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Potential Housing Development for Bridgton 
 
The market opportunity    
Development opportunities for Bridgton, include housing;  the Town 
would gain economically from new housing on Main Street, by 
additional rental housing for young people, and from additional 
retiree condominiums and homes.  The general housing demand 
figures for the Bridgton market area, are however, modest.  This 
means that new housing of the types described above would require a 
careful market study, and would have to be marketed actively. 
 
The following describes how the Town can follow up on housing 
development opportunities in the area of affordable rental housing – 
the kind that could be done along or near to Main Street, and serve 
young people, thus meeting two of the economic development tests 
described above. 
 
The Sites    
The Bridgton Master Plan has identified six potential multi-unit 
housing sites for Bridgton, three located in the Depot Street area, two 
near the Highland Lake public park, and one just off Route 302.  The 
sites are shown in the Housing Sites figure (next page), and 
described in the Potential Housing Sites Table below. 
 
The Developer    
Avesta Housing, formerly York Cumberland Housing, is interested 
in developing new housing in Bridgton.  The agency is an ideal 
choice.  Avesta has a long and successful track record of housing 
development and management in southern Maine, and is well 
regarded by financing agencies.  Avesta is experienced in working in 
rural towns on small scale developments, while many other 
affordable rental housing developers are not.  Finally, Avesta staff is 
familiar with Bridgton, and currently manage two housing 

developments here, Sandy Creek and Wayside Pines.   Jay 
Waterman, the Development Director at Avesta, can be contacted at 
553-7780 (ext 211).  For more information on Avesta, check their 
web site at http://www.avestahousing.org/default.htm. 
 
Community Concepts may also be interested in working with the 
Town.  Headquartered in South Paris they’ve recently built an 
attractive townhouse-type housing complex on Cottage Street in 
Norway.  They, too, should be contacted to determine their interest 
in Bridgton. 
 
The Program    
The rental housing would most likely be in the form of “low income 
tax credit” housing.  This would create a project with mixed incomes 
– a portion of the tenants would be very low income (annual income 
below about $20,000), and the remainder would be unregulated.  The 
program is competitive, and awards extra points for serving the 
disabled, having 60% of the tenants very low income, etc.  (See the 
Tax Credit Program 2004 & 2005 (Qualified Allocation Plan) at the 
Maine State Housing Authority web site at 
http://www.mainehousing.org/rentalhousing.html.) 
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The two most promising sites are 2 and 3 in the “Housing Sites” map below (tax map and lot numbers 27-5 and 23-111).  The two are in the 
downtown; are close enough together to easily share the management function; and, together, could accommodate enough units (24) to
create a minimum economy of scale for development costs.  The table on the next page describes 5 of these sites; site 6 is discussed on page
I-11 and could accommodate up to 12 units. 
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Market study    
To satisfy the lenders, a formal market study will need be done to 
determine the current and future demand for mixed-income housing 
in Bridgton.  This study can sometimes be funded with a grant.  
Coastal Enterprises, Inc., in Wiscasset, operates the Maine Housing 
Technical Assistance Consortium on behalf of the Maine State 
Housing Authority, and can be contacted for help (see 
http://www.mainehousing.org/metac.html)  Also the Genesis 
Community Loan Fund (http://www.genesisfund.org/) in 
Damariscotta helps small Maine communities obtain start-up funds.  
We also understand that Enterprise Maine is helping to receive funds 
to undertake a regional housing need assessment (contact: Brett 
Doney at Enterprise Maine). 
 

Table:  Potential Housing Development Sites in Bridgton 
 

Site 
No. 

Tax Map 
and Lot No. 

Size of 
Lot1 

No. of 
Townhouse 

Units 

Ownership Comments 

1A 22-85 0.5 5 Town Small parcel close to lake, stream, and proposed public footpath; level and 
close to utility lines 

1B 22-86 1.0 10 Private Immediately adjacent to 1A, this is the location of a defunct, older, 
manufacturing building; it could be demolished to make way for new 
housing 

2 27-5 1.15 12 Town This segment of the community center property is well suited for residences 
as it’s close to services and the elementary school and is level and easy to 
build on 

3 23-111 0.9 12 Town Adjacent to the Fire Station, this site has some steep slopes but enough 
reasonable land to accommodate up to 12 units 

4 27-8/9/10 1.2 12 Private Situated on Depot Street, next to the stream (and access from site 3) this site 
has good potential for housing; may require cooperation of 3 owners 

5 9-79 +2.0 20 Town High land overlooking floodplain and public works site; requires access 
from Chamber-owned land on Route 302 

 1 Only useable, developable acreage is shown. 

Examples of potential housing 
development off Depot Street.
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Land write-down    
Four of the possible sites in the Potential Housing Sites Table are 
town owned and two are privately owned.  In order to create a 
competitive application to the Maine State Housing Authority for 
Low Income Housing Tax Credit funds, it is likely that the town-
owned land for the housing would have to be either donated or sold 
at a discounted rate.   
 
Town property tax exemption    
Housing developed and owned by a nonprofit corporation like 
Avesta is exempt from local property taxes.  In some cases, the 
project can make a “payment in lieu of taxes” to the municipality.  It 
is important that Bridgton Town officials be clear in a project like 
this whether tax exemption is acceptable, and, if not, what a 
minimum payment would look like. 
 
Town regulation    
A variety of number of units for each site, ranging from 5 units to 20 
units, is recommended (see the Potential Housing Sites Table).  The 
Bridgton subdivision ordinance mentions that a site plan review 
needs to be done for a subdivision of 3 or more units.  The Town 
Planning Board and Avesta should together review the Bridgton 
ordinances to make sure that they allow flexibility in developing this 
sort of housing in the downtown area. 
 
How Community Development funds can help    
Beyond the Maine State Housing Authority and the Low Income 
Housing Tax Credit program, the Maine Department of Economic 
and Community Development can provide assistance to such a 
project through its Community Development Block Grant Program 
(CDBG).  The program offers planning grants of up to $10,000 to the 
municipality to specifically study housing issues and develop 
solutions.  Applications are due in March and April, 2004.  
http://www.meocd.org/html/library/2004%20Applications/2004CPG
Application.pdf. 
 

The program also offers housing innovation grants of up to $400,000 
to implement local housing strategies.  The funds can be used to 
purchase land and install infrastructure, as well as cover soft costs of 
development.  Generally the innovation grants follow the preparation 
of a housing strategy under the planning grant program. 
http://www.meocd.org/html/library/2004%20Applications/2004HAI
nApplication.pdf 
 
Next Steps    
Before moving ahead to speak to Avesta Housing or other 
developers, it is helpful for the Town to be clear in advance on such 
questions as: 
 
• What kind of housing do we want? 
• Who should the housing serve? 
• Where should it be? 
• Are we willing to submit grant applications on behalf of the 

developer? 
• Are we willing to donate land or offer it at a reduced rate? 
• What are our requirements for payments in lieu of taxes? 
 
This is not to say that the Town will have to do one thing or another 
in order to develop the housing.  It is just to say that the discussion 
with the potential developer will be much more fruitful, and less 
likely to waste anyone’s time, if the Town has come to some initial 
decisions on the above points. 
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A. THE PROBLEM 
 
Three highway arterials serve as the main gateways to downtown 
Bridgton: Route 302 from the south, Route 302 from the north, and 
Route 117 from the north.  These gateway corridors have increasing 
levels of traffic and development, and are areas where change is 
highly visible, particularly to visitors.  They are also areas where 
growth most easily occurs on readily available and accessible land. 
 
Bridgton’s primary concern for the Rt. 302 & 117 arterial highway 
corridors is the threat of sprawl, or unplanned and poorly designed 
development that detracts from the town’s character.  While 
economic development is to be encouraged in appropriate areas 
along the corridors, the visual and land use impacts of future growth 
are of great importance, particularly along Rt. 302 north from 
Naples.  Essentially, the town needs to be able to meet the needs of 
economic development and growth while protecting its character and 
natural resources. 
 
 
B. THE VISION 
 
The character of Bridgton’s gateway corridors should be maintained 
through good land use planning and good design.  These gateway 
corridors should have a positive image upon visitors – from the 
commercial and residential development just beyond the downtown 
to the low-density wooded highway at the edges of the town.  
Appropriate economic development along these highway corridors 
will benefit the town’s economy without detracting from downtown 
businesses. 
 
Future economic growth along the gateway corridors must be guided 
by appropriate land use planning.  This means focusing development 

in key areas (which reduces infrastructure costs) and balancing 
growth with conservation and low-impact land uses such as forestry 
or agriculture.  The site design and streetscape design along the 
corridors should enhance the visual character of Bridgton’s gateway 
corridors.  Well designed elements such as architecture, landscaping, 
lighting, signage and other streetscape features (both in the public 
R.O.W. and private developments) positively affect economic 
development and welcome visitors to stop in Bridgton’s village 
center. 
 
 
C. GATEWAY CORRIDORS DEVELOPMENT STRATEGIES 
 
The economic development strategy for the gateway corridors 
primarily targets Rt. 302 south, though the approach and planning 
strategies are applicable to the northern corridors.  There are four 
main initiatives under the gateway corridor development strategy: 
 

1. Growth management & land use planning 
2. Economic development 
3. Mobility, safety, and access management 
4. Public/physical enhancements [e.g. streetscape] 

 
The table that follows the study area map describes these and other 
proposed initiatives; the material that follows describes the Gateway 
Corridor redevelopment strategies in more detail, with maps, 
sketches and photographs. 
 
 

Essentially, the town needs to be able to meet the needs of 
economic development and growth while protecting its 
character and natural resources. 
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STUDY AREA: GATEWAY CORRIDORS
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GATEWAY CORRIDORS DEVELOPMENT STRATEGIES 
Proposed Initiatives 

 
INITIATIVE OBJECTIVES STRATEGIES/SOLUTIONS 
   

• Identify growth areas and resource protection areas (open space 
and natural features) 

Growth management Discourage sprawl & strip highway 
development along the gateway 
corridors • Revise SPR ordinance and/or establish highway corridor 

zoning/districts to channel development to appropriate, 
buildable locations 

• Identify one or more TIF business districts along Rt. 302 south 
(or possibly Rt. 117 north) 

• Identify other areas for Business Park development (Rt. 302 
south & Rt. 117 north) 

• Identify areas for potential Pine Tree Zones; coordinate with 
growth areas & TIF Districts 

Economic Development 
 

Engage in opportunities for economic 
development along the gateway 
corridors 

• Encourage clustered commercial development (nodes), at key 
intersections along Rt. 302 

• Work with MDOT Divisional and State Staff to help streamline 
the permitting process for new commercial development 

• Provide MDOT with feedback as to possible improvements on 
the entrance permitting process 

Mobility Corridors  
(Rt. 302) 

Ensure mobility and safety on the 
gateway corridors, which have been 
designated “mobility arterial corridors” 
by MDOT, while not deterring 
economic development • Coordinate with MDOT on redesign of Rt. 302 intersections 

(e.g. Willis Park Rd.) 
• Assist developers and existing businesses improve access and 

reduce curb-cuts 
• Extend sidewalks and other streetscape enhancements from the 

downtown south on 302/117, to Willet Road/Sandy Creek Road 
• Consider a referendum vote for town funding on streetscape 

enhancements 
• Coordinate on future MDOT projects (Rts. 302 & 117) 
• Locate gateways to the town center (downtown), enhance 

existing gateways at town lines 
• Utilize MDOT Gateway funds 

Public/physical infrastructure 
improvements 

Enhance the image of the gateway 
(highway) corridors 

• Encourage existing development/businesses to make 
improvements (based on new standards), providing loans or 
other incentives 
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D. PLAN DETAILS 
 

1) Land Use & Future Growth, Route 302 Gateway Arterial 
(See Land Use & Growth map, next page.) 
 
a) Residential Growth Area 
 

The area between South High Street and the Willett Brook 
(west of Rt. 302) has been identified as a growth area 
appropriate for residential development.  The location builds 
off existing residential areas, and is separated from 
commercial development on Rt. 302 by the Willett Brook.  
(Opportunities for recreation along Willett Brook also play 
into this concept, see “Connections to Nature” later in this 
report.) 

 
b) Commercial/Industrial Growth Area 
 

Two main areas are identified for business development off 
Rt. 302; one area lies south of Sandy Creek Road and west of 
Rt. 302 , and the other east of Rt. 302 right around the Sandy 
Creek Road (“Sandy Creek Junction”).  While commercial 
development will likely occur along the Rt. 302 corridor, the 
larger parcels or back lots that are proximal to the corridor are 
appropriate for planned commercial development, such as a 
business park.  Development needs to be served by well-
designed roads and infrastructure.  These growth areas would 
be appropriate areas for establishing a TIF district.  (See the 
“TIF District/Pine Tree Zone” map) 

 
c) Commercial Centers 
 

The intersections of Sandy Creek Road and Willett Road on 
Rt. 302 present opportunities to develop commercial centers, 
where development is clustered in a manner similar to village 
center/downtown development.  These clusters lie at the 
gateway to an existing area of increased density of 

development along the corridor.  They could feature design 
elements such as sidewalks and other pedestrian 
accommodations and traffic calming. 

 
d) Natural Resources 
 

Natural resource protection must be considered in terms of 
undevelopable areas (e.g. wetlands, steep slopes) and 
conservation areas (scenic views, woodland or farmland 
protection, etc.) which balance growth and development in 
the Rt. 302 vicinity.  The town should establish priorities for 
natural resource protection and reflect such priorities in the 
Comprehensive Plan and in ordinance revisions/zoning and 
open space/conservation efforts.   

 
e) Rt. 302 Gateway Area (limited access/development) 
 

The southernmost section of Rt. 302 in Bridgeton is still a 
forest-lined roadway with limited development, and is similar 
in character to the gateway arterials from the north (Rts. 302 
& 117).  Development in this area should be limited through 
access management and zoning, and encouraged to have 
vegetated buffers that leave plenty of existing trees along the 
corridor to maintain its rural feel. 
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2) Economic Development: TIF District/Pine Tree 
Zone 
 
The “Land Use & Growth” map on the preceding page 
identifies growth areas for future development in the Rt. 
302 corridor.  A small zone within these growth areas 
could be targeted for a commercial/industrial park, 
and/or the establishment of a TIF district and/or Pine 
Tree Zone.   
 
The area highlighted on the “TIF District/Pine Tree Zone 
Opportunities” map here is anchored on the intersection 
where Rt. 117 (Sandy Creek Road) meets Rt. 302 
(Portland Road), or “Sandy Creek Junction”.  This 
zone/district could be targeted for public investment 
(such as infrastructure improvements) to stimulate 
economic development.  The establishment of a TIF 
district and/or Pine Tree Zone would create financial 
incentives for developers and would provide funds for 
the infrastructure improvements. 
 
For more on Route 302 TIF District creation, see 
“Economic Development” later in this report. 
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3) MDOT Access Management Program 
 
Route 302 serves as essential corridor for goods and services.  As 
it continues to be a generator of economic development, it must 
remain efficient and safe.  Safety and efficiency can best be 
maintained through MDOT and municipal cooperation.   
 
a. Economic Development Concerns 
 

While MDOT’s new driveway and entrance permitting 
program could potentially hinder economic development 
along the Rt. 302 highway corridor, it provides the regulation 
necessary to deter strip development and ensures safety and 
mobility.  It has been noted that the process has thus far 
proved to be frustrating for developers and town staff, but it 
is recommended that the town continue to work with these 
regulations as best as possible.   

 
 
 

 
 

Illustrations: 
- Aerials 
- future development diagram 

 
 
 
 
 
 
 
 

 
 
 

 
 MDOT ACCESS MANAGEMENT PROGRAM 

Background 

• In May 2000, the 119th Maine Legislature enacted 
P.L. 1999, ch. 676, An Act to Ensure Cost Effective 
and Safe Highways in the State.  This legislation 
directed MaineDOT to draft rules and regulations 
for the design of driveways and entrances on state 
and state aid highways. 

What is access management? 

• Access Management is the planned location and 
design of driveways and entrances to public roads. 

What are the goals of access management? 

• Increase Safety. Highway crashes related to cars 
entering and leaving the public way resulted in an 
estimated economic impact to the State of Maine of 
$1.2 billion over the past 10 years and of 
approximately $106 million in 1999 alone. In 1996, 
1 in 6 crashes occurred at driveways or entrances; 1 
in 5 people involved in crashes were involved in 
driveway or entrance related crashes.  

• Enhance Productivity. Arterial highways represent 
only 12% of the state-maintained highway system, 
but carry 62% of the state-wide traffic volume. 
Maintaining posted speeds on this system means 
Maine’s people and its products move faster, thus 
enhancing productivity, reducing congestion-related 
delays and environmental degradation. 

• Avoid Future Construction Costs. By preserving the 
capacity of the system we have now, we reduce the 
need to build costly new highway capacity such as 
new travel lanes and bypasses. 
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b. Recommendations 
 

− It’s in the town’s interest to continue to work with MDOT 
Division personnel, to try and streamline the process 
wherever possible for commercial development – though 
there may be administrative headaches, it is a new 
program with kinks to work out.  The program will 
ultimately help address the town’s growth management 
concerns. 

 
− For new businesses along Rt. 302, Town assistance on 

permitting and meeting the new standards can act as an 
incentive for commercial developments to be located in 
town-designated growth or commercial zones. 

 
− Growth management and land use planning should be 

complementary to access management on the gateway 
corridors.  The Town must bear this in mind in 
designating growth areas, making sure that established 
growth areas will not be in conflict with MDOT access 
management standards.  (For example, limiting 
development in high speed zones (50mph+) reduces 
sprawl and helps to maintain highway mobility and 
capacity – and is in keeping with MDOT’s standards.) 

 
− Access management improvements for existing 

(grandfathered) businesses on Rt. 302 can be 
accomplished through public-private cooperation.  This 
requires a site-specific analysis of existing access 
management conditions in order to develop appropriate 
design recommendations; improvements should increase 
safety and mobility (i.e. reducing curb cuts, improving site 
distances, etc.), as well as improve the property’s “street 
appeal”.  The Town should look into obtaining planning 
and design funding through MDOT to address access 
management for private businesses. Bridgton’s Route 302 & Route 117 corridors fall under MDOT’s

Retrograde Mobility Arterial classification. 
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Access/entrances for existing businesses near the Rt. 302/117 intersection should not
interfere with safety and mobility; too many curb cuts, too close to the intersection,
create a hazard.  Existing businesses should also be encouraged to make landscape
enhancements, while the Town could make other streetscape enhancements such as
sidewalk upgrades and street tree plantings. 

Access Management standards, such as those established by MDOT, ensure 
safety and mobility along Rt. 302 as new development occurs.  Existing
businesses can be encouraged to meet such standards as well.  Further, the
Town’s ordinances should address setbacks, landscape buffers, and signage along
the highway, to ensure good design practices and a positive gateway image. 
 

Route 302 Corridor 
ACCESS MANAGEMENT INITIATIVES 
 
The two aerial photographs shown here serve to illustrate how a range of 
improvements can embellish the town’s gateway corridors. 

DOWNTOWN BRIDGTON 
ECONOMIC DEVELOPMENT PLAN 
Prepared for the Bridgton Economic Development Committee and  
The Town of Bridgton 
By Kent Associates Planning and Design, Gardiner, Maine, in association with 
Planning Decisions, Hallowell, ME, and Wright-Pierce, Topsham, ME 
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Examples of Measures to Improve Future Highway Commercial Development 
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Too many curb cuts reduces 
safety and mobility along 
highway corridors Landscaping could enhance the 

gateway corridor character 

Reduce curb 
cuts (Access 
Management)

Landscape 
enhancements

Street tree 
plantings 

STREETSCAPE ENHANCEMENTS ON ROUTE 302 
Before and After: above, the highway corridor with no improvements, and below with landscape improvements. 
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4) Public Improvements 
 
Illustrations of public improvements for the gateway corridors 
outside the downtown are shown on the pages that follow.  These 
design enhancements would improve the image of Bridgton 
downtown’s “front doors”.  The physical improvements proposed 
in this section include both gateway and streetscape 
enhancements for Routes 302 & 117. 
 
a) Gateways 
 

While welcome signs at the town borders serve as the Town’s 
gateways, a popular idea at the public workshop was to have 
additional gateways and signage for the village center.  These 
gateways would mark the transition into the village proper, 
where commercial development and activity is centered.   
 
The “Gateways Map” shows the possible locations of new 
gateways on Routes 302 & 117 to the north and south of the 
downtown.  Gateway signage welcomes visitors, and can be 
used in conjunction with traffic calming (in low speed zones, 
25-35 mph) to encourage drivers to slow down or even stop 
in town and patronize local businesses.  The Gateway 
Enhancement illustration shows what these gateway 
improvements could look like, using Rt. 117 from the north 
as an example. 

 
b) Streetscape Extension 
 

The streetscape of Bridgton downtown – including design 
elements such as sidewalks, pedestrian-scale lighting, 
crosswalks, pocket parks, and other features – presents “New 
England village” character.  These design elements could be 
expanded outside the downtown along the gateway corridors 
to extend that character to growth areas beyond Main Street.   
 

 
 
The Rt. 302 corridor, north of downtown and beyond the war 
memorial at High Street, already has streetscape extended 
from the downtown (with sidewalks and crosswalks), out as 
far as the Community Building/Parks & Recreation 
Department.  However, the Rt. 302 south and Rt. 117 north 
gateway corridors lack consistent sidewalks and crosswalks, 
and have much wider shoulders.   
 
The “Streetscape Extension” map highlights a proposed 
priority streetscape extension area along Rt. 302 south, from 
downtown to Willett Brook Road intersection.  The Town 
will need to coordinate with MDOT on streetscape 
improvements on Rt. 302 south, particularly to coordinate 
with any future MDOT projects along that corridor. 
 
One successful approach, based on Raymond’s example, 
would be to construct a trail/sidewalk along this segment to 
Willet Road.  The addition of pedestrian-scale lighting and 
landscaping would provide an attractive, consistent gateway 
approach to the village. 
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Potential Gateway  
Locations for 

Bridgton’s Downtown

Rt. 117 from the north

Rt. 302 from the north

Rt. 302 from the north

Rt. 302 from the south
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AFTER

BEFORE

GATEWAY ENHANCEMENTS
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HIGHWAY STREETSCAPE ENHANCEMENTS
Raymond Route 302 Sidewalk/Trail 
 
These photos (below) of Raymond’s Route 302 Business 
District show some of the types of pedestrian amenities that 
could be added along the highway corridors in Bridgton, 
north of the Willet Road intersection.  Improvements include 
street lighting, landscaping, and other design elements. 
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These profiles of existing street conditions emphasize the need to recognize that different conditions require different streetscape solutions 
– though some themes, such as street tree planting can provide continuity.  

EXISTING ROUTE 302/117 ROAD WIDTHS 
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THE VISION 
 
Bridgton’s downtown is closely tied to nature; its waterways, 
Stevens, Corn Shop and Willett Brooks, deserve emphasis.  They 
have historical and environmental importance.  Beyond their 
recreational potential, they also enhance community image and are 
assets to economic development.  The streams in the downtown offer 
opportunities to create trail linkage between Highland Lake and 
Long Lake, interconnecting village center housing, schools and 
businesses. 
 
An improved trail along Stevens Brook in the downtown could 
provide recreational opportunities (such as hiking, kayaking, 
picnicking, and other passive recreation) for the community and its 
visitors.  Possible extension of streamside trails along Willett Brook 
(south) could provide further for community recreation and 
conservation. 
 
The village center also holds several pocket parks and landscaped 
spaces which enhance the Main Street.  These green spaces, 
including the streams, create a pleasant atmosphere in the downtown 
that attracts visitors and invites them to stop and stay. 
 
New, green, community gathering spaces – both hard and soft 
surfaced – can further enhance the image of the downtown and 
attract visitors.  Many a New England village prides its “green” or 
“common”.  Bridgton has the opportunity to add similar open space 
in the heart of downtown. 
 
 

BRIDGTON ECONOMIC DEVELOPMENT & DOWNTOWN REVITALIZATION PLAN 
IV.  CONNECTIONS TO NATURE
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THE STRATEGY 
 
Emphasize Bridgton’s connections to nature and opportunities for 
residents and tourists to enjoy the natural world. 
 

− Add to the village’s pocket parks, landscaped public spaces, 
and Shorey Park by creating additional public spaces. 

 
− Acquire, in fee or as conservation easements, floodplain 

lands close to the village, as recreational land for residents 
and tourists to use. 

 
− Extend trails along the streams, with overlooks and bridges; 

focus on Stevens Brook, with a new trail connecting 
Highland Lake with the existing trail east of the downtown 
to Long Lake. 

 
− Extend this “green” theme alongside Routes 302 and 117 so 

they become welcoming gateways to visitors, and/or extend 
trails and open space south along Willett Brook. 

 
See Village Center Trails & Recreation Map, next page. 
 

 

The Village Center redevelopment plans feature additional “green” space
throughout the downtown core, including pocket parks, a formal memorial
park next to the Magic Lantern, streamside trails, and landscaping in parking
areas. 
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Village Center Trails & 
Recreation 
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Important note: This section focuses on aspects of economic 
development not covered in the preceding sections, specifically 
including: economic development opportunities in the village and 
TIF potential in the village and on Route 302. 
 
BRIDGTON ECONOMIC DEVELOPMENT OPPORTUNITIES  
 
At the Bridgton public meeting on October 10th, 2003, residents 
evaluated specific approaches to economic development in the 
downtown area.  Seven themes were identified before the meeting by 
the consultants.  They included: 
 
1) Expand arts/culture/crafts 

• Bridgton is well supplied with basic stores  
• Potential growth in retail sector in “specialty” stores 
• Specialty sales lag behind general retail  

 
2) Increase tourism: bus tours 

• Numerous bus tours go through Bridgton on their way to 
New Hampshire 

• Need large restaurants and restroom facilities for busses to 
stop “on-the-way” 

• Need 50 plus room accommodations for overnight stays 
• Special attractions within walking distance  

 
3) Increase tourism: skiers 

• 2002-2003 season brought 130,000 skier visits to Shawnee 
Peak 

• Young families during the day and young adults at night 
• Potential to increase retail sales  
• Need transportation to town during the day, regular night 

hours, brew pub, entertainment 

4) Expand health 
• Two clusters: Sandy River Intersection and Hospital 
• Admissions to the Hospital are increasing 
• Health is the fastest growing sector in Maine’s economy 
• Need for 5-6 private practice offices in-town; 10-15 in the 

future 
 
5) High technology sector 

• Manufacturing employment is declining in Sebago Lakes 
area 

• Currently no growth plans, but potential 
• Need reliable hi-speed internet service, business incubator 

space, entrepreneur services, job training 
 
6) Affordable housing 

• Bridgton region has gained 80 households a year in past ten 
years 

• Potential demand for 30 in-town units per year 
• Need available low cost land and financing near Main Street 
• Attract young labor force to the area 

 
7) Retirement housing 

• Seasonal homes account for 40% of all houses in market 
area 

• Seasonal homes can lead to year-round retiree homes 
• Retirees want to be near lakes 
• Supports growing health sector and arts, retail 

 
The table on the next page evaluates these opportunities in terms of 
their economic and social benefits, and in terms of their practicality.  
The research that led to recommending that Bridgton pursue these 
market opportunities is included in the Appendix. 

BRIDGTON ECONOMIC DEVELOPMENT & DOWNTOWN REVITALIZATION PLAN 
V.  ECONOMIC DEVELOPMENT
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FINDINGS FROM THE PUBLIC WORKSHOP (10/21/03) 
 
Economic Development Strategies 
(8 groups, 32 individuals) 
 
Top Scoring Economic Development Opportunities: 

• Health 
• Arts/Culture/Craft 
• Affordable Housing 

 
Based on both group and individual scoring, the highest rated 
economic development opportunities from the public workshop 
include (a) health, (b) arts/culture/craft, and (c) affordable housing; 
high-tech and restaurant/lodgings were close followers to the top 
three.  This has several implications for the downtown and gateway 
corridors. 
 
For the gateway corridors, opportunities for future economic 
development include the potential creation of a business park for 
high-tech and health (e.g. doctors/medical offices).  Route 302/117 
south should be primarily considered for this (in order to discourage 
increased trucking traffic through the downtown), with secondary 
consideration of Rt. 117 north. 

 
 
 
 
 
Arts/culture and affordable housing are more appropriate for the 
downtown than highway development, and are a good fit for 
revitalization strategies.  The redevelopment opportunities presented 
for the downtown can easily include marketing strategies for health 
and arts/culture.  The expansion of the Community Center could 
include a health and fitness emphasis, and would be supported by 
expansion and enhancement of open space and recreation in the 
downtown (e.g. trails/parks).  The redevelopment of the Magic 
Lantern/Reny’s area and the Corn Shop Brook area could both 
include health/medical and arts/culture.  Affordable housing is 
already proposed on some of the present town-owned land, and the 
possible redevelopment of the Magic Lantern and Corn Shop Brook 
areas could include upper story housing.  Other private development 
or redevelopment opportunities for housing in the downtown may 
exist as well. 
 

AN EVALUATION OF BRIDGTON ECONOMIC DEVELOPMENT OPPORTUNITIES 
 

OPPORTUNITY ECONOMIC IMPACT SOCIAL BENEFIT PRACTICALITY 
Arts/culture Supports artists Good for quality of life Will need grant funds 
Tourism Helps owners 

Jobs are not high paying 
Offers additional customers 

for culture and arts endeavors 
Offers immediate paybacks 

Health Can offer good jobs 
Also support retiree sectors 

Helps community Needs grants 

High tech 
(internet) 

Good – if new jobs added Good paying Internet in the works anyway  
Other activities more difficult 

Housing Depends Good for downtown Will need lots of marketing, 
and a good developer 
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TAX INCREMENT FINANCING POTENTIAL IN BRIDGTON  
ON ROUTE 302 AND MAIN STREET 
 
BACKGROUND 
 
The Economic Development Committee of Bridgton has reviewed a 
number of economic reports and received input from several public 
meetings.  From all this the Committee has set a priority for the 
achievement of two goals:  to increase investment along Main Street, 
and to direct growth along Route 302 in a way that enhances the 
gateway image of Bridgton. 
 
While ultimately these goals must be achieved through private 
investment, municipalities like Bridgton have a variety of tools 
available to help stimulate and shape such investments.  These tools 
include:   

• Zoning and land use regulations that require that new 
development meet desired design and density standards; 

• Economic development loan programs to provide 
participating businesses with low-cost financing for 
improvements; and 

• Community Development Block Grants to provide 
infrastructure for development projects. 

 
Each of these tools are helpful.  But each, in isolation, is probably 
not enough to achieve the Town’s goals.  Zoning by itself doesn’t 
create investment.  Loan programs do not provide locational 
incentives.  Block grants generally apply to specific projects, not 
entire areas.  What is needed is an overall financial and planning 
structure in Bridgton that pushes investors to look at enhancing 
Route 302 and redeveloping Main Street – and that, over time, brings 
all of the above tools into play. 
 
The overall structure we explore in this memo is in three parts. 
 

1. First, a Tax Increment Financing (TIF) district along Route 
302, used in concert with zoning and land use incentives, to 
attract investors to look at the desired gateway locations for 
development.  The revenues from the TIF, in turn, can be 
used to subsidize in-town development, as well as to provide 
for needed Route 302 infrastructure.   

 
2. Second, a Tax Increment Financing (TIF) district along Main 

Street to be used for infrastructure and to write down 
development costs. 

 
3. Finally, a development corporation in order to market the 

TIF districts, assist developers, create equity and loan funds, 
and generate matching state grants. 

 
The City of Augusta provides a model of how this might work.  A 
dozen or so years ago the City  provided a TIF to the developer of 
the Augusta Marketplace, a mall located near the turnpike.  Under 
the terms of the TIF, the developer was allowed to keep a percentage 
of the revenue for himself, while the rest went into a City fund 
dedicated to downtown development.  That fund has been used to 
help developers renovate buildings downtown, and to make 
infrastructure improvements.  Augusta has a “Heart of Augusta” 
downtown organization that is active in encouraging downtown 
marketing and investment.  Gardiner has a similar, successful TIF 
program.  There, the Board of Trade acts as the City’s economic 
development arm. 
 
The applicability of a three-part model like this to Bridgton is the 
subject of this memo. 
 
HOW DOES MUNICIPAL TAX INCREMENT FINANCING (TIF) 
WORK? 
 
The philosophy of tax increment financing is simple.  It begins with 
the recognition that any new private development creates a new flow 
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of property tax revenues to the community.  In cases where that new 
development is a marginal proposition financially, and may not be 
possible, state law allows the community to designate a portion of 
the anticipated flow of new property tax dollars to be used in a way 
to stimulate the new development.  In other words, part of the flow 
might go to pay off a bond for a new sewer line or road that makes 
the project feasible; or part may be designated to be returned to the 
developer in order to improve the bottom line; or a part may be 
designated to support economic development activities elsewhere in 
the community.   
 
The community does not bear all of the costs of this approach 
through foregone property tax revenues.  The state shares as well, by 
not counting the “increment” of property tax value in its various 
formulas for state aid.  Therefore, a town can retain state school 
funding that it would otherwise lose if the new property tax base was 
included in the formula.  Likewise, the town can retain revenue 
sharing funds it would otherwise lose for the same reason.  Also, the 
property value is not counted in the total town assessment for county 
property tax purposes, another local savings. 
 
THE TAX SHIFT FOR BRIDGTON 
 
Because revenue sharing and school aid formulas vary for every 
community, the impacts of a Tax Increment Financing district vary 
for every community as well.  Planning Decisions has made initial 
calculations of the possible effects of a TIF in Bridgton.  These 
numbers are preliminary, and will change in future years, but the 
general order of magnitude here will probably not change. 
 
To understand the tax shift, it is necessary first to understand what 
happens without a TIF. When a new property tax investment is made 
in Bridgton, over half of what seems to be “gained” is in fact lost by 
other means.  The example in Table 1 below shows what happens 
with an investment that increases taxable value by $1,000,000 in 
Bridgton.  The new property would pay $17,800 in property taxes to 

the Town.  But on the other hand, the County tax for the town would 
go up by $842; the state revenue sharing to the town would drop by 
$820; and state education aid would drop by $7,477.  In all, over 
$9,000 of the $17,800 gain is lost by these mechanisms.  The losses 
are projected to grow over time. 
 

Bridgton Tax Shifts

$8,662

$17,800

$0

$5,000

$10,000

$15,000

$20,000

Tax receipt Net gain

Rev Sh
County
School
Tax gain

 
Under a TIF proposal, these losses don’t take place – so it is possible 
for the Town to use the property tax funds for other purposes, and at 
the same time be no worse off than – or only slightly worse off than 
– it would be otherwise with regards to property tax receipts. 
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Table 1.  Tax Shift Calculations with $1,000,000 of Increased 
Property Value 

 
TIF 

Year 
Tax 
Year 

Education 
Shift 

Revenue 
Sharing 

Shift 

County 
Tax 
Shift 

Total Tax 
Shift 

Base 2004     
1 2004 $7,477 $820 $842 $9,138
2 2005 $7,477 $820 $926 $9,222
3 2006 $7,477 $820 $1,018 $9,315
4 2007 $7,477 $820 $1,120 $9,417
5 2008 $7,477 $820 $1,232 $9,529
6 2009 $7,477 $820 $1,356 $9,652
7 2010 $7,477 $820 $1,491 $9,788
8 2011 $7,477 $820 $1,640 $9,937
9 2012 $7,477 $820 $1,804 $10,101

10 2013 $7,477 $820 $1,985 $10,281
11 2014 $7,477 $820 $2,183 $10,480
12 2015 $7,477 $820 $2,402 $10,698
13 2016 $7,477 $820 $2,642 $10,938
14 2017 $7,477 $820 $2,906 $11,202
15 2018 $7,477 $820 $3,196 $11,493
16 2019 $7,477 $820 $3,516 $11,813
17 2020 $7,477 $820 $3,868 $12,164
18 2021 $7,477 $820 $4,254 $12,551
19 2022 $7,477 $820 $4,680 $12,976
20 2023 $7,477 $820 $5,148 $13,444

Total  $149,535 $16,395 $48,209 $214,139
 
 
 
 

OTHER TIF RESTRICTIONS 
 
There are other restrictions on TIFs that need to be kept in mind 
for planning purposes: 
 

1. The total acreage of a single TIF district cannot exceed 
2% of total acreage of the community, and the total 
acreage of all existing and proposed TIF districts 
combined cannot exceed 5% of total acreage of the 
community.  As the total acreage of Bridgton is about 
36,600 acres, this means that no individual TIF district 
can exceed roughly 700 acres, and all TIF districts 
together cannot exceed about 1,800 acres.  

 
2. All of the taxable property within existing and proposed 

TIF districts cannot  exceed 5% of the town’s current 
total property value (as calculated by the state as a “state 
equalized” value).   Bridgton’s (state equalized) 
valuation in 2003 is $466,750,000.  Therefore its TIF 
districts cannot encompass more than $23 million in 
valuation. 

 
3. At least 25% of any TIF district area must be blighted; 

or in need of rehabilitation, redevelopment, or 
conservation; or suitable for industrial and commercial 
sites. 

 
4. TIF districts may be issued for any amount of years from 

one to 30.  General Obligation Bonds for a TIF district 
may be issued for a maximum of 20 years.  

 
5. The Department of Economic and Community 

Development must certify that the TIF meets the 
requirements of state law. 
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THE PROPOSED STRUCTURE FOR BRIDGTON 
 
With the above as background, here is the general structure proposed for 
Bridgton:   
 
1.  A 20-year TIF district on Route 302 

• To promote development in appropriate places on 302 
• To generate revenues to support infrastructure for 302 growth 
• To generate revenues to support Main Street growth 

 
2.  A 20-year IF district downtown 

• To generate revenues to support public infrastructure for Main 
Street growth 

• To generate revenues to support private investors along Main 
Street 

 
3.  A community development corporation 

• To attract investors who can help developers along Main Street 
• To attract economic development grants 

 
Each of these pieces is reviewed in turn below. 
 
PART 1: A ROUTE 302 TIF DISTRICT 
 
The proposed Route 302 TIF district would include approximately 300 
acres (well within State law) on the east and west sides of Route 302 
surrounding the Sandy Creek Junction intersection (at Sandy Creek 
Road).  The area’s property tax valuation and infrastructure needs are not 
analyzed here. 
 
Under this proposal, the TIF revenues are dedicated equally to three 
different purposes:      

• 1/3 to the Town Government to create a sinking fund for roads, 
utilities, and infrastructure within the Route 302 TIF district (or 

if this is not necessary, to simply be used as general 
town revenues);   

• 1/3 to a new project account to promote downtown 
investment (i.e. through advertising, business loans, 
infrastructure help, etc.); 

• 1/3 to developers (through agreements known as “Credit 
Enhancement”) to write down their costs for building or 
renovating according to appropriate design standards 
within the Route 302 TIF district. 

 
Note that this is just one approach.  The revenues can be divided 
up in any manner among the above purposes – or could be 
dedicated entirely to just one of the above purposes.    
   
In Table 2 below TIF revenues are projected under these 
assumptions for a 5 million valuation increase. 
 
Under the proposal, roughly $90,000 in annual property tax 
payments are divided up equally, in $30,000 chunks, to the 
developer, the downtown fund, and to the municipality.  Note 
that, without a TIF, the Town would have gained $39,500 in net 
revenues from the project, after other revenue effects are 
considered.  So under this scenario, the Town is getting $9,500 
less in actual property tax revenues than it would have gotten 
without a TIF – yet is gaining $30,000 a year in developer 
incentives and $30,000 a year in downtown assistance that would 
otherwise not be available.  So the net gain is $60,000 in 
economic development incentives for $9,500 in lost property tax 
revenues – a good bargain for the municipality. 
 
The community can choose to bond the stream of revenues from 
this source.  At 6%, roughly a $330,000 bond can be supported 
by a 20-year stream of $30,000 payments. 
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Table 2.  Shelter Calculations for Proposed Route 302 TIF District 
 

TIF 
Year 

Tax 
Year 

Captured 
Assessed 

Value 

% 
Retained

Projected 
Total TIF 
Revenues 

Projected 
Municipality 
Revenues 

Projected 
Developer 
Revenues

Projected 
Downtown 
Revenues

Base 2004   n/a    
1 2004 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
2 2005 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
3 2006 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
4 2007 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
5 2008 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
6 2009 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
7 2010 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
8 2011 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
9 2012 $5,000,000 100% $89,500 $29,833 $29,833 $29,833

10 2013 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
11 2014 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
12 2015 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
13 2016 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
14 2017 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
15 2018 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
16 2019 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
17 2020 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
18 2021 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
19 2022 $5,000,000 100% $89,500 $29,833 $29,833 $29,833
20 2023 $5,000,000 100% $89,500 $29,833 $29,833 $29,833

   Total $1,790,000 $596,667 $596,667 $596,667
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PART 2: DOWNTOWN TIF 
 
The proposed Downtown TIF district would include the area around 
Reny’s and the Magic Lantern, on both sides of Main Street and 
some of Depot Street.  The total acreage of proposed Downtown TIF 
is 20 acres.  The property tax valuation of the area and its 
infrastructure needs are not analyzed here. 
 
Downtown TIF Scenario: Using a combination of Municipal Bond 
Financing and Credit Enhancement Agreements 
 

• Bridgton designates a Downtown TIF district with approval 
from DECD 

• 1/2 of TIF revenue is dedicated to the municipality to pay 
infrastructure expenses 

• 1/2 of funds are dedicated to Credit Enhancement 
Agreements to write down the costs for developers that 
choose to develop or renovate within the downtown TIF 
district 

 
The calculations of revenue generated by designating a Downtown 
TIF district would be the same as above.  Assuming a $5 million 
increase in property tax valuation, a total of  $44,700 annually and a 
total of $890,000 over 20 years would go to Town coffers for 
infrastructure and other expenses, and the same amount would be 
available for  Credit Enhancement Agreements with developers.  In 
this scenario the Town would actually gain in local revenues, even 
though a developer might be receiving $45,000 a year.  This, again, 
is due to the ins and outs of the school funding system and other 
revenue formulas. 
 
 
 
 
 

Downtown TIF District

(See pp. I-6 and I-7 for larger map.) 
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Table 3.  Shelter Calculations for Proposed Downtown TIF District 
 

TIF 
Year 

Tax 
Year 

Captured 
Assessed 

Value 

% 
Retained

Projected 
Total TIF 
Revenues 

Projected 
Municipality 
Revenues 

Projected 
Developer 
Revenues

Base 2004   n/a   
1 2004 $5,000,000 100% $89,500 $44,750 $44,750
2 2005 $5,000,000 100% $89,500 $44,750 $44,750
3 2006 $5,000,000 100% $89,500 $44,750 $44,750
4 2007 $5,000,000 100% $89,500 $44,750 $44,750
5 2008 $5,000,000 100% $89,500 $44,750 $44,750
6 2009 $5,000,000 100% $89,500 $44,750 $44,750
7 2010 $5,000,000 100% $89,500 $44,750 $44,750
8 2011 $5,000,000 100% $89,500 $44,750 $44,750
9 2012 $5,000,000 100% $89,500 $44,750 $44,750

10 2013 $5,000,000 100% $89,500 $44,750 $44,750
11 2014 $5,000,000 100% $89,500 $44,750 $44,750
12 2015 $5,000,000 100% $89,500 $44,750 $44,750
13 2016 $5,000,000 100% $89,500 $44,750 $44,750
14 2017 $5,000,000 100% $89,500 $44,750 $44,750
15 2018 $5,000,000 100% $89,500 $44,750 $44,750
16 2019 $5,000,000 100% $89,500 $44,750 $44,750
17 2020 $5,000,000 100% $89,500 $44,750 $44,750
18 2021 $5,000,000 100% $89,500 $44,750 $44,750
19 2022 $5,000,000 100% $89,500 $44,750 $44,750
20 2023 $5,000,000 100% $89,500 $44,750 $44,750

   Total $1,790,000 $895,000 $895,000
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PART 3: COMMUNITY DEVELOPMENT CORPORATION 
 
The calculations above show that TIF districts in Bridgton could, at a 
private investment level of $5 million each, throw off enough funds 
to support the Town, a developer, and downtown development. 
 
But where would the money designated for downtown development 
flow?  It is possible to simply send this back to the Town, which 
could set up a reserve account for the purpose.  A more active 
approach would be to funnel it directly to a public-private 
community development corporation, an organization with the sole 
purpose of promoting investment and prosperity along Main Street. 
 
The advantages of a nonprofit corporation like this are several: 
 

• they can use the TIF funds to leverage other grant 
proposals 

• they can actively solicit private investors to 
undertake downtown projects – with the incentives 
of grant support from the corporation 

• they will be responsive to “grass roots” business 
owners along Main Street 

• they can act as advocates for downtown 
• they can sponsor events and advertising for 

downtown 
 
It is not necessary to hire staff for this purpose.  Other regional 
organizations – such as the Growth Council of Oxford Hills – could 
provide specific grant-writing or revenue raising or marketing skills, 
as needed.  If there is interest, Bridgton downtown owners should 
visit or receive presentations from similar operations around the 
state. 
 
 
 

CONCLUSION 
 
This memo has explored the possibilities of using Tax Increment 
Financing in Bridgton to support the goals of attractive gateway 
development and Main Street development.  The research shows that 
TIFs are financially viable for the Town, and that they can 
potentially throw off enough funds to support needed infrastructure 
and good development incentives.  What is needed in the community 
is a vehicle, such as a community development corporation, that can 
use the funds from a TIF to leverage further private and public 
investments. 
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The Committee has sought to involve the public throughout the planning period, as the following synopsis shows: 

 
 

Committee meetings (all open to the public):  
 

14 (1 to 2 hour) meetings 

Committee meetings to which public was 
specifically invited for presentations:  
 

2 meetings 

Public meetings convened to draw public 
participation:  
 

3 meetings  
(These meetings were attended by approximately 24, 40, and 
85 people respectively; at the last meeting the public showed 
strong support for the draft plan.) 

Meetings with the board of selectmen:  
 

2 meetings  
(with members of the public present; one to introduce the 
project and one to present the final plan) 

  
Total meetings:  21 

 
 
 

BRIDGTON ECONOMIC DEVELOPMENT & DOWNTOWN REVITALIZATION PLAN 
VI.  CITIZEN PARTICIPATION 



 

 
 
 
 
 

BRIDGTON ECONOMIC DEVELOPMENT & DOWNTOWN REVITALIZATION PLAN 
APPENDIX 


