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I n t r oduc t i on  
 
On August 24, 2005, the Base Realignment and Closure committee voted to close Brunswick Naval Air 
Station (BNAS) and move its aircraft operations to Jacksonville, Florida; on September 15, 2005, the 
final list was approved by the President.  By law, the base must be closed before September 15, 2011.  
ERA was retained by Matrix Design Group, Inc. under contract to Brunswick LRA to provide an 
economic and market analysis to help shape / define a reuse plan.  This analysis seeks to define the 
market niche and unique characteristics of the region, product, pricing, demand and market performance 
of likely targets for reuse.  These potentials for reuse are only part of the decision making process.  They 
represent targets that the market could likely absorb.  Critical to this plan is the assessment of the position 
that BNAS and the area hold in the business recruitment and development marketplace.  This evaluation 
identifies strengths and weaknesses of the area as a business location and evaluates an array of 
development options which could include business, transportation, tourism, resort and conference and 
primary and secondary housing, among other uses.  ERA’s analysis culminates with a financial analysis 
including a financial pro forma with respect to all reuse concepts being considered.  The financial section 
of the report also evaluates potential debt structures to finance the reuse concept and an analysis of public 
incentives and public financing vehicles available to the project.   
 
ERA conducted several interviews with professional contacts, elected officials and state employees and 
paid particular attention to the following: 
 
• Regional demographic trends 
• Local, regional and statewide economic base 
• Real estate market and development potentials 
• New technological initiatives 
• Industries exhibiting above average potential for growth 
 
In short, this analysis and Matrix Design’s Group overall reuse plan strive to: 
 
• Use existing assets effectively 
• Revitalize the local and the regional economy 
• Present a vision for reuse that is consistent with community goals 
• Stabilize area employment and attract investment  
 
These goals are taken into account along with the reuse plan principles adopted by the Brunswick Local 
Redevelopment Authority (BLRA), which include the following: 
 
• Accommodate needs and values of community, the region and the State of Maine 
• Provide sufficient flexibility to accommodate short term and long term needs and values 
• Consider “smart growth” strategies, promote sustainable development and balance economic 

development 
• Consider a mix of land uses 
• Develop local and regional economic and employment viability and sustainability 
• Optimize use of existing assets 
• Recognize and optimize the skills of the available civilian workforce of BNAS and the region 
 
According to BNAS, the military facility is the last active-duty Department of Defense airfield remaining 
in the northeast, and is home to five active duty and two reserve squadrons.  BNAS has 29 tenant 
commands, including a Reserve P-3 squadron and a Reserve Fleet Logistics Support Squadron flying C-
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130 "Hercules" transports.  In addition, over 1,600 Naval Reservists travel from throughout New England 
to drill at Naval Air Reserve Brunswick, SeaBee Battalion and numerous other reserve commands.  As 
Maine's second largest employer, BNAS employs 4,863 military and civilian personnel, including 713 
officer, 3,493 enlisted personnel and 657 civilians.  The air station provides over $187 million to the local 
economy, including $115 million in salaries, $38 million in contracts and material purchases and $34 
million in medical purchases. 
 
The Town of Brunswick offers a unique location.  It is part of Cumberland County, which includes the 
City of Portland, but it is frequently labeled as part of Mid Coast Maine due to its proximity to towns like 
Bath and counties like Lincoln and Sagadahoc.  Both definitions are useful, and the two areas should be 
highlighted to frame the consequences and opportunities resulting from the base closure. 
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E xecu t i v e  Summary  
 
Economics Research Associates (ERA) was retained by the Matrix Design Group Inc. to provide an 
economic and market analysis for the overall reuse plan for BNAS.  ERA’s main tasks were to define the 
market niche and unique characteristics of the region, product, pricing, demand and market performance 
of likely targets for reuse. 
 
This report begins with a brief description of Mid Coast region with special attention paid to the regional 
economy, including an early history and relevant demographic trends.  The report evaluates local and 
regional real estate markets, contextualizing the town of Brunswick.  The report considers numerous reuse 
opportunities, including aviation, second homes and retirement housing, resort and conference center 
components, retail, education, alternative energy developments and cluster initiatives.  These general 
areas represent reuse options that the market could likely absorb, but are only part of the decision process 
for the ultimate reuse of the BNAS site.  The market section of the report concludes with a look at the 
current business climate and the factors that will affect Brunswick’s ability to attract business to a 
redeveloped BNAS site.  
 
Some of what ERA learned is the following: 
 

1. Demographic trends and market data show Brunswick to be slightly above the state but below the 
nation in areas such as population growth, employment growth and per capita income.  One 
category where the state is far above the nation is trends in aging, as Maine is currently the oldest 
state in the Northeast.  The town boasts a relatively diverse economic base, compared to the rest 
of the state, and has historically relied on activity from Bath Iron Works, Bowdoin College and, 
of course, BNAS.  Market trends underline the fact that Cumberland County and the Mid Coast 
continue to be the economic driver of the statewide economy, but that the State of Maine lags 
behind the nation in most economic measures.  Since 2000, the State’s population has grown at an 
increased rate. 

 
2. Tourism data reveals that the Mid Coast area attracts roughly 5.7 million day visits and 1.3 

million overnight visits, each year.  The area is one of the more popular regions of the state, 
generating about 20% of overall tourism visitation.  Maine’s tourism activity is highly seasonal 
and the majority of tourism activity occurs between July and September.  Lodging properties in 
the greater Brunswick area are relatively old and poorly maintained.  Smith Travel Research 
characterizes most of the existing nearby product within the Independent Lower status. 

 
3. Real estate market data shows that the Brunswick housing market is relatively less affordable for 

the median household income than it was in years past.  As a result, buyers are locating father 
outside the town center, and development is increasingly spread out.  Compared to Portland and 
other areas in Cumberland County, however, Brunswick offers better value. 

 
4. In general, Maine is not perceived as an affordable location to conduct business.  Overall business 

taxes are near the highest in the nation, utilities are relatively expensive and indices of innovation 
(measured by patenting activity) are low.  The State offers incentive schemes including the Pine 
Tree Development Zone designation. 

 

Overall Conclusions 
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1. The feasibility of passenger aviation at BNAS has been preliminarily determined not to be 
realistic by Edwards and Kelcey under a contract by the State.  Meanwhile, ERA identified 
alternative aviation uses that show potential for growth including maintenance and training.  
Regarding the cargo industry, ERA agrees with Edwards and Kelcey that the domestic market 
as rather limited.  Most businesses currently utilize Logan International Airport or John F. 
Kennedy International Airport when transporting cargo from the northeast 

 
2. ERA identified second homes and retirement housing as a viable redevelopment opportunity 

at the BNAS site.  Maine shows a proportionally high population of baby boomers and senior 
citizens, both of which would be candidates for such housing in the near future.  Historically, 
coastal Maine has attracted substantial second home construction and the Mid Coast region is 
poised to absorb additional demand in future years.  Demographic trends, industry surveys 
and recent successful senior housing developments, in Topsham and Falmouth, Maine 
underline significant market potential for second homes and retirement housing.  The 
potential for second homes at the site is likely to be around 300 units or more.  Current 
demand for retirement housing is estimated in the range of 180 – 270 units - - and this will 
continue to grow each year.  Units onsite could be at least 500 over a 10 year buildout. 

 
3. ERA sees potential in the development of a resort property as part of the overall reuse plan.  

Brunswick currently offers mostly low to mid-market properties and lacks an up-market 
resort to leverage existing tourism activity.  Moreover, across Maine, there is a current lack of 
conference space supply which forces associations, corporations and social, military, 
educational, religious and fraternal (SMERF) groups to meet at poorly suited facilities.  
Business generated by these three meeting groups remains largely untapped.  Part of what 
will determine the success of an onsite resort is how much peripheral development occurs, 
particularly in the form of business attraction.  An indoor waterpark and golf course are two 
facilities that would help to establish year-round occupancy in an extremely seasonal market. 

 
It is ERA’s preliminary conclusion that demand for a golf / conference / resort hotel would be 
derived from: 
 
• Existing tourism demand and golf play 
• Meeting activity (corporate, association, SMERF) 
• Water park 

 
The site could support at least 300 rooms. 
 

4. Based on modest economic growth throughout Cumberland County and a current lack of 
available space in local and regional business parks, there could be an opportunity to 
redevelop a portion of the BNAS as a business park.  Recent patterns of growth show annual 
increases in business park space ranging from 36,000 to 76,000 SF and 8.3 to 16.5 acres.  
Depending on development activity between now and 2011, there could be a need for more 
space in the local market.  In that case, the BNAS site would be a logical location for 
business park development. 

 
5. Much of Brunswick’s retail inventory is located at Cook’s Corner.  Pull factor analyses 

confirm that Brunswick and the Mid Coast region, overall, are well served by existing retail 
space.  The retail component of the reuse plan should be relatively moderate, complimenting 
other facets of the plan rather than competing with existing retail offerings at Cook’s Corner 
or other locations. 
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6. There is the potential to designate a portion of the reuse plan for educational initiatives.  The 

Advanced Engineered Woods Composite Center based at the University of Maine at Orono 
could prove to be a logical partner in efforts to create a cluster development in composites.  
Southern Maine Community College, rapidly expanding and in need of more space, has 
already submitted a grant seeking reuse of existing BNAS facilities for an Advanced 
Technology Center. 

 
7. ERA analysis shows that the composites and information technology would be appropriate 

sectors to target through clustering development initiatives at the base.  These show relatively 
high wages, but more importantly, the potential to tap local, national and even global markets 
in the coming years.   

 
8. Finally, ERA identified biomedical research, Radio Frequency Identification and Open 

Source software as three target industries that show significant market potential in years to 
come.  Maine is home to select companies already involved in these markets, but would 
likely benefit in future years by committing additional resources to develop centers for 
excellence, research and manufacturing facilities as part of a redeveloped BNAS. 
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R eg i ona l  P r o f i l e  
 
A key component of the BNAS Reuse Plan is a comprehensive understanding of the characteristics that 
make up the Mid Coast region of Maine.  This includes the region's history, recent population and 
economic trends and an objective assessment of the development issues that will guide its future.   
 

Early History 
 
According to the Southern Mid Coast Maine Chamber, the history of the Bath-Brunswick Region is 
nearly as old as the nation.  Native Americans of the Abnaki tribe are widely believed to have been the 
first settlers, including the Pejepscots of Brunswick, the Sagadahocs of the lower Kennebec and the 
Sheepscots of Wiscasset.  In 1629, the Plymouth Proprietors were given a grant of land encompassing 15 
miles on both sides of the Kennebec River and in 1632 an additional interest was granted to Thomas 
Purchase, who later obtained more land through dealings with the Native Americans.  Later, locals 
became interested in establishing a substantial fur trade and were forced to compete with the French, 
leading to repeated wars between the French and the Native Americans through the early 1700s. 
 
The Kennebec River provided the perfect environment for the growth of shipbuilding, and waterfalls 
between Topsham and Brunswick helped to drive other kinds of industry.  Mills and factories appeared in 
the mid to late 1700s and both communities grew quickly during the period leading up to the American 
Revolution.  On May 31, 1776, Brunswick endorsed, in advance, the Declaration of Independence.  After 
the war of 1812, Brunswick and Topsham continued to become manufacturing centers while Bath 
emerged as the nation’s fifth largest seaport.  Immigrants soon arrived in Brunswick from Ireland and 
French-speaking Canada to spur continuous growth.   
 

Population (Current Trends) 
 
The table below shows the population change from 1990 to 2000 for listed jurisdictions.  Brunswick grew 
at a rate slightly higher than the state, but well below the rate of the nation.  If we treat the Mid Coast 
region as the aggregate of Lincoln and Sagadahoc counties and Brunswick, then this area grew from 
83,982 to 93,981 residents, at a compound annual growth rate of 0.8%, placing it also above the statewide 
rate of growth and below the nation.   
 
Table 1. Population 

Jurisdiction 1990 2000 2004
CAGR  
('90 - 
'04) 

United States 248,709,873 281,421,906 285,691,501 1.0% 
Maine 1,227,928 1,274,923 1,321,505 0.5% 
Cumberland 
County 243,135 265,612 274,950 0.9% 
Lincoln County 30,357 33,616 35,240 1.1% 
Sagadahoc County 33,535 35,214 36,962 0.7% 
Brunswick 20,090 21,172 21,779 0.6% 
Source :  US Census  

 
From 1990 to 2000, the Mid Coast region grew by 6.1%, compared with a 3.8% increase in state 
population and a 13.2% increase in nationwide population.  Most of the growth within the region took 



 

Economics Research Associates Page 9 

place outside of Brunswick, however.  The town population increased by only 1.3% over the same period 
while Sagadahoc and Lincoln counties grew in size by 5.0% and 10.7%, respectively.  In general, 
population growth in Mid Coast Maine exceeds the state, but lags behind the nation.  More importantly, 
the majority of this growth from 1990 to 2000 occurred outside the town center, in more rural 
communities.  This trend is likely the result of relatively less expensive housing options outside of 
downtown Brunswick. 
 
From 2000 to 2004, the rate of growth within the Mid Coast Region has actually outpaced the state and 
nation, which reflects an emerging trend of population growth shifting from Cumberland County to 
Sagadahoc County, due to a relatively low supply of affordable housing and land for development in the 
greater Portland area.  During the past four years, the Mid Coast region has grown by 4.4%, the state by 
3.3% and the nation by 4.3%. 
 
The Maine State Planning Office projects the population of Maine towns to the year 2020.  According to 
Planning Office estimates, by 2020, Maine will be home to 1,401,456 residents, Lincoln County 40,388 
residents, Sagadahoc County 42,388 residents and Brunswick 23,424 residents.  Should these estimates 
hold they would result in 2004 to 2020 compound annual growth rates (CAGRs) very similar to the rates 
of growth achieved from 1990 to 2004, suggesting long term growth above statewide levels but, again, 
lagging behind the nationwide rate of growth. 
 

Tapestry Analysis 
 
ESRI Business Information Solutions has developed a robust customer database called Tapestry.   
Tapestry is a segmentation system that provides a comprehensive portrait of U.S. consumer markets.  
These profiles distribute the consumption patterns and idiosyncrasies of the U.S. population to create 
statistically stable consumer groups.  They divide the U.S. population into 65 segments to provide a better 
picture of consumer lifestyle and life stage characteristics.  ERA conducted a Tapestry Analysis for select 
counties. 
 
ERA has provided brief summaries of the key groups, as well as some notable attributes.  Information 
regarding tapestry profiles can be found on the ESRI web site (www.esribis.com).  The table below shows 
the ten dominant groups for each market.  Percentages are rounded to nearest tenth digit. 
 



 

Economics Research Associates Page 10 

Table 2. Tapestry Segments 

Sagadahoc and Lincoln Counties 

Segment HHs 
% of 
Total 

Rural Resort Dwellers 1,248 28% 
Green Acres 1,114 25% 
Salt of the Earth 649 15% 
Midland Crowd 624 14% 
Silver and Gold 430 10% 
Midlife Junction 345 8% 
Prairie Living 5 0% 
Top Rung 0 0% 
Suburban Splendor 0 0% 
Connoisseurs 0 0% 
Totals 4,415 100% 
Total HHs 4,415 100% 
Source :  ESRI  

 
The following are brief descriptions of select tapestry segments.  Nearly 70% of Sagadahoc and Lincoln 
counties are made up of households characterized as either “Rural Resort Dwellers,” “Green Acres” or 
“Salt of the Earth.” 
 
Rural Resort Dwellers (28% of Sagadahoc and Lincoln Counties) 
• Favor milder climates and pastoral settings 
• Population resides in rural non-farm areas throughout the United States 
• Primarily single-family or mobile homes including a significant inventory of seasonal housing 
• Population is older, with a median age of 46.2 years, and most are married with no children at home 
• Although retirement officially looms for many, most are employed. Many are self-employed 
 
Green Acres (25% of Sagadahoc and Lincoln Counties) 
• Married couples with a median age of 39.1 
• High level of home ownership and a commuting lifestyle 
• Median household income of $60,000 
• Live in pastoral settings of developing suburban fringe areas 
• Participate in hiking backpacking and hunting 
 
Salt of the Earth (15% of Sagadahoc and Lincoln Counties) 
• Reside in blue-collar neighborhoods in rural areas or small towns 
• Hardworking, primarily in agriculture, manufacturing, or mining 
• Labor force is slightly older with low unemployment 
• Earn a median household income of $46,300 that parallels the United States median 
• Married couples with a median age of 39.5 years and homes with a median value of $111,200. 
 
Midland Crowd (14% of Sagadahoc and Lincoln Counties) 
• Largest segment with over 10.8 million people 
• Median age of 36.3 years which equals the U.S. median age 
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• Most households are composed of married-couple families, about half of which have children 
• Housing developments are generally located in rural areas 
 
Silver and Gold (10% of Sagadahoc and Lincoln Counties) 
• Second oldest segment and composed of the wealthiest seniors 
• Average age is 58.5 years and includes mostly retired professionals 
• Live in exclusive neighborhoods with median housing values of $326,600 
• Enjoy traveling, woodworking and playing cards.  Golf is way of life for many. 
 
Midlife Junction (8% of Sagadahoc and Lincoln Counties) 
• Phasing out of their child-rearing years, Midlife Junction residents are approaching retirement. 
• Two-thirds of the households own their homes, usually a single-family home. 
• Planning and saving for their retirement, actively participating in IRA or 401K accounts.  
• Bargain shoppers, shopping at discount retailers. 
 

Implications 
 
• The above groups characterize some of the more prevalent households in the two county area.  As 

previously mentioned, “Green Acres,” “Rural Resort Dwellers” and “Salt of the Earth” constitute 
nearly 70% of Lincoln and Sagadahoc Counties.  Overall, these three groups live in pastoral, rural 
settings.  They are relatively old, ranging from an average age of 39 to 46 and participate in a 
commuting lifestyle.  These are all characteristics of the resident base that should be kept in mind 
when evaluating reuse plans likely to cater to the resident market. 

• The purpose of the tapestry analysis is to better depict lifestyle preferences of market residents.  There 
is not, necessarily, a direct correlation between what is possible in terms of reuse opportunities and 
current resident lifestyles summarized by the tapestry approach.  This is particularly apparent in 
business attractions, where it is plausible that the reuse of BNAS could include a composites center, 
though few local residents currently work in the industry (some are even retired).  Tapestry provides a 
better indication of potential reuse opportunities within residential land use options.  Tapestry 
analysis shows that the majority of homes in the local area are in rural locations and suburban 
developments, and that they are relatively modest in size and price.  As a result, it is unlikely that the 
site would be suitable for more up-market single family products.  Instead, ERA proposes using the 
current stock of onsite housing for working families at market rates in conjunction with retirement 
and second home development. 
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R eg i ona l  E conom y  
 
According to the Mid Coast Economic Strategy Committee’s recent Competitive Strategy Reports, the 
current economic climate in the Mid Coast region is best characterized as apprehensive.  From a macro 
standpoint, there has been a substantial decrease in manufacturing employment, with a shift towards more 
retail and service sector jobs, which has resulted in downward pressure on wages.  Overall, however, 
unemployment remains low compared to the state. 
 

Employment 
 
The table below shows unemployment rates for select jurisdictions from 2000 to 2005.  For each year, 
Cumberland County shows the lowest unemployment rate and the three counties and Brunswick show 
lower unemployment rates than the State, overall.  Historically, Lincoln County shows the second lowest 
unemployment rate among the three listed counties.  It is also worthwhile to note that rates for each 
jurisdiction have increased since 2000, and are at their highest in 2005.  Plausible explanations for the 
increase in unemployment could be layoffs at MBNA (which has since merged with Bank of America) 
and Bath Iron Works (BIW). 
 
Table 3. Unemployment Rate 

Jurisdiction 2000 2001 2002 2003 2004 2005
Maine 3.3 3.7 4.4 5.1 4.6 4.8
Cumberland County 2.4 2.9 3.3 3.5 3.4 3.6
Lincoln County 2.6 3.2 3.6 3.8 3.7 4.3
Sagadahoc County 3.0 3.4 3.6 4.1 3.8 4.3
Brunswick 2.7 3.2 3.6 3.9 3.7 4.3
Source :  Bureau  o f  Labor  and  S ta t i s t i cs  

 
The following tables show the distribution of employees (seasonally adjusted, in thousands) for the 
nation, state and the three select counties to better depict industry sector growth and decline.  On a 
national level, since 2001, employment in the information and manufacturing industries shows decline 
while education and the health services exhibits relative growth in employment.  
 

Table 4. Nationwide Number of Employees 

Industry 2001 2002 2003 2004
CAGR  

(‘01 - '04) 
Trade, Transportation and Utilities 25,625 25,433 25,295 25,695 0.1% 
Information 3,522 3,289 3,152 3,080 -4.4% 
Financial Services 7,833 7,904 7,982 8,076 1.0% 
Professional and Business Services 16,075 15,873 16,146 16,630 1.1% 
Education and Health Services 15,915 16,391 16,749 17,141 2.5% 
Leisure and Hospitality Services 11,967 12,113 12,335 12,643 1.8% 
Construction 6,785 6,695 6,811 7,121 1.6% 
Manufacturing 15,713 14,911 14,296 14,294 -3.1% 
Other Services 5,333 5,397 5,402 5,398 0.4% 
Total 108,768 108,006 108,168 110,078 0.4% 

Source :  Bureau  o f  Labor  and  S ta t i s t i cs  
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The following table shows that on a statewide level, the industries that experienced the most significant 
decrease in employment from 2001 to 2004 are information, professional and business services and 
manufacturing. 
 

Table 5. Statewide Number of Employees

Industry 2001 2002 2003 2004
CAGR  

('01 -'04) 
Trade, Transportation and 
Utilities 122,752 122,452 122,513 125,140 0.6% 
Information 12,121 11,546 11,290 11,007 -3.2% 
Financial Services 33,613 33,807 33,714 33,592 0.0% 
Professional and Business 
Services 51,808 51,401 50,524 49,772 -1.3% 
Education and Health Services 92,623 96,115 98,218 102,285 3.4% 
Leisure and Hospitality Services 56,457 57,310 58,461 59,122 1.5% 
Construction 29,751 29,410 30,521 30,984 1.4% 
Manufacturing 74,543 68,012 63,943 62,991 -5.5% 
Other Services 16,532 16,737 16,997 16,709 0.4% 
Total 490,200 486,790 486,181 491,602 0.1% 

Source :  Bureau  o f  Labor  and  S ta t i s t i cs  

 
Like the state, overall, Cumberland County shows a net loss in employment in information, professional 
and business services and manufacturing since 2001.  In addition to these three industries, there was a 
decrease in financial service employment.  However, partly due to the City of Portland acting as the main 
driver of the county economy, the percentage decrease in professional and business service employment 
was slightly less than the loss at the state level. 
 

Table 6. Cumberland County Number of Employees 

Industry 2001 2002 2003 2004
CAGR  

('01 - '04) 
Trade, Transportation and Utilities 37,689 36,917 37,037 38,165 0.4% 
Information 4,865 4,565 4,543 4,193 -4.8% 
Financial Services 15,221 15,063 15,079 15,090 -0.3% 
Professional and Business Services 20,765 20,225 20,088 20,326 -0.7% 
Education and Health Services 26,574 27,801 28,518 29,360 3.4% 
Leisure and Hospitality Services 16,002 16,089 16,433 16,734 1.5% 
Construction 8,266 8,205 8,436 8,917 2.6% 
Manufacturing 13,585 12,234 11,682 11,433 -5.6% 
Other Services 4,684 4,842 5,097 5,051 2.5% 
Total 147,651 145,941 146,913 149,269 0.4% 

Source :  Bureau  o f  Labor  and  S ta t i s t i cs  

 
Lincoln County shows a loss in employment in the financial services, leisure and hospitality and 
manufacturing, but a gain in the professional and business services.  This trend is also evident in 
Brunswick, where residents are slowly becoming increasingly involved in white-collar occupations.  
Interestingly, for Sagadahoc County only the professional and business services show a decrease in 
employment since from 2001 to 2004.  Even the manufacturing industry added jobs during the four years. 
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Source :  Bureau  o f  Labor  and  S ta t i s t i cs  

 
Table 8. Sagadahoc County Number of Employees 

Industry 2001 2002 2003 2004
CAGR 
('01 - 
'04) 

Trade, Transportation and Utilities 
1,70

4
1,70

2 1,826 1,974 5.0% 
Information 57 59 60 66 5.0% 
Financial Services 317 336 356 379 6.1% 

Professional and Business Services 
1,21

9 917 877 848 -11.4% 

Education and Health Services 
1,11

4
1,09

4 1,181 1,312 5.6% 

Leisure and Hospitality Services 
1,22

9
1,19

5 1,206 1,295 1.8% 
Construction 804 757 795 825 0.9% 

Manufacturing 
1,70

4
1,70

2 1,826 1,974 5.0% 
Other Services 424 470 451 471 3.6% 

Total 
8,57

2
8,23

2 8,578 9,144 2.2% 
Source :  Bureau  o f  Labor  and  S ta t i s t i cs  

 
The following table shows per capita income data for 2000.  Per capita property income includes property 
interest, wealth and rises in value.  Per capita transfers include insurance benefits and medical payments, 
among other earnings.  Notice that the Mid Coast region per capita income is slightly above the state and 
below the nation.  More important is the source of these incomes.  Compared to the state and nation, the 
Mid Coast shows a higher share of per capita property and transfer earnings.  The breakdown of the Mid 
Coast per capita income, then, points to the previously mentioned problem of low wages and per capita 

Table 7. Lincoln County Number of Employees 

Industry 2001 2002 2003 2004
CAGR 

('01 - '04) 

Trade, Transportation and Utilities 
2,20

3
2,22

2
2,16

7
2,24

6 0.6% 
Information ND 151 161 165 N/A 
Financial Services 475 487 467 461 -1.0% 
Professional and Business Services 837 813 876 937 3.8% 

Education and Health Services 
1,73

6
1,73

6
1,85

0
1,87

3 2.6% 

Leisure and Hospitality Services 
1,76

4
1,73

9
1,74

7
1,69

6 -1.3% 
Construction 740 728 742 818 3.4% 
Manufacturing 943 927 887 881 -2.2% 
Other Services 481 539 516 500 1.3% 

Total 
9,17

9
9,34

2
9,41

3
9,57

7 1.4% 
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earnings.  Replacing manufacturing with retail and service sector jobs has further lowered wages and the 
development of the region as a destination for retirees has increased the amount of fixed-income 
households. 
 
Table 9. Per Capita Income, 1999 

Income by Source USA Maine Mid Coast Lincoln Sagadahoc Brunswick 
Per Capita Earnings $19,405 $15,806 $15,856 $17,589 $16,622 $13,805 
Per Capita Property $5,414 $4,663 $5,827 $4,456 $4,556 $8,204 
Per Capita Transfers $3,727 $4,113 $3,681 $3,884 $3,157 $4,138 
Total Per Capita Income $28,546 $24,582 $25,364 $25,929 $24,335 $26,147 
Source :  BEA 

 
The table below lists some of the largest employers in the greater Brunswick region.  This list shows the 
relatively high degree of economic diversity within the Brunswick area.  The list includes firms in the 
manufacturing, educational, health, retail and professional industries.  Note that BNAS employs about 
2,700 military personnel in addition to the 814 civilian personnel. 
 
Table 10. Greater Brunswick Largest 
Employers 

Name 
Average 

Employees
Bath Iron Works 1,100 
Brunswick Naval Air Station 817 
Bowdoin College 742 
Mid Coast Health Services  702 
Town of Brunswick 655 
L.L. Bean 387 
Parkview Hospital 366 
MBNA 350 
Wal-Mart 264 
Cooper Industries 
(Arrowhead) 200 
Hannaford Bros. 192 
Downeast Energy 175 
Shaws 130 
Brunswick Publishing 128 
Source :  BEDC 

 
Recent layoffs have threatened the manufacturing share of regional employment.  At Bath Iron Works, 
516 employees lost their jobs in addition to 37 layoffs at Maine Yankee and 122 layoffs as Osram 
Sylvania, both located in Lincoln County. 
 
Employment Readjustment 
 
According to a recent report by the Maine Department of Labor entitled “Skills Transferability Analysis 
and Occupational Profiles for Brunswick Naval Air Station,” there are 109 different matched occupational 



 

Economics Research Associates Page 16 

titles at BNAS.  Forty-one occupational titles employed four or more civilians.  This accounted for 433, 
or 80%, of the 544 appropriated and non-appropriated funded civilian workers 
 
• The average full-time equivalent wage of BNAS civilian workers was $33,942. 
• Twenty-nine of the top 41 employing BNAS occupations pay higher wages than comparable state 

averages. 
• 36 of the largest 41 employing occupations at BNAS have positive employment forecasts through 

2012.  Of the 41 largest occupations, 25 are projected to grow by at least 11 percent. 
 
According to the Maine Department of Labor, as of January 2006, there were a total of 441 job openings 
within the primary and secondary labor market areas for the top 41 occupations at BNAS.  The primary 
impact area of BNAS civilian workers is the Brunswick Micropolitan Area (MA).  The surrounding 
secondary impact area includes the Lewiston-Auburn MA, Boothbay-Harbor Labor Market Area (LMA), 
Portland MA, Augusta LMA, and Waldoboro LMA.  Some of the more in-demand jobs included retail 
salespersons (85), cashiers (45), janitors and cleaners (27), business operations specialists (22), computer 
systems analysts (21) and general & operations managers (20).  The following table shows a detailed 
breakdown of openings for top BNAS occupations. 
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Table 11. BNAS Resident Occupations and Corresponding Openings 

Occupational Health & Safety Specialists Employed 
Total Openings 

for 6 LMAs 
Brunswick LMA 

Openings 
Fire Fighters 40 0 0 
Teacher Assistants 38 1 0 
Retail Salespersons 31 85 7 
Stock Clerks & Order Fillers 28 0 0 
Maids & Housekeepers & Cleaners 24 8 0 
Police & Sherrif's Patrol Officers 23 0 0 
Amusement & Recreation Attendants 22 0 0 
Office Clerks, General 17 18 3 
General & Operations Managers 16 20 5 
Cashiers 14 45 4 
Janitors & Cleaners 12 27 3 
Police, Fire & Ambulance Dispatchers 11 2 1 
First-Line Supervisor of Retail Sales Workers 9 15 1 
Laborers & Freight Stock, & Material Movers 9 19 1 
Bookkeeping, Accounting & Auditing Clerks 8 18 1 
Combined Food Preparation & Serving 
Workers 

8 9 2 

Business Operations & Specialists 7 22 4 
Customer Service Representatives 7 12 0 
Recreation Workers 6 5 1 
Operating Engineers & Other Construction 6 1 0 
Child Care Workers 6 6 3 
Industrial Truck & Tractor Operators 6 10 1 
Management Analysts 5 18 4 
Environmental Science & Protection 
Technicians 

5 2 1 

Occupational Health & Safety Specialists 5 1 0 
First-Line Supervisor of Police & Detectives 5 0 0 
Barbers 5 1 0 
First-Line Supervisor of Office / Admin. 
Workers 

5 2 0 

Hotel, Motel & Resort Desk Clerks 5 4 1 
Word Processor & Typists 5 0 0 
Maintenance & Repairers 5 14 1 
Transportation, Storage & Distribution 
Managers 

4 0 0 

Computer System Analysts 4 21 0 
Civil Engineers 4 8 1 
Paralegals & Legal Assistants 4 0 0 
Fire Inspectors & Investigators 4 0 0 
Protective Service Workers 4 2 0 
First-Line Supervisor of Housekeepers 4 3 1 
Executive Secretariet & Admin. Assistants 4 13 0 
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Carpenters 4 16 1 
Butchers & Meat Cutters 4 0 0 

Source :  Ma ine  Depar tmen t  o f  Labor  

 
Again, according to the Maine Department of Labor, 
 
• A large number of BNAS workers may retire.  About 50% of the current BNAS work force will be 

eligible to retire by 2009 and 65% by 2011. 
• Many of the workers should be able to find work in their own labor market areas or within 

commuting distance of their homes in nearby labor market areas as the combined primary and 
secondary impact areas make up a significant portion of the Maine economy.  The primary and 
secondary impact LMAs comprised 52.7% of the State’s 611,700 non-farm jobs in 2004. 
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Select Economic and Employment Drivers 
 
Bath Iron Works (BIW) 
 
Owned by General Dynamics Corporation, BIW designs and builds complex, technologically advanced 
Navy warships.  For years, BIW has contributed to the economic health of the Mid Coast and Central 
Maine region.  It is the state’s largest employer with roughly 6,000 civilian employees and is the lead 
designer of Arleigh Burke Class Aegis guided missile destroyer.  In April of this year, the Naval Sea 
Systems Command awarded Bath Iron Works a $42,759,000 cost-plus-award-fee modification to a 
previously awarded contract for the continuation of DD(X)/DDG-1000 transition design efforts and initial 
detail design, as well as long lead material procurement for ship construction.  On November 23, 2005, 
the Office of the Under Secretary of Defense for Acquisition, Technology, and Logistics granted 
Milestone B approval for the DD(X)/DDG-1000, permitting the program to enter the System 
Development and Demonstration phase and begin detail design and construction. 
 
Bowdoin College 
 
Bowdoin College is an independent, nonsectarian, coeducational residential, undergraduate liberal arts 
institution founded in 1794.  The college offers bachelor of arts degrees in over 40 majors.  The college 
enrolls roughly 1,700 students from around the world.  The 215-acre campus contains around 120 
buildings.  As shown above, the college contributes over 700 jobs to the Brunswick economy.  The table 
below shows building types with associated gross square footage estimates. 
 
Table 12. Total Buildings 

Building Type 
Numbe

r GSF
Total Buildings 124 1,957,788
Academic Buildings 28 554,889
Administrative Buildings 15 206,659
Faculty Housing Buildings 17 65,815
Student Housing Buildings 29 664,256
Dining Buildings 2 58,730
Student Activities Buildings 5 59,359
Athletics Buildings 7 246,259
Children's Center Buildings 1 6,500
Maintenance/Support 
Buildings 8 29,184
Undefined Purpose Buildings 11 65,585
Other Buildings 1 552
Source :  Bowdo in  Co l lege  

 
The influence of Bowdoin College, along with other universities such as Southern New Hampshire 
University, University of Maine and the joint campus of the University of Southern Maine and Southern 
Maine Community College in Bath is evident in the local labor force.  The table below shows educational 
attainment data for select jurisdictions for those aged 25 or older.  Notice that Brunswick is home to a 
relatively high percentage of residents with bachelor and graduate degrees, compared to the state and 
nation.  This is an especially important point to make as numerous studies point out the need for a well 
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educated and highly skilled workforce in order to obtain long term economic prosperity.  One such study, 
by the Maine State Planning Office notes that “the percentage of adults with at least a four-year college 
education is perhaps the most important variable in explaining the variation in per capita incomes among 
states.”  Likewise, a study done by the Margeret Chase Smith Center for Public Policy, notes that from 
1998 to 2000, Maine’s relative standing in per capita income mirrors its relative standing in attainment of 
bachelor’s degrees.  Brunswick’s relatively educated workforce should help in attracting relatively high 
paid jobs to the BNAS site, which could contribute to the region’s long term economic prosperity. 
 

Table 13. Educational Attainment, 2000 

Level USA Maine
Cumberland 

County 
Sagadahoc 

County 
Brunswick 

Less then H.S. 20% 15% 10% 12% 13% 
H.S. Degree Only 29% 36% 28% 36% 28% 
Less than 4 yr College 27% 26% 28% 27% 25% 
B.A. / B.S. 16% 15% 22% 16% 20% 
Graduate Degree 9% 8% 13% 9% 14% 

Source :  US Census  

 

Tourism 
 
The Mid Coast region of Maine is well known as a primary tourist destination.  Visitors have the choice 
among quaint towns and villages, beaches, oceans, shopping, lakes, rivers, wilderness areas, historic 
areas, arts and fine dining as a ways to spend their time.  According to a study by Longwoods 
International, compared to the nationwide norm, visitors to Maine’s Mid Coast are more pleased with 
their experience in terms of excitement, family atmosphere and sightseeing, among other metrics.  The 
region is a major player in the state’s tourism market as roughly one in five trips to Maine are to the Mid 
Coast, each year generating approximately 5.7 millions day trips and 1.3 million overnight trips.  
Compared to the state, the region attracts proportionally less visitors from Maine and Massachusetts and 
more from other areas of New England and the nation.  As a result, trips to the Mid Coast tend to last 
longer, and are booked farther in advance.  Like the state, January through March provides little tourism 
activity, the visits increase from April to June, they apex from July through September, and then return to 
a lower level from October through December.  Much of the tourism activity takes place in the towns of 
Harpswell, Boothbay, Boothbay Harbor, Bristol, Georgetown and Phippsburg, but Brunswick has the 
potential to capitalize on these visits due to its proximity to these smaller towns.  
 

Retail 
 
The table below shows the distribution of taxable sales for the listed jurisdictions.  In 2004, relative to the 
state, Brunswick and the Mid Coast region show a relatively low percentage of business operating sales 
and relatively high shares of building supply and restaurant and lodging sales.  Building supply sales are 
likely the result of increasing demand for home construction, particularly second homes, while restaurant 
and lodging sales reflect the strong Mid Coast tourism market.  In this table, the Mid Coast region is 
defined by Belfast, Brunswick, Camden, Damariscotta and Rockland. 
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Table 14. Taxable Sales, 2004 

Jurisdiction 
Business 
Operating

Building 
Supply 

Food 
Store 

General 
Merchandise

Other 
Retail 

Auto 
Transportation 

Restaurant 
& Lodging 

Maine 12% 14% 8% 19% 11% 23% 14% 
Cumberland  11% 12% 7% 23% 14% 19% 15% 
Mid Coast 7% 20% 10% 14% 10% 21% 17% 
Brunswick 5% 18% 10% 19% 10% 22% 15% 
Source :  Ma ine  S ta te  P lann ing  Of f i ce  
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Housing 
 
The table below shows the change in households from 1990 through 2000 for listed jurisdictions.  
Brunswick shows relatively little growth in households compared to the state or nation, while Lincoln and 
Sagadahoc counties show growth above the statewide level.  Again, this is representative of residents 
moving to and building homes in some of the more suburban and rural parts of the Mid Coast as opposed 
to downtown locations.  Growth of statewide housing is slightly below the national rate. 
 
Table 15. Households 

Jurisdiction 1990 2000 CAGR 
USA 91,947,410 105,480,101 1.4% 
Maine 465,312 518,200 1.1% 
Cumberland  94,512 107,989 1.3% 
Lincoln  11,968 14,158 1.7% 
Sagadahoc 12,581 14,117 1.2% 
Brunswick  5,673 5,880 0.4% 
Source :  US Census  

 
The following table shows the percentage of family households in listed jurisdictions.  Maine shows 
strikingly similar percentage breakdowns in 1990 and 2000 compared to the nation.  Brunswick, however, 
contain a significantly lower share of family households.  This trend of an increasing share of non-family 
households could potentially translate to an increase in demand for a non-traditional, perhaps higher 
density housing product in the Brunswick area. 
 
Table 16. Family Households 

Jurisdiction 1990 2000 
USA 70% 68% 
Maine 71% 66% 
Cumberland  67% 63% 
Lincoln 72% 67% 
Sagadahoc 73% 68% 
Brunswick  63% 58% 
Source :  US Census  

 
The following tables show projected growth in owner occupied, for sale, renter occupied and for rent 
units.  In both categories, Brunswick is projected to grow at a lower rate than the listed counties or the 
state, particularly in renter occupied and for rent units.  Lincoln County, on the other hand, is estimated to 
display strong growth through 2015, with a projected ten-year increase in owner occupied and for sale 
units of 11% and a projected increase in renter occupied and for rent units of 15% over the same time 
period. 
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Table 17. Owner Occupied and For Sale Units 

Jurisdiction 2005 2010 2015
CAGR 
('05 - 
'15) 

Maine 392,566 409,807 430,069 0.9% 
Cumberland  77,088 80,615 84,502 0.9% 
Lincoln 12,810 13,556 14,274 1.1% 
Sagadahoc 10,899 11,414 11,958 0.9% 
Brunswick 5,421 5,570 5,816 0.7% 
Source :  Ma ine  S ta te  P lann ing  Of f i ce  

 
Table 18. Renter Occupied and For Rent Units 

Jurisdiction 2005 2010 2015
CAGR  

('05 - '15)
Maine 162,851 168,035 173,017 0.6%
Cumberland 38,086 38,755 39,324 0.3%
Lincoln 2,877 3,095 3,297 1.4%
Sagadahoc 4,333 4,461 4,573 0.5%
Brunswick 3,079 3,109 3,137 0.2%
Source :  Ma ine  S ta te  P lann ing  Of f i ce  

 
The table below shows the type of vacant housing units in each jurisdiction.  Percentages are derived by 
dividing the number of vacant units by the number of total housing units.  Notice that Lincoln and 
Sagadahoc counties show a higher percentage of housing units for seasonal, recreational and occasional 
use.  Collectively, these housing units are a good approximation of the second home market, which 
appears to be relatively large in the Mid Coast region relative to Cumberland County and the state, 
overall. 
 
Table 19. Vacancy Status, 2000 

Status USA Maine Cumberland Lincoln Sagadahoc 
For Rent 2% 2% 1% 2% 2% 
For Sale Only 1% 1% 0% 2% 1% 
Rented or Sold (Vacant) 1% 1% 1% 1% 1% 
For Seasonal, Recreational or Occasional 
Use 3% 20% 10% 41% 12% 
For Migrant Workers 0% 0% 0% 0% 0% 
Other Vacant 2% 2% 1% 2% 2% 
Source :  US Census  

 
In their 2003 Brunswick Housing Study, the Brunswick Community Housing Coalition notes several 
market realities, perhaps not completely evident from the above tables.  Some of the more pertinent 
comments include the following: 
 
• After a decade of moderate increases, home prices have jumped up in Brunswick in the last three 

years.  Of the 137 single-family homes sold in Brunswick in 2002 the median home sale price was 
$182,000.  The Brunswick median household income in 2002 was $43,022, enough to afford an 
$118,610 home.  
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• Five out of six young families in the market area look outside of Brunswick to buy their first home. 
 
• Development is spreading out; more Brunswick residents drive over an hour to work than 10 years 

ago; and few drive under 30 minutes.  The following tables show an increasing percentage of 
residents in Maine counties driving at least 45 minute to work. 

 
Table 20. Travel Time to Work, 1990 (16+ Years Old) 

Year Time USA Maine 
Cumberland 

County 
Lincoln 
County 

Sagadahoc 
County 

199
0 

< 5 minutes 6% 0% 2% 2% 6% 
5 to 14 minutes 41% 1% 19% 11% 30% 

15 to 29 
minutes 53% 1% 22% 12% 39% 
30 to 44 
minutes 26% 0% 8% 8% 17% 
45 to 89 
minutes 16% 0% 3% 4% 7% 

90 + minutes 2% 0% 0% 1% 1% 

Year Time USA Maine 
Cumberland 

County 
Lincoln 
County 

Sagadahoc 
County 

200
0 

< 5 minutes 3% 6% 4% 7% 4% 
5 to 14 minutes 26% 31% 32% 28% 30% 

15 to 29 
minutes 36% 35% 39% 33% 37% 
30 to 44 
minutes 19% 16% 16% 19% 19% 
45 to 89 
minutes 13% 10% 8% 11% 8% 

90 + minutes 3% 2% 2% 2% 2% 
Source :  US Census  

 
• The heads of households in Brunswick are getting older.  There are 2,000 fewer households under age 

35, and 3,000 more households over age 55, in the housing market area than in 1990.  The number of 
households over age 75 has grown by more than 50% in the last ten years, and now numbers 3,400.  
These households have special needs for services and assisted living. 

 
• Retirees from the military and from out-of-state are contributing to older household growth.  Out-of-

state buyers pay more for their housing than local purchasers, and thus contribute to housing inflation. 
 
• Only 71 apartments were built in Brunswick during the 1990’s – even though the ordinance allows 

densities of 5 to 24 units an acre in its commercial zones, 4 to 10 units an acre in its in-town 
neighborhoods, and 3 to 8 units an acre in its residential zones. 

 
On a larger scale, it is worth mentioning the alarming rate of sprawl throughout Maine.  In their recent 
study of the statewide economy, the Brookings Institute notes that this sprawl drives up costs and may be 
ruining the scenic beauty and natural feel of Maine towns.  The central location of BNAS allows the 
opportunity to increase residential offerings near downtown Brunswick as opposed to the suburban fringe. 
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Mid Coast Economic Clusters 
 
Analysis by the Muskie School of Public Policy at the University of Southern Maine reveals six clusters 
of economy activity within Mid Coast Maine, which is treated as the aggregate of seven labor market 
areas (LMAs).  The following LMAs are included in the analysis 
 
• Brunswick Micropolitan Area 
• Boothbay LMA 
• Waldoboro LMA 
• Rockland Micropolitan Area 
• Camden LMA 
• Belfast LMA 
• St. George LMA 
 
The following table shows the six predominant economic clusters in the Mid Coast.  In general, these 
clusters have higher location quotients than the state.  In other words, the local economy supports more 
than its share of economic activity, in this case employment, for the industries within the cluster.  Overall, 
the six clusters represent 45% of the total Mid Coast economy, which is a clear indication of how much 
these industries drive the regional economy.  
 

Table 21. Mid Coast Economic Clusters 

Cluster Employers Employees Proprietors Total 
Second Home &  
Retirement 

1,113 11,035 4,000 16,148

Tourism & Arts 947 9,395 2,200 12,542
Defense 60 7,169 - 7,229
Science, Technology 
&  
Higher Education 

138 2,536 - 2,674

Marine 328 1,906 3,000 5,234
Environment & Civic 38 664 - 702
Total 2,624 32,704 32,704 32,704
% of Mid Coast 43% 48% 35% 45%

Source :  Evan R icher t ,  Ma ine  Dep t .  o f  Labor ,  Musk ie  Schoo l  &  US Bureau  o f  Economic  Ana lys i s  

 
In addition to understanding what the Mid Coast economy currently looks like, it is also important to 
understand what it might look like in the future.  The following table shows the fastest growing sectors in 
the Mid Coast from 2004 through 2005, as calculated by the Muskie School.  Those sectors likely to 
experience a decline in employment over the same period include forestry and fishing (-45%), 
manufacturing (-13%) and wholesale trade (-6%). 
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Table 22. Fastest Growing Sectors in Mid Coast (2004 - 2020) 

Sector % Change Increase in # 
Health care & social assistance 77% 6,900 
Educational services 55% 800 
Construction 40% 3,200 
Administrative services 37% 1,300 
Arts, entertainment & recreation 36% 1,000 
Real estate, rental & leasing 35% 900 
Professional & technical services 25% 1,000 
Accommodations & restaurants 24% 1,500 

Source :  Char les  Co lgan,  Musk ie  Schoo l  o f  Pub l i c  Serv i ce ,  Un ivers i t y  o f  Sou the rn  Maine  

 
The following table presents comparable data for the previously mentioned clusters.  The tourism, arts, 
second homes and retirement clusters are likely to experience the largest increases in employment over 
the next 15 years.  Defense, in part because of the closure of BNAS is likely to experience the sharpest 
decline. 
 

Table 23. Change in Mid Coast Clusters 

Cluster % Change Change in # 
Tourism & arts + 25% to 30% + 2,900 - 3,500
Second homes &  
retirement 

+ 45% to 50% + 6,750 - 7,500

Defense - 50% to 60% - 3,600 - 4,300 
Marine 0% 0 
Science, technology &  
higher education 

+ 20% to 30% + 500 - 750 

Environment & civic + 20% to 25% +140 - 175 
Source :  Char les  Co lgan,  Musk ie  Schoo l  o f  Pub l i c  Serv i ce ,   
Un ive rs i t y  o f  Sou the rn  Maine  

 

Strengths and Weaknesses 
 
Based in part on the above summary of the Mid Coast regional economy, Brunswick presents a unique set 
of strengths and weaknesses, which will play an important role in the redevelopment of Brunswick Naval 
Air Station.   
 
Strengths 
 
• Well educated compared to the state and nation 
• Proximity to Portland MSA which benefits from low unemployment 
• Lincoln and Sagadahoc Counties have the second and third lowest unemployment rates, respectively 
• Bowdoin College provides a strong educational base 
• Competitive real estate costs compared to other towns in Cumberland County 
• Low crime rate 
• Vast supply of natural resources 
• High quality of life 
• Significant recreational opportunities 
• Attractive to retirees 
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Weaknesses 
 
• Relatively old versus the state and nation 
• Slow growth in central Brunswick housing  
• Perceived lack of affordable and diverse housing options which can be corrected with BNAS 

residential redevelopment 
• Somewhat geographically isolated 
• Cold climate 
• Rising housing prices 
• Low wages in retail and service sector 
• Perhaps too reliant on large operations such as Bath Iron Works 
 



 

Economics Research Associates Page 28 

R ea l  E s t a t e  Ma rke t s  
 
ERA compared the Brunswick real estate market with surrounding counties and the state, overall.  This 
analysis highlights issues of affordability, demand for different housing types and recent trends in housing 
construction across highlighted jurisdictions. 
 

Pricing 
 
The following table shows median home prices for each year, since 2001, by type of structure.  
Cumberland County shows the highest overall median price, followed by Brunswick, Lincoln County and 
Sagadahoc County.  It is worthwhile to note the relatively high CAGRs for multi-family units in 
Sagadahoc County and Brunswick.  Sagadahoc County shows a four-year CAGR of 26% and Brunswick 
a CAGR of 17%.  Sagadahoc County’s rate is, in part, due to such a low 2001 median price ($85,750) 
while Brunswick’s substantial increase in the median price of multi-family units is perhaps a more 
accurate sign of declining affordability.  
 



 

Economics Research Associates Page 29 

Table 24. Median Home Price 

Jurisdiction Type 2001 2002 2003 2004 2005 
CAGR  
('01 - 
'05) 

Maine 

All $118,900 $133,500 $150,000 $168,000 $184,000 12% 
Single Family $122,000 $136,864 $154,900 $172,500 $189,000 12% 
Condominium $109,900 $130,000 $152,000 $172,000 $188,375 14% 
Mobile Home $54,000 $55,000 $59,900 $68,000 $75,000 9% 
Multi-Family $113,500 $120,000 $137,500 $155,000 $178,500 12% 

Cumberland 
County 

All $151,000 $170,000 $195,000 $219,500 $239,900 12% 
Single Family $155,500 $177,000 $200,000 $225,000 $245,000 12% 
Condominium $130,000 $145,000 $169,250 $189,450 $210,000 13% 
Mobile Home $62,450 $74,000 $80,500 $100,000 $105,000 14% 
Multi-Family $172,750 $218,000 $260,875 $277,500 $302,000 15% 

Lincoln 
County 

All $125,000 $143,000 $169,000 $195,000 $209,000 14% 
Single Family $126,000 $148,500 $170,000 $199,750 $220,000 15% 
Condominium $188,500 $174,750 $280,000 $273,500 $295,000 12% 
Mobile Home $63,750 $56,750 $68,000 $74,300 $80,000 6% 
Multi-Family $132,500 ND $185,000 $225,000 ND N/A 

Sagadahoc 
County 

All $114,500 $129,900 $142,000 $167,900 $184,250 13% 
Single Family $119,900 $135,000 $149,921 $172,000 $186,750 12% 
Condominium $74,000 $84,000 $96,000 $124,350 $157,000 21% 
Mobile Home $54,000 $57,750 $73,000 $81,950 $88,000 13% 
Multi-Family $85,750 $128,000 $140,000 $149,000 $213,075 26% 

Brunswick 

All $149,900 $167,000 $190,000 $200,000 $229,200 11% 
Single Family $159,000 $182,000 $198,950 $217,250 $248,000 12% 
Condominium $110,100 $122,000 $151,500 $175,000 $192,450 15% 
Mobile Home $94,000 ND ND $127,000 $125,500 7% 
Multi-Family $140,000 $133,950 $165,500 $234,900 $260,000 17% 

Source :  Ma ine  S ta te  Hous ing  Autho r i t y ,  P lann ing  Dec is ions  Inc .  

 
The table below shows average rental rates for each jurisdiction.  Cumberland County shows the highest 
2005 rents for one, two and three bedroom units.  Brunswick shows steady growth for all three unit types.  
One bedroom units show a CAGR of 3.0%, two bedroom units a CAGR of 5.0% and three bedroom units 
a two-year CAGR (2003 to 2005) of 4.0%, respectively.  Only Sagadahoc County shows CAGRs of a 
similar level, and again, this is in part due to relatively low 2001 rents. 
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Table 25. Average Rents 

Jurisdiction Bedrooms 2001 2002 2003 2004 2005
CAGR  
('01 - 
'05) 

Maine 

0 $419 $497 $507 $559 $523 6% 
1 $545 $607 $634 $650 $668 5% 
2 $722 $777 $825 $841 $857 4% 
3 $852 $894 $991 $1,007 $1,010 4% 

Cumberland 
County 

0 $549 $600 $575 $611 $626 3% 
1 $705 $725 $759 $783 $786 3% 
2 $917 $929 $961 $986 $995 2% 
3 $1,126 $1,134 $1,181 $1,225 $1,214 2% 

Lincoln 
County 

0 ND $621 ND ND ND N/A 
1 $607 $655 $629 $684 $722 4% 
2 $843 $818 $793 $770 $838 0% 
3 $849 $913 $873 $931 $827 -1% 

Sagadahoc 
County 

1 $560 $579 $644 $635 $641 3% 
2 $700 $736 $762 $813 $833 4% 
3 $891 $880 ND $1,216 $1,081 5% 

Brunswick 
1 $612 $617 $717 $696 $695 3% 
2 $730 $733 $857 $889 $889 5% 
3 ND ND $975 ND $1,054 N/A 

Source :  Ma ine  S ta te  Hous ing  Autho r i t y ,  P lann ing  Dec is ions ,  Inc .   

 

Affordability 
 
The above two tables relate to issues of affordability.  As previously mentioned in the brief description of 
the regional economy, there are signs that point towards a Mid Coast housing market that is increasingly 
out of reach of the median household income.  The following tables show information comparing the 
affordability of the select jurisdictions.  The table below lists affordability indices for each jurisdiction for 
2001 and 2005.  Indices of less than one are unaffordable and indices of more than one are considered 
affordable.  Homes in all four jurisdictions became less affordable from 2001 to 2005, and Brunswick 
shows the lowest 2005 index of 0.58, representing a decrease of 0.19 points.  Furthermore, Brunswick 
shows the largest difference between the 2005 median income and the 2005 income needed to afford a 
median home price, a disparity of roughly $33,000. 
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Table 26. Affordability Index 

Year Jurisdiction Index 
Median 

Home Price
Median 
Income 

Income Needed to 
Afford Median 

Home Price 

Home Price 
Affordable to 

Median Income 

2001 

Maine 0.94 $118,900 $40,866 $43,511 $111,674 
Cumberland 0.87 $151,000 $48,901 $56,471 $130,760 
Lincoln  0.93 $125,000 $41,516 $44,688 $116,127 
Sagadahoc 1.10 $114,500 $45,912 $41,769 $125,858 
Brunswick 0.77 $149,900 $43,448 $56,488 $115,297 

2005 

Maine 0.70 $184,000 $43,376 $61,652 $129,455 
Cumberland 0.65 $239,900 $51,806 $80,033 $155,288 
Lincoln  0.64 $209,000 $43,559 $68,281 $133,329 
Sagadahoc 0.78 $184,250 $48,155 $61,551 $144,150 
Brunswick 0.58 $229,200 $45,278 $78,425 $132,326 

Source :  Ma ine  S ta te  Hous ing  Autho r i t y ,  P lann ing  Dec is ions ,  Inc .  

 
The following table shows the percentage of homes sold that are “unattainable” and the percentage of 
households unable to afford a median priced home, for each jurisdiction.  Brunswick shows the highest 
percentage of the former and the second highest percentage of the later. 
 
Table 27. Unattainable Homes 

Jurisdiction 
Unattainable 

Homes as % of 
Homes Sold 

% of Households 
Unable to Afford 

Median Home 
Maine 75.9% 68.0% 
Cumberland 92.2% 73.4% 
Lincoln  81.1% 79.0% 
Sagadahoc 77.1% 63.0% 
Brunswick 92.7% 76.5% 
Source :  C la r i t as ,  MREIS  and  P lann ing  Dec is ions ,  Inc .  

 
The following table contains data regarding the affordability of the rental market in each jurisdiction.  
Slightly more than half of Brunswick renting households cannot afford to pay the average rent for a two 
bedroom apartment.  This percentage is slightly lower than the state, Cumberland County and Lincoln 
County, but higher than nearby Sagadahoc County. 
 
Table 28. Renters Unable to Afford Two Bedroom Rent 

Jurisdiction 
% of Renting 
Households 

# of Renting
Households 

Average 2 
BR Rent 

Required 
Income 

Maine 60.0% 92,029 $857 $34,298 
Cumberland 58.7% 21,519 $995 $39,806 
Lincoln  60.5% 1,550 $838 $33,537 
Sagadahoc 52.7% 2,216 $833 $33,316 
Brunswick 54.8% 1,583 $889 $35,552 
Source :  C la r i t as ,  Ma ine  S ta te  Hous ing  Au tho r i t y  and P lann ing  Dec is ions ,  Inc .  
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The table below shows the unmet demand for affordable housing by subtracting the total number of 
subsidized or affordable housing unit available and the number of section 8 vouchers from the number of 
renters at 50% of area median income (AMI).  Unmet demand is expressed as a percentage of the count of 
renting households at 50% of AMI.  Seniors represent residents 65 years in age or older.  Only Lincoln 
County shows a higher unmet demand for affordable housing for renting families when compared to 
Brunswick. 
 
Table 29. Housing Need Summary 

 Cumberland County Lincoln County Sagadahoc County Brunswick
Category Families Seniors Families Seniors Families Seniors Families Seniors 
# of Renter HH at 50% 
of AMI 

10,687 3,624 744 269 1,200 357 742 287

Number of Subsidized 
Units Available 

6,305 3,564 279 219 788 429 300 337

Project Based 3,854 3,096 192 208 463 363 160 183
Non-Project Based 
(Section 8 Vouchers) 

2,451 468 87 11 325 66 140 154

# of Affordable Rental 
Units Needed 

4,382 60 465 50 412 -72 442 -50

Indicated Unmet 
Demand 

41.00% 1.70% 62.50% 18.70% 34.30% 0.00% 59.60% 0.00%

Source :  C la r i t as ,  HUD,  Ma ine  S ta te  Hous ing  Au tho r i t y  and  P lann ing  Dec is ions  Inc .  

 

Current Housing Stock and New Construction 
 
The following table shows the age of all homes in each jurisdiction as recently as the year 2000.  Relative 
to neighboring counties and the state, overall, Brunswick shows a high number of homes built during the 
1980’s and an especially small stock of housing from 1939 or earlier.   
 
Table 30. Age of Homes 

Time Period Maine Cumberland Lincoln Sagadahoc Brunswick 
1999 to March 2000 2% 2% 3% 2% 2% 
1995 to 1998 6% 6% 8% 6% 6% 
1990 to 1994 7% 7% 10% 7% 8% 
1980 to 1989 17% 16% 20% 18% 21% 
1970 to 1979 17% 15% 16% 18% 13% 
1960 to 1969 8% 9% 6% 8% 7% 
1950 to 1959 8% 9% 4% 5% 10% 
1940 to 1949 6% 8% 4% 7% 7% 
1939 or Earlier 29% 29% 30% 29% 25% 
Source :  US Census  

 
The following five tables detail new construction trends from 2001to 2004 for select jurisdictions.  The 
absolute number of units is listed by year, as are the corresponding percentage changes in annual 
amounts.  For example, there was a 4.0% increase in single family homes in 2002, compared with 2001.  
Home types are aggregated to reach a total new home number and total demolitions are subtracted to 
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reach the total net number of added homes.  Each year, there was an increase in the total net number of 
added homes. 
 
• In Cumberland County, there was a decrease in the amount of total net homes added from 2001 to 

2002 and from 2002 to 2003.  In 2004, the net number increased by roughly 1.0%. 
• Lincoln County shows annual increases in net homes added of 10.4%, 8.7% and 6.8%. 
• Construction in Sagadahoc County varied considerably from 2001 through 2004.  For example, from 

2002 to 2003 there was roughly a 40% increase in annual net homes added and the year after net 
additions decreased by around 58.0%. 

• Brunswick shows relatively consistent construction activity from year to year.  Each year the town 
added about 80 to 100 single family homes and the net number of added homes ranged from 90 to 
110, each year. 

 
Table 31. Maine New Construction 

New Homes 2001 % Change 2002 % Change 2003 % Change 2004 
1 Family 5,317 4.0% 5,531 10.5% 6,110 6.4% 6,498 
2 Family 37 110.8% 78 17.9% 92 23.9% 114 
3 or 4 Family 9 -77.8% 2 750.0% 17 23.5% 21 
Over 4 Family 47 -127.7% -13 261.5% 21 -42.9% 12 
Mobile 1,281 -10.3% 1,149 -12.4% 1,006 -14.5% 860 
Seasonal 236 47.5% 348 -12.6% 304 3.9% 316 
Total New 7,597 2.2% 7,764 5.3% 8,175 6.3% 8,690 
Total Loss 670 -0.1% 669 -6.6% 625 39.0% 869 
Total Net 6,927 2.4% 7,095 6.4% 7,550 3.6% 7,821 
Source :  Ma ine  S ta te  Hous ing  Autho r i t y  

 
Table 32. Cumberland County New Construction

New Homes 2001 % Change 2002 % Change 2003 % Change 2004 
1 Family 1,443 -1.2% 1,425 -3.0% 1,382 3.0% 1,423 
2 Family 11 227.3% 36 -19.4% 29 -6.9% 27 
3 or 4 Family 3 200.0% 9 44.4% 13 -46.2% 7 
Over 4 Family 52 -84.6% 8 50.0% 12 -83.3% 2 
Mobile 85 -15.3% 72 1.4% 73 -4.1% 70 
Seasonal 16 250.0% 56 -32.1% 38 -28.9% 27 
Total New 1,652 -0.4% 1,646 -3.3% 1,591 -0.1% 1,590 
Total Loss 42 -4.8% 40 10.0% 44 -22.7% 34 
Total Net 1,610 -0.2% 1,606 -3.7% 1,547 0.6% 1,556 
Source :  Ma ine  S ta te  Hous ing  Autho r i t y  
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Table 33. Lincoln County New Construction

New Homes 2001 % Change 2002 % Change 2003 % Change 2004 
1 Family 225 -7.1% 209 25.4% 262 2.3% 268 
2 Family 0 0.0% 0 0.0% 3 -66.7% 1 
3 or 4 Family 0 0.0% 0 0.0% 0 0.0% 0 
Over 4 Family 2 0.0% 0 0.0% 0 0.0% 1 
Mobile 30 93.3% 58 -32.8% 39 51.3% 59 
Seasonal 2 850.0% 19 -63.2% 7 -57.1% 3 
Total New 308 1.9% 314 10.2% 346 4.9% 363 
Total Loss 49 -42.9% 28 25.0% 35 -11.4% 31 
Total Net 259 10.4% 286 8.7% 311 6.8% 332 
Source :  Ma ine  S ta te  Hous ing  Autho r i t y  

 
Table 34. Sagadahoc County New Construction

New Homes 2001 % Change 2002 % Change 2003 % Change 2004 
1 Family 169 2.4% 173 23.1% 213 -58.2% 89 
2 Family 2 0.0% 0 0.0% 2 -50.0% 1 
3 or 4 Family 0 0.0% 0 0.0% 0 0.0% -1 
Over 4 Family 0 0.0% -1 0.0% 0 0.0% 0 
Mobile 53 -52.8% 25 140.0% 60 -53.3% 28 
Seasonal 2 0.0% 2 0.0% 2 0.0% 0 
Total New 233 -7.3% 216 35.2% 292 -35.6% 188 
Total Loss 7 142.9% 17 -11.8% 15 373.3% 71 
Total Net 226 -11.9% 199 39.2% 277 -57.8% 117 
Source :  Ma ine  S ta te  Hous ing  Autho r i t y  

 
Table 35. Brunswick New Construction 

New Homes 2001 % Change 2002 % Change 2003 % Change 2004 
1 Family 98 -3.1% 95 -15.8% 80 5.0% 84 
2 Family 0 0.0% 0 0.0% 3 0.0% 4 
3 or 4 Family 0 0.0% 0 0.0% 0 0.0% 0 
Over 4 Family 0 0.0% 0 0.0% 1 0.0% 0 
Mobile 12 0.0% 12 0.0% 12 -66.7% 4 
Seasonal 0 0.0% 0 0.0% 0 0.0% 0 
Total New 110 -2.7% 107 -10.3% 96 -4.2% 92 
Total Loss 0 0.0% 0 0.0% 0 0.0% 0 
Total Net 110 -2.7% 107 -10.3% 96 -4.2% 92 
Source :  Ma ine  S ta te  Hous ing  Autho r i t y  

 

Commercial Lease Rates 
 
The following tables show data for sales and leasing activity pertaining to various commercial properties.  
Data is for the Greater Portland market, and when available, the downtown versus suburban markets.  
ERA supplemented data with numerous conversations with the brokerage community. 
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Office Market 
 
The following tables show office lease rates for space for the greater Portland area, downtown Portland 
and the more suburban Town of Falmouth.  In 2004, Class A downtown rents ranged from $15.00 per SF 
to $21.00 per SF and Class B downtown rents from $10.00 per SF to $19.00 per SF.  In 2005, Class A 
rents were between $16.00 per SF and $26.25 per SF and Class B rents between $10.75 per SF and 
$24.00 per SF.  Data for the suburban Falmouth market is limited, but offers corresponding lease ranges. 
 

Table 36. Class A Downtown Portland Office Market  

Address Year 
Rentable 
Area (SF)

SF Available Rent

One City Center 2005 202,754 0 $20.50
 2004 202,754 0 N/A
511 Congress Street 2005 128,400 10,460 $16.50
 2004 128,400 8,068 $15.00
280 Fore Street 2005 69,481 7,418 $21.00
 2004 69,481 19,898 $21.00
100 Middle Street East 2005 106,149 0 $18.00
 2004 106,149 1,680 $18.00
100 Middle Street West 2005 99,600 0 N/A
 2004 99,600 25,577 $18.00
One Monument Square 2005 114,400 36,058 $18.75 
 2004 114,400 0 N/A
Two Monument Square 2005 119,442 49,189 $16.95 
 2004 119,442 9,227 $16.00 
One Portland Square 2005 190,000 3,670 $26.25 
 2004 190,000 0 N/A
Two Portland Square 2005 145,000 35,462 $26.25 
 2004 145,000 0 N/A

Source :  CB Richard  E l l i s  /  The  Bou los  Company 
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Table 37. Class B Downtown Portland Office Market 

Address Year 
Rentable 
Area (SF)

SF Available Rent

4 Canal Plaza 2005 32,500 0 N/A
 2004 32,500 11,352 $17.00 
4 City Center 2005 11,364 0 N/A
 2004 11,364 2,082 $17.00 
100 Commercial Street 2005 61,875 405 $17.75 
 2004 61,875 9,078 $17.00 
111 Commercial Street 2005 20,605 500 $17.45 
 2004 20,605 1,100 N/A
161 Commercial Street 2005 18,880 3,250 $17.25 
 2004 18,880 0 N/A
211 Commercial Street 2005 24,000 5,200 $19.00 
 2004 24,000 4,828 $19.00 
225 Commercial Street 2005 20,736 1,775 $18.25 
 2004 20,736 0 N/A
477 Congress Street 2005 150,187 31,946 $16.25 
 2004 150,187 28,376 $15.00 
482 Congress Street 2005 40,000 8,231 $14.50 
 2004 40,000 8,059 $14.00 
510 Congress Street 2005 80,001 31,500 $11.25 
 2004 80,001 33,000 $11.00 
535 Congress Street 2005 100,000 17,543 $13.00 
 2004 100,000 38,911 $13.00 
562 Congress Street 2005 90,795 40,741 $17.00 
 2004 90,795 23,401 $17.00 
565 Congress Street 2005 33,000 7,000 $10.75 
 2004 33,000 5,300 $11.00 
34 Exchange Street 2005 9,136 2,200 $14.25 
 2004 9,136 2,000 $15.00 
80 Exchange Street 2005 15,200 2,500 $16.25 
 2004 15,200 1,250 $11.00 
85 Exchange Street 2005 24,992 5,600 $19.00
 2004 24,992 5,600 $18.00
53 Exchange Street 2005 17,205 0 $14.25 
 2004 17,205 0 N/A
371 Fore Street 2005 18,500 0 $13.80 
 2004 18,500 500 $14.00 
377 Fore Street 2005 11,235 2,700 $14.25 
 2004 11,235 2,700 $16.00 
16 Free Street 2005 16,232 0 N/A
 2004 16,232 6,173 $10.00 
22 Free Street 2005 34,426 1,392 $16.00 
 2004 34,426 1,926 $16.00 
48 Free Street 2005 30,158 880 $16.00 
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 2004 30,158 0 N/A
75 Market Street 2005 36,443 8,598 $17.75 
 2004 36,443 15,310 $18.00 

Source :  CB Richard  E l l i s  /  The  Bou los  Company 
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Table 38. Class B Downtown Portland Office Market - Continued 

Address Year 
Rentable 
Area (SF)

SF Available Rent

115 Middle Street 2005 6,240 0 $18.75 
 2004 6,240 0 N/A
178 Middle Street 2005 62,500 4,201 $16.50 
 2004 62,500 11,352 $17.00 
187 Middle Street 2005 18,290 4,035 $15.25 
 2004 18,290 0 N/A
193 Middle Street 2005 20,000 0 N/A
 2004 20,000 4,300 $17.00 
131 Middle Street 2005 20,672 3,382 $16.25 
 2004 20,672 3,000 $16.00 
4 Milk Street 2005 20,712 5,152 $15.75 
 2004 20,712 6,558 $17.00 
15 Monument Square 2005 9,520 600 $24.00 
 2004 9,520 600 N/A
22 Monument Square 2005 20,940 0 N/A
 2004 20,940 510 $14.00 
50 Monument Square 2005 35,700 0 N/A
 2004 35,700 7,252 $14.00 
One Monument Way 2005 46,198 4,650 $16.50 
 2004 46,198 0 N/A
4 Moulton Street 2005 25,106 2,422 $20.25 
 2004 25,106 3,897 $18.00 
66 Pearl Street 2005 50,863 2,300 $14.75 
 2004 50,863 2,250 $19.00 
75 Pearl Street 2005 30,000 4,396 $25.18 
 2004 30,000 2,270 N/A
2 Portland Pier 2005 35,191 1,870 $17.25 
 2004 35,191 870 $15.00 
One Post Office 
Square 2005 125,000 0 N/A
 2004 125,000 9,897 $13.00 
1 Union Street 2005 13,040 0 N/A
 2004 13,040 1,000 $16.00 
14 York Street 2005 28,860 2,400 $15.05 
 2004 28,860 5,600 $19.00 
75 Washington 
Avenue 2005 138,765 13,177 $15.75 
 2004 138,765 21,856 $15.00 

Source :  CB Richard  E l l i s  /  The  Bou los  Company 
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Table 39. Suburban Falmouth Class A & B Office Market 

Type Address Year 
Rentable 
Area (SF)

SF Available Rent

Class A  
6 Fundy Drive 2005 24,274 0 N/A
 2004 24,274 7,668 $18.00 

Class B  

202 US Route One 2005 34,000 2,800 $10.25 
 2004 34,000 0 N/A
325 US Route One 2005 9,000 2,300 $19.22 
 2004 0 0 N/A
356 US Route One 2005 20,148 14,650 $16.25 
 2004 20,148 0 N/A
360 US Route One 2005 10,000 0 N/A
 2004 10,000 10,000 $14.00 

Source :  CB Richard  E l l i s  /  The  Bou los  Company 

 
Retail and Industrial Markets 
 
The following tables show retail and industrial lease rates for Portland and surrounding communities.  
Conversations with community brokers indicated that there is a general lack of supply and demand in the 
Brunswick area for industrial space.  As a result, lease rates are likely to be dictated by the specific 
property and tenant rather than corresponding market levels. 
 

Table 40. Greater Portland Retail Market 

Area Rate Type 

Maine Mall Area 
$25.00 - 
$25.00 NNN 

Old Port 
$20.00 - 
$40.00 MG 

Other 
$20.00 - 
$30.00 NNN 

Source :  Ma lone  Commerc ia l  B rokers  
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Table 41. Greater Portland Industrial Market 

Size Year Sale / SF Lease / SF (NNN) 

< 5,000 SF 2005 
$80.00 - 
$115.00 $5.50 - $6.25 

 2004 $70.00 - $90.00 $6.00 - $6.50 
5,000 - 10,000 SF 2005 $65.00 - $90.00 $4.75 - $5.50 
 2004 $60.00 - $80.00 $4.75 - $5.75 
10,000 - 20,000 SF 2005 $55.00 - $65.00 $4.25 - $5.25 
 2004 $48.50 - $60.00 $4.00 - $5.25 
20,000 - 30,000 SF 2005 $50.00 - $60.00 $4.25 - $4.75 
 2004 $40.00 - $60.00 $3.75 - $4.50 
30,000 - 50,000 SF 2005 $40.00 - $50.00 $4.00 - $4.50 
 2004 $30.00 - $42.50 $2.75 - $3.50 
50,000 - 75,000 SF 2005 $30.00 - $45.00 $3.75 - $4.25 
 2004 $25.00 - $40.00 $2.50 - $4.00 
75,000 - 200,000 
SF 2005 $20.00 - $30.00 $3.00 - $3.75 
 2004 $15.00 - $25.00 $2.00 - $3.75 

Source :  NAI  The  Dunham Group  

 
ERA concluded the following after several conversations with representatives from the brokerage 
community in Portland and Brunswick: 
 
• In the Brunswick market, medical office space ranges from about $15.00 per SF to $20.00 per SF and 

regular office space ranges from roughly $8.00 per SF to $12.00 per SF.  Retail space starts at roughly 
$15.00 per SF and is higher for some of the newest properties.  There is little industrial inventory in 
Brunswick, but industrial space would likely lease between $6.00 per SF and $8.00 per SF.   

 
• Though local and regional market lease rates are helpful in putting the BNAS site in context, it should 

be noted that there is the possibility of attracting national tenants to the base.  These tenants are 
unlikely to be influenced by local market rates and so achievable rates at the base would not 
necessarily be bound by recent activity in the local marketplace. 

 
Target Market Segments 
 
There is the possibility that pricing for specific targeted market segments will differ from the broad sale 
and rental rates corresponding to the Brunswick market.  One such market could be education.  Southern 
Community College (SMCC) is poised to sign a lease agreement with the Town of Brunswick to occupy 
the old Times Record Building to create a composites training center.  Reportedly, the Town would lease 
the building to SMCC for $5.00 per SF (NNN) and $10.00 per SF (gross). 
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Oppo r tun i t i e s  
 

Business Park Development 
 
Development Programming 
 
ERA sees the potential for a business park of roughly 120 acres based on average projected needed space 
on an annual basis, this would require about a 10-year build out.  The amount of land ear marked could be 
greater with the expectation that absorption would be longer than 10 years.  Incentives would be an 
extremely important part of this effort and development could begin as soon as the LRA takes ownership 
of the necessary property, contingent on environmental considerations. 
 
Rural economics, because they do not serve the function of business centers, typically do not attract 
substantial office activities.  However, as BNAS converts to a mixed-use development it may attract 
office users, particularly those like back office that require lower cost space.  Back office operations 
include such things as credit card application or medical insurance claim processing, and taking catalog 
orders.  Non-store retailing would also fit along these lines. These are called “back office” because they 
can be located almost anywhere geographically, and do not have to be where the main business address is.  
However, the Mid Coast and southern Maine regions is where most of the economic growth is projected 
to occur, and there is reason to believe that to stay in line with area projections, Brunswick will need to 
develop multiple business parks in the next ten years.  The BNAS site could prove to be a logical site for 
such development. 
 
Greater Brunswick’s first business park was developed in 1982.  Over the next 22 years, the community 
developed about 750,000 SF of new space in addition to significant development projects in East 
Brunswick and several expansions of existing companies.  In aggregate terms, the area added roughly 
36,000 SF per year in new business space.  In 2005, Brunswick added roughly the same amount with the 
new Harbor Technologies and Brunswick Publishing projects.  Currently, there is no available land in any 
of Brunswick’s industrial or business parks.  Each year, NAI The Dunham Group, one of the more 
prominent commercial real estate service firms in Maine produces a report on the state of the industrial 
real estate market.  The following observations are taken from their January 2006 report: 
 
• The overall industrial real estate market has experienced approximately 10% building appreciation. 
• Significant increase in land values/prices (approximately 25% appreciation) 
• Manufacturing exodus quieted - fewer companies closed 
• Transition to more distribution/warehousing continues 
• Sale leaseback's popular for investors and companies 
• New emerging market in speculative development - small industrial condos 
• Remaining local and regional manufacturing companies are responding to an expanding economy 
• Potential limiting factors: 

• Rising interest rates 
• High energy costs versus other regions 
• Taxes - property, income and equipment taxes 

• Developable land in extreme shortage: wetlands and other conditions affect most Greater Portland 
land opportunities 

• This past spring, the Maine Legislature passed a new law that will exempt equipment taxes used in 
the manufacturing process for new equipment purchased after April 1, 2007. 
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In this context, Brunswick is part of the greater Portland Market.  According to BEDC, there remain about 
30 lots from Sanford to Lewiston.  In 2005, 24 of these lots were in the process of being developed which 
translates into significant excess demand for such space.  Furthermore, lots in the immediate Portland area 
are selling for between $85,000 and $225,000 per acre.  Brunswick area pricing points are closer to 
$45,000 to $70,000 per acre, which speaks to the attractiveness of Brunswick to interested developers. 
 
As the BEDC notes, if Brunswick grew at its historical rate of 36,000 SF per year it would grow to absorb 
about 3% of the regional market.  If it grew at the higher rates seen in the 1980s (around 76,000 SF per 
year) then its share of regional absorption would be closer to 5%, which is reasonable given the current 
growth taking place in Southern Maine.  The following table lists the developments that have occurred 
over the last 22 years. 
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Table 42. Brunswick Industrial Park Trends 

 
Owner Year Tenants Acres

Building 
Footprint

Real Estate 
Value

Personal 
Property 

Value
Total Value

Major 
Developments 

Rohan Corp 1982 Self Storage 3.6 32,720 $475,300 $5,000 $480,300
ABS Maine  1984 Envisionet 2.5 12,250 $654,700 $51,900 $706,600
Dead River 1986 Dead River 4.7 5,688 $413,800 $1,401,700 $1,815,500
Envisionet 1987 Envisionet 10.77 20,000 $1,798,400 $4,702,900 $6,501,300
S & D Domizi 1987 Source Inc.  4.93 9,600 $453,400 $46,000 $499,400

Aerotech Ind. 1988
Aerotech 
Manufacturing 

3.31 19,500 $755,100 $574,900 $1,330,000

H & R Davis 1988 Vacant Land 2.41 N/A $120,000 $0 $120,000
L.L. Bean 1988 L.L. Bean 16.06 130,500 $4,323,300 $3,671,000 $7,994,300
Snowflake Canning 
Co. 

1988
Downeast 
Propane Tanks 

2.47 3,638 $178,500 $0 $178,500

John Bouchard 1989
Raven Tech., MER 
& Extreme Motor 
Sport 

2.84 8,500 $334,600 $16,800 $351,400

Healthsouth  1992
Healthsouth 
Rehab 

2.66 6,367 $765,600 $440,300 $1,205,900

MBNA 1993 MBNA 4.96 24,017 $1,977,500 $2,538,200 $4,515,700

J & L Gerrac 1993
Westcon 
Manufacturing 

2.81 10,500 $366,200 $53,000 $419,200

Brunswick Dev. Corp.  1995 BTI 8.7 74,566 $2,585,900 $5,437,300 $8,023,200

Coastal Realty Group 1999
Oeullette 
Associates 

3.38 12,840 $38,400 $433,400 $471,800

Thiebeault Energy 2003 BTI 2.3 3,000 $243,000 $0 $243,000
Town of Brunswick N/A Vacant Land 2.6 N/A $58,300 $0 $58,300

Other 
Developments 

Oneil Properties 1985 Maine Yankee 5.36 25,000 $600,000 $71,666 $671,666
Cooper Industries 1987 Cooper Industries 12 120,000 $4,123,000 $5,316,900 $9,439,900
Fort Andrews 1987 Multiple 4.93 100,000 $1,194,600 $286,000 $1,480,600
BIW Warehouse & Tin 
Shop 

1989 BIW 60 117,000 $14,643,900 $10,202,000
$24,845,90

0
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Bowdoin Medical 
Group 

1992 Doctors Services 4.5 12,000 $391,300 $1,635,200 $2,026,500

Martin's Point 1994 Doctors Services 3 12,520 $1,465,800 $1,500,000 $2,965,800

Moore Painting 2002
Moore, Harbor 
Tech., &Others 

4.04 10,000 $399,000 $61,200 $460,200

Matt Allen 2002 Medical Services 3 8,500 $318,000 $35,000 $353,000
Theberge 
Construction 

2003
Theberge, 
Fastenall 

3.56 10,000 $389,200 $23,600 $412,800

Source :  BEDC
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The following table show aggregate data for the previously outlined twenty two year period.  As the table 
notes, there was roughly 180 acres added per year, with most of the development occurring during the 
1980s.  Overall, it is estimated that over 1,800 jobs were created with over $77 million dollars in new 
value injected into the economy. 
 
Table 43. Twenty Two Year Totals 

Category Acres
Building 

Footprint
Real Estate 

Value

Personal 
Property 

Value 
Total Value

Total Over 22 Year Period 181.39 788,706 $39,066,800 $38,503,966 $77,570,766
Average Annual Increase 8.245 35,851 $1,775,764 $1,750,180 $3,525,944
Taxes Paid Per Year Per 2004-05 
Rate 

N/A N/A $854,536 $833,745 $1,688,281

Source :  BEDC 

 
Based on these estimates, the following table shows projected needed space over the next ten and twenty 
year periods.  If we take into account the closure of BNAS, the need for business park space is even 
greater as the closure will result in the loss of roughly 2,000 jobs from the local economy.  It is clear that 
over the next 20 years there will need to be more than just one business park development to capture 
projected demand.   
 
Table 44. Projected Needed Space 

Rang
e 

SF per 
Year 

Acreage 
per Year 

Acreage 
Used in 
10 Years 

Acreage 
Used in 
20 Years 

Low 36,000 8.3 83 166 
High 76,000 16.5 165 330 

Source :  BEDC 

 
It is likely that between now and the time that the base is primed for redevelopment, there will be new 
business parks added to the current inventory.  However, based on the project loss of jobs with the closing 
of BNAS and the projected growth of the local and regional economy, ERA sees the inclusion of a 
business park at the BNAS site as a potential fit.  The size and tenant-mix will be dependant on the other 
aspects of the mixed use development as well as what is developed in the nearby area leading up to the 
closure. 
 
Back Office 
 
Back office operations in industries such as finance or insurance have done in well in Maine in recent 
years, and do provide measurable economic impact to host economies.  Attracting back office operations 
is especially relevant for relatively rural economies.  Some of the more recent developments in back 
office expansions include the following: 
 
• As summarized by the Lewiston Auburn Economic Growth Council, in 2000, Putnam Investments 

hired roughly 300 people for jobs ranging in salary from $20,000 to $70,000.  All employees worked 
from home, creating a “virtual operation center.”  The jobs are full-time with a full complement of 
benefits.  Husson College, in Bangor, served as six-week long training site, which is now entirely 
facilitated by computer.  Putnam cited the following characteristics as reasons for their locating in 
Maine: 
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• A highly sophisticated telecommunications infrastructure 
• A demographic of educated and motivated people willing to work in an unconventional setting 

 
• Early in 2006, TD Banknorth added about 100 jobs to its back office operation in Lewiston, as a 

result of further expansion in the New Jersey area.  The Bates Mill already employed roughly 60 
workers processing checks and loan payments.  The bank employs nearly 3,000 people throughout the 
State of Maine 

 
• Maine’s bank franchise tax is extremely favorable relative to other states.  According to the Maine 

Department of Revenue, The Maine franchise tax is imposed on banks and financial institutions.  The 
franchise tax is a two-part tax consisting of 1% of Maine income and 0.008% of assets.  The tax is 
imposed on all financial institutions with Maine income, even if the entity is organized as a pass-
through organization. 

 

Composites and Information Technology  
 
The State of Maine boasts several, albeit modestly sized, technology clusters.  The following table shows 
employment trends for six of these clusters and recent estimate on corresponding average annual wages.  
The decline in employment from 2000 onwards is largely the result of the technology crash experienced 
nationwide.   
 

Table 45. Maine's Technology Clusters 

Cluster 
1990 

Employment
2000 

Employment
2004 

Employment
2004 Average  
Annual Wage 

Advanced Materials 41,576 23,873 20,005 $44,988 
Agriculture / Marine Technology 9,666 10,461 9,821 $28,255 
Biotechnology  2,958 3,523 3,607 $46,742 
Forest Products 28,534 24,121 19,688 $44,272 
Information Technology 762 3,759 3,170 $48,806 
Precision Manufacturing 25,648 26,690 20,047 $40,841 
Total 109,144 92,427 76,338 $41,803 

Source :  B rook ings  Ins t i t u t i on  and  Bureau  o f  Labor  S ta t i s t i cs  

 
Based onsite location and specifications as well as overall potential for synergies and industry growth, 
ERA identified composites and information technology as two clusters which would be ideal targets for 
the redevelopment of BNAS.  There are clearly alternative clusters that the state is intent to grow, but 
limitations could arise in locating these sectors at BNAS.  Biotechnology, for example, is currently one of 
the more common targeted industries in economic development initiatives, but usually requires a nearby, 
established university presence to foster.  In addition, while biotechnology, on an aggregate level, shows 
strong potential for growth, it is currently dominated by only a few locations - - (Route 128 and Silicon 
Valley are two of these) - - and is largely considered to be a challenging strategy for more rural locations.  
This is not to say that targeting other clusters such as biotechnology would be impossible at a redeveloped 
BNAS, but that perhaps they are not as fitting a use as composites or information technology. 
 
Composites Cluster  
 
Development Programming 
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ERA suggests a Composites Center for Excellence, which would be composed of training, education and 
possibly research and development activities relevant to the composites industry.  Such a development 
might utilize 10+ acres. 
 
Historically, the most common material used in composite manufacturing has been fiberglass.  
Particularly in Maine, it is used for boatbuilding and other manufacturing processes.  In recent years, 
however, the materials used in composite manufacturing have diversified.  Fiberglass or carbon based 
composites are now used to manufacture automobiles, planes, boats and bicycles.  They are also used in 
the aerospace, defense and alternative energy industries.  In Maine, there is significant activity in the area 
of wood fiber in composites, which has broadened potential applications.  Wood composites are 
increasingly used to build bridges, piers and ships. 
 
The Maine Science and Technology Fund lists a number of advanced materials companies in the state 
Maine.  The following table lists these firms. 
 

Table 46. Select Maine Advanced Materials Companies 

Company Location Product Employees 
Applied Thermal Sciences Sanford R & D 24 - 49 
Aegis Bicycles Boothbay, Van Buren Bicycles 24 - 49 
Bath Iron Works Bath Shipbuilding > 500 
Correct Building Products Biddeford Plastic lumber decking 5 - 9 
Hinckley Company Southwest Harbor High-end pleasure boats 250 - 499 
Kenway Corporation Augusta Corrosion-resistant piping 25 - 49 
Landing School Kennebunkport Boatbuilding technology NA 
Lincoln Canoe and Kayak Yarmouth Kayaks & canoes 5 - 9 
Maine Composite Alliance Newcastle Industry association 1 - 4 
Maine Composites, Inc. Westport Tool design 1 - 4 
Martin Grimnes Brunswick Consulting engineering NA 
Multi-Composites Rockland Multi-hulled sailboats 1 - 4 
North End Composites Rockland Molds, final composite parts 50 - 99 
Northern Spars Boothbay Carbon fiber spars 1 - 4 
Pepin Associates Greenville Engine-containment shields 1 - 4 
M.L. Pettegrow Southwest Harbor High-end pleasure boats 10 - 24 
Quantum Racing Shells Brunswick Rowing shells 5 - 9 
Sabre Corporation South Casco High-end pleasure boats 100 - 249 
St. Gobain BTI Brunswick Composite fabric 50 - 99 
Surge Marine Westport High-end sea kayaks 1 - 4 
Tex-Tech Industries, Inc. Portland, Monmouth Engineered materials 100 - 249 
UM AEWC Orono Research-laminated wood NA 
UM Dept. of Indust. Coop. Orono University / industry NA 
Warrior (Arrow-Marine) Scarborough Sea planes, composites 1 - 4 

Source :  Ma ine  Sc ience &  Techno logy Founda t ion  

 
Synthetic Composites 
 
According to the Maine Science and Technology Foundation, boatbuilding is the largest user of 
composites in the State of Maine.  Total wages have grown to equal $46 million in 2000.  Maine 
boatbuilding serves four main markets including fishing boats, lobster boats, recreational boats and 
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human-powered boats like canoes, kayaks and shells.  Composites are usually used in the high end of the 
recreational boat market.  As strong as the demand has been for marine uses, the majority of growth and 
innovation in the composites market is driven by other end uses including the aerospace, automotive and 
alternative energy industries.  Then there is the market for the manufacturing of the actual composite, 
which would include firms like St. Gobain-BTI or Tex-Tech Industries, Inc.  Currently, Maine lacks a 
significant research and development facility for the synthetic composites industry. 
 
The following table shows the projected growth of composites for windmill blades, an example of the 
application of composite in the alternative energy industry.  Data points towards significant growth in the 
coming years. 
 

Table 47. Windmill Blades - Growth in Composites Consumption (in tons) 

Category 2004 2005 2006 2007 2008 
New Installed Capacity (MV) 8,023 10,522 12,269 14,305 16,680 
Total Composite 100,665 137,065 156,470 177,968 208,366 
Fiber Weight 50,333 68,533 78,235 88,984 104,183 
Fiberglass 50,200 68,533 78,235 88,984 104,183 
Carbon Fiber 133 276 418 577 808 
Resin Weight 47,313 64,421 73,541 83,645 97,932 
Core - Core Weigh 3,020 4,112 4,694 5,339 6,251 

Source :  Compos i tes  Manufac tu r ing  

 
The following table shows estimated carbon fiber production and consumption by region.  Over the noted 
period, US consumption increased at a compound annual rate almost four times as high as the annual 
increase in production.  The overall industry is estimated to have increased by 5.6%. 
 

Table 48. Carbon Fiber Production and Consumption (tons per year) 

 Production Consumption 
Region 1999 2004 CAGR 1999 2004 CAGR 
USA 6,600 7,000 1.2% 6,900 8,400 4.0% 
Europe 2,500 4,000 9.9% 2,600 5,200 14.9% 
Japan 7,000 9,700 6.7% 2,600 2,900 2.2% 
Other 600 1,200 14.9% 4,600 5,400 3.3% 
Total 16,700 21,900 5.6% 16,700 21,900 5.6% 

Source :  Compos i tes  Manufac tu r ing  

 
Wood Composites 
 
There is actually little overlap between synthetics and wood composite markets.  The former is used 
mostly for aerospace, automobile or marine applications and the later for structural framing.  In Maine, 
the Advances Engineered Wood Center at the University of Maine at Orono provides most of the research 
capabilities and technical knowledge for the industry.  Currently, the AEWC serves as a sufficient 
research and development facility for wood composites, but lacks manufacturing capacity.  ERA 
interviews with prominent members of Maine’s composites industry revealed the following: 
 
• Maine’s boat building industry is well established, and is over 100 years old 
• In recent years, the defense industry has shown significant interest to utilize composites for better 

marine craft, which could include carbon fiber hulls 
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• The US Coast Guard has expressed a desire to upgrade their marine fleet, with hopes of leveraging 
composites 

• There is the potential to use composites in the manufacturing of alternative energy developments such 
as wind turbines.  General Electric Inc. is known to be in the market for additional facilities 

• The hangars at BNAS are deemed to be ideal for the large-scale manufacturing of boat building and 
wind turbines 

• There is a need for the training of technicians within Maine’s composite industry 
• The current depth of research and development in Maine composites is an asset, but the state will 

need to add more training and manufacturing facilities to attract significant business investment 
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Information Technology Cluster  
 
Development Programming 
 
ERA estimates that 10 to 20 acres could be set aside to develop an information technology cluster.  The 
commercial center could be used for research and development and business incubation, among other 
uses.  
 
Historically, the information technology (IT) industry is divided into the software side and the hardware 
side of the business.  IT provides software and related services to essentially all industries, from financial 
service firms to the manufacturing industry.  The US Department of Labor projects the six fastest growing 
occupations across the nation.  The table below lists these occupations, most of which are part of the IT 
industry. 
 

Table 49. US Department of Labor Fastest Growing Occupations 

Occupation 
Employment  

% Change 
(2004 - 2014) 

Network systems and data communications 
analysts 56% 
Physician assistants 50% 
Computer software engineers, applications 48% 
Computer software engineers, systems software 48% 
Network and computer systems administrators 38% 
Database administrators 38% 

Source :  US Depar tment  o f  Labor  

 
The According to the Maine Science and Technology Foundation, the bulk of Maine’s IT industry is 
within the software side of the business.  Essentially, the software sector can be separated into the 
producers and the users; the former being firms that create and sell software products in the form of e-
commerce, data storage or connectivity and the later comprised mostly of established companies in 
professional services.  Some of the key characteristics of the IT industry in Maine are the following: 
 
• IT in Maine is still dominated be large out-of-state corporations 
• Most Maine firms are small.  MESDA notes that about 82% of Maine IT businesses employ eight or 

fewer individuals 
• The only major locational factor is the ability of adequate data communications 
• Maine’s software companies are forced to look to large out-of-state markets with more customers to 

tap potential demand 
• MESDA submits that about 62% of Maine’s IT firms are located in Cumberland and York Counties.  

This is mainly due to the associated advantages in access to labor and proximity to major markets like 
the Boston metro area 

 
Labor market data shows a percentage decrease in total employment in the information industry from 
2001 to 2004.  But the total industry is still relatively small so that a slight decrease in the total number 
can often result in a misleading percentage decrease.  The following table lists select Maine information 
technology firms. 
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Table 50. Select Maine Information Technology Companies 

Company Location Profile Employees
Animated Images Camden Apparel Design Software 10 - 24 
Blue Marble Grographics Gardiner Geography software 10 - 24 
Blue Note Technology Waldoboro Business support software 10 - 24 
Common Census Westbrook Business support software 10 - 24 
Commtel Portland Web connectivity and service 50 - 99 
DeLorme Yarmouth Geography software 100 - 249 
HCI Systems Kennebunk Business support software NA 
NFR Partners Moody CAD software development 1 - 4 
Northern Geomantics Hallowell Geography software 5 - 9 
Professional Software Solutions Falmouth Business support software 5 - 9 
Rowse & Loring Falmouth CAD software support 10 - 24 
Standard IO Portland Application service provider 5 - 9 
Tech Ventures Portland Business growth services NA 
Time Warner-Road Runner Portland Cable & business support 50 - 99 
TSI Systems Wiscasset R & D (primarily DOD) 5 - 9 
UM Computer Science  Orono Research and education NA 
UM Information Science Research 
Institute S. Portland Research and education NA 
Wright Express S. Portland Fleet management services > 500 

Source :  Ma ine  Sc ience &  Techno logy Founda t ion  

 
By some measures, IT has been one of, if not the fastest growing industry in Maine.  Maine’s Software 
and Industry Information Technology Association (MESDA) reported a relatively high average wage of 
$53,900 in 2004, up 14% from 1999.  Further, from 1997 through 2002, the number of IT business 
increased by 115%.  MESDA notes the following facts and figures which help to show how vital IT is to 
Maine’s economic growth: 
 
• In Maine, 68 out of every 1,000 workers are employed in software and IT positions 
• The payroll for this workforce is proportionally high, representing more than 9% of the statewide 

private sector payroll 
• Maine’s software and IT salary rates are almost 100% more than the average for all other industries in 

the state and its growth rate is almost ten times greater than the statewide industry average 
 

Education 
 
Development Programming 
 
ERA identified the need to supply space, in the form of land or existing facilities to Maine education 
institutions facing the pressure of recent growth.  Taking into account the University of Maine, the 
community college system and Bowdoin College, ERA estimates about a 200-acre allotment for such 
uses.   
 
According to state government, Maine has no department or commission of higher education or post-
secondary education.  Both the University of Maine System and the Maine Community College System 
are autonomous public entities.  The trustees are appointed by the Governor and confirmed by the 
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Legislature.  They are also supported, in addition to tuition and other fees, by a General Fund 
appropriation.  The following table lists all Maine educational institutions. 
 

Table 51. Maine Public and Private Educational Institutions 

Public Private 
 The University of Maine System Andover College 
University of Maine-Orono Bangor Theological Seminary 
University of Maine-Augusta Bates College 
University of Maine-Farmington Beal College 
University of Maine-Fort Kent Bowdoin College 
University of Maine-Machias Colby College 
University of Maine-Presque Isle College of the Atlantic 
University of Southern Maine  Heartwood College of Art 
University College  Husson College 
 Maine Community College System Maine College of Art 
Central Maine Community College New England Bible College 
Eastern Maine Community College Rockport College 

Kennebec Valley Community College 
SALT Institute for Documentary 
Studies 

Northern Maine Community College Saint Joseph's College 
Southern Maine Community College Thomas College 
Washington County Community 
College Unity College 
York County Community College  University of New England 

Maine Maritime Academy 
University of Southern New 
Hampshire 

 Embry Riddle Aeronautical University 
Source :  Ma ine  Depar tmen t  o f  Educa t ion  
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Source :  Ma ine  Depar tmen t  o f  Educa t ion  
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Proximity to universities can be important, especially for research and development activities (which tend 
to be in close proximity to higher learning campuses).  There is an opportunity for some space to be 
designated for academic use.  The University of Maine at Orono is the state’s largest University campus 
with an estimated total student population this fall of 11,400, and it appears as though partnerships with 
the University of Maine, Maine’s community college campuses and four year bachelorate programs, 
located in the greater Portland area, could be formed.  Statewide demographic trends of relatively low 
college enrollments point towards a need for additional education: 
 
• Currently, 37% of Maine people between the ages of 25 and 64 hold an associate, bachelors or 

advanced degree compared with the New England average of 46% 
• In 2004, 49% of Maine students enrolled in college within 12 months of graduating from high school.  

This rate was lower than any other state in New England and represented a decline of 4% between 
2000 and 2004 

• The unemployment rate for Maine workers with only a high school diploma is more than 30% higher 
than for those with at least some college or an associates degree 

 
According to surveys completed by the Maine Community College system in 2001 and 2006, the 
relatively ill-educated Maine workforce is not due to a lack of interest in higher education.  The 2006 
survey reported that roughly 55,000 individuals were “very interested” in pursuing a college degree.  
Most respondents had not fulfilled this desire based on work or family responsibilities.  The cost of 
another degree was also a prohibitive reality.  The leading factors that would make pursuing a college 
degree easier were: 
 
• Low cost and financial aid 
• Degree offerings leading to specific jobs of interest 
• Ability to attend part-time 
• Convenient scheduling including evening and part-time courses 
• Convenient location 
• Ability to transfer credits 
 
Since 2002, enrollment at Southern Maine Community College (SMCC has increased by over 57%.  Most 
of this increase is the result of increased numbers of matriculated.  The following table and chart show 
annual changes in matriculation. 
 

Table 52. SMCC Annual Matriculation 

Category 2002 2003 2004 2005
Non-Matriculated Headcount 831 777 183 95
% Change 21% -6% -76% -48%
Matriculated Headcount 2,019 2,728 3,920 4,391
% Change 13% 35% 44% 12%
Total Credit Student Fall 
Enrollment 2,850 3,505 4,103 4,486
% Change 15% 23% 17% 9%

Source :  SMCC 
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Chart 2. Credit Student Fall Enrollment
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Online Degree Programs 
 
ERA sees considerable growth in the market for online degree programs.  Eduventures, a leading 
information services company for the education markets based in Boston, Massachusetts, estimates that 
there were 483,113 students enrolled in online programs in 2002.  They predict that by 2007, the number 
will increase to 1.775 million, resulting in a 267% increase.  The University of Massachusetts began to 
offer online degree programs in 1999.  Since 2002, enrollment has quadrupled and in fiscal year 2006, 
revenues were up 28% and enrollment 20%.  Their average student is between the age of 24 and 50 and 
working.  Teachers are paid extra to teach online classes. 
 

Biomedical  
 
Biomedical research can be generally categorized as research involving an investigation of any matter 
related to living or biological systems.  It is widely contested by animal rights activists, while the 
Foundation for Biomedical Research (FBR) is perhaps the best known advocate for such practice.  There 
are essentially two forms of biomedical research: basic science and applied research.  The first form 
involves the discovering of facts and knowledge and the second refers to translating such discovery to 
actual cures.  Often, biomedical research is associated with cures for cancer, diabetes and countless other 
diseases.  Such efforts will no doubt become more valuable as the average age of the national population 
continues to rise.  FBR, and a large portion of the scientific community reiterate that the benefits of 
animal testing far outweigh any of the costs, noting that 69 out of the 103 Nobel prizes in Physiology and 
Medicine were the result of animal research and testing.  These include the following, rewarded since 
1990: 
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Table 53. Select Nobel Prizes in Physiology and Medicine 

Year Scientist(s) Animal(s) Contribution(s) 

2004 Axel, Buck Mouse 
Odorant receptors and the organization  
of the olfactory system 

2003 Lauterbur, Mansfield Clam, Rat 
Imaging of human internal organs with  
exact and non-invasive methods (MRI) 

2002 Brenner, Horvitz, Sulston Roundworm 
Genetic regulation of organ development  
and programmed cell death 

2000 Carlsson, Greengard, Kandel 
Mouse, Guinea pig, 
Sea slug 

Signal transduction in the nervous system 

1999 Blobel Various animal cells
Proteins have intrinsic signals that govern 
their transport and localization in the cell.

1998 Furchgott, Ignarro, Murad Rabbit 
Nitric oxide as signaling molecule in  
cardiovascular system 

1997 Prusiner Hamster, Mouse Discovery and characterization of prions 

1996 Dohert, Zinkernagel Mouse 
Immune-system detection of  
virus-infected cells 

1995 
Lewis, Wieschaus,  
Nusslein-Volhard 

Fruit fly 
Genetic control of early structural  
development 

1992 Fischer, Krebs Rabbit Regulatory mechanism in cells 
1991 Neher, Sakmann Frog Chemical communication between cells 
1990 Murray, Thomas Dog Organ transplantation techniques 

Source :  Founda t ion  fo r  B iomed ica l  Research  

 
In November 2005, Governor Baldacci (recently re-elected) signed a bond authorization that included 
roughly 8 million targeted at the Maine Biomedical Research Fund, which was originally formed in 2001.  
During the first five years of its existence, state funding in biomedical research and development has 
produced between a six-to-one and seven-to-one return on investment for the State; a return that is 
unparalleled by any other sector of Maine’s economy.  Eligible institutions include: 
 
• Foundation for Blood Research (Scarborough) 
• Maine Medical Center Research Institute (Scarborough) 
• Mt. Desert Island Biological Laboratory (Salisbury Cove) 
• The Jackson Laboratory (Bar Harbor) 
• Eastern Maine Health Care (Bangor) 
• University of New England School of Osteopathic Medicine (Biddeford) 
 
Since 2000, roughly $42 million has been invested into the fund.  Some of the more notable results 
include the following: 
 
• Attracted over $275 million in federal and private funds 
• Added over 500 jobs paying an average annual salary of $62,500 
• Added over 274,000 square feet of research space 
• 6 : 1 return received in four years as the investment supports 176 principal scientists, 1,055 technical 

and professional staff who pay over $6.6 million in property taxes and make over $30 million in 
purchases from Maine businesses 
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Part of the reasoning behind establishing a center for biomedical research at the BNAS site is to leverage 
existing assets and resources already devoted to biomedical research and development in Maine.  Maine 
has the opportunity to build on an already attractive pool of labor, research facilities and the 
corresponding funding.  ERA profiled three of the more substantial groups in the State: the Jackson 
Laboratory, the Bigelow Laboratory for Ocean Sciences and the Maine IDeA Network for Biomedical 
Research Excellence.  
 
Jackson Laboratory – Bar Harbor, ME 
 
According to their website, the Jackson Laboratory is a nonprofit, independent laboratory founded in 
1929 by Dr. Clarence Cook Little on the premise that the causes of cancer and other diseases could be 
discovered through mammalian genetics research.  For more than 70 years, The Jackson Laboratory has 
been at the forefront of discovering cures for human diseases.  Unrivaled in mouse genetics research the 
laboratory supplies resources and information to universities and research laboratories around the world.  
 
JAX Research Systems (JRS) is dedicated to developing and providing research resources to the 
worldwide scientific community. JRS provides resources from three major facilities.  The largest facility 
is located in Bar Harbor, Maine, on the Jackson Laboratory research campus and is primarily dedicated to 
providing JAX Mice, some JAX services, customer support and technical information services.  Two 
other facilities are located on or near the University of California, Davis campus.  Over 12,000 
laboratories in 63 countries use JAX Mice, offering a current collection of over 2,800 strains.  JAX has 
been in operation for 75 years in the maintenance of genetically defined laboratory mice and offers 
custom breeding, dedicated supply, congenic strain development, special diet administration including 
diet induced obesity (DIO) and atherogenic diet, phenotyping, rederivation, crypreservation, genome 
scanning and strain rescue. 
 
Mt. Desert Island Biological Laboratory – Salisbury Cove, ME 
 
According to their website, the Mount Desert Island Biological Laboratory (MDIBL) is an independent, 
nonprofit, marine research institution founded in 1898.  Year round and seasonal research is conducted at 
the MDIBL in the areas of marine biomedicine and physiology, marine molecular biology and functional 
genomics, bioinformatics, environmental toxicology and toxicogenomics, transgenic species and 
neuroscience.  Hands-on educational programs provide research experience and training to scientists at all 
levels, from high school to senior investigators.  
 
MDIBL employs 41 scientists and staff year-round and has a vibrant summer community of scientists and 
students that can reach 200 in size.  Students and scientists live and work on campus.  Eleven small 
laboratories perch over the water, and 28 cottages and dormitories are situated in the woods and around 
the coves that surround Laboratory Point.  In July of 2006, the laboratory broke ground on the first ever 
LEED-certified biomedical research laboratory in the State of Maine.  The building will be about 15,000 
square feet. 
 
MDIBL’s mission is to study marine organisms to discover mechanisms of biological significance that 
advance human health.  Scientists at MDIBL carry out this mission using marine species as tools for basic 
investigation in physiology, molecular and cellular biology and toxicology.  MDIBL is internationally 
known for discoveries leading to advances in cardiovascular, lung and kidney disease.  Current research is 
conducted in the areas of: 
 
• Developing marine cell lines and stem cells 
• Osmoregulation in euryhaline fish 
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• Crustacean comparative functional genomics 
• Comparative Toxicogenomics Database 
• Molecular mechanisms of elasmobranch kidney regeneration 
• Echinoderm embryology 
 
 The Maine IDeA Network for Biomedical Research Excellence – Salisbury Cove, ME 
 
As previously mentioned, if a small portion of the BNAS site were to be used for a biomedical research 
facility then there would be the potential to create operating synergies throughout Maine’s biomedical 
industry.  The Maine IDeA Network for Biomedical Research Excellence (INBRE) is a National Center 
for Research Resources supported network of seven Maine institutions including Mount Desert Island 
Biological Laboratory (lead institution), Bates College, Bowdoin College, Colby College, College of the 
Atlantic, the Jackson Laboratory and the University of Maine. 
 
As stated in their mission statement, the overall goal of the Maine INBRE is to strengthen Maine’s 
capacity to conduct National Institute of Health-competitive biomedical research.  Maine’s INBRE 
provides research support and core facilities to junior faculty, creating research and training opportunities 
for undergraduates. 
 

Radio Frequency Identification  
 
RFID is essentially an automatic identification method dependent on storing or retrieving data using a 
device called an RFID tag.  These tags are usually attached to or embedded in a product.  According to 
the Association for Automatic Identification and Mobility (AIM), tags come in a variety of shapes and 
sizes, including, but not limited to: 
 
• Animal track tags that are inserted beneath the skin 
• Anti-theft hard plastic tags attached to merchandise 
• Heavy duty 5 x 4 x 2” rectangular tags used for containers, heavy machinery, trucks and railroad cars 
 
RFID tags are identified as either active or passive tags.  Active tags are powered by an internal battery 
and as a result exhibit a longer range.  However, the trade-off is that they are bigger than passive tags, are 
more expensive and have a limited lifespan.  Passive tags operate without an external power source, and 
as a result, are lighter and cheaper with a theoretically unlimited lifetime.  However, they offer a shorter 
range and rely on a higher-powered reader to function properly.  Regardless of the specific type, there are 
distinct advantages to the RFID system.  Tags can be read in less than ideal weather conditions and at 
excessive speeds.  The read / write technology is particularly useful in tracking for certain industries. 
 
Market 
 
The market for RFID systems is growing at a rapid pace, with future projections showing even higher 
rates of growth.  IDTechEX, a market research firm specializing in RFID, smart packaging and printed 
electronics, projects impressive market growth in the table below.  Entering 2006, cumulative sales 
equaled 2.4 billion.  Projected growth results in an impressive CAGR of 25.0%. 
 

Table 54. RFID Projected Market Growth (in millions) 

Category 2006 2010 2016 CAGR 
Sales $2,700  $12,300  $25,200 25.0% 

Source :  IDTechEX 
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There are a number of key drivers that are likely to result in such market growth.  According to IBM 
Global Services, some of the more apparent market drivers include: 
 
• Rapidly decreasing costs of RFID tags and readers 
• Increase in the interoperability because of RFID standards 
• Increase in end-user knowledge of RFID technologies and applications 
• Large retail requirements (users include Wal-Mart, Tesco, Metro and Target) 
• Government requirements (United States Department of Defense and cross-border trade) 
 
Bear, Stearns and Co., Inc. notes the following in a recent 2006 research report on the state of the RFID 
industry: 
 
• The market potential for RFID technologies is stronger than in recent years, as is the proliferation of 

RFID pilots in the retail supply chain.  There are a growing number of applications for RFID 
technology in other industries such as the pharmaceutical, medical, aviation, military, security and 
automotive industries. 

• Broad implementation of RFID should result in improved financial performance for retailers in the 
long run.  Again, there could be benefits in other industries such as reduced baggage loss for airlines, 
greater security for pharmaceutical firms and better accuracy and logistics for the military. 

 
The report also provides a snapshot of some of the recent financing activity in the RFID market.  The 
table below lists information on some of the more widely publicized deals, totaling over $175 million in 
funding.  It is expected that capital markets activity will increase in the near future. 
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Table 55. RFID Funding 

Date Company 
Amount  

(in millions) 
Investors 

May, 2006 TAGSYS $35.0 
JPMorgan Partners, Cazenove Private Equity,  
Elliot Associates, Endeavor 

May, 2006 
RCD 
Technology 

$2.0 
NextStage Capital, Zon Capital,  
and Ben Franklin Technology Partners 

May, 2006 SupplyScape $8.0 
Pfizer, Bethesda Partners, IDG Ventures,  
North Bridge Venture Partners and Pilot House 
Ventures 

May, 2006 OATSystems $6.0 Hercules Technology Growth Capital 
April, 2006 TrenStar $10.0 Trencor Ltd. and The Carlyle Group 
March, 
2006 

AXCESS 
International 

$2.3 Amphion Innovations 

February, 
2006 

PINC Solutions N / A Sutter Hill Ventures 

February, 
2006 

ThingMagic $6.0 CSCO, Nicholas Negroponte, Silicon Valley Bank 

December, 
2006 

Impinj $26.5 

GF Private Equity Group, VentureTech Alliance,  
ARCH Venture Partners, Madrona Venture Group,  
Mobius Venture Capital, Polaris Venture Partners,  
Unilever Technology Ventures,  
UPS Strategic Enterprise Fund and the Viterbi Group 

November, 
2006 

Reva Systems $10.0 Charles River Ventures, North Bridge Venture Partners 

November, 
2006 

T3Ci $8.8 
Bessemer Venture Partners , Venrock Associates,  
Red Rock Ventures, SAP Ventures and a company 
founder 

October, 
2006 

ThingMagic $15.0 
The Tudor Group, Exxel Group, Inventec Appliances,  
Morningside Technology Ventures Ltd.,  
and Top Line Growth Capital LLC 

September, 
2006 

Vue Technology 
(formerly 
MeadWestVaco's 
Intelligent 
Systems) 

N / A Partech International, Canaan Partners 

August, 
2006 

SkyeTek $8.0 
Appian Ventures, Palomar Ventures,  
Sequel Venture Partners 

August, 
2006 

G2 
Microsystems 

N / A UPS Strategic Enterprise Fund 

August, 
2006 

TrueDemand $6.0 Mayfield Fund, Bay Partners 

June, 2006 RF Code $20.0 QuestMark Partners, Intel Capita 
April, 2006 OATSystems $12.5 Matrix Partners, Greylock Partners 

Source :  Bear ,  S tea rns  &  Co . ,  Inc .  
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In 2004, Jack Cashman, the commissioner of the Maine Department of Economic and Community 
Development helped to lead a trade mission to various European countries and reported a high level of 
interest in Maine’s RFID initiatives, especially from German representatives.  There are already a number 
of Maine firms involved in the RFID industry.  Below, ERA provides brief profiles of select Maine firms. 
 
Fairchild and National Semiconductors –South Portland, ME 
 
Fairchild Semiconductor has manufactured RFID chips since the 1990’s when Fairchild and IBM co-
development the first RFID technology.  In April of 2001, Fairchild entered into a long term agreement 
with Intermec Technology Corp (a UNOVA Inc. company) for the development and manufacturing of 
RFID integrated circuit chips used in Intermec Intellitag Systems.  According to Fairchild, the Intellitag 
tag is smaller and lighter than a postage stamp, still containing EEPROM non-volatile memory, control 
logic and RF circuitry.  National Semiconductor is also engaged in a number of RFID technologies, 
offering a wide range of wireless and networking parts for a complete RFID system.  They list the 
following available system components: 
 
• Processor system – RISC core with on-chip SRAM and FLASH memory provides high computing 

bandwidth, and additional integration of USB and CAN bus interfaces allows multiple sensor and 
data transfer interface options 

• Bluetooth Technology – space-saving, flexible options from standard products to customizable 
products to full customs ASICs 

• ADC – high-speed 10 and 12-bit converters 
 
EmbedTech Industries Inc. – Raymond, ME 
 
Formed in 2000, EmbedTech gained the intellectual property rights to a proprietary encapsulation process 
originally developed by CHIPCO (a casino chip manufacturing company also located in Raymond, 
Maine).  EmbedTech modified CHIPCO’s process to accommodate wafer-thin RFID tags and to this day 
share research and development efforts with CHIPCO and KenTech International.  EmbedTech offers a 
number of products, including: 
 
• RFID tags for animal tracking, luggage, laundry and motors 
• RFID rings for e-commerce 
• RFID fasteners 
 
Parco Merged Media Corp. – Portland, ME 
 
Incorporate in July of 2001, Parco Merged Media focuses on the development of an RFID centered 
system specifically attuned for use in the health care industry.  Essentially, the system consists of a tag 
that can be attached to people or objects what works with all existing wireless standards.  Parco’s system 
is unique in that uses ultra wideband technology (UWB) and a proprietary technology known as wireless 
integrated networks (WINS).  The system is best fitted to be used with: 
 
• Hospital assets 
• Patient location 
• Hospital security 
• Data transfer 
• Security of patient data 
• Emergency response 
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Some of the advantages that Parco attributes to its system including the following: 
 
• Increase patient throughput without compromising care 
• Increase the value of a patient visit 
• Betters resource management 
• Avoids signal interference 
• Carries vast data loads 
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Maine Learning Technology Initiative 
 
In early 2000, led by Governor Angus King, Maine leveraged a one time state surplus to make plans to 
equip all middle school students and teachers with a “personal learning device.”  Soon after, a Joint Task 
Force on the Maine Learning Technology Endowment looked closer at some of the issues surrounding 
such a plan.  The Task Force recommended going forward with the plan to assign “learning technologies” 
to all of Maine’s students and teachers in seventh and eighth grade.  Legislation passed stipulating that the 
program begin in the fall of 2002.  The State awarded Apple Computer Inc. with the contract after an 
initial RFP process and in 2001 the two began to implement the Maine Learning Technology Initiative 
(MLTI). 
 
In a 2004 report on the effectiveness of Maine’s one-to-one laptop program on middle school teachers and 
students, Silvernail and Lane of the Maine Education Policy Research Institute report the following 
findings: 
 
• Over 70% of the teachers surveyed reported that the laptops helped them to more effectively meet 

their curriculum goals, and individualize their curriculum to meet particular student needs 
• Over 75% of the teachers reported that having the laptops helped them better meet Maine’s statewide 

learning standards, the Learning Results 
• More than 4 out of 5 teachers surveyed reported that students are more engaged in their learning, 

more actively involved in their own learning, and produce better quality work 
• More than 70% of the students surveyed reported that the laptops helped them to be better organized, 

to get their work done more quickly, and with better quality 
• Teachers reported that all types of students are more engaged in their learning and more motivated to 

learn, particularly at-risk and special needs children 
• Teachers and principals reported considerable anecdotal evidence that the laptops have had a very 

positive impact on student attendance, behavior, and achievement, although concrete evidence is still 
sparse 

 
While the current framework of MLTI has proven to be effective, ERA sees further opportunities to 
leverage such efforts.  Currently, laptops are produced out-of-state by Apple Inc., but conversations with 
Maine’s Software and Information Technology Industry Association lead ERA to believe that there could 
be added value to manufacturing the laptops in Maine rather than buying elsewhere and implementing the 
use of “Open Source” software. 
 
Open Source Market 
 
Because of the free redistribution associated with open source applications, it is difficult to estimate the 
total size of the market in terms of usage or sales.  However, one statistic to consider is the amount of 
venture capital that is targeted towards open source initiatives.  According to PricewaterhouseCoopers, 
Thompson Venture Economics and the National Venture Capital Association, through the end of 
September, 2005, more than $144 million was invested into companies with “open source” in their 
business description, which was more than double total 2004 investment.  The following excerpts from 
various articles and reports researched by ERA shed light on the enormous market potential for open 
source applications. 
 
• According to a 2006 study by IDC, developers worldwide are increasing their use of open source.  

IDC estimates that, worldwide, open source is being used by 71% of developers and is in production 
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at 54% of their organizations.  They claim that “open-source software represents the most significant 
all-encompassing and long-term trend that the software industry has seen since the early 1980s” and 
“open source will eventually play a role in the life-cycle of every major software category, and will 
fundamentally change the value proposition of packaged software for customers.” 

 
• Forrester Research Inc. cites lower acquisition costs, lower total cost of ownership and greater 

flexibility in choosing hardware and software as some of the primary reasons why many companies 
are switching to open source software.  In their study, 65 out of the 140 polled companies use open 
source applications (50%) and 20 more companies intended to switch to open source software within 
12 months, bringing the total to 60%.  Forrester attributes this largely to the fact that of the 290 total 
companies surveyed nearly 70% listed decreasing their overall operating costs as the top priority. 

 
• According to web usage companies Net Applications and The Counter, the market share of Microsoft 

Internet Explorer is continuing to decline (down to 82.9%), while Firefox’s share continues to rise (up 
to 11.9%). 

 
• Open source businesses continue to flourish.  In March of 2006, Red Hat, the leading open source 

vendor announced a jump of 37% in revenue for its fourth quarter compared to the previous year, and 
a 42% increase in annual revenue.  The firm attributes most of its success to subscription revenues for 
Linux.  In 2005, Sun Microsystems decided to open source everything (except Java).  Generally 
speaking, firms like Dell, Hewlett-Packard and IBM have all begun to integrate open source 
applications into their business models. 

 
• Open source applications are also increasingly utilized by national governments, in part to save on 

operating costs and thus lower the tax burden on the public.  According to the Franhofer Institute for 
Industrial Engineering, about 47% of the 115 German public administrations pooled for their study 
said that they estimate cost savings of more than 50% by using open source software.  As a result, 
60% claim that they will use open source as part of their IT operations.  Similarly, a study by Ramboll 
Management A / S reveals that the Danish Government could save around $21 million over the next 
five years if it were to adopt OpenOffice.org rather than upgrading to Microsoft Corp’s Office 2007 
Suite.  Such studies further the notion that open source is actually already much more widely accepted 
in Europe as an option, and that the United States is poised to grow to meet such benchmarks. 

 

Alternative Energy Developments 
 
ERA explored the potential for alternative energy development at the BNAS site, including wind turbine 
and tidal developments.  ERA conducted interviews with local industry experts and researched 
publications produced by prominent national associations.  Alternative, renewable energy is a clean 
efficient energy that is not dependent on sources that will one day be depleted.  Specifically, wind and 
solar energy are both ways of producing energy without creating waste, or wasting resources.  Moreover, 
there is the possibility to own the onsite electricity grid and generate revenue by selling energy to tenants 
at attractive prices relative to rising energy costs elsewhere in Maine.  Renewable energy could: 
 
• Save consumers energy costs by stabilizing market prices 
• Contribute to job creation 
• Generate revenue for farmers, landowners, and others previously left out of the energy profit loop 
• Reduce global warming pollution from power plants 
 
Renewable energy benefits:  
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• Environmental Benefits 
• Sustainability Benefits 
• Economic Benefits 
• Security Benefits 
• Price Stability Benefits 
 
ERA looked at six main areas of renewable energy, including biofuel, biomass, wind, solar, hydropower 
and geothermal sources.  The following are brief summaries of each: 
 
Biofuel 
 
Biofuel is a gas or liquid fuel made from plant material (biomass), which includes wood, wood waste, 
wood liquors, peat, railroad ties, wood sludge, spent sulfite liquors, agricultural waste, straw, tires, fish 
oils, tall oil, sludge waste, waste alcohol, municipal solid waste, landfill gases, other waste, and ethanol 
blended into motor gasoline. 
 
• Ethanol is an alcohol-based alternative fuel produced by fermenting and distilling starch crops that 

have been converted into simple sugars.  Feedstocks for this fuel include corn, barley, and wheat. 
Ethanol can also be produced from “cellulosic biomass” such as trees and grasses and is called 
bioethanol.  Ethanol is most commonly used to increase octane and improve the emissions quality of 
gasoline. 

 
• Biodiesel (fatty acid alkyl esters) is a cleaner-burning diesel replacement fuel made from natural, 

renewable sources such as new and used vegetable oils and animal fats.  Just like petroleum, biodiesel 
operates in compression-ignition engines.  Blends of up to 20% biodiesel can be used in nearly all 
diesel equipment.  Low levels generally do not require any engine modifications.  Higher blends, 
even pure biodiesel can be used in many engines built since 1994 with little or no modification.  
Ethanol-diesel blends (e-diesel) contain up to 15% ethanol and an additive known as an emulsifier.  
Ethanol-diesel blends have the potential to displace imported petroleum and significantly lower diesel 
particulate emissions.  Soy-diesel is a blend of filtered and clarified crude soybean oil with diesel fuel 
and can contain up to 20% soybean oil.  Generally, soy-diesel must be converted to biodiesel in a 
process called transesterfication (adding alcohol to the oil) in order to be used effectively in a 
compression ignition engine.  It is reported that by the end of the year, 90% of Oakhurst Dairy’s 130 
delivery trucks will be running on biodiesel fuel.  Oakhurst is one of numerous New England 
companies starting to incorporate biodiesel into their operations.  

 
• Methanol also known as wood alcohol was originally produced from wood.  Today most methanol is 

an excellent hydrogen carrier for fuel cell applications.  Research is proceeding to produce methanol 
from other biomass sources. 

 
Biomass 
 
Biomass is any bio-based renewable resource.  Examples are wood residues, agricultural grains, crop 
residues, energy crops, municipal wastewater, solid municipal cellulose waste, food and beverage 
processing solid and liquid waste, and livestock and poultry waste. 
 
• Hydrogen gas is a clean and sustainable form of energy that can be used in mobile or stationary 

applications.  Research is currently being conducted to investigate the feasibility of producing 
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hydrogen directly from biomass.  Hydrogen as a source of energy for fuel cells has the potential to 
solve several major challenges by generating electricity without combustion or pollution. 

 
• Methane is a hydrocarbon that is a primary component of natural gas.  Methane is produced during 

the anaerobic (i.e., without oxygen) decomposition of the organic material in livestock and poultry 
manure or from direct gasification technologies.  Wastewater treatment can also produce methane if 
organic constituents in the wastewater are treated anaerobically. 

 
• LFM (Landfill Methane) also referred to as landfill gas (LFG) is commonly extracted from municipal 

landfills.  It can be used as a hydrogen source or can be combusted directly for electrical power 
generation. 

 
Solar 
 
Solar energy is provided by the sun and is constantly replenished.  When used to create power, solar 
energy will not produce harmful pollution.  Solar energy may be used passively to heat and light 
buildings, or actively to generate electricity (solar photovoltaics) or heat (solar thermal). 
 
• As prices for solar technology go down, efficiencies go up, tax incentives and rebates increase in 

impact, reliability of standard electrical generation fluctuates, and increased awareness of the dangers 
of fossil fuel combustion become widespread, the use of solar panels may increase greatly 

 
• During operation, PV and solar thermal technologies produce no air pollution, little or no noise, and 

require no transportable fuels 
 
Hydropower 
 
Hydropower is a resource that can be used by capturing the energy of flowing water to create electricity. 
 
• Most common type of plant uses a dam on a river to store water in a reservoir.  Water released from 

the reservoir flows through a turbine, spinning it, which in turn activates a generator to produce 
electricity 

 
• Hydroelectric power doesn’t necessarily require a large dam.  Some plants just use a small canal to 

channel the river water through a turbine. 
 
Geothermal 
 
Geothermal energy is a process where the Earth’s internal energy is tapped for a variety of uses, including 
electric power production and the heating and cooling of buildings. 
 
• Heat can be used in three ways: geothermal electricity production, geothermal direct use, and 

geothermal heat pumps 
 
Wind Energy 
 
There is also an opportunity for Maine to take advantage of an emerging source of energy (wind), already 
leveraged in states like Texas and California, not to mention several European countries.  According to 
the American Wind End Energy Association (AWEA), the wind industry is still somewhat immature.  
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European countries as well as California and Texas show the highest levels of development, and the 
eastern US is in the midst of entering the market.  There are a number of factors that determine the 
economics of wind energy and its competitiveness in the marketplace, including the following: 
 
• The cost of wind energy depends upon the wind speed at a given project site.  All things being equal, 

a wind turbine at a site with higher wind speeds will generate more electricity. 
• Improvements in turbine design lower costs.  The taller the turbine tower and the larger the area filled 

by the blades, the more productive the turbine. 
• A larger wind farm will be more economical than a smaller one. 
• Private ownership usually requires a higher level of return than public ownership.  It could be that a 

public ownership group would settle to break-even, whereas the private developer will most often 
only seek out profitable projects. 

• The federal tax code provides a number of credits and accelerated depreciation schedules for wind 
turbine development.  

• Stricter environmental regulations enhance wind energy’s competitiveness. 
 
Wind Potential Estimates 
 
ERA referred to the “Report on the Viability of Wind Power Development in Maine” by the Maine Public 
Utilities Commission.  The supply of wind power for a given area is usually described in terms of its 
“Class.”  Classes range from one to seven, seven having the most power.  In Maine, sites should register 
as at least a Class 3 to be viable development sites.  In general, average wind speeds of 15 miles per hour 
or greater at a minimum height of 70 meters is necessary to support grid scale facilities. 
 
Determining the viability of specific sites can be a costly and involved process, and is beyond the scope 
of this report.  However, the Department of Energy's Wind Program and the National Renewable Energy 
Laboratory (NREL) published a new wind resource map for the state of Maine, shown on the following 
page.  This map shows wind speed estimates at 50 meters above the ground, which would be the resource 
that could be used for utility-scale wind development.  The maps show wind power at various power 
densities or wind speeds, but do not take into account obstacles such as buildings or local elevation 
variations, which could affect wind flow.  However, they provide a picture of the regions in which wind 
development could most effectively be pursued, and also provide an initial screening mechanism for 
developers.  Not surprisingly, the maps show that the most significant wind potential in Maine is found on 
the coast and on ridge crests in the mountains.  In the future, maps will show wind speed estimates at 30 
meters, which are useful for identifying small wind turbine opportunities. 
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Available Markets 
 
Maine can be separated into multiple energy markets.  Southern Maine is part of the broader New 
England market (i.e. ISO-NE or NEPOOL market) and northern Maine is part of the broader Maritimes 
control area.  Power can also be traded between the New England region and neighboring regions, 
including Quebec, Nova Scotia and New Brunswick.  Finally, a “green market” has developed in Maine 
and elsewhere.  This market consists of businesses and individuals who would pay a premium for green 
power.  Obviously, this market is voluntary and at this point somewhat limited.  However, it is likely to 
grow in time. 
 
Peripheral Benefits 
 
• Less dependence on fossil fuels, which have historically been subject to price fluctuations and supply 

challenges 
• Potential steady income for owners of the land and community base 
• Increase in property tax base for rural counties 
• Short-time employment during construction and long-term employment for ongoing operation and 

maintenance 
 
Hydrogen Energy 
 
Based on discussions with local firms in the alternative energy industry, hydrogen and wind energy 
developments have the potential to offer substantial energy production for the BNAS site, and so ERA 
focused on the viability of such initiatives.  The Hydrogen Energy Center Inc. (HEC) and the Chewonki 
Foundation already built the first hydrogen fuel cell energy system in Maine, and one of the first 
operating, renewable energy hydrogen production and electric power systems in the country.  As a result 
of this two-year project, Maine now has a knowledgeable core of firms and professionals who know how 
to build hydrogen energy technology.  Maine could build on this core of expertise as the aforementioned 
project has received national attention for its innovative accomplishments.  In addition, as a direct result 
of the Chewonki project, the HEC has worked with the Governor to establish the Maine Hydrogen Energy 
Fuel Cell Partnership.  The partnership is a potential vehicle for planning renewable energy facilities and 
firms at the BNAS site.   
 
According to the National Renewable Energy Laboratory most hydrogen production today is through 
steam reforming natural gas.  But natural gas is rapidly becoming scarcer and more expensive and it is 
also a fossil fuel, so the carbon dioxide released in the reformation process adds to the greenhouse effect.  
Hydrogen has very high energy for its weight, but very low energy for its volume, so new technology is 
needed to store and transport it.  Much of the current research and development in this field is aimed at 
finding methods to produce hydrogen with renewable energy.  HEC is currently exploring the potential 
for hydrogen to function as a power-storage buffer for wind and solar at BNAS, absorbing excess power 
in high-generation times and supplying power through fuel cells when the wind and/or solar production 
level is low.  It is also working with Nanoptek Inc.  Their vision is to produce hydrogen for the purpose of 
fueling a local fleet of vehicles produced from Maine sunlight and water with no imported or hydrocarbon 
fuel.  This production scenario would involve the following, based on preliminary solar hydrogen 
production data compiled from prototype equipment testing by Nanoptek. 
 
• 3 to 5 acres of land devoted to solar hydrogen production by 2011 
• Equipment and facilities on this land producing enough hydrogen fuel from sunlight and water to 

power a local, municipal vehicle fleet of 30 vehicles, each traveling 20,000 miles per year 
• Initial capital and installation cost of 1.6 to 1.8 million dollars 
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• Initial capital costs are paid back from fuel production using low-cost inputs – sunlight and water.   
• Payback period for initial capital costs - 3 to 5 years 
• Hydrogen fuel cost $3.00 to $3.50 per gasoline gallon equivalent (2006 dollars) 
• This hydrogen fuel production cost includes capital equipment, design, installation, maintenance and 

operation costs 
• Production and cost estimates assume the quality of sunlight solar intensity that exists in New 

England 
• Hydrogen would be produced from sunlight and wellwater or seawater (10,000 to 20,000 gallons per 

month) 
• Expected operational lifetime of equipment is 20 years 
• Oxygen also produced and sold to the industrial gas market to lower the facility net operating cost 
• This information is based on solar hydrogen production technology that is developed and is being 

tested by Nanoptek, in Maynard, Massachusetts (www.nanoptek.com) other firms and research 
institutions are also working on technologies for direct production of hydrogen from solar energy and 
water 

• Such hydrogen production would ideally be developed at this site in conjunction with design, 
manufacturing, testing and servicing of solar-hydrogen devices and related equipment and services 

• The Hydrogen Energy Center, Inc. of Portland, Maine and its members, including the University of 
Maine School of Engineering Technology, are monitoring evolution of the Nanoptek devices and 
similar technologies for production of hydrogen from water and renewable energy 

 

Resort / Conference Center & Indoor Waterpark 
 
Development Programming 
 
ERA envisions a resort development of about 235 acres, which accounts for the resort itself, conference 
space, an attached indoor waterpark and an 18-hole golf course.  There could be an opportunity to share 
the golf course with second home development. 
 
Local Supply 
 
ERA obtained a list of hotels from within 30 miles from the Town of Brunswick from Smith Travel 
Research (STR) – a recognized leader on lodging data in the U.S.  Taking into account the planned 
closing of the Atrium Inn, there are 45 hotels within roughly 20 miles from the site, totaling 2,752 rooms.  
These hotels are listed in the following table.  The Atrium Inn and Conference Center had the most 
number of rooms (185), followed by the Holiday Inn Bath Brunswick with 141 rooms.   
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Table 56. Local Hotel Supply 

Miles Name Rooms Year Type 
4.3 Cooks Island View 20 - Indep Middle 
4.3 Parkwood Inn 68 1995 Indep Middle 
4.5 Econo Lodge Brunswick 30 1971 Economy 
4.5 Fairfield Inn & Suites Brunswick Freeport 81 2004 Middle w/o F & B 
4.5 Comfort Inn Brunswick 80 1989 Middle w/o F & B 
4.6 Maineline Motel 50 - Indep Lower 
4.6 Travelers Inn 37 1955 Indep Lower 
4.8 Maine Idyll Motor Court 20 - Indep Lower 
5.0 Brunswick Bed & Breakfast 15 1991 Indep Lower 
5.3 Captain Daniel Stone Inn 34 1988 Indep Lower 
5.5 Best Western Freeport 80 1983 Middle w/ F & B 
5.6 Casco Bay Inn 45 2001 Indep Lower 
5.7 Harraseeket Inn 84 1989 Indep Lower 
5.7 Hampton Inn Freeport Brunswick 77 1999 Mid w/o F & B 
5.9 Hilton Garden Inn Freeport Downtown 99 2005 Upscale 
6.0 Holiday Inn Express Hotel & Suites Freeport 78 2006 Mid w/o F & B 
6.1 Super 8 Brunswick 71 1988 Economy 
6.5 Viking Motor Inn 38 1960 Indep Lower 
7.3 Econo Lodge Freeport 108 - Economy 
7.5 Super 8 Freeport 73 1990 Economy 
7.5 Comfort Suites Freeport 78 1999 Middle w/o F & B 
7.8 Rock Gardens Inn 28 1911 Indep Upper 
7.8 Sebasco Harbor Resort 115 1930 Indep Upper 
8.3 Chebeague Island Inn 21 1925 Indep Upper 
9.5 Down East Village Motel 31 1949 Indep Lower 
9.7 Holiday Inn Bath Brunswick  141 1975 Middle w/ F & B 
14.5 Falmouth Inn 31 - Indep Lower 
16.5 Travel Inn 28 - Indep Lower 
16.8 The Morning Star Inn 25 - Indep Lower 
16.8 Ocean Gate Motor Inn 67 - Indep Upper 
16.8 Newagen Seaside Inn 30 - Indep Upper 
16.8 Ship Ahoy Motel 54 - Indep Lower 
16.8 Wiscasset Motor Lodge 26 - Indep Lower 
17.8 Lawnmere Inn 34 1898 Indep Upper 
18.0 Super 8 Lewiston 49 1987 Economy 
18.1 Hilton Garden Inn Portland Downtown 120 2003 Upscale 
18.2 Portland Regency Hotel 95 1986 Indep Upper 
18.3 Motel 6 Lewiston 66 1990 Economy 
18.4 Ramada Inn & Conference Center Lewiston 117 1974 Middle w/ F & B 
18.4 The Portland Harbor Hotel 97 2002 Indep Upper 
18.4 Topside Inn 21 - Indep Upper 
18.4 Chalet Motel 74 - Indep Upper 
18.4 Welch House Inn 16 - Indep Middle 
18.5 Tugboat Inn 64 - Indep Upper 
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18.6 Fisherman's Wharf Inn 54 - Indep Upper 
18.6 Flagship Motor Inn 82 - Indep Middle 

Source :  Smi th  T rave l  Research  

 
Occupancy and Average Daily Rate 
 
In order to better understand the dynamics of the lodging market in Maine, ERA analyzed statewide data 
produced by STR.  Historically, the average occupancy rate (AOR) of the state area has fluctuated 
throughout the last four years, but has recently stabilized at roughly 60%.  The average daily rate (ADR) 
of the state was $80.91 in 2004, slightly up from the previous year.  The following table shows the 
historic AOR and ADR rates for the Maine hotel market.  For comparison purposes, the 2004 occupancy 
rate and ADR for New England, overall was 60.8% and $101.86. 
 

Table 57. Maine Hotel Market Statistics 

Category 2000 2001 2002 2003 2004 
AOR 60.1% 56.7% 57.9% 60.1% 60.0% 
% Change - -5.7% 2.1% 3.8% -0.2% 
ADR $77.39 $78.67 $77.19 $79.40 $80.91 
% Change - 1.7% -1.9% 2.9% 1.9% 

Source :  STR 

 
The state market experienced small increases in percentages of rooms sold (demand), rooms available 
(supply) and rooms revenue between 2003 and 2004.  The following table shows the historic changes in 
these three areas. 
 

Table 58. Maine Hotel Rooms Revenue, Available & Sold (% Change) 

Category 2000 2001 2002 2003 2004 
Rooms Revenue 4.1% -2.7% -1.1% 5.4% 2.4% 
Rooms Available 1.1% 0.2% 0.2% 0.8% 0.6% 
Rooms Sold -0.3% -5.1% -1.6% 4.5% 0.5% 

Source :  STR 

 
Looking at national trends between lodging locations, highway lodging historically has the lowest 
occupancy rates, followed by suburban locations and resorts.   
 
Table 59. National Occupancy Rates, by Product Type 

Type 2000 2001 2002 2003 2004 
Urban 68.5% 62.4% 62.0% 62.8% 65.5%
Suburban 65.0% 60.6% 58.7% 58.0% 60.0%
Airport 67.6% 63.4% 61.5% 61.6% 65.0%
Highway 59.5% 57.5% 55.4% 55.8% 57.2%
Resort 66.3% 60.7% 62.6% 63.5% 66.3%
Source :  STR 

 
Conversations with the Maine Innkeepers Association indicate that the current stock of lodging in the 
greater Brunswick area is no longer competitive with some of the newer properties in southern Maine.  
There is a lack of branded appeal within the current lodging inventory and several downtown properties 
show signs of neglect.  The Mid Coast has the potential to absorb a more up-market resort product which 
would be within the range of either the Sebasco Harbor Resort or perhaps the Harraseeket Inn.  
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Reportedly, both show favorable operating results, though the Sebasco Harbor Resort tends to be more 
seasonal than the Harraseeket Inn, which relies on a relatively consistent flow of tourism and shopping 
activity in the Town of Freeport.  There would also be an opportunity to connect such resort development 
with plans for retirement housing development.  ERA provides brief profiles of the Sebasco Harbor 
Resort and the Harraseeket Inn to ascertain what facilities and amenities are currently supplied in the 
market place, and the major draws that attract travelers. 
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Sebasco Habor Resort 
 
• Rooms: 132  
• Room Price: $129-$319  
• Cottages: 22  
• Cottage Price: $249-$799  
• Meeting Facilities for: 250   
• Open: May - October 
 

 
 
Located on over 575 acres of oceanfront property, the Sebasco Harbor Resort offers four distinctive types 
of accommodations, with more than 132 guest rooms in all.  The rooms in the classic Maine Lodge 
feature views of our freshwater lake, the golf course or the gardens.  At the edge of the harbor is a 
lighthouse, which has 10 guest rooms boasting a view to Harbor Island and beyond to Casco Bay.  
Cottages are scattered throughout the resort’s extensive grounds, and feature views of water, golf course 
and heirloom gardens.  New for the summer of 2006, the Harbor Village Suites offer water views in a 
garden setting right in the heart of the resort.  
 
The resort offers transient mooring space for 25 yachts with seasonal launch service included.  Anchoring 
is also possible in a few limited areas.  Sebasco Harbor is located on Chart #13290 on the eastern shore of 
Casco Bay, tucked in behind Harbor Island.  With the mooring fee, guests receive launch service, use of 
the saltwater pool, guest rates for golf and tennis and access to all areas of the property.  The resort offers 
tours on the Ruth.  There are a number of trips during the summer months, including scenic nature and 
harbor cruises, pirate cruises and lobstering cruises.  The Sebasco Harbor Resort Golf Club’s offers  a 
picturesque and challenging layout along Casco Bay, and bent grass fairways.  Golf packages are offered 
throughout the season. 



 

Economics Research Associates Page 75 

 
Harraseeket Inn 
 
• Rooms: 84 
• Suites: 6  
• Room Price: $125-$304  
• Suite Price: $230-$305  
• Meeting Facilities for: 450   
• Open: Year Round 
 

 
 
The Harraseeket Inn is a luxury country Inn located two blocks north of L.L. Bean in the village of 
Freeport, Maine.  The 84 rooms plus extended stay townhouses include antiques, 23 fireplaces, Jacuzzis 
and an indoor pool.  The Inn is situated near over 170 of Freeport’s factory outlet stores and close to 
many of Maine's major attractions.  Guests can travel to nearby lakes, mountains, museums, colleges, 
Boothbay, Camden or Bar Harbor.  All accommodations have a quarter canopy bed, private bath, 
telephone with data port, and cable TV with remote control.  Deluxe rooms have a King or Queen bed, 
fireplace, and Jacuzzi tub; suites also have a wet bar with refrigerator. Rates include a full buffet breakfast 
and afternoon tea. 
 
From its vantage point in the center of the village of Freeport, just two blocks north of L.L. Bean, the 
Harraseeket Inn is an excellent choice for meetings, conferences, seminars, workshops, and retreats.  The 
Inn’s meeting facilities are ideal for groups of up to 250 people.  The table below provides a breakdown 
of meeting space. 
 

Table 60. Harraseeket Inn 
Meeting Space 

Room Square Feet 
Androscoggin 494 
Cathance 506 
Kennebec 608 
Cumberland 676 
Merrymeeting 1,650 
Casco Bay 3,500 

Source :  Har raseeke t  Inn   
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Conference Analysis 
 
In the meetings market, there are conference facilities and convention facilities.  The difference between 
the two is generally size and the availability of separate exhibition space.  Most convention facilities have 
a great deal of flexibility and can accommodate more than one activity simultaneously.  Successful 
convention facilities are typically heavily influenced by local amenities and support facilities, including 
available quality hotel rooms, air service, restaurants, and diverse entertainment options.  Conference 
centers are typically designed to provide more specialized meeting and conference space, as well as 
accommodations and food service, for smaller group meetings, training seminars, and presentations.  
Increasingly, these facilities are incorporating high-technology capabilities, including video conferencing 
and computer networking.  An important distinction between conference centers and convention centers 
are the meeting rooms.  In a true conference center, the meeting rooms tend to be dedicated, and are not 
divisible (i.e. with air walls), while convention centers will provide rooms that are divisible.  The acoustic 
properties between true walls and air walls differ in the ability to keep ambient noise from filtering 
through.  For this and other reasons, development costs for true conference centers tend to be higher on a 
unit basis compared to convention centers. 
 
The national market for public assembly events is rather broad, incorporating local corporate meetings, 
consumer shows, and spectator events, along with state, national, and international association convention 
events.  A host of assembly facilities have been developed over time to serve these varied events.  
Facilities can be categorized into four different types: conference center, convention center, exhibit hall 
and arena.  Events can be classified as convention, trade show, association meeting, corporate meeting, 
consumer show, SMERF (social, military, educational, religious, and fraternal meetings), and spectator 
events.  While conventions, trade shows, association meetings, and corporate meetings may have national, 
regional, state, and/or local components, consumer shows, SMERF (social, military, educational, 
religious, and fraternal meetings) and spectator events are mainly driven by local demand. 
 
The range of events noted above are organized by a variety of groups, including corporations, 
associations, educational institutions, government / military, and religious / fraternal organizations. In 
addition, independent private sector groups also provide meeting planning, operational, and promotion 
services.  Typically, the main objective of a conference center is to attract regional association meetings 
and corporate meetings as well as local SMERF events.  The design of the conference space should, 
however, be a hybrid of typical convention center and conference center space.  Due to the necessity of 
creating flexible space to generate maximum efficiency in a smaller meetings market, incorporating a 
larger divisible room with adjacent dedicated space is advised. 
 
Historical Trends 
 
To gain a sense of overall trends in meeting activity for corporate, association, and convention groups, 
ERA analyzed a series of biannual surveys generated by Meetings & Conventions (M & C) between 1994 
and 2004.  The surveys identify overall trends relating to number of total meetings and attendance.  They 
also look at specific trends relating to event duration, exhibit space needs and site selection criteria.  The 
following table identifies changes in the number of meetings held by major convention, corporate, and 
association groups between 1993and 2003 as determined by a survey of M & C readership.  After years of 
little growth, the number of convention and corporate events increased significantly from 2001 to 2003. 
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Table 61. Number of Events 

Event 1993 1995 1997 1999 2001 2003
Corporate 801,300 797,100 783,900 835,700 844,100 890,900
Association 206,500 175,600 189,500 174,200 177,700 155,600
Convention 11,800 10,900 11,300 11,600 11,800 12,200
Total 1,021,593 985,595 986,6971,023,4991,035,601 1,060,703
Source :  Mee t ings  Marke t  Repor t  2004 

 
The following tables show aggregate attendance for the three events.  Corporate meeting attendance 
slowly increased after dropping off in 1995, and increased significantly in 2003.  Association attendance 
fluctuated over the 10 years, and in 2003 was down 16% from 1993.  Convention attendance has 
remained relatively consistent since 1995, hovering around 12 million. 
 
Table 62. Total Event Attendance (in millions) 

Event 1993 1995 1997 1999 2001 2003 
Corporate 55,090 49,326 49,868 51,014 51,500 56,400 
Association 18,748 15,121 17,939 15,599 15,900 15,800 
Convention 11,800 12,987 11,707 12,306 12,500 12,400 
Total 85,638 77,433 81,511 80,918 81,901 86,603 
Source :  Mee t ings  Marke t  Repor t  2004 

 
The following table shows average attendance per event for each type of meeting.  Over the ten years, 
corporate meetings drew about 60 people per event, while conventions drew about 1,000 and association 
meetings roughly 90 people.  In 2003, the average attendance per association meetings increased 
significantly from 89 to 102. 
 
Table 63. Average Attendance per Event 

Event 1993 1995 1997 1999 2001 2003
Corporate 69 62 64 61 61 63
Association 91 86 94 90 89 102
Convention 1,000 1,191 1,035 1,061 1,059 1,017
Average 84 79 81 77 77 80
Source :  Mee t ings  Marke t  Repor t  2004 

 
From a marketing standpoint, the seasonality of meetings/convention business is vital.  Facility marketing 
needs to focus on booking conventions during months (typically in the fall) when there are a majority of 
association groups looking for an event destination.  Facilities typically respond to this challenge by 
developing a marketing plan that places precedence first on long-term (beyond 12 months) bookings for 
major conventions, and then on short term or filler business, which is typically booked by the facility 
within 6 to 12 months. Resort and retreat locations are driven more by the seasonal elements of the 
location. (i.e. ski-related conference centers are busiest in January and February, while golf-related resorts 
are busiest in the summer).  A facility that serves multiple markets is in a better market position to 
overcome seasonal lags. 
 
Destination and Facility Selection 
 
The following table highlights survey responses concerning important location factors in selecting a site 
for a convention, association or corporate event.  As noted, the availability of hotels and meeting facilities 
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is a major concern for corporate and association groups, along with affordability and ease of 
transportation.  It appears that these issues have been consistent concerns for meeting planners, who are 
always trying to maintain a concentration of attendees at a single location and reduce travel time, 
maximizing the value of a meeting.  Compared with past years, there is increased importance placed on 
the availability of recreation facilities, especially for corporate incentive meetings. 
 
Table 64. Decision Factors 

Factor 
Corporate 
Meetings

Corporate 
Incentives

Association 
Convention

s 

Association 
Meetings 

Affordability of destination 77% 64% 77% 81% 
Availability of hotels or other
facilities 74% 57% 83% 79% 
Ease of transporting attendees 62% 54% 43% 48% 
Safety and security of destination 54% 72% 46% 42% 
Distance traveled by attendees 53% 46% 38% 48% 
Clean and unspoiled environment 37% 54% 30% 28% 
Climate 31% 75% 26% 24% 
Mandated by corporate policy 29% 30% 27% 27% 
Transportation costs 27% 50% 43% 38% 
Availability of recreational facilities 19% 75% 18% 12% 
Sightseeing and cultural attractions 12% 73% 23% 14% 
Image of location 9% 61% 16% 9% 
Source :  Mee t ings  Marke t  Repor t  2004 

 
The following table shows the different types of facilities used for U.S. meetings.  Downtown locations 
are utilized more than other locations, largely due to synergies of concentrated entertainment, lodging and 
meeting space.  Convention centers are increasingly popular for corporate meetings.  In 2002, roughly 
100,000 corporate meetings took place in convention centers and by 2004 this number increased to 
130,745.   
 
Table 65. Type of Facility 

 
Facility 

Corporate 
Meetings 

 
Percent 

Association 
Meetings 

 
Percent 

Downtown Hotel 381,339 35% 80,749 46% 
Suburban Hotel 174,326 16% 29,647 17% 
Convention Center 130,745 12% 9,427 5% 
Resort Hotel 108,954 10% 11,118 6% 
Airport Hotel 87,163 8% 18,659 11% 
Golf Resort 54,477 5% 4,161 2% 
Suite Hotel 54,477 5% 13,328 8% 
Non-Residential Conf. Ctr. 21,791 2% - - 
Residential Conf. Ctr. 32,686 3% - - 
Gaming Facilities 10,895 1% - - 
Other 32,686 3% 8,842 5% 
Total 1,089,539 100% 175,931 100% 
Source :  Mee t ings  Marke t  Repor t  2004 
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Current Area Facilities 
 
In the greater Portland market, again, there is a lack of overall meeting space supply.  The Holiday Inn is 
reported to offer the most meeting space, with a Grand Ballroom of approximately 11,000 SF.  Still, 
groups of over 700 or 800 attendees are often too large for the hotel and require additional space.  The 
Eastland Hotel is at times paired with Holiday Inn by the Bay for the largest of groups, but this is clearly 
not an ideal arrangement.  Due to this general lack of conference space supply, some of the State’s largest 
associations, including the Maine State Employee Association, the Maine Realtors Association and the 
Maine Chamber of Commerce are forced to meet at civic centers, in Portland and Augusta.  Neither of 
these properties are tailored for such meetings.  They are used because they are the only facilities large 
enough to house all attendees. 
 
Association Meetings 
 
There are about 80 Maine-based associations listed in the 2003-2004 Douglas Publications Association 
Meeting Planner Guide, and roughly one third provide information on their event planning.  From this 
database, select conclusions about the association meeting market in Maine can be discussed. 
 
For select association groups the number of meetings held per year varies, but each association holds an 
average of roughly 10 meeting per year.  There does not appear to be a particular month or months that 
events are most often held.  Nearly all meeting last from one to four days and the rest vary in length from 
year to year.  Meetings range in attendance from under 50 people to between 200 and 500 people.  Very 
few meetings attract over 500 people.   
 
ERA estimates the association meeting market demand in Maine for the proposed development based on 
the previous information.  Multiplying 80 Maine-based associations by 10 events equals 800 events per 
year.  ERA notes that the average meeting attendance is roughly 160 people.  Based on a general lack of 
supply and existing competition near Brunswick and across the region, ERA estimates that the proposed 
development could capture a significant share of the market; perhaps as much as 10%. 
 
Corporate Meetings 
 
A conference center at the proposed development will draw largely from corporate meetings and events 
held by regional business with 50 or more employees.  The following table shows the total number of 
establishments by sector and the corresponding total number of employees.  The manufacturing and retail 
trades show the most establishments. 
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Table 66. Maine Establishments of 50 or More Employees, by 
Sector, 2004 

Category Establishments
Forestry, Fishing, Hunting & Agriculture Support 6 
Mining 0 
Utilities 13 
Construction 56 
Manufacturing 217 
Wholesale Trade 73 
Retail Trade 257 
Transportation & Warehousing 61 
Information 41 
Finance & Insurance 75 
Real estate, Rental & Leasing 8 
Professional, Scientific & Technical services 54 
Management of Companies & Enterprises 24 
Admin., Support, Waste Mgt & Remediation 
Services 102 
Educational Services 51 
Health Care & Social Assistance 329 
Arts, Entertainment & Recreation 19 
Accommodation & Food Services 175 
Other Services (Except Public Administration) 36 
Unclassified Establishments 0 
Total 1,597 

Source :  US Census  

 
According to the Meetings Markets 2004 Survey, choice of location is price sensitive and highly 
dependant on the availability of hotel rooms and other facilities.  The proposed development should 
therefore be competitively priced to capture a significant percentage of Maine’s corporate and association 
meetings. 
 
Based on the 2003 Economic Census, the national average of meetings was 0.12 per corporation.  
Applying that to the total number of business establishments in Maine (41,269), approximately 5,000 
meetings will be held each year.  According to the 2004 Meetings Market Survey, 10% of all corporate 
meetings are held at resort hotels (not including golf resorts).  Applying this percentage to the 5,000 
meetings, approximately 500 meetings are held at resorts each year. 
 
ERA estimates that 60% of all corporate meetings are held in state, which then translates to 300 corporate 
meetings held in Maine each year.  The 2004 Meetings Market Survey lists the average number of 
attendees for a corporate meeting at 63, and the average length of stay 2.8 nights.  ERA estimates that the 
BNAS site could attract groups of this size.  Assuming single occupancy, we simply multiply the number 
of corporate meetings (300) by the average number of attendees (63), by the average length of stay (2.8 
nights) to give us an estimate of potential room nights in the state (59,920).  Again, the site is well 
positioned to capture a significant portion of this demand (this figure could be higher if the golf amenity 
is incorporated).  With limited competition, ERA believes 10-20% of this could be captured at BNAS. 
 
SMERF 
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Aside from business events, there are also opportunities to generate group event business from SMERF 
(Social, Military, Educational, Religious, Fraternal) groups.  This category includes community events, 
banquets, weddings, charitable benefits, religious events, fraternal organization events and the like.  The 
demand segment is almost exclusively local in nature; therefore a potential new facility would be 
competing with a range of local facilities for these events, including the local banquet halls, University, 
and other assembly space mentioned previously.  Due to the multiple competing facilities in this market, 
different marketing strategies are required than for conventions or trade shows.  For SMERF events, the 
amenities and pricing offered by the facility are the major factors in a customer’s decision-making 
process.  SMERF events tend to be smaller than conventions but occur much more frequently.  SMERF 
events attract fewer out-of-town visitors than association or corporate meetings and thus have less 
economic impact for the community as a whole.  It is difficult to estimate demand for other SMERF 
events, but successful marketing can generate demand for these events.  These activities would also 
generate a small amount of room demand – but also many of these would be during the high recreation 
season.   
 
It is ERA’s conclusion that meeting / event activity could capture over 200 events per year, generating at 
least 20,000 room nights demanded. 
 
Waterpark 
 
ERA sees an opportunity to combat the extreme seasonality of regional hospitality market by including an 
indoor waterpark as an amenity to a potential resort and conference center.  Indoor waterpark facilities are 
relatively newer to the marketplace than outdoor waterpark facilities, which were developed in the late 
1970s.  Some outdoor waterparks are small and cater mainly to the local community, others are very large 
and act as destination attractions, and many fall in between by catering to the regional resident market and 
partially to the visitor market.  The World Waterpark Associations (WWA) website contains a listing of 
facts regarding waterparks, including the following: 
 
• The first waterpark was created in 1977 (Wet ‘N Wild, Orlando) 
• There are more than 1,000 waterparks in North America (includes all waterpark facilities) 
• The Kalahari Resort in the Wisconsin Dells is the largest indoor waterpark in North America at 

125,000 SF 
• Indoor waterpark resorts and municipally or city owned waterparks are said to be the fastest-growing 

segments in North America 
• Indoor waterparks, already popular in Europe and Asia, are appearing with growing frequency across 

North America.  These facilities meet the needs of communities by offering year-round leisure 
opportunities, especially in areas where the weather does not permit many months of outdoor 
waterpark activities. 

 
Each year, Amusement Business and ERA produce a table documenting the top 15 U.S. waterparks (the 
list includes only those waterparks that have a separate fee for admission to the waterpark).   
 
Table 67. Top 15 U.S. Waterparks 

2005 2004 Waterpark 2005 Attendance % Change 
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1 1 Typhoon Lagoon, Lake Buena Vista, FL 1,914,000 4.0% 
2 2 Blizzard Beach, Lake Buena Vista, FL 1,778,000 4.0% 
3 3 Wet 'N' Wild, Orlando, FL 1,340,000 Flat 
4 4 Schlitterbahn, New Braunfels, TX 917,000 -2.4% 
5 6 Water Country USA, Williamsburg, VA 697,000 9.0% 
6 5 Raging Waters, San Dimas, CA 650,000 Flat 
7 7 Adventure Island, Tampa, FL 615,000 6.0% 
8 9 Noah's Ark, Wisconsin Dells, WI 576,000 20.0% 
9 10 Six Flags Hurricane Harbor, Arlington, TX 494,000 5.1% 

10 10 
Wet 'N' Wild Emerald Pointe, Greensboro, 
NC 489,000 4.0% 

11 12 Six Flags White Water, Marietta, GA 452,000 5.1% 
12 13 Six Flags Hurricane Harbor, Jackson, NJ 423,000 5.8% 

13 15 
Hyland Hills Water World, Federal Heights, 
CO 391,000 15.0% 

14 14 Soak City Cedar Point, Sandusky, OH 402,000 8.6% 
15 - Six Flags Hurricane Harbor, Valencia, CA 357,000 5.0% 
Source :  Amusement  Bus iness ,  ERA 

 
Typically, the two predominant components of most waterparks are the wave pool and water slides; 
however, as more people are exposed to new parks, more features are needed to meet visitor expectations 
and provide a satisfying experience.  Over time, waterparks have generated average lengths of stay of four 
to five hours, which in turn supports relatively high admission prices and non-admission visitor spending.  
The expanded attraction content and the highly participatory nature of the experience also enable 
waterparks to achieve a high level of repeat visitation. 
 
Indoor Waterpark Hotels 
 
Indoor waterpark resorts were a new innovation in the Wisconsin Dells in the late 1990’s that targeted 
young families with enough income to pay average daily rates of approximately $200 a night for a 
combined package of a hotel and a commercial recreation experience.  A part of the allure is that families 
can drive to a themed environment for a short weekend stay in the winter or for a longer vacation in the 
summer.  The concept has spread across the US, though almost exclusively in the northern climates (for 
indoor waterparks).  Today there are more indoor waterpark hotels outside of Wisconsin Dells than ever 
before.   
 
There has been a steady increase in the size of the indoor waterpark and even hotel room count over time.  
In addition, many of the facility expansions are being financed through the sales of condo units.  Today, 
the typical indoor waterpark hotel has 300 or more rooms and the waterpark has 50,000 to 60,000 SF or 
more of indoor space.  A new threshold is now being set in the 70,000 to 90,000 SF level for the indoor 
waterpark and 300 to 400 rooms.  Three developments, all in the Wisconsin Dells now boast more than 
100,000 SF in their indoor waterparks.  The larger facilities are more successful if they include water 
features that target specific age groups.  The most difficult target has been the teen/tween market.  Water 
and ride experiences for this market are taller and faster and, consequently, require more room. 
 
From a business model perspective, indoor waterpark hotels’ principal revenue source is the cash flow 
from rooms (including admission to the waterpark).  These developments often have higher than average 
food and beverage revenues since the number of people per room is usually higher than at traditional 
hotels and guests tend to stay on the resort property more than visitors to other hotels. 
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Some of the new larger complexes have looked to the meetings market to fill their rooms on the 
approximately 170 days a year when the family market is less abundant because school is in session.   
Among the meeting types, corporate events draw an average of about 60 people, while other association 
events draw an average of about 90 people, and conventions draw significantly more, at about 1,000 
people per event on average.   
 
The indoor waterpark package is also much more likely to include a spa of some sort, which mirrors 
trends in the broader resort industry but also targets women (the mothers in the visiting household) and, 
increasingly, men as well.   
 
Despite the magnetism of the indoor waterpark as a destination, prevailing wisdom continues to dictate 
locations near major metro areas that can generate demand from the large numbers of income-qualified 
households.  Small cities and rural areas are much less likely to have large numbers of households with 
wage levels that can support ADRs of over $200.  Similarly, indoor waterpark hotels continue to find 
success in locations that are established in the traveling public’s mind as tourism destinations.  It is 
simply a safer bet that trying to create a flow of tourism to previously unknown destinations.  However, 
indoor waterpark hotels located in unconventional places including metro areas not regarded as family 
destinations such as Indianapolis, Dubuque, and Kansas City have been met with mixed success. 
 
The fate of many of the indoor waterpark hotels that do not meet the new standard in size has been 
interesting.  As noted, there are three developments in the Dells with more than 100,000 SF of combined 
indoor waterpark space.  The other two (with 60,000 to 100,000 SF) older properties with smaller indoor 
parks have suffered in occupancy and ADR.  As a result, the bottom tier of indoor waterparks have been 
driven from the market, while the middle tier seems to continue but at lower price levels.  The top five (of 
eighteen) indoor waterpark hotels in the Dells have become very different economic engines.  No other 
market is this far along in its waterpark resort development cycle.   
 
In general, locations outside the Dells that have been developed in the last six years tend to have indoor 
parks of over 50,000 SF – though there have been several built with far less space.  ERA’s sense is that 
the larger ones built outside of the Dells in recent years may eventually become second tier if new larger 
ones are built nearby.  One way to avoid this possible obsolescence is to build in the flexibility to expand 
to meet new market challenges.  The Wilderness Resort in the Dells has successfully employed this 
strategy, as has the original Great Wolf.  Building in a tourism destination that is, itself, likely to continue 
on successfully should also help.  
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Hotel Waterpark Industry Trends 
 
Using a broad definition of the term, there are currently about 100 hotel indoor waterparks operating in 
the USA.  Wisconsin offers by far the most parks (35) and along with Minneapolis, has added 10 new 
parks since 2002, which outpaces all other states.  There are three hotel waterparks in Pennsylvania.  The 
table below shows relevant construction trends. 
 
According to trade publications and industry sources, hotels with indoor waterparks achieved nearly 21 
points higher occupancy annually than hotels with ordinary swimming pools.  The hotels with indoor 
waterparks achieved 30 or more points of occupancy above typical hotels in the January through April 
period.  Hotels with indoor waterparks do a superior job attracting business during the slower shoulder 
months and the low months compared to hotels with only swimming pools. 
 
Table 68. Hotel Waterpark Construction 

 2000 2001 2002 2003 2004 2005 2006
Open At Beginning Of
Year 18 32 41 50 65 81 104
Openings During Year 14 9 9 15 16 23 37
Open By End Of Year 32 41 50 65 81 104 141
Percent Change 77.8% 28.1% 22.0% 30.0% 24.6% 28.4% 35.6%
Source :  Hote l  Wate rpa rk  Resor t  Research  and  Consu l t i ng  

 
The following two tables show primary and secondary market areas for the Wisconsin Dells and BNAS 
markets, which are equivalent to a 25 to 50 mile ring around and a 50 to 75 mile ring around the 
respective sites.   
 
Table 69. Dells Market Population, Family Households 
and Median Family Income 

Category  Primary Secondary 

Population 
2005 621,810 898,209 
2010 667,000 932,551 
% Change 7.27% 3.82% 

Households 
2005 256,512 349,845 
2010 278,559 367,674 
% Change 8.59% 5.10% 

Family 
Households 

2005 153,109 232,867 
2010 161,440 239,265 
% Change 5.44% 2.75% 

Median Family 
Income 

2005 $64,756 $60,355 
2010 $74,848 $67,173 
% Change 15.58% 11.30% 

Source :  ESRI  
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Table 70. BNAS Market Population, Family  
Households and Median Family Income 

Category  Primary Secondary 

Population 
2005 471,121 392,622 
2010 488,295 412,529 
% Change 3.65% 5.07% 

Households 
2005 195,293 159,480 
2010 204,777 169,504 
% Change 4.86% 6.29% 

Family 
Households 

2005 126,053 105,817 
2010 128,439 109,988 
% Change 1.89% 3.94% 

Median 
Family 
Income 

2005 $53,725 $55,245 
2010 $60,400 $63,438 
% Change 12.42% 14.83% 

Source :  ESRI  

 
The Dells shows higher market populations, households, family households and median family incomes.  
However, currently there are no hotel waterparks within the two BNAS market areas.  A hotel waterpark 
at the BNAS could potentially capture the entire market so that a hotel waterpark whereas the Dells 
market is now segmented among numerous existing resorts.  One similarity between the two markets is 
the degree of seasonality.  It is reasonable to believe that a hotel waterpark at the BNAS site could 
achieve premium ADRs and occupancy rates relative to traditional regional hotels, much like the 
properties located in the Dells.  Conservatively, a waterpark at BNAS could attract 50,000 in attendance.  
Some will be hotel guests others day trippers.  This could generate between 75,000 and 100,000 room 
night demand. 
 
Conclusion 
 
The current tourism market generates 1.3 million overnight stays, which could conservatively create 
50,000 – 100,000 room-night demand at BNAS with a branded product and hotel flag.  This combined 
with the waterpark and meeting demand would imply a supportable golf resort conference facility of well 
over 300 rooms. 
 

Retail 
 
Development Programming 
 
Up to 50 acres could be designated for retail development.  Such development would mostly service other 
aspects of the redevelopment rather than compete with existing Brunswick retail space, such as Cooks 
Corner.   
 
National Retail Context 
 
ERA notes several key national trends that are particularly relevant to the situation at BNAS: 
 

• The internet continues to absorb market share from traditional retail formats.  Between 1992 and 
2004 internet retailing increased from 1.7% to 4.2% of total retail sales, representing growth from 
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about $35 billion in 1992 to more than $148 billion in 2004.  While the allocation of retail sales to 
the internet is of little concern to national retailers, the same cannot be said for communities that 
support retail space, and see sales dollars and taxes flow elsewhere. 

 
• Recent energy cost increases for oil, natural gas, and gasoline tend to have the strongest impact 

on low to middle income residents, diverting a share of potential retail spending into energy.  
While historic spikes in energy prices have been short-lived, changing international economic 
conditions would tend to point to a future with higher energy prices. 

 
• Since 1992, while overall retail sales have increased at about 6% per year, retail sales generated 

by warehouse clubs and superstores has grown by almost 16% per year, greater than rates of 
growth for internet shopping, which have increased at about 12% per year, again since 1992.  
Walmart in particular has been driving the superstore trend. 

 
• Retailers are also responding to shifting tastes, with one result being the emergence of a new 

retail shopping center category, called the lifestyle center.  This product lacks the traditional 
department store anchors found in most malls, and instead focuses on a mix of restaurants, 
entertainment, and other destination oriented retail to draw shoppers.  

 
• Related to above is the general growth of emphasis on lifestyle / entertainment oriented retail 

development, linked with the related re-emergence of downtown markets as focal points for this 
kind of retail activity.   

 
• Retailers in general are also reacting to changing spending patterns driven by new technologies 

(broadband internet access in the home and new cell phone services), which have in the past 2 to 
3 years had a relevant impact on personal spending choices.  Most retailers have established 
websites to take advantage of such trends. 

 
The following table summarizes several notable shifts in per capita retail spending between 1992 and 
2004.  The table highlights the nature of key shifts in retailing away from traditional grocery stores, 
clothing stores, and conventional department stores, and toward superstore, bookstore, and internet 
shopping outlets 
 
Table 71. National Per Capita Retail Spending Shifts (in millions) 

Retail Segment 1992 2004 Change 
Grocery stores $1,325.0 $1,567.0 1.4% 
Clothing Stores $337.0 $478.9 3.0% 
Discount Dept. Stores $368.1 $445.4 1.6% 
Conventional & Nat’l Chain Dept. 
Stores $342.6 $310.7 -0.8% 
Book Stores $32.7 $56.8 4.7% 
Sporting Goods Stores $61.6 $104.1 4.5% 
Full-service Restaurants $339.2 $581.9 4.6% 
Warehouse Clubs & Superstores $156.9 $865.6 15.3% 
Electronic Shopping & Mail Order $138.2 $518.9 11.7% 
General Merchandise Stores $972.3 $1,760.1 5.1% 
Source :  US Census  
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Pull Factor Analysis 
 
ERA evaluated retail pull factors for Brunswick and the Mid Coast region, based on data from by the 
Maine State Planning Office and the US Census.  Pull factors are ratios that compare local and state retail 
sales.  Pull factors less than one point to an area that is losing retail sales to adjacent areas.  Pull factors 
equal to 1 signify that area retail spending balances with store sales.  Pull factors greater than one show 
that an area is an importer of retail sales, above what the resident market would support.  The following 
table exhibits total retail pull factors Brunswick and the Mid Coast.  Motor vehicle, parts and gasoline 
sales are excluded from this analysis.  Both Brunswick and the Mid Coast area appear to be importers of 
retail sales.  Brunswick shows in increased pull factor from 2000 to 2005 while the Mid Coast region pull 
factor has decreased, slightly.  
 

Table 72. Total Retail Pull 
Factors 

Location 2000 2005 
Brunswick 2.22 2.30 
Mid Coast 3.00 2.98 

Source :  SPO,  US Census  and  ERA 

 
The following table shows pull factors for each segment of the Brunswick and Mid Coast markets.  Pull 
factors for 2005 are projected based on historical population and income data.  With the exception of 
building supplies and other retail, pull factors for Brunswick retail segments have declined slightly from 
2000 to 2005.  For the Mid Coast region, however, each pull factor, with the exception of general 
merchandise has increased over the same time period.  It is worthwhile to note that even with select 
declines, all pull factors show a value above 1.00 in 2005, indicating that across all segments both areas 
are net importers of retail sales. 
 

Table 73. Pull Factor by Segment 

 2000 2005 
Segment Brunswick Mid Coast Brunswick Mid Coast
Business Operating 1.16 1.59 1.05 1.85 
Building Supply 2.21 3.45 3.14 4.00 
Food Store 2.86 3.74 2.71 3.72 
General Merchandise 2.33 2.47 2.22 2.16 
Other Retail 1.80 2.72 2.09 2.76 
Restaurant & Lodging 2.57 3.64 2.41 3.32 

Source :  SPO,  US Census  and  ERA 

 
It is worthwhile to keep in mind that over the next ten to twenty years, if residential and office space is 
developed on the BNAS site, demand will be created for corresponding retail.  The pull factor analysis 
shows the current state of the market, which appears to be completely served by existing retail.   
 

Second Homes / Retirement Housing 
 
ERA’s analysis on the second home market and the trends in retirement housing show the potential for 
significant housing development at the site.  In ERA’s opinion, the most suitable second home 
development would be targeted at retirees, possibly in the form of an extensive retirement housing 
development.  ERA confirmed this with historical data of the types of buyers likely to invest in housing at 
BNAS.  At comparable retirement and second home developments, a number of buyers spend winter in 
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the southern United States and the spring and summer in Maine. It is unlikely that non-retirees would 
view the site as appropriate for traditional coastal Maine second homes, but the site would be well suited 
for a retirement community.  
 
Development Programming and Demand Forecast 
 
200 acres of land designated for planned unit development program.  The site is better suited for a 
retirement community than the traditional up-market coastal second home product.  Units could be linked 
to on-site resort and conference center and golf development.  ERA’s second home demand analysis 
shows potential demand for 265 to 370 total units.  Historical sales figures show an annual Mid Coast 
market absorption of about 50 units per year for comparable units. 
 
National Trends 
 
• More households in their fifties and sixties are buying vacation homes for eventual retirement  
• This age-group is increasing in number dramatically 
• Most retirees seek locations within 200 miles of their current home 
• Retirees increasingly seek low-crime, low-cost, rural areas in the north 
• This population possesses most of the nation’s wealth, and therefore more households earning in 

excess of $100,000 per year, the income level most likely to purchase a second home 
 
Benefits of Second Homes 
 
• Increased property tax base 
• Increased retail sales 
• Increased demand for business and personal services 
• Retirement housing is used year-round, thus enhancing these benefits 
• Retirees who relocated have higher incomes, and spend in the local economy 
• Upper-income households bring demand for (and development of) better restaurants, shops and 

entertainment 
 
Second Home Demand Forecast 
 
ERA prepared an analysis on the propensity to purchase second homes by income and by age, and the 
corresponding short-term and long-term forecasts, in order to estimate the total second home demand 
generated by the primary and secondary markets.  This total second home demand will be further filtered 
by preference of location and likely capture of Cumberland County to derive the final demand at the 
project site.  ERA used Cumberland County as a representative market area because it includes the Town 
of Brunswick, and also because it has traditionally captured a high percentage of second home owners 
from other New England states.  Note that the analysis is based on propensities to purchase that are 
derived from historical highs in second home buying activity.  These rates of purchase have already 
begun to decline in select markets, in part due to rises in interest rates.  However, ERA estimates that by 
the time the base is available for redevelopment, the market will have likely resumed a strong level of 
demand, as more and more baby boomers are able to consider and afford second homes. 
 
In 2004, over 8 million home sale transactions took place.  Among these, over a third were purchased as 
second homes, either for vacation or investment purposes.  Second homebuyers differ from primary 
residence buyers in many aspects, especially income and age.  Research shows that second homebuyers 
are much older and have higher household incomes.  Using National Realtor Association survey results 
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and US Census data, ERA estimated the propensity to purchase second homes by income and by age.  
The following table shows total homes sales and second home sales in the US in 2004. 
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Table 74. Home Sales in US 

 Category 2004
Total Home Sales 8,050,000
Total 2nd Home Sales 2,818,000
 - Vacation 1,018,000
 - Investment 1,800,000
Source :  NAR 

 
By Household Income – Year 2004 
 
As shown in the graph below, higher income households have a higher propensity to purchase second 
homes.  An obvious exception is the households with incomes between $25,000 and $35,000.  The 
propensity to buy a second home was higher than the modest income would suggest.  This could be due to 
retirees purchasing second homes with savings instead of income.   
 
The households with the highest income ($200,000 and above) had the highest propensity to purchase 
second home.  In 2004, 3.9% bought second homes for vacation purpose.  Another 5.1% of the 
households in this income bracket bought for investment purpose.  Combined, about 9% of these high-
income households bought second homes in 2004.   
 
The propensity to purchase a second home for vacation purpose increases when household income 
reaches $125,000.  However, for investment purpose, the propensity to purchase begins to increase when 
household income reaches $85,000.  The following table shows the propensity to purchase by income in 
detail.   
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Table 75. Propensity to Purchase Second Home by Income in 2004 

 2004 Home Buyers (NAR Data) 2004 2004 Propensity to Buy 

Income Bracket 
Vacation 

Home 
Buyers 

Investment 
Property 
Buyers 

Vacation 
Home 
Buyers 

Investment 
Home  
Buyers 

US 
Population

Vacation  
Buyers/ 

US 

Investment
Buyers/ 

US 
Combined

Less than $25,000 5% 2% 50,900 36,000 27,554,000 0.18% 0.13% 0.32% 
$25,000 to $34,999 23% 7% 234,140 126,000 12,638,000 1.85% 1.00% 2.85% 
$35,000 to $44,999 5% 7% 50,900 126,000 11,984,000 0.42% 1.05% 1.48% 
$45,000 to $54,999 9% 9% 91,620 162,000 10,354,000 0.88% 1.56% 2.45% 
$55,000 to $64,999 6% 12% 61,080 216,000 8,744,000 0.70% 2.47% 3.17% 
$65,000 to $74,999 5% 7% 50,900 126,000 8,034,000 0.63% 1.57% 2.20% 
$75,000 to $84,999 4% 5% 40,720 90,000 5,188,000 0.78% 1.73% 2.52% 
$85,000 to $94,999 2% 9% 20,360 162,000 4,900,000 0.42% 3.31% 3.72% 
$95,000 to 
$104,999 3% 6% 30,540 108,000 4,323,000 0.71% 2.50% 3.20% 
$105,000 to 
$124,999 5% 8% 50,900 144,000 6,283,000 0.81% 2.29% 3.10% 
$125,000 to 
$149,999 11% 8% 111,980 144,000 4,279,000 2.62% 3.37% 5.98% 
$150,000 to 
$199,999 8% 8% 81,440 144,000 3,397,000 2.40% 4.24% 6.64% 
$200,000 or more 15% 11% 152,700 198,000 3,894,000 3.92% 5.08% 9.01% 

Total 100% 100% 
1,018,00

0 1,800,000
111,572,00

0 0.91% 1.61% 2.53% 
Source :  NAR,  ESRI  and ERA 

 
By Income - Year 2009 Forecast  
 
ERA assumes that homebuyer purchasing pattern will remain the same.  The change is in the inflated 
income bracket, as shown in the following table.  Calculations are based on the 2004 to 2009 growth rate 
of the US median household income (3.4%).  
 
Table 76. 2009 Inflated Income Brackets 

2004 Low 2004 High  2009 Low 2009 High Propensity to Buy
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 $25,000 =  $30,000 0.32% 
$25,000 $35,000 = $30,000 $41,000 2.85% 
$35,000 $45,000 = $41,000 $53,000 1.48% 
$45,000 $55,000 = $53,000 $65,000 2.45% 
$55,000 $65,000 = $65,000 $77,000 3.17% 
$65,000 $75,000 = $77,000 $89,000 2.20% 
$75,000 $85,000 = $89,000 $100,000 2.52% 
$85,000 $95,000 = $100,000 $112,000 3.72% 
$95,000 $105,000 = $112,000 $124,000 3.20% 
$105,000 $125,000 = $124,000 $148,000 3.10% 
$125,000 $150,000 = $148,000 $177,000 5.98% 
$150,000 $200,000 = $177,000 $236,000 6.64% 
$200,000 + = $236,000 + 9.01% 

Source :  ERA Es t ima tes  

 
By Age – Year 2004 
 
As shown in the graph, the peak age group for second home purchase is 55 to 64, followed by the 45 to 
54 cohort.  In 2004, 0.88% of the population aged 55 to 64 bought second homes for vacation purpose.  
Even more (1.25%) bought second homes for investment purpose.  In total, 2.13% of the population 
within this age cohort bought second homes in 2004.  Second home purchase propensity decreases after 
age 64, especially for investment purposes.   
 
Table 77. Propensity to Purchase Second Home by Age in 2004 

 2004 Home Buyers (NAR Data) 2004 2004 Propensity to Buy 

Age Cohort 
Vacation 

Home  
Buyers 

Investment 
Home 
Buyers 

Vacation 
Home 
Buyers 

Investment 
Home  
Buyers 

US  
Population 

Vacation  
Buyers/ 

US 

Investment
Buyers/

US 
Combined

24 years or less 1% 1% 10,180 18,000 103,796,000 0.01% 0.02% 0.03% 
25 to 34 years 
old 21% 15% 213,780 270,000 39,724,000 0.54% 0.68% 1.22% 
35 to 44 years 
old 11% 28% 111,980 504,000 44,749,000 0.25% 1.13% 1.38% 
45 to 54 years 
old 16% 26% 162,880 468,000 41,535,000 0.39% 1.13% 1.52% 
55 to 64 years 
old 25% 20% 254,500 360,000 28,856,000 0.88% 1.25% 2.13% 
65 to 74 years 
old 14% 7% 142,520 126,000 18,993,000 0.75% 0.66% 1.41% 
75 years or older 12% 3% 122,160 54,000 17,975,000 0.68% 0.30% 0.98% 

Total 100% 100% 
1,018,00

0 1,800,000 295,628,000 0.34% 0.61% 0.95% 
Source :  NAR,  ESRI  and ERA 

 
By Age – Year 2009 Forecast 
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There were several forces behind the 2004 surge in second home purchase.  In general, the investment 
purpose purchase was fueled by people turning to real estate as a vehicle for financial investment.  The 
vacation purpose was especially fueled by baby boomers peaking in their earning years.  These boomer 
empty nesters are enjoying high disposable income and no expenses of raising children.  It is unrealistic to 
expect purchase levels as high as what occurred in 2004, but there is likely to be at least two more years 
of relatively high demand. 
 
Income and age are two primary factors that can be used to estimate the demand for second home 
products on the project site.  ERA developed the two approaches (income and age) to estimate the total 
second home demand by the defined primary and secondary markets.  ERA applies only the propensity to 
purchase second homes as vacation homes as this would be the driver for purchases at the BNAS site, 
rather than for investment reasons. 
 
Income Approach 
 
ERA began with the number of households in each source market distributed according to annual income.  
The propensity to purchase second home for vacation by each income bracket, developed in the previous 
section, is applied to each income bracket.  The income approach results in a 2004 annual second home 
market demand of 47,200 units, growing to 70,600 units in 2009.   
 

Table 78. Income Approach: Total Second Home Annual Demand:  BNAS Market  

Category 
2004  

Households 
2004 Annual 

Demand
2009

Households
2009 Annual 

Demand 
Primary Market 854,300 8,000 917,300 11,000 
Secondary Market 3,806,200 39,200 4,702,100 59,600 
  Total Households 4,660,500 47,200 5,619,400 70,600 

Source :  ERA  

 
Age Approach 
 
ERA began with the number of households in each source market distributed according to age.  The 
propensity to purchase second homes for vacation by each age cohort, developed in the previous section, 
is applied to each age cohort.  Because of the presence of a relatively higher percentage of the younger 
population, the age approach results in a lower demand than the income approach.  The age approach 
results in a 2004 annual second home demand of 42,390 units, growing to 53,010 units in 2009.   
 

Table 79. Age Approach: Total Second Home Annual Demand 

Category 
2004  

Population 
2004 Annual 

Demand
2009

Population
2009 Annual  

Demand 
Primary Market 2,132,675 7,710 2,359,110 8,830 
Secondary Market 9,775,275 34,680 12,296,155 44,180 
  Total Households 11,907,950 42,390 14,655,265 53,010 

Source :  ERA 

 
The following table summarizes the total demand calculated from the two approaches and their averages. 
The secondary market shows higher rates of growth in the age and income approach.  This growth is 
likely fueled by demand from the greater Boston area. 
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Table 80. Total Second Home Annual Demand Generated by the Mid Coast Source Markets 

 Income Approach Age Approach Average 
Category 2004 2009 CAGR 2004 2009 CAGR 2004 2009 
Primary Market 8,000 11,000 6.6% 7,710 8,830 2.7% 7,900 9,900 
Secondary 
Market 

39,200 59,600 8.7% 34,680 44,180 5.0% 36,900 51,900 

Total Annual 
Demand 

47,200 70,600 8.4% 42,390 53,010 4.6% 46,800 63,800 

Source :  ERA 

 
The table below adjusts the above estimates considering the following market dynamics: 
 
• In ERA’s experience, roughly half of all second home purchases in a given state are for in-state 

properties.  ERA applied this to our overall market area so that half of the second home purchases 
within the primary and secondary markets are for homes within the two areas. 

• In 2000, Cumberland County contained roughly 12% of all seasonal and vacation homes within the 
State of Maine.  ERA assumes that it should therefore be able to capture the same percentage of 
annual sales. 

• ERA estimates that our site could capture roughly 10% of the overall demand for second homes in 
Cumberland County.  The main competition would come from proposed and existing homes in 
southern Maine as well as other areas on the Mid Coast.  The Brunswick area is likely to offer better 
value than southern coastal areas and better access than other areas of the Mid Coast or Downeast 
Maine.  Averaging the income and age approach, this translates to a demand for 265 units in 2004 and 
370 units in 2009. 

 
Table 81. Potential Capture at the Project Site 

 Income Approach Age Approach
Category 2004 2009 2004 2009
% of Purchases within Market Area 50% 50% 50% 50%
Cumberland County Market Share 12% 12% 12% 12%
Cumberland County Captured 
Annual Demand 2,830 4,240 2,540 3,180
% Captured by Project Site 10% 10% 10% 10%
Annual Unit Captured by Project 
Site 280 420 250 320
Average of the Two Approaches 2004 2009 
 265 370 

Source :  ERA 
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Retirement Housing Trends 
 
ERA researched retirement trends, focusing specifically on the propensity for retiree population to leave 
their current home area and relocate to other states. 
 
Age Trends  
 
The population aged 55-70 years is most likely to be actively buying retirement homes.  As discussed 
earlier in this report, the older population is increasing every year, and according to the US Census 
Bureau Population Survey, over 50% adults aged 55-64 were living in the following nine states (in 2000): 
California, New York, Texas, Florida, Pennsylvania, Illinois, Ohio, Michigan, and New Jersey.  The 
Senior Journal and the US Census Bureau Population Division report that “beginning in 2011, the 
population 65 and over will grow faster than the total population in every state and the share of the 
nation’s 65+ population living in the South and West will increase from 58% in 2000 to 65% in 2030, 
while the share in the Northeast and Midwest is predicted to decline from 42% to 35%.”  Similar 
projections that look at the 62+ population report increases of over a million in New York, Georgia, and 
Pennsylvania from 2005 to 2030, the majority of the increases occurring between 2010 and 2020, the 
peak of Baby Boomer households. 
 
Income Trends 
 
The American Association of Retired Persons (AARP) looked at the median income of the 50-years-and-
over population in 2000 and reported that median income levels decreased by age segment.  While 50-61 
year olds had an average median income of $55,000, 62-74 year olds and 75+ year olds had median 
incomes of $32,000 and $22,500, respectively.  This data concurs with the US Department of Health and 
Human Service’s Profile of Older Americans (which suggests median incomes for 2003 households with 
at least one 65-year-old-or above are between $15,000 and $25,000), and with the 2005 State of 50+ 
American report (indicating median family incomes of $50,000, $29,000, and $19,000 for the 50-64, 65-
74, and 75+ age groups, respectively).   
 
ERA compared the percentages of households with higher incomes necessary to support home buying.  
Although ERA did not overlay the data on income by age bracket, the following is a table of the percent 
of households with incomes above $75,000.   
 

Chart 1. Households with $75,000+  Income
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The percentage of 50+ year olds who own a home has been steadily increasing since 1980, with the 
percentage of those 75 years old and above who own a home is growing at the fastest average annual rate 
and pushing 81% of all 75 year olds and above in 2005.  This group will likely have declining annual 
incomes but substantial home equity. 
 
Retirement Surveys Findings and Trends 
 
Every year the American Association of Retired Persons (AARP) publishes a report entitled, “The State 
of America 50+.”  In the 2005 report, 7 of the 10 financial indicators that AARP uses to measure well-
being of the population 50 years and over had improved among 50+ year olds from the 2003/2004 
comparison years.  (The three indicators that did not improve include: percent of the population above 
200 percent of poverty; percent of the population age 62+ who receive more than half of their income 
from sources other than Social Security; and the percent of those better off economically than a year 
earlier).  
 
Another study ERA reviewed is the MetLife Mature Market Institute & AARP Survey: Future of 
Retirement Living (2004), which was administered by MetLife Mature Market Institute and AARP to 
explore pre-retirees’ expectations and considerations for planning retirement living.  The survey, based on 
over 500 respondents aged 50-65, revealed a number of key points, including: 
 
• Although half of pre-retirees anticipate they will stay in their current home during retirement (49%), 

one-third think they will change homes (36%). 
• Of those respondents who anticipate changing homes upon retirement, the majority (70%) plans on 

moving to a different city or town. 
• Most pre-retirees expect that they will be able to live independently (without medical assistance) 

during retirement. 
• 38% of pre-retirees (the majority of them men) feel that climate is an important factor about where to 

retire. 
• After a preference for living in one’s own home, the next most popular living situations are an adult 

retirement community with services and amenities for people 55 and over.  One in five selected this 
as their first choice.  This agrees with a 2005 study on retirement in South Carolina, which reports 
that most retirees that migrate to different states are looking for amenities that will afford a new and 
better lifestyle.   

• Most pre-retirees (47%) rated adult active communities (defined as targeting certain age groups and 
providing maintenance-free living and social activities) as a “4” or a “5” on a 5-point scale of 
preference. 

 
Pulte Homes, a national developer, conducted a baby boomer Survey in 2005 in an effort to gather more 
information on baby boomer work habits, retirement plans, financial trends, and social activities.  Data is 
based on 1,819 responses and includes the following findings: 
 
• The majority of younger respondents (59%) plan to move into a new home for retirement, whereas 

only one-third of those already retired plan to (or have already moved into) a new home.   
• Of those planning to move, the majority of all age groups (45% of 41-49 year olds; 48% of 50-59 

year olds; and 38% of 60-69 year olds) wanted to move to a different state (versus moving within the 
same state).  Those living in the Northeast are more likely than most other regions to plan to relocate 
out of state for retirement. 

• Warm climate states (Florida, Arizona, North Carolina, California, Texas, and Nevada) top the lists of 
those who plan on moving to a different state.   
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• Of those considering moving to a new home, affordability, community lifestyle, warmer climate, and 
locating closer to family are the top cited factors in retirement housing planning. 

• Most respondents did not expect their retirement home to be valued at more than $200,000, and not 
surprisingly, those with higher incomes are more likely to expect to have more expensive retirement 
homes.   

• About one third of respondents aged 60-69 expect to purchase their retirement home outright 
(compared to 15% of the other age groups). 

• Travel is the most popular retirement activity in all age groups, although those under 60 were 
particularly keen on traveling. 

• Respondents’ opinions of an adult active community (defined as a community restricted to consumers 
age 55 and up) varied.  41-46% would consider moving into one, while 31-38% would not. 

• Of those who are interested in an active adult community, the top three preferred activities cited were 
lawn maintenance, walking, and swimming/water-based fitness and nearly 4-in-10 would pay at least 
$50 per month for these amenities. 

• Older respondents (50-69 years old) are more likely to downsize from their current home, and the 
most desired homes are one-plus bedroom, two-bath homes between 1,000 and 1,200 square feet with 
a laundry room and wiring for internet access. 

 
In a separate study, Mark Fagan, a professor at Jacksonville State University noted the following about 
retirees, justifying the group as a target of economic development strategies: 
 
• The average retiree has $400,000 in assets, a $40,000 annual income and does 85% of his or her 

spending, locally 
• The economic value of a retiree to a community is equal to that of about four factory workers 
• Migrant retirees are an especially attractive population as they arrive with new income and assets, and 

funnel Medicare and health insurance benefits into the community.   
• The effort to attract migrant retirees often overlaps with existing goals such as tourism or attracting 

long term residents 
 
The following table shows the percentage shares of senior age cohorts for select states in the northeastern 
United States.  In 2009, Maine shows some of the highest percentage shares of any state.  In 2009, Maine 
is projected to have the highest percentage (41%) of 50+ years old population. 
 

Table 82. % of Northeast Population by Age - 2004 

 2004 2009 
State 50-64 65-79 80+ 50-64 65-79 80+
USA  16% 9% 4% 18% 9% 4% 
Connecticut  17% 9% 4% 19% 9% 5% 
Maine  19% 10% 4% 21% 10% 10% 
Massachusetts  17% 9% 4% 19% 9% 5% 
New Hampshire  18% 9% 3% 21% 9% 4% 
New Jersey  17% 9% 4% 19% 9% 4% 
New York  17% 11% 5% 12% 6% 2% 
Pennsylvania  18% 11% 5% 20% 10% 5% 
Rhode Island  17% 10% 5% 19% 9% 5% 
Vermont  19% 9% 4% 22% 10% 4% 

Source :  ESRI  
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The following table compares senior citizen populations in each of the four listed jurisdictions.  Lincoln 
County shows a larger base of senior households, expressed as a percentage of total households.  
Brunswick does have the highest percentage share of households led be seniors aged 75 years and older. 
 
Table 83. Senior Citizen Base, 2005 

Jurisdiction Category 65+ 65-74 75+ 

Maine 
% of Total Households 22.70% 11.50% 11.20% 
@ <60% of Median Income 60,764 26,499 34,265 
% of Senior Households 48.80% 42.00% 55.90% 

Cumberland 
County 

% of Total Households 20.70% 10.00% 10.70% 
@ <60% of Median Income 11,779 4,847 6,932 
% of Senior Households 50.30% 42.90% 57.20% 

Lincoln 
County 

% of Total Households 27.80% 14.00% 13.80% 
@ <60% of Median Income 1,675 755 920 
% of Senior Households 39.80% 35.60% 44.00% 

Sagadahoc 
County 

% of Total Households 20.40% 10.50% 9.90% 
@ <60% of Median Income 1,386 549 837 
% of Senior Households 44.80% 34.40% 55.90% 

Brunswick 
% of Total Households 25.40% 11.00% 14.40% 
@ <60% of Median Income 882 338 544 
% of Senior Households 40.90% 36.20% 44.40% 

Source :  C la r i tas  

 
The following table further segments households led by seniors 65 years and older based on household 
income.  Households are separated into those with incomes of 30%, 50% and 80% of the median 
household income.  According to the table, roughly 22% of Maine senior households were below 30% of 
the statewide median income, 41% were below 50% of the median income and 63% were below 80% of 
the median income. 
 
Table 84. Senior Household Income Distribution, 2005 

Jurisdiction 
<30% of 

Median Income 
<50% of 

Median Income
<80% of 

Median Income
Maine 21.60% 40.20% 62.90% 
Cumberland 21.60% 42.00% 63.30% 
Lincoln 16.40% 32.10% 54.30% 
Sagadahoc 19.60% 37.80% 56.90% 
Brunswick 17.40% 33.30% 53.80% 
Source :  C la r i tas  

 
Conversations with members of the retirement housing development community revealed the following: 
 
• The market for senior living residences in the Mid Coast region has historically supported the 

absorption of roughly 50 units per year.  
• About a third of the market for Mid Coast residences reside between Freeport and Camden, Maine 

another third are from other parts of New England and the final third from Boston, New York City or 
Washington D.C. 

• Many elderly couples relocated to Maine to be near their children 
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• The product mix is diverse and includes single-family houses, duplexes, apartments, condominiums 
and townhomes.  Units usually range from one to two bedrooms.  

• A key amenity at recent senior housing developments in Maine has been open space conservation.  At 
the BNAS site, most residents would likely expect roughly 250 acres in conservation. 

• Roughly 25% of purchases are for second homes.  Owners live in warmer climates during the Maine 
winter and then in Maine during the warmer months. 

• The market has recently slowed due, in part, to increases in the interest rate 
• The market parallels the overall second home market along the Maine coast 
• Roughly 95% of deals are termed in cash.   
 

Aviation  
 
The firm Edwards and Kelcey was contracted to conduct an airport feasibility study for the BNAS site, 
the results of which are not yet fully available.  In the preliminary analysis, Edwards and Kelcey 
concluded that two of the more logical and efficient aviation uses would be for government and military 
agencies or aircraft maintenance and manufacturing.  The firm also explored the possibility of passenger 
service and cargo, but the potential for these was categorized as limited at best and unfeasible at worst.  
ERA explored the market for maintenance due to its perceived attractiveness for the site and also looked 
at training as an opportunity.  Ultimately the feasibility of the uses profiled below will depend on the 
ability to attract substantial business activity, fitting with the  existing business climate in Maine.  For 
further information on this issue, see the section entitled “Business Attraction.”  The following table is a 
matrix of aviation uses, based on data and analysis by Edwards and Kelcey.  A plus sign indicates a 
positive evaluation for the use in regards to the category, a negative sign shows the opposite and a zero is 
a neutral indication. 
 

Table 85. Matrix of Aviation Uses 

Category 
Passenger 

Airline 
Cargo 
Airline

General Aviation & 
Corporate 

Aircraft Maintenance & 
Manufacturing 

Government & 
Military Agency 

Job Creation + + + ++ ++ 
Net Operating Gain / 
Loss + - - + O 
Environmental Impacts - - + O O 
Utilize Existing Airfield + + - + + 
Compliment Non-
Aviation 
Development 

+ + + ++ ++ 

Location Strengths - - + + ++ 
Source :  Edwards  and  Ke lcey 

 
Edwards and Kelcey take note of some of the strengths and weaknesses of each use which include, but are 
not limited to the following: 
 
Passenger Airline 
 
• Runways are present, but no terminal building or parking facility 
• Not near demand centers 
• Not close to major roadway 
• High investment cost 



 

Economics Research Associates Page 100 

• Existing competition in Portland, Maine, Manchester, New Hampshire and Boston, Massachusetts 
 
Cargo Airline 
 
• Competition for road-feeder services 
• Industry trends include mail substitutes like email and video conferencing 
• Expensive to operate compared to trucking, rail or ship 
 
General Aviation and Corporate 
 
• Substantial corporate demand 
• Proximity to Europe 
• High start-up costs 
• High Operating expenses 
 
Aircraft Maintenance and Manufacturing 
 
• Existing skilled and productive labor 
• Proximity to Europe 
• Growth in composites manufacturing 
• Requires incentive structure 
 
Government and Military Agency 
 
• Existing airfield security 
• Military redevelopment zone 
• Synergy with BIW and General Dynamics 
• Support from congressional delegation 
• Competition from other states 
 
Corporate, Small Business & Private Aircraft Costs 
 
Scheduled and Unscheduled Maintenance Costs 
 
Estimating the market volume for operational costs requires a close look at hourly, monthly and cycle –
life maintenance tasks.  Hourly maintenance tasks typically are divided into 
 
• Basic lube, fluid and visual checks 
• Intermediate functional system checks with a few remove and replace items 
• Major airframe structural inspections and component replacements, including cycle life limited 

components such as landing gear and engine rotating parts 
 
Manufacturers typically mix in a series of calendar inspection requirements with the flight hour 
inspections to ensure that low utilization aircraft also receive thorough examinations from attending 
technicians.  Cessna Citation II checks, for instance, are divided into recurring Phase 1 through 5 
inspections that cover basic and intermediate checks, plus periodic calendar inspections.  Such routine 
inspections cost less than $50 per hour, but Cessna projects 1.8 maintenance labor hours per flight hour to 
cover other maintenance tasks.  If the shop rate is $70 per hour, then maintenance labor is $126 per flight 
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hour.  Cessna also estimates $133 per hour for airframe parts, resulting in a basic maintenance cost per 
flight hour of $259. 
 
At 10,000 hours and 10,000 cycles, however, more intensive inspections begin, including eddy current 
and x-ray inspections.  These are repeated at much shorter intervals, as the aircraft gets older.  
Replacement of certain landing gear components begins at 12,500 cycles.  Scheduled maintenance costs 
will rise considerably above $259 per flight hour as a Citation II reaches 10,000 hours and 10,000 cycles.   
 
Operators/owners of Learjet 35 and Falcon 10 aircraft incur similar costs.  The Learjet 35 requires a major 
landing gear overhaul each 6,000 cycles, plus a 12-year, 7,200-hour x-ray inspection that can reveal 
corrosion damage that can cost $125,000 to $250,000 to repair.  There is a mandatory wing demate for 
Learjet 35s at 24 years or 12,000 flight hours.  The Falcon 10 has a $125,000 landing gear overhaul due at 
5,600 cycles.   
 
Unscheduled maintenance costs also contribute to the market volume.  For example the cockpit 
windshields ($25,000 each for Citations and $38,000 for Learjets) and cockpit side windows ($20,000 
each for Citations) may develop stress cracks near mounting holes.  Cabin doorframes may develop 
cracks, at times requiring replacement of the entire doorframe assembly.  Lavatory blue water spills can 
cause corrosion of wing carry-through spars.  Corrosion on other fuselage and wing components can 
result in repairs or replacements.  Learjet 35s can develop cracking in the engine mounting beams that can 
cost $80,000 to $100,000 to repair.   
 
Engine restoration and maintenance costs are another important part of the maintenance market volume 
costs.  For example, a basic two-engine overhaul for Honeywell TFE731 engines, due at 4,200 hours, can 
sum up to $450,000 and the aircraft is not enrolled in the MSP or JSSI service programs.  With additional 
life-limited components, such as impellers, high-pressure turbine discs and high-pressure turbine blades, 
the actual overhaul cost could be substantially higher. 
 
Pratt & Whitney Canada JT15D 1,750-hour hot-section inspections cost about $34,000, and 3,500-hour 
overhauls about $230,000 per engine.  This figure can grow if cycle-life and hour-life-limited components 
are due for replacement 
 
Fixed and Direct Operating Costs 
 
Fixed operating costs include pilot/crew salaries and benefits, tie down and/or hangar costs, insurance and 
reserves for refurbishment, paint and to cover major maintenance and repair bills.  Some aircraft 
manufacturers, such as Cessna, therefore offer parts-by-the-hour and service center flat-rate prices.  Fuel 
consumption, landing fees, weather reports and seasonal services like de-icing are direct operating costs 
incurred at Fixed Base Operations (FBO). 
 
Available Markets 
 
In order to conduct an accurate market analysis and project the market potential, ERA established a trade 
area for maintenance facilities at the BNAS site. Because the nature of aviation allows travel of great 
distances in short periods of time, the trade area encompasses all states east of the Mississippi River and 
three eastern provinces of Canada; Ontario, Quebec and New Brunswick.  To estimate the volume (in $) 
for potential revenue in the market area, ERA merged four different databases: 
 
• The FAA aircraft registry 
• The Canadian aircraft registry 
• Operational cost estimates from Conklin & De Decker and Omni Jet Trading 
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According to the FAA there are 146,262 aircraft registered in the market area; (United States 321,095) as 
of May 2004. That number excludes gliders, balloons, blimps/dirigibles, rotorcraft as well as aircraft with 
ramjet engines. Single engine aircraft total 116,555 (United States 261,819) or 80% and multi-engine 
aircraft total 29,710 or 20%.  
 
Market Volume 
 
To estimate the market volume for aircraft operation costs, the number of entries for a specific aircraft 
from the registries was applied to the operational cost estimates from Conklin & De Decker for that 
specific aircraft.  This generated the dollar volume for maintenance, training, or fuel costs for a specific 
aircraft, for example.  The following tables show the summary of the market volume in dollar for aircraft 
types listed in the Conklin & Decker database by engine type and cost department.  Detailed tables of 
aircraft tables and manufacturer are shown in the appendix. 
 

Table 86. Aircraft Operations - Variable Costs Market Volume 

Maintenance 
Engine Type USA Canada Total 
Turbo Pop $1,225,730,000 $121,090,000 $1,346,820,000 
Piston $670,570,000 $34,410,000 $704,980,000 
Misc & FBO Related 
Engine Type USA Canada Total 
Turbo Pop $48,830,000 $3,560,000 $52,390,000 
Piston $134,450,000 $9,450,000 $143,900,000 
Fuel 
Engine Type USA Canada Total 
Turbo Pop $800,000,000 $79,040,000 $879,040,000 
Piston $515,420,000 $26,340,000 $541,760,000 
Total $3,395,000,000 $273,890,000 $3,668,890,000 

Source :  FAA,  Canad ian  A i rc ra f t  Reg is t ry ,  Conk l i n  &  De  Decker  

 



 

Economics Research Associates Page 103 

Table 87. Aircraft Operations - Fixed Costs Market Volume 

Training (Pilot / Crew) 
Engine Type USA Canada Total 
Turbo Prop $96,790,000 $8,920,000 $105,710,000 
Piston $98,240,000 $5,230,000 $103,470,000 
Refurbishment 
Engine Type USA Canada Total 
Turbo Pop $18,290,000 $1,980,000 $20,270,000 
Piston $160,270,000 $9,030,000 $169,300,000 
Upgrades 
Engine Type USA Canada Total 
Turbo Pop $56,720,000 $5,920,000 $62,640,000 
Piston $63,950,000 $2,700,000 $66,650,000 
Hangar 
Engine Type USA Canada Total 
Turbo Pop $178,630,000 $15,690,000 $194,320,000 
Piston $477,900,000 $25,600,000 $503,500,000 
Salary & Benefits 
Engine Type USA Canada Total 
Turbo Prop $79,454,020,000 $82,170,000 $79,536,190,000 
Piston $1,560,917,890,000 $156,250,000 $1,561,074,140,000 
Total $1,641,522,700,000 $313,490,000 $1,641,836,190,000 

Source :  FAA,  Canad ian  A i rc ra f t  Reg is t ry ,  Conk l i n  &  De  Decker  

 
Within the variable operational costs this results in a potential market volume for maintenance services of 
approximately $2.05 billion, for fuel of $1.4 billion and for FBO related services of approximately $195 
million annually.  The potential fixed cost market volume, leaving the salary and benefits for pilots and 
crews aside, results in $210 million for required training, $190 million for aircraft refurbishment, $130 
million for (required) upgrades and $697 million for hangar/storage annually. Adding the market volumes 
for total fixed and variable costs yields an estimated total market potential of roughly $4.87 billion 
annually.   
 
ERA notes that the cost estimates database from Conklin & De Decker covers only the newer aircraft 
types and models (about 37% of all registered aircraft as defined before), and not older models, (e.g. the 
Cessna 140s, 150s, 170s or the Piper 11s, 12s or 18s). Taking the number of older aircraft from the 
registries in consideration the market volume, therefore, could conservatively be estimated 20% higher.   
 
If BNAS captures just 1 percent of the market volume, the potential demand for parts, goods and services 
could reach $49 million dollars annually, based on aircraft covered by Conklin & De Decker cost 
estimates.  However due to synergy effects triggered by the combination of different services and 
opportunities offered at the airport and throughout the region, the actual capture rate after the build out of 
all facilities would be estimated to be higher. 
 
Market Volume Corporate Jets 
 
The same method was used to estimate the market volume for operational costs in the corporate jet 
segment, based on the number of registry entries and cost estimates from Omni Jet Trading. Detailed 
tables of aircraft types and manufacturer are shown in the appendix. 
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Table 88. Aircraft Operation - Variable Costs Market Volume - Corporate Jets 

Maintenance 
 USA Canada Total 
Corporate Jet $202,230,000 $35,950,000 $238,180,000 
Fuel 
 USA Canada Total 
Corporate Jet $763,380,000 $35,950,000 $799,330,000 
Total $965,610,000 $71,900,000 $1,037,510,000 

Source :  FAA,  Canad ian  A i rc ra f t  Reg is t ry ,  Omn i  Je t  Trad ing  

 
Table 89. Aircraft Operation - Fixed Costs Market Volume - Corporate Jets 

Training (Pilot / Crew) 
 USA Canada Total 
Corporate Jet $59,050,000 $3,160,000 $62,210,000 
Refurbishment 
 USA Canada Total 
Corporate Jet $248,060,000 $11,070,000 $259,130,000 
Paint 
 USA Canada Total 
Corporate Jet $263,090,000 $12,440,000 $275,530,000 
Hangar 
 USA Canada Total 
Corporate Jet $136,300,000 $8,330,000 $144,630,000 
Salary & Benefits 
 USA Canada Total 
Corporate Jet $502,040,000 $25,050,000 $527,090,000 
Engine Overhaul (per engine) 
 USA Canada Total 
Corporate Jet $716,030,000 $31,950,000 $747,980,000 
Total $1,924,570,000 $92,000,000 $2,016,570,000 

Source :  FAA,  Canad ian  A i rc ra f t  Reg is t ry ,  Omn i  Je t  Trad ing  

 
Within the variable operational costs this results in an estimated potential market volume for maintenance 
services of approximately $238 million and for fuel of $799 million annually. FBO related services are 
not covered for each aircraft in the Omni Jet Trading database.  Therefore an accurate estimate cannot be 
established.  Leaving the salary and benefits for pilots and crews aside, the potential fixed cost market 
volume is $62 million for required training, $259 million for aircraft refurbishment, $275 million for paint 
and $145 million for hangar/storage annually.  The costs for upgrades are not covered for each aircraft in 
the Omni Jet Trading database.  Therefore an accurate estimate cannot be established, but adding the 
available estimates results in an estimated total market potential of roughly $1.78 billion annually.   
 
Assuming a potential capture rate of 3% after full build out of the BNAS site, the potential demand for 
parts, goods and services totals $53 million annually.  This estimated capture rate is based on the number 
of existing comparable maintenance and service centers in the trade area and assumes that each of the 
centers has an equal share of the corporate jet maintenance and service market.  
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Capturing just a small percentage of the above markets would result in a measurable benefit for the 
region.  With the expanding markets of regional and corporate aviation as well as the future market of the 
Small Aircraft Transportation System, this beneficial impact could be sustained for some time to come. 
 
As stated by Edwards and Kelcey, the large majority of all corporate aircraft maintenance, unlike smaller 
general aviation aircraft, is performed at service centers that are either owned or licensed by the original 
equipment manufacturer (OEM), for several reasons: 
 
• Warranties offered by OEMs specify (and generally restrict) who can perform maintenance 
• The specialized nature of the maintenance services provided 
• The cost of acquiring the equipment, tools, training and certification to perform maintenance on high-

performance aircraft, as well as carry the necessary insurance 
 
As a result, OEMs establish service centers in various regions of the country to serve relatively large 
market areas.  The key to development corporate aircraft maintenance at BNAS, then, is to attract a 
regional service center operated or licensed by an OEM such as Bombardier, Gulfstream, Cessna, etc.  
Based on claims by Bombardier on what is likely to influence their location decisions, there are also a 
number of incentives that will most likely need to be provided which could include: 
 
• Constructing new facilities 
• Tax abatements 
• No lease payments 
• Subsidies for recruiting and training employees 
• Interest free loans and grants 
 
Training 
 
Pilots 
 
Pilots are highly trained professionals who fly airplanes and helicopters to carry out a wide variety of 
tasks. Most are airline pilots, copilots, and flight engineers who transport passengers and cargo.  By law, 
airline pilots cannot fly more than 100 hours a month or more than 1,000 hours a year.  Most airline pilots 
fly an average of 75 hours a month and work an additional 75 hours a month performing non-flying 
duties.  Pilots usually start with smaller commuter and regional airlines to acquire the experience needed 
to qualify for higher paying jobs with national airlines.  Most pilots traditionally have learned to fly in the 
military, but growing numbers have college degrees with flight training from civilian flying schools that 
are certified by the Federal Aviation Administration (FAA).  Maine Instrument Flight, in Augusta, is the 
closest such school to the BNAS site. 
 
All pilots who are paid to transport passengers or cargo must have a commercial pilot’s license with an 
instrument rating issued by the FAA.  To qualify for these licenses, applicants must be at least 18 years 
old and have at least 250 hours of flight experience.  The experience required could be reduced through 
participation in certain flight school curricula approved by the FAA.  Airline pilots must fulfill additional 
requirements.  Pilots must have an airline transport pilot’s license.  Applicants for this license must be at 
least 23 years old and have a minimum of 1,500 hours of flying experience, including night and 
instrument flying, and must pass FAA written and flight examinations.  Usually, they also have one or 
more advanced ratings, such as multiengine aircraft or aircraft-type ratings, dependent upon the 
requirements of their particular flying jobs.  All licenses are valid so long as a pilot can pass the periodic 
physical and eye examinations and tests of flying skills required by Federal Government and company 
regulations. 
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Pilot Categories 
 
Student Pilot: A student pilot must be 16 years old, medically certificated by an FAA medical examiner 
and may only fly solo or with an instructor.  Each solo flight must be approved as to destination and 
duration.  A student pilot may not operate an aircraft that is carrying passengers or that is carrying 
property for compensation or hire. 
 
Recreational Pilot: A recreational pilot may fly no more than one passenger in a light, single engine 
aircraft with no more than four seats, during good weather and daylight hours, and unless otherwise 
authorized, no more than 50 miles from the home airport.  A recreational pilot may not operate an aircraft 
that is carrying passengers or that is carrying property for compensation or hire. 
 
Private Pilot: A private pilot may, with appropriate training, ratings and endorsements, carry 
passengers in any aircraft, day or night, good weather or bad.  The private pilot may not act as pilot-
in-command of an aircraft that is carrying passengers for compensation or hire nor act a as pilot-in-
command of an aircraft that is being operated for compensation or hire (e.g.: one that has been hired 
to do pipeline patrol but carries no passengers). 
 
Commercial Pilot: A commercial pilot may act as pilot-in-command of an aircraft that is carrying 
passengers for compensation or hire, but not an aircraft in air carrier service, or act a as pilot-in-
command of an aircraft that is being operated for compensation or hire (e.g. one that has been hired 
to do pipeline patrol but carries no passengers). 
 
Airline Transport Pilot: An airline transport pilot may act as pilot-in-command of an aircraft in air 
carrier service. 
 
The passenger airline industry is undergoing many changes, with some airlines posting increases in 
passenger traffic and adding routes while others are cutting back.  Overall, the employment of aircraft 
pilots is projected to increase according to the U.S. Bureau of Labor Statistics, about as fast as average for 
all occupations through 2012.  In the long run, demand for air travel is expected to track increases in the 
population and growth of the economy.  In the short run, however, employment of pilots is generally 
sensitive to cyclical swings in the economy.  During recessions, when a decline in the demand for air 
travel forces airlines to curtail the number of flights, airlines may temporarily furlough some pilots. 
 
After September 11, 2001, air travel was severely depressed.  A number of the major airlines were forced 
to reduce schedules, layoff pilots, and even declare bankruptcy.  At the same time, hiring continued at 
regional and low-fare airlines.  It is expected that job opportunities will continue to be better with the 
regional airlines and low-fare carriers, which are growing faster than the more well-known major airlines.  
Opportunities with air cargo carriers also are expected to be good due to increasing security requirements 
for shipping freight on passenger airlines and growth in e-business. 
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Aviation Mechanics 
 
To keep aircraft in peak operating condition, aircraft and avionics equipment mechanics and service 
technicians perform scheduled maintenance; make repairs, and complete inspections required by the 
Federal Aviation Administration (FAA).  Many aircraft mechanics, also called airframe, powerplant, and 
avionics aviation maintenance technicians, specialize in preventive maintenance. 
 
The majority of mechanics who work on civilian aircraft are certificated by the FAA as “airframe 
mechanic,” “powerplant mechanic,” or “avionics repair specialist.”  Mechanics that also have an 
inspector’s authorization can certify work completed by other mechanics and perform required 
inspections.  Those with certificates supervise uncertificated mechanics.  The FAA requires at least 18 
months of work experience for an airframe, powerplant, or avionics repairer’s certificate.  For a combined 
A & P certificate, at least 30 months of experience working with both engines and airframes is required.  
Completion of a program at an FAA-certified mechanic school can substitute for the work experience 
requirement. 
 
FAA regulations require current experience to keep the A & P certificate valid. Applicants must have at 
least 1,000 hours of work experience in the previous 24 months or take a refresher course.  As new and 
more complex aircraft are designed, more employers are requiring mechanics to take ongoing training to 
update their skills. 
 
Recent technological advances in aircraft maintenance necessitate a strong background in electronics -
both for acquiring and retaining jobs in this field.  FAA certification standards also make ongoing training 
mandatory.  Every 24 months, mechanics are required to take at least 16 hours of training to keep their 
certificate.  Many mechanics take courses offered by manufacturers or employers, usually through outside 
contractors. 
 
According to the Bureau of Labor Statistics, aircraft and avionics equipment mechanics and service 
technicians held about 154,000 jobs in 2002; about 1 in 6 of these workers was an avionics technician.  
Nearly 40 percent of aircraft and avionics equipment mechanics and technicians worked for air 
transportation companies and close to 20 percent worked for private maintenance and repair facilities.  
About 20 percent worked for the Federal Government, and about 13 percent worked for aerospace 
products and parts manufacturing firms.  Most of the rest worked for companies that operate their own 
planes to transport executives and cargo.  Few mechanics and technicians were self-employed. Most 
airline mechanics and service technicians work at major airports near large cities. Large proportions of 
mechanics that work for aerospace manufacturing firms are located in California or in Washington State.  
Others work for the FAA, many at the facilities in Oklahoma City, Atlantic City, Wichita, or Washington, 
DC.  Mechanics for independent repair shops work at airports in every part of the country. 
 
Employment of aircraft mechanics is expected to increase about as fast as the average for all occupations 
through the year 2012, and large numbers of additional job openings should arise from the need to replace 
experienced mechanics who retire. Avionics technicians are projected to increase at a slower than average 
rate. Despite the long-term forecast, these occupations are currently in a period of little to no growth.  
Reduced passenger traffic resulting from a weak economy and the events of September 11, 2001, have 
forced airlines to cut back flights and take aircraft out of service. As the economy improves and public 
reluctance to board aircraft decreases, a growing population should increase passenger traffic and create 
the need for more aircraft mechanics and service technicians over the next decade. 
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Training and Education Providers 
 
Alteon: Alteon, formerly FlightSafety Boeing Training International (FSBTI), is now a fully owned 
subsidiary of The Boeing Company. While operating as a joint venture between Boeing and FlightSafety 
International since 1997, the company has become a global aviation training company responsible for 
flight and maintenance training in the 100-plus-seat range of aircraft.  Alteon has more than 700 
employees in 20 locations worldwide, more than 70 full-flight simulators, and numerous fixed-base and 
maintenance training simulators. 
 
• Alteon trains more than 400 operators of 100+ seat aircraft, including airlines, as well as 
• Corporate, military, government operators annually. 
• Alteon serves customers from 67 different countries 
• Alteon trains nearly 20,000 students each year; nearly 9000 technical and 11,000 flight trainees 
• Alteon offers nearly 400 distinct courses 
• Nearly 70 governmental/regulatory authorities have accepted Alteon training programs 
• Alteon employs over 700 people; over 470 are instructors 
 
FlightSafety: Founded in 1951, a subsidiary of Berkshire Hathaway, FlightSafety has the world's largest 
fleet of flight simulators, training more than 65,000 pilots and maintenance personnel for airlines and 
airplane manufacturers in about 220 simulators at 42 training centers in the US and abroad.  The company 
has a staff of 1,200 professional instructors and provides training for corporate, commercial, private, and 
military pilots.  In addition, FlightSafety offers training for flight attendants, technicians, and corporate 
schedulers and dispatchers 
 
Business aviation is the core business of FlightSafety.  It provides corporate flight departments with 
training for pilots and maintenance technicians.  The business aviation training covers the entire range of 
subjects related to corporate aviation, including type specific initial and recurrent pilot training as well as 
basic and advanced maintenance technician training 
 
FlightSafety offers a large number of Regional Jet (airliner) simulators for initial and recurrent pilot 
training in this growing aviation segment. FlightSafety was able to acquire some long-term training 
contracts with regional carriers.  The company also set up a “Regional Airline New Hire Program” in 
which qualified applicants are screened and matched with airline job openings. Following an employment 
offer the applicants are trained for first officer service on the appropriate type-specific simulators. 
 
Even though it is not part of the core business, FlightSafety offers training to private pilots who fly light 
aircraft for business or pleasure as well as those who might want to pursue a career as a pilot.  Recurrent 
training is also offered to defense, law enforcement and other governmental aviation personnel.  
FlightSafety offers initial and recurrent training for pilots as well as maintenance technicians for the 
following aircraft manufacturer products: 
 
• ATR 
• Hawker(Raytheon) 
• Beech(Raytheon) 
• JetStar 
• Bell Helicopter 
• Jetstream 
• Bombardier/Canadair 
• Learjet 



 

Economics Research Associates Page 109 

• Cessna Citation 
• Cessna 200/300/400 
• Piper 
• Saab 
• De Havilland 
• Sabreliner 
• Embraer 
• Shorts 
• Fairchild 
• Sikorsky 
• Falcon (Dassault) 
• Sino/Swearingen 
• Galaxy 
• Twin Commander 
• Gulfstream 
 
FlightSafety offers courses for pilots, helicopter pilots, maintenance technicians, flight attendants and 
flight dispatchers at 17 locations, 2 in Canada (Toronto, Montreal) and 15 in the US within the BNAS 
market area (east of the Mississippi).  The corporate headquarter is located in Flushing, NY adjacent to 
LaGuardia Airport.  The 15 schools in the BNAS market area are located in the following cities: 
 
• Flushing, NY 
• Moonachie, NJ 
• New Castle, DE 
• Swanton, OH 
• Columbus, OH 
• Hebron, KY 
• Atlanta, GA 
• Savannah, GA 
• West Palm Beach, FL 
• Vero Beach, FL 
• Orlando, FL 
• Lakeland, FL 
• Dotham, AL 
• Daleville, AL 
• Memphis, TN 
 
Important to note is that FlightSafety’s Simulation Systems Division produces the flight simulators used 
throughout FlightSafety’s network of learning centers.  These simulators represent a wide range of 
aircraft – from piston twins to commercial airliners, helicopters, and large-scale military transport.  They 
are also installed at airline and military training facilities 
 
FlightSafety Simulation is comprised of Simulation Systems Division (SSD) and the Visual Simulation 
Systems (VSS).  SSD, headquartered in Broken Arrow, Oklahoma, designs, manufactures, and supports 
full flight simulators for FlightSafety and other clients world wide.  VSS, based in St. Louis, Missouri, 
develops the imaging systems, including MultiView projectors and the VITAL series of visuals. 
 
Virtually all of the company's latest simulators are designed to FAA level “D”standards, the highest 
designation for realism in flight replication. 
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Summary of Uses 
 
Business Park Development 
 
Market analysis of area industrial and business park development shows a projected annual demand for 
such space to be at a rate between 8.3 and 16.5 acres per year.  It is likely, then, that over the next 20 
years there will be sufficient demand for more than one business park.  ERA estimates that about 120 
acres on the BNAS site could be slated for such development, which would result in enough space to 
supply the market for roughly 10 years.  The key to the success of this effort will likely be the packaging 
of incentives offered to potential business tenants.  The exact scale of development will also depend on 
building activity between now and when the base is completely closed.  There is also the opportunity to 
locate back office operations at the site. 
 
Composites and Information Technology Clusters 
 
ERA sees composites and information technology as two of the most promising industries that Maine 
currently supports.  There are other growth sectors that the state has identified such as biotechnology or 
forest products, or agriculture.  However, ERA does not consider these sectors to be the highest and best 
use of the BNAS site.  Biotechnology, for example, usually commands an immediate, established 
university presence, which Brunswick lacks.  The forest products or agriculture sectors do not show the 
potential for growth and high-wage jobs that the composites or information technology industries clearly 
exhibit. 
 
Education 
 
ERA suggest allocating 200+ acres for educational initiatives.  Educational activity could help to enhance 
the clustering effect of the composites and information technology redevelopment efforts.  On a more 
pragmatic level, it could also help those colleges and universities in need of extra space such as Southern 
Maine Community College and Bowdoin College, both of whom have already expressed interest in 
sizable portions of the projected available acreage.  There is also the opportunity to house the center for 
an online degree program and take advantage of the impressive growth in that market. 
 
Biomedical 
 
Biomedical research and development is a promising field in which Maine already boasts several facilities 
and institutions.  The success of recent funding initiatives and the work of existing facilities lead ERA to 
believe that this is a market worthy of further attention.  Much like the composites industry, there is the 
opportunity to harness existing businesses and research efforts into a center for excellence positioned on 
the base. 
 
Radio Frequency Identification 
 
Recent estimates of market growth for Radio Frequency Identification technologies are impressive.  The 
adoption of such technologies by a variety of users, including Wal-Mart and Target, sheds light on the 
retail application of the technology, but it is also relevant for the pharmaceutical, medical, aviation, 
military, security and automotive industries.  Part of the attractiveness of RFID technologies is the diverse 
set of potential industry users.  This lessens the exposure of the technology to regular business cycles. 
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Maine Learning Technology Initiative 
 
Building on the existing Maine Learning Technology Initiative, ERA suggests leveraging the market 
potential of “Open Source” technologies instead of purchasing laptops from a company like Apple Inc..  
Training initiatives would help to develop an “Open Source” savvy labor force, which could be an 
attractive asset to outside companies, particularly from Europe which is farther along in the adoption of 
“Open Source” than the US.  The end result is that more of the economic benefit of the initiative is 
absorbed within the State of Maine through the education and manufacturing of the technology. 
 
Alternative Energy Development 
 
To build on existing efforts in alternative energy development and to position Maine as a market leader in 
this industry, ERA recommends pursuing alternative energy initiatives as past of a redevelopment plan.  
Currently, there are select efforts to develop energy production through wind and hydrogen initiatives and 
these are two processes that could prove viable at the BNAS site.  The opportunity to generate revenue by 
owning and operating the onsite grid is also an attractive option. 
 
Resort Hotel / Conference Center & Waterpark 
 
Though it attracts roughly 20% of Maine’s tourism visits, the Mid Coast region, specifically the greater 
Brunswick area, lacks a true destination resort with significant conference space.  Regional comparables 
show extremely seasonal operating statistics and an indoor waterpark and an 18-hole golf course would 
help to flatten shoulder months and likely raise overall occupancies and ADRs.  Such a resort would also 
tap what is currently a largely untapped market in state associations, corporate meetings and SMERF 
events.  ERA estimates that a resort of a sufficient scale, with an indoor waterpark, could even pull from 
nearby Canadian markets. 
 
Retail 
 
ERA pull factor analysis confirms that the current Brunswick and Mid Coast markets are sufficiently 
supplied with existing retail space.  However, with residential development, a hotel resort, business park 
space, etc there will be added onsite demand for retail and restaurant offerings.  Development that is 
targeted only to meet this need is unlikely to compete with Cooks Corner or other Brunswick retail space. 
 
Second Homes / Retirement Housing 
 
Besides the fiscal benefit of additional taxes benefiting the schools and municipal and county budgets, 
economic development of all types can accompany the influx of new second homeowners to an area.  
This holds true for both vacation and retirement housing, but retirement housing has the advantage of 
being occupied year-round as a principal residence.  The economic benefits of vacation housing, besides 
the fiscal ones, are primarily those of tourism, with some additional retail activity associates with upkeep 
of the vacation home and the purchase of household supplies and furnishings.  Some additional retail 
business can be expected, along with development of tourist attractions, eating places and services.  The 
multiplier effect of one retirement household is significant and estimated by some studies to be roughly 
3.7.  
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N i che  Hanga r  Reuse  Cons ide ra t i ons  
 
In conjunction with ERA’s analysis of general reuse opportunities, ERA explored additional options 
specifically for hangar reuse.  Based on public input and ERA’s experience with other military 
redevelopments and emerging industries, ERA identified hangar reuse options that present opportunities 
to either harness emerging industries or meet local demand for select activities.  ERA focused on business 
activities that would help in economic development efforts.  There are other, non-business uses that could 
prove to be a viable use.  Converting hangar space into a community art center could work (and has 
worked in past military redevelopments), and would fit well into Maine’s efforts to bolster their existing 
“Creative Economy.”  Two uses are outlined below. 
 

Movie Production Facility 
 
Health and Size of the Movie Industry 
 
The movie industry is not in a state of decline: it is in a state of change.  As independent films become 
more popular, and as DVDs penetrate into more and more households, it does not appear that major 
studios’ core business is threatened.  The table below shows the number of new releases from 2001 to 
2005: 
 
Table 90. Number of Films Released in U.S. 

Category 2001 2002 2003 2004 2005
MPAA 188 220 194 198 190
Other Films  274 229 265 322 345
Total Films Released in
U.S. 462 449 459 520 535
% MPAA Films 40.7% 49.0% 42.3% 38.1% 35.5%
Source :  MPAA 

 
The number of new films being released by major Hollywood Studios (referred to as MPAA studios) has 
stayed somewhat steady since 2001 with the exception of 2002.  The growth has been in other films—
which in this case is both mini-majors (owned by the studios) and independent films. Those have grown 
25 percent since 2001.  
 
Revenues 
 
It is interesting to note from the chart below that average box office receipts do not appear to have been 
affected greatly by the introduction of more films. Though 2005 does appear to be a tough year overall for 
box office receipts, it is too early to tell whether this is a trend that resulted from the extra supply of films. 
 
Table 91. Average Box Office Receipts, Feature Films 
(in millions) 

Category 2001 2002 2003 2004 2005
All New Releases $18.2 $21.2 $20.7 $20.0 $15.8
MPAA New Releases $34.8 $32.8 $41.6 $34.6 $38.1
Source :  MPAA 
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The only data point that presents a somewhat worrying picture for the industry is the number of U.S. 
movie visits per capita.  After steadily rising from 1980 through 2002, this figure has lost almost all that 
ground in the last three years.  However, looking at only the U.S. market for movie visits is not the 
complete picture.  In fact, the largest frontier for Hollywood studios is box-office and DVD sales abroad.  
The revenue from box office receipts in the U.S. declined slightly in 2005, but has hovered around $9 
billion since 2002.  Worldwide box office receipts, however, have increased at a healthy rate, rising from 
about $16 billion in 2000 to $23 billion in 2005. 
 
Table 92. Trends in Attendance 

Category 2000 2001 2002 2003 2004 2005
U.S. Box Office Receipts* $7.66 $8.41 $9.52 $9.49 $9.54 $8.99
Worldwide Box Office Receipts* $15.92 $16.96 $19.76 $20.34 $25.23 $23.24
Percent of Worldwide in U.S. 48% 50% 48% 47% 38% 39%
U.S. Theater Admissions† 1.42 1.49 1.64 1.57 1.54 1.4
* in  b i l l i ons  o f  do l l a rs ,  † i n  b i l l i ons  o f  pa id  admiss ions  
Source :  MPAA 

 
It is interesting to note that U.S. theater admissions have declined since peaking in 2002; however, U.S. 
box office revenue has not seen a concomitant decline.  Total worldwide revenues have increased every 
year except 2005. 
 
It is important to note here that most of a feature film’s revenues do not come from box-office receipts.  
Other sources like DVD sales, DVD rentals, and network television broadcasting, and cable broadcasting 
account for the majority of a film’s revenues.  Therefore, there is room to grow revenues even if box 
office receipts are flat. 
 
Expenses 
 
Movies have been getting more expensive to make in recent years; however, they have fallen from their 
peak in 2003.  Marketing costs now take up an increasing percentage of a film’s total costs to produce—
especially among mini-major films (data is unavailable for independent films).  In 2001, marketing 
accounted for 23 percent of a mini-major film’s budget; in 2005, that figure was 39 percent.  Those films 
now appear to have a similar share devoted to marketing as do films produced by the major studios. 
 
The average total costs for films rose sharply between 2001 and 2003, but softened for 2004 and 2005.  
Last year, the average major studio feature film cost $96.2 million to produce and market.  Total costs for 
mini-major films also peaked in 2003, at $61.6 million, but have dropped to $38.7 million in 2005.  It 
should be noted that the number of mini-major films has increased in that time, a factor that may be 
responsible for pulling down the averages. 
 
Table 93. MPAA Marketing & Production Costs (in millions) 

Category 1995 2001 2002 2003 2004 2005
Marketing costs* $17.7 $31.0 $30.6 $39.0 $34.4 $36.2
Production Costs* $36.4 $47.7 $58.8 $63.8 $62.4 $60.0
Total costs* $54.1 $78.7 $89.4 $102.8 $96.8 $96.2
% Marketing 33% 39% 34% 38% 36% 38%
Source :  MPAA 
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Table 94. Mini-Major Marketing & Production Costs 
(in millions) 

Category 2001 2002 2003 2004 2005
Marketing costs* $9.5 $11.2 $14.7 $11.4 $15.2
Production Costs* $31.5 $34.0 $46.9 $29.0 $23.5
Total costs* $41.0 $45.2 $61.6 $40.4 $38.7
% Marketing 23% 25% 24% 28% 39%
Source :  MPAA 

 
Location of Production 
 
The filmed entertainment industry is about making storytelling profitable.  Thus, generally speaking, no 
film, television show, or other media event can afford to put logistics entirely before the story.  Certainly, 
stories must work around logistics, physical constraints, and costs; but ultimately, locations and facilities 
serve the needs of the script.  Based on project experience regarding the strategic development and 
economic impact of the film industry ERA notes that, increasingly, productions are moving away from 
traditional production centers for varying reasons, the most common are outlined below. 
 
Artistic 
 
Locations are chosen because of the needs of the script.  If a script needs a town, forest, lakeside, or 
certain kind of coastline, the producer, location manager, and/or production designer will search for a 
location that fits the project’s artistic needs or the director’s desire. 
 
Financial 
 
Sometimes a project’s budget is such that financial incentives will prompt a company to take a production 
away from familiar, convenient locations and facilities.  Often, the potential liability of being outside of 
one’s familiar surroundings is enough to deter decision makers from this approach.  In addition, unless 
the local labor and talent are expert, relatively cheap, and available, other costs such as travel, hotel, and 
per diem allowances will mount quickly, offsetting the intended. 
 
Convenience / Whim 
 
If a director, producer, or other key individual decides he or she prefers a certain location or facility, then 
the production situation might change quickly and without notice.  For example, while filming Natural 
Born Killers, Oliver Stone decided that he enjoyed being around the Chicago area.  So, at the last minute, 
production shifted from returning to Los Angeles where Stone had originally intended to shoot the sound 
stage work.  The entire crew had to scramble to find the proper facilities in Chicago because Mr. Stone 
wanted to stay there.  Admittedly, there are not many above-the-line talents with Mr. Stone’s clout, but 
there certainly are several.  Others who have exercised this kind of authority include Joel Silver, George 
Lucas and Francis Ford Coppola. 
 
Contractual 
 
Certain productions are simply obligated to use particular facilities.  For instance, the episodic television 
series Party of Five which was produced by High Productions, a wholly-owned subsidiary of Sony 
Pictures Entertainment (SPE).  SPE obligated High Productions to use Culver Studios as a condition for 
financing.  Similar arrangements exist with productions such as those developed and produced in 
Vancouver by Stephen Cannell. 
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Local Commitment 
 
In some secondary production centers, key decision makers in the film industry frequently bring their 
projects to their “home towns” in order to work in a familiar environment or to accommodate the needs of 
the stories they have produced that come from their own experience.  One of the best known examples of 
this is the film industry in Baltimore which, to a large extent, has been supported by continuing work of 
Barry Levinson and John Waters, which has, in turn, supported a round of development of secondary 
producers and directors who trained on their projects and, in turn, bring their own smaller projects into the 
city.   
 
Incentives 
 
As the issue of “runaway production”, meaning the relocation of U.S.-based productions to foreign 
venues for economic versus creative reasons, becomes an increasingly contentious issue among below-
the-line talent in U.S. production centers.  According to a recent study by the Screen Actors Guild (SAG), 
in 2001 an estimated 40 television series, 125 Movies of the Week (MOWs), and 60 feature films were 
shot outside of the U.S.   
 
Shooting a film abroad is not without its disadvantages, and many filmmakers decide that it is better to 
shoot in the U.S. In those cases, the film industry in Maine would compete against other states that offer 
financial incentives.  The incentives packages apply either rebates or credits to qualifying expenditures. 
There is an important difference.  A rebate is money back from the state, whereas a tax credit is a 
reduction in the filmmaker’s overall tax liability.  There are six general areas in which a state may issue 
incentives 
 
Sales and Use Taxes  
 
Filmmakers spend money in state on goods and services that are subject to state and local sales taxes.  
These can be waived in two forms.  First, the production companies sometimes get a state-certified 
coupon that waives sales tax at the point of sale.  Alternatively, states may refund sales tax after 
filmmakers submit expense reports detailing qualified expenditures. 
 
Hotel Taxes 
 
All out-of-state labor—or even out-of-area labor—generally requires overnight stays in hotels.  Some 
states waive the hotel tax for qualifying stays.  A qualifying stay generally requires at least 30 days of 
consecutive nights, and the tax credit or rebate is applied either to the total stay, or to all nights past the 
required minimum.  Although this benefits feature filmmakers, it has the effect of incentivizing out-of-
area labor. 
 
Labor Taxes 
 
States can subsidize the cost of in-state labor by providing a tax credit for a portion of in-state labor costs.  
This offers an incentive for a filmmaker to hire local, rather than out-of-state, labor. 
 
Investment Credits 
 
Some of the most generous incentives packages are investment incentives.  These allow filmmakers to 
recoup some of the costs of investing in the film infrastructure. 
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Flat Rebate or Credit 
 
Some states provide a flat rebate or credit, as a percentage of all spending that occurs in a state—labor, 
hotels, retail, investment, and other qualifying expenditures.  
 
Fee-Free Filming 
 
Many states provide state parks, municipal and state buildings, and other public property available to 
filmmakers free of charge.  It is also common for public employees like police to be fee-free as well. 
 
Maine has captured film-making in the past and could realistically capture additional business with an 
organized marketing and incentives plan. 
 

Sports Field Complex 
 
One option for hangar reuse would be to convert the facility into an indoor sports field complex.  ERA 
has completed several projects estimating the demand for and impact of sports field complexes and has 
developed a model to estimate the demand generated by the local population to assist determining 
whether current demand for field use is beyond current field capacity.  ERA’s model utilizes sports 
participation data, based on factors such as age and income from the National Sporting Goods Association 
(NSGA).  ERA also held conversations with the Brunswick Park and Recreations department to better 
understand the local supply of sports fields.   
 
Demand Analysis 
 
The NSGA conducts an annual survey to measure participation rates for over 30 types of sports and 
activities.  Participation rates are calculated on national and regional level, by age, income and gender.  
The data used to estimate market demand is from the 2004 survey, the most recent one published.  
 
The NSGA survey measures the frequency of play for each sport by age and gender and estimates the 
average number of days people participate in each sport.  Assuming that each person plays once a day, 
then the average number of participation days is equivalent to the average number of times (outings).  For 
example, 100 people playing a sport once per year is equivalent to the number of outings of one person 
playing a sport 100 times per year. 
 
By applying statewide participation rates and average number of days (outings) played to population ERA 
estimated the number of outings in the market area for each of the following sports: baseball, soccer, 
softball and football.  Results are shown in the following table. 
 

Table 95. Estimated Outings in Brunswick 

Sport 
Participation 

Rate 
Mean Days 
per Year 

Town 
Population 

Estimated 
Market Outings 

Baseball 5.60% 22.60 21,779 27,564 
Soccer 5.00% 30.03 21,779 32,701 
Softball 4.40% 14.51 21,779 13,905 
Football 3.35% 12.25 21,779 8,938 

Source :  NSGA and ERA 
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The initial indication is that there is demand for about 27,500 baseball outings, 33,000 million soccer 
outings, 14,000 softball outings and 9,000 football outings.  In other words, it is estimated that each 
person in the market area plays baseball on average of about two times per year.  
 
Gender 
 
Male players represent the majority football and baseball play where roughly eight out of ten players are 
male.  Softball is about evenly split and out of ten soccer players, four are female.  Soccer is increasingly 
popular among women as more women’s soccer is shown on national television.  The strong international 
presence of the US women’s team has also been a factor in growing participation among young female 
players. 
 
Age 
 
In general, participation rates for field sports decrease with age as players focus on the sports that fit their 
lifestyles best.  Soccer is popular among children under 17 years old.  The youngest age group (7 to 11 
years old) has a participation rate of 28%, the 12 to 17 year old age group a rate of 14% and the 18 to 24 
year old age group a rate of 5 %.  Soccer is also popular among children under 7 years of age, however, 
the NSGA does not report data for this age group.  Baseball participation rates also decrease rapidly with 
age. The participation rate for the 7 to 11 year old age group is 22% and is 16% for the 12 to 17 year old 
age group.  Softball has lower participation rates compared to the other field sports. 
 
Income 
 
In general, participation rates increase with income levels.  Households with an average annual income 
over $50,000 registered higher participation rates in all field sports.  Baseball maintains a higher 
participation rate compared to other field sports between income levels of $25,000 to $74,000.  
Participation rates for football tend to have minimal variation with different income levels.  By applying 
the North Carolina specific participation rates and number of outings to the market size, income, region, 
and age factors for Mecklenburg County, ERA estimated the number of hours of potential field time 
activity. The following table summarizes the results, assuming the following: 
 
Field Time Demand Assumptions 
 
• For each sport, two teams demand an average of 2 hours per game. 
• For estimating demand by age, ERA estimated hours demanded by four to six years old age group 

using the NSGA seven to eleven age group participation rates and average number of outings and 
then discounted the hours to allow for lower participation in this age group.  Soccer, baseball and 
softball were discounted by 25% and football by 75%. 

• Number of players per game is estimated at 30 for soccer and football, 26 for baseball and 24 for 
softball. 

 
Table 96. Brunswick Annual Field Time Demand 
Estimates - Hours, 2004 

Method Baseball Soccer Softball Football
Market Size 3,411 2,427 3,699 1,780
Income 4,056 2,505 3,518 1,684
Region 2,310 3,009 1,053 516
Age 3,203 2,631 2,793 1,355
Average 3,245 2,643 2,766 1,334

Source :  US Census ,  NSGA and  ERA 
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Supply Analysis 
 
ERA gathered information on baseball, softball, soccer and football fields in the Town of Brunswick from 
the Brunswick Parks and Recreation Department.   
 
After profiling the number of fields in the market, ERA calculated the total number of hours that the 
fields could be used, assuming the following: 
 
• ERA determined the number of hours supplied for field usage based on the availability of sunlight 

throughout the year 
• The supply for softball and baseball fields was evenly divided between the two sports 
• Much of Brunswick’s fields are used for different sports, depending on the season (which speaks to 

the overall lack of field supply).  For example, most baseball fields are converted into soccer fields in 
the fall.  ERA, however, treats this as a single baseball field. 

 
The following table shows the estimated available number of lighted hours by day and month.  The 
months of January, November and December are left blank due to a perceived lack of league play.  June 
and July are left blank because in ERA’s experience, most recreational play is suspended during these 
months for field maintenance or summer camp activity.  Similar estimates were conducted for the other 
field sports and are summarized at the end of this section.  During the month of February, there is an 
average of three hours of lighted field time available to local leagues, taking into account school and work 
schedules. 
 
Table 97. Soccer Fields – Lighted Hours 

Month 
Available 

Weekday Hours 
Available 

Weekend Hours 
January 0 0 
February 0 0 
March 0 0 
April 3 10 
May 4 11 
June 0 0 
July 0 0 
August 5 12 
September 4 11 
October 4 11 
November 0 0 
December 0 0 
Source: ERA 
 
After determining the available sunlight per day based on each individual month, and typical school / off-
work hours, ERA calculated the total number of hours during weekdays and weekends.  In February, 
there are 20 weekdays and 8 weekend days.  Each weekday supplies three hours of lighted play and each 
weekend day ten hours of lighted play.  In total, during the month of May, each field provides 66 hours of 
weekday lighted play and 80 hours of weekend lighted play.  Each individual soccer field supplies 
approximately 900 hours of potential usage per year.   
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Table 98. Average Annual Hours of Potential Usage per Field 

Month 
Hours per Day Per Field Total Hours Per Day 

TotalWeekdays Weekend Days Weekdays Weekend Days
January 23 8 0 0 0
February 20 8 0 0 0
March 21 10 0 0 0
April 22 8 66 80 146
May 23 8 92 88 180
June 20 10 0 0 0
July 21 10 0 0 0
August 23 8 115 96 211
September 21 9 84 99 183
October 23 8 92 88 180
November 22 8 0 0 0
December 22 9 0 0 0
Total 261 104 572 631 900
Source: ERA 
 
ERA applied the above analysis to each of the four core sports.  The following table summarizes the total 
number of hours supplied per field type in the Town of Brunswick. 
 

Table 99. Available Supply - By Sport 

Sport 
Field  

Inventory 
Hours 

of Usage 
Total Hours 

of Supply
Baseball / 
Softball 8 1,466 11,728
Soccer 4 900 3,600
Football 2 1,100 2,200

Source :  ERA 

 
Given these factors, ERA estimates that the current inventory of fields in Brunswick can provide roughly 
11,728 hours for baseball and softball play, 3,600 hours for soccer play 2,210 hours for football play.  
However, each year regional and national tournaments held in Brunswick subtract from this supply, and 
so the net hours supplied is likely to slightly less and beyond the scope of this brief analysis. The 
following table compares market demand with current field supply, showing slight excess supply in each 
sport, especially baseball and softball.  Demand is represented as annual hours derived primarily from our 
NSGA analysis and supply is the number of hours currently available for play from existing fields, not 
taking into consideration the time allocated to state any perhaps regional tournaments.   
 

Table 100. Demand Vs. Supply, 2005 

Sport Demand Supply Difference
Hours 

per Field
New Fields 
Demanded

Baseball & 
Softball 6,011 11,728 -5,717 1,466 -4
Soccer  2,643 3,600 -957 900 -1
Football 1,334 2,200 -866 1,100 -1

Source :  ERA 

 



 

Economics Research Associates Page 120 

However, to better depict what the demand for fields would be in the future, when the BNAS site is 
primed for redevelopment, ERA used an estimate for Brunswick’s 2010 population to project 2010 
demand for sports fields.  The table below shows these updated demand figures alongside current supply. 
The table shows that by 2010, there is likely to be a slight shortage of hours supplied for soccer, which 
could be met with an additional soccer or multi-purpose facility.  The market for an indoor sports facility, 
then, seems to be somewhat limited.  It is also worthwhile to note that in Topsham, the Howard 
SportsDome is widely recognized as one of the finest sports facilities in the State.  It is one of the more 
popular baseball and softball training centers in Maine and offers the State’s only full-size indoor soccer 
field along with Major League Soccer camps.  As a single, private facility, the SportsDome is not taken 
into account in the above analysis, which only calculates demand and supply generated by public facilities 
in the Town of Brunswick.  Nevertheless, the facility captures a portion of demand for field time and as a 
result, lessens the market for an additional facility at BNAS.  
 

Table 101. Demand Vs. Supply, 2010 

Sport Demand Supply Difference
Hours 

per Field
New Fields  
Demanded

Baseball & Softball 9,021 11,728 -2,707 1,466 -2
Soccer  3,966 3,600 366 900 0
Football 2,002 2,200 -198 1,100 0

Source :  ERA 
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Bus i ness  A t t r a c t i on  
 
The closing of BNAS will lead to the loss of direct and indirect jobs in the local market, removing income 
and revenue that currently exists.  Recent analysis during the Defense Employment and Training Study 
(DETS) by the Brunswick Economic Development Corporation (BEDC) and select state agencies has 
shown the following: 
 
• 700 to 800 Civilian jobs will be eliminated 
• The State Planning Office has estimated the additional loss of 1,440 workers: combined, this could 

raise the area unemployment rate to 11% (see DETS report, March, 2006) 
• The further downsizing of BIW, with or without new contracts, remains an additional concern and 

could reduce employment in the area by another 1-2,000 jobs and raise the area unemployment rate to 
almost 15% 

• In the last 5 years, over $100,000,000 in construction contracts have been available to contractors and 
workers in this region.  In Cumberland County, the transportation and construction industry provides 
almost 20% of the jobs in this area.  Recent analysis during the DETS (Defense Employment and 
Training Study) process already suggests that they are taking a hit. 

• There are 3,000 active duty military that will be leaving.  Since the jobs are lost, they are not added 
them to the unemployment rate base.  However, they reflect the loss of $115,000,000 in income.   

• Initial DETS analysis suggests that with the exception of groceries and pet supplies, more than 65% 
of military spending occurs in the region, off base, and includes household goods, clothing, furniture, 
electronics, gasoline, automobiles and personal care.  This will have a significant impact on local 
spending and could lead to further job decline. 

• Additional secondary income will be lost through the departure of military spouses, 64% of which are 
estimated to work full time and 33% part time.  55% of these spouses make between $14,000 per year 
and $35,000, while another 15% make more than $46,000 per year. 

 
Clearly, in the post-BNAS economy it is imperative to counter significant loss of jobs and revenues 
through business attraction.  Such an effort will depend on the local tax climate and overall cost of doing 
business, the labor force, venture capital opportunities, available incentives and potentially the supply of 
business park space.  The University of Maine and Community College systems have both expressed 
strong interest in supporting the research, education and training needs of the Mid Coast region and 
business development needs of the base. 
 

State Business Tax Climate 
 
Taxes affect business decisions, job creation and retention, plant location, competitiveness, and the long-
term health of a state’s economy.  For businesses, taxes are an input cost, like the cost of raw materials.  If 
the cost goes up, that cost is passed along to consumers (through higher prices), workers (through lower 
wages or fewer jobs) or shareholders (through lower dividends or share value).  Thus a state with lower 
tax costs will be more attractive to business investment – an important factor in the overall economic 
climate. 
 
States do not enact tax changes (increases or cuts) in a vacuum.  Every tax law will in some way change a 
state’s competitive position relative to its immediate neighbors, its geographic region, and even globally.  
Ultimately it will affect the state’s national standing as a place to live and to do business.  
 
The most competitive tax systems are usually found in states that raise sufficient tax revenue without one 
of the major taxes on sales, personal income or corporate income.  The least competitive are found in 
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states with complex, multi-rate corporate and individual tax codes; above-average sales tax rates that 
exempt few business-to-business transactions; high state tax collections; and few institutional restraints 
on taxation or spending. 
 
Brunswick, the Mid Coast region of Maine and the state, overall, participate in the nationwide 
competition for investments and jobs.  The Tax Foundation’s State Business Tax Climate Index compares 
and ranks the 50 states based on five equally weighted component indexes: 
 
• The Corporate Income Tax Index 
• The Individual Income Tax Index 
• The Sales and Gross Receipts Tax Index 
• The Unemployment Tax Index 
• The Fiscal Balance Index 
 
The State Business Tax Climate Index captures the impact of tax competition in two ways.  The first is a 
comparison of each state’s overall tax collections, and the budgetary institutions they have in place to 
control taxation or spending.  If any state imposes a greater overall tax burden than a neighboring state, 
some business is likely to cross the border.  How much a state takes in taxes is critical, but how they take 
it can be just as important.  As a result, the State Business Tax Climate Index also compares statutory 
features of each state’s tax system, such as the top corporate income tax rate, identifying comparative 
advantages within each state. 
 
The overall index is a composite of the before-mentioned five specific indexes that influence business 
decisions or the economy in general: the corporate income tax, the individual income tax, the sales and 
gross receipts tax, the unemployment insurance tax, and the state’s fiscal balance.  In total, the State 
Business Tax Index consists of five specific indexes, 10 sub-indexes, 33 categories and 109 variables. The 
following table summarizes the results of the five main indexes and the overall ranking. 
 
Table 102. State Business Tax Index 

 

2006 
Business Tax 
Climate Index 

2004 Business 
Tax Climate 

Index 

Change 
('04 -'06) 

Category State Score Rank Score Rank Score Rank 

Top Five 

Wyoming 7.47 1 7.42 1 0.05 0 
South Dakota 7.38 2 7.34 2 0.04 0 
Alaska 6.99 3 7.12 3 -0.13 0 
Florida 6.85 4 6.79 4 0.06 0 
Nevada 6.84 5 6.78 5 0.06 0 

Bottom Five 

Vermont 4.34 46 4.51 46 -0.17 0 
Ohio 4.11 47 4.19 48 -0.08 1 
Rhode Island 4.11 48 4.08 49 0.02 1 
New Jersey 3.96 49 4.47 47 0.51 -2 
New York 3.91 50 3.68 50 0.22 0 

ME, MA & CT  

Maine 4.48 45 4.65 43 -0.17 -2 
Massachusett
s 

5.06 27 5.12 25 -0.06 -2 

Connecticut 4.68 39 4.68 42 0 3 
Source :  Tax  Founda t ion  
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The State of Maine has been ranked near the bottom of the list.  This ranking has been in place for some 
time.  A look at the table shows many other states in the northeast are in the bottom half of the ranking.  
For this reason - especially in rural areas where the economy is slower - it is important to use incentives 
aggressively.  Small communities like the Mid Coast region of Maine face economic development 
challenges and it is important that the Mid Coast communities maintain aggressive marketing and 
development programs to keep its economic base competitive.  
 
Brookings Institution Analysis 
 
In their recent report entitled “Charting Maine’s Future,” the Brookings Institution presents their own 
analysis on the tax climate in Maine, and how it affects personal and business decisions in regards to 
spending and choice of location.  They make the following three key points: 
 
• Maine’s combined state and local taxes are high due to significant spending on K-12 education as 

well as health care 
• High property taxes dominate Maine’s revenue picture 
• Maine’s heavy reliance on corporate and personal income taxes sends a negative signal about on the 

potential of conducting business in Maine 
 
In 2004, Maine’s combined state and local tax burden was roughly 13% of personal income, the fourth 
highest in the nation.  The table below shows the breakdown of this burden on Maine, the rest of New 
England and the nation, overall. 
 

Table 103. State and Local Taxes as % of 
Personal Income, 2004 

State 
State and 
Local Tax 

State 
Tax 

Local 
Tax 

Maine 13.0% 7.5% 5.5% 
Connecticut 11.3% 6.7% 4.6% 
Massachusetts 10.3% 6.4% 3.9% 
New Hampshire 8.9% 4.4% 4.5% 
Rhode Island 11.7% 6.7% 5.0% 
Vermont 11.9% 9.2% 2.7% 
New England 10.8% 6.5% 4.3% 
USA 10.7% 6.3% 4.4% 

Source :  Ma t thew N.  Mur ray  and  the  Brook ings  Ins t i tu t i on  

 
As previously mentioned, high property taxes are perhaps even more of a relative burden then income tax.  
In 2004, Maine’s property taxes were 5.5% of personal income which was second highest in the nation.  
The table below shoes data on state and local revenues, taxes and property taxes collected.  The state 
ranked thirteenth in the nation in regards to state and local revenues collected as a percentage of personal 
income, fourth for taxes and second for property taxes. 
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Table 104. State and Local Government Revenue as a % of Total Personal 
Income 

Category Maine Rank
USA 
Avg. 

Total Revenue 29.1% 13 25.9%
       General Revenue 24.9% 7 20.1%
       Intergovernmental Revenue    
               From Federal Government 7.0% 10 4.5% 
               From State Government NA NA NA 
               From Local Governments NA NA NA 
               Subtotal 7.0%  4.5% 
    
Own-Source General Revenue 17.9% 8 15.6%
% General Revenue from Own-Source 71.9% 39 77.5%
    
Taxes 13.0% 4 10.7%
Property Taxes 5.5% 2 3.4% 
Sales and Gross Tax Receipts 3.5% 36 3.8% 
Individual Income Taxes 3.0% 11 2.3% 
% Own-Source General Revenue from Taxes 72.8% 10 69.0%
Charges and Misc. General Revenue 4.9% 27 4.8% 
% Own-Source General Revenue from Non-Tax 
Sources 27.2% 42 31.0%

Source :  Ma t thew N.  Mur ray  and  the  Brook ings  Ins t i tu t i on  

 
The Brookings Institution also notes that Maine’s heavy reliance on corporate and personal income taxes 
sends a negative signal to the business community about the potential to locate and conduct business in 
Maine.  Furthermore, by relying so much on income taxation, the state exposes itself to the business 
cycle, impeding its ability to efficiently plan its finances for future years.  Maine’s top income tax rate 
and the low threshold for its application have led to widespread complaint among state residents.  In 
Maine, an 8.5% tax rate is imposed on taxable income of $18,250 which makes it the eights highest in the 
nation.  And according to the US Census, in 2004, Maine ranked thirteenth (up from nineteenth in 2002) 
in the nation in State expenditure per capita ($5,568.11).  This illustrates that Maine’s tax burden is as 
much a function of income as government spending. 
 

Utility Cost 
 
The choice to redevelop and then locate at the BNAS is, in part, a function of energy costs.  New England 
is home to some of the most expensive electricity in the nation.  In Maine, utility bills are separated into a 
delivery cost and a supply cost.  Delivery of electricity uses the poles, wires and meters on streets and 
buildings and remains a fully regulated monopoly service, provided by one of Maine's transmission and 
distribution utilities.  Brunswick is currently served by Central Maine Power.  According to Maine’s 
Office of the Public Advocate, as of March 1st, 2000, electric power supply began to be priced under the 
forces of competition.  There is a wholesale market in New England and throughout the Northeast, and 
many suppliers who operate in that market obtained licenses from the Maine Public Utilities Commission 
in order to sell power at retail in the state.  Most residential customers' supply comes through the standard 
offer, but commercial customers are likely to test market rates.  The following table shows electric costs 
for all New England states compared to national averages.  For residential and commercial end users, 
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Maine shows average retail prices far higher than national averages.  In 2006 (year to date) the national 
average retail price for electricity over all sectors was 8.58 compared to Maine’s average retail price of 
10.98.  
 

Table 105. Average Retail Price of Electricity (cents per kWh) 

 Residential Commercial Industrial Transportation All Sectors 
Region / State 2006 2005 2006 2005 2006 2005 2006 2005 2006 2005 
New England 16.29 13.1 14.55 11.65 10.12 8.22 6.84 5.35 14.34 11.5 
Connecticut 16.23 13.26 13.27 11.12 11.55 9.3 10.94 8.68 14.19 11.71 
Maine 14.85 13.1 12.32 10.84 3.57 3.6 -- -- 10.98 9.66 
Massachusetts 17.38 13.13 15.95 12.2 10.88 8.46 5.16 4.11 15.47 11.73 
New Hampshire 15.11 13.15 14.34 11.59 12.74 10.99 -- -- 14.34 12.1 
Rhode Island 15.34 12.11 13.82 11.04 12.15 9.4 -- -- 14.14 11.19 
Vermont 13.49 12.99 11.65 11.36 8.42 8.13 -- -- 11.43 11.08 
USA 10.15 9.08 9.19 8.37 5.86 5.25 7.49 7.09 8.58 7.72 

Source :  Energy  In fo rmat ion  Admin is t ra t i on  

 
The following table shows the average annual price of natural gas for Maine and the nation.  The city gate 
is where a company that sells natural gas receives the natural gas from the pipeline company.  The city 
gate price is the sales price of the natural gas at this point.  Maine exhibits significantly higher prices than 
the nation, overall, for city gate, residential, commercial and industrial transactions. 
 

Table 106. Average Price of Natural Gas ($ per thousand cubic ft) 

 City Gate Residential Commercial Industrial 
Region / 
State 2006 2005 2006 2005 2006 2005 2006 2005 
Maine 10.57 11.81 18.82 16.20 17.83 14.38 18.09 13.76 
USA 9.19 8.64 13.99 12.81 13.11 11.56 9.30 8.46 

Source :  Energy  In fo rmat ion  Admin is t ra t i on  

 

Labor Skills 
 
Educational Attainment 
 
Earlier, ERA showed the affect of Bowdoin College on the Brunswick labor force, which is to increase 
the level of education among community residents.  The following table shows educational attainment for 
the nation, state and the three counties for those residents of at least 25 years in age.  While not a direct 
determinant, the level of education if often a useful approximation of labor skills.  Notice that 
Cumberland County shows the highest educated resident base.  Lincoln and Sagadahoc Counties show a 
slightly less educated resident base, but both show a higher percentage of residents with college and 
graduate degrees compared to the state and nation. 
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Table 107. Educational Attainment, 2000 

Level USA Maine 
Cumberland 

County 
Lincoln
County

Sagadahoc
County 

Brunswick 

Less then H.S. 20% 15% 10% 12% 12% 13% 
H.S. Degree Only 29% 36% 28% 35% 36% 28% 
Less than 4 yr 
College 27% 26% 28% 20% 19% 25% 
B.A. / B.S. 16% 15% 22% 23% 24% 20% 
Graduate Degree 9% 8% 13% 10% 9% 14% 

Source :  US Census  

 
Labor Market Area Wages 
 
Another method of estimating labor market skills is through an analysis of area wages.  All things being 
equal, highly skilled jobs are relatively rare and command relatively high market wages.  The following 
table shows the distribution of area employment by industry for the state and three select labor market 
areas (LMAs).  The Brunswick micropolitan area shows a proportionally large share of local area 
employment in construction, education and health services, leisure and hospitality services and local 
government compared to other jurisdictions.  When compared with the state and the Portland MSA, it 
shows a relatively small presence of employment in information, financial activities and the professional 
and business services (this lower share will impact demand for office and tech space at BNAS). 
 
Table 108. Employment by Industry by County, 2004 

Industry Maine 
Portland-South 

Portland-Biddeford MSA 
Lincoln 

Brunswick  
Micro 

Natural Resources and Mining 1% 0% 8% 0% 
Constructions 5% 5% 4% 7% 
Manufacturing 11% 8% 13% ND 
Trade, Transportation & 
Utilities 

21% 22% 27% 22% 

Information 2% 3% 1% 2% 
Financial Activities 6% 8% 3% 5% 
Professional & Business 
Services 

9% 11% 3% 9% 

Education & Health Services 18% 17% 20% 23% 
Leisure & Hospitality 10% 10% 6% 13% 
Other Services & Unclassified 3% 3% 2% 4% 
State Government 4% 2% 0% 0% 
Local Government 10% 9% 14% 14% 

Source :  Ma ine  Depar tmen t  o f  Labor  

 
The following table shows the corresponding average annual wages for the above industries.  The average 
wages for each industry is different for each jurisdiction.  Statewide date gives the best approximation of 
overall wages by industry because it takes into account differences in area incomes.  Financial services, 
information and professional and business services show three of the highest four average annual 
statewide wages.  All three industries occupy a relatively small share of the Brunswick Micropolitan labor 
market area, compared to the state and the Portland MSA.  Those industries that make up a relatively 
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large share of the Brunswick Micropolitan labor market show statewide average annual wages that are in 
the middle or bottom third of the statewide wage rankings. 
 
Table 109. Average Annual Wages by Industry, 2004 

Industry Maine 
Portland-South Portland 

Biddeford MSA 
Lincoln 

Brunswick  
Micro 

Natural Resources and Mining $27,633 $26,552 $33,488 $18,385 
Constructions $34,500 $38,039 $34,101 $35,557 
Manufacturing $40,875 $45,087 $36,791 ND 
Trade, Transportation & 
Utilities 

$27,390 $29,937 $26,031 $25,888 

Information $40,096 $47,214 $21,375 $30,044 
Financial Activities $43,349 $51,967 $20,042 $34,393 
Professional & Business 
Services 

$38,868 $46,273 $22,653 $36,935 

Education & Health Services $32,586 $35,667 $25,970 $33,224 
Leisure & Hospitality $14,171 $15,194 $10,870 $13,570 
Other Services & Unclassified $23,003 $23,364 $17,226 $23,179 
State Government $36,966 $35,562 $27,265 $35,962 
Local Government $28,929 $32,098 $22,713 $30,443 

Source :  Ma ine  Depar tmen t  o f  Labor  

 

Venture Capital & Entrepreneurship 
 
The following table shows the amount of venture capital and number of deals in Maine since 1995 
according to Pricetwaterhousecoopers, Thomas Venture Economics and the National Venture Capital 
Association MoneyTree survey.  Activity has returned to normalcy in recent years after a relatively high 
amount of investment of deals from 1998 to 2000. 
 

Table 110. Maine Venture 
Capital Investments 

Year Amount Deals 
1995 $1,500,000 2 
1996 $1,467,000 5 
1997 $9,706,000 3 
1998 $61,828,000 12 
1999 $55,223,000 11 
2000 $140,200,000 15 
2001 $32,551,000 7 
2002 $15,900,000 5 
2003 $925,000 3 
2004 $26,000,100 4 
2005 $4,000,000 2 

 
According to a recent study by Professor Michael E. Porter of Harvard Business School, Maine ranks 39th 
in the nation in regards to number of patents per 10,000 employees.  The state generates roughly 3.0 
patents for every 10,000 employees while the national average is nearly 8.0.  The table below shows 
further indications that Maine is lagging behind most other states with regards to innovation. 
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Table 111. Innovation Indicators 

Category 
State Annual
Growth Rate 
('90 - '03) 

National Annual
Growth Rate 
('90 - '03) 

State Ranking 

Total Patents 3.60% 5.00% 26th 
Traded Establishment Formation 4.00% 3.30% 17th 
Total Establishment Formation 1.20% 1.20% 22nd 

Source :  P ro fessor  Michae l  E .  Por te r  

 
The following table lists the top Maine organizations in regards to number of patents issued.  Notice that 
the top five companies are responsible for roughly 40% of total patenting.  This points to the fact that 
Maine is home to only a few large-scale firms that fund a significant share of the state’s total research and 
development efforts. 
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Source :  P ro fessor  Michae l  E .  Por te r  

 
According to the 2004 National Venture Capital Association Yearbook, Maine ranked tenth in venture 
capital funds raised ($183,000,000), but only $13,000,000 was actually deployed in only three deals.  The 
Brookings Institution submits that there is not so much a lack of funding as there is a lack of businesses 
that meet the criteria for significant investment.  Maine’s small size and relatively thin clusters may be 
responsible for the lack of “deal flow” or actual number of deals.  Brookings also cites an apparent lack of 
funding of existing organizations whose original purpose was to provide “patient” venture capital to 
Maine firms.  The Small Enterprise Growth Fund, part of the Finance Authority of Maine was created 
with this task in mind.  However, it is allocated a less than optimal annual budget, which prevents the 
hiring of substantial senior staff, and has capitalized only $9,000,000 over the past decade.  As a result, 
deal activity suffers. 
 
 

Table 112. Top Maine Patenting Organizations 

Rank Organization 
Patents Issued 
(1999 - 2003) 

1 Fairchild Semiconductor Corporation 25 
2 National Semiconductor Corporation 22 
3 Idexx Laboratories, Inc. 17 
4 Heidelberger Druckmaschinen Ag 15 
5 Vishay Sprague, Inc. 10 
6 General Electric Company 8 
7 Roll Systems, Inc. 8 
8 Neutar, LLC 8 
9 University Of Maine System 7 
10 Steag Hamatech, Inc. 7 
11 General Signal Corporation 6 
12 Micron Technology, Inc. 6 
13 Riley Medical Incorporated 6 
14 United Technologies Corporation 6 
15 Control Devices, Incorporated 5 
16 Fmc Corporation 5 
17 Spx Corporation 5 
18 Marical, LLC 5 
19 Bio-Controls Systems, Inc. 4 
20 Corning Incorporated 4 
21 Gabriel Electronics Incorporated 4 
22 Howell Laboratories, Incorporated 4 
23 Liquid Metronics Incorporated 4 
24 Xerox Corporation 4 
25 First Light Technology Inc. 4 
26 Down East, Inc. 4 
27 Coastside Bio Resources 4 
28 S. D. Warren Services Company 4 
29 Island Oasis Frozen Cocktail Company, Inc. 4 
30 Koninklijke Philips Electronics N.V. 4 
31 Sagoma Plastics Corporation 4 
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Append ix  
 

Demographic Summary 
 
The following tables provide background demographics for reference purposes.  Some tables and the 
corresponding interpretations are presented in the body of the report as they relate to select sections. 
 
The table below shows the population change from 1990 to 2000 for listed jurisdictions.  Brunswick grew 
at a rate slightly higher than the state, but well below the rate of the nation.  If we treat the Mid Coast 
region as the aggregate of Lincoln and Sagadahoc counties and Brunswick, then this area grew from 
83,982 to 93,981 residents, at a compound annual growth rate of 0.8%, placing it also above the statewide 
rate of growth and below the nation.   
 
Table 113. Population 

Jurisdiction 1990 2000 2004
CAGR  
('90 - 
'04) 

United States 248,709,873 281,421,906 285,691,501 1.0% 
Maine 1,227,928 1,274,923 1,321,505 0.5% 
Cumberland 
County 243,135 265,612 274,950 0.9% 
Lincoln County 30,357 33,616 35,240 1.1% 
Sagadahoc County 33,535 35,214 36,962 0.7% 
Brunswick 20,090 21,172 21,779 0.6% 
Source :  US Census  

 
The following tables show changes in the distribution of population by age for select jurisdictions.  In 
1990, Brunswick shows a relatively large portion of residents aged 20 to 24, which is likely influenced by 
the presence of Bowdoin College. 
 

Table 114. Population by Age, 1990 

Age  
Cohort USA Maine 

Cumberland  
County 

Lincol
n 

County

Sagadahoc 
County 

Brunswick 

< 19 29% 28% 27% 25% 29% 28% 
20 - 24 8% 7% 8% 5% 6% 11% 
25 - 34 17% 17% 18% 14% 19% 16% 
35 - 49 21% 21% 22% 23% 22% 18% 
50 - 64  13% 13% 13% 15% 12% 12% 
65+ 13% 13% 13% 17% 11% 15% 

Source :  US Census  

 
By 2000, like all other jurisdictions, the portion of Brunswick residents between the ages of 25 and 34 
declined.  Simultaneously, the percentage share of those aged 65 or older increased.  Likewise, there was 
an increase in this share in Lincoln and Sagadahoc Counties and the State overall.  The percentage share 
of this age cohort nationwide actually decreased. 
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Table 115. Population by Age, 2000 
Age  
Cohort USA Maine 

Cumberland 
County 

Lincoln 
County 

Sagadahoc 
County 

Brunswick 

< 19 29% 26% 26% 24% 27% 27% 
20 - 24 7% 5% 6% 6% 8% 10% 
25 - 34 14% 12% 14% 10% 12% 11% 
35 - 49 23% 25% 25% 23% 25% 21% 
50 - 64  15% 17% 16% 19% 16% 14% 
65+ 12% 14% 13% 18% 12% 17% 

Source :  US Census  

 
The table below shows the change in households from 1990 through 2000 for listed jurisdictions.  
Brunswick shows relatively little growth in households compared to the state or nation, while Lincoln and 
Sagadahoc counties show growth above the statewide level.  Again, this is representative of residents 
moving to and building homes in some of the more suburban and rural parts of the Mid Coast as opposed 
to downtown locations.  Growth of statewide housing is slightly below the national rate. 
 
Table 116. Households 

Jurisdiction 1990 2000 CAGR 
USA 91,947,410 105,480,101 1.4% 
Maine 465,312 518,200 1.1% 
Cumberland  94,512 107,989 1.3% 
Lincoln  11,968 14,158 1.7% 
Sagadahoc 12,581 14,117 1.2% 
Brunswick  5,673 5,880 0.4% 
Source :  US Census  

 
The following table shows per capita income data for 2000.  Per capita property income includes property 
interest, wealth and rises in value.  Per capita transfers include insurance benefits and medical payments, 
among other earnings.  Notice that the Mid Coast region per capita income is slightly above the state and 
below the nation.  More important is the source of these incomes.  Compared to the state and nation, the 
Mid Coast shows a higher share of per capita property and transfer earnings.  The breakdown of the Mid 
Coast per capita income, then, points to the previously mentioned problem of low wages and per capita 
earnings.  Replacing manufacturing with retail and service sector jobs has further lowered wages and the 
development of the region as a destination for retirees has increased the amount of fixed-income 
households. 
 
Table 117. Per Capita Income, 1999 

Income by Source USA Maine Mid Coast Lincoln Sagadahoc Brunswick 
Per Capita Earnings $19,405 $15,806 $15,856 $17,589 $16,622 $13,805 
Per Capita Property $5,414 $4,663 $5,827 $4,456 $4,556 $8,204 
Per Capita Transfers $3,727 $4,113 $3,681 $3,884 $3,157 $4,138 
Total Per Capita Income $28,546 $24,582 $25,364 $25,929 $24,335 $26,147 
Source :  BEA 

 
The table below shows unemployment rates for select jurisdictions from 2000 to 2005.  For each year, 
Cumberland County shows the lowest unemployment rate and the three counties and Brunswick show 
lower unemployment rates than the State, overall.  Historically, Lincoln County shows the second lowest 
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unemployment rate among the three listed counties.  It is also worthwhile to note that rates for each 
jurisdiction have increased since 2000, and are at their highest in 2005.  Plausible explanations for the 
increase in unemployment could be layoffs at MBNA (which has since merged with Bank of America) 
and Bath Iron Works (BIW). 
 
Table 118. Unemployment Rate 

Jurisdiction 2000 2001 2002 2003 2004 2005
Maine 3.3 3.7 4.4 5.1 4.6 4.8
Cumberland County 2.4 2.9 3.3 3.5 3.4 3.6
Lincoln County 2.6 3.2 3.6 3.8 3.7 4.3
Sagadahoc County 3.0 3.4 3.6 4.1 3.8 4.3
Brunswick 2.7 3.2 3.6 3.9 3.7 4.3
Source :  Bureau  o f  Labor  and  S ta t i s t i cs  

 
The influence of Bowdoin College, along with other universities such as Southern New Hampshire 
University, University of Maine and the joint campus of the University of Southern Maine and Southern 
Maine Community College in Bath is evident in the local labor force.  The table below shows educational 
attainment data for select jurisdictions for those aged 25 or older.  Notice that Brunswick is home to a 
relatively high percentage of residents with bachelor and graduate degrees, compared to the state and 
nation. 
 

Table 119. Educational Attainment, 2000 

Level USA Maine
Cumberland 

County 
Sagadahoc 

County 
Brunswick 

Less then H.S. 20% 15% 10% 12% 13% 
H.S. Degree Only 29% 36% 28% 36% 28% 
Less than 4 yr College 27% 26% 28% 27% 25% 
B.A. / B.S. 16% 15% 22% 16% 20% 
Graduate Degree 9% 8% 13% 9% 14% 

Source :  US Census  
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Hydrogen Energy Fuel Cell Partnership 
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