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Section 4: Existing Conditions Assessment

T

he successful redevelopment of the Topsham Annex will depend, in part, on
understanding and responding to a variety of existing market and economic
considerations and trends, applicable local community issues and policies, physical
conditions and characteristics, and environmental conditions of the property. While it
is not the intent of this report to provide a detailed and comprehensive inventory and
assessment of these issues, it is important to understand the critical elements that can
influence, or be influenced by private-sector development of the base. This approach
will not only provide input into future land use programming for the base, but also
provide a valid preliminary cost to acquire, upgrade, and maintain base resources.
In addition, this existing conditions assessment will begin to provide the Topsham
Redevelopment Authority with the ability to react to and make recommendations for
specific potential reuse proposals that could be submitted by a variety of local, state, and
federal agencies, as well as future private-sector interest groups.
While the following information presents an overview of existing market conditions, local
community issues and influences, and base issues, conditions and characteristics, no one
issue will dominate subsequent land use planning and phasing recommendations. As
with any large-scale complex development project, the feasibility of future development
will be based on a combination of impacts from physical, market, and political conditions
and considerations. At the end of this session, therefore, a summary of redevelopment
issues and a preliminary determination of potential suitability for development is
provided that will help guide future redevelopment decisions.

Market and Economic Analysis
Regional Demographic and Economic Conditions
The redevelopment of the Topsham Annex will be affected by the environment within
which it operates. Specifically, the existing demographic make-up of the region’s
populations, as well as the existing economic base, will influence the redevelopment
potential for the property. This chapter provides an overview of demographic trends for
the State of Maine, Sagadahoc County and the Town of Topsham. Demographic factors,
such as population, households, housing units, and income are considered within this
chapter.
In addition, the economic environment within which the Annex will be redeveloped
is also evaluated. Economic factors considered in this analysis include employment
trends, trends in business establishments, employment growth sectors, and major
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employers. In addition, wage levels are evaluated by industry and occupation for the
town. Workforce trends, including labor force growth, employment, unemployment,
educational attainment and occupational outlook for the region, are also reviewed.

Summary of Major Findings and Conclusions
The population of the town experienced slight growth during the 1990s, increasing
from 8,843 in 1990 to 9,227 in 2000, or 4.3 percent. Over the same period, the State
of Maine grew at a slower rate, increasing by 3.8 percent. Both the town and the state
grew slower than the County of Sagadahoc. Population estimates for 2006 indicate
an increase in growth between 2000 and 2006 for all regions, with the town showing
the largest growth, 10.9 percent. Forecasts through 2011 indicate that the county’s
population will exceed 39,000, while the town’s population will approach 11,000.
Exhibit 15: Historic and Projected Population

Source: JDA

In the town, an increase of 818 households is forecast between 2000 and 2011, an
increase of 23.6 percent. Over the same time period, the increase in the number of
housing units is projected to be just slightly more, 837 units, an increase of 23.1 percent.
In Sagadahoc County, the number of households is projected to increase by 2,131 (15.1%)
between 2000 and 2011, while the number of housing units is projected to increase by
2,204 (13.4%). The growth in the number of households and housing units at the state
level is projected to be smaller than both the county and the town.
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Exhibit 16: Historic and Projected Median Income

Source: JDA

Median household incomes at the state, county and town level grew substantially
during the 1990s. The statewide median income grew by 35 percent between 1990 and
2000, while the town experienced an increase in median income of 36.3 percent and
the county median income grew by 33.9 percent. These increases were above the rate
of inflation, indicating some real growth in incomes during the 1990s. Since 2000, it
is estimated that the median household income level in the town has increased faster
than the county and the state. Forecasts through 2011 indicate that median household
income in the town will continue to grow faster than both the state and county.
In 2000, 43.6 percent of households in the town had incomes of less than $50,000,
while both the county and the state had a larger concentration of households earning
less than $50,000 in 2000, 55.3 percent and 65.1 percent, respectively. The town had
25.5 percent of households earning more than $75,000 in 2000, which again was more
than both the county, 17.4 percent, and the state, 15.5 percent. Projections through
2011 indicate consistent growth in incomes, and therefore a movement to upper
income brackets, though the State of Maine is expected to continue to have the highest
concentration of households earning less than $25,000 annually (24.4%).
In Sagadahoc County, the number of jobs declined by 4.2 percent between 2001 and
2005, from 15,879 in 2001 to 15,217 in 2005. This represents a loss of more than 660
jobs over the period. Included in this number are losses in both the goods-producing
sector (933) and the government sector (48), though the service-sector gained 271 jobs.
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The Town of Topsham outperformed the county in terms of job growth of more than
20 percent between 2001 and 2005, increasing from 2,903 in 2001 to 3,508 in 2005.
Perhaps more importantly, the town saw growth in employment in both the goodsproducing sector (14.1%) and the service-providing sector (22.2%). In terms of specific
growth sectors, the retail trade sector saw the largest growth in terms of the number of
jobs (212), followed by the health care and social assistance sector (106). In percentage
terms, the real estate sector showed the strongest growth (88.2%), followed by the
finance and insurance sector (64.7%). However, both of these sectors started with a very
low base employment in 2001.
A review of North American Industrial Classification System (NAICS) codes indicates
that there are segments of the larger (two-digit) sectors that showed significant growth
in Sagadahoc County between 2001 and 2005. Of particular note is the growth in the
management and technical consulting segment and the child care segment. These two
segments combined to create almost 150 jobs between 2001 and 2005. In addition, key
components of the construction sectors added more than 110 jobs between 2001 and
2005, an increase of almost 50 percent.
The Bath-Brunswick-Topsham area is home to a wide variety of employers across
numerous industries. In addition to the region’s small business base, the area is home
to a number of large employers. According to the Southern Midcoast Maine Chamber of
Commerce, the region is home to 24 employers which employ 100 or more people. The
three largest employers are Bath Iron Works, Bowdoin College, and the Brunswick Naval
Air Station, which is reported to be the second largest employer in the state.
It is also important to note that the region’s largest employers are evenly distributed
across a variety of industries. The manufacturing sector accounts for 25 percent of the
employers with 100 employees or more, with six firms out of the total of 24. The retail
sector includes five firms, followed by the government sector and the education sector,
which each account for three of the top employers.
Average wages across Sagadahoc County for all industries were $34,632 in 2004, the
equivalent of $666 per week. The professional, scientific and technical sector had
the highest average wage, at $45,968, or almost one-third above the average for the
region. Other sectors which had wages which were above the county average wage for
all industries included the construction sector and state government. However, these
sectors were less than 5 percent higher than the overall average. The accommodation
and food service sector had the lowest average wage of $13,208, or $254 per week,
more than 60 percent less than the overall average wage for the county. The
agriculture, forestry and fishing sector was also well below the county average, at
$14,352, almost 60 percent below the average. Other sectors which were below the
county average included the arts and entertainment sector, the administrative and waste
management sector, the retail sector and the information sector, all of which were at
least 35 percent below the county average wage.
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In terms of occupational wages in Sagadahoc County, the average (mean) wage for all
occupational categories was $17.90 per hour, which equates to an annual income of
just over $37,000. Chief executives and construction managers had the highest average
wages in the county in 2005. These positions had an average wage in excess of $51
per hour, which is equivalent to an average salary of more than $106,000. Legal and
management-related positions accounted for the majority of the remaining occupations
in the top 15. It is interesting to note that health care professions are not represented in
the top 15 occupational wage categories. According to the Maine Department of Labor,
health care practitioners and technical occupations had an average wage of $22.41 per
hour, or just over $46,000 annually.
Between 2000 and 2005, the labor force in the Town of Topsham increased by 3.0
percent, from 4,586 in 2000 to 4,724 in 2005. Over the same period, the Sagadahoc
County labor force increased marginally (one-half of one percent), from 18,795 to
18,899. The state’s labor force increased by almost 40,000 between 2000 and 2005.
This represents an increase of 5.9 percent, bringing the total labor force to more than
711,000. Between 2000 and 2005, the state’s labor force grew much more rapidly than
either the county or the town.
The expansion of the labor force has resulted in increases in both the number of
employed individuals and the number of unemployed individuals in the state and the
town. However, Sagadahoc County actually experienced a reduction in the number of
employed individuals between 2000 and 2005.
Unemployment rates generally trended upwards between 2000 and 2005. In general,
the unemployment rate in the town has been lower than either the state or the county,
typically by almost a full percentage point under the state, and less than one-half of
a percentage point under the county. Unemployment rates in 2005 ranged from 3.7
percent in Topsham to 4.8 percent at the state level, with the county at 4.3 percent.
A key measure of workforce abilities is the level of educational attainment. The U.S.
Census tracks educational attainment for persons age 25 and over. The state, county
and town each experienced a reduction in the percentage of the population that had
not completed high school. In 1990 the town had by far the smallest percentage, 16.3
percent, while the county had 18.9 percent and the state had over 21 percent. By 2000,
the gap had narrowed slightly, and the town had 10.0 percent, the county had 12.0
percent and the state had 14.6 percent. This is considered to be a significant reduction
for all regions.
The town also continued to show a substantially higher percentage of college graduates
than the county and the state. In fact, the disparity grew from 1990 to 2000. The
town had 32.5 percent college graduates in 1990, which had increased to 38.3 percent
by 2000. In contrast, the county and state had just 27.8 percent and 25.7 percent
respectively in 1990, and 32.9 percent and 30.2 percent respectively in 2000.
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The Maine Department of Labor evaluated skills of employees at the Brunswick Naval
Air Station, within the context of the projected occupational outlook for the state and
region. While many of the strongest job growth categories (in percentage terms) are
consistent with uses desired for the Annex, such as technical, business operations
analysts and systems analysts, the job categories with the highest projected growth in
absolute terms are mostly related to the food service and retail industries. These are
labor market sectors which the community has indicated are not desirable for the Annex
site.

Demographic Trends
This section provides an overview of recent demographic trends in the State of Maine,
Sagadahoc County and the Town of Topsham. The primary data source for this analysis
is the Decennial U.S. Census. In addition, estimates for 2006 and projections for 2011
were acquired from Claritas, a private sector demographic forecasting service. Among
the factors evaluated are population, households, housing units, median income and
income distribution.
It should be noted that geographic restrictions of projections prepared by Claritas do not
allow for a direct comparison with the 2000 U.S. Census. Claritas has data available for
Topsham as a “Census Designated Place” (CDP), but not for the Town of Topsham. The
population of the Topsham CDP in 2000 was 6,271, as compared to the Census 2000
population for the town, which was 9,100. However, Claritas does provide projections
based on the zip code for the town (04086). Claritas’ population estimate using zip
code-based geography is 9,277, less than 2 percent higher than the population of the
town as provided by the 2000 U.S. Census. For purposes of this analysis, Claritas’ data
and projections for zip code-based geography will be used as a proxy for the town. Since
Claritas’ zip code-based data is not available for 1990, the 1990 Census data has been
increased by 1.9 percent as a baseline.

Population Trends
The population of the town experienced slight growth during the 1990s. During that
time, the town’s population grew by 4.3 percent, increasing from an estimated 8,843
in 1990 to 9,227 in 2000. Over the same period, the State of Maine grew at a slightly
slower rate, increasing by 3.8 percent. However, both the town and the state grew
slower than Sagadahoc County, which grew by 5 percent during the 1990s, with the
population increasing from 33,535 to 35,214.
Population estimates for 2006, provided by Claritas, indicate an increase in growth
between 2000 and 2006 for all regions. Again, the county’s estimated growth rate
between 2000 and 2006 of 6.2 percent is higher that the state’s estimated growth rate
of 4.5 percent. However, between 2000 and 2006, it is estimated that the Town of
Topsham has grown at the fastest rate, 10.9 percent. Forecasts through 2011 indicate
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that the county’s population will exceed 39,000, while the state will approach a
population of 1.4 million. However, both the county and the state are forecast to lag the
town’s growth rate, which is projected to be 7.5 percent between 2006 and 2011. Claritas
projects the town’s population will be 11,006 in 2011.
Exhibit 17: Population Trends - 1990 to 2011

Households and Housing Units
In both the Town of Topsham and Sagadahoc County, there has been significant growth
in the number of housing units and the number of households. Households are
distinguished from housing units in that households are occupied housing units. The
universe of housing units includes vacant for-sale and for-rent units, as well as seasonal
and vacation homes. In the town, an increase of 818 households is forecast between
2000 and 2011, an increase of 23.6 percent. Over the same time period, the increase
in the number of housing units is projected to be 837 units, an increase of 23.6 percent.
This indicates a slight increase in the number of vacant housing units, as the difference
between the number of housing units and households is projected to increase from 152
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in 2000 to 171 in 2011, though the vacancy rate is projected to decline from 4.1 percent
to 3.8 percent. However, the reader is reminded that the Census considers seasonal and
vacation homes to be vacant units.
Exhibit 18: Change in Households and Housing Units

Source: JDA

In Sagadahoc County, the number of new housing units is projected to exceed the
formation of households. Between 2000 and 2011, the number of households is
projected to increase by 2,131 (15.1%), while the number of housing units is projected
to increase by 2,204 (13.4%). The number of vacant and seasonal units is projected to
increase from approximately 2,370 in 2000 to 2,440 in 2011.
The percentage growth in the number of households and housing units at the state level
is projected to be smaller than both the county and the town. The state is projected to
experience an increase in the number of households of 12.6% between 2000 and 2011,
below the county increase (15.1%) and well below the town increase (21.3%). Similarly,
the state’s growth in the number of housing units is projected to dramatically lag the
town.
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Median Income
Median household incomes at the state, county and town level grew substantially during
the 1990s. The statewide median income grew by 35 percent between 1990 and 2000,
slightly above the rate of inflation, which was estimated to be 31.7 percent during the
1990s, according the Bureau of Labor Statistics. The town experienced an increase in
median income of 36.3 percent during the 1990s, while the increase at the county level
was 33.9 percent. These increases were also slightly more than the rate of inflation,
indicating some real growth in incomes during the 1990s. The disparity between the
town and the state and county increased, as incomes in the town grew faster than
either the state or county. The town’s median income remained well above the state
and above the county. In 1990, the town’s median income level was 25.4 percent higher
than the state, and 9.4 percent higher than the county median. By 2000, the difference
had increased such that the town’s median household income was 29.7 percent higher
than the state and 15.6 percent higher than the county.
Exhibit 19: Trends in Median Household Income

Source: JDA

Since 2000, Claritas estimates that median household income levels in the town have
continued to increase slightly faster than the state and county. However, forecasts
through 2011 indicate that median household income growth rates in the state and
county will slightly lag behind the growth rate of the town.
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Income Distribution
Along with the substantially higher median income at the town level as compared to
the county and state, the stratification of income in 2000 shows similar results. For
example, in 2000, 43.6 percent of households in the town had incomes of less than
$50,000, compared to 55.3 percent at the county level and 65.1 percent at the state
level. In fact, while the town had only 12.8 percent of households with incomes below
$25,000 in 2000, the state had 32.6 percent.
At the higher end of the income scale, the town had 25.5 percent of households earning
more than $75,000 in 2000. This figure was more than the county, which had 17.4
percent of households in this range. The state lagged both the town and the county,
with just 15.5 percent of households earning more than $75,000 in 2000.
Exhibit 20: Income Distribution Trends

Projections through 2011 indicate consistent growth in incomes, and therefore a
movement to upper income brackets. However, the State of Maine is expected to
continue to have the highest concentration of households earning less than $25,000
annually (24.4%), and the lowest concentration of households earning more than
$75,000 annually (27.3%).
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State and Regional Economic Trends
In order to understand the reuse and redevelopment potential of the Topsham Annex,
it is important to have an understanding of the external economic factors which affect
the region. This section provides an overview of recent employment trends and average
wages in the region, and provides information on major employers and growth sectors
within the region. Information on employment and establishments was gathered from
the Bureau of Labor Statistics and the Maine Department of Labor.
It should be noted that this section focuses on the town of Topsham and Sagadahoc
County. Some data is also presented for the larger region, particularly for areas of
Brunswick, which is in Cumberland County.

Employment Trends
In Sagadahoc County, the number of jobs declined between 2001 and 2005. Sagadahoc
County experienced employment losses of 4.2 percent between 2001 and 2005.
Employment in Sagadahoc County declined from 15,879 in 2001 to 15,217 in 2005,
according to the Bureau of Labor Statistics. This represents a loss of more than 660 jobs
over the period. Included in this number are losses in both the goods-producing sector
(933) and the government sector (48), though the service sector gained 271 jobs.
Exhibit 21: Employment Trends, Sagadahoc County

The goods-producing sector in the county had a net loss of 933 jobs between 2001 and
2005, despite an increase in the construction sector. However, this gain was more than
offset by losses in the natural resources and manufacturing sectors. Within the service
sector, the largest percentage loss (and in jobs lost) was in the professional and business
services sector (27.5%, 335 jobs). The largest percentage gain was in financial activities
(27.8%), while the largest gain in jobs was in the trade, transportation and utilities sector
(298 jobs).
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The Town of Topsham outperformed the county in terms of job growth between 2001
and 2005. Data for the fourth quarter of 2001 and 2005 was provided by the Maine
Department of Labor, as annual data was not available. As shown in the Table below,
Topsham experienced job growth of more than 20 percent between 2001 and 2005.
The number of jobs in Topsham increased from 2,903 in 2001 to 3,508 in 2005. Perhaps
more importantly, the town saw growth in employment in both the goods-producing
sector (14.1%) and the service-providing sector (22.2%).
Exhibit 22: Employment Trends, Town of Topsham, 2001 and 2005

In terms of specific growth sectors, the retail trade sector saw the largest growth in
terms of the number of jobs (212), followed by the health care and social assistance
sector (106). In percentage terms, the real estate sector showed the strongest growth
(88.2%), followed by the finance and insurance sector (64.7%). However, both of these
sectors started with a very low base employment in 2001.

Establishment Trends
Although data for the number of establishments in the Town of Topsham was not
available, Sagadahoc County experienced strong growth in the number of private
business establishments between 2001 and 2005, according to data from the Bureau of
Labor Statistics. Overall, the number of private establishments increased by 12.7 percent
between 2001 and 2005, increasing from 790 to 890. The construction sector showed

 54

TOPSHAM ANNEX REUSE MASTER PLAN
TOWN OF TOPSHAM, MAINE

the largest gain in terms of establishments, and represented 41 percent of the overall net
gain. The real estate sector, the education sector and the wholesale trade sector also
showed significant percentage increases in the number of establishments.
Exhibit 23: Sagadahoc County Private Business Establishment Trends

Growth Sectors
The information presented earlier in this section indicates that Sagadahoc County
experienced job losses of more than four percent between 2001 and 2005, while the
town experienced employment growth of more than 20 percent over the same period.
A more detailed review of North American Industrial Classification System (NAICS)
codes indicates that there are segments of the larger (two-digit) sectors that showed
significant growth within the county between 2000 and 2005 . Each of the sectors
shown below experienced growth significantly above the county average. Of particular
note is the growth in the management and technical consulting segment and the child
care segment. These two segments combined to create almost 150 jobs between 2001
and 2005. In addition, the six construction sectors identified below added more than
145 jobs between 2001 and 2005, an increase of more than 20 percent.
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Exhibit 24: Growth Sectors in Sagadahoc County, 2001 to 2005

The majority of uses in NAICS codes between 2300 and 4600, as shown in the Table
above, are more consistent with “industrial real estate.” These uses typically require
warehouse, shop and/or garage space for their operations, consistent with the type of
space offered in the Motor Pool buildings at the Annex. These uses created 177 jobs in
the county between 2001 and 2005. At an average space requirement of 750 square
feet per employee, this indicates potential demand for 132,750 square feet of space
across the county over the four year period. This equates to an annual average of
33,000 square feet.
The majority of uses in NAICS codes between 5200 and 6100, as shown in the Table
above, are more consistent with “office real estate.” Jobs of this type are typically
performed in an office environment, and typically are more “dense,” which is to say that
there are more employees in less space. This space is consistent with the type of space
available at the Army recruiting center at the Annex (Building 333). These uses created
161 jobs in the county between 2001 and 2005. At an average space requirement of
300 square feet per employee, this indicates potential demand for 48,300 square feet
of space across the county over the four year period, or an average of just over 12,000
square feet annually.
The majority of uses in NAICS codes between 6200 and 8300, as shown in the Table
above, are more consistent with “retail real estate.” These uses are more typically
located in retailing areas, though some are also found in and around business parks.
Uses of this type are more consistent with Buildings 339 and 363 at the Annex. These
uses created 351 jobs in the county between 2001 and 2005. At an average space
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requirement of 400 square feet per employee, this indicates potential demand for
140,400 square feet of space across the county over the four year period, or an average
of just over 35,000 square feet per year.

Top Regional Employers
The Bath-Brunswick-Topsham area is home to a wide variety of employers across
numerous industries. In addition to the region’s small business base, the area is home
to a number of large employers. According to the Southern Midcoast Maine Chamber of
Commerce, the region is home to 24 employers which employ 100 or more people. The
three largest employers are Bath Iron Works, Bowdoin College, and the Brunswick Naval
Air Station, which is the second largest employer in the state.
Exhibit 25: Major Regional Employers, Over 100 Employees

It is also important to note that the region’s largest employers are evenly distributed
across a variety of industries. As shown in the table below, the manufacturing sector
accounts for 25 percent of the employers with 100 employees or more, with six firms
out of the total of 24. The retail sector includes five firms, followed by the government
sector and the education sector, which each account for three of the top employers.
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Exhibit 26: Distribution of Large Employers by Industry

Source: JDA

Average Wages
Average wages across the county for all industries were $34,632 in 2004, the equivalent
of $666 per week. The professional, scientific and technical sector had the highest
average wage, at $45,968, or almost one-third above the average for the region. Other
sectors which had wages which were above the county average wage for all industries
included the construction sector and state government, though these sectors were less
than 5 percent higher than the overall average.
The accommodation and food service sector had the lowest average wage of $13,208, or
$254 per week, more than 60 percent less than the overall average wage for the county.
The agriculture, forestry and fishing sector was also well below the county average, at
$14,352, almost 60 percent below the average. Other sectors which were below the
county average included the arts and entertainment sector, the administrative and waste
management sector, the retail sector and the information sector, all of which were at
least 35 percent below the county average wage.
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Exhibit 27: 2004 Wage Levels, Sagadahoc County

In terms of occupational wages in Sagadahoc County, the average (mean) wage for all
occupational categories was $17.90 per hour, which equates to an annual income of
just over $37,000. Chief executives and construction managers had the highest average
wages in the county in 2005. These positions had an average wage in excess of $51
per hour, which is equivalent to an average salary of more than $106,000. Legal and
management-related positions accounted for the majority of the remaining occupations
in the top 15. It is interesting to note that health care professions are not represented in
the top 15 occupational wage categories. According to the Maine Department of Labor,
health care practitioners and technical occupations had an average wage of $22.41 per
hour, or just over $46,000 annually.
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Exhibit 28: Top 15 Occupational Wage Categories, Sagadahoc County

Many of the lowest paid occupational categories in Sagadahoc County are within the
food service industry. As shown in the table below, the four lowest paying occupational
categories are in the food service industry, and 10 of the 15 lowest wages groups are
food service-related. While gratuities might “justify” occupations such as bartenders,
waiters and waitresses being included on the list, it would not affect food preparers,
cooks and dishwashers. Other occupational categories which are among the lowest paid
are laborers, retail salespersons and health care support occupations.
Exhibit 29: Lowest Occupational Wage Categories, Sagadahoc County
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The wages for occupations in these categories are all well below the county wide
median. These positions earn between 45 percent and 60 percent less that the county
wide median.
Exhibit 30: Trends in Average Weekly Wages, State and Sagadahoc County

Source: JDA

Workforce
In order for the redevelopment of the Topsham Annex to be successful, it will be
important for the Reuse Authority to understand the characteristics and availability
of the workforce in the region. This section provides an overview of historic trends
in the region’s workforce, including the size of the labor force, employment trends,
unemployment trends and the educational attainment levels of the workforce.

Civilian Labor Force Trends
Between 2000 and 2005, the labor force in the Town of Topsham increased by 3.0
percent, from 4,586 in 2000 to 4,724 in 2005. Over the same period, the Sagadahoc
County labor force increased marginally (one-half of one percent), from 18,795 to
18,899.
The state’s labor force increased by almost 40,000 between 2000 and 2005. This
represents an increase of 5.9 percent, bringing the total labor force to more than
711,000. Between 2000 and 2005, the state’s labor force grew much more rapidly than
either the county or the town.
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Exhibit 31: Labor Force Trends, 2000 to 2005

Employment and Unemployment Trends
The expansion of the labor force has resulted in increases in both the number of
employed individuals and the number of unemployed individuals in the state and the
town. However, Sagadahoc County actually experienced a reduction in the number of
employed individuals between 2000 and 2005. The town experienced a 1.6 percent
increase in the number of employed persons between 2000 and 2005, and an increase
of 62 percent in the number of unemployed persons. Total employment in the town was
4,549 at the end of 2005, and total unemployment was 175. The county experienced a
reduction of 1.2 percent in the number of employed persons and a 66 percent increase
in the number of unemployed persons over the same period. Employment in the county
was 18,084 in 2005, while the number of unemployed persons was 815. While the state
experienced the largest increase in employment (4.2%), the increase in unemployment
was below the county and the town, at 56 percent. More than 677,000 people were
employed in the state in 2005, as compared to almost 34,500 unemployed.
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Unemployment rates generally trended upwards between 2000 and 2005. In general,
the unemployment rate in the town has been lower than either the state or the county,
typically by almost a full percentage point under the state, and less than one-half of
a percentage point under the county. Unemployment rates in 2005 ranged from 3.7
percent in Topsham to 4.8 percent at the state level, with the county at 4.3 percent.
Exhibit 32: Trends in Unemployment Rates, 2000 to 2005

Source: JDA

Education Attainment Levels
A key measure of workforce abilities is the level of educational attainment. The U.S.
Census tracks educational attainment for persons age 25 and over. The Table below
provides an overview of the educational attainment levels for the State of Maine,
Sagadahoc County and the Town of Topsham. All of the geographic regions experienced
a reduction in the percentage of the population that had not completed high school. In
1990 the town had by far the smallest percentage, 16.3 percent, while the county had
18.9 percent and the state had over 21 percent. By 2000, the gap had narrowed, and the
town had 10.0 percent, the county had 12.0 percent and the state had 14.6 percent. This
is considered to be a significant reduction for all regions.
The town also continued to show a substantially higher percentage of college graduates
than the county and the state. In fact, the disparity grew from 1990 to 2000. The
town had 32.5 percent college graduates in 1990, which had increased to 38.3 percent
by 2000. In contrast, the county and state had just 27.8 percent and 25.7 percent
respectively in 1990, and 32.9 percent and 30.2 percent respectively in 2000.
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Exhibit 33: Educational Attainment, 1990 and 2000

When those holding bachelor’s, graduate or professional degrees are considered, the
difference is similar. The town had 24.7 percent of its population holding at least a
Bachelor’s degree or higher in 1990, which increased to 29.6 percent by 2000. The
county had 21.5 percent of its population holding bachelor’s degrees or higher in 1990,
which increased to 25.0 percent in 2000. The state lagged both the town and county,
with just 18.8 percent holding a Bachelor’s degree or higher in 1990, which increased to
22.8 percent in 2000.

Occupational Outlook
In April of 2006, the Maine Department of Labor prepared the Skills Transferability
Analysis and Occupational Profiles for Brunswick Naval Air Station. The report was
prepared under the direction of Gerard Dennison, Director of Regional Workforce
Analysis, and Glenn Mills, Senior Economic Research Analyst. The assessment was
intended to assist workers at the Naval Air Station in evaluating their skills, and
understanding how their skills relate to other industries in the region. The assessment
indicates:
According to our “Maine Employment Outlook Projections to 2012,” employment
is expected to grow by 10.3 percent between 2002 and 2012. The projections for
the Base Economic Impact Area are more promising. The forecast for Coastal
Maine (Sagadahoc, Lincoln, Knox, & Waldo Counties) call for an employment
increase of 10,873 and a growth rate of 17.2 percent. The forecasted growth
rate for Southern Maine (Cumberland & York Counties) is projected to be 15.0
percent with an employment increase of 38,932 between 2002 and 2012. It
should be noted that these projections were developed before the announced
closing of BNAS.
The good news is 36 of the largest 41 employing occupations have positive
employment forecasts through 2012. Of the 41 largest occupations, 25 are
projected to grow by at least 11 percent.
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Fastest growing occupations are amusement and recreation attendants (34.1
percent); police and sheriff’s patrol officers (33.2 percent); firefighters (29.6
percent); environmental science and protection technicians, including health
(29.5 percent); recreation workers (27.3 percent); and business operations
specialists, all other (26.8 percent). Following are computer systems analysts
(21.7 percent); first-line supervisors / managers of police and detectives (21.3
percent); combined food preparation and serving workers, including fast food
(21.2 percent); and hotel, motel, and resort desk clerks (19.8 per-cent).
The most job growth is forecasted for cashiers (2,401); combined food
preparation and serving workers, including fast food (2,274); and general
operations managers (1,630). The next best forecasts are for retail salespersons
(1,489); first-line supervisors / managers of retail sales workers (1,431); janitors
and custodial workers (1,239); child care workers (1,188); and maids and
housekeeping cleaners (1,077).
Five occupations are expected to experience job losses through 2012. These
occupations are word processors and typists (-701); stock clerks and freight
stock material movers, hand (-436); laborers and freight stock and material
movers, hand (-346); butchers and meat cutters (-21); and industrial truck and
tractor operators (-19).
As indicated above, while many of the strongest job growth categories (in percentage
terms) are consistent with uses desired for the Annex, such as technical, business
operations analysts and systems analysts, the job categories with the highest projected
growth in absolute terms are mostly related to the food service and retail industries.
These are labor market sectors which the community has indicated are not desirable for
the Annex site.

Real Estate Market Analysis
The redevelopment of the Topsham Annex will, to some extent, compete within the
regional real estate market. The redevelopment will compete for potential users
from a variety of commercial, industrial and residential sectors. However, because
of the generally small size of the property available for redevelopment, as well as the
complexities associated with the existing housing on the site, the Annex property will
compete with other small-scale development sites in the local market.
This chapter provides overview information on the various sectors of the real estate
market. Data is presented for the Topsham and Brunswick areas as appropriate and
available. The residential housing market is reviewed, as well as retail, office and
industrial / warehouse.
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Summary of Major Findings and Conclusions
Residential Real Estate
The Topsham housing market is considered to be relatively affordable. A review of data
from the Multiple Listing Service (MLS) indicates that the average price for a home in
Topsham was just over $215,000 in 2006. In comparison, the average price of a single
family home in Brunswick was more than $268,000 in 2006. The median price in
Topsham was $209,000 in 2006, as compared to $244,450 in Brunswick. Since 2000,
the median price in Brunswick has been between 15 percent and 22 percent higher than
the Topsham median. Between 2000 and 2006, the median price in Topsham increased
by 54 percent, while the Brunswick median increased by 57 percent.
Sales volumes in Brunswick have been at least double the number of sales in Topsham in
each of the last four years. Homes in Topsham appear to sell more rapidly than homes
in Brunswick - the average number of days to sell a home in Topsham was significantly
less than the Days on Market (DOM) in Brunswick from 2001 through 2005.
In terms of building permit activity, Topsham has been experiencing a “building boom”
over the past several years. According to information provided by the town, more than
360 single-family homes have been permitted since 2002. This represents a substantial
increase (10%) over the 3,624 housing units that the town had at the time of the 2000
Census.
According to the U.S. Census, the median gross rent in Topsham in 1990 was $498 per
month. By 2000, the median had increased to $551 per month. This increase equates to
an increase of 10.6 percent, well below the rate of inflation (approximately 31%) over the
period.

Industrial / Warehouse Activity
Although the Town of Topsham experienced growth in jobs in the industrial and
warehousing sector between 2001 and 2005, the majority of this growth was housed
in existing real estate, as there has been minimal construction of new industrial and/or
warehouse facilities in the past five years. Published rental rates for industrial and
warehouse properties are typically in the range of $3.00 to $4.00 per square foot per
year for the larger market, though no available properties were identified in Topsham.

Retail Real Estate
The retail market in Topsham has been growing dramatically over the past several
years. The community’s excellent access and visibility off I-295 has led to significant
new construction of retail and food-service properties. According to data from the
Topsham Assessor’s office, land values in proximity to I-295 for retail and commercial
development have gotten as high as $500,000 per acre.
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The Town of Topsham has become a major retailing center beyond the boundaries of the
community. According to data from Claritas, the town had estimated consumer demand
from residents of $111 million in 2005, but that total retail sales for the community were
$149 million, indicating that the region “imported” more than $38 million in retail sales
dollars in 2005.

Office Market
The Topsham office market has seen some significant activity in the past several years.
Two major projects in the community’s Lower Village area have added significant new
supply to the local office market, including the Border Trust Business Center and the
Red Mill. In addition to these facilities, a local developer is also expected to construct a
15,000 square foot medical office building as a build-to-suit project.
With the exception of the Red Mill property, there does not appear to be any speculative
office development in Topsham. Local developers and real estate professionals attribute
this to a combination of factors, including concern over the closure of the Brunswick
Naval Air Station, and the large size of the Red Mill in the context of the Topsham
market, which may require an extended lease-up period.

Implications for the Topsham Annex
The site is considered a viable location for residential uses. Portions of the property
have historically been used for residential purposes, and the location between the
middle school and high school is considered to be conducive to residential development.
The primary issue is whether the existing structures can be rehabilitated and reused,
or whether the costs of renovation and upgrade are beyond the ability of a developer
to earn a reasonable return. However, the related issue of the costs associated
with demolition of the remaining structures and infrastructure in order to create a
development site must be considered in evaluating residential reuse for all or a portion
of the site.
The property could have appeal as an industrial site, due to the limited amount of
industrially zoned land in the community. However, use of all or a portion of the Annex
site for industrial uses could be difficult in terms of the interaction between truck traffic
and existing educational uses. In addition, the costs of converting the site from its
existing uses to industrial uses could be a financial concern, in terms of the relative land
costs.
The property could also have appeal as a retail site, particularly if the existing residential
component was eliminated, and the property was redeveloped as a mixed-use, lifestyletype center. However, the property has limited visibility, and access is considered
marginal in terms of retail development.
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The property could also support office-related development. Assuming the entire site
was developed for office uses, as much as 400,000 square feet of office space could be
developed on the 74-acre site. Office use for the entire site would require a significant
upgrade in access to the property. Further, traffic interaction with existing educational
uses would continue to be a concern relative to intensive development of the property.

Real Estate Market Conditions
The Topsham and Brunswick areas have an active real estate market. In particular, the
Town of Topsham has seen significant recent growth in terms of retail development, with
some additional office development, primarily related to financial services uses. This
section provides overview information regarding key sectors of the real estate market in
the region.

Single-Family and Multi-Family Residential
The Topsham housing market is considered to be relatively affordable. A review of data
from the Multiple Listing Service (MLS) indicates that the average price for a home in
Topsham was just over $215,000 in 2006. In comparison, the average price of a single
family home in Brunswick was more than $268,000 in 2006. The median price in
Topsham was $209,000 in 2006, as compared to $244,450 in Brunswick. Since 2000,
the median price in Brunswick has been between 15 percent and 22 percent higher than
the Topsham median. While specific data is not available, this is believed to be related
to a more active new construction market in Brunswick than in Topsham.
Exhibit 34: Home Sales Statistics for Topsham and Brunswick below provides an
overview of the number of sales, median price, average price and DOM for Topsham
and Brunswick since 2006. As shown in the table, the average and median prices for
single family homes have increased steadily since 2000 in both Topsham and Brunswick.
Between 2000 and 2006, the median price in Topsham increased by 54 percent, while
the Brunswick median increased by 57 percent.
Exhibit 34: Home Sales Statistics for Topsham and Brunswick
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As part of this analysis, current listings in the MLS for Topsham were reviewed. The MLS
indicates that 46 homes are presently available in Topsham. Asking prices range from a
low of $85,000 to a high of $985,000. The average current listing price is $310,550, and
the median asking price is $275,000. (Exhibit 34 continues in the table below).

Sales volumes in Brunswick have been at least double the number of sales in Topsham
in each of the last four years. As can be seen below in Exhibit 35: Days on the Market
for Single Family Homes in Topsham and Brunswick, it is also interesting to note that
homes in Topsham appear to sell more rapidly than homes in Brunswick. Although the
DOM was similar for each community in 2006, the DOM in Topsham was significantly
less than DOM in Brunswick from 2001 through 2005.
Exhibit 35: Days on the Market for Single Family Homes in Topsham and Brunswick

Source: JDA

In general, condominium units appear to sell even faster than single family homes
in both Brunswick and Topsham. In Topsham, condominiums sell roughly one week
faster than single family homes. In Brunswick, the difference is more pronounced
– condominiums sell in approximately half the time it takes to sell a single family home.
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While the number of sales in Topsham has been somewhat stable (generally between
16 and 21 units annually), the number of sales in Brunswick has increased dramatically
in the past three to four years. Exhibit 36: Condominium Activity in Topsham and
Brunswick, below, details condominium sales in the Brunswick / Topsham area.
Exhibit 36: Condominium Activity in Topsham and Brunswick

In terms of building permit activity, Topsham has been experiencing a “building boom”
over the past several years. According to information provided by the town, more than
360 single-family homes have been permitted since 2002. This represents a substantial
increase (10%) over the 3,264 housing units that the town had at the time of the 2000
Census. This indicates an average rate of expansion of almost 3 percent per year for
single family homes.
While specific information is not available regarding the number of homes constructed
in multi-unit buildings, it is believed that the town has been adding approximately 80
housing units annually. Exhibit 37: Building Permit Activity shows this construction
information.
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Exhibit 37: Building Permit Activity, 2001 to 2005

According to the U.S. Census, the median gross rent in Topsham in 1990 was $498
per month. By 2000, the median had increased to $551 per month. This increase of
$53 per month equates to an increase of 10.6 percent, well below the rate of inflation
(approximately 31%) over the period. Rent levels in the county are higher than in the
Town of Topsham. As shown in the accompanying figure, Exhibit 38: Median Rent
Levels, according to the Census, rents in Sagadahoc County were $539 in 1990, and
increased by 18 percent to $636 in 2000. Despite this increase in median rent, the rate
of growth lagged the rate of inflation, indicating that property owners were not making
real gains in rent levels.
Exhibit 38: Median Rent Levels

Industrial / Warehouse
Although the Town of Topsham experienced growth in jobs in the industrial and
warehousing sector between 2001 and 2005, the majority of this growth was housed in
existing real estate. Although the goods-producing sector experienced an increase of
68 jobs between 2001 and 2005, these gains were partially offset by job losses (29) in
the wholesale trade and distribution category. It is anticipated that many of these jobs
were accommodated in existing space, as there has been minimal construction of new
industrial and/or warehouse facilities in the past five years.
Occupancy of the available space in the market seems good, as no significant vacancy
was identified during visits to the community. Published rental rates for industrial and
warehouse properties are typically in the range of $3.00 to $4.00 per square foot per
year for the larger market, though no available properties were identified in Topsham.
This equates to an approximate sale value of $30 to $40 per square foot.
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There has not been any new construction of warehouse or industrial-type facilities in
Topsham in recent years. This is due, in part, to a limited supply or industrially zoned
land in the community. However, some existing industrial users have indicated a desire
to expand their existing operations.

Retail
The retail market in Topsham has been growing dramatically over the past several
years. The community’s excellent access and visibility off I-295 has led to significant
new construction of retail and food-service properties. According to data from the
Topsham Assessor’s office, land values in proximity to I-295 for retail and commercial
development have gotten as high as $500,000 per acre. Though this value is considered
“high” for the market, there have been transactions in the range of $275,000 to
$375,000 per acre for retail development sites.
Sagadahoc County has seen strong growth in retail sales in recent years. According to
data from the Maine State Planning Office, retail sales in Sagadahoc County increased
by more than 42 percent between 2000 and 2006. Retail sales were estimated to be
more than $260 million in 2006, as compared to $184 million in 2000. This is a result of
significant expansion of the retail base over the past several years, particularly “big-box
retailers,” which have spurred large-scale development particularly along the Interstate
295 corridor. Major new developments have added an estimated 1.5 to 2 million square
feet to the retail market over the past six years.
The Town of Topsham has become a major retailing center beyond the boundaries of the
community. According to data from Claritas, the town had estimated consumer demand
from residents of $111 million in 2005. However, Claritas estimates that total retail sales
for the community were $149 million, indicating that the region “imported” more than
$38 million in retail sales dollars in 2005. For a breakdown of this data by retail sector,
refer to Exhibit 39: Retail Gap Analysis.
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Exhibit 39: Retail Gap Analysis, Topsham, Maine

The area’s strong performance as a retail location has resulted in significant new
development in the region, including Home Depot, Target, and Best Buy in Topsham, and
others such as Lowe’s and Super Wal-Mart in Brunswick. It is interesting to note that
the table above indicates that some retailing categories are still “under-served” locally,
including electronics, home furnishings, clothing and general merchandise, as well as
building materials and health / personal care stores. Since the sales estimates are for
2005, they likely do not reflect some of the recently completed new development in
Topsham.

Office
The Topsham office market has seen some significant activity in the past several years.
Two major projects in the community’s Lower Village area have added significant new
supply to the local office market. These new facilities are considered to be good to
excellent in terms of quality, and consistent with the existing properties in the Lower
Village in terms of their architecture.
First, the Border Trust Business Center was developed. The facility is a two-story office
building, which includes a bank and conference facilities on the ground floor, and a
group of office suites on the upper floor. The building, which is reportedly 10,000
square feet in size, provides shared office services for its tenants, including telephone
services, receptionist services, conference spaces and kitchen facilities. Tenants pay
between $1,500 and $1,800 monthly for use of a private office and other amenities of
the Center.
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In addition, the town has recently seen the development of a new 35,000 square foot
office building along the riverfront. The property, known as the Red Mill, is a four-story
brick office building, designed to emulate older mill-style buildings, which are prevalent
in riverfront areas throughout New England. The property has a reported asking price
of $17 to $22 per square foot on a triple net basis. The facility is in the initial stages of its
marketing. At full occupancy, the Red Mill could house between 100 and 150 employees.
In addition to these facilities, a local developer is also expected to construct a 15,000
square foot medical office building as a build-to-suit project. The facility will be located
west of Main Street, in proximity to the Tim Horton’s Restaurant property. The reported
lease rate for this property is in the range of $18 to $22 per square foot on a triple net
basis.
With the exception of the Red Mill property, there does not appear to be any speculative
office development in Topsham. Local developers and real estate professionals attribute
this to a combination of factors, including concern over the closure of the Brunswick
Naval Air Station, and the large size of the Red Mill in the context of the Topsham
market, which may require an extended lease-up period.

Implications for the Topsham Annex
The existing market conditions described in this chapter have implications for the
redevelopment of the Topsham Annex. Specific issues for the TLRA’s consideration
include the following:
►

The site is considered a viable location for residential uses. Portions of the
property have historically been used for military residential purposes, and
the location between the middle school and high school is considered to be
conducive to residential development. The primary issue is whether the existing
structures can be rehabilitated and reused, or whether the costs of renovation
and upgrade are beyond the ability of a developer to earn a reasonable return.
However, the related issue of the costs associated with demolition of the
remaining structures and infrastructure in order to create an economically viable
development site must be considered in evaluating residential reuse for all or a
portion of the site.

►

The property could have appeal as a light industrial site, due to the limited
amount of industrially zoned land in the community. It is estimated that the
town has less than 310 acres of industrial land in total, and that the industrially
zoned land is essentially built-out. However, use of all or a portion of the Annex
site for industrial uses could be difficult in terms of the interaction between truck
traffic and existing educational uses. In addition, the costs of converting the site
from its existing uses to industrial uses would likely be too costly, in terms of the
relative land costs. Typically, industrial land costs are at the lower end of the
value range, due to the limited value of many industrial facilities.
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►

The property could also have appeal as a retail site, particularly if the existing
residential component was eliminated, and the property was redeveloped as a
mixed-use, lifestyle-type center. However, the property has no visibility from
Main Street, and access is considered marginal in terms of retail development.
In particular, the property is located a significant distance from I-295. Further,
the creation of a retail and/or mixed-use center on the Annex site would create
significant traffic issues, and the interaction between retail traffic and existing
education traffic could be difficult to resolve.

►

The property could also support office-related development. Assuming the
entire site was developed for office uses, as much as 400,000 square feet of
office space could be developed on the 74-acre site. However, this level of
development would generate as many as 2,000 employees on-site, which is
considered to be beyond what the roadway system in the area could reasonably
support. To put this level of office development in perspective, 2,000 employees
is approximately equal to the level of employment in Topsham (2005) in the
financial services, professional / business services, education services, health
care services and leisure / hospitality sectors combined. In essence, Topsham’s
employment base in these industries would have to double to support this level
of development. In addition, the development would have to recognize existing
competitive office projects (Red Mill), and the impact that existing office space
could have on absorption.

►

Office use for the entire site would require a significant upgrade in access to
the property. Further, traffic interaction with existing educational uses would
continue to be a concern relative to intensive development of the property. If
the office-related development was confined to the 14-acre “military triangle”
site, as much as 60,000 square feet of office space could be supported. This
almost twice as big as the Red Mill development, and could require substantial
marketing time to achieve the necessary absorption to justify development of the
project.

Community Planning Issues and Influences
Land Use and Zoning
The existing land uses in the area around Topsham Annex and its surrounding areas
have been derived, for the purposes of the Topsham Annex Reuse Master Plan, from
the zoning districts classified in the “Zoning Ordinance of the Town of Topsham” and its
associated “Town of Topsham Zoning Map.” This section looks at the current land uses
and zoning areas and their potential influences on future redevelopment of the Annex.
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The Town of Topsham’s zoning is divided into four categories: village, mixed-use,
commercial, and residential. The division of the zoning districts into these groups
provides a framework for the overall layout of the town that is based on both the
underlying character and predominant land uses. The Topsham Annex is located in
the “Upper Village” zone which is part of the three village zones that make up the core
of the Topsham along Main Street (Route 201) – excluding the southern portion of
the Route 196 / Route 201 interchange which is part of the commercial corridor. The
overall goal of the village zones is to provide, enhance, and maintain a dense, mixed-use
pedestrian-scaled village “feel” that incorporates a mix of housing types, small retail
establishments, and strict parking, design and landscaping guidelines. Exhibit 40: Land
Use / Zoning Map outlines the location of the zoning districts and their relationship to
the Annex.

Surrounding Land Uses and Zoning
The Annex lies within the part of Topsham that is designated as a growth area. The
Annex and the majority of adjacent land to the north and south of the complex are
included in Upper Village Zone, whose character is designed to mirror the uses and
densities of the Lower and Middle Villages. Currently, this area is sparsely developed
with the majority of homes and development clustered along Main Street. Nestled
within this zone is an urban residential enclave that is indicative of the type of continued
residential development the town would like to see in and around the Annex. The area
to the east of the Annex is predominantly rural in character with only a few housing
developments and limited access points from Route 196. Development in this area is
designed to protect the rural nature of the area, while promoting mixed-use residential
and commercial developments. The major development in this area is Highland Green,
an expansion of Highlands North retirement community located south of Route 196 in
downtown Topsham.
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