Town of Hampden
Planning and Development Committee

Wednesday March 1, 2017, 6:00 pm
Municipal Building Council Chambers

Agenda
1. Approval of February 2, 2017 Minutes [Note, 2/15/2017 meeting was cancelled]
2. Committee Applications: None
3. Updates:

A. MRC/Fiberight
B. Staff Report

4, Old Business:

A. Market Study — Presentation of Consultant Report; Sarah Woodworth, W-ZHA,

LLC
5. New Business:
6. Zoning Considerations/Discussion: None
7. Citizens Initiatives
8. Public Comments
9. Committee Member Comments

10. Adjourn



Town of Hampden
Planning and Development Committee
Wednesday February 2, 2017, 6:00 pm
Municipal Building Council Chambers

Minutes - Draft

Attending:
Committee /Council Staff
Ivan McPike-Chair Angus Jennings, Town Manager
Terry McAvoy Karen Cullen, Town Planner
David Ryder Myles Block, Code Enforcement Officer
Stephen Wilde
Public
None

Chairman McPike called the meeting to order at 6:00 pm.

1. Approval of January 18, 2017 Minutes — Motion to approve as submitted made by Councilor
McAvoy with second by Mayor Ryder; carried 4/0/0.

2. Committee Applications: Thomas Dorrity, application for seat on the Planning Board. Mr. Dorrity
was unable to attend the meeting; Chairman McPike who knows Thomas gave a brief summary of
his background. Motion to accept Mr. Dorrity’s application and refer to Town Council for
appointment as an Alternate on the Planning Board made by Mayor Ryder with second by
Councilor McAvoy; carried 4/0/0. Manager Jennings noted this will be on the February 215t Town
Council meeting agenda.

3. Updates:

a. Staff Report:

i. Planner Cullen handed out a map showing the traffic count data for the primary
business areas of town, and noted that she had obtained the data from ME GIS
and ME DOT for the entire town; this will be useful for many issues going forward.

ii. Manager Jennings gave a brief update on the status of the market study and
noted that the agenda for the next P&D meeting (February 15t) will be focused
on the report by the consultant. The Committee discussed recording for that
meeting and decided to have it videotaped and possible broadcast live, as there
is a lot of interest in this study. It was also noted that the report will be available
online a few days prior to the meeting.

iii. Chairman McPike noted the Dollar General was opening February 4th. Discussion
about attendance at a Grand Opening; Manager Jennings will look into it and
notify Council if and when one will be held. Q'\
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4, Old Business:

a.

Hampden Business Park Credit Enhancement Agreement (CEA) for Sargent Corp. Planner
Cullen noted that the packet included the final version of the CEA, with the mark-up to
show the changes since the last time the P&D had seen the document. Manager Jennings
noted the first year of the CEA was discussed with Sargent; they said they would not be
seeking Town acceptance before July. The TIF will start on July 1, 2017 and the CEA will
begin on July 1, 2018.

5. New Business:

a.

Status of MRC /Fiberight: Manager Jennings gave an update on the water supply issues,
noting there have been several meetings recently on the topic. At this point the MRC Board
has directed Greg Lounder to request a cash contribution in the amount of $167,000 from
the Town to help close the gap they have in financing the water line extension out to the
site. He noted his intention was for the P&D Committee to make a recommendation to the
full Council whether to consider the request at all (policy), and for the Finance Committee
to make recommendations regarding the source of any funds to be contributed, if any.

Manager Jennings noted that his memo (in the packet) lists six conditions that Council had
discussed in the past, and other considerations could be added as the discussions move
forward. He added that all of these have been discussed with MRC. The key points of the
Committee discussion were:

e Using the difference between a 6” and a 12" pipe size is an
unreasonable argument, since 6” was never an option for this project.

e  MRC had always said the Town of Hampden would not have to contribute
any money for this project.

e Nevertheless, the line will be an important asset to the town.

®  MRC has the burden of proof and need to show the Town that they need
the money.

e Once MRC has submitted information to answer the six conditions listed in
Manager Jennings’s memo, then the Finance Committee can consider the
request.

e Condition 5 in the memo should be a requirement, not an option (recoup
costs once Fiberight facility is operating).

e If this goes forward, there will be a written agreement between the Town
and MRC.

e Any discussions or agreement must make it clear that any contribution is
not based on the difference between a 6” and a 12” pipe; do not want
to set any kind of precedent for future developers anywhere in town.

e This $167,000 is only a portion of the gap MRC has, they are seeking
other funding sources as well.

The Committee determined that no action is needed from them tonight, but they did agree
to continue moving forward with this request for funding.



b.
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Hampden Business Park, renewal of Authorization to Sell Agreement with Epstein
Commercial Real Estate. Planner Cullen said this agreement is different from the current
one in that it includes all of the lots in the new section of the Park as well as the vacant lots
in the front section. Manager Jennings said he has sent this to Sargent and has not
received any comments back on it. It was also noted that the sale prices have changed on
some of the lots. Motion to refer the Renewal of the Authorization to Sell Agreement with
Epstein Commercial Real Estate to Town Council made by Mayor Ryder with second by
Councilor McAvoy; carried 4/0/0.

Code Enforcement — issues regarding civil liability and authority to require certain plans.
Manager Jennings gave a brief summary of the background of this topic; two memos from
Town Counsel regarding these issues. The Code Enforcement staff is in agreement with
these memos. Discussion on issues that have come up in the past; Code Enforcement Officer
Myles Block said there are some situations with construction where the Codes don’t provide
clear-cut and additional engineered plans are necessary to determine compliance with the
code. He added it doesn’t happen very often. The committee agreed the authority for this
exists in the Code; Manager Jennings noted it would be helpful in the future to have the
memo on file to help deal with complaints. Discussion regarding what types of construction
projects needed what types of plans — many only need a sketch plan, not prepared by a
registered engineer. It was also noted that requests for additional plans cannot be made
to harass applicants. CEO Block explained how he handles projects in or near the
Shoreland Zoning Ordinance districts, advising applicants to ensure they are not within the
district or are in compliance with those restrictions.

Regarding the liability memo, Manager Jennings said shortly after he was hired, the
question of liability for the Code Enforcement staff was raised and this memo makes it
clear that there is no liability exposure (other than gross negligence) to the town staff in
the event that something happens to a building after it has passed inspections by the
Town. Manager Jennings noted that staff is working on a brochure or flyer that will
explain how our code staff works — scheduling, what inspections are needed, etc. This will
be helpful, especially to those who are not regular customers here. CEO Block noted that
the code staff works closely with contractors regarding needed inspections and their work
schedule. It was also noted there is an inspections calendar online; it will be upgraded
when the overall web site is upgraded.

Business Loan Program. Planner Cullen gave a brief summary of the preliminary work staff

had done to look into programs for assisting businesses through various types of loan

assistance. Manager Jennings said he doesn’t think this is the right fime to do this, we

should wait to see what happens with the MRC project, in addition the TIF revenues are

insufficient to fund such a program. Three councilors felt this is not the right time to pursue

this type of program; there are a lot of higher priorities and there isn't enough money in

the TIF fund. Chair McPike said he thinks it is important to move forward with this so we

have something to offer businesses; especially in the town center area where there are

some buildings in desperate need of renovation. Planner Cullen noted that such a program

is one implementation tool to address the needs of the town center, in addition to zoning,

infrastructure, etc. By consensus the Committee decided to include this in the work plan

discussions. Manager Jennings said he sees this playing out in two steps: 1) how much '\
X
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revenue does Council want to raise in TIF funds? and 2) how does Council want to allocate
that money? Concern about this getting lost in the shuffle; Mayor Ryder said that if this is

on record in the work plan for a future year, it won’t get lost.

6. Zoning Considerations/Discussion:

a. Planner Cullen gave a brief summary of the accessory apartment language she has

drafted. Key points of the discussion were:

On the issue of two family homes (duplexes) in the Residential A district: currently they
are allowed only as a conversion of an existing house, and based on the criteria to
allow them, they are essentially accessory apartments. The Committee felt that
duplexes are not appropriate in the Residential A district since it is primarily single
family neighborhoods; consensus to not allow two family (duplex) dwellings in the
Residential A district. Planner Cullen noted that the proposed accessory apartment
regulations will allow those units everywhere in town, including the Residential A
district.

Regarding process, currently drafted as requiring a conditional use permit; while just
requiring building permit is easier for the applicant, it is appropriate to have a public
hearing to allow the neighbors to learn about the application and voice any concerns
they might have. With such information the Planning Board would be able to set
specific conditions to mitigate the concerns to the greatest extent possible.

Regarding occupancy of one of the units by the property owner, the committee
agreed that there could be situations where an elderly person might prefer to live in
the smaller of the two units and rent out the larger one; language will be edited
accordingly.

Planner Cullen will ensure that the definitions of accessory apartment and two family
dwelling do not conflict.

Discussion regarding potential requirement that properties applying for an accessory
apartment be in full compliance with the dimensional requirements of the district;
consensus that such a requirement would be too restrictive since it would prohibit such
units on all nonconforming lots. However, want to ensure any additions do not increase
the nonconformity.

Concern about future potential for such properties to become two rental units;
however the structure will look like a single family dwelling. It was also noted that
usually zoning cannot prescribe any form of ownership (owner, condominium, renter).

Motion to refer the proposed accessory apartment amendment to Town Council for

referral to the Planning Board by Councilor Wilde, with second by Mayor Ryder; carried
4/0/0. Manager Jennings noted this will be on the February 6, 2017 meeting.

b. Planner Cullen gave a brief summary of the proposed amendments to the parking and

signage requirements to provide flexibility. Key points of the discussion were:

Manager Jennings said this will be an important amendment as it will provide needed
flexibility to developers in the town center particularly. The ordinance is very
restrictive on the issuance of variances, and this will provide an avenue for flexibility
when needed.
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e Parking requirements need to have flexibility for a number of reasons, including the
number of spaces provided, shared parking, and design.

e Parking management is as important in town centers as the number of spaces
available.

Motion to refer the proposed amendments to allow flexibility in the parking and signage
requirements to Town Council for referral to the Planning Board by Councilor Wilde, with
second by Councilor McAvoy; carried 4/0/0. Manager Jennings noted this will be on the
February 6, 2017 meeting.

7. Citizen Initiatives: None.
8. Public Comments: None.
9. Committee Member Comments: None.

10. Adjournment: Motion to adjourn at 8:05 pm by Councilor McAvoy; seconded by Mayor Ryder,
carried 4/0/0.

Respectfully submitted by
Karen Cullen, Town Planner



Maine home sales set record in 2016, easily outpacing
national rate

B www.pressherald.com

By Peter McGuire

Maine set a record for home sales in 2016, and local real estate professionals say the momentum fueled by a
strong economy and low interest rates has carried over into 2017.

The number of homes sold in Maine increased nearly 12 percent from 2015 to 2016, according to data released
Tuesday by the Maine Association of Realtors, easily besting the national year-over-year increase of 0.7 percent.
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The 2016 sales year ended with 17,507 transactions statewide, the highest number in the 18 years the association
has been tracking sales, said Greg Gosselin, president of the Realtors association and owner of Gosselin Realty
Group in York.

“Indeed, last year was a very good year for real estate and home ownership,” he said.

In Maine, 2016 ended with a median home price of $189,400, a 4.9 percent increase over 2015. The national
median home price for 2016 was $233,900, a 4 percent increase over 2015. A median price means half the homes
sold for more and half sold for less.

But all that activity has touched off a reaction. With a record number of homes being sold, the market is running into
a problem — a lack of inventory.

“It is absolutely crazy right now. It is totally limited,” said Vicki Kennedy, owner of RE/MAX Oceanside in Cape
Elizabeth. “This is definitely the lowest inventory I've seen pretty much ever.”

COMPETITION, LIMITED INVENTORY

Cumberland County had the highest number of home sales in 2016, at 4,252, but it saw the lowest increase in the
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state, up just 2.68 percent over the 4,141 sales in 2015. It also had the highest median price, $265,000, a 6 percent
jump over the $250,000 in 2015. York County had the second-highest volume of sales, 3,122, up 11.78 percent, and
second-highest median price, $239,000, a 5.75 percent increase.

There is intense competition over the limited inventory in the Portland area, Kennedy said. Multiple offers and
bidding wars are common, and some sellers are accepting offers within 48 hours of listing their home, she said.

“It is a perfect time for anyone who wants to sell something and doesn’t need to turn around and buy something in
the same area,” Kennedy said. Buyers are increasingly looking farther north and inland to find better properties and
prices, she said.

Home prices in the Portland area have largely recovered from the Great Recession, said John Reed, president and
CEO of CUSO Home Lending, a mortgage company in Hampden owned by Maine credit unions.

“The Realtors basically say if you are going to list your house, you better pack your bags because it is going under
contract in seven to 10 days,” Reed said.

In other parts of the state, prices are rising but still are not near the highs before the market crash in 2008, Reed
said.

Franklin County saw the greatest increase in sales, from 313 to 392, a 25.24 percent jump. Knox County saw the
greatest increase in median sales price, rising nearly 16 percent from $183,500 in 2015 to $212,000 in 2016.
Aroostook County saw the greatest median price decrease, by about 5 percent from $87,250 to $82,500.

Even though interest rate increases are expected, the housing market should remain strong, Reed said, noting that
the current interest rate on a traditional 30-year mortgage is about 4 percent.

“Last year was our biggest year ever for our company, and we are way ahead of last January, so that is a good way
to start the year,” he said.

QUIET HOLIDAYS, then A surge

At the Maine Real Estate and Development Association forecasting conference last week, David Marsden of the
Bean Group presented on the state of the southern Maine residential market. He, too, commented on the lack of
inventory and predicted that home prices were likely to increase 2 percent to 4 percent in 2017 and that interest
rates would remain below 5 percent.

Nationally, December home sales were anemic, decreasing 2.8 percent from November. The slide was attributed to
low inventory and economic tensions, according to a news release from the National Association of Realtors.

“Solid job creation throughout 2016 and exceptionally low mortgage rates translated into a good year for the
housing market,” Lawrence Yun, chief economist for the National Association of Realtors, said in the release.
“However, higher mortgage rates and home prices combined with record-low inventory levels stunted sales in much
of the country in December.”

In Maine, December home sales were up more than 11 percent over December 2015, but down nearly 2 percent
from November.

Despite the late 2016 slump, the housing market showed a lot of activity in the first weeks of 2017, Gosselin said.

“I think people are being much more positive. We are seeing a lot of activity around the state in January,” he said.

FHA PREMIUM CUT INCENTIVE
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Reed, the CUSO Home Lending CEOQ, said it's unlikely that the Trump administration’s suspension of a proposed cut
in premiums for Federal Housing Administration mortgage insurance, announced in the last days of President
Barack Obama’s administration, would have much impact.

FHA insurance allows new home buyers to secure mortgages with low down payments. The Obama administration
proposed reducing FHA premiums a quarter of a percent to offset interest rate increases. The cut could have saved
households around $500 a year.

Critics said lowering insurance rates could leave the FHA vulnerable in the event of a large number of foreclosures.
National Association of Realtors President William E. Brown, from Alamo, California, said the group intends to work
with the FHA to explain why a premium rate cut is necessary.

“Without the premium reduction, we estimate that roughly 750,000 to 850,000 home buyers will face higher costs,
and between 30,000 and 40,000 would-be buyers will be prevented from entering the market,” Brown said in a
written statement.

But Reed said it is typical for new administrations to pull back from old policies, and he expects the FHA insurance
issue will be resolved.

“I think it is just temporary. | don’t see any major move either way,” he said.
Peter McGuire can be contacted at 791-6325 or at:
pmcguire@pressherald.com

Twitter: @Petel_McGuire

Share
Read or Post Comments

Were you interviewed for this story? If so, please fill out our accuracy form

Send questions/comments to the editors.
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ECONOMIC FRAMEWORK AND ASSESSMENT
HAMPDEN, ME

Prepared By:
W-ZHA, LLC

February, 2017



Definitions

Hampden, Hampden’s Region and Peer Places



Hampden

Census Designated Place

37.94 Square Miles (Land)

7,554 People in 2016

Population Density 199 People /Sq Mi

1,816 Jobs (2014)

Attractive Residential Location- quality of life, good schools,
wealthy, central but has “room to breath”

Central location with strong road access

Waterfront — “some of the nicest sites on the River are in
Hampden”

Developable land
Relatively high property taxes

Reputation as not business friendly



Bangor Metropolitan
Area

The geographic area of the Bangor Metro Area and
Penobscot County are the same

3,397 Square Miles (Land)
157,655 People in 2016

2" Largest MSA in Maine behind Portland-South Portland
MSA

Population Density 46 People/Sq Mi
72,380 Jobs (2016)

Relatively small Metro Area — In 2015, ranked 268th of 382
U.S. Metros in terms of population

Slow growth region
Downtown Bangor is revitalizing

Restaurants and waterfront are bringing people Downtown



Peer City: Brewer

City of Brewer

15.23 Square Miles

9,588 People in 2016

Population Density 630 People/Sq Mi

5,576 Jobs (2014)

More commercial and industrial than Hampden

Has 77-acres available for medical and professional office
development

Limited land available for industrial development
Has waterfront, but industrial in character

Emerging waterfront restaurants and amenities
(Mason’s, Tiller & Rye, river walk)



Peer Town: Hermon

Census Designated Place

35.87 Square Miles

5,829 People in 2016

Population Density 163 People/Sq Mi

2,642 Jobs (2014)

Central location and good road access

Has a Bangor zip code (Hampden does not)
Similar to Hampden in terms of population
More industry in Hermon than in Hampden
Has natural gas (Hampden does not)
Lower tax rate than Hampden

Track record in leveraging tax increment
financing

Reputation as business friendly



Peer City: Belfast

City of Belfast in Waldo County
34.04 Square Miles

6,848 People in 2016

Population Density 201 People/Sq Mi

6,231 Jobs (2014)

Seaport city
Intact Downtown mixed-use district
University presence

Waldo County’s central city



Peer County: Waldo
County

Waldo County

730 Square Miles

40,292 People in 2016

Population Density 55 People/Sq Mi

11,700 Jobs (2016)

Rural county

Coastal communities benefit from tourism



Economic Framework

Bangor Metropolitan Area/Penobscot County



Population Trends

Between 2010 and 2016, the Bangor
Metropolitan Area grew slower than the
State of Maine and the Portland-South
Portland MSA.

The Portland-South Portland MSA accounted
for almost half of the State’s growth during
this period. The Bangor MSA accounted for
less the 10% of the State’s growth.

Bangor was the only major city in a Maine
MSA to lose population between 2010 and
2016.

Hampden grew by almost 300 people
between 2010 and 2016.

Population Trends

Maine, Portland-South Portland MSA, Lewiston-Auburn MSA, Bangor MSA
2010 - 2016

State of Maine

Portland-South Portland MSA
Lewiston-Auburn MSA

Bangor MSA
Hampden

Source: ESRI; W-ZHA

1,328,361
514,098
107,702
153,923

7,257

1,367,696
534,083
110,314
157,655

7,554

CAGR

#
39,335 0.5%
19,985  0.6%
2,612 0.4%
3,732 0.4%
297  0.7%

Population Trends

Cities of Portland, South Portland, Lewiston, Auburn and Bangor

Portland

South Portland
Lewiston
Auburn

Bangor

Hampden

Source: ESRI; W-ZHA

2010 - 2016

66,194
25,002
36,592
23,055
33,039

7,257

67,887
25,583
37,108
23,583
32,941

7,554

CAGR

#

1,693 0.4%
581 0.4%
516 0.2%
528 0.4%
-98  0.0%
297 0.7%




Population Projections
Maine, Portland-South Portland MSA, Lewiston-Auburn MSA, Bangor MSA

2016 - 2021

2016 2021 # CAGR

Population Projections

State of Maine 1,367,696 1,398,166 30,470 0.4%
The Bangor MSA |S projected to grow ata Portland-South Portland MSA 534,083 551,561 17,478 0.6%
slower rate than the State. Lewiston-Auburn MSA 110,314 112,184 1,870 0.3%
Bangor MSA 157,655 160,422 2,767 0.3%

Source: ESRI; W-ZHA

The City of Bangor is not projected to grow
significantly over the next 5 years.

Population Projections

Cities of Portland, South Portland, Lewiston, Auburn and Bangor
2016-2021

Hampden is projected to grow by 204 people
between 2016 and 2021. The City of Bangor

is prOJe_cted to grow by 62 people over the m " CAGR
same timeframe. Portland 67,887 69,467 1,580  0.5%
South Portland 25,583 26,147 564 0.4%
Lewiston 37,108 37,452 344 0.2%
Auburn 23,583 23,990 407  0.3%
Bangor 32,941 33,003 62 0.0%
Hampden 7,554 7,758 204 0.5%

Source: ESRI; W-ZHA




Social Indicators

Bangor MSA’s median income of $44,630 is
below the State average (549,490) and well
below the national average of $54,000.

The median income among Hampden
households is well above the State and MSA
average at $75,000.

The Bangor Metropolitan Area’s overall cost
of living is slightly higher than the Nation’s.

Healthcare is considerably more expensive in
the Bangor Metro Area as compared to the
U.S. average and the Portland-South Portland
MSA.

Median Income - 2016

Median Income

$80,000
$70,000
$60,000
$50,000
$40,000
$30,000
$20,000
$10,000

S0

$49,492

$75,099

$59,258

&

546,782 $44,627

Source: ESRI; W-ZHA

Cost of Living Compared to National Averages

B Cverall M Childcare Food

30% Versus Mational Average
20%

10%

-10%

Bangor, ME Metro Area

B Healthcare

Lewiston-Auburn, ME

Housing

Bl Other Taxes [ Transportation

Portland, ME Metro Area

Source: Cost-of-LivingCareertrends.com




Social Indicators

Maine is the oldest State in the U.S. The U.S.

median age is 38 years old.

The Bangor MSA population is younger than
the State and the Portland-South Portland
MSA population.

Hampden’s population is older than the
Bangor MSA average.

Families make up a smaller share of total
households in the Bangor MSA as compared
to other MSA’s. The average for the U.S. is
66%.

Hampden’s households, on the other hand,
are about 70% families.

Median Age
Select Areas

2016

State of Maine
Portland-South Portland MSA
Lewiston-Auburn MSA
Bangor MSA

Hampden

Source: ESRI; W-ZHA

Median Age

44.2
43.4
40.8
41.0

42.2

% of Households that are Families

Hampden

Bangor MsA [N ©1%

Lewiston-Auburn MSA || NG <3

Portland-South Portland MSA || NN <:

state of Maine | NS 2%

56% 58% 60%

62% 64% 66%

69%

70%

Source: ESRI; W-ZHA




Social Indicators

The State of Maine’s educational attainment is
consistent with the Nation with approximately 30% of
the population over 25 years old having a Bachelor’s
degree or higher.

Educational attainment in the Bangor MSA is below
the State and National average at 25% of persons
attaining a Bachelor’s degree or higher.

44% of Hampden’s population over 25 has at least a
Bachelor’s degree.

The Bangor MSA is consistent with the State in terms
of the percent of workers in white collar occupations.

Almost three-quarters of Hampden’s residents that
work occupy white-collar positions.

% of Population Over 25 w/ a Bachelor’s Degree

% of People 25+ with a BA or Higher

50% 44%
45%

40% 38%

35% 30%
30% 25%
25% 21%
20%
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% of Workers in White Collar

Workers in White Collar Occupations- 2016
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Job Trends

Maine, Portland-South Portland MSA, Lewiston-Auburn MSA, Bangor MSA
March 2010 - March 2015

Job Trends and T e

: State of Maine 593.4 608.6 15.2 0.5%
| n d U St ry I\/l |X Portland-South Portland MSA 187.0 196.6 9.6 1.0%
. . Lewiston-Auburn MSA 48.8 50.4 1.6 0.6%
Jobs in the Bangor Metropolitan Area have Bangor MSA 63.7 66.0 23 0.7%
grown at a faster rate than the State of
Maine- Source: Bureau of Labor Statistics; W-ZHA

Job growth in the Portland-South Portland
MSA accounts for 63% of the State’s growth. Non-Government Jobs by Industry - 2015
Job growth in the Bangor MSA accounts for
15% of the State’s growth.
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20.0%

The Bangor MSA has a higher percentage of S s o
non-government jobs in retail and health 5
care as compared to the State and other > 10.0%
MSA:s. ‘oo
0.0%
.. . R T T - o Y S WU R >
This job data excludes government jobs. & E TG EE S
fo<“°\$ & Q&\% & ¥ ¥
<&

Maine Portland-S Portland Lewiston-Auburn Bangor

Source: Bureau of Labor Statistics; W-ZHA



JOb Trends - Ba ngor I\/ISA Job Trends by Industry

Penobscot County/Bangor MSA
2010, 2015

With 1,259 new jobs, the greatest job growth

occurred in the education and health services e
industries between 2010 and 2015 . Natural Resources & Mining 356 0.5% 319  0.4% @) 2.2%
Construction 2,449  3.4% 2,998  4.2% 549  4.1%

Manufacturing 4,017 5.7% 2,987 4.1% (1,030) -5.8%

Wholesale Trade 2,557 3.6% 2,497 3.5% (60) -0.5%

. . . . . Retail Trade 11,073  15.6% 10,985 15.2% (88) -0.2%

The professmnal and business services mdustrles Transportation, Warehousing, & Utilities 2917 4.1% 3104  4.3% 187 1.3%
grew quickly and added over 850 jobs over this Information 1,151 1.6% 1,001 1.5% (60) -1.1%
: Financial Activities 2,438 3.4% 2,403 3.3% (34) -0.3%

same ti meframe. Professional & Business Services 6,262 8.8% 7,117 9.9% 855 2.6%
Education & Health Services 15,520 21.8% 16,779 23.2% 1,259 1.6%

Leisure & Hospitality 6,243 8.8% 6,890 9.5% 647 2.0%

Other Services (except Public Administration) 2,175 3.1% 2,191 3.0% 16 0.2%

The manufacturing and government industries Government 13,900 19.6% 12,847 17.8%  (1,053) -16%
Total Non-Farm 71,055 100.0% 72,207 100.0% 1152 0.3%

each lost about 1,000 jobs between 2010 and

2015 . Source: Moody's Analytics; W-ZHA




Job Projections-
Bangor MSA

Over the next 5 years the Bangor MSA is
projected to grow jobs faster than the prior 5
years.

According to projections prepared by Moody’s
Analytics*, the Metro Area will add 2,560 jobs
between now and 2021. This is more than
double the growth between 2010 and 2015.

The industries with the greatest job gains are
education and health services; professional and
business services; and, leisure and hospitality.

Because Hampden is recognized as a desirable
place to live, this job growth will put pressure
on Hampden’s housing market.

Job Projections by Industry

Penobscot County/Bangor MSA
2016, 2021

# | CAGR
Natural Resources & Mining 297 0.4% 302 0.4% 6 0.4%
Construction 2,904 4.0% 3,002 4.0% 98 0.7%
Manufacturing 3,021 4.2% 2,891 3.9% (130) -0.9%
Wholesale Trade 2,492 3.4% 2,601 3.5% 109 0.9%
Retail Trade 11,057 15.3% 11,331 15.1% 274 0.5%
Transportation, Warehousing, & Utilities 3,076 4.2% 3,077 4.1% 1 0.0%
Information 1,067 1.5% 1,081 1.4% 14 0.3%
Financial Activities 2,423 3.3% 2,462 3.3% 38 0.3%
Professional & Business Services 7,117 9.8% 7,726  10.3% 610 1.7%
Education & Health Services 17,019 23.5% 17,904 23.9% 885 1.0%
Leisure & Hospitality 7,028 9.7% 7,542 10.1% 514 1.4%
Other Services (except Public Administration) 2,200 3.0% 2,236 3.0% 36 0.3%
Government 12,676 17.5% 12,783 17.1% 106 0.2%
Total Non-Farm 72,376 100.0% 74,937 100.0% 2560 0.7%

Source: Moody's Analytics; W-ZHA

* Moody’s Analytics is a company that offers key insight, analysis and forecasts of national and regional economies. Moody’s is recognized by numerous
sources including MarketWatch, the Wall Street Journal and more.




Job Trend
Comparisons — Waldo
County Waldo Caunty

Job Trends by Industry

2010, 2016
Where Penobscot County jobs grew by 1,152 ange
between 2010 and 2016, Waldo County’s # | CAGR
iob bv 617 Natural Resources & Mining 52 0.5% 32 0.3% (20) -7.8%
JObs grew by : Construction 439 4.0% 464 4.0% 25  0.9%
Manufacturing 1,191 10.8% 1,146 9.8% (45) -0.6%
Wholesale Trade 189 1.7% 252 2.2% 63 4.9%
Retail Trade 1,387 12.5% 1,483 12.7% 96 1.1%
Transportation, Warehousing, & Utilities 330 3.0% 361 3.1% 31 1.5%
Information 101 0.9% 83 0.7% (18) -3.2%
Financial Activities 1,363 12.3% 988 8.4% (375) -5.2%
Professional & Business Services 862 7.8% 1,496 12.8% 634 9.6%
Education & Health Services 2,032 18.3% 2,131 18.2% 98 0.8%
Leisure & Hospitality 948 8.6% 1,133 9.7% 185 3.0%
Other Services (except Public Administration) 414 3.7% 526 4.5% 112 4.1%
Government 1,770  16.0% 1,600 13.7% (169) -1.7%
Total Non-Farm 11,079 100.0% 11,696 100.0% 617 0.9%
Source: Moody's Analytics; W-ZHA




Job Trend
Comparisons — Waldo
County

Penobscot County is projected to add 2,560
jobs over the next 5 years, more than double
the growth experienced over the last 5 years.

Waldo County is projected to grow by 615
jobs, essentially the same growth as the prior
5 years.

Job Projections by Industry

Waldo County
2016, 2021

# | CAGR
Natural Resources & Mining 32 0.3% 33 0.3% 1 0.8%
Construction 464 4.0% 489 4.0% 25 1.1%
Manufacturing 1,146 9.8% 1,118 9.1% (28) -0.5%
Wholesale Trade 252 2.2% 268 2.2% 16 1.3%
Retail Trade 1,483 12.7% 1550 12.6% 67 0.9%
Transportation, Warehousing, & Utilities 361 3.1% 368 3.0% 7 0.4%
Information 83 0.7% 86 0.7% 3 0.7%
Financial Activities 988 8.4% 1,024 8.3% 36 0.7%
Professional & Business Services 1,496 12.8% 1,656 13.5% 160 2.1%
Education & Health Services 2,131 18.2% 2,286 18.6% 155 1.4%
Leisure & Hospitality 1,133 9.7% 1,240 10.1% 107 1.8%
Other Services (except Public Administration) 526 4.5% 545 4.4% 19 0.7%
Government 1,600 13.7% 1,645 13.4% 45 0.6%
Total Non-Farm 11,696 100.0% 12,310 100.0% 615 1.0%

Source: Moody's Analytics; W-ZHA




Economic Framework Conclusions

* The Metropolitan Area is growing modestly, while the center city,
Bangor, has not experienced growth like many U.S. cities have over
the last 5 years.

 The Bangor economy is driven by health care. Itis a regional service
center for a large geographic area.

* The median income among Bangor Metropolitan Area households is
below the State and National average.



What We Know About
Hampden

And How It Is Similar or Different From Peer Communities



Population

In 2010, Hampden was the 5t largest County
subdivision in Penobscot County. It is smaller
than Brewer (ranked #3), but larger than
Hermon (ranked #6).

Hampden has more residents than Belfast
City.

Population Trends

Selected Areas
2016

City of Brewer
Belfast City
Hermon

Hampden Town

Source: ESRI; W-ZHA

9,588
6,848
5,829

7,554




Population Trends

City of Brewer, Belfast City, Hermon and Hampden
2010 - 2016

Population &

# CAGR

Household Trends
200

Hampden grew by approximately 300 people City of Brewer 9,482 9,588 106 0.2%
over the last six years, which represents a Belfast City 6,668 6,848 180  0.4%
compound average growth rate of 0.7% per Hermon 5,416 5,829 413 1.2%
year.

Hampden Town 7,257 7,554 297 0.7%
Hermon added over 400 residents over this Source: ESRI; W-ZHA

same period. Hermon’s rate of growth was
faster than Hampden'’s.

Household Trends

Hampden grew by more peop|e and faster City of Brewer, Belfast City, Hermon and Hampden

than both Brewer and Belfast. 2010-2016
2010 2016 # CAGR
Belfast is smaller than Hampden in terms of City of Brewer 4,163 4,230 67 0.3%
number of people, but Belfast has more Belfast City 3,049 3,177 128  0.7%
households. Belfast’s growth was largely Hermon 2,075 2254 179  1.4%
driven by household growth.
Hampden 2,862 2,994 132 0.8%

Source: ESRI; W-ZHA




Social Indicators

The two cities of Brewer and Belfast have
smaller households on average.

Hermon has the highest average household
size, slightly above Hampden.

35% of Hampden’s households have children
under the age of 18. This is a higher share of
households with kids than any of the Peer
places.

Average Household Size

Select Areas
2016

Source: ESRI; W-ZHA

City of Brewer 2.24
Belfast City 2.11
Hermon 2.58
Hampden 2.52

% of Households with Children <18 Years

Households with Children Under 18

40.0%

35.0%

30.0%

25.0%

20.0%

15.0%

10.0%

5.0%

0.0%

33.6%

27.1%
24.1%

City of Brewer  Belfast City Hermon

35.4%

Hampden

Source:

ESRI; W-ZHA




Social Indicators

The Peer places in Penobscot County all have median
household incomes above the County average.

Belfast’s median household income is essentially the
same as its County average.

With the exception of Hampden, the median
household incomes in the Peer places are all below
the national average.

Because of small household sizes (fewer children),
the per capita income in the City of Brewer is higher
than all of the Peers at $30,540.

Hampden’s median household income is impressive
at $75,000. Hampden’s per capita income is in-line
with the national average -- $29,500.

Median Household Income

Select Areas
2016

Penobscot County
City of Brewer
Hermon

Waldo County
Belfast City

Hampden

Source: ESRI; W-ZHA

$46,809
$54,361

$42,001

$75,099

$44,196

$42,872

Per Capita Income

Select Areas

Penobscot County
City of Brewer
Hermon

Waldo County
Belfast City

Hampden

Source: ESRI; W-ZHA

2016
$30,542
$25,756
$27,278

$29,472

$25,381

$24,404




Social Indicators

Hampden is very different from its peers
when it comes to income distribution.

Approximately 37% of the households in
Hampden have incomes in excess of S100K.

Hermon has a higher percentage of
households with incomes between $35,000
and $100,000.

The income distribution in Brewer is like the
U.S, but with lower shares of households
making over $150K.

Belfast has a higher share of its households
with incomes less than S35K.

Income Distribution - 2016

$200,000+

$150,000 - $199,999
$100,000 - $149,999
$75,000 - $99,999
$50,000 - $74,999
$35,000 - $49,999
$25,000 - $34,999
$15,000 - $24,999
<$15,000
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25.0%
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Social Indicators

About 70% of the households in Brewer and
Belfast are 1- and 2-person households.

Like the U.S., 60% of Hampden’s households
are 1- and 2-person.

Hampden and Hermon have very high
homeownership rates (at 79% and 83%,
respectively). These rates are above the
average for the Peers and the U.S. (55%).

Most homes in Hampden are single-family
detached units. A very small share of the

residential units in Hompden and Hermon
are in buildings with 5 or more units.

One- and Two-Person Households
Select Areas
2010

% of Total

City of Brewer 68.6%
Belfast City 72.5%
Hermon 59.5%
Hampden Town 59.4%

Source: ESRI; W-ZHA

% Households Who Own Homes
Select Areas

2010

City of Brewer 60.5%
Belfast City 61.4%
Hermon 82.7%
Hampden Town 78.7%
Source: ESRI; W-ZHA

Housing Supply Units by Structure
Belfast, Hermon, Brewer, Hampden
2010 - 2014 American Community Survey

Penobscot Waldo
Unit Type County Brewer County Belfast Hampden

1, Detached 64.1% 61.8% 73.9% 74.5% 52.9% 86.3%
5+ 16.8% 10.5% 3.4% 4.8% 17.5% 3.1%

Source: ESRI; W-ZHA




Social Indicators

The median age in Hampden is 42.2 years old

which is similar to Hermon. Population by Age
Brewer, Belfast, Hermon and Hampden
2016
The two cities, Brewer and Belfast are older, Hermon
particularly Belfast. Over one-fifth of <15 15.5% 15.3% 17.9% 18.5%
Belfast’s population is over 65 years old. 15-24 11.4% 10.0% 11.4% 11.2%
25-34 13.7% 10.5% 11.9% 11.4%
35-54 26.5% 24.9% 29.0% 28.3%
55-64 13.7% 16.5% 15.1% 15.3%
Note that Hermon and Hampden have higher 65+ 19.2% 21.9% 14.7% 15.2%
shares of people under the age of 18 and a
Median Age 42.7 49.1 42.1 42.2
lower share of people over 65.
Source: ESRI; W-ZHA




% of Population Over 25 w/ a Bachelor’s Degree

50%
o a5y, 44%
—E 41%
e 40%
cr;é 5 35% 32%
B Eﬂ 30% 29%
. . < 5 25%
S oo
Social Indicators
5 O 15%
Hampden’s population over 25 years old has 5 %
high educational attainment. -
0%
City of Brewer Belfast City Hermon Hampden
Town

Almost three-quarters of Hampden’s
employed population have white collar
positions. Only 8% of Hampden’s working

Source: ESRI; W-ZHA

population occupy blue collar jobs. Occupation of Employed Population
é 80.0% 1.0% 74.4%
. . . 2 7009 64.6%
Belfast’s population also has high educational 2’ e
. a 60.0% 6%
attainment. As compared to the Peers, a -
. ) > 50.0%
relatively small share of Belfast’s employed 2 oo
residents occupy white collar jobs, however. s 30'0;
o .U%
é 20.0%
§ 10.0%
Even with educational attainment below the 8 oo%
national average, over 70% of Hermon’s Cityof - BeffastCity - Hermon Hampden
. . . rewer own
residents have white collar jobs.
B White Collar Services Blue Collar

Source: ESRI; W-ZHA



White Collar Occupations of the Employed Population

30.0

X

25.0%
20.0%
15.0%

Social Indicators

Hampden has a much higher percentage of its
white collar residents in the

10.0%

5.0%

0.0%

% of Working Population by Occupation

Management/Business/ Financial and Professional Cityof  BelfastCity  Hermon Hampden
occupations than the Peer group. prewer fown
B Mgmt/Busi/Financial M Professional Sales Admin Support
Source: ESRI; W-ZHA

Hampden’s white collar residents are less likely to
be in sales. Where Residents Work

60%

50%
50% 459 46%

Hampden’s employed residents mostly travel to 44%
Bangor to work. 8% of employed Hampden

residents work in Hampden.

N
o
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X

15%

Belfast City is not a bedroom community like the 0%
other Peer places. Belfast is an employment I 5% >% l
center — half the people that live there also work 0% ] —

there City of Brewer  Belfast City Hermon Hampden Town
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Where Employed Residents Work
N

H In Bangor M At Place of Residence

Source: ESRI; W-ZHA



Lifestyle

Brewer

Belfast

Hermon

Hampden

32% Hshlds -“Set to Impress”
* Urban and suburban
* Apartment dwellers

* Young, single and most non-family
households

e Wealth index very low: 36
* Bike or walk to work

20%: “The Great Outdoors”

* Rural

* Empty nester households, modest
income

* Entertainmentis hunting, tv

* Domestic travel

15%: “Comfortable Empty Nesters”
e Suburbs where they grew up

e Baby boomer, married couples,
home owners

¢ Value health and financial well-
being

* GovV't, healthcare, manufacturing
jobs

*  Wealthy (Index 147)
e Watch sports, physically active

24% Hshlds -“Retirement
Communities”

e Retirees who rent
* No kids at home

* Lower middle income (Wealth
Index 62)

* Like to travel, book clubs, dept
stores

23%: “Old and Newcomers”
e City dwellers, mostly renters
* Singles lifestyle on a budget

* Tend to be young, food is
about convenience

e Wealth Index low at 60
20%: “Heartland Communities”
* Enjoy the country

e Kids left, but no intent to
move

* Conservative, patriotic
* Domestic driving travelers
* Wealth Index low at 63

40% Hshlds-“Middleburg”

e Suburban, Conservative &
family oriented

e Tech savvy
e Kids at home

e Middle income (Wealth
Index 89)

e Entertainment at home
36%: “Green Acres”

e Rural living, home-
oriented, conservative

e Wealthy (Index 142)
e Physical fitness important
e Active in community

e Entertainment outdoors

55% Hshlds-“In Style”
* Urbane and Mobile
e Tech Savvy

* Professional, Mostly w/out
kids at home

e Wealthy (Index 125)

e Arts, entertainment, and
travel

26%: “Soccer Moms”

e Suburban Families with Kids
at Home

* Younger Households, Mostly
Homeowners

* Wealthy (Index 157)
e (Qutdoor Recreation
19%: “Green Acres”

* Rural living, home-oriented,
conservative

e Wealthy (Index 142)

e Entertainment outdoors




Lifestyle

Hampden has a high concentration (55%) of wealthy urbane
households, most of which do not have children at home. These
households enjoy getting out to enjoy arts and cultural activities,
restaurants, and travel.

Over a quarter of Hampden’s households are wealthy Soccer Mom
families with younger children at home. Entertainment is all about
the children for these households.

One-fifth of Hampden’s households are rural in character and
conservative. Entertainment is found at home and they recreate in
the great outdoors.

Hampden households are more urban-inclined than Hermon
households.

Hermon households are more suburban in character.

Brewer and Belfast households are more diverse in terms of

households types and income. There are more renters in these cities.

Hampden

55% Hshlds-“In Style”

Urbane and Mobile

Tech Savvy

Professional, Mostly w/out kids at home
Wealthy (Index 125)

Arts, entertainment, and travel

26%: “Soccer Moms”

Suburban Families with Kids at Home
Younger Households, Mostly Homeowners
Wealthy (Index 157)

Outdoor Recreation

19%: “Green Acres”

Rural living, home-oriented, conservative
Wealthy (Index 142)

Entertainment outdoors




Social Indicators

Hampden’s households spend 31% more on
travel than the average United States
household.

Hampden’s households spend well over the
U.S. average on apparel and services,
entertainment and recreation, and eating
and drinking outside of the home.

Hampden’s households have high
discretionary income and, in this way, are
quite different from the households in the
Peer places.

Spending Index (100 = US Average)
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Jobs

This data is from the U.S. Census. “Jobs” reflect
the number of people employed in businesses
that are located in the place.

Population, Jobs, Jobs-to-Population

City of Brewer, Belfast City, Hermon and Hampden
2016 Population and 2014 Jobs

Hampden has the fewest number of jobs of all [ Jobs | Jobs-to-Population

the Peer places. City of Brewer 9,588 5,576 0.58
Belfast City 6,848 6,231 0.91
Hermon 5,829 2,642 0.45
Belfast City has the most jobs among the Peers.
Hampden 7,554 1,816 0.24
Hampden’s jobs-to-population ratio is lowest at
24 jObS per person. Source: U.S. Census Bureau On the Map; W-ZHA

Hampden is a bedroom community.



Jobs

The Census collects at-place employment for
smaller jurisdictions.

According to the US Census, there were
1,816 jobs in Hampden in 2014 (the most
recent year for which there is data).

Hampden’s jobs are concentrated in the
education, wholesale and transportation
industries.

Hampden’s jobs are concentrated in the
industrial/business parks, the Town Center
and along 1A.

Job Distribution by Industry
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Job Trends

According to the at-place-of-
employment from the US Census, the
number of jobs in Hampden remained
essentially the same between 2002 and
2014.

Job Trends

Penobscot County, City of Brewer, Hermon, Waldo County, Belfast City, and Hampden
2002, 2010, 2014

During this same timeframe, Brewer 2002-2010 2010-2014 002-2014
gained over 530 jobs and Hermon over | 2002 | 2014 NIEEE Y # | CAGR # CAGR
610. Penobscot 64,967 63,176 63,980 (1,791) -0.3% 804 0.3% (987)  -0.1%
City of Brewer 5,044 5,866 5,576 822 1.9% (290) -1.3% 532 0.8%

Brewer’s growth occurred between 2002 Hermon 2,030 2,333 2,642 303 1.8% 309 2.1% 612 2.2%
and 2010.

Waldo County 9,891 9,244 10,299  (647) -0.8% 1,055 2.7% 408 0.3%
Hermon grew throughout the term and Belfast City 6,181 5,612 6,258  (569) -1.2% 646  2.8% 77 0.1%
had the highest job growth rate among
the Peers. Hampden 1,859 1,819 1,816 (40) -0.3% (3) 0.0% (43) -0.2%
Waldo County and Belfast City lost jobs Source: ESRI: W-ZHA

between 2002 and 2010. Both places
have had strong job growth since 2010.

Belfast City accounts for 60% of the
County’s jobs, it is Waldo County’s urban
center.



Industry Mix of At-
Place Jobs

Hampden has a higher concentration of its
jobs in the education, wholesale, and
transportation and warehousing industries as
compared to the Peer group.

Brewer has a high concentration of retail and
accommodations/food service jobs.

Hermon has a high concentration of
construction jobs.

Belfast’s job profile suggests that it is a
central city with a concentration of finance
and professional/business service industries.

Job Distribution by Industry
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Hampden’s Social & Economic Profile

* Hampden is a bedroom community that is mostly residential in character. There are
comparatively few jobs in Hampden and that has not changed much over the last decade.

e Like the nation, Hampden households are predominantly without children under 18 at home.
60% of Hampden households are 1- and 2-person households.

e As compared to the Peer group, however, Hampden has a high share (35%) of households with
children under 18.

* Hampden residents are well educated and three-quarters of workers occupy white collar jobs,
mostly in financial activities or professional/business services.

e Over half of Hampden’s households are urbane and active empty nesters. These households
Fatronize the arts and enjoy going out. One-quarter of Hampden’s households are wealthy
amilies with children at home. One-out-of-five households in Hampden are rural in character.



Market Considerations

Housing
Retail
Office

Recreation



Housing Market

Households are projected to grow.

Older buildings are being rehabbed into luxury apartments in Downtown Bangor.
e 28 Broad Street—1 bedrms @ $1,400 to $1,600 /Mo
*  Merchants Bldg — 1,400 SF unit @ $1,800/Mo

Rentals in Hampden rent for less than $1.00 per square foot per month. Rents are
too low to support new rental apartment construction.

The market for Downtown Bangor units is reportedly visiting doctors and students
looking for a walkable environment.

The depth of the market at the high-end of the rental range is a question.
There has been no new multi-family construction in Downtown Bangor.
There has not been waterfront residential construction nearby.

There appear to be no new mixed-use projects oriented to both professional and
empty nest retiree market.

I\_/iIIa )condominium development has been successful in Hampden (Chickadee
ane).

Hampden’s median home value is comparable to Hermon even though the
housing stock is older.

Household Growth Rate

Selected Areas

Penobscot County
City of Brewer
Hermon

Waldo County
Belfast City

Hampden

Source: ESRI

2016 - 2021
2016 2021 HEHEIER
64,875 66,234 1,359 0.42%
4,230 4,285 55  0.3%
2,254 2,366 112 1.0%
17,321 17,898 577 0.66%
3,177 3,258 81 0.5%
2,994 3,082 88 0.58%

Median Home Value and Median Yr Built

City of Brewer, Belfast City, Hermon and Hampden

Brewer City
Belfast City
Hermon Town

Hampden Town

Source: ESRI; W-ZHA

Median Value Median Yr Built

$168,750 1959
$207,950 1967
$196,628 1985
$192,227 1979




ousing Market:
ampden’s Advantages/Disadvantages

Advantages Disadvantages

* Convenient location to Central City | | e« No “there-there ” — no walkable,
* “Home” for existing residents —age | | mixed-use center (a place to
in place potential linger)

* Wealthy resident market e Limited housing product-options

* Good schools * Limited amenities for older,

urbane households (“third

* 15-minute drive to retail hub places”, trails, fitness center,
 Hampden has Riverfront land restaurants/ cafes)

e Good amenities for children

Brookings Institute: Third Place refers to a place where people spend time between home (‘first’ place) and
work (‘second’ place). Third places are where we exchange ideas, have a good time, build relationships. These
places are community-building assets.




Residential Market Opportunities

* Housing products oriented to the family will continue to be
successful in Hampden due to schools and reputation.

e Hampden’s wealthy baby-boom households need more housing
options such as condo villas and/or condo apartments. These
products are designed for those households that want to be in
Hampden, but do not want the big house and yard and/or want the
flexibility to travel.

* Hampden’s central location, wealth and older demographic align
well with assisted living and continuing care retirement products.

e Hampden’s Waterfront is a unique location that may support a
broader mix of uses including housing.



Retail Market

Bangor Mall area is a major shopping destination. Resident Retail Expenditure Potential versus Actual Sales
$45,000
_ _ o $40,000
Brewer has shopping centers and major chains like 435,000
Walmart and Lowe’s. $30,000
$25,000
$20,000
With the exception of Waldo County and Hampden, all 515,000
of the Peer places experienced retail sales in excess of »10,000
what residents would typically spend. 55'028
> > [ > > C
e & e £ g
) . ) ) S o o S 9 £
Hampden has the highest retail expenditure potential = 2 T 5 = <
per capita and the lowest sales capture at 54%. 3 @ § @
o
g
As a small place, it is not unusual to have outflow W Per Capita Expenditure Potential Per Capita Actual Sales
spending on things like furniture, electronics, apparel.
Hampden is particularly weak on general merchandise, Source: ESRI; W-ZHA
however. (The new Dollar General will likely fill some of
this gap.)

On convenience retail like food-at-home and health-
related spending, Hampden is in-line with Hermon.



Eat/Drink Market

Resident Eat/Drink Expenditure Potential versus Actual Sales

The Bangor Mall area and Downtown Bangor
are eating and drinking destinations. 23,000

$2,500
Like retail, Hampden has the highest $2,000
eat/drink expenditure potential and the
lowest sales capture (24%). 51,500

$1,000
Smaller towns like Hermon and Hampden $500
often lose eat/drink spending because they
are not of sufficient size to support a critical 50 ) | )

. s : Penobscot Brewer Hermon Waldo Belfast Hampden
mass of eating and drinking establishments. County  Gity County  City
B Per Capita Expenditure Potential Per Capita Actual Sales

Hampden residents alone have the spending Source: ESRI; W-2HA

potential to support over 30,000 square feet
of eat/drink space (assuming a limited
service restaurant sales volume).



Retail and Eat/Drink Market:

Hampden’s Advantages/Disadvantages

Advantages

Disadvantages

e Very high spending potential on retail and eat/drink

e Over half the households in Hampden are urbane in
character and are particularly inclined to go out for
entertainment/recreation

Local market is small, thus risky

No “there-there” — no walkable, mixed-use center (no
place to cluster uses in walkable setting)

For retail, in particular, convenient competitive locations

Hampden’s food market and pharmacy are located on
single sites, not in a center configuration. This forces the
market to drive to other complementary retail and
eat/drink destinations. This weakens the potential for
agglomeration — the critical mass necessary to generate
market synergy.

For eating & drinking places, Downtown Bangor, an
eat/drink hub, is close by.




Retail and Eat/Drink Market Opportunities

 While there is a considerable amount of resident retail spending
leaving Hampden, it is unlikely that a significant share of this
spending can be captured in Hampden. Hampden is not big enough
to draw larger retailers and many already have a presence in the
Bangor market.

* Hampden’s capture of eating and drinking potential is particularly
low.

* If Hampden’s waterfront evolves into a mixed-use destination,
eating and drinking will likely be a part of it.

 Stand alone eat/drink investment could be challenging unless
implemented by a recognized regional or national outlet.



Office Market

Jobs in office-inclined industries are
projected to grow in the MSA over the next 5
years. Applying an industry rule-of-thumb of
150 square feet per employee, new growth
will generate demand for 99,000 square feet
of space.

Office rents are low in Downtown Bangor at
$12.50 to $13.50 per square foot. Rents in
the suburbs range from $10 to $13 per
square foot. Multi-tenant Class A office
development is not feasible with such rent
(need about $20 /square foot).

New office development will likely be build-
to-suit (meaning the business builds and
owns its building).

Job Projections by Industry

Penobscot County/Bangor MSA

2016, 2021

2016 2021 l # | CAGR i

Natural Resources & Mining 297 0.4% 302 0.4% 6 0.4%
Construction 2,904 4.0% 3,002 4.0% 98 0.7%
Manufacturing 3,021 4.2% 2,891 3.9% (130) -0.9%
Wholesale Trade 2,492 3.4% 2,601 3.5% 109 0.9%
Retail Trade 11,057 15.3% 11,331  15.1% 274 0.5%
Transportation, Warehousing, & Utilities 3,076 4.2% 3,077 4.1% 1 0.0%
Information 1,067 1.5% 1,081 1.4% 14 0.3%
Financial Activities 2,423 3.3% 2,462 3.3% 38 0.3%
Professional & Business Services 7,117 9.8% 7,726 10.3% 610 1.7%
Education & Health Services 17,019 23.5% 17,904 23.9% 885 1.0%
Leisure & Hospitality 7,028 9.7% 7,542  10.1% 514 1.4%
Other Services (except Public Administration) 2,200 3.0% 2,236 3.0% 36 0.3%
Government 12,676 17.5% 12,783 17.1% 106 0.2%
Total Non-Farm 72,376 100.0% 74,937 100.0% 2,560 0.7%

Source: Moody's Analytics; W-ZHA

= Industries that typically occupy office space.



Office Market:

Hampden’s Advantages/Disadvantages

Advantages

Disadvantages

e Hampden contains a high concentration of wealthy
households that demand services.

* Households are projected to grow in Hampden.

* Hampden has the Business Park, the Town Center and
the 1A commercial corridor all of which are convenient
to Hampden residents.

* The old high school complex is centrally located and has
space that could potentially be adaptively re-used as
office space.

Local market is small.

Rents are not high enough to justify new, speculative
multi-tenant office construction.




Office Market Opportunities

* Hampden’s office potential is likely limited.

 Office users oriented to the local market will likely be health and/or
financial/professional service providers.

* The Town Center and 1A are the prime locations for smaller build-
to-suit office space for businesses serving the local population.

 The Business Park is well-located and could be attractive to larger
businesses serving the region.

* The Old High School building is potentially a resource. Portions of it
potentially could be (and have been) adaptively re-used for
affordable, centrally located office space.



Light Industrial Market

Job Projections by Industry

Hampden’s industry is located off of Route Penobscot County/Bangor MSA
202 2016, 2021
ange
A new Business Park is being developed in #_ | CAGR
h . ” h | . . Natural Resources & Mining 297 0.4% 302 0.4% 6 0.4%
Hampden that will have 37 lots ranging in Construction 2,904 4.0% 3,002 4.0% 98  0.7%
size from approximately 1 acre to 6 acres. Manufacturing 3,021 4.2% 2,801 3.9%  (130) -0.9%
. . : . : Wholesale Trade 2,492 3.4% 2,601 3.5% 109 0.9%
This Business Park is a TIF District. Retail Trade 11,057 15.3% 11,331  15.1% 274  05%
. . Transportation, Warehousing, & Utilities 3,076 4.2% 3,077 4.1% 1 0.0%
Industrial land goes for apprOX|mater Information 1,067  1.5% 1,081  1.4% 14  0.3%
. . Financial Activities 2,423 3.3% 2,462 3.3% 38 0.3%
$50,000 per acre according to a broker in the Professional & Business Services 7117 9.8% 7,726  10.3% 610  1.7%
inte rVieWS. Education & Health Services 17,019 23.5% 17,904 23.9% 885 1.0%
Leisure & Hospitality 7,028 9.7% 7,542 10.1% 514 1.4%
. . . Other Services (except Public Administration) 2,200 3.0% 2,236 3.0% 36 0.3%
The construction and wholesale industries Government 12,676 17.5% 12,783  17.1% 106 0.2%
are projected to grow over the next 5 years Total Non-Farm 72,376 100.0% 74,937 100.0% 2,560 0.7%
Source: Moody's Analytics; W-ZHA

Jobs are projected to decline in the
manufacturing industry and remain constant
in the transportation, warehousing, and
utilities industries.

= Industries that typically occupy light industrial space.



Industrial Market:
Hampden’s Advantages/Disadvantages

Advantages

Disadvantages

Great central location and road access.

Hampden has the new Business Park with lots available.

Hampden’s taxes are relatively high.
Hampden has a reputation as not being business friendly.

Hermon can offer a comparable location and Hermon is
very aggressive with incentives and is reputed to be
business friendly.

Hermon has the same zip code as Bangor, Hampden does
not. Some companies want a Bangor address.




Industrial Opportunities

* The near term industrial market does not look particularly strong
given job projections in the industries that typically occupy light
industrial space.

* Hampden’s higher taxes will make it competitively disadvantaged to
other locations.

* Hampden will likely capture some industry investment because it
can offer a new Business Park setting and Hampden is recognized as
a nice place to be. Absorption may be slow due to market and
competition.

* Hampden will need to continue to work to cast off its reputation as
“anti-business”.



Other Thoughts

e Over half of Hampden’s residents are empty-nester (or about to be

empty-nesters) that have urbane lifestyles. These households desire
connection and demand amenities — “third places”.

* 35% of Hampden’s households have children at home. These

households also desire connection and demand amenities — “third
places”.

Coffee Break Café
Skehan Center

Anglers
Parks/Trails
Third places are becoming Etc.
increasingly important to the
aging Baby Boom market and
the Millennial market. Waterfront could be a
Hampden has very few. “third place”

opportunity



Appendix

Maps
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with E? 11 address points (red dots).

One new business is shown with
a purple dot.
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Hampden Business Listing
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Source: Town of Hampden

Source: Hampden personal property
tax data, Sept. 2016, combined
with E? 11 address points (red dots).
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°
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Note: This is Hannibal Hamlin
Place, there are additional
businesses that | don't have

in the databse yet.

°
CAMDEN NATIONAL BANK
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Hampden Business Listing

Town Center, Zoomed Area

® LEE RESIDENTIAL CARE LLC

«COFFEE BREAK CAFE

® IRVING OIL LIMITED

0.2 Miles

Source: Town of Hampden

Source: Hampden personal property
tax data, Sept. 2016, combined
with E? 11 address points (red dots).



Sarah
Typewritten Text
Source:  Town of Hampden

Sarah
Typewritten Text

Sarah
Typewritten Text


o
A

5,840
v
v
8,750 11,680
v 8,560
9,880
2,380 v
9,060
Y 6,090
1,650 10,510 v v
5,740
v V10,340
8,630
¥V w 610
53307 ¥/ 10,3507
4,750
o
Q
S
Q
o
=~
5,v54o 1,240
7,160 6,100 V7,550
.
R Brewer
O/\
>
Sources: Esri, HERE, DeLorme, USGS, '
OpenStreetMap contributors, and the G
Quick synopsis: .
Lecend Traffic Counts - 2014
Route 1A: Western Ave: Route 202: regend
South to north: East to west: South to north: A Traffic Count Location 1A and 202 Corridors
7,160 at border (Winterport) 9,060 at TA 11,680 by Western Ave
10,510 before Western Ave 9,880 just before 202 8,560 north of Coldbrook Rd Business Location
5,540 at Main Rd N business area 8,750 just after 202 10,350 at border (Bangor)
7,550 at border (Bangor)
Note: This data is annual average daily traffic counts for the point shown, for both directions. Some points
were split info directional counts in 2014; that data is available upon request.
Map prepared by:
Hampden Land & Building Services
. 106 Western Ave, Hampden ME 04444
" Sources: www.hampdenmaine.gov
- 0 0.5 1 2 Miles Traffic counts: ME DOT

“ | l | l | Business locations: Hampden ME February 2, 2017
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