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Forerord

Ae e prbllc cervlce to aeelet local houelng actlvlEles Ehrough
clearer underetandtng of local houslng narket condltlons, FflA
lnlElated publlcetlon of lte comprehenelve houalng market analyees
early ln 1.955. Uhlle each report le deelgned speclflcally for
FllA use ln adnlnlaterlng ltB mortgage lneurance operatlons, 1t
le expected that the factual lnforoatlon and the flndlngs and
concluelona of Eheee reports w1l1 be generally useful also to
bullderr, Dort88gee8, and othera concerned wlth local houslng
probleaa and to othere havtng an tnterest ln local econonlc con-
dltlonr rnd trende.

Stnce arrket analysls ts not an eract aclence, the judgmental
factor tr luportant ln the develoFent of ftndlnga and concluslons.
There wlll be dlfferences of oplnton, of courser ln the lnter-
protttlon of avallabl.e factual lnformatlon ln determinlng the
absorptlve capaclty of the rarket and the requirements for naln-
tenance of a reaeonable balance ln deruand-supply relat,lonehlps.

The factual frenework for each analysls ls developed as Ehoroughly
ae poaelble on the baele of lnfornaElon avallable from both local
and natlonal tources. Unleas epcclflcally ldentlfled by source
reference, all estlmatea and Judgments ln the analyele are those
of the authorlng analyet and the FllA Harket Analysls and Research
Sectton.
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ANALYSIS OF THE
BANGOR MAINE HOUSING MARKET

Sununary and Conclusiqns

The Department of Defense announced in I'lovenber 195h tnat Dow Alr Force
Base would be deactivated as of June 10, 1968. flre closing of the base
will mean the loss of about 11850 households that spend milltons of
dollars in the local economy. These losses will be offset, ln part,
by expansion of industry and higher education, but the labor markct and
the housing market of the HMA will be disrupted uhen the base closes.
Because many military personnel nm hold second Jobs in the local
economy and beeause many housing units are of marglnal quality, the
level of rmenployment ls not orpected to rlse slgntficantry and the
ntraber of good quality vacant units should not tncreas'e excessively.
fhe analytical findings are outlined below and are rnore fully detailed
in the text.

Average nonagricultural emploSrment of 2Br7@ in 1966 was J!0 greater
than the 196b average and 11000 above tbe lg59 estimated average of
27,7OO. The rate of growth in the past two years has been more than
double that of the preceeding five-year period. The average of 1rI00
unemployed persons in 1956 was slightly more than the average of
11000 in each of the two preceeding years, but the unemplo;rment ratio
of 3.6 percent suggests a balanced condition in the labor market.
Despite the closing of the air base, civilian employment is expected
to increase by a net of about 200 jobs a year in the next two years.

2. The median family income, after deducting federal income tax, was
fi6rl75 for all families and $5r25o for arr renter households of two
or more persons as of March I, L967. These after-tax median incones are
expected to rise by about 2.7 percent a year until June 1958, at which
time the withdrawal of mllitary householCs will cause the median lncqnes
to fall back to about the current levels, or }ower.

Ttre population of the Bangor HMA is estimated at 83r10o as of March r,
1967, an increase of about l+r35} (!.! percent) since April Lg&.
Between the 1950 and 1960 censuses, the population increased by nearly
1irrh50 personsr or 22.! percent. The difference in the magnitude of -

growth of population during these periods reflects changes in military,
military-connected, and civlllan nonhousehold poputations as the civilian
population in households increased by br200 between 1950 and 1950 and
3rO5O since 1960. l{alnly because of the closing of Dow AFB, the total
popuration is expected to decl-ine by 51700 persons to about 76rboo tn
March L969.

lr. Ttre total of 22rlOO householrls in the Bangor HMA on March I, I95Z was
850 greater than the 1960 total, which *ai lrr35o above the ig5o house-
hold total of 171300. An expected decline of about 11500 households to
a March L969 total of 2Ir00O will result nainly from the deactlvation
of the air base.

3
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The addition of 11825 new unj-ts and the denplition of 300 unlts
resulted in a net addltion .of 11525 units to the housing irrventortrr
of the Bangor Hi,lA since l9&. The inventory totaled Z[r?fr r:nitsqr March l, L957. The proportion of onner-occupied uniis increased
fron 59 _percerrt in 196o to 6u percent in Marctr 1gO?, tlre sare proportlon
as in L9fi.

There were 1r0o0 vacant avallable housing rrnits in tlle HIIA on
March L, 1967, a net vacancy ratio of h.3 percent. The homeotrrer
vacaney ratio of l-.7 percent rras up sright\y fnqn 1.6 percent jrt 1960
and the renter vacancy ratio of 2.8 percent was signJfieanbly higfrer
than the ratio of 5.6 percent in 1960.

Demand for housing that may arise in the Bangor HMA during the next
two years can be met by the supply of vacant uniEs presently on the
market and units that will become vacant when Dow Air Force Base is
deactivated, including demand at the lower rent leveIs associated
with public benefits or assistance in financing but excluding publlc
low-rent housing and rent-supplement accommodations. There will be
an estimated 675 vacant units available for sale (most will be of
standard quality) and 1r475 vacant units available for rent when the
military release housing they now utilize. rn the interim, there
may be some demand for new housing in the area until housing of good
quality noh, occupied by military and military-connected' households
becomes available, but new construction to meet this demand should not
be encouraged. The rental housing which will be made available includes
about 37O modern standard units in the Capehart project; 38O old units
of standard quality, but deficient in size, locatlon, and modern ameni-
ties; and 725 substandard units which will not be competitive in the weak
market condition that will prevail after June 1968.



ANALYS$ OT fl{E
BANGCA, MAINE HOUSIG I,IARKET

Housing Market Area

For pnrposes of thls report, the Bangor, l*rine, Housing l,larkert.nrea (ffil,)
1s coterrflnous wittr the Bangor Labor }farket Area, n?rlch consists of the
cities of Bangor, Brewer, and 01d Torn and the touns of Eddington,
Glenburn, Hanpden, Hermon, Holden, Orono, Orringtonr md Veazie in
Penobscot CounQr, Melne. The population of the HI,IA totaled 781750 in
1960, nearly haaf (381900) was in Bangor.

Located at the canfluence of ttre Kenduskeag and Penobscort Rlvers in
souttr-central Majae, Bangor is 2b0 miles northeast of Boston, L35 rniles
northeast of Portlard, Mainer ild 135 miles west of Eastport, lttaine, the
eastern-most part of the continenta] USA. In additlon to fnterstate 95t
a llmited access for:r-lane divided highway, there are several other
U.S. ard state highwaSrs that provide good highwry transportation routes
tn the 3re3o The Bangor and Aroostook Railroad and the Maire Central
Railroad provide freight serrrice and Northeast Airlines provides
passenger sersice at the rrunicipal airport at Dor Air Force Base.

A study of the economic base of the Bangor area by the UniverslQr of
Maire iadicated that five percent of the Jobs in the Bangor HIO in
1953 (about 1rh0o Jobs) uere fi11ed W people frcrn outside tlre 8r€8c
There were no data pub}lshed on out-eomnutation of rrcrkers.

Fatm popuJaticm il ttre H}IA is negliglble; in 1960, 9? percent of, ttre
population in Penobscot County was consi-dered as nonfam (data rrere
not avairable for the Hl[A, but the proportion of nonfar:n to total
population was probably higher than 97 percent). A11 demographic and
housing data used jrr this ana\ysis refer to the total of fam ard
nonfarm datao
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Econorgr of the Area

Character and His tonr

Bangon was settled in 1?69 and was incorporated as a city in t83l+.
Econordc support was derived from gristnuills, sar.rn-ilIs, and trade
with farneri until about 1830, wtren lumbering became the dominant
econonulc pwsuit jn the €Lreao The h:mbering era reached a peak in
tfre 188Ots, at which time Bangor l.Ias the lurrbering center of ilre
world and the harbor on the Penobscot River was bustling wittt clipper
ships that rlere loaded with lumber from the surroundlng forests and with
brlcks (as ballast) from Brewerr

Although the lumbering and uood products jndustry is stilL active in
the Bangor area, its influence is very much less ttran that of other
industries, such as r*ro1esa1e and retail trade, leather and leather
products, paper and a11ied products, and textiles. Another dominant
jnfluence in the econorry of tJle HMA is Dow Alr Force Baseo
Approxi:nately l+60 eivilians are currently elrployed at the base, irt
addition to the current n-lIitary strengt'tr of )t621 officers and
airmen. Reportedty one-haIf of the rnilitary paytolL of about $2O
rnillion and several million dollars for goods and serrrices at the
base enter the locaI econory eactr year.

Work Force

The civilian work force of the Bangor IIIIIA increased from 29 t3AO
in 196h to 3Or15O in 1965 (comparable data are available for L96\,
1965, and 1965 only) . of the two-year increase of 850 in the -wckforce (2.9 wrcent), 200 occr:rred between 196h and 1965 d 050
occurred between f965 and 1!66 (see table I).

ErPlofrreut

Grrent Esti^nate and Past Trend. l{,
2Ar7@ in 1966r about 55O above the

enployment averagedonagricultural
1955 average of , r,hlctr,28rt'o

196h.in turn, was 2OO more ttran ttre average of 27 r95tl :n ALthor4[t
corparable data are not readily available, it is estimated that
nonagricultural emplo3mrent averaged 27,7Oo in 3959, indicaurrg an
j-ncrease of 11000 over the seven years, most of uhich has talcen place
in t.he past Ewo years. The increase of 75O in total nonagricultural

L,
29r

nothertr employrent (nonagricultural self-erployed, r:npald fanily workers,
and domestics in prlvate households). The bulk of the jncrease in wage
arrt salary employment occurred between 1965 ard L966, ntren the total
rose by 6lO.

erplotrrment between I96b and 1965 was made up of an increase of
nonagricultural rage and sa1arry jobs and an estirated drop of r

000
irt
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t)istr:ilutioq by l{ajoq fndustqy. Erployment in manufacturirg has
during the past tlro years to 61300

in 1965. The lealher and leather products industry, in which jobs
increased by 110, accounted for more than half of the growth.
Enployment gains were also noted in food ard kindred products (eO),
textile-miI1 products (50)r ed other manufactrrrine (ZO). A decline
of 50 employees in paper and e]'lied products was the onJy loss in
manufacturing employment during the period.

In nonmanr:factr:ring industries, enployment rose from 1Be90O j-n 1961r to
19r1O0 in 1965 and to 191700 in L966. The increase of 80O employees in
nonmanufacturing (h.2 percent) resulted mainly fron a gain of 500 in
wholesale and retail trade. Trade is one of the basic indr:stries in
the HIvIA (nangor is the wholesa-1e trade center for northern and eastern
Maine ard the reta11 center for a substantial part of this segment of
the state) and, in recent years, has clearly been the most e:qpansive
industry in the Ioea1 economy. Gronth of employment also has occumed
1n contract construction (50), transportation and public utiLities (I5O),
and senrices and miscellaneous nonnunufacturing (10O). The employrnent
levels did not change in finance, insrrance, and real estate, or in
governrent between 196h and 1966.

Employment Parti_c_lpq!1on Rats. The particlpation rate (the ratio of
nonagrlcultural employmenilto population
1950 to 29.8 percent in 1.:960, according

) declined frorn 11.6 percent in
to Census data. Based on

llaine Employrnent Securitv Conunlssion data on workers employed in the
I{'lA and estimates of the resident population, the participat,ion rate
decreased from l!.2 percent in 1960 to 3L.2 percent at present. As a
result of the expected withdrawal of military personnel and the addi-
tion of about 950 femate workers at Sylvania Electric Products, fnc;,
the participation rate is expected to increase to about lB.1 percent
by March 1969.

Pri ncipal Emolovers

Ma4ufactur j ng. Approximat,el-y 75 r-rercent of the jobs in manufacturingindustries in the Bangor Hl,lA ar.e in the reather, DaDer, and textireinCustries. The leather industr.y, almost entirely snoe manufacturing,is the Iea,ler witr 2r5OO emnloyees (l-rl percent of total manufaetur:-nii.
The major pro'luct of the six firms thal domjnate the inciustry is hand-sewn moccasin-tyne shoes. The market for this tyoe of footwear has
been-expanding in recent years, but is exoected to leveI-off and, as aresult, no further grcwth of emplovment ls expected in the shoe indus_try in the near future.
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Ibe paper arrl textlle indnstries, combirred, do not employ as nanJr
rorkers as the shoe irrlrrstry' and enployment in these lndustries has
not ilcreased during ttre past several years. The paper lndustly has
peen e:cpanding lts prodrrctive facilities in recent yearsr but autornatlqr
has been introduced at ttre same time, resulting tn a fali\y stable
lever of enrplolment. The static enployrrent condition jn tlese trm
indrrstries ls ercpected to continue ltrrougtrout t}re trrc-Jl€a forecast
period.

IIiEla$r ?Ed,Mi]itary-connected Enploynrent. Dow Air Force Base,
located within the city lj:nits of Bangorl approximately tuo rntLes frcm
the downtonr buslness district, was activated in 1951 as a Strategic Air
comnand lacirity. The base strength increased sror\r but steadily to
a pedr of about 51325 officers and airmen in Jr:ne 1963, bub droppld
to about hr5oO in June L96l+. Slnce the Deparhpnt of ilefense annor.rnced
Ln November 1961+ its intentions to close the base by June 1968, the
tniJitary strength has declined firrther to a current lever of about
31625 men-- approxirately 5oo officers atfr, 3rLzS airmen. The trend
of civllian enployment at the base has been inverse to that of rdlit€Jy
strength. As the military streagt} was increasjng, civilian employrrnl
was decllning.

Military an9 Civilian Strength
Dow Air Force BaSi

Jrrne

Date

June
ll
n

'lil
ll

t9fi
L957
t958
L959
t960
L95t

Military
strength

2r8O3
2rg8o
2 1862
2 

'91$L,753
5,165

Civilian
strengttr

383
3\2
288
295
299
32?

Date
Military
strength

5 
'3t75 r3zo

Lrl+88
3,930
31625

Civi}[an
strenetil

-

331
328
3Llt
3L7
lt59

June 1962n 1963
'' 1961+n L965

Dec. 1966

Source: United States Ilepartnent of Defenseo
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There have been numerous proposals for the r€-lls€ of Dow Air Force Base,
but only a few have resulted jn firm commitments as trret. Anong the more
pronlsirrg proposals are: expansion of the rmrnicipal airport, establishmeat
of a campus of the University of Maine for aboub 1r20O students,
establishnent of an air national guard unit and a Dispersal Operating
Base under the Air Defense Comnrand, novement of an artillery Battery of
the Maine National Guard from Augusta, and r€-use of ttre 11010 units of
on-base Capehart housing for the above-mentioned milita4y (160 r:nits),
for the UniversiQr of Maine (Z5O units), and for sal-e to the general
public (Z3O urits). The disposltion of the remaining 370 unlts remains

in doubt. The University of Maine is interested in accuirlng 5O to
70 buildings for dormitories, classrooms, Iaboratories, research cen-
ters, and offices,

Unemplolrment

The nr:mber of unemployed persons jrr the Eangc HIIA averaged 11100 in
1966, equal b 3.6 percent of tkre civilian work force. As rn4r be seen
in table I, the 1966 average is slightly aborre the average of I,OOO
r:nemployed persons in 1961+ and 1955 and the cwrent ratio of unemplqrurent
is also s1.lgtrtly above ttre 3.[ percent ratio in each of these two
preceding years. The increase in the leve1 of unemplo3rnent fut 1966
mqlr have resulted from the slight amployrent reductions in tJre paper
industry and in trothertt nonagricultr:ral employrcnt.

Although the Dow Air Force Base will be phased out within the next It yeas,
ocpected increases in erploynent opportunities in several jadustries
should crea'ue sufficlent demand fon labor so ttrat a slight reduction
in the over-aI1 1evel of r:nemploymant may result by 1!58. The probla
of reduced employment in some industries riII be partially alleviated
also by the rrithdrawal of the military, manJr of wtrom (and their
dependents) trota second jobs in ttre civilian rork force.

Estimated Futr:re ErplolIttletlt

lJha Dow Ajr Force Base is deacti.vated in June 1968, the l+50 civl1:ian
employees at the base will be transferred or released. As a result,
employment in the government classiJication ix 1968 will be about l+Ot)

belon the 1966 annual average. Employnent also is errpected to decline
by 25O in utrolesale and retail trade , W 50 ln cmtract constnrction,
by 10O in transportation and public utllities, &d by 35u in other
ncn:agricultr:ral employment. fhese declines, totaling 1r15O, wi11
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resulE direcEly from the closing of the base, the loss of the $lomiIIion of the miIitary payroII currently.spenE locally, and the
loss of an additional several million dollars Ehat has been spent.
each year locally in support of the base.

The closjng of tb basc rrlu nob necessari\y cause ttre ecorory of the
Bangor Hl'lA to slip iato e depresslon, as thc eurployment decLlnes clted
above n4r seen to portend. To nany interested partles trt t,tre Bango
area, the closjng of the base signars the beginning of a new era LE
which erqlanslon of the economic base of the area rr11 be none easi\r
attainable. For instance, since the Norreriber 1961r annornrccarent,
sylvanla Erectrlc Pr"oducts, rnc. has begun co'rstnrtlon of a prut
that rrirl enploy 1r20o people (80 percent femare) tu ttre assenlly
of integrated erectrica-l cjrcuits. A part of tbe plant rdlr be
operatdonal i-n late Spring L957. Approxi-nately 600 eryIoyees rrl]-l
be on the pryrorl by the end of L967 and ttre other 500 drl be added
rrlthfu a year of tlne plaat opening. The Haire &rploynnnt Secrrrtty
comniseion foresees no problem il staffing ttre plant. In addltd.on
to t}te Sylvania pIant, the Internatlonal l{ireral arrt Chenj-ca1 Coryanyis constnrcting a plant on the penobscot River in 0rrington.
Approximately 50 skilled rcrlers lrill be enrploSred in the pnodrrction
of sulphlte for use in the nanufacture of papero The plant is opeeted
to be operational by late sumrcr 1957.

In addition to the jndu.strieL e:pan.clon that results, ln part, fron
the phasing-out of the alr-baser the Universlff of llg1ns intends to
develop a campus at D,or for 1e200 students. Finar plans for the
transfer of the facillties have not been corpleted as yet, but
tcntative plans caIL for the establlstrrent of, a tno-3rear tourse leadlng
to an associate degree in agricultxral and technical fLelds. Based
on the unlversityts facult5r to student ratd.o of 1 to 20, sixt5r f aculty
nembers and probably an egual nrmiber of staff rnenbens witt Ue- anployeaat the new carpur. The universtty "]so plans to eryand the canpus in
Olgto to add 1r00o students and Husson co]-lege is presentJ.y in tlre
mldst of bnlldlng a new campus in Bangor for a proJected IrpO student
populatlon (10O above the cument enro]l:rent). -The 

ocpansion prograre
of tb universitSr ard college should resrrlt in an enplqpent i_ircreaseof 3fu tn services and ntscetlaneous noruf,annfactrrlnL aio:ng the re:rttro years.

As a result of tlre above-mentiored developuenbs, nanagrlsultural qrplqrn€nt
is eryected to average 29rIO0 in I!68, abou! LOO aUcre the L966 anrnral
average of 28 r79. the yearry averagi shouLd increase by about 2oo
employees in 1957 arrt by anottrer 2OO in 1958. There ,fff Ue signlfi.cant
movernents of workers frcrn one industry to another ant tnto ana 61rt otthe labor force in 1958, but the rpt reEult ulIL be an lrcrease of abotrt
20o new Jobs dr.uing that year. rt is rikery that a somewhat greater
proportion of the number to be employed in l95B wi1l be femal6s then
was the case in L965.
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Income

I{ages. Ihc average yearly rage of productton workers in nanufacturlng
lliiF6ased by an average of 3.J percent a year betveen 1960 and L965.
Arnong the maJor manufacturing industries, the increase was greatest
in the leather industry (5.5 percent a year) and lonest in the paper
industry (2.h percent a year). A sizeable proportion of the increage
in wages in the l-eather industry posstbly resulted fr^om an increase
1n hours norked, as the industry has been e:rpandlng. 0f added signtflcancc,
91 percent of the workers in the paper industry are rnale, while only 38
percent and 5lr percent of the workers in the leather industry and in all
manufactnring industries, respectively, are nale. Thus, the industry
rith the highest tncldence of male employment is experlencing the snallest
percentage of increase in Hag6s, in addition to e:rperiencing a decllne
in employment.

Ye Gross
on

Area 2/

IndustrT L96o @ t962 L963 ]t96l4 t965

Food
TexLiles
Paper
Leather
Other manufacturi-ng

$3

Total manr:facturing 3 186? l+r[9 hr185 br33? \r5o? \t589

a/.Inc1udes the Bangor HI"IA and 18 torns to the north, east, and west
of the HIIA.

Source: State of Maine Departnent of Labor ard IndustrT.

Familv Income. Tne current median family incomes in the Bangor HI'IA,

;fte-r aea-uc-[Tng federal income tax, is #t1-75 for a]I fami]ies and

fiSrZ5O for alf renter householCs oi two or more persons. Approxi-
*"i"iy 3h percent of all families and b5 percent of the renter house-
holds have after-tax incomes of less than $51000 and only nine per-
cent and five percent, respectively, have inlomes in excess of $121500
at the present time. -The after-tax median incomes are expect'ed to
rise by an annual average of 2.7 percent dwtng the first year

t $lr
3
5
3
3

873
o33
t$6
eL'
5gt

189
257
t$9
bu
821

,
t
,
t
,

$lr
3
6
3

$l+
3
6
3
3

,181
)6t
,o1o
,w5
,55t

,652
,8o3
,].28

'865,688

$l+
3
6
3
l+

,288 $Irrl+78
,ho9 3r6bz
,to' 61585
,557 3,593

3,
5,
Z,
3t l+r103 l+r].:9?
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of the tro-1rear forecast period, then subsequent\r decline to about the
current levels or lorer by March L969. the inccme of miIltary familles
tends to be hlgh relative to the incone of cirrllian famiHes in the HlO.
For inetance, between 1950 and 1950r the uedian incore rose by a greater
pereentage in Bangor than jn any of ttre other mqjor cities jn the state;
therefone, utren the mllltary rithdraw frqn the Htla in mid-1968, the
rygr-a'l] lncore leveI is e:cpected to decline.
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Demograplrtc Factors

Populati.on

Current Estinate and Past Trend.
U3;m as oJ MMarcI I t L967 t about

The population of the Bangor HIO was
\r35O more than in April 1960 (see

table III The gronbtr of the population since 1960 tras been considerably
less than iJl the prevj.ous decade, utren the jrcrease was rrearly Lhrl+5O,
fron 6[1300 in 1950 to ?8r?5O ln 1950. In the city of Bangor, the
popnJation increased by 7,350 between 195O and 19to. $L lrrcent of the
grorttr tn the m,IA,) and by only 190 sinee 195O (four percent of the total).
PopuJ.atJ.on grcnrth also has been less in the other cities and torns jn the
III{A since 1960 ttran 1n t'tre previous decade, except in Orono r?rere the
ercpansion of the student population has been a naJor factor in a near
tripling of the L95O-L96O average annual rate of population grorth during
the past s6ven ;tE8rsr

Trend of Comonents of Tota1 Population. Population treruls for eadr of
forr segrents of the popnlatLon of tbe Bangor HMA are presented belm.
The total foreae,h of these groups fluctuates independentJy of ttre others.
The level- of civllian household populatilon is dependent on Job opportunitles
1n tlre civilian econory, and changes in this segner$ of ttre population were
qnite slmllar in the L95O-196O peniod and the l96O-L96? per{.od. The
clviJ.l-an nonhousehold population has shown less stabllity over t&e 17 year
period. The fluctuations have result€d, for the nost part, from a change
in censua definitlon from trdwelltng r:nltrr ln the 195O Census to tthorrsirtg
unittt i-a the 1950 Census and fron orpansion of student enrollment at the
Uni-versity of I'Iatne and Husson College since L9ff.-. The strarp fluctuations
in the military popuJati.on dr:ring the two periods have resulted fnom
changes in t}re strengttr requirerents at Dor. The nilitarSr-conrncted
populatlon also is affected by the dranging requi.rerents at Dor and the
total seens to have varied inverse\r sith the change in military populatd-on,
because of the changlng mlx ln mtltlary and ctvillan personnel at Dor Atr'B.
Ure latter tso se_gments of the total populatlon have if,oton the greatest
changes over the 17 year period.

)
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r{ilit Miri ted Civi]:lan
rerds

Population

Civilian household
Civi1:laa nonhousehold
Military g./
Military-connected

TotaI

April
t950

58,75lt
5r}oo

l+50

amr

April
1960

62 
'9119l+r800

ror0oo
1.O(D

w;18

l{arctt
L957

56roo0
61600
9,OOO
1.500

stim

\rt95
-300

9,550
1.000

iffifi,

2/
3
1

-1
9./

9/

t

,@o
,
o50
800

5oowifi

a/
v
c/
1/

Total may not add, because of rounding.
Includes students in dormitories, il-patients at the state hospital, and

individuals living in rooml-ug howes, among otlrcrs, buL not rd.Il-tary }tving
in bachelor officer quarters or barracks.

Military personrel arrl their families.
Milttary-connected civt}:lans and their families.

Total population for 1950 a1al 1960 frot Censuses of Population.
Total population for 1967 and 1969 ard nilJ.tary ard civilian

coroponents for aII years estlleted by Housing ilarket Analyst.

Sourees:

Estlmated Future The popd.ation of the
by p€rson8 the ne:ct tro Years and,

A deellne of Br20O in rd.IltarY population and PossiblY sone out..mlgration of
civllians as a result of t}re base closing are opected to be partlY off-set bY

increases tn sturlents, faculty, and staff at the colLe ge and universtt3r ard
some in-nigratlon resulttng from industrlal e:<Pansion.

Net Natural Increase and ation. Silce Apri1 1960, there hsve been appro:dnately
, the Bangor Hlt[A, resulti-ng i.n a net natural

inerease of 9t
that there has
Apr11 1960.

2OO. Since the PoPuJ.ati,on has increased by on\y \r35O t it appears
been a net out-ni-grati-on of l+r850 persons from t'tre HMA sine,e

Households

Bangor HllA ls ocPected to
total ?6rLoo in l{arctr L969.

t

Cnrrent Estjmate and Past Trend. There were approxirnately 22t5OO households
i , about 86O more-than in Apri1.1960 (see table fV).
g"t"""n fgiO ana t9@t the nr:mber of households increased by Lr35O, as the total
rose from an estimat"i t7r3OO to 21r6fi. The jncrease in the number of househoLds
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betneen 1950 and 196O resulted, in large partr from tbe ln-ndgratd.cn d
tnilltary faniBes; honever, the increase alao reflects the cha,nge ln
census definitLon fron ttdreJ-ling unltn in ttre 195O Cengu,s to nbotrdr€ unltr
in the 1l5O census. There has been vtrtually no househoJd grorrttr ln
Bangon since Aprl1 L96O, but 2rlQ5 horrseholds (a 29 pereent lncrease)
were added betreen 1950 and 1960.

Trend of Conponents of ttre Total Households. The nuiber of nllltary
househoLds rose sharp\y in the ear\r part the 1950rs and contlnucd
rlsing throughort that decade and into the ear\r part of the pnesent
decade. The hlgh was reached in 1962 and L963i ttre total has sLnce
declirpd to about 1r80O bouseholds ll March L967. lbe rnuuben of
mill-tary-conrected clvillan households declired sllghtJ.y lrt the Latter
part of, the 1950-1950 decade, but tihe nrrrber since has rlsen to a peak
Level of about 350 households. The nrlnber of civlllan horsetrolds has
increased stead{Ly during ttre past 17 years, W lr8OO between 1950 ard
t96O and by 1rll0 since 1960.

l6IJt a.ry. Uilltary-corme qted Ctlrilj.qrl,
and Clvl.llan HousehoLd Trerds

Bangor. lfalne. Hl,[A.#
L9SO _ ],g69

Ilouseholds

Ctvillaa

ul}l.tary b/

l{l3itary-connected c/

Total

Aprtl
L950

171185

1@

L? 1285

Aprll
]-:g60

L8rgg2

2rlr0O

zfu

2l16\2

Mardt
]t967

20,35o

lr8OO

35o

22r5OO

1r8O7

2r3OO

250

br35?

L'35o

- 500

1@

el

860

il. Totals nay not add, because of roundlng.
y/. Ml}ttary personnel and their dependents.
g/ l{l1itary-connected civlllans and thelr deperdents.

Sources: Tota.l households for 1950 fron Census of popntrtiono
Total households for L9fu, 196T ad n{r{tar?, and eivLllgr

corqlonents for aIr Srears estj-Eeted by Housrng l{arbt analgrst.

Estimated F\rture-tlcugebolrts. The nurber of household.s ln ttre Burgor HIO
out lr5OO duing tn; next trc years to a

llarch L969 totat of 2L100O. The nuriber of lrffftary househoLds nll1 declirc
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by 11650, the nuriber of, dlltary-coulscted civllLa housetpl4s rrILL drop
to vtrtual,\y zero frm 3r0, and the clvlEan household total nlII Lrcreaee
W 55O. Se increase ln ctvilian households rrlll result frm in-nigratJ,on
drre to ttre elpanston of lndustry and educational facl1lties, fron aa
tncrease ln the nurnber of maried studente, a.rd. fron ttre transfer of abott
15O horrseholds frour tlre ntlLtar]-s61-"cted civilJan to the cC.vlll-an
classificatd.on ntren the alr base is deactivated. The nuriber of households
in Bangor rflll total about 9,9@ ia l{arch L969, some 11025 ferer t&an
at present, and the nunber in the otlrer ctu.es and torns of the IIIIA ta
ercpected to decllne by aboub l+75 householde.

Household Slze Trerrle, The size of the Everago houEehoLd decEned fnom
Fouib 3.Il2 persons ln I95o to l.lJ persons in I9'5o. The effeet of tlte
ctrange ln census defi-nttlon fron ndneLling nnitn to nhoudng unl.tn, rtllch
tends to decrease the average howeLrold size, ras couttered sometfiat b3r

ttre tnfhnc of, ntlLtary households, rhlch tend to be larger tra civllLa
households. The average household has declined 1n size to 3.32 perg(ns
in llarch 195? and should decllne further (najnly because of tlre rithdianal
of tfte nllitaqf) to appr^oxj-nately 3.2]. perEons in t{arcb L969.
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Housilrg {a,r@t Eectpfg

Houging Supply

Current Esttmate ard Past Trend. The housjrg irvantory of, tlte Bagor H!{A
1967, a net increase of Lr525 unlts stnocContajaed 2br75o unlts jn March

Aprtl 1950 (see table V). The net increase tn tJre fuventory resulted fr@
the additiqr of Lr825 ruuits and the loss of appr"od.nataly 3OO rrnlts through
demol-itjon and other canEres. Between 1950 ant Lfu t the lnseErtory lnereased
frcnn 17e975 units 16 2)1225 unlts; possibly one-ttrird to one-half of the
net irprease of 5r2fu units resulted from converslons. A part of tIe
lntercensal increase also resulted, in part, frrcm tbe chenge tn censug
definltion from ndne}lilg unitrt !n 1950 to tthousing untt,n tn 1960.

There were appro:dnately L2rl25 units in the houg{.g lnvantcy of thc
ctty of Bangor in March L967, a net gain of b]O untts over the 1960 census
count of, Itr55O rurlts. A total of 725 units were auttrorlzed in t}te olf
(inetua:rg h80 Capetrart units) and 250 unlts rere denollshed sincc L9&.
During ttn pr"evious decadel the Bangon housing inventorlr increased.b5r
2r85O rurits from the 1950 total of 8r80O unLts. Only 1,!10 turtts (tn:
cluding !30 Capehart untts) were authorlzed ln Bangor durlng the decade,
suggesiing that about lr3oo r:nlts (L5 percent of the total lncrease)
were created through conversion or were accounted for by the new census
concept of t'housing uni t. rl

Unlts in structure. The March 1957 composition of ttre housing iqventory
@re reflects only nrinor cha.nges sjnce 1960. Constructloa
of two to four fandly structures (C4etrart housing et Dor, prlaclpaily)
increased the proportion of r:nlts in this type of stnrctune by one half
of one percentlge potnt since 1960 to nearly 33 pereent of tlre total.
The proportion of rrnits in structures containing five or Dre-unlta
declined by nearly one half of one percentage point to sltglttly less
than 12 percent and single-farnily structures renained virtually coetmt
at about !l percento
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Units in structure
b/

Tno to forn
Five or lpre

Total

or

utlon of the H

Units ir ture

Inven Year

April 1960 , 
-=March 

1997:::,
ffi Nrmber Percent

10r206
5r96L
2.21t2

ir,m9

10r8@
6 r)?,
2.2?5

ffir6

55'l+
32.lt
L2.2

s/ I6ffi

55.5
32.8
IL.?

106:6

e/
b/
-c/

Includes data for Bangor, Brewer, 01d Town, and t}e iacorporated
portion of Orono, on1Y.
Includes tralIers.
Represents 79 percent of estimated total housilg inventpry'

Sources: 1960 Censr:s of Housing'
1965 estinated by Housing Market Analyst'

Year Builto Reflecting the grorth of the howlng inventory in response

ti-nffii".ii"" of Dow Aj-r Force Base jn L95Lt over 16 percent of the
housisg units in th; lfarctr 195? inventory of ttri four urban places of the

Hl,lA were added ueiween 1950 and 1950. Another seven percent nere added

"ir"" 
1960 in response to grorth of the civillan sector, as the-nllltarly

strength has declined sincE L9f . Nearly six percenb of the units rene
added dpring the 191+0-195O decaae ana ?L-percent were added prlor to 191+0.

April 1960 - Feb. 1967
t955 - March 196o
t95o - L95lt
19L0 - 19h9
L939 ot earlier

Total

Number of units
Percent

dtgtt{.butlon

6.8
10.1r
5.8
5.8

?L.2
Im:r

L1325
2rO25
l-rL25
LrL25

13.850EW
e/
y/

fncludes data fon Bangor, Brener, Old Torn, and the incorporated
portion of Oronor on1Y.
the basic data fror rtrich the estinates uere derived reflect o
unlsrorn degree of error il rrage of stnrcturert occaslomd 6y th6
acanrecy oi response to sntrteratopst qu€stions 8s rcll aS errorg
caused by sampling.

source: 196O Census of Houstng, adJusted by Houclng lrarkot analyst to
refLect ctnnges slnce 1960.
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Condition. Reflecting the age of the housing inventory in the four urban
Flacg;;f the HMA, I! percent of the units were estlnated to be substandard
because of dilapidated condition or the lack of some or aII phunblng
facilitles as ol March L967. In the city of Bangor, an estlmated Itr percent
of the houslng r:nits were judged substandard for the reesons ctted ebove.
These proportlons are about two percbntage points below tlte proportiois
reported in the 1950 Census of Housing.

Residential Builliqg_4cqiylla

Trends. Approximately 11750 r:nits for which bullding perrnits'were
recoEed and an estimated IOO units for which permits were not recorded
have been started in the HMA in the l95O-March 1967 period. A1I but
l+8O r:nits of Capehart housing built in 1951 and L952 at Dow have been
privately-financed. As may be seen in table VI, the ntmber of prlvately-
financed units authorized ranged from 225 units to 25O units betreen 1960
and,1952, but subsequently declined to 110 units ln 1956. The 1956 total
nas the iow for any year during the present decade. The drop in bullding
activity reflects the continual decllne in milltary strength from the
pealc leve1 reached in L963,

Only 6O privately-financed units authorized in the HMA since 1950 have been
in structures containing two or nore units. HaIf of these 50 unlts were
ln two-to four-unit structures and the other half were in larger structures
of five or more units. In the Capehart project, h5 r:nits are single-family
structures and lr35 units are in two to four-family struetur€s.

Approximately 3lro of the lr27} privately-financed units authortzed ln
the HMA since 1950 have been authorized in Breuer. As may be seen in table VI,
relatively high building volunes also have occurred in Bangor, Hampden,
01d Town, and Orono. It should be noted, however, that only in Orono has
the level of authorizattons remained steady since L96Oi declines have
occurred in the other municipalitles in recent years. The growth of the
Untversity of Maine has been largely responsible for the constant level
of airthorizations in Orono.

Units Under Construction. In March 1957 tnere were about 25 housing rxrits
HM.O,. In the area covered by the postal vacancy

survey 22 units were under construction: 12 in Orono, five in Brewer, and
five ln OId Town. 0f these 22 units, three are i.n a single sEructure in
01d Town and the others are in single-family structures. Building acEivi-
ty is usually at a low ebb at thaE time of the year.

Demolitions. About 100 residential units have been demolished in the HMA

since 1960. ApproximaheLy 25O of these units (82 percent) were denolished
in Bangor and most of the renaining 5O units were removed from the inven-
tories of Breuer, 01d Town, and Orono. About half of the demolitions in
Bangor resulted from urban renewaf activity and the other half resulted
from expansion of commercial enterprises near the center of the city.
Only 20 percent of the units demolished in Bangor had been in single-family
structures. It is estimated that 100 housing units will be demolished in
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the HMA during the next two years, about 50 units from urban renewal
actlvtty in Bangor and 50 unlts as a result of code enforcement and
other causes throughout the HMA.

Tenure of Occupancy

There were about 22r5oo occupied housing units in the Bangor Hir{A, of
n?rich I3r5@, or 60 percent, were owner-occupied as of l.Iarch l, i967,
only a slight increase over the 1960 ratio of 59 percent and a return
to the 1950 ratto of 60 percent. The virtually unchanged proportion
of owner-occupancy between 1950 and 1960 reflected the in-migration of
military households that were predominantly renters. Since 196O there
has been a net out-migration of 5OO mititary households and a net addi-
tion of about 1rL5O civilian households (including military-connected
civirian households), causing a tendency to increase owner-occupancy.

Vacancy

in the Bangor HIYA, equal to 3.3 percent of the available housing inventory
(ttslSsrrr vacant units excluded). Based on 210 vacant units available for-
sale and 530 vacant units available for rent, the homeowner and rental
vacancy ratios were 1.6 percent and 5.6 percent, respectively. The
homeowner and renter vacancy ratios were relatively Iow in Old. Town (0.7
and 1.0 percent) and 0rono (1.1 and 2.1 percent, respectivery) but highin Bangor (1.9 and 5.0 percent) and Brewer (1.8 percent and. 7.1 percent,
respectively). rn the city of Bangor, two sales vacancies ana 1]7 rental
vacancies lacked some or all plumbing facilities in 1960. These data were
not available for other parts of the HMA.

1950 Census. rn April 19&, there were 7,110 vacant availabre housing units

Postal Vacancy Survey. A postal vacancy survey was conducted in the
Bangor Hl,lA during tie period from Feb
J.:9r?5O possible deliveries, or about

ruary 25 to March l, 1967, covering
80 percent of the estj:nated housiag

inventory of ttre area. The survey revealed an orer-alI vacancy ratio of
1.8 percent. There were 310 vacant residences, refleculg a vacancy ratio
of 1.9 percent, and lrl+u vacant apartmenL units, a vacancy ratio of 13.2
percent.

Virtually aIL of the rental vacancles were in Bangor and Brewer and
the bu1k of these were in oId structr:res in the central business district
of Brewer and in a semi-circle on the frilge of the central business
district of Bangor, from Hancock Street on tJ:e Penobscot River in the
north to the interchange of Main Street ard the Industrial Spur on ttre
souttr. The bu1k of the structr:res in these areas range from a dilapidated
to a deteriorating condltion. ft is undoubtedly these o1d, nrn-down
stnrctures that were conyerted to rental usre r*len Dos Air Force Base was
activate4 ant it is these units tttat have been affected by the reduction
of strength at the base during the past four Jtearsr
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A comparison of ttre results of a postal vacalrcy S6vey condrrcted in
j-*ii 1962 17ith those of the latest sunrey is presented in the table
below. The areas covered. in tlle two surveys are not corpletely comparableo

Deliveries in Bangor and Brewer comprJ-sed 9? percent of the Survey total
i"-ig62 and jqst 79 p"rcer.,t of the sur,\rey tota-l in 1957. Hotrever, the
data suggest that vicancies jn apartnents have increased appreciabJy between

the dates of the bro survey's and vacancies in residences have increased on\r
s] i ghtIf,.

Post Offioe

Totalffi.
2.b lr.5
2.1 l+.6

Results

Residences Lpartupq!q
tg52

L.5
2.L

t967

2.2
2.O

'-T*,

lr.8
2.b

L96?

16.0
t7.5

Postal area

Bangon
Brewer

observation, it as es
available for sale or

Sources: Posta-l VacancY SurveYS.

It is important to note that the postal vacancy surv€Ur data are not
entirely comparable wittr tne data published by the Bureau of the Census

because of djJferences in definition, area delineations, ard lrethods of
enumeration. The census reports r:nits and vacancies by tenure, ntcreas
the postal vacancy survey reports units and vacancies by type of structure.
The iost Office DepartrEnt defj-nes a rrresidencetr as a unit representj-ng
one stop for one aeUvery of mail (one mailbox). These arre prircipa[y
sirgle-iarn-i1y hornes, but include ron housesr ad sore duplexes and
structures with add.itional r:nits created by conversion. An napartmenttt

is a unit on a stop where more than one delivery of mail is possible.
Postal suryeys onit vacancies in limited areas served W post office
boxes and tend to omit uni'Ls i.,:n subdivisions r:nder construction.
Although the postal vacancy sur"eey has obvior:.s Umitationsr r*ten used ln
con;r:nction *iti, other vacancy ind.j-cators the survey serves a valuable
function in ttre derivation of esti:nates of loca1 market conditionsc

Cument Estimate. Based on the postal vaeaJrcy survey and personal
tj-mated that ttrere were lrO0O vacant horsing unj-ts
rent in the HlrlA in March 1967 t a net vacancy
Of the total vacant available units, 235 veteratio of l+.3 percent.



_19_

available for sale (a homeonner vacancy ratio of I.7 percent) and 765
rere avaLlabl,e for rent (a renter vacancy ratio of 7.8 percent). The
number of vacant unlts avallable for rent lncreased by 230 units (a lr3
percent increase) and the rental veciurcy ratLo tncreased fnon 5.5 pereent
in 1960 to a March 1967 ratio of 7.8 percent. Ttre nunber and ratio of
saLes vacancies have jncreased on\r rnoderate\y sj.nce 1960. Ttre nuiber of
rothertr vacant units has ilcreased fnom about SlrO nntts i.n 1960 tn Lt25O
rrnits in March L967 t a lr9 percent gain. Bough\y half of the increase of
l+10 unlts has been in seasonal and other part-ti-ne use strlrctures and ttre
other half has been in substandard, previously renter-occupied untts that
have beccme vacant as a result of the reduction in nilitary strengtlt.

Vacant Housi Units

Aprt1 196oVacancy status

Totel vacant units

Available vacant
For sale on\r

Homeowner vacancy rate

For rent on\r
Rental vacancy rate

other vacant a/

7Lo
207

1^q)o
235

Lr5?8

L.6%

533
5.6fi

Marctr 1967

2,250

L.?%

?65
7.8'

tr25o838

g/ Includes seasonal units, dllapidated units, rurits sold or rented and
awaiting occupancyr :rnd units held off the rnarket for absentee orners
or for other f€Ersonso

Sources t L%O estinated by Housing Market Analyst on basi-s of partial
cc/verage by Census of Housing.
1967 estimated by Houslng Market Ana\rst.

The greatest increase jl vacancies since 1960 has occurred in Bangor. The
nunlrer of sales vacancies increased W 25 unlts to a total of L25 units
(a vacancy ratio of 2.3 percent) and the nuaber of rental vacancies
irpreased by 210 urits to a total of 575 un:its (a 9.1 percent vacancy
ratio). It is esti-urated ttrat onJy a few sales vacaneies and as nany
as 300 rental vacancies lacked some or all ph:mbing facilities in
l,larcb L967. In addition, the nunber of nothertr vacant units increased
fron 28O uniLs jrr 1960 to about 50O units j-n Marctr Lg6?. Thls gajn
consiste naln\y of substandard, previous\r renter-occupied unlts.
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Gross vacancies (the total of avallable and other vacancies) made up
9.9 percent of Ehe housing inventory in the city of Bangor compared
with 6.4 percent in I95O.

Sales Market

General Market Conditlons. The over-alI sales market of the Ba,ngor HMA

was sluggish in March 1967 and it appears Ehat the market has been in
this condition since 196O at least. The market. for existing houses is
somewhat sluggish. The buLk of the vacant uniEs in Bangor and Brewer,
as well as in the rest of t.he HMA, are in existing houses. (the postal
vacancy survey revealed only six new vacant residences in a EoEal of
312 vacant residences in February L967). This is noE to say that slug-
gishness has not been noted in the market for new sales housing, hovlever,
as evidenced by the steady downtrend in the authorization of new single-
family houses since L962 (see table VI). The construcEion of most new
houses has been on a conEract basis and was insErumenEal in the reduc-
tion of new construction and the maintehance of a low inventory of un-
sold new houses.

Ihe greatest weakness in the sales market has occurred in Bangor and in
tne 5laer bullt-up area of Brewer. These are the oldest residential
areas of the HMA and have felt the impact of the withdrawal of military
personnel more than the other areas of the HMA. In the outlying areas
of Brewer a total of 325 single-famlly houses has been built since 1950
in the $15rooo to $25rooo prtce fsng€. Most of these units have been
built in slnalI subdivisions and virtually all have been built on contract.
fn 01d Town, the market has remained firm because of expansion of 1ocal
industry. The houses built ln 01d Town do not have clty water or sewers
and are priced to se1I for under $15r00O. New single-family construction
also is occurring in the Mahoney and Sunset subdivisions on the west side
of Orono. City sewers do not extend out to these areas as yet, but the
ctty plans to begin construction of trunk sewer lines and a belt highwaY
in ttris sectlon of the town in 1958.

Rental Market

Genera] Market Condition. The rental market of the Ht'tA consists mostly
of units in single-famiJ-Y structures converted from own@r-occupancy or
in larger structures that were converted from single to multifamily
occupancy after the activation of Dow Air Force Base in the early 1950rs.
These units are located, for the most part, in the dor^rntown business
district of Brewer and in a semicircle bordering the downtown business
d.istrict of Bangor. Based on the increase in the vacancy ratio fron 5.6
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percent in 1960 to 7.8 percent inl957r lt would appeer that the market
has gone from a sluggish condltion to one of weaknesg. This softenlng
has iesulted from the outFnigratton of some 6OO mitttary households and
the addition of h80 units of on-base Capehart housing for occupancy by
uril1tary households in the early 1950rs.

Despite the increase in the nr.unber of rentaf vacancies to a hlgh level
(255 r:nits), there is virtually no supply of vacant rental units that
contain nodern amenlties. The units that were vacant in March 1967
were, for the most part, the least desirable units that were converted
to renter status after the activation of the air base. These rmits met
market acceptance because of the sudden and tremendous demand for housing
and remained occupied r:ntil the strength at the base was reduced and the
supply of on-base housing was inereased. Although about l0O of these
units nay be of standard quallty (not dilapidated and contain all pluab-
ing facilities), the age, Iocation, size of unit, and lack of modern
amenities make many of these units highly r:nmarketable tn the weak
market condttion in March l-967 and especially in the type of market
condition that will prevail when the base closes. The substandard
vacant rental units will not meet market acceptance again, unless spec-
tacular gror.rth of the civilian econory, that is not in the offing, should
materialize.

Urban Renewal Activtty

There are tro r:rban reneual proJects irl tbe execution stage il the ctty
of Burgon.

The Stll}rater Park ect encompasses a 130-acre site in ttte
c o acqu5.sl tion and demo}ltlon of nearlY

I0O houstng rrnits and t'he relocation of about 55 fanlltes have been
accomplished Ttre area ls to be re-used for residential purposes on\y.
About 210 lots, priced fron $600 to $2 e50r^t have been laid-out with ell
utilJties on new circular streets and, to da
sold and one house has been bullt.

te, about five lots have been

Kenduske Stream t R- )co
ss

vacant, wholesale firms use a nuuiber of structures as rarehouses ard
about 20 of 50 residential units that are nixed ln rrlt}r the comnercial
structures are ocorpied. Acqulsltion and clearance of the commerclal
structures began in late 1966. It is estjmated that the residentlal
units wiIL be removed rithin ttre next trrc years and the removal of tle
cormercial structr.rres should be conpleted rtthin a three-year perJ.od.
Although there are no firrn conmitments at the present ti:ne,lt ls
anticipated that construction of conurercial structures for stores,
officei, a motel or hotel, restaurants, etc., n111 begin in late 1968.

nslsts of 5L acres ln ttre central
nargr structures are Presentl;f
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Mllttarrr Ilousinc

The estimated Ir800 nrllltar;r households in thc Bangor HMA tn March 1962
incrude 62 ovner-occupted nnits, 98 orner-occupled trairers, and hlr5
renter-occupled untts In addttton to 11010 Capehart units and 150 Lantr6
unlts that are under hllttary control. The Ienham units werc bul1t as a
tenporar';r housing nroJcct during Wor1d War II. The military now consldcrt
thc projects substandard, but has allowed marrted enllsted personncl to
occupy the unlts on a rcntal basis because of the unavallabiliEy of suit-
able, prtvately-owncd1.Ioy-coirt rental housing in the 8r€ir Thcse units
rill bc demollshed when the base ts deactivated, and the site rtll be used
for a publlc park. Approxinately 150 of the milltary familles occuplcd
prtvatcly-owned rcntal units that werc constdered to be unsultable because
the units werc substandard or the rcnts exceeded thc housing allorance.

The Capehart units are in two projrcts, one of 530 units butlt in 1958
and the other of h80 units built in 1961 and 1952. Ttre two pr"ojects
contatn 160 two-bedroom uaits, 69lr ttrree-bedroom r:nits, and 155-four-
bedroom units. Approrimately 2J0 unlts are in slngle-farntly and tno-
famtly structures and the remaining units are in four-untt and slx-unit
structures. Disposition of the unitsr upon deactivation of the base, i-s
highly tentative but the latest plans indieate that 230 units in single-
family and two-faml1y structures are to be sold, about 150 units are to
be occupied by military families that riII be attached to the interceptor
squadron and the national guard, and 25O units are to be occupied by
married students and faculty of the University of Maine. The disposition
of the other 370 units that are in the larger structures renains to be
declded.

An indeterminate number ofmilltary and civilian owner and renter house-
holds occupied units in tuo Section 9O3 projects in March 1967. The
proJects are Bangor Gardens, with 2lO units, and Kenduskeag Gardens,
lrith 100 units. Most of the units are reasonably weIl, maintained and
are virtually fuIly occupied. Because of the paucity of relatively neu
and modern sales and rental units in the HMA, and Bangor ln particular,
the two- and three-bedroom unlts in these projects that sell for about
$9rooo and $101000 and rent for $125 and $1!0 gross, should retr:rn to a
fairly high occupancy level soon after the withdrawal of the military.
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Dema*l for Houslng

agAlr@-tetlrg Den4rrr

The nurber of households i.n the Bangor HMA ia epected to decline W a
net of lr5OO drring ttre two -year forecast period. Appr"oxinately 11550
nili-tar7 housetrolds and 25O cirllian households are arpected to uove fror
ttre El,[A because of ttre closing of Dor Air I'orce Base Ln June 1968, but
about lr00 ottrer housebolds nil1 msve to tlre HI{A ln response to e:rpanslon
of lndrrstry and higher education (faculty, staff r ed narrisd students). 1/
Addlng the I,OOO available vacancies on the narket fu l.{arch 195?, but
subtracting LOO rrnits ttrat are exlpected to be remoned frcm the imentory,
a projected total of 2r10O vacant untts riIL be avallable for sal€ or
rent by June 1968, a vacancy ratJ.o of &out nlne perceert. A supp\y of
this rnagnitude rould seem to preclude a quantitative need for additiornl
housing drrring ths forecast period of tbts report.

A demand for single-family housing wilf result fron inqnLgration as well- as
from the displacement of familles frorn r:nits that will be removed from the
inventory during the next trm years. The vacancles which will be available
should stimulate upgrading by 1ocal families which may cause considerable
turnover of the existing inventory. As a result, while the market will
experience considerable upheaval, and there will continue to be an ov€r-
supply of vacant units, the disruptive effect may not be too great because
the units left vacant through turnover and filtration should be those which
are the feast desirable and whieh may possibly be withdrawn frbm the market.
In any event, an estimaLed 675 vacant units available for sale in June
1968 wi]} be sufficient to satisf) demand for additional sales housing
throughout the remainder of the two-year forecast period.

There will undoubtedly be new single-family housing built on contract in
parts of the HlilA. However, with the surplus of existing units that will
be vacant, it would be unwise to encourage the construction of neu
single-family housing unless market conditions are significantly different
one or two years hence.

There may be a continued demand of nominal size for new rental housing
in the area pending the availability of the rental housing of standard
ouality oecupied by milltary and miritary-connected households, but
such construction.should be discouraged. The lrO0 units of privately-
owned, military-occupied rental housing and 610 units of multifamily
capehart housing that will come on the market when the base closes,
coupled with about 76, vaeant rental units on the market in March t967,
will oroduce a total of ab'out IrB00 vacant units available for rent.
An estimated demand for 300 rental units will arise from in-migration
and displacement Curing the next two years, so that (excluding any
out-eonversion) about lr5OO units will be vacant and avail-able for rent
in March 1969. This level will represent 15 percent of the total rental
inventory.

holds attached to the interceptor squadron
and the national guard will remain in the Bangor Hl,lA after Dow Atr
Force Base is deactivated.
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0f the proJected total of some 11500 vacant rental units in March 1969,
about 750 untts will be of standard quality. This total i-ncludes 370
unlts of Capehart housing for which disposal, aL this time, is in doubt
and 380 uniis in older siructures (including the Sectlon 903 projects)
that are of standard qualtty but that do not contain the modern amenities
that are tn the Capehart units.

The other vacant rental units (most of which uere created through con-
version during the 1950-1960 decade and contain marginal amenities,
lack some or all plumbing facilities, or are dilapidated) eventually
will be withdrawn from the market through out-conversion or demolition
because in a weak rental market these units will not be competitive.
The 750 units of good quality rental vacancies should be sufficient to
meet the demand for rental housing throughout the forecast perlod,
including demand at the lower rent leveIs associated with publlc bene-
ftts or assistance in financing, but excluding pubIlc low-rent housing
or rent-supolement accommodations, based on the foreseeable expanslon
of the 1ocal economy.

Although expansion of the University of Maine will add several hrmdred
households during the next two years, the demand for rental housing
created by this expanslon should be satisfied by 250 units of Capehart
housing that the r-miversity hopes to have at its disposal. The terms
of the transfer and the final disposition of the entire 1r010-unit
Capehart projeet have not been settled as yet, and there is no assurance
that the 250 units w111 be made available to the university. Should the
Capehart units not become available to the r:niversity or should thts total
be insufficient to meet the demand caused by the expanston, then there
will be a demand for 50 to 100 ner* units of middle-lncome rental horr.etpg
in Orono. These developments should be watched closely; the outcome
of negotiations between the university and the Department of Defense will
have in important .impact on the economy of the area, as well as on the
loca1 housing market.

It should be noted that the 210 Capehert untts that may be offered for
sale and the 370 Capehart r:nits that may be offered for rcnt are thc
only relatively new units that will be available for sale or rent after
the base is deactivated. The other vacant units are rclatively o1d and
although some are of standard quality, virtually all are lacking tn modern
anenities, are of small slze, and are poorly focated. For ready market
acceptance, however, the vaeant Capehart units must be offered for sale
or rent at prices below those at which it would be feasible to providc
newly-built housing.
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Table I

Civilian Work Porce

Civi1:ian i{ork Force

Unemployment
Percent

Agricultur a1 emPloYment

Nonagricultural emPloYment

Wage and sa1arlY
Manufacturirg

Food and kj:rdred Products
Textile - miI} Products
Paper and a-llied Products
Leather and leather Products
A11 other manufacturing

Nonmanufacturing
Contract construction
Trans. & public utilities
Wtrolesale and retail trade
Finance, insurance & real estate
Services and misc. nonmanufacturing
Government

e

1961+

2g r30o

1r00o
3.b%

350

27,950

cultural

Area

w.
2g.6ao

1rO00
3.bil

350

28.Lfu

t966

30.15O

lrr0o
3.6%

)50

28.700

26.O00

-

6.300
600

25,@o
6^1003fr

750
lrl+OO
2r\9o

BBO

18.goo
lr2oo
2rhoo
6,1$o
l_ro0o
216Ao
5rz5o

25,350
n,To

600
8oo

lrhOO
2,600

850
19.100
a'rz o

2,l+5o
61600

Boo
tr35o
216@.

950
19.700a7fr

2r55o
6r95o
rr0oo
2r7OO
5r25O

,o@
,55o

50,2

1
2

5

All other nonagricultr:raI employment e/ 2r95o 2rB0O 2r7@

g/ Nonagriorltural self-employed, unpa:id family workers, and domestics ln private households.

source: stafe of }Iaine Erployment security corunission.



Table II

Distribution of Farnilies and Renter Hor:s ehold
on

Area

Pe distribution
A11 ,es r

ax

Annual income
after tarc e/

Under $
31000 -
l+rOOtl -
5rooo -
61000 -
71000 -

Srooo
9rooo

10ro0o
t2 r5oo
15r0o0

B rggg
- g rgg9
- tzrl$g
- t\rggg
and over

Total

))t
a)t
L,
5,
6,
7,

t7
1l+
L5
llr
u

9

5
l+

l+

3
2m

11
11
12
1l+
L2
10

8
6
?
Ir
5

100

000
999
999
999
999
999

I'Iediart

g/ Exclud.es one-person renter households.

Source: Estjmated by Hor:.siag Market Ana\rst.

$5rz5o$6,t75



Table III

tion Trends
B Ivlar Area

the4ge, 1950-1 60
Number Percent

lL.lr+5

7 ,351t
2'l\7

zglr
27l-
e75

22.5

Change, l96O-L96?
e/

Munlcipality

HI'IA, total

;lpri1
l.950

6L .301+

tr72B
75lt

B,z6t
7 

'5oL+lrB95
776

April
tg60

78,7lr9

3B,gtz
9,OO9

e58
e65

\,583

i,larch
t967

83.1oo

,1oo
,B@

'o25r3o0
,9@

Number Percent

5.lt
3.6
l+.3

22.2
L.3

10.8

fr
Bangor
Brewer
Eddington town
Glenburn tornr
Hampdon town

Hermon totsr
Holden town
01d Town
Orono town
Orrj-ngton to'rn
Veazie town

558
862
66LL

691+

6oB

31
6

)

087
375
626
311

35e
6zt
365
Blt
6l+lr

5ta

20.8
8z.lr
lr.l+

11.2
3l+"O
7\.5

L.350

190
790
65

3l+0
320

110
50

370
1r850

110
t50

39
o

1
1
)r

t
,
t
t

2
1
9

10

O15
9.8
6.9

3b.?
7.o

23.3
31.3
l+h.3
39.O
27.O

,
1,
B,
B,
2,
1,

39
5lt

5
1

2,
l-,

200
)Q5
000
2AO
65o
5oo

g/ Columrs may not add, because of round-ing.

Sourcesz ]'95O and lg60rCensr:ses of population.
1967 estimated by Housing Market Analyst.



Table IV

Household and Household Size Trends
Hou Area

e/
change, l96o-L967 Average householl!_s:lge
Number Percent L967Municipality

HI,IA, total

April
ltg60

21,61+2

10r9o8
21667

258
2t$

]-1278

5N
3e5

2 rl+)T
l_r802

703
l+ro

March
lt967

22.5OO

t0 1925
21925

280
3l+0

lrhoo

5to
IrfO

2 r55o
1r9oO

7l+o
l+60

w
3.33

Bangor
Brevrer
Eddington Torn
Olenburn tonn
Hampdon tonn

Hermon town
Holden tor,rn
01d Town
Orono torn
Orrington town
Veazie toun

860

t5
260
20
e5

L20

l+.0

5"9
3.8
)+.6
5.lt
5.3

]r2.2

3.32

3.20
3.33
).66
).82
3.b6

a

a

a

a

a

0
9
B

38
9

I
7
5
2

5

3.20
3.36
3.7L
3.92
3.55

3.88
3.1+B
3.5L
3.30
3.61
3.30

3O
t5

]-].5
100

35
5o

3
3
3
)
3
3

a

o

a

a

a

o

B5
LB
5o
26
58
26

g/ Columns may not add, because of rounding.

Sources t L96O Census of Population.
1967 estimated by Housing Market Ana\yst.



The Ho fnvent

Table V

Maine H

April

0c and Tenure
Area

March Change, l?59:D!'l e/
Nunber PercentArea

HMA, to!a-1

t967tg60

Total housi-ng irnrentorY

Total occupied units
Ot^rner
Renter

Total vacant urits
Available

For sal-e
For rent

Other vacant

Tota1 occupied units
0vrner
Renter

Total vacant units
Available

For s a-Ie
For rent

Other vacant units

Total occupied r:nits
Orrmer
Renter

Total vacant units
Available

For sal-e
For rent

0ther vacant units

l.t.0G
0.6

1]2.5
ffiTfi
b3.5
l$.5

860
8m

55

t.578
7l+tr

23.22O

2t.6b2
12,697

B,91t5

m
5tt
B3B

10.908jw
5,672

7)+B

r5T
1-02
362

281+

2l+,75o

22,5OO
E;ro

9rooo

2,250
1.000

235

1.525 6.6

6?o
ffiT
230
Irfo

l+Zo

L5o
2IO
a3

L5
B
55

Bangol

Total housing inventory tt.656

765
lr25o

12,125

1o,925ffi
5,725

1.200
700w
575

5oo

zto

220

1.050

h.o

0.f
G7
l.g

60.[rww
58.8

76.1

9.2

7.8
LT,2

Rest of HMA

Total housing innrentory 11.5511

10,731r-1Ar

t2.625

LL,575
E,300
3 1275

Bl+0
8tr

3 1273

830
TTa
r05
171
55U

220z3
20

200

26.5E
E;8

11.1.
35.1+

1.050
300
110
190
750

Columns may not add, because of rounding.

Sources: 1960 Census of Housiag and estimates by Housirg Market Analyst.
1967 eshtlnated by Housing Market Analyst.

2/
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Table VI

Units Authorized Buildi Pernits
Area

t%3 1e6l+ !295 t965 TotalMr:nl,cipatlty

Bangor
Brewer
Glenburn town
Hampden tom
Hermsr town'

be
3l+

9
22

l_

2
20
M
6
7

L66

7
25
23
ilr
NA

56
61
13
ld+
6

Il
30
25
NA

22

a/
5z -'
93
L5
NA
L5

I'lA

31
29
l'lA
10

37
?o
11
32

8

L6
35

6
L2
13

l
t2

B

7
10

120

72
25
36
t3
10

h
13
16

6
5

1l+o

18
2L
NA
t5
6

N[
20
26
NA

5

111

llto
y9

9o
138

5g

Holden town
Old Tmn
Orcno town
Orri.ngton torn
Veaaie tcrrn

Total 2l$ 25L 22?

il Excludes hBO Capehart nnlts at Dor Air Force Base.

Sor:rces: United States Bureau of the Census.
Local Building Inspectors.

18
151
Il+3

33
5e

tr27O

L962



Table VIf

Banqor. Malne. Area Postal Vacancv Survev

Februarv 25 - March 1. 1967

Total rccidences 6nd apartments Residences

Total posaiblc
dclivcriee

Vacant units

% tlsed New const.
Total possible

deliveries
Vacant units t nder

All % Used New crinst.

Under \ acant unit

deliierics All 'i I sed \ex .on.r.

92 8.3 ss

Toral e-
\o. tPoetal aea

The Survey Area Total

B€ngor

Other Clties & Towns

566

t90

3.8 750

4.6 566

2.6 t84

I.9 306 6 lc

2.2 22t

1.5 85 6 19

19.761

12,313

7.448

756 !. 22

5
5

L2

E lSS

r0,150

6.250

312

22t

_lf

3.361

2 ,t63

1.198

444 13.2 444

145 16.0 345

16 1.8

4 0.8

t2 3.1

- 0.0
l2 t2.o
- 0.0

l 884

I
3
,
I

22

500

184I
Bre uer
Old Town
Orono

3,277
2,288
r,883

151
aa

t7

4.6 148
1.0 20
0.9 15

724
158
358

2

2
I

54
20
l7

51
18
16

5
2

t2

3
,
I

2

0
1

553
120
525

225
100

59

97 17. 5
2 t.7
- 0.0

97

:

The survey covers dwelling units in residences, apertments, anrl house rrailers, including military. insritutional,
dormitories; nor does it cover boarded-up residences or uparrmenrs thar are nor intend.d ior...r;.".y.

The detinitions o[ "residence" and "apartment" are rhose of the Posr Office Deparrmenr, i. e.: a resrdence rcpre
onc possiblc delivery.

Source: FIIA postal vucancy survey conducted by collaborating posrmasrer(s).

public housing units, and units used only seasonally. The sunev docs not cover storcs. olfices. commercial horrls anJ nxilrls. or

sents one possiblc stop with onepossrble rlclircry on a carritr's.durcr rn rpnrrnrcnr rcprrsonts onc p.rssil,le 
"rop uirh nror.rhan

l. rderal llous,nc AJnrinisrrrtion
I)irision of llescrrh an,l Sr.rrisrics
\lrrlet An.rly.is rrd lle.carrh Scrrion

0
9
3


