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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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Exhibit 40: Land Use / Zoning Map

Souce: Matrix Design Group
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The land to the northeast and northwest of the Annex is rural in character. Development
is sporadic and predominantly clustered along major travel corridors, though some
limited subdivision development can be found as well. The zones in this area promote
low-density development with the intention of preserving valuable open space such
as agricultural and forest lands, recreation lands and viewsheds. Where commercial
development does occur, the goal is to limit its visual impact by providing high levels of
screening from roadways and limited signage and lighting.
To the west and south of the Annex lies the commercial corridor of Topsham. This area
transitions into larger scale retail and commercial activity, including the Topsham Fair
Mall located along the I-295 / Route 196 interchange, and the smaller scale commercial
developments of the village and mixed-use areas. Industrial businesses are located
adjacent to the annex on its southern boundary, as well as along the south side of
Main Street, a portion of which extends to Route 196. Architectural and landscape
design guidelines in this area focus on the establishment of a tree-lined, higher-quality
development area, intended to blend in with the style of the historic village, and
promote the overall image of the town.

Transportation and Infrastructure Issues and Influences
Direct, safe, and convenient vehicular access, along with reliable utility infrastructure
services are requirements for the efficient operation of any military installation,
regardless of property location or size. The successful redevelopment of the 74-acre
Topsham Annex, as with any other large-scale private-sector development will require
that same (or expanded) level of transportation and utility infrastructure to meet
future non-military uses, as well as potential increased growth and redevelopment
needs of the Topsham community. This section, therefore, summarizes the existing
transportation and utility infrastructure systems that could influence, or be influenced by
redevelopment of the Topsham Annex.

Transportation Systems
From a regional geographic perspective, Topsham Annex is located approximately 130
miles north Boston, MA; midway between Portland, the state’s largest metropolitan
area, and Augusta, Maine’s capital; Bangor is located approximately 100 miles to the
north. The 95 / 295 Interstate Highway system connects the Annex to all of these
urbanized areas, and the Annex falls within proximity of several major state, regional,
and community arterials that serve the region, including:
►

U.S. Route 1, which serves the towns of Brunswick, and Bath, and communities
north along the coast

►

I – 295 / Highway 196 Coastal Connector, which connects U.S. Route 1 with
Interstate 295 through the Town of Topsham
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►

U.S. Route 201, which serves as Main Street in Topsham and provides a direct link
to the outlying communities to the north

As part of the Matrix Planning Team’s assessment of local and regional transportation
systems, a review of traffic issues associated with the current operation of the Topsham
Annex was conducted. The review included an assessment of traffic volumes with
respect to the capacities of key intersections and trends in area land use that can
be expected to impact level of service on the adjacent roadway network, as well as
discussion of certain elements that may be implemented to mitigate congestion within
the area. Of significant value is a comprehensive transportation plan prepared by Gorrill
Palmer Consulting Engineers for the Town of Topsham and dated August 2005.
As illustrated on Exhibit 41: Transportation Map, the most direct access to the Topsham
Annex property is via U.S. Highway 201 (Main Street) to State Route 196 (the Coastal
Connector) which provides direct connections to both Interstate Route 295 to the west
and U.S. Route 1 to the east.
Local and community access to the Annex is provided from both Route 201 and Route
196. Route 201 is Topsham’s Main Street and a primary artery through the village area
and across the Androscoggin River to the Town of Brunswick. To the north, Route 201
connects to the adjacent community of Bowdoin. The Topsham Annex presently has
two points of public vehicular access, and a third is under consideration (through the
adjacent Highlands development). The primary access road, however, is via Route 201
and is shared with Mount Ararat Middle School (serving 6th, 7th and 8th graders from
Topsham as well as the neighboring towns of Bowdoin, Bowdoinham and Harpswell). A
secondary access is also located on Route 201, at the access drive to the Mount Ararat
High School. In general, recent trends indicate continued growth in traffic on Route 201.
Because the intersection of Route 201 with Route 196 appears to be at or near capacity,
the town has been reviewing mechanisms to address congestion (particularly that tied
to school-related traffic).
The 2005 Transportation Plan includes capacity analyses for a number of major
intersections in the vicinity of the project, with traffic volumes adjusted to 2009. Of
particular note are the analyses associated with the intersection of Route 196 and Main
Street, Eagles Way and Main Street and Can Am Drive & Main Street. All intersections
include one or more movements operating at level of service (LOS) F under the 2009
peak hour conditions.
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Exhibit 41: Transportation Map

Source: Matrix Design Group
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Potential Community / Regional Transportation Improvements
In addition to providing a summary of intersection level of service under existing
conditions, the 2005 Transportation Plan includes discussion of a number of
transportation system improvements, aimed at mitigation of delay and other capacityrelated operational problems. The mitigation projects identified in the report include:
►

Route 196 and Main Street: Increased length of stacking lanes, adjustment of
signal timing, improved pavement markings

►

Eagles Way and Main Street: Adjust Eagles Way to a one way street (entering
only)

►

Can Am Drive and Main Street: Install a traffic signal and separate right and left
turn lanes

►

Connection of Can Am Drive through to the Highlands

►

In addition to these potential projects, a connector road from Eagles Way to
Village Drive could reduce traffic congestion by allowing traffic from Mount
Ararat High School to enter the Coastal Connector in an easterly direction from
this location (reducing left turns from Main Street onto the Coastal Connector,
particularly during the afternoon peak hour)

Rail Service
Rail access does not presently exist in close proximity to the Topsham Annex. While
the Maine Department of Transportation has made significant investment in the
rehabilitation of area rail infrastructure (primarily ties and ballast) over the past several
years, it is unlikely that rail service could be provided to the site in a cost-effective
fashion.

Natural and Cultural Resources
Natural and cultural resources within the Town of Topsham and adjacent to the Topsham
Annex are of a tremendous asset to the community. The town is home to numerous
ecosystems, wildlife habitats, wetlands, and other natural resources which are protected
by the state and the community and influence the location, type, and intensity of future
development. In addition, Topsham is an historic New England community with a variety
of significant historic, archeological, and cultural sites that also influence the type and
location of development in the community. This section reviews some of the important
natural and cultural resources found within the area.
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Natural Features and Habitats
There are a number of significant natural habitats in the Town of Topsham including
wetlands, Maine Threatened or Endangered Species, and Undeveloped Blocks. The
following is brief synopsis of these features and habitats as they relate to the Topsham
Annex.

Wetlands
A number of significant wetlands and vernal pools can be found throughout the Town
of Topsham, adjacent to the Topsham Annex property. Information about the location
and extent of these natural resources was obtained from the Town of Topsham, and the
State of Maine. The map provided shows all wetlands surrounding the annex that have
been mapped by the National Wetlands Inventory (NWI) and provided for this project by
the Maine Office of Geographic Information Systems (M-OGIS).
The Topsham Annex is located near the Cathance River which runs near the northern
border of the property. This river is part of the larger state-significant Cathance corridor
wetland which includes a large wetlands complex that extends west from the Route 201
corridor to Meadow Cross Road and includes Bradley Pond. Though no state designated
significant wetlands are located within or surrounding the Annex, there are a number of
smaller wetlands as shown on Exhibit 42: Natural Resources.

State of Maine Threatened or Endangered Species
The Maine Natural Areas Program has listed a number of plant and animal species in and
around the Town of Topsham and the Topsham Annex that are considered threatened
or endangered in the state. To the east of the Topsham Annex in the Highlands Green
development there are inland waterfowl and wading bird habitats. Other areas of
significance near the site include an additional waterfowl habitat along the Cathance
River the northwest of the site.

Undeveloped Blocks
Large and small undeveloped blocks of land in Topsham provide continuous habitat
areas for both large and small animal habitats. They provide areas of for wildlife
corridors as well as home ranges for animals such as bear, fisher, moose, deer, as well as
raccoons, skunks, squirrels and songbirds. To the east and north of the Topsham Annex
lies a significant series of undeveloped blocks that reaches to the northern boundary
of the town. In addition to being home to wildlife populations the area also includes
significant undisturbed grasslands and upland forest areas.
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Exhibit 42: Natural Resources

Source: Matrix Design Group
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On-Base Conditions and Characteristics
Cultural Resources
Along with the natural resources presented above, there are some cultural resources
in the vicinity of the Topsham Annex. Of particular interest is the heath located to the
east of the annex in the Highland Green Development Area. As the Annex is in a mainly
rural part of town few other significant archeological or historic sites are adjacent to the
property.
Within the overall 74-acre Topsham Annex property, a variety of conditions and
characteristics exist that could influence or impact the ultimate successful transfer and
redevelopment of the property. Understanding the characteristics of these conditions,
and how to capitalize on existing assets and mitigate existing liabilities is critical to
developing a reuse plan and implementation strategy that has long-term potential
for success. The following section describes a variety of on-base conditions and
characteristics that provide a basic level of information required to prepare conceptual
master plan alternatives for the facility. The ultimate redevelopment and detailed
implementation of the approved master plan will require more in-depth investigation
and analysis.

Land Use Patterns
General land use on Topsham Annex property consists of two primary types: office /
mixed-use, and residential. The residential portion occupies the eastern three-quarters
of the Annex and consists of the GMH privatized housing area previously described.
Included in this housing area is open space / park land that includes two tennis courts
and a playground. The office / mixed-use area is located on the western one-quarter of
the Annex where the existing military uses are found. Several of the eleven buildings and
structures provide office functions, with the rest consisting of the retail commissary and
various maintenance, storage, and utility uses.

Utility Infrastructure Systems
General conditions and characteristics of infrastructure systems that serve the Topsham
Annex property are described below for stormwater, sanitary sewer, water supply,
natural gas, electrical power supply and distribution, and telecommunication systems.
As the redevelopment effort progresses, additional inventories and assessments will
be necessary to establish the extent to which these systems will need to be improved,
expanded and/or extended to better meet reuse needs on the property.
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Review of the utility infrastructure systems considered not only historical and existing
conditions, but also future needs related to the potential redevelopment of the Topsham
Annex. The existing infrastructure on the Annex property, with the exception of natural
gas was developed, maintained, and operated by the Navy. Based on review of available
reports, discussions with Navy Public Works staff, and from on-site observations of
visible system components, it appears that utility infrastructure systems are in generally
good operational condition; this condition does not necessarily mean, however,
that the systems meet local utility district standards to serve the general public. The
existing wastewater collection, water supply, natural gas, electric power and roadway
systems serve the developed portions of the Annex property. Issues related to required
improvements, acquisition, operation and maintenance of the existing utility systems
include the following:
►

In most cases, the utility installations at the Topsham Annex were constructed
and/or abandoned by the U.S. Navy as needed to serve expanded, new or
abandoned development as the facility evolved over time; some of the systems,
therefore, may presently exist at different standards from those deemed
acceptable by certain municipal, quasi-municipal or other entities that may be
considered to operate these systems in the future.

►

Utility use at some locations and facilities within the Annex are not metered; it is
anticipated that all future development will need to be provided with meters as a
part of the infrastructure improvement program.

►

There are no defined rights-of-way for the road and utility infrastructure. The
local water and sewer utilities will require that their facilities be located within
public rights-of-way or dedicated easements.

►

Utilities are not always located in the defined roadway corridors and may be
impacted by land transfer and/or future development.

►

Utility operations (gas, water, telecommunications and electrical) will generally
be subject to certain rules and regulations as overseen by the Maine Public
Utilities Commission (MPUC), after the property is transferred and the Annex is
redeveloped.

The following information summarizes the issues related to the major utility systems
that serve the Topsham Annex.

Stormwater Management Facilities
Stormwater management facilities on the Topsham Annex vary widely in quality.
According to the final Environmental Condition of Property Report (Revision 2) for the
Naval Air Station, Brunswick, Maine dated May 30, 2006, a National Pollutant Discharge
Elimination System (NPDES) permit was applied for in 1992 and received from the United
States Environmental Protection Agency (USEPA) Region 1. In 1995 the USEPA developed
a system called Multi-Sector permitting. In December, 1995 Naval Air Station Brunswick
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issued a Notice of Intent to apply for the permit, which covers stormwater infrastructure
at the Topsham Annex as well. As required, five years subsequently (2000) a second
Notice of Intent was submitted and the permit was approved in 2001. In October 2005
(as required) a third Notice of Intent was submitted and the permit was pending as of
the date of the “Environmental Condition of Property Report.” Since existing stormwater
detention facilities are licensed by MEDEP, that agency notified the Navy in July, 2006
that they were authorized to discharge stormwater associated with Multi-Sector activity
pursuant to the terms and conditions imposed by the DEP’s Multi-Sector General
Permit for stormwater associated with industrial activity. The facility permit number is
MER05B247. The Multi-Sector General Permit for Stormwater must be transferred to
any new operating entity of the Annex property and renewed every five years thereafter.
All future development will be required to meet requirements of Maine Stormwater
regulations at the time of development. Exhibit 43: Stormwater Infrastructure shows
the location of stormwater infrastructure at the Annex.

Wastewater Collection System
The existing wastewater collection system serves the majority of the developed portion
of the Topsham Annex. The original collection system and pumping station were
constructed and owned by the U.S. Navy. The collection system consists primarily of
clay pipe with pipe joints every three feet, which is typically susceptible to infiltration
(groundwater entering the pipe). In the 1970s, the force main from the Navy’s pump
station was connected to the collection system on Main Street (Rte 201) owned by the
Topsham Sewer District.
In 1998, much of the sewer on Republic Avenue was cleaned and inspected with a
closed-circuit television camera in preparation of the construction of the Mount Ararat
Middle School. The inspection showed that the original clay pipe was in poor condition
with poor alignment, root intrusion and significant infiltration of groundwater. Some of
the clay pipe had been replaced with PVC pipe in the 1980s. Although some of this PVC
was found to be in good condition, much of it had settled and contained sections with
dips in excess of 5-inches. It is the general understanding of the Topsham Sewer District
that the remainder of the existing clay sewer piping servicing the residential housing on
the Annex and the buildings west of Republic Avenue is also in poor condition with the
same general problems as those identified on Republic Avenue.
As part of the construction of the Mount Ararat Middle School in 2000, the original
pump station was replaced with a new pump station meeting the requirements of the
Topsham Sewer District. The force main from the new pump station was connected to
the existing force main that runs along Can Am Drive and Main Street. Also as part of
this project, the existing gravity sewer in Republic Avenue, that runs from the Mount
Ararat High School to the new pump station, was replaced with new 8-inch PVC sewer.
New 8-inch PVC gravity sewer was also installed from the pump station to the Mount
Ararat Middle School and a new 10-inch PVC sewer was installed across the Middle
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Exhibit 43: Stormwater Infrastructure

Source: Wright-Pierce Engineers
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School’s athletic fields to a point where it connects to the existing clay sewer serving
the area east of Republic Avenue. At the completion of the Middle School project, the
Topsham Sewer District accepted ownership of the new Annex Pump Station, the force
main from the pump station to Main Street, the new gravity sewer in Republic Avenue,
and the new sewer across the athletic fields. The remainder of the sewer system on the
Annex is still owned by the Navy. As a result of the Middle School Project, the Topsham
Sewer District’s position on the Annex sewers is that they will not accept ownership
of the remaining existing gravity sewer pipe, unless the pipe is replaced with new pipe
meeting their standards. Exhibit 44: Wastewater Infrastructure illustrates the sewer
system infrastructure.
As part of the inventory and analysis of existing base conditions, a preliminary
assessment of the existing wastewater collection system was conducted by the Matrix
Planning Team, with support from representatives of the Topsham Sewer District (TSD),
the local service provider. The assessment included a review of available mapping and
past assessment reports, and on-site observation of the wastewater pumping station. On
the basis of this assessment, it was estimated that the improvements necessary to bring
the existing gravity collection system up to local District standards could be as high as
$2.5 million.
Wastewater from the Annex Pump Station discharges to a 12-inch gravity interceptor
sewer on Main Street, which continues in the interceptor sewer to the Pinewood Drive
Pump Station. This pump station pumps all of the wastewater in the Topsham Sewer
District’s system to the wastewater treatment facility in Brunswick.
The Topsham Sewer District has conducted facilities planning over the past several
years to determine the scope of improvements needed in its collection system to
accommodate potential growth in the area of the Topsham Fair Mall, the area west of
I-295, and the Topsham Annex. The interceptor sewer on Main Street, Pleasant Street,
and Elm Street does not have sufficient remaining capacity to accept all the potential
future flows from these areas. The facilities plan recommends redirecting the force
main from the Annex Pump Station to the new 15-inch interceptor sewer on Mountain
Road in the Highland Green development. This project would include modifications to
the existing pumps and electrical equipment in the Annex Pump Station, installation
of approximately 1900 linear feet (LF) of new force main pipe along Can Am Drive,
and the extension of approximately 600 LF to the existing gravity interceptor pipe on
Mountain Road. The cost for this project is estimated to be $350,000. The District is
also considering an upgrade to the Pinewood Drive pump station to update equipment
and increase capacity to accommodate projected future flows for the next 20 to 25
years; upgrade costs are estimated to range from $550,000 to $760,000 depending on
the options selected.
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Exhibit 44: Wastewater Infrastructure

Source: Wright-Pierce Engineers
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The Topsham Sewer District has an agreement through the year 2023 with the
Brunswick Sewer District (BSD) for treatment of wastewater generated in Topsham. The
agreement does not contain a flow limit for Topsham. The licensed treatment capacity
of the Brunswick Sewer District’s treatment plant is 3.85 million gallons per day (MGD).
The Topsham Sewer District is responsible for its share, based on the percentage of
Topsham’s flow to the total flow to the Brunswick plant, for any capital improvement
projects at the treatment plant. With the addition of a third secondary clarifier and a
third trickling filter the BSD has indicated that it may be able to increase the licensed
treatment plant capacity to 5.7 MGD at a cost of approximately $8 million.

Water Supply System
The existing water supply and distribution system adequately serves the majority of
the developed portion of the site. The system was constructed by the U.S. Navy, which
currently operates and maintains the system. Water is provided by the Brunswick &
Topsham Water District (BTWD) off of a 12-inch transmission main located in Main
Street / Route 201 and is fed through a connection located along Can Am Drive. Water
service is metered at a meter house located on Can Am Drive as it enters the Annex, as
illustrated below on Exhibit 45: Water Infrastructure.
The Annex water system consists of approximately 8,700 linear feet of eight-, tenand twelve-inch mains, and a 586,000 gallon water storage tank. The mains consist
primarily of asbestos cement (AC) and a small amount of cast iron. The tank is located
at the entrance of the Annex water system and is filled from the BTWD system. Water is
pumped from the storage tank by a booster pumping station to the Annex distribution
system. The booster station includes a fire pump which is reported to provide upwards
of 1,500 gallons per minute. This condition would have to be confirmed under a future
analysis.
Records indicate that facilities were constructed as early as the 1940s with the majority
of the distribution system and standpipe being constructed in the mid 1950s. The
booster pump station was constructed in the early 1990s. Construction materials varied,
depending on the time period that they were constructed. The capacity of the water
supply system is limited by the ability of the BTWD system to provide flow and pressure.
Previous studies and analysis performed by the BTWD indicate that sufficient supply is
available to the Annex as well as pressure required to fill the tank; the existing BTWD
hydraulic grade line can sustain 35 pounds per square inch to approximately elevation
156 feet under average flow conditions.
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Exhibit 45: Water Infrastructure

Source: Wright-Pierce Engineers
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As part of the inventory and analysis of existing conditions on the Annex property,
a preliminary assessment of the existing water distribution system was conducted
by the Matrix Planning Team, with support from representatives of the BTWD. The
assessment included a review of available mapping and past assessment reports, as well
as discussions with Navy Public Works staff, and on-site observation of visible systems
components. On the basis of this assessment, it was estimated that the improvements
necessary to bring the existing system up to local District standards could be as high as
$2.5 million.
It is important to note that, from a water supply capacity perspective, the BTWD has
indicated that it presently has the ability to supply flows up to the level historically used
by Navy facilities at the Annex, without negatively impacting its system. The BTWD has
indicated that the current system has excess capacity to serve the Brunswick-Topsham
area. The District has further indicated that the reserve system capacity is allocated
on a “first come, first served” basis. Future demand in excess of the District’s available
capacity may require upgrade to the District’s pumping and treatment facilities.

Water System Ownership and Operating Requirements
The following discussion details the likely issues associated with various ownership
scenarios and operation of the existing water distribution system on the Annex. Under
current operating conditions, the U.S. Navy is simply considered a “customer” of the
BTWD, and is not subject to regulatory monitoring requirements.

Brunswick-Topsham Water District Ownership
In 1998, the BTWD conducted an evaluation and prepared a report for Maine School
Administrative District No. 75 which assessed the physical condition of the water system
at the BNAS Topsham Annex. The District concluded that the existing system did not
meet their standards and that, generally, complete system replacement would be
required in order for the District to assume ownership of the system. Specific limitations
of the system included: substandard piping materials, location of piping outside
rights-of-way, condition of hydrants, location and condition of service shutoffs and
maintenance aspects of the tank. As a result, the Topsham LRA would need to satisfy the
following in order for the District to consider assuming ownership of system elements:
►

Documentation that system components have been constructed in accordance
with the materials and construction standards of the BTWD

►

Demonstration of minimum separation requirements between potable water and
sewer mains exist, as required by the State of Maine (potable water mains must
be separated from sewers by a minimum of 10 feet horizontally and 18 inches
vertically. Where these requirements cannot be achieved, the owner of the
system would be required to obtain a wavier from this requirement)

►

Documenting the location of all mains, fittings, valves and service connections
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►

Demonstration of compliance with the State of Maine Cross Connection Rules;

►

Provide individual water service meters and backflow preventers in compliance
with the BTWD’s standards

►

Easements must be conveyed which would afford access and maintenance rights
to the BTWD

►

Transfer of the Navy assets to the BTWD must be made in compliance with
“Chapter 65 - Property Taken for Public Use and Assessment of Damages”, of the
Maine Public Utilities Commission rules

►

The BTWD would not be able to include the assets in the depreciation rate base

►

If approved, the BTWD would simply fold the assets into their system

Electric Power Supply and Distribution System
The existing electric power distribution system adequately serves the majority of the
developed portion of the site. The system was constructed by the U.S. Navy, which
currently operates the system. Power is provided by Central Maine Power Company and
is metered as it enters the base from the west along Route 201. Records indicate that
facilities were constructed as early as the 1940s; materials varied, depending on the time
period that they were constructed.
As part of the inventory and analysis of existing base conditions, a preliminary
assessment of the existing electric power distribution system was conducted by the
Matrix Planning Team, with support from representatives of Central Maine Power
Company (CMP), the local service provider. The assessment included discussions with
Navy Public Works staff, and on-site observation of visible systems components. While
it appears from initial observations that much of the system meets or exceeds Central
Maine Power Company’s standards, a more detailed review will be conducted based on
information provided by Navy personnel. On the basis of this more detailed assessment
CMP is expected to identify improvements necessary to bring the existing system up to
local standards. CMP’s review will also identify any regulatory and/or operational issues
that will have to be addressed as part of any transfer of ownership. Once the system
assessment has been completed, a cost estimate can be prepared for the improvements
identified to make the electrical distribution system compliant with CMP requirements.

Natural Gas Distribution System
The existing natural gas distribution system adequately serves the majority of the
developed portion of the site. The system was installed on the Topsham Annex in 20012002 and has been owned, maintained and operated by Maine Natural Gas (MNG) since
that time. As a result, the system meets all required local standards, and will not require
any substantive upgrade for continued operation by that utility. Exhibit 46: Natural Gas
Infrastructure illustrates natural gas pipes serving Topsham Annex.
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Maine Natural Gas has indicated that sufficient reserve capacity exists to serve
foreseeable additional development that may take place on the Topsham Annex site,
although the metering and regulation station located on the property along the access
road may require modifications to meet the future natural gas demands. There is a
master gas meter on base as well as meters located at some industrial / commercial
facilities, and therefore all structures may not have a dedicated gas meter. The
residential housing units are separately metered. Maine Natural Gas would continue to
own and operate their existing facilities to serve future development.

Telecommunication Systems
There are presently at least two separate telecommunications systems serving the
majority of the developed portion of the site. It is our understanding that Verizon
Communications provides service to the Topsham Annex, and the Navy then provides
communication service to their facilities via fiber optic and cable lines. Verizon
Communications has indicated that it would continue to provide service to the Topsham
Annex and would be willing to take ownership of the government-owned portions of the
communications system.
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Exhibit 46: Natural Gas Infrastructure

Source: Wright-Pierce Engineers
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Vehicular Access and Street System
The Topsham Annex property is presently served by a system of internal streets and
roadways that provide access to much of the base, where a majority of the development
exists. Vehicular access is limited to the primary drive off Route 201 (Main Street) and
the secondary access through the Mount Ararat High School (also to Main Street).
Exhibit 47: Points of Access illustrates the vehicular access points serving the property.
Exhibit 47: Points of Access

The existing network of streets and roadways within the base property varies in standard
based on the purpose served. In general, streets within the cantonment area are
bituminous-surfaced, with storm drainage and granite curbing. Sidewalks are present
in many areas. In the more undeveloped portions of the base property, particularly the
areas to the south and the northwest, the roadways are not curbed and rely on open
ditches and culverts for storm drainage. Sidewalks are generally not present within
these areas. Given the present use of the site, the internal streets and adjacent street
network provide adequate capacity. Some routine maintenance of the streets may be
appropriate.

 96

TOPSHAM ANNEX REUSE MASTER PLAN
TOWN OF TOPSHAM, MAINE

Potential Infrastructure Improvement Costs
While current infrastructure systems provide adequate service for operation of the
Topsham Annex, future private-sector redevelopment activities will likely require
significant improvements to bring systems up to local standards, and to meet
expectations of the market place. “Order of Magnitude” estimates of capital costs,
therefore, have been provided. This level of information will enable area public service
providers and/or other entities to make infrastructure acquisition and/or operational
decisions as part of implementation strategies to be considered as part of this planning
effort. It should be noted that such estimates do not include secondary and tertiary
upgrades or site improvement costs that might be associated with specific building
demolition or construction, parking and/or landscaping improvements, or other detailed
cost estimates associated with specific future project development.
Costs for utility and infrastructure upgrades are of two types: (1) those that are needed
simply for new distribution, such as new development areas that previously had no
utilities or road access; and, (2) costs that are needed to upgrade an existing system
based on substandard conditions and/or added demand. All projections of capital
costs in this section of the report are “Order of Magnitude” and for budgetary purposes
only; specific items have been identified as part of those opinions of probable costs.
Assumptions of size, type, materials and unit costs of components have been developed
based on past experience in the region. No detailed design has been performed to
support these opinions.
Estimated costs to upgrade utility systems are based on review of the nature and
condition of existing sanitary sewer, water, and electric power distribution systems, as
well as a review of local standards and requirements in order to operate, maintain, and/
or acquire the systems by the Topsham Sewer District; the Brunswick-Topsham Water
District; and/or Central Maine Power, respectively. Estimated improvement costs for
these systems include:
►

Sanitary Sewer System			

$ 2.5 million

►

Water System				

$ 3.3 million

►

Electric Power Distribution System 		

$ 1.1 million (power)

►

Natural Gas System 			

NA (owned by the utility)

Buildings and Facilities
As a major part of the study’s inventory and analysis of existing conditions, a Building
and Facilities Assessment was conducted for the limited number of non-residential
building resources on the Topsham Annex. The purpose of the study was threefold: (1)
to identify and document significant buildings and facilities that might be considered
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