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The Heart of Downtown 

(Memorial Circle to Cony Circle to Bridge/
State Street, as shaded in green on map) 

Making downtown a destination 

opportunity to connect both with a 
beautiful and safe off-road trail.    
 

Seniors need sidewalks that are 
smooth, ramps at curbs, and places to 
cross streets where traffic is slowed 
down.  They also need efficient and 
accessible buses and/or trolleys to help 
them move freely about the City.   
 

For automobiles, the traffic pattern 
downtown is confusing.  The parking 
garage is underused.  Over time, 
parking needs to move away from the 
riverfront to sites such as the parking 
garage up the hill, and traffic flow needs 
to be simplified to and from parking 
areas.  This will help to attract people to 
downtown and to promote second and 
third-floor residential and office 
expansion along Water Street. 
 

(3) Augusta has been successful in 
recent years in attracting large office 
users downtown.  Now it can turn its 
attention to supporting small 
businesses.  We recommend that 
Augusta consider creating a small 
business incubator downtown, one that 
would bring together partners from the 
University of Maine Augusta and local 
banks and development corporations to 
help creative individuals to further their 
business ideas. 

Successful downtowns have: (1) “destinations” 
that people want to visit; (2) transportation 
connections between those destinations; (3) 
offices that bring people during the day; (4) 
housing that provides safety and customers for 
night life; and (5) a “brand”.  If these five are in 
place, retail and restaurants follow naturally.   
Each is discussed below. 
 

(1) Downtown has many “minor” destinations: 
the Children’s Museum, Old Fort Western, 
Lithgow Library, and some in development 
(Arsenal, Edwards Mill site, old Cony High).  
However, none are well-linked, either visually 
or on foot.  Major destinations around 
downtown include the Capitol Building, the 
State Museum, and the YMCA, but these also 
are not easily connected to the downtown by 
line of sight or by sidewalks.   
 

Downtown needs more destinations, and 
needs to connect them better. Currently the 
Maine State Museum and the Maine Military 
Museum are looking to expand their outreach.  
The University of Maine at Augusta is looking 
for space for student housing and classrooms.  
Cultural groups are seeking performance 
spaces.  The City should work with 
organizations to attract and connect cultural 
experiences to the downtown.  Any of these 
activities would generate additional foot traffic 
and customers for nearby restaurants and 
stores. 
 

(2) Downtown should seek to strengthen its 
transportation connections.  Better sidewalks 
and clearer signs are needed to link key sites 
such as the Flatiron Building (old Cony High), 
City Hall, Water Street, Lithgow Library, the 
Arsenal, revitalized neighborhoods, and the 
Capitol.   
 

Students from the University of Maine at 
Augusta need a biking and walking connection 
from the campus to downtown.  The newly-
acquired Bond Brook parcel provides an  
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A downtown with major arts and 
history destinations on the 

riverfront, all of which are clearly 
linked, with a vibrant  

entrepreneurial culture.  

The Heart of Downtown 

(Memorial Circle to Cony Circle to Bridge/State 
Street) 

Making downtown a destination 
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R6 Market the 
Downtown/
Riverfront 
Area, 
particularly to 
destination 
uses,  
consider new 
names and 
signage, and 
increase 
housing 
opportunities 
in the 
downtown 

R7 Review codes 
at state and 
local level to 
see if they can 
be made more 
supportive of 
downtown  
rehabilitation  

Action Steps 

With regard to marketing, there is a 
need to provide people with 
information about where to dock, 
fish, shop, eat, sightsee, find the 
trails, and go to events.  This should 
be presented through signs, kiosks, 
and a descriptive website.  

(4) Augusta continues to have vacant space in the 
upper floors of downtown buildings. These units 
would be ideal for downtown housing.  However, 
the buildings were constructed prior to state codes 
for fire safety and handicapped access and, as 
such, are in need of significant upgrades. 
Additionally, the cost of rehabilitation exceeds the 
ability of tenants to afford the ensuing rents.   
 
The Cony Flatiron building is city owned and is 
ideally situated to offer residential, commercial, 
and performance space anchoring the eastern 
corner of a revitalized downtown.  The city should 
actively seek a developer that can redevelop and 
revitalize this iconic city owned building using it to 
add more senior housing to the mix of residential 
housing opportunities are available in a 
downtown.  Vital downtowns have people living in 
them and the Flatiron must be part of the city’s 
focus on downtown revitalization. 
 

We recommend that Augusta re-examine code 
enforcement, both at the local and state level, to 
see whether changes might create more incentive 
for downtown rehabilitation.   We also recommend 
that the City and the Capital Riverfront 
Improvement District provide financial incentives 
for developers to assemble buildings downtown 
and spread the fix-up costs over more units.  This 
should include continued funding for building 
façade  improvements.  Some effort has been put 
into the redevelopment of  facades along Water 
Street and this program should be extended to 
other neighborhood and gateway areas.  
 
(5) The sign that directs tourists to downtown on I-
95 reads “Capital River Improvement District.”  As 
a marketing label, this name is dull.  We 
recommend renaming the district.  Renaming and 
marketing the downtown riverfront would be the 
first task of the proposed Augusta Image and 
Marketing Committee described in the Sense of 
Place section to follow. 
 
 



 A
D

O
P

T
E

D
 b

y 
A

ug
us

ta
 C

ity
 C

ou
nc

il 
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
 J

an
ua

ry
 7

, 2
00

8 
 

 
 

 
 

 
   

 3
 

A
ug

us
ta

 C
om

pr
eh

en
si

ve
 P

la
n 

20
07

 
 

 
 

S
ec

tio
n 

D
: I

M
P

LE
M

E
N

T
A

T
IO

N
 



 A
D

O
P

T
E

D
 b

y 
A

ug
us

ta
 C

ity
 C

ou
nc

il 
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
 J

an
ua

ry
 7

, 2
00

8 
 

 
 

 
 

 
   

 4
 

A
ug

us
ta

 C
om

pr
eh

en
si

ve
 P

la
n 

20
07

 
 

 
 

S
ec

tio
n 

D
: I

M
P

LE
M

E
N

T
A

T
IO

N
 

T
hi

s 
m

ap
 r

ef
in

es
 th

e 
F

ut
ur

e 
L

an
d 

U
se

 m
ap

 
 S

ha
de

s 
of

 Y
el

lo
w

 a
re

 p
ri

m
ar

il
y 

re
si

de
nt

ia
l a

re
as

. 
S

ha
de

s 
of

 R
ed

 a
re

 p
ri

m
ar

il
y 

co
m

m
er

ci
al

 a
nd

 m
ix

ed
 u

se
  a

re
as

 
S

ha
de

s 
of

 B
ro

w
n 

ar
e 

m
ix

ed
 u

se
 a

re
as

 
S

ha
de

s 
of

 G
re

en
 a

re
 r

ur
al

 a
re

as
 

P
ur

pl
es

 a
re

 I
nd

us
tr

ia
l A

re
as

 
B

lu
es

 a
re

 I
ns

ti
tu

ti
on

al
 a

re
as

 



Future Land Use 
 

  

 ADOPTED by Augusta City Council January 7, 

Augusta Comprehensive Plan 2007  Section C: FUTURE LAND USE 

The proposed future land-use plan is based 
on the following general principles: 

 

The majority of residential development 
and nearly all non-residential 

development should occur in the designated 
growth areas of the City.  These are areas 
along the riverfront and near downtown, 
existing neighborhoods and the turnpike;  
served by or next to sewer and water utilities; 
and with considerable development already.  
 

Provision and extension of public 
sewerage and water should be 
encouraged and facilitated within the 

designated growth areas of the city. 
 

Residential development in the growth 
areas should provide urban housing 
opportunities which are not available 

elsewhere in the region.  This includes 
r i v e r f r o n t  c o n d o m i n i u m s ,  u r b a n 
neighborhoods with parks, apartments and 
senior housing in existing upper floor space on 
Water Street and in buildings such as the 
Cony Flatiron, and the like.  The ordinance 
should allow densities needed to expand 
existing urban neighborhoods, like Mayfair, 
and to develop along the riverfront.  Roads, 
sidewalks, and trails should connect new 
neighborhoods to existing neighborhoods. 
Neighborhood design should reflect the 
closeness associated with a city setting, but 
provide private spaces that enhance livability, 
such as back yards, fences, hedges, and 

plantings. Small neighborhood parks 
should also be incorporated into new 
development. 

 

Outside of the growth areas, where there is no 
public sewer and water, where there are 
significant natural resources and habitats, and 
where natural resource industries can thrive, 
the land should remain rural in character. 
Residential development there should total 
less than 20% of the new units built in 
Augusta, and should be done in a  

2 

1 

3 

4 

way which maintains rural character.  
Clustering should be encouraged through 
regulatory incentives in order to minimize 
the impact of new development on natural 
resources and habitat. 

 
The City should implement a 
comprehensive program of land 

conservation.  The program may include 
the purchase of conservation land or 
easements, the use of transfer of 
development rights programs, the payment 
of development transfer fees to support 
land conservation, and efforts to 
encourage voluntary land conservation. 

 

Signif icant natural resources, 
agricultural land, forested land, and 

open space should be protected and an 
interconnected network of “public” open 
space developed wherever feasible. 
 

The City will endeavor to ensure that 
75% of publicly funded, growth-
related capital investment will occur in 

the designated growth area.  Examples of 
such investment projects are:  water and 
sewer extensions or upgrades necessary 
to accommodate new growth, school 
expansions, transportation infrastructure 
expansions, airport expansions and public 
safety facilities. 

 
The City’s gateways will receive 
special attent ion in land-use 

ordinances and public policy.  The effort 
will be to improve the quality of the 
development through better site design 
standards and enhanced public spaces.  
The gateways are Western Avenue, Civic 
Center Drive/Mount Vernon Avenue, State 
Street, Bangor Street, and Eastern 
Avenue.  Other highly trafficked roads may 
receive similar attention. 
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Guiding General Principles 
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Part A: Future Growth Areas 

 

Pedestrian connections are critical.  
Sidewalks, trails, and bikeways must 
connect to the City’s network.   
 

Setbacks should be minimal or not 
exist.  Maximum setbacks should be 

considered, rather than minimum 
setbacks, in order to maintain the urban 
core and keep buildings close to front 
property lines, maintaining the feel and 
walkability of downtown. 

 
 

Building height, scale and bulk should 
be similar to what currently exists, 

with allowances for increases in all of 
these standards up to, but not more than, 
that of the Key Plaza.  Care should be 
taken to ensure some of the more unique 
structures, such as the Old Federal 
Building, are not overwhelmed in scale by 
neighboring structures.  Enhancing the 
view of the River should be a 
consideration in public and private 
decision-making along Water Street.   
 

 

Lot size and residential densities 
should not be regulated. 
 
 

Lighting should be “pedestrian scale” 
first and “auto scale” second.  

Lighting should be designed to eliminate 
as much light pollution and glare as 
possible.  Accent lighting should be 
directed so that it is minimal and non-
intrusive. 

 
Signage should be oriented to 
pedestrians, and not high on 
buildings.  The size and number of 

signs should be regulated to limit sign 
clutter.  Sign material or design should be 
considered only to the extent that a sign 
should not be distracting to drivers by 
flashing, being overly bright, having or 
mimicking movement, or being otherwise 
obtrusive on the landscape. 

 

 

River / Downtown 

Purpose 
 

The river/downtown district is the heart of 
Augusta.  Although it is largely developed 
today with businesses, churches, apartments, 
stores, and civic organizations, the future land
-use plan calls for an even more intensive use 
of the space – by re-occupying the upper 
floors of buildings with offices and residential 
uses; by converting warehouses to new uses, 
including residential; by rehabilitating 
apartments; by increasing retail and 
restaurant and cultural activities along Water 
Street; by expanding the utilization of Fort 
Western and Lithgow Library; redeveloping 
the Cony Flatiron including revitalizing the 
adjacent Cony Street / Pearl Street 
neighborhood; and by adding small hotels.  
Good trail, pedestrian, and bicycle 
connections for the downtown with existing 
neighborhoods and the University of Maine 
will contribute to bringing foot traffic and 
customers to Water Street. 

Design Criteria 
 

This is a traditionally dense development area 
and maintaining that density, while enhancing 

its function and appearance, are the goals 
of the design criteria for this district.  The 
criteria should include: 
 
Limited or no requirements for on-site   
parking. 

 

Parking areas should be landscaped both 
internally and at the edges to screen and 
soften the effect of this “hardscape.” 

 

Landscaping is important in the district and 
where possible must be incorporated 
throughout a site. Street trees and public 
greenery should be required of developers 
that re-develop sites, and the City should 
continue and enhance its commitment to 
public landscaping. 
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Uses 
The river/downtown district is proposed to be 
a mixed-use area with the following uses: 

 

 
 
 
 

 

 
 
 
 
 

Subdistricts 
 
The Augusta Future Land Use map depicts 
generalized districts within which 
subdistricts are expected to be created.  
The River/Downtown district will have three 
subdistricts.   
 

The east side of the Kennebec River will 
encourage less intense uses, lower 
building heights, and a more direct 
connection between uses and the river 
than currently exists on the west side of 
the Kennebec River. 
 

The second subdistrict is the west side of 
the Kennebec River extending north from 
the Hartford Fire Station.  This is the heart 
of Augusta’s downtown and development 
patterns will reflect the existing intense 
land use with additional emphasis on filling 
upper floors.   
 

The third subdistrict is also on the west 
side of the river and extends south from 
the Hartford Fire Station.  This area will 
continue to be characterized by a mix of 
smaller structures used for commercial, 
institutional, and residential uses. 

Retail, except auto or the display 
of large goods outside, such as 
tractors, motorcycles, etc. 

Restaurants 

Services 

Offices 

Government 

Medical 

          Recreational, especially  
          associated with the river 

Dense Residential 

River / Downtown 

© Maine OGIS 

 Light Industrial 
(Conditional Use) 

  Institutional 
 (Churches, etc) 
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