Comprehensive Plan Implementation Committee Meeting
Hybrid by teleconference and in person, 2nd Floor Conference Room

MINUTES
June 8, 2026

Present: Pam Belford, Pete Bono, Chuck Farrell, Susan Rae-Reeves, Josh Franklin, Town Planner
Guests: Mike Labbe, Andrew Sturgeon

Susan Rae-Reeves called the meeting to order at 4:31 pm.

Welcome and Agenda Review - Welcome to Mike and Andy. One item added to the
agenda, the agenda of the 6/11 Planning Board meeting will be a workshop to review the
list of errors and problems in the current code noted by CEO Tom Lister.

Public comment

Andy Sturgeon - he stated that he is retired and working with Crooker to open the
current site to development. That involves relocating Crooker, since 12/26 a
worker-owned company, to Jack’s Pit, where the current code use table shows a blank.
The company’s ideal plan requires a zoning change. Without that, they are able to move
to the existing industrial zone, but the use table does not indicate whether it’s permitted
or prohibited, because the box is blank. There are other blanks, also, in the current
code. In conversations with town staff it’s not clear whether this was a simple error or
intended for some reason we no longer know of. Allowing the batch plant needs in the
industrial zone is required for the move. Whether it moves along and is corrected in the
ReCode review or on a separate track prior to the full ReCode completion, Andy is
raising this point for attention. It relates both to the town’s ability to develop the 54
acres and Crooker’s ability to move successfully to the industrial zone.

Josh - Tom’s list was meant to be a way of showing that the current code as written —
and amended over many years — is Frankensteined. There are sections that no longer
work well together.

Brief discussion of the length of time during which this significant barrier — several
blanks in the current code use table — remained unaddressed. Review of the 6-year
process during which CPIC has launched and worked on ReCode noting the decision to
review the whole town code while focusing major change on the town center according
to the 2019 Plan. It was because of the patchwork of many changes over time that
leave the current code not working well together that the whole town scope was
chosen.

Administrative Items



e Minutes of May 11, 2026 meeting - Motion by Chuck Farrell, second by Pam Belford to
approve the minutes as presented. VOTE: Unanimous in favor.

e Notes of May 19 workshop - because not all members had reviewed the document, this
was tabled for a future meeting. There was brief discussion that the 5/19 workshop
focused on a careful review of the proposed town center zones compared to the current
zone boundaries. It was noted there are a few changes, in Lower Village and Upper
Village, and these are entirely related to placing parcels in only one zone as opposed to
land owner’s property falling into two zones. The change conforms with best practices
and was in line with discussion with the town assessor. The one area where additional
focus and discussion is needed is the Mixed Transitional Zone, particularly the Park
Drive area.

e Letter of support for TCC grant application - Motion by Chuck Farrell, second by Pam
Belford to accept for the record the committee’s letter of support for the Topsham
Conservation Commission’s grant proposal. VOTE: Unanimous in favor.

IV. ReCode Matters
e Update on 5/28 meeting of Planning Board - while there was no vote regarding their
previous vote to stop current review of ReCode, there was agreement to move forward,
starting with 6/11 focus on Tom Lister’s list of problems. Other aspects of the PB’s
ReCode agenda item included:

o Discussion of the consultants - while there was a Planning Board desire to have
a consultant present during each workshop, the response seemed to indicate
little faith in the current consultant’s ability to clarify things for them. It was noted
that the likelihood of getting a new consultant to pick up this far through the
project is slim to nil. Skye Siladi did check with one of the original RFP proposal
submitters who was interviewed, and their answer was negative.

o From several comments there needs to be specific focus on items where
feedback led directly to CPIC’s decision to amend the draft to address
problems. Skye Siladi’s May 2026 ReCode Crosswalk lists 8 such items. It
appears that neither the Planning Board chair and members nor developers (Dan
Catlin) are aware of the changes, in spite of CPIC’s public comments at the
Select Board meetings to correct the lack of information or misinformation.
Among these is the proposed project (sketch) for 99 Main Street. It seems that
allowance of the General Building, which CPIC heard from the engineer would
address the problem of density, is information not yet received by either
developer or PB.

o CPIC members voiced their agreement that this particular matter seems
particularly important and urgent that it move forward sooner rather than later.

o The latest draft of ReCode — which is due for an update once it is clear we are
moving forward - is in fact a hybrid of Form Based Code. Many comments that
were made by the consultant indicate a desire to allow greater density in the
town center zones, which does not have density limits per se, as the town’s
current code does. Density is limited by lot size, building type, etc.

o It was noted that comments have been made that “the current code has allowed
Topsham to do a lot of good development” implying there is no need for such a
full review and revision. This misses the fact that many projects brought for
development have in fact needed code revisions to go forward and those



revised sections no longer work well together. The need is clear to staff, but
many people are not really familiar with the current code and it’'s many
shortcomings. In fact the project that developer Catlin wants to bring to 99 Main
is not possible in the current code.

o It was agreed that there will be a careful look at whether the changes CPIC has
made to the latest draft solve problems raised by the Planning Board or whether
nonconformities remain.

e Next steps - June 11 Planning Board meeting as a first step in continuing ReCode
review.

V. Liaison updates - Liaison Pam Belford reported that the TCC will not hold a business
meeting in July and instead will do a walk of one of the natural areas. Next business meeting is
scheduled for August 3. On August 25 there will be a talk on native plants by Andrew Tufts of
Maine Audubon, likely in the Don Russell Meeting Room of the Municipal Building. The TCC
and Energy Committee are planning a joint walk in the pollinator garden at the Transfer Station,
possibly in September in lieu of a September business meeting. Josh Franklin noted that the
grant request with letters of support was submitted on Thursday.

Adjourned: 5:33 pm (SRR)



