. The Board finds that, based on Exhibits 2, 21, 25, 29, 30, 32, and 35, the applicant 

satisfied Land Development Code §165-114B’s requirement that the proposed 
parking and loading layout are arranged in a reasonable and safe configuration, 
including the provision for safe pedestrian travel to all on-site uses, and §165-
114C’s requirement that all proposed access drives are reasonably necessary and 
safe. 
 

2. The Board finds that, based on Exhibits 2, 9, 14, 25, 30, 31, 32, and 35, the 
applicant satisfied Land Development Code §165-114D’s requirement that the 
proposed development will not have unreasonable adverse effects on abutting or 
downstream properties or protected resources such as wetlands, lakes, streams or 
brooks, and that all downstream channels or municipal stormwater collection 
systems have adequate capacity to carry the flow without significant negative 
effects. 

 
3. The Board finds that, based on Exhibits 2 and 18, the applicant satisfied Land 

Development Code §165-114E’s requirements that all outdoor lighting shall be 
designed, installed and maintained to avoid unreasonable adverse effects from light 
pollution. 

 
4. The Board finds that, based on Exhibits 2, 25, 32, and 34, the applicant satisfied 

Land Development Code §165-114F’s requirements for landscaping. 
 

5. The Board finds that, based on Exhibit 2, 21, 25, 29, 30, 32, 35, and 36, the 
applicant satisfied Land Development Code §165-114G, requiring buildings to be 
situated to avoid unreasonable adverse effects on adjacent properties or public 
rights-of-way. 

 
 

V. Decision 
 
The Board finds that the project meets the requirements for a Land Development Permit 
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for a Major Site Development and Minor Subdivision and therefore, the Board grants the 
Land Development Permit for the proposed Project, with the condition that the 35 
Milford Street Extension water line from Penquis CAP, Inc.’s previous Land 
Development Permit meets Bangor Water District standards prior to issuance of a road 
opening permit. 
 

VI. General Permit Requirements: 
 

A. Prior to the issuance of a Road Opening Permit, the applicant must meet Bangor Water 
District’s condition on the approval. 
 

B. This permit does not relieve the applicant from any other state or federal permits that 
may be required for the project.  
 

C. Prior to construction, the applicant should contact the Code Enforcement Office for any 
additional permits that may be required. 
 

D. The signed subdivision plan must be recorded at the Registry of Deeds after Planning 
Board approval. 
 

E. Applicant must commence construction within one year from the date of approval and 
complete the project by July 7, 2028, unless extensions of time are granted per the 
provision of Chapter 165-113E. 

 
F. No certificate of occupancy for any structure will be issued by the Code Enforcement 

Division until the property for which the certificate is sought is in compliance with all 
applicable regulations, including but not limited to building, zoning, and stormwater 
requirements. A temporary certificate of occupancy may be issued when necessary 
under the provisions of § 165-113G of the City’s Land Development Code. 
 

G. Upon completion, a digital as-built plan or plans shall be submitted to the Code 
Enforcement Officer. Additionally, a certificate of compliance stamped by a registered 
professional engineer or a registered land surveyor must be submitted to the Code 
Enforcement Office indicating that the site development has been completed in 
accordance with the approved revised plan. 

 
Failure to comply with the conditions listed above constitutes a violation of the Bangor Land 
Development Code as prescribed in Chapter 165-10G. 

https://ecode360.com/32006062#32006062
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This If you should have any questions or desire further information, please do not hesitate 
to give the Planning Division a call at 207.992.4280. 

Sincerely, 
 

City of Bangor Planning Board 
 

 

 

 
 

 
CC: City of Bangor Planning Division 

 City of Bangor Code Enforcement Division 

 

Building Permit and Certificate of Occupancy Checklist 

Before applying for a building permit: 

• The subdivision plan for the project must be recorded at the Registry of Deeds. 
• The Engineering Office must be contacted for E911 addresses for the dwelling units and 

any other potential permits that may be needed. 
• All infrastructure needed to support said structure(s) has been constructed, installed, 

and inspected by the appropriate City authority. 

Before applying for a Certificate of Occupancy: 

o Digital as-built plan or plans shall be submitted to the Code Enforcement Officer. 
Additionally, a certificate of compliance stamped by a registered professional engineer or 
a registered land surveyor must be submitted to the Code Enforcement Office indicating 
that the site development has been completed in accordance with the approved revised 
plan. 
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concrete curbing

1 inch rebar (found,

leaning)

Gate

City of Bangor

Tax Map 45, Lot 8

Now or formerly

City of Bangor

Book 901, Page 437

Foot path

City of Bangor Plan Book 3, Page 71

City of Bangor Road Book 4, Page 96 & Page 99

30" Maple

30" Maple

City of Bangor

Tax Map 46, Lot 35

Now or formerly

Tricia L. VanKirk

Book 16319, Page 109

1" bolt (found)

1" bolt (found)

N 63°31'11" E 0.43' tie to
corner

BRO
ADW

AY

(AKA SIX M
ILE FALLS RO

AD)

Now or formerly

Penquis C.A.P. Inc.

Book 15928, Page 129

Sixth Parcel

City of Bangor

Tax Map 46, Lot 63A

Now or formerly

Essex Commons, LLC

Book 9927, Page 143

granite monument

(found-HELD)

City of Bangor

Slope Easement

Book 2513, Page 258

Book 2513, Page 259

(shaded gray)

1 1/2" pipe

(found underground)

Book 15928, Page 129 First Parcel

LIDAR CONTOURS

City of Bangor

Tax Map 46, Lot 36

Now or formerly

Joanne S. Jehlen-Ford

&
Ronald D. Ford

Book 15929, Page 80

City of Bangor Slope Easement

Book 2513, Page 258

Book 2513, Page 259

GROUND MEASURED CONTOURS
City of Bangor

Tax Map 46, Lot 32

Now or formerly

Penquis C.A.P. Inc.

remaining portion of

Book 15928, Page 129

AREA: 1.042 acres

City of Bangor

Tax Map 46, Lot 29

Now or formerly

Shawn McDougall

Book 16964, Page 163

City of Bangor

Tax Map 46, Lot 30

Now or formerly

Kathryn Elizabeth Dulle

Book 15952, Page 263

City of Bangor

Tax Map 46, Lot 31

Now or formerly

Gary D. Tibbetts

&
Dayna A. Herz

Book 4660, Page 190 SD

SD

SD

SD

SD

SD

SD

SD
SD

SD

SD

SD

SD

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

X
X

X
X

X
X

X
X X X X X X X X X X X X X X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

PEM1E
Wetland

C

S

S

S

S

S

S

S

S

S

S

S

GAS
GAS

GAS
GASGASGASGASGAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GA
S

SD
SD

SD
SD

SD

SD

SD

SD

SD
SD

SD

SD

SD

SD

X
X X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X

X

PSS1E
Wetland

B

PSS1E

Wetland
D

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

SD

W

GAS
GAS

GAS
GAS

GAS
GASGASGAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

GAS

N 56°23'32" E

99.68'

300.94'

S 63°31'12" W

124.02'

N 26°52'29" W

N 63°35'45" E

99.90'

N 79°49'30" E

114.45'
S 09°17'54" E

51.54'

S 33°48'00" E

180.01'

14
4

14
5

146

14
3

14
2

141
140

139

138

137

136

135

134

133

132

131

130
129

128

127

140

Book 15928, Page 129 Second Parcel

134

135

136

13
7

13
8

139

142

14114
4 14
3

N 26°52'29" W

7.47'

117.09'

N 33°36'28" W

S
S

S
S

S
S

S

S

S

S

S

S

X
X

X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

LOCATION MAP
BANGOR, MAINE

NOT TO SCALE

FOR REVIEW
06.16.2026

S

UGE UGE

OHE

SD SD

OHE

X X X XX X X X

GASGAS

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

C
O

N
TR

O
L 

PL
A

N

C4
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E

SE
D

IM
EN

TA
TI

O
N

 A
N

D
 E

R
O

SI
O

N



FOR REVIEW
06.16.2026

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

SI
TE

 D
ET

A
IL

S

C5
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E



FOR REVIEW
06.16.2026

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

SI
TE

 D
ET

A
IL

S

C6
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E



FOR REVIEW
06.16.2026

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

SI
TE

 D
ET

A
IL

S

C7
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E



FOR REVIEW
06.16.2026

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

SI
TE

 D
ET

A
IL

S

C8
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E



FOR REVIEW
06.16.2026

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

SI
TE

 D
ET

A
IL

S

C9
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E



FOR REVIEW
06.16.2026

C
A

R
PE

N
T

E
R

 A
SS

O
C

IA
T

E
S

C
O

N
SU

L
T

IN
G

 E
N

G
IN

E
E

R
S

68
7 

ST
IL

L
W

A
T

E
R

 A
V

E
N

U
E

  O
L

D
 T

O
W

N
  M

A
IN

E
 0

44
68

Date:

Project No: 

Sheet Number:

Scale:

Drawn:   
Checked: 

R
EV

IS
IO

N
S

NO
.

DA
TE

D
ES

C
R

IP
TI

O
N

BY

SI
TE

 D
ET

A
IL

S

C10
2024038

02-07-2024

1" = 20'

RB
JE

PE
N

Q
U

IS
 C

A
P 

IN
C

.

B
R

O
A

D
W

A
Y 

H
EI

G
H

TS
B

A
N

G
O

R
, M

A
IN

E

·

·

·

·

·

·

·

·

·

· ”

·

·

o







·

o

o

·

·

·

·

·

o

o

o

o

o

·

·

·

·

·

o

o

o

o

·

·

·

·

·

·

·

·

·

·

·





Penquis CAP, Inc.

262 Harlow Street, Bangor, ME 04401

Milford Street Extension, M046-032

(4) Four story, 41 single bedroom dwelling units in a single building.

$15M



APPLICATION FOR CERTIFICATE OF OCCUPANCY
Tele: 207-992-4230

Date:          _________________

To the Code Enforcement Officer:

Applicant:  _________________________________________________________________________________________________________
The undersigned hereby applies for the above permit(s) for the following building or structure, or a portion of a building or 

structure, in accordance with the laws of the State of Maine and the Ordinances of the City of Bangor, plans and specifications herewith, or plans 
previously submitted in support of a related building permit application and the following information:

Address:   __________________________________________________________________________________________________________

Application Applies To:    _____ Entire Structure          _____ Portion of Structure

  Description of Interest of Applicant in Site, If Not Owner – (I.E. Lease, Option, Purchase and Sale Contract)
  _______________________________________________________________________________________

Location:   _________________________________________________________________ 

Proposed Use of Building:   _________________________________________  Last Use:   __________________________________________

Description of Work: 
____________________________________________________________________________________________________________________
____________________________________________________________________________________________________________________
____________________________________________________________________________________________________________________

APPLICANT – PLEASE READ BEFORE SIGNING:

I hereby certify that I am the owner of record/contract, owner/leasee of the subject property, or duly authorized agent of said 
person, and that I am fully authorized to make this application. I hereby certify that the information set forth herein is correct to the best of my 
knowledge and belief. Further, this will certify that all work completed by me, or my agents, has been, or will be, completed in accordance with the 
Land Development Code and construction codes of the City of Bangor. Further, I understand that no Certificate of Occupancy will be issued until 
such time as the Building Inspector has determined that the construction is complete and in compliance with Land Development Code and 
construction codes of the City of Bangor. The construction codes are the International Building Code, International Residential Building Code, 
International Mechanical Code, National Electric Code, International Property Maintenance Code, Maine State Plumbing Code/Uniform Plumbing 
Code, International Energy Conservation Code (State of Maine), and Life Safety Code, in current edition as may adopted with municipal 
amendments from time to time.

Signature of Agent: __________________________________        or     Signature of Owner:  ____________________________________

APPLICANT – DO NOT WRITE BELOW THIS LINE

Approved: ___   Denied:  ___ Code Enforcement Officer:  _______________________________

Date: __________ Development Coordinator:   _______________________________

Penquis CAP, Inc.

262 Harlow Street, Bangor, ME 04401

Owner

Milford Street Extension



I give permission to the applicant and/or agent noted below to pursue permits for the above-noted 
property. 

Property Owner:  

Address: _______________________________________________________________ 

Contact Name: _________________________   Phone: (_____)__________________ 

Email Address: _________________________________________ 

Property Owner Signature: ________________________________________________ 
 

I give permission to the applicant and/or agent noted below to represent my interests on the 
application and to be the primary contact person for the process. 

Applicant:    

Email Address: _______________________________________________ 

Phone: (____)____________________________ 

Applicant Signature: 

______________________________________________________________________________ 

Agent Designation Name: 

Agent Email Address: __________________________________________ 

Agent Phone: (_______)____________________________________: 

Planning Division 

Owner-Applicant-Agent Authorization for Land Development 
Applications 

Project: 

Project Location: 

Map  Lot  

1 | P a g e 
UPDATED July 25, 2022 

For Staff Use Only 

Broadway Heights

Milford Street Extension

046 032

Penquis CAP, Inc.

262 Harlow Street, Bangor, ME 04401

Randy Bragg, P.E. - Carpenter Associates

info@carpenterassoc.com 

     207       827-8001

Penquis CAP, Inc., its successors and/or assignees
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NARRATIVE 

 
 
Penquis C.A.P., Inc.proposes to construct a 41 unit (41 bedrooms) multi-story building,  
on a lot on the corner of Milford Street Extension, Map 046, Lot 032, zoned M&SD for 
the purpose of affordable housing.  The 1.04± acre property, based on the recent 
boundary survey, is currently mostly field/lawn, with some shrubbery/wooded areas.  The 
site is in an area of medium density residential, commercial, and institutional 
developments, and has frontage on Broadway, a major arterial in Bangor.   
 
Public utilities will service the site.  A new 8” ductile iron water line from Milford Street 
Extension will be extended to serve the site; sewer will be gravity fed from the site to a 
new sewer manhole to be constructed in Milford Street Extension.  Electric will proceed 
overhead to a riser pole underground to the building.  Natural gas can be provided to the 
building, if necessary, from an existing line located in Milford Place Extension.  Gas is 
not proposed to be connected at this time.  As mandated by Maine Housing, this project 
will be designed without fossil fuels – full electric. 
 
Traffic is not anticipated to have a negative effect on the area.  Mary Snow School is 
located at the end of Milford Street Extension, and as is true of most school locations, for 
a short period on school days it can be congested.  The anticipated peak trips for the 
proposed multi-story, 41 unit, 41 bedroom Land Use Category – Affordable Housing – 
ITE Land Use Code 223 projects 0.46 peak hour trips per dwelling unit.  Therefore, 19 
peak trips (41 x 0.46) = 18.86) are calculated for the project. 
 
The entrance to the development is from Milford Street Extension, with maneuvering 
space for dumpster pick-up and large emergency vehicle turn around. 
 
Twenty-one (21) parking spaces will serve the 41 units, (21) spaces are required.  A total 
of  (2) spaces are required to be Handicapped Accessible;   (2) have been provided, both 
van accessible. 
 
The project has a raised sidewalk along Milford Street Extension.  Walkways are placed 
on site to allow for safe pedestrian traffic from the parking area.  Pedestrian access has 
been added from Broadway via a set of stairs. 
 
Electrical is available from Milford Street Extension or Broadway; exact location will be 
coordinated with Versant Power.  A drop pole will be placed on the property and travel 
underground to a vault mounted transformer to serve the building.  Lighting will be 
provided for safety and security purposes.  The entrance will be lighted, as well as the 
parking area with pole mounted fixtures. Walkway areas near the building will be lighted 
building mounted wall pack fixtures.  Lighting fixtures will be dark sky compliant/cutoff 
style and will avoid casting light onto neighboring properties.  Lighting will be installed 
with dimming/timer controls for off hours/late night hours.  These will be fitted with 
motion sensors for security purposes.  Example of pole and building mounted fixtures are 
provided.  Exact final selection may vary. 
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Sewer will be sent gravity to the public wastewater system that is to be extended along 
Milford Place Extension.  Based on the occupancy of 41 single bedroom dwellings, we 
anticipate a water flow of about 3,690gpd (41 x 90gpd).  The small kitchen proposed will 
serve 50± people and therefore add about 500gpd (includes food prep and cooking, hand 
dishwashing, commercial dishwasher, hand washing, & cleaning, etc.).  A grease trap 
will be installed on all kitchen fixtures prior to discharge.  Therefore, the total wastewater 
flow for the proposed project is estimated at 4,500gpd±. 
 
Water will be provided from an extension of the public water supply.  An 8” D.I. line will 
be extended from the previous Milford Place project to supply both domestic water and 
fire flow to the building.  A fire hydrant is proposed near the end of the line (this will 
allow for easy flushing).  The end will be fitted with a gate valve such that the line could 
be extended further.  The water main will be privately owned from the valve installed at 
the R.O.W. to the dead end.  Bangor Water district will size the domestic water service. 
The domestic water demand is about 5,000gpd (about 10% higher than wastewater 
flows).  The peak domestic flow is estimated at 150gpm.  The fire demand for the 
building, based on past similar size buildings, is 500gpm±.  All site water work will 
adhere to Bangor Water District Standards. 
 
The project will handle stormwater with an underdrain soil filter.  The project is not 
located in an urban impaired watershed and creates less and 1 acre of impervious area 
and does not require a Stormwater Law application.  The project, however, is designed to 
capture and treat nearly 100% of runoff prior to discharge.  Refer to Stormwater section 
for additional details/calculations.  We do not expect a negative impact due to stormwater 
runoff. 
 
Please refer to the attached drawings and support information. 
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DEEDS BOOK 708, PAGE 106

50.00'

1" bolt
(found)

5/8" rebar capped
2260 (found )

3" capped pipe 3' tall
(found)

1" bolt

(found)

base 1" bolt

(found)

granite monument

(found-HELD)

1" bolt (found)
N 63°31'11" E

0.43' tie to
corner

5/8" rebar capped
2260 (found )

base 5/8" rebar (found )

6/8" rebar
(found under

ground)

base 1" rebar
(found )1 1/2" pipe

(found
underground)

1 1/2" pipe
(found)

6/8" rebar
capped 2104
(found )

6/8" rebar capped
2104 (found )

6/8" rebar capped
2104 (found )

6/8" rebar
(found )

1" rebar
(found )

base 1 1/4" bolt
(found )

Tax M
ap 46, Lot 30

now or fo
rmerly

JENNIFER RICHARDSON

TODD RICHARDSON

BOOK 15039, PAGE 324

1" BOLT, found flush
below 4" diameter

alder trunk

base 1"
rebar
(found )

Tax M
ap 46, Lot 31

now or fo
rmerly

GARY D. TIBBETTS

DAYNA A. H
ERZ

BOOK 4660, PAGE 190

Tax M
ap 46, Lot 29

now or fo
rmerly

MEDI-M
AINE

BOOK 5349, PAGE 78

formerly 
BERT A. W

HITNEY

1" bolt (found)
N 63°25'05" E

0.90' tie to
corner

1" bolt
(found-HELD)

N 56°23'32" E
  99.99' (ti

e)

N 63°35'45" E  99.90'

N 26°52'29" W
7.47'

N 33°36'28" W
  117.09'

46.44' (tie)

N 26°52'29" W

38.79'

N 26°52'29" W

N 81°28'51" E  424.91'

S 02°50'36" E  83.18'

S 
01

°1
3'

38
" W

  1
76

.9
2'

S 82°07'33" W  127.75'

S 
00

°2
2'

31
" W

  2
36

.0
0'

S 79°49'30" W  215.86'

N
 09°17'54" W

50.01' (tie)

S 09°17'54" E

51.54'

S 09°17'54" E

40.06'

N 63°31'11" E  300.94'

S 63°25'05" W
  288.84'

47.16' (tie)

N 56°23'32" E
  99.68'

S 33°48'00" E  180.01'

N 79°49'30" E  114.45'

N 33°48'00" W
  130.79'

66.17'

S 79°49'30" W
27.36'N 66°59'15" W

N 56°23'32" E
  157.49'

169.66'

N 56°23'32" E

50.00 (tie
)'

S 79°49'30" W  266.88' (tie)

Tax Map 45, Lot 9C
now or formerly

450 ESSEX STREET, LLC
BOOK 15118, PAGE 40

Tax Map 45, Lot 9
now or formerly

ANNE M. WINKLER
BOOK 6905, PAGE 121

Tax Map 45, Lot 9A
now or formerly

KATHLEEN L. PERCIVAL
BOOK 7723, PAGE 317

formerly
ALBERT W. VEAZIE

BOOK 1345, PAGE 246

Tax Map 45, Lot 9D
now or formerly
JOHN KARNES

BOOK 14972, PAGE 24

formerly
ETTA B. SMALL

BOOK 1370, PAGE 79

Tax Map 45, Lot 9B
now or formerly

GALEN W. FLAGG
NANCY B. FLAGG

BOOK 13498, PAGE 289

formerly
GALEN VEAYO

BOOK 1345, PAGE 254

Tax Map 45, Lot 10Tax Map 45, Lot 11
now or formerly

NEUROLOGY ASSOCIATES
OF EASTERN MAINE REAL

ESTATE GROUP, LLC
BOOK 10419, PAGE 51
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Tax Map 46, Lot 36

now or formerly

KIHMO, LLC

BOOK 13206, PAGE 260

Tax Map 46, Lot 63A
now or formerly

CITY OF BANGOR
BOOK 9927, PAGE 143

Tax Map 46, Lot 63A
now or formerly

BANGOR NATURAL GAS
BOOK 7593, PAGE 135

Tax Map 46, Lot 68B
now or formerly

PATRICIA A. LANDON
BOOK 10338, PAGE 341

Tax Map 46, Lot 68
now or formerly

BRETT G. LANDON
BOOK 7110, PAGE 226

BOOK 901, PAGE 436
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1. BOOK AND PAGE CITATIONS SHOWN HEREON REFER TO THE
PENOBSCOT COUNTY REGISTRY OF DEEDS.

2. COORDINATES AND NORTH ORIENTATION BASED ON MAINE
COORDINATE SYSTEM OF 1983, EAST ZONE, NAD83_2011.
COORDINATE VALUES SHOWN ARE IN U.S. SURVEY FEET ARE
PROVIDED AS AN AID IN LOCATION.  THE PHYSICAL LOCATION OF
A COORDINATE LABELED POINT SUPERCEDES SAID COORDINATE
VALUES.

3. SUBJECT PREMISES (AREA MAPPED) IS A PORTION OF LOTS
DESCRIBED IN THE FOLLOWING DEEDS:

3.1. BOOK 3343, PAGE 60
3.2. BOOK 13214, PAGE 338.

4. MILFORD STREET EXTENTIONS IS A 50' WIDE ROAD DESCRIBEDIN
A CITY OF BANGOR COUNCIL ORDER RECORDED PENOBSCOT
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2015.
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FINANCIAL ABILITY 

 
Penquis CAP, Inc. is working on a 9% LITC pre-application.  This project will be funded 
with funds awarded from Maine Housing. 
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TECHNICAL ABILITY 

 
Penquis C.A.P., Inc. has successfully developed many housing projects throughout the 
Bangor area.  The following local professionals, who have worked with Penquis on 
numerous projects, have been retained for development of this project: 
 
Carpenter Associates 
Consulting Engineers 
687 Stillwater Avenue 
Old Town, ME 04468 
 
TAC Architectural Group 
40 Summer Street, Suite 4 
Bangor, ME 04401 
 
Plisga & Day 
72 Main Street 
Bangor, ME 04401 
 
Watershed Resource Consultants, LLC 
PO Box 294 
Brewer, ME 04412 
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STORMWATER NARRATIVE 

 
It is proposed to develop approximately 1.04± acres of land located in Bangor (M046, 
Lot 032), on Milford Street Extension for the purpose of providing affordable housing.  
The 1.04± acre property is generally bounded by Milford Street Extension; Broadway to 
the west; Mary Snow School to the north; URD-1 residential properties; and a small 
easterly boundary shared by the City of Bangor.  The property is currently undeveloped 
and vegetated with grass, shrubs and a few trees.  Current runoff is directed to the 
southeast portion of the property, near the outlet of a large culvert crossing Milford Place 
Extension. 
 
The proposed project creates approximately 21,181± (0.49± acres) of impervious area, 
leaving about 24,199sf ± grass, and the remaining returning to natural condition.  Since 
this project is not located in the watershed of an urban impaired waterbody, no 
stormwater law permit is required, however the project proposes to collect and treat 
100% impervious area (21,181sf±) and 24,199sf± grass area with an underdrained soil 
filter.  The control volume needed is calculated as 
 
 CVrequired = 21,181 x 1

12
 + 24,199 x  0.4

12
 = 2572cf 

 
The actual CV proposed is 2,692cf 
  
 2,692cf  > 2,572cf    good 
 
The 5% + 2% check shows 
 
 (9,850 + 11,331) 0.05 + (24,199) 0.02 = 1,543sf 
  

USF plan area is 2,347sf 
 
 2,347 > 1543  good 
 

The emergency spillway is set at ELEV 132.00 (1’ depth max) and normally outlets via a 
6” PVC riprapped outlet near the easterly boundary. 
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SEWER 

 
Sewer will be sent gravity to the public wastewater system that is to be extended along 
Milford Place Extension.  Based on the occupancy of 41 single bedroom dwellings, we 
anticipate a water flow of about 3,690gpd (41 x 90gpd).  The small kitchen proposed will 
serve 50± people and therefore add about 500gpd (includes food prep and cooking, hand 
dishwashing, commercial dishwasher, hand washing, & cleaning, etc.).  A grease trap 
will be installed on all kitchen fixtures prior to discharge.  Therefore, the total wastewater 
flow for the proposed project is estimated at 4,500gpd±. 
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WATER 

 
 
Water will be provided from an extension of the public water supply.  An 8” D.I. line will 
be extended from the previous Milford Place project to supply both domestic water and 
fire flow to the building.  A fire hydrant is proposed near the end of the line (this will 
allow for easy flushing).  The end will be fitted with a gate valve such that the line could 
be extended further.  The domestic water demand is about 5,000gpd (about 10% higher 
than wastewater flows).  The peak domestic flow is estimated at 150gpm.  The fire 
demand for the building, based on past similar size buildings, is 500gpm±. 
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ELECTRICAL 
 
Electrical is available from Milford Street Extension or Broadway.  A drop pole will be 
placed on the property and travel underground to a vault mounted transformer to serve 
the building.  Lighting will be provided for safety and security purposes.  The entrance 
will be lighted, as well as the parking area with pole mounted fixtures. Walkways areas 
near the building will be lighted building mounted wall pack fixtures.  Lighting fixtures 
will be dark sky compliant/cutoff style and will avoid casting light into neighboring 
properties.  Lighting will be installed with dimming/timer controls for off hours/late night 
hours.  These will be fitted with motion sensors for security purposes.  Example of pole 
and building mounted fixtures are provided.  Exact final selection may vary. 
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SETBACKS 

 
The M & SD zone has limited setbacks; 10’ for front, and 5’ for side and rear yards.  This 
zone allows a building height of 60’ for this property as it has frontage on a major arterial 
street (Broadway).  Refer to attached sketch for building envelope check. 
 
This zone has limited requirements for buffers.  Additional plantings will be provided 
once the project moves to design.  A few trees will be planted at the front of the parcel 
and between neighboring properties.  Refer to plan for proposed plantings.  Exact species 
to be determine during design. 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



ZONE - M &SD REQUIRED PROPOSED
MAX HEIGHT (feet)* 60' 44'±

1.04 acres

45,380±sf

MAX LOT COVERAGE 50% 22%±

MIN LOT WIDTH (feet) 50' 124'±

MIN FRONT YARD 10' 15'±

MIN SIDE YARD 5' 31'+

MIN REAR YARD 5' N/A

MAX IMPERVIOUS SURFACE RATIO 0.85 0.46±

CITY OF BANGOR SCHEDULE A - URBAN UNDEVELOPED AREA

5,000sf 1st two 
units + 250sf each 

additional unit
MIN LOT AREA (sf)

     *Property has frontage on major arterial Street (Broadway)
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TRAFFIC 

 
 
Traffic is not anticipated to have a negative effect on the area.  Mary Snow School is 
located at the end of Milford Street Extension, and as is true of most school locations, for 
a short period on school days it can be congested.  The anticipated peak trips for the 
proposed multi-story, 41 unit, 41 bedroom Land Use Category – Affordable Housing – 
ITE Land Use Code 223 projects 0.46 peak hour trips per dwelling unit.  Therefore, 19 
peak trips (41 x 0.46) = 18.86) are calculated for the project. 
 
 

  



 
Planning Division 
Checklist for Land Development Applications 
 

1 | P a g e  

Pre-application Meeting Date: ____02.11.2026____ 

Date submitted: ___5.21.2026_____   

Date Reviewed: ____5.28.2026______  

Initials: ____MRA______  

Project: Broadway Height 

Project Location: Milford St Ext (Map-Lot 046-032)  

Applicant: Penquis CAP  

Applicant Representative: Randy Bragg – Carpenter Associates 

Phone Number or Email:  207-827-8001 – info@carpenterassoc.com 

Project Zoning District:  Multifamily and Service District (M&SD) 

Allowed Use: One-family, two-family and multifamily detached dwellings 

Yes No Not 
applicable 
/ Other 

Site Plan Element 

X   Scale 
X   North Arrow 
X   Building/Lot dimensions 
X   Building locations/uses 
X   Parking/access/loading locations 
  X Signage 
X   Lighting 
  See 

Comments 
Screening and Buffer 

X   Erosion and sedimentation 
   Stormwater 
   Manholes/catch basins 
X   Sewer 
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Yes No Not 
applicable 
/ Other 

Site Plan Element 

   Water 
   Fire Hydrants / fire pond 
 X  Electric/Communication 
X   Curbs and gutters 
X   Paved/un-vegetated/vegetated areas 
X   Trash 
  X Outdoor display/storage 
X   Existing trees 
X   Deed or other instrument allowing pursuit of permits 
X   Topo 
X   Adjacent buildings and features 
  X Traffic 
X   Location sketch 
   Post Construction Stormwater Maintenance Plan 
   Fire Comments 
  X Shoreland delineation/zoning compliance 
 X  Floodplain location 
  X Effects on scenic, etc 
X   Table showing compliance with dimensional 

Requirements 
  See 

Comments 
Table showing compliance with Parking Requirements 

  X Additional Conditional Use General Requirements 
Traffic Study 

Support Letter for paragraph (4) 
  X Additional Conditional Use Specific 

Requirements for Use or District 
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X   Additional Subdivision Requirements 
Lot lines 
Existing street connections 
Open space reservation 
Abutters 
Onsite wastewater 
Easements 
Soils 
Wetlands 

  X Additional Solar applications  
Height 
Yard 
Buffers 
Glare 
Decommissioning plan 
Utility Connections 
Confirmation of use  

    
    
    

 

Staff Comments 

Please add a note to the site plan that native species are encouraged and no invasive 

species will be used. 

Will existing trees identified on the site be able to be preserved at all? They can count 

towards buffer requirements where applicable. 

Please note on the plan the number of required parking spaces (proposed number is 

shown, but not the required amount). 

Please add a signature block for the Planning Board to sign. 

Please provide documentation to demonstrate technical and financial capacity 
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At the pre-app meeting, a parking agreement was discussed. Are there still plans to do 

this? 

For some of the bolts/monuments found, on the subdivision plan, there needs to be 

leader lines between the label and the bolt/monument to more clearly indicate where 

these are. 

Is this area meant to allow cars in or is it meant to be 

pedestrian only? If pedestrian-only, there should be bollards here to prevent people 

from driving in. Also, the aisle width does not appear to be 24’ where the last parking 

space is. The maneuvering area here also does not appear to provide an area for a 

vehicle to back and turn around. 

The narrative says this is a 1.3-acre lot, but the dimension table on the site plan says 1.04 

acres. 
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This label is indicating the trees will be planted in the City’s right-of-way, but they 

would need to be located inside the property line. Also, if the buffer length is 150’, 6 

trees would be needed, not 3. Also, per Engineering’s comments, the trees are proposed 

to be located in a ditch, which is not a good location. The ditch grading also falls outside 

the property line. 

 

 

In all buffers, please also show the specific locations of the plantings. 
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There should be a sidewalk connection from this parcel to the sidewalk along the street. 

Also, can you connect the sidewalk on the west side to the sidewalk on the east side of 

the parking lot? The onsite pedestrian access seems incomplete, or non-continuous.   

 

Please add the number of units to the LDP application and the site plan. 
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For the required lot size, please just put the calculated required lot size; also, it needs to 

use the updated formula, which is 5,000sqft for the first 4 units and 250sqft for each 

additional. 

It seems like there's a common kitchen? Does there need to be a loading area for 

food/etc? 

Are there not individual cooking facilities in each room? If not, this use may fall under 

congregate housing or co-living dormitory, which are conditional uses in this zone. If it 

is one of these uses, there is a lower parking space requirement – 1 space per 3 rooms. 

Please add disturbed area to the LDP application 

Please add to the notes on the subdivision plan the square footage of wetland disturbed. 

Please note that a Maine General Construction Permit is required for this project. 

The abutter info seems to be outdated. Up to date abutter information can be found on 

the parcel viewer: 

https://experience.arcgis.com/experience/174c9cb9d4644d67883101b8743b94a9#data_

s=id%3AdataSource_2-4a9f4682b6d542d38c5cf46dc0b1638a%3A6063 

BWD Comments: 

Provide an 8" gate valve near the right of way; water mains, services, valves and 

hydrants will be considered as privately owned, from this point. 

Hydrant shall be located within 5 feet of the dead end. 

Please fill out the attached fixture count and new construction forms; Bangor Water 

District will size the domestic service line. 
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Confirm fire service size once design has been completed and approved by the Fire 

Marshall. 

Existing water main which this project is shown connecting is a 12" DI not an 8", 

reducing will be required. Please note that the existing 12" MJ cap shall be removed to 

allow connection. 

Existing 12" DI water main is still currently inactive, awaiting pressure testing, 

chlorination and passing bacteria sampling.  Assumption is that this will be addressed 

prior to the start of this project, but worth noting. 

Please update note 14 on sheets C1 and C2. "ALL WATER UTILITY WORK MUST BE 

COORDINATED WITH AND MEET BANGOR WATER DISTRICT STANDARDS." 

Please update the water narrative to reflect that the water main will be privately owned 

from valve installed at the right of way to the dead end.  Please also note that Bangor 

Water District will size the domestic water service. 

Engineering Comments: 

Show the size of the proposed sewer pipes. 

Show the existing sewer in Milford Street Extension to which you plan to connect.  It is 

currently beyond the limits of the plans. 

Can the sewer main and manhole be extended to the corner of Milford Street Extension?  

This would lengthen the sewer main, but shorten the sewer service. 

Is the sewer main intended to be taken over and maintained by the City in Milford 

Street Extension after construction? 
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Provide a grease trap sized appropriately for the use.  Outside grease traps are 

preferred.  Code Enforcement can help with this. 

We would like to see pedestrian access to Broadway, but recognize that the grades 

make this difficult.  Please explore the possibility of stairs or pathways to Broadway for 

pedestrians. 

 

*Please do not submit hard copies until we have notified you that the plans are good 
to go for a Planning Board agenda. 

Possible Planning Board agenda:  

Deadline to advertise:  

Deadline to post to abutters:  

Deadline for edits or amendments:  



   

 
 

        
              

Information for Meter Sizing and Cross-Connection Control 
 
 

Service Address  _______________________________________________________________ 
 
Customer:  _____________________________________ Phone:  _______________________ 
 
Contractor/plumber:  ______________________________ Phone:  _______________________ 
 
 
Each unit receiving service will be individually metered.  A variance for a master meter in a multi-unit 
building may be allowed if the units share central hot water (heating or domestic use); however the 
water bill will be calculated based on the number of units plus consumption, i.e. a three-unit building with 
a master meter will be charged for three minimum water bills plus consumption over the minimum.   
 
Variances to the meter policy for any other reason requires written application and approval by the 
Board of Trustees.   
 
Accounts in a multi-unit building remain the responsibility of one entity unless there is a separate outside 
shut-off for each unit, or the meters are clustered in one location to which the District has unrestricted 
access.  Failure to maintain access can result in denial of service. 
 
 
Total number of units in building:  ________________  
 
Type of use:   /_/ Commercial /_/   Industrial      /_/ Governmental  

 
/_/  Residential /_/   Fire protection     /_/ ______________________ 

 
 
Describe use:  _________________________________________________________________ 

 
 
Predominately flushometers:    /_/  Y       /_/ N                    Used by public:  /_/  Y       /_/ N 
 
#        FIXTURE #        FIXTURE #     OTHER FIXTURES 
         Bathtubs/showerheads           Utility sinks  
         Toilet – tank           Laundry tub/sink             
         Toilet-  flushometer           Bar sinks              
         Urinal – flushometer           Dishwashers              
         Urinal – tank           Lavatory sinks             
         Urinal – pedestal           Clothes washers              
         Drinking fountains           Soda fountains  
         Cuspidors           Ice maker  no refrigeration  
         Kitchen sinks           Hose connections  
 
 

P.O. BOX 1129 · BANGOR, ME 04402-1129 
TEL:  (207) 947-4516 · FAX:  (207) 947-5707 

www.bangorwater.org 

Complete and sign reverse side 
         Rev 11/13 



   

 
Additional Notes or Comments (i.e. continues flow needs or other water-use items): 
 
________________________________________________________________________ 
 
________________________________________________________________________ 
 
________________________________________________________________________ 
 
 
Please check all that apply to this facility: 
 

 
 
Addition notes or comments (i.e. other connections or processes related to cross-connection 
classification: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 

 
 
I certify that the information provided above is true and accurate. 
 
 
Signature: ______________________________________________ 
 
Print name:  ______________________________ Date:  ______________________ 

 
 

 
 

 
 

Chemical use/injection Swimming pool/hot tub 
Recycled water connection Well 
Sewer septic tank Sewage treatment/pumping 
Booster pump/pressure tank Medical /dental/lab facilities 
Irrigation system Commercial laundry/dry cleaning 
Solar panels Plating facilities 
Steam generation Cooling system 
Industrial processing Car wash 
Sand/gravel processing Fire protection 
Food prep/dishwashing Photo development/printing 

BWD USE 
 
Calculated fixture units:    _______________________  
 
Estimated peak flow demand:   _______________________ 
 
Required meter size:  ______________ Required backflow device:  _______________ 
 
Completed by:  ________________________________ Date:  _______________ 
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Pre-application Meeting Date: ____02.11.2026____ 

Date submitted: ___5.21.2026_____   

Date Reviewed: ____5.28.2026______  

Initials: ____MRA______  

Project: Broadway Height 

Project Location: Milford St Ext (Map-Lot 046-032)  

Applicant: Penquis CAP  

Applicant Representative: Randy Bragg – Carpenter Associates 

Phone Number or Email:  207-827-8001 – info@carpenterassoc.com 

Project Zoning District:  Multifamily and Service District (M&SD) 

Allowed Use: One-family, two-family and multifamily detached dwellings 

Yes No Not 
applicable 
/ Other 

Site Plan Element 

X   Scale 
X   North Arrow 
X   Building/Lot dimensions 
X   Building locations/uses 
X   Parking/access/loading locations 
  X Signage 
X   Lighting 
  See 

Comments 
Screening and Buffer 

X   Erosion and sedimentation 
   Stormwater 
   Manholes/catch basins 
X   Sewer 
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Yes No Not 
applicable 
/ Other 

Site Plan Element 

   Water 
   Fire Hydrants / fire pond 
 X  Electric/Communication 
X   Curbs and gutters 
X   Paved/un-vegetated/vegetated areas 
X   Trash 
  X Outdoor display/storage 
X   Existing trees 
X   Deed or other instrument allowing pursuit of permits 
X   Topo 
X   Adjacent buildings and features 
  X Traffic 
X   Location sketch 
   Post Construction Stormwater Maintenance Plan 
   Fire Comments 
  X Shoreland delineation/zoning compliance 
 X  Floodplain location 
  X Effects on scenic, etc 
X   Table showing compliance with dimensional 

Requirements 
  See 

Comments 
Table showing compliance with Parking Requirements 

  X Additional Conditional Use General Requirements 
Traffic Study 

Support Letter for paragraph (4) 
  X Additional Conditional Use Specific 

Requirements for Use or District 
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X   Additional Subdivision Requirements 
Lot lines 
Existing street connections 
Open space reservation 
Abutters 
Onsite wastewater 
Easements 
Soils 
Wetlands 

  X Additional Solar applications  
Height 
Yard 
Buffers 
Glare 
Decommissioning plan 
Utility Connections 
Confirmation of use  

    
    
    

 

Staff Comments 

Please add a note to the site plan that native species are encouraged and no invasive 

species will be used.  Note added to General Notes on plan. 

Will existing trees identified on the site be able to be preserved at all? They can count 

towards buffer requirements where applicable.  At this time there is very little area 

that will not be disturbed.  Any vegetation preserved is counted on to meet the buffer 

requirements. 

Please note on the plan the number of required parking spaces (proposed number is 

shown, but not the required amount).  Note added to plan. 
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Please add a signature block for the Planning Board to sign.  Added. 

Please provide documentation to demonstrate technical and financial capacity.  Added 

to application package. 

At the pre-app meeting, a parking agreement was discussed. Are there still plans to do 

this?  No, not at this time. 

For some of the bolts/monuments found, on the subdivision plan, there needs to be 

leader lines between the label and the bolt/monument to more clearly indicate where 

these are.  Refer to survey plan. 

Is this area meant to allow cars in or is it meant to be 

pedestrian only? If pedestrian-only, there should be bollards here to prevent people 

from driving in. Also, the aisle width does not appear to be 24’ where the last parking 

space is. The maneuvering area here also does not appear to provide an area for a 

vehicle to back and turn around.  Refer to revised plan.  Bollards added, as well as 

pavement markings to deter vehicles other than deliveries. 
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The narrative says this is a 1.3-acre lot, but the dimension table on the site plan says 1.04 

acres.  Survey has been provided.  Parcel viewer to be updated. 

This label is indicating the trees will be planted in the City’s right-of-way, but they 

would need to be located inside the property line. Also, if the buffer length is 150’, 6 

trees would be needed, not 3. Also, per Engineering’s comments, the trees are proposed 

to be located in a ditch, which is not a good location. The ditch grading also falls outside 

the property line.  Trees will be adjusted to be planted inside the property line.  The 

number of trees has been adjusted to align with distance. 
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In all buffers, please also show the specific locations of the plantings.  See updated 

plan. 

There should be a sidewalk connection from this parcel to the sidewalk along the street. 

Also, can you connect the sidewalk on the west side to the sidewalk on the east side of 

the parking lot? The onsite pedestrian access seems incomplete, or non-continuous.  

Sidewalk has been added at entrance drive and along front of building as requested. 
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Please add the number of units to the LDP application and the site plan.  Number of 

units added to plan (41) and application. 

For the required lot size, please just put the calculated required lot size; also, it needs to 

use the updated formula, which is 5,000sqft for the first 4 units and 250sqft for each 

additional.  Table adjusted.  14,250sf = [5,000 + (41-4) 250]. 

It seems like there's a common kitchen? Does there need to be a loading area for 

food/etc?  A small loading area has been created. 

Are there not individual cooking facilities in each room? If not, this use may fall under 

congregate housing or co-living dormitory, which are conditional uses in this zone. If it 

is one of these uses, there is a lower parking space requirement – 1 space per 3 rooms.  

Each of the units will have a small kitchen. 

Please add disturbed area to the LDP application.  Disturbed area has been added to 

the plan. 

Please add to the notes on the subdivision plan the square footage of wetland disturbed.  

Wetland disturbed is shown on the plan. 

Please note that a Maine General Construction Permit is required for this project.           

A MGCP will be required of the contractor as part of the bidding documents. 

The abutter info seems to be outdated. Up to date abutter information can be found on 

the parcel viewer:  

https://experience.arcgis.com/experience/174c9cb9d4644d67883101b8743b94a9#data_

s=id%3AdataSource_2-4a9f4682b6d542d38c5cf46dc0b1638a%3A6063 

Abutters have been updated on plan. 

https://experience.arcgis.com/experience/174c9cb9d4644d67883101b8743b94a9#data_s=id%3AdataSource_2-4a9f4682b6d542d38c5cf46dc0b1638a%3A6063
https://experience.arcgis.com/experience/174c9cb9d4644d67883101b8743b94a9#data_s=id%3AdataSource_2-4a9f4682b6d542d38c5cf46dc0b1638a%3A6063
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BWD Comments: 

Provide an 8" gate valve near the right of way; water mains, services, valves and 

hydrants will be considered as privately owned, from this point.  8” gate valve added 

near R.O.W. 

Hydrant shall be located within 5 feet of the dead end.  Adjusted. 

Please fill out the attached fixture count and new construction forms; Bangor Water 

District will size the domestic service line.  Preliminary forms completed.  Final fixture 

count to be verified upon final plumbing design. 

Confirm fire service size once design has been completed and approved by the Fire 

Marshall.  Fire service size will be confirmed upon design completion and SFMO 

review. 

Existing water main which this project is shown connecting is a 12" DI not an 8", 

reducing will be required. Please note that the existing 12" MJ cap shall be removed to 

allow connection.  Note added. 

Existing 12" DI water main is still currently inactive, awaiting pressure testing, 

chlorination and passing bacteria sampling.  Assumption is that this will be addressed 

prior to the start of this project, but worth noting.  Understood. 

Please update note 14 on sheets C1 and C2. "ALL WATER UTILITY WORK MUST BE 

COORDINATED WITH AND MEET BANGOR WATER DISTRICT STANDARDS."  

Existing note adjusted with new wording. 
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Please update the water narrative to reflect that the water main will be privately owned 

from valve installed at the right of way to the dead end.  Please also note that Bangor 

Water District will size the domestic water service.  Narrative adjusted. 

Engineering Comments: 

Show the size of the proposed sewer pipes.  Labeled on plan, verified at final design. 

 
Show the existing sewer in Milford Street Extension to which you plan to connect.  It is 

currently beyond the limits of the plans.  View window extended. 

 
Can the sewer main and manhole be extended to the corner of Milford Street Extension?  

This would lengthen the sewer main, but shorten the sewer service.  Done. 

Is the sewer main intended to be taken over and maintained by the City in Milford 

Street Extension after construction?  Yes. 

Provide a grease trap sized appropriately for the use.  Outside grease traps are 

preferred.  Code Enforcement can help with this.  Grease trap added.  Sizing will be 

completed as part of final design. 

We would like to see pedestrian access to Broadway, but recognize that the grades 

make this difficult.  Please explore the possibility of stairs or pathways to Broadway for 

pedestrians.  At this time, stairs are difficult, and there is concern that the low lying 

area between the retaining wall and building could be used as a hideaway. 
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Forestry Comments: 

If any of the six (6) proposed " 10' Front E-Buffer Trees" fall within the 50' ROW of 

Milford Street Ext., the metal root ball cage should be removed entirely, not just have 

burlap folded down.  All trees will be placed outside the R.O.W. 

What is the "Guarantee Period" for landscaping survival should any of it be placed 

within the City ROW?  It is typical that the bid documents require a 1 year warranty 

from completion. 

 

*Please do not submit hard copies until we have notified you that the plans are good 
to go for a Planning Board agenda. 

Possible Planning Board agenda: 07.07.26 

Deadline to advertise:   

Deadline to post to abutters: 06.25.26 

Deadline for edits or amendments: 06.18.26 

 



Outlook

Re: 2024038 Penquis - Broadway Heights

From Hanscom Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>
Date Wed 6/17/2026 8:44 AM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>

I'm ok with this

Best Regards,
 

 
Brenda Hanscom Bilotta
Deputy Director of Code Enforcement
Code Enforcement Office
Phone: 207-992-4224
Fax: 207-992-4196
http://www.bangormaine.gov
 

From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Wednesday, June 17, 2026 8:12 AM
To: Davis, Jefferson <jefferson.davis@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; May,
Richard <richard.may@bangormaine.gov>; Peasley, Hannah <Hannah.Peasley@bangormaine.gov>; Hanscom
Bilotta, Brenda <Brenda.hanscombilotta@bangormaine.gov>; LaBree, Jeff <jeff.labree@bangormaine.gov>;
Vachon, Adam <adam.vachon@bangormaine.gov>; Vaughan Littlefield <vaughan@bangorwater.org>; Cameron,
Sophia <sophia.cameron@bangormaine.gov>; Arruda, Ben <ben.arruda@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Fw: 2024038 Penquis - Broadway Heights
 
Hi all,
Attached are the revisions for the project on Milford St Ext. If these satisfy your remaining comments,
please send your signoffs, if not, please send your comments. Thanks in advance!
Best,

http://www.bangormaine.gov/
http://www.bangormaine.gov/
http://www.bangormaine.gov/
https://www.facebook.com/BangorCityHall/
https://www.facebook.com/BangorCityHall/
https://twitter.com/Cityofbangorme
https://twitter.com/Cityofbangorme
https://itunes.apple.com/us/app/go-bangor/id904736987?mt=8
https://itunes.apple.com/us/app/go-bangor/id904736987?mt=8
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Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

Some people have received emails or letters from an unknown source pretending to be the municipality, stating that

additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is available on the

City's website, and we always require fees up front before reviewing an application, not after it's been put on a Planning

Board agenda.

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you have any
questions.

From: Carpenter Associates <info@carpenterassoc.com>
Sent: Tuesday, June 16, 2026 4:58 PM
To: Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Subject: 2024038 Penquis - Broadway Heights
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR ATTACHMENTS.

Anja/Matthew –
 
Please find attached our response to staff comments and an updated Land Development Application package. 
 
We have contacted Penquis again and are waiting for them to provide the signed Owner-Applicant-Agent form
and the Financial Ability information and will update the package as soon as received (we expect it to be in the
next day or two).  We wanted to get this in front of you ASAP and before the 6/18 deadline. 
 
Thank you,
 
Janelle Libby
Carpenter Associates
687 Stillwater Avenue
Old Town, ME 04468
Phone (207) 827-8001
Fax (207) 827-8234
 

https://bangormaine.gov/
https://bangormaine.gov/


Outlook

RE: 2024038 Penquis - Broadway Heights

From Chuck Harrison <chuck@bangorwater.org>
Date Mon 6/22/2026 3:25 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Patrick Later <patrick@bangorwater.org>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>;

Vaughan Littlefield <vaughan@bangorwater.org>; Joe Abbott <joe@bangorwater.org>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Matthew,
 
For the next Milford Street extension project, I will call it phase II. I am a bit concerned that
phase I (Water Line Approval and Activation) is not yet completed, and others are looking to
move on to phase II. The water line has sat for so long, the contractor will need to re-pressure
check and re-chlorine that line to meet our construction standards.  I do not want to be an
obstacle for growth, but pushing phase I completion down the road to start another leaves the
Water District in an even more perilous situation, of which I am not willing to do. Currently we
have 500 feet of 12-inch pipe and 175 feet of 8-inch pipe with stagnant water that has been in
the pipe for a long period of time. Allowing more connections is a safety concern that the District
is not willing to take. What if anything can be done to get phase I completed. The District will not
sign off on phase II until phase I is complete to our standards.
 
Please let me know if you have questions or concerns.
 
 
Chuck Harrison
Bangor Water Distict
General Manager
O: 207-947-4516 X203
C: 720-505-6641
 
“Whether you think you can or think you can’t, you’re right"
– Henry Ford
 
   
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Monday, June 22, 2026 12:20 PM
To: Chuck Harrison <chuck@bangorwater.org>; Patrick Later <patrick@bangorwater.org>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: 2024038 Penquis - Broadway Heights
 
Hello,
Okay, I'll reattach the revisions for a project on Milford St Ext here and I just sent you another
application.
Thank you,



Outlook

Re: 2024038 Penquis - Broadway Heights

From Vachon, Adam <adam.vachon@bangormaine.gov>
Date Tue 6/23/2026 9:43 AM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>

No additional comments from fire.

Adam

 

Adam Vachon
Fire Inspector, CFI-1
Fire Prevention Division
Phone: 207-992-4180
Fax: 207-942-8213

http://www.bangormaine.gov

adam.vachon@bangormaine.gov

From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Monday, June 22, 2026 11:13 AM
To: Davis, Jefferson <jefferson.davis@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; May,
Richard <richard.may@bangormaine.gov>; Peasley, Hannah <Hannah.Peasley@bangormaine.gov>; Vachon, Adam
<adam.vachon@bangormaine.gov>; Vaughan Littlefield <vaughan@bangorwater.org>; Cameron, Sophia
<sophia.cameron@bangormaine.gov>; Arruda, Ben <ben.arruda@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: 2024038 Penquis - Broadway Heights
 
Hi all, has anyone had a chance to review these revisions? Thanks in advance!

https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.bangormaine.gov%2f&c=E,1,WbsH07hf1Dl9ik77RNBjLq_Yy1yoY4aH_GgqqKAw7r1BoqTngZ9u6Y1nu07ZKcNF3Def43H5XrCozwiCPQ9lTjj5hsXha9JbRpm2zLDpN5TFeyrlSAQ,&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.bangormaine.gov%2f&c=E,1,WbsH07hf1Dl9ik77RNBjLq_Yy1yoY4aH_GgqqKAw7r1BoqTngZ9u6Y1nu07ZKcNF3Def43H5XrCozwiCPQ9lTjj5hsXha9JbRpm2zLDpN5TFeyrlSAQ,&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.bangormaine.gov%2f&c=E,1,Dg-bVo_KePamk1B4cus0Lkd0oT0gkr8cELfoPO4Gmff8v2MhenNQC9IKpAGuW_5UKqm3lRbN_axOFeOqjYOtPQCzwkBlKrk3ZzioGRCmmdG2&typo=1
mailto:adam.vachon@bangormaine.gov


Outlook

Re: 2024038 Penquis - Broadway Heights

From Collette, Anja <anja.collette@bangormaine.gov>
Date Wed 6/24/2026 11:21 AM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; info <info@carpenterassoc.com>
Cc Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>

Hi there, this is an additional comment with regards to the pedestrian connection to Broadway. We
spoke with Engineering about that and they agree that there really does need to be a pedestrian
connection to Broadway particularly when there is frontage on that road and where it's a 41-unit
apartment building with only 21 parking spots. They noted that the existing sidewalk through the school
area is intended for the school itself and not as a public way, and also that it goes through a fenced area
at the school. The Schools department will likely not allow the public to use that, at least during school
hours. I know there was also a concern about people coming up any stairs to hide between the retaining
wall and the building, so I would propose a gate at the bottom of the stairs that requires key card access
or something similar in order for people to enter.

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280

The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have been
made public. Please note that the City of Bangor will never ask you to wire funds, do not follow
any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.

mailto:anja.collette@bangormaine.gov


Outlook

Re: 2024038 Penquis - Broadway Heights

From Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Date Wed 6/24/2026 11:07 AM
To info <info@carpenterassoc.com>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>

Hello, please see the comments from staff below. To get this on the July 7th Planning Board meeting, we
will need revisions as soon as possible. If you have any questions, please feel free to reach out.
Engineering Comments:

The plans show a 1:1 slope that is 9 feet in height at its maximum and is graded to the property
line of the abutting property.  The plans do not call out the proposed surface treatment of this
slope that I could find.  They provide details of slope treatment in the detail section but provide
details for both vegetative cover and Riprap.  This is a tall, steep slope with storm drain at the base
of the slope and surface treatment needs to be called out as well as a maintenance plan for this
slope.  This will be an erosion issue long-term and with the basin at the bottom of this will require
regular maintenance to ensure not sediment is built up.  Also, would like to see Geotech report
that supports the stability of the 1:1 slope.
This slope creates a change in conditions for the neighboring property and a fence should be
installed the entire length of the slope on the property line to mitigate the hazard it creates for the
abutting property.  Plans show an existing fence that extends a portion of this, however it should
be extended to the full length.
The plan calls for a modular block wall installed on the frontage on Broadway Street.  This is
shown with the face of the wall only 2 feet off the property line.  I am curious how they plan to
install this.  This will require excavating into the ROW as shown and likely at 9 ft max exposed
height, likely 11 to 12 feet including buried portion, this wall will require base blocks to be 72 inch
deep blocks which means the base blocks will be 4 feet into the ROW at the back.  The other
alternative would require reinforcing geogrid which would extend under the sidewalk which the
City is not in favor of allowing either.  This wall should be moved away from the ROW line to allow
the wall the be built entirely on the subject property.  The city may allow a construction easement
for excavation during construction within the ROW, however no structure shall be built within the
ROW.
We recommend shrubs planted at the top of the wall between the wall and the sidewalk as a
buffer. Top of wall must have a proper railing installed
The isle for the parking at and to the south of the handicapped parking spot does not meet the
isle width requirement.  The isle necks down before these spots.  This isle needs to be increased to
24 feet for the entire width of the parking spaces.  This layout also forces the last 1 or 2 spots to
back over the sidewalk closing area in order to exit.  Possibly shift the sidewalk to remove this
scenario.
Curb cut on Broadway needs to be removed and new curbing installed to match exiting curb line.
 Esplanade should be installed and sidewalk raised to match grades on either side of existing
driveway.
There is an odd Door shown on the top of the retaining wall on Broadway.  What is this for?
Grading in ROW in front- We have no issue here since there is an existing sidewalk on this street.



Crosswalk marking in driveway- would like to move this to the sidewalk for the roadway.  This is a
school access route.  Provide Tip downs and detectables at entrance per MDOT Specifications.

Forestry Comments:
Can you send a species list for new plantings?

Planning Comments:
The southern fence looks like it goes over the property line

Best,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

Some people have received emails or letters from an unknown source pretending to be the municipality, stating that

additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is available on the

City's website, and we always require fees up front before reviewing an application, not after it's been put on a Planning

Board agenda.

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you have any
questions.

From: Carpenter Associates <info@carpenterassoc.com>
Sent: Wednesday, June 17, 2026 3:30 PM
To: Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Subject: 2024038 Penquis - Broadway Heights
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR ATTACHMENTS.

Anja/Matthew -

Please find attached the Broadway Heights application package with the Owner-Applicant-Agent form and
Financial Ability Section added.
 
Please confirm that we are set to be placed on the July 7, 2026 Planning Board Agenda.

Thank you,
 
Janelle Libby
Carpenter Associates
687 Stillwater Avenue
Old Town, ME 04468
Phone (207) 827-8001
Fax (207) 827-8234

https://bangormaine.gov/
https://bangormaine.gov/


 

From: Carpenter Associates
Sent: Tuesday, June 16, 2026 4:59 PM
To: Collette, Anja <anja.collette@bangormaine.gov>; 'Altiero, Matthew' <Matthew.Altiero@bangormaine.gov>
Subject: 2024038 Penquis - Broadway Heights
 
Anja/Matthew –
 
Please find attached our response to staff comments and an updated Land Development Application package. 
 
We have contacted Penquis again and are waiting for them to provide the signed Owner-Applicant-Agent form
and the Financial Ability information and will update the package as soon as received (we expect it to be in the
next day or two).  We wanted to get this in front of you ASAP and before the 6/18 deadline. 
 
Thank you,
 
Janelle Libby
Carpenter Associates
687 Stillwater Avenue
Old Town, ME 04468
Phone (207) 827-8001
Fax (207) 827-8234
 



Outlook

RE: 2024038 Penquis - Broadway Heights

From Randy Bragg <rbragg@carpenterassoc.com>
Date Thu 6/25/2026 10:35 AM
To Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>;

Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc info <info@carpenterassoc.com>; Krieg, Anne M. <anne.krieg@bangormaine.gov>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Anja, 
 
Jeff and Eric called and we went through all of their comments.  Thank you for having them call back.  We can
make the adjustments needed, the big one moving the retaining wall in a bit, and obtain a grading easement for
the install if necessary.  We will make the drawing changes as soon as possible (a couple of days).
 
Randy Bragg, P.E.
Carpenter Associates
687 Stillwater Avenue
Old Town, ME  04468
(207) 827-8001
 
From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Thursday, June 25, 2026 10:09 AM
To: Randy Bragg <rbragg@carpenterassoc.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Rienas,
Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc: Carpenter Associates <info@carpenterassoc.com>; Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: Re: 2024038 Penquis - Broadway Heights
 
Okay, they did confirm that the rest of their comments were addressed. I just contacted
Engineering to ask if someone could speak with you today.
 

 

Anja Collette, AICP

Planning Officer

Community & Economic Development



Planning Division

 

73 Harlow Street

Bangor, ME 04401

anja.collette@bangormaine.gov

Phone: 207.992.4280

 
The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have
been made public. Please note that the City of Bangor will never ask you to wire funds, do not
follow any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees
about government business may be classified as public records. There are very few exceptions. As a result, please
be advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Randy Bragg <rbragg@carpenterassoc.com>
Sent: Thursday, June 25, 2026 6:35 AM
To: Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>;
Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc: info <info@carpenterassoc.com>
Subject: RE: 2024038 Penquis - Broadway Heights
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Okay, that sounds reasonable.  I believe we did address their previous comments, they were minor.
 
I did reach out to engineering to discuss their recent comments, but have not heard back yet.  A couple of the
requests are going to be challenging to solve in short order.  I will know more once I talk with them.
 
Randy Bragg, P.E.
Carpenter Associates
687 Stillwater Avenue
Old Town, ME  04468
(207) 827-8001
 
From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Wednesday, June 24, 2026 3:22 PM
To: Randy Bragg <rbragg@carpenterassoc.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Rienas,
Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc: Carpenter Associates <info@carpenterassoc.com>
Subject: Re: 2024038 Penquis - Broadway Heights
 
Hi Randy, I spoke with the Water District and they're amenable to having a condition of Planning
Board approval be that before the road opening permit be issued for Phase 2, that any issues

mailto:anja.collette@bangormaine.gov
mailto:anja.collette@bangormaine.gov
mailto:planning@bangormaine.gov
mailto:rbragg@carpenterassoc.com
mailto:anja.collette@bangormaine.gov
mailto:Matthew.Altiero@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov
mailto:info@carpenterassoc.com
mailto:anja.collette@bangormaine.gov
mailto:rbragg@carpenterassoc.com
mailto:Matthew.Altiero@bangormaine.gov
mailto:Kayleigh.Rienas@bangormaine.gov
mailto:info@carpenterassoc.com


with the water line for Phase 1 be cleared up. Since Vaughan is out, they're also reviewing his
comments to make sure those were addressed.
 

 
Anja Collette, AICP
Planning Officer
Community & Economic Development
Planning Division
 
73 Harlow Street
Bangor, ME 04401
anja.collette@bangormaine.gov
Phone: 207.992.4280
 
The City of Bangor has recently experienced a scam involving emails that create fake invoices and
request payment for application fees, typically after packets containing application materials have
been made public. Please note that the City of Bangor will never ask you to wire funds, do not
follow any such instructions. If you receive an email you believe to be a scam, please contact
anja.collette@bangormaine.gov or planning@bangormaine.gov directly.

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees
about government business may be classified as public records. There are very few exceptions. As a result, please
be advised that what is written in an e-mail could be released to the public and/or the media if requested.

From: Randy Bragg <rbragg@carpenterassoc.com>
Sent: Wednesday, June 24, 2026 11:30 AM
To: Collette, Anja <anja.collette@bangormaine.gov>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>;
Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc: info <info@carpenterassoc.com>
Subject: RE: 2024038 Penquis - Broadway Heights
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Anja,
 
Is it possible to speak with the reviewer from Engineering to make sure I understand their concerns.
 
Randy Bragg, P.E.
Carpenter Associates
687 Stillwater Avenue
Old Town, ME  04468
(207) 827-8001
 
From: Carpenter Associates <info@carpenterassoc.com>
Sent: Wednesday, June 24, 2026 11:27 AM
To: Randy Bragg <rbragg@carpenterassoc.com>

mailto:anja.collette@bangormaine.gov
mailto:anja.collette@bangormaine.gov
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mailto:info@carpenterassoc.com
mailto:info@carpenterassoc.com
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Carpenter Associates Responses 
June 25, 2026 
 
 
Milford St Ext – 046-032 Additional Comments 
6/24/2026 
 
Hello, please see the comments from staff below. To get this on the July 7th Planning Board 
meeting, we will need revisions as soon as possible. If you have any questions, please feel 
free to reach out. 
Engineering Comments: 

• The plans show a 1:1 slope that is 9 feet in height at its maximum and is graded to 
the property line of the abutting property.  The plans do not call out the proposed 
surface treatment of this slope that I could find.  They provide details of slope 
treatment in the detail section but provide details for both vegetative cover and 
Riprap.  This is a tall, steep slope with storm drain at the base of the slope and 
surface treatment needs to be called out as well as a maintenance plan for this 
slope.  This will be an erosion issue long-term and with the basin at the bottom of 
this will require regular maintenance to ensure not sediment is built up.  Also, would 
like to see Geotech report that supports the stability of the 1:1 slope. 
Details are provided for riprap stabilization in the drawing set.  Geotechnical 
work, at design, will confirm slope stabilization. 
 

• This slope creates a change in conditions for the neighboring property and a fence 
should be installed the entire length of the slope on the property line to mitigate the 
hazard it creates for the abutting property.  Plans show an existing fence that 
extends a portion of this, however it should be extended to the full length. 
Existing fences labeled, fence added to extend to full length. 
 

• The plan calls for a modular block wall installed on the frontage on Broadway 
Street.  This is shown with the face of the wall only 2 feet off the property line.  I am 
curious how they plan to install this.  This will require excavating into the ROW as 
shown and likely at 9 ft max exposed height, likely 11 to 12 feet including buried 
portion, this wall will require base blocks to be 72 inch deep blocks which means 
the base blocks will be 4 feet into the ROW at the back.  The other alternative would 
require reinforcing geogrid which would extend under the sidewalk which the City is 
not in favor of allowing either.  This wall should be moved away from the ROW line to 
allow the wall the be built entirely on the subject property.  The city may allow a 
construction easement for excavation during construction within the ROW, however 
no structure shall be built within the ROW. 
Retaining wall has been moved closer to building.  Design will request grading 
easement for install.  No structures are planned for R.O.W. upon completion. 

 



• We recommend shrubs planted at the top of the wall between the wall and the 
sidewalk as a buffer. Top of wall must have a proper railing installed. 
Shrubs will be installed between wall and sidewalk.  The wall will also have a 
fence along the top. 
 

• The isle for the parking at and to the south of the handicapped parking spot does not 
meet the isle width requirement.  The isle necks down before these spots.  This isle 
needs to be increased to 24 feet for the entire width of the parking spaces.  This 
layout also forces the last 1 or 2 spots to back over the sidewalk closing area in 
order to exit.  Possibly shift the sidewalk to remove this scenario. 
Sidewalk has been adjusted to allow proper turning movement. 
 

• Curb cut on Broadway needs to be removed and new curbing installed to match 
exiting curb line.  Esplanade should be installed and sidewalk raised to match 
grades on either side of existing driveway. 
Existing curb cut will be removed and curbing, sidewalk and esplanade will be 
made continuous. 
 

• There is an odd Door shown on the top of the retaining wall on Broadway.  What is 
this for? 
This “door” is a gate on the existing fencing picked up on the survey.  This 
fencing and gate/door will be removed in favor of the new design. 
 

• Grading in ROW in front- We have no issue here since there is an existing sidewalk 
on this street. 
Okay. 
 

• Crosswalk marking in driveway- would like to move this to the sidewalk for the 
roadway.  This is a school access route.  Provide Tip downs and detectables at 
entrance per MDOT Specifications. 
Crosswalk marking, tip downs, and detectables added to proposed curb cut at 
Milford Place Extension. 

 
Forestry Comments: 

• Can you send a species list for new plantings? 
Note added to include native non-invasive species.  Exact species to be 
approved by the City prior to construction. 

 
 
Planning Comments: 

• The southern fence looks like it goes over the property line. 
This fence is an existing fence. 

 



This is an additional comment with regards to the pedestrian connection to Broadway. We 
spoke with Engineering about that and they agree that there really does need to be a 
pedestrian connection to Broadway particularly when there is frontage on that road and 
where it's a 41-unit apartment building with only 21 parking spots. They noted that the 
existing sidewalk through the school area is intended for the school itself and not as a 
public way, and also that it goes through a fenced area at the school. The School 
department will likely not allow the public to use that, at least during school hours. I know 
there was also a concern about people coming up any stairs to hide between the retaining 
wall and the building, so I would propose a gate at the bottom of the stairs that requires key 
card access or something similar in order for people to enter. 
We have included a stair access from the Broadway sidewalk, connecting to the 
sidewalk in front of the proposed building.  During design a method will be developed 
to restrict non-tenants from short-cutting through this property. 
 
 



Outlook

RE: 2024038 Penquis - Broadway Heights

From Chuck Harrison <chuck@bangorwater.org>
Date Wed 6/24/2026 4:51 PM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Patrick Later <patrick@bangorwater.org>; Vaughan

Littlefield <vaughan@bangorwater.org>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Anja,
 
Based on our earlier conversation, and confirming that Vaughan’s previous comments that were
addressed, I would recommend that the Milford Extension Phase 2 be allowed to go to the
planning board with one condition. The condition being that a road opening permit will not be
allowed on the phase 2 project until the phase 1 water line meets BWD specifications. I think
this will address Vaughan’s comment about the original water line yet allow the phase 2 to move
forward in seeking funding, and allow additional documents to be submitted. Please let me
know if you have questions or concerns.   
 
 
Chuck Harrison
Bangor Water Distict
General Manager
O: 207-947-4516 X203
C: 720-505-6641
 
"Whether you think you can or think you can’t, you’re right"
– Henry Ford
 
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Monday, June 22, 2026 12:20 PM
To: Chuck Harrison <chuck@bangorwater.org>; Patrick Later <patrick@bangorwater.org>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Subject: Re: 2024038 Penquis - Broadway Heights
 
Hello,
Okay, I'll reattach the revisions for a project on Milford St Ext here and I just sent you another
application.
Thank you,

https://bangormaine.gov/
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Outlook

Re: 2024038 Penquis - Broadway Heights

From Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Date Fri 6/26/2026 12:07 PM
To Cameron, Sophia <sophia.cameron@bangormaine.gov>; Arruda, Ben <ben.arruda@bangormaine.gov>
Cc Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>;

Krieg, Anne M. <anne.krieg@bangormaine.gov>

Hi Sophie,
We cannot require a species list or garden beds on this project since it is not in our ordinance. However,
the ordinance prohibits invasive species, so that is why we were able to have that added.

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

Some people have received emails or letters from an unknown source pretending to be the municipality, stating that

additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is available on the

City's website, and we always require fees up front before reviewing an application, not after it's been put on a Planning

Board agenda.

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you have any
questions.

From: Cameron, Sophia <sophia.cameron@bangormaine.gov>
Sent: Friday, June 26, 2026 11:45 AM
To: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Davis, Jefferson <jefferson.davis@bangormaine.gov>;
Baron, Eric <Eric.Baron@bangormaine.gov>; May, Richard <richard.may@bangormaine.gov>; Arruda, Ben
<ben.arruda@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>;
Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: Re: 2024038 Penquis - Broadway Heights
 
I think on our end we would prefer there to be a more solid species list/landscape design before
approval, instead of them selecting species following approval. Also not seeing any garden beds or

https://bangormaine.gov/
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perennials? 

Thanks,

Sophie

Sophia A. Cameron
Forest Technician
Forestry Division
Public Works/Parks & Recreation
207-992-4504
sophia.cameron@bangormaine.gov

From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Friday, June 26, 2026 11:40 AM
To: Davis, Jefferson <jefferson.davis@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; May,
Richard <richard.may@bangormaine.gov>; Cameron, Sophia <sophia.cameron@bangormaine.gov>; Arruda, Ben
<ben.arruda@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>;
Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: Fw: 2024038 Penquis - Broadway Heights
 
Hi all, 
Please see the attached comments and revisions. If these satisfy your remaining comments, please send
over a signoff.
Thank you,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov

Some people have received emails or letters from an unknown source pretending to be the municipality, stating that

additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is available on the

City's website, and we always require fees up front before reviewing an application, not after it's been put on a Planning

Board agenda.

https://bangormaine.gov/
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Outlook

RE: 2024038 Penquis - Broadway Heights

From Baron, Eric <Eric.Baron@bangormaine.gov>
Date Mon 6/29/2026 9:27 AM
To Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Cc Davis, Jefferson <jefferson.davis@bangormaine.gov>

Matthew,
 
These responses are acceptable to Engineering. 
 
Thank you
 
Eric
 
Eric Baron, P.E.
Assistant Director of Engineering
Maine Licensed Engineer
City of Bangor
O: 207-992-4244
M: 207-852-8323
 
From: Altiero, Matthew <Matthew.Altiero@bangormaine.gov>
Sent: Friday, June 26, 2026 11:40 AM
To: Davis, Jefferson <jefferson.davis@bangormaine.gov>; Baron, Eric <Eric.Baron@bangormaine.gov>; May,
Richard <richard.may@bangormaine.gov>; Cameron, Sophia <sophia.cameron@bangormaine.gov>; Arruda, Ben
<ben.arruda@bangormaine.gov>
Cc: Collette, Anja <anja.collette@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>;
Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: Fw: 2024038 Penquis - Broadway Heights
 
Hi all, 
Please see the attached comments and revisions. If these satisfy your remaining comments,
please send over a signoff.
Thank you,

Matthew Altiero, Planning Analyst
Community & Economic Development Department
matthew.altiero@bangormaine.gov
 

https://bangormaine.gov/
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Some people have received emails or letters from an unknown source pretending to be the municipality, stating
that additional, exorbitant fees are required to finish processing applications. Please know that our fee schedule is
available on the City's website, and we always require fees up front before reviewing an application, not after it's

been put on a Planning Board agenda.
 

 Please also call our office at 207-992-4280 or email us at planning@bangormaine.gov if you're unsure or if you
have any questions.

 
 

From: Carpenter Associates <info@carpenterassoc.com>
Sent: Friday, June 26, 2026 11:29 AM
To: Collette, Anja <anja.collette@bangormaine.gov>; rbragg <rbragg@carpenterassoc.com>; Altiero, Matthew
<Matthew.Altiero@bangormaine.gov>; Rienas, Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc: Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: 2024038 Penquis - Broadway Heights
 

WARNING: EXTERNAL EMAIL - DOUBLE CHECK THE SENDER'S ADDRESS BEFORE OPENING LINKS OR
ATTACHMENTS.

Anja –

Please find attached our response to the most recent staff comments, along with the complete updated package
with revised drawings.
 
How many hard copies are required?
 
Thank you,
 
Janelle Libby
Carpenter Associates
687 Stillwater Avenue
Old Town, ME 04468
Phone (207) 827-8001
Fax (207) 827-8234
 
From: Collette, Anja <anja.collette@bangormaine.gov>
Sent: Thursday, June 25, 2026 10:47 AM
To: Randy Bragg <rbragg@carpenterassoc.com>; Altiero, Matthew <Matthew.Altiero@bangormaine.gov>; Rienas,
Kayleigh <Kayleigh.Rienas@bangormaine.gov>
Cc: Carpenter Associates <info@carpenterassoc.com>; Krieg, Anne M. <anne.krieg@bangormaine.gov>
Subject: Re: 2024038 Penquis - Broadway Heights
Importance: High
 
Thanks Randy. I'm thinking we should go ahead and send notices out for this to be on the July
7th meeting, but if after the revisions, there are still some things that are unresolved with
Engineering, if the Planning Board had to postpone their decision until July 21st, would that still
give Penquis enough time to make their funding deadline?
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                                           DEPARTMENT OF ENGINEERING 
 
JEFFERSON DAVIS, PLA 
DIRECTOR OF ENGINEERING  

73 HARLOW STREET, BANGOR, ME  04401 
TELEPHONE:  (207) 992-4244   FAX:  (207) 992-4194 

WWW.BANGORMAINE.GOV 
 

 
 
 
 
June 30, 2026 
 
 
 
City of Bangor Planning Board 
73 Harlow Street 
Bangor, Maine 04401 
 
Re: Broadway Heights Subdivision Plan 
 Milford Street Extension, Bangor, Maine 
 
Dear Planning Board Members, 
 
The Engineering Department of the City of Bangor has completed our review of the proposed subdivision 
plan at Map 46, Lot 32, Milford Street Extension being proposed by Penquis C.A.P. Inc.  The plans were 
prepared and submitted by Randy Bragg of Carpenter Associates on June 26, 2026.   
 
The plan includes the development of a four-story, forty-one (41) unit residential building.  Our review 
included an evaluation of the overall parking and lot layout, traffic generation, proposed utilities 
including sanitary sewer and drinking water. 
 
In accordance with Section 165-128 (F), I have determined that the final subdivision plan for the 
subdivision complies with applicable health, sanitation, and engineering standards.   
 
Sincerely, 
 
 
 
 
Jefferson Davis, PLA 
Maine Licensed Landscape Architect 
Director of Engineering  
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Owner Owner 2 Owner Address 1 Owner Address 2
ST JOSEPH HOSPITAL  360 BROADWAY BANGOR ME 04401
M & J COMPANY  C/O ST JOSEPH HOSPITAL ATTN ACCTS PAYABLE 172 KINSLEY STREET NASHUA NH 03060
TIBBETTS  GARY D TIBBETTS  DAYNA A HERZ 403 BROADWAY BANGOR ME 04401
DULLE  KATHRYN ELIZABETH  407 BROADWAY BANGOR ME 04401
MCDOUGALL  SHAWN  65 KING PINE ROAD HOLDEN ME 04429
QUEEN CITY LLC  8 ROWELL ROAD HAMPDEN ME 04444
VANKIRK  TRICIA L  391 BROADWAY BANGOR ME 04401
PENQUIS C.A.P. INC  PO BOX 1162 BANGOR ME 04402-1162
BANGOR NATURAL GAS COMPANY  498 MAINE AVENUE BANGOR ME 04401
BANGOR CITY OF  ACCT. PAYABLE SCHOOL DEPT. 73 HARLOW STREET BANGOR ME 04401
ROBINSON  ELEANOR JOANNE  383 BROADWAY BANGOR ME 04401
BANGOR CITY OF  ATTN: BANGOR INTERNATIONAL AIRPORT 287 GODFREY BLVD BANGOR ME 04401
PENQUIS C.A.P. INC  PO BOX 1162 BANGOR ME 04402-1162
MP LP  262 HARLOW STREET BANGOR ME 04401



 

 

  

 

June 25, 2026 

Dear Property Owner,   

Please be advised that the Planning Board of the City of Bangor will hold a public hearing on Tuesday, 
July 7th, 2026, beginning at 7 PM in the Council Chambers on the 1st floor of City Hall (73 Harlow Street) 
and will consider the following application: 

Land Development Permit Application – Major Site Development and Minor Subdivision for the 
construction of a 41-unit multi-story building with associated parking at property located at 
Milford Street Extension, Map-Lot 046-032, in the Multifamily and Service District (M&SD). 
Applicant/Owner: Penquis CAP, Inc. 
 
A full copy of the application can be emailed or mailed to any interested party by emailing a request to 
planning@bangormaine.gov or calling the office at 207.992.4257. Copies of the application can also be 
picked up at City Hall. To submit comments in writing, please email comments to 
planning@bangormaine.gov or mail to 73 Harlow Street before 4 PM, July 6th, 2026. Interested parties 
can also make an appointment by email or phone to meet with Planning Division staff in person or on 
Zoom.   

The public is welcome to attend the meeting in person or via Zoom. Public comments are allowed over 
Zoom; however, you must register before 9 AM, July 7th at https://bangormaine.gov/504/Meeting-
Participation. Zoom details can be found at the city’s website under www.bangormaine.gov/calendar. The 
Planning Board meeting may be streamed live via the City of Bangor's YouTube page; however, 
comments are not enabled during streaming. Please call our office if you have questions about the 
process or participation in the hearing process.  

 
Anja Collette 

Planning Officer 
207-992-4280 

planning@bangormaine.gov 

Bangor is rewriting its Land Development Code! For more details and 
to sign up for updates, visit www.blueprintbangor.com 

 



 
 
 
 
 
  

PLANNING DIVISION   

COMMUNITY & ECONOMIC 
DEVELOPMENT 

 

Re: SDP-SUB – Milford St Ext – Penquis CAP – Notice of Mailing 

On June 25, 2026, the Public Notice for Milford St Ext – Penquis CAP, advising that the Planning Board 
of the City of Bangor will hold a public hearing on Tuesday, July 7, 2026, was mailed by the Planning 
Division.   

 

Kayleigh Rienas 



Title 30-A: MUNICIPALITIES AND COUNTIES

Part 2: MUNICIPALITIES

Subpart 6-A: PLANNING AND LAND USE REGULATION

Chapter 187: PLANNING AND LAND USE REGULATION

Subchapter 4: SUBDIVISIONS

§4404. Review criteria

When adopting any subdivision regulations and when reviewing any subdivision for approval, the municipal

reviewing authority shall consider the following criteria and, before granting approval, must determine that:   [PL

1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

1.   Pollution.   The proposed subdivision will not result in undue water or air pollution. In making this

determination, it shall at least consider:  

A. The elevation of the land above sea level and its relation to the flood plains;   [PL 1989, c. 104, Pt. A,

§45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

B. The nature of soils and subsoils and their ability to adequately support waste disposal;   [PL 1989, c. 104,

Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

C. The slope of the land and its effect on effluents;   [PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c.

104, Pt. C, §10 (NEW).]

D. The availability of streams for disposal of effluents; and   [PL 1989, c. 104, Pt. A, §45 (NEW); PL

1989, c. 104, Pt. C, §10 (NEW).]

E. The applicable state and local health and water resource rules and regulations;   [PL 1989, c. 104, Pt.

A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

2.  Sufficient water.  The proposed subdivision has sufficient water available for the reasonably foreseeable

needs of the subdivision;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

3.  Municipal water supply.  The proposed subdivision will not cause an unreasonable burden on an existing

water supply, if one is to be used;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

4.   Erosion.   The proposed subdivision will not cause unreasonable soil erosion or a reduction in the land's

capacity to hold water so that a dangerous or unhealthy condition results;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]



5.  Traffic.  The proposed subdivision will not cause unreasonable highway or public road congestion or unsafe

conditions with respect to the use of the highways or public roads existing or proposed and, if the proposed

subdivision requires driveways or entrances onto a state or state aid highway located outside the urban compact

area of an urban compact municipality as defined by Title 23, section 754 (../23/title23sec754.html), the Department

of Transportation has provided documentation indicating that the driveways or entrances conform to Title 23,

section 704 (../23/title23sec704.html) and any rules adopted under that section;  

[PL 2001, c. 560, §1 (AMD).]

6.  Sewage disposal.  The proposed subdivision will provide for adequate sewage waste disposal and will not

cause an unreasonable burden on municipal services if they are utilized;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW); PL 1989, c. 497, §8
(AMD).]

7.  Municipal solid waste disposal.  The proposed subdivision will not cause an unreasonable burden on the

municipality's ability to dispose of solid waste, if municipal services are to be utilized;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW); PL 1989, c. 497, §8
(AMD).]

8.  Aesthetic, cultural and natural values.  The proposed subdivision will not have an undue adverse effect on

the scenic or natural beauty of the area, aesthetics, historic sites, significant wildlife habitat identified by the

Department of Inland Fisheries and Wildlife or the municipality, or rare and irreplaceable natural areas or any

public rights for physical or visual access to the shoreline;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW); PL 1989, c. 497, §8
(AMD).]

9.   Conformity with local ordinances and plans.   The proposed subdivision conforms with a duly adopted

subdivision regulation or ordinance, comprehensive plan, development plan or land use plan, if any. In making this

determination, the municipal reviewing authority may interpret these ordinances and plans;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

10.  Financial and technical capacity.  The subdivider has adequate financial and technical capacity to meet the

standards of this section;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW).]

11.  Surface waters; outstanding river segments.  Whenever situated entirely or partially within the watershed

of any pond or lake or within 250 feet of any wetland, great pond or river as defined in Title 38, chapter 3,

subchapter I, article 2‑B (../38/title38ch3sec0.html), the proposed subdivision will not adversely affect the quality of

that body of water or unreasonably affect the shoreline of that body of water.  

A. When lots in a subdivision have frontage on an outstanding river segment, the proposed subdivision plan

must require principal structures to have a combined lot shore frontage and setback from the normal high-

water mark of 500 feet.  

(1) To avoid circumventing the intent of this provision, whenever a proposed subdivision adjoins a

shoreland strip narrower than 250 feet which is not lotted, the proposed subdivision shall be reviewed as

if lot lines extended to the shore.  
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(2) The frontage and set-back provisions of this paragraph do not apply either within areas zoned as

general development or its equivalent under shoreland zoning, Title 38, chapter 3, subchapter I, article

2‑B (../38/title38ch3sec0.html), or within areas designated by ordinance as densely developed. The

determination of which areas are densely developed must be based on a finding that existing development

met the definitional requirements of section 4401, subsection 1 (../30-A/title30-Asec4401.html), on

September 23, 1983;   [PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10

(NEW).]

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW); PL 1989, c. 497, §8
(AMD).]

12.  Ground water.  The proposed subdivision will not, alone or in conjunction with existing activities, adversely

affect the quality or quantity of ground water;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW); PL 1989, c. 429, §1
(AMD); PL 1989, c. 497, §8 (AMD).]

13.  Flood areas.  Based on the Federal Emergency Management Agency's Flood Boundary and Floodway Maps

and Flood Insurance Rate Maps, and information presented by the applicant whether the subdivision is in a flood-

prone area. If the subdivision, or any part of it, is in such an area, the subdivider shall determine the 100-year flood

elevation and flood hazard boundaries within the subdivision. The proposed subdivision plan must include a

condition of plan approval requiring that principal structures in the subdivision will be constructed with their lowest

floor, including the basement, at least one foot above the 100-year flood elevation;  

[PL 1989, c. 104, Pt. A, §45 (NEW); PL 1989, c. 104, Pt. C, §10 (NEW); PL 1989, c. 429, §1
(AMD); PL 1989, c. 497, §8 (AMD); PL 1989, c. 878, Pt. A, §85 (RPR).]

14.  Freshwater wetlands.  All freshwater wetlands within the proposed subdivision have been identified on

any maps submitted as part of the application, regardless of the size of these wetlands. Any mapping of freshwater

wetlands may be done with the help of the local soil and water conservation district;  

[PL 1989, c. 404, §2 (NEW); PL 1989, c. 429, §2 (NEW); PL 1989, c. 497, §9 (NEW); PL 1989, c.
772, §3 (AMD); PL 1989, c. 878, Pt. G, §5 (RPR).]

14-A.  Farmland.  All farmland within the proposed subdivision has been identified on maps submitted as part

of the application. Any mapping of farmland may be done with the help of the local soil and water conservation

district;  

[PL 2009, c. 356, Pt. C, §2 (NEW).]

15.  River, stream or brook.  Any river, stream or brook within or abutting the proposed subdivision has been

identified on any maps submitted as part of the application. For purposes of this section, "river, stream or brook" has

the same meaning as in Title 38, section 480‑B, subsection 9 (../38/title38sec480-B.html);  

[PL 1991, c. 838, §12 (AMD).]

16.  Storm water.  The proposed subdivision will provide for adequate storm water management;  

[PL 1991, c. 838, §12 (AMD).]

17.  Spaghetti-lots prohibited.  If any lots in the proposed subdivision have shore frontage on a river, stream,

brook, great pond or coastal wetland as these features are defined in Title 38, section 480‑B (../38/title38sec480-

B.html), none of the lots created within the subdivision have a lot depth to shore frontage ratio greater than 5 to 1;  
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[PL 1997, c. 226, §2 (AMD).]

18.  Lake phosphorus concentration.  The long-term cumulative effects of the proposed subdivision will not

unreasonably increase a great pond's phosphorus concentration during the construction phase and life of the

proposed subdivision;  

[PL 2003, c. 622, §2 (AMD).]

19.  Impact on adjoining municipality.  For any proposed subdivision that crosses municipal boundaries, the

proposed subdivision will not cause unreasonable traffic congestion or unsafe conditions with respect to the use of

existing public ways in an adjoining municipality in which part of the subdivision is located; and  

[PL 2003, c. 622, §3 (AMD).]

20.  Lands subject to liquidation harvesting.  Timber on the parcel being subdivided has not been harvested in

violation of rules adopted pursuant to Title 12, section 8869, subsection 14 (../12/title12sec8869.html). If a violation

of rules adopted by the Maine Forest Service to substantially eliminate liquidation harvesting has occurred, the

municipal reviewing authority must determine prior to granting approval for the subdivision that 5 years have

elapsed from the date the landowner under whose ownership the harvest occurred acquired the parcel. A municipal

reviewing authority may request technical assistance from the Department of Agriculture, Conservation and

Forestry, Bureau of Forestry to determine whether a rule violation has occurred, or the municipal reviewing

authority may accept a determination certified by a forester licensed pursuant to Title 32, chapter 76

(../32/title32ch76sec0.html). If a municipal reviewing authority requests technical assistance from the bureau, the

bureau shall respond within 5 working days regarding its ability to provide assistance. If the bureau agrees to

provide assistance, it shall make a finding and determination as to whether a rule violation has occurred. The bureau

shall provide a written copy of its finding and determination to the municipal reviewing authority within 30 days of

receipt of the municipal reviewing authority's request. If the bureau notifies a municipal reviewing authority that the

bureau will not provide assistance, the municipal reviewing authority may require a subdivision applicant to provide

a determination certified by a licensed forester.  

For the purposes of this subsection, "liquidation harvesting" has the same meaning as in Title 12, section 8868,

subsection 6 (../12/title12sec8868.html) and "parcel" means a contiguous area within one municipality, township or

plantation owned by one person or a group of persons in common or joint ownership. This subsection takes effect

on the effective date of rules adopted pursuant to Title 12, section 8869, subsection 14 (../12/title12sec8869.html).  

[PL 2003, c. 622, §4 (NEW); PL 2011, c. 657, Pt. W, §§5, 7 (REV); PL 2013, c. 405, Pt. A, §23
(REV).]

SECTION HISTORY
PL 1989, c. 104, §§A45,C10 (NEW). PL 1989, c. 404, §2 (AMD). PL 1989, c. 429, §§1,2 (AMD). PL
1989, c. 497, §§8,9 (AMD). PL 1989, c. 762, §§3,4 (AMD). PL 1989, c. 772, §3 (AMD). PL 1989,
c. 878, §§A85,86,G5 (AMD). PL 1991, c. 838, §§12-14 (AMD). PL 1997, c. 226, §§2-4 (AMD). PL
2001, c. 560, §1 (AMD). PL 2003, c. 622, §§2-4 (AMD). PL 2009, c. 356, Pt. C, §2 (AMD). PL
2011, c. 657, Pt. W, §§5, 7 (REV). PL 2013, c. 405, Pt. A, §23 (REV).
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	PLANNING BOARD MEMO

	2 - 061626 Meeting Minutes (FINAL)
	PLANNING BOARD
	TUESDAY, JUNE 16, 2026, 7:00 P.M.
	Member Jonas moved that the Board finds that the application was deemed complete on June 16, 2026, the applicant paid all applicable fees, and the proposed project is a Major Site Development, Conditional Use, and Major SLODA Modification. Seconded by...
	Member Huhn moved that the Board finds that, based on Exhibits 2, 11, 16, and 24, the applicant satisfied §165-33.1 of the Land Development Code regarding best management practices of Erosion and Sediment Control. Seconded by Member Brush. Roll call v...
	Member Brush moved that the Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the Land Development Code regarding providing adequate visual clearance on corner lots, §165-64’s requirements for side yard width, and §165-68’s requ...
	Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-72 of the Land Development Code regarding the required number of parking spaces, §165-73’s requirements regarding parking area location and screening, and §...
	Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-76 of the
	Land Development Code regarding the required number of loading spaces, §165-77’s requirements regarding loading space sizes, and §165-78’s general requirements for loading spaces. Seconded by Member Brush. Roll call vote conducted – all in favor, none...
	Member Huhn moved that the Board finds that, based on Exhibits 2, 29, 33, and 40, the applicant satisfied §165-79 of the Land Development Code regarding providing the necessary utility services required, §165-80’s requirements regarding providing adeq...
	Member Brush moved that the Board finds that, based on Exhibits 2 and 17, the applicant satisfied §165-81 of the Land Development Code regarding providing adequate lighting and preventing light pollution and trespass. Seconded by Member Jonas. Roll ca...
	Member Jonas moved that the Board finds that, based on Exhibits 2 and 37, the applicant satisfied §165-82’s requirements regarding having adequate fire protection. Seconded by Member Hobson. Roll call vote conducted – all in favor, none opposed. Motio...
	Member Hobson moved that the Board finds that, based on Exhibits 2, 19-21, 24, 32, 39, and 40, the applicant satisfied §165-84 of the Land Development Code regarding providing adequate storm drainage and stormwater offset. Seconded by Member Huhn. Rol...
	Member Brush moved that the Board finds that, based on Exhibits 22 and 33, the applicant satisfied §165-85 and §165-86 of the Land Development Code regarding providing information on sanitary flows and compliance with sewer regulations. Seconded by Me...
	Member Huhn moved that the Board finds that, based on Exhibits 2 and 36, the applicant satisfied §165-135 of the Land Development Code regarding height limit, floor area ratio, impervious surface ratio, and buffer yards. Seconded by Member Jonas. Roll...
	Member Brush moved that the Board finds that, based on Exhibits 2, 35, and 40, the applicant satisfied Land Development Code §165-114B’s requirement that the proposed parking and loading layout are arranged in a reasonable and safe configuration, incl...
	Member Hobson moved that the Board finds that, based on Exhibits 2, 15, 21, 24, 25, 27, 32, and 40, the applicant satisfied Land Development Code §165-114D’s requirement that the proposed development will not have unreasonable adverse effects on abutt...
	Member Jonas moved that the Board finds that, based on Exhibits 2 and 17, the applicant satisfied Land Development Code §165-114E’s requirements that all outdoor lighting shall be designed, installed and maintained to avoid unreasonable adverse effect...
	Member Brush moved that the Board finds that, based on Exhibits 2 and 35, the applicant satisfied Land Development Code §165-114F’s requirements for landscaping. Seconded by Member Huhn. Roll call vote conducted – all in favor, none opposed. Motion pa...
	Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse effects on adjacent properties or public rights-of-way. Second...
	Member Jonas moved that the Board finds that, based on Exhibits 2, 6-27, 29, 33, 35, and 40, the applicant is in compliance with 38 M.R.S.A §484 and applicable Department of Environmental Protection regulations, which includes Chapters 371-373, 375-37...
	Member Brush moved that the Board finds that, based on the findings made in Parts 1-4 of Section IV of this document, the applicant satisfied Land Development Code §165-9A(1)’s requirements regarding not requiring a variance of development or other st...
	Member Hobson moved that the Board finds that, based on Exhibits 2 and 5, the applicant satisfied Land Development Code §165-9A(2)’s requirements regarding not creating unreasonable traffic congestion or hazardous conditions on contiguous or adjacent ...
	Member Huhn moved that the Board finds that, based on the findings made in Parts 1-4 of Section IV of this document, the applicant satisfied Land Development Code §165-9A(3)’s requirements for providing and maintaining adequate and appropriate utiliti...
	Member Brush moved that the Board finds that, based on Exhibits 2, 5, and 9, the applicant satisfied Land Development Code §165-9A(4)’s requirements regarding the proposed use being appropriate for the location in which it is sought because it conform...
	Member Jonas moved that the Board finds that, pursuant to Exhibits 2, 5, and 9, the use of this property is institutional in nature, so subdivision approval is not required. Seconded by Member Huhn. Roll call vote conducted – all in favor, none oppose...
	Member Hayes moved that the Board finds that the project meets the requirements for a Land Development Permit for a Major Site Development, Conditional Use, and Major SLODA Modification and therefore, the Board grants the Land Development Permit for t...
	Planning Officer Anja Collette presented on the proposed Land Development Code Amendment.
	She explained it would exempt farmstands less than 200 square feet in the Rural Residence and Agricultural, Neighborhood Service District, and Urban Service District from land development permitting. Collette explained the amendment would also exempt ...
	Chair Boucher asked the Board for any questions.
	Member Brush asked how the size of a farmstand is determined. Planning Officer Collette responded that the 200 square feet solely includes the table or structure where items are being sold, and the metric does not include parking.
	Chair Boucher opened public comment.
	Lisa Clark, resident of 670 Ohio Street, discussed how under the current ordinance, she is not allowed to sell flowers. She expressed support for the ordinance being under consideration. Planning Officer Collette clarified that currently, Clark’s situ...
	Public comment closed.
	Member Brush moved that the Board finds that the City Council ought to pass the amendment of the Land Development Code §165-30 to add a new accessory use for farmstands and to exempt agriculture and outdoor recreational uses from paving requirements. ...
	Chair Boucher introduced the agenda item.
	Planning Officer Collette presented on the proposed Land Development Code Amendment, explaining it would add new seasonal storage use. She added it would change the approval process to only require a Certificate of Occupancy rather than requiring a pr...
	Chair Boucher asked the Board for any questions – there were none.
	Chair Boucher opened the public comments – there were none. Public comments closed.
	Chair Boucher asked the Board for any further discussion – there was none.
	Member Huhn moved that the Board recommend that City Council ought to pass amending the Land Development Code §165-26 to add flexibility for temporary storage uses. Seconded by Member Jonas. Roll call vote conducted – all in favor, none opposed. Motio...
	OTHER BUSINESS
	1. Workshop on Proposed Changes to Manufactured Home Ordinance
	Chair Boucher introduced the agenda item.
	Planning Officer Collette presented on the proposed Land Development Code Amendment. She explained it would expand the current set of alternative requirements applying to mobile home parks built prior to 1971 to mobile home parks built prior to Januar...
	Member Jonas pointed out a difference between the dates listed in the memo and the ordinance. Jonas asked for clarification on if it would apply to mobile home parks built prior to June 1, 2026, or January 1, 2026. Planning Officer Collette confirmed ...
	Chair Boucher asked if this would be presented again at a later meeting. Planning Officer Collette confirmed it is set to appear to Planning Board on July 7.
	Chair Boucher introduced the agenda item.
	Planning Officer Collette shared about staff processes in reviewing the Land Use Plan updates. She emphasized the priority of collaboration across staff with different expertise.

	3 - SDP-CU - 205 Corporate Dr - Bangor Housing - Findings & Decision (post meeting FINAL)
	II. Project Description and Permit Requirements
	III. Procedural Background
	IV.  Applicable Provisions and Findings
	Part 1 – The Project meets the requirements of Articles II through XII
	1. The Board finds that, based on Exhibits 2,11, 16, and 24, the applicant satisfied §165-33.1 of the Land Development Code regarding best management practices of Erosion and Sediment Control.
	2. The Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the Land Development Code regarding providing adequate visual clearance on corner lots, §165-64’s requirements for side yard width, and §165-68’s requirements of minimum l...
	3. The Board finds that, based on Exhibit 2, the applicant satisfied §165-72 of the Land Development Code regarding the required number of parking spaces, §165-73’s requirements regarding parking area location and screening, and §165-74’s requirements...
	4. The Board finds that, based on Exhibit 2, the applicant satisfied §165-76 of the Land Development Code regarding the required number of loading spaces, §165-77’s requirements regarding loading space sizes, and §165-78’s general requirements for loa...
	5. The Board finds that, based on Exhibits 2, 29, 33, and 40, the applicant satisfied §165-79 of the Land Development Code regarding providing the necessary utility services required, §165-80’s requirements regarding providing adequate water and sewer...
	6. The Board finds that, based on Exhibits 2 and 17, the applicant satisfied §165-81 of the Land Development Code regarding providing adequate lighting and preventing light pollution and trespass.
	7. The Board finds that, based on Exhibits 2 and 37, the applicant satisfied §165-82’s requirements regarding having adequate fire protection.
	8. The Board finds that, based on Exhibits 2, 19-21, 24, 32, 39, and 40, the applicant satisfied §165-84 of the Land Development Code regarding providing adequate storm drainage and stormwater offset.
	9. The Board finds that, based on Exhibits 22 and 33, the applicant satisfied §165-85 and §165-86 of the Land Development Code regarding providing information on sanitary flows and compliance with sewer regulations.
	Part 2 – The Project meets the District Site Development Standards under Article XIX
	The Board finds that, based on Exhibits 2 and 36, the applicant satisfied § 165-135 of the Land Development Code regarding height limit, floor area ratio, impervious surface ratio, and buffer yards.
	Part 3 – The Project meets the requirements of § 165-97 – Government and Institutional Service District (G&ISD)
	1. The Board finds that, based on Exhibits 2, 35, and 40, the applicant satisfied Land Development Code §165-114B’s requirement that the proposed parking and loading layout are arranged in a reasonable and safe configuration, including the provision f...
	2. The Board finds that, based on Exhibits 2, 15, 21, 24, 25, 27, 32, and 40, the applicant satisfied Land Development Code §165-114D’s requirement that the proposed development will not have unreasonable adverse effects on abutting or downstream prop...
	3. The Board finds that, based on Exhibits 2 and 17, the applicant satisfied Land Development Code §165-114E’s requirements that all outdoor lighting shall be designed, installed and maintained to avoid unreasonable adverse effects from light pollution.
	4. The Board finds that, based on Exhibits 2 and 35, the applicant satisfied Land Development Code §165-114F’s requirements for landscaping.
	5. The Board finds that, based on Exhibit 2, the applicant satisfied Land Development Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse effects on adjacent properties or public rights-of-way.
	6. The Board finds that, based on Exhibits 2, 6-27, 29, 33, 35, and 40, the applicant is in compliance with 38 M.R.S.A §484 and applicable Department of Environmental Protection regulations, which includes Chapters 371-373, 375-377, and 500-502.
	Part 5 – The Project meets the criteria for a Conditional Use under of §165-9A
	1. The Board finds that, based on the findings made in Parts 1-4 of Section IV of this document, the applicant satisfied Land Development Code §165-9A(1)’s requirements regarding not requiring a variance of development or other standards.
	2. The Board finds that, based on Exhibits 2 and 5, the applicant satisfied Land Development Code §165-9A(2)’s requirements regarding not creating unreasonable traffic congestion or hazardous conditions on contiguous or adjacent streets.
	3. The Board finds that, based on the findings made in Parts 1-4 of Section IV of this document, the applicant satisfied Land Development Code §165-9A(3)’s requirements for providing and maintaining adequate and appropriate utilities, fire protection,...
	4. The Board finds that, based on Exhibits 2, 5, and 9, the applicant satisfied Land Development Code §165-9A(4)’s requirements regarding the proposed use being appropriate for the location in which it is sought because it conforms to the general phys...
	V. Decision
	VI. General Permit Requirements:

	3a - COrd - Existing Mobile Home Park Ordinance changes
	3b - COrd - Existing Mobile Home Park Ordinance changes - BDN Ad (FINAL)
	3c new
	4 - PGD - 557 Stillwater Ave - ERG Realty LLC - Findings & Decision (DRAFT)
	II. Project Description and Permit Requirements
	III. Procedural Background
	IV.  Applicable Provisions and Findings
	Part 1 – The Project meets the requirements of §165-69 Planned Group Development
	1. The Board finds that, based on Exhibit 2, the applicant satisfied §165-69 of the Land Development Code regarding the requirements for planned group developments.
	V. Decision
	VI. General Permit Requirements:

	4a PGD - 557 Stillwater Ave - LDP Application 06.08.26
	4b PGD - 557 Stillwater Ave - Revised Plans 06.29.2026
	4c PGD - 557 Stillwater Ave - Proof of payment 06.08.26
	4d PGD - 557 Stillwater Ave - Letter of transmittal 06.08.26
	4e PGD - 557 Stillwater Ave - Deed 06.23.26
	Page Identifiers
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page


	4f PGD - 557 Stillwater Ave - ERG Realty - Code comments 06.23.26
	4g PGD - 557 Stillwater Ave - ERG Realty - Staff Comments 06.24.26
	4h PGD - 557 Stillwater Ave - ERG Realty - Staff and applicant comments 06.26.26
	4i PGD - 557 Stillwater Ave -Public Notice (FINAL)
	4j PGD - 557 Stillwater Ave - Notice of Mailing (draft)
	4k PGD - 557 Stillwater Ave - abutters
	5 - SUB - 200 & 210 State St - Brett Soucy - Findings & Decision (DRAFT)
	II. Project Description and Permit Requirements
	III. Procedural Background
	IV.  Applicable Provisions and Findings
	Part 1 – The Project meets the requirements of Articles II through XII
	1. The Board finds, that Articles VIA, VII, VIII, and XI are not applicable to the project.
	2. The Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the Land Development Code regarding providing adequate visual clearance on corner lots, §165-64’s requirements for side yard width, and §165-68’s requirements of minimum l...
	3. The Board finds that, based on Exhibit 2, 12, 14, and 15, the applicant satisfied §165-72 of the Land Development Code regarding the required number of parking spaces, §165-73’s requirements regarding parking area location and screening, and §165-7...
	4. The Board finds that, based on Exhibits 2 and 13, the applicant satisfied §165-79 of the Land Development Code regarding providing the necessary utility services required, §165-80’s requirements regarding providing adequate water and sewerage servi...
	5. The Board finds that, based on Exhibits 2 and 11, the applicant satisfied §165-82’s requirements regarding having adequate fire protection.
	Part 2 – The Project meets the District Site Development Standards under Article XIX
	The Board finds that, based on Exhibits 2, 8, and 9, the applicant satisfied § 165-135 of the Land Development Code regarding buffer yards.
	Part 3 – The Project meets the requirements of § 165-92 – Urban Service District (G&ISD)
	1. The Board finds that, based on Exhibits 2, 12, 14, and 15, the applicant satisfied Land Development Code §165-114B’s requirement that the proposed parking and loading layout are arranged in a reasonable and safe configuration, including the provisi...
	2. The Board finds that, based on Exhibits 2 and 8, the applicant satisfied Land Development Code §165-114F’s requirements for landscaping.
	3. The Board finds that, based on Exhibit 2, the applicant satisfied Land Development Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse effects on adjacent properties or public rights-of-way.
	1. The Board finds that based on Exhibits 2 and 15, the Project meets the requirements of Land Development Code §165-126F(1), regarding compliance with State of Maine guidelines for subdivision approval contained in 30-A M.R.S.A. §4404.
	2. The Board finds that based on Exhibits 2, 9, and 15, the Project meets the requirements of Land Development Code §165-126F(2) regarding conforming to the existing lot dimension and area regulations of the zoning district, §165-126F(3)’s requirement...
	V. Decision
	VI. General Permit Requirements:

	5a new
	5b - SUB - 200 & 210 State St - Brett Soucy - Subdivision Plan 07.1.2026
	5b1 SUB - 200 & 210 State St - Brett Soucy - Payment Receipt 06.22.26
	5c - SUB - 200 & 210 State St - Brett Soucy - Deed 06.22.2026
	Page Identifiers
	AFP Page
	AFP Page
	AFP Page
	AFP Page


	5d - SUB - 200 & 210 State St - Brett Soucy - Declaration of Environmental Covenant 06.22.2026
	Page Identifiers
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
	AFP Page
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	5d1 SUB - 200 & 210 State St - Brett Soucy - LDP checklist (final)
	5e SUB - 200 & 210 State St - Brett Soucy - Buffer comments 06.25.2026
	5f SUB - 200 & 210 State St - Brett Soucy - Response to E Buffer Comments 06.25.2026
	5g SUB - 200 & 210 State St - Brett Soucy - Code Comments & signoff 06.23.2026
	5h SUB - 200 & 210 State St - Brett Soucy - Engineering Comments 06.24.2026
	5i SUB - 200 & 210 State St - Brett Soucy - Fire sign-off 06.23.2026
	5j SUB - 200 & 210 State St - Brett Soucy - Response to Staff Comments 06.25.2026
	5k SUB - 200 & 210 State St - Brett Soucy - BWD signoff 06.29.2026
	5k new
	5k1 SUB - 200 & 210 State St - Brett Soucy - Engineering signoff 06.30.2026
	5l SUB - 200 & 210 State St - Brett Soucy - Public Notice (FINAL)
	5m SUB - 200 & 210 State St - Brett Soucy - Notice of Mailing
	5n SUB- 200 & 210 State St - Brett Soucy - abutters
	6 - SDP-SUB - Milford St Ext - Penquis CAP - Findings & Decision (working DRAFT)
	II. Project Description and Permit Requirements
	III. Procedural Background
	IV.  Applicable Provisions and Findings
	Part 1 – The Project meets the requirements of Articles II through XII
	1. The Board finds that, based on Exhibits 2, 14, and 36, the applicant satisfied Land Development Code §165-33.1’s requirements surrounding Erosion and Sediment Control.
	2. The Board finds that, based on Exhibits 2, 25, 30, 32, 35, and 36, the applicant satisfied §165-72 of the Land Development Code regarding the required number of parking spaces, §165-73’s requirements regarding parking area location and screening, a...
	3. The Board finds that, based on Exhibits 2, 25, 30, 32, 35, and 36, the applicant satisfied §165-76 of the Land Development Code regarding the required number of loading spaces, §165-77’s requirements regarding loading space sizes, and §165-78’s gen...
	4. The Board finds that, based on Exhibits 2, 15-17, 22, 23, 25, 27, and 33, the applicant satisfied §165-79 of the Land Development Code regarding providing the necessary utility services required, §165-80’s requirements regarding providing adequate ...
	5. The Board finds that, based on Exhibits 2 and 18, the applicant satisfied §165-81 of the Land Development Code regarding providing adequate lighting and preventing light pollution and trespass.
	6. The Board finds that, based on Exhibits 2, 25, and 28, the applicant satisfied §165-82’s requirements regarding having adequate fire protection.
	7. The Board finds that, based on Exhibits 2, 14, 25, 30, 31, 32, 35, and 36, the applicant satisfied §165-84 of the Land Development Code regarding providing adequate storm drainage and stormwater offset.
	8. The Board finds that, based on Exhibits 2, 15, 25, 35, and 36, the applicant satisfied §165-85 and §165-86 of the Land Development Code regarding providing information on sanitary flows and compliance with sewer regulations.
	Part 2 – The Project meets the District Site Development Standards under Article XIX
	The Board finds that, based on Exhibit 2 and 25, the applicant satisfied § 165-135 of the Land Development Code regarding height limit, floor area ratio, impervious surface ratio, and buffer yards.
	Part 3 – The Project meets the requirements of § 165-90 – Multifamily and Service District (M&SD)
	Part 4 – The Project meets the requirements of §165-126 – Minor Subdivision
	1. The Board finds that based on Exhibits 2, 11-13, 15, 16, 20, 25-27, 33, 35, 36 and 40, the Project meets the requirements of Land Development Code §165-126F(1), regarding compliance with State of Maine guidelines for subdivision approval contained ...
	2. The Board finds that based on Exhibits 2, 26, and 36, the Project meets the requirements of Land Development Code §165-126F(2) regarding conforming to the existing lot dimension and area regulations of the zoning district, §165-126F(3)’s requiremen...
	1. The Board finds that, based on Exhibits 2, 21, 25, 29, 30, 32, and 35, the applicant satisfied Land Development Code §165-114B’s requirement that the proposed parking and loading layout are arranged in a reasonable and safe configuration, including...
	2. The Board finds that, based on Exhibits 2, 9, 14, 25, 30, 31, 32, and 35, the applicant satisfied Land Development Code §165-114D’s requirement that the proposed development will not have unreasonable adverse effects on abutting or downstream prope...
	3. The Board finds that, based on Exhibits 2 and 18, the applicant satisfied Land Development Code §165-114E’s requirements that all outdoor lighting shall be designed, installed and maintained to avoid unreasonable adverse effects from light pollution.
	4. The Board finds that, based on Exhibits 2, 25, 32, and 34, the applicant satisfied Land Development Code §165-114F’s requirements for landscaping.
	5. The Board finds that, based on Exhibit 2, 21, 25, 29, 30, 32, 35, and 36, the applicant satisfied Land Development Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse effects on adjacent properties or public rights-of-way.
	V. Decision
	VI. General Permit Requirements:

	6a - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - LDP Application 05.21.2026
	6a1 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Revised Site Plan Set 06.26.2026
	6b - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Proof of Payment 05.21.2026
	6c - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP -  Building Permit Application 05.21.2026
	6d - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - CO Application 05.21.2026
	6e - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Owner Applicant Agent 05.21.2026
	6f - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Deed 05.21.2026
	6g - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Revised Narrative 06.16.26
	6h - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Existing Conditions 05.21.2026
	6i - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Site Location Map 05.21.2026
	6j - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Proof of Interest 05.21.2026
	6k - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Financial Ability 06.18.2026
	6l - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Technical Ability 06.16.26
	6m - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Revised Stormwater Narrative 06.16.2026
	6n - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Sewer Narrative 05.21.2026
	6o - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Water Narrative 05.21.2026
	6p - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Electrical Narrative 05.21.2026
	6q - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Lighting Specs 05.21.2026
	6r - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Revised Setbacks Narrative 06.16.26
	6s -SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Traffic Narrative 05.21.2026
	6z1 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - LDP checklist (FINAL - UPDATED)
	6z1a - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - BWD MeterSizingFormfixturecount 06.02.2026
	Information for Meter Sizing and Cross-Connection Control
	BWD USE

	6z1b - SDP-SUB - Milford St Ext - 046-032 - Pe...ction-Information-Sheet 05.28.2026
	6z1c- SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Fire Comments 05.29.2026
	6z2 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Responses to LDP checklist 06.16.2026
	6z3 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Code sign-off 06.17.2026
	6z4 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - BWD Comments 06.22.2026
	6z5 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Fire sign-off 06.23.2026
	6z6 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Pedestrian Connection Comments 06.24.2026
	6z7 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Engineering, Planning, Forestry 06.24.26
	6z8 -SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Add'l correspondence Eng comments 06.25.26
	6z9 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Responses to Staff Comments 06.26.2026
	6z10 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - BWD sign-off on Condition 06.26.2026
	6z11 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Planting Clarification 06.26.26
	6z12 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Engineering signoff 06.26 OR 29
	6z13 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - Engineering Report 06.30.26
	Sincerely,
	Jefferson Davis, PLA
	Maine Licensed Landscape Architect
	Director of Engineering
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	6z15 - SDP-SUB - Milford St Ext - 046-032 - Penquis CAP - public notice (FINAL)
	6z16 - SDP-SUB - Miflord St Ext - 046-032 - Penquis CAP - Notice of mailing
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	PLANNING BOARD
	TUESDAY, JUNE 16, 2026, 7:00 P.M.
	Member Jonas moved that the Board finds that the application was deemed complete on June 16, 2026, the applicant paid all applicable fees, and the proposed project is a Major Site Development, Conditional Use, and Major SLODA Modification. Seconded by...
	Member Huhn moved that the Board finds that, based on Exhibits 2, 11, 16, and 24, the applicant satisfied §165-33.1 of the Land Development Code regarding best management practices of Erosion and Sediment Control. Seconded by Member Brush. Roll call v...
	Member Brush moved that the Board finds, that based on Exhibit 2, the applicant satisfied §165-62 of the Land Development Code regarding providing adequate visual clearance on corner lots, §165-64’s requirements for side yard width, and §165-68’s requ...
	Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-72 of the Land Development Code regarding the required number of parking spaces, §165-73’s requirements regarding parking area location and screening, and §...
	Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-76 of the
	Land Development Code regarding the required number of loading spaces, §165-77’s requirements regarding loading space sizes, and §165-78’s general requirements for loading spaces. Seconded by Member Brush. Roll call vote conducted – all in favor, none...
	Member Huhn moved that the Board finds that, based on Exhibits 2, 29, 33, and 40, the applicant satisfied §165-79 of the Land Development Code regarding providing the necessary utility services required, §165-80’s requirements regarding providing adeq...
	Member Brush moved that the Board finds that, based on Exhibits 2 and 17, the applicant satisfied §165-81 of the Land Development Code regarding providing adequate lighting and preventing light pollution and trespass. Seconded by Member Jonas. Roll ca...
	Member Jonas moved that the Board finds that, based on Exhibits 2 and 37, the applicant satisfied §165-82’s requirements regarding having adequate fire protection. Seconded by Member Hobson. Roll call vote conducted – all in favor, none opposed. Motio...
	Member Hobson moved that the Board finds that, based on Exhibits 2, 19-21, 24, 32, 39, and 40, the applicant satisfied §165-84 of the Land Development Code regarding providing adequate storm drainage and stormwater offset. Seconded by Member Huhn. Rol...
	Member Brush moved that the Board finds that, based on Exhibits 22 and 33, the applicant satisfied §165-85 and §165-86 of the Land Development Code regarding providing information on sanitary flows and compliance with sewer regulations. Seconded by Me...
	Member Huhn moved that the Board finds that, based on Exhibits 2 and 36, the applicant satisfied §165-135 of the Land Development Code regarding height limit, floor area ratio, impervious surface ratio, and buffer yards. Seconded by Member Jonas. Roll...
	Member Brush moved that the Board finds that, based on Exhibits 2, 35, and 40, the applicant satisfied Land Development Code §165-114B’s requirement that the proposed parking and loading layout are arranged in a reasonable and safe configuration, incl...
	Member Hobson moved that the Board finds that, based on Exhibits 2, 15, 21, 24, 25, 27, 32, and 40, the applicant satisfied Land Development Code §165-114D’s requirement that the proposed development will not have unreasonable adverse effects on abutt...
	Member Jonas moved that the Board finds that, based on Exhibits 2 and 17, the applicant satisfied Land Development Code §165-114E’s requirements that all outdoor lighting shall be designed, installed and maintained to avoid unreasonable adverse effect...
	Member Brush moved that the Board finds that, based on Exhibits 2 and 35, the applicant satisfied Land Development Code §165-114F’s requirements for landscaping. Seconded by Member Huhn. Roll call vote conducted – all in favor, none opposed. Motion pa...
	Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development Code §165-114G, requiring buildings to be situated to avoid unreasonable adverse effects on adjacent properties or public rights-of-way. Second...
	Member Jonas moved that the Board finds that, based on Exhibits 2, 6-27, 29, 33, 35, and 40, the applicant is in compliance with 38 M.R.S.A §484 and applicable Department of Environmental Protection regulations, which includes Chapters 371-373, 375-37...
	Member Brush moved that the Board finds that, based on the findings made in Parts 1-4 of Section IV of this document, the applicant satisfied Land Development Code §165-9A(1)’s requirements regarding not requiring a variance of development or other st...
	Member Hobson moved that the Board finds that, based on Exhibits 2 and 5, the applicant satisfied Land Development Code §165-9A(2)’s requirements regarding not creating unreasonable traffic congestion or hazardous conditions on contiguous or adjacent ...
	Member Huhn moved that the Board finds that, based on the findings made in Parts 1-4 of Section IV of this document, the applicant satisfied Land Development Code §165-9A(3)’s requirements for providing and maintaining adequate and appropriate utiliti...
	Member Brush moved that the Board finds that, based on Exhibits 2, 5, and 9, the applicant satisfied Land Development Code §165-9A(4)’s requirements regarding the proposed use being appropriate for the location in which it is sought because it conform...
	Member Jonas moved that the Board finds that, pursuant to Exhibits 2, 5, and 9, the use of this property is institutional in nature, so subdivision approval is not required. Seconded by Member Huhn. Roll call vote conducted – all in favor, none oppose...
	Member Hayes moved that the Board finds that the project meets the requirements for a Land Development Permit for a Major Site Development, Conditional Use, and Major SLODA Modification and therefore, the Board grants the Land Development Permit for t...
	Planning Officer Anja Collette presented on the proposed Land Development Code Amendment.
	She explained it would exempt farmstands less than 200 square feet in the Rural Residence and Agricultural, Neighborhood Service District, and Urban Service District from land development permitting. Collette explained the amendment would also exempt ...
	Chair Boucher asked the Board for any questions.
	Member Brush asked how the size of a farmstand is determined. Planning Officer Collette responded that the 200 square feet solely includes the table or structure where items are being sold, and the metric does not include parking.
	Chair Boucher opened public comment.
	Lisa Clark, resident of 670 Ohio Street, discussed how under the current ordinance, she is not allowed to sell flowers. She expressed support for the ordinance being under consideration. Planning Officer Collette clarified that currently, Clark’s situ...
	Public comment closed.
	Member Brush moved that the Board finds that the City Council ought to pass the amendment of the Land Development Code §165-30 to add a new accessory use for farmstands and to exempt agriculture and outdoor recreational uses from paving requirements. ...
	Chair Boucher introduced the agenda item.
	Planning Officer Collette presented on the proposed Land Development Code Amendment, explaining it would add new seasonal storage use. She added it would change the approval process to only require a Certificate of Occupancy rather than requiring a pr...
	Chair Boucher asked the Board for any questions – there were none.
	Chair Boucher opened the public comments – there were none. Public comments closed.
	Chair Boucher asked the Board for any further discussion – there was none.
	Member Huhn moved that the Board recommend that City Council ought to pass amending the Land Development Code §165-26 to add flexibility for temporary storage uses. Seconded by Member Jonas. Roll call vote conducted – all in favor, none opposed. Motio...
	OTHER BUSINESS
	1. Workshop on Proposed Changes to Manufactured Home Ordinance
	Chair Boucher introduced the agenda item.
	Planning Officer Collette presented on the proposed Land Development Code Amendment. She explained it would expand the current set of alternative requirements applying to mobile home parks built prior to 1971 to mobile home parks built prior to Januar...
	Member Jonas pointed out a difference between the dates listed in the memo and the ordinance. Jonas asked for clarification on if it would apply to mobile home parks built prior to June 1, 2026, or January 1, 2026. Planning Officer Collette confirmed ...
	Chair Boucher asked if this would be presented again at a later meeting. Planning Officer Collette confirmed it is set to appear to Planning Board on July 7.
	Chair Boucher introduced the agenda item.
	Planning Officer Collette shared about staff processes in reviewing the Land Use Plan updates. She emphasized the priority of collaboration across staff with different expertise.




