- ‘__—- L]
et - S

\..___.,___——

DOWNTOWN VIS0

DowntownVision.:

A Celebration of Urban Living
And A Plan For The Future of Portland -
Maine's Center For Commerce And Culture

A Component of the Comprehensive Plan

of the City of Portland, Maine

Adopted by the City Council of the City of Portland, Maine
on March 11, 1991.

Pre-publication Issue - May 9, 1991



Poriland City Coungcil

Peter E. O'Donnell, Mayor
Linda A. Abromson
Thomas H, Allen

Esther B. Clenoit

Charles W. Harlow

Cheryl A. Leeman
Anne B. Pringle
Theodore T. Rand
Barbars A. Wood

Robert B. Ganley, City Manager

Department of Planning snd Urban Development
Joseph E. Gray, Director

Alexander Jaegerman, Chief Planner

Philip L. Meyer, Urban Designer and Project Coordinator
Mark Adelson, Community Development Adminstrator
Wendy Cherubini, HCD Program Evaluator

Richard Knowland, Senior Planner

Maureen O'Meara, Senior Planner

Kandice Cote, Planning Technician and Typesetter
Jennifer Yeaton and Diane Mercier, Secrelaries

Deborah Carr, Planning Intern

Editorial Assistance hy Susann Pelletier Lysen
Graphic Assistance by C. Michael Lewis

Credits

Portland Planning Board

Joeeph R. DeCourcey, Chair (1991) Irving Fisher
Kenneth M. Cole IIl, Vice Chair Cyrus Hagge
Barbara A. Vestal, Chair (1989, 1990) Jadine R. O'Brien
John L. Barker

City Administration

Office of the Corporation Counsel
Natalie Burns, Associste

Department of Economic Development
Virginia Hildreth, Director

Consulting Assistance by Cambridge Systematics and HMM Associstes - Parking Master Plan
Carr, Lynch, Hack, and Sandell - Downtown Height Study

Special appreciation to the extensive contributions of:

Intown Portland Exchange
Uptown & Company
The Chamber of Commerce

The City Manager's Business Advisory Committee
The Portland Arts Alliance
Downtown Parking Study Committee; Joha Hooper, Chair

and scores of residents, property owners, and businesa people throughout the Downtown and City.



CONTENTS

FORWARD LA A R EE R L L L N R R R Yy Y Y F R Y F L R R R R R R R RSN LY ) 1
INTRODUCTION llllll *thdbinendbidbnnbduarnann ORGP R IR NI e bbb bbb bt P LRI PRI RN PRIPRRPR NI INRIRRIRIRINER S 2

Why Plan for Portland's Downtown? ....c.ccccsieeresierisrsarsssesssionsas Cesmastsesatisistaneanertens 3
The Planning Process
The Vision
Overall Goals

Historical Overview and Planning Context .....cccervererisesresseresresrisarnerasrssnssrsnnsnsnes 5
A History of the Downtown
Existing Comprehensive Plan and Downtown Zoning Ordinance
Central Regional Role

Accommodating Future Growth ........ccecccicimiinierrrirccieiicniiciisioissircsiesissssssssssanrens 7
Defining Downtown
Possible Growth Scenarios
Redevelopment Opportunities
Broad Development Strategies

General Development Policy ......occiviiiiieceas teresusanssrssersensraTrasanerrarerasnbassisersttsarsabs 12

A GROWING AND COMPETITIVE ECONOMY ....c.ccvcererrenieninniiestiersasssriorisonennnnerantansesses 13

Managing DOWNEOWI ...u.eevemiiniinriersersmmooniomesteststntessissssnsnnsassaranssssssnssnssrsansnnsansanss 14
Role of Downtown Management

Downtown Management Policies

The Competitive Office ECONOMY ......co.ouimiiniiiiinrnerrensrinsiseransersissiiscsssisssssiorisiensers 18
History
Demand and Shifting Concentration
Strengths and Challenges
Office Economy Policies

The Competitive Retail ECONOMY ...covcveercerncisaisanonisiisanss eserassssssestestternssansrnstasrane . 23
History
Strengths and Challenges
Retail Economy Policies

Tourism and Hospitality .......ceeerevemcemcsnnimreiseisiisioresisersoraestesisnrensessssrerrerisssansanes 28
Strengths and Opportunities
Tourism and Hospitality Policies

Arts, Culture and Entertainment ......cocieririecireerisrsssssssrrastorsarsasersstossassassassancrasas 33
Role of Arts and Culture Downtown
Opportunities
Arts and Culture Policies



MOVING ABOUT

AREA DEVELOPMENT CONCEPTS

The Downtown as Neighborhood........

History

Downtown Housing Today
Residential Opportunities
Downtown Neighborhood Policies

Public Safety
Human Services
City Services Policies

Traffic

Transit

Parking

Moving About Policies

Walkable City

Existing Open Space

Open Space Network
Programming of Open Space
Open Space Policies

A DESIGN FRAMEWORK FOR DOWNTOWN

Physical Evolution of the Downtown

A Design Framework for Future Growth

Urban Form Policies

Areas Within the Downtown ......cc.cese

Old Port

Civic Center
Monument Square
Congress Square
Upper Congress

Perimeter Growth Areas .....occoesnrenes

Bayside
India Street
Gorham's Corner

OPEN SPACE AND PEDESTRIAN ENVIRONMENT .....cccoimiiettnirteranermersenrnesonnerssensensnens . 62



FORWARD

Downtown Portland is a special place, important to the
City, the region, and the State. As the largest urban
center in Northern New England, the Downtown embod-
iesa synergism of traditions, resources, talents and vision
that have been nourished over time. It’s natural setting
and its historic built environment support diverse busi-
nesges, government services, arts, entertainment, aca-
demic, cultural and religious institutions, and recreation.
While each could exist outside Downtown, only in the
Downtown can people experience the vitality of their re-
lationship. The whole is far greater than the sum of its
individual parts. Each part is crucial to the greater whole
and must be nurtured for the whole to flourish.

Downtown Portland offers an intact 19th century
cityscape, where diverse activities, building types and
styles create a human-scaled urban fabric, encourage hu-
man interplay, and provide a strong framework for eco-
nomic development.

Over the last 30 years, many cities have pursued mas-
sive renewal projects and the construction of insular
developments which dissipated their sense of community
and of place. Fortunately, Portland has preserved its
human scale and its friendliness. With continued and
renewed attention, Downtown Portland will become
even more livable for the broader community.

Today, Downtown Portland faces substantial but sur-
mountable challenges. Its greatest need is public and
private leadership who will promote a positive attitude
about the Downtown. Such leadership will not only en-
courage an attitude, but make it visible — celebrating the
Downtown’s resources and opportunities and becoming
involved in the day-to-day concerns of its businesses and

people.

This Plan was initiated at a time when many feared
rampant development would diminish the livable charac-
ter of our historic Downtown. We now see the livable
Downtown threateped by recession and loss of competi-
tiveness in the regional marketplace.

Today, the City must take advantage of this period of
relieved development pressure to position itself for future
growth, This Downtown Vision transcends cyclical mar-
ket fluctuations and provides guidance for policy makers
and the larger community in steesing a clear course for the
future. The Downtown must be flexible, creative and
aggressive in adapting to changing markets in the retail
and office sectors of the local economy. New develop-

ment and redevelopment are vital to the continued growth
of our Downtown and are critical to meeting evolving
needs of the various sectors of the Downtown economy.
A strong economic profile and urban vitality demands
people and activity Downtown.

While there are important development opportunities
and particular facilities identified in this Plan which can
help shape the economic forecast for the coming years,
this Downtown Vision is not only about singular devel-
opment proposals which will reposition the Downtown
for the 1990’s and beyond. This Plan sets forth a Vision
of cooperative management, of a stewardship of the
Downtown felt by all individuals and organizations, of
actively viewing the Downtown as a fabric in which all
the parts of the Downtown are inter-related and where the
sum of those parts is far greater than the whole. This
Downtown Vision is about the vibrant urban environ-
ment which can result when a planning and development
process responds to the needs of people who use the
Downtown.

Downtown Vision is a celebration of urban living
and a plan for Portland's future as Maine's Center for
commerce and culfure.
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WHY PLAN FOR PORTLAND'S DOWNTOWN?

Cities are shaped over time by many small, individual
decisions - both public and private. Most often, changes
are subtle but every City sometimes reaches a critical
threshold where major decisions greatly influence its
future course.

Portland’s Downtown has reached such a threshold.
During the recent development of the mid-1980’s and
more visible during the leamer current market, the
Downtown has been facing intense competition from sur-
rounding communities for office and retail development.
On Congress Street, the City’s Main Street for the past
century, a number of long-standing retail businesses have
either closed, shifted to other locations in the Downtown,
or have moved to suburban locations. The addition of
new office space in other parts of the Downtown coupled
with increasing suburban competition have resulted in
considerable vacancies in upper story space in this
Congress Street area. Other concerns include the image
of the Downtown as a place to shop and work, affordable
parking for employees and shoppers, open space, and
care and maintenance. Efforts to address these problems
and others which arise from day-to-day have ofien been
dealt with in piece-meal fashion.

At the same time, the Downtown offers many oppor-
tunities including growth prospects in the office and resi-
dential sectors, a heightened emphasis on arts and cul-
ture, and a new convention center, all of which provide
benefits to the Downtown retail and service economy.
Areas identified as Transition Areas in the 1974 Land
Development Plan remain today as opportunity areas.
There continues to be a need for a collective vision and
framework for the future development of the India Street,
Bayside, and Gorham’s Comner areas as they relate to the
future of the Downtown.

To re-establish Downtown’s competitiveness, its op-
portunities must be better defined. We need to empha-
size, re-invest in and promote our position as the  region’s
leading center for legal, financial, medical and govern-
mental services. We need to work energetically to retain
our Downtown businesses, as well as attract new busi-
nesses. Similarly, we need to reinvest in and promote our
historic and livable built environment, our vibrant arts
and cultural community, our diverse shopping and dining
oppertunities, our accessibility to neighborhoods, and
our unique natural setting. ‘We must aggressively main-
tain and improve our sidewalks, parks, and streets. Our
position and our greater potential as a vibrant, diverse,
and human-scaled community, through sharing a respon-

sibility as stewards of our Downtown, are cause for cele-
bration and a foundation for the future.

The purpose of this comprehensive planning process is
to offer a community vision and framework for action for
Downtown Portland. It is necessary:

1) tounderstand the role Downtown plays in a chang-
ing and highly competitive economy;

2) to understand and enhance the physical framework
of the built environment to assure a livable, pedes-
trian-oriented, human-scaled Downfown; and

3) totake advantage of those special characteristics and
opportunities which set the Downtown apart and
create an exciting living, working and recreational
environment.

Atthe same time, we must try to understand and accom-
modate the needs of all residents in the community. We
must promote continued responsiveness of and access to
the community’s policy-forming and decision-making
process. Downtown Vision charts a course for public and
private actions that will carry Downtown Portland into
the 21st century as a vibrant, progressive and livable
urban community.

The Planning Process

Downtown Vision is one component of the City’s
overall comprehensive planning program for the entire
City. Over the past eight years, the City has been review-
ing and revising major elements of the comprehensive
plan including the residential neighborhoods, Portland’s
Casco Bay islands, the waterfront and the neighborhood
commercial areas, Now, the focus has turmed to the
Downtown. The community has reached concensus on
the Downtown’s role and on how best to balance eco-
nomic growth with the quality of life and unique physical
environment which Portland offers.

In 1987, the City of Portland initiated a public compre-
hensive planning process focusing on the City’s central
business district, with public forums, workshops, sur-
veys and a videotape to encourage open participation and
community input. Reinforcing this focus on comprehen-
sive planning from the state level, recent growth manage-
ment legislation has added a broader perspective and
imperative for our comprehensive planning process. At
the center of this process, the Portland Planning Board



and staff have coordinated consultant efforts and pro-
duced background research and technical papers on
Downtown issues, which subsequently were reviewed by
Downtown business, civic, and neighborhood leaders.

Policy altematives have been discussed in public meetings
by the Planning Board and City Council and provide the
background reference for this Downtown Vision.

The Vision

Our vision of the Downtown for this and future genera-
tions is an expression of belief that the Downtown can and
will retain its livability and, by encouraging appropriate
development and by nurturing opportunities, will be-
come an even better and more attractive place to live,
work, visit, and find employment.

WE ENVISION DOWNTOWN PORTLAND AS MAINE'S
CENTER FOR COMMERCE AND CULTURE

A Downtown for People...

...where people of all ages and all socio-economic
groups find an exciting, friendly and compassionate at-
mosphere within the stores, offices and cultural facili-
ties, as well as on the sidewalks and open spaces
throughout the Downtown; and where people want and
are encouraged to come together.

A Downtown of Opportunity...

...where a bustling office and retail economy combines
with a thriving and diverse cultural, entertainment, and
visitor economy to provide a prosperity shared by the
entire community; and where opportunitiesabound for
expanding existing or creating new businesses, for
finding jobs, for securing adequate housing and satis-
fying needs for goods and services, for finding diver-
sion and eatertainment, and for influencing commu-
nity policies and programs.

A Beautiful and Rich Downtown...

...where the character of the physical environment--
Downtown buildings, open spaces, and pedestrian
areas—is of the highest quality of design and detail;
where a strong sense of the history and traditions
reflected in past development inspires and guides
contemporary design and where the physical environ-
ment is always being tended and enhanced.

A Progressive and Active Community...
...where leadership and sense of collective mission

produce affirmative actions to promote growth, Down-
town character, and quality of life; where decisions and
directions support a community vision, yet where in-
dividual intiative is encouraged and supported; and
where the community is in control and has the will and

ability to create a positive City experience in which we
can all share and enjoy.

A Downtown which Celebrates...

...where all people come together day-to-day as well as
on special occasions to participate in urban events in
CELEBRATION of the excitement of life Downtown.

Overall Goals

1. To preserve and enhance the livability and walkabil-
ity of Downtown Portland for residents, workers,
shoppers, and visitors.

2. To maintain and enhance the Downtown’'s promi-
nence as the regional center for commerce, human
services, historic resources, culture and the arts.

3. To encourage growth and development Downtown
while preserving and strengthening the unique iden-
tity and character of the Downtown.

4. To achieve diversity in the Downtown’s economy,
in activities, uses, and participants.

5. To achieve the highest quality urban experience
through high standards of excellence for improve-
ments to the physical environment, including new
construction, building alterations, and the enhance-
ment of the pedestrian environment.

6. To preserve and enhance the quality and vitality of
neighborhoods within and adjacent to the Down-
town.

7. To accommodate ingress to and egress from the
Downtown with a maximum efficiency and mini-
mum of vehicular congestion, while maintaining a
favorable pedestrian environment.

8. To manage traffic and parking to diminish and de-
centralize the concentration of private automobiles
in the heart of the Downtown through a creative com-
bination of on-street, on-site, central garage, and
peripheral parking, and alternative transportation
mode solutions.

9. To encourage innovative plans within the Down-
town which can respond to changing market condi-
tions and which can help achieve other goals.



HISTORICAL OVERVIEW AND PLANNING CONCEPT

A History of the Downtown

Since its infancy, the growth, development and rede-
velopment of Downtown Portland has been spurred
onward by local and regional economic growth and set
back by disaster or economic downturns. As a burgeon-
ing harbor village, Portland was bombarded and burned
to the ground by the British in 1775. Yet, by the early
1800°s, the City had established itself apain as a lively
maritime center.

The Embargo Act of 1807 spelled economic disaster
for Portland; the maritime economy collapsed and banks
failed. But spurred by the War of 1812, Maine became
by the mid 1850’s a leading shipbuilding center with
Portland sharing in considerable prosperity. In 1866,
fire ignited by a careless Fourth of July celebrant swept
through the heart of the City, destroying almost 2,000
buildings and leaving 10,000 people homeless. Before
the ashes had cooled, the City was rebuilding and by the
1880’s was an exporter of fish, lumber, glassware and
stoneware.

The City seal, with a phoenix rising from the ashes and
the motto *‘Resurgam’’ - “‘to rise again’’ - conveys the
spirit which has moved Portland forward. More re-
cently, the war-related ship-building and economic growth
of the 1930’s and 40’s gave way in the 1950’s and 60’s
to declines in manufacturing and waterfront dependent
activity as the private automobile and suburbanization
quickly began reshaping the region.

By the late 1960’s and early 70’s, the City again began
to revive and be reshaped through a combination of
private initiative in the rehabilitation of the Old Port and
collective community action and public interest in major
infrastructure improvements at the Franklin and Spring
Street Arterials and Route 295, the Maine Way urban
renewal project along Congress Street, the Cumberland
County Civic Center, and more recently the redevelop-
ment of Congress Square,

The Existing Comprehensive Plan
and Downtown Zoning Ordinance

The existing comprehensive plan for Downtown uses
asits foundation the 1974 Land Development Plan (LDFP)
for Portland. When the LDP was adopted, Downtown
Portland was the region’s economic, business and retail

center and intown Portland was ‘*Maine’s cultural enter-
tainment capital >* One of the LDP's principal objectives
was o strengthen the Downtown’s *‘old core’” - that area
bounded by State, Spring, and Franklin Streets and Cum-
berland Avenue.

The LDP identified four “‘transformation areas’ around
the perimeter of the Downtown core where market
pressures were likely to change existing uses: India
Street, the Fore Street/Gorham’s Corner, the waterfront,
and Bayside. While the LDP did suggest broad catego-
ries for potential uses, it neither created an urban design
framework nor outlined viable approaches to the devel-
opment of these areas. Downtown Vision recognizes the
potential and provides a framework for encouraging
desirable change in these areas.

While many other parts of the LDP have been updated
by both policy and land-use code amendments, B-3
Business Zone modifications over the last two decades
have been limited to responses to specific concerns and a
series of interim amendments adopted over the past two
years as a result of work-to-date on Downtown Vision.
An effective overview of the Downtown in the late
1970s, the LDP today is inadequate, particularly within
the B-3 Downtown Business District zoning - giving little
attention to the special character of sub-areas within the
Downtown, to opportunities for growth, to street level
uses and to the pedestrian environment. Since the 1974
Land Development Plan, the City has assimilated a
number of studies and reports into the comprehensive
plan: the 1983 Gateways to Portland report, the 1983
Portland Waterfront Public Access Project, the 1988
Congress Street study by Greater Portland Landmarks
documenting historic resources along Congress Street in
the central Downtown area, and the 1989 Shoreway
Access Report.

In additicn to Jocal studies and crdinance provisions,
1988 State growth management legislation requires every
municipal government to plan for growth through prepa-
ration of a comprehensive plan. Directly relevant to
Downtown Portland are state-wide planning goals to
promote an economic climate which increases job oppor-
tunities and overall economic well-being, affordable
decent housing, the preservation of historic and archaco-
logical resources, and an efficient system of public
facilities and services to accommodate anticipated growth.



Central Regional Role

As regional planning in the Cumberland County area
moves forward with the broad recommendations of the
Vision 2000 planning effort, the City of Portland and
Downtown will have a central role to play as the urban
center of northern New England. Issues suchastranspor-
tation, infrastructure, and humsan services all must be
examined from a regional perspective. Within this
broader context, a healthy and vibrant Downtown will
inspire and encourage a healthy and vibrant region.
Downtown Portland, then, must pursue a future through
both Downtown Vision and broader regional planning
initiatives.

Downtown Portland’s role in the region will continue
to evolve as redevelopment occurs within the Downtown,
as growth and development occur in the surrounding
communities, and as local, regional, and national mar-
kets evolve, The Downtown fulfills several important
functions:

Urban Center: Portland today is the largest and most
urban community in northern New England. Tt is a
livable city, revealing the diversity more common to
larger urban settings while still offering people the scale,
friendliness and sense of participation of smaller commu-
nities.

Retailing Center: Historically, the Downtown has
been the region’s retail center. With substantial growth
in suburban areas, it is now one of several regional
centers with a particular strength in specialty, arts-

Figure __ . Regional map of Greater Portland

related, and visitor-oriented retailing, as well as in dining
and entertainment.

Office Center: The Downtown continues to be the re-
gional center for legal, governmental, finance, and serv-
ice industry office space, a role being challenged by a
growing suburban office market.

Arts and Culture Center: With a diverse arts and
culture community, the Downtown continues to be the
region’s cultural and entertainment center.

Service Center: The City of Portland is home to three
major hospitals, the Portland campus of the University of
Southern Maine, the Portland School of Art, Westbrook
College, and to numerous public and private elementary
and secondary schools.

Transportation Center: The Portland International
Jetport has been one of the fastest growing airports in
New England over the past decade, now providing
service from four major passenger carriers with over 24
flights per day directly serving, among others, six major
airline hub cities,

Waterfront Center: The Portland Waterfront is the
busiest deep-water port in northern New England, with
activities ranging from the International Ferry Terminal
service to Nova Scotia and portage for visiting cruise
ships to the Casco Bay Ferry Terminal service to the
City’s Casco Bay Islands, from fishing and ship repair to
entrepenuerial tours and deep-sea fishing and recrea-
tional boating.



ACCOMMODATING FUTURE GROWTH

Defining Downtown

One objective cited in the 1974 Land Development
Plan for the City which stands today is to delineate a
central business district and to identify areas of likely ex-
pansion. Recent surveys on the Downtown’s boundaries
reveal broad impressions of what make up the area
ranging from the entire peninsula to a three-block area
along Congress Street. As Downtown Vision was being
prepared, it became clear that the definition of Down-
town varies widely. For office activity, the boundaries
range from the Old Port to the Government Center com-
plex below Cumberland Avenue. For Downfown visi-
tors and tourism, boundaries extend to the waterfront and
include the Congress Square hotels and cultural ameni-
ties. As such, the term ‘‘Downtown’’ is used loosely
throughout ‘‘Downtown Vision.”” Figure  shows the
area generally known as Downtown, with the boundaries
of Commercial, Center, Pleasant, and High Streets,
Cumberland Avenue, the Franklin Street Arterial, Middle

Figure ___ Aerial photo of B-3 Downtown Business Zone

and India Streets. These boundaries for the central
business district are not hard and fast, but instead reflect
an integrated urban mix of uses.

Delineating Edpes: The hesitation to draw hard and
fast boundaries reflects the intensive integration of activi-
ties and building uses, and the substantially overlapping
sub-areas within the Downtown. Particularly at the
perimeters of the central business area, uses common to
the Downtown extend into adjacent areas and neighbor-
hoods, while residential or other uses of the perimeter
area extend into the more intensive Downtown,

Certainly, some elements in the urban landscape sug-
gest fairly well-defined boundaries. To the east, the
Franklin Strect Arterial provides a substantial break be-
tween predominantly commercial activities on the west
and a very mixed combination of commercial, residen-
tial, institutional, and industrial uses to the east. In the
area bounded by Middle, India, and Commercial Streets,
the uniformity of commercial activities continues across



the Arterial. Cumberland Avenue, along the north,
serves as a very distinctive dividing line between residen-
tial uses below Cumberland Avenue and commercial and
institutional uses between Cumberland Avenue and Con-
gress Street. This edge holds generally true between the
Franklin Street Arterial and Chestnut Street, shifis some-
what toward Oxford Street between Chestut and Alder
Streets, and then back to Cumberland Avenue. Along the
waterfront, the Old Port Exchange directly abuts the wa-
terfront uses and the dividing line generally is Commer-
cial Street, although commercial uses of the Thomas
Block and the Carroll Block on the waterside of Commer-
cial Street demonstrate Downtown activity and use.

High Street along the western edge of the Downtown
presents a fairly consistent delineation between the resi-
dential uses to the west and commercial and instituional
uses to the east. In the immediate vicinity of Congress
Square and continuing westerly along Congress Street to
Longfellow Square, ground floor uses have a decidedly
Downtown character while upper story uses progres-
sively become more residential in character and use. The
appropriate boundary for the Downtown business zone
reflects the density and mixture of uses and ground floor
commercial activities in this area. Figure ___ depicts
revised B-3 business zone district boundaries.

Figure __: B-3 Downtown Business Zone District Boundary Map

Identifying Sub-Areas: The Downtown is comprised
of a pumber of sub-areas, as illustrated in Figure .
While some of the policies outlined here apply broadly to
all areas of the Downtown, others focus on one or more
sub-areas. The final section of Downtown Vision de-
scribes policies for the following areas in a district-by-
district discussion:

Areas Within the Dovwntown.

1.0ld Port Exchange
2,Civic Area
3. Congress Street, including:
a. Monument Square
b. Congress Square
¢. Upper Congress

Perimeter Growth Areas,

4.Bayside
5.India Street
6.Gorham's Corner

Defining Zoning District Boundaries: The City’s
Zoning Ordinance defines zoning districts which have

generally uniform use, bulk, height and location and re-
quirements for property within each zone. Downtown



Vision takes 8 somewhat modified approach to zoning
within the Downtown, recognizing the diversity of its
physical environment. Figure _ recommends a B-3
Downtown Business Zone somewhat larger than the
current zone. Many of the requirements within the
District are uniformly applicable. In addition, however,
overlay map areas are proposed which show differing
height, bulk and location requirements, areas of required
ground floor uses, and areas of required protection for pe-
destrian open space. These overlays allow standards to
reflect more specifically the predominant or desired
physical form of development on a block-by-block and
street-by-street basis.

Possible Growth Scenarios

For the Downtown to evolve, its environment, build-
ings and uses must adapt to changing needs and opportu-
nities, and involve more people and more activity. Effec-
tively encouraged and directed, this growth can enhance
the quality of life and urban character of Downtown for
everyone. The public must expect and demand no less.

To assess the impacts of growth within the Downtown

for the next several years, projections have bean devel-
oped for Primary Office Space, Retail Space, and Resi-

Figure ___: Downtown map illustrating functional Sub Areas

dential Units based on growth patterns in Portland since
1976. These projections are based on historic periods of
low, medium and high growth within each of the three
categories of development. These development growth
rates are not econcmic forecasts but projections tied to
past rates. Growth estimates reflect actual net absorption
of space, not the amount of space constructed in any one
year.

Table 1 - Office Growth Projections
additional space(SF) total space(SF)

Rate % by 1995

Low 5 +1,327,000 4,150,000
Mediuom 10 +3,228,200 6,051,200
High 15 +5,812,400 8,635,400

Office Growth: Projections are based on a 1987 base existing
floor area of 2,823,000 square feet.

Low - § percent per year, an assumed minimum based on 1980~
1982 recession rate.

Mid - 10 percent per yesr, the rate of growth from 1976-1986,
adjusted downward slightly.

High- 15 percent per year, the rate of growth from 1981-1986.




Table 2 - Retail Growth Projections
additional space(SF) total space(SF)

Rate % by 1995

Low 1.2 +164,800 1,802,800
Medium 2.0 +282,600 1,920,600
High 3.1 +455,400 2,093,400

Retail Growth: Projectionsarebased ona 1987 base existing floor
area of 1,638,000 square feet.

Low - 1.2 percent per year the rate of growth in retail establish-
ments from 1977-1982.

Mid - 2 percent per year, the rate of growth in retail from 1972-
1977.

High - 3.1 percent per year, a rate based on adjusted projections
ofthe Greater Portland Council of Governments (COG) estimates.

Table 3 - Housing Growth Projections

additional units total units
Rate % by 1995
Low .88 +190 2,740
Mid 1.25 +270 2,820
High 2.2 +490 3,040

Residential Growth: Projections based on & 1987 base existing
housing of 2,550 units.

Low - .88 percentper year based on the rate of growth from 1970~
1980.

Mid - 1.25 percent per year, an inferred medium rate from GOG
statistics.

High- 2.2 percent per year, a rate projected for 1985-1995 by
COG.

In considering these numbers, the rate of growth is es-
pecially important. As the regional economy varies, the
pace and scale of Downtown development will fluctuate,
too. How Downtown competes with other communities
in attracting and retaining commercial development will
also affect the pace and scale of its growth.

A rapid pace of development - mirrored in large and
small scaled projects and in the hustle and bustle of the
Downtown streetscape - is often equated with success.
But the adverse impact of such rapid growth on the
quality of life and historic fabric of our Downtown cannot
be overlocked.

A slower pace, too, presents threats - that standards
might be relaxed in the belief that any development is
better than none at all.

Downtown Vision asserts that growth is good and de-
sirable, but only at a pace and character which assures the
quality of life espoused here. With proper management
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and with community agreement, the Downtown is very
capable of absorbing and benefiting from considerable
growth over the next twenty years, while positioning
itself well to carry through periods of economic inactiv-
ity.

Redevelopment Opportunities

Contrary to an often cited belief, Downtown Portland
is rich with underutilized parcels which offer opportuni-
ties for new development or majorbuilding rehabilitation
and reuse. A survey of land uses reveals over acres of
vacant parcels, surface parking lots, and marginal build-
ings of one or two stories. Figure __ maps such
underutilized properties. Major redevelopment opportu-
nities have been identified in the interior of blocks be-
tween Congress Street and Cumberland Avenue (between
Preble Street and Forest Avenue), and on sites along Free
Street between Oak Strest and the Art Museum and be-
tween Center and Cross Streets. Redevelopment poten-
tial exists for major sites between Congress and Free
Streets as well involving the rehabilitation and redevel-
opment of sites in the heart of the Downtown. In
addition, selective demolition or creative adaptive re-use
involving major expansion of existing buildings within
the Downtown have been suggested by owners locking
for greateruse of their property. Major development pro-
posals have been approved for serveral Downtown sites
but are not yet under construction and are highly ques-
tionable given the current economy. These sites repre-
sent a combination of large and small sites which stand
ready for redevelopment and are likely sites for redevel-
opment as the economy turns.

Developers and property owners have not ignored this
long-term development opportunity. Redevelopment
opportunities are not limited to parcels in the center of the
Downtown business area. Land assembly involving
multiple parcels has occured in lower Bayside along
Marginal Way, in Upper Bayside around the Government
Center complex, in the vicinity of Spring, Cross, Com-
mercial and Center Streets, in the India Street area, and
in the Gorham’s Corner area below Fore Street. The
challenge for the future of Downtown will be to guide de-
velopment in the heart of the City and manage the
development of perimeter areas to complement and sup-
port the Downtown core.

Broad Development Strategies

The development and redevelopment opportunities of-
fered by these parcels suggest that the growth projections
cited above are realistic. However, development of all
such sites is unlikely in the short term as they are often
held off the market for reasons unrelated to their desira-



bility, and without more sites than projects, the cost of
land escalates dramatically, It is clear that substantial
redevelopment can be accommodated over time within
the Downtown area,

The important questions which now face Downtown
Portland are how to promote growth that reflects the
objectives of Downtown Vision, and how to encourage
growth in locations which support and enhance the
existing fabric. Such growth should be directed through
the following broad development *‘strategies’;

Fine Grain Fabric: Build upon the richurban fabric
of the existing environment and remain sensitive to
the needs of a pedestrian population;

Responsive Building Character: Respond to and

. enhance the overall character of the built environ-
ment in its relationship to the natural topography,
visual landmarks and important view corridors, ex-
isting historic resources, and Gateway approaches
to the Downfown;

Mend the Fabric: Reinforce through infill the exist-
ing form and concentration of development, by es-
tablishing policies which encourage intensive and
compatible development which ties together the
fabric of the central Downtown area;

Figure __: Redevelopment Opportunities Map
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Reaffirm Congress Street: Re-establish the stand-
ing of Congress Strect as Portland’s Main Street, fo-
cusing on strengthening its role as a Cultural Cor-
ridor and reinvigorating its retail and office sectors;
and

Perimeter Growth Areas: Provide and guide oppor-
tunities for commercial and residential growth on
the perimeter of the central Downtown area which
support and enhance the entire Downtown.



GENERAL DEVELOPMENT POLICY

Growth and development in the Downtown is desir-
able, but only at a pace and character which can be
managed properly. The Downtown with its perimeter
areas, can accommodate growth at the rate experienced
over the past decade. This will change the skyline of the
Downtown and character of the pedestrian environment.
If directed well, this change will preserve the Down-
town’s sense of identity, uniqueness and scale. Growth
and development within the heart of Downtown should
take the form of site-by-site filling in and intensifying the
existing fabric. Growth and redevelopment of perimeter
areas should proceed and be encouraged in a manner that
reinforces the viability and intensity of activity within
Downtown, while serving as transitional development
between the City’s center and surrounding residential and
commercial areas.

Promoting growth and development in the heart of
Downtown does not suggest its wholesale transforma-
tion. Rather, this Plan envisions both large and small
scale development, rehabilitation, and attention to con-
text which reinforce the historic Downtown -- the scale
and character of its built and pedestrian environment.

This Plan identifies the geographic area of Downtown,
calls for the strengthening of its heart, and demands a
program of coordinated public/private management and
economic development to accomplish it.

Implementation Approaches

Land Use and Zoning Policies: This document sets
forth a series of policies which relate to land use and
zoning. Ordinance amendments accompanying this docu-
ment deal with appropriate uses, dimensional and other
requirements and standards such as parking and signage
within the B-3 Downtown Business Zone. Also, addi-
tional amendments provide for relocation of displaced
tenants, a public arts program, and revisions to the City's
Site Plan Ordinance, accompanied by a series of Down-
town Urban Design Guidelines. Further, this document
provides a framework for integrating a Downtown open
space plan with the City's comprehensive open space
plan.

Administrative Policies: This document provides for
a number of administrative policies and City depart-
mental programs or efforts which support broad poli-
cies and private initiatives.
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Economic Development: Downtown Vision provides
an overview of the opportunities for concentrated
economic development activity within the Downtown.
Efforts of the Downtown Portland Corporation should
support the goals and policies of the plan for Down-
town.

Management: This document sets forth a framework
for considering aggressive management of the Down-
town, including such issues as maintenance, security
and coordination of business policies.

Private Initiative: Downtown Vision identifies a
number of opportunities where private initiative is
necessary to fully realize the vision for the Downtown.
While public policies provide a framework, private
investment and participation will assure growth and
revitalization.



A GROWING AND COMPETITIVE
ECONOMY
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MANAGING DOWNTOWN

A downtown environment is measured by the vitality
and character of streets, open space, and pedestrian
areas, shaped by the inter-relationship of its economic,
cultural, and physical aspects. Some are visible, such as
the care of strects and sidewalks, while others are
reflected in the stability, variety and economic well-
being of the Downtown’s retail, business, institutional
and residential sectors.

For Downtown to benefit from the opportunities de-
scribed in Downtown Vision, a coordinated public and
private effort to manage its growth must occur. Manage-
ment needs to involve business, neighborhood, cultural,
institutional, hospitality, and government leaders in a
program to identify, evaluate, and pursue Downtown im-
provements and to implement Downtown Vision.
Downtown services, Downtown businesses, long-range
planning efforts as well as attention to day-to-day issves
would all be concerns. Such a program would assure that
individual issues and interests are approached as part of
a coordinated effort to manage the entire Downtown. As
such, duplication of efforts can be avoided while shared
interests which affect different Downtown organizations
or can be reviewed and coordinated more effectively.

The Congress Square revitilization program, the Maine
Way renewal project of Monument Square, and the on-
going Waterfront planning effort are the results of such
coordinated public and private programs.

Today, within the Downtown, there is the need for a
similar public/private effort focused on coordinated
management with communication and cooperation be-
tween all affected parties a fundamental priority.

An effort, led by Intown Portland Exchange, is cur-
rently underway to develop a formal proposal for a
management program. To date the effort has had both
public and private coorperation. The following organi-
zations and groups have been identified as interested
parties and play varying roles in developing such a pub-
lic/private cooperative management effort:

Intown Portland Exchange

Uptown and Company

City Manager's Business Advisory Committee
Chamber of Commerce

Convention and Visitor’s Bureau

Portland Neighborhood Council

Portland Arts Alliance

Greater Portland Landmarks

School and Church Leadership

Human Service Organizations

Portland City Council and Planning Board
City of Portland Administrative Departments

_— |

Businesses & City
Business Administration
Organizations

DOWNTOWN MANAGEMENT PROGRAM

N\

Residents & Special
Neighorhood Interest
Organizations Organizations

Role of Downtown Management

Downtown management program would bring to-
gether diverse groups that have a stake in the vitality of
the Downtown. This management program’s role can be
as broad or as narrow as the community wants, Down-
town Vision recommends the following roles be consid-
ered as critical to the Downtown’s place in the region and
to its livability.
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Communication: Bring the community’s public and
private leadership together regularly to grapple with
Downtown issues.

Advocacy: Develop a collective voice to pinpoint
problems, identify solutions, formulate policy state-
ments, and lobby for support of those policies. Assume
leadership in pursuing Downtown Vision goals and in
implementing proposed policies.

Business retention and recrnitment: Develop aggres-
sive programs to encourage businesses to remain and



expand Downtown and actively recruit new local, re- Focus Area
gional, national and international businesses. As a
possible part of these programs, develop an inventory

and clearing house for information about available One aspect of the current effort to develop a proposal

commercial space Downtown. for a management program is to identify an appropriate
geographical area on which to focus the various compo-

Promotion and marketing: Coordinate the program- nents of such a program. Figure ____ is a preliminary

ming and promotion of special events, advertising, and draft of a map depicting a potential managment district.

marketing programs which benefit the entire Down-

town.

Management of basic services: Establish and carry out
on-going monitoring of programs dealing with main-
tenance (litter control, street sweeping, snow removal,
and so on) and security issues.

Project planning and implementation: Provide leader-
ship in major comprehensive and site-specific planning

efforts and program implementation within Down-
town.

Figure ___: Preliminary Draft - Poteniial Management District
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DOWNTOWN MANAGEMENT POLICIES

DM 1 Downtown Management Entity: The City inco-
operation with Downtown business, civic and institu-
tional organizations should form an umbrella public/
private management entity.

This body, with representatives and support from all
Downtown interest groups and the public sector,
should promote coordination and communication be-
tween these groups and growth and development Down-
town. Responsibilities should include such issues as
coordinating retail management, Downtown market-
ing, nurturing and supporting existing office, retail,
cultural and residential interests while encouraging
new development and business, and overseeing the
care and enhancement of the pedestrian environment.

To initiate this process, the City should designate an
upper level management position dedicated to Down-
town development, with the following principal areas
of concemn:

1. Develop a consensus on forming the Downtown
management entity, including agreement on the
range and extent of its services and define its
structure including membership, roles, and re-
sponsibilities;

2. Develop a program of financial support for staff-
ing and operational activities, particularly com-
bined public/private funding which might include
a Downtown special assessment program;

3. Develop and coordinate rapid-response system for
maintenance, safety, and other issues.

DM 2 Downtown Management District: The City, in
cooperation with the private sector, should define a spe-
cific geographic area within the Downtown, a Downtown
Management District, which will be the area of attention
for the Downtown management entity. (See Figure
for a preliminary map of a potential management dis-
trict.)

DM 3 Downtown Development Corporation: The
City should move forward in implementing the Down-

town Portland Corporation (DPC) to bring the resources
and initiative of the public sector together with the private
investment community. Figure __ illustrates the prior-
ity area within the Downtown which is the focus of
attention of the DPC.
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The Corporation has been charged with the implem-
entation and administration of economic development
programs that enhance and create business and employ-
ment opportunities downtown. This includes:

1. Business development - Attract, retain, and stabi-
lize businesses;

2. Development financing - Stimulate growth and de-
velopment Downtown by assisting in financing
projects through loan programs, bond or equity
participation, and tax increment financing; and

3. Advocate for the interests of the Downtown -
Provide constant and intensive advocacy and
coordination for the enhancement and develop-
ment of the Downtown. Advocate and implement
the policies and programs of Downtown Vision.



Management Implementation Action Chart

Timing ' How Implementing Body
Adopt Next 3to Ordinance Program
with 3 10
Recommendation Plan  Years Years
DM1 Public/Private Management Entity x X X City/Private
DM2 Downtown Management District X p X City/Private
DM3 Downtown Development Corporation p x x City

Figure __ : Priority area of Downtown Portland Corporation
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THE COMPETITIVE OFFICE ECONOMY

History

Downtown Portland is a major regional center for
finance, insurance, accounting, legal, governmental and
other professional services. As the largest city in the state
and northern New England, Portland has a distinct
advantage in attracting professional office growth. Many
of the corporate offices of leading banks and other service
institutions are located Downtown, as are the offices of
the state’s largest newspaper and leading television and
radio stations.

The Downtown is home to the Cumberland County
Courthouse, the Cumberland County Registry of Deeds,
and the Federal District Court, and home as well to an
unusually large number of attorneys. Other professions
are also concentrated Downtown, with many architec-
tural and landscape design firms, advertising and market-
ing firms, and accounting firms.

As Portland evolved from a waterfront-criented port
city to a commercial center for the region, office space
was traditionally located in low-rise brick and wood
structures, close to industrial or warehousing activities.
Portland’s first major mid-rise offices, the 10-story
Fidelity Trust Company Building, was builtin 1910. The
12-story Chapman (Monument Square) Building fol-
lowed in 1524. It wasn’t until 1970 that the City’s first
modern office building, the Casco Northern Bank build-
ing on Monument Square, was constructed, followed by
Canal Plaza, Maine Savings Bank, and the Maine Bond-
ing and Casualty building.

A second wave of office construction begun in the mid-
1980’s has resulted in an even more dramatic expansion
of Downtown. Beginning with the construction of One
City Center, and followed quickly by 100 Middle Street,
One Portland Square, 10 Moulton Street, the Gateway
office development, and, most recently, Two Portland
Square, over 700,000 square feet of office space has been
added to the Downtown supply. In addition, over 800,000
square fest of additional Downtown office space has
received City approvals but is not yet under construction.

While newly-constructed buildings are perhaps more
visible, many existing buildings have been rehabilitated
for office uses, totaling in excess of 530,000 square feet
since 1982, This represents a major resource for existing
office tenants seeking expansions and small-space ten-
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ants, while preserving some of the finest commercial
architecture in northern New England.

The growth of office development since the 1960°s
reflects national changes from industrial to service-based
economies. As office-based workers have represented
the fastest growing sector of the labor force during this
period, office space needs have also been affected by an
increase in the volume of office activities and in the av-
erage amount of floor space per office worker.

Table 4 - Office Inveatory

Class Office Bank Service  Total Vacaney
A 1,273,040 40,274 13,678 1,326,992 10.92%
AR 730,178 11,200 27,390 768,768 19.52

B 561,050 42,963 1,840 605,853 13.70
BR 417,400 7,129 21,928 446,457 5.23

C 273,386 2,643 0 276,029 5.33

D 104,533 1,610 0 106143 5.11
Total 3,345,697 106,819 64,836 3,530,242 10.78%
Class:  A- centrallocation, recent construction, elevators

to all floors

AR- central location, high quality rehabilitation,
elevators if over 3 floors

B- lesser quality or older office buildings

BR- recently rehabilitated buildings downgraded
for location or physical aspects

C- older and less modern facilitiez further down-
graded

D- less desirable in terms of older facilities, de-
ferred maintenance, or location

Source: McMullin & Associates, 8-1-89

The importance of the office sector is most vividly il-
lustrated by the fact that about 13,000 people or two-
thirds of the Downtown workforce are employed in office
activities. These employees are the primary source of
support for other businesses as well as for the existing
retail and cultural sectors.



Demand and Shifting Concentration

As the greater Portland area has grown, so has the
demand for office-based professional services. Many
Downtown firms have needed to expand, and new office
space has been marketed mostly to these existing busi-
nesses. As the economy has slowed, absorption rate for
office space has dropped to 47,409 square feet in August
1989 compared with the 1983 rate of 582,503 square feet.
The 1985 figure, however, reflectsa boom period and the
more recent rate better typifies office growth over time.
In spite of the slowdown, most recent estimates show
office vacancy rates Downtown at under 11 percent and
slowly declining.

Before Canal Plaza was developed, most major offices
were located in the Monument Square area, stretching
along Congress Street for about two blocks. With Canal
Plaza and several later developments in the 1980"s, most
new offices have been built below Middle/Spring Streets
in Old Port peripheral areas, where parcels were more
easily assembled, substantial private investment in retail
was occurring, and where a desirable building environ-
ment was in place. While the Monument Square area is
being reinforced by One City Center and the redevelop-
ment of Monument Way, as well as the proposed addition
to the Fidelity Building, office uses are becoming more
widely distributed to other Downtown areas.

Strengths and Challenges
1. Tradition and history

Strength: Downtown has a large number of older
firms of various sizes, with leadership who have
long-term commitments to the area.

Challenge: A large number of younger firms have re-
cently located in the Downtown, many without tra-
ditional or generational loyalty to the central area. In
addition, corporate mergers and acquisitions of what
historically have been local businesses has weakened
commitment to the Downtown. Location and expan-
sion decisions are made for a variety of reasons, in-
cluding the attachment top executives have for a
community. When decision-makers are located out-
of-state, those attachments lessen.

The challenge is to nurture these attachments with
both older and younger firms and emphasize to na-
tional corporations their role and responsibility to
Portland’s Downtown.
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2. Concentration and communication

Strength: Diverse professional goods and services
are concentrated Downtown and people can easily
conduct business face-to-face -- assets that cannot be
duplicated in far-flung suburban locations.

Challenges: Electronic communications and reli-
ance on the automobile challenge face-to-face ways
of doing business. Downtown must counter that
challenge, creating an easy and pleasant ambiance
for face-to-face business by enhancing its pedestrian
qualities and preserving the sense of a lively urban
center.

3. Unique urban opportunities

Strength: Downtown offers a unique environment
for office employees. Businesses Downtown have
the opportunity to be housed in new landmark office
buildings or in a variety of historic brick structures,
many which offer views of the Harbor, Back Cove,
the White Mountains, and the historic city-scape.
Shopping, cultural activities and amenities, the
waterfront, and public parks are a short walk for
employees on lunch hour or after work.

Challenge: The challenge is to maintain and enhance
the quality, character, aud variety of the Downtown.,
As suburban locations increasingly recognize the
attraction of well-maintained and landscaped areas
to employees and tenants, so, too, must the Down-
town recognize their value,

4, Regional center

Strength: Downtown Portland continues to be the
regional center for office activity. Its particular
strengths are in large-office financial, legal, and
governmental employment and substantial and di-
verse professional tenants such as media, design and
graphics, and advertising, Supporting these busi-
nesses are many consumer and service-oriented re-
tail establishments, and diverse cultural, institu-
tional and recreational activities.

Challenge: The challenge is to respond to the needs
of all economic sectors, to reassert the advantages of
being Downtown, and by developing incentives for
locating and remaining Downtown.



5. Office space inventory

Strength: The Downtown provides an inventory of
office space which meets the needs of businesses of
all sizes, Recent new office construction and offices
built over the last 20 years provide high-quality
space with large floor areas. Many older buildings
offer high quality and architecturally-unique office
space suitable for smaller businesses.

Challenge: The Downtown must market its available
office space effectively -- highlighting existing
opportunities and finding matches between potential
tenants and suitable space. New ways to meet space
needs must be developed and available space con-
tinually assessed in the face of changing needs.

Redevelopment opportunities

Strenpth: A variety of Downtown sites and struc-
tures offer redevelopment opportunities. See Ac-
commodating Future Growth for further discussion.

Parking

Strength: Currently, the Downtown supply of park-
ing spaces through parking structures, on-street
parking and surface lots meets the quantity of park-
ing demand. See Moving About for further discus-
sion of parking issues.

Public transit infrastructure

Strenpth: Public bus and ferry systems provide a
basic level of service to large geographical areas
within our community. See Moving About for
further discussion of public transit, an important and
potentially critical component of access for Down-
town employees,
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OFFICE ECONOMY POLICIES

1. Strengthen and enhance the Downtown as the promi-
nent professional office center of the State and
northern New England.

2. Provide a balanced supply (cost, quality and loca-
tion) of office space that provides opportunities for
small, medium and large-sized companies and which
accommodates new and expanding business needs.

Policies

OE 1 Reinforce Downtown Core: Identify and in-fill
office development opportunities Downtown through:

a) increased maximum building heights along the
Congress Street corridor (between Congress Street
and Cumberland Avenue) and in the Congress to
Spring Street corridor to encourage taller office
development;

b} identify short and long-term infill redevelopment
or rehabilitation opportunities for properties within
the central business district; and

¢} rehabilitate and re-use upper stories along Con-
gress Street from Monument to Congress Square
to provide a mix of affordable office space.

OE 2 Area development plans: Create long-term pro-
grams and urban design plans to encourage mixed-use de-
velopment, including substantial office growth, in the
lower Center/Danforth/York Street (Gorham’s Comner)
and Bayside areas of the Downtown. Encourage addi-
tional office development in the India Street area within
the context of mixed office, retail and residential uses.

Such peripheral office growth must provide office op-
portunities which support and complement those in the
central Downtown, Office development, as part of a
mixed use approach to revitalizing these peripheral areas,
must be of a scale and character compatible to those areas.
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OE 3 Economic development:

a) Retain businesses, retain jobs: Cultivate existing
Downtown office businesses with a rapid-response
program which assists, persuades, and nurtures
Downtown employers, particularly those who
have voiced specific needs to remain Downtown.

As a first step, the program will identify major
Downtown employers, assess their satisfaction
level and take stock of their short and long-term
needs.

Through public and private efforts, the program
will become an integral part of Downtown man-
agement.

b) Recruit new business: Develop a coordinated
marketing program which promotes Downtown,
seeks out potential new businesses, and identifies
incentives to create new jobs.

¢) Develop financing tools: Through the implemen-
tation of the Downtown Portland Corporation, the
City must move ahead taking the lead in pursuing
creative financing mechanisms and incentives,
such as tax-increment financing, the Capital Im-
provement Program, or the Portland Development
Fund, which will assist in attracting and retaining
Downtown office tenants.

OE 4 Capital Improvement Program: Identify and de-
velop a multi-year funding plan within the City’s Capital
Improvement Program for regular and continuing im-
provements to the public infrastructure in support of the
Downtown office economy.



Office Economy Implementation Action Chart

Timing How Implementing Body
Adopt Next 3t Ordinance Program
with 3 10
Recommendation Plan  Years Years
OE1 Reinforce Downtown Core x X City
OEZ Area Development Plans x x X City/Private
OE3 Economic Development
a. Job Retention x x X x City/Private
b. New Employment p 1 p p 1 X City/Private
<. Financing X b 4 City/Private
OE4 Capital Improvement Program X X X X City
Figure __: Downiown Office Development Opportunities
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THE COMPETITIVE RETAIL ECONOMY

History

Retail is important to the Downtown as a key compo-
nent of its urban identity. The broad diversity of
restaurants, specialty shops, art and craft-related busi-
nesses, and fine clothiers are all key attractions to
residents, workers, and visitors alike. Proximity plays
an important role as the array of businesses located
throughout the Downtown are all within a convenient
walking distance. The diversity and individuality of the
Downtown retail community is a strength in terms of
character, variety, and personalized service.

From the late 19th to the mid 20th century, Downtown
Portland was the retail shopping center for the region.
Early on, small specialty shops made up the retail sector.
Then, large and attractive department stores - Libby’s,
Rines Brothers, Eastman Brothers, Owen Moore, and
Porteous Mitchell and Braun -- opened their doors to
shoppers. Over time, Sears, S.S. Kresge, F.W,
Woolworth’s, and Montgomery Ward followed.

Up until the 1960’s, Congress Street bustled with
retailers serving Downtown businesses, workers and
Portland residents. The phenomenal increase in automo-
bile ownership encouraged dispersion of population and
shopper mobility while changing retailing strategies and
consumer expectations have altered the face of Down-
town. By 1969, Jordan Marsh had opened in South Port-
land, followed a year later by the Maine Mall. For the
first time, a major shopping opportunity presented itself
as an alternative to the Downtown.

But unlike many communities, Downtown Portland
has been shielded from the most adverse affects of this
trend. First, within and immediately surrounding the
Downtown, stable and economically-diverse residential
neighborhoods provided a population base that continued
to partially depend on and support Downtown retailers.
At about the same time, Downtown Portland was expe-
riencing an office construction boom which bolstered an
employee base that supported retail businesses. Alsc in
those years, interest in the then derelict Old Port area was
piqued by a few private property owners, followed by
public improvements to sidewalks, lighting and so on.
Finally, the City undertook a major Downtown renewal
effort with the Maineway Downtown Revitalization Pro-
gram -- involving extensive land-use planning, public
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land acquisition, and street and pedestrian walkway im-
provements in the central Downtown. The mid-1970’s
also saw the development of the Cumberland County
Civic Center.

Into the early 1980°s, a partnership between the City
and private property owners brought dramatic changes to
the area through the Congress Square Urban Develop-
ment Action Grant program - a major addition to the
Portland Museum of Art, the creation of Congress Square
Plaza, the rehabilitation of the Sonesta Hotel, the trans-
formation of the former Congress Square Hotel into
housing, the development of the Portland Center for the
Performing Arts, and major facade renovations to com-
mercial buildings along Congress Street,

Today, retailing continues as a vital ingredient for a
healthy Downtown economy as it supports Downtown
Portland residents, workers, visitors, and surrounding
neighborhoods. Yet Downtown retailing is vulnerable to
the changing regional retail market and to the uncertain
future of traditionally strong retail areas Downtown. The
traditional retail area of Congress Street between Monu-
ment and Congress Square faces uncertainty in the form
of vacant storefronts as office and tourist activity has
shifted to the Old Port area. With the closing of the Porte-
ous Department Store, the loss of a symbeolic and historic
anchor tenant in the Downtown adds to the uncertainty
while creating new opportunities for redirecting the retail
character of the Downtown. Couatering the uncertainty
is a growing strength in smaller scale specialty retail and
service activity both along the Congress Street spine and
in expanding perimeter areas of the Old Port.

Itis also important, given the region’s highly competi-
tive retail economy to recognize and take advantage of
features commonly found within coordinated retail
management programs such as more uniform hours of
operation, maintenance and security programs, and
marketing and advertising efforts.

Strengths and Challenges

1. Commitment

Strength: Many long-term property and business
owners have strong commitments - personal and
financial -- to Downtown.



Challenge: The suburban retail areas mount increas-
ingly strong challenges, especially as Downtown
Portland is not responding forcefully enough to
ensure its place in the regional retail economy.

Management

Strength: Several Downtown membership organiza-
tions are involved in marketing, advertising, pro-
gramming of street festivals and entertainment, main-
taining the sidewalks and open space, encouraging
existing retail to stay and recruiting new businessess.
See Managing Downtown for further discussion of
the importance management holds for Downtown re-
tailing.

Growing retail base

Strength: The Downtown retail base is growing with
the potential for up to 164,000 square feet of new
retail space by the year 1995 based upon past growth.

Challenge: These statistics are by no means assured,
and to achieve such growth, existing retail busi-
nesses must be supported and new businesses must
be attracted. Where successes occur in attracting
retail businesses, potential problems of success,
such as parking congestion or late-night rowdiness
must be monitored and dealt with,

Diverse retail

Strenpth: A diverse retail base exists, particularly
strong in specialty and arts-related retailing, and in
dining and drinking establishments.

Challenge: These strengths must be built upon --
broadening this retail base to benefit and serve the
entire Downtown community.

Street-level retail

Strength: The storefront or street-level retail on
many Downtown streets encourages impulse shop-
ping, pedestrian activity, and is visually appealing.

Challenge: Non-retail or non-pedestrian oriented
uses at the street level must be prevented from
encroaching further Downtown.

Market population
Strength: Residents, employees, tourists, volun-

teers, and patrons of arts and cultural organizations
make up day-to-day customer base Downtown.
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Challenge: This existing population must be encour-
aged to use and promote the Downtown as a retail
and entertainment center, and the products and serv-
ices Downtown must meet their special needs and
interests.

Physical environment

Strength: A rich and historic cityscape provides a
unique shopping and browsing environment,

Challenge: The quality of the pedestrian environ-
ment must be maintained and enhanced. This is

. discussed further in Open Space and Pedestrian

Environment.
Customer service

Strength: Independent and mostly retailers offer an
exceptional level of service and attention to customer
satisfaction.

Challenge: This aspect of Downtown retailing - the
sense that shopping Downtown is special because of
the personal service and local character - must be
preserved while striving to attract local, regional,
and national retailers. Shopping Downtown is
distinctively local and personal. By comparison,
shopping at the Maine Mall is no different than
shopping at identical malls throughout the country.

Parking

Strength: There is an adequate overall quantity of
surface and structured parking spaces and a substan-
tial number of short-term turnover parking spaces
located on-street within the Downtown.

Challenge: Spaces must be available and affordable
for shoppers by effectively managing turnover park-
ing and by enforcing parking regulations. Afford-
able long-term parking must be available for em-
ployees of retail businesses. Further discussion of
parking can be found in Moving About.

Perceptions about parking must be changed — espe-
cially, notions about what is a reasonable walking
distance in a city.



10. Northern New England climate

Strenpth: The Spring, Summer, and Fall seasons can
be spectacular and support outdoor activity includ-
ing shopping, browsing, and simply taking part in
the pedestrian street scene.

Challenge: Portland must be seen, too, as a winter
city, with year-round activities and businesses.
Downtown must be made attractive and the pedes-
trian experience pleasant during winter months- with
safe and clear sidewalks, and accessible parking.

Street-level uses should be encouraged which allow
people to move inside between businesses while sup-
porting street-fronting uses.



RETAIlL ECONOMY POLICIES

1. Strengthen and enhance the Downtown retail sector
to meet the diverse consumer needs of Downtown
workers, Downtown and City-wide residents, and
visitors.

2. Revitalize Congress Street, Portland’s Main Street,
by establishing and promoting the Congress Street
Cultural Corridor with additional cultural facilities
and related retail uses.

3. Pursue infill retail development within established
retail areas and expand retail areas while comple-
menting and supporting what already exists.

Policies

RE 1 Coordinated retail management: Develop, asa
part of a broader Downtown management program, a
coordinated retail program focusing on retaining existing
businesses, identifying and attracting appropriate anchor
stores and new retailers, and on encouraging cooperation
among Downtown retailers on hours of operation and
marketing.

These program components should include:

a) Job retention: Cultivate existing Downtown retail
businesses on an on-going basis and develop a
rapid-response program which assists, persuades,
and nurtures Downtown retailing.

b) New retail recruitment: Develop a coordinated
retail marketing program which promotes Down-
town opportunities, and secks out potential new
Downtown retailing. Identification of incentives
and inducements to assist new Downtown retail-
ing.

¢) Inventory: Develop an inventory and clearing
house for retail space data, with a survey and on-
going program for planning, monitoring, and pro-
moting ground floor retail activity.

d) Programming coordination: Develop a coordi-
nated programming effort that organizes activities
and events that energize the Downtown retail en-
vironment,

e) Marketing and promotion: Develop a marketing
program to promote a positive image of the
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Downtown focusing on common hours, parking,
park and shop and other amenities.

RE2 Supporting development: Support economic de-
velopment which maintains and enlarges the retail base
Downtown including employment, residential develop-
ment and visitor trade. Emphasize development of upper
stories with diverse uses that provide additional retail
market demand.

RE3 In-fill retail: Assure street-level retail or other
pedestrian-oriented uses through requirements which:

a) mandate ground-floor pedestrian-oriented uses along
selected blocks of principal pedestrian streets (see
Figure ___ for a map of the Pedestrian Activities
District (PAD) and pedestrian encouragement areas);

b) encourage retail in broader areas of the Downtown
and ensure that new development or rehabilitation
facilitates future pedestrian-oriented uses even if a
market does not now exist;

¢) encourage the retention of existing retail uses in
the Downtown and fill in vacant storefronts with
retail and pedestrian activities.

RE 4 Parking: Improve parking availability for
Downtown shoppers through improved parking manage-
ment and alternative parking opportunities for day-long
employees. Improve the availability of parking for
evening and weekend shoppers and employees through
more active use of existing and proposed parking, such as
shared-use parking. See Moving About for further
discussion of parking.

RE 5 Area development plans: Create long-term de-
velopment programs and urban design plans for encour-
aging mixed-use development, including a substantial
retail component, in the Gorham’s Corner, India Street,
and Bayside perimeter areas of the Downtown after in-fill
development has occurred within the heart of the Down-
town. Such perimeter retail growth must be compatible
in scale and character with the areas, as well as support
and complement the Downtown retail sector.



Retail Economy Implementation Action Chart

Timing How Jmplementing Body
Adopt Next 3to Ordinance Program
with 3 10
Recommendation Plan Years Years
RE1 Coordinated Retail Management X X x x Entity/City
RE2 Supporting development x x x x x City/Private
RES3 Infill Retail Development
a. Mandatory Street-level Uses x x City
b. Retail Encouragement Area x x x City
c. Retuil Displacement x x x City
RE4 Parking x x x x x City
RES Innovative proposals x x x x City
RES Area Development Plans x x x x City/Private

DOWNTOWN '-,'Ii‘..'u.-‘ll

=

1| PEDESTRIAN ACTIVITIES
DISTRICT (PAD) OVERLAY
ZONE Map
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Figure ___: Pedestrian Activities District (PAD) map
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TOURISM AND HOSPITALITY

Recent rapid growth in tourism makes this Maine’s
second largest industry and largest employer. Down-
town Portland, because of itsunique setting, the scale and
character of its historic built environment, and its spe-
cialty shopping, dining and entertainment opportunities,
hasalso realized tourism-related growth. Portland is well
positioned to receive substantial additional growth in the
tourism and hospitality industry. Such growth, however,
isnot inevitable, Only with careful planning and promo-
tion and with the development of adequate facilities will
this industry realize continned growth and yield a tremen-
dous boost to the Downtown and regional economies.

Those who live or work in Portland may already appre-
ciate the qualities that attract visitors who for years
bypassed the city. Today, the Old Port with its distinc-
tive architecture and its specialty stores and many dining
spots, the Waterfront with its commercial and marine-
related uses, and the cultural attractions throughout the
Downtown form a strong foundation for a substantial
visitor industry.

Tourism directly supports existing hotels, restaurants,
and visitor services, and contributes substantially to the
Downtown retail economy and the arts and cultural
community. Attendees to day-long events in 1988
contributed nearly $313.9 million to the local economy.
This economic investment allows Portland to support
activities, facilities, and businesses typically found in
larger cities. Growth directly benefits the local resident
population, as a greater diversity of goods, services and
cultural activities become available for residents and
diverse employment opportunities are created. Down-
town's pedestrian environment must be enhanced as
tourism grows and potentially negative impacts, such as
traffic and parking and impact on City services must be
recognized and mitigated.

Strengths and Opportunities

Several broad regional and national trends in the
tourism industry mey impact public policy in Portland.

1. As communities recognize unique characteristics
which can attract substantial tourism income, com-
petition for the tourist dollar increases rapidly. Sub-
stantially increased event and attraction promotion
reflects this heightened competition.
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2. Changing vacation habits, with shorter and more
specialized trips are frequently corresponding to
business activities such as conventions.

3. Increasing numbers of foreign travellers and group
travel present different types of demand and new
opportunities.

In addition to these broad opportunities, the Down-
town has specific strengths. These include:

1. Visitor attractions: The Downtown has a variety of
activities, amenities and qualities which attract resi-
dents and visitors alike. The historic character of the
Old Port and residential districts, the Waterfront’s
activities, and a range of arts and cultural offerings
and facilities are some of the most significant.

2. Visitor accommodations; The Downtown has a
supply of 518 rooms located in three distinctively
different hotels, medium and small conference fa-
cilities in the Civic Center, the hotels, and other
buildings, and many restaurants and drinking estab-
lishments.

3. Marketing;: The City’s Convention and Visitors
Bureau aggressively markets the Downtown for
major conventions and large tour groups. The City’s
Waterfront Division promotes the City’s Port as a
destination for cruise ship lines. While studies sug-
gest that a large budget is necessary to effectively
promote the Downtown, these organizations have
had some success on a limited budget. Their efforts
could be enhanced by a coordinated marketing pro-
gram, a central visitors center, and appropriate staff-
ing and funding,



TOURISM AND HOSPITALITY POLICIES

Develop appropriate attractions and improvements Down-
town that complement and enhance the role of the tourism
and hospitality industry.

Policies

TH 1 Convention center: Provide full public support
through County-wide initiative and encourage private
support for the development of a convention center in
Downtown Portland. Selection of a site should be made
quickly, with highest priority given to a location which
is capable of interacting closely with existing Downtown
hotels, retail businesses, and cultural institutions.

The Laventhol and Horwath Convention Center Study
recommended that a convention facility of between
65,000 and 100,000 square feet of exhibit space, with
additional smaller support spaces for meetinigs and
banquets, would be appropriate for the City of Portland
and would accommodate up to 9¢ percent of the
national and regional conventions and tradeshows. It
is projected that such a facility would generate consid-
erable support for the Downtown’s hotels, dining and
entertainment businesses, arts and cultural organiza-
tions, and to a variety of businesses in the service sector
of the Downtown economy.

The City appointed a Convention Center Planning and
Building Committee as the steering organization for
the project. Their tasks include evaluating potential
sites, securing an option on appropriate sites, under-
taking an economic impact analysis and a site/building
specific-feasibility analysis, and working at the County
and State levels on enabling legislation for a County
option meals and lodging tax. This Committee should
be encouraged and broadly supported as it moves
forward with both state-wide lobbying efforts and with
local programming, planning, and site selection stud-
ies. Program development should proceed keeping in
mind the sensitive balance which must be reached
between community-wide benefits and impacts.

A convention center in Portland’s Downtown could
bave impact on property values, business activity,
traffic, and pedestrian activity. Itssite should provide
direct benefit to the central portion of the Downtown,
with particular benefit to the Congress Street area be-
tween Monument and Congress Squares. The conven-
tion center must provide support for and be supported
by existing retail businesses, the growing Downtown
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cultural community, and existing Downtown hotels
and restaurants.

The new facility must be compatible with the existing
building fabric Downtown — particularly in its scale,
character, and design. The building program should
explore integrating existing Downtown buildings --
on-site, adjacent to the site or supporting space within
areasonable walking distance. Such adaptive re-use of
buildings may better integrate the scale of this structure
into the historic fabric of the Downtown.

Important infrastructure questions - including traffic
circulation and parking — must also be addressed in the
center design.

TH 2 Centralized marketing program: Develop, asa
component of a broader Downtown management pro-
gram, an expanded and well-supported centralized mar-
keting program which promotes the Downtown to visi-
tors from and beyond the Greater Portland community.
This program would expand on and integrate the current
Convention and Visitors Bureau, One aspect of this
program should include an adequately funded visitor
information center.

TH 3 New hotel: In coordination with the develop-
ment of expanded convention facilities, encourage the
private sector to develop a new convention-quality hotel
in the Downtown which includes from 275 to 400 rooms,
located so as to integrate with existing retail and cultural
areas, with other existing hotels, and with the new
convention facility.

One finding of the 1983/84 Panrell, Kerr, Forster
Convention Center Feasibility Study, confirmed by the
Laventhol and Horwath report and by informal conver-
sations with several major hoteliers, is the need for a
convention-quality hote]l Downtown of between 275
and 400 rooms close to the proposed convention
center.

It is important to recognize the concerns and interests
of the three existing Downtown hotels and the potential
impacts a new hotel would have on their continued
well-being. Working with existing Downtown hoteli-
ers, the City should examine the impacts and opportu-
nities for a new Downtown hotel and should establish
an acceptable program and criteria for a Downtown
hotel which meet the identified needs of the proposed



convention center, complement existing Downtown
hotels, and integrate with and enhance the character
and life of the Downtown. The City should then
actively seek out hoteliers who are interested in meet-

ing that program,

TH 4 Signage program: Develop a directional and in-
formational signage program which provides a clear
sense of orientation for the visitor while also informing
visitor and resident alike of the diverse cultural and
historic fabric which is Downtown Portland,

To really experience and enjoy Downtown, the visitor
needs to move about confidently and to understand his
or her surroundings., A new signage program would
offer visitors:

* clear signage for Downtown exits on major high-
ways bringing people into city through each of the
major Gateway approaches;

* asense of orientation and guidance in taking the most
interesting or direct path to a destination; and

* historical and cultural information — including mark-
ers highlighting significant building, persons and
events,

TH 5§ Visitor support: Develop a visitors program
which includes Downtown promotional brochures and
maps, identifiable comfort stations, and outdoor seating.

TH 6 Supporting activities: Encourage the develop-
ment of arts, cultural, and entertainment facilities and
activities in support of the tourism and hospitality sector
of the economy. Enhance destination attractions which
provide recreational, cultural, educational, and retail
shopping choices within the Downtown area.

TH 7 City liaison: Establish the position of City
Liaison to the tourism and hospitality industry.

The City staff position would:

a) serveas liaison between the City and all public and
private participants in the tourism and hospitality
industry;

b) establish an information clearinghouse on tour-
ism-related activities and organizations;

c) promote the role that tourism plays in the City’s
economic development;
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d) provide staff support for committees and pro-
grams affecting the tourism and hospitality com-
munity; and

e) bethe lead city staff person implementing the tour-
ism policies of Downtown Vision.

TH 8 Waterfront: Enhance the waterfront as a
destination attraction for residents, Downtown employ-
ecs, and tourists alike, in coordination with on-going
comprehensive waterfront planning,

The central Portland Harbor waterfront, adjacent to the
Downtown, is a diverse and exciting area, attracting
vigitors and residents alike. Its appeal to pedestrians
could be heightened in a number of ways, including:

a) continued work on the waterfront walkway and
shoreway access plan with added areas of public
access and with appropriate directional and inter-
pretive signage;

b) implementation of full plans for public access and
open space amenities for the Maine State Pier;

c) continued improvements supporting visitor travel
at the International Ferry Terminal;

d) pursuing seasonal or permanent berthing for a sig-
nificant marine vessel, such as the Nantucket
Lightship;

e) encouraging opportunities for private visitor-re-
lated businesses, including promoting commercial
cruise ship visits and providing berthing for char-
ter and other visitor-oriented commercial fishing,
whale watching, and sight-seeing boats;

In addition, efforts to improve the Waterfront’s appeal
should examine the feasibility of:

f) awaterfront visitor’s center, which could include
interpretive programs describing the history and
continuing importance of the City’s working
waterfront;

g) an aquarium on the Portland waterfront, perhaps
in coordination with and catalyst for marine-
related educational, institutional, and/or commer-
cial facilities.



TH 9 Maintenance and amenity: Enhance the attrac-
tiveness of the Downtown through improved mainte-
nance of existing and potential visitor attractions and
through provision of additional visitor and pedestrian
amenilies.

See City Services (maintenance) and Open Space.

TH 10 Propramming: Support expanded Downtown
programming for events and activities throughout the
year to extend the ‘‘tourist season’’ and to serve local
residents and employees as well.

The City should:

a) Support cooperative programming efforts to as-
sure a balanced and exciting diversity of programs
on a year-round basis,

b) Support more frequent and more broadly distrib-
uted sidewalk events ranging from noon-time per-
formances in the parks to impromptu sidewalk en-
tertainment.

¢) Support an annual waterfront festival, such as the
Port City Festival planned in coordination with the
Port’s Blessing of the Fleet, which celebrates the
City’s waterfront.

d) Explore opportunities for highlighting Portland as
a winter city. Continue to support New Year’s

e)

Portland and a winter carnival or other celebration
which could attract large numbers of people into
the Downtown. Promote existing winter activities
such as the Symphony, the Stage Company, and
Mariners hockey games in tandem with the mar-
keting of shopping, restaurants, and other Down-
town offerings. Encourage the design of parksand
open spaces that appeal year-round, and encourage
the development of publicly-accessible interior
open spaces.

Program events such as street or neighborhood
festivals, parades, craft shows, etc. to coordinate
with significant conventions or conferences.

Tourism and Hospitality Implementation Action Chart
Timing How Implementing Body
Adopt Next 3to Ordinance Program
with 3

Recommendation Plan Years Years
TH1 Convention Center X X City/County
TH2 Centralized Marketing x x City/CVB/Entity
TH3 New Hotel X Private
TH4 Signage Program X x x City
THS Visitor Support p 4 X x City/Entity
TH6 Supporting Activities X x x X City
TH7 City Liaison x x City
THS8 Waterfront

a. Shoreway Access Improvements X p 4 X City/Private

b. Waterfront Park, Maine State Pier X X City

¢. Visitor's Center x X City/CVB/Chamber

d. International Ferry Terminal X p 4 City

e. Aquarium X Private/City

f. Marine Vessel x x Private/City

g. Private Visitor-related Business X x X City/Private
TH9 Maintenance and Amenity X p 4 X x City/Entity/Private
TH10 Programming X X City/Entity
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Figure ___: Tourism and Hospitality Facilities
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ARTS, CULTURE AND ENTERTAINMENT

Downtown Portland today is Maine’s center for arts
and cultural activities and is unmatched in northern New
England. The Downtown is well positioned to continue
to draw from and capitalize on the existing arts and
cultural community. The diversity of such institutions,
events, and activities provides for a quality of life that
reaches every segment of our community. While many
cities are striving to create a cultural nucleus as a
cornerstone to downtown redevelopment, Downtown
Portland has been able to retain a quantity and quality of
these amenities which provide a strong economic, cul-
tural, and aesthetic foundation for the Downtown. Sig-
nificantly, these amenities are distributed and integrated
throughout the Downtown area and, in fact, into the
City’s neighborhoods as well, With increasing pressures
for development within the Downtown and the increasing
incentives for locating in non-Downtown locations, how-
ever, the City must assure that this cultural base remains
intact and is nurtured,

Role of Arts and Culture in the Down-
town

The arts and cultural community is extremely impor-
tant to the life and well-being of the Downtown for the
following principal reasoas:

1. Urbaneconomic development: Portland offers * ‘big
city’’ amenities and resources in a small, accessible
- city environment, Portland attracts people who no
longer can endure the ultra-urban environments of
Boston and New York, but want the cultural liveli-
ness a city can offer. Portland also attracts the more
rural population who want access to enrichment
without the hassle of the larger cities. Other cities
invest vast sums of money to develop a cultural and
educational environment to strengthen the down-
town; Portland already has such a thriving environ-
ment. These arts and cultural offerings of the City
directly affect the desirability of Portland for office,
retail, and institutional development. With the
changing nature of information and communications
systems, more businesses can afford to locate where
their owners, managers, and employees want to live
--and they want tolive in a lively and diverse cultural
community.

2. Industry: The arts and cultural community must be
viewed as an industry which provides a sizeable
workforce, substantial administrative and produc-
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tion budgets which translate directly into local spend-
ing and investment, and serves as a magnet for
bringing in tens of thousands of visitors into the
Downtown who would likely not otherwise come
here and who support the broad range of eating,
drinking and diverse other retail businesses. The
components of this segment of the Downtown com-
munity include:

a) Performing arts such as the Portland Symphony
Orchestra, String Quartet, Stage Company, and
Ram Island Dance Company;

b) Visual arts such as the Portland Museum of Art;

¢} History and folklife such as the Maine Histori-
cal Society, the Longfellow House, Greater
Portland Landmarks, the Victoria Society of
Maine, and the Portland Fire Museum;

d) Community culture, refering to those avoca-
tional activities or organizations that people par-
ticipate in such as the Italian Heritage Festival,
fraternal organizations such as the Masons,
social clubs such as the Portland and Cumber-
land Clubs, and numerous Downtown religions
institutions and churches.

e) Major educational institutions such as the Port-
land Public Library, the Portland School of Art,
Portland High School, and the University of
Southern Maine;

f) Recreational facilities and organizations includ-
ing the Portland Boys and Girls Club, the
YWCA and YMCA, and the Maine Mariners,
and such facilities as the Cumberland County
Civic Center, Portland Expo, and Portland
High School;

g) Arts-related businesses, including the variety of
shops and galleries which deal directly with all
types of artwork;

h) Professional businesses that claim, as part of
their professional training and day-to-day prac-
tice, an exposure and close association with the
arts. This category would include the design
profession (architects, landscape architects,
interior designers), advertising and printing
profession (photographers, typographers, gmphic



designers), and the media (animators, film pro-
duction, radio and television production); and

i) Popular entertainment arts, including cinema
such as the Nicholodean and the Movies on Ex-
change Street and music clubs such as the Cafe
No.

The economic impact of this industry can begin to be
understood by looking at seven of the largest cultura]
institutions, including the Portland Museum of Art,
Public Library, School of Art, Symphony Orchestra,
Stage Company, Concert Association, and Ram Jsland
Dance Company. Collectively, these organizations
represent an employment/volunteer base that ranks eighth
regionally and is exceeded only by UNUM and Maine
Medical Center within the City of Portland. Their collec-
tive projected budget for 1989 of $9,818,657 translates
to approximately $18.1 million in direct and indirect
local cultural spending. Collective projected 1989 atten-
dance of 802,107 people at events and programs at these
institutions translates into an even greater economic
impact when projected patron expenditures at restau-
rants, galleries, and so forth are calculated.

In recognizing this sector of the Downtown community
as an industry, it is important to keep in mind that these
institutions and organizations experience the same prob-
lems and concerns as other Downtown businesses in
terms of parking, vandalism, vagrancy, and mainte-
nance.

3. Amenity: It is important to recognize the role of the
cultura] community in the Downtown's quality of life.
Imagine Portland without the Museum of Art, Sym-
phony, Library, School of Art, galleries and dance com-
panies, enrichment programs that are offered in our
public schools and broader community because of the
presence of these institutions, and symbols of our City’s
history and culture such as the Longfellow statue, the
Lobsterman, the fountain in Lincoln Park, Our Lady of
Victory Monument in Monument Square. Would this be
a City that attracts and retains residents, visitors, and
businesses? Moreover, all of these institutions and pro-
grams are a comfortable walking distance; in essence, a
cultural corridor.

The richness of the Downtown is embodied in these in-
stitutions and in the artifacts of their expression. The
benefit realized by this segment of the community is felt
broadly. Of the seven major institutions noted above,
sixty (60} percent or more of the patrons reside in the
Greater Portland area. The local population benefits
directly and immediately from both the cultural amenities
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provided by these various organizations and by the
availability of shops, restaurants and businesses sup-
ported in large part by the cultural community.

4. Celebration: Embodied in the character and spirit of
Downtown cultural organizations is the notion of Cele-
bration which is an expression of Downtown’s energy
and creative opportunity. A variety of fun events for
kids, visitors, shoppers, employees, will make Down-
town exciting — a place where something always is hap-
pening, with many delightful surprises. The City, local
business organizations and the cultural community to-
gether can cultivate this Downtown spirit.

Opportunities

The Downtown has a diverse and exciting foundation
of arts and cultural organizations which should assume a
priority position in the life of the Downtown. A number
of opportunities present themselves:

1. Promotion and Ieadership;: Through coordinated
promotion and assertive leadership, the visibility
and central place of the various arts and cultural
organizations and activities can be heightened.

2. Participation: The opportunity exists for the full
community to participate in the diverse organiza-
tions and activities. This participation must be ex-
panded beyond organization walls, bringing art and
culture into our daily experience through public art.

3. Cultural Corridor: Because of the diversity and
quantity of arts and cultural organizations, Down-
town can assert itself as the cultural center of
northern New England, with the cultural corridor of
Congress Street from the City Hall Auditorium to the
Portland School of Art, SeeFigure . Thisstretch
of Congress Street is home to the Symphony at City
Hall, Portland High School, First Parish Church,
Portland Public Library, Longfellow House and
Maine Historical Society, Casco Bay College, Cen-
ter for the Performing Arts, Portland Museum of
Art, State Theater, and Portland School of Art. Nu-
merous fine jewelers and craft merchants are inter-
spersed, and with quick access to the Civic Center
and the Old Port Exchange with its diverse art and
craft palleries, this area also hasa substantial upper
story commamity of related artist and designer studios.



Schools and Churches: The Downtown is home to
Portland High School, Portland School of Art,
Casco Bay College, and facilities of the University
of Southern Maine. These schools, in combination
with other public and private elementary, middle and
secondary schools around the perimeter of the
Downtown, offer a largely untapped resource of
young people and faculty who can contribute to the
life of Downtown. Their insight and energy in
making the Downtown richer and more livable is en-
couraged. The Downtown also is home to a number
of churches who provide community leadership
including resources and assistance to many human

service programs.

Figure ___: Downtown Cultural Corridor
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ARTS AND CULTURE POLICIES

1. Promote and enhance the cultural community by re-
taining and encoursging arts and cultural organiza-
tions.

2. Support the cultural community by retaining and ex-
panding performance and exhibition space, housing,
studio space, and office/support space for artists,
institutions, and organizations.

3. Promote the Downtown as the local, statewide and
northermn New England center for arts and culture.

4. Enbance and promote accessibility to diverse arts
and cultural opportunities for all segments of the
community.

Policies

AC 1 City liaison: Establish the position of City
Cultural Liaison.

This City staff position would:

— a) serve as liaison between the City and all arts and
cultural organizations;

b) establish an information clearinghouse on jocal
arts and culture activities and organizations;

c) promote the role that the arts and cultural commu-
nity plays in the economic development and cul-
tural life of the City;

_d) staff committees and programs affecting the cul-
tural community; and |

) be thelead City staff person implementing the arts
and culture policies of this Downtown Viston.

AC2 Artsdevelopment program: Establish, asacom-
ponent of a broader Downtown management program, a
public/private Downtown Arts development program.

. Downtown Portland has developed a diverse and im-
pressive comnmunity of arts and cultural organizations,
institutions, and individuals which plays an important
role in the economic and cultural life of the City. To
nusrture that role, a Downtown Arts development
program should be established within the Downtown
management entity with representatives from the cul-
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tural community, the City, and the development and fi-
nancial community. Objectives of the program would
be to evaluate and enhance the cultural and entertain-
ment facilities Downtown and to evaluate the financial
needs of this community,

AC 3 City Hall Auditorium: Provide full public and
private support and move forward with proposed renova-
tions to the City Hall Auditorium.

Constructed in 1912, City Hall Auditorium is one of
the City’s historic performance spaces. Home to the
Portland Symphony Orchestra, the Portland Concert
Association, and the Kotzschmar Memorial Organ,
this facility seats 2,400 patrons. For the past two years,
the City has been involved in an architectural, acous-
tical, and feasibility analysis of the facility. The City
has proposed repovations which include replacing
obsolete seating, improving sightlines and acoustics,
reducing seats to between 1,900 and 2,000; and up-
grading support spaces.

The City Hall Auditorium plays a significant rolein the -
cultural life of the City, serves as an anchor in promot-
ing a Congress Street Cultural Corridor, and provides
astrong foundation for public and private development
in this part of Downtown.

AC 4 State Theater, Encourage private and/or non-
profit sector support for efforts to re-establish the State
Theater as one of the Downtown’s premier cultural cen~
terpieces. As a payt of any feasibility studies focused on
this facility, evaluate the need for and requirements of a
mid-sized performing arts facility.

AC 5 Cultural Corridor: Promote the Downtown as
the region’s Cultural District, with particular attention to
the Congress Street Cultural Corridor between the Port-
land School of Art and City Hall Auditorium. See Figure

AC 6 Public Art: Promote the placement of publicart
throughout the Downtown through a mandatory Percent
for Art program tied to publicly-funded and assisted de-
velopment projects. Encourage private development to
participate in this program as welil.



AC 7 Artist Working Space: Develop programs to
promote, encourage, and assist in the creation of afford-
able artist housing and studio space within and near the
Downtown.

AC 8 Mavor's Award: Develop an annual Mayor’s
Award program promoting private contributions to public
art and design.

AC9Y Financing: Develop creative financing mecha-
nisms, such as tax increment financing, which can help
support major new, expanded, or rehabilitated cultural

facilities,
Arts and Culture Implementation Action Chart
Timing How Implementing Body

Adopt Next 3to Ordinance Program

with 3 10
Recommendation Plan Years Years
AC1 City Cultural Liaison X X City/Alliance
AC2 Downtown Arts Development Program X X City/Alliance
AC3 City Hall Auditorium Renovations X x City/Private
AC4 State Theater Rehabilitation X X x Private
ACS5 Downtown Cultural District x x b 4 City/Private
ACG6 Public Art Program X x x City
AC7 Encourage Artist Housing/Studio x x City/Alliance
ACS8 Develop Mayor's Award Program x x City
AC9 Develop Financing Techniques x X City/Private
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THE DOWNTOWN AS NEIGHBORHOOD

Downtown Portland has remained active and human-
scaled in large part because of the people who live within
and around it. The residential neighborhoods have his-
torically provided the people, market support, and pedes-
trian activity to sustain Downtown through good and bad
economic times. Many other downtowns across the
country have languished because of a disappearing resi-
dential population and are going to great efforts to lure
residents back to their Downtowns. Fortunately, Port-
land has retained substantial residential uses within and
near its Downtown.

Downtown needs residential uses for many reasons.
The presence of homes, and of residents who have a stake
in the Downtown environment, means increased activity,
particularly in hours beyond the normal workday. This
population base supports retail and service businesses
and cultural facilities and activities, and offers round-the-
clock attention to happenings on the street.

City-wide statistics, however, show this historically
stable base is eroding, with the Downtown population
dropping over 50% since 1960 to fewer than 6,000
residents, and the East and West End populations also
decreasing significantly since 1970. City urban renewal
policies drove much of this decline, and, now, if the
Downtown is to realize its potential as a thriving urban
center, these trends must be reversed. The City must
encourage residential uses within the Downtown and
energetically support the surrounding neighborhoods.

History

During the late 1700’s and early 1800's, Portland’s
intown neighborhoods began taking shape along Pleas-
ant, Danforth, High and State Streets and at the foot of
Munjoy Hill. Following the Great Fire of 1866, multi-
family tenements were developed in Munjoy Hill, the
Bayside area, and along Pleasant Street. By the mid
1880°s, Munjoy Hill and the Western Promenade were
being established, the area today known as Parkside was
laid out, and infill development was occuring along Park
Street. These areas grew up close to the Downtown and
Waterfront where most people worked, did business,
shopped and engaged in community activities. Through-
out Portland’s history, economic growth and the vitality
and proximity of housing have had a symbiotic relation-
ship. By the 1940’s and 1950’s, most housing
construction consisted of off-peninsula single-family
homes, with much peninsula housing viewed as substan
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dard and the attitude taking hold that high density and
mixes of residential with non-residential uses were inap-
propriate.

Broad public policies and programs were driven by this
perspective — & zoning ordinance was developed,
“‘blighted”’ neighborhoods were torn down for the con-
struction of the Franklin and Spring Street Arterials, and
housing was excluded from the Maineway Urban Re-
newal program in the central business district. At the
same time, automobile use increased, and the traditional
ties between the Downtown and surrounding residential
neighborhoods began to break.

From 1960 to 1980, the overall Downtown residential
population decreased by about 51 percent to 5,775
residents representing 3,424 households. This decrease
is most apparent in the India Street and Bayside areas
where decreases of nearly 70 and 68 percent, respec-
tively, occurred. The Pleasant and Portland Street areas
of the Downtown have decreased by slightly less than 43
percent, and the central business district by some 30
percent, Meanwhile, as population totals decreased, the
size of households dropped dramatically as well from
2.45 to 1.6 persons, and the percentage of elderly and of
low-income residents rose,

Downtown Housing Today

The Downtown and its relationship to surrounding
neighborhoods reflects a uniquely urban and vital mix of
social, cultural, ethnic and economic qualities. Neither
ghetto nor homogeneous enclave, the Downtown is a
melting pot of diverse populations coexisting in relative
harmony. A variety of neighborhoods comprise the
Downtown area and characterize this diversity. Down-
town neighborhoods consist of loosely identifiable areas
within the central business district such as Upper Con-
gress Street, Congress Square, and Old Port, and perime-
ter areas including, India Street, Bayside, Pleasant Street,
and Parkside, as shown in Figure . This population
is exceeded only by the neighborhoods of the East End,
West End, North Deering and Deering Center, but
clearly does not present the cohesive and more uniform
outward appearance of those predominantly residential
neighborhoods. In some ways, portions of this popula-
tion are invisible because residences are scattered through-
out the Downtown area and are largely on upper stories
of large multi-family or mixed-use buildings. From the
street, it is often impossible to have an accurate sense of



how large this population is. Perhaps because of this
dispersion and the difficulty of readily identifying a
Downtown neighborhood, there is no collective voice or
organized neighborhood group which is advocating for
the residential needs and oportunities in the Downtown.

Central Business District: The central business district
of the Downtown fans out on both sides of Congress
Street including the area generally from Cumberland
Avenue to Spring Street and then down to include the Old
Port. A majority of the housing is multi-family, nearly a
quarter of which is owner-occupied. The median age is
45, the highest of the Downtown neighborhoods, with
nearly a third 65 years old or older. Many new upscale
housing units have been developed in this area, primarily
accommodating professionals who choose to live Down-
town. Such housing as in the upper stories of Exchange
Street, 99 Silver Street, and waterfront locations such as
Chandler's Wharf, Portland Pier, and Baxter Place rep-
resent an urban lifestyle of choice for thess households,
These newcomers to the Downtown are joining long-time
residents, including elderly residents and many residents
who are disadvantaged and have few affordable housing
choices.

Indicative of the Diowntown’s diversity, this area has
one of the greatest concentrations of lodging rooms in the
City. Tucked in and around the Downtown commercial
area are a number of older established apartment build-
ings such as the Oakview on Oak Street and the Shepley
and Ambassador on Casco Street. Buildings such as these
provide an important Downtown housing resource that
would be hard to replace if lost to redevelopment.

Perimeter Areas: The following three perimeter areas
are important to the Downtown.

Over the last 25 years, the India Strect neighborheod
has undergone substantial change largely as a result of
extensive demolition to accommodate the Franklin Street
Arterial and in part because of redevelopment pressures
from both the waterfront and the Downtown. Today, the
area continues to be under substantial pressure to change.
The India Street area is predominantly multi-family, Of
the Downtown neighborhoods, the average household
size and the median income are the highest, although 37
percent of the households are below the poverty level.
India Street has a growing commercial character in what
historically has been a predominantly residential neigh-
borhood. While several large parcels of commercial and
industrial uses are currently available for development
proposals, there is fear that increasing commercial pres-
sures will further encroach on the residential neighborhood.
Recent city actions on rezonings in this area demonstrate
an interest in upper story residential uses above ground
floor commercial uses.
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The Bayside neighborhood is also heavily multi-fam-
ily, has a high proportion of renter-occupied units, and a
population of 841. Bayside is another neighborhood in
transition with a declining residential base, existing
residential uses in substantial need of rchabilitation,
encroaching surface and structured parking facilities,
vacant or under-utilized property, and industrial activi-
ties which would be better located within the City’s in-
dustrial parks rather than adjacent to the central business
district.

The Pleasant Street/Gorham’s Corner neighborhood is
largely multi-family and renter-occupied. Commercial
development extending from the Old Port Exchange and
reaching across Spring Street from the Civic Center pose
an encroachment threat to existing residential uses, and
a burgeoning New Port at Gorham’s Corner offers fur-
ther commercial activity. The potential for residential
displacement of moderately priced units is occurring at a
time when building rehabilitation is underway for up-
scale residential uses in buildings with water views in this
area.

Residential Opportunities

The Downtown will benefit from additional housing
within and immediately surrounding its boundaries in a
number of ways, through:

1.) increased pedestrian activity over extended hours of
the day and night;

2.) increased activity providing a sense of vitality and
personal safety and comfort typically felt on the
street;

3.) more patronage and a more readily-accessible em-
ployee and volunteer base of Downtown residents
for Downtown merchants, businesses and cultural
institution; and

4.) support for Downtown transit alternatives which
would benefit the wider community.

The existing residential building supply is diverse in
size, cost and character of individual units and can meet
the needs of broad segments of the population. In addi-
tion, the existing general building stock offers possibili-
ties for adaptive re-use to create more housing through-
out the Downtown area.



Several Downtown areas provide opportunity for more
concentrated residential uses:

Upper stories; Residential uses in upper stories of
buildings which do not easily accommoadate commercial
uses should be encouraged. Upper Congress Street,
between Congress and Longfellow Squares, an important
Downtown area of mixed retail, office, institutional, and
residential uses can support additional  residential uses
with several large buildings already containing multiple
residential units. The recent conversion of a former
motel into student residences by the University of South-
ern Maine has reinforced the residential character of
upper story uses throughout this area. The presence of
the Portland School of Art and the nearby Deering Street
historic residential neighborhood further encourage com-
patible residential uses,

Congress Street between Monument and Congress
Squares is an area often talked about as having residen-
tial potential in the upper stories. The 1984 Upper Story
Vacancy Study identified substantial vacant upper story
floor space in this area, and suggested examining possible
uses including residential to fill the space. Upper stories
in the Old Port area reveal this mix of residential and
commercial uses — providing lively street activity in the
area. As a result of that study, the Congress Street
Commercial Loan Program was established to assist in
improving acccess to upper stories and in enhancing
facades. But to date, no residential uses have been
introduced into those spaces in part because sufficient
demand has not existed. In many cases, spaces were not
suitable to residential uses or life and safety codes were
difficult to meet. However, upper story spaces located
within the central business area between Congress and
Monument Squares remain suitable for offices, artist
studijos and other commercial activities.

Cumberland Avenue corridor: Only a block north of
Congress Street, Cumberland Avenue changes abruptly
from the intensively commercial activities of the central
business district to the overwhelmingly residential char-
acter of the upper Bayside area. The street itself serves
as one of the most heavily-travelled east-west streets on
the peninsula. In addition to both large (such as Franklin
Tower and Back Bay Tower) and small single-family
residential uses, Cumberland Avenue is also home to
major facilities serving residential populations, includ-
ing the Portland High School, the Portland Boys and
Girls Club, and the nearby YMCA. Cumberland Avenue
can be reinforced with additional infill housing and
recreational open space to become a very desireable and
high density residential street. Major redevelopment
possibilities between the Franklin Street Arterial and
Preble Street should be encouraged to realize this residen-
tial opportunity.
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Perimeter areas: The three major growth areas around
the Downtown’s perimeter offer substantial and unique
opportunities for strong residential components. Their
development would help re-establish the contimuous pe-
rimeter of residential neighborhoods historically sup-
porting Downtown, and would provide diverse housing
options for a range of income levels within a short walk
of Downtown and the waterfront. While additional resi-
dential development on the waterside of Commercial
Street is not desirable, upper-story development on the
land side — with attention to ground-floor retail uses
could reinforce the residential character of Baxter Place
and Harbor Landing.

The India Street area is characterized by a tenacious
residential community maintaining itself in the face of
commercial encroachment from two sides and the waning
remains of an industrial past on the third side. The City
has encouraged residential uses in this area, particularly
on upper stories while permitting retail-oriented first
floors. This offers a unique opportunity for intensive
small-scale mixed uses. Other portions of this area have
an industrial history which is uncertain today and which
demands further examination. The Bayside area is a
diverse area characterized by excellent automobile ac-
cess, considerable vacant or underutilized land, and in-
dustrial uses ranging from moving and storage companies
to scrap metal piles. Nearby lies a significant residential
area which is struggling to maintain itself. This area has
tremendous opportunity for major mixed-use office and
retail development. A strong residential component
would reinforce the existing residential fabric and sup-
port a broader attempt to re-establish a diverse and
vibrant neighborhood.

Once industrial below Danforth Street and residential
above Danforth to Spring, Gorham’s Corner is now a
diverse area of residential, retail and light industrial uses,
serving as a transition between the Downtown business
district and a substantial residential neighborhood. Com-
mercial uses have evolved in some of the former indus-
trial buildings and residences, and the area has been
called the ‘‘New Port."’

The area west of Center Street and north of Danforth
Street offers substantial opportunity for residential rede-
velopment of in-fill lots which would help to solidify the
residential character, and the large under-utilized proper-
ties below Danforth Street deserve further study through
an area development plan.



D T

1. Improve the physical quality of Portland’s Down-
town neighborhoods and ephance their sense of com-
munity and vitality,

2. Retain and improve the existing Downtown housing
supply and discourage the displacement of residen-
tial uses.

3. Promote a mix of housing options within the Down-
town and surrounding neighborhoods relative to
cost, ownership, unit type and size.

4, Preserve and create quality affordable housing in the
Downtown and surrounding neighborhoods, espe-
cially for residents with special needs and limited op-
tions.

Policies

DN1 Surrounding neighborhoods: Continue to offer,
expand and promote programs which maintain and up-
grade housing in the neighborhoods within and immedi-
ately surrounding the Downtown.

The City currently has several programs directed to-
ward housing rehabilitation in its neighborhoods. These
programs, including City-wide grants, energy loans,
City/bank loans, and federal rehab programs as they
evolve are all directed toward low and moderate in-
come neighborhoods with afferdable housing opportu-
nities as a primary objective.

The City should market these programs more actively
and try to make them more flexible and attractive to
investors in the Downtown’s surrounding neighbor-
hoods.

The City should also examipe the need for additional
programs to encourage improvements to residential ar-
eas for residents of broader income levels, with the aim
to expand the income mix, and enhance both the his-
toric and non-historic neighborhoods surrounding the
Downtown. Such programs might include loan pro-
grams modelled after those identified above, revolving
loan programs tied to a combination of public and
private resources or services, and creative use of such
funding mechanisms as tax-increment financing to pro-
vide ephanced infrastructure improvements, including
sidewalks, street trees, and lighting.
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EIGHBORHOOD POLICIE

The City should work closely with the University of
Southern Maine, the Portland Schoo! of Art, and other
institutions or organizations which may have substan-
tial residential needs to encourage the balanced devel-
opment of the neighborhoods in the Upper Congress
Street, Parkside, Pleasant Street and Cumberland Avenue/
Bayside areas.

DN2 Upper stories: Continue support for improving
access and re-use of upper stories, with more emphasis on
upper-story residential uses between Congress and Long-
fellow Square. Expand this program to include residen-
tial properties within the Congress Street to Cumberland
Avenue area,

The City should support a program in coordination
with the Downtown management entity, Downtown
business organizations, neighborhood representatives,
and property owners to fully assess upper story space
in the Congress to Longfellow Square area for re-use
for residential tenants. The City should encourage ef-
forts to promote residential uses in this area, includ-
ing through the Downtown Portland Corporation which
makes lower interest financing available to property
owners and business owners for building renovation.

Existing building codes and zoning ordinances should
be evaluated to assure adequate support for residential
uses. Amendments should be proposed that increase
housing opportunity without compromising basic health
and safety concerns.

A program to actively market this upper-story space
should also be developed.

DN 3 Relocation of tenants: Implement zoning and
development ordinances which require the relocation of
tenants displaced by new development, in locations
within or adjacent to the Downtown, Where demolition
is necessary to facilitate new growth consistent with the
plan for the Downtown, relocation of existing residential
tenants must be carefully addressed.



DN 4 Affordable housing: For residential develop-
ment projects in excess of ten units, encourage a mini-
mum of 10-20% percent affordable housing units.

To encourage a mix of housing types and resident
income levels and affordable housing within residen-
tial rehabilitation and new construction, the City should
develop programs which assist projects in excess of 10
units to provide a minimum of 10% of these units
within an affordable range.

DN S Mixed-use perimeter areas: Initiate long-term
development programs for the Bayside, Gorbam’s Cor-
ner and India Street perimeter areas with an objective of
establishing and re-establishing residential components
with a mix of income levels and types of housing within
a context of mixed commercial and residential uses.

DN 6 Financing: Develop creative financing mecha-
nisms, such as tax-increment financing or community
loan pools from private banks as may be administered
through the Downtown Portland Corporation, which can
assist in infrastructure improvements to facilitate new
housing construction Downtown and in perimeter areas.

DN 7 Neighborhood: Encourage Downtown neigh-
borhood identity, with a recognized neighborhood or-
ganization promoting residential growth, livability and
sense of community.

Surrounding neighborhoods both on and off the penin-
sula have formed organizations of residents and prop-
erty owners who share similar concerns and commit-
ments to their neighborhoods. Such organizations on
the peninsula have been formed on Munjoy Hill, in
Parkside, East Bayside, and in the West End. The
central Downtown area, despite residents who share
similar concerns about a wide range of neighborhood
issues, are not represented by a collective voice.
Within several of the larger residential buildings, ten-
ant organizations have been formed which deal with
building specific issues, yet these groups have not yet
Joined together to create a collective voice advocating
support of Downtown living. Residential communi-
ties in the Upper Congress Street, Congress Square,
Old Port, and Cumberland Avenue areas exist and
should be supported as they advocate for the residen-
tial needs of that area,

Downtown Neighborhood Implementation Action Chart
Timing How Implementing Body

Adopt Next 3to Ordinance Program

with 3 10
Recommendation Plan Years Years
DN1 Surrounding Neighborhoods X X x X City/Private
DN2 Upper-story residential uses x x x City/Private
DN3 Relocation of tenants X X x City
DN4 Affordable Housing x X X X City/Private
DNS5 Mixed-use peripheral areas x x X City/Private
DNG6 Financing x x x City
DN?7 Neighborhood X X X City/Private




Figure __ - Residential Development and Opportunities
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CITY SERVICES

Focused, coordinated and intensive management of the
Downtown environment must be a top priority. Such
strong and visible commitment is crucial to ensure that
Downtown remains an attractive and desireable place to
work, shop, live, and visit. The impressions visitors and
residents have of a City are shaped by the quality and
quantity of amenities and conveniences provided to the
pedestrian and by the cleanliness of the streets, sidewalks
and parks. Impressions of security and comfort, and the
level of care and concern a community shows for its entire
population, including youth, elderly, and the disadvan-
taged, are important as well.

The management of the Downtown environment must
be understood as a combined public and private commit-
ment. Maintenance, safety, and human needs issues must
have the cooperative support of the City leadership, City
administration, shop-keepers, office tenants, institutions,
property owners, and by the average pedestrian on the
street. The message must be conveyed that the Down-
town community cares about the character and condition
of its streets, sidewalks and open spaces, and that people
are concerned about each other in their day-to-day en-
counters. Along with peer pressure, Downtown Vision
recommends a quick-response program for dealing with
such issues as vandalism, littering, accidental damage to
property, untended maintenance and visible human need,

As one part of this effort, the community would pro-
vide a number of ‘‘Street Stewards,’”’ modelled after
successful Park Ranger programs. This workforce would
be assigned a variety of routine maintenance and house-
keeping functions such as sweeping and litter control,
snow and ice removal, and light plant care. Easily
identifiable in their distinctive uniforms, these individu-
als would serve asa public rescurce, providing general
information and directions to visitors, and as the commu-
nity’s ‘‘eyes on the street” filing requisition orders to
repair vandalism, meet meintenance needs, and report
criminal activity or emergency medical needs instantly
via a portable communication device to the appropriate
authority. These individuals would also provide a con-
stant reminder of the importance of cleanliness of the
street as they make their rounds through designated areas
of the Downtown.

Maintenance

The importance of year-round maintenance throughout
the Downtown business area cannot be over emphasized.
This maintenance can be divided into specific areas of
concern;

1. Street and sidewalk cleaning program, litter re-
moval: Through a contractual agreement between
the City, Intown Portland Exchange, and a private
contractor, the Central Business district is provided
litter control and cleaning services from April 15th
to November 15th. These services include mechani-
cally sweeping sidewalks and gutters daily (late at
night), emptying trash receptacles, bus shelters, and
kiosks, and removing litter from tree grates, plant-
ers, and streets. The program is funded through
annual assessments made to property owners within
the designated district. This provides a good base
level of seasonal cleaning. The scope is thorough
and with good oversight results in acceptable levels
of cleanliness. Issues of winter season cleaning (in
addition to snow removal} and boundary adjust-
ments remain to be considered.

2. Snow removal: Snow and ice removal is extremely
important throughout the Downtown in order to
allow residents, shoppers, employees, and visitors
to comfortably and safely move about. While City
ordinances require that property owners keep their
adjacent sidewalks clear of snow and ice, portions of
the Downtown receive additional attention by City
crews clearing and completely removing snow,
Portions of the Downtown falling within the Maine
Way area are annually assessed for these services.
Boundary adjustments to this service area require
considered action as well.

3. Maintenance of pedestrian amenities: Maintenance
of such amenities as benches, sidewalks and curbing,
and trash receptacles (repairs) are carried out by the
City as part of a City-wide maintenance and repair
program. These repairs are currently carried out on
an as-needed basis. This past year a noticeable effort
bas been made to repair benches and replace trash
receptacles, while previous efforts have corresponded
more often with major but infrequent improvements.
Sidewalks require on-going maintenance as brick re-
placement, grouting and sealing are normal tasks as-
sociated with regular sidewalk care.



4. Maintenance of landscaping: Maintenance of land-
scaping on public property throughout the Down-
town is the responsibility of the City’s Forestry
Division. This Division cares for and maintains trees
on City property, including street trees and trees

_within City parks. Until recently, street trees within
the Downtown have received erratic maintenance re-
sulting from demands elsewhere in the City. As
problems Downtown arose, the City has responded.
The Division has identified the Downtown as a high
priority and is moving ahead with the development
of an inventory of all Downtown street trees provid-
ing the basis for developing a regular program of
maintenance and replacement.

Landscaping in the form of trees, shrubs, and flow-
ers along with associated features such as planters,
tree wells, and tree guards are important and attrac-
tive elements in the Downtown streetscape. In the
central Downtown area alone, there are approxi-
mately 500 trecs representing an important part of
the Downtown character as well as a significant
public and private investment.

Studies have suggested that untended and nunmaijn-
tained treesin a typical urban environment can be ex-
pected to have a useful life of about five (5) years,
while maintained trees in the same setting can ap-

proach 20 years of useful life of longer.

Public Safety

Employees, residents, and visitors to the Downtown
must feel personally comfortable and safe as they go
about their daily activities. Further, there must be confi-
dence that one’s car or other personal property will
remain secure. Such a comfort level can be enhanced by
more pedestrians on the street, a sense that people care
about what is happening around them, and a police
presence that is not oppressive but demonstrates that
attention or assistance is always nearby.

One’s perception of security is as important as the
reality. Singular and isolated incidents of personal
property damage or theft, or of personal safety problems,
are quickly communicated by word of mouth, and can
become a common perception of the character of an area.
The community must constantly work to improve the
image and reality of public safety throughout the Down-
town. Downtown business organizations have recog-
nized that issues of personal and property safety, directly
impacting the image of the Downtown, are of highest
priority in maintaining a livable and active Downtown.
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The Police and Fire Departments have long histories of
providing a high Ievel and quality of protection for the
City’s Downtown. As the Downtown grows in scale,
density of activity, and as the region and City become
more urban, it will be important that police protection ex-
pand at a pace with changing demands and issues.

Routine police protection Downtown currently con-
sists of four patrol cars on duty throughout the day with
two additional cars in the evening, two mounted patrol-
men between Longfellow Square and the Old Port during
daylight, from one to six foot patrol officers varying at
differenttimes of the day, up to twelve additional officers
focused on situations involving drugs, theft from autos,
and vice in the evening hours, and a police cadet stationed

seasonally in Congress Square.

Fire protection for Downtown is provided primarily
through both Central Fire Station at Congress and Pearl
Streets and Bramhall Station at Congress Street near
Bramhall Street., Backup support and ladder truck assis-
tance is provided as well from the Munjoy Hill Station on
Congress Street.

Emergency medical protection is provided primarily
by an ambulance located at Central Fire Station. City-
wide response times have increased 25 percent over the
past three years primarily because of traffic increases.
MEDCU has also recognized increases in Downtown
calls dealing with low-income and elderly individuals, as
well as drug and transient-related calls. These special-
needs calls require special training for most effective
service.

Human Services

Downtown Portland is the regional center for social
services, focusing on housing, homelessness, crisis
management, health adolescent and citizen needs, family
support, substance abuse, youth recreational activities,
and employment. The majority of these services are
privately operated, many publicly assisted, and sup-
ported by a dedicated and effective community-wide
United Way network. These services attract individuals
and families from the various neighborhoods around the
City including many low and moderate income residents
living within the Downtown or within a short walking
distance of the Downtown. These services also attract
individuals from other communities who recognize the
City as a resource,

The population of the Downtown and surrounding
neighborhoods is comprised of a  high percentage of
people identified as low income elderly, and physically
or mentally disadvantaged. The Downtown areacontains
the majority of inexpensive transient dwelling units such



as single-room occupancy units, and is where the over-
night emergency shelters are located. The Downtown is
recognized as a resource for those segments of our com-
munity that rely on these services. While many of these
people do live within or near the Downtown, any who do
not are able to utilize Downtown services because of
available public transportation serving the Downtown.

One of the most frequently-cited concerns of mer-
chants, employees and visitors of Downtown is the
presence of panhandlers, “‘street people®’ and rowdy or
abusive youth whose activities make the pedestrian expe-
rience uncomfortable. Their presence Downtown results
in part from the services available to them and from their
residing in nearby neighborhoods. The future desirabil-
ity of the Downtown for all people will depend, in part,
on the community’s ability, to recognize the cause of
these conditions and take responsibility to provide high
quality health and human services to those in need. The
Downtown is the urban center for the State, has been
compassionate in its provision for those in need, and is
recognized as a magnet as a result. It is important for the
well-being of the Downtown and of everyone in the
community that the financial and physical needs of this
network of human service providers be supported.

These human service providers comprise a substantial
employment sector within the Downtown economy, and
includes both public and private organizations, In
addition to services available through City Hall, the area
of the Downtown below Cumberland Avenue, particu-
larly between Chestnut and High Streets, has a particu-
larly high concentration and diversity of human service
providers.
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CITY SERVICES POLICIES

Goals

1. Provide a high level of maintenance and pedestrian
amenities which enhance the attractiveness and usa-
bility of the Downtown for all residents and visitors.

2. Deliver human services that protect the public health
and welfare, and strive to maintain and enhance the
quality of life for all residents and visitors.

3. Maintain a safe and secure environment Downtown
for all of its users.

Policies

CS1 Street Stewards: Establish a high public profile
team of workers whose year-round responsibilities would
keep Downtown looking good and functioning well, and
whose work would supplement basic services by regular
crews using heavy equipment. These individuals would
perform a variety of functions, such as light cleaning,
snow removal, light duty repairs of bench slats, lamp
lenses etc., painting, landscape care and security. They
would be courteous, friendly and helpful to the Down-
town public. A part of their role can be to provide
assistance (maps, directions, etc.) to visitors and pas-
sersby.

CS 2 Maintenance: Develop, as a component of a
broader Downtown management program, an ongoing
commitment to exceptional maintenance and upkeep of
public and private streets, sidewalks, open space, and sll
facilities, fixtures, and elements. Develop a quick-re-
sponse process for maintenance issues and a preventative
program of public education promoting greater individ-
ual and personal responsibility for these issues.

a.) Street and sidewalk cleaning program, litter re-
moval:

The City should continue its street and sidewalk
cleaning and litter control program throughout the
Downtown area on a year-round basis. Figure
included within Managing Downtown presents the
preliminary potential new management district
boundaries. Periodic adjustments to the area
boundaries should take place as development occurs
around the edges of Downtown. Periodic side-
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b.)

walk washing or flushing should be added to the
cleanliness program, with purchase of necessary
equipment. Winter street and sidewalk cleaning
should be undertaken when conditions allow.

Business and property owners should be urged to
maintain the tidiness of their property and dispose
properly of litter generated by their businesses.
This can be encouraged through educational pro-
grams offered and supported by the several
Downtown business organizations and through
the Downtown management entity.

In addition, city licensing policies for push-carts
and take-out food businesses should be reviewed
to assure that vendors and businesses bear some
responsibility for litter control throughout the
Downtown.

Snow removal program:

To encourage diverse year-round activities Down-
town, the City should continue its snow removal
program and examine expanding its coverage to
include the area shown in Figure .

The City should also monitor new development
and rehabilitation Downtown in order to expand
the district as necessary in response to the snow re-
moval program.

The costs, benefits and feasibility of heated side-
walk technology should be evaluated.

In all areas of the Downtown, the City should rig-
orously enforce current ordinances that require
property owners to clear snow and ice.

Frequent salting of sidewalk areas has taken a
severe toll on the Downtown’s street trees. The
City should examine alternatives such as urea and
gypsum which are less harmful to plant materials
than traditional salting for the melting of ice and
snow. When an alternative is agreed upon, the
City should encourage Downtown property own-
ers and tenants to use that same material.



¢.) Maintenance of pedestrian amenities (sidewalks,
lighting, benches, trash receptacles, bus shelters,
kiosks, etc.):

Amenities Downtown should be repaired and
maintained regularly. Most amenities Downtown
have been part of major improvement programs
such as Maine Way and the Congress Square
UDAG. As they age, these amenities need up-
keep, repair and replacement. Through a formal
maintenance program, the public spaces around
the City should be continually inspected, reno-
vated and improved.

d.) Maintenance of landscaping:

There is aneed to develop an on-going and regular
program of caring for and evaluating landscaping
throughout the Downtown. Where landscaping is
provided on private property, property owners
should be responsible for regularly maintaining
that landscaping in an attractive and healthy con-
dition. Where landscaping is provided on public
property, the City should have a regular program
for similarly maintaining that landscaping.

Such regular maintenance should including regu-
lar pruning, fertilizing and watering of plant
materials, maintenance of tree wells, tree guards
and grates, and maintenance of planters.

In the provision of new landscaping, care must be
given to the provision of adequate irrigation and
drainage, with further concern over long-term
maintenance and attractiveness. Wherever pos-
sible, planting should be clustered in large planted
areas for more favorable conditions. Such planted
areas should be raised somewhat where adjacent to
pedestrian ways which require heavy salting dur-
ing icy conditions.

e.) Develop a quick-response process for mainte-
nance problems and a preventative program of
public education,

CS3 Lighting: Develop a coordinated and compre-
hensive program to improve lighting Downtown.

Lighting Downtown is an important element in defin-
ing the character, comfort and safety of pedestrian
movement. The City should do an analysis of pedes-
trian and roadway lighting throughout the Downtown,
including illumination levels, photometrics and effi-
ciency of luminaires, and the character, durability, and
quality of fixtures and poles. Over time, the chosen
thematic lighting fixtures will become part of a positive
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Downtown image, assuming widespread use. As such,
one or more high quality and attractive pedestrian
lighting fixtures should be selected to enhance the
evening experience of Downtown.

CS 4 Public Restrooms: In coordination with a
Downtown Management program, establish and main-
tain publicly-accessible restrooms throughout the Down-
town, focusing first on locations close to principal
pedestrian routes.

Restrooms plainly accessible to the general public are
needed throughout the Downtown. Existing ones
located within public facilities such as City Hall, the
Ferry Terminal, Public Safety building, and Couxt-
houses should be made more avatlable. Additional
restrooms, atlocations with supervision and security —
such as in public garages and in potential new visitor
centers or storefront police facilities, could supplement
existing facilities.

CS 5 Safety: Enhance the perception and reality of
safety Downtown in the following areas:

a.) Police protection

The City should develop an expanded program of
police protection Downtown, including:

1. more use of foot patrol officers and police
cadets to establish a presence and authority
and to develop closer ties with merchants,
residents, and others in the Downtown.
Continued use of police cadets in the Con-
gress Square area and in other areas as prob-
lems arise has proven highly effective. An in-
creased presence during late night hours is
important to address rowdiness associated
with Old Port bars and restaurants;

2. use of ‘‘Street Stewards’® who move about
Downtown providing visitor information and
performing light maintenance tasks while also
acting as “‘eyes on the street;’’

3. plans to develop a storefront substation in the
Congress Square area - its design should be
compatible with area architecture and offer
the opportunity for a variety of functions.

4. continuation of mounted patrols throughout
the Downtown;



b.)

¢.)

work with Downtown business organizations
and residential groups to provide public edu-
cation about protection from various aspects
of criminal activity, establish Downtown crime-
watch programs, and establish better commu-
nication between merchants, residents, and
the City on these issues;

work with various human service providers to
develop programs of *‘shared responsibility’’
for meeting both police enforcement and social
service issues;

develop design guidelines which promote the
construction of defensible, safe and lively en-
vironments; and

assess emergency call response times and
adequacy of equipment and personnel in the
face of future growth Downtown. In particu-
lar, examine current radio communications
technology for each public safety division.

Fire protection

The City should evaluate fire protection through-
out the Downtown in the following areas:

1.

assess emergency call response times and
adequacy of equipment and personnel in the
face of future growth;

evaluate existing life safety and building codes
particularly for existing buildings and build-
ing rehabilitations. Enforce existing codes
adequately. Examine alternative public and
private programs which could encourage and
assist owners of older buildings to improve
their fire protection and fire safety status.

Emergency medical protection

The City should evaluate the provision of emer-
gency medical services (MEDCU) throughout the

Downtown in the following areas:

1.

assess emergency call response times and how
adequate equipment and personnel are in the
face of future growth;

with increased drug-related, transient, and
elderly emergency service calls, assure that
MEDCU personnel are adequately trained to
deal with the special needs of these popula-
tions.
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CS 6 Human Services: Identify social, health, and

recreational needs in the Downtown and develop policies
and programs to address them.

As a component of a broader Downtown management
program, develop services to assure compassionate and
quick response to human service issues and needs.

Develop an on-going program which analyzes the
needs of residents, monitors the provision of public
and private services Downtown, and addresses any
inadequacies in the following areas:

- Emergency services for food, shelter, clothing
- Health services

- Counseling, information and referral services
Drug and alcohol abuse and rehabilitation
Senior citizen facilities and programs
Recreation

Child day care

Employment services

Assess the long-term impact of continued Downtown
growth and development on the availability and af-
fordability of office and support space for these tradi-
tionally inadequately-financed providers of human
services and develop a program directed toward the re-
tention of such services.

It is also important to recognize the needs of the target
populations for health, social and recreation services
and facilities in making decisions regarding location.
It is important to locate facilities and services where
they are most accessible to their intended populations
and in close proximity to related providers. At the
same time, efforts should be made to prevent over-
whelming a particular sub-area of the Downtown with
an over-concentration of such services.

CS7 Accessibility: Thoroughly evaluate how acces-

sible Downtown is to the physically disadvantaged and
develop a program to eliminate barriers throughout the
Downtown.

If the Downtown is truly to be a place where everyone
is ableto work, shop, visit, and live, then physical bar-
riers should be eliminated wherever they prohibit or
limit access for those with physical disabilities and the
elderly. The City must assure that new buildings and
related street and sidewalk improvements are designed
and constructed to be fully accessible per local, state,
and federal codes.



The City should undertake a program to assess existing
sidewalks, intersection and street conditions, public
open space, and other public facilities and garages to
identify and correct impediments or hazards impacting
accessibility. Both public and private property owners
should be encouraged to make their buildings fully
accessible, in a functionally appropriate and aestheti-

cally pleasing way.
City Services Implementation Action Chart
Timing _ How Implementing Body

Adopt Next 3to Ordinance Program

with 3 10
Recommendation Plan Years Years
CS1 Maintenance x x x x City/Private
CS2 Street Stewards X x X City/Private
CS3 Lighting x X x X City/Private
CS84 Public Restrooms X X City/Private
CS5 Safety x x City
C56 Human Services x x X City
CS87 Accessibility x X X x City
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MOVING ABOUT
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Introduction

Moving about Downtown Portland involves a multi-
tude of transportation modes and destinations. Cars,
pedestrians, trucks, buses, taxi cabs, bicycles and emer-
gency vehicles daily interact and compete for road,
parking and sidewalk space. Parking has commanded the
most attention and study of these mobility factors. The
City has invested heavily in parking facilities over the
past twenty years, implementing in one form or ancther
most of the recommendations for new facilities contained
in a series of downtown parking studies.

The parking study which accompanies this Downtown
Vision points to a variety of needs in the management of
the City’s parking supply, but does not reveal an overall
deficit of parking at the present time, The trend in
moving about Downtown over the past forty years has
been to rel y more and more on private automobiles for the
community’s workforce. Policy and infrastructure in-
vestments have reinforced this trend, through roadway
improvements and construction of parking garages.
Dispersed suburban development, both commercial and
residential, and relative prosperity have made automo-
bile usage affordable, led to declining transit use, and
vastly increased traffic volumes.

Despite some traffic congestion and localized parking
shortages, the Downtown handles its traffic relatively ef-
ficiently. Lessons from larger cities suggest that the
current policy of almost exclusive reliance on private
automobiles and on-site parking will lead either to unac-
ceptable levels of congestion as the City grows, or
reduced growth potential, or both. Air pollution and a
lower quality of urban life also are forseeable future con-
sequences of our auto-dependent culture.

Downtown Vision cannot as a matter of policy reverse
a forty year trend and the behavior and expectations of
thousands of individuals by the stroke of a pen or mandate
of regulation. It can, however, establish a policy of
transition that encourages more sustainable and environ-
mentally sound patterns of moving about.

In response to concerm about parking Downtown,
regulations in the 1980’s demanded increasing amounts
of on-site parking for every new development. New
development will continue to be required to account for
parking demand. Every reasonale means will be pursued,
however, to manage that supply and demand to reduce the
need for vast numbers of automobiles and parking spaces
throughout the central business district.
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Current traffic, transit and parking conditions are
summarized below and a direction for the City’s future is
presented. The burgeoning suburbs may have no alter-
native but to pave vast acreages for parking, and some
may suggest that the Downtown do the same to attract and
retain business. On the contrary, however, Downtown
Portland’s superb pedestrian environment where you can
Ieave your car conveniently out of the way somewhere
and walk anywhere you need to go is a vitally important
strength.

Traffic

The Portland peninsula is home to a mix of commer-
cial, residential, institutional, and other uses which
create a distinct traffic pattern. The number of entry/exit
points are limited, and the crosstown roadway network
distributes vehicles from entry points to destinations and
back. The Downtown acts as a magnet attracting vehicles
in the morning peak hour and releasing them at the end
of the work day. Major arteries carry the vehicles in and
out, with capacities determined largely by intersection
congestion where they cross each other and side strezts.

All traffic to or from the peninsula must pass through
one of nine entry points, as shown in Figure . Five
of these offer direct interchange with Interstate 295,
including the Veteran's Bridge, Congress Street, Forest
Avenue, Franklin Street Arterial, and Washington Ave-
nue. St. John Street, Deering Avenue (from Brighton
Avenue), and Preble Street (from Baxter Boulevard) are
other entry points, along with the Million Dollar Bridge
which connnects the peninsula with South Portland and
coastal points south.,

Once traffic arrives on the peninsula, flow patterns
across its length and width distribute vehicles relatively
efficiently to and around the Downtown. Past policies
for traffic improvement and infrastructure have empha-
sized high-volume capacity improvements such as the
Franklin and Spring Street Arterials, More recent
designs have recognized a competing need for a safe and
comfortable pedestrian environment, notably the Maine
Way traffic improvements along Congress Street, and the
Commercial Street improvements near the Old Port. On
Congress Street, land alignment, on-street parking, and
signalization timing are designed to actually discourage
through-traffic in favor of buses, taxis, pedestrians, and
immediate destination traffic. Cumberiand Avenue and
Spring Street, on the other hand, are designed to quickly
move traffic across town with a minimum delay.



Figure ___: Traffic Entry Points

The movement of traffic across the width of the penin-
sula relies heavily on several relatively high capacity
arteries including the Franklin Street Arterial, the Preble-
Elm Street one-way pair, and the High-State Street one-
way pair. Other cross streets, such as Mellen, Forest,
Pearl, India, Temple/Union, and Center Streets, provide
numerous alternate paths across town and help to distrib-
ute traffic and relieve occasional back-ups. The character
of the Downtown and Old Port is reflected in small
blocks, narrow streets and intimate pedestrian scale. De-
spite some peak hour back-ups and occasional delivery
truck blockage, the area copes reasonably well with
vehicular circulation.

Recent improvements to the Downtown and peninsula
traffic network include the Commercial Street rehabilita-
tion project, the Tukey’s Bridge redesign and a master
control system for Downtown traffic signals. Replace-
ment of the Million Dollar Bridge and extension of
Commercial Street improvements are planned over the
next decade. A study to resolve the worsening traffic
problems in the outer Congress Street/Route 25 corridor
to Gorham is underway. Plans to date for a new westerly
corridor have incorporated a major I-295 interchange
near the existing I-295/Congress Street interchange.

Downtown, no radical changes or major new traffic
infrastructure is foreseen. Past projects such asI-295 and
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the Franklin and Spring Street Arterials, are not likely to
be extended or duplicated in new locations. Franklin
Street is a connector from Commercial Street to I-295 and
is therefore a major part of the City circulation pattern.
Spring Street, on the other hand, while connecting
between Temple/Union Streets and High Street with a
high capacity link, does not provide the traffic service to
offset its impact on the City fabric. Its width and design
make it a significant break in the surrounding pattern of
City blocks, and it is not a comfortable pedestrian street
in the Arterial portion.

A number of improvements to the Downtown street
network could enhance traffic flow if warranted by
volume. See Figure __ and the policy implementation
list that follows. The policy demands as-needed im-
provements as well as managing development related to
parking to avoid bottlenecks and changing flow patterns
to maximize peak hour movements. None of the
forseeable improvements involves substantial right-of-
way acquisition or dislocation of structures.

While short, medium, and long term priorities have
been identified, case-by-case decisions will likely be
made in development review traffic impact analysis. A
consistent analysis and an ongoing traffic database re-
quire a computerized traffic impact assessment model for
the entire peninsula, Such models are used to assess and



project system deficiencies and to simnlate the impacts of
system improvements and changes in volumes. A dis-
crete transportation system such as the Portland penin-
sula can be modelled quite accurately. This model should
be integrated within the development review process and
any impact fee system that might be adopted in the future,

Transit

Mass transportation services have been provided
Downtown since the late 1800°s when the first trolley
traveled Forest Avenue connecting Downtown to River-
ton Park. Several years later trolley service expanded to
Cumberland Foreside, Yarmouth, and Old Orchard Beach.
Buses first appeared around 1935, operating on Ocean
Avenue to Falmouth. During World War II, buses made
many trips daily through Monument Square to the Bath
Iron Works ship yard. Use of mass transit in Portland
began to decline around the early 1950’s as suburb urban
auto ownership grew. In 1973, the Greater Portland
Transit District (METRO) organized, providing bus
service within and between Portland, Westbrook, South
Portland, and Cape Elizabeth. Over the years Cape Eliza-
beth discontinued bus service and in 1983 South Portland
dropped out of METRO and formed an independently-
operated system (South Portland Bus Service, SPBS) as
a City department with service links to the remaining
METRO system. In addition to METRO and SPBS,
transportation services are provided in greater Portland
by Regional Transportation Program (RTP) and the
Casco Bay Island Transit District (BITD).

For the past 15 years, METRO’s ridership has had an
overall decrease. Ridership in 1975 reached almost 3,75
million passengers. From 1976 to 1978, ridership de-
clined as the price of gasoline declined, but again wentup
during the 1978-1981 gas price increases. Since 1985
however, gas prices have stabilized but ridership and bus
miles have continued to decline. The mumber of regis-
tered automobiles in Cumberland County has increased
from 128,356 in 1984 to 157,154 in 1988. Traffic counts
entering the peninsula increased 33% over the period
from 1977 (78,000 vehicle count) to 1988 (105,000
count}.

Combined METRO and SPBS ridership has declined
from about 3.6 million riders in 1981 to about 1.36
million in 1989. Declining ridership means declining
fare box revenues and increased subsidization, which
falls heavily upon the local property tax. In 1983,
METRO receipts covered about 37 % of its budget. The
state provided only 2% assistance, the federal govern-
ment 15%, and local subsidy almost 44%. This local
share for Portland amounted to $1.25 million in 1988 and
$1.35 million in 1989.
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These statistics foretell a significant challenge if the
community wishes to expand the role of mass transit as
a major part of the transportation sclution for Downtown
Portland in the future. An effort is underway to  evaluate
the cost efficiencies that could be attained by combining
administrative functions among the various service pro-
viders servicing greater Portland. While such consolida-
tion might be difficultto implement, fiscal realities might
force operators to become more creative or face further
service cutbacks. Transit is heading toward a mode oflast
resort status for the transportation disadvantaged, with
minimal service levels provided and subsidized to service
a target market who have no other choice of transporta-
tion mode.

Such arole is not in the best interests of the Downtown,
nor of the greater Portland region. If these negative
trends can be turned around, the commuting workforce
would have a realistic alternative to over-reliance on
private autos. Downtown Vision calls for the increased

role of the transit system along with small scale efforts to
combine ridership into more efficient units such as
carpools and vanpools. The success of this policy de-
pends upon the attitudes and decisions of the operators,
consumers, and government. If the resources and rider-
ship do not materialize, the Downtown will have to
continue to accommodate increases in traffic volumes.
While the differences might not be dramatic, there will
need to be some compromises in the urban character to
move the traffic volumes, or increased vehicular conges-
tion will result,

The goals, policies, and strategies that follow describe
measures needed to accomplish the transit policy. The
most effective techniques to promote transit usage in-
volve firm restrictions on the provision of on-site private
Downtown parking along with traffic management prac-
tices to promote and monitor private employer participa-
tion in mass transit. While such measures are potentially
appropriate to Portland in the longer term, and certain
aspects even in the short term, the most aggressive
measures must await a public and private concensus and
commitment to reduce reliance on private autos. The
City must maintain a dynamic position to cultivate transit
usage, and if the feasibility and willingness materializes,
to step up efforts to increase the role of transit.



Figure __: Potential Traffic Improvemenis

Parking

““The Perennial PARKING Problem . . .the
parking problem and the Downtown problem
are synonomous in many minds. On the other
hand, while adequate parking may be every-
one's objective, clearly it is not so easily de-
fined.”

This quotation, taken from the Portland Downtown
Study of 1959 illustrates issues and concerns that have
been with Downtown Portland for years. Issues oftraffic
and parking have been a focus of studies and concern
periodically over the past thirty years. A chronology of
studies dealing with parking and related issues reveals
that perceptions and quantification of the problem, and
potential remedies have evolved considerably over the
past thirty years. Access (broadly defined) is now being
considered within a comprehensive approach emphasiz-
ing better management rather than increase infrastruc-
ture.

A review of previous studies reveals that there were
times in the evolution of Downtown where parking
shortages did occur. During the period 1949-1951 the
City experienced parking deficits in at least some por-
tions of Downtown. The response - acquire and create
surface lots. The period 1966-1974 saw the capacity of
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surface parking exhausted and the emphasis changed
from surface lots to new parking garages. Today, we are
examining the proliferation of Downtown parking ga-
rages and challenging the impact of these structures both
on the ability to conveniently access Downtown in the
face of increasing traffic volumes and congestion, and on
the character and guality of our pedestrian streetenviron-
ment.

As part of Downtown Vision, an outside consultant
was called in to assess the parking problem and to develop
a parking master plan. The public and business percep-
tion about parking that a near crisis condition exists
prompted the City and a private sector business task force
to commit matching funds to undertake this Parking Mas-
ter Plan study. The purpose of the Parking Master Plan
was to get the facts about existing conditions and recom-
mend policies and actions to resolve any deficiencies un-
covered.

The report entitled Parking Master Plan for Downtown
Portland was completed in the fall of 1988 by Cambridge
Systematics, Inc. with HMM Associates. The scope of
work included a thorough investigation of existing park-
ing supply and demand conditions including a complete
database of all on and off-street spaces and a utilization
survey, with a management evaluation of the parking
stock, both on and off-street. Zoning provisions were



tested against actual surveys of parking demand for
various uses, as well as compared with industry stan-
dards. Land-use forecasts which were generated for the
Downtown Plan were used to forecast future parking
needs. Finally, apreliminary assessment of traffic impli-
cations for future parking demand was made.

The full Parking Master Plan is incorporated by refer-
ence within this Downtown Plan. The following sum-
mary presents highlights of the Parking Master Plan
findings and recommendations. The interested reader is
referred to the source volume for the full analysis and
report.
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Excerpts and Key Findings of the Parking Master Plan for Downtown Portland

Supply Characteristics

The study area (per 1987 statistics) hasa
total of 17,501 parking spaces, 58 per-
cent of which are in surface lots, 25
percentin garages, and 17 percent on the
street. Downtown Portland has a very
low proportion of parking spaces which
are open to the general public. Seventy-
five percent of all off-strect spaces are
reserved for employees, customers or
tenants of specific buildings. In com-
parison, the proportion of private spaces
in a selection of larger cities” downtowns
ranges from 10% to 44%.

It is important to note that downtown
Boston has placed a cap of 35,500 down-
town parking spaces while Portland,
Oregon has a cap of 40,855 parking
spaces, both cities with substantially larger
downtowns but only about twice the

Usage Levels

The overall occupancy level of all parking
spaces in the study area was found to be
69 percent at midday, the time when fa-
cilities generally reach their highest daily
level of use. The occupancy levels for
public turnover parking spaces are com-
parable to those found in larger cities, and
indicate that the public parking supply is
effectively full. In contrast, the midday
occupancy for the private (reserved) off-
street spaces was 60 percent.

The Old Port Exchange area has the great-
est parking shortage and parking short-
ages are developing in the Cumberland
County Courthouse, Monument Square,
Congress Square, and Baysideareas. Off-
street usage is about 20 percent higher in
the summer than the fall and winter months.

Demand Pattemns

Office space is the largest contributor to
parking demand, accounting for 43 per-
cent of the total. Retail space is the next
largest demand generator, accounting
for about one-fourth of the demand.
Residential uses account for a sizable
portion of the remaining parking de-
mand - 20 percent.

The Monument Square and Old Fort Bx-
change areas together generate 40 per-
cent of the parking demand in the entire
study area. These two zones, on the
other hand, have only 27 percent of the
supply. Other portions of the study area
which generate more demand for park-
ing than they supply are the Cumberland
County Court area, Longfellow Square,
Bayside and the State Street residential
area.

parking being permitted.

Summary of Key Parking Problems in Downtown Portland

1.

Critical shortages of public off street and on street parking in the Downtown core-particularly in
the Old Port area. These shortages are most strongly felt by shoppers and visitors, who typically
arrive after employees have taken the most desirable spaces. Shoppers and visitors are the most
*“'vulnerable’” users of the parking system-they are more likely than employces to choose not to
come to the arca if convenience and inexpensive parking is not available.

Increasing concemn about decreasing availability of convenient, safe and affordable emplovee
parking on the part of the business community. Waiting lists for monthly parking at the centrally
located public garages are long and monthly parking costs at newer facilities have reached $75.00
and above, due to the high costs of parking construction and the tight supply of general
(unrestricted) monthly parking spaces in convenicnt locations. The concemn about the worsening
parking situation is a factor in the decisions of 2 number of large employers to relocate cutside of
Downtown Portland.

Inefficient utilization of private parking facilities which account for 75% of the total off street
supply. Portland has an extremely high percentage of private reserved off-street parking and
occupancy counts indicate that this portion of the supply has a much lower level of utilization
(60%) than public, unrestricted parking (85%). Given the increasing density and scarcity of
available land in Downtown Portland, and the high costs of new parking facility construction,
making better use of existing parking should be a high priority.

Limited public sector ability to effectively manage parking as a coordinated system. Two factors
which limit the City’s ability to exercise a strong, coordinated parking management function are
fragmentation of responsibilities for management of public on and off street parking facilities, and
the relatively small number of parking spaces under public control.

Concern about the projected need for as many as 7100 additional spaces to support new develop-
ment by 1995, which represents a 50 percent incresse in the off-street parking supply. Given
increasing traffic congestion and projected future {1995) critical conditions at several key
intersections which providc access to Downtown Portland, there is a strong need to plan for future
parking in conjunction with available street capacity. A strategy which relies on developers to
meet future parking demand increases on site may run counter to efforts to keep traffic
congestion in check by reducing the demand for parking and locating new facilities in peripheral
locations.
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General Recommendations - Parking Master Plan

Review of parking conditions and patterns in Downtown Portland indicates that there is indeed a short-
age of certain types of parking in particular portions of the Downtown today which should be addressed
in order to maintain and enhance a strong business climate. However, because of the high cost of new
parking construction, the scarcity of Downtown land available for new facilities, and increasing levels
of traffic congestion, the goal of providing a safe, convenient and inexpensive parking space for every
downtown employee, shopper, and visitor does not appear to be realistically attainable. It is simply not
economically feasible to provide every employce with a $35 per month parking space within a block
of their office.

Like many other growing downtown areas across the country, Portland has reached a point where some
degree of parking inconvenience and/or expense must be faced &s an unavoidable fact oflife. This does
not mean, however, that conditions should be allowed to deteriorate to a point where employees cannot
park within five or six blocks of their workplace for less than $90-$100 per month, and shoppers and
visitors are driven away to the malls.

This situation can be prevented by pursuing a balanced, strategic program combining strong and crea-
tive parking management to maximize the use of existing facilities, development of new peripheral park-

ing facilities with shuitles, and moderate expansion of the Downtown parking supply as new develop-
ment occurs.

The recommended parking strategy for Downtown Portland has short and long range components, In
the short range, no new Downtown public parking garages are recommended other than those which
have been approved or are in planning or approval stages atthis time. This was based on the judgement
that the level of public expenditure necessary to finance construction of a new Downtown public facil-
ity at the present time is not justifiable given that (1) average peak off-street parking utilization levels
are only at the 65% level, (2) significant opportunities exist for making better use of existing facilities,
and (3) 4000 spaces are likely to be constructed over the next five years as part of ncw developments,
which are likely to cause shifts in parking locations which may alleviate some of the current shortages.

The findings ofthe parking surveys indieate that much can be done in the way of relatively Iow-cost man-
agement strategies to alleviate today’s parking problems. The recommended strategy is therefore to try
the low-cost parking strategies first, monitor their effectiveness, and then look to more costly supply
expansion options if they are dcemed necessary in the future. In the long term, City participation in the
financing ofnew Downtown facilitics may be desirable, and the City should be looking towards a greater
role in parking development and management in order to address Downtown employce, shopper, and
visitor parking needs.

As new growth occurs, parking needs are expected to increase substantially. The City needs to begin
planning for these needs in the near future by putting a stronger parking management function in place,
tapping new revenue sources for parking construction, pursuing new parking supply opportunities ~
particularly on the periphery ofthe Downtown area, and amending parking-related zoning regulations.
In addition, the overall issue of access to the Downtown needs to be addressed, both in terms of traffic
flow and enhancements to public transit scrvices.

In the longer term, continued efforts should be made to strengthen the City’s parking management func-
tion, move towards greater centralization of public parking facilities, expand long-term employce park-
ing on the periphery of the Downtown, and increase availability of public parking for employees and
visitors within the Downtown. City participation in the financing and construction of new Downtown
public facilities (or expansion of existing facilities) should also be scriously considered as a long term
strategy. In addition, actions should be taken to imprave and expand public transportation and rideshar-
ing programs in order to allow for continued Downtown growth without unacceptable traffic congea-
tion which could severly impact the economic viability of the Downtown. Each of the longer term
strategies presented here should be reevaluated and refined in 1992, based on experience gained with
the short-term strategies, an examination of parking supply and use conditions, and a reassessment of
likely developmenttrends. The microcomputer parking analysis system developed as a part ofthis study
should be used as a tool for tracking such conditions.
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MOVING ABOUT POLICIES

Goals

1. Achieve convenient, safe, and uncongested access
and circulation to and within the Downtown area to
serve the commuting work force, residents, shop-
pers, visitors, and other users.

2. Maintain the Downtown as a comfortable and enjoy-
able walking environment.

3. Expand the role of mass transportation to gain popu-
lar acceptance by the commuting workforce, resi-
dents, and shoppers, vehicle maintaining service for
transportation disadvantaged groups.

4. Provide sufficient parking availability and traffic
capacity for existing and new development Down-
town.

Policies

MAI1 Transportation alternatives, Work in the long
term to wean the Downtown workforce from over-
reliance on on-site parking for single occupant commuter
vehicles. Promote a pedestrian oriented Downtown
center, with a higher proportion of commuters relying on
transit, shuttle lots, van pools, ride share, walking,
bicycling, and other alternatives to private automobile
use in the heart of the City.

MA2 Parking management. Augment and manage the
existing parking supply as detailed in the Parking Master
Plan to meet the needs of employees, visitors and resi-
dents:

a) Existing supply;

Maximize use and availability of existing supply
through striping, metering and enforcement, pric-
ing, and garage space allocation policies;

b) Increase supply;

Increase supply selectively with careful attention
to location, mix, and affordability factors, utiliz-
ing centrally-located garages as well as peripheral
Jots;
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c) Parking Department;

Coordinate parking management policies and prac-
tices through the City's Parking Department;

d) Extended use of existing supply;

Promote shared use of parking facilities by em-
ployees, residents, and off-peak patrons of retail,
entertainment, and cultural establishments. Re-
quire operators of municipally sponsored garages
to maximize utilization, including late night houss,
provide some 24 hour operation, and substantially
reduce rates for overnight (limited hours) resident
parking for garages that otherwise would be closed
at night,

e) Promotion;

Develop an on-going program of promotion di-
rected toward reversing perception of parking
shortage and asserting availability and conven-
ience.

MA3 Traffic Impact Assessment Model {TIAM). The
Portland Area Comprehensive Transportation Study

(PACTS) has commissioned a computerized model of the
major arterials in the region. The model includes
virtually all of the streets on the Portland peninsula. The
peninsula portion of this model could form the basis of a
traffic impact assessment model that would be capable of
simulating changes to the traffic system. The effect of
traffic volume increase on levels of service could be
estimated and the effect on the network of system changes
such as the ones identified below could be generated on
such a model. The TIAM would be a valuable traffic
engineering tool especially useful in evaluating develop-
ment impacts and proposed solutions during the site plan
review process.

MA4 Traffic. As the Downtown grows, make neces-
sary infrastructure and traffic management improve-
ments to accommodate vehicular peak traffic with a mini-
mum of congestion. Emphasize management and modest
infrastructure improvements rather than large scale road-
way improvements that would substantially alter the face
of the City, Recognize pedestrian safety and comfort in
the heart of the Downtown as a top priority.



Prospective Improvements: The following range of
improvements are possible to improve traffic through
management. With progress in providing other alter-
natives for providing access to the Downtown, it may
not be necessary or desirable to implement all of these.
Prospective improvements include:

a)

b)

c)

d)

Pedestrian movements;

Improve pedestrian movements in and around
Downtown including sidewalk improvements.
Increase pedestrian emphasis by promoting aware-
ness and enforcement of laws of pedestrian right of
way at crosswalks coupled with enforcement of
jaywalking laws. Develop a resolution to the
pedestrian/vehicular conflict problems at Con-
gress and Longfellow Squares.

Intersection modifications including channeliza-
tion, striping and parking control modifications at
a number of intersections;

Limiting hours of truck delivery at certain loca-
tions;

Evaluate and implement where appropriate one-
way traffic management changes including addi-
tional one-way pairs and one-way peak hour traffic
programs,

Examine enhancements and solutions to specific
traffic problem areas at St. John/Congress Streets
and Park Avenue, Deering Avenue, and Veteran's
Circle at Danforth/West Commercial/St. John’s
Street; and

Examine the need for increased capacity at the
Franklin Street Arterial, including consideration
of ramp and intersection improvements, channali-
zation, and a possible traffic underpass.

MAS Mass transportation. Expand mass transporta-
tion services effectively and efficiently. Provide neces-
sary infrastructure for comfortable and efficient down-
town public transportation,

a)

b)

Mass transit facilities;

Construct mass transit facilities such as bus shel-
ters and curbcuts for bus pullovers in conjunction
with new private development projects and capital
improvements projects.

Pulse facilities;

Improve the Metro Pulse facilities at Forest Ave-
nue and Congress Street to enhance the ease and
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comfort of bus patrons, including shelter from
weather, schedule information, seating and secu-

rity.
Peripheral parking;

Develop commuter parking lots on the periphery
of the peninsula at locations such as Marginal Way
at Preble Street; the Million Dollar Bridge, and
Congress Street at 1-295. Provide frequent, fast
and comfortable shuttle vehicles to promote usage
of peripheral lots.

MA6 Mass transportation - private, Increase private
sector participation in the provision of mass transporta-
tion services.

a)

Management program;

Establish a Transportation Management Program
with a public and private commitment to resclve
downtown traffic and parking problems, and
encourage use of mass transit services. Promote
techniques to increase use of alternative programs,
such as encouraging large scale new development
to provide a transportation manager in charge of
carpool, vanpool and bus utilization programs.

MAT7 Parking-new development. Require new devel-
copment to account for its entire parking and traffic
impacts, while providing flexibility and resources in the
provision of parking to maintain the economic
competitiveness of the Downtown relative to suburban
locations,

a)

b)

Parking ratios;

Revise parking ratios as recommended in the
Downtown Parking Master Plan;

Public-turnover parking;

In the heart of the downtown, require new garages
to include a percentage of public-turnover spaces
near the entrance.

Incentives for alternatives to on-site parking;

Provide for meaningful incentives to encourage al-
ternatives to on-site private employee parking,
including public parking, transit facilities, transit
passes and peripheral parking lot utilization,



d) Change of use requirements;

For development consisting of change in use of
existing buildings, eliminate the parking require-
ment, in recognition of the limitations of existing
parcels and policies to promote adaptive reuse of
buildings.
e) Creative funding;

Consider creative funding mechanisms such as
tax-increment financing to assist in providing a

mix of public and private parking associated with
new large scale development.

f) Capital investment in transportation
Plan for capital investment in transportation infra-

structure to accommodate the cumulative impact
of development Downtown.

Moving About Implementation Action Chart

Timing How Implementing Body

Adopt Next 3to Ordinance Program

with 3 10
Recommendation Plan Years Years
MA1 Transportation Alteratives X x x City/Private
MA2 Parking Management X x X City/Private
MA3 Traffic Improvement Assessment

Model x x X City

MAJ Traffic x X X City
MAS Mass Transpaortation x x X x City/Private
MAG6 Mass Transportation - Private X x X City/Private
MA7 Parking - New Development x X x X City
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OPEN SPACE AND PEDESTRIAN
ENVIRONMENT
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Introduction

Open space in Downtown Portland is made up of a
variety of large and small publicly-accessible spaces, as
well as the network of streets, sidewalks and through-
block connections which tie these areas together and with
other Downtown activities and neighborhoods. These
open spaces form the gathering places where people
downtown come together and interact. The livability of
a city is mirrored in the character and quality of its parks
and open spaces. Each of Portland’s open spaces offers
arespite from the buildings and urban hustle around itand
a chance to step back and admire the streets, architecture,
and general appearance of the City.

Where these public spaces promote human comfort and
safety, accommodate and encourage diverse activities,
and are located in relation to other activities and pedes-
trian circulation patterns, they should be full of people
and exhibit the vitality and excitement of being Down-
town. Downtown Portland is livable to the extent that
these parks and pedestrian corridors are used and en-
Jjoyed.

Open spaces, including Lincoln Park, Monument,
Longfellow and Boothby Squares, City Hall Plaza and
nearby Deering Oaks Park contribute an historical con-
text reflecting the growth of the City. These public open
spaces reflect the tradition of open space planning which
began with City Engineer William Goodwin, Mayor
James Phinney Baxter, and the Olmsted Brothers at
the turn of the century. More recent open spaces,
including Canal Plaza and the plazas at Maine National
Bank, Portland Square, and Maine Savings Bank have
been incorporated within private development projects.

Connecting these various parks and plazas, the pedes-
trian sidewalk areas throughout the Downtown are im-
portant threads that tie this open space and building fabric
together. Every sector of the Downtown economy
demands a safe, pleasant and vibrant pedestrian environ-
ment to encourage retention and recruitment of busi-
nesses, employees, residents, customers and visitors.

Walkable City

The scale of the central business area and the relatively
short distances between districts and activities Down-
town allow at most a five-to-ten minute walk from any
one point to another. Figure ___ providesa general sense
of Downtown walking distances and average walking
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time. This immediate accessibility encourages face to
face interactions, browsing and lunchtime shopping, and
the frequent use of parks, plazas and cultural amenities.

Figure ___: Walking Distances

A variety of studies from other cities suggest that the
average person has a comfortable walking radius of
between 900 and 1,300 feet - a range most of Downtown
Portland's major employment and activity centers fall
within. The Downtown Parking Study found that the
average walking distance of a commuter parking in the
Temple Street, Congress Square and Spring Street ga-
rages is a relatively short 1.6 blocks, or approximately
600 feet.

Distances which an individual is willing to walk, how-
ever, can increase or decrease in response to the pedes-
trian environment and are affected, too, by expectations
and past-practices. Acceptable walking distances can be
increased where sidewalks and parks are maintained,
street-level activity both on the sidewalk and in the
ground-floor uses of buidings are interesting and the
character of building, paving, lighting and other ele-
ments are inviting. Acceptable walking distances de-
crease where significant gaps in pedestrian-level uses or
alack of activity or interest to the pedestrian occur, where
sidewalks are poorly maintained or the street life uninvit-
ing.

In addition, varying weather conditicns affect comfort
and desirable distances on a day to day basis. The chal-
lenge facing the Downtown is to assure a street-level
experience that is sufficiently inviting and interesting to



encourage walking and to overcome the automobile-
oriented expectations of many who use the Downtown.

Existing Open Space

For a detailed inventory of existing Downtown open
space, consult the Downtown Vision Technical Report
#4: Urban Form, Open Space and Pedestrian Environ-
ment. The Downtown can be categorized into the follow-
ing general types of public and private open space:

1. Urban Park. Urban parks are large, predominantly
natural, park-like gathering places in or near the
Downtown, such as Lincoln Park and Deering Oaks
Park.

2. Plaza. Plazas provide an opening in the dense urban
fabric, functioning as an outdoor room where people
gather to enjoy the quality of the space and to watch
other people. Examples Downtown include Monu-
ment and Congress Squares and City Hall Plaza.

3. Pocket Park. Pocket Parks are smaller open spaces
generally framed by buildings and often the result of
making creative use of space which remained follow-
ing the demolition of another structure, Tommy’s
Park is such a pocket park.

4. Entry Plaza, Entry plazas are open spaces which
generally emphasize entry circulation to a building,
sometimes with or without landscaping or seating,
such as the entrances to the Casco Bank Building and
Maine Savings Plaza.

5. Garden. Gardens are intimate, sheltered landscaped
areas intended for quiet recreational pursuits such as
reading, chess, and brown-bagging by individuals
and small groups. An example is the Longfellow
House garden.

6. Interior Atrium, Interior Atriums can be dramatic
interior open spaces which provide sheltered access
to shopping and dining activity during inclement
weather, as well as convenient through-block pas-
sage. Examples include the One City Center.

7. Through-block Connection. Through-block Con-
nections facilitate the convenient movement of pe-
destrians by shortening walking distances between
streets, These connections can be extremely valu-
able during winter months when the pedestrian
wishes to minimize exposure to cold or inclement
weather. These can be formal and provide access to
multiple retail or service busnesses, such as One
Monument Way, or for the familiar Downtown
pedestrian can be less formal and include passing
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through businesses which have entrances on two
streets, such as Porteous, Carroll Reed or Maine
National Bank. These connections are enlivened by
the merchandise and daily activity of the respective
businesses and, in the case of Maine National Bank,
by rotating exhibits of local actists which have been
placed along the connection.

8. Linear Park. Linear Parks are open spaces which
tend to follow an extended linear path either linking
specific areas or serving as access to a series of
amenities. Examples include the shoreway access
route being extended along the central waterfront
providing immediate access to a variety of harbor
views and activities, the potential connections along
abandoned rail lines in both the India Street and Bay-
side areas, and the Franklin Street Arterial which
offers similar open space connection opporfunities.

9. Pedestrian Sidewalk Linkages. Perhaps the most
common of open spaces, sidewalks along public
streets throughout the Downtown are vital open
space connections linking other open spaces and
various Downtown activities. These connections are
also the critical lines of movement between the
Downtown and its surrounding neighborhoods. Cer-
tain streets, because of the volume of pedestrian
activity and because of adjacent cultural facilities, a
concentration of businesses, other major open spaces,
or important visitor attractions, have been identified
as primary pedestrian linkages. Policies regarding
ground-gloor pedestrian uses, protection of view
corridors affecting these linkages, and high levels of
pedestrian amenity along these routes are put for-
ward in this Downtown Vision. Examples of these
linkages are Congress and Exchange Streets.

Open Space Network

In a discussion of Downtown open space, two differ-
ent perspectives are useful in developing policies which
promote and enhance livability. The first perspective is
‘““the big picture”” of open space throughout the
Downtown. Downtown Vision calls for the recognition
and enhancement of a Downtown Open Space Network of
distinctive individual plazas and parks connected through
a network and hierarchy of sidewalk linkages and through-
block connections. SeeFigure . Characterizing these
open spaces in a network asserts that these spaces work
together in a variety of ways to establish the character of
the Downtown.

Existing individual open spaces have been inventoried
and general recommendations for their improvement are
identified in the policy discussion which follows. Spe-
cific recommendations for the establishment of new



individual open spaces are discussed as well. The
placement of these open spaces and the placement of any
additional open spaces must be in coordination with this
open space network to assure a supporting relationship
and to avoid redundancy and detrimental competition for
pedestrian activity.

Linkages are designated based on the locations of
principal open spaces and on preferred pedestrian con-
nections between open spaces and from open spaces to
other pedestrian activity centers. Where possible, pedes-
trian linkages are coordinated with existing view corri-
dors, historic building resources, and key commercial
and institutional uses. This plan for Downtown open
space includes and enhances existing linkages, and also
identifies specific additional linkages that are now impor-
tant or will become important as other elements of
Downtown Vision evolve,

The second perspective focuses on the individual park
or plaza or other open space and improvements which are
needed to make that open space successful. Commitment
to a high quality Downtown pedestrian environment must
include standards and guidelines addressing what makes

Figure __ : Downtown Open Space Network
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a successful open space and what makes & desirable and
vibrant sidewalk setting. Appropriate guidance increases
the likelihood that funding for park improvements will
result in a usuable and enjoyable park.

Open space is a benefit to both the general public and
private development. Downtown is fortunate to have
several privately-developed but publicly-accessible open
spaces which enrich the pedestrian experience. The city
must encourage the retention and enhancement of these
private open spaces. With intensifying periods of fiscal
austerity at the State and local levels in municipalities
across the country, the private sector has recognized the
benefits of open space and stepped forward in many
communities to provide and maintain public spaces.



Programming of Open Space

Much of what we enjoy in Portland’s open spaces we
come upon by chance, such as an encounter with an old
friend, the opening of flowers on a warm spring day, the
changing colors of autumn foliage, or simply the oppor-
tunity to sit back and watch people passing by. A street
musician, mime or juggler, and even a haranguing
preacher can provide entertainment and diversity.

Many people are also attracted to the Downtown and to
particular open spaces by street festivals, craft fairs, and
organized musical performances. Programming of ac-
tivities and events within these open spaces is an impor-
tant element of the managing and enhancing the Down-
town. The crowds drawn into the Downtown for such
events as the Old Port Festival, New Years Portland, and
other annual events provide opportunities to promiote the
area’s livability and Downtown retail and cultural econ-
omy. Cooperative efforts by the City, Intown Portland
Exchange, Maine Arts, Inc., and other sponsors have
made these events both popular and successful, and have
brought added vitality to Downtown open spaces.

Somewhat more controversial is the shared use of open
space by private vendors and sidewalk cafes. Vendors
complement the lunch crowds by selling food, newspa-
pers, and in other cities, flowers. Sidewalk cafes provide
arelaxed setting in which to be served and watch city life
go on around us. The seasonal sidewalk cafe helps to
attract people to parks and sidewalk areas and, with
proper management, can provide ahigh level of oversight
and supervision. Consideration should be given to li-
censing public space for this purpose. Suitable respon-
siblity for cleanliness and litter patrol should be part of
any vendor or cafe licensing scheme. Vendors, while
arguably competing with businesses facing higher over-
head costs, do provide service to the public and help
attract crowds of people. Encouraging and accommo-
dating people, after all, is the point of an open space
system.
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OPEN SPACE POLICIES

Goals

1. Establish as a top prority the quality and character
of the Downtown pedestrian environment in discus-
sions of management, funding, maintenance, and
amenity.

2. Encourage excellence in urban design and sensitiv-
ity to pedestrian scale and interest throughout the
Downtown in the construction, renovation, and re-
habilitation of streets, pedestrian ways, and open
space.

3. Develop an open space system throughout the Down-
town which provides the highest quality parks,
plazas, and pedestrian eavironment. Pedestrian
improvements and amenities should utilize the best
materials and be carefully-designed to provide a
comfortable, durable, accessible, readily maintain-
able, and aesthetically-pleasing environment.

4, Buildings fronting an open space play a vital role in
the success of that open space. They should provide
pedestrian-oriented uses and be of high-quality ma-
tenals, significant detail and interest to enhance the
walking environment, be readily accessible from the
open space through frequent building entrances and
window openings, and should not detract signifi-
cantly from solar access to open space during hours
of heavy use.

Policies

0S1 Open space. Adopta comprehensive open space
component of Downtown Vision with the following poli-
cies:

a.) Link large and small open spaces within the
Downtown by designating and enhancing specific
priority sidewalks and through-block connections;

i. Priority sidewalk linkages

Several key streets serve as the most impor-
tant pedestrian routes in the Downtown. Figure
__ illustrates the Downtown Open Space
Network, highlighting primary sidewalk Jink-
ages. Most prominent of these are Congress
Street linking Longfellow Square to Lincoln
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Park, Exchange and Moulton Streets linking
City Hall and Congress Street to the water-
front, and Middle Street linking Monument
Square and the Old Port. These routes are
fully developed and historically have received
the greatest attention in pedestrian improve-
ments. Additional important pedestrian routes
in the Downtown are Free Street linking
Congress Square with Monument Square and
the Old Port and Fore Street linking Gorhams
Comer with the Old Port, Portions of each of
these streets are important pedestrian connec-
tions today and are fronted by sites which,
over the next several years, will introduce
substantial new development and building re-
habilitation making these streets even more
important.

Crosswalks along these priority routes are
critical to smooth and safe pedestrian move-
ment, and should be carefully located, well-
defined, and clearly suggest a pedestrian
presence.

These pedestrian routes must be continually
and thoroughly maintained and a wide pro-
gram of improvements including additional
lighting and landscaping, amenities such as
benches and trash receptacles, and informa-
tional and directional signage should be de-
veloped to enhance these areas.

Where possible, pedestrians should be pro-
tected from inclement weather by awnings,
canopies and internal connections between
buildings and streets. Heating elements within
sidewalks along priority pedestrian areas should
be evaluated as potential long-term improve-
ments,

Special amenities suchas public art and pedes-
trian route markers are encouraged to add to
the special character of these streets. These
streets also are the primary areas identified for
mandatory ground floor pedestrian-oriented
uses with the objective of actively reinforcing
the pedestrian environment.



ii. Other sidewalk linkages

While this plan encourages substantial im-
provements to primary pedestrian linkages,
every pedestrian way Downtown should re-
ceive attention. The many streets and side-
walks that weave together the primary link-
ages and provide access to businesses, institu-
tions and parking areas are part of everyone’s
normal daily movement through the Down-
town. As described in City Services, mainte-
nance in these areas cannot be overempha-
sized.

ili. Through-block connections

Existing property owners and developers are
encouraged to maintain and create through-
block connections. The Downtown Urban
Design Guidelines provide guidance for the
design and placement of these important
pedestrian connections.

b) Integrate this open space system with nearby open

space elements such as the shoreway access sys-
tem, Deering Oaks, and other open space re-
sources, and provide convenient and attractive
pedestrian connections to surrounding neighbor-
hoods;

With implementation of Downtown Vision and
continued improvements in nearby neighborhoods,
several additional streets become more important
as pedestrian connections between growth areas,
redevelopment areas and surrounding neighbor-
hoods. Forest Avenue, High Street and State
Street all offer excellent opportunities to tie the
Downtown to Deering Oaks Park. Forest Avenue
capitalizes on its role as a Gateway entrance into
the Downtown and the presence of major cultural
facilities (the Performing Arts Center and the
YMCA). High Street links the cultural heart of the
Downtown along an historic residential area to the
Oaks. State Street links Longfellow Square and
the Upper Congress Street area with the Oaks,
again passing through an historic residential neigh-
borhood.

Portland Street from Deering Oaks to Preble Street
and Preble Street from Portland Street to Monu-
ment Squaze allow an important pedestrian con-
nection between Deering Oaks and the Downtown
along a route with a variety of redevelopment and
rehabilitation opportumities. On a somewhat longer
time frame, Chestnut Street connects redevelop-
ment potential in the Bayside area, including a
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possible major nmew open space, with the
Downtown.

In an east-west direction, Spring Street, Middle
Street, Congress Street and Cumberland Avenue
provide important connections to the East and
West End neighborhoods. Commercial Street
provides connections for the Downtown in an east-
west direction with the Shoreway Public Access
system, including the improvements in place and
envisioned along the central waterfront, as well as
connecting along railroad rights-of-way to eventu-
ally complete a path around the perimeter of the
peninsula,

Franklin Street should be improved to become an
important pedestrian link and boulevard between
Back Cove and the central waterfront(See policy
0S 2(f.)).

Examine the opportunity to develop new publicly-
accessible open spaces within the Downtown and
in perimeter areas around the Downtown;

In developing the Downtown Open Space Net-
work, several locations have been identified which
support the concept of open spaces along primary
pedestrian routes and in areas that now have very
little orno designated open space. The City should
examine these potential sites, refine a develop-
ment program based on the needs of the surround-
ing area and make plans for the acquisition, design
and development of these open spaces.

i. High and Spring Street Park

Currently, a City-owned parking lot at the
corner of High and Spring Streets offers an
opportunity for re-use as a public park and
playground along the Spring Street pedestrian
linkage to the West End and at the edge of a
residential neighborhood. This location also
offers a corridor to the Harbor along High
Street and the surrounding historic district.
Demand for parking in this area should be
evaluated and balanced with the opportunity
for public open space.

ii. Shepley Park

In support of over 200 existing residences and
potentially new residential units in the mid-
block area bounded by Shepley, Brown and
Qak Streets and Cumberland Avenue, a small

public park would provide needed open space
to this neighborhood. Coupled with other pe-



d

destrian improvements, such open space would
enhance the character and quality oflife in this
residential area.

iii. Bayside Common

Open Space should be an integral part of an
area development plan and program for the
Bayside area. A framework of open space
improvements including individual parks and
pedestrian connections should be one of the
tools used to establish a sense of organization
for the entire area and provide amenity attract-
ing private investment.

With a large parcel of railroad property sweep-
ing through the Bayside area, an opportunity
for a major public open space existings which
could give focus to the entire area’s redevel-
opment. Such an open space could separate
automobile-related commercial development
which might occur along Marginal Way,
from intensive mixed-use office, retail and
residential development on land moving up
the slope toward Downtown. The City recog-
nizes a need for publicly accessible open space
capable of accomodating large crowds at events
such as the Deering Qaks and Maine Arts
Festivals. This areacould provide open space
specifically designed for City festivals in a
centrally located and easily accessible area.

iv. India Street and Gorhams Corner

The perimeter areas of both India Street and
Gorhams Comer currently have no desig-
nated public open space. Area Development
Plans for these areas must outline opportuni-
ties for individual open spaces and pedestrian
linkages.

Develop a program to improve landscaping and
pedestrian amenities throughout the Downtown,
including enhancing accessible open spaces, pro-
viding street trees, planters, landscaping, oma-
mental lighting, public art (See Arts and Culture
Policy 6) and street furnishings such as seating and
trash receptacles;

In some areas, provision of benches or other
amenities by private property owners which can be
taken in at night could provide for active day-time
use while avoiding potential evening or late-night
problems. Care should be taken o assure that such
amenities are consistent with an overall program
for these items.
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€)

Develop a comprehensive program of regular and
emergency maintenance of pedestrian amenities
(sidewalks, lighting, benches, trash receptacles,
bus shelters, kiosks, etc.) and landscaping; (See
City Services, Maintenance) and

Encourage the enhancement of the open space
system as a component of proposed new develop-
ment. '

Open space is an important element of the Down-
town’s infrastructure. New development within
the Downtown should enhance the use and vitality
of these areas. New buildings are encouraged
through the Downtown Urban Design Guidelines
and through mandatory ground floor pedestrian-
oriented uses to add pedestrian activity to the
individual parks and sidewalk connections, While
added use enhances the safety and vitality of these
areas, maintenance costs increase. The City should
explore ways to encourage private development to
contribute to the maintenance of the pedestrian en-
vironment, including a ‘‘Percent for Amenities®’
and an open space impact fee program.

OS82 Specific park improvement plans. Develop and
implement specific park improvement plans for public

and private parks thoughout the Downtown.

Several prominent publicly-owned open spaces within
the central Downtown area need substantial improve-
ments. The following public open spaces need special
attention:

a)

b)

Congress Square Plaza - The original plan for
Congress Square, which included an outdoor cafe

and additional amenities, was only partially exe-
cuted. Since its development, this plaza has suf-
fered from a lack of carefully-programmed activ-
ity and maintenance. Congress Square Plaza
demands a careful re-assessment of what role the
Plaza can and does play in the life of Upper
Congress Street, what design alterations are needed
to attain that role, and what on-going maintenance
and programming will assure the Plaza’s contin-
ued use.

Lincoln Park - One of the City's historic public
parks, Lincoln Park was created following the
Great Fire of 1866 as a precautionary fire break
between the Downtown and Munjoy Hill. Through
much of its history, the Park was the focal point of
astrong residential neighborhood to the east and of
a civic area dominated by public buildings to the
west. As major roadway improvements along
Franklin Street were implemented, and asa variety
of other businesses and activities in the immediate



o)

d

area changed or disappeared, activity, interest and
attention to the Park disappeared as well. Over the
last few years, renewed attention has been focused
on the Park. The City has partially restored the
centerpiece fountain, the Lincoln Square develop-
ment proposal has made a commitment to make
improvements within the Park, and Lincoln Park
has been designated on the National Register of
Historic Places.

Before further work is undertaken in Lincoln
Park, the City should develop a comprehensive
plan for the Park’s historic rehabilitation, its adap-
tion for contemporary uses, and its on-going main-
tenance.

Boothby Square - Located in the heart of the Old
Port area, the City’s Waterfront Historic District,
Boothby Square was first developed at the turn of
the century as a watering spot for horse drawn
wagons hauling goods to Commercial Street. Over
the years, this green space served as both a
welcome public open space, and more recently as
a dirt parking area used by patrons and service
vehicles of the various surrounding businesses.
Within the past year, the City has recovered the
square as a public open space, resetting the curbing
and installing posts around the perimeter to pro-
hibit vehicular abuse, replanting grass through-
out, and providing benches. The City is also
pursuing reacquisition of the historic fountain
which graced the park until 1946. A broader
opportunity exists in this area of the Old Port to
reconsider the entire Boothby Square area as bor-
dered by the many buildings which front thercon,
Before completing any additional long-term im-
provements in Boothby Square, the City should
undertake a comprehensive plan for the rehabilita-
tion of this area of the Old Port. Such a program
might include sidewalk, pedestrian crosswalk and
street improvements, street tree planting, orna-
mental lighting, benches and other pedestrian
amenities.

View corridors leading to the waterfront and
focused on the Custom House must also be consid-
ered. Any proposed facade improvements and
new construction on each of two under-utilized
lots will be reviewed under the Historic Preserva-
tion Ordinance standards.

Post Office Park - Plans are currently underway to
convert the existing parking lot at Exchange and
Middle Streets to a public park. The City should
move forward with completion and implementa-
tion of those plans.
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e)

g

h)

Tommy’s Park - In coordination with improve-
ments to plans for Post Office Park, the City has
developed concept plans for the enhancement of
Tommy’s Park. Following completion of Post
Office Park, the City should move forward with
completion and implementation of those plans.

Franklin Street Arterial - By its very form and
presence, the Franklin Street Arterial is a major
open space component of the Downtown. The
Arterial serves as a major Gateway entrance to the
Downtown and waterfront, and is an important
view corridor. The City should undertake a
comprehensive study of the opportunities pre-
sented by this linear area, considering the possibil-
ity for a richly-landscaped boulevard with pedes-
trian walkways and bicycle paths in addition to
vehicular routes. This linear open space could tie
the Downtown more closely to the waterfront, the
pedestrian path along the Back Cove, and with
multiple uses found along the east of the Arterial.

Several sites offer redevelopment opportunities
directly abutting the Arterial. Their urban design
plans should reinforce and contribute to those
area’s open space opportunities. While recogniz-
ing the importance of this route for moving traffic
into and out of the Downtown, significant pedes-
trian needs including adequate and safe crosswalks
must be met.

Longfellow Square - The City, in cooperation with
area property owners and tenants, should prepare
a comprehensive plan for improvements to Long-
fellow Square. The plan should censider a recon-
figuration of the plaza and pedestrian circulation
patterns, landscaping and its impact on the visibil-
ity of the Longfellow monument, lighting and
other pedestrian amenities.

Waterfront - The City has developed plans for
substantial improvements to the Maine State Pier
(partially installed), a significant component of
Portland’s waterfront walkway system and an
important destination relative to Downtown pe-
destrian amenities. Implementation of proposed
open space amenities should move forward. The
City should also consider expanding public access
network along the waterfront for Downtown resi-
dents, employees, and visitors. Particularly ex-
tending connections between the Maine State Pier,
the Carroll Block and incorporating the abandoned
Canadian National Railway properties as open
space between the Downtown and Eastern Prome-
nade. Pedestrian connections to the west of the
Million Dollar Bridge along West Commercial
Street should also be strengthened, extending to



the Western Promenade Park, Harbor View Park,
and the Fore River public access trail.

The City should examine developing a major
public open space as part of redevelopment on the
waterfront in the vicinity of Long Wharf immedi-
ately adjacent to the Downtown. Also, the City
should look again at carefully integrating public
access to the Fish Pier, which was originally part
of the pier’s plan. The entire waterfront and
shoreway access system will soon have signage
that will promote greater public use.

i) Private Open Space - Private owners of publicly
accessible open spaces must, with encouragement
from the City, maintain and enhance those spaces.
Substantial improvements have largely been
completed for the Maine Savings Plaza including
improved access into adjacent stores and the en-
hancement of a seating area through landscaping
and improved visibility to the street. The Two
Portland Square development has created a second
plaza area adjacent to the Cross Street pedestrian
and view corridor. The future success of this plaza
depends upon a build-out of the overall Portland
Square development that focuses pedestrian-ori-
ented activities along these open space improve-
ments, and avoids shadowing the space during
critical-use periods.

The management and ownership of other Down-
town open spaces, such as Canal Plaza, are encour-
aged to make a careful evaluation of these spaces,
and implement improvements which will make
these spaces more effective and desirable for active
pedestrian use,

OS3 Winter Park Design. Too often parks and plazas
are ignored or become an eyesore during winter months.
Creative design features which result in parks and open
spaces that are visually appealing during that half of the
year are encouraged.

0S4 Urban design guidelines. Adopt Downtown
Urban Design Guidelines which provide a frame of ref-
erence for the City and the development community when
reviewing or bringing forward development proposals
which are sensitive to the pedestrian and open space needs
of the Downtown.

Guidelinesareincluded as Addendum___and were de-
veloped as a part of this Downtown Vision and revised
Downtown zoning. These Guidelines mandate the
creation and maintenance of a high quality pedestrian
environment. The Guidelines address the following:
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Pedestrian relationship to buildings
Relationship to existing development

Sidewalk arcas and open space

Landscaping, planters, and irrigation

Lighting

Hardscape, including paving and curbing
Pedestrian amenities including such details as
benches, trash receptacles, bus shelters, kiosks,
artwork and signage.

A i

OS5 Open Space Programming. Develop, asa compo-
nent of a broader Downtown mangement program, an ex-
panded and well-supported programming effort for the
Downtown’s diverse open spaces which attract and enter-
tain visitors from the Greater Portland community on a
year-round basis.

OS6 Historic open spaces. Integrate the City’s con-
cern for preservation and creative re-use of our historic
resources with comprehensive planning and management
of the Downtown.

In order to encourage the creative, appropriate reha-
bilitation of historic open space resources, the follow-
ing steps are recommended:

- as a component of the Historic Preservation De-
sign Manual, develop a clear discussion of guide-
lines for the rehabilitation of historic open spaces
and of site features within historic districts and
related to landmark properties;

- examine eXisting open spaces throughout the
Downtown in order to evaluate the appropriate-
ness of designating additional sites for coverage
under the historic preservation ordinance; and

- undertake a study examining the potential use of
financial incentives at the local, state, and federal
levels as well as mechanisms at the local level
which could provide incentive or assistance in the
rehabilitation of historically significant open spaces.

OS7 Cafes and Vendors. Sidewalk and plaza cafes and
street vendors help to enliven public open spaces, attract
the public, and provide a measure of security and control.
These uses should be encouraged where appropriate,
with proper licensing and regulation to ensure that
location, maintenance, character, and hours of operation
are appropriate.



Open Space Implementation Action Chart

Timing How Implementing Body
Adopt Next 3to Ordinance Program
with 3 10
Recommendation Plan Years Years
0OS1 Open Space
a, Linkages within Downtown x x x City
b. Linkages to other arcas X x x City
¢. New open space x x x x City/Private
d. Provision of amenities x x x x x City/Private
¢. Maintenance x x City/Private
f. Private contribution X X x Private
082 Specific Park Improvements
a. Congress Square Plaza X x City
b. Lincoln Park X x City
c. Boothby Square x x City/Private
d. Post Office Park x x City/Private
¢. Tommy's Park x X City
f. Pranklin Street Arterial x x x City/State
g- Longfellow Square x x City
h. Waterfront x x x City/Privaie
OS3 Winter Park Design X x City/Privaie
0S4 Urban Design Standards and Guidelinesx x x City
QS5 Open Space Programming x x x Manage/City
0S6 Historic Open Spaces X X X X City
0S7 Cafes and Vendors
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DESIGN FRAMEWORK FOR DOWN-
TOWN
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Introduction

For the Downtown to evolve and respond to economic
and social forces, its physical environment must undergo
change and the community must balance that change with
preserving and enhancing the existing qualities that make
Downtown unique.

Downtown Portland is a walkable City, reflecting its
19th and early 20th century development. Its dense and
historic fabric of mixed uses, small scaled, highly-tex-
tured and ornamented buildings, and public open spaces
all combine to keep the Downtown alive with people.

The following section offers a design framework for
encouraging economic growth and development compat-
ible with the rich urban fabric of the Downtown.

Physical Evolution of the Downtown

1. Natural Environment and Topography. The Down-
town has a unique natural setting - a strong sense of

place created by Casco Bay and its islands, the tidal
Back Cove, the Fore River, and the peninsula with
its promenades and views to the White Mountains.
The origins of this deecpwater port city are always
before us.

The topography of the Downtown peninsula is an
important element of the natural setting. Munjoy
Hill and the West End form the highest points on the
peninsula, with Congress Street serving as their
spine. The overall landform drops between these
high points down from the high spine to the Harbor
on one side and Back Cove on the other. The low
point of the spine at Franklin Street Arterial, an area
referred to as the ‘‘saddle area" because of its
contours, is where development of the City began,
Both the relatively steep topography and the Har-
bor’s closeness have determined where development
occured. Today, these features - topography and
waler - play significant roles in the city's image, de-
fining major gateways to the Downtown, creating
views and providing a strong sense of place.

Location and design decisions for prominent build-
ings and structures must respect this natural context.

2. Street Pattern. The existing street pattern through-
out the Downtown has been pushed and pulled by
topographic changes, by need for access to the wa-
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terfront, and by the shape of the peninsula. This
pattern is influenced as well by building location and
land use decisions made decades ago. Much trav-
elled routes to the waterfront, which long ago were
vital to commerce, continue to serve as both access
and as view corridors and the diversity of block sizes
and shapes has resulted in a variety of building
massing and form. As a result, the pattern of streets
and development Downtown today is characterized
by an irregular grid, relatively small blocks, with
various wedges and triangles formed by diagonal ad-
justments of fitting a rectangular grid onto an irregu-
lar land form. These triangles are or have potential
to be prominent focal meeting points. Examples in-
clude Monument Square and One City Center, the
intersections of Free and Congress Street, Portland
and Preble Streets, and Gorham’s Corner.

Urban Form. In addition to responding to the natu-
ral environment and historic street pattern, the urban
form in the Downtown reflects the changing func-
tional needs of the area’s commerce, industry and
institutions. Rising above the skyline and dominat-
ing many streetscape views are such structures as
City Hall, the County and Federal Courthouses,
Custom House, and several churches. In neighbor-
hoods near Downtown, civic structures such as the
Observatory, public schools, and other churches are
visible and prominent from the Downtown. The
design and placement of these structures convey the
importance of civic and spiritual values to the com-
munity.

Portland shares with many other cities a relatively
new urban landmark, the corporate office building.
The development of the Fidelity Trust Company and
the Chapman/Monument Square buildings in the
1910’s and 1920’s introduced over 10-story building
construction. Additional new corporate office build-
ings of similar height did not appear in Portland
again until the comstruction of the Casco Bank
Building in the early 1970’s, Through the 1970's
and 1980’ at least eight other large office buildings
reshaped the City skyline and Downtown environ-
ment.

Building Character, Portland’s Downtown building
character is richly diverse in architectural style, re-
flecting an awareness of pedestrian scale and interest
at the lower levels of every building. Traditional
building composition incorporated a strong *‘tripar-
tite’* pattern of identifiable base, middle and top
elements. The base portion of buildings tradition-



ally were comprised of storefronts with frequent
building entrances and large window areas revealing
the activities and merchandise held within. The
upper stories of buildings have traditionally been
more ex tensively ornamented, framing the repetitive
form of the mid-section and providing a distinctive
terminus to the vertical facade. Buildings of less
than six or eight stories were generally conceived of
asbackground buildings in the context of Downtown
while taller buildings such as the Fidelity Building
and key elements of buildings such as the church
spires were developed with very distinctive form
and/or with particularly strong architectural charac-
ter serving as landmarks on the skyline.

Vertical scale of a building is expressed through the
placement of comnices, special articulation of the
base (particularly in the storefronts and at bujlding
entrances) and tops of buildings, by the rhythm of
window openings from floor to floor, overall build-
ing height, and ornamentation visible from pedes-
trian levels. Buildings have traditionally demon-
strated a horizontal rhythm marching along the
street, with frequent building entrances, regular
window and bay spacing, and facade proportions re-
flecting the incremental development of the Down-
town’scommercial streets. Priorto the 1960°s office
development, this pattern applied to both large
buildings and small.

During the 1960’s and 1970’s, trends of contempo-
rary architecture often neglected these pattemns.
More recently, architects have been rediscovering
the value of tripartite building composition and pe-
destrian oriented features at the base of buildings as
a technique to blend new with old, encourage greater
pedestrian activity at street levels, and to distinguish
between background buildings and landmarks on the
City skyline. Articulating the building form helps to
provide scale and proportion both from the pedes-
trian perspective and from distant views.

A Design Framework for Future
Growth

1.

Designing in the Public Realm: Creating a Rich
Urban Fabric. Portland’s built environment is so
livable, for one, because of its fine grained develop-
ment pattern - the small block structure created by a
grid street network and the joining by party walls of
a collection of separate buildings on individusl lots.
This building collage is bound by period architecture
and common building scale. Rehabilitation and
redevelopment must respect the existing built envi-
ronment Downtown as well as recognize the differ-
ences between such areas as Congress Street, the Old

75

Port and Commercial Street to preserve Portland’s
sense of place and its livability.

Modern building technology and market conditions
suggest land assembly to accommodate large scale
buildings. Where buildings are proposed to cover
entire blocks or combined blocks, special care and
attention is needed to ensure that Portland’s unique
urban character as a fine grained City is preserved.

Design in the public realm amounts to what can be
seen and experienced at pedestrian levels from public
sidewalks and open spaces. New development must
enrich the urban fabric, providing a positive charac-
ter and texture at pedestrian levels, This focus
includes the design of public streets and sidewalks,
of amenities such as benches, lighting and other
street furniture, and landscaping. (See Open Space,
page). Italso includes the design of those aspects of
private development including building facades,
building massing, and open space which impact the
use and character of public space.

a. Building character: The tripartite form is gen-
erally recommended, with special attention to
the design and detailing of the base as experi-
enced at close quarters by pedestrians. The re-
lationship of base, middle and top give form and
balance to the scale and proportion of buildings.
Itis the architect's art to ensure that the building
makes a positive and comprehensible visual
statement, balancing contrast with context to
become an integral part of the urban fabric.

b. Contextual relationship: Each element of the
city, whether building or landscape, is seen
beside its immediate neighbors and against the
backdrop of the city as a whole. Compatibility
is judged through comparisons which include
scale, color, height, massing, use and materials.
Any new development should reflect and rein-
force in its design the recurring characteristics
of its immediate context. When the immediate
area has no particular character with which to
relate, the new design should look to the larger
context of the city. Portland is known for its
buildings of red brick and light colored ma-
sonry, with individual windows punctuating
their facades. Structures maintain consistent
street faces and commonly have expressive rcof
lines.

Development which has occurred incrementally
over time throughout the Downtown has gener-
ally been responsive to the character and use of
existing buildings and open spaces. Innumer-
able buildings, while not remarkable as individ-



ual structures, combine to create a distinctive
scale and charmacter. Contrasting buildings,
such as the Custom House, City Hall, and the
Fidelity Building each were sited and designed
with both the surrounding building environ-
ment and their individual place within this
setting in mind. All new development and rede-
velopment Downtown should respond to the
built environment in its relationship to the
natural topography, to visual landmarks and im-
portant view corridors, to existing historic and
non-historic buildings, and to existing and
proposed open spaces.

Orientation to the street: One of the failures of
modern architecture mirrored in some contem-
porary buildings is the repudiation of the street.
Design in defense against the city with fortress-
like walls, little ornamentation and few open-
ings except for vehicular or loading dock en-
tries, do not communicate with surrounding
streets.

Yet, the street is the public’s link to a building.
Every new building must be designed with
recognition of its relationship to the public
street. The building should face and greet the
street, not tumn its back. More than one front
face may be required if several streets bound the
property. The building should be punctuated by
frequent inviting entry points, with one or more
formal main entrances. A traditional pattern of
bay spacing, ample windows and, where appro-
prizte, storefronts are positive features. Careful
detailing, ornamentation, and choice of materi-
als at the base of the building (at least the first
two floors) are critical to creating a positive
pedestrian relationship to the building.

Sidewslks. open spaces, and pedestrian ameni-

ties: New development and City investment
should contribute to the quality of the urban
streetscape. Brick sidewalks, or a combination
of brick with granite or concrete sections are the
standard for Downtown. Ornzmental pedes-
trian lighting should be introduced throughout
the downtown, with a thematic pedestrian light-
ing fixture to provide a sense of security, ele-
gance, and vitality into the evening hours. A
limited number of lighting standards should be
established to provide continuity and identity
for gradusl distribution throughout the Down-
town. Attractive street furniture including
benches, bollards, planters and trash receptacles
should be installed and maintained. The cylin-
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drical trash receptacle has proved to be an
acceptable standard, with the recently intro-
duced *‘Ironsites™ fixture a desirable option
where resources permit. Street trees with gnards
and grates are a valuable contribution to the
sidewalk envrionment. Plazas and pocket parks
should be integrated within larger scale devel-
opment. The location and design of such spaces
should promote public use and tie into the
Downtown open space network. Care shouldbe
taken not to disrupt significant streetwalls with
plazas, where continuity of sidewalk, possibly
widened, is more appropriate.

Urban form and the Skyline. Portland is the State's
largest City and should be home to many of its largest

corporations. As the City evolves, a bold urban
statement can be made with larger-scaled buildings
representing a strong business climate, While large
buildings can stand out prominently, designs must
respect the context of the surrounding built environ-
ment. Historic districts must be protected and civic
landmarks not dwarfed or trivialized by an over-
whelming scale of new development. Height, vol-
ume, form, massing, placement and quality of de-
sign are factors that will collectively establish urban
form and shape the City’s skyline and streetscape.

The Downtown Height Study prepared by consult-
ants Carr, Lynch, Hack and Sandell provides a
foundation for this discussion and presents key find-
ings that are incorporated within this Downtown Vi-
sion.

a. Heightpolicy: The views of Portland’s skyline
are one of the unique characteristics of this City.
The skyline has a great deal of importance to
local residents as it is seen by most residents
each day commting from the surrounding neigh-
borhoods and communities along the main
approaches. Especially important are the views
of the skyline from Portland Harbor, South
Portland, Munjoy Hill, the Back Cove area,
along Interstate 295 and from the International
Jetport. The desire is to maintain a varied
skyline, which reinforces the profile of the pen-
insula, with buildings stepping down in height
as they move closer to the Harbor and Back
Cove. The variation of building forms and
heights that currently exists should continue to
be encouraged. This includes slender elements
which pierce the skyline as well as blockier
background elements, providing a rthythm of
light and building.



The dominance of the Congress Street spine
should be reflected on the skyline, with concen-
tration of the tallest buildings midblock between
Congress and Cumberland to reinforce the his-
toric form of the City and provide a sense of
orientation for Downtown.

The pattern of building heights in Downtown
Portland is complex and requires a distribution
of height regulations to graduate height limits
from the spine to the waterfront. The height
policy directs and encourages the most intensive
growth in the core of the Downtown whereitcan
be best accommodated. Building height should
be moderated in the historic area and near the
waterfront where the impacts of large scale new
development would be detrimental.

Street walls: The street is public domain and
serves more than simply a transportation func-
tion. The street is the counterpoint to the built
environment, and can be perceived as rooms and
corridors in the fabric of the City., Buildings
give spatial definition to the street, and the street
provides relief in the form of light, air, and a
viewing vantage for the buildings.

Street faces which are relatively uniform in
height, such as Exchange Street, provide the
sense of a coherent district. While variety in
overall building height is acceptable, abrupt
changes - such as more than 50 percent differ-
ences in height - tend to make a district seem less
cohesive. The variation of heights along upper
Congress Street is within the acceptable vari-
ation.

While buildings in Downtown Portland vary
considerably in height, the most cohesive areas
tend to have one of three typical maximum street
wall heights: 45-foot heights in the waterfront
area; 65-foot heights in the Old Port area; and 85
to 90-foot heights along Congress Street. Ex-
ceptions, relatively infrequent, of course exist.

A continuous street wall gives emphasis and
meaning to open plazas and squares. Street
walls assist in reinforcing the unique and irregu-
lar street pattern, maintaining the density of the
urban fabric, and through contrast, enhancing
the significance of open spaces. The most
obvious examples are Congress and Exchange
Streets.

The height and proportions of buildings, to-
gether with their setbacks and step-backs, deter-
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mine how massive they seem in relation to their
surroundings. The critical dimension is the re-
lationship to pedestrians on the street - whether
they can relate to a structure or feel over-
whelmed, and whether the street seems comfort-
able or canyon-like.

The most comfortable pedestrian street wall to
street width ratio, as a rule of thumb, is between
1:1 and 1.5:1. Streets with such proportions
tend to feel enclosed, but not canyon-like.

Tower massing: Buildings taller than the cur-
rent 125-foot height limit are more easily ac-
commodated in the form of slender towers,
stepped back from the street face, so as to cast
fewer shadows on the street and be less visible
to pedestrians passing by on major routes. Such
a massing scheme also minimizes pedestrian
winds by creating a shelf to deflect down-draft.

The interest of the skyline is enhanced when the
massing of structures is not completely uniform
and when the buildings have distinct profiles.
Prominent and distinctive structures serve as
landmarks in themselves and do not require
logos or identification signs that can be read
from a distance,

Civic area; The area surrounding Lincoln Park
is of special significance, housing mapy impor-
tant public buildings. It is also a visually
cohesive area, the result of limestone, marble,
and other light-colored masonry structures, all
of similar height and scale. Requiring a base
street wall height of 50 feet will reflect the scale
of the existing civic structures such as City Hall,
the Federal Building, Fire Station, and Court-
house. In addition, lower portions of buildings
should be light in color, preferably of materials
similar to those which now exist in the area.

Visual landmarks: Landmark buildings in Down-
town Portland help give areas their identity and
are improtant for orientation. They are important
symbols of the City and its institutions. The
most recognizable landmarks are:

Portland City Hall

Munjoy Hill Observatory

- Custom House

First Parish Church

- Cathedral of the Immaculate Conception



Presently the distinctive profile of each of these
landmarks can be seen against the sky from
important streets and squares. This quality
contributes to their visual prominence. Typi-
cally, they are surrounded by structures of
similar or lower height, so they seem an integral
part of the areas in which they are located,
When landmark buildings are dwarfed by struc-
tures of considerably larger scale, they appearas
remnants of some bygone era. Thus, two
policies are important for landmarks: that they
be read against the sky from important streets,
and that they be surrounded by structures of
similar scale.

The heights of neighboring buildings also should
be limited to avoid blocking the view of land-
marks against the sky. While a restrictive
policy, it should be carefully applied to selected
views. As an example, the views of City Hall
tower when approaching along Park Avenue/
Portland Street, Congress Street and Exchange
Street should be preserved where possible for
orientation. Frequent {though not continuous)
views of City Hall from I-295 and Baxter
Boulevard, too, give people a sense of orienta-
tion to the Downtown and of the central impor-
tance of this public building. These views have
special meaning in the City, and it may be
necessary on individual sites to limit building
heights, set development back, or step back
street walls an adequate distance to ensure that
landmark structures can be seen.

The spirit of this policy could be extended to a
variety of other important buildings in the
peninsula area. Elements such as church spires,
towers on schools and fire stations, and unique
architectural roof features should be respected
and viewed against the sky. In most situations,
the areca height limits will provide for this.
However, views towards landmarks need to be
evaluated on a case-by-case basis.

Yiew corridors: View corridors play a large
part in determining the City’s visual character
by revealing destinations and assisting pedestri-
ans and motorists to orient themselves to the lay-
out of streets and to the Downtown. Distant
views provide visual and psychological connec-
tions to the world surrounding the City. Views
may also make connections to the past by juxta-
posing the old and the new.

Establishing view corridors preserves signifi-
cant vistas within the downtown area. Figure
___ illustrates the critical long distance view
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corridors in the Downtown area of Portland.
Many shorter views, especially from Commer-
cial Street to the Harbor, have been documented
in the Portland Waterfront: Public Access De-
sign Project and should, where possible, be
maintained.

Portland has important links to the water. It was
founded as a port city and maintains an active
harbor. View corridors to the harbor help recall
the City’s history, and re-assert the contempo-
rary presence of the harbor. Views can beto the
oppositeshoreline, middle of the water basin, or
to the near shore, but in each case they offer a
glimpse of the water and occasionally of passing
boats. Views to the water in the Back Cove area
are equally important to the visunal structure of
Downtown. When looking at the Cove one
realizes the geography of the peninsula. View
corridors frequently extend across private prop-
erty and, in these areas, the heights of structures
should be limited where possible so as to avoid
blocking the object of attention.

Key Open Spaces: Portland is fortunate to have
a number of high quality public open spaces,
located throughout the peninsula. These spaces
provide relief from the congestion of buildings,
and create places to gather, stroll, rest, eat and
be entertained. The most important public and
private open spaces on the peninsula are indi-
cated on Figure .

The success of these spaces depends greatly on
the amouat of direct sunlight that reaches them,
since Portland outdoors during certain seasons
can be uncomfortably cold in the shade. The
heights of adjacent development should be regu-
lated so that key open spaces receive sunlight
during the critical hours when each is actively
used. By assuring sunlight, the period of use of
the spaces can be extended several weeks in
Spring and Fall, even during warm days in the
Winter.

For most spaces in the Dowtown, the critical
period of use is usually the lunch hour and
several hours before and after (approximately
10 a.m. to 2 p.m.). They are often active at
other times, but during early mornings and late
afternoons in Winter, virtually the entire Down-
town is in shadow. Hence, there is little merit
in attempting to regulate shadows for these
hours.

Gateways: The 1983 Gateways to Portland re-
port outlined the importance and opportunities
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presented by many entrances to Downtown in
creating first impressions, providing a clear
orientation, and giving identity to frequently-
traveled routes by which residents and commut-
ers observe and relate to the City, While each
entry is unique, opportunities exist to enhance
them by presering view corridors and skyline
vista, improving the scale and character of
buildings along those routes, and encouraging
public and private development and infrastruc-
ture work which reinforce the qualities of each

© Gateway. See Figure __ for a map depicting
Downtown Gateways.

3. Preserving the Past: One of Downtown Portland’s
most valuable resources is the extensive historic
architecture which has been assembled since the mid-
19th century. The City is fortunate to have retained
so much of a physical fabric which provides a much-
admired character, style, tradition, and history to the
Downtown. These older buildings, combined with
historic parks and monuments, are a cultural re-
source for the residents of the City, and are invalu-
able in support of economic development for the
entire community. With proper stewardship includ-
ing maintenance, rehabilitation and restoration of
our historic structures and parks, those resources
will continue to enrich the City’s sense of place in
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history. Historic resources have been shown to be
major contributors to economic growth in the
community in terms of continuing and increasing
property tax revenues, renewing and increasing
activity Downtown, and as a valuasble draw for
tourism.

Over the last 20 years, much historic restoration and
rehabilitation has occurred throughout the Down-
town. In support of further rehabilitation, and in
order to prevent the loss of important resources
while the City encourages new growth in the Down-
town, an important balance must be established. The
City has recently adopted an historic preservation
ordinance which provides for the designation of his-
toric structures, districts, and landscapes, and pro-
vides for review of new construction, alterations and
demolitions affecting those resources. Several dis-
tricts and properties are located within the Down-
town and are covered by the protections and stan-
dards of the ordinance. The Waterfront (Old Port)
Historic District lies entirely within the Downtown.
The How Houses, a cluster of three Federal style
early 19th century residences, located between Dan-
forth and Pleasant Streets, also lie within the Down-
town area. Portions of the Spring Street and Deering
Street Historic Districts lie within or directly abut
the Downtown, and a number of individual struc-



Figure __ : Gateway Entrances 1o Downtown

tures, including such historic landmarks as Portland
City Hall, Portland High School, First Parish Church,
Customs House, Longfellow House, and the Clapp
and J.B. Brown blocks all sit within and add to the
character of the Downtown. Lincoln Park, within
the Downtown area, and Deering Oaks, lying at the
perimeter of the Downtown, are included on the Na-
tional Register as historic sites and are local historic
districts with protections and standards under the
local ordinance, SeeFigure  for a map depicting
the location of Downtown historic resources.

30



Figure : Downtown Historic Resources
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DESIGN FRAMEWORKS POLICIES

Goals

1. Encourage excellence in urban design and a sensitiv-
ity to pedestrian scale and interest throughout the
Downtown in the construction, renmovation, and
rehabilitation of buildings, streets, pedestrian ways
and open space.

2. Preserve and promote the positive qualities and at-
tributes which comprise the Downtown’s unique
identity, historic fabric, and sense of place through
the re-use of existing structures and the development
of new construction respectful of the built and
natural surroundings.

3. Develop an cpen space system throughout the
Downtown which provides the highest quality parks,
plazas, and pedestrian environment., Pedestrian im-
provements and amenities should utilize the best
materials and be carefully designed to provide a com-
fortable, durable, accessible and aesthetically pleas-
ing environment. Buildings fronting on pedestrian
open space should be of high quality materials, of
significant detail and interest to enhance the walking
environment, and readily accessible from the pedes-
trian way.

Policies

DF 1 Height limits. The following maximum height
limits support additional Downtown development while
respecting the scale and character of existing buildings.
Figure ___ depicts these heights.

a. High Spine - 210 feet plus 40 feet architectural
cap. To reinforce the spine of development along
Congress Street by making it advantageous for
new large projects to be located nearby. This
height zone is carefully located in midblock areas
from Congress to Cumberland (between Elm and
High, Franklin and Pearl), to avoid too severe a
change in scale along the two streets.

b. Downtown Core - 150 feet plus 40 feet architec-
tural cap. To provide incentive for compact
growth in the area bounded by Cumberland, High,
Spring, and Franklin Streets, excluding the Old
Port and Civic areas.
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c. Old Port - 65 feet. To maintain the current char-
acter of this historic district.

d. Transition - 85 and 125 feet. To provide for
gradual reduction of heights from the Downtown
core to the water’s edge, 85 feet between Cumber-
land Avenue and Lancaster Street; and 125 feet be-
low Spring Street stepping down to 85 feet along
the northerly side of Fore and Pleasant Streets.

e. Civic Area-65 feet. To preserve the character and
scale of this historic area.

f. Perimeter Areas - Gorham’s Corner and India
Strect. Heights in these areas should be established
at 65 feet. Changes in the West Bayside area and
more specific revisions in both the Gorham’s
Corner and India Street areas (outside of the B-3
zoning district) should be developed pursuant to a
comprehensive redevelopment use and design plan
for each area to be undertaken by the City.

g. Waterfront - 45 feet. To preserve the character of
this area and avoid excessive heights blocking
views to the water.

DF2 Strect Walls. The height of the street wall is in
many ways the most critical dimension affecting the scale
of the City and the experience of pedestrians and motor-
ists. One’s awareness of the environment diminishes
above a height of 40 to 50 feet, and the sense of scale
within that street wall height is critical. Figure
depicts the maximum street wall heights and minimum
stepbacks described as follows.

a. Downtown Core - 90 feet height with a 15 foot
stepback above that height. For streets in excess
of 60 feet in width, such as Congress Street, that
step back should be increased to 30 feet.

b. OldPortand Transition - 65 feet, with no step back
required for buildings less than 90 fest in height.
Above 90 feet, provisions of (a.) above shall
apply.

¢. Civic Area - Properties fronting on the Civic Area
shall be constructed to a height of 50 feet at the
street wall, with any additional height setback at
least 15 feet from the street.
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Figure __ : Downtown Height Overlay Map

DF3 Tower Massing. Careful attention to the mass-
ing of taller buildings will contribute substantially to the
character of the skyline as well as preserve sunlight and
diminish wind impacts at street level. The objectives of
the following provisions are to achieve more slender
tower forms and mitigate street impacts of taller build-
ings.

a. Limit the floor plate of structures above 125 feet
in height to no more than 25 percent of the site
area. However, on sites smaller than 40,000
square feet, this may prove impractical, so floor
plates should not be restricted to less than 10,000
square feet. Maximum floor plates for floors
above 125 feet in height should be limited to
15,000 square feet.

b. Require towers to generally be located within the
cone created by a 1.5:1 vertical to horizontal
plane. Some flexibility will be needed in admini-
stering this guideline, to cope with small and ir-
regularly-shaped sites. However, a step back as
identified in policy UF2 (above) should be re-
quired at a height up to the maximum street wall
elevation.

¢, Encouragearchitectural tops on tall structures that
will be prominent on the skyline as a way of em-
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phasizing their height, vertical character, and
landmark status.

d. Roof-top appurtenances should be fully enclosed
in a manner compatible with the principal build-
ing.

DF4 Visual Landmarks and View Corridors. Port-
land’s landmark buildings and relationship to the water
are an important part of its unique character. Key views
to the harbor, Back Cove and landmark buildings are a
community resource to be preserved and protected. They
create the sense of place which defines Downtown
Portland as well as providing orientation to public
moving about Downtown.

a. Key view corridors as mapped in Figure ___ are
important to the community and should be pre-
served. Site plan review regulations should pre-
vent structures from significally blocking or di-
minishing these views,

b. Landmark buildings should be viewed against the
sky from key vantage points, and should be sur-
rounded by structures of similar scale. Heights
within a one block radius of key landmarks should
be no more than 50 percent higher than the
landmark and should not detract from the promi-
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nence of the landmark by virtue of location or
design.

DF5 Key Open Space Protection. Sunlight and wind
protection are valuable attributes to open spaces, and
development should not be allowed to unreasonably
reduce the amount of sunlight or increase wind velocities
detrimentally during the times when open spaces are
heavily used by the public.

a. Substantial shadow impacts on public open space
caused by new buildings in excess of 65 feet in
height shall be avoided during periods of signifi-
cant use. As a general reference, from March 21
to September 21, new development should not
increase the area in shadow by more than 10
percent in any of the following open spaces during
the critical use hours listed below:

Longfellow Square: 9AM to 3PM
Congress Square: 10AM to 3PM
Monument Square: 10AM to 3PM
Lincoln Park: 10AM to 2PM
Lobsterman Plaza: 9AM to 2PM
City Hall Piaza: 10AM to 2PM

- Tommy’s Park: 10AM to 2PM

- Post Office Park: 10AM to 2PM-
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b. Key pedestrian streets which run along the length
of the peninsula enjoy sunlight on the north side
for much of their length. Design and massing
efforts should minimize any shadow impacts on
these sidewalks resulting from new development.

Adverse wind impacts on open space and pedes-
trian areas caused by new construction or building
rehabilitation shall be avoided.

DF6 Gatewav Enhancement. Major gateway routes
and views should provide a positive entry experience and
image of the City. Streetscape, skyline, signage, public
facilities and other aspects of the built environment
should be designed to enhance the gateway views and
experience to create the best possible first impression and
image of Downtown Portland. See Figure __ for
significant Gateways.

DF7 Signage and Storefronts. Adopt signage and
storefront design standards throughout the downtown.

DF8 Urban Design Guidelines. Many of these urban
form policies can be addressed through zoning and site
plan controls. Many require the careful analysis of the
impacts of new development on a case-by-case basis.
With clear standards and guidelines, the least restrictive
programs and regulations can achieve the policy objec-



tives with some flexibility and responsiveness to unique additional buildings or districts for coverage under

development conditions and constraints. the historic preservation ordinance;

Addendum ___ contains Downtown Urban Design - examine existing boundaries of National Register

Guidelines which provide direction and establish a Historic Districts to evaluate, through possible bound-

level of expectation for public officials, the private ary adjustments, the opportunity for making addi-

sector development community, and for the citizens of tional properties eligible for federal tax incentives

Portiand in assuring a high quality, livable and distinc- for the rehabilitation of historic structures;

tive physical environment. These guidelines address

the following issues: - undertake a study to examine the potential use of
financial incentives at the local state and federal

- Scale and form levels and zoning mechanisms at the local level

- Architectural character which could provide incentive or assistance in the

- Building to sidewalk relationships rehabilitation of historically-significant resources;

- Pedestrian environment and

- Streetscape guidelines

- View corridors and gateways - include preservation planning and related public

- Signage, awnings and canopies education as a component of comprehensive plan-

- Lighting ning for the Downtown,

- Storefront Design

- Micro-Climate

- Merchandising and display

- Security

- Maintenace

DF9 Historic Resources. Pursue a program of inte-
grating the City’s concern for preservation and creative
re-use of our historic resources with comprehensive
planning and management of the Downtown.

In order to prevent the loss of historic resources within
the Downtown, and to encourage the creative re-use
and rehabilitation of those resources, the following
steps are recommended:

- examine existing buildings throughout the Down-
town to evaluate the appropriateness of designating

Design Frameworks Implementation Action Chart
Timing How Implementing Body

Adopt Next 3to Ordinance Program

with 3 10
Recommendation Plan Years Years
DF1 Height Limits x X City
DF2 Street Walls x x City
DF3 Tower Massing x x City
DPF4 Visual Landmarks/View Corridors x X City
DF5 Key Open Space Protection x x City
DF6 Gateway Enhancement x X x x x City/Private
DF7 Signage and Storefront Standards x x City
DF8 Urban Design Standards and Guidelinesx x City
DF9 Historic Resources x x X x City

35
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ARFA DEVELOPMENT CONCEPTS

Areas within the Downtown
1. Old Port

2. Civic Area

3. Congress Street: Central District

a. Monument Square
b. Congress Square
¢. Upper Congress

Perimeter Growth Areas

4, Bayside
5. India Street
6. Gorham's Corper

Figure __: Downtown Sub-Areas
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Downtown Vision treats all the major factors compris-
ing and infiuencing City life. In the following passages,
the Downtown is treated as a composite of smaller
neighborhoods, each combining the factors in a unique
way to create distinctive patterns and character of form
and function. If the plan and policies tend to dissect the
City by treating with a magnified view of varied issues,
this section attempts to step back and look at each sub area
to see how those myriad pieces fit back together. A vision
of the future must bridge from the micro view of details
to the macro view of the whole. In doing so, some
prognostication and license is taken to suggest the form
and direction of change. More to be taken as example
than as a literal prescription, the views presented offer a
glimpse of the Downtown's future according to plan.



AREAS WITHIN THE DOWNTOWN

Old Port Exchange

The Old Port is as vibrant and valuable a part of
Downtown today as when it was a center of commerce
and shipping. Twice destroyed by fire, by British Cap-
tain Mowat in 1775 and again during the Great Fire of
1866, the Old Port exemplifies the resiliency of Portland
suggested by the City motto - Resurgam. The area
encompasses some 35 acres or 20-25 blocks oriented
around the axis of Exchange Street and Commercial
Street. Itshistoric quality has long been recognized as a
National Register Historic District, and recently as a
locally protected historic district. :

Exchange Street from City Hall at Congress Street to
Fore Street functions much the same today asit did in the
turn of the century. Most of its buildings were con-
structed in the economic boom years after the 1866 fire.
Retail, office, banking, and residences all blend together
tocreate a lively urban environment. Many visitors come
to Portland especially to walk up and down Exchange and
neighboring streets, to shop, eat, and relax at a sidewalk
cafe, and to enjoy its nightlife. The festive atmosphere
created by visitors diminishes between Labor Day and
Memorial Day, during which time the Old Port playshost
more to its year-round population of residents and work-
ers.

Commercial Street was largely spared by the fire of
1866, and therefore has a somewhat older building stock.
A most impressive view of the bold street wall facing the
waterfront can be experienced from Market Street facing
west. In few places can one find finer examples of the
New England seaport city heritage than these trade,
commerce and warehouse blocks built at the turn of the
cehtury.

On the land side of Commercial Street today, however,
the use hag changed dramatically from its historic roots.
No longer is rail and ocean shipping the primary distri-
bution system. The warchouse and distribution activities
have gradually made their inevitable moves to more
modern and spacious industrial park sites on the City’s
outskirts - where highway access is of primary
importance. Acknowledging this reality, the tracks
connecting the Canadian and U.S. rail systems have been
pulled from Commercial Street. For better or worse, we
no longer have the old world experience of the rail cars
shuttling down the middle of the street . Even the view
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of tractor-trailer trucks backed up to loading docks
obstructing most of the wide street are becoming more
rare.

In place of the warehouse distribution function, fine
buildings have been converted into the Old Port mix of
retail, office, and residential uses. This transformation
is not yet complete, with a few redevelopment and infill
opportunities stili available.

While Exchange and Commercial Streets retain most of
their historic building fabric, as do several other promi-
nent streets such as Middle, Fore and Market Streets,
the blocks to the east near Franklin Street, and portions
of Fore Street toward Gorham’s Corner have undergone
more substantial changes, Canal Plaza and 100 Middle
Street reflect larger-scale office developments, whose
forms and predominantly single-purpose uses deviate
from the historic building fabric.

As more infill development takes place on the blocks
bounded by Franklin, Middle, Pearl, and Commercial
Street, and by Union, Spring, Center, and Commercial
Streets, it will be very important to weave the new
building fabric to blend with the old. Especially, on Fore
Street, a strong consumer-oriented retail focus must be
created to link the Old Port with Gorham’s Comer and
with the expansion of the Downtown east of the Arterial
near the waterfront.

Other important form and functions of new buildings
relate to height, massing, and orientation to the street. In
contrast to the spine of Congress Street and areas above
Spring Street, the areas below Spring Street to the water
and the historic district around Exchange Street are
programmed for modest building heights. The principles
of reducing heights of buildings as the peninsula land
form slopes to the water, as well as of compatibility with
the intact historic building fabric, call out for lower
building heights in this neighborhood. Street orientation
demands retail street frontages, with multiple entries and
windows and with uses attractive to pedestrians. Cafes,
clothing stores, restaurants, night clubs and other retail
uses are desirable. Retail goods and services for city
residents such as personal services, convenience grocer-
ies, hardware, and other necessities might find a ready
market here. Upper stories could accommodate addi-
tional new office, residential, and hotel uses. A healthy
mix of uses will contribute to the diversity and strength
of the Downtown, maintaining and enhancing its cosmo-
politan, urban flavor,



The Old Port is a special resource to the city and region.
Its energy and charisma can support new development
that will contribute positively to its atmosphere. Open
spaces such as Lobsterman Plaza, Tommy’s, the pro-
posed Post Office Park, and historic Boothby Square
could become a more prominent focus to its surrounding
buildings, with additional landscaping and possibly re-
storing its water fountain. The adjacent waterfront
provides recreational opportunities, waterfront walks,
boat rides, as well as a glimpse of the activities of the
working waterfront.

Figure ___: Old Port Exchange - Existing Conditions
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Figure ___: Old Port Exchange Area Development Concept
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The Civic Area

The Civic Area is defined by societal and governmen-
tal symbols — the County and Federal courthouses, and
City Hall — that are clustered generally around Lincoln
Park. Because City Hall sits at the head of Exchange
Street rather than abreast of Lincoln Park, the image of
civic institutional buildings framing the city common
with great formality is not quite realized, but offers
potential for future development which fully establishes
a district of special public character.

As development takes place, the three blocks on the
north side of Congress Street can be filled in to give form
to and enliven both the street and Lincoln Park. Parame-
ters for physical form have been established through the
planning effort for the proposed Lincoln Square project.
Special height and bulk requirements developed with that
proposal, particularly in maximum street wall heights,
reflect the location of these blocks on the spine allowing
for the highest allowable limit near Franklin Street reduc-
ing somewhat in the block closest to City Hall.

Figure ___: Civic Area - Existing Conditions
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While it is important for buildings to create a strong
physical presence on the street, there is an important view
corridor from Monument Square to the Portland Obser-
vatory that must be preserved. Because Congress Street
has a subtle bend, buildings on the north side must set
back up to approximately forty feet near Franklin Street.

In addition, over the next several years, the current site
of the County Jail will provide an additional opportunity
to reinforce this civic area with major development.
While maximum building heights are lower than the
north side of Congress Street, this site has similar
opportunity to atiract active pedestrian-oriented uses and
to help to tie the civic area more intimately with the Old
Port.

Factors influencing the character of potential new
development in the civic area include excellent vehicular
access, relatively large consolidated parcels made up of
three city blocks, and & prominent location which de-
mands 21st century landmark architecture. At present,
these blocks are devoid of activity other than parking and
the former Guy Gannett printing facility. Congress
Street’s retail life is effectively severed at Monument
Square despite the potential of tying to the Exchange



Street retail life opposite City Hall, particularly along the
north side of Congress Street. Introduction of major
consumer retail functions at this end of Congress Street
would serve to tie together Congress Street with Ex-
change Street, and would help to activate Lincoln Park,
presently an underutilized public open space.

The recently proposed development for the two blocks
bounded by Pearl, Cumberland, Franklin and Congress
involved vacating Wilmot Street for a large office com-
plex with a minor amount of first floor retail. By
combining whole blocks for large-scale development, it
is possible to accommodate building forms for office and
parking most efficiently. A risk inherent in such scale,
however, is a disruption of the building fabric and pattern
that is most comfortable and negotiable to the pedestrian.
Large scale can be mitigated by a sensitive and porous
building form at the street, one which allows continuous
flow of people in and out, with retail uses with attractive
storefronts. With the required Congress Street setback
which maintains the view corridor to the Observatory, an
ideal opportunity is created for sidewalk cafes, push
carts, flower stands in nice weather, and landscape and
sculptural features to provide visual excitement year
round. Thus a large project can successfully develop on

Figure __: Civic Area Development Concept
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multiple blocks, but still function and interact with the
Downtown at the street in much the same way the historic
multiple building blocks work.

Without this sensitivity, such large scale projects could
contain hundreds of people who would come, work and
depart without relating or contributing to the life of the

city.

Beyond the desirability of a strong retail street pres-
ence, many use potentials exist for thisarea. For one, any
expansion of city, county or state offices could occur
here. Greatest potential for use would be general com-
mercial offices. Some residential use could also be ac-
commodated, oriented toward Cumberland Avenue and
the Bayside neighborhocd, although views of Lincoln
Park and the waterfront would be available from south-
facing units.

While Congress Street is clearly an important face of
these blocks, it is important that Cumberland Avenue be
treated with a front facade that relates to the more
residential character of that corner of the Bayside area.
Convenience retail might work on Cumberland Avenue,
particularly to serve the Franklin Tower and Bayside



residential neighborhood while shielding the neighbor-
hood from a potentially overwhelming parking garage.
Similarly, the Frapklin Stret face is important, from the
perspective that it marks the northeasterly corner of the
central business district. Development should make an
appropriate declaration to the motoring public on Fran-
klin Street as well as toward the Munjoy Hill neighbor-
hood that Downtown begins at this corner. Suitable
form, orientation and ornament should read well from the
vantage of the passing pedestrian, motorist or Hill
resident’s more distant view.

Finally, the Franklin Street Arterial provides an oppor-
tunity for a major open-space connection linking the Back
Cove and I-295 with this civic area and on the waterfront.
With opportunities for pedestrian and bicycling activity
the length of the Arterial, coupled with major pedestrian
crossings at key intersections, a carefully and densely-
landscaped open space could reinforce the Gateway
character of this important entry to the Downtown.
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Congress Street: Central Downtown
Sub-Areas

This important area of the central Downtown contains
three sub-areas: Monument Square, Congress Square
and Upper Congress Strect. The following narrative ex-
plores opportunities for future redevelopment within
these areas.

The boundaries for the central Downtown sub-areas
consist substantially of the portion of the Downtown
business zone west of Monument Square, bounded gen-
erally by property fronting on Cumberland Avenue to the
north and Pleasant/Fore Street on the south. The follow-
ing objectives provide a framework for land use, devel-
opment and redevelopment opportunities within this
area, and speak to the area's long-term improvement.

a. Encourage the re-use of upper story space between
Congress and Monument Squares for office and
commercial activities.

b. Encourage the development of high intensity new
office development on the interior of blocks includ-
ing the high-spine Congress Street to Cumberland
Avenue area, the interior of blocks between Con-
gress and Free Streets, and between Free and Spring
Streets.

c. Reinforce and expand existing pedestrian-oriented,
ground-floor uses throughout the area by substantial
rehabilitation and infill development of retail and
cultural uses directly adjacent to important pedes-
trian streets.

d. Encourage the use of the Downtown by visitors to
the City through the promotion of expanded conven-
tion facilities and the enhancement retail and visitor-
oriented uses;

e. Encourage the growth of substantial day and evening
activity within this area of the Downtown through
the promotion and encouragement of existing major
arts and cultural institutions, coordination of this
segment of the economy with Downtown retailing,
and through the promotion of supporting ground-
floor uses;

f. Encourage residential living in the Downtown area,
retaining existing residential units wherever pos-
sible, enhancing the character of existing residential
areas, and encouraging new residential development
particulary in the Upper Congress Street area and
near Cumberland Avenue and Upper Bayside.
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2. Retain and enhance the existing scale and character
of buildings as perceived from the pedestrian envi-
ronment throughout this area by retaining significant
buildings and by introducing new infill buildings
and undertaking substantial rehabilitations which
complement this scale and character; and

h. Enhance and maintain the character and attractive-
ness of the pedestrian environment through im-
proved maintenance, security, and activity program-
ming, through greater attention to the character and
attractiveness of the street environment, and through
the encouragement of shared public and private
responsibility for creating and maintaining a lively
and exciting environment.

Susceptibility to Change

Properties have been identified throughout this area
which are, over either the short or long term, most
susceptible to substantial change. Such change may be as
a result of broad changes in economics, the deterioration
or lack of special character of existing structures, the
underutilization of existing property, or as a result of
changes caused by changing programs or uses on adjacent
properties.

In excess of 40 properties have been identified within
this area which offer opportunities to accommodate
change through either substantial building rehabilitation
or through compatible new construction. In addition,
numercus buildings would benefit by substantial facade
rehabilitation that would significantly enhance the char-
acter and attractiveness of the street environment.

Potential Major Project Opportunities

The central Congress Street area offers opportunity for
several major projects which could involve both rehabili-
tation of existing buildings and development of new in-
fill construction. A general description of each opportu-
nity site is provided below. It is important to assure that
individual projects proposed within this area are inte-
grated with the existing area in terms of coordinated and
mutually reinforcing uses and compatible in terms of
scale and character of the pedestrian environment and
building form.

Civic Center to Chamber of Commerce

General Boundaries: From Free to Spring Streets,
and from the Chamber of Commerce Building on the
easterly side of the Portland Museum of Art to the
Cumberland County Civic Center. A portion of Oak
Street lying between Free and Spring Streets is included
within this site.



Easterly of QOak Street, the site includes the existing
Civic Center and a 532 car parking garage. Utilizing a
portion of the parking garage and utilizing the site
currently occupied by the Blue Cross/Blue Shield office
building, new convention facilities are proposed as a
major expanion to the County's Civic Center. Current
facility feasibility studies project a total of up to 250,000
gross square feet of new exhibition, meeting, banquet,
and support space making this facility the premier con-
vention destination of northern New England. Important
in the planning for this facility is the opportunity of
carefully connecting this facility to surrounding pedes-
trian and vehicular traffic patterns, and the importance of
establishing a presence along Congress Street both at Oak
Street and at a new interior mid-block connection in the
vicinity of the Maine Savings Plaza which would connect
through to entrances to the Civic and Convention Center.
Street level uses, building access, and architectural de-
sign of the building facades of the new facilities would re-
inforcethe growing importance of Free Street as a signifi-
cant pedestrian route,

Westerly of Oak Street, the site currently includes a
large surface parking lot with two multi-story mixed
retail and office buildings. This area offers two broad
opportunities for growth and development:

1. In the event expansion area is needed for the City's
convention facility which could not otherwise be
accommodated on the Convention and Civic Center
site, this portion of the site could serve expansion
needs of the facility.

2. This site, located within an area of increased build-
ing height (150 feet maximum), at the head of the
Forest Avenue Gateway and view corridor, and
along a view corridor extending to Longfellow
Square, provides a prominent location for a major
new office building.

While ground-floor, street-level uses must support
and reinforce the pedestrian activity of Free Street,
office uses on the next several floors, stepping back
to an office tower on the interior of the site could be
accommodated. Such an office tower, appropriately
sited, could serve as a visual landmark in terminating
Forest Avenue and the view down Congress Street.
Development on this site could provide ground-floor
retail uses, limited on-site parking, and an upper-
story development of Class A office space.

Congress to Free Streets

General Boundaries: Between Congress and Free
Streets from Monument Square to mid-block westerly of
Osk Street.
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This site, encompassing portions of four blocks in the
heart of the Downtown, provide significant opportunities
for both the rehabilitation and re-use of important build-
ings and for selective demolition and new construction
which could together substantially re-establish the char-
acter and prominence of Congress Street.

West of Oak Street, the Baxter Building provides an
opportunity for substantial rehabilitation in support of
continued use for ground-floor retail and upper story
office activities. Considerable attention to facade reha-
bilitation, including new orientation to both Oak and
Free Streets will support pedestrian activity in this area
as Oak Street becomes a major entrance from Congress
Street to the Civic and Convention Center and Free Street
serves as a very active connection to heavily-used,
mixed-use activities of Congress Street.

Between Oak and Brown Streets, there are opportuni-
ties for both the rehabilitation and reuse of existing
structures and, with selective demolition, the introduc-
tion of contemporary retailing activities at the street and
perhaps second level. Larpe floor-plate office space
could be introduced for the next several levels and major
high-rise (9-11 stories) office development on the interi-
ors of the block. The landmark Porteous Building
presents a major challenge and unique opportunity for
sensitive adaptive re-use. While a thorough market and
re-use feasibility study is an important first step, the
future re-use of the upper floors for office or other
commercial space is encovraged.

Westerly of the Porteous Building, the sprawling J.J.
Newhberry's building provides long-term opportunity for
creative intensification of uses, maintaining retail and
pedestrian-oriented uses at the street level, perhaps intro~
ducing the same at the second level interconnected with
the eastern portion of this block, and developing addi-
tional floors of office space above on the interior of the
site. Easterly of the Porteous Building, a similar inten-
sification could occur with possible selective demolition
or re-use of some portion or all of the remaining buildings
and the development of street-level and second story
retail uses with substantial new office development on the
upper fleors of the interior of the site above.

As a part of major improvements within this block, an
interior sky-lit galleria space would be developed which
connects Congress Street witht he Civic and Covention
Center in the vicinity of the historic Mechanics Building,
Maine Savings Plaza and the Center entrance. Located
adjacent to the Porteous Building, such a new public open
space could serve as a focal point for pedestrian-oriented
uses and as a stimulus for re-use of the Porteous Building
while providing an important and accessible linkage in
the pedestrian circulation network.



Easterly of Brown Street, surface parking lots and
potential re-use of existing buildings would allow the
continuation of this scheme of first and second floor retail
uses and upper story office uses. With interior pedestrian
circulation running through these blocks and frequently
connecting to Free and Congress Streets, a network of
interior and exterior pedestrian paths would be created
from Monument Square to Oak Street, lined with retail
and other pedestrian-oriented uses and providing access
to high-density office cores.

It is important that while interior pedestrian circulation
is provided, the street-fronting perimeters of each build-
ing shall have a strong, outwardly-focused retail and
pedestran-oriented frontage, with shop windows and
frequent entries into the buildings interior. The tradi-
tional pattern of multiple storefronts and entrances which
maintain pedestrian interest and access should be contin-
ued.

Recognizing this as a scheme which could take a
number of years to see come to fruition, interim uses of
these buildings for incubator space for new retail and
office uses, and for support space for the arts and cultural
community would enhance this area greatly with Lmited
short-term investment.

Congress Street to Cumberland Avenue

General Boundaries: Portions of several blocks be-
tween Forest Avenue on the west, Cumberland Avenue
on the north, the Longfellow House and Maine Histori-
cal Society property on the east and Congress Street on
the South. This site includes Shepley, Oak, Casco and
Brown Streets,

Located within the high-spine area of the Downtown
where maximum building heights are increased to 210
feet, this site provides substantial opportunity for inten-
sive office development at the interior of several blocks.
While establishing a major presence at the corner of
Forest Avenue and Congress Street through either exten-
sive renovation of existing buildings or new construc-
tion, retail and pedestrian uses can be maintained along
street frontage while high-rise office development could
occur mid-block, with frequent pedestrian access to
surrounding streets. In order to accommodate a portion
of the existing and increased demand for parking, multi-
leveled parking structures could be integrated with the
office development on the interiors of the block, with
primary vehicular access from Cumberland Avenue.

96

Such development would reinforce recent major reha-
bilitation efforts in the immediate area, reinforce poten-
tial development in the blocks between Congress and
Free Streets, and would provide a density of activity
which would support retail and cultural uses throughout
the area.

Along Shepley and Casco Streets, in the center of this
area, are located several large residential buildings con-
taining approximately 216 units of affordable housing.
In an effort to reinforce the continued use of these
residential properties, and to enhance their attractiveness
as a Downtown neighborhood, there is an opportunity to
enhance these two streets through sidewalk, lighting and
landscaping improvements, the creation of a small park
at Casco and Shepley Streets, and the development of
additional housing units on two sites currently used for
parking. Rehabilitation of property along Cumberland
Avenue and ground-floor resident-oriented retail uses are
encouraged. Additional parking serving this area and
nearby Downtown commercial uses could be created
easterly of Casco Street with the development of a
parking structure.

Free to Spring Streets

General Boundaries: From Free to Spring Streets
between Center and Cross Streets,

Substantial new development could occur on what are
currently surface parking lots which are in both public
and private ownership. Existing buildings along Free
Street have for the most part been rehabilitated within the
last several years and could be integrated sensitively into
the development of new street-level retail and office
space. Parking would need to be accommodated off-site
in nearby expanded parking facilities as well as through
the various alternative programs (in-lieu fees, shuttle
lots, encouragement of public transit, etc.).

Spring to Fore Streets

General boundaries: From Spring to Fore Streets
between Center Street and the Cross Street access and
view corridor.

On property which has been assembled over an ex-
tended length of time, immediately adjacent to the One
and Two Portland Square office/retail development projects,
in excess of 2 1/2 acres of land under multiple ownership
accommodates surface parking, marginal commercial
uses, vacant buildings, and vacant lots. In concert with
development of convention facilities across Spring Street,
this site offers opportunity for a major convention-
quality hotel with related retail activities. Around the



perimeter of the block, fronting along Center and Fore the block, a major parking structure serving existing
Streets and along the Cross Street pedestrian way, retail office buildings as well as new retail, office and hotel
uses will reinforce the scale and character of the street uses, would complete the development of this area.
environment, will support growing retail activities in the

Gorham's Comner area, will reinforce the adaptive re-use

of the Tracey Causer building, and will further integrate

this block with the City's urban fabric. At the interior of

Figure ___: Congress Street Area - Existing Conditions

Figure _ : Congress Street Area Development Concept
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PERIMETER AREAS OF THE DOWNTOWN

Three areas with significant development and redevel-
opment potential have been identified in areas that are on
the perimeter of the Downtown but nevertheless crucial
toward a coherent vision of a successful Downtown.
These sites - Bayside, India Street and Gorham's Corner
- each display characteristics that are colorful and truly
unique, However, substantial properties in each area
have increasingly experienced a deteriorating physical
condition, with expanses of vacant and underused land
and decaying infrastructure. Because market forces have
not always produced beneficial results to both public and
private interests, the City hopes to provide a design
framework that would guide growth. The sections that
follow sketch out a planning approach to each area, which
should be subjected to an intensive public planning effort
over the coming year or 50,

Figure ___: Perimeter Areas
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Bayside: Current conditions and uses.

Bayside comprises over 100 acres within the area
bounded by I-295, Franklin Arterial, Cumberland Ave-
nue and Forest Avenue. The blocks along Cumberland
contain the fragments of the residential neighborhood
that predominated here in the early part of this century.
There are presently 590 housing units in Bayside, maay
of which are in a deteriorated condition. Erosion of the
residential neighborhood has occurred gradually with
disinvestment and removal of buildings over time to
make way for parking lots to serve offices in and around
the neighborhood. Suggesting a possible reversal of this
trend is the development of Back Bay Towers, a 115-unit
mixed-income apartment building on Cumberland Ave-
nue.

Along Franklin Arterial to Myrtle Street, the post-war
era has brought substantial change. Franklin Towers,
with 192 units of elderly public housing sits at the
Frapklin Arterial-Cumberland Avenue intersection. Be-
low Franklin Towers are a number of industrial ware-
house buildings that are a product of urban renewal rede-
velopment that, along with the construction of the Fran-
klin Arterial, replaced the pre-existing residential neigh-
borhood there,

Figure ___: Bayside Area - Existing Conditions
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Closer to Forest Avenue is the Federal Building with
the U.S. Post Office and related parking lots. The Parks
and Public Works Operations Center with the  Central
Maintenence Facility and related buildings are tucked in
below Portland Street. Clustered around Lancaster and
Oxford Streets, numerous low-rent  offices have been
established in former commercial and industrial build-
ings. Typical tenants here include the City’s Department
of Human Services, the Greater Portland Council of
Governments, United Way and several state and private
social services. This areahas become known as the social
service center of the City. There is a total of approxi-
mately 150,000 square feet of office uses throughout the
Bayside neighborhood.

Marginal Way, with its excellent highway visibility
and access, has a pronounced retail character, The pre-
dominance of auto sales and service facilities has given
way to a wide mix of retail uses extending from AAA
headquarters in the east and Bubble Up Car Wash at
Forest Avenue to computer sales, home improvements,
sports and recreation, and, of course, the historic Miss
Portland Diner. A total of approximately 50,000 square
feet of retail uses are located in Bayside.



A Vision of Bayside in the Year 2020

Through public and private initiative over the next 30
years or 50, this neighborhood ‘s strength can be rein-
forced to realize the potential in this centrally-located
100-acre tract. Major patterns to be built upon include
strong retail along Marginal Way, conservation of mixed-
income housing along Cumberland Avenue, and a knit-
ting together of the residential and commercial uses
through focused redevelopment.

Currently, the area lacks internal appeal and focus with
large-scale industrial buildings occupying major blocks,
scrap yards blighting surrounding blocks and inhibiting
investment, and deteriorated housing giving way to
unkempt vacant lots and parking lots.

City initiative can provide an intemal focus and elimi-
nate the blighting influence of the scrap metal yards.
Historically, public parks have served as both a neighbor-
hood focal point as well as a catalyst for development.
The megablock at the base of Chestnut Street, owned by
Portland Terminal Company, has been suggested as a site
for such a park. This park might, as well, potentially
relieve some of the festival and cammival activity that
Deering Oaks Park bore in the past. Chestnut Street,
extended through the park to Marginal Way, would pro-

Figure ___: Bayside Area Development Concept
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vide a visual and access corridor from Congress Street at
City Hall, past the historic Portland Stove Foundry to an
obelisk, monument or landmark fountain in the park, and
Back Cove in the distance beyond.

The blocks directly south of the park would be desig-
nated as mixed use office/retail/residential, with a focus
on pedestrian-oriented retail serving Chestnut Street and
on infrastructure improvements.

Marginal Way would cater to large-scale commercial
use that is recreation- or service-oriented in nature. This
development - perhaps 3 to 4 stories in height - would be
pulled up to the street line, thus presenting a positive
architectural image of the City to travellers along I-295.
Ample parking would be provided in the rear of these
buildings.

Inorder to improve circulation between Forest Avenue
and East Bayside on the other side of the Franklin Street
Arterial, and to enhance activity in the newly-created
park, Somerset Street could be extended through to
Kennebec Street. As well, a green belt would be created
along Kennebec to provide a connection between Deering
QOaks and the new park.



At the head of Portland Street, an existing parking lot
could be transformed into an urban plaza. Such an open
space would preserve the view cerridor to City Hall and
serve as a focal point for more intensive office and retail
development on surrounding sites. Portland Street, as
well, would become a retail corridor serving both auto-
mobile oriented and neighborhood needs.

The resideatial, social service, and municipal-oriented
uses in the western end of the site would be maintained.
Residential use in the eastern area would remain with
substantial improvements to building stock and infra-
structure. Potential infill and redevelopment opportuni-
ties would provide new housing in buildings ranging in
size from modest 8-10 unit buildings to prominent 4-5
story apartments of up to 50 dwelling units.

Gradually the industrial uses along the Franklin Arte-
rial would relocate to industrial parks and an extension of
the Downtown office core could be established with
prominent Franklin Street building forms.
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India Street: Current Conditions and
Uses

Nestled between the central Downtown to the west and
Munjoy Hill to the east and bounded by the Franklin
Arterial, Congress, Mountfort Street and the waterfront,
this 35-acre area is a mix of residential, retail and
industrial uses. What has impacted the site most recently
is the creation of the Franklin Arterial which cleared sev-
eral blocks of residential neighborhoods. This demoli-
tion destroyed the urban fabric that connected the area to
the Downtown. Besides creating a physical barrier to the
Downtown marked by chain link fences and lack of
sidewalks, the thruway greatly inhibits pedestrian circu-
lation on account of ita tremendous width and the fast-
paced vehicular traffic.

The India Street area, nevertheless, acts as a surpris-
ingly vital community within itself. An active retail base
along India Street serves the residential enclaves tucked
away on either side. Services on this street range from
Amato’s Bakery and Port City Glass to various grocery
or clothing stores and design services. Middle Street -
also with a relatively strong retail and office base - has
more recently attracted trendy eating establishments such
as the Pepperclub, Cafe Always and 1ama D'Oro. Congress
Street also has substantial
retail such as the thriving Levinsky’s Clothing, Paul’'s
Foods, Wellby Drug and a hair salon. Altogether, the
site comprises approximately 85,000 square feet of retail
and 55,000 square feet of office space. The residential
base, though drastically reduced with the construction of
the Arterial, nevertheless persists and displays approxi-
mately 280 units, some found as upper story units above
retail on the main roads.

Industrial use almost wholly characterizes the property
south of Middle Street, with companies such as Jordan’s
Meats, IDEXX Corporation and The Maine Shipping
Room. But, the industrial base in this ares is becoming
obsolete with the closing of other large manufacturers
such as Crosby Laughlin. Decaying infrastructure and a
preponderance of vacant or overgrown lots mark this
transition.

A Vision of India Street in the Year
2020

Redevelopment would focus on strengthening the vi-
tality of the community within and establishing clearer
connections to the Downtown and Munjoy Hili. India,
Middle, and Congress Streets would reinforce their
identities as active retail corridors, through building
infill along the streetlines and through encouraging small
businesses to relocate to the area. As well, infrastructure
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improvements and landscaping would make these corri-
dors pedestrian-oriented spaces. Itis critical to retain the
residential enclaves east and west of India Street, with
special attention to the upper story residential along retail
corridors in order to maintain a certain level of activity.

Franklin Street Arterial, now a major barrier between
the Downtown and the India Street area, would require
improvements in landscaping and infrastructure —
conceivably even narrowing — to create a more pedes-
trian-oriented and hospitable space.

The Crosby Laughlin property has tremendous rede-
velopment potential in which the terminus of Middle and
Hancock Street would be the site for a new office/retail
complex with parking to either side and building access
on both Middle and Fore Streets. This site has special
significance asa visual corridor from the Old Port, so that
the terminus of Middle Street would be the focal point for
an architectural landmark of some form. The successful
Village Cafe across the street might be integrated as a
retail anchor for the new project. A small pocket park on
this site would serve the residential neighborhood to the
north and well-defined pedestrian access would serve the
site to create a link between Fore and Middle Streets.

As well, Fore Street would be revived as a pedestrian
link from the Eastern Promenade and Munjoy Hill to the
Downtown. Across Fore Street toward the waterfront,
the expansive areas owned by Canadian National and
others have potential for mixed-use or waterfront-related
redevelopment. This area also serves as a link in the
shoreway trail connecting the Eastern Promenade with
the Downtown waterfront.

As industral use becomes less evident in the area,
attention also needs to be given to the two block area that
includes Jordan’s Meats and that is bounded by India,
Middle, Franklin and Commercial Streets. This would
become an extension of the downtown business district
that could entice the commercial fabric across the Arte-
rial. Thehistoric rehabilitation of buildings such as W.L.
Blake warehouse and the Galt block could provide the
needed catalyst for new development on the remainder of
blocks.

Because of the large number of vacant lots, infill of
buildings on all streets is needed to make India Street a
more vibrant and continuous community.



Figure ___: India Street Area - Existing Conditions

Figure ___: India Sireet Area Development Concept
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Gorham’s Corner: Current Condi-

tions and Uses

Its role as a transitional area between Downtown, a
residential neighborhood on one side, and the waterfront
on the other largely defines the present condition of this
30-acre area. Almost a triangular form, it is bounded by
High, Commercial and Center Streets. The Spring Street
Arterial to the north creates a barrier separating it from
the functions above, but at the same time focuses its
qualities to make a unique and individualistic neighbor-
hood.

The Portland School of Art sculpture studio, directly
below the arterial on Pleasant Street, gives this arca some
of its character, as do other prominent buildings such as
the University of Southern Maine building and various
converted brick warehouses. Adjacent to the Portland
School of Art is a modest neighborhood park, ignored for
many years but recently cleaned up.

Although displaying many vacant and underutilized
lots, Gorham’s Corner contains some surprisingly suc-
cessful retail pockets. At the focal point of this area -
the irregularly-shaped intersection created by the meet-
ing of York, Danforth, Pleasant and Fore Streets, one
finds the popular restaurants Hi Bombay, Giobbi’s and
Alberta's, aswell as an art gallery and a career center. On
the lower cormer stands an old warehouse that has
converted to an offbeat yet thriving retail and office
center. It houses the colorful Cafe No and Yes Books, as
well as studios, galleries and the Maine People’s Alli-
ance. Radiating out from the intersection are other uses
ranging from used clothing stores, realty and law offices,
design professionals or antique shops along Pleasant
Street, to an imported car repair specialist, rigging and
general contractors on Danforth. The unfortunate recent
closing of the Tree Cafe on Danforth clearly slowed
activity generated by this ‘“‘SoHo-like’® community.
Altogether one finds approximately 28,000 square feet of
retail and 55,000 square feet of office space. This
commercial base supports a residential neighborhood
that comprizes approximately 320 units.

York Street acts as an important connector between the
Downtown and South Portland across the river, and thus
witnesses relatively heavy traffic at all times of the day.
Thus, one finds a Mobil gas station at the intersection of
Highand York, and the Rufus Deering L umber Company
directly below it, with easy access in and out of the city
from many directions. However, with vacant ware-
houses, expanses of land given over to truck storage and
parking lots and the decaying condition of the road, this
stretch suffers from a lack of focus and identity, This is
the case with Fore Street as well, with parking lots en-
compassing entire blocks on the way to the Old Port, that
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gives theimpression of *‘dead’” space. High Streeton the
western edge, in contrast, is a well-lined avenue that
services the residential neighborhoods on either side and
provides easy access between the waterfront and the West
End of the City.

A Vision of Gorham’s Corner in the
Year 2020

Redevelopment would focus on and radiate from the
intersection created by the meeting of York, Danforth
and Pleasant Street. A small square and monument
would be created on the southern corner, at York and
Center Streets, to serve as a visual anchor from many
standpoints. To define and enliven the streets feeding
into the corner, infill of buildings would be developed on
all corners surrounding the square, leaving ample room
for backside parking. A first floor retail corridor would
be established along Pleasant, Fore, Danforth and Center
Streets to increase activity and to create the necessary
linkages to Dowatown and the Old Port. In keeping with
commercial activity that exists presently and in order to
preserve the unique flavor of the community, attention
would be given to attracting art or design-oriented
services.

The west side would retain its residential and profes-
sional character. The playground would remain but
would be much improved. The Portland School of Art
sculpture studio would open its walls facing the park to
create a dynamic setting in which the park users and art
students could interact. Artworks would be displayed in
the park on a rotary basis.

Here, too, industrial and large-scale commercial activ-
ity is either closing down or relocating to nearby indus-
trial parks. As this occurs, development closer in scale
and architectural style with the area would take its place,
Mixed uses including retail/residential such as Baxter
Place, or retail/office, would occupy new buildings
designed to reinforce the street walls of Commercial,
Center and Fore Streets. Substantial opportunites for
intensive infilling of residential uses on vacant sites and
in upper stories would intensify activity in this neighbor-
hood and reinforce the nearby Downtown area as well.

Commercial Street calls out for infill and extension of
the powerful building form of the historic warchouses
that ling this wide thoroughfare. York Street, with its
heavy traffic and steeply sloped edge, would probably
not be conducive to continued first floor retail. A small
upscale hotel might find its niche in this distinctive neigh-
borhood,



Figure ___: Gorham's Corner Area - Existing Conditions

Figure _ : Gorham's Corner Area Development Concept
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