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What are you doing? 

Waterfront Planning 

or  

Land Use Planning next to the water 



Jobs verses Value:   

Can communities 

Avoid the  

Assumed Dichotomy? 



 

The Port of Portland is divided between the cities of Portland and  

South Portland  
 

 *    Liquid bulk freight and recreational berthing dominate  

  the South Portland shore 
 

 * Commercial Fishing, bulk and break bulk freight, and  

  passenger service characterize the Portland shore 

 

The City of Portland is Maine’s  

largest municipality with a  

population of 66,000 within a  

metro region of 250,000.  Portland  

is a financial, transportation, and 

service center for Northern New 

England. 



Portland’s commercial marine industries 

exhibit widely different scales 



+/-2.5 miles of urban shorefront  

along the dredged channel 



19th Century Smart Growth 
 

Portland’s Waterfront is a  

mixed use district: 

     highly integrated  

     with the Downtown. 
 

Historic wharves form street  

projections into the harbor:  

      



Commercial Street organizes and 

Identifies the waterfront from the land 

and ties the waterfront to the City 

APA “Great Street” 2008 



The Central Waterfront is characterized 

by 14 privately held finger piers as well 

as the quasi-public Portland Fish Pier. 

Portland Fish 

Pier 
Maine State 

Pier 

International Marine 

 Terminal 



The integrated development pattern continues 

The 2006 Ocean Gateway Marine Passenger Terminal was 

constructed with new public streets integrated with the marine facility.  

Streets will serve high value upland development parcels in a 

traditional “block and lot” urban pattern. 



• Aging Infrastructure  

• Limited Revenue  

• Challenges In the  

 Marine Economy 

Challenges 



Building obsolescence  

and  

Code Compliance 

Challenges 



Water Depth  

and  

Dredging Needs 

Challenges 



Secure Facilities need 

functional autonomy and site  

Control to meet TSA and  

Coast Guard requirements 

Challenges 

International Passenger Terminals 

Freight Terminals 



Sea Level Rise presents 

new and unknown 

challenges 

 Astronomical High Tide 

Portland Pier.  November 15, 2012 

Challenges 



Portland has a deep history and  

commitment to its waterfront and  

maritime industry 



Shipping and Rail Manufacturing 

Passenger Transportation Ground Fishing 

Portland’s Diverse Maritime Heritage 

Military 

All of Portland’s traditional marine  

industries have declined, significantly. 



American City Corp. 

Development Program for  

Portland, Maine 

Waterfront.  1981 

Declines in traditional marine industries 

made Portland susceptible to the allure of a 

festival waterfront 





Portland’s recent history of   

Waterfront Planning began  

Over 30 years ago 

Strategies for the Development 

and Revitalization of the Portland Waterfront 

Progress Report.  1983 



1980’s era attempts to revitalize the waterfront resulted in  

displacement of traditional uses that had managed to remain 



In 1987, a citizen-initiated referendum 

passed overwhelmingly resulting in a  5-

year moratorium on all non-marine 

uses and development   



The moratorium preserved marine use; but,  

did not incentivize investment 

Custom House Wharf, 2010 



Without investment, piers can not adapt to  

changing economies  



Timeline of Waterfront Planning 

1987: Non-marine development moratorium by 

city-wide referendum – Citizen led 

1992-1994: Waterfront Alliance Report and Zoning – 

the Current System 

1998: The Cargo and Passenger Study (CAPS) - 

Recommended moving the international 

ferry to the Eastern Waterfront 

2000-2004: Eastern Waterfront Master Planning and 

 Re-zoning (uplands) 

2005: Central Waterfront Re-zoning 

2006-2009 Maine State Pier (Eastern Waterfront) -

Policy and re-zoning, development 

proposals and options evaluation 

2010: Central Waterfront  - Policy and Re-zoning 



Policy Basis for Waterfront Land Use:   1992   

Priority of Uses 

Specified 

Non-marine 

uses 

Water Dependent 

Marine Related 

Compatible Non-Marine 

Non-Marine Uses Must respect the functional needs of  higher priority uses and 

provide needed revenue to invest in marine infrastructure 

} Marine Uses 
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Deep-water 

Marine Industry 

Freight 

Lighter Marine Industry 

Mixed Use/Non-marine 

Tourism 

Marine Passenger 

Mixed Use/Non-marine 
Western Waterfront Central Waterfront 

Eastern Waterfront 

Policies are applied differently according to water depth and  

type and intensity of marine uses 



Deep-water 

Marine Industry 

Freight 

Lighter Marine Industry 

Mixed Use/Non-marine 

Tourism 

Marine Passenger 

Mixed Use/Non-marine 

• Promote marine industry and infrastructure    

• Allow compatible  and supportive non-marine uses 

• Enforce compatibility through performance based zoning 

Waterfront Zoning, Portland, ME 

MEW 



 

Complementary Uses 

 
Retail and Commercial areas  

         – both historic and new 

Passenger Transportation 

       - both local  

 and cruise 



Compatible Uses 

 
Upper Floor Offices, 3rd priority  

Commercial Berthing  

and Industry, 1st priority 

Note tall floor to ceiling on  

first floor to promote industrial use 

 

Compatibility is a design issue 

 

 
1st Floor Marine Support, 2nd priority 



Incompatible Uses 

Residential  

Development 
Industries with  

External Effects 



• Water Depth 

• Protection  

   (waves, weather) 

• Security 

• Vehicle access 

• Loading capacity 

Quality Commercial Marine Access 

SCALE MATTERS 

• Pier-side support  

     (Interior and  

 exterior space) 

• Utilities 

• Parking 



Quality Mixed-Use Environments  • Pedestrian Interest 

• Safe, attractive walking routes 

• Lighting 

• Parking (off-site preferred) 

• Vehicle Circulation and Loading 

• Open space and amenities 

Piers are difficult  

pedestrian environments  

because they are  

“dead ends” 



Central Waterfront Case Study 

Applying the Policies 



Revised Zoning:  If you want it, please ask 

Significant Zoning Innovations: 
 

• Non-marine Use Overlay Zone 
 With a marine infrastructure  

 investment requirement 
 

• Area preserved for marine use (55% min. by area) 
 

 Marketing requirement for marine tenants 
 

• Performance Standards:  

  Pier functionality 

  Marine compatibility 

  Parking 

  View protection 
• Inventory and Monitoring requirement 
 

What didn’t change? 
• Commercial Berthing Protected 

• No residential use 



100% non-marine 

development allowed 

with Marine Investment 

requirement 

Min. 55% of 1st floors and open area 

available to Marine occupants with 

marketing requirement 



Case Study:   

Merrill’s Wharf and the Cumberland Cold Storage Building 

+/-1880’s, Twitchell Champlain Co 



Built in +/-1860 

5-story  

100,000 square feet 

Self storage building 

In the heart of the Working 

Waterfront 

Cumberland 

Storage  

Building: 

2010 





Proposal to convert 

upper 4 floors into 

Class A office space for 

the largest law firm in 

the State of Maine 

Simultaneous lease of the 

adjacent Fish Pier “net yard” to 

a lobster cooperative for a 

regional scale bait distribution 

business 

A perfect storm for testing the limits  

of marine-non-marine use  

compatibility 



 

 

Pier Functionality, Marine Compatibility Standards 
• Reserve Marine Parking 

• Improve Berthing Access 

• Provide commercial vehicle loading and turn around 

• Provide safe and separate non-marine circulation 

Getting the Site Plan Right 



Stormwater Improvements 

Protection and Improvement of  

Marine Infrastructure 

In its first year of operation, so far so good 



So far, so good 



Next Steps? 

Learn from the past  

and  

Describe the future that we want 

American City Corp.Images 

1981 



Fendering 

Commercial  

Berthing 

Mixed  

Marine, Non-Marine 

1st Floor 

Non-Marine 

Upper Floor 

Non-Marine 

Upper Floor 

Non-Marine 

Upper Floor 

Working Apron  

(Vessel loading) 

Locational Relationships: 

Marine and non-marine infrastructure  

Next Steps? 

Communicating Marine  

Use Compatibility 



Marine 

Use 

Non-marine 

Pedestrian 

Access  

Marine and Non-marine Use Compatibility 

Applicable to a variety of  

pier types and sizes 

Upper floor 

Non-marine use  

Mixed marine 

Non-marine 

Separated 

Commercial  

Berthing 

Access (Floats) 
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Typical dimensions: 

Marine and non-marine infrastructure  
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Marine and Non-marine 

Use Compatibility: 

Applicable to a variety of  

pier types and sizes 

Upper floor 

Non-marine use  

Mixed marine 

Non-marine 



Street 

Shared Vessel 

Transient Loading 

Recreational 

Berthing 

Commercial  

Berthing 

Shared Vessel 

Transient Loading 

Marine 

Parking and  

Berthing Access 

Shared Commercial  

Berthing Access 

Non-marine 

Pedestrian Access 
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Non-Marine  

Parking Off Site 

Commercial  

Berthing Access 

Through Building 

Non-Marine Use 

Non-Marine Use 

Marine and Non-marine Use Compatibility 



 

Bill Needelman, AICP, Senior Planner 
 

Thank you. 
 

Questions? 
 

All photos by Bill Needelman 

unless otherwise noted. 

Reuse by permission only 

wbn@portlandmaine.gov 

http://www.portlandmaine.gov/planning/wcz.asp 

http://www.portlandmaine.gov/planning/mainestatepierinfo.asp 


