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INTRODUCTION 
 
This plan for Gardiner's Cobbossee Corridor was prepared 
by Kent Associates Planning & Design, and associated 
subcontractors, for the City of Gardiner.  It is the product of 
extensive study by professionals in the fields of urban 
design, planning, landscape architecture, civil engineering, 
traffic engineering, economic development and historical 
research.  It has been shaped in consultation with an 
advisory committee of Gardiner citizens and business 
owners dedicated to improving the quality of life in their 
community (see Acknowledgements). 
 
In the course of preparing this plan, the consultants and 
committee quickly realized that the Corridor had a rich 
history, great scenic beauty, and the potential to become a 
vibrant and important part of the City's future. 
 
For the last 50 years, the Corridor has been in decline.  Its 
central place in the economy and lives of those who worked 
in its many industries through the early 20th century has been 
lost.  But clearly, as this plan shows, the Cobbossee Corridor 
can be revitalized and become a vital, mixed-use district 
where history, nature, and progress meet. 
 
 
 
 
 



 
 

3 

 

COBBOSSEE CORRIDOR STUDY AREA 

High 
School 

Gardiner 
Common

Water-
front
Park 

New Mills 
Bridge 



PURPOSE & GOALS 
 

4 

PROJECT GOALS 
 
1. Conserve and highlight the natural beauty and cultural 

history of the corridor and stream. 
 
2. Establish trails and public open space that are easily 

accessible to all. 
 
3. Work with existing property owners to help them add 

value to their properties, within the context of the master 
plan. 

 
4. Enrich the fabric of the community, surrounding 

neighborhoods, and downtown with new, high-quality 
development, trails, and open space. 

 
5. Identify opportunities for redevelopment that generates 

tax revenue for the City. 
 
6. Identify funding sources and develop a strategy to tap 

into all possible funds at the local, state, and federal level. 
 
7. Develop a marketing strategy to promote the plan and 

new economic development throughout the Corridor 
 
8. Identify ordinance changes that support the master plan 

and ensure quality development within the Corridor. 
 
9. Provide the infrastructure needed to support the plan. 
 
 
 

 



VISION 
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Overall 
• Bring people back into corridor through the development 

of trails & open space, housing, and new commercial 
activity. 

• Maximize the corridor's development potential by 
promoting and investing in high-quality recreational, 
residential, and commercial development. 

• Protect & celebrate the Cobbossee Stream, a vital natural 
resource and revitalization asset. 

 
Commercial Redevelopment 
Encourage high-quality development that supplements and 
complements the downtown; maximize the economic 
development potential of the Corridor. 
 
Housing 
Encourage new residential development that fits Gardiner's 
housing needs (and market) and brings people and activity 
into the Corridor. 
 
Infrastructure & Traffic 
Provide high-quality infrastructure that supports innovative 
and progressive redevelopment; ensure future development 
is served by safe and efficient traffic flow through well-
planned traffic/access management throughout the 
Corridor. 
 
Develop a vehicle access and egress plan that safely and 
conveniently connects parcels to the City/State road system. 
 

Open Space & Recreation 
Develop an open space/recreation plan for the corridor that 
serves Gardiner's recreational needs, supports economic 
development, and helps protect the stream as a natural 
resource. 
 
Pedestrian Linkages/Connections & Trails 
Create the best possible pedestrian linkages within the 
Corridor and to the areas surrounding the Corridor so as to 
encourage reduced traffic and increased recreational and 
tourism opportunities. 
 
Cultural/Historic Context 
Incorporate historical themes within the Corridor wherever 
possible; highlight the rich heritage of Corridor through the 
establishment of historic points-of-interest or possible future 
outdoor/indoor museum. 
 
Environmental Context & Green Themes 
Promote a "green" standard for site 
development/redevelopment within the Corridor, in terms 
of site planning, energy use, and architecture. 
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TOWARDS A VISION OF A 21ST CENTURY COBBOSSEE CORRIDOR 
 
• We envision the Cobbossee Corridor as a place that: 

− is a gateway to downtown Gardiner 
− has beautiful, well-used walking and bicycle trails throughout 
− features interesting, diverse open space for picnicking, nature walks, outdoor entertainment, and eating, etc. 
− displays and builds upon its remarkable history with historic themes, outdoor exhibits, informational signs, and the preservation 

of historic artifacts (themes: Geography, the Workers, the Fires, Lumbering, Metal Working, the Paper Industry, Leather and Shoes, 
Brickyards and Potters) 

− has links to the schools nearby so that students can use it as an outdoor classroom 
− retains and features its natural assets – the stream, huge trees, steep slopes, and its fishery 
− is well-connected to the downtown and the waterfront 

 
• We envision the Cobbossee Corridor as an active, high quality, urban district that: 

− features a range of residential homes – from single family to townhouses, apartments, and studio apartments 
− includes and adds value to existing, viable, businesses 
− contains a mix of professional offices, work spaces, service space, and other commercial space 
− seeks to build on the “creative economy” 
− provides entrepreneurial space for restaurants, health clubs, flea markets, craft studios 
− includes niche retail 
− includes a small inn or hotel, meeting rooms, and/or space for a research lab or set of corporate offices 

 
• We envision a Cobbossee Corridor with a unique “green,” sustainable energy theme, that harkens back to the days when every 

business was powered by the Stream; under this scenario: 
− new residences and businesses obtain their power from the existing hydro-plant on the Stream 
− new buildings and grounds are built to meet or exceed the national LEED standards 
− Gardiner seeks funds to help fund innovation projects and create a model of sustainability 

 
• We envision the Cobbossee Corridor that: 

− has its own, unique “flavor,” so it stands out as a special place that residents and businesses will seek out and identify with 
− has flexible zoning requirements that invite innovation, quality, and respect for Gardiner’s historic architecture  
− has build-in incentives (grants, loans, permits, etc.) that encourage investors to invest. 



COBBOSSEE CORRIDOR CONTEXT 
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THE CORRIDOR IS VITAL TO GARDINER'S ECONOMIC 
DEVELOPMENT 
 
Perhaps the most important message of this Plan is to 
stress the value and significance of the Cobbossee 
Corridor as a vital component of Gardiner's economic 
development.  The Corridor lies within the downtown 
TIF district (see TIF map, next page), yet is undervalued 
as an extension of the downtown.  With the successes of 
Libby Hill and the revitalization of the downtown, the 
City must look to invest in other locations for economic 
development – Cobbossee Corridor has perhaps the 
greatest potential of any area in the City to become a 
high-quality, economic success. 
 
The Cobbossee Corridor lies in the core of the 
community, and has high value in terms of location, 
redevelopment opportunities, open space, recreational 
opportunities, and scenic and natural resources.   It 
serves as a major gateway to the downtown, and a link 
between the Interstate and the downtown.   
 

Cobbossee Corridor Facts 
 

• 1.14 miles, New Mills to Bridge Street (1.3 miles 
New Mills to River) 

• 70 acres 
• 3 dams (soon to be 2) 
• 12 key redevelopment sites 
• Just 2 miles from the Interstate 

LIBBY HILL

ROUTE 201 
CORRIDOR

DOWNTOWN

COBBOSSEE 
CORRIDOR

GARDINER'S MAJOR ECONOMIC ENGINES 
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ECONOMIC DEVELOPMENT FINDINGS 
 

The economic analysis undertaken as part of this master plan 
study shows that development in the Corridor can support 
and significantly enhance the City’s tax base (see Section III 
for the full report). 
 
Success Factors 
 

Area-wide economic trends show that the Corridor is well 
placed to play an important role in Gardiner’s continuing 
renaissance.  A number of factors lead to these conclusions. 
 
First, and most important, is the City’s commitment to 
redevelopment and its willingness to help owners and 
developers achieve their goals within a master planning and 
permitting framework. 
 
Second, while the region’s manufacturing base is declining 
and Augusta’s “big-box” retail and large scale office market 
is thriving, Gardiner’s success with Libby Hill and 
downtown revitalization has raised the City’s profile.  This, 
along with the City’s highway connections to Brunswick and 
Portland growth centers bodes well for the successful 
redevelopment of the Corridor. 
 
Third, projects in downtown and the Corridor can 
complement each other and reinforce each other.  Further, 
the Corridor offers a different type of real estate 
development opportunity; unlike downtown it offers sizable 
undeveloped and under-developed sites that can support 
major new development projects – many within walking 
distance of downtown. 

SUMMARY OF ECONOMIC DEVELOPMENT FINDINGS 

COBBOSSEE
TIF DISTRICT
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Fourth, Gardiner and especially the Corridor, can capitalize 
on two of the hottest trends in business and economic 
development nationwide – by catering to the “creative” 
sectors of the population.  These include the “cultural 
creatives” – people who are willing to pay more for goods 
and services that are socially responsible – and creative 
entrepreneurs, i.e., typical Maine business people who 
capitalize on arts and crafts, software development, and the 
like.  These people are both consumers and investors who 
should be attracted to Cobbossee Stream, trails, downtown, 
and the Kennebec River. 
 
Development Opportunities 
 

Enterprise Resources, the consultant who undertook the 
economic development assessment, identified both 
commercial and housing market opportunities in the 
Corridor.  Commercial markets with the most promise 
include: 
 

1. Single-tenant, primary offices for small organizations 
2. Multi-tenant office buildings 
3. Business, personal, and professional service 

businesses 
4. Small distribution businesses (although these may 

serve as “land banks” until higher value development 
is attracted) 

5. Small research and development facilities focusing on 
innovation 

6. Craft and design products, food products, and 
information technology products 

These are all small scale businesses that would benefit from 
ease of access to highways and downtown.  The offices, in 
particular, should offer quality class A or B space in 
buildings up to 10,000 sq. ft. in size; these types of businesses 
would also benefit from stream-side water frontage, and an 
attractive trail system.  Indeed, the Corridor’s natural assets 
and amenities are unique and should be marketed as such. 
 
On the housing front there is a need for a variety of housing 
types in the City, and the Corridor offers a number of sites 
that would make excellent development sites.  The housing 
assessment undertaken as part of this study (see Part III) 
suggests there is modest demand for intermediate range (not 
high-end) homes – either single-family detached or 
townhouses.  There may also be markets for some lower cost 
houses and housing for seniors.  Again, the amenity value of 
the Corridor serves any such housing well and is an added 
attraction to developers, tenants, and owners. 
 
Quality Development and Timing 
 

The redevelopment of the Cobbossee Corridor is a long-term 
project.  It is important that the community give the private 
market time to discover, and begin to work with, the vision.  
Full redevelopment of the private parcels in the Corridor 
could take up to 20 years or more. 
 
The City should "filter" development opportunities for 
conformity with the long-range plan and be discriminating 
in the development it encourages.  The City should use its 
ability to provide deep incentives to stimulate a higher 
quality of development.  Although Gardiner cannot control 
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private market forces that lead to underutilization 
of property, the City can refuse to reward low value 
utilization and use its public purpose incentive 
programs to achieve public value.  The City should 
not settle for weak strip-type development that does 
not have long-range staying power. 
 
Gardiner should be diligent about holding out for 
quality larger-scale development if the City is to 
participate in the projects.  It would be a shame to 
waste the Corridor on a series of small, low-value 
projects that simply take advantage of a quick 
turnaround.  Although the City cannot stop the 
open market from doing this, it can control the 
quality of the development it participates in, 
especially when the City is the landowner. 
 
Further, the City could help jumpstart Corridor 
investment by developing the Usdan property 
and/or by working with the owner of the T.W. Dick 
site.  Municipalities are becoming increasingly 
involved in initiating critical projects by gaining 
control of a site or working cooperatively with an 
owner, and then marketing the project. 
 
 

 

EMPHASIZE AND MARKET QUALITY: 
DON'T UNDERVALUE THE CORRIDOR 

 
• Current uses (T.W. Dick, Uplift, Purbeck, Auto Sales) undervalue the 

potential of the Corridor. 
 

• Given its proximity to the Interstate, its prime waterfront values, its 
natural setting, its recreational benefits, and its proximity to downtown 
Gardiner and the State Capital, the Corridor properties should draw 
(and should be marketed as) prime, first class business/ commercial 
uses, and as upscale residential development.. 

 

• However, these types of quality uses may be bypassed and lower 
quality development could result.  This, in turn, could reduce the long-
term potential of the Corridor to generate the top dollars (through a TIF 
procedure) that are needed to create and sustain the Corridor’s 
infrastructure, especially the trails and open space. 

 

• Mediocre development in the short run, could jeopardize highly 
successful, quality, development that might be waiting in the wings. 

 

• The City should not prematurely endorse or support proposals that 
don’t meet quality design standards or help achieve broad community 
support and enthusiasm. 

 

• The City should aim high and “brand” the Corridor for quality!  The 
City also needs to sell property owners on this concept. 

 

• The City should encourage uses that generate active use and 
appreciation for the unique natural qualities of the Corridor – the 
stream, trails, and picnic areas; this means higher density development 
with high levels of employment, as well as housing.  Warehousing, auto 
sales, and distribution centers (with low employment and increased 
truck traffic) are not the highest and best uses for the corridor. 
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COBBOSSEE CORRIDOR MASTER PLAN 

For larger image, see end of Section I. 
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REDEVELOPMENT PARCELS 

For larger image, see end of Section I. 
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A COBBOSSEE CORRIDOR HISTORICAL NARRATIVE 
Provided by Robbins Historical Research, Inc. 

 

The City of Gardiner owes her modern existence to the ancient 
Cabbossa. For centuries the local Native Americans camped and 
fished for sturgeon here. They also used the stream as a corridor of 
passage between the mighty Kennebec and the Chain of Ponds 
extending north and west almost to modern day Norridgewock and 
Farmington.  
 
It was here on the Cobbossee that Robert Hallowell Gardiner chose 
to locate the earliest lumber and grist mills from which the 
settlements of the entire upper Kennebec river valley grew. The 
first settlers of Gardinerston arrived in the fall of 1760. Included in 
their small company were a builder of Grist-mills, a saw-mill 
wright, a house carpenter, and a wheelwright. Landing their craft 

on the bank of the wide creek then marking the mouth of the 
Cobbiseconte, the first log huts were here erected, followed 
immediately by the first lumber and grist mills.  
 
Dr Gardiner had “ in a few years completed at Gardinerston, now 
Gardiner, two saw mills, a grist-mill, fulling mill, pot-ash, wharf, 
stores, and many houses,…and was at great expense in introducing 
settlers and furnishing them with supplies…His exertions gave 
great stimulus to the settlements; for many years his grist-mill was 
the only one in the country, and settlers came thirty miles with 
their meal bags upon their backs, from the interior, or in canoes by 
the river, to get their grists ground.” (Hanson, History of 
Gardiner, 1852)  
 
By 1764, 200 settlers had arrived in Cabbassa and Cushnoc 
(Hallowell/Augusta). In 1771 Hallowell, Vassalboro, Winslow and 

COBBOSSEE CORRIDOR’S RICH HISTORY 
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Winthrop were all incorporated thanks to the settlement brought 
about by the mills on the Cobbossee at Gardinerston. 
“The valley of the Cabbassa-contiag must have presented a 
picturesque appearance before the hand of civilization had marred 
its natural beauty; and especially the deep gorge commencing near 
the New Mills, and continuing almost to the mouth. The wild, 
shaggy glen, filled with a rich growth of forest, the ever sonorous 
waterfalls, and the general beauty of the stream are not often 
equaled. Even as late as 1820 the young people of the town found 
beautiful places of resort among the tangled shrubbery that fringed 
its silver marge.” (Hanson’s History of Gardiner, 1852). 
 
 
 

"Even as late as 1820 the young people of the 
town found beautiful places of resort among 
the tangled shrubbery that fringed its silver 
marge.” 

 
 
This stream extends for approximately one and one-third miles and 
drops 127 feet in elevation. There are seven recognized mill sites, 
each of which has seen many changes of use and construction. 
Along the Cobbossee the foundry where John Stone made the first 
cast iron plows in this area of Maine; lead pipe works; carriage 
shops; shingle and match factories were all destroyed by the fire of 
1849. There soon followed a string of paper, textile and shoe 
factories all nestled along the stream corridor taking their energy 
from the strength of the stream. Here the entire industrial 
mill/factory story of this City, State and Nation can be told. 
 
The Cobbossee presents wonderful opportunities today for physical 
and temporal passage. It is appropriate that Gardiner should now 

develop a plan  to reharness this strength of the stream as the City 
moves ahead (with a head over its shoulder learning from the past). 
The Cobbossee will always run through the heart of the city. 
History and Progress meet again in Gardiner.  
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PLAN DESCRIPTION 
 
This Cobbossee Corridor Master Plan describes the 
Corridor's redevelopment and open space potential.  It is a 
guide to the revitalization of the Corridor as an economic 
engine, as an extension of Gardiner's vital downtown, and as 
a key natural and recreational resource.  
 
1.   Historic/Cultural Context 
Throughout the plan, the rich cultural heritage of the 
Corridor is emphasized – calling for trails, the restoration of 
the old railroad trestle, and informative signage that 
interprets cultural artifacts and tell the story of the 
Cobbossee Stream’s past.  These features can and will attract 
residents, visitors, and tourists.  They also highlight the 
Corridor's uniqueness, thereby attracting residential and 
commercial investment.   
 
The Stream has historically been a center for hydro-powered 
industry.  With as many as 10 dams built between New Mills 
and the Kennebec River, in the 19th century the Corridor was 
a powerhouse for numerous businesses.  This fascinating 
history needs to be retold, perhaps in the form of an outdoor 
museum along the stream.  Furthermore, the Corridor 
provides educational opportunities for history programs in 
the local schools.  A museum-on-the-stream, a trail with 
informational, historic points of interest, would serve both as 
an outdoor classroom for local schools and as a cultural 
tourism feature. 
 

2.   Environmental Context 
Cobbossee Stream is an important natural resource that 
provides both wildlife & plant habitat, and recreational 
opportunities (kayaking, fishing).  It is the defining feature of 
the Corridor, with remarkable physical characteristics that 
today make it a unique scenic and recreational resource.  The 
Corridor’s dramatic topography is part of its natural beauty; 
while these steep slopes (and the stream below) provide 
scenic views, they are also constraints to development within 
the Corridor. 
 
While past industry along the stream contributed to its 
pollution, the exodus of industry and today's environmental 
standards mean a cleaner stream environment.  Only three 
dams remain today, one of which, the dam at Gardiner 
Paperboard (dam #5), is to be removed in the immediate 
future.  While the removal of this dam marks the loss of an 
historic artifact, the benefits of removal (including fish 
passage, stream restoration, and removal of a safety hazard) 
have been determined to outweigh its preservation. 
 

SUMMARY OF THE MASTER PLAN 
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For larger image, see end of Section I. 
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CORRIDOR-WIDE INFRASTRUCTURE 
 
3.   Utilities 
In order to promote high-quality development in the 
Corridor, essential utilities must be available and must have 
the capacity and quality (of service) to support such 
development.  Since the Corridor has long accommodated 
the demands of commercial and industrial development, its 
present utility infrastructure – water, sewer, and electric – 
generally has more than adequate capacity and is of 
reasonable quality to serve future commercial and residential 
development.  Future upgrades of individual utility systems 
may be required in the long run.  (See the Utilities Analysis in 
Section III of this report.)   

Since one of the remaining dams on the Stream is currently 
an active power generator and supplier (Consolidated 
Hydro), an opportunity exists to supply power directly to 
new development within the Corridor.  Further research and 
coordination with the Consolidated Hydro should be 
pursued – not only for its potential economic and marketing 
advantages, but for its environmental benefits. 
 
However, one service need that is not well met is 
communications services.  Telephone and cable TV service is 
available, but the availability of wireless communications/ 
cellular phone service, and other telecommunications/fiber-
optic services must be updated if future development within 
the Corridor is to include professional office, home office, or 
conference center development.   
 
 
4.   Traffic & Access 
While Route 126 between New Mills and downtown serves 
the southern side of the Corridor well, the capacity of the 
intersection of Routes 126 and 201, and along Bridge Street to 
the Randolph bridge intersection, is limited due to very high 
traffic volumes.  There are also some high crash locations 
within this Bridge Street corridor, and hence major safety 
concerns.  The number of intersections (Highland Ave., 
Summer Street) and entrance drives (Hannaford/Subway in 
particular) along Bridge Street, all place constraints on new 
development along this corridor. 
 
The impact of a new development on traffic capacity is based 
on whether or not the new use will increase traffic volume as 
compared to the previous use.  As long as a new 
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development does not increase current traffic volumes, it is 
usually permitable; if it is projected to increase traffic, then 
some type of mitigation is required (to bring traffic down to 
"pre-development" level).  Under the Cobbossee Plan, this 
could mean installing traffic lights at the Highland 
Ave/Route 201 intersection.  It is possible that some of the 
traffic constraints may be alleviated through increased 
alternative transportation opportunities and other creative 
solutions. 
 
Due to these MDOT permitting requirements, access 
management standards, and reduced traffic capacities of 
downtown intersections, several redevelopment sites in the 
Cobbossee Corridor face constraints.  High trip generating 
uses (such as retail or fast-food/drive-thru services) will be 
more difficult to mitigate, particularly in the T.W. 
Dick/Summer Street area.   For more detail on traffic 
analysis and permitting issues, see Section III.   

5.   Pedestrian/Bicycle Network: Sidewalks & Trails 
The Cobbossee pedestrian/bike network will provide new 
recreational opportunities, improve pedestrian and bike 
access and safety, expand upon alternative transportation 
routes, and also highlight the natural, scenic beauty of the 
Cobbossee Stream.  The proposed trail network also features 
an outdoor "museum-on-the-stream", where interpretive and 
educational signage will be placed along trails and at historic 
points of interest.  The pedestrian network will enhance 
existing and future businesses and residential development 
in the Corridor and downtown, by improving the overall 
walkability of Gardiner center and encouraging pedestrian 
activity. 
 
Improving recreational and alternative transportation 
opportunities in the Cobbossee Corridor will add to the 
livability and quality of life in Gardiner.  The Cobbossee 
Corridor lies within a 5000-foot radius  of the downtown 

This section of Route 201 (Water 
Street to the Randolph bridge) has 
high traffic volumes, and is at 
capacity already.   
 
Due to these MDOT permitting 
requirements, access management 
standards, and reduced traffic 
capacities of downtown intersections, 
several redevelopment sites in the 
Cobbossee Corridor face constraints. 



 

19 

(~1/9 mile at its furthest point) and is part of the Central 
Business District, so that trail and sidewalk improvements in 
this area contribute to the overall walkability of central 
Gardiner.  The proposed new sidewalks and trails, and area 
trail connections (i.e. the Kennebec River Rail Trail, KRRT), 
create better and safer options for walking and bicycling, 
which in turn provide for a healthier community. 
 
The current pedestrian/bicycle network in the Cobbossee 
area consists of an incomplete sidewalk system and 
informal/unmaintained off-street trails (see the Existing 
Sidewalk Infrastructure diagram).  Pedestrian crossings, too, are 
in need of improvement.  The goal of the pedestrian/bicycle 
plan for the Corridor is to improve access to the Stream and 
associated open space, and make connections between the 
Corridor, the KRRT, the downtown and waterfront park, and 
adjacent neighborhoods and three nearby schools. 
 
In order to stimulate interest and investment in the 
Cobbossee Stream Corridor, as well as draw visitors to the 
area, the plan proposes the rehabilitation of the railroad 
trestle that crosses the Cobbossee Stream, to serve as an eye-
catching, scenic centerpiece for the Cobbossee trail system.   
 
The Cobbossee Corridor pedestrian network is already 
moving forward – the City has recently applied for MDOT 
Enhancement Funds (2006-2007) to develop a trail from the 
KRRT into the Cobbossee Corridor, and to rehabilitate the 
trestle (the “Cobbossee Stream Trail”) (see Section III, 
Cobbossee Trails).  In addition, the City’s current Capital 
Improvement program will be replacing 3.73 miles (or 27%) 
of the total sidewalk inventory over the next 5 years.   

Finally, the stretch of Route 126 southwest of the Corridor, 
from the New Mills bridge to the Gardiner Middle School 
(West Gardiner town line) is scheduled for reconstruction by 
MDOT in the summer of 2005.  The City has recently passed 
a Council Resolution urging MDOT to include a new 
sidewalk to the Middle School during its reconstruction. 
 
 
6.   Gateway/Streetscape Enhancements 
Route 126 is the major transportation spine through the 
Corridor, connecting the downtown with West Gardiner and 
I-95.  This entire Corridor is a major gateway to the 
downtown, and should welcome visitors to Gardiner.  The 
streetscape design proposed in the plan features street trees, 
street lights, new sidewalks and other design elements that 
provide a visual link between the Corridor and the 
downtown. 
 
The New Mills bridge marks the primary gateway entry into 
the Corridor.  When it is replaced, it should be with a 
landmark/signature bridge.  Further, under this plan the 
Water District yard next to the bridge is to be converted to an 
attractive Cobbossee trailhead, and Route 126 between the 
Middle School and the bridge is to be upgraded and 
sidewalk added.  New landscaping is also proposed. 
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Trail segment that MDOT 
funding would be applied to. 
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LAND USE PLAN 
 

While the land uses that have historically dominated the 
Corridor itself have been industrial/commercial, the Master 
Plan proposes a shift to mixed-use redevelopment, 
complimented by a network of open space and trails, that 
will enhance the quality of the Cobbossee Stream area and 
the downtown.  (It should be noted that most sites have 
multiple options for redevelopment.)  The housing and 
commercial redevelopment sites are described in further 
detail in Section II, Redevelopment Sites Description & 
Recommendations.  See also the Proposed Land Use Diagram 
at the end of the Land Use Plan description. 
 
7.   Housing 
Housing is a critical to bringing people and activity back into 
the Corridor, and to supporting businesses in the Corridor 
and downtown.  The Cobbossee Corridor is largely 
surrounded by residential neighborhoods, 
and serves as a physical link between 
these neighborhoods and the downtown.  
Also, to ensure the integration of uses in 
the Corridor and its surroundings, the 
development of housing within the 
Corridor is essential, as is good open 
space and pedestrian infrastructure.   
 
The Cobbossee Corridor has high amenity 
value for housing development, which is 
attractive to developers and buyers or 
renters.  The Corridor’s scenic, natural, 
and recreational value arises from the 

Cobbossee Stream and its associated open space and trails, as 
well as access to the KRRT and Gardiner Waterfront.  
Cultural and historic amenities along the Corridor, such as 
the proposed museum-on-the-stream, also provide for 
quality housing locations.  Furthermore, the Corridor’s 
location is convenient to downtown Gardiner, which means 
the availability of services, shopping and dining. 
 
The housing development sites shown in the plan (below), 
including the mixed-use development sites, are better suited 
to townhouse style housing than single-family detached.  
These sites have the potential for intermediate range (not 
high-end) housing or market-rate rental housing, as well as 
affordable and elderly housing. 
 
Two key sites are shown in the Master Plan as housing 
development opportunities, while several other sites within 
the Corridor are shown as mixed-use (both housing and 
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office/retail).   The two key sites are on Harrison Avenue 
near Ash Street (the Usdan property), and on Summer Street 
next to Harden Street.  The Usdan housing site on Harrison 
Avenue includes two parcels, one which the City is slated to 
purchase (the Usdan property) and a single-family 
residential lot; this site could be developed with or without 
incorporating the single-family residential lot.  The Summer 
Street housing site incorporates several smaller parcels, 
including the lot currently owned by the Maine Office of 
Tourism and part of the lot owned by the adjacent  church.   
 
Other sites identified as mixed-use development 
opportunities (both housing and office/retail) include the 
Warren site (Kennebec Brewing Co. site), the Gardiner 
Paperboard site, and D&H Motors.  These each offer the 
potential for apartments, condominium or studio type 
housing.   
8.   Commercial 

As noted in the "Cobbossee Corridor in Context", the 
Cobbossee Corridor holds the potential to become one of 
Gardiner's major economic generators (along with the 
downtown, Libby Hill, and Route 201 corridor).  Many of the 
sites within the Corridor have excellent potential for high-
quality, commercial or mixed-use redevelopment.  The 
Corridor also lies within an existing TIF district, which 
provides further redevelopment benefits for investors. 
 
The redevelopment sites identified in the plan are ideal 
locations for commercial and mixed uses.  They feature easy 
access to the Interstate, adjacency to the downtown, 
availability of local and area services, good infrastructure 
and utilities, and the amenity value of the scenic Cobbossee 
Stream and its associated natural and recreational features.  
Such features draw developers and businesses, as well as 
potential customers/clients to support economic 
development.  The Corridor also holds the potential to fill an 
economic niche that downtown and Libby Hill cannot, 
attracting the "cultural creatives" (creative entrepreneurs) 
and possibly small research and development facilities (see 
Section III, Economic Development Analysis).  Cobbossee 
Corridor is also ideal for high-quality offices, retail and 
mixed-use (generally class A or B office space, buildings 
10,000 sq. ft. or smaller). 
 
9.   Open Space 
The open space and recreational opportunities along 
Cobbossee Stream not only enhance quality of life but 
promotes economic development in the Corridor and the 
downtown.  The recreational opportunities along the 
Cobbossee Stream Corridor offers the potential to boost 
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regional tourism, which would support economic growth in 
the downtown area.  For example, Gardiner is on the 
Chaudiere/Kennebec Trail, and the KRRT will eventually 
become part of a spur connecting to the East Coast Greenway 
in Brunswick.  Boat trips on the Kennebec could also link 
with the trail system, by way of docks at the waterfront park. 
 
The City-owned Jannace property, on the northwestern side 
of Cobbossee Stream, is the largest piece of open space.  (See 
Jannace open space plan, next page.)  This site has some of the 
most dramatic topography and views in the Corridor.  The 
proposed trails & picnic area on the Jannace and adjacent 
Usdan property link to the Harrison Avenue neighborhood 
and the High School already, and the proposed pedestrian 
bridge (next to Gardiner Paperboard) connects to businesses 
and residences on the other side of Cobbossee Stream, and to 
the downtown.  Parking and access from Harrison Avenue is 
provided in three places: on the Jannace property by the 
access trail to the High School; on the Usdan property just 
southwest of Jannace (off the existing access road); and at the 
end of Harrison Avenue by the New Mills bridge (existing 
Water District property).   
 
The trail leading through the Usdan property could be 
connected along the roadway to future trailhead parking at 
the current Water District yard next to the New Mills bridge.  
There are two sites that the City should consider purchasing 
from the Water District, if they become available: one being 
the stream-side lots at the Route 126/9 end of Harrison Ave, 
and the other being the stream-side lot on the other side of 
the New Mills bridge and Route 126/9 from the Water 
District site (see diagrams, right).  

 
Map 28 

Lots 4 & 6

Map 28 
Lot 80 Potential Open Space: Water 

District Property at New Mills

Land Use Diagram Highlighting 
Potential Open Space

GWD lots
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Picnic & Passive 
Recreation 
 

Woods Trails 

Proposed 
Pedestrian 
Bridge 

JANNACE PROPERTY OPEN SPACE PLAN 

Water District property at New Mills

Jannace property, between 
the Stream and Harrison Ave.
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PROPOSED LAND USE DIAGRAM 

Commercial 
 

Mixed-Use 
 

Residential 
 

Utilities/Other 
 

Open Space 
 

For larger image, see end of Section I. 
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COBBOSSEE CORRIDOR REDEVELOPMENT PLAN 

For larger image, see end of Section I. 
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SUMMARY OF ACTIONS 
 
Corridor-Wide Actions 
1) Publicize and promote the Plan. 
2) Revise the City's ordinances, including the 

Resource Protection Zone, to be consistent with 
the Plan. 

3) Begin the planning and implementation of the 
trail and open space (park) system. 

4) Establish an “open-air museum” trail through the 
Corridor. 

5) Offer marketing, permitting, loan, financing, tax 
credit, and infrastructure assistance to 
cooperating landowners in the Corridor. 

6) Help negotiate access agreements, easements 
and/or land trades that benefit adjoining owners. 

7) Explore ways to market the corridor as a “green,” 
environmentally friendly place.  

 
Specific Actions 
8) Acquire the Usdan property and advertise for a 

developer(s) to work with the City to develop 
offices and/or housing on the Usdan properties 
(east and west of the Stream). 

9) Negotiate an agreement with Everett J. Prescott, 
Inc., and the Gardiner Water District under which 
they both benefit (i.e. Everett J. Prescott, Inc., gains 
parking and Gardiner Water District gains 
additional future expansion space) 

10) Offer to help the owner of the T.W. Dick property 
develop a quality, high-profile project (or 
projects) to jump-start redevelopment. 

CORRIDOR-WIDE ACTIONS 
 
1.  Publicize and promote the Plan 
 

• Seek unanimous endorsement of the Plan from the 
Council. 

• Provide each landowner with an informational 
package about their property that includes maps, 
photos, and parcel data sheets (see Appendix). 

• Meet one-on-one with landowners to review the Plan 
and the ideas for their properties. 

• Prepare a marketing folder or brochure with plans, 
photos, and sketches that help market the corridor. 

• Promote the assets of the Corridor through the press 
and trade and economic development groups. 

 
2. Revise the City's ordinances, including the Resource 

Protection Zone, to be consistent with the Plan 
 

• Request that the shoreland resource protection 
district mapping be revised for the area around New 
Mills and the south end of Harrison Avenue; this area 
is incorrectly mapped now; the rationale for making 
it resource protection is not evident.  The area is part 
existing residences and part woods; steep slopes and 
wetlands (or other important resources needing 
protection) are not present (see suggested map 
revision). 

• The current downtown business zone covering the 
corridor is appropriate; it provides for a mix of land 
uses and gives owners/developers choices and 

RECOMMENDED NEXT STEPS 
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flexibility that should encourage investment.  All 
residential proposals would be treated as planned 
residential projects and subject to site plan review.  

• The City should encourage owners and/or 
developers to use the “contract” zoning provisions 
within Gardiner’s ordinance.  They provide more 
opportunity to be creative while giving the planning 
board more flexibility in interpreting the regulations 
and in “contracting” agreements from which both 
parties stand to gain. 

 
3. Begin the planning and implementation of the trail and 

open space (park) system 
 

• Submit a trails grant application, under MDOT’s 
Enhancement Program, matched with City funds 
comprising at least 20% of the total (see Appendix). 

• Continue to upgrade sidewalks throughout the 
Corridor area using CIP “set-aside” funds for trails 
and sidewalks. 

• Seek out other public (and private) funds to build 
trails and create open space and parks. 

• Obtain easements from property owners, where 
appropriate, to ensure the continuity of trail systems 
(e.g., T.W. Dick site; CMP; Standard Distributors) (see 
#6). 

• Work with the Kennebec Land Trust to make 
improvements to the Jannace property, including off-
street parking, picnic places, and nature trails. 

• Work with the schools to make direct connections 
between each school and the main stem of the 
Cobbossee trail system. 

• Develop a park, trailhead parking and a trestle 
landscape plan for the MDOT land along the Stream 
at the Kennebec Brewery area (see #6). 

• Consider acquisition of the single-family residence 
next to the substation, on Harrison Avenue; it is 
adjacent to the City-owned Jannace property. 

 
4. Establish an open-air museum trail through the 

corridor. 
 
The 19th Century history of waterpower and 
manufacturing along Cobbossee Stream is unlike any in 
Maine.  The Stream, with its ±130-foot elevational drop, 
from Pleasant Pond to the Kennebec River, was the 
“Silicon Valley” of the State in the 1800s. 
 
With up to 10 dams and innumerable businesses 
harnessing the Stream’s power, the Corridor was unique.  
Today, many of the remnants of Cobbossee Stream’s 
heyday are still evident and its rich history is well 
documented.  This provides an opportunity for the City 
to feature this history of jobs, early paper manufacturing, 
and much more, in exhibits and educational displays 
along the proposed trail system.  Over time the City 
should: 
 
• Urge the Gardiner residents to become active 

researchers and promoters of a Cobbossee outdoor 
history trail – an outdoor museum on the Stream. 
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• Seek support for such a museum from the State 
museum, the Chaudière-Kennebec Corridor group, 
and from the Paper Industry Information Office. 

• Encourage local schools to incorporate aspects of the 
Corridor’s history in their curriculum’s and visit the 
trail as an outdoor, community classroom. 

• Seek grants and private donations to pay for trailside 
signs and interpretive/educational displays. 

• Make the trail an extension of downtown and Main 
Street Gardiner. 

 
5. Offer marketing, permitting, loan, financing, tax credit, 

and infrastructure assistance to cooperating landowners 
in the corridor. 
 
If the City makes a commitment to improving the Stream 
Corridor for residents and businesses alike by applying for 
grants and setting aside funds for improvements, it should 
encourage and reward quality development that generates 
tax revenue. 
 
Just as the City has laid the groundwork for success at 
Libby Hill, so should the City favor quality, good, tax-
generating development that can be Tax Increment 
Financed – especially if the TIF monies contribute to the 
betterment of the entire Corridor (see box titled: “Market 
Quality”). 
 
The City’s Economic Development office should: 
 
• Make existing and potential businesses/developers 

aware of the array of economic development tools 

available to those who choose to follow the Plan goals 
and work cooperatively with the City to upgrade or 
build new, quality, facilities. 

• In particular, promote the benefits of TIF and New 
Markets Tax Credit Programs. 

• Assist businesses with their project/development 
plans (provided they follow the Plan’s goals) with 
financing and permitting assistance. 

 
Also refer to the following list of funding sources. 

 
6. Help negotiate access agreements, easements and/or 

land trades that benefit adjoining owners 
 

In order for the corridor to function effectively and 
efficiently, traffic must be able to operate safely and 
pedestrians and cyclists must be able to move about on 
legal rights-of-way.  However, given the steep 
topography of the Corridor and the pattern of ownership, 
cooperation is essential. 
 

Note: Some legal and/or survey work may be warranted to 
establish property lines, old rights-of-way, and access 
easements on various parcels.  Tax map information is 
incomplete. 

 
The City should: 
 
• Work with MDOT to either acquire or lease the 

abandoned railroad right-of-way, from the Kennebec 
River Rail Trail to Standard Distributors, including 
floodplain ownership adjacent to the rail trestle. 
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• Negotiate with the owner of the Kennebec Brewery 
site to: 
a) cooperate on possible shared use 

of parking and open space along 
the Stream; 

b) design a common entry/exit for 
the south side of their parcel, so 
that traffic from the Paperboard 
site and their site share a safe, 
convenient access point. 

• Negotiate an agreement with Standard Distributors 
to utilize their right-of-way to access the Usdan 
property. 

• Negotiate an agreement with Consolidated Hydro to 
utilize their access road to gain better access to the 
Usdan property. 

• Acquire an easement from Central Maine Power Co. 
and an adjacent landowner to allow for the 
construction of a trail across their land, toward the 
high school. 

 
7. Explore ways to market the corridor as a “green,” 

environmentally friendly place. 
 
The Corridor’s uniqueness (its natural assets, trails, 
location, proximity to downtown, etc.) will attract 
businesses tied to the “creative” economy in Maine.  This 
uniqueness and attractiveness can be enhanced if the 
Corridor is developed in an environmentally progressive 
manner.  This is an emerging, national, trend that 
Gardiner can capitalize on by: 
 

• Highlighting the existence of hydropower within the 
Corridor. 

• Making it easy for businesses to purchase “green” 
power. 

• Urging (or requiring as a condition of funding) 
businesses to follow the national LEED (responsible 
energy-efficient building) principles. 

• Highlighting (in promotional materials) the removal 
of No. 5 dam to improve the fishery. 

• Using “brownfield” funds to clean up old, 
contaminated, sites – and thus demonstrating its 
responsibility to undo past mistakes by industry. 

 
SPECIFIC ACTIONS 
 
8. Acquire the Usdan property and advertise for a 

developer(s) to work with the City to develop offices 
and/or housing on the Usdan properties (east and west 
of the Stream) 

 
The Usdan property is under option by the City.  It comprises 
two parcels, one on each side of the Stream.  The property has 
good potential for either office and/or residential development.  
The Plan recommends offices on the east side and open space, 
trail, and residential (townhouse) development on the west 
side. 
 
Following acquisition the City is advised to: 
 
• Rezone the west side parcel (see #2 above). 
• Seek proposals or letters of interest from potential 

developers for both sites. 
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Note: 
• Commercial office space is recommended on the east side 

where there are two small areas of oil contamination that 
could be paved and used for parking to serve offices. 

• The west side offers space for open, park-like space along 
the water, with a walking/ biking trail.  The land along 
Harrison Avenue could be developed for housing; the 
acquisition of one private home should also be considered so 
as to increase the number of townhouses that could be 
built. 

• The market for “upscale” townhouses in Gardiner may be 
weak; the City has not, historically, seen higher-end 
housing development.  All-the-same, this particular site 
with water views, park space and trails, and connections to 
a trail system, holds promise. 

 
9. Negotiate an agreement with Everett J. Prescott, Inc., 

and the Gardiner Water District under which they both 
benefit (i.e. Everett J. Prescott, Inc., gains parking and 
Gardiner Water District gains additional future 
expansion space) 
 
Some years ago Everett J. Prescott, Inc., acquired three of 
the Water District’s filter areas for possible parking.  
Now, as Prescott plans to vacate most of their land and 
lease the old Prescott main office building, and as the 
Water District needs to reserve land for expected future 
uses, there is opportunity to reconfigure ownership lines 
for both parties’ benefit. 
 

It is recommended that discussions between Prescott and 
the Water District trustees take place, with the following 
goals in place: 
 
• Prescott should strive to create new parking space 

close to the main office building, to serve future 
tenants; this is difficult today because of the presence 
of the large filter structures. 

• The Trustees should strive to trade or otherwise 
acquire land along the Stream, adjacent to their 
present facility, for future use as yard space and 
future building(s); this land is presently owned by 
Prescott. 

 
The sketch plans illustrated in this Plan Report show how 
this could be accomplished on-the-ground, given willing 
partners and some “horse-trading.” 

 
Note: If the Water District can acquire more land on the 
east side of the Stream, their old yard on the west side 
could be improved as a “gateway” site and trailhead for the 
trail system.  There may be other options worth exploring; 
for example, the Water District might seek office space 
nearby if the costs of renovating the old brick pump house 
building, for offices, prove too expensive. 

 
10. Offer to help the owner of the T.W. Dick property 

develop a quality, high-profile project (or projects) to 
jump-start redevelopment 

 
The T.W. Dick property at Summer and Bridge Streets is 
a key parcel.  High quality redevelopment there can set 
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the tone for the rest of the corridor; the City should play a 
strong role in helping this happen. 
 
At the same time, it should be recognized that the site has 
a number of advantages and disadvantages.  With 
cooperation, the City can help the owner maximize the 
former and overcome or minimize the latter.  For 
example: 
 
• The property is divided by Summer Street; the City 

could, however, change the location of the right-of-
way, to the owner’s benefit. 

• Ideally the trail extension through the site should 
follow the top of the Stream bank; this could be a 
win-win situation for the owner and the City if 
worked out cooperatively; 

• The site has severe traffic constraints; getting a permit 
for high traffic generating uses will be difficult and 
access to and from the site at Bridge Street is very 
awkward; the City could help, however, by 
petitioning for a traffic light at Highland Avenue. 

• The property is eligible for tax benefits through the 
City’s TIF program, and its eligible under the New 
Markets Tax Credit program; with cooperation, the 
City can help the owner understand and participate 
in these programs. 
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PROGRAMS COMMENTS 
 
Infrastructure/Public Improvements/Trails 
• Tax Increment Financing (TIF) − Can be used by City to cover infrastructure costs (e.g., trails) or to 

help finance a private development through a tax rebate. 
• Economic Development Administration (EDA) − Could help pay for infrastructure or other public facilities that 

generate private investment. 
• Rural Development Administration (RDA) − Can provide capital grants and help with business financing. 
• Community Development Block Grant (CDBG) − The area north and west of the Stream qualifies for CDBG funds; 

the T.W. Dick site might qualify. 
• Environmental Protection Agency (EPA) 

Brownfields Programs 
− There may be EPA (Brownfield) money available for sites where 

contamination has occurred. 
• MDOT Transportation Enhancement Funds (for 

trails) 
− The City has already made application for $500,000 in MDOT 

funds, under this program. 
• DOC Trail Program − Information on this program is appended to this report. 
• MDOT Safe Routes to School − Information on this program is also appended to this report. 
• MDOT Biennial Transportation Program (BTIP) − This is the Department’s regular funding program.  The City 

should continue to ensure that its transportation needs are 
communicated to MDOT. 

• City CIP (for sidewalks) − The City should continue to fund sidewalk improvements. 
 
Project Financing Assistance 
• Gardiner Revolving Loan Fund and Guarantee − This existing program provides commercial loans of up to 

$100,000 at a fixed rate of 4%. 
• KVCOG Revolving Loan Fund − The COG manages a loan fund capitalized by the EDA, RDA, the 

CDBG program, and FAME; loans tend to be under $100,000. 
• Maine State Housing Authority (MSHA) 

− Large number of specialized loan and grant 
programs 

− The MSHA has a portfolio of finance programs for housing. 

FUNDING SOURCES & FINANCING OPTIONS 
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• Finance Authority of Maine (FAME) 

− More than 30 specialized loan and guarantee 
programs 

− FAME can guarantee private loans or provide innovative private 
loans. 

• U. S. Small Business Administration 
− Mostly guarantee programs, but some direct 

loan programs 

 

• Coastal Enterprises, Inc. 
− Large number of direct loan programs 

 

• New Markets Tax Credit Program (NMTC) − This program provides tax credits to investors which can be 
piggy-backed on other programs; only projects northwest of the 
Stream are eligible. 

 
State of Maine Business Incentive Programs 
• Business Equipment Tax Relief Program (BETR) − This program provides a rebate on taxes on personal property, for 

businesses. 
• Employment Tax Increment Financing Program 

(ETIF) 
− This is a state program that provides rebates on new hires. 

• Training Incentives − Direct funding to help train employees; funds are reserved for 
large companies. 

• Pine Tree Zone − An incentive program that rewards businesses that relocate or 
expand in the Corridor. 
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COBBOSSEE CORRIDOR MASTER PLAN 



 

37 

COBBOSSEE CORRIDOR REDEVELOPMENT PLAN 
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PROPOSED LAND USE DIAGRAM 
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REDEVELOPMENT PARCELS 
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COBBOSSEE STREAM CORRIDOR 
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II: MASTER PLAN DESCRIPTION 
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KEY 
1 – Water District 
2 – E.J. Prescott 
3 – Usdan (west) 
4 – Usdan (east) 
5 – Standard Distributors 
6 – D&H Motors 
7 – Gardiner Paperboard 
8 – Warren/ Purbeck Isle 
9 – Maine Tourism 
10 – Laundromat/Northern Micro 
11 – Uplift 
12 – T.W. Dick 
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KEY REDEVELOPMENT OPPORTUNITIES 
 
 
1)  GARDINER WATER DISTRICT/E.J. PRESCOTT 
 
Site Description &Issues 
• Water District: Historic Brick building, two new metal 

waterworks buildings, active sand filter, and limited 
parking.  Historic water raceway and equipment 

• E.J. Prescott: Prescott family historic house(now offices), 
limited parking, 3 old sand filters 

• All buildings in good condition. 
 
Redevelopment Options 
• Water District has no space to expand 
• E.J. Prescott wishes to lease space as offices but lacks 

parking 
• Opportunity to trade land, increase Water District 

ownership and/or add parking 
• Opportunity to treat Water District historic elements as 

visitor center/museum or newly refurbished Water 
District office space 

 
Next Steps 
• Investigate land trade options between E.J. Prescott and 

the Water District 
• Find new office/medical tenants for E.J. Prescott 
• Remove the old sand filters for parking 
 
 
 

 

REDEVELOPMENT SITES: DESCRIPTION & RECOMMENDATIONS 
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2)  E.J. PRESCOTT 
 
Site Description &Issues 
• Mix of building types and parking/outdoor storage 
• Old house in good condition used for administration for 

E.J. Prescott Transportation 
• Large, metal warehouse/workspace used by Prescott 

racing team in fair condition 
• Large, level, gravel (400’ x 100’) open space (was old 

Oakes recreation area) 
 
Redevelopment Options 
• E.J. Prescott Transportation will move to Libby Hill 
• Racing team will stay on site in short term 
• Long term the site has redevelopment potential for 

housing/offices (with views to water); warehouse could 
be demolished 

 
Next Steps 
• Work with owners to explore options based on market 

analysis – emphasize office development 
• Sketch out design options for housing and/or offices 
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3)  USDAN PROPERTY, WEST SIDE OF COBBOSSEE, AND 
ADJACENT PRIVATE LAND   
(Note: City has option to buy, pending resolution of 
contamination of land on the other side of the stream in 
same ownership.) 
 
Site Description & Issues 
• Site is bounded by Harrison Avenue, with good access, 

and potential park land and trail 
• No structures on site (there is a single family house, on a 

separate parcel, in the center of the area) 
 
Redevelopment Options 
• Options include retaining as open space or housing (in 

keeping with adjacent residential area) 
• Housing could be elderly and/or market rate 
• Housing would benefit from views, good solar access, 

and proximity of open space, trails, and schools 
 
Next Steps 
• Need to resolve contamination issue (on southeast side of 

Stream) 
• City should exercise option to purchase 
• Undertake market, public opinion and design studies to 

explore development feasibility 
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4)  USDAN PROPERTY, EAST SIDE OF COBBOSSEE   
(Note: City has option to buy, pending resolution of 
contamination issues with DEP.) 
 
Site Description &Issues 
• Site was the location of American Tissue that burned 
• Site is a series of terraces, the footprints of old buildings 

and service areas 
• Part of the site, below retaining wall, is floodplain 
• Access to the lower terraces is through the hydro access 

road 
• Contaminated area may need to be capped 
 
Redevelopment Options 
• Vehicular access may be a problem to lower areas unless 

access is off adjacent properties 
• Views to stream and woods make site attractive for 

housing, offices, mixed uses 
• Consider extending public trail through site 
 
Next Steps 
• Need to resolve contamination issue 
• City should exercise option to purchase 
• Undertake market and design analysis to determine 

future land uses – offices, with views to the dam and 
stream, may offer the best potential 
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5)  STANDARD DISTRIBUTORS 
 
Site Description &Issues 
• Various buildings, all joined, in good condition and 

accessed off Rt. 126 
• Loading docks serve upper and lower level warehouse 

space (±40,000 s.f.?) 
• Lower level (±20,000 s.f.?) is for lease 
• Remnants of dam #6 and railroad line (MDOT R.O.W.) 

on site 
• Evidence of old pedestrian bridge crossings at stream 
• Paperboard access road crosses site 
 
Redevelopment Options 
• Property is in good repair and existing uses are 

appropriate – no need for short/medium-term change 
• Consider public access across site 
• Consider R.O.W. at upper level to gain access to adjacent 

Usdan property 
 
Next Steps 
• Determine location of MDOT R.O.W. and review need to 

maintain R.O.W. 
• Review Paperboard R.O.W.  
• Work to assist owner to lease available commercial space 
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6)  D & H MOTORS 
 
Site Description &Issues 
• Site borders Rt. 126 with significant, valuable frontage 
• Buildings: garage service bays (on upper and lower 

levels), and sales & service (upper level); plus separate 2-
level garage (20’ x 20’) 

• All buildings old, poorly insulated, fair condition 
• Site slopes steeply on stream side 
• Views to north overlook Gardiner Paperboard 
• Auto sales and service business is marginal and owner is 

near retirement 
 
Redevelopment Options 
• Site offers good redevelopment potential with ±500 ft. of 

frontage 
• Options could include a range of uses: mixed-use, retail, 

offices, residential, and/or commercial 
 
Next Steps 
• Retain current use while examining options for future 

redevelopment 
• New uses should fit with neighborhood, have good 

access management, and fit with overall corridor themes 
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7)  GARDINER PAPERBOARD 
 
Site Description &Issues 
• Site is tucked into the valley bottom and served by two 

R.O.W.s off Rt. 126 
• Site has had a series of buildings, dams, and cut/fill 

operations on it; i.e. a rich, complex history 
• As many as 12 interconnected, mostly wooden, buildings 

cover the site; all are old 
• Buildings in poor or very poor condition include: a large 

shed, two maintenance buildings, some lean-to like sheds 
and the administrative building 

• Buildings in fair condition include: the boiler house and 
chimney, the paper machine building, and three large 
warehouses 

• The fire department is very concerned about fire/safety 
• Some building sections that should be demolished will be 

expensive to remove 
• The buildings crowd-in on the stream with zero setback, 

and possible floodplain issues 
• The #5 dam is to be removed 
 
Redevelopment Options 
• Selective removal of the worst buildings may improve 

fire/safety and could open up redevelopment 
opportunity 

• Alternatively, the entire complex could be razed – at 
considerable expense 

• Reuse options are difficult to assess but uses that can 
utilize the large open spaces may be best 

• If the complex is partially or completely demolished, the 
options expand, from recreation, to hotel, housing, 
offices, retail/commercial, etc. 

 
Next Steps 
• Short-term: ownership may change or the City may 

acquire thru back-taxes; a pedestrian crossing just south 
of the #5 dam should be explored 

• Significant public intervention may be needed to make 
this a viable development site 
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GARDINER PAPERBOARD MILL OVERALL CONDITION 

 
Buildings currently abandoned. 
 
Building #1 - Covered Storage    Poor Condition 
Building #2 - Carpenter Shop     Poor Condition 
Building #3 - Shop      Poor Condition 
Building #4 & 5 - Paper Mach.    Fair Condition 
Building #6 - Boiler       Fair Condition 
Building #7 Office      Fair Condition 
Building #8 - Storage      Fair Condition 
Building #9 Warehouse     Fair Condition 
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8)  WARREN PROPERTY/PURBECK ISLE 
 
Site Description &Issues 
• Site currently houses two active businesses (Brewery, Pet 

Food Supply) 
• Buildings in fair condition, Brewery recently renovated 
• Exterior in need of landscaping and parking 

improvements 
• Site use by private businesses currently extends onto 

MDOT land (MDOT railroad ROW abuts parcel to the 
rear) 

 
Redevelopment Options 
• Develop a site/landscape plan that incorporates both the 

commercial activities on the site and open space activities 
on the MDOT property 

• Section of building housing the Pet Food Supply 
company (which fronts on Rt. 126) could be renovated 
and redeveloped, or rebuilt (not necessarily on existing 
footprint) 

• Alternatively, most of the existing buildings could be 
razed and a new commercial/office/residential complex 
built, perhaps together with a redeveloped Paperboard 
site 

 
Next Steps 
• Develop comprehensive site plan (including MDOT 

property) 
• Development scenarios should be sketched out for a 

renovated or new building at the front of the property 
(current Pet Food Supply operations) 
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9)  MAINE TOURISM 
 
Site Description & Issues 
• Site is adjacent to both residential and commercial uses, 

located on a dead-end street 
• Existing warehouse building (actively used) in fair 

condition, with an unimproved parking/loading area in 
front; adjacent to underutilized church parking lot 

• A flat area on the upper portion of the property is 
separated by steep slopes, but accessible by Harden Road 
(dead-end road in need of improvement) 

• Potential drainage issues? 
 
Redevelopment Options 
• Site lends itself to redevelopment for residential use (or 

commercial), with the opportunity to take advantage of 
the neighboring underutilized parking 

• Upper portion of the property could be developed for 
housing 

• Opportunity to include other adjacent lots for a larger 
development site 

 
Next Steps 
• Explore options for relocating Maine Tourism 

warehousing 
• Work with church to assess potential for shared parking 
• Market site for residential or commercial use 
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10)  LAUNDROMAT/FORMER NORTHERN MICRO 
 
Site Description & Issues 
• Existing building is ~80% vacant, currently housing a 

laundromat (previous use of building was Northern 
Micro computer sales & service) 

• Building and parking in good condition, with recent 
improvements made to building and site (drainage 
improvements made along Summer Street)  

• Site accessed via Winter Street; ample unimproved 
parking space behind building 

 
Redevelopment Options 
• Existing building should be maintained as a commercial 

use 
• City should help market vacant space 
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11)  UPLIFT 
 
Site Description & Issues 
• Existing building actively used by Uplift social services, 

is in good to fair condition 
• Site neighbors residential and industrial (T.W. Dick) uses 
• Parking limited (poorly laid out) 
 
Redevelopment Options 
• Site has potential to be redeveloped in conjunction with 

adjacent T.W. Dick property, if current use were to be 
relocated 

 
Next Steps 
• Explore potential and options for relocating Uplift and 

reusing existing building/site 
• Explore development scenarios that combine the Uplift 

and T.W. Dick sites 
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12)  T.W. DICK 
 
Site Description & Issues 
• Site includes T.W. Dick parcels and other privately-

owned parcels at the end of Summer Street (8 lots); 
neighboring uses include housing and commercial; if 
redeveloped site should not house an industrial use 

• Steep slopes between development on Summer Street 
and Highland Ave. pose a serious threat to new 
development (one of the T.W. Dick buildings is already 
being pushed in by eroding slopes) 

• The trail extension from the KRRT up Cobbossee crosses 
this site (within the Summer Street ROW), future 
development and design scenarios must accommodate 
trail access 

• The Summer Street/Bridge Street intersection is very 
problematic from a traffic management standpoint, and 
will dictate what use the site can accommodate 

• Buildings in T.W. Dick ownership generally in marginal 
condition; site has lack of parking at the Bridge Street end 

• The historic brick house (once T.W. Dick offices) should 
be maintained, if possible, and could be converted to 
commercial use 

• Undeveloped properties (both T.W. Dick and other) 
could easily be developed for housing or commercial use 

 

Redevelopment Options 
• Multiple parcels should be combined for either housing 

or commercial redevelopment; use must not generate 
high amounts of vehicle trips (retail, for example, would 
generate too much traffic at the Summer Street/Bridge 
Street intersection) 

• The T.W. Dick lot along the Stream could be combined 
with the adjacent Uplift lot for redevelopment (assuming 
Uplift relocated) 

• Consider closing or moving Summer Street, if it could 
enhance the site development options and serve the best 
interests of the City 

 
Next Steps 
• Continue to work with T.W. Dick on relocation options 

for its operations 
• Develop designs for the trail connection between the 

KRRT and upper Cobbossee 
• Work with property owners to develop feasible options 

for commercial or residential development – which could 
include an office complex, hotel/conference center, or a 
mixed residential/office development.
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OTHER REDEVELOPMENT 
OPPORTUNITIES 

 
13)  STATE OFFICES/BROOKS 
 
Site Description & Issues 
• Building houses Brooks and State Department 

of Public Safety offices; state offices will be 
moving out 

• Building in good condition, with ample 
parking, stream-side amenities, Main Street 
streetscape extended to Winter Street 

 
Redevelopment Options 
• Given good site and building conditions, the 

building will likely need little improvements 
to accommodate new commercial use once state offices 
are relocated 

 
 
14)  GATEWAY MIXED-USE AREA 
 
Site Description & Issues 
• Site includes a mix of commercial and residential uses 

and vacant/parking lot; neighbored by downtown to the 
north and steep slopes and Cobbossee Stream to the 
south 

• Existing residential buildings in marginal condition; 
commercial building in fair condition, houses 2-3 small 
businesses with apartment(s) overhead; vacant lot and 
unimproved parking lot offer a  development 
opportunity 

• Access management problems at the Winter 
Street/Water Street intersection (commercial property) 

 
Redevelopment Options 
• Commercial building could be redeveloped, or could be 

removed and site used as a trail-head/information area 
for the Cobbossee Corridor 

• Vacant lot and surrounding residential lots should be 
considered for redevelopment, either commercial 
(extension of downtown business area) or residential 

 
Next Steps 
• Work with property owners to develop options for 

commercial or residential (or mixed) redevelopment 
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15)  WINTER STREET RESIDENTIAL 
 
Site Description & Issues 
• Multi-family housing, fair to good condition 
• Parking limitations? 
 
Redevelopment Options 
• Make improvements to existing housing and expand 
 
Next Steps 
• Work with property owners to make improvements that 

can be incorporated with corridor plans 
 
 
16)  HAZZARD PROPERTY 
 
Site Description & Issues 
• Undeveloped property and single-home residential 

property, surrounded by residential uses; property once 
part of Hazzard Estate (has historic carriage roads, 
bridges) 

• Site has steep slopes and limited development potential 
 
Redevelopment Options 
• Possible limited residential development (with open 

space) 
• Possible open space/recreational use 
 
Next Steps 
• Work with property owners to develop open space 

and/or residential development scenarios 
 

17)  UPPER HARDEN STREET (PRIVATE RESIDENTIAL 
PROPERTY) 
 
Site Description & Issues 
• Large, steeply-sloped site with a single residence (new), 

accessed via Harrison Ave. (Townsend Place) 
 
Redevelopment Options 
• Possible open space/recreation use (through easements 

or acquisition) 
 
Next Steps 
• Work with property owner to discuss possible trail/open 

space easements 
 
 
18)  RESIDENTIAL PROPERTIES & CMP SUBSTATION OFF 
HARRISON AVE. 
 
Site Description & Issues 
• Overall the site has mixed topography; a steep gully runs 

down the center and a nice viewing ridge lies below the 
substation 

• The residential (built-up) sections on Harrison Ave. are 
relatively flat; below, steep slopes are wooded 

• The houses are in reasonable condition; one, on the north, 
is in poor condition 

• The High School grounds lie across the road and 
potential recreational areas lie below 
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Redevelopment Options 
• The City should investigate acquiring the northern-most 

house and a portion of the larger residential property 
next door 

• The City should negotiate trail easements (and parking) 
with CMP on the substation parcel 

 
Next Steps 
• Initiate contacts with neighbors/property owners 
• Look to expand recreation opportunities 
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III: PLAN REPORTS 
 
 
 
• Economic Development Analysis – Gore Flynn, Enterprise Resources Corporation 
• Housing Opportunities – Frank O’Hara, Planning Decisions, Inc. 
• Utilities Analysis – Jon Edgerton, Wright-Pierce 
• Traffic Analysis – Diane Morabito, Casey & Godfrey Engineers 
• Route 126/9 MDOT Improvements – Kent Associates 
• Cobbossee Trails: MDOT Enhancement Funds Application Materials 
• Council Resolution for Route 126 sidewalk/bikeway 
• No.5 Dam Removal (Gardiner Paperboard) – Matt Bernier, Kleinschmidt Associates 
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Economic Developmental Potential of the Cobbossee Corridor 
 
 
Purpose of this Economic Analysis 
 
Gore Flynn of Enterprise Resources Corporation (hereinafter sometimes referred to as “Consultant”) was added to the study team 
retained by the Cobbossee Corridor Master Plan Committee to provide an analysis of the economic development potential of the 
corridor as part of the overall master plan. This entailed providing an overview of the trends in the region’s economy that would 
impact development in the corridor, assisting the team in evaluating the redevelopment potential of the overall corridor and each 
major site in the corridor and advising on potential sources of funding for both public improvements and private development. 
The Consultant was also asked to help ensure that the multi-use corridor development strategy does not unduly impinge on the 
economic revitalization potential of appropriate commercial/industrial sites within the corridor and that the plan maximizes the 
development potential of the appropriate parcels within the framework of the overall corridor plan. Lastly, the Consultant was 
asked to help meld the long term development potential of the corridor lands with respect to the City’s overall economic and 
community development efforts. This analysis was to be performed at the reconnaissance level only based on readily available 
information and was not to involve any detailed studies or surveys. 
 
 
Confirmation of the City’s Approach to Corridor Redevelopment   
 
Gardiner’s approach to the Cobbossee Corridor project is a very important step in the redevelopment process because it 
demonstrates the city’s commitment to help make redevelopment happen and it provides property owners and prospective 
purchasers important information about how the subject property fits into the city’s comprehensive plan. Business and real estate 
development is all about managing risk and political risk in real estate development ranks right up there in importance with 
financial risk and market risk.  
 
By developing a community vision for a redevelopment area, the government helps minimize the political risk in new projects.  
Although a private land owner’s vision may deviate somewhat or even substantially from the consensus public vision developed 
through the planning process, the private land owner proceeds with full knowledge of the likely political risk in the project. This 
in itself is empowering because the developer understands the task and can evaluate the risk from a point of knowledge rather 
than darkness.  

ECONOMIC DEVELOPMENT ANALYSIS 
Prepared by Gore Flynn, Enterprise Resources Corporation 



 

62 

 
It is valuable to reiterate some important recommendations in the Libby Hill Business Park study because these apply to all 
economic development efforts: 
 
• “Take the mystery out of developing a project”,    
• “Provide everything a developer or owner needs to make a relocation or development decision”, 
• “Develop maximum permitting and development cost estimates”, and  
• “Provide the entire range of public services at low or no cost”. 
 
 
Overview of Trends Affecting the Cobbossee Corridor Economy 
 
Following is a brief summary of some of the important economic trends that may impact the Cobbossee Corridor redevelopment: 
 
• There has been a continuing loss of manufacturing and other relatively high paying jobs in the Augusta and Waterville Labor 

Market Areas over the past 2 1/4 years. The Kennebec Value Council of Governments (KVCOG) keeps track of major closings 
and layoffs throughout the region and reports that there have been 44 job elimination events since January 1, 2002 that have 
resulted in a loss of a total of 2,763 jobs.  The Maine Department of Labor employment reports for this same period show a 
reduction in jobs of 1,920 based on a drop of total employment from 68,420 jobs in the two labor market areas in December 
2001 to 66,500 jobs in March, 2004. Netting the data indicates that only 843 of the persons losing their jobs in the events 
catalogued by KVCOG have found replacement jobs (2,763-1,920 = 843).  Using a conservative estimate of $25,000 per job,  
means that there has been a $48.0 million reduction in purchasing power from these job losses alone. That is a lot of pizza. 

 
• There has been a continuation of the general trend of larger national retailers, hospitality businesses and office developments 

to locate along arterials such as Western Avenue in Augusta or Maine Street in Waterville and in highway-oriented mall 
complexes such as the Augusta Marketplace and the Civic Center Business Park. This forces central business districts to 
transition to small offices and niche retailers, local restaurants and miscellaneous small business.   

 
• The City of Gardiner Housing Assessment in 2002 reported that population in Gardiner declined more than 8% during the 

period 1990-2000 from 6,746-6,198 while the number of households remained static at 2,510 in 2000. Population in Augusta 
and Waterville also declined an average of 11%. Small neighboring towns grew by about 6% due to the continuing move to 
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the country, but the region as a whole shrunk slightly. Much of the rural household growth was due to increases in mobile 
homes. The report projected that Gardiner would continue to lose population through 2010 by about 4%, but then start to 
grow again. Despite these recent declines KVCOG projects an annual population increase of about 3% per year in the region, 
including the rural areas around the urban areas, through 2010. This slow regional growth constrains business growth that 
relies on increases in local demand. 

 
• The major office and retail changes in the region have been driven by the commercial and industrial development near the 

Belgrade interchange in Augusta. Until the Libby Hill Business Park was constructed, the Belgrade interchange had nearly all 
of the region’s development to itself for offices, industries, big box and chain retail and hospitality businesses. 

 
• The Augusta LMA with a labor force of 46,500 is the state’s fourth largest labor market area behind Portland (141,800), 

Lewiston/Auburn (55,500) and Bangor (55,200). The February, 2004 unemployment rate was 6.2% which is nearly the state’s 
average of 5.9%. 

 
• The single greatest near-term issue confronting the development of new offices in the Cobbossee Corridor is the availability of 

the former Digital/Samina/SCI building in Augusta with its 310,000 square feet of modern space. With an acquisition cost of 
approximately $13 per square foot (discounting the cost allocation to 85 acres of land in the deal to $0) provides a powerful 
competitor to any new office development for which development costs for new space are likely to be in the range of $75-$125 
per square foot.  The SCI building has scooped up several office relocations and new office developments including 
telemarketing companies (which can disappear overnight) and is reportedly about half filled at this point. The SCI building is 
reportedly the new location of the Department of Safety offices that are relocating from the Cobbossee Corridor.  The 
availability of this space makes it nearly impossible to develop new single-tenant or multi-tenant office space for market rental 
except for owner-occupied office space which is driven by a different market dynamic than rental office space.  The playing 
field will not be leveled again until the SCI building is full. 

 
• The extraordinary success of the Libby Hill Business Park has significantly raised the profile of Gardiner as a well-located 

community with respect to the southern and western Maine market centers because of its good connections to both major 
interstate highways, its of connection to Portland and Brunswick for commuters and its pro-active community supportive of 
quality development.  
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Summary Overview of the Area’s Recent Economic Development Activity 
 
Following is a brief overview of the major public economic development efforts in the region. Because the details of these are 
widely known, they are only catalogued here: 
 
• There is a large amount of traditional, fully-services industrial/office park land available through region: 

• Libby Hill Business Park 
• First Park in Oakland at the high end 
• Teague Biotechnology in Fairfield for targeted development 
• Augusta Business Park 
• SCI Business Park/Technology Development Park (Harper Development/Mattson) 
• Waterville Airport Industrial Park 
• Civic Center Office Park 
• Miscellaneous parks and development sites throughout the region 

 
• Libby Hill Park has been wildly successful in terms of traditional industrial park take down rates 

• First phase has been nearly sold out in about three years 
• Second phase initiated 
• Found a significant niche 

• Located adjacent to I-95 and the Maine Turnpike which provides terrific access to interior, coastal and southern 
Maine - a distributor’s dream location (i.e. Associated Grocers, Pine State) 

• Closest Central Maine point to Greater Portland 
• Relatively cheap land costs relative to Southern Maine 
• What is odd is why it took so long to “discover” 

• Public intervention necessary 
• Lead private company (Associated Grocers) paved the way  

 
• Similar forces that have made Libby Hill Park successful as a distribution center can apply to other commercial sectors in 

Gardiner such as office, light manufacturing/assembly, research and development, business/professional services, etc.. 
• Proximity to Greater Portland for access to markets, supplies or services 
• Proximity to Greater Portland for commuter employees 
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• Proximity to Augusta with its large, growing number of “affiliate” businesses to government including a wide range of 
for-profit and not-for-profit organizations that relate to state government either as suppliers, advisors, customers or 
advocates 

 
• Major Downtown/Waterfront Redevelopment projects in Augusta and Waterville are creating both opportunities and 

competition 
• Augusta - Capital Riverfront Improvement District 
• Waterville - Head of Falls Redevelopment and Hathaway Shirt Redevelopment 
• Gardiner - Gardiner Main Street and Waterfront Redevelopment  

 
  
Assessment of the Impact of these Trends on the Cobbossee Corridor   
 
The Gardiner downtown and Cobbossee Corridor projects directly complement each other and provide a critical mass of 
redevelopment activity and public focus that mutually reinforces each project component.  This is a situation where the whole is 
much greater than the sum of the parts.  The Cobbossee Corridor offers a different type of real estate development opportunity 
than either the downtown or the waterfront areas provide.  Many of the Cobbossee Corridor sites provide a sizeable piece of 
undeveloped or underdeveloped real estate that can support major new development projects near the downtown/waterfront 
area, and in many cases within walking distance, but without impacting traffic in the downtown or putting additional demands 
on downtown parking infrastructure. The availability of the downtown/waterfront provides shopping and leisure activities 
within walking distance of much of the Cobbossee Corridor. None of the downtown areas or the Cobbossee Corridor competes 
directly with the Libby Hill Business Park or the August/SCI office parks because these parks have targeted large footprint 
developments that require large acreage to support. 
 
The Capital Riverfront Improvement District project in Augusta competes with the entire Gardiner Main Street/Cobbossee 
Corridor project principally for small office redevelopment projects and secondarily for retail/hospitality projects; however each 
is its own market and they target slightly different market segments.  Augusta targets the large inflow of commuting workers 
whereas Gardiner is more focused on the local market and secondarily on the commuter market.  Where they compete somewhat 
vigorously is for large restaurant and multi-tenant office redevelopment projects where they vie for the attention from major 
developers to invest in the rehabilitation of older buildings or the infill development of new buildings.  Both downtowns are on 
the radar of Southern Maine development interests depending on the focus of individual projects. If the Cobbossee Corridor 
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project is successful at generating new development that brings new residential tenants or concentrations of employees into the 
downtown area, the entire Gardiner downtown area will help create its own critical mass of community activity. 
 
The Waterville riverfront projects do not present much competition to either Gardiner or Augusta downtowns because the focus 
in Waterville is on large projects involving large lots of vacant land in the old urban renewal area.  The competition is mostly with 
the office parks in Augusta and particularly with the SCI Office Park. 
 
 
Current Macro Economic Trends -The New “Creatives” and Their Impact on Gardiner Development 
 
Two of the hottest trends in business and economic development nationwide involve two so-called creative sectors of the 
population.  These new concepts are driving significant private investment in new products and significant public investment in 
economic development initiatives. Each of these are summarize as follows with an assessment of their importance for Gardiner 
and the Cobbossee Corridor. 
 
Cultural Creatives - A pathfinding book in 2000 by Paul Ray and Sherry Anderson, titled The Cultural Creatives: How 50 Million 
People Are Changing the World, identified a market segment of the US economy that represents 50 million people or about 20% of 
the current population and called this segment the “cultural creatives”market.  This rapidly growing segment of the population 
includes people for whom values of personal responsibility, environmental protection, appropriate scale, sustainable 
development, community involvement, and values-oriented consumption matter - and matter a lot. In essence, the cultural 
creatives implement their value system through their purchases.  They are not low-price shoppers, low-price renters or ROI-only 
investors. They are the people who construct so-called “green” buildings, buy locally-grown produce, shop at Wild Oats or Whole 
Foods Markets, the fastest growing grocery chains in the country, invest in socially-responsible businesses and drive hybrid cars. 
 
Creative Economy - Another pathfinding book, this one published in 2002 by Richard Florida titled The Rise of the Creative Class, 
identified a totally different aspect of the economy in which the economy of the future is being driven by creative people who 
generate new businesses, organizations and industries by building on humankind’s creative capabilities in the visual and hearing 
arts, physical design and high intellectual property content businesses. This was the topic of a two-day statewide Governor’s 
conference in May, 2004 at which Richard Florida was the keynote speaker. The creative economy includes a wide variety of 
traditional Maine craft businesses from furniture and boat building to an even wider range of new-age creative businesses like 
software development, web-business design and even research and development.  Maine, of course, has had a long tradition of 
creative businesses, but no one ever thought to call them that. 
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Although these two concepts share the word “creative”, they are not much related except that some people are members of both 
groups.  Fortunately for Gardiner, both of these concepts have very positive implications for the future redevelopment of the 
downtown, waterfront and Cobbossee Stream corridor because these redevelopment projects are the type of activities that 
generate enthusiasm among members of both groups as both consumers and investors.  The cultural creatives and creative class 
prefer to work and/or live in small scale developments or redevelopments with a strong sense of history, community and 
environmental amenity.  It has become a large enough market to begin driving significant investment in businesses and real 
estate. 
 
 
General Observations About Economic Development Along the Cobbossee Corridor 
 
Following are some general observations about future development in the corridor: 
 
• The corridor is highly unlikely to attract production-type manufacturers, its traditional manufacturing base, due to site 

constraints. The properties are too small, too narrow, and too close to the flood plain for a modern manufacturing plant.   
 
• However, there is still the potential for the corridor to serve as a site for boutique, small-scale manufacturers of niche 

products, most of which are creative economy businesses: 
• Craft and design-based products 
• Food products 
• Information technology products  
• Intellectual property products and software 
 

• The greatest long-term potential is for commercial redevelopment of select sites along the corridor for offices 
• Single-tenant, primary offices for headquarters of small organizations (i.e. a small scale version of the Civic Center 

Office Park for tenants such smaller counterparts of similar organizations as the Maine Municipal Association, Finance 
Authority of Maine and the Maine Teachers Association) 

• Multi-tenant office buildings, but likely anchored by a smaller lead tenant similar to those above 
 
• Another potential use related to general offices includes business, personal and professional service businesses 
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• Small distribution businesses like Standard Distributors and Purbeck Isle 
 
• Small R & D facilities like those being spawned to work with Maine Technology Institute and federal Small Business 

Innovation Research grants 
 
Most such developments would be restricted to a small scale due to the physical constraints of the corridor.  All such facilities 
would require on-site parking and adequate pedestrian and vehicular circulation to provide safe and easy access.  All would need 
to be designed around the public trail system, flood plain and other environmental amenities associated with the corridor. 
 
Development Attributes - Critical Insight’s market study of the Libby Hill park (based on a survey of 226 central Maine businesses) 
summarized the attributes of the region:  
 
• “... high workforce skills,  
• good transportation access,  
• small city quality of life,  
• available high quality business park land,  
• growing local and state economy, and  
• the influence of state government.”   
 
The negative attributes included: 
 
• “...tight labor force supply,  
• lower educational attainment of the region’s labor force,  
• location beyond the Portland market influence, 
• lower job generation and private investment trends,  
• and higher business costs.” 
 
The Consultant agrees with all of these except the negative attribute regarding distance from the Portland market.  Although the 
distance is such that Gardiner is clearly beyond the Portland/Brunswick area in terms of real estate pricing and the 
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service/market area for most retail and local service businesses, it is not beyond the Portland/Brunswick area for commuting 
employees for businesses and organizations dealing with state government. 
 
Development Rates - The firm Development Consulting Services completed a study in 1999 for the City of Augusta regarding the 
feasibility of developing a Technology Development Park at the site if the former Digital Equipment plant (prescient thinking 
since in 2003 Microdyne abandoned the plant which is now being marketed by Harper Development as multi-tenant office space).  
Development Consulting Services tracked the development of lots in four regional industrial/office parks between 1975-1999 and 
found an average of about 8 sites over each five year period or about 1.6 development projects per year were developed.  The 
development had been fairly evenly spaced over the 25 year period except for the recession in the period 1981-85. An assessment 
of current development rates was beyond the scope of this study, but it is suspected that the current rate for the 
Augusta/Gardiner area exceeds 1.6 major development projects per year. 
 
Gardiner has very little quality office space. Most of it is reported to be class C space or lower. There is really not any space that 
could be considered Class A or B space.  Most likely, any new development in the corridor would have to be Class A or B space 
because of the development costs.  It is likely that the corridor will see fairly small office developments of up to 10,000 square feet 
per building and even that would be large except for a couple of sites.  Larger developments will likely go to office parks in the 
region or to the SCI building. 
 
 
Traffic Aspects 
 
Another part of the study will present more detailed analysis of the impacts of  traffic on the corridor, but there are three issues 
that bear particular importance to the economic development potential of corridor: 
 
(1) Access to I-95 and the Maine Turnpike from the corridor is very good. Although there is a school zone that demands 

slower speeds and careful attention, it is a straight shot out Route 9 to the highways over pretty good roads. This provides 
good access to either the Lewiston/Auburn area or the Portland/Brunswick area over controlled-access highways. 

 
(2) Traffic at the intersection of Route 201 and Summer Street is a serious problem.  It is very difficult to enter Bridge Street 

from Summer Street during the day.  Site distances are not great and there can be conflicts with Highland Street which lies 
at the northerly end of the T. W. Dick building.  Complicating matters is the fact that the intersection is a truck route 
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(unofficially).  This designation is designed to steer trucks away from the Bridge/Water Street intersection which has a 
tight cornering radius and many conflicts of its own.  

 
(3) Most of the rest of the corridor along Water Street has good site distances which allows for curb cuts to be located where 

they could best serve the parcel.  There may be slight concerns with site distances near the end of the corridor near the 
front of the Water District and Prescott property where traffic enters from several directions. 

 
 
Housing Opportunities 
 
The Cobbossee Corridor plan includes recommendations for developing several types of housing along the corridor.  This 
recommendation is based on a response to housing studies of the area that have described current and potential needs for various 
types of housing, but also in recognition of two compelling attributes of the Corridor: (1) the availability of an extraordinary 
natural amenity of the stream, its banks, and historical artifacts and (2) the co-dependent relationship between the downtown and 
waterfront areas for bringing more permanent residents into the area to provide more of a 24/7 activity base. 
 
A relatively recent housing study in Augusta (“Market Demand Survey - Residential and Retail Shopping Facilities”, Capital 
District Housing Study - 2001, prepared by Development Strategies, Inc., St. Louis, MO.) provides some interesting observations 
about attitudes toward living in the historic downtown neighborhoods in Augusta.  Although the study focused on Augusta, it is 
likely that similar attitudes regarding housing attributes (although not unit demand levels) would prevail in Gardiner since the 
demographics are quite similar.  The conclusions were drawn from a survey of over 300 households. 
 
The Augusta study projected a demand for 60-90 units of new housing per year in the Capital District which is much greater than 
would likely be projected for Gardiner.  The preferences of the potential buyers, however, provide lessons.  Off street parking for 
residents and business was cited as the most important amenity aspect for future development.  This is not unique to Augusta as 
off-street parking is universally acknowledged as a necessity for new development of any type.  After off-street parking the 
second most important attribute was “landscaping and greenery”.  This was closely followed by “access to grocery stores, 
shopping, restaurants, entertainment, and cultural activities”.  The Cobbossee Corridor has the potential to meet all three of the 
most important attributes for urban living. 
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This same study also analyzed the types of commercial development that residents preferred to see in their urban neighborhoods. 
The top demand was for “... specialty, niche, locally-owned retail stores and dining-related businesses that provide unique 
products and services...”.  These are the types of businesses that are provided in the Gardiner downtown. 
 
The City of Gardiner Housing Assessment was completed in late 2002.  This followed an earlier analysis of housing and 
regulatory statistics to assess the quality and quantity of housing stock and the regulatory climate to determine impediments to 
housing development.  The data study indicated that there were several significant aspects to the Gardiner housing market that 
affect the Cobbossee Corridor plan for housing: 
 
• More than 50% of the new single family development in the prior decade had consisted of mobile homes in the rural areas, 
 
• Over one-half of all of the multi-family housing stock in the community (34% of the total stock is apartments) consisted of 

small buildings of five or fewer units. Many of these were originally large single-family houses and the owner frequently 
occupied in one of the units.  Another 25% contained from 5-9 units.  This all indicates a lack of investor-owned multi-family 
rental complexes. 

 
• “There has not been any multi-family construction in the past several real estate market cycles.”  Partly as a consequence, 

rental costs are quite low in Gardiner with only 15% of the total renters paying more than 25% of their income on rent. 
 
• “There are not many retirees in the community suggesting that many residents move away upon reaching retirement age.” 
 
• “The rental housing market in Gardiner is exclusively low and moderate income with virtually no upscale rental units.” 
 
The full housing assessment report released on November 5, 2002 indicated a need for various types of housing in Gardiner. This 
report was global in nature and did not distinguish between various ways of meeting described housing needs. For example, it 
pointed out a need for single-family housing, but did not address whether this required detached housing on rural lots or could 
be met by attached two and four unit town houses or condominiums. Such distinctions might require special housing surveys, but 
it is likely based on trends in southern Maine that some single-family housing demand could be met with attached housing units.  
The report concluded that there was a need (but not necessarily a demand) for the following types of housing in Gardiner: 
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• Single family housing, 
• New types of housing for variety of choices 
• Multi-family housing for moderate to upper income families, including retirees, 
• Assisted living units for moderate income seniors (acute shortage), 
• More market-rate rental units, and 
• Subsidized housing for low-income residents. 
 
The housing assessment provide a good overview of the population and housing demographics of the community, but did not 
include sufficient direct demand data for a developer to use to make an immediate investment.  However, sufficient opportunities 
were identified to provide encouragement to housing developers to explore the Gardiner market.  To a certain extent in the 
housing industry, demand follows supply for the right types of housing.  It would seem that given the amenity value of the 
corridor, proximity to the downtown and accessibility to transportation corridors that there would likely be sufficient demand to 
warrant the modest  amount of housing of various types that has been recommended for consideration in the corridor.  
 
To help pursue housing development opportunities Gardiner has hired a new community development staff person working n 
housing.  There are anecdotal reports that housing developers have been scouting around for housing development opportunities.  
Much of this activity has focused on Brunswick Avenue, but some of that could be re-focused on the Cobbossee Corridor. The 
Consultant has not analyzed the zoning ordinance for any changes that may be needed to accommodate the types of housing that 
has been proposed for consideration in the corridor.  For example, higher densities may be needed in order to concentrate housing 
in the most desirable areas and to preserve as much open space along the banks, historic sites and trail corridors. 
 
 
Impact of State Government 
 
It is likely that the business of state government will have an impact on Gardiner long into the future.  Although the state is 
currently facing a fiscal problem, (and it could get significantly worse if either or both of the school funding formula change or the 
tax cap referendum passes), no matter what happens, state government is not going to go away.  Because of the high, total life 
cycle cost of state employees, it is possible that many state functions will be privatized over time as more and more services are 
contracted out to private companies. Increased privatization will likely create a demand for additional office space in the 
Augusta-Gardiner area and result in the following impacts: 
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• Some of this privatization will create a demand for large complexes that would be more suitable for the Augusta Business 
Park or Libby Hill Park which can support large buildings and associated parking requirements. 

 
• But, privatization will also likely result in demand for smaller office complexes than has been historically required to support 

entire state departments and divisions. 
 
• The seat of state government will continue to spawn the development of real estate to support businesses that supply 

government with services or advocate with government on a wide variety of public policy issues. These include trade and 
professional associations, not-for-profit advocacy organizations and related service groups that have a need to interact with 
state government. 

 
The presence of state government nearby presents Gardiner with a measure of stability that other areas outside of Southern Maine 
do not enjoy. 
 
 
Values of the Corridor for Economic Development 
 
The corridor has significant amenity value for certain commercial and most residential uses.  The amenity value is provided by 
the stream itself, the significant amount of proposed open space, the proposed trail, the sense of history provided by the dams and 
old mill sites combined with its proximity to the downtown.  Commercial uses that tend to capitalize on such amenity values 
include office buildings, hospitality businesses such as restaurants, inns and pubs, and a wide range of personal services 
businesses including recreational facilities, medical services, etc. 
 
Warehousing type facilities, which currently dominate the middle and upper corridor, are an excellent interim use until the 
market can evolve to the point where the higher and better uses from an economic standpoint can emerge.  Warehouse and 
distribution uses therefore serve as a sort of land bank.  The warehouse and distribution uses support fewer jobs than many other 
uses and require less intensive property development that does not generate as much taxable value to the community.  They can, 
however, generate sufficient economic returns to the owners with respect to the current economic value to enable the facilities to 
be maintained in good condition.  The Standard Distributors property is an excellent example of a property being maintained in 
excellent functional condition while respecting its location adjacent to an valuable natural area.  The Purbeck Isle property is 
another example although the building is not in as good a condition.  Both properties are of sufficient size and cross-section 
(physiography) to ultimately attract higher value uses. 
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Most of the developed sites other than the Prescott office property, commercial properties around the Winter Street Bridge and 
the Water Street properties between the  stream near Bridge Street are considerably underutilized with respect to their ultimate 
highest and best use as part of a corridor redevelopment project. 
 
The amenity value of the stream valley presents a different type of amenity than is available elsewhere in the central Maine 
region.  Although Gardiner, Hallowell, Augusta and Waterville have attractive river frontages that are being incorporated into 
redevelopment plans reasonably effectively, none has the character of the Cobbossee Stream watershed with its close views, 
variable banks, and oasis-like qualities so close to the downtown.  The Cobbossee is unique in this regard.  Although there are 
several Maine cities with downtowns near the confluences of small rivers and streams with larger rivers, none have quite the 
same setting.  The only one that comes close in mid Maine is the Kenduskeag Stream in Bangor, which actually has a similar 
history as the Cobbossee in terms of mill development. There are other urban streams in central Maine including the 
Messalonskee Stream in Waterville, Bond Brook in Augusta and the Little Androscoggin River in Auburn but none present the 
same urban development opportunities as does the Cobbossee Stream. 
 
The upper reaches of the stream are most suitable for residential or office type development. Gardiner should discourage retail in 
all parts of corridor except the properties from the sharp bend in the stream after the trestle down to the river.  Retail should be 
concentrated close to the downtown and common parking as possible.  The corridor is too narrow with frequent steep slopes for 
wasting land on on-site parking for retail stores.   
 
Developers should be encouraged to turn future developments toward the stream.  It is interesting that nearly all of the existing 
development has closed off visual, and in some cases, physical access to the stream. Usually, the parking is put “out back” on the 
stream bank. With premium prices accruing to any type of waterfront property or view property, this is somewhat odd, but also 
likely to change as more sophisticated developers discover the corridor  
 
 
Time Frame for Corridor Development 
 
The redevelopment of the Cobbossee Corridor is a long term project.  It is important that the community give the private market 
time to discover and begin to work with the vision.  The Consultant estimates that full redevelopment of the private parcels in the 
corridor could take up to twenty years or more. 
 



 

75 

The City should filter development opportunities for conformity to the long range plan and be discriminating in the development 
it encourages. The City should use its ability to provide deep incentives to stimulate a higher quality of development. Although 
Gardiner cannot control private market forces that lead to underutilization of property, the City can refuse to reward low value 
utilization and use its public purpose incentive programs to achieve public value.  The City should not settle for weak strip-type 
development that does not have long-range staying power. 
 
Until higher value uses come along, several of the developed parcels can serve highly productive “incubator” purposes by 
providing lower-cost space to developing companies. For example, the pet food distributor has grown to the point it may need 
larger space which will result in improved utilization of another site and freeing up the existing building to incubate another 
business until a high-value redevelopment opportunity is identified by the owners. 
 
Gardiner should be diligent about holding out for quality larger scale developments if the city is to participate in the projects.  It 
would be a shame to waste the corridor on a series of small, low-value projects that simply take advantage of a quick turnaround.  
Although the City cannot stop the open market from doing this, it can control the quality of the development it participates in and 
especially when the City is the land owner. 
 
City of Gardiner is just starting to see the redevelopment of upper stories of downtown buildings for offices and residences.  
There are many residences there now, but they have not generally been modernized.  The City is involved currently in working 
with an owner to redevelop the upper floors of a downtown building for offices and art studio space.  To a limited extent, the 
redevelopment of upper floors as offices may compete a bit with potential office development in the corridor, but this is not a 
serious concern because they each tend to serve different clients.  The downtown will likely be most competitive with the 
development of multi-tenant offices in the corridor.  Residential redevelopment in the upper floors will also not compete with any 
residential development in the corridor as downtown rehabs will likely focus on young single processionals whereas corridor 
development will likely focus on elderly, families or special populations.  There will nonetheless be a minor amount of 
competition for certain tenants. 
 
The city can attempt to jump start interest in the corridor by putting together a development opportunity for the large piece of 
city-optioned land at the west end of the corridor near the New Mills dam.  The city could issue an RFP for a housing 
development on the north side of the stream near Harrison Avenue and use the RFP to set high development standards for he 
corridor. The city could put together a range of incentive programs to entice a developer to build a showcase project.  This will 
help set the tone for the future development of the area and show the city’s commitment to using its incentive powers 
productively to obtain a high-value development. 
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The city could do a similar thing with the T. W. Dick site at the opposite end of the corridor; however, this would require coming 
to terms with the current owners to ensure that there was a commitment and ability to respond to development opportunities as 
will be described later in the assessment of each major parcel.  Municipalities are becoming increasingly involved in initiating 
critical projects by gaining control of a site through purchase or options and then marketing the project to developers.  Portland 
recently marketed several development sites with considerable success. Auburn did the same thing in its downtown with the new 
Hilton Garden Hotel and a new office building.  Bangor is currently marketing its waterfront redevelopment plan to hoteliers and 
related hospitality industries and recently lured a new restaurant to be developed with the owners of Shipyard Brewing. 
 
 
Corridor Development Parcel Analysis 
 
The study team has spent considerable time and effort undertaking a parcel by parcel analysis of the principal properties in the 
corridor to assess the limitations and opportunities associated with each parcel with respect to the overall plan.  The Consultant 
participated in a group site walk by the study team of all properties on April 9, 2004 and then conducted a follow-up site visit of 
most properties on May 12, 2004. The Consultant concurs with the study team that there are two key, near term development 
opportunities in the corridor. One opportunity is for some form of residential development on the city-optioned land on the north 
side of the stream near New Mills and the other is the T. W. Dick property at the opposite end of the corridor. Both of these 
opportunities could benefit from interventions from the city of Gardiner.  The T. W. Dick site has already received considerable 
marketing support from the city and is at least on the radar screens of several developers with the ability to do a major project 
there.  The following is a brief summary of the Consultant’s observations about the major parcels in the corridor.  Most of these 
observations will already be familiar to the Cobbossee Corridor Master Plan Committee as many of them have been described in 
varying degrees of detail in prior workshops. The numbers in parentheses refer to the numbers on the Key Redevelopment Sites 
map (see Section II, Master Plan Description). 
 
(1, 2)  E. J. Prescott Property  
 
The houses that currently serve as the company’s executive offices will become available once the company moves all of its offices 
to the new facility at Libby Hill Business Park. These houses are in excellent condition are likely to remain as offices for a while as 
the highest and best use of these properties in the near term.  The garage property, which is currently being used asa repair 
facility for racing trucks, appears to be being fairly well-maintained.  The garage and adjacent vacant land, however, may have 
considerable redevelopment potential in the future if and when the current owners decide to dispose of the property.  The old 
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Oaks property, which reportedly was a recreation site, could serve as open space for a redevelopment project or could be part of 
the redevelopment.  Any redevelopment should complement the proposed residential development on the opposite side of the 
stream on the Usdan property.  Reportedly, the Prescotts have not decided exactly what to do with the real estate although they 
expect to retain the garage for working on racing trucks. 
 
This property would make a nice office property or residential property, but is perhaps best suited for office development due to 
its proximity to a busy road.  With appropriate screening from the road, however, it could be an attractive residential property 
with views of the mill pond and the open space along the opposite bank. 
 
(3) Usdan Property (West Side) 
 
It is understood that the city has an option to purchase this property, which is part of the former Statler Tissue property, pending 
resolution of potential contamination issues. The Consultant strongly urges the city to gain control of this site as the north side 
parcel has redevelopment potential as well as being a complementary property to the Janace property to the east.  The Consultant 
agrees with the study team that this site has great potential for townhouse residential complex with up to 28 units high on the 
bank back near Harrison St. The site is spectacular and could present an opportunity for an award winning development because 
of the juxtaposition of the stream, dam, waterworks historic site and the stately oaks.  It could also be a potential site for a mid-rise 
residential property for elderly housing or assisted living center.  Further study would be required to determine whether such a 
facility could be fit appropriately onto the site with the requisite parking and service facilities.  Any development of this property 
will have to address the single family residential property that is currently located near the mid-point of the site on Harrison Ave.   
 
(4) Usdan Property (East Side) 
 
The is the site of the old American Tissue factory that burned.  The site has had some environmental remediation, but reportedly 
there are remaining contamination concerns that would have to be resolve prior to committing to a reuse plan.  I have no 
complaints about a housing development that has been proposed by other members of the study team, but it could perhaps more 
easily be redeveloped as a small medical office building or other type of office building because of its proximity to the road, hydro 
site and Prescott property.  This is not an easy site to develop due to slopes and terraces and would not be considered prime 
property in the near term.  There is the possibility that it may only be possible to redevelop the site for a small, low-intensity use 
such as a very small office building due to site constraints.  There may be some long term potential to combine it with the adjacent 
Standard Distributors property into a larger redevelopment site, but the Usdan property would not add much value due to site 



 

78 

constraints. It’s highest and best use may just be as open space to preserve the views from the residential development on the 
other side of the stream. 
 
(*) Janace Property 
 
This 12.5 acre parcel of city-owned land is not under consideration for commercial development as part of the corridor plan; 
however, its importance to the overall amenity value for the redevelopment of the rest of the corridor must be emphasized.  This 
is a terrific piece of land to serve as the recreational center to the corridor and as an important node on the trail system extension.  
 
(5) Standard Distributors/Harvey Property 
 
The owner has done a superb job of maintaining this property and fitting it for warehouse and storage and possible additional 
distribution uses.  Because of the high degree of maintenance, this property will likely not be redeveloped for other uses for a long 
time until it becomes functionally obsolescent.  The current use by a conscientious owner represents a good opportunity to bank a 
future development site with a productive business. 
 
(6) D & H Motors 
 
The auto facility is functionally outside of the corridor because of its position high on a bluff at street level such that its use does 
not involve any of the sloping land or flood plain.  This site is being well utilized at this time and it will likely have long term 
redevelopment potential for either retail, offices or personal service uses because of its high visibility, long road frontage and 
easy-in, easy-out roadway access. 
This 2.5 acre site represents a different type of redevelopment potential than most others in the corridor because of its separation 
from the stream on a high bluff with a steep bank to the Gardiner Paperboard property below and its long road frontage (500+ 
feet) on Water Street.  Although it does not have any frontage on the stream, it has excellent view potential from its perch on the 
bluff.  One of the existing buildings is fairly modern (1972) and in decent condition except for some needed updating.  The other 
building is serviceable.  The site is currently used as a new car dealership, but there are concerns that this use may not continue 
for long.  It is likely, however, that the property will continue to be used for vehicle sales and service uses for quite some time 
because of the infrastructure in the facility.  If it not used for vehicle sales and service uses it will likely be converted to some other 
retail/service use again because of the buildings and the long road frontage on a busy arterial.  Although this could be totally 
redeveloped for either housing or residential uses, there are many other parcels in the corridor for which office, residential or 
mixed uses are more suitable. 



 

79 

(7) Gardiner Paperboard 
 
This is the most difficult property in the corridor.  The property, initially constructed in 1887, contains approximately 4 acres of 
land, 80,000-87,000 square feet of building space, 750 feet of stream frontage and abutments to a 7' head dam. The property has 
been used as a paperboard manufacturing facility from 1997 to 2001. Unfortunately, the buildings and appurtenances are 
substantially obsolescent and it is not likely that the facility could be economically re-used as a paper manufacturing facility.   
 
According to a Phase One environmental assessment, there do not appear to be any substantial environmental problems with the 
site that could hamper redevelopment; however, there are several unknowns about possible contamination from prior 
underground storage tanks, all known of which have been removed, that could require remediation. The assessment was quite 
positive overall given the site’s long history of heavy industrial use. The study team building consultants were somewhat 
concerned about asbestos and lead paint.  
 
Most of the construction is of very old materials and technology, including heavy wood beams with close posting, that would 
make adaptive re-use difficult for most modern uses. Even the most optimistic team members concluded that only one or two of 
the sections of the old mill might have some adaptive re-use promise.  It is likely that the site would require substantial 
demolition costs due to the heavy foundations, large amount of demolition material and the need to be careful around the stream.  
It is not known whether anyone has developed cost estimates for demolition.  Although the property has good stream frontage, it 
has only limited exposure to Water Street (apparently across two small 20' wide rights of way to the road).  There is quite a steep 
bank up to the road and the site and is crossed longitudinally by an MDOT-owned rail right of way. Small parts of the site are in 
the flood plain, but the first floor level does not flood which implies that redevelopment could be elevated above the flood level. 
 
This is the type of site that will most likely require a significant amount of public intervention to even clear, let alone prepare for 
redevelopment.  The substantial unknowns about so many factors (high demolition costs, relatively high flood risk, unknown 
environmental concerns and extraordinary level of functional obsolescence in the property) present too much risk for a private 
investor to take on with respect to the income generating potential of the re-use.   
 
Although the site is fairly large with about 4.0 acres, the amount of truly usable land is limited by the resource protection of the 
stream and a sizeable area with considerable flood potential.  There are a few building elements that may have some 
redevelopment potential due to their being in decent condition, but the presence of very close column spacing in most buildings 
makes them very difficult to use for nearly any modern purpose.  
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Assuming the site can be cost-effectively remediated through public or public/private efforts, the site is large enough to support 
either a townhouse/garden style residential development or a medium sized commercial building for professional office, R & D 
facility, back office support and related businesses. The site is not really good for distribution because it is too long and narrow. 
The long stream frontage combined with the open space from the adjacent state-owned land with old trestle presents some very 
interesting physical features that would provide amenity value to the right type of development. None of the types of 
development mentioned would be hampered by the limited visual or physical access to Water Street.   
 
Another long range possibility would be to combine it with the adjacent Warren property for a much larger residential or 
commercial development. In any event, none of these development options is likely to happen until the site has been cleared and 
remediated. 
 
The Gardiner Paperboard site has an old 7' head dam that was used historically for hydro-mechanical power for a predecessor 
mill.  This dam has been slated for removal.  A local salmon club has been working hard to remove the old dams to facilitate the 
passage of anadromous fish such as shad and alewives.  The Consultant had a brief consultation with a representative of the 
Ridgewood Maine Hydro Partners who reported that it was doubtful that it would be economically feasible to redevelop any 
additional hydro sites below their existing power generation facility due to the deteriorated economics of hydro generation 
industry under recent deregulation, but that observation was not made based on any assessments.  The existing hydro station is a 
run-of-the-river facility, which means it operates off of regular flows from the watershed.  It is therefore technically possible to 
capture additional run-of-the-river power if there is sufficient head remaining between the Ridgewood outflow and high water in 
the Kennebec River. Any additional development of the stream for hydro would require a very expensive and extensive 
application to the Federal Energy Regulatory Commission (FERC) for a license. Given the attention of the fisheries restoration 
interests, obtaining a FERC license might be very difficult or made considerably more expensive by the need for fishways even if 
they were technologically feasible. 
 
During a May visit, the Consultant observed both alewives and glass eels being harvested from the stream adjacent to the 
downtown parking lot.  There were at least three fike nets for eels and the stream was filled with alewives from 8" to 12" long.  
Reportedly there are bass in the stream in the summer that drop down from the upstream lakes. 
 
(8) Warren Property/Purbeck Isle 
 
This site of about 4 acres contains an old wood frame warehouse building with a wood floor that was used as a storehouse for 
wines. The developed real estate is currently occupied by Purbeck Isle, Inc. (Wysong Pet Foods) and the Kennebec Brewing Bar 
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and Restaurant. There is some “squatting” on MDOT land adjacent to the site that is preserved as a flood plain.  The pet food 
warehouse building is somewhat marginal and will likely be razed at some point for redevelopment.  The pet supply business is 
reportedly growing nicely and will likely be relocating to larger quarters as soon as 2004-05. This is a prime piece of land, but 
most of the buildings are likely to be raised except for perhaps the brew pub.  There could be a comprehensive commercial 
redevelopment wrapped around the brew pub or the site could be combined with the adjacent Gardiner Paperboard site into a 
major development site. The combined site, without the MDOT flood plain, would total approximately 8 acres. With the adjacent 
state-owned flood plain adjacent to this, which could constitute open space within the development, the site could comprise 9-10 
acres of land across from the city-owned Janace property.  This could be made into a very attractive residential complex with a 
combination of townhouse condos, market-rate and assisted housing and even a small mid-rise apartment building for the elderly 
or assisted living. This would bring a lot of new residents close to the downtown. Alternatively, it could be developed as a large 
medical office complex for multiple tenants.  
 
(9) Maine Tourism 
 
This is currently a small active warehouse, but over the long term, this lot could be included in a larger redevelopment project 
that included the small residential lots on Haden Road and the Laundromat/Northern Micro lot across Summer Street thereby 
providing a large parcel of redevelopment land at the terminus of the old railroad trestle.   This could facilitate a relocation of the 
trail along a new right of way that could move it closer to the top of the stream bank rather than following the old railroad right of 
way.  A redevelopment of this site would abut the city-owned land to the west as open space.  This could be redeveloped into a 
townhouse housing project, a garden style office complex or a mixed commercial/residential project.  It is not likely that it would 
be of interest for retail development which should be channeled either to the downtown or the Water Street 9 sites.  There could 
be an opportunity for sharing a remodeled parking lot with the church, which generally only needs the parking during non 
commercial hours. 
 
(10) Laundromat/Northern Micro 
 
This is a fairly modern building with a large amount of both improved and unimproved parking.  It is a somewhat undervalued 
use of the property, but likely represented the highest level of development feasible at the time.  The development did not make 
good use of the stream frontage but was respectful of the corridor and presents no impediments to the plans for the corridor. It is 
an important property from the perspective of any use of the old trestle as part of the trail because this property abuts the east end 
of the trestle and runs alongside the old rail right of way.  This property is likely to be land banked in its current use until some 
time in the future when its value for redevelopment exceeds its current use.  Its proximity to other potential future development 
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property on the other side of Summer Street, including the Maine Tourism property, could provide a future opportunity for an 
assembly into a large redevelopment site. 
 
(11) Uplift 
 
This is a somewhat modern building with adequate parking and road access. It represents relatively poor access to the site and the 
presence of nearly unlimited curb cuts provides a somewhat helter-skelter parking situation.  The property was developed with 
an upper level accessed from Summer Street and a lower level accessed from a parking lot along the stream bank.  The property 
does not take advantage of the stream in either its design or function, although there is a picnic table on the top of the stream.  The 
redevelopment of the T. W. Dick property would likely be enhanced if the Uplift property were included.  Depending on how 
much of the adjacent residential properties were included, including the Uplift property would increase the total parcel to 6+ 
acres and allow maximum flexibility in design along the whole block from Bridge St. to Winter St. 
 
Rear of Uplift is a potential oasis. When the river is flowing as in the Spring, there is no noise outside except the sound of the 
stream which masks all other city noises despite its proximity to a very busy intersection. 
 
(12) T. W. Dick Properties  
 
This property presents the most intriguing redevelopment opportunity in the corridor because of its size and proximity to the 
downtown. Containing slightly more than three acres (3.6 acres) on both sides of Summer Street and with frontage on Bridge 
Street, the site could support a wide range of development uses.  There could be the possibility of assembling a larger 
redevelopment parcel by acquiring some of the abutting residential properties, although this would not be necessary for a 
successful redevelopment plan and would involve the public policy issue of providing alternative housing for the existing 
residents.  There is also the issue of an historic brick cape that is located on the property (previously owned by T. W. Dick, but 
now owned by others who renovated it as a home), but this could easily be included in many redevelopment options.   
 
Because the city does not have any legal interest in the T. W. Dick site, it must be careful in its pre-redevelopment work to not 
commit too much to the redevelopment of the site since it is not in a position to deliver. The city may want to seek some legal 
agreement such as a purchase option in order to package a development program for the site, but the best alternative is to work 
with the owners to list the property with a commercial broker who will then work with the city to help prepare a plan for the 
property and market it to developers.  This could be an ideal mixed-use project with a combination of office/professional space 
on the lower floors and residences on the upper floors. Designing a development plan was beyond the scope of this project, but it 
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may be desirable to reorient the vehicular access to the parcel from the Winter Street bridge to avoid congestion at 201.  
Alternatively, it may be feasible to develop the site with a one-way entrance from 201 and exit and entrance from the other 
direction. 
 
The two buildings on the north side of Summer Street are poor condition and would likely be raised as part of any redevelopment 
project.  A Phase I environmental assessment in 2000 did not raise serious concerns, but noted that there have been minor 
lubricant/solvent spills over the years that might need further evaluation. There was also evidence that some hazardous waste 
has been stored at the site during operations pending relocation to a disposal site by a licensed contractor.  The large fabrication 
building on the south side of Summer Street along a high stream bank would also likely be raised as part of any redevelopment as 
the building is not adaptable to any modern use.  The same phase one environmental showed no obvious soil contamination 
problems although there were numerous spills on the floor of the building and one spill on soil adjacent to the building that 
would need to be cleaned up. The demolition of the buildings could entail some additional cost due to the need to clean up spills 
before disposing of demolition material.  Overall, however, the demolition costs should be reasonable with respect to the overall 
value of the property. 
 
The ideal redevelopment project for the T. W. Dick property would likely involve closing off or restricting the intersection of 
Bridge and Summer Streets and possibly closing Summer Street where it bisects the T. W. Dick property to take maximum 
advantage of the land on both sides of the street and to eliminate conflicts with through traffic.  This is obviously complicated by 
the truck route and the rights of other property owners, one of which just added a new curb cut to a parking lot, but it appears 
that it would be feasible to service the other property owners from either end.  The Winter Street bridge access for vehicles would 
likely be more beneficial to most re-uses of the property and ease congestion on Bridge Street if the truck route problem could be 
resolved. 
 
Any redevelopment of the T. W. Dick site would likely have to focus on Summer Street as the primary access.  It would be best if 
the parcel was redeveloped with the adjacent Uplift building and the abutting residential properties on Summer St. which would 
allow maximizing the redevelopment of the corridor.   
 
The property is sheltered from most of the adjacent residential area further up the hill toward Highland St. because of the high 
bluff up to the old Hazzard estate.  The site could be redeveloped into an office complex or a mixed use office/residential 
development.  Its height over the stream and downtown could provide attractive near distance views and a clean up of the stream 
corridor would provide an attractive setting.  The proximity to the downtown would likely increase foot traffic considerably from 
either office or residential tenants. 
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The small office property at the intersection of Summer and Bridge with frontage on the stream is a very attractive property and a 
nice complement to any redevelopment of the T. W. Dick site.  Unfortunately the recent development of a small parking lot to the 
rear of this building included a curb cut to Summer Street which could complicate the closing off of parts of Summer Street for a 
redevelopment project. 
 
The city had valuations performed on the T. W. Dick and associated properties in 2000. These valuations are summarized as 
follows: 
 
T. W. Dick Properties Combined  3.60 acres $328,000 
Brick residence    0.20 acres $  55,000 
Vacant land adjacent to brick house  0.55 acres $  44,000 
Residence adjacent to vacant land  0.91 acres $  46,000 
Total      5.26 acres $473,000 
 
The Consultant believes that the two residential valuations are likely to be considerably higher now and the industrial valuation 
to be considerably lower now.  The industrial land is more likely to be valued at the rate of vacant land minus the demolition and 
environmental remediation costs.  According to the Phase 1 environmental assessment, the remediation costs do not appear to be 
substantial, but the Consultant suspects that they may be higher due to the type of work performed on the site and the reported 
lack of care in facility maintenance. 
 
(13) State Office/Brooks (Warren Property) 
 
These two buildings are relatively modern buildings with good parking and access. The drug store actually has more parking 
than it itself is likely to need (30 spaces). Since the state offices are vacating the Warren building, there may be an opportunity to 
upgrade the building to capitalize more on the stream bank and possibly create some stream views from the rear of the building.  
In the long term, this could be a valuable redevelopment site combined with the gasoline filling station on the corner due to its 
large footprint and proximity to the downtown. The state offices, which currently support about 100 employees, are moving to the 
SCI building in Augusta.  
 
 
 



 

85 

Financing Options 
 
Gardiner has a full complement of financial incentive programs to help support new business development.  This puts the 
community at least on par with its major competitors in the region, Augusta and Waterville.  Most communities have developed 
sophisticated incentive programs over the past two decades with the help of progressive community leadership, effective 
economic and community development staff persons and a cooperative state government.  Because most of the funding for 
incentive programs comes from state and federal programs which provide relatively equal access, over time nearly all 
communities end up with similar programs.  This actually benefits development by minimizing some of the wasteful inter-
community competition, yet provides sufficient incentives to help make development happen where the market demands.  
Following is a very brief summary of the major programs. With the exception of the New Markets Tax Credit program, these have 
been described in great detail in many other reports and need little attention in this summary. 
  
Financing for Public Improvements and Project Financing: 
 
• Tax Increment Financing (TIF) - Gardiner is experienced with tax increment financing and has a set of guidelines for use in 

working with developers. Gardiner has set a ceiling of providing no more than 75% of the taxable value of a project to be 
captured thereby reserving at lest 25% of the future tax generated by the new development to go to the general municipal 
operating budget.  The guidelines enable Gardiner to participate in the two major types of TIFs. One type is a public 
infrastructure TIF in which the municipality dedicates the new tax revenues to pay for the debt service costs of installing 
public infrastructure to the project.  The other type, known as a “credit enhancement TIF” is designed to rebate a portion of 
the new annual tax payments to the company to enable the company to use the tax rebate to pay down its private debt used to 
build the development. 

 
• Economic Development Administration (EDA) - The EDA’s major programs include grants for infrastructure investments to 

help develop industrial parks and infrastructure for industrial development. Gardiner has been well served by EDA and 
continues to be on the radar screen at EDA for follow-on investment in the Libby Hill area due to the extraordinary success of 
the Libby Hill Business Park.  Although there are no known investment needs in the Cobbossee Corridor that could warrant 
EDA funding at this time, one or more projects could evolve that might warrant EDA attention. The EDA has built parking 
garages and made water and sewer investments to support center city redevelopment projects. 
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• Rural Development Administration (RDA) - RDA provides capital grants for infrastructure financing investment capital for 
pools of business financing through “intermediary re-lenders” and direct business financing for eligible private development 
projects.  

 
• Community Development Block Grant (CDBG) - Gardiner is very well plugged into the State of Maine’s small cities CDBG 

program (funded by the federal Department of Housing and Urban Development) and has received many awards for its 
downtown and industrial development efforts. The largest program is the Economic Development Infrastructure (EDI) 
program through which Gardiner received  $400,000 for the Libby Hill Business Park.  All of the CDBG programs have job 
creation thresholds and low to moderate income job thresholds.  The Cobbossee Corridor along the north side of the stream is 
a CDBG target zone for Gardiner. 

 
• CDBG - “Regional Assistance Funds” (RAF) - RAF is used frequently to match EDA and RDA funding. The maximum grant is 

$200,000. Gardiner has received one.   
 
Private Project Financing Assistance: 
 
• Gardiner Revolving Loan Fund and Loan Guarantee - The City of Gardiner has a direct loan program operated through 

Gardiner Savings Bank that provides commercial and industrial loans for up to $100,000 at a 4% fixed interest rate.  These 
loans are usually part of a much larger financing package in which the city’s portion is the missing “gap financing” that makes 
the deal possible. The city commonly subordinates its loans to other primary lenders such as banks. 

 
• KVCOG Revolving Loan Fund - The Kennebec Valley Council of Governments manages a revolving loan fund for economic 

development that has been capitalized by the Economic Development Administration, Rural Development Administration, 
the Community Development Block Grant program and the Finance Authority of Maine capital. Loans of up to $100,000 are 
eligible, although loans tend to be smaller 

 
• Maine State Housing Authority (MSHA) - The MSHA has an extensive portfolio of special finance programs to help build new 

housing of a wide variety of types for Maine citizens.  The organization is very pro-active in working with communities to 
solve local housing problems and particularly to help accomplish innovative projects. 
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• Finance Authority of Maine (FAME) - FAME has an extensive portfolio of commercial finance programs for Maine business.  
Most of the programs involve providing guarantees to private loans, but the organization also has some direct loan programs 
for special purposes.  This is a very creative and innovative organization that works with businesses to get difficult projects 
financed. 

 
• New Markets Tax Credit Program (NMTC) - The New Markets Tax Credit (NMTC) program is a federal economic 

development incentive program administered by the U.S. Department of Treasury through funding intermediaries 
nationwide. The program provides tax credits to investors who make eligible investments in eligible geographic target areas.  
The value of the tax credit is 39% spread over seven years. There is no other subsidy attached to the program other than the 
tax credits; however, the tax credits can be piggybacked with nearly all other federal, state and local incentive programs to 
provide a substantial additional sweetener to eligible projects. 

 
The NMTC program is very flexible and tax credits can be applied to investments in either for-profit or not-for-profit businesses and can be in the form of 
loans, equity or quasi-equity investments in the target business or project.  Uses of the funds include real estate, fixed assets such as machinery and 
equipment, intellectual property and even working capital. Retail, wholesale, industrial, office, hospitality and recreational investments are eligible. Some 
types of housing and mixed-use projects are also eligible, but these must be reviewed on a case-by-case basis because there are very specific rules governing 
the eligibility of housing.   

 
Only investments in eligible US census tracts can receive tax credits. Eligible census tracts are those that meet certain low 
income eligibility tests established in the legislation. In the greater capital region, there are eligible census tracts in Gardiner, 
Augusta and Waterville.  

 
(1) In Augusta, the single eligible census tract includes all of the land between Western Ave. and Bond Brook from the east 

bank of the river to a line east of the Interstate and includes all of the downtown,.  
 

(2) In Waterville, the single eligible census tract includes all of the land roughly easterly of Messalonskee Stream and the river 
including all of the downtown and riverfront development areas.  

 
(3) In Gardiner, the single eligible census tract includes all of the land between Cobbossee Stream and a line north of 

Highland Ave. from the river to a line easterly of the Interstate.  This encompasses all of the Cobbossee Corridor land 
north of the stream.  
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Because the number of census tracts that are eligible in Maine is quite limited this program would normally be a major benefit 
for Gardiner, but because the three major competing downtown redevelopment areas in the region are also eligible, it will 
only serve to level the playing field from the perspective of helping Gardiner compete for investment with the other greater 
capital region downtowns.  The principal benefit will be to help put projects with marginal economic feasibility over the top. 

 
All projects must be credit worthy and must have adequate cash flow to cover debt service or other investment return 
requirements and have sufficient collateral to satisfy the demands of the investors.  NMTC investments can be packaged with 
most other economic development incentive programs (except a few other federal tax credit programs such as the low income 
housing tax credit) and can have third party guaranties.  There are several business-specific eligibility tests that are designed 
to ensure that the economic value added stays in the eligible census tracts, but these are usually not difficult to meet. 
Refinancing is eligible in limited circumstances as part of larger redevelopment projects. The program is particularly useful for 
real estate projects. 

 
The program works through one or more financial intermediaries that are licensed by the U.S. Department of Treasury to 
serve as a bridge between the investor and the target investment.  Coastal Enterprises Inc. (CEI) is currently the only licensed 
Maine-based intermediary with an allocation of tax credits although there are a few national organizations that are licensed to 
provide tax credits to investments in Maine. The tax credits are typically used to reduce the interest rate on bank loans to 
eligible projects although there are a wide variety of deals being structured.  The interest rate is negotiable depending on 
credit quality, but likely somewhere between 4.5% and 5.5% at current rates (about 0.5%-1.5% above prime) fixed for the seven 
year term and then reset for any balance of the term required for the deal. The interest rate will be fixed at the time of closing 
for the entire seven year term, but the actual rate will reflect market conditions at the time the loan is closed. Due to a quirk in 
the legislation, repayments are structured as interest only for seven years or on a long amortization schedule in which 
principal payments are reserved at the financial intermediary level because there can be no repayment of loan principal to the 
tax credit recipient for the seven year term of the NMTC.  The NMTC financing can be part of larger financing packages in 
which there could be one or more subordinated lenders, investors, etc.  There is no prohibition against layering in other funds 
except certain other US federal tax credit programs. 

 
Utility for the Cobbossee Corridor - The NMTC program provides an additional financial incentive for projects on the north side 
of the stream including the railroad station project, the T. W. Dick redevelopment and other projects along the north stream 
bank including certain housing projects if they can be structured to meet the regulations.  For projects with a value of $1.0 
million or more, CEI will help structure custom financing packages. For projects with a value of less than $1.0 million, CEI will 
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normally help finance the project from one of its NMTC pooled investment programs.  The net effect of the program is to use 
the tax credits to reduce the interest rate on project loans by about 2% for the first seven years of the loan. 

 
State of Maine Business Incentive Programs:  
  
• Business Equipment Tax Relief Program (BETR) - This provides eligible businesses with substantial personal property 

investments with a rebate of the taxes on such personal property at the municipal level. The state of Maine reimburses the 
municipality for the rebated taxes.  

 
• Employment Tax Increment Financing (ETIF) - This is a special state program that provides a rebate to companies for a 

portion of the new income tax deposits made by new employees for a period of time.  The amount of rebate in determined in 
part by the degree of unemployment distress a community has. 

 
• Training Incentives - The state of Maine has two training incentive programs that provide direct funding to help train new 

employees required for a substantial expansion or relocation.  One of the programs finances training through the Community 
College System whereas the other directly subsidizes company-provided training.  These programs are reserved to larger 
companies and deals. 

 
• Pine Tree Zone - This is a new statewide program that provides extraordinary tax incentives for businesses that expand or 

relocate into an approved area.  Gardiner has two Pine Tree Zones, one at Libby Hill Business Park and the other in the 
downtown. The entire Cobbossee Corridor is in the Pine Tree Zone. This designation could provide substantial incentives to 
new business development in the corridor. 
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REGIONAL NEED FOR ALL TYPES OF HOUSING 
 

The 2002 Housing Assessment for Gardiner, as Gore Flynn 
pointed out in his memo, identified an area need for new 
single family homes, market-rate apartments, subsidized 
apartments, and assisted living units.  This does not 
necessarily mean, as Gore also pointed out, that there is 
effective demand for such units -- in other words, that people 
could or would be willing to pay for such housing in 
Gardiner.  But the rapid rise in regional rental and home 
prices is an indication that there is a regional demand for 
all types of housing at the right price and in the right 
location. 
 
THE SITE 
 

The Cobbossee riverfront sites have obvious strengths with 
regard to residential housing.  First, they are close to an I-95 
exit.  This is a strength for young people and workers.  
They all provide easy access to the highway that goes 
straight to Augusta, Lewiston, Brunswick, or Portland.   
Second, many of the sites are walking distance to the 
middle school and high school.  Third, the sites have views 
of the river and trees in many cases. On the north side of 
the River the sites are in neighborhood settings away from 
traffic.  Finally, the sites are somewhat near to downtown 
and various restaurants. 
 
There are also weaknesses in the sites for residential 
housing.  First, land ownership is fragmented.  It is difficult 
to assemble land to do a larger project.  Second, the uses in 
the area are mixed.  There is some office, some industrial, 

some warehousing, all of different ages and of different 
external appearances.  As the zoning in the area allows 
potential future commercial and business development, the 
inability to control large parcels of land becomes a major 
impediment to a higher-value housing project.   Finally, the 
sites are within a Census tract with a lower household income 
than the rest of Gardiner, and a higher proportion of rental 
housing. 
 
In short, the sites are generally well-suited for development 
for young people, working people, families with chidren, who 
are concerned with access to highways and schools.  They are 
not well-suited for retirement condominiums, assisted living, 
or a single family subdivision. 
 
PRICING 
 

The issue for developers is how much can be charged for such 
housing, and what can people afford. 
 
Generally speaking, housing in Gardiner sells for less and 
rents for less than housing in the surrounding towns1.   (See 
figures.). 
 
Also, new condominiums generally have a difficult selling for 
more than the average sale price of single family homes in the 
community.  In Gardiner’s case, adjusting for the recent 
inflation, this means that condominiums should be in the 
$100,000 to $120,000 range to be competitive for the young 
                                                      
1 Include Chelsea, Farmingdale, Litchfield, Hallowell, Pittston, 
Randolph, West Gardiner, Whitefield, and Richmond 

HOUSING OPPORTUNITIES 
Prepared by Frank O’Hara, Planning Decisions, Inc. 
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market in question.  New rental housing can obviously rent 
for more than the market average, but cannot be so high as 
to “lose touch” with area expectations.  In this case rents in 
the $700 to $800 level would seem to be competitive for 
rental housing.. 
 
The value of the land for housing can be improved by 
including protections in the zoning ordinance against 
undesirable neighboring uses; by creating trails linking the 
site to downtown and the schools; by the conversion or re-
use or clearance of existing old industrial and commercial 
buildings. 

Figure 1: Average home sale prices

$86$72
$94$80

$68

$120
$95$87$85$84

$0

$50

$100

$150

1999 2000 2001 2002 2003

Th
ou

sa
nd

s 
of

 d
ol

la
rs

Gardiner Surrounding towns

$508
$536 $633 $669

$0
$100
$200
$300
$400
$500
$600
$700

1-bedroom 2-bedroom

Figure 2: Rental rates in 2003

Gardiner Surrounding towns

$72
$85

$97 $101
$118 $119$120$122$127 $130

$0

$20

$40

$60

$80

$100

$120

$140

Th
ou

sa
nd

s 
of

 d
ol

la
rs

Randolph

Gardiner

Pittston

Chelsea

Richmond

Whitefield

Farmingdale

Hallowell

Litchfield

West Gardiner

Figure 2: 2003 average home sales



 

92 

Based on our review of readily available information and 
discussion with utility representatives we have prepared the 
following summary of utility conditions and capacities 
within the study area.  
 
WATER SUPPLY 
 

The Gardiner Water District owns and operates the public 
water supply serving the project area. The District's water 
treatment facility is located on the southerly side of 
Cobbossee Stream, just downstream of the New Mills Dam. 
The District's supply has the capacity to support additional 
development within the community without the need for 
additional capital investment. All developable land within 
the project area has access to the water distribution system 
which exists within the adjacent street system. The water 
mains tend to be old (1885 to 1950) and constructed of cast 
iron, but generally possess the capacity to provide flows for 
both potable and fire protection purposes. Evidence suggests 
that two parallel mains exist on Water Street. Due to their 
age, most of these mains have been designated by the District 
for future replacement. While it is expected that most light 
industrial uses could be readily supported by the system as it 
exists, any proposal which includes industrial development 
involving heavy process-related water use should involve 
further discussion with the District.  
 
WASTEWATER COLLECTION 
 

The City of Gardiner owns and operates the sanitary sewer 
system serving the project area. The main interceptor sewer 
serving the Cobbossee Watershed area follows Cobbossee 

Stream into the heart of the community. While the 
wastewater collection and treatment facilities have the 
capacity to support additional development within the 
project area, it may be worth noting that certain parcels may 
require the installation of pumping facilities to achieve 
connection to the existing system. The sewers vary in age, 
size and condition, but generally possess the capacity to 
accept flows from domestic and industrial/commercial 
purposes. The existing collector sewers on Cobbossee 
Avenue date from the 1980's and are believed to be in good 
condition, while those on Harrison Avenue are somewhat 
older and are presumably vitrified clay pipe. Although the 
Harrison Avenue sewer is thought to be in mediocre 
condition, it is not believed to be a significant contributor to 
infiltration and inflow (I/I) and, therefore, is not considered 
a high priority for replacement. While it is expected that 
most light industrial uses could be readily supported by the 
system as it exists, any proposal which includes industrial 
development involving heavy process-related water use 
should be accompanied by further discussion with the City.  
 
ELECTRICITY 
 

Central Maine Power Company (CMP) provides electric 
power within the project area. Due to both the past presence 
of heavy power users within the corridor and the location of  
the main electric feed to the City's downtown, there is 
significant excess capacity in this area. Three phase power is 
readily accessible in most locations at 277/480 volts. 
Transmission line voltage is up to 12,470. 
 
 

UTILITIES ANALYSIS 
Prepared by Jon Edgerton, Wright-Pierce 
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COMMUNICATIONS 
 

Hard-wired communication services are available 
throughout the corridor in the form of both telephone and 
cable TV service. The City has been considering the viability 
of certain alternative means to provide enhanced 
computer/network communications systems available 
within the area. 
 
NATURAL GAS 
 

Natural gas service is not currently available within the City 
of Gardiner. It may be worth noting, however, that Maine 
Natural Gas has a stated intent to provide service to the 
capital district at such time as the economy is able to support 
such a move. In the event that a major energy user is 
considering locating within the corridor, it is recommended 
that this issue be discussed with Maine Natural Gas to more 
accurately assess the likely schedule for making this 
available. 
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         SUMMARY MEMORANDUM  
 
 TO:  Brian Kent                          DATE:  May 6, 2004          
   Kent Associates  
     37 Brunswick Avenue 
    Gardiner, ME  04345  
      

RE:   Preliminary Assessment of Land Use Scenario                 
 
 
INTRODUCTION 
 
            This memorandum summarizes the preliminary assessment regarding potential traffic permitting issues for the land use 
scenario outlined in your May 4th Draft.  My comments by parcel number follow: 
 
Parcels 1 & 2 (EJP & Water District) -   No permitting issues anticipated based upon an expected decrease in peak hour trips over 
existing conditions with EJP.  Consideration should be given to physically counting the EJP parcel prior to their move so that the 
actual credit can be determined. 
 
Parcels 3 & 4 (Consolidated Hydro & Usdan) –  No major permitting issues expected given limited trip generation for the 
townhouses.  The drive to parcel 4 should be offset from the opposite intersection to avoid creating a five leg intersection.  
Adequate spacing will need to be obtained from this intersection for the posted speed limit.  One of the drives to the homes on 
parcel 3 appears to also be too close to the opposite intersection to meet spacing standards.    
 
Parcel 5 (Standard Distributors)  -  Existing. No traffic impact.  
 
Parcel 6 (D&H Motors) -  Limited impact with no major permitting issues for residential use.  The business uses may be more 
difficult to permit.  I did notice multiple drives to Route 126 which would not be allowed in MDOT permitting for access 
management reasons. Again, adequate offsets from other drives and intersections will be required.   
 

TRAFFIC ANALYSIS 
Prepared by Diane Morabito, Casey & Godfrey Engineers 
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Parcel 7 (Gardiner Paperboard) – Research should be done to see if the facility was still operating in July of 1997.  If so, there will 
be a credit for these previous trips.  These can be estimated based upon the square footage of the existing facility.  The 
contemplated development would generate the following trips: 
 
 9,500 S.F. 9,000   6,000 Ten Total          
 Rest./Pub Fitness      Retail  Aparts.  Trips  
 

AM Peak Hour – Adj. St. 81 15 6 4 106 
AM Peak Hour – Gens. 95 24 6 4 129 
PM Peak Hour – Adj. St. 104 15 23 5 147 
PM Peak Hour – Gens.  179 22 23 5 229 
Saturday Peak Hour  190 12 30 5 237 
 

As can be seen in the trip table, the development has the potential to generate in excess of 200 peak hour trips, requiring a 
traffic movement permit from MDOT, since it exceeds the 100 trip threshold.  Given this trip generation, assuming no credits for 
previous uses, the study area would extend through the Brunswick Avenue/Water Street/Bridge Street intersection.  This 
intersection is operating at LOS “E” or worse under current conditions.  In order to obtain a traffic movement permit some 
mitigation to at least offset the traffic to be generated by this development would need to occur, since physical improvements are 
not possible given its downtown location/constraints.  Also depending upon trip generation, the Bridge Street/Maine Avenue 
intersection may also be included with our study area, which is also capacity constrained.  As such, I recommend immediate 
research into the operation dates/square footages and employee numbers for paper facility. 

 
Parcel 8 (Warren/Purbeck Isle) -   Assuming 27,000 S.F. of office space, this parcel would generate 42 new trips during peak hours.  
The study area for this office project would likely not extend beyond the site drives, so no major permitting issues are foreseen.   
 
Parcel 9 (Laundromat/Northern Micro) – Limited trip generation so no major impacts anticipated.  
 
Parcel 10 (Maine Tourism) –  Existing.  No traffic impact. 
 
Parcel 11 (Uplift)  -  If existing use, no impact.   Proposed use or expansion may have impact. 
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Parcel 12 (T.W. Dick) -  Again, consideration should be given to quantifying existing trips to TW Dick for future credit purposes.  
If projected uses result in no or minimal increases in trips than no difficulties anticipated.  Any significant increase in trips to this 
parcel could be problematic given the proximity to the Hannaford Drive, the Bridge Street volumes, grades and turn lane 
requirements.          

 
 

SUMMARY 
 

Development on several of the proposed parcels, primarily residential or re-use of the EJP parcels, are not anticipated to 
require traffic permitting.  The level of development contemplated for parcel 7 would likely require a traffic permit from MDOT, 
unless credits are allowed for previous trips to the paper facility.  Research into this area, as well as counts at EJP and TW Dick are 
recommended to quantify future credits. Lastly, if several of the parcels were combined under one ownership, or if they met the 
criteria for common scheme of development, then the cumulative effect of all parcels may need to be considered.  

 
If you have any questions regarding these preliminary findings or recommendations, please do not hesitate to contact me.     
 
    Sincerely, 
    Diane W. Morabito, P.E.  PTOE  



Casey & Godfrey Engineers 
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                            SUMMARY MEMORANDUM  
 
 TO:  Brian Kent                          DATE:  July 19, 2004         
   Kent Associates  
     37 Brunswick Avenue 
    Gardiner, ME  04345  
      

RE:   Traffic Issues on Bridge Street in Vicinity of Highland Avenue/Summer Street                  
 
 
INTRODUCTION 
 
            This memorandum is written in response to your request for information regarding potential traffic issues in the above 
referenced area for the Cobbossee Corridor study, specifically in regard to redevelopment of the TW Dick site.   
 

Traffic operations are evaluated in terms of level of service (LOS).  Level of service is a qualitative measure that describes 
operations by letter designation.  The levels range from A - very little delay to F - extreme delays.   Level of service "D" is 
generally considered acceptable in urban locations while LOS "E" is generally considered the capacity of a facility and the 
minimum tolerable level.  Under state traffic permitting rules, the LOS must “D” or better for all intersections within a study area.  
In a downtown area or in an urban compact, such as this area of Gardiner, lower levels of service are acceptable.  However, the 
development is required to improve the LOS after development to the pre-development level and the exception does not exempt the 
project from meeting the safety standards.  There is an exclusion applicable to central business districts and historic sites but it 
requires that “transportation demand management techniques will be implemented to the fullest extent practical”.   

 
Bridge Street from the signalized intersection at the Pearl Harbor Remembrance Bridge (Gardiner-Randolph Bridge) to the 

signalized intersection of Water Street is currently capacity constrained.  Previous traffic impact studies have shown that both of 
the signalized intersections operate at LOS “E” or “F”.   Similarly, given the high Bridge Street traffic volumes, the LOS for all 
unsignalized intersections of major drives or side streets along the corridor is expected to be “E” or “F”.    

 
In addition to the LOS concerns, there are accident concerns in the area.  The signalized Bridge Street/Bridge intersection is 

listed as a high crash location (HCL) in MDOT’s current 2003 listing, with 38 reported collisions. The Bridge Street link at 
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Highland Avenue is also a current HCL.  Safety concerns must be addressed at these locations in order to permit major 
developments (large trip generators) in this area.  

 
In addition to safety, the ability to mitigate the impact of a development and return the LOS to pre-development levels is 

inhibited by several factors which will be outlined later in this memorandum.    
 
 
There are several standards that MDOT uses in the review of development projects, including driveway spacing and corner 

clearance.  The minimum corner clearance for a driveway under stop control is 100’.  The existing Hannaford/Subway/ Dunkin/etc. 
drive provides less than 60’ of corner clearance, inadequate by today’s standards, to Summer Street.   The offset to the office 
building drive (opposite Hannaford) from Summer Street also is inadequate.    
 
    Given the major Bridge Street volumes, any significant development will require a left turn lane, and possibly a right turn 
lane.  The existing right of way on Bridge Street, just south of Summer Street varies between 55’and 60’.  The existing Bridge 
Street width is 40’, leaving just 15’ for utilities, sidewalks, etc.  Based upon this, the existing right of way width does not appear 
adequate to provide for any needed turn lanes.  In addition, the southerly portion of Bridge Street is restricted to the existing bridge 
width, prohibiting widening even if adequate right of way was available.   

   
 

SUMMARY 
 
There are existing capacity constraints on Bridge Street, including the signalized Bridge and Water Street intersections, as 

well as existing unsignalized major drives/side streets, such as Summer Street, Hannaford/etc. and Highland Avenue.  Any new 
development will need to mitigate their impact on capacity and return these intersections to pre-development levels of service.  In 
addition, there are also safety concerns that must be addressed, namely two HCLs. Lastly, any major development would require a 
left turn lane (and possibly a right turn lane) which would be very difficult to accommodate given the existing right of way width 
and the constraint of the bridge over Cobbossee Stream.   If you have any questions regarding these comments please do not 
hesitate to contact me.     

 
    Sincerely, 
    Diane W. Morabito, P.E.  PTOE  
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ROUTE 9/126 IMPROVEMENTS 
 
About 0.73 miles of Route 9/126 is between the New Mills 
bridge and the West Gardiner line.  This, the worst segment 
of the road is slated for pavement and shoulder rehab 
(meaning the pavement will be ground up, new culverts 
installed, ditches improved, and then the entire stretch is to 
be repaved) next year. 
 
Referred to as Project #11352.00, the project design work will 
be done, by MDOT, in the winter of 2004/2005 and 
construction should begin and be completed in 2005, 
provided budget cuts do not occur.  The travel lanes will be 
about 11 feet and the paved shoulder 3 or 4 feet, according to 
Dale Dougherty at MDOT. 
 
This same length of highway needs a sidewalk or trail so that 
students can walk to the middle school safely; there is no 
sidewalk at present yet students do use the road to and from 
school.  (Please refer to the “Trails” description for more on 
this.) 
 
The remaining segment of Route 9/126 in the study area, 
from the New Mills bridge to downtown Gardiner, is in 
reasonable condition, and no MDOT improvements are 
recommended for at least six years, with one possible 
exception.  The road at GWD and Prescotts is unnecessarily 
wide; better definition of the travel lanes would allow for 
more landscaping and more parking at the entrances to these 
parcels and would improve safety for exiting vehicles at 
GWD.  In addition, the entrances/ exits to properties 

between the Stream and the road will need to be improved 
so that entering, and especially exiting, traffic can operate 
safety. 
 
At these locations sightlines must be good and exiting 
vehicles must be able to stop on relatively level approaches, 
before pulling out into traffic.  Furthermore, a sidewalk 
should be built on this, the western side of the right-of-way 
and street tree planting undertaken. 
 

ROUTE 126/9 MDOT IMPROVEMENTS 
Prepared by Kent Associates 
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Maine Department of Transportation 

 
TRANSPORTATION ENHANCEMENT PROGRAM 

 
Application for Funds 

FY 2006-2007 
 
 
 

 
Project Description - Attach additional sheets if necessary including plans, maps, etc: 

 

a. Project Name:  
Cobbossee Stream Corridor Trail 

 
b. Project location/termini – please be specific and include a location map 

and/or photos: 
 

Gardiner, Maine – The proposed Cobbossee Corridor Trail extends 
approximately 3300 feet from the current Kennebec River Rail Trail 
(KRRT) Gardiner trailhead (next to the Hannaford supermarket on 
Main Street) up the abandoned railroad ROW to the existing railroad 
trestle (next to the old Gardiner Paperboard Mill) 

 
c. Detailed description of proposed activities: 
 

Project Context 
The City of Gardiner has recently been engaged in a master planning 
effort for the Cobbossee Corridor area adjacent to the downtown, and 
is near completion of the final Cobbossee Corridor Master Plan (see 
the Cobbossee Corridor Redevelopment Plan and Proposed Trails & 
Sidewalks Plan at the end of this section).  This master plan includes 
initiatives that address economic development, housing, pedestrian/bicycle networks, traffic, open space and recreation, historic/cultural 

COBBOSSEE TRAILS: MDOT ENHANCEMENT FUNDS APPLICATION 
Prepared by Kent Associates Planning & Design 
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resources, and environmental themes.  The trails and open space component of this master plan has been identified as vital to the 
successful revitalization of this area. 
 
Cobbossee Stream Corridor Trail 
The proposed pedestrian/bicycle trail segment along the abandoned railroad spur is the central "spine" to the overall pedestrian/bicycle 
network proposed within Cobbossee Corridor (see the Proposed Cobbossee Stream Trail diagram at the end of this section).  It logically 
extends the KRRT from its terminus near the waterfront up along the Stream to the magnificent railroad trestle, and will serve as an 
alternative transportation route and recreational destination.  This trail is an important first step toward making a connection between the 
KRRT, the waterfront park, downtown Gardiner, and the Cobbossee Stream's planned new development and associated City-owned open 
space.  It will also become part of a network that connects local schools and adjacent neighborhoods to the Cobbossee Stream.  The 
rehabilitation of the railroad trestle that crosses the Cobbossee Stream has gained particular support as an eye-catching, scenic 
centerpiece for the Cobbossee Trail that could serve to stimulate interest and investment in the Cobbossee Stream Corridor, while also 
drawing visitors to the area. 
 
As part of the Cobbossee pedestrian/bike network, this proposed trail segment would provide new recreational opportunities, improve 
pedestrian and bike access and safety, supplement/expand upon alternative transportation routes, and also highlight the natural, 
scenic beauty of the Cobbossee Stream.  Future plans for this trails network also include highlighting the rich history and culture of the 
Stream Corridor with an outdoor "museum-on-the-stream", where interpretive and educational signage will be placed along trails and at 
historic points of interest (e.g. dam ruins, old foundations, etc.).  (See the Cobbossee Corridor Historical Narrative.)   
 
The proposed Cobbossee Trail route leads from the KRRT terminus, along the MDOT-owned rail ROW, to Bridge Street, and then follows 
Summer Street to the existing railroad trestle.  Parking and trailhead improvements (signage and general clean-up) are proposed for the 
area at the end of the trestle, all of which is within existing MDOT railroad ownership next to the Stream.  The City will be soliciting private 
donations for additional amenities in this area, including landscaping, additional signage, benches, trash receptacles, etc.  Finally, an 
extension from Summer Street to Harrison Avenue along Harden "Street" (City ROW not maintained as a road but used informally as a 
pedestrian path) is also proposed to enhance the linkage between this trail to adjacent neighborhoods.  (See illustrations, next page.) 
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Proposed section of trail for this funding application (solid lines). 
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The Cobbossee Stream Trail (letters H, I, J & K) is one piece of the proposed trail & sidewalk improvements within the Cobbossee Corridor master planning area. 
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The Cobbossee Corridor Redevelopment Plan (above) has identified opportunities for commercial development, housing, pedestrian/bicycle networks and 
open space along the Cobbossee Stream.  Below, the section of trail included in this application is highlighted. 
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------------------------------------------------------------------------------------------------------------------------------------------------ 

For bicycle and/or pedestrian projects, please complete (d) and (e).  All others please go to (f). 

 
d. Describe why this project is important to your community and how it will improve existing conditions for bicycling or walking from a safety 

perspective or in terms of providing greater access.  Describe the main users of the project by type or classification (e.g. commuters, 
school children, recreational users, elderly, disabled, etc.). 
 
As the master planning process has underscored, the City recognizes the importance of this corridor historically, economically, 
environmentally, and recreationally, and is embarking on a major revitalization effort.  Bringing people into this Corridor, and showing 
residents and visitors alike its value, is critical to its revitalization. 
 
The Cobbossee Stream Corridor has historically served as a transportation corridor, dating back to early Native Americans and the first 
settlers of the area.  Once the Corridor was traveled by horse and carriage or by train; today, such transportation connections/modes are 
lost and the Corridor is traveled mainly by car – yet it clearly holds the potential for high-quality pedestrian/bike routes/transportation.   
 
The current pedestrian/bicycle network in the Cobbossee area consists of an incomplete sidewalk system, informal/unmaintained off-street 
trails, and unsafe use of the old rail ROW.  Of particular concern is improving connections within and to areas surrounding the Corridor, 
and providing safe connections to local schools.  Pedestrian crossings, too, are in need of improvement.  The goal of the pedestrian/bicycle 
plan for the Corridor is to improve access to the Stream and associated open space, and make connections between the Corridor, the 
KRRT, the downtown and waterfront park, and adjacent neighborhoods and three nearby schools.   
 
Specifically, the Cobbossee Stream Trail would improve the pedestrian crossing at Bridge Street/Summer Street, provide new sidewalk/trail 
along Summer Street, and improve the Harden Street trail connection to the Harrison Ave. neighborhood.   
 
Users of the proposed Cobbossee Trail will include both residents and visitors to the area.  Visitors might use the trail as an extension of 
the KRRT, access the trail from the downtown, or make the trail a destination (with the proposed outdoor museum-by-the-stream and the 
trestle walkway and park area as draws).  Locally, the trail would serve adjacent neighborhoods and other Gardiner residents, and provide 
new pedestrian/bicycle access to and from the KRRT from the Cobbossee Corridor area.  The proposed outdoor museum-by-the-stream 
would also serve both residents and visitors, and could become incorporated with local/area school history curriculum. 
 
The trail is envisioned as a transportation route that serves recreational and alternative transportation purposes.  It will be designed to 
safely accommodate walkers, joggers, and bicyclists, and would meet ADA standards for accessibility.   
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e. Describe how this project contributes to the bicycling and walking system or network in your community (include a description of the 
existing bicycling or walking facilities at either end of the project).  Include a list of any major origins or destinations that will be connected 
or served by the project. 
 
As mentioned above, the proposed Cobbossee Trail would provide a new, safe connection between the Cobbossee Corridor and 
surrounding neighborhoods, the KRRT and waterfront area, and the downtown.  The existing sidewalk infrastructure inadequately serves 
pedestrian/bicycle access and safety in this area.   
 
In the larger view, this trail is one vital piece of the overall pedestrian/bicycle network proposed for the Cobbossee Corridor area.  In 
addition to improving the above pedestrian connections, the trail/sidewalk improvements within the Cobbossee Master Plan aim to improve 
connections to schools and neighborhoods surrounding the Corridor.  This trail application, if approved, would kick-start this network of 
trails and sidewalks, as it comprises the core or centerpiece of the network. 

----------------------------------------------------------------------------------------------------------------------------------------------- 

f. Describe any current and/or previous uses of the project area: 
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The proposed route for the Cobbossee trail follows the existing abandoned MDOT railroad ROW from the KRRT terminus to the railroad 
trestle.  A portion of this ROW overlaps with Summer Street (public ROW).  The rail ROW has been unused for many years, and the ties 
have actually been removed in several areas. 
 
Current uses along the old rail ROW are mixed, and include lower quality residential, commercial, and manufacturing uses; however, this 
area is in transition, with commercial and residential redevelopment planned for its future as part of the Cobbossee Corridor Master Plan.  
The trail can help make this redevelopment a success. 

 
 
g. Please explain current and future ownership of the property.  Include any proof of ownership and/or easement documentation: 

 
All portions of the proposed trail are within public ROW and/or MDOT ROW.  Initial contact has been made with the State Office of Freight 
Transportation (Robert Elder), relaying the City's interest in the railroad ROW and initiating a discussion on how to proceed.  Mr. Elder has 
indicated a willingness to work with the City; no major obstacles that could derail this project are anticipated. 
 
Landowner Cooperation 
The section of Summer Street between Bridge 
Street and Winter Street may be designed as 
an on-street sidewalk or an off-street trail 
along the top of the stream bank.  The option 
for an off-street trail will depend upon the 
future land use along this stretch (e.g. the fate 
of the present T.W. Dick steelyard ownership); 
the City will work with the landowner to 
determine the feasibility of this option and 
acquire the necessary easement for an off-
street trail. 
 
Also, though the proposed trestle "trailhead" 
area is within the MDOT ROW, contact has 
been made with the owner of the adjacent lot 
(which currently houses a pet food distributor 
and restaurant/brewery) in order to work 
cooperatively towards the best possible site 
layout.   

 
----------------------------------------------------------------------------------------------------------------------------------------------- 
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For historic projects, please complete (h) through (k).  All others please go to (l). 

----------------------------------------------------------------------------------------------------------------------------------------------- 

l. Explain how your project would improve your community's transportation network: 

 
This is largely addressed in the above text.  The trail will not only increase the City's recreational opportunities (near to the core of the 
population), but will serve as the first step in improving the pedestrian/bicycle network in the Cobbossee Corridor and downtown area.  
Such improvements, including safer and better pedestrian/bicycle access and opportunities, can have an impact on reduced vehicle traffic 
locally, giving residents and visitors options to walk or bike in Gardiner Center (and beyond, via the KRRT).  The trail connection to the 
KRRT also provides an extended bicycle commuting route (to and from Gardiner, to Farmingdale, Hallowell & Augusta), thereby improving 
alternative transportation opportunities locally and in the area.   
 
The City’s current Capital Improvement program will be replacing 3.73 miles (or 27%) of the total sidewalk inventory over the next 5 years. 
 
 

m. Identify and approximate the number of customers served by the project: 

 
The Cobbossee Trail would serve users of the KRRT, Gardiner residents (especially adjacent neighborhoods), school children, and visitors 
to Gardiner's downtown area (including the waterfront and Cobbossee Stream).   
 
Please see the attached census data. 

 
 

n. Describe impacts and/or benefits – e.g., Service Center Community, Designated Growth Area, Streetscape/Livability, Downtown 
Revitalization, Safety, Wellness, Smart Growth, Accessibility, Tourism, Transportation System Efficiencies, Reduced Vehicle Miles 
Traveled: 

 
The proposed Cobbossee trail, and the overall Cobbossee pedestrian/bicycle network, will benefit the City of Gardiner, and the region, in 
many ways.  Improving recreational and alternative transportation opportunities in the Cobbossee Corridor will certainly add to the livability 
and quality of life in Gardiner.  The Cobbossee Corridor lies within a 5000-foot radius  of the downtown (~1/9 mile at its furthest point) and 
is part of the Central Business District, so that trail and sidewalk improvements in this area contribute to the overall walkability of central 
Gardiner.  The proposed new sidewalks and trails, and area trail connections (KRRT), create better and safer options for walking and 
bicycling, which in turn provides for a healthier community.  And the Cobbossee Trail would also reduce vehicle miles traveled, not only by 
improving the walkability of the downtown/Cobbossee area, but by providing an additional, safe, alternative transportation route for those 
living and working within and adjacent to the Corridor.  
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The Cobbossee Corridor Master Plan addresses the need for good pedestrian access to and within the Corridor to support existing and 
future businesses and residential development.  The proposed pedestrian/bicycle improvements also support the downtown, improving the 
overall walkability of Gardiner center and encouraging pedestrian activity that supports Gardiner Main Street businesses.   
 
The recreational potential of the Cobbossee Stream Corridor offers an opportunity to boost regional tourism, which would support 
economic growth in the downtown area.  For example, Gardiner is on the Chaudiere/Kennebec Trail, and the KRRT will eventually become 
part of a spur connecting to the East Coast Greenway in Brunswick.  Boat trips on the Kennebec will also link with the trail system, by way 
of docks at the waterfront park. 
 
As a Service Center Community, Gardiner provides services to a larger population than just the City.  Recreation is one of the services the 
City can provide that will benefit more than just its own residents – making an investment in Gardiner's pedestrian/bicycle network one that 
will serve this larger population.   
 

The State’s report on Reviving Service Centers recommends that communities:                                   "Invest in Urban Parks and 
Trails -- The Task Force considered a wide range of factors that contribute to vibrant, healthy service center communities. An 
important factor, not only in Maine communities, but in urban places across the nation, are recreational amenities, including parks, 
trails and other open spaces. The availability of such resources and facilities are not only important parts of day-to-day community 
life, but they can also be important ingredients in local and regional plans for tourism promotion and economic development."   
Reviving Service Centers, Vol. 1, Report of the Task Force on Service Center Communities, Maine State Planning Office, August 
1998. 

 

o. Does the municipality have a comprehensive plan?      4Yes          No          In process 

If Yes or In process, how does this project relate to your plan?  (please attach appropriate excerpts) 

 
Many sections of the City's Comprehensive Plan directly and indirectly support the development of a safe and well-connected pedestrian 
and bicycle network for Gardiner, for recreational, economic development, and general quality of life reasons.  Below are several relevant 
excerpts from the Plan: 
 
Transportation & Parking:  
(Policies)  
"The City shall continue to support alternative transportation modes such as bike trails, rail transport, car pooling, and mass transport."  
"The City shall encourage the development of bike paths throughout the City in order to provide another safe transportation route." 
 
(Implementation Strategies)  
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"The City Manager shall submit grant applications for alternative transportation projects such as bike trails and car pools whenever these 
funds become available." 
 
Recreation: 
(Goals)  
"Promote and protect the availability of outdoor recreation opportunities for the City residents, including access to surface waters [e.g. 
Cobbossee Stream]."   
"Promote a variety of recreational and cultural activities and opportunities throughout the City." 
 
(Analysis) 
"… A bike path system over time will help reduce traffic congestion, provide additional recreational opportunities, provide a safe bike trail 
system, and improve the quality of life for residents."   
"… The future trail potential [within the City] will include new bike lanes and the railroad right-of-way trail into Augusta.  A goal of the City 
should be to develop an interconnected system of multi-use trails…  The advantages of this type of a trail system would be to provide 
access through many different neighborhoods, and it would allow residents of the populated northern section of the City direct access to 
many scenic areas along the river and in the rural section parts of the City." 
 
(Policies)  
"The City shall pursue private, State and Federal grants to be used for recreational facilities, and a special effort should be made to seek 
funds for the development of a bike trail system."   
("The City shall continue to support the existing plans for the creation of a trail system between Gardiner and Augusta over the railroad 
right-of-way.")   
"The City shall commit the necessary financial and planning resources necessary to implement the ideas and suggestions presented in this 
plan section [Recreation]." 
 
Critical Natural Resources: 
(Surface Water Resources) 
"The Cobbossee Stream, in addition to the former dam sites, provides a number of scenic areas along its banks from the New Mills Bridge 
to its entrance into the river.  The stream's commercial heritage does not hide its beauty as evidenced by rock outcrops, white-water, high 
stream banks, and ever improving fishing habitats." 
 
Community Resources: 
(Goals)  
"Provide a variety of recreational and cultural activities and opportunities throughout the City." 
"The variety and quality of recreational and cultural activities and the quality of education all have a profound effect upon the quality of life 
and the attractiveness of the area for future economic development." 
 
(Policies) 
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"The City shall continue to support existing recreational, cultural, and sport activities and find ways in cooperation with neighboring Towns 
and private organizations to increase the amount and quality of these services."   
"The City recognizes that the quality, variety, and quantity of cultural, recreational and sporting activities will enhance the quality of life for 
its citizens and make the City more attractive for future economic development." 
 

 

p. Please explain the 20 year maintenance plan for the project (see Attachment 2, Article II, Section P): 

 
The City of Gardiner is committed to maintaining the proposed pedestrian/bicycle infrastructure, once built.  The Gardiner Department of 
Public works is prepared to maintain the trails, sidewalks and crossings to ensure public safety and to protect the pedestrian/bicycle routes 
as a pubic investment.  The City will seek funding through its Capital Improvement Program (CIP), Tax Increment Financing (TIF) (the trail 
falls within an existing TIF district), and private donations to finance future maintenance. 

q. Explain implementation for the project: 
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As the Cobbossee Stream trail is one piece of the larger Cobbossee Corridor trails effort, the overall timeline/phasing for the project is as 
follows: 
 
Phase I HIGH PRIORITY SEGMENTS FOR IMMEDIATE FUNDING APPLICATIONS 

 • Cobbossee Stream trail (this application) (H, I, J, K) 
 • Jannace & Usdan2 properties trails (F) 
 • Route 126 sidewalk, from New Mills Bridge to the West Gardiner line (Gardiner Middle 

School)3 (A) 
  
Phase II Next priority segments, requiring further planning 

 • Pedestrian bridge/trail extension (connecting the trestle walkway to the Jannace 
property open space) (G) 

 • Route 126 sidewalk & streetscape enhancements (from the downtown to the New Mills 
Bridge) (C) 

 • Harrison Avenue sidewalk & West Hill Road extension (E, B) 
 • Trail extension from Cobbossee Stream to Laura Richards Elementary School (D) 
 • Waterfront trail connection along Cobbossee Stream (L) 

 
 
Cobbossee Stream Trail Timeline: 
 
Begin PE/design date: January 2005 
End PE/design date:   January 2006 
Advertise date:    February 2006 
Begin construction:   May/June 2006 
End construction:    October 2007 
 
 
Will this work be coordinated with another project?   No. 

                                                      
2 Informal trails already exist on these two properties, along public sewer rights-of-way on the northwest side of the Cobbossee Stream.  The Jannace property 
is currently City-owned (12.5 acres on the northwest side of Cobbossee Stream) with the Kennebec Land Trust serving as steward; this property is reserved for 
public open space.  The City is in the process of acquiring the adjacent Usdan property (which covers 8.6 acres on both sides of the Cobbossee Stream), for 
recreation/open space use as well as future development. 
3 Work on this section of Rt. 126 is already in the BTIP (shoulders & resurfacing), and the City is lobbying for MDOT to include a sidewalk along this stretch to 
provide a safe pedestrian route to the Middle School. 
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Will this work occur over a water body; in a wetland?  Yes, the trestle to be rehabilitated crosses over the Cobbossee Stream. 

 

List other partners/participants: 

MDOT Office of Freight Transportation – ownership key to project development 

City of Gardiner Cobbossee Corridor Committee – development and planning for overall Cobbossee Corridor Master Plan (including trails 
development); see committee list 

Kent Associates, Gardiner ME – planning & design consultant on Cobbossee Corridor Master Plan 

Wright-Pierce, Topsham ME – engineering consultant on Cobbossee Corridor Master Plan 

Diane Morabito – traffic and pedestrian safety advisor 

Terrance DeWan – landscape architectural advisor 

Jay Robbins – historical research consultant 
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South end of the trestle, at the proposed trailhead area.  Below the trestle lie artifacts of past industry along the 
Cobbossee Stream. 

The existing railroad trestle, when refitted as a pedestrian walkway, could be an important, eye-catching, scenic
component to the Cobbossee Stream Trail.   
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Existing businesses near the proposed trailhead area (trestle to the right).  The City would work cooperatively 
with the landowner to make parking & landscape improvements to this area. 

Harden “Street” is a City-owned ROW that connects Summer St. and Harrison Ave.  The existing path is
poorly constructed and in need of drainage improvements and erosion control. 
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The old rail bed behind Hannaford (near the KRRT). View of the rail bed (opening in trees) from the KRRT. 

The railroad tracks still cross Bridge St. onto Summer St. Summer St., looking back towards Bridge St. 
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Summer St. at Winter St. intersection (no sidewalk). After Summer St. crosses Winter St. (looking towards 
the trestle), the rail lines have been pulled out. 

Improvements to the Bridge St. pedestrian crossing (at Summer St.)
are already included in the City’s Cobbossee Corridor plan. 
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Cobbossee Stream Area - Master Plan / Trails    
PRELIMINARY CONSTRUCTION COST ESTIMATE - July 27, 2004    

      
      
TRAIL SEGMENT A - Cobbossee Ave from New Mills Bridge to Middle School  
New 5-foot Bituminous Sidewalk with Bituminous Curb     
      
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION 1 LS $15,000.00 $15,000 
2 AGGREGATE BASE 675 CY $18.00 $12,150 
3 LOAMING & SEEDING 3750 SY $12.00 $45,000 
4 BITUMINOUS CURBING 3,350 LF $11.00 $36,850 
5 SLOPE STABILIZATION (FABRIC) 400 SY $6.00 $2,400 
6 RESET UTILITY POLES - ALLOWANCE 1 LS $4,500.00 $4,500 
7 PAVEMENT MARKINGS / STRIPING 1 LS $750.00 $750 
8 LANDSCAPING / TRIMMING 1 LS $4,000.00 $4,000 
9 HOT BIT. PAVEMENT (2") 250 TON $110.00 $27,500 
10 RESET HYDRANTS 2 EA $1,050.00 $2,100 
11 MOBILIZATION / EROSION CONTROL 1 LS $5,000.00 $5,000 

    SUBTOTAL: $155,250 
    ENGINEERING AND CONTINGENCY: $38,813 
    TOTAL: $194,063 
      

TRAIL SEGMENT C - Cobbossee Ave, from Winter Street to E.J. Prescott Office  
New 5-foot Bituminous Sidewalk with Bituminous Curb     
      
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION/FILL 1 LS $24,000.00 $24,000 
2 AGGREGATE BASE 975 CY $18.00 $17,550 
3 LOAMING & SEEDING 5100 SY $12.00 $61,200 
4 BITUMINOUS CURBING 4,900 LF $11.00 $53,900 
5 SLOPE STABILIZATION (FABRIC) 600 SY $6.00 $3,600 
6 RESET UTILITY POLES - ALLOWANCE 1 LS $7,500.00 $7,500 
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7 PAVEMENT MARKINGS / STRIPING 1 LS $1,000.00 $1,000 
8 LANDSCAPING / TRIMMING 1 LS $4,500.00 $4,500 
9 HOT BIT. PAVEMENT (2") 350 TON $110.00 $38,500 
10 RESET GUARD RAIL 700 LF $16.00 $11,200 
11 MISC. DRAINAGE IMPROVEMENTS 1 LS $3,500.00 $3,500 
12 RESET HYDRANTS 3 EA $1,050.00 $3,150 
13 MOBILIZATION / EROSION CONTROL 1 LS $7,500.00 $7,500 

    SUBTOTAL: $237,100 
    ENGINEERING AND CONTINGENCY: $59,275 
    TOTAL: $296,375 
      

TRAIL SEGMENT E - Harrison Avenue from New Mills past the High School   
New 5-foot Bituminous Sidewalk with Bituminous Curb     
      
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION 1 LS $10,500.00 $10,500 
2 AGGREGATE BASE 650 CY $18.00 $11,700 
3 LOAMING & SEEDING 3200 SY $12.00 $38,400 
4 BITUMINOUS CURBING 3,150 LF $11.00 $34,650 
5 RESET UTILITY POLES - ALLOWANCE 1 LS $4,500.00 $4,500 
6 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
7 LANDSCAPING / TRIMMING 1 LS $6,500.00 $6,500 
8 HOT BIT. PAVEMENT (2") 225 TON $110.00 $24,750 
9 MISC. DRAINAGE IMPROVEMENTS 1 LS $3,500.00 $3,500 
10 MOBILIZATION / EROSION CONTROL 1 LS $5,000.00 $5,000 

    SUBTOTAL: $140,000 
    ENGINEERING AND CONTINGENCY: $35,000 
    TOTAL: $175,000 
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TRAIL SEGMENT H & J - Summer Street &  the Trestle         
New 5-foot Bituminous Multi-Use Trail and Trestle Improvements.       
            
TRAIL SEGMENT J1 - Paved Trail to/from Trestle         
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION 1 LS $7,000.00 $7,000 
2 AGGREGATE BASE 225 CY $18.00 $4,050 
3 LOAMING & SEEDING 900 SY $12.00 $10,800 
4 SPLIT RAIL CEDAR FENCING 200 LF $11.00 $2,200 
5 SLOPE STABILIZATION (FABRIC) 125 SY $6.00 $750 
6 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
7 LANDSCAPING / TRIMMING 1 LS $5,500.00 $5,500 
8 HOT BIT. PAVEMENT (2 1/2") 70 TON $110.00 $7,700 
9 CONC. BLOCK RETAINING WALL 125 SF $17.00 $2,125 
10 MISC. DRAINAGE IMPROVEMENTS 1 LS $2,000.00 $2,000 
11 MOBILIZATION / EROSION CONTROL 1 LS $2,500.00 $2,500 
        SUBTOTAL: $45,125 
        ENGINEERING AND CONTINGENCY: $11,281 
        TOTAL: $56,406 

TRAIL SEGMENT H - Trestle Improvements        
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 REPAIRS TO EXISTING SUBSTRUCTURE 1 LS $28,500.00 $28,500 
2 REPLACE DETERIORATED TIES 60 EA $60.00 $3,600 
3 NEW DECK FRAMING/STRINGERS 7,000 SF $3.25 $22,750 
4 DECKING ("TREX" OR EQUIV.) 7,000 SF $4.50 $31,500 
5 RAILINGS 1700 LF $44.00 $74,800 
6 PROTECTIVE MEMBRANE 7,000 SF $4.00 $28,000 
7 PRESERVATIVES/STAINS/COATINGS 1 LS $32,000.00 $32,000
8 MOBILIZATION / EROSION CONTROL 1 LS $2,500.00 $2,500 
        SUBTOTAL: $223,650 
        ENGINEERING AND CONTINGENCY: $55,913 
        TOTAL: $279,563 
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TRAIL SEGMENT I - Harden Street          
New 5-foot Bituminous Multi-Use Trail         
            
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION 1 LS $6,000.00 $6,000 
2 AGGREGATE BASE 250 CY $18.00 $4,500 
3 LOAMING & SEEDING 1200 SY $12.00 $14,400 
4 CLEANUP OF DEBRIS 1 LS $4,500.00 $4,500 
5 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
6 LANDSCAPING / TRIMMING 1 LS $3,500.00 $3,500 
7 HOT BIT. PAVEMENT (2 1/2") 85 TON $110.00 $9,350 
8 MISC. DRAINAGE IMPROVEMENTS 1 LS $8,500.00 $8,500 
9 MOBILIZATION / EROSION CONTROL 1 LS $4,500.00 $4,500 
        SUBTOTAL: $55,750 
        ENGINEERING AND CONTINGENCY: $13,938 
        TOTAL: $69,688 
           

TRAIL SEGMENT J2 - Bridge Street to Winter Street (Past TW Dick)     
New 5-foot Bituminous Multi-Use Trail along top of slope         
            
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION 1 LS $8,500.00 $8,500 
2 AGGREGATE BASE 250 CY $18.00 $4,500 
3 LOAMING & SEEDING 1,000 LF $11.00 $11,000 
4 SLOPE STABILIZATION (FABRIC) 300 SY $6.00 $1,800 
5 SPLIT RAIL CEDAR FENCING 800 LF $11.00 $8,800 
6 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
7 LANDSCAPING / TRIMMING 1 LS $5,500.00 $5,500 
8 HOT BIT. PAVEMENT (2") 90 TON $110.00 $9,900 
9 MOBILIZATION / EROSION CONTROL 1 LS $2,500.00 $2,500 
        SUBTOTAL: $53,000 
        ENGINEERING AND CONTINGENCY: $13,250 
        TOTAL: $66,250 
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TRAIL SEGMENT K - KRRT Extension to Bridge Street (Behind Hannaford)     
New 10-foot Bituminous Multi-Use Trail         
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION/FILL 1 LS $10,500.00 $10,500 
2 AGGREGATE BASE 450 CY $18.00 $8,100 
3 LOAMING & SEEDING 1000 SY $12.00 $12,000 
4 SPLIT RAIL CEDAR FENCING 400 LF $11.00 $4,400 
5 SLOPE STABILIZATION (FABRIC) 100 SY $6.00 $600 
6 RESET UTILITY POLES - ALLOWANCE 1 LS $4,500.00 $4,500 
7 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
8 LANDSCAPING / TRIMMING 1 LS $3,500.00 $3,500 
9 HOT BIT. PAVEMENT (2 1/2") 160 TON $110.00 $17,600 
10 CONC. BLOCK RETAINING WALL 250 SF $17.00 $4,250 
11 MOBILIZATION / EROSION CONTROL 1 LS $2,500.00 $2,500 
        SUBTOTAL: $68,450 
        ENGINEERING AND CONTINGENCY: $17,113 
        TOTAL: $85,563 

  
TRAIL SEGMENT L - Lower Cobbossee Stream Trail from Bridge St. to Main St.  
New 5-foot Bituminous Multi-Use Trail along top of slope     
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION 1 LS $6,500.00 $6,500 
2 AGGREGATE BASE 250 CY $18.00 $4,500 
3 LOAMING & SEEDING 800 SY $12.00 $9,600 
4 SLOPE STABILIZATION (FABRIC) 250 SY $6.00 $1,500 
5 SPLIT RAIL CEDAR FENCING 700 LF $11.00 $7,700 
6 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
7 LANDSCAPING / TRIMMING 1 LS $6,500.00 $6,500 
8 HOT BIT. PAVEMENT (2 1/2") 100 TON $110.00 $11,000 
9 MOBILIZATION / EROSION CONTROL 1 LS $2,500.00 $2,500 
    SUBTOTAL: $50,300 
    ENGINEERING AND CONTINGENCY: $12,575 
    TOTAL: $62,875 
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TRAIL SEGMENT G - West End of Trestle to Pedestrian Bridge Site    
New 10-foot Bituminous Multi-Use Trail      
      
NO. DESCRIPTION QUANTITY UNIT UNIT PRICE COST

1 EXCAVATION/FILL 1 LS $8,500.00 $8,500 
2 AGGREGATE BASE 450 CY $18.00 $8,100 
3 LOAMING & SEEDING 1,100 LF $11.00 $12,100 
4 SLOPE STABILIZATION (FABRIC) 400 SY $6.00 $2,400 
5 SPLIT RAIL CEDAR FENCING 250 LF $11.00 $2,750 
6 PAVEMENT MARKINGS / STRIPING 1 LS $500.00 $500 
7 LANDSCAPING / TRIMMING 1 LS $4,500.00 $4,500 
8 HOT BIT. PAVEMENT (2 1/2") 160 TON $110.00 $17,600 
9 MOBILIZATION / EROSION CONTROL 1 LS $2,500.00 $2,500 
    SUBTOTAL: $58,950 
    ENGINEERING AND CONTINGENCY: $14,738 
    TOTAL: $73,688 
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GARDINER CITY COUNCIL 
RESOLUTION TO URGE MDOT TO CONSTRUCT A SIDEWALK AND BIKE ROUTE TO THE 

GARDINER REGIONAL MIDDLE SCHOOL ON ROUTE 9/126 
 
 
WHEREAS about 0.73 miles of Route 9/126 between the New Mills bridge and the Gardiner/West Gardiner 
town line is slated for pavement and shoulder rehab by the MDOT (Project #11352.00), with design work 
scheduled to begin in winter 2004/2005 and construction to be completed in 2005 
 
WHEREAS no sidewalk or bicycle lanes exist along this stretch to connect the Gardiner Regional Middle 
School (on Route 9/126) to the downtown, its neighborhoods, and the Cobbossee Corridor; and 
 
WHEREAS there is a critical need to provide school children with safe walking and bicycling routes to local 
schools in general and the Middle School in particular; and  
 
WHEREAS the City of Gardiner has committed $175,000 towards its 2004 application for a Transportation 
Enhancement Grant from the State of Maine Department of Transportation (MDOT) to address alternative 
transportation needs within the community and specifically within the Cobbossee Corridor (which links 
Route 9/126 at New Mills to downtown Gardiner); and 
 
WHEREAS residents of Gardiner, and especially parents of school children, have frequently pointed out to 
the Council that children are at risk when trying to walk and/or ride to school along Route 9/126 
 
BE IT RESOLVED THAT the City of Gardiner strongly urges the Maine Department of Transportation to 
include a new sidewalk and bicycle route in its upcoming design and construction work on Route 126 from 
the New Mills bridge to the West Gardiner town line. 
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I thought I'd provide some additional information about the 
dam, its proposed removal, and my thoughts about the 
feasibility of a bridge across the stream. 
 
As you probably know, the Gardiner Paperboard dam (also 
known as the Yorktowne Paper Company dam or Dam No. 
5) is in poor condition.  The dam was originally constructed 
in the mid-1800's, and was of similar construction to the 
upstream dam, which apparently failed decades ago.  The 
only significant maintenance performed on the Gardiner 
Paperboard dam was the installation of the concrete apron, 
downstream of the dam, at an unknown date.  The apron 
was probably built to prevent erosion and undermining of 
the dam at its toe. 
 

A dam inspection performed for the State of Maine in 1998 
noted considerable leakage through the dam and large voids 
in the stone masonry.  There has been no maintenance on the 
structure since that time, and it is felt to be in even worse 
shape than in 1998.  In 1999 the preliminary cost estimate for 
dam rehabilitation was $241,700, and at about that time the 
mill began entertaining thoughts of dam removal and an 
alternative means of providing process water for its mill 
operations.  For years the sole purpose of the dam had been 
to provide gravity flow of water from Cobbossee Stream into 
the mill.  In 2000 a mill water intake study was conducted 
and found that the dam wasn't even necessary to provide 
water, except when the pumps needed to be primed and 
restarted after a mill shutdown.  As part of that study several 
alternatives to the dam for pump priming were proposed, 
but the study became moot when the mill subsequently 
closed. 
 
Dam removal is proposed for two primary reasons.  One 
reason, the ecological benefits of dam removal are 
tremendous, since dam removal will restore upstream 
passage and habitat for lots of resident and anadromous (sea 
run) fish such as brook trout, Atlantic salmon, eels, alewives, 
blueback herring, sea lamprey, juvenile striped bass, etc.  The 
removal of the Gardiner Paperboard dam will trigger fish 
passage at the upstream dams, further enhancing fisheries 
restoration, and is also expected to improve water quality. 
 
The second reason for dam removal is that the Newark 
Group believes that the mill property will be a lot more 
saleable with the dam removed.  The dam is contributing to 

NO. 5 DAM REMOVAL (GARDINER PAPERBOARD) 
Provided by Matt Bernier, Kleinschmidt Associates 
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increased leakage through the mill foundation and 
deterioration of structural elements; there is also increased 
liability that comes with dam ownership.  Therefore, the dam 
removal will increase the chances for conversion of the mill 
property to other use, which I suspect is very much a goal of 
the Cobbossee Corridor group. 
 
The idea of a pedestrian bridge across the stream is a great 
one.  Having walked this reach many times, on both the east 
and west banks, I think it is a beautiful stretch and deserves 
more public use. 
 
Unfortunately, the dam in its existing configuration does not 
enhance the feasibility of a bridge across the stream.  
Although the dam once supported a timber walkway, the 
walkway was for private (mill) use and would not have been 
built to the design standards required today for public use. 
 
During the dam removal design Kleinschmidt did consider 
the question of whether part of the dam could be retained as 
supports for a pedestrian walkway.  We carefully considered 
the question.  On the east (mill) side the abutment will 
remain, primarily because it is an integral part of the existing 
mill foundation, including the concrete walls of more recent 
vintage.  The challenge is more on the west side, where an 
old penstock (4-foot diameter pipe) runs through the 
masonry abutment to where an old water wheel sat.  
However, the west side abutment is in very poor shape.  I 
have included a photo to show the construction of this 
abutment, which is of laid granite blocks.  The blocks are not 
pinned or concreted together.  In order to have an abutment 

capable of supporting a bridge, the abutment would need to 
be very secure.  Simply put, the granite stones would not be 
able to serve as a bridge abutment by themselves, there 
would still be a need for a very large anchor of some sort 
(like a concrete abutment).  Also, it looks like much of the 
west abutment is going to have to be removed during dam 
removal.  If this abutment isn't lowered it will become an 
"attractive nuisance" and hazard with a trail leading to an 
abutment of loose stones with a sharp dropoff to the stream, 
not to mention the 4-foot diameter hole (old penstock) 
through the abutment that would be attractive for kids to 
crawl through but would always be in danger of collapsing.  
The west side of the dam will also be where the stream is 
temporarily diverted during dam removal., requiring 
removal of most of the abutment. 
 
I think the best way to explain the bridge issue is for you to 
look at this excellent website for a pedestrian bridge in New 
Hampshire:  
http://www.new-
boston.nh.us/orgs/conservation/Projects/nbcon_footbridge.htm  
 
I think this is an exciting option for Cobbossee Stream and its 
future trails network.  I was pleasantly surprised to see this, 
since I wasn't aware that single span, prefabricated 
pedestrian bridges were available for spans of this length.  If 
you look at this you can see that the bridge ties into new 
concrete abutments on either side of the stream, with stone 
used for approaches and aesthetics, but not necessarily 
structural support.  I think this is a very similar situation to 
what will be required for Cobbossee Stream.  I even think 
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that the cost ($54,534) is very reasonable.  If there is an 
engineer working with you on the Cobbossee Corridor 
study, he or she can probably provide more input on bridge 
options and costs.  Given the steep topography, a suspension 
bridge ("swinging bridge") may also be an option. 
 
Therefore, keeping parts of the existing dam does not 
increase the feasibility of a pedestrian bridge.  In fact, I 
believe that dam removal will help with bridge options in 
two important ways.  One, dam removal increases options 
for placing bridge abutments.  The west side of the dam is 
very congested with the dam abutments crowded in with the 
City sewer line--there is very little room to incorporate a 
concrete abutment in with the existing granite abutment 
unless the granite is removed.  And two, the dam removal 
provides an important source of material (granite blocks) 
that could be used in architectural aspects of the bridge, trail, 
gated entrances, etc.  (The availability of the granite remains 
to be determined since it is owned by the mill and dam 
owner, but it could be available to the City.  A lot depends 
on the value of the granite versus the costs of its removal.) 
 
I hope this helps provide some additional information.  I 
think you will see that the dam removal creates some great 
opportunities to move forward with future enhancements in 
this area, and it will be exciting to see the removal completed 
later this summer. 
 
 


