6:15Pm interview for Boards/Committees
6:30PM Select Board Meeting
Topsham Municipal Building
Donald A. Russell Meeting Room
December 2, 2021

Pledge of Allegiance —

Roll Call of Board Members —

Town Manager's Report —

Board and Committee Reports and Updates-

¢ Update from People Plus- Stacey Frizzle-Edgerton- Executive Director

Public Comment —

Correspondence —

Adjustments to the Agenda —

Consent Calendar —

1. Approval of the minutes of the Regular Select Board meeting November 18,
2021.

Public Hearing —

Unfinished Business —

Old Business -

New Business —

21-97- Consideration and any appropriate action for TDI to conduct a Market Analysis
for the Town of Topsham utilizing the services of Camoin Associates,

21-98-Consideration and any appropriate action on the request to support a Resolution
to create a Merrymeeting Trail Advisory Council.

21-99- Consideration and any appropriate action on approval to apply for American
Rescue Plan Act (ARPA) funding from Sagadahoc County for water infrastructure
replacement project on Canam Drive.



21-100- Consideration and any appropriate action on the appointment to the Topsham
Community Center.

Executive Session-

Any public member desiring Lo address the Select Board shall be recognized by the Chair, shall state name and
address for the record, and shall limit remarks to the question under discussion. All remarks and guestions
addressed to the administration of Town shall be addressed to the Town Manager or the Board of Municipal
Officers through the Chair and not to any municipal town employee. No person other than members of the
Board and the person having the floor shall enter inte any discussion either directly or through a member of
the Board without the permission of the presiding officer.

Public members atiending Board Meelings also shall observe the same rules of propriety, decorum, and good
conduct applicable to the members of the Board. Any person making personal impertinent and slanderous
remarks, or who becomes boisterous while addressing the Board or those atiending the Board meeting shall be
removed from the room if so directed by the presiding officer. Aggravated cases shall be prosecuted on
appropriate complaint signed by the presiding officer. In case the presiding officer should fail to act, any
member of the Board may move to require the Chair to act to enforce the rules, and the affirmative vote of the
Board shall require the presiding officer to act. 05/29/2003
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FIRST DRAFT
MINUTES
TOWN OF TOPSHAM
SELECT BOARD MEETING
DONALD A. RUSSELL MEETING ROOM
NOVEMBER 18,2021 - 6:30 P.M

MEMBERS PRESENT: David Douglass
Marie Brillant
Ruth Lyons
Matt Nixon
Roland Tufts

MEMBER(S) ABSENT: All present

STAFF PRESENT: Derek Scrapchansky, Town Manager; Marc Waltz, Assistant Town
Manager; Marc Hagan, Chief of Police; Ed Caron, Solid Waste
Director.

A meeting of the Topsham Select Board was held on Thursday, November 18, 2021, in the Donald
A. Russell meeting room at the Municipal Building. Chair Douglass called the regular meeting to
order at 6:30 p.m.

PLEDGE OF ALLEGIANCE/ROLL CALL

Everyone was invited to stand and recite the Pledge of Allegiance to the Flag. The Roll Call was

taken, and it was noted that all members of the Select Board were present.

TOWN MANAGER'S REPORT

Last night, the Charter Commission had its first meeting. The Commission elected its officers,
discussed statutory timelines, and set a public hearing date for December 6th at 6:00 p.m. at Mt.
Ararat High School. Assistant Town Manager Waltz will be the Commission staff liaison.

As we enter this holiday season, our community has always supported neighbors in need. If there
is a family or someone who needs support, please contact the Town Clerk, Linda Dumont. Linda
is also the Town’s General Assistance Director and is a great asset for resources, especially during
this time of year.

Santa Clause is visiting Topsham and will be touring Topsham neighborhoods on Saturday,
December 11th, starting at 9 a.m. Santa will be touring the Town in one of Topsham’s Fire
Engines. Information is posted on the Parks and Recreation webpage.

The Recreation Department also informed me that Santa and Mrs. Claus will be calling children
on December 20th and 21st. Registration for Santa Calls will start in December. Please follow the
Parks and Recreation webpage and Facebook page for more information.
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FIRST DRAFT

Municipal offices will be closed on November 25th and 26th in observance of Thanksgiving.

I would like to welcome and thank Ms. Kate Dufour for joining us tonight. Kate is Maine
Municipal Association’s Director of State and Federal Relations and is here to provide us with a
legislative update.

Thank you.

Derek Scrapchansky
Town Manager

BOARD AND COMMITTEE REPORTS AND UPDATES

Update from Kate Dufour on Upcoming Legislation from Maine Municipal Association

Kate Dufour, Maine Municipal Association’s Director of State and Federal Relations, spoke of the
upcoming legislation in Augusta. Ms. Dufour said she is also a member of the Hallowell City
Council.

Regarding property tax reduction, for the first time, the legislature is now funding 55% of the cost
of education and as a result of the investment, the minimum amount that the municipalities and
property taxpayers will have to pay has decreased by $70 million dollars over previous years.
Revenue sharing this year is 4.5% and will return to 5% next July. The Homestead Exemption
reimbursement to municipalities will increase by 3% each year until the state receives 100% of the
tax exemption.

Mr. Dufour said when the legislature reconvenes, in the first session, any type of new legislation
can be submitted. This results in 1,700 to 1,800 bills getting introduced. Secondly, the task is
reserved for emergency legislation only, which needs to be addressed by the Legislative Council.
They have met twice with 104 bills moved forward and are expected to meet again with the number
of bills expected to be increased to 150.

Ms. Dufour said legislative bulletins are published every Friday and there is expected to be a lot
of focus on the Housing Commission which is in need of technical and financial assistance. Maine
Town and City Magazine also carries legislative articles to keep the public informed. Ms. Dufour
said if members of the public have any questions, they may call her anytime.

The Select Board thanked Ms. Dufour for her presentation.

PUBLIC COMMENT — None noted.

CORRESPONDENCE

Chair Douglass noted correspondence received regarding the creation of a possible noise
ordinance.
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All correspondence was received regarding agenda item 21-90. Chair Douglass said one of the
letters was received from an individual who does not live in Topsham and one expressed concern
that the ordinance would take away free speech. Those two letters will not be read at the meeting.

ADJUSTMENTS TO THE AGENDA -~ None noted.

CONSENT CALENDAR

1. APPROVAL OF THE MINUTES OF THE REGULAR SELECT BOARD MEETING
OF NONEMBER 4, 2021

Motion was made by Select Board member Tufts, seconded by Select Board member Nixon,
and it was unanimously

VOTED
To approve the minutes of the November 4, 2021, Select Board meeting as written.

PUBLIC HEARING — None noted.

UNFINISHED BUSINESS

21-90 CONSIDERATION AND ANY APPROPRIATE ACTION TO DISCUSS

WHETHER THE SELECT BOARD WILL REQUEST THE PLANNING BOARD
TO DEVELOP A NOISE ORDINANCE

Chair Douglass gave some history on this article. He said there has been some thoughts that this
item is something that it is not. It is not about content of speech. We are here to talk about noise
levels. This Board is sworn to honor the Constitution and to protect freedom of speech and that’s
what we will be doing tonight, as well as protecting the right of speech. We are looking for
interested individuals who live in Topsham as this is a Topsham issue.

As discussed at the November 4, 2021, Select Board meeting, a memorandum was included in the
Board package from Assistant Town Manager Waltz, dated October 27, 2021, regarding
Regulation of Noise. At that meeting, Mr. Waltz came to the podium and reviewed his memo
before the Select Board. He said following discussion with Town Staff, it was determined that
there are three ways which the Town, either currently, or could potentially, regulate noise:

1. Land Use Ordinance
He referenced a memo from the Codes Enforcement Officer regarding the type of noise
currently regulated through the Land Use Ordinance. He said the Planning Board, and
ultimately Town Meeting involvement, would be needed for expansion or alteration of the
ordinance,

SELECT BOARD MINUTES Page 3 of 7
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2. A “Stand Alone” Noise Ordinance (separate from the Land Use Code)
Mr. Waltz said the Town does not currently have, but could enact at Town Meeting a
separate noise ordinance. Any ordinance would likely have to be based on decibel levels
and the content neutral to pass constitutional muster. Mr. Waltz added “as the Board also
noted, depending on the decibel level selected, it could have unintended effects of
prohibiting noises currently commonly accepted such as a homeowner using a chain saw
to cut trees, a stump grinder or the Topsham Fair.

3. Criminal Law
If a police officer issues a summons, it is prosecuted by the District Attorney’s (DA’s)
office. The Town can have civil liability if it is used to take enforcement action against
constitutionally protected speech. The liability risk is increased if the DA’s office declines
to prosecute a case.

A memo was also noted from Codes Enforcement Officer Tom Lister and is also filed with the
November 4 meeting notes. At the conclusion of the November 4, 2021, meeting, The Assistant
Town Manager and Police Chief were asked to come back to the Board with some information
requested from the District Attorney’s office and the Town Attorney.

Assistant Town Manager Mark Waltz spoke. He shared information obtained after contacting the
Town Attorney and District Attorney. There are 4 different ways to regulate noise:

Criminal law and Disorderly Conduct

Certain business uses through the Zoning Code

Maine Human Rights Act which would go through the District Attorney’s Office
General Noise Ordinance which would go through Town Meeting

[ SO PO T N T

It was noted we are here because of 4 wheelers in Bay Park, live music and restaurants. There
appear to be many carve outs. Several difficulties were noted such as engine break noise — one
would have to be there at the time to capture the amount of noise.

Mr. Waltz suggested that perhaps a special events ordinance would work well where town staff
would be aware of what was happening, date, and time and have some opportunity to help
organizers keep the event in order.

Police Chief Hagan spoke, saying he talked with District Attorney Irving who said a typical speech
would need to include a video, audio and decibel meter readings with statements from
complainants and be forwarded to her office for her to make a decision. Measuring speeches
would not be judged on content but rather on the noise. Chief Hagan said he borrowed a decibel
meter from Lisbon and Lt. Collins took several readings. He said it is difficult to get a steady
reading due to cars going by and other fluctuations. He said the readings rate anywhere from the
56 to 75.
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There was a lengthy discussion of the problems of obtaining correct decibel readings. Comments
were then received from Board members, and some included:

We have all been looking at this and are concerned with unintended consequences. What
is the path forward, because of legal opinions, do we want to move forward?

We typically collect a lot of data. This is including several areas of Town. More data is
always good, and 1 would like to see more data. 1 would probably move to table this until
we can receive more information. This is not just about one area.

It is more or less hit or miss trying to calm the noise in the Bay Park area.

Noise in Bay Park will go away in a few months.

I had a hard time processing the information. There is a lot of subject and would like to
see more data from activities in Town. It certainly would not hurt.

The cost of a decibel meter would be approximately $500.

What is the maximum number? (response was 120 decibels). There are many noises in
our environment. We need to be very very thorough. An ordinance will be very ambiguous
and difficult to monitor.

I keep thinking about what the Asst. Town Manager said that there is already a process that
we can go through, unless I am misunderstanding it. If there is a problem, a summons
would be in order. If we already have a plan in order, it would be redundant to go any
further.

Chair Douglass asked Board members if they wanted to take comments from those present, even
through this is not a public hearing. The Board was in agreement to hear comments. A brief
synopsis of comments made include:

We hear a lot about policing, monitoring and nothing about personal responsibility or
consideration about neighbors. If we want to make a statement, fine, think about what you
are doing, what you are saying, the volume involved. It seems no one is concerned about
anybody else we just want to get out thought out and to heck with anybody else.

We could hear the noise from yesterday’s event. Other cities have special permits for
speech and get permission 30 days ahead of an event.

Teaches at Maine Pines and when there is someone amplifying their voice by the bridge, it
is distracting. There is a place and a time for this type of speech. The Town should
determine where rallies can be held and take responsibility. No speeches on sidewalk or in
a public way.

Doesn’t understand how public speech can be disruptive. Topsham Fair can be heard a
long distance away.

A Brunswick resident came to podium. Chair Douglass asked for the Board’s opinion if
he should be allowed to speak. The Board allowed. The gentleman said both sides are
frustrated. Our side prays for our leaders, and we are grateful for this opportunity. All we
are asking for is the full rights of our citizens. We want to be able to protest. We are not
here to be a problem. Just want to express our rights....... gentleman was stopped because
he was not talking about noise.
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e Thank you for protecting the content. 1know that this particular kind of speech is protected.
There 1s a Supreme Court ruling on this issue and I will send you documents.
* From observations I have taken myself, more people driving by and screaming at the
protectors make the noise.

Motion was made by Select Board member Nixon, seconded by Select Board member Lyons, and
it was unanimously

VOTED

To direct the Town Manager to direct his staff to establish base line decibel levels around Town
at various times. In the meantime, all other laws are in effect.

OLD BUSINESS - None noted.

NEW BUSINESS

21-94 CONSIDERATION AND ANY APPROPRIATE ACTION ON AWARDING THE
BID FOR THE RFP FOR REMOVAL OF THE TOWN WASTE AND RECYCLING

Solid Waste Director Ed Caron referenced his memo of November 4, 2021, to the Select Board
recommending that the Town accept Casella/Pine Tree Waste’s Bid for the removal of the Town’s
waste and recycling as well as trucking.

Mr. Caron said the three responding to the RFP were from Casella, Waste Management and ECO
Maine. He said Pine Tree and ECO were close in pricing. However, due to the good past
relationship with Pine Tree, Mr. Caron recommended that their bid be approved.

Motion was made by Chair Douglass, seconded by Select Board member Brillant, and it was
unanimously

VOTED
That we contract the next three years with Casella for removal of the Town Waste and
Recycling (2023, 2024 and 2025).

21-95 CONSIDERATION AND ANY APPROPRIATE ACTION ON APPOINTMENT OF
ANDREW MUNSEY TO THE COMPREHENSIVE PLAN IMPLEMENTATION
COMMITTEE

Motion was made by Chair Douglass, seconded by Select Board member Brillant, and it
was unanimously

VOTED
To appoint Andrew Munsey to the Comprehensive Plan Implementation Committee.
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At 7:30 p.m., motion was made, seconded and unanimously VOTED to move into Executive
Session.

EXECUTIVE SESSION

21-06 ENTER INTO EXECUTIVE SESSION PURSUANT TO 1 M.R.S.A. 8405 (6) (A) TO
DISCUSS PERSONNEL MATTERS

The full Select Board and Town Manager Scrapchansky entered into Executive Session at 7:32
p.m.

Motion was made, seconded and it was unanimously VOTED to come out of Executive session
and move back into regular session at 8:22 p.m.

No action was taken as a result of the Executive Session.

ADJOURNMENT

Motion was made by Mr. Nixon, seconded by Ms. Brillant, and it was unanimously

VYOTED

To adjourn the meeting at 8:23 p.m.

Respectfully submitted,

Patty Williams, Recording Secretary
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MEMORANDUM

To:  Derek Scrapchansky, Town Manager
Selectboard

From: John Shattuck, Director of Economic & Community Development
Curt Neufeld, Chairperson Topsham Development Inc.

Date: November 22, 2021

Re:  Topsham Market Analysis

Topsham Development Inc. (TDI) is seeking authorization from the Selectboard to enter into a
contract with Camoin Associates for completion of a market study. TDI and the Comprehensive
Plan Implementation Committee (CPIC) have both discussed obtaining a market study for the
Town of Topsham to become better informed about how different areas of the economy (e.g.
housing, retail, office) are trending locally. As our commercial center has evolved, there has not
been a focused effort on attracting business. With staff support, a search for an experience firm
familiar with the area was undertaken. In reaching out to other local outfits, we were
recommended to inquire with Camoin. They are currently conducting a similar analysis for
Cook’s Corner and have come highly regarded by their peers and those currently working with
them.

Attached you will find a proposal from Camoin Associates that responds to a request that TDI
solicited. The proposal is comprehensive and allows for the scope of work to be tailored to our
current needs. Based upon their proposal, we are only seeking to engage a portion of their
offerings outlined in Tasks 1 through 3, and not exceeding $36,000.

TDI identified a short-term goal in assisting the CPIC’s efforts for the ReCode project. One
product from this effort will help Topsham’s commercial zoning districts better align and
respond to market trends while maintaining the vision from the plan. This analysis will help
calibrate the long-range vision of the comp plan towards zoning that will accommodate what
may occur in the near term.,

A second product that this offers and aligns with TDI’s longer term vision is the data and
analysis that will provide a better understanding of how TDI may focus our strategies for the
most appropriate sectors to attract and plan for. This will allow a more proactive approach and
be backed with current data that is recognized by those in the development industry.

A third product that this allows for is the utilization of this data and analysis by the private
sector. This may be helpful for financing purposes, site location, and overall real estate
marketing purposes.

The information produced by engaging Camoin will keep Topsham competitive with
neighboring communities. A study of this nature has not been completed during the tenure of
Topsham’s staff, and the conclusions will be beneficial to our Town staff and greater community

for vears to come.



We trust you will see the benefits of the market study and will endorse TDI’s proposed use of
funds entrusted to us for the benefit of the town.



SUBMITTED TO

Andrew Deci

Assistant Town Planner
Town of Topsham
100 Main Street

Topsham, ME 04086
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PO Box 3547

Saratoga Springs, NY 12866

518.899.2608

www.camoinassociates.com
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Dear Andrew,

Thank you for your consideration of Camoin 310 to complete a market
analysis for Topsham's commercial corriders. We understand that the Town
is in the process of developing a form-based code to govern future
development along Main Street/Rt 201 and Lewiston Road/Rt. 196. To
ensure that the code aligns with future market trends and conditions, you
are interested in assessing the market viability of various development types
and intensities along these commercial corridors, including both commercial
and residential uses. Ultimately, the Town is interested in shaping future
econemic growth and aesthetic character in a way that enhances guality of
life for the community's residents, workers, and visitors.

As you are aware, our team has worked up and down the Maine coast,
including our ongoing work at Cook's Corner in Brunswick, and has amassed
substantial expertise and familiarity with economic and market conditions
throughout Maine through both public and private sector clients. Since
Camoin began in 1999, our intent has not waivered — 1o support efforts like
the Town of Topsham’'s to drive economic opportunity that allows
individuals, families, and economies to prosper. During that time, we have
completed over 1,000 projects in 42 states, including in communities with
similar characteristics to Topsham.

Based on our discussion and our expertise in real estate analysis, we have
put together a customized scope of work to meet your needs. Warking
together with me on this project will be our Director of Research, Tom
Dworetsky, AICP, supported by the analytical-acumen of Camoin 310's Real
Estate Development Services Team. Finally, after your review of this proposal,
please know that we are happy to discuss the proposed scope of work
further to meet your needs.

Yours respectfully, .
i Damtels

Jim Damicis

Senior Vice President
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SCOPE OF SERVICES

il

This scope of services is designed as a menu of options from which the Town may choose individual tasks.

1. Project Kickoff & Baseline Community Profile

Our work will begin with a conference call with your team to review the
scope of services, discuss our approach, establish project management
and communication protocols, and review your objectives and desired
outcomes for this effort.

To inform our market analysis, we will begin with a baseline community
profile that establishes the demographic and economic characteristics
and trends which will form a critical foundation for understanding the
development environment. We will begin by establishing appropriate
market area(s) from which the study area (defined as the Main Street and
Lewiston Road commercial corridors) could expect to draw new users of
commercial space and/or households. In our analysis of regional
economic trends, we will examine job growth trends and projections at
the detailed sub-industry level along with wages to help identify future
commercial and residential demand due to projected job growth in
Topsham and the surrounding market area. We will also examine
demographic characteristics and trends.

2. Market Analysis

Camoin 310 is skilled in market analysis across property sectors. The Town may choose any or all of the foliowing
sectors to analyze: (1) retail, restaurant, and entertainment; (2} office and medical office; (3) light industrial; (4)
hotel; and (5) residential. The real estate market trends analysis will consider local-and regional trends impacting
development opportunities. The analysis of each use type will include the following components:

= Market Trends ~ National and regional real estate trends, including the impact of Covid-12 on specific
factors that could influence development and market absorption

*  Supply - Existing inventory in the Topsham submarket and competition in the broader region, vacancy
rates, pipeline development, lease rates, and rent growth .

» Demand - Projected demand/absorption for the property type over the next 5 years within the broader
market or submarket (in units or square feet) and the share that could be realistically captured within
the study area.

2A. RETAIL, RESTAURANT, & ENTERTAINMENT

Camoin 310 will complete a consumer spending analysis including compiling and analyzing retail sales and
consumer spending data for the region. The analysis will consider the amount of sales leakage (i.e., the demand
for goods and services not being met locally). The sales leakage data will be utilized to identify business
opportunities and potential niche markets for the study area. We will also analyze local consumer segments and
local consumer spending patterns and behaviors. The outcome of the analysis will be a projection of market
supportable businesses and square feet by retail category over the next five years.

camoin :
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2B. OFFICE & MEDICAL OFFICE

Camoin 310 will examine economic data on the growth (or decline)
of relevant industries in Brunswick and the surrounding region to
determine demand for office space, including medical office space.
To supplement the market analysis, Camoin 310 will gather baseline
economic data from our proprietary data source, Economic
Modeling Specialists Intl. {EMSI), that will identify key sectors or
industries that are particularly competitive in the region. As unique
opportunities are identified, Camoin 310 will dig deeper into space
needs, building requirements, and amenity preferences. The
outcome of the analysis will be a projection of the future demand for
office that could be supperted in the study area.

2C. LIGHT INDUSTRIAL

Using findings from trends in industrial space-utilizing industries and
other data, we will show the demand for various light industrial uses
(e.g. light assembly/manufacturing, warehouse/storage, distribution,
etc.) based on those that would be the best fit for the study area. The
analysis will examine current absorption rates, vacancy trends, rental
rates, and other key market metrics to understand current market
conditions and future development potential. Key industrial market
opportunities and critical challenges will be identified such as
availability of shovel-ready sites, transportation access, utilities, etc.

2D. HOTEL

To understand the hotel market, we will use data on lodging facilities to collect supply and demand data on
hotels in the region, including pricing, vacancy, recent developments, and proposed developments. We will
provide our opinion as to whether a hotel project is possible given market conditions and the competitive
environment, including distance to major transportation corridors and traffic flows. Additionally, a review of
current hotel market trends will be included in recognition of the covid-related market shifts.

2E. RESIDENTIAL .
The residential market analysis will involve a thorough assessment of the supply and demand by residential

space type, including both for-sale and rental housing options. We will compile information regarding major
trends (pricing, amenities, product type, demand) as well as demographic and industry shifts that may impact
development. The number, type, and price point of residential housing demand will be estimated based on our
analysis of the following:

= Projected population growth

» Forecasted industry and job trends

»  Commuting patterns

* Renter vs. Owner-Occupied Trends

» Household size and changing composition

* Age and income cohort changes

g camoin : 5
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o

We will provide an examination of pricing that shows the size of the market (i.e., humber of households) that
would be able to attain housing at various price points based on income level,

3. Financial Feasibility by Use Type

Beyond examining real estate market trends, we propose to analyze the financial feasibility of development for
various use types along Topsham’s commercial corridors. The purpose of this task is to understand what types
of development are possible and likely given market conditions and financial parameters. For example, while
form-based code may allow or prescribe a desired type of development, and there may be market demand for
that type of use, it may not financially “pencil out” given development costs and achievable lease rates. Funding
gaps may preclude such development from occurring absent some form of subsidy.

We will perform a return-on-cost analysis on up to 5 use types {e.g. retail, restaurant, office, warehouse, hotel,
multifamily apartments, etc.) to evaluate the extent to which market value generated by these uses compares
to approximate development costs. This will involve estimating potential net operating income for each use
type on a square-foot basis relative to development costs and comparing this to the return threshold that would
be required by a typical investor/developer. Such estimates will be generated using lease rates and operating
expenses (including property taxes), specific to Topsham and the greater submarket.

4. Site-Specific Pro Forma Analysis

For one or more individual development sites or parcels within the study area, we will build a pro forma cash
fiow model that evaluates the financial feasibility of a conceptual project. Based on our market analysis, we will
work with the Town to identify opportunity site(s) that are well positioned for development or redevelopment.
We will describe a development concept for each site incorporating one or more market-feasible uses and work
with Town staff to approximate the buildout potential based on site constraints and zoning. We will model the
return on investment that could be expected by a prospective developer and any funding gap that may exist.
We will not provide detailed construction or rehabilitation cost estimates as part of this exercise; instead, we
will rely on a reasonable range of generalized costs for each use type based on regional averages.

camoin 3
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BUDGET

Propeosed fees by task are presented as follows. Task 1 is a required task. All other tasks can be "mixed and
matched.” We are happy to further discuss this fee structure to best meet your needs,

¢ Task 1: Project Kickoff & Baseline Community Profile - $5,000 (required)
¢ Task 2: Market Analysis (select one or more property types)
o Task 2A: Retail, Restaurant, and Entertainment Market Analysis - $4,500
o Task 2B: Office & Medical Office - $4,500
o Task 2C: Light Industrial - $4,500
o Task 2D: Hotel - $4,500
o Task 2E: Residential - $5,000
¢ Task 3: Financial Feasibility by Use Type - $4,000 (includes 5 use types)
+ Task 4: Site Specific-Pro Forma Analysis - $4,000 per site

No site visits or in-person meetings are included in these fees.

mE Camoin 4

associates



CAMOIN ASSQCIATES

WHO WE ARE

)

A meaningful job has the power to change people’s lives forever.
It improves self-esteem and strengthens families. | founded
Camoin in 1999 to multiply that dynamic and, in the process,

change communities for the better.”
Rob Camoin, President & CEO

QUR PURPOSE

At Camoin Associates, we believe a meaningful job that provides purpose, hope, and a good income is what
it is all about. It takes hard work to achieve that goal for entire communities, so everyone can have a chance
to prosper. That's where we come in. We work with public officials to target resources to improve the
business climate in communities and we help business leaders and not-for-profit executives resolve tough
management issues.

OUR PEOPLE

We five where we work and love it. From our headguarters in beautiful Saratoga, New York, to offices in
authentic Portland, Maine, from vibrant Richmond, Virginia, 1o worldly Boston, Massachusetts, and funky
Brattleboro, Vermont, we know what makes life interesting: exceptional people and places. We are
professionals without pretense. We enjoy helping our clients make good things happen.

OUR COMMITMENT

We want you to succeed. The work we do for you will be integrated, pragmatic, forward leaning, intelligent,
and actionable.

gl Gamoin 5
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CAMOIN ASSOCIATES

JoIneD Camoin: 2009

YEzARS OF EXPERIENCE: 25+

EXPERTISE

Regional econcmic
strategies

Innovation economy

Evaluation and
benchmarking

Target industry and
industry cluster analysis

AFFILIATIONS

Northeastern Economic
Development Association
(NEDA), past President

International Economic
Development Council’s
(IEDC) Economic
Development Research
Parthers (EDRP)

EDUCATION

Master of Public Policy &
Administration, Edmund S.
Muskie School of Pubtic
Service, University of Maine

B.A. Economics & Political
Science, University of
Connecticut, Storrs

& Camoin
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Jim Damicis | Senior Vice President

lim Damicis has led hundreds of economic development projects across the country.
For each project, Jim combines a deep understanding of state-of-the-art economic
development with engagement of employers and stakeholders to uncover unique
opportunities and develop strategies to address its challenges.

Prior to merging with Camoin Associates, Jim buiit PblicyOne Research into a leading
research and analysis firm serving private and public clients throughout the Northeast.
Jim also worked for the Maine Science and Technology Foundation (MSTF) serving
three years as the Director of Research and Policy. Through his work with Communities
of the Future and the World Future Society, he is a national leader in preparing
professionals, communities, and regions for an emerging economic future,

FEATURED PROJECTS

Commercial Real Estate Market Analysis | Houston, TX | Jim was principal for areal estate
and industry market analysis to support increased occupancy of the Greenpoint Houston
Corporate Office District. The project identified market uses which were highest and best use
and strategies for marketing and attraction.

Commercial Real Estate Market Analysis | Los Angeles, CA | Jim was principal for a
comprehensive economic development strategy for Los Angeles County. The project included
detailed analyses of business and real estate development opportunities throughout the
County's urban cores 2nd their suburban and rural areas.

Economic Development Strategy and Marketing Plan for N? Innovation Corridor |
Newton & Needham, MA | Jim ied the effort to establish a new innovation corridor in this
affluent and highly educated Boston sub-region. The marketing strategies and organizational
structure Jim helped create have led to severai business attraction wins for the corridor.

1 Union Avenue / 54 Meadow Street Market Demand & Feasibility Study | Hill-to-
Downtown District, New Haven, CT | lim was the Principal for a market analysis for an
underutilized, city-owned transit-oriented development site near Union Station in the City of
New Haven, Connecticut. The project included developing physical development concepts and
programming for the site and modeling their financial feasibility and residual value of the city-
owned land. The analysis informed the City of the proceeds it could generate from the tand
sale and the potential economic and fiscal impact of redeveloping the site.

Scarborough Dawns Redevelopment Market Analysis | Scarborough, ME | Jim was
principal for a comprehensive real estate market analysis of the greater region to inform the
types of development that would be best supported as part of the project. The analysis
included a detailed assessment of housing market trends, including rental and for-sale hausing
at various price peints and housing for seniors across the continuum of care spectrum.

Jim's goal is to make your development resilient to the
uncertain conditions of the market. Through innovative
salutions, he will push you to think in terms that align with
emerging trends in economic development.



CAMOIN ASSOCIATES

JoiNep CAMOIN: 2014

YEARS OF EXPERIENCE: 8

EXPERTISE

Real estate market
analysis

Financial feasibility
analysis and
modeling

Economic and fiscal
impact analysis

Supply chain analysis

Targeted industry
research

AFFILIATIONS

American Institute of
Certified Planners
(AICP)

American Planning
Association, Mass.
Chapter (MA-APA)

Urban Land Institute
(ULD), Boston/New
England Chapter

Massachusetts
Economic
Development Council
{(MEDC)

EDUCATION

Master of City and
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Tom Dworetsky, AICP | Director of Research

Tom's role at Camoin 310 focuses on harnessing the power of data to uncover
economic development opportunities and measure results. Tom has completed
numerous economic impact analyses, real estate market and financial feasibitity
analyses, supply chain studies, His work has included quantifying the economic and
fiscalimpacts of complex policies and projects, building pro forma financial statements
for multi-million-dollar developments, and conducting regional and site-specific real
estate market analyses for a range of communities and use types.

Tom's prior experience as a land use planning consultant serves as a valuable
foundation for tackling econamic development problems in communities with unigue
tand use and zoning challenges. Tom has a special interest in strategies for downtown
revitalization and the positive economic and fiscal impacts that reinvigorating historic
town centers can have on communities, Taking a data-driven approach, Tom has
developed innovative, community-specific initiatives to spur revitalization through
redevelopment, historic preservation, adaptive reuse, and other creative methods.

FEATURED PROJECTS

Scarborough Downs Redevelopment Market Analysis | Scarborough, ME | Tom
spearheaded a comprehensive real estate market analysis of the greater region to inform the
types of development that would be best supported as part of the project. The analysis
included a detailed assessment of housing market trends, including rental and for-sale housing
at various price points and housing for seniors across the continuum of care spectrum.

Multifamily Market Analysis | Greater Portland, ME | Tom’s analysis of real estate market
trends in the area helped focus the strategy toward attracting the types of unit-sizes, phasing
schedule, amenities, and price points that are needed to ensure successful absorption of
additional units in the market.

1 Union Avenue / 54 Meadow Street Market Demand & Feasibility Study | Hill-to-
Downtown District, New Haven, CT | Tom acted as project manager and lead analyst on 2
market analysis for an underutilized, city-owned transit-oriented development site near Union
Station in the City of New Haven, Connecticut. Tom led the team in developing physical
development concepts and programming for the site, and modeled their financial feasibility
and residual value of the city-owned land. The analysis informed the City of the proceeds it
could generate from the land sale and the potential ecenomic and fiscal impact of
redeveloping the site,

Housing Need Assessment | Island Housing Trust, Mount Desert island, ME | Tom led
the data analysis and research tasks for a housing need assessment aimed at quantifying
housing affordability chailenges on Mount Desert Island in Maine. The assessment estimated
the pent-up and future demand for housing among the Jstand’s permanent and seasonal
workers, senior citizens, and other residents and offered policy recommendations on how to
increase the supply of affordable housing.

Tom's focus on the power of data ensures that our
recommendations are grounded in market realities.



CAMOIN ASSOCIATES

JOINED CamOIN: 2014

YEARS OF EXPERIENCE: 10

EXPERTISE

Real estate market
analysis

Community planning
and design

Brownfield
redevelopment

Financial feasibility
analysis and
modeling

Economic and fiscal
impact analysis

AFFILIATIONS

American Institute of
Certified Planners
{AICP)

American Planning
Assodiation, Upstate
New York Chapter

CAREER EXPERIENCE

Community Planner
and Redevelopment
Specialist, Private
Consulting Firm

Economic Analyst
and Conservation
Planner at the Trust

g‘ﬁﬁ camoin
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Daniel Stevens, AICP | Real Estate Development Services

Practice Leader

Dan brings a passion for real estate development and redevelopment to Camoin 310
and believes in the transformational power of projects to communities. His approach
to real estate development includes a balanced approach of data-driven analysis,
qualitative intelligence gathering, and creative and unconventional thinking. Dan
enjoys warking in challenging markets and with challenging properties to implement
projects that beat the odds.

Dan leads Camoin 310's Real Estate Development Services Team and founded the
firm's Spatial Inteltigpence Program that provides site selection and detailed geographic
analysis capabilities to the firm’s real estate work. His real estate work with the firm
has included market feasibility studies for projects of all scales and market types,
including major mixed-use, industrial building reuse, residential development, historic
adaptive reuse, and commercial office and retall studies. His other work includes
economic and fiscal impact, financial feasibility studies, disposition strategies, concept
planning, and developer RFPs. His work has led to successful development and
redevelopment projects across the northeast.

FEATURED PROJECTS

Village of Ardsley, NY Market Analysis & Development Strategy | Despite immense
market demand in the region, the Village was failing to capitalize on new development activity.
Dan served as project manager to prepare a development strategy to overcome development
constraints in the Village, which included site design concepts for key opportunity sites.

Residential Development Market Study | Private Developer | Scarborough, ME | Dan
prepared a market feasibility study for a private developer considering a 236-unit residential
development with a mix of townhomes, apartments, and single-family homes. The
study examined local and regional market trends, projected market absorption of units,
and provided recommendations on unit mix, price points, and phasing.

Historic Building Reuse Feasibility Study | Greater Litchfield Preservation Trust |
Litchfield, CT | The former Litchfield County Courthouse in the heart of Litchfield CT was
vacated by its judicial tenants and was acquired by the Preservation Trust due to its historic
significance. Dan led a project that included a market and financial feasibility study to examine
viable private re-use options from a market and financial perspective. The Trust used the
results of the study to issue a developer Request for Proposals.

Real Estate Development Services | Capital District Properties | A major residential
project was proposed for downtown Albany with new market-rate housing and the developer
was in need of market and economic impact services. Dan anaiyzed the City of Albany real
estate market and conducted an economic impact analysis of what the development would
mean for the City of Albany in terms aof new jobs and economic activity

Dran brings creative thinking and problem-soiving to
complex real estate development challenges.



CAMOIN ASSOCIATES

WHAT WE DO

OQUR BACKGROUND

Camoin Associates was founded by Robert Camoein in 1999 with a commitment to improve the economic
well-being of communities. Along the way, we've completed over 1,000 projects in 40 states and helped
advance prosperity for entrepreneurs, small businesses, multi-national corporations, rural villages, cities,
counties, and metropolitan regions. Today we are 25 highly skilled professionals who work diligently to
analyze and understand data, build consensus, and creatively manage complex situations.

OUR APPROACH

We find simple and elegant solutions amidst complex realities. We know how to step into your position to
profoundly understand your challenges before stepping back to assimilate a broad perspective. In the
process, we become your trusted adviser as we work together to answer perplexing questions and break
through the obstacles that stand in your way,

CUR SPECIALTIES

We work with public officials to create and implement strategies and actions that improve the quality of life
for communities and we help business leaders and not-for-profit executives deal with tough issues. Simply
stated, we stimulate investment.

o Real Estate Development Services

s Strategic Planning

CamOi » Organizational Planning

-

A5S0LIRIEE s Industry & Workforce Analytics

= Economic & Fiscal Impact Analysis

s lead Generation & Business Connections

Economic development is a process that requires a comprehensive
understanding and unique approach for advancing economic prosperity —
that’'s what we do.

g camon : q
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CAMOIN ASSOCIATES

PROJECT EXPERIENCE

Since 1999, Camoin Associates has completed over 1,000 projects in 40 states. The following
projects show our expertise in real estate developrment. Additional project profiles can be
found on our website, www.camoinassociates.com.

@;ﬁéﬁ camoin
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THE CHALLENGE | tn 2017, Cross Roads Holdings LLC acquired the
500-acre Scarborough Downs site in Scarborough, Maine,
embarking on a 10- to 20-year effort to redevelop the property
into a walkable mixed-use village, featuring a variety of housing
types, a village center, recreational and entertainment facilities,
and an assortment of retail, office, and light industrial space.
Representing investment upwards of $500 million, this would be
the largest development project ever undertaken in
Scarborough, a suburban community without a traditional town
center.

THE SOLUTION | The developers engaged Camein Associates to
conduct a comprehensive real estate market analysis of the
region to understand the development opportunities for the site,
as well as advise on design, phasing, project messaging, and
strategies for financing the extensive infrastructure costs
associated with a project of this scale, including tax increment
financing {TIF}.

THE IMPACT | Working closely with both the developers and the
Town of Scarborough, Camain is working to ensure that the
Scarborough Downs redevelopment results in an outcome that
maximizes public benefits, including tax revenue generation, job
creation, and enhancement of the quality of life in the Town,
while generating a fair return to investors.

mgcamom
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THE CHALLENGE | Portland Foreside Development Company
(PFDC) is undertaking an over $450 million, four phase
redevelopment of 58 Fore Street in the City of Portland Maine.
Known as Portland Foreside, the Project will transform 10 acres
of the Portland waterfront into a mixed-use neighborhood
complete with over 1.4 million square feet of residential, retail,
office, event space, hotel space, parking, and a marina. The
development team was interested in quantifying and sharing the
positive impacts of the Project with various stakeholders
including investors, public officials, and the general public.

THE SOLUTION | Camoin 310 was retained to conduct and
economic and fiscal impact analysis of the construction and
operation of the project. Camoin 310 calculated the benefits of
each of the four phases individually, as well as the Project upon
full buildout. The analysis also included a discussion of the
qualitative impacts of the development on the Old Port area.

THE IMPACT | The analysis helped guantify and gualify how the
Project will transform an underutilized stretch of the City's
waterfront into a hub of economi¢ and cultural vibrancy with
positive impacts that will be feft throughout Portland, the greater
region, and the state of Maine. In addition to highlighting the new
jobs, earnings, and sales this would bring to the city, the analysis
also explored how the development will capitalize on some of
Portland’s unigue assets, including its cruise ship terminat and
associated visitation. Findings from this analysis were used by the
developer to market the Project and tout its benefits to a variety
of stakeholders.

camoin

associates
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THE CHALLENGE | Long Creek Properties, LLC was interested in
further understanding the impact of a potential multifamily
development on a site in Greater Portland, Maine. Given the high
number of multifamily unit deliveries and the extensive
development project pipeline, the development team was
concerned about the absorption potential for additional units in
the market.

THE SOLUTION | The developers engaged Camoin Associates to
conduct a comprehensive real estate market analysis for the
potential multifamily development. The market analysis
evaluated the opportunities for repositioning an underutilized
office property into apartment units in the current market.

THE IMPACT | Camoin heiped the development team understand
the current and future supply and demand for rental housing in
the region, identified target segments, and recommended a unit-
size mix, phasing schedule, amenities, and price points for a
successful project.

camoin
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For the date of: 12/02/2021
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(if this is Unfinished Business, please remember to research and enter the original agenda number above. For Regular Agenda items, the Secretary witl assign a
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Agenda Number:

Brief Title of consent or Agenda Item: Consideration and any appropriate action on the request to support a Resolution
to create a Merrymeeting Trail Advisory Council.

Brief Description of Consent or Agenda Item:

Submitted by: _ Matt Nixon. Select Board Member Date: _11-22-2021




AN UPDATE ON THE MERRYMEETING TRAIL. PROJECT AS OF 11-9-21

For many years, the communities in the vicinity of Merrymeeting Bay have envisioned an
interconnected “Capital to Coast” trail system that would connect Augusta to Bath. Several trail
segments of this vision have already been completed, including the Brunswick Bike &
Pedestrian Path and the Kennebec River Rail Trail that links Gardiner to Augusta.

The Merrymeeting Trail project seeks to join these two frails, repurposing the long-unused
Lower Road rail corridor as a trail until such time as train service is identified as a feasible
option for that corridor. The result would be a 26-mile stretch of muiti-use trail from Topsham to
Gardiner, running along the Kennebec and Cathance Rivers, by Head of Tide Park, through
forests and fields, and through the heart of the villages in Bowdoinham and Richmond. For the
purposes of this resolution, multi-use is defined as being inclusive of motorized, non-moterized,
and equine activities.

To help bring this vision to a reality, six years ago the four towns along the proposed
Merrymeeting Trail route established the Merrymeeting Trail Board of Supervisors via intertocal
agreement — a governmental entity with two representatives each from Topsham, Bowdoinham,
Richmond, and Gardiner. Since then, the Board of Supervisors has met regularly to discuss how
best to support this project. Two years ago, the Board and all four municipalities endorsed LD
1141, which sought to direct the Maine Department of Transportation (MDOT) to pursue the
Merrymeeting Trail project.

In the years since, that bill has evolved into several others. In the most recent legislative
session, the Legislature passed and the governor signed a number of significant bills that affect
this effort:

o 2021 Public Law 239 creates a “Rail Corridor Use Advisory Council Process” so that
government entities can request that MDOT consider alternative uses (such as trails) for
unused rail corridors. .

e 2021 Resolve 61 directs MDOT to develop and adopt an active transportation plan that
considers rail corridors (including the Lower Road rail corridor that runs from Brunswick
to Augusta) and submit it to the transportation commitiee by January 2023.

s 2021 Resolve 53 directs MDOT to conduct a transit propensity study for Portland to
Bangor, which among other things will consider the feasibility of rail service along the
Lower Road and Back Road (Portland to Lewiston/Auburn to Waterville and Bangor).

Each of these laws is an important step forward on Maine’s path to creating a forward-looking
transportation strategy that accounts for both trains and trails. Should the process recommend
that the Lower Road rail corridor be used for the Merrymeeting Trail, the cost would be
significantly less than earlier estimates. The trail could be built directly on the rail bed eliminating
the need for expensive widening of bridges, steep slopes and wetland crossings. Alternatively,
another option would be providing for both a “rail and trail” feature that would simplify any
eventual reuse of the rail corridor for its original purpose; moving people and/or freight at
significantly less cost to the environment, dramatically reducing carbon emissions by removing
vehicles from the road, and advancing the State of Maine’s Climate Council's goals of cutting
carbon emissions by 45% by 2030 and 80% by 2050. It further ailows a direct connection to our
town center via an existing trail.



The next step in the process is for communities interested in exploring the potential for unused
rail corridors near them to be repurposed as multi-use trails is to formally request that MDOT
initiate the Rail Corridor Use Advisory Council Process for the aforementioned segment. This
will prompt MDOT to form a council {with participants defined by statute and representing a
broad swath of interests, including municipal leaders); the council will then have nine months to
gather information (including a public advisory process led by MDOT); the council may then
make a recommendation to the Commissioner of Transportation regarding a new use for that
corridor; the Commissioner may then bring that back to the Legislature.

At an upcoming meeting, the Merrymeeting Trail Board of Supervisors plans to vote to request
that MDOT initiate this process for the Merrymeeting Trail. We are providing this update to our
municipal governments along the corridor so you are aware of this intent, and so that you have
the option to join this effort once again with a resolution of your own, whjch would help
underscore the long-standing local community support for this project.

PROPOSED MOTION

"I move that the Topsham Select Board hereby petitions the Maine Department of
Transportation to create a Rail Corridor Use Advisory Council to consider future use of the
Lower Road Corridor from Rockiand Junction in Brunswick to the east side of the railroad bridge
in Augusta as a multiuse trail or “rail and trail" system.”
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Office of the Town Manager
100 Main Street
Topsham, Maine 04086
Telephone: (207) 725-5821
Website: www.topshammaine.com

November 24, 2021

To: Board of Selectmen
From: Derek Scrapchansky, Town Manager

Re:  Request for Sagadahoc County American Rescue Plan Act (ARPA) Funding

When Congress authorized the $350 billion in Coronavirus State and Local Fiscal Recovery Funds, it
allocated them separately to states, to counties, to metropolitan cities, and “non-entitlement areas” (local
governments typically serving populations of less than 50,000, including cities, towns, townships, and villages).
Maine is receiving $1.5 billion, $260 million of which is up to counties to distribute. Sagadahoc County and
Topsham will receive $6.8 million and $937,657, respectively.

The federal allocation is split into two tranches, the first payment arrived in May 2021 and the second
payment of an equal amount scheduled to arrive no sooner than May 2022. ARPA funds must be obligated no
later than December 31, 2024, and must be spent no later than December 31, 2026. Broadly, these funds can be
spent in water, sewer, and broadband infrastructure. Sagadahoc County has developed an application for grant
requests and will consider municipal funding requests once county projects have been prioritized.

One project that has been of interest to Topsham, MSAD 75, Brunswick Topsham Water District
(BTWD), and Midcoast Regional Redevelopment Authority (MRRA), is the replacement of the Canam Drive
water infrastructure. The infrastructure is not capable of delivering adequate water pressure for MSAD 75
facilities and cannot be used for irrigation of the athletic ficlds. We have met with BTWD, MSAD 75
Administration, and MRRA to discuss the scope of the project and identify current and available resources to
make this project a viable option. The cost estimate is approximately $2.65 million to replace the water system
along Canam Drive and installation of irrigation systems to the athletic fields.

The request for Sagadahoc County ARPA funding is appropriate since Bowdoin, Bowdoinham, and
Topsham are towns within Sagadahoc County that represent the majority of MSAD 75 students. This project
would provide adequate high-pressure water for existing buildings (to include fire protection), irrigation for
athietic fields, and future development along Canam Drive.

To proceed further, I am requesting Select Board approval to submit a grant application to Sagadahoc
County for $1.72 million, which is the difference of the project cost and Topsham’s ARPA fund allocation.

Pagelofl
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