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MEETING MINUTES

Board Members Present: Chair Jonathan Boucher
Vice Chair Janet Jonas

Ted Brush

Greg Hobson

Ken Huhn

Ross Whitford

City Staff Present: Anne Krieg, Community & Economic
Development Director

Planning Officer, Anja Collette

Matt Altiero, Planning Analyst

Grace Innis, Assistant City Solicitor

Jefferson Davis, Engineering Director

Kayleigh Rienas, Development Assistant

Chair Boucher called the meeting to order at 7:00 P.M.

OLD BUSINESS

1. Meeting Minutes — July 7, 2026

Member Huhn moved to approve the amended minutes of July 7, 2026, with the correction of the date.
Seconded by Member Hobson. Roll call vote conducted — all voting members in favor, none opposed. Motion
passed.

2. Adoption of Findings & Decisions for 557 Stillwater Avenue, 200 & 210 State Street,
and Milford Street Extension

Member Brush moved that the Board adopt the Findings & Decisions for 557 Stillwater Avenue, 200 & 210
State Street, and Milford Street Extension. Seconded by Member Jonas. Roll call vote conducted — all voting
members in favor, none opposed. Motion passed.

NEW BUSINESS

1. Amending Land Development Permit Application — Major Preliminary Subdivision

Major Site Development, and Planned Group Development — Grandview Ave — Map-
73 HARLOW STREET, BANGOR, ME 04401
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Lot R41-023-A — Developers Collaborative Predevelopment LLC - Land
Development Permit Application — Major Preliminary Subdivision, Major Site
Development, and Planned Group Development of a multiphase development of 62
residential units. Phase 1 will include the construction of 14 single-family units on a
proposed residential street and Phase 2 will include the construction of two 24-unit
multifamily buildings with associated parking. The project is located on Grandview Ave,
Map-Lot R41-023-A, in the Multifamily and Service District (M&SD). Applicant:
Developers Collaborative Predevelopment LLC. Owner: City of Bangor.

Chair Boucher introduced the agenda item.

Member Jonas moved that the application was deemed complete on July 21, 2026, all applicable fees for the
Project have been paid per Exhibit 46, and the proposed Project is a Major Preliminary Subdivision, Major Site
Development, and Planned Group Development. Seconded by Member Hobson. Roll call vote conducted — all
in favor, none opposed. Motion passed.

Community & Economic Development Director Krieg presented to the podium to provide background of the
project. She discussed that the project resulted from staff exploration of how to continue addressing the need
for affordable housing, particularly for individuals at 80-120% of Penobscot County’s median income. Krieg
shared that this income group often cannot afford market rate housing, but often do not qualify for subsidies
and additional support. She expressed that the selected site offered proximity to open space and bus stops, as
well as walkability to the high school, daycare center, and grocery store.

Applicant Representative Stephen Bushey presented to the podium, providing context for decision making,
noting wetland protections and setbacks, revisions for connectivity, and visuals for modular housing.

Chair Boucher asked for any staff comments.

Planning Officer Collette clarified that there is a planned pull off for a paratransit van in front of the northern
building to assist residents in reaching the nearest bus stop on Hillside Avenue. She provided an overview of
the conditions of approval outlined in the findings and decisions document.

Chair Boucher asked the Board for any questions.

Member Jonas noted that the original proposed density was 92 units, and this project proposal incorporates 62
units. She asked why the decision was made to include less units, and how it may impact the project. Applicant
Representative Bushey responded that the primary reason to scale down the development was due to stream
and wetland setbacks. Applicant Representative Michael Lyne added he feels as though the project maximizes
the number of units on the site while still aiming to receive a permit from the Department of Environmental
Protection.

Member Jonas asked how providing affordable housing units for sale rather than for rent may benefit
affordable housing efforts in Bangor. Applicant Representative Lyne responded there is a need for wealth
building to provide equity for younger people, retirees, and the “missing middle” that can be addressed through
the ability to own affordable homes.
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Member Huhn asked how not including an elevator may impact compliance with the Americans with Disabilities
Act — Applicant Representative Lyne responded all required Americans with Disabilities Act units are on the
first floor and will have accessible access into the building.

Member Huhn commented on the presence of electric vehicle charging stations, and how electric cars may be
more affordable than internal combustion engines in the future. Applicant Representative Lyne responded that
a requirement of the Affordable Homeownership Program is to make units electric, ensure solar capability, and
provide conduits for future electric vehicle charging stations. Member Huhn asked whether the charging
stations will be per unit — Applicant Representative Lyne clarified for the single family homes, there will be
electric vehicle conduits per unit to allow for chargers to be added at a later date.

Chair Boucher asked the Board for additional questions — there were none.

Chair Boucher asked how the deed restrictions would be enforced for the properties closest to the stream —
Assistant City Solicitor Innis clarified at the time of sale.

Chair Boucher opened public comment.

Nori Kazdoy, a resident at 555 Grandview, opposed the project. She expressed concern surrounding
traffic congestion, stating that although there is access to walking paths and buses, she believes
residents will still travel via vehicle. Kazdoy asked who is managing the multifamily units. She expressed
concerns surrounding wetland impacts and asked if the development may increase water surrounding
her property. Kazdoay asked for plans to make this project aesthetically pleasing, as she believes other
recent developments appear too stark.

Brian Ames, a resident at 124 Lancaster Avenue, expressed concern surrounding the timeline of public
participation. He stated he believes it is too late in the process for those near the project to offer input
and suggestions, and he is concerned with maintaining the residential character in Bangor. Ames
commented that though he feels the design team did well with the single family homes, the multifamily
homes are too close to the road with small setbacks, resulting in being imposing to the character of
Grandview Avenue. He asked what is set to occur to Lot 16, and if there are any plans to reuse and save
the existing trees on the lot.

Kelley Hashey, a Bangor homeowner, opposed the project. She expressed concerns surrounding traffic
congestion and proximity to wetlands. Hashey asked why residents cannot vote on the city and school
budget, as well as what occurs on taxpayer land. She stated she believes the project will result in
increased flooding, as well as an increase in wind due to less tree buffers between abutting properties.
Hashey shared worries around animals living on open spaces, and open spaces decreasing in the city.
She expressed she believes there has been too much growth in this area of the city.

Mark Tuck, a resident on Dewitt Avenue, expressed concerns surrounding the proximity of houses to one
another, as he believes it creates a poor quality of life. He is worried about the congestion this project
may promote.

Chair Boucher closed public comment.
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Chair Boucher restated recurring themes for applicant response, outlining concerns surrounding traffic,
landscaping, aesthetics, water management, and potential property damage.

Applicant Representative Lyne responded that DC Management would manage the multifamily portion
of the project.

Applicant Representative Bushey responded the project does not have enough trip generation to trigger
a Traffic Movement Permit with the Maine Department of Transportation. He added he believes the new
crossing beacons at the crosswalk will help slow traffic for pedestrian safety.

Applicant Representative Bushey shared that the development provides less than 3 acres of new
impervious area, and the project will treat stormwater runoff and control it to prevent flooding. He added
that the project is incorporating systems in alignment with standard stormwater practices, and they are
sensitive to the importance of best practices.

Applicant Representative Bushey clarified that Lot 16 will be recorded as roughly 6 acres of open space
in the subdivision plan. He provided on overview of the landscape plan, noting the quantity of shrubbery
and trees set to be incorporated in the project.

Chair Boucher asked the Applicant Representatives if they would like to address setback comments.

Applicant Representative Bushey responded that the setbacks are in alignment with zoning
requirements, and explained utilizing space nearest Grandview Avenue to ensure the site does not
expand into the wetland restricted area. He outlined that the esplanade, sideway, and additional
setbacks provide space between the curb and the right of way line.

Applicant Representative Lyne responded to a comment surrounding density of the project, explaining
that the current configuration allows for a courtyard accessible via pedestrian connection to both the
single family and multifamily units. He expressed that the connectivity to open space in the south, woods
to the north, and the courtyard on the site, remained important to maintain.

Planning Officer Collette clarified that designated open space recorded on the subdivision plan would
have a deed restriction on it limiting development. She added the City Forester provided input on the plan
and are exploring what trees from the site can be relocated and kept at the City nursery for planting
elsewhere in the city.

Chair Boucher asked for additional questions from the Board.

Member Jonas asked how it is ensured what is presented to the Board upon site plan approval is verified
and enforced. Planning Officer Collette responded that upon completion of a project, the engineer
submits an as-built drawing and stamped letter stating the project was built in conformance with the plan
to the Code Enforcement Officer.

Member Jonas asked if public feedback is received that it may not be the case, who verifies compliance
with the plan — Assistant City Solicitor Innis responded Code Enforcement would verify.

Engineering Director Davis added that the Stormwater Manager inspects properties as construction
occurs. He clarified that the Forestry team is able to replant trees on the site in other areas in the city.
Davis added that Urban Impaired Streams are monitored with loggers.
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Engineering Director Davis discussed corridor studies for road and traffic improvements, and confirmed
engineering staff reviewed the applicant’s traffic generation analysis. Chair Boucher asked if traffic
calming steps are planned for the area — Davis responded the incorporation of the flashing beacon is
intended to help control traffic, and there may be more opportunity to complete a speed table trail in the
future.

Member Hobson moved that the Board finds that, based on Exhibits 2 and 11, the applicant satisfied Land
Development Code §165-33.1’s requirements surrounding Erosion and Sediment Control. Seconded by
Member Jonas. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-62’s requirements regarding visual clearance on corner lots. Seconded by
Member Huhn. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-62’s requirements regarding building setbacks on planned streets. Seconded by
Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-64’s requirements for side yard width. Seconded by Member Huhn. Roll call vote
conducted — all in favor, none opposed. Motion passed.

Member Brush moved that the Board finds that based on Exhibit 2, the applicant satisfied §165-65’s
requirements regarding yard space for group buildings. Seconded by Member Jonas. Roll call vote
conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied §165-69 of the
Land Development Code regarding the requirements for planned group developments. Seconded by
Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Huhn moved that the Board finds that, based on Exhibit 2 and the finding made above in
Subsection 7 of Part 1 of Section IV of this document, the applicant satisfied Land Development Code
§165-68’s requirements for lot frontage. Seconded by Member Brush. Roll call vote conducted — all in
favor, none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-72 regarding the required number of parking spaces. Seconded by Member
Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibits 2, 28, 30, and 52, the applicant
satisfied Land Development Code §165-73’s requirements regarding parking space location and
screening. Seconded by Member Jonas. Roll call vote conducted — all in favor, none opposed. Motion
passed.

Member Jonas moved that the Board finds that, based on Exhibits 2, 28, and 30, the applicant satisfied

Land Development Code §165-74’s requirements regarding parking lot design, construction, and
maintenance. Seconded by Member Whitford. Roll call vote conducted — all in favor, none opposed.
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Motion passed.

Member Brush moved that the Board finds that, based on Exhibits 2 and 37, the applicant satisfied §165-
76 of the Land Development Code regarding the required number of loading spaces. Seconded by
Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibits 2 and 37, the applicant satisfied Land
Development Code §165-77’s requirements regarding loading space sizes. Seconded by Member Huhn.
Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Huhn moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-78’s general requirements for loading spaces. Seconded by Member Jonas. Roll
call vote conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibits 2, 32, and 50-53, the applicant satisfied
Land Development Code §165-79 requiring adequate utility service, including water, sewage disposal,
electricity, fire protection, provision for stormwater runoff, and lighting, with the condition that the final
subdivision plan addresses the comments from the Bangor Water District on July 20, 2026, shown in
Exhibit 51. Seconded by Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion
passed.

Member Brush moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-80 requiring that whenever possible, all uses and developments shall be
provided with water service from the Bangor Water District and shall be connected to the Bangor sewer
system. Seconded by Member Huhn. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibits 2 and 7, the applicant satisfied the
Land Development Code § 165-81 requiring appropriate lighting and prevention of light trespass, in
accordance with regulations on intensity, direction, and height. Seconded by Member Jonas. Roll call vote
conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibits 2, 27, and 32, the applicant satisfied
Land Development Code §165-82, requiring approval of fire hydrants from the Bangor Fire Department.
Seconded by Member Huhn. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibit 2, the applicant satisfied the Land
Development Code §165-83 requiring adequate electrical services. Seconded by Member Hobson. Roll
call vote conducted — all in favor, none opposed. Motion passed.

Member Huhn moved that the Board finds that, based on Exhibits 2, 8, 9, 10, 13-16, 24, 28, and 52-53, the
applicant satisfied the Land Development Code §165-84 requiring provisions for surface water and storm
drainage. Seconded by Member Brush. Roll call vote conducted — all in favor, none opposed. Motion
passed.

Member Jonas moved that the Board finds that, based on Exhibits 2 and 37, the applicant satisfied Land

Development Code §165-85, requiring adequate sanitary sewage discharge information. Seconded by
Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.
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Member Brush moved that the Board finds that, based on Exhibits 2, 50, and 53, the applicant satisfied
Land Development Code §165-86’s requirement of complying with Chapter 252, Sewers and Drains, of
Bangor’s Ordinance. Seconded by Member Hobson. Roll call vote conducted — all in favor, none opposed.
Motion passed.

Member Hobson moved that the Board finds that, based on Exhibit 2 and 37, the applicant satisfied § 165-
135 of the Land Development Code regarding height limits, impervious surface ratio, and buffer yards.
Seconded by Member Huhn. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibits 2, 5-6, 8-18, 28, 29, 37-41, and 50-53, the
applicant satisfied Land Development Code §165-128C(1)’s requirement that the subdivision shall meet the
State of Maine guidelines for subdivision approval contained in 30-A M.R.S.A. § 4404, with the condition that
the final subdivision plan addresses the comments from the from the Bangor Water District on July 20, 2026,
shown in Exhibit 51. Seconded by Member Huhn. Roll call vote conducted — all in favor, none opposed. Motion
passed.

Member Brush moved that the Board finds that, based on Exhibit 2, and the findings made in Part 1 of Section
IV of this document, the applicant satisfied Land Development Code §165-128C(2)’s requirement that the plat
shall conform to existing zoning regulations regarding lot dimensions and areas. Seconded by Member Jonas.
Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development
Code §165-128C(3)’s requirement for lots to have frontage on an approved street. Seconded by Member
Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development
Code §165-128C(4)’s requirement regarding side lot lines being at right angles to straight street lines and
radial to curved street lines. Seconded by Member Hobson. Roll call vote conducted — all in favor, none
opposed. Motion passed.

Member Huhn moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development
Code §165-128C(5)’s requirement regarding corner lots having adequate width to permit required building
setbacks. Seconded by Member Jonas. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development
Code §165-128C(6)’s requirement that all proposed streets shall provide connection with existing streets.
Seconded by Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-128C(7)’'s requirement that street intersections not be at an angle of less than 60°.
Seconded by Member Brush. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development
Code §165-128C(10)’s requirements that street grades not be less than 1% or more than 6% unless the City
Engineer approves a variation from this standard. Seconded by Member Hobson. Roll call vote conducted — all
in favor, none opposed. Motion passed.
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Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-128C(11)’s requirement that residential access street right-of-way widths be not less
than 50’. Seconded by Member Jonas. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land Development
Code §165-128C(13)’s requirements regarding the number and spacing of access drives. Seconded by
Member Huhn. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibits 2, 28, and 53, the applicant satisfied Land
Development Code §165-128C(14)’s requirement regarding interconnection of street and pedestrian systems.
Seconded by Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Huhn moved that the Board finds that, based the findings made in Subsections 1 through 11 above,
the applicant satisfied Land Development Code §165-128C(14)’s requirement that the preliminary plat contain
all required information in §165-128C. Seconded by Member Jonas. Roll call vote conducted — all in favor,
none opposed. Motion passed.

Member Jonas moved that the Board finds that, based on the findings made in Part 3 of Section IV of this
document, the applicant satisfied Land Development Code §165-114A’s requirement that the Project
meets the subdivision criteria established under 30-A M.R.S.A. §4404, as it shall be amended, and the
requirements of Article XVIII of the Land Development Code. Seconded by Member Brush. Roll call vote
conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-114B’s requirement that the proposed parking and loading layout are arranged in
a reasonable and safe configuration. Seconded by Member Huhn. Roll call vote conducted — all in favor,
none opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibits 2 and 32, the applicant satisfied Land
Development Code §165-114C’s requirement that all proposed access drives from the site to any public
right-of-way are reasonably necessary and safe. Seconded by Member Huhn. Roll call vote conducted —
all in favor, none opposed. Motion passed.

Member Huhn moved that the Board finds that, based on Exhibits 2, 8, 9, 10, 13-16, 28, and 52-53, the
applicant satisfied Land Development Code §165-114D’s requirements regarding minimizing adverse
effects from stormwater runoff and ensuring adequate stormwater collection capacity. Seconded by
Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibits 2 and 7, the applicant satisfied Land
Development Code §165-114E’s requirement that the proposed outdoor lighting is designed to avoid
unreasonable light pollution. Seconded by Member Huhn. Roll call vote conducted — all in favor, none
opposed. Motion passed.

Member Brush moved that the Board finds that, based on Exhibits 2, 19, 30 37-38, and 52, the applicant

satisfied Land Development Code §165-114F’s requirements for screening, landscaping, and tree
preservation, with the condition that the landscaping plan is updated to minimize conflicts between
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plantings and utilities and to minimize disturbance and plantings within the 75’ setback from wetlands of
special significance. Seconded by Member Jonas. Roll call vote conducted — all in favor, none opposed.
Motion passed.

Member Jonas moved that the Board finds that, based on Exhibit 2, the applicant satisfied Land
Development Code §165-114G’s requirement that the location of the buildings meet all required setbacks
and are situated to avoid unreasonable adverse effects on adjacent properties or public rights-of-way.
Seconded by Member Brush. Roll call vote conducted — all in favor, none opposed. Motion passed.

Member Huhn moved that the Board finds that, based on Exhibit 2, 17, 18, and 52-53, the applicant
satisfied Land Development Code §165-114H’s requirements that the proposed development site does not
negatively impact historic sites, significant wildlife habitat, or rare and irreplaceable natural areas within
250 feet, with the conditions that the landscaping plan is updated to minimize conflicts between plantings
and utilities and to minimize disturbance and plantings within the 75’ setback from wetlands of special
significance; deed restrictions are created for lots 1-6 and lot 8 to minimize disturbance within the 75’
setback from wetlands of special significance, outside of that required for home construction; and before
building permits are issued, the Project receives wetland permitting approval from the Maine Department
of Environmental Protection and Army Corps of Engineers, including permitting for activity within the 75’
setback from wetlands of special significance. Seconded by Member Hobson. Roll call vote conducted — all
in favor, none opposed. Motion passed.

Member Hobson moved that the Board finds that, based on Exhibit 2, 17, 18, and 52-53 the applicant
satisfied Land Development Code §165-114I's requirements of water resource and shoreline preservation
of any ponds, lakes, rivers, streams or tidal waters within 250 feet, with the condition that the final
subdivision plan addresses the comments from the Engineering Department on July 16, 2026, shown in
Exhibit 40. Seconded by Member Jonas. Roll call vote conducted — all in favor, none opposed. Motion
passed.

Member Huhn moved that the Board finds that the Project meets the requirements for a Land Development
Permit for a Major Preliminary Subdivision, Major Site Development, and Planned Group Development and
therefore, the Board grants the Land Development Permit for the proposed Project, with the following
conditions:

¢ The final subdivision plan for the Project addresses the comments from the Bangor Water District on
July 20, 2026, shown in Exhibit 51, and updates the landscaping plan to minimize conflicts between
plantings and utilities and to minimize disturbance and plantings within the 75’ setback from wetlands of
special significance.

¢ Deed restrictions are created for lots 1-6 and lot 8 to minimize disturbance within the 75’ setback from
wetlands of special significance, outside of that required for home construction.

o The Project receives final subdivision approval.

o Before building permits are issued, the Project receives wetland permitting approval from the Maine
Department of Environmental Protection and Army Corps of Engineers, including permitting for activity
within the 75’ setback from wetlands of special significance.

Seconded by Member Hobson. Roll call vote conducted — all in favor, none opposed. Motion passed.

OTHER BUSINESS
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1. By-laws discussion

Chair Boucher discussed that the purpose of viewing the bylaws was in response to a question about
attendance requirements for an Associate Member and to explore the ability to include an attendance
requirement. Boucher noted the importance of the Board having the opportunity to revisit the bylaws and hold
an open discussion.

Member Whitford agreed with Chair Boucher. Whitford noted the Associate Member position became listed as
vacant and asked for clarification. Boucher asked staff to make an announcement. Planning Officer Collette
clarified that the former Associate Member stated they were leaving the position via email, leading staff to
process the communication as a resignation.

Member Whitford expressed that the bylaws should still be reviewed, but he did not believe it required the
same urgency. Member Huhn expressed there may be attendance issues in the future. Whitford agreed
something could be amended in bylaws.

Chair Boucher noted he did not see any attendance requirements for members. He asked if there are
attendance requirements in other Boards, of if there is a City policy. Councilor Leonard responded that if
someone is away for six months, they are removed from their position. He shared that legitimate excuses are
when medically incapable of attending or are outside the city at that time.

Member Hobson asked if the City Council will appoint another Associate Member — Councilor Leonard
confirms.

Chair Boucher asked if the Board is empowered to change the bylaws — Member Jonas confirmed. Boucher
asked if it would go to City Council for a vote. Assistant City Solicitor Innis responded she does not recommend
including a specific attendance requirement, and confirmed that any punishments for not attending would be
completed by City Council.

Member Brush recommended adding a section in the bylaws on duties of members, including an expectation
of regular attendance.

Councilor Leonard shared that the Board can deliver a letter of membership recommendations to City Council.

Chair Boucher asked if there are instances where this has happened to Board members — Councilor Leonard
responded he cannot recount a specific instance.

Member Whitford noted that the Maine Municipal League outlined the ability to request a member be removed
for cause, such as excessive absences.

Member Hobson recommended differentiation between excused and unexcused absences. Member Whitford
recommended an expectation of attending two thirds of meetings. Chair Boucher recommended to not include
specific attendance amounts, but rather hold discussions in the case of excessive absences, and vote on it as
a recommendation to City Council.
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Member Jonas asked about differentiation between in person or Zoom attendance — Member Hobson
responded he believes that still counts as attendance.

Member Jonas spoke about the role of an Associate Member, emphasizing that the position is important for
ensuring quorum and maintaining a full panel when needed. Chair Boucher agreed, referencing situations
involving conflicts of interest. He stated that while the Board has not been unable to conduct business due to
guorum, an issue could arise.

Member Hobson asked whether an Associate Member votes anytime the Board is not at full attendance —
Chair Boucher confirmed. Member Huhn clarified that when an Associate Member is filling in for a regular
member, they have full voting rights.

Member Hobson asked whether an Associate Member automatically becomes a voting member when fewer
than seven Board members are present. Chair Boucher explained that an Associate Member must be
assigned as a voting member, but they are always able to participate in discussion and deliberation.

Member Hobson asked whether adding a second Associate Member would require Council action. Planning
Officer Collette responded that it would, as it involves an ordinance change, and anything regarding Board
composition goes to Council.

Member Jonas noted that attendance has not historically been an issue.

Chair Boucher asked whether any action was being requested or recommended during the meeting. He
suggested that reviewing bylaws annually is beneficial as new members join — Member Hobson and Member
Jonas agreed.

Planning Officer Collette referenced an example from the Historic Preservation Commission regarding
changing from four affirmative votes to a majority vote. Chair Boucher stated that requiring four affirmative
votes makes sense because it reflects a majority of the seven voting members, and lowering the requirement
would not be fair to applicants. Member Jonas agreed.

Planning Officer Collette asked for clarification on what changes the Board wished to pursue going forward.
Chair Boucher asked whether members agreed to including a section proposing removal for cause,
questioning whether the phrasing was too vague. Member Hobson expressed he believed it was too vague.

Member Whitford stated that the bylaws should specify what qualifies as disruptive behavior as part of defining
cause. Chair Boucher clarified that the Board is not establishing specific removal procedures, but asking
Council to review the matter. Member Whitford responded that the bylaws should reference why a request for
removal would be made.

Councilor Leonard recommended including minimum expectations for members within the bylaws. He noted
that while such expectations may not formally justify removal, they provide Council with documentation
explaining why an issue is being brought forward. He added that attendance is an issue in other Committees,
and formalizing expectations in the Planning Board may help inform similar efforts elsewhere.

Chair Boucher suggested listing expectations under member duties, such as attending or providing notice of
absence.
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Planning Officer Collette stated that legal staff could draft language, discuss it with the Board, and bring it back
for review.

Chair Boucher asked for additional suggestions for duties, such as expectations around not disrupting
proceedings. Member Brush suggested that attendance expectations could be included in Article I, Section 1,
which addresses membership. Chair Boucher agreed that placement could vary based on what fits best and
asked whether any other expectations should be included.

Member Hobson asked whether the bylaws should include language addressing conduct unbecoming. Chair
Boucher noted that the Board is aiming to identify clear duties, define them, and provide clarification on the
process for formally requesting removal of a Board member to City Council.

Member Brush suggested including the process for recommending removal. Chair Boucher agreed.
Planning Officer Collette stated that staff would draft proposed bylaw language and bring it back to the Board.

Chair Boucher asked for any additional discussion — there was none.
2. Data center regulation discussion

Chair Boucher introduced the agenda item.

Planning Officer Collette provided an update, sharing staff will revisit the Business and Economic Development
Committee with more information about how data centers of varying sizes may affect the City’s utilities,
including water, sewer, and electric capacity. She noted the exploration of what potential upgrades may be
needed, and how a closed loop system in a data center may impact requirements.

Planning Officer Collette discussed exploring Community Benefits Agreements and projected hiring
requirements, as well as what leverage municipalities have over requirements. She discussed initial outreach
at the polls, sharing many residents are against data centers due to the impacts they have on communities.
Collette expressed exploration into how other communities have justified bans, as well as how other
communities have regulated data centers based on size.

Planning Officer Collette explained proposed strict regulations, such as to only allow in industrial zones and
create greater setbacks and noise regulations.

Member Huhn asked in the moratorium expires in October — Planning Officer Collette confirmed, and explained
it can be extended if more time is needed, clarifying City Council would have to approve an extension.

Member Jonas expressed support for the idea of having a decommissioning plan to avoid the burden on
taxpayers and the City — Chair Boucher agreed.

Chair Boucher asked about what may occur if a company is looking to build a data center on-premises as part

of what they provide, but is not their primary use. Planning Officer Collette responded it would be considered
an accessory use, and will likely be based on size.

Page 12|13



City of Bangor Planning Division
Planning Board Meeting Minutes — Tuesday, July 21, 2026

Chair Boucher asked if there are any concerns with existing data centers — Planning Officer Collette responded
they would not be affected, as the actions being explored would only affect new development.

Chair Boucher asked what the next steps are. Planning Officer Collette responded staff is to present additional
information to City Council about infrastructure capacity, as well as exploring whether bans are viable. She
expressed looking to City Council about next steps, as well as looking at regulations with land use code
consultants. Collette discussed completing public surveys on proposed regulations to ensure transparency and
receive feedback.

Chair Boucher asked for any questions from the Board — there were none.
3. Follow-Up/Thoughts on Land Use Plan Updates

Planning Officer Collette shared that staff review is on track to finish within the month. She outlined next steps
to analyze the zoning map in addition to the text.

Meeting adjourned at 9:56 PM.
Respectfully submitted,
Kayleigh Rienas

Development Assistant
Planning Division
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