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SECTION 1:   INTRODUCTION AND PURPOSE 

 

The Town of Chelsea is located at the southeastern border of Kennebec County, between 
t h e  K e n n e b e c  R i v e r ,  Augusta, Randolph, Pittston and Whitefield (see map on the 
next page).  Chelsea was incorporated in 1850 and originally it was part of Hallowell 
which encompassed a large area on both sides of the Kennebec River, the major 
transportation route and life force of the region.  

The town is close to Interstates 295 and 95, the major transportation link through Chelsea 
is US Route 9 (the River Road). 

Once Chelsea separated from Hallowell there was yet another deterrent to establishing 
a strong sense of community. A second physical barrier existed, this time a wide band of 
woodland running diagonally across the town, as it still does. In horse and buggy days 
and before roads were improved, it discouraged communication. Each side of town 
developed its own ideas, often opposite, which led to hearty debate. In some activities, 
notably the Grange, there was good cooperation. 

There never developed a strong focus for community activities, a "town center." The 
Searles Mills area which developed at Four Corners after 1870 came the closest, 
although it serves primarily the east side of town. Each school district (between 1870 and 
1953 there were as many as nine schools at one time) was the social and recreational area 
for its neighborhood - a natural service for a small population with only horses, human 
feet, and later bicycles for transportation. 

During this century Chelsea has become primarily a residential community where 
residents go elsewhere for work and recreation. In addition, few historical buildings or 
sites have survived. 

Chelsea is one of 23 communities comprising the Augusta Micropolitan Statistical Area 
(MSA), and thus is part of a larger regional economy. Changes in the fortunes of the region 
directly affect the economy of Chelsea.  At the same time, however, Chelsea’s residents and 
citizens recognize that the community can do some things to try and shape its own 
economic future.  The purpose of this Strategic Economic Development Plan is to provide a 
“road map” for the community’s economic development efforts. 
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Through these initial efforts, the community recognized that a more carefully 
orchestrated process was needed in order to: 

• Assess the viability of various economic development strategies 

• Prioritize development options 

• Prepare an action plan for implementation of specific strategies 

On March 12, 2015, the Town of Chelsea obtained state approval for the creation of its 
“Natural Gas Line Tax Increment Financing District and Development Program”. The 
TIF Development Program includes all areas encompassing the pipeline corridors. The 
Town is interested in working with KVCOG staff and consultants to assist the Town’s 
Economic Development Committee in implementing the TIF Development Program, 
specifically the Economic Development Planning.  The Town subsequently selected 
KVCOG to provide those services. 
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1.2   SCOPE OF STUDY  

 

KVCOG have identified four main areas that were deemed to be critical to the strategy 
development process. 

The emphasis of the plan will be to assess the viability of various economic development 
strategies (including options such as asset mapping, mission and vision development), 
prioritize development opportunities and prepare an action plan for implementation of 
highest ranked strategies. The main objectives of an Economic Development Plan will 
be: 

Plan for the Future - Identify necessary policies to implement programs, and initiatives 
that support the Town’s economic and community development goals. 

Support Business Growth and Prosperity - Proactively seek opportunities to grow and 
strengthen Chelsea’s economy, create jobs, and stabilize existing business. 

Create and Maintain an Efficient Review and Permit Approval Process - Establish 
review and approval processes that are efficient and in alignment with economic and 
community development initiatives, as well as provide access to resources to parties 
utilizing these services. 

 Develop a Functional Network for Economic Development - Ensure the sustainability 
of economic development initiatives in Chelsea through collaborative efforts of town 
officials and regional agencies, local business groups, and citizens, in addition to 
identifying and utilizing strategic funding sources. 

 

  



  

CHELSEA ECONOMIC DEVELOPMENT PLAN 4 

 

1.3   METHODOLOGY  

 

Data Collection and Analysis 

The activities in this section represent a cooperative effort to arrive at the products 
necessary to the plan while remaining within both schedule and budget. The consultant’s 
budget does not allow for exhaustive treatment of each plan component so the following 
strategy was employed for completion of the Inventory and Analysis Phase.  KVCOG 
provided an overall framework for the Town’s use in guiding data collection. Local 
knowledge and insight was then utilized from the town/committee for KVCOG to draft 
the chapters.  

Base Scope 

• Inventory and analysis of local and regional population trends, including housing, 
educational and income data 

• Inventory and analysis of industry and occupations, including number and size of 
companies and sector employment 

• Inventory and analysis of employment and earnings including local labor force, 
unemployment and wage trends 

• Inventory and analysis of retail and services trades 

• Analysis of the current Business Climate including Residents and businesses 
perceptions. 

• Inventory and analysis of the Infrastructure in town including transportation and 
utilities   

• Any special issues or concerns that might be identified e.g. suitability of land for 
future development. 

A series of easily measurable data sets will be identified that can be used as economic 
indicators and therefore utilized as measures of success going forward. A baseline level 
for each of these indicators will then be created so that the same data can be collected in 
future years to track changes and progress. 
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Goal, Policy and Strategy Formulation 

Using the findings of the Inventory and Analysis, coupled with the results of the public 
participation, the Committee with KVCOG assistance, developed a vision for Chelsea’s 
future and a set of goals, priority areas, policies and strategies designed to guide the 
Town in that direction over the next five to ten years.  

 

Public Involvement 

KVCOG provided guidance in the 
development of a local public / business 
opinion survey.  Question selection, 
survey formatting, and distribution etc. 
This was completed and the results and 
samples of the surveys are in the 
appendix. Additionally a community 
public meeting held in September 2016. 
This was an open forum for residents to 
discuss and contribute ideas about any 
and all economic issues. The meeting 
wasn’t particularly well attended but 
there was some good ideas and 
information gathered. This combined 
with the results of the surveys (also in the 
appendix) gave the committee some 
guidance as to where the town should 
focus its efforts etc. 

 

 

General Goals, Policies and Implementation Recommendations 

KVCOG also worked with Chelsea’s Economic Development Committee in developing 
an overall vision and mission including goals and priorities for the economic 
development of Chelsea. 
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KVCOG then assisted the town in drafting the policy and implementation elements of 
the plan including the following areas: 

• General Economic Development Goals  

• Asset Mapping and Chelsea’s Competitive Advantages  

• Opportunities and Threats From External Forces  

• Vision and Strategies For Economic Development  

• Potential Economic Development Partners  

 

Development of an Action Plan 

KVCOG finally aided the Economic Development Committee in developing an Action 
Plan including the following base sections: 

• Priorities 

• Strategies & Implementation Phasing 

• Capital Investment Plan 

• Funding 
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SECTION 2: LOCAL & REGIONAL ECONOMY 

 

This summary profiles the Town of Chelsea, including its population, housing, and 
economic numbers.  Most of the information is taken from the decennial U.S. Census 
(2010) and the companion American Community Survey (prepared annually, most 
recent covers 2009-2014).  Additional information comes from the Maine Department of 
Labor, Maine State Housing Authority, and local sources.  

Population Changes: 

The most common measure of a town's level of development and prosperity is its 
population.  Chelsea's population has fluctuated in the past.  Figure 1 illustrates 
Chelsea’s growth history, with its historical population shown at each census.  In 1900 
and 1910, Chelsea hit a high point for population, with more people than it has today.  It 
lost population dramatically from 1910 to 1920.  Even though many towns in Maine lost 
population in the early 1900’s, Chelsea stands out.  The population hit its recent low-
water mark in 1960.  Since then, gradual suburbanization has contributed to its slow 
growth.  

Figure 1:  Historical Population Growth 
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Table 1 also illustrates Chelsea's population and growth in relation to other towns in 
southern Kennebec County.  The table shows five similar size towns.  Many of the 
neighboring towns are similar in size to Chelsea.  Randolph is the smallest, but also in 
area, and the only one declining in population.  Windsor is the next-smallest in 
population, but has the most rapid growth rate, and may overtake Chelsea by the next 
census. Farmingdale has the largest population of the group, but is growing very slowly.   
For comparison, Kennebec County overall has grown by 5.4 percent since 1990. 

Table 1:   Chelsea's Population compared to Neighboring Towns 

 Town  2010 Population  1990 Population  % change since 1990 

 Chelsea   2,721   2,497      9   % 

Randolph  1,772   1,949   - 9.9 % 

 Farmingdale  2,956   2,918     1.3 % 

 Pittston   2,666   2,444     9.1 % 

 Windsor  2,575   1,895    36   % 

Source:  U.S. Census 

How and why the population changes is just as important as the trend itself.  For those 
who want to plan for the future of Chelsea, it's even more important, because what 
happens in the future is founded on what happened in the past.  Planning is all about 
what has happened to our population in the past and how that will influence our future. 

Dynamics of Population Change: 

One of the dynamic elements of population growth is the average size of a household.  
Household size is the average number of people in a house (or trailer, or apartment). 
Chelsea currently has about 2.48 occupants 
per unit.  (See Figure 2.) 

Household size seems like a small and 
harmless number, but really reflects some 
of the major changes that we are seeing in 
society today.  When an elderly person 
can live independently instead of moving 
in with the kids, it creates an extra 
household.  Young people spend more 
time living single; there are more split 
families, empty nesters, etc.  Nearly all 
the social trends in America today are 
towards smaller households. 

Figure 2:  Change in Average Household Size 
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Figure 2 shows firsthand how declining household size affects Chelsea.  The trend drives 
demand for more housing.  In 1970, the town’s household population of 1,416 fit into 
only 389 homes.  On the one hand, if there were still only 389 homes, the population 
would have dropped to 965.  On the other, a stable population of 1,416 would have 
required 571 homes, or about 4 ½ new homes per year. 

As it happens, Chelsea averaged about 16 ½ new homes per year over the past forty, 
leading to the population increase.  The decline in household size has slowed 
significantly in the past decade, so if the rate does not change in the near future, the 
“break-even” point – the point at which new housing just keeps a stable population level 
– is 3 ½ per year.  This trend has something to do with projections for future growth at 
the end of this chapter. 

The attentive reader will note that the population numbers do not add up.  1,046 
occupied housing units times 2.48 persons per household adds up to only 2,594 
population – not the 2,721 reported by the census.  The difference is in population in group 
quarters.  People residing in places like the VA hospital at the time of the 2010 census are 
not considered to be living in households.  That number is down significantly, though, 
from the 679 who were counted in group quarters in 1970. 

Chelsea’s population is not static.  People are aging, moving, dying, and being born.  All 
of this factors into not just the population level of the community, but its character and 
needs. 

Natural Change, is the difference between births and deaths.  It can tell us whether the 
population is particularly old or consists of young families.  In large communities, 
natural change tends to be fairly even over time, but in a town as small as Chelsea, could 
vary a lot in just one year. The number of births will rise or fall, depending on the 
number of women of child-bearing age (births in the 70's and 80's increased, because of 
the women of the baby boom generation).  The number of deaths has generally been 
creeping down as we make gains in longevity, although the death rate is actually going 
up in rural towns.  This is because there are more elderly people, compared to years ago 
when they had to move in with their children or into nursing homes in the city.   

According to the vital statistics recorded by the town office, the decade 2000 to 2010 saw 
a net increase of 18 (more births than deaths).  These figures are a bit of a decline from 
the 1990’s, when births outnumbered deaths by 37.  The surplus of births over deaths 
means there are more young families in town. 

Net Migration is the number of people entering or leaving the town.  When more people 
move out than move in, the net is a negative number.  When more move in than out, it is 
positive.  Migration is erratic, because it depends more on economic trends and housing 
availability.  When the economy is good and housing is available and affordable, people 
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move into the area, and vice versa.  We calculate migration by the difference between 
total population and natural change. 

Chelsea experienced a fairly substantial in-migration in the 2000’s of 144 residents.  This 
could possibly indicate a better housing market, since economic conditions were about 
the same for the region and neighboring towns saw an out-migration.  The 1990’s were 
not quite as active, with an in-migration of only 25. 

Population Profile: 

In order to understand Chelsea as a community better, it is necessary to know something 
more about who we are -- items like the nativity, age, and educational level of residents. 

Nativity:  As may be expected, nearly 99 percent of Chelsea residents were born in the 
US.  Eighty percent were born in Maine.  One percent were foreign-born, but all are now 
US citizens.  The census also asks about heritage.  In Chelsea, about 43 percent of 
residents are from England, Scotland, or Ireland.  Another 37 percent are French or 
French-Canadian.  Ten percent list their ancestry as “American.”   

Gender:  In 2010, Chelsea’s population consisted of 1,405 men and 1,316 women, a 52:48 
split.  This is a very slight shift from the 53:47 split in 1990.  It is quite unusual in this 
area for men to outnumber women (the proportion in Kennebec County is 49:51 in favor 
of women) but may be affected by the VA population. 

Age Groups:  Understanding how many older or younger people live here can help us to 
understand what our needs are (or will be).  For example, if we know there are many 
children, we can identify recreation and education as important needs, if there are many 
young adults, we know we need more jobs -- and that we can expect even more children 
in a few years; if there are more older people, we should be planning for better senior 
services. 

The dramatic demographic that has been affecting American society for most of the past 
60 years is the “Baby Boom.”  Although that is a misnomer, as some baby boomers are 
now in their 60’s.  The baby boom led to a massive increase in school populations in the 
50’s and 60’s, a big increase in the workforce in the 80’s, and increased demand for 
housing and other amenities as the boom aged.  As the leading edge of the boom hits 
retirement, within a very few years from now, there will be a sudden upsurge in demand 
for things like elderly housing, medical services, and public transportation. 

The baby boom can be seen statistically.  In 1980, 30 percent of the population was 
under 18 years old.  These would be the tail end of the baby boom.    In 1990, the 
percentage of "under 18" had dropped to 27.  In 2000, “under 18” had dropped to 24 
percent, and by 2010 had dropped again to 19 percent.  
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If we were to look at a graph by age group, we would see that youth population from 
before 1980 travelling into its 50’s now.  Beginning in 2020, we will see a dramatic uptick 
in “over 65” population.  It is already beginning.  In 1980, the elderly population made 
up only 10.3 percent of the total.  As of 2010, it made up 16 percent.  In 2010, the group 
of people aged 55-65, made up 15 percent of the population, and a goodly percentage of 
them will be joining the “over 65” group in the next census.  The “45-55” group is 20 
percent of the population. 

Over the next ten years, we can expect an average of 41 residents per year turning 65.   
We have averaged 26 deaths per year (unfortunately, not all over 65), so we can count on 
a continued increase of the elderly population.  By 2020, it is likely that one out of every 
five Chelsea residents will be over 65, with the proportion rapidly growing. 

The census reports a median age of the population, which is useful for watching changes 
over time and between communities.  In Chelsea, the median age has risen, from 32 in 
1980, to 35 in 1990, to 43 in 2010.  Neighboring towns have seen a similar progression: 
Pittston’s median age is now 47, Randolph’s is 46, and Augusta’s is also 43.  Chelsea and 
Augusta are close to the median age in Kennebec County of 42.2, and Maine’s of 42.7. 

Educational Attainment:  The educational level of a town is not necessarily related to the 
population, but is a good measure of its economic potential.  Towns with higher 
educational levels tend to have higher incomes and more flexibility in creating new job 
opportunities.  

In 1990, an estimated 165, or 10 percent of Chelsea's over-25 population, had attained a 
college degree (bachelor’s or higher).  In 2010, this number had increased to 179, which 
is 19 percent.  Compare to Kennebec County, where 24.4 percent have a college degree.  
In 1990, 67 percent of the group had a high school diploma, and in 2010, that percentage 
had risen to 90 percent.  The conclusion is that the base level of education in town has 
gone up, but the town is still a little behind Kennebec County in college graduates. 

Projecting the Future: 

What does the future hold for Chelsea?  The town’s population has been growing fairly 
steadily since 1960, so it is reasonable to expect that trend to continue.  However, that 
need not be the case.  The American Community Survey estimates Chelsea’s 2014 
population at 2,709, a small (0.45%) drop.  By contrast, Kennebec Valley Council of 
Government’s estimate for 2015, which is based on new homes added, estimates the 
2016 population around 2,743.  The State of Maine, relying on census estimates, projects 
no change in Chelsea’s population by 2030 (2,721); KVCOG projects population to grow 
to 2,955. 
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It is clear that the future is not a foregone conclusion; it depends a lot on what actions 
the Town takes to put itself in a position for growth or decline. 

While local government seldom has a direct role to play in population growth, its 
policies can affect decisions by those people that can make a difference.  Town policies 
can stimulate (or stymie) new housing development, which can directly lead to 
population growth.  Policies can also stimulate (or stymie) economic development, 
which leads to job growth which can also lead to population growth.  And policies to 
make the town a more attractive (or less attractive) place to live can change the level of 
demand for housing, which again will affect growth. 

The Town’s decisions can result in a different future, but we must be aware and prepared 
for it.  Population projections demonstrate the impacts of alternate scenarios.  For example, 
we can illustrate the effects of population change in Chelsea with scenarios depicting 
either growth or decline.  These scenarios are described below. 

Scenario 1 assumes no population change (stable at 2,721).  As noted above, “no 
population change” does not mean no growth.  Because of the continued decline in 
household sizes, the town still needs about 3 ½ new homes per year to support the same 
population.  From 2010 to 2015, Chelsea added 24 new homes, according to local 
assessment reports.  That is an average of 4.8 per year, accounting for some growth.  If 
the slide in average household size stops, of course, then new housing units would not be 
necessary, but those forces are out of Chelsea’s control.  

Just because population does not change does not mean everything else stays the same.  
A 2020 population of 2,721 would consist of 1,080 households instead of 2010’s 1,046.  
A lot of impacts are more closely proportional to a number of households than people.  
For town services proportional to housing, costs would rise about three percent.  Jobs, 
too, are tied more closely to households than population.  In 2010, there were 1,290 
employed Chelsea residents, or about 1 ¼ per household.  Thirty-four new households 
would require another 42 jobs, or a rise in the local unemployment rate.  With 
households and jobs comes traffic, an average of 340 new vehicle trips per day dispersed 
through the town.  School enrollments could increase, although they have been declining 
steadily for years despite population growth.  In 2010, the town averaged 0.35 students 
per household.  Another 34 households would produce 11 or 12 new students. 

Scenario 2 is one that is actually realistic, in that it is based on past performance.  
Between 1990 and 2010, the town grew by 9 percent (a rate of roughly 0.4 percent per 
year).  It seems reasonable to assume a continuation of that rate.  If Chelsea grew at the 
same rate, its population in 2020 would be 2,840 and in 2030 would be 2,965. 
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That means that in 2020, the town would consist of 1,130 households, 84 more than in 
2010, a building rate of 8.4 per year.  In 2030, there would be 1,229, another 99 
households, 9.9 per year between 2020 and 2030.  The additional jump is the town 
growing at a percentage rate instead of steady number.  

Combining the two decades, by 2030, the town would have 183 new households, with a 
demand for 227 new jobs, and a 17 percent increase in demand for household-related 
public services.  Of course, it would also be 183 new taxable properties, but it is 
commonly assumed that residential property does not pay for itself in terms of tax 
revenue for service demand. 

These figures are generalized for ease of prediction.  Chelsea’s policy decisions will have 
an impact.  For example, some housing types generate a different population profile.  
The best example is senior housing.  That is becoming very popular and will be more so 
as the baby boom ages.  Senior housing is an easy way to build more housing units 
quickly and cheaply without a burden on the school system or the need to create jobs, 
but the average household size is much smaller, meaning you would need more of those 
units for the same population growth and the demand for certain public services, such as 
transit and emergency services, would rise.  

These figures demonstrate the value of a regional approach to economic development.  It 
is not likely that Chelsea on its own will create 227 new jobs over ten years.  It will have 
to rely on the regional economy to do so.   
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The Chelsea Economy 

As we look back over the past few years, for most households, incomes have gone up.  
So has inflation, along with housing prices, taxes, and the cost of nearly everything.  
Individually, then, the bottom line is whether we are better off than we used to be.  A 
similar question can be posed for the community at large?  Have economic conditions 
improved, on balance, and will they continue to? 

Statistics can be used to find some of the answers and sometimes pose new questions.  
For example, can we afford to pay for any more town services?  Are we only better off 
because so many more of us are working?  Are we (the work force in general) working at 
the same jobs as in the past or are the types of jobs (or types of people) in town changing? 

Table 2 shows the growth in per capita and household income over the past 20 years in 
Chelsea and nearby towns.  "Per capita income" is the total income of the town divided 
by the total number of people; "Household income" is the total divided by the number of 
households.  (Household income is not the same as average salary.  Some households 
have two (or more) wage earners and others may be relying on retirement, social 
security, or disability.) 

 

During this period (1990-2010), inflation, as measured by the Consumer Price Index, 
was 69.5 percent (32 percent in the 90’s, 28.4 percent in the 00’s), so a 69 percent 
increase in income would be just breaking even.  For example, county median household 
income grew by 64 percent before inflation which means in terms of purchasing power, the 
county lost ground. 

 Table 2:  Twenty-year Growth in Household and Per Capita Incomes 

             2010           1990      Change (%) 

Community:     HHI  Per Cap.    HHI  Per Cap. HHI Per cap. 

Chelsea    $54,328  $25,401  $26,271  $ 9,771   106   159 

Randolph  $45,039  $23,892  $28,389  $11,800     59   103 

Augusta    $35,030  $22,667  $25,790  $13,209    36     72 

Pittston    $49,444  $24,134  $36,250  $12,823    36     88 

Kennebec Co   $46,904 $25,023  $28,616  $12,885    64     94 

  Source: U.S. Census 

This table demonstrates that Chelsea has by a good margin the highest median incomes 
and fastest growth rates among our immediate neighbors and the county average, 
certainly outpacing inflation.  Household incomes more than doubled in twenty years.  
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This doesn’t necessarily mean that people’s salaries doubled, or even that we are talking 
about the same households.  In Chelsea, there is a lot of rural land for building and some 
new, large homes went up in the 2000’s.  These required higher-income earners to afford 
them, and Chelsea’s incomes went up as a result.  Chelsea’s income growth may result 
from a different type of worker moving into town rather than wage increases. 

Income levels may begin to slow in the next decade as more of the baby boom move into 
retirement, but this is a phenomenon that will be nationwide.  More recent figures – to 
2012 – estimate median household income in Chelsea at $56,298.  That is only a four 
percent increase from 2010. 

Incomes do tend to be a function of the educational level of workers, as well as 
opportunities.  We may expect that higher incomes in Chelsea might reflect higher 
educational levels over time.  According to the census, in 1990, 71 percent of the (adult) 
population had at least a high school degree, while 10.3 percent had a bachelor’s degree.  
Today, 90 percent have at least a high school education and 19 percent have a college 
degree.  The educational attainment of the population has advanced substantially.  
However, it still lags behind to some extent.  In Kennebec County, for example, college 
attainment went from 20.7 percent in 2000 to 24.4 percent in 2010. 

 

               Table 3: Income and Home Values over Time 

Incomes are a fundamental measure 
of economic health, but must be 
taken in the context of other factors.  
The table at right shows how home 
values (another measure of wealth) 
and property taxes measure up to 
inflation and income levels.  For the 
decade 2000-2010, inflation ran at 
28.4 percent.  Household incomes grew a little faster than that.  Home values grew more 
than double inflation, despite the big drop in values due to the recession in 2008 
(probably because of new, high-value construction).  Property taxes, when adjusted for 
home values, have risen even faster.  Property taxes during the 2000’s grew at more than 
twice the rate of incomes.   

We can’t really end the discussion of income levels without mentioning the disparity in 
incomes and the level of poverty in Chelsea.  Chelsea has a wide disparity of incomes.  
Not every household makes close to $54,000 a year.  Nineteen percent make under 
$25,000; fifteen percent make more than $150,000.  Compare, however, with Kennebec 
County, where 26 percent of households make less than $25,000 a year, while only 4.2 
percent earn more than $150,000. 

   2000  2010 change 

Household 
Income 

$40,905 $54,151 +32.4 % 

Home Value $85,000 $136,500 +60.6 % 

Property Tax on 
average home 

$  1,149 $ 1,993 

 

+73.5 % 
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In Chelsea, 8.3 percent of the population earns below the federally-designated poverty 
level.  This is mostly an issue with older people; only five percent of all children are 
below poverty, while 21 percent of all people over age 65 are below poverty.  We do 
compare favorably with the rest of Kennebec County, where 12.2 percent of residents 
earn below the poverty level. 

Chelsea’s Work Force: 

The term "work force" or “labor force” refers to the portion of the town's population who 
are either working or actively looking for work.  According to the 2014 census estimate, 
Chelsea’s labor force consisted of 1,339 workers.  That is 64 percent of the total number 
of residents 16 or older (“working age population”).  That number includes 639 women 
and 700 men.  Since the ratio of men to women is also 52:48 (page 4), that means that 
about the same percentage of women are in the labor force as men. 

The census estimate Chelsea’s unemployment rate at 3.1 percent.  Census estimates in 
this respect are not as accurate as figures collected by the Maine Department of Labor 
(DOL).  DOL uses monthly surveys and actual unemployment claims.  DOL's figures 
estimate 1,428 people in the labor force.  The monthly surveys also allow an accurate 
estimate of the unemployment rate.  Chelsea’s and Kennebec County unemployment 
rates over a 12-year period are illustrated in Figure 3 overleaf.  

Figure 3:  Unemployment Rate 1999-2011 (Maine Dept. of Labor) 

Since 1999, Chelsea’s unemployment rate has tracked the county rate pretty closely, just 
slightly under it for the most part.  Like almost the entire country, Chelsea’s 
unemployment rate was very comfortable in 2007, bumped up a little in 2008, and shot 
up in 2009 as the recession took hold.  Things seem to be improving.  Chelsea’s 
unemployment in 2014 was 5.1 percent, compared to Kennebec County’s rate of 5.4.  It 
is obvious, though, that Chelsea’s economy depends heavily on Augusta’s.  Augusta’s 
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unemployment rate in 2009 was slightly lower than Chelsea’s, at 7.7, but has not 
dropped as quickly, still (in 2014) standing at 5.8.  

Despite losing population between 2000 and 2010, the town gained in the number of 
working age residents.  It lost, however, in the number in the labor force (Table 3-2).  
The reason for this is probably the overall aging of the population, as discussed in 
Chapter 2.  The figures cited by the census include retirees that are “working age” but 
not in the labor force. 

One concern for the future is the number that will be retiring from the labor force.  The 
2014 census estimated that 377 Chelsea households had social security and 757 had 
wages.  That is already a shift from 2010, when 309 households had social security and 
847 had wages. This trend is likely to continue in the future.  Based on the age profile in 
the 2010 census, an average of 22 residents each year are turning 65 (or 66 or 67). 

Jobs and Locations: 

Another characteristic of Chelsea's workers is the type of jobs they are employed in.  The 
census reports data in general categories.  Figure 4, below, indicates the occupational 
profile of workers from Chelsea.  The single largest percentage of jobs are in the 
sales/office sector, followed by the management sector.  Sales and office jobs tend to be 
lower-paying, while management is higher-paying.  “Construction,” “production, 
transportation” are mostly blue-collar jobs, while “service occupations” is sort of a 
catchall covering everything from maids to real estate agents and medical professionals.  
In 1990, there were almost twice as many blue-collar workers in Chelsea; the percentages 
have shifted in favor of the other occupations.  Job definitions are changing over time, 
although the census sorts through and reclassifies job descriptions constantly, so it is 
difficult to compare over decades. 

Figure 4: Chelsea's Workers by Occupation, 2010 

Chelsea’s job profile does not 
necessarily match up with 
jobs in Kennebec County.  
Twenty-three percent of 
Chelsea's workers are in 
management jobs and 28 
percent in sales and office.  
In Kennebec County, 34.5 
percent of workers are in 
management; 25 percent in 
sales and office.  That means 
Chelsea workers are not in 
the same professions as the 



  

CHELSEA ECONOMIC DEVELOPMENT PLAN 18 

 

county on average, and are slightly towards the low-wage end of the spectrum.  Chelsea 
workers who are employed in government jobs is 26%, which is not surprising 
considering its proximity to Augusta.  In Kennebec County on average, only 19 percent 
are employed by a governmental entity. 

Location of jobs is available from the census as an estimate, although with small towns 
the numbers are too small to show anything but trends.  We already know from 
anecdotal information that the single largest draw of workers from Chelsea is Augusta.  
According to the census, 25 percent of Chelsea's workers commute there.  The second 
biggest draw is Portland, drawing 7.5 percent, followed by Gardiner at 6.6 percent. 

The census estimates that only 44 of Chelsea's residents work inside Chelsea, which is 
probably sampling error common for small towns.  That is only 3.1 percent of the total 
number of workers in Chelsea. 

The census estimates that about 1,358 people work within Chelsea's boundaries.  It is 
likely that the majority of these are at the VA campus.  Chelsea’s within town 
employment comes from Augusta where 150 people come into town to work, with 
Gardiner (65) the only other significant contributor. 

While the vast majority of Chelsea’s workers drive themselves to work (85 percent, by 
the census estimate), almost 10 percent carpool.  This may seem a high number, but it is 
exactly the same percentage as in Kennebec County as a whole, and down considerably 
from 24 percent of Chelsea workers who reported they carpooled back in 1990. 
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2.2   ECONOMIC PROFILE OF CHELSEA 

 

Highlights of the Economic Profile: 

• The town of Chelsea is not a well-recognized employment center for the area.  
Almost 90% of Chelsea’s workers commute to out-of-town jobs, while some 1,186 
non-residents commute into town to work.  Only about 3.5 percent of the jobs in 
the labor market area are in Chelsea. 

• In 2015, Chelsea had a labor force of 1,395 workers, with about a 52:48 men to 
women ratio.  It averages out to 1.35 workers per household. 

• Chelsea’s unemployment rate during most of the 2000’s averaged around four 
percent.  The rate grew to a high of 8.1 percent during the national recession in 
2008-2009, but has dropped quite quickly back since then, standing at about 3.8 
percent in 2015. 

• Chelsea has a limited mix of commercial and industrial employers, with Soules 
Auto being the largest.  Health care and education industries are the town’s 
resident’s largest employers, along with a bolstered public administration sector 
due to Augusta’s proximity.  Over 60 percent of workers are in the private sector 
and working for wages, with 9.4 percent self-employed.  26.5 percent work in the 
public sector. 

• The town faced and continues to face challenges familiar to the region of 
maintaining an economic base for its residents and prevent any more decline in 
jobs and population. 
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Introduction: 

Chelsea has for a long time had a challenge with regard to economic development, in 
most industry sectors.  The Historic Profile outlines the agricultural and residential 
nature of the town as other towns and cities nearby had more growth and economic 
activity. Community leaders and citizens in general have now realized the need for 
purposefully attracting employment and tax base to Chelsea.  The town must try to keep 
up with shifts in economic activity that has shifted from manufacturing and agriculture to 
a more service-oriented economy, as well as changes in retail consumption patterns. 

This chapter seeks to describe current conditions, outline Chelsea’s role in the regional 
economy, identify the town’s economic development assets, examine visible trends and 
areas of need, incorporate public sentiment and lay out a direction and strategy to guide 
the Town’s economic development efforts for the foreseeable future. 

Chelsea’s Role as Regional Employment Center: 

Chelsea is most certainly not a major source of labor for the region, with an estimated 
1,395 jobs within town.  As one can see from the table below, only a tenth of Chelsea 
workers hold jobs in town, with the largest number of workers actually coming from 
Augusta (144) and Gardiner (84).  A few other low numbers come from nearby towns. 

TABLE 4: CHELSEA’S ROLE AS A REGIONAL EMPLOYMENT CENTER 

Town of 
Residence 

Employed 
Workers in 

2015 

Working in 
Chelsea in 

2015 

Percent 
Employed 

in Chelsea 

2015 
Unemployment 

Rate 
 

Chelsea 1,342 142 10.5% 3.8 % 

Augusta 8,533 144 1.7% 4.2% 

Gardiner 3,095 84 2.7% 4.0% 

Hallowell 1,140 19 1.7% 3.5% 

Pittston 1,464 25 1.7% 3.7% 

Randolph 831 25 3.0% 4.4% 
 

SOURCE: 2015 Civilian Labor Force Estimates,"; (Maine Department of Labor),  2014 U.S. Census 

 

Where the larger three quarter share of Chelsea residents go to work is illustrated below. 
The largest destination for work is nearby obviously Augusta with the other larger 
towns/cities picking up the majority of the rest. This supports the idea of Chelsea mainly 
as a “bedroom community” rather than an employment center itself.  
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TABLE 5: CHELSEA RESIDENTS PLACES OF WORK 

Town of 
Employment 

Coming from 
Chelsea in 

2013 

% of total workers 
commuting 

outside town 

Augusta 645 49.0% 

Gardiner 96 7.3% 

Waterville 84 6.4% 

Lewiston 38 2.9% 

Freeport 37 2.8% 

Employing 15-36:  
Bath, Manchester, South Portland, Winterport, Damariscotta, Portland, 
Monmouth, Thorndike 

SOURCE: 2010 Civilian Labor Force Estimates,"; (Maine Department of Labor),  2013 
U.S. Census 

 

The average commute took 22 minutes in 2010, but had decreased slightly to 20.6 
minutes in 2014, suggesting that a few more percentages of residents may work in 
Chelsea now, or that commuting distances have steadily decreased as new employment 
opportunities are created throughout the region. 

Chelsea is part of the Augusta Labor Market Area, which is how most Department of 
Labor (DOL) statistics are organized.  It is also within the Kennebec Valley Economic 
Development District and Kennebec Valley Chamber of Commerce areas. Augusta 
LMA currently encompasses 22 towns, including the following, though boundaries 
change every ten years: 

Augusta Manchester Somerville 

Belgrade Mount Vernon Vassalboro 

Chelsea Palermo Wayne 

China Pittston West Gardiner 

Farmingdale Randolph Whitefield 

Gardiner Readfield Windsor 

Hallowell Rome Winthrop 

 Sidney  
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The total labor force in the LMA, as of 2015, was 40,251, with Chelsea comprising about 
3.5 percent of the workers and the employment.  Obviously, Chelsea falls well short of 
providing its fair share of employment in the LMA, it is perhaps surprising that the 
unemployment rate for the town and LMA are about the same at 3.8 - 4.0%. 

Local Labor Force and Employment 

In 2014, Chelsea had a labor force of 1,339, according to the census. The term Labor 
Force consists of all people classified as civilian (non-military) employed or unemployed 
and includes all civilians 16 years old and over.  

Census numbers are based on a statistical estimate; the Maine Department of Labor 
numbers are considered more accurate and its estimate for the beginning of 2015 was 
1,395.  The total working age population is 2,081. The census provided that those in the 
labor force contains an estimated 700 males and 639 females.  That is 64 percent of all 
working-age males and females.  (The census defines “working-age” as everyone over 16 
years of age, regardless of whether they are retired.)  That is an average of 1.35 workers 
for every household. Kennebec County averages about 1.22 available workers per 
household so this shows Chelsea has an available workforce for the region. 

The recent history of the unemployment rate in Chelsea and in Kennebec County is 
illustrated in the graph below.  Both lines follow the statewide and, indeed, national 
trends in the economy.  The recession beginning in 2008 interrupted what was a positive 
trend.  Chelsea’s unemployment rate has been above that of Kennebec County during the 
worst of the recession but has bettered it more recently.  Chelsea’s unemployment rate 
shot up to 8 percent in 2009, but slid back to 3.8 percent in 2015, indicating an excellent 
recovery. 

FIGURE 5: UNEMPLOYEMNT IN CHELSEA AND SURROUNDING COMMUNITIES 

 

 



  

CHELSEA ECONOMIC DEVELOPMENT PLAN 23 

 

The census categorizes workers by the type of industry they work in and their occupation 
(tables overleaf).  “Industry” refers to the type of business they are employed in, and is a 
good measure of the strength of various industrial sectors.  “Occupation” refers to the 
type of job a worker does, and may indicate trends in education, salary levels, and 
opportunities for future growth. 

 

A diversity of employment 
opportunities available to 
area residents is reasonable 
for the community.  In 
2014, employment in the 
education and health care 
industries led the way by a 
large margin; two other 
sectors – Public 
Administration and retail, 
were the next largest 
groups.  This is quite 
consistent with national 
trends, where any form of 
service-based economy is 
on the rise.  With local 
schools and hospitals in the 
area, an increasing number 
of jobs in education and 
health-related occupations 
are likely to remain available.    Obviously there will always be a strong number of jobs 
available related to State Government with Augusta so close by however this may be 
threatened somewhat with recent State hiring freezes and attempts to reduce the overall 
number of State employees. 

Over a quarter of Chelsea’s workers are in an Education or Healthcare occupation 
assuming they work in the local school system or nearby Togus or Maine General 
systems.  There is a relatively low amount employed in management and professional 
positions which are usually the higher salaried jobs. It would be useful to determine 
which of these occupational categories is changing over time, but the census bureau 
shuffles them every few years to account for new occupations arising. One notable figure 
is the manufacturing jobs which has actually increased by 16 jobs on over the last 5 
years. 

 

TABLE 6: INDUSTRIAL CLASSIFICATION OF                         
CHELSEA WORKERS  IN 2014 

Industrial Sector Number of 

Workers 

% of 
Workforce 

Agriculture, forestry and fisheries 6 0.47% 

Construction 77 6.04% 

Manufacturing 93 7.29% 

Transportation, Warehousing & Utilities 77 6.04% 

Wholesale trade 38 2.98% 

Retail trade 143 11.22% 

Information Services 4 0.31% 

Insurance, real estate, Finance 31 2.43% 

Professional, scientific, management 95 7.45% 

Education and health care 345 27.06% 

Entertainment and recreation services 92 7.22% 

Other services 121 9.49% 

Public Administration 153 12.00% 
Source: American Community Survey (2009-14) 
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Among Chelsea workers, 63.8 percent are employed in the private sector as wage or 
salary workers, 26.5 percent are government employed and another 9.4 percent are self-
employed. 

   TABLE 7: OCCUPATION OF CHELSEA WORKERS IN 2014 

 

 OCCUPATION 

 

Number of 
Workers 

 

Percent of 
Workforce 

Management, business, science, and arts occupations 388 30.5% 

Sales and Administrative / Office 337 26.4% 

Service Occupations 263 20.6% 

Natural Resources or Construction 85 6.7% 

Production, Transportation 202 15.8% 

 

Source: American Community Survey (2009-14) 

 

Local Business 

According to the census in 2012 there were 181 firms with or without paid employees. 
These had Sales, receipts, or value of shipments of $19,186,000. Further breakdown of 
these numbers shows 27 firms in construction, 25 in Transportation and warehousing, 49 
as Professional, scientific, and technical services and 30 classified as Other services 
(except public administration). There are some that have not been classified because the 
estimate did not meet publication standards or they are not covered in the economic 
survey. 

Out of the 181 companies only 90 have paid employees that total 312 jobs. 83 of these 
are detailed below with the best available data available and estimates from the 
committee: 

Business Employer 
Size 

Business Employer 
Size 

ABC Self Storage  1-4 Lace & Leather Lingerie   1-4 

Aable Auto Parts    5-9 Lady’s Auto Sales 5-9 

Affordable Roofing & Construct     1-4 Lawrence Adam E, NP   1-4 

Anderson Elizabeth R    1-4 Maine Professional Inspections  1-4 

Area Leasing & Development  1-4 Statewide Towing & Repair  5-9 

Bancroft Landscaping Inc    1-4 Marshall Specialty Grinding  1-4 

Barry's Collision & Repair    1-4 Marshall Swan Construction  1-4 
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Beaulieu's Upright Auto Repair   1-4 Merrill's Used Cars    1-4 

Birmingham Farm Foster Home   1-4 Millers Garage & Body shop   1-4 

Brown Signs    1-4 Mughal Palace 5-9 

C & S Motors Inc    1-4 Mystic Maine Quilts 1-4 

Central Me Tanning Supplies   5-9 N E Lamar & Son    1-4 

Chelsea Day Treatment Ctr   50-99 Netties Perennials 1-4 

Chelsea Elementary School   50-99 One Call Maintenance    1-4 

Chelsea Market    1-4 Oxley Transportation  1-4 

Chelsea Self-Stor    1-4 P H Automotive Svc    1-4 

Chelsea Town Office    1-4 Paul Marcotte & Sons    5-9 

Christian Life Fellowship    1-4 Paul's Pick-A-Part    1-4 

Clark's Eastside Scrap 1-4 Performance Beverage & Redemption  1-4 

Coffin Engineering & Surveying 10-19 Pushard's Snowmobile Sales   1-4 

Comdoctor Net Inc. 1-4 Pushard's Trucking   1-4 

Crystal Falls  1-4 Radio Communications Mgmt Inc   1-4 

Wayne Cunningham Auto Repair 1-4 River Rock Christian Fellowship    1-4 

D & T Towing 1-4 Riverside Disposal 1-4 

Damon’s Restaurant 1-4 S & M Radiator King Inc. 1-4 

Delp Propane 1-4 Sacred Moments Massage Therapy   1-4 

Dick Used Trucks 1-4 Sanctuary Wellness Ctr    10-19 

Douglas Extension Cemetery 1-4 Self-Storage of Maine    1-4 

Fowler's Roofing & Construction   5-9 Soule's Auto Supply    20-49 

Frank G French Construction   1-4 Spurwink School    10-19 

Fraternal Order of Eagles    1-4 Statewide Towing & Repair  5-9 

George R True & Son Trucking  1-4 Stepping Stones Montessori   1-4 

Hands Two Ground Earth Work   1-4 T & B Transmission Svc    1-4 

Hannah Manufacturing   1-4 Theberge Acoustical    5-9 

Hutchins David G, DPM    1-4 Tim's RV Svc    1-4 

Hydraulics Plus    1-4 Twin Brooks Farm 1-4 
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Jerome's Auto    1-4 Valerie J Dulac Day Care    1-4 

Jim Coffin Engineering  10-19 Variety Pine Shop    1-4 

Kennebec Valley Assembly-God   1-4 White’s Auto Recycling   1-4 

Kennebec Valley Neuromuscular   1-4 Win-Ro Towing    1-4 

  Wing's Garage    1-4 

 

In the future it could be helpful to understanding the local economy to collect some 
additional information, such as the nature of the business (included in some cases now) 
and perhaps any business needs or concerns (e.g. trained labor, access to markets, room 
for expansion, environmental permitting, etc.). This was attempted in some manner by 
the business survey but no obvious trends were seen from the limited results. The scale 
and scope of this plan is not sufficient for a more detailed local and regional market 
analysis and should be considered for the future. 

Another action could be working with or suggesting that the Kennebec Valley Chamber 
of Commerce conduct some kind of Business Visitation Program for some of this 
information to be gathered. 

Additionally, many self-employed people and home occupations are not listed in the 
town’s directory, so the actual number of businesses in town is probably between 200 and 
220. 

The largest private employer (excluding the school system etc.) is Soules Auto Supply. 
They employ 20+ people and seem to be doing well enough business wise. 

Other significant employers include Coffin Engineering and Riverside Disposal. 

The greatest concentration of commercial activity, primarily retail and professional, is 
within what could loosely be described as downtown Chelsea but really is the Route 9 / 
River Road corridor and on the small section of Route 17 / Cony Road. There are no 
real anchor businesses which are essential to others survival prospects and most operate 
independently in that sense.  Most of the remaining businesses are scattered throughout 
town. 
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Local Opportunities: 

Opportunities for more significant growth may include agriculture, wood products, 
precision machining, and other similar industries. It is also expected that more people 
will work from home, taking advantage of high-speed internet connections and new 
technology. As demographic trends suggest, the number of jobs in the education sector 
may subside or remain stable, but those in the healthcare sector are expected to increase 
significantly as the baby boomer generation ages. 

There are issues in town due to the lack of significant infrastructure, especially little water 
and sewer availability and the prospect of extending water and sewer where feasible 
would be a large benefit to the town. 

Opportunities do exist with the potential for waterfront development on the Kennebec 
River particularly around the Intervale Road area (unfortunately the rest of the shoreline 
is really too steep and inaccessible to be used) to make use of the natural attractiveness of 
the riverside and look at recreational / tourism potential and associated business 
development. 

One of Chelsea’s main advantages is being on the periphery of the State Capital but 
having a lot more developable space, lower taxes and less regulation than Augusta. This 
should be seen as a major point to be advertised to any possible investments.  A service 
industry such as a call center could make use of these perks as well as access to the labor 
force in the region, so would seem to be a good fit. 
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2.3   RETAIL TRADE AND SERVICES 

 

Consumer Retail Sales Trends 

As the chart below reveals, total taxable consumer sales in Chelsea in the year 2015 
totaled $ 6,598,800 (taxable sales excludes non-taxable foods and a number of other 
items). While seemingly large, this total is only 0.6 percent of the total retail sales in the 
Augusta ESA (Economic Summary Areas).  Total taxable sales in this market area 
exceeded $ 1.06 billion for the year, with Augusta alone accounting for $ 785,758,500 
in sales, 74% of the total: Augusta’s dominance of the region is clearly evident. 
Interestingly, Chelsea’s sales were growing steadily until 2013 when they dropped:  this 
slump is unexplained in the available data and you would have expected to see one 
nearer the 2008 economic crash.  It has since leveled off in the next few years. 

FIGURE 6: 

 

 

In per capita terms, Chelsea’s 2015 sales were about $ 2,500 per resident.  
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Trade Area Capture Rates and Pull Factors 

One measure of an area’s economic strength involves comparing the actual retail sales to 
the volume of sales that could reasonably be expected given the area’s population and 
per capita income.  This procedure, known as trade area capture analysis, yields an 
estimate of the number of individuals (consumer equivalents) whose merchandise needs 
are being met by local sales.  The trade area capture values can then be compared to 
each area’s actual population to identify strong or weak retail areas. 

The formula for trade area capture (TAC) is: 

                       Retail sales in community                                                                                                                                                      

State per capita sales   X  community per capita income 

State per capita income 

Therefore the Trade Area Capture for Chelsea is 503.  This was calculated using taxable 
retail sales data.  Since taxable sales exclude a significant portion of total sales (of food, 
etc.), the value should be considered as estimate of the true trade area capture value for 
the community (if taxable sales data were still reported by store type for each town in 
Maine, as it was until the late 1980’s, it would be possible to develop an even more 
detailed comparison).   The data reveals that Chelsea, with a total 2015 population of 
2,709, was selling to the equivalent of 503 people.  Augusta, meanwhile, had a 
population of 18,898 but was selling to the equivalent of 61,988 people. 

Put differently, Chelsea was pulling only about 18 % of the total retail sales volume that 
one might expect given its population base.   

Pull Factors  

Pull factors indicate the percentage of potential business captured by the town’s retail 
firms (computed by dividing the Trade Area Capture by the local population).  If the 
Pull Factor for a given town is greater than one, it means the town is attracting 
customers from outside its boundaries.  A Pull Factor of less than one means that the 
town is not capturing all of the retail business of its own citizens. Chelsea’s Pull Factor is 
a lowly 0.186. As noted previously Augusta was pulling well over 3 times its population 
base.  

Estimating the dollar value of sales lost in a community provides another dimension of 
retail trade analysis.  This is done by comparing actual sales to the probable (potential) 
sales that would have been made had the town captured 100 percent of the per capita 
sales to its own residents.   

The results for Chelsea in the year 2015 the dollar value of lost potential sales for 
Chelsea was $28,934,077.  Chelsea only utilizes 18.57% of its home market. Again as an 
example Augusta actually gains value significantly with a huge $546,207,660 gain in sales 
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(well over 300% gain), this is unsurprising given its relatively low population but large 
commercial presence. 

Other Business Climate Data 

Chelsea is of course directly affected by the overall business climate of Maine.  Thus, 
key indicators of the extent to which Maine favors business activity are directly relevant 
to the economic future of the community.  The data that follows is intended simply to 
provide an overview of some of the factors generally considered to be relevant in 
assessing the business climate of the state (this data is drawn from a variety of internet 
web sites and published sources). 

Maine State Business Taxes 

Corporate Income: 

3.5% of Maine net income for the first $25,000 

$875 plus 7.93% of the excess over $25,000 but not more than $75,000 

$4,840 plus 8.33% of the excess over $75,000$ to $250,000   

$19,418 plus 8.93% of the excess over $250,000 

Sales and Use: 

5.5% Sales tax, 8% for prepared food and alcohol. 

There are many individually defined exemptions (most of which relate to provision to 
tax exempt organizations) but relevant exemptions are available for manufacturing, 
Research and Development, custom computer programming, fuel & electricity, and 
biotechnology. 

Telecommunications:  

6% service provider tax is imposed on cable and satellite television services, radio 
services, telecommunications services, installation, maintenance, or repair of 
telecommunications.  

Property: 

A statewide program enables businesses to recoup taxes paid on new personal property. 
Qualified property placed in service after April 1, 1995, is eligible for a full 
reimbursement for a maximum of 12 years.  Eligible property includes any machinery 
and equipment used exclusively for business purposes, except office furniture and 
lighting fixtures.  This reimbursement program, when linked with a municipal Tax 
Increment Financing (TIF) package, has the potential to reduce total property tax 
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expenses on all new investment to zero over the initial twelve year legislated life of the 
program. 

Workers’ Compensation: 

Maine has gained national recognition for its dramatically reformed workers’ 
compensation system. Since 1994, overall workers’ compensation rates have decreased 
by 35.1%.  The estimated premium savings for businesses since 1994 exceed $330 
million.  According to an independent study, Maine has the 30th lowest rates nationally 
for manufacturing classifications. 

Unemployment Insurance: 

Employers pay unemployment taxes on up to the first $12,000 in wages paid to each 
employee. Each business’ rate is based upon the business’ unemployment insurance 
experience, taxable wages and past contributions in relation to those of other businesses. 
The 2016 minimum rate will be 0.57 percent per $1,000 paid an employee, the 
maximum rate is 5.40 percent and the average rate, which is also the new employer rate, 
per $1,000 paid per employee will be 2.04 percent. 

Research & Development and Technology 

Maine’s commitment to improving its high-tech economy is demonstrated by a number 
of state initiatives designed to foster research and development in the state.  These 
include: 

The Maine Technology Institute provides seed investment grants to private companies 
and research laboratories in the areas of information technology, precision 
manufacturing, aquaculture & marine, advanced technologies for forestry & 
agriculture, biotechnology, composite materials, and environmental technology. 

Maine has five world-renowned nonprofit research laboratories: 

• Bigelow Laboratory for Ocean Sciences 
• Foundation for Blood Research 
• The Jackson Laboratory 
• Maine Medical Center Research Institute 
• Mount Desert Island Biological Laboratory 

Research and development at the University of Maine brings students and faculty 
together to create new knowledge and technologies in many disciplines including 
engineering; materials science; information science; biotechnology and life sciences; 
environmental science; agriculture, forestry and marine science; social sciences; 
education; and public policy. 
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Maine has several tax incentives specifically designed to encourage the growth of 
technology companies in the state including the Research Expense Tax Credit, Super 
Credit for substantially increased research and development, High-technology 
Investment Tax Credit, and Sales Tax exemptions for technology companies. 

 

Quality of Life 

Maine’s exceptional quality of life has a positive effect on business.  Maine employers 
testify to a uniquely strong work ethic, high productivity, and low absenteeism and 
turnover rates. 

Maine has been previously ranked the number one place in the country to raise children 
and in general is considered the 16th most livable state in the nation (Quitno Press, State 
Rankings 2007).  The state’s rankings on the 44 specific indicators used to determine 
“Livability” are presented in the following Table (next page). 
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TABLE 8: NEGATIVE AND POSITIVE FACTORS CONTRIBUTING TO LIVABILITY, MAINE, 2007 

 

NEGATIVE FACTORS POSITIVE FACTORS 

1 Percent Change in Number of Crimes: 2004 to 2005  26 Per Capita Gross State Product  

2 Crime Rate  27 Percent Change in Per Capita Gross State Product: 2001 to 
2005 (Adjusted to Constant Dollars)  

3 State Prisoner Incarceration Rate 28 Per Capita Personal Income 

4 Personal Bankruptcy Rate 29 Change in Per Capita Personal Income: 2004 to 2005 

5 Pupil-Teacher Ratio in Public Elementary and Secondary 
School 

30 Median Household Income  

6 Rate of Public Libraries and Branches 31 Public High School Graduation Rate  

7 Unemployment Rate 32 Percent of Population Graduated from High School  

8 Percent of Nonfarm Employees in Government 33 Expenditures for Education as a Percent of All State and Local 
Government Expenditures 

9 Average Monthly Electric Bill for Residential Customers 34 Percent of Population With a Bachelor’s Degree or More 

10 Hazardous Waste Sites on the National Priority List per 
10,000 Square Miles  

35 Books in Public Libraries Per Capita 

11 State & Local Taxes as a Percent of Personal Income 36 Per Capita State Art Agencies’ Legislative Appropriations 

12 Per Capita State and Local Government Debt Outstanding  37 Average Weekly Earnings of Production Workers on 
Manufacturing Payrolls 

13 Percent of Population Not Covered by Health Insurance 38 Job Growth:  2005 to 2006  

14 Births of Low Birthweight as a Percent of All Births  39 Normal Daily Mean Temperature 

15 Teenage Birth Rate  40 Percent of Days That Are Sunny  

16 Infant Mortality Rate 41 Homeownership Rate 

17 Age-Adjusted Death Rate by Suicide 42 Domestic Migration of Population: 2005 to 2006 

18 Population per Square Mile 43 Marriage Rate 

19 Poverty Rate 44 Percent of Eligible Population Reported Voting 

20 Percent of Female-Headed Families with Children Living in 
Poverty 

  

21 State and Local Government Spending for Welfare 
Programs as a Percent of All Spending  

  

22 Percent of Households Receiving Food Stamps    

23 Deficient Bridges as a Percent of Total Bridges   

24 Highway Fatality Rate    

25 Fatalities in Alcohol-Related Crashes as a Percent of All 
Highway Fatalities  

  

Source: Morgan Quitno Press, 2007 
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Education 

Maine schools used to be among the best in the country, with a record of high standards 
and success, but has since seen a fall in standards: 

In the 2012-2013 school year, Maine had one of the highest number of teachers relative 
to students in the country, with a ratio of 1:12. It also had a high number of 
administrators relative to students, 1:203 

At $12,147, Maine had the lowest spending per pupil among its neighboring states in the 
2012-2013 school year 

Using NAEP scores Maine had the smallest share of students who scored at or above 
proficient in math and reading in the New England Region.  

Maine schools reported a graduation rate of 86.4 percent during the 2012-2013 school 
year, the second-lowest among its neighboring states. 

In Maine, more students took the SAT than the ACT in 2013, earning an average SAT 
score of 1380 

Maine spent approximately 16.9 percent of its budget on elementary and secondary 
education during fiscal year 2013. The state school systems' revenue came primarily 
from local funds. When compared to its neighboring states, Maine spent the second 
lowest percentage of its total budget on public education. 

In the Quality Counts 2014 Survey, Maine received a score of 78.8, or a C+ average in 
the "chance for success" category. This was above the national average. The state's 
highest score was in "school finance" at 83.9, or a B average. The lowest score was in 
"the teaching profession" at 67.8, or a D+ average. Maine had the second lowest score 
for "standards, assessments and accountability" in the country at 69.6. The chart below 
displays the scores of Maine and its surrounding states. 

In addition to the University of Maine’s seven campuses there are seven technical 
colleges and numerous private colleges. Three Maine colleges -- Bates, Bowdoin, and 
Colby -- are among the top 25 liberal arts schools in the nation. 
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Health Services 

The United Health Foundation ranked Maine 15th in its State health rankings.  Some of 
the important highlights of health care in Maine are as follows: 

Strengths 

- High immunization coverage among children 
- Low violent crime rate 
- High immunization among adolescent males for HPV 

Challenges 

- High infant mortality rate 
- High incidence of pertussis 
- High prevalence of excessive drinking 

Highlights 

- In the past year, immunizations among children aged 19 to 35 months increased 
25% from 68.0% to 84.7%. 

- In the past year, physical inactivity decreased 15% from 23.3% to 19.7% of adults. 
- In the past 5 years, low birthweight increased 13% from 6.3% to 7.1% of live 

births. 
- In the past 20 years, infant mortality increased 13% from 6.2 to 7.0 deaths per 

1,000 live births. 
- Since 1990, cardiovascular deaths decreased 46% from 408.0 to 218.7 per 100,000 

population. 

 

Outdoor Recreation 

Maine’s tremendous geographic diversity offers sandy and rugged beaches, majestic 
mountains, and scenic lakes and ponds, all within a few hours of each other.  Maine 
has: 

An outstanding reputation for outdoor recreation, including hiking trails (Over 850 
miles of trails, 200 accessible peaks, and 276 miles of Appalachian Trail Wilderness), 
snowmobile trails, nature walking trails, 66 ski touring trails, 20 downhill ski areas 
(including Sunday River and Sugarloaf USA, with the most challenging runs in the 
East), and numerous boat launches on to its many lakes and rivers. 

Acadia National Park, one of America’s "12 crown jewels" with 17 peaks, 120 miles 
and 50 miles of carriage roads reserved for biking and skiing. 
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The first water trail in the nation, encompassing 325 ocean miles and over 70 islands. 

1,214 miles of wilderness canoe trekking, including the Allagash Wilderness Waterway 
and three spectacular rafting rivers, including the West Branch of the Penobscot with a 
vertical drop (70 ft./mile) equal to any in the nation. 

28 state beaches and parks; 5 national parks & wildlife areas; 17 million acres of forested 
land; 11 public wilderness areas. 

983,000 acres of conservation land intended for public use as recreation sites and which 
have maintained roads and/or trails, campsites, and vehicle parking. 

Culture & The Arts 

Maine’s cultural environment includes many cultural centers, museums, historical sites 
and societies including nearby to Chelsea: 

– Blaine House (Governor's Mansion) 
– Maine State Museum 
– Holocaust Center 
– Kennebec County Court House 
– Children's Discovery Museum 
– Maine Vietnam Veterans Memorial 
– Cony Cemetery 
– Maine Veterans Memorial Cemeteries 
– Law Enforcement, EMT & Fire Fighter Memorials 
– Monument Park 
– Kennebec River Rail Trail Tops Many Bike & Hike Trails 
– St. Paul Center 
– Viles Arboretum 
– Samantha Smith Memorial 
– Maine State House 
– Maine Shakespearean Theater At Monmouth 

Indicators for the Augusta Metropolitan Area 

Each year, Money Magazine and CNN collaborate to produce a listing of the “Best 
Places to Live” in the United States.  The listing compares just over 315 metropolitan 
areas in a range of measures, from climate to crime to housing costs to health care.  
While the published results do not include an overall ranking (except for the 
communities at the very top and the very bottom of the scale), the resulting data is 
useful in assessing where the Augusta area stands.  Table (next page) presents the 
summary results for the Augusta MSA for this year. 
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TABLE 9:  MONEY/CNN BEST PLACES TO LIVE:  Augusta ME, 2015 * 

Augusta, ME 

 

vs. National Average 

$36,210 Median Household Income $44,749 

121.6 Cost of Living Index 100 

$125,933 Median Home Price $207,995 

$4,312 Average State & Local Income Taxes $4,496 

5% Projected 5-year job growth 7% 

69 Crimes Per 1,000 People 44 

89% Percent of Adults who have Graduated High School 86% 
 

The data indicates that Augusta ranked poorly in several fields but housing affordability 
and an educated workforce are a plus. 
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State Competitiveness 

Perhaps most importantly, the recently released State Competitiveness Report, 2015 
(Boston: Beacon Hill Institute) ranks Maine as 17th in terms of overall competitiveness, 
up from 24th in 2014. The Institute asserts: 

The BHI competitiveness index is based on a set of 45 indicators divided into eight sub-
indexes – government and fiscal policy, security, infrastructure, human resources, 
technology, business incubation, openness, and environmental policy. The breadth of the 
BHI index distinguishes it from more narrowly-focused measures of competitiveness that 
target only taxes, high technology, quality of life or economic freedom. States that paid 
attention to fostering a well-educated and healthy workforce scored well. It also helps for 
a state to be business-friendly with reasonable labor costs and an environment with 
consistent firm births and a culture of risk-taking. The breakdown of Maines Advantages 
and disadvantages are below: 
 

COMPETITIVE  ADVANTAGES COMPETITIVE  DISADVANTAGES 

  Subindex/Variable Index Rank Subindex/Variable Index Rank 

Government and fiscal policy subindex 
4.36 41 Government and fiscal policy subindex 

4.36 41 
Average weekly payment to insured unemployed 5.29 17 State and local taxes per capita /income per capita 4.39 37 

Workers’ compensation premium rates 4.48 38 
Bond rating: composite 4.41 38 
Budget deficit, % of GSP 4.61 33 

Security subindex 6.02 10 Security subindex 6.02 10 
Crime index, per 100,000 inhabitants 5.93 14 The BGA Integrity Index 4.45 39 
Crime index change 2012-2013, % 5.98 9 
Murder index, per 100,000 inhabitants 6.17 7 
Infrastructure  subindex 4.17 40 Infrastructure  subindex 4.17 40 
Average rent of 2 bedroom apartment 5.56 19 Mobile Phones per 1000 4.23 39 

High-speed lines per 1000 4.19 42 
Air passengers per capita 4.41 37 
Electricity Prices per kWh 4.83 39 

Human resources subindex 5.67 14 Human resources subindex 5.67 14 
% of population without health insurance 5.56 16 % of population enrolled in degree-granting institutions 4.08 44 
% of population aged 25 and over that graduated from high 6.15 5 
school 

  % of adults who are in the labor force 5.33 18 
Infant mortality rate, deaths per 1000 live births 5.65 15 
Rate of active physicians per 100,000 inhabitants 6.06 7 
% of students at or above proficient in mathematics, grade 4 5.73 8 
- public schools 
Technology  subindex 3.80 48 Technology  subindex 3.80 48 
   

Academic Science and Engineering R&D per $1,000 GSP 3.77 48 
Patents per 100,000 inhabitants 4.26 35 
Science & Engineering grad. students 100,000 inhabitants 3.11 50 
Scientists and engineers as % of labor force 4.10 42 
Employment in high-tech industry as % of total employment 3.90 46 

Business incubation subindex 5.31 19 Business incubation subindex 5.31 19 
Total deposits (Commercial banks and Savings institutions) 4.81 15 IPO volume, in $ per capita 4.31 31 
per capita 

  Employer firm births per 100,000 inhabitants 5.60 11 
Pacific Research Institute Tort Index 6.09 6 
Cost of Labor Adjusted for Educ. Attainment 6.08 6 
Openness subindex 4.45 35 Openness subindex 4.45 35 
Incoming foreign direct investment per capita, dollars 6.13 8 Exports per capita, dollars 4.11 43 

% of population born abroad 4.10 42 
Environmental policy subindex 6.03 5 Environmental policy subindex 6.03 5 
Toxic release inventory, pounds per sq. miles 5.63 18 

 Carbon emission per 1000 sq. miles 5.85 8 
Air Quality Index 6.12 4 
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2.4    HOUSING ISSUES  

 

Introduction: 

Housing is an essential part of the built infrastructure in a community.  The availability 
of housing affects the growth rate and economic health of the community.  At the same 
time, the quality and cost of housing helps to determine the character of the community 
– people are mobile, and can change houses as they age, or their economic circumstances 
change.  A community can affect change within itself (or prepare for the changing tastes 
of its residents) by encouraging or discouraging a variety of housing options.  Housing 
development is a form of wealth within the community, and a source of economic 
activity. 

Housing Supply: 

The basic figures on housing supply from the past three census years appear on Table 1.  
The overall number of houses has increased from 719 in 1980 to 1,113 in 2010, an 
average of about 13 per year.  The greatest numerical (and percentage) growth was in the 
1990’s, when Chelsea’s housing stock grew by over 20 percent.   

Table 1 breaks down the housing stock further by "Tenancy" -- owner, renter or vacant.  
The number and percentage of renter-occupied housing is growing slightly faster than 
owner-occupied: 73 percent versus 49 percent.  Most of this growth seems to have been 
in the past ten years.  The proportion of rentals is still far below the average for Kennebec 
County, of 24 percent of all housing. 

Table 10:  Housing Changes, 1980-2010 

        1980    1990      2000     2010 

Housing Count:  number   % number   % number   %  number   % 

  Total housing units  719  --   841    -- 1,015   --   1,113     -- 

  Year-round Occupied  690  96   807   96    959   94   1,046     94 

 Owner-   609  85   729   87    854   84      906     81 

 Renter-     81  11     78     9    105   10      140     13 

   Year-round Vacant     29    4     27     3      48     5        55       5 

   Seasonal       0    0       7     1        8     1        12       1 

    Source: U.S. Census 
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A vacancy rate of five percent is not unusual.  Housing units may be up for sale, or 
vacant for rent, or simply unoccupied for a time.  These cannot be counted on to satisfy 
any level of housing demand.  In fact, a slightly higher vacancy rate is indicative of a 
more active housing market, with more people moving from one locale to another. 

The above information is collected by the US Census every ten years.   More recent and 
accurate information is available from the town itself.  Chelsea’s assessor files a 
“Municipal Valuation Form” every year with the Maine Revenue Service.  This form 
identifies new housing added to the tax rolls as of April 1 of the year, as well as housing 
lost through fire or relocation.  Figure 1 displays the information relayed on those forms 
since 2000.   

Figure 7:  Net New Housing Units by Year, 2000-2015 
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As expected, there has been a marked slowdown in construction since the 2008 
recession.  According to the reports, there have only been 24 new homes built in the past 
seven years.  Of those, five were mobile homes.  Between 1980 and 2010, the town 
maintained an annual average of 13 new homes. 

Aside from raw housing counts, housing can vary quite a bit in occupancy and structural 
characteristics.  Towns create different characteristics based on the types of housing they 
contain.  For example, rural towns tend to have a more stable population base, with a 
higher ownership ratio.  Because of this, there are very few multiple unit buildings and 
more mobile homes.  Chelsea, Whitefield, and Pittston are typical.  Urban areas like 
Augusta tend to have a more mobile population, therefore more multi-unit buildings and 
fewer mobile homes.  Randolph has a development pattern similar to an urban area 
because of its access to public water and sewer systems, but the stability of a small town. 
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Table 11:  2010 Tenancy and Structural Characteristics (Percent of occupied units):  

Chelsea and neighboring towns 

Tenancy    Randolph     Augusta   Chelsea   Pittston Whitefield
  

Owner-occupied  72 %  53 %  87 %           86 %       87 % 

Renter-occupied  28  47  13           14       13 

Single-family homes  64  51  71           73       72 

Multiple Units   27  43   12    3          2 

Mobile Homes   11    6  17           23       25 

    Source: U.S. Census 

 

Local government has very little control over the rate of home-building.  A subdivision 
Ordinance and building code may influence the rate of home-building by affecting 
building costs, but in an active housing market, those costs are insignificant.  Lot size 
requirements could influence the size and cost of houses built, and could conceivably 
make multi-family buildings non-economical.  Some local governments are being pro-
active by anticipating housing needs not met by the market and actively encouraging 
them. For example, as Chelsea’s population ages, its residents will begin to look for 
smaller housing units and alternative living arrangements.  Many towns in Maine are 
planning for their future by forming senior housing committees to identify their needs 
and attract potential developers. 
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Housing Stock Characteristics: 

The quality of housing that is available within a town helps to define the community’s 
character as well as home prices.  Quality is partly a function of age, but also of the effort 
and skill that went into it.     

Federal standards governing the construction of mobile homes and the Maine Uniform 
Building and Energy Code (MUBEC) now ensure a fairly high initial quality of 
residential construction.  Census information helps us get a handle on condition factors 
in existing homes, although it is based on statistical sampling and cannot be very 
accurate in small populations. 

The census has long had standards for what it considers minimal quality in homes, 
standards such as the existence of plumbing and kitchen facilities.  The census estimates 
that only four homes in Chelsea lack complete plumbing facilities (defined as three 
bathroom fixtures and a kitchen fixture) and four lack a complete kitchen.  The census 
also counts how many homes have central heating and a telephone, although many 
households these days prefer alternate heating sources and cell service.  The census 
estimates that 25 homes in Chelsea have no telephone, and that 17 percent of homes use 
wood as their primary heat source.  Seventy eight percent of homes use fuel oil as their 
primary heat source. 

The box at right shows a breakdown of the age of 
houses in Chelsea as of 2014.  It shows that about 
1/4 of the houses in town are more than 55 years 
old (built before 1960).    This means Chelsea has 
a significantly newer housing stock than 
Kennebec County, with 43 percent.  Maine, with 
41 percent of housing built before 1960, is 
considered to have some of the oldest housing 
stock in the country.   Housing built before 1960 is 
a warning sign that plumbing, electric, and 
insulation systems might not be up to current 
standards.   The fact that the majority of Chelsea’s 
homes were built in the 70’2 to 90’s means that it 
should be in good physical condition. 

Despite being “statistically” in good shape, a community such as Chelsea is still bound 
to have some isolated housing quality issues. There are a number of state-level programs 
available to both municipalities and homeowners to address housing issues.  Community 
Development Block Grants are available to municipalities to run local quality 
improvement initiatives.  Efficiency Maine offers financial aid directly to homeowners 
for energy conservation improvements.  Maine State Housing Authority also offers low-
cost home improvement loans.  Community Service agencies, such as Kennebec Valley 

Table 12: Age of Houses in Chelsea 

(as of 2014) 

Age (years) Number Percent 
of total 

  0 -  4   17    2 % 

  5 - 14   98    9 

 15 - 24   176   16 

 25 - 34   236   22 

 35 - 44   246   23 

 44 - 54     51     5 

 55 +   262   24 
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Community Action Program, offer assistance with rehabbing and occasionally purchase 
substandard houses for the purpose of bringing them back into the housing market. 

Housing Costs and Affordability: 

Housing costs shape the character of a community, but it is a two-edged sword.  Low 
cost housing is more affordable, putting money into the pockets of homeowners or 
renters, but requiring higher tax rates; expensive housing, on the other hand, limits the 
ability of the town to attract new residents and the opportunities for lower income 
residents (grown children and the elderly) to remain in town.  The best solution is usually 
to have a broad diversity of housing sizes and prices.  Actions of local governments can 
influence the price and availability of housing in many ways; for example, limiting 
mobile homes and apartments, or requiring larger lot sizes, would tend to raise the price 
of housing in town.   

Table 3, below, shows how Chelsea compares to its neighbors in home value and 
changes over the census interval.  This table is from the U.S. Census, which means that 
the numbers are only the homeowners’ estimate of value, not an actual sales price.  Also, 
to make the numbers comparable, the census counts only stick-built, single-family houses 
on ten acres or less.  Because the census uses data from a five-year sample, the values 
represented here cover both sides of the precipitous decline in home values after 2008.   

Table 13:  Regional Median* Housing Prices, 2000-2010 

 Town    2000   2010          % increase  

 Randolph  $79,200 $104,700  32 % 

 Augusta  $80,500 $133,700  66 % 

 Chelsea  $85,000 $137,000  61 % 

 Pittston  $86,700 $144,900  67 % 

 Whitefield  $87,200 $149,200  71 % 

 Kennebec Co.  $87,200 $142,200 63 % 

 * "Median" means exactly half of homes are above and half below stated value 

   Source: U.S. Census (American Community Survey) 

This table shows that Chelsea has home values in the middle of the pack for its region, 
and slightly lower than the average for Kennebec County.  Home values have 
appreciated by 61 percent in ten years (although the inflation rate over that period was 28 
percent).  That is right in line with county averages. 
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The values in Table 3 are estimates from 2010, but we can update with more recent – if 
limited – figures.  The most recent census estimate is based on 2012, and shows a median 
value of $133,500.  The Maine State Housing Authority (MSHA) tracks and reports on 
actual home sales.  Of the sales that occurred in 2014, the median price was $154,000, 
from 2015, it was $125,000.  MSHA figures do include mobile homes and homes on 
larger acreages, whereas the census does not, leading to greater variability.  A spot check 
of real estate listings in May of 2016 yielded a median listing price of $162,500, with 
asking prices ranging from $79,000 to $330,000.  

From the census 2014 survey, approximately 30 percent of homes were valued under 
$100,000; just 3 percent were valued over $300,000.  Over half of the homes fell between 
$100,000 and $200,000. 

 Home values are relative.  The price of a home is not as important as whether it is 
affordable relative to a person’s income.  It really doesn’t matter how much houses cost if 
the population cannot afford to buy them.  That is a real issue for young people who 
grew up in Chelsea and want to stay here, for older people who want to get out of the big 
house but stay in town, and for all the others who have to pay taxes based on the value of 
their homes. 

If we look at Chelsea’s household incomes during the last census interval, we see that 
they grew by 32 percent (from $40,900 to $54,100).  This is not much faster than the 
inflation rate.  It is also about the county average.  However, housing values, as shown 
on Table 3, rose by 61 percent.  That means that in 2010, an average Chelsea family 
would have a harder time buying a house than in 2000.  

This raises the question: at what point can a household income no longer afford a house?  
Most banks will turn down a mortgage if the payments would be more than 30 percent of 
the household’s monthly income.   The census asks this question on its forms.  In the 
most recent survey (2014) approximately one out of five households reported that they 
paid more than 30 percent of their income in housing costs; 14 percent paid more than 35 
percent.  This includes some homeowners that did not even have a mortgage. 

MSHA uses the figure “33 percent” in its calculations of affordability among Maine 
towns.  For example, MSHA estimated in 2015 that the median income in Chelsea was 
$59,490 and that income could afford a house price of $201,600.  These figures indicate 
that on average the typical Chelsea household can afford the typical home.  On the other 
hand, a $150,000 home requires an income of $42,000 per year to afford it.  In Chelsea, 
approximately 34 percent of households earn less than that figure. 

Similar calculations can be done for Chelsea’s estimated 162 renter households.  One can 
usually assume that renter households have lower incomes than owner-occupied 
households, so the issue of affordability might be more pronounced.  In 2014, the median 
price of a rental unit in Chelsea was $740/month (Forty-three households reported 
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paying no rent.).  That is more than double the median rent of $350 reported in 2000.  It 
stands to reason that renter households are going to have a harder time with 
affordability.  In 2000, 21 percent of renters paid more than 30 percent of their income 
on housing costs; in 2014, the figure was over 30 percent.  

MSHA does not track rental prices as closely, but it does report that for 2015, the median 
income of a renter household in the Augusta area was $29,000 and the average rent for a 
2 bedroom apartment was $727.   

The preceding figures show that, even though the average household in Chelsea is able to 
afford the average-priced house, there are many households that, for whatever reason, 
are paying more than they can afford.  Specifically, 178 owner households cannot afford 
their current living arrangements and 35 renter households are in the same situation.  
That amounts to more than one out of every five households in Chelsea. 

“Affordable housing” sometimes comes with a stigma, because it is associated with 
mobile homes or dilapidated apartments.  People don't always stop to think who it is that 
needs it.  In small towns, it is very seldom hard-core welfare types who need affordable 
housing; it is the young families just starting out, or the elderly that can no longer afford 
to keep up the family home.  In Chelsea, it is likely to be among the 21 percent of 
households consisting of only one person, including 84 with a single elderly occupant.   

“Affordable housing” is a stated goal in Maine’s Growth Management (comprehensive 
planning) Law.  The law suggests that the town’s goal should be ten percent of new 
housing affordable to a household making 80 percent of median income.  In Chelsea, 80 
percent computes to an income of $43,320, which could afford a home priced at about 
$155,000 or a rental at $1,050 per month.  For new construction, that is quite a 
challenge. 

Future Housing Demand: 

If the population of Chelsea is to continue to grow, the supply of houses must grow also.  
In fact, because the average size of a household in Chelsea has declined steadily for more 
than 40 years, the town will need more housing even if population does not grow.  To 
illustrate: the average in Chelsea in 2000 was 2.57 people per household, and they 
occupied 959 housing units.  In 2010, it was 2.48.  The lower household size would have 
required 994 housing units – a ten-year increase of 35 houses for zero population change. 

This is roughly the low-end projection provided for the demographic profile.  An 
increase of 35 housing units per decade will be just enough to balance the decrease in 
household sizes.   
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The upper projection tracks the town’s growth rate over the past twenty years and 
anticipates a similar growth rate into the future.  According to this projection, the town 
would be experiencing 84 new housing units per decade.  Since the actual construction 
over the past five years was 24 units, it is safe to assume that growth is slowing but not 
zero.  

Demand for new housing is not likely to rise, however, until the economy generates new 
jobs.  It is unlikely that many new jobs will come from economic development in 
Chelsea, so activity in accessible job centers like Augusta, Bath, and Gardiner will have 
the greatest impact on the demand for new homes in Chelsea.  The town should also be 
aware of the demographic steamroller of the baby boomers.  This will create a demand 
for senior housing unrelated to the state of the economy.  A good fit for Chelsea would 
likely be a progressive care complex, with independent living homes and apartments as 
well as an assisted living facility, similar to Granite Hill Estates in Hallowell. 
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2.4   INFRASTRUCTURE  

 

Transportation  

Residents and businesses in Chelsea are highly dependent on its transportation system.  
Local businesses need it to move products and draw customers.  Residents need a way to 
get to their jobs out of town, and employers need a way to access workers.  Families 
need transportation to schools, services, shopping, and recreation.  This chapter explores 
how we can provide the most cost-effective transportation choices, while promoting land 
use and economic development choices that make the best use of the system. 

System Elements and Issues: 

State Highways: 

The backbone of Chelsea’s transportation system is a highway system designed to 
accommodate motor vehicles.  Chelsea’s state highways are: 

State Route 9:  Route 9 enters Chelsea from Augusta, follows River Road all the way 
south to Randolph totaling just 3.6 miles through town.  Route 9 is classified as a major 
collector road.  Carrying the most vehicles per day, especially at the northern end, it 
serves primarily as a commuter route to and from Augusta and commercial alternative to 
Route 201 west of the river.  Route 9 is in good physical condition and a high priority for 
maintenance by DOT. 

State Route 17: A small section of Route 17 runs through the northeast of Chelsea and 
has the second highest traffic count. It totals just 2.07 miles through town. It is classified 
as a minor arterial and eventually runs through to the coast at Rockland and to Augusta 
in the west. It is a busy road for traffic heading to and from the coast from the Capitol 
area. It is in good condition where it passes through Chelsea. 

State Route 226:  Route 226 (Togus Road) is classified as a major collector road, and is a 
slightly lower priority category for improvements.  It serves much of the residential part 
of Chelsea and carries about half the traffic that the River Road does (see Table 
overleaf).  It connects route 17 back down to route 9 through Randolph and is 3.76 miles 
in town. The road is in good physical condition. 

The Maine DOT Work Plan lists three projects on tap for Chelsea through the end of 
2018. These include curb rehab by the Trask Bridge on Route 226, and general paving 
for Route 9.  
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Local Roads: 

As a fairly large rural town Chelsea has approximately 27 miles of road to maintain and 
they are primarily paved town roads.  There are 59 named roads so the average is less 
about half a mile in length.  There are only 5 roads that are gravel which the town id 
responsible for maintenance. 

Chelsea has established a road surface management system for the purpose of 
prioritizing and budgeting for road repairs.  Roads scheduled for paving in 2016/17 
include surfacing work for Davenport Road, Collins Road, McLaughlin Circle and 
Beech Street. The Town budgets $300,000 per year for repaving and $100,000 per year 
for other improvements, which it leverages with State funds (Local Road Assistance 
Program) -- $27,400 in FY2016.  Funding is not sufficient to keep up with identified 
needs. 

The Town has 2015 Road Design Standards that address all standards relating to local 
roads, including road design and construction requirements. 

Support Infrastructure for the Road System: 

In order to function efficiently, the highway system needs certain additional elements of 
infrastructure.  These include bridges, traffic controls (signals, directional controls), and 
parking facilities. 

Bridges:  Road systems require bridges or culverts for water crossings.  Culverts are the 
responsibility of the town to maintain, but most bridges are the responsibility of the 
State, depending on the length of their spans.  The Maine DOT inventories all bridges on 
a regular basis.  Chelsea’s has 11 bridges: 

Four of these are on the Togus property and are the property and responsibility of the 
Federal Government. 

Three are State DOT bridges: 

Togus Stream (No 2.) Bridge (#5519) spans the Togus Stream at the Rt 17 and 226 
junction.  Built in 1989 to replace an earlier version, it is a relatively small culvert but 
carries 7,000 vehicles per day.  It is rated by Maine DOT inspection reports as being in 
very good condition.  (Federal sufficiency rating of 88 out of 100.)  No major work is 
contemplated for the bridge. 

The Maddocks Bridge (#5392) carries Route 9 (River Road) over Davenport Brook as it 
flows to the Kennebec.  This is a steel arch type bridge built in 1921, spanning 10 feet.  
Traffic counts on this bridge average over 8,400 per day.  The condition of this bridge is 
only satisfactory to good (rating of 89 out of 100.)  No major work is contemplated for 
the bridge. 
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The Trask Bridge (#3030) on Route 226 crosses Greely Brook.  This is a concrete slab 
type bridge built in 1932, spanning 15 feet.  Traffic counts on this bridge average over 
3,400 per day.  The condition of this bridge is only satisfactory (rating of 79 out of 100.)  
There is some curb rehabilitation work scheduled for the bridge with DOT. 

The town has the following Bridges: 

The Windsor Bridge allows the Togus Stream to flow under the Windsor Road. Built in 
2007 to replace an earlier version, it is a relatively small 14 ft culvert but carries 2,250 
vehicles per day.  It is rated by Maine DOT inspection reports as being in very good 
condition.  (Federal sufficiency rating of 99 out of 100.)  No major work is contemplated 
for the bridge. 

The Nolan Bridge allows the Togus Stream to flow under the Wellman Road. Built in 
1985, it is a relatively small 14ft steel culvert but carries only about 400 vehicles per day.  
It is rated by Maine DOT inspection reports as being in fair to good condition.  (Federal 
sufficiency rating of 89 out of 100.)  No major work is contemplated for the bridge. 

The Searles Bridge allows the Togus Stream to flow under the Searles Mill Road. Built 
in 1985, it is 17ft long steel culvert but carries only about 150 vehicles per day.  It is rated 
by Maine DOT inspection reports as being in fair to satisfactory condition.  (Federal 
sufficiency rating of 82 out of 100.)  No major work is contemplated for the bridge. 

The final bridge is the Togus Stream Bridge allows the Togus Stream to flow by the Old 
Thomaston and Spruce Road. Built in 1927, it is 15ft long concrete slab but carries only 
about 30 vehicles per day.  It is rated by Maine DOT inspection reports as being in 
serious condition and near imminent failure and as a result the road here is closed.  
(Federal sufficiency rating of 50 out of 100.)  Based on age and condition rating, this 
bridge will need replacement ASAP but fortunately it does not leave a large area blocked 
from access. 

Parking:   

Parking in Chelsea is traditionally provided by the property users, and off-street parking 
is mandated for new development.  

There are Ordinances containing a comprehensive set of standards for off-street parking 
for new development at present but there are plans to create a Site Plan Review 
Ordinance in 2017 that would contain such standards for any new development. 

No public parking is provided other than that associated with public facilities such as the 
town office and elementary school.  There are no park-and-ride lots and there is 
currently insufficient concentration of businesses to justify developing common parking 
areas but there is consideration for one at the TOGUS site to connect with the Explorer 
bus service.   
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Transportation Choices: 

Even in today’s society where a huge majority of trips and miles travelled are by motor 
vehicle, there is still demand for alternatives.  Some segments of the population (notably 
youth and some elderly) cannot use motor vehicles to get around and the increasing 
costs and impacts of energy consumption argues for reduced automobile use into the 
future.  While we do not anticipate a dramatic shift in demand over the period of this 
plan, transportation systems take an enormous amount of time and money to put in 
place and require planning well in advance. 

Common alternatives to the car or truck in densely developed areas are the rail or public 
transit service.  Rail service is not available in Chelsea.  A freight rail line is available 
across the river in Gardiner but it is used infrequently.  At some point, passenger rail 
service could be restored on this line but it is very uncertain and well into the future. 

The Kennebec Explorer public bus serves the Augusta-Gardiner area.  The route to 
Gardiner will come as far as the Goggin’s IGA store on request, but it is not a scheduled 
stop.  The Explorer service does go out the Togus facility from downtown Augusta about 
3 times a day. For special needs services, Kennebec Valley Transit – the same 
organization that runs the Kennebec Explorer – provides limited on-demand bus service.  
For some purposes and locations, KV Transit will provide volunteer drivers instead of 
full-sized busses or vans. 

Because Chelsea does not have a well-developed urban core, it has no real sidewalk 
network.  This can be a barrier to economic development if a shopping area is desired as 
it would need good pedestrian access. 

There are no public airports in Chelsea.  Augusta State Airport, three or so miles to the 
north, is the nearest airport, with Portland Jetport and Bangor International providing 
the best passenger service close by. 

Traffic and Development: 

A transportation system is judged on more than just its physical condition.  The quality 
of the system is also a function of the usage it receives.  Government has historically 
been responsible for the infrastructure itself but has not exerted much control over how 
(and how much) it is used.  In urban areas, we are seeing how lack of attention to land 
use patterns has overburdened transportation systems, leading to increased costs for 
safety, congestion, and added capacity. 

Traffic levels are a function of the location of traffic generators (destinations); traffic 
conflicts (“crashes”) are often the unintended consequence of those locations. 

Traffic levels have generally been growing over the past few decades as part of a national 
trend.  Freight (truck) traffic is up noticeably, a result of our increased standard of living 



  

CHELSEA ECONOMIC DEVELOPMENT PLAN 51 

 

(more consumer goods and food travelling longer distances) and an increasing reliance 
on roads by freight carriers.   

In terms of road use, however, automobile traffic has the greater impact.  Most trips 
originate in the residence and move to employment centers, schools, or shopping.  
Chelsea is an example of the “residential” end of traffic generators.  The only significant 
traffic generator in Chelsea is the VA Togus Hospital.  Intermittent traffic generators are 
the school and town office.  Remote (out-of-town) destinations that influence flows in 
Chelsea include Augusta to points south and west. 

As can be seen from the Table on the next page, traffic has not grown recently and in 
fact has declined in most locations by an average of 10-15 percent.  Some of this decline 
is attributable to overall reduction in travel due to rising gas prices.  (2008 figures are 
used because the recession showed up in later numbers and affected volumes to an 
unusual extent.)  Some is also attributable to the 7 percent loss in population over the 
last decade.  But the trend is opposite what is happening in many suburbs, where traffic 
is still increasing, sometimes at several times the rate of population growth. 

Table 14:  Historical Traffic Volumes 

 

 
2011 2014 2016 

Route 9 at the Randolph town line  8520 8793 

Route 9 Southeast of Interval Road 9190 8584 8173 

Route 17 at the Whitefield town line 8030 6850 7069 

Route 226 south west of the Hankerson road 5100 5080 5243 

Hallowell Road  East of route 9 2220 1900 1961 

Windsor Road East of route 226 2010 1910 2260 

Cony  Road  North south to Augusta 1870 1470 1517 

Traffic volume numbers are average daily trips past a given point over one year. 

  Source:  MDOT Traffic Counts 

Traffic volumes have not changed dramatically so there should not be any problems 
developing but it gives a good idea of where the busiest thoroughfares are in town. 
Unsurprisingly it is Route 9 and 17 that have the highest traffic counts and hence present 
the best opportunities for business development. 
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Utilities 

Electricity 

The area's major electric utility is the Central Maine Power, which services more than 
500,000 customers in a service area that covers the whole southeastern half of the State. 
They have approximately 25,000 miles of line and 280 substations.   

Current electricity rates for commercial and industrial customers are based upon a 
number of factors, including the characteristics of a customer's energy consumption, the 
voltage at which the customer is served, and the customer's ownership of transformers 
and related facilities.  Commercial and industrial customers who meet the eligibility 
criteria can also take advantage of special economic development rates and competitive 
energy rates for certain end uses such as electric heat.  Importantly, manufacturers in 
Maine are exempt from paying 95% of the sales tax on fuel and/or electricity used in 
manufacturing operations. 

Unlike other regions of the country, consumers in Maine are assured of a secure and 
ample power supply for years to come. Historically, Maine has been a net exporter of 
electric power and has shown even greater excess capacity for the past two years.  As a 
result, Maine’s electricity rates are among the most competitive in the northeast – 
particularly for large-scale users. Among states in the northeast, Maine had the second 
lowest average rates for industrial consumers in 2000. 

Petroleum and Natural Gas 

There is natural gas available in neighboring communities of Augusta and Randolph and 
it would be beneficial to have this expand through Chelsea down the Route 9 corridor. 
This was not considered feasible during the initial gas pipeline plans as there was a lack 
of estimated demand along the River Road and no major “anchor tenant” to use a 
decent supply of gas. 

Telecommunications 

Maine’s communications infrastructure is one of the most advanced in the nation.  
Maine has the first statewide ATM (Asynchronous Transfer Mode) fiber optic based 
network, one of the most technologically advanced networks available today.  With ten 
ATM switch locations located throughout the state, this advanced network makes fiber 
optic technology available to all communities in Maine, giving businesses the best in 
telecommunications technology. 

ATM technology provides high-speed bandwidth connections for transmitting switched 
voice, data, and full-motion video to multiple locations across Maine and throughout the 
world.  While the initial application for ATM is to facilitate real time interactive distance 
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learning in secondary schools throughout the state, several major health care and 
commercial applications have been developed and key businesses are using ATM in their 
operations. 

Based on FCC service quality data, Maine has some of the best service and reliability 
ratings in the country. Verizon Communications, which provides service to 80 percent of 
the state’s population, is aggressively building redundancy and reliability in its network 
statewide using SONET technology.  This technological architecture provides a custom, 
intelligent network for interconnecting multiple locations, and a self-healing capability in 
the event of a transmission failure in that network. 

Wireless, cable, and fiber optic technologies are available throughout Maine. Maine has 
DSL, ISDN, T1, T3, and Frame Relay - the whole range of cutting edge voice, data, and 
video services.  99.4 percent of the state can access the Internet with a local call. 

Verizon and Maine’s independent local carriers have deployed a significant amount of 
digital loop carrier and digital switch remote technology, placing greater capacity in loop 
facilities, and frequently using fiber optic cables in feeder portions of the loop (between 
central offices and digital loop carriers or remotes).  There are over 110,000 miles of fiber 
optic cable throughout Maine.  All new interoffice facilities are built using fiber optic 
cables and most switches are on SONET rings, which provide reliability and enormous 
capacity.  And, because Maine’s system is 100 percent digitally switched, businesses here 
have access to the best available technology and the advanced services supported by this 
technology. 

The Maine School and Library Network is a high-speed telecommunications system that 
links computers in all schools and public libraries to one another, as well as to worldwide 
databases and the Internet.  Maine is clearly at the forefront of the new distance learning 
opportunities.  100% of Maine schools and libraries have Internet access.  The network 
also provides a baseline infrastructure throughout the state from which advanced 
applications for business customers can grow.  In addition, Maine students have training 
and experience with computer technology starting from their earliest years in school.  
Students will be prepared to meet the demands that Maine businesses have for 
technically skilled workers. 

Maine's advanced connectivity is best evidenced by the number of IT companies, call   
centers, back office operations, and other telecommunications-intensive businesses 
located here.  Moreover, Maine does not tax interstate calls and Maine is one of the 
most nexus- friendly states in the U.S.  Nexus law defines corporate presence and the tax 
burdens that come with it.  By being “nexus-friendly” Maine creates a safe haven in 
which call centers and their clients can avoid collecting and remitting sales tax.  While 
other states are actually looking for ways to collect more taxes from nonresident 
companies, Maine revised its laws to save call centers and their client’s time and money. 
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Chelsea has an excellent physical network of cable connectivity along the vast majority 
of its road network making high speed internet available to just about everywhere. The 
cost of the service is the only prohibitive issue as there is little competition or other 
options available to residential and commercial customers in the region. 

Water and Sewer 

The Town does not have a public sewer. However, the northern portion of the River 
Road has the potential of a sewer expansion from Augusta. A similar situation exists on 
the southern end of the River road where a public sewer is available on the Randolph 
side. Both areas could allow for expanded commercial development if a sewer were 
expanded into Chelsea. The town relies upon private subsurface wastewater treatment 
systems throughout the Town. It is not anticipated that public sewer will be available in 
the community in the near future.  

The Town relies upon private water supply to meet its water needs. Community water 
systems serve the Town Line Variety and the Spurwink School. The City of Augusta 
provides water for the Togus Facility, Chelsea Town Office and the Chelsea Elementary 
School. The Hallowell Water District also has a well located along the northern portion 
of the Kennebec River. A well-head protection zone is established around this well to 
protect the aquifer from potential hazards.  

As previously noted in this plan the lack of public water and sewer may be a substantial 
barrier to future development. There are options to expand the service both at the 
northern and southern ends of Route 9 to combine with neighboring towns systems. 
There is also the possible utilization of the Hallowell Water District water line that runs 
across the river and the pumping station that currently runs close to the fire station. 
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SECTION 3: RECOMMENDATIONS 
 

3.1       CHELSEA’S ADVANTAGES / OPPORTUNITIES  

/ BARRIERS / CHALLENGES 

 

Economic development cannot take place in isolation, however.  Forces on the global, 
national, state, and regional levels continually present every community with 
opportunities for specific economic development projects.  At the same time, those same 
environments pose barriers and challenges that must be contended with.  All too often 
the environment poses a clear and present threat to the success of local economic 
development efforts. 

Advantages: 

Chelsea has certain strategic advantages that should allow it to compete effectively in 
the economic development arena over the long-term, both with respect to other rural 
communities in the region and with respect to more developed parts of southern Maine 
and New England.  These include: 

Location:  While only one major highway (Route 9) goes through Chelsea, this route 
does handle about 9,000 vehicle trips per day and links the Midcoast Region and 
Lincoln County to the Augusta Metropolitan Area. Route 17 has a small segment in 
Chelsea and is the main Rockland to Augusta Corridor with high traffic. 

Access:  More importantly, Chelsea has reasonably convenient road access to 
Interstates 295 and 95 just a few miles across the river to Augusta and Gardiner. This 
gives the community fairly quick access to the rest of the State, as well as ready access 
to the intermodal shipping facilities in the region. 

Competitive Wages:  Wage levels in Chelsea are competitive for existing and potential 
businesses.  In all sectors but farming and fisheries, wage levels in Kennebec County 
were below statewide averages. 

Education:  Chelsea residents have a reasonably high education level, making it an 
ideal location for businesses demanding well educated, highly skilled employees.  It is 
competitive with the rest of the State. It also has the luxury of school choice for high 
school students.  

Competitive Tax Rates:  Chelsea's property tax rate is lower than communities in the 
region so is an attractive option for business who would be paying a lot more in nearby 
municipalities.  
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Opportunities: 

Along with the existing advantages of Chelsea there are several opportunities that are 
available to the town. 

Recreational Opportunities:  Chelsea has a range of recreational opportunities that are 
of interest to people seeking to live a less hectic pace, including the riverfront with boat 
launch area and rural areas with trails for ATV and snowmobiling etc. 

Rural Character:  Chelsea still has a significant portion of its land in farms, or as 
undeveloped forests.  Moreover, the community has a range of natural resources and 
wildlife habitats that, taken together, still convey an idyllic rural setting – and yet is just 
minutes from Downtown Augusta, Hallowell and Gardiner. 

Natural Gas Pipeline: This is hoped to be able to extend into Chelsea at some point in 
the near future and can provide another option to try and keep energy costs low for 
business. 

Barriers: 

There are also barriers to economic development in town that may be physical or 
environmental which cannot be easily removed but also some that with a good amount 
of work can be overcome at some point in the future. 

Lack of Water and Sewer Infrastructure: This limits what development could locate in 
Chelsea that would benefit greatly from having a shared water and sewer system. 

Lack of a centralized business zone or “Downtown”: There is no identifiable area in 
town where it is known businesses are located and where you could do a one stop shop 
etc. Having a known area with a higher density of business would make it more of a 
location to visit. 

High level of competition from larger neighbors: With Augusta, Gardiner and Hallowell 
etc. all very close by there is already established business and shopping areas that 
consumers are used to. 

Lack of town resources and services: The municipal budget currently leaves little in the 
way for increased town services or resources that may be able to assist with business 
growth and retention. 

Attitude by some residents of that town: Some sections of the town’s population would 
like to keep the town exactly as it is and not encourage any type of growth or change to 
increase the town’s local economy.  These views are justifiable, though it may prevent 
any positive change from occurring when there is little enthusiasm or outright 
opposition. 
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Challenges: 

Finally there are challenges that have been encountered and identified by the committee 
during this planning process and from prior experience. The majority of these challenges 
can be overcome but the first step is identifying and acknowledging them.  

Buy-In from the community: Just as this is a barrier to economic development it is also 
a challenge for those who wish to work towards change. Trying to get local resident 
involved with the process and even accept the idea of change and growth is a challenge. 
Some resistance may be justifiable, but lack of enthusiasm will prevent any positive 
change from occurring just as much as if there is outright opposition. 

Getting word out and creating enthusiasm: This process will only be successful if the 
townspeople want to see it happen and are willing to work towards the goals. Getting 
residents involved and active with the planning and implementation is essential. 

Having the vision and skills to create change: Creating and maintaining a strong vision 
for what the town wants to work towards is key and also being able to utilize the 
resources available to implement and see change. 

Working with fewer resources: The town needs to be able to do the best with what it has 
in terms of resources, but cultivating more resources in terms of budgeting, volunteerism 
and working with effective partners etc. is a challenge that must be met. 
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During the public participation process residents were asked to rank the above as which 
they agreed with / saw as most important. The results were as follows and shows that 
the top two or three in each subsection can be focused on first going forward: 

Advantages 

• Quality of life (46%) 
• Location (38%) 
• Competitive Wages (8%) 
• Cheaper land (increase acreage) (8%) 
• Access   
• Education 
• Competitive Tax Rates  
• Culture & History 
• Togus nearby 

Opportunities 

• Natural Gas Pipeline (38%) 
• Rural Character – residential in nature (23%) 
• Potential water available on Route 9 (15%) 
• Recreational Opportunities (8%) 
• Try to attract visitors, not just pass through (8%) 

• Develop commercial/ business park 

Barriers 

• Lack of Water and Sewer Infrastructure (46%) 
• Lack of a centralized business zone or “Downtown” (15%) 
• Lack of town resources and service (15%) 
• Attitude by some residents of that town (15%) 
• Posted roads (9%) 
• High level of competition from larger neighbors 
• High speed internet 

Challenges 

• Getting word out and creating enthusiasm (38%) 
• Having the vision and skills to create change (38%) 
• Buy-In from the community (8%) 
• Working with fewer resources (8%) 
• Any growth would come with pressure on services and increased cost (8%) 

• Ancillary Business services (8%) 
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3.2  VISION & STRATEGIES FOR ECONOMIC DEVELOPMENT 

 

Vision Statement 

Articulating a statement of shared vision for developing the economy of a town is a 
delicate task - one that cannot be done by outside consultants or non-residents.  The 
vision must come from the people who will be responsible for making it a reality, and 
who have a clear stake in the outcomes - in this case Chelsea’s business people, civic 
leaders, and residents. 

The members of this plan’s committee were given several example of the economic 
vision statements and were asked to consult with the Comprehensive Plan and any 
other town documents relevant to this planning process. They were then asked to 
identify which of these vision statements were most important as guides for economic 
development.  The Comprehensive Plan was used as the source of possible economic 
development vision statements precisely because these statements were already the 
outgrowth of a deliberate decision-making process on the part of the community. 

As a result the following basic statement was drafted and when presented to the public 
for comment was not questioned and was accepted as a good vision: 

 

ECONOMIC VISION 

 

“To create a business friendly environment that provides a high-
quality of life, a vibrant economy, and a welcoming atmosphere, 

while protecting our town’s rural characteristics and natural 
resources.” 
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Development Strategies  

As the planner and committee reviewed the data collected for this planning process, it 
became obvious that Chelsea will need to pursue more than one basic strategy in order 
to strengthen its’ economy.  The action steps preferred by residents and business owners, 
coupled with conclusions drawn from other data sources, suggested four distinct but 
interconnected strategies: 

IMPROVING THE TOWN’S ABILITY TO CAPTURE TRADE DOLLARS  

This strategy actually involves two elements:   

1. Increasing the share of resident retail spending captured by local businesses; and  
 

2. Increasing the revenue captured from tourists and other through traffic.  This 
latter element is essentially a niche strategy for local retail, a proven approach for 
revitalizing rural communities. 

 

ENCOURAGING BUSINESS FORMATION AND ATTRACTION 

This strategy recognizes that it is essential to foster new business formation and 
entrepreneurship by working aggressively with existing businesses and local residents, 
while at the same time participating in targeted (multi-community) efforts to attract new 
businesses to the community.  Forty plus years of economic development efforts across 
rural Maine (and the nation) have clearly demonstrated the efficacy and cost-
effectiveness of “grow your own” development strategies. 

Similarly, business attraction efforts built on cooperation among several communities 
have repeatedly been shown to provide benefits to all of the participating communities, 
as well as sharing the risks and costs associated with investments in large scale projects 
(e.g., business or industrial parks). 

 

IMPROVING THE COMPETITIVENESS OF EXISTING FIRMS 

This strategy emphasizes the need to assist local businesses in remaining competitive, 
not with respect to other businesses in the community, but with respect to similar 
businesses in nearby communities and economic regions.  For the community as a 
whole, little is gained by having one or two local firms competing for the same residents’ 
retail dollars.  If economic development is going to succeed, programs and action steps 
must focus on strengthening the business community as a whole, not just its individual 
parts. 
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ECONOMIC GROWTH THROUGH RESIDENTIAL DEVELOPMENT 

This strategy recognizes that targeting development initiatives at attracting and retaining 
particular types of residents can reap significant economic benefits for a community.  
This is clearly the case for many communities, including many in very rural and 
Midwestern States that have positioned themselves to be retirement destinations for the 
nation’s rapidly aging “Baby Boomer” population.  Communities gain citizens that tend 
to be relatively well off financially, that place few demands on conventional municipal 
services (especially education), and that create a ready demand for a wide range of 
health and social services as well as retail opportunities. 

The tables on the following pages illustrates how many of the action steps proposed in 
this plan can be used to implement each of these basic strategies.  In many instances, a 
particular action or program will promote more than one strategy.  And it will take 
several action steps or programs, carefully orchestrated, to effectively implement a 
particular strategy.  The action steps included in this listing are derived from the 
preferences expressed through the resident and business owner surveys, from interviews 
with business owners and local officials, from the collective wisdom of the Chelsea 
Economic Development Committee, and, in a few instances, from the experience 
KVCOG. 
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Projects and Action Plans 

 
Following are several specific projects recommendations that were conceived and 
agreed upon as a result of this planning process. Following each of the proposed projects 
over the next several pages are action plans. Each plan provides a concept description 
and explanation, an overview of ownership and legal issues, an identification of 
infrastructure and amenities needed (where applicable), an identification of targeted 
markets and appropriate marketing strategies, a summary of costs and benefits, a 
timetable for implementation, and an identification of responsibilities for core action 
steps for each project. 

 

For the purpose of this chapter, the implementation priority is divided into near-term, 
mid-term, and long-term: 

• “Near-term” is presumed to be activities which can be completed within two 
years.  These are primarily changes to Zoning and other ordinances, and easily-
achievable actions.   

• “Mid-term” activities will be commenced and/or completed between two and 
five years after adoption.  These consist of lower-priority activities or those which 
require additional planning or preparation.  

• “Long-term” activities are those which might be more nebulous right now and 
for which the path to implementation has not yet come into focus.   

• The term “ongoing” is used to identify strategies which are currently in place and 
should continue. 
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RELATIONSHIP OF RECOMMENDED PROJECTS TO ECONOMIC DEVELOPMENT STRATEGIES 

   STRATEGY 1    STRATEGY 2 STRATEGY 3 STRATEGY 4 

IMPROVE ABILITY 
TO CAPTURE 

TRADE DOLLARS 

BUSINESS 
FORMATION AND 

ATTRACTION 

IMPROVE 
COMPETITIVENES

S OF EXISTING 
FIRMS 

GROWTH THROUGH 
RESIDENTIAL 

DEVELOPMENT 

 

PROJECT NAME AND DESCRIPTION 

A.RECREATIONAL ATTRACTION OF THE KENNEBEC 
RIVER 

    

                     X 

 

                             X 

       

The town owns some 20 acres on the riverfront so 
this should be developed into a recreation area in the 
long term. 

B.  A CHELSEA COMMERCIAL DISTRICT              X                        X                                 X            X 

Provide infrastructure and amenities needed to 
establish an area of Chelsea as the “Village Center” for 
the community, with a balanced mix of residential, 
retail, services, and governmental uses. 

The identified location is the Northwestern area of town 
by the River Road and Ferry Road. The water and 
sewer can most easily be extended here. 

    

    

C.  MARKETING AND PROMOTION            X 

 

 

 

                         X 

 

 

 

 

                                    X            X 

The idea is to identify and deliberately attract specific 
market segments (people, businesses) to Chelsea for 
particular purposes (e.g., retail trade, retirement, 
business relocation). Marketing and promotion 
resources need to be focused both on the desired 
outcomes for the town and the benefits for the target 
market. 
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 STRATEGY 1 
IMPROVE ABILITY 

TO CAPTURE 
TRADE DOLLARS 

STRATEGY 2 
BUSINESS 

FORMATION 
AND 

ATTRACTION 

STRATEGY 3 
IMPROVE 

COMPETITIVENE
SSOF EXISTING 

FIRMS 

STRATEGY 4 
GROWTH THROUGH 

RESIDENTIAL 
DEVELOPMENT 

PROJECT NAME AND DESCRIPTION     

D.  FINANCING ASSISTANCE X X X X 

The idea is for the Town of Chelsea to develop and use 
specific financing tools (including its own business loan 
funds, Tax Increment Financing, etc.) in order to 
support other of the economic development projects the 
town is undertaking. 

    

 

E.  TECHNICAL ASSISTANCE X X X  

Here the emphasis is in working with Chelsea’s existing 
and emerging businesses to identify their needs, to link 
businesses both with each other for joint activities and to 
outside resources, and to strengthen the capacity of the 
community to foster business growth over the long term. 

 

    

    

F.  ECONOMIC DEVELOPMENT CAPACITY X X X X 

The idea is to enhance Chelsea’s capacity to plan and guide 
economic development efforts over time through specific 
corrective actions. 

 

 

    

G. RETIREE RECRUITMENT 
 

 

 

 

X  X 
The idea is to deliberately attract retiring seniors to Chelsea 
as a place to live, in order to foster growth in the tax base, 
job creation, and the development of core health and social 
services in the town that would also benefit existing elderly 
residents. 
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PROJECT NAME A:  

RECREATIONAL ATTRACTION OF THE KENNEBEC RIVER 

 

CONCEPT DESCRIPTION 
Provide infrastructure and amenities needed to establish a 
desirable recreational area on the banks of the Kennebec River. 
Improving public access to the river for all types of recreation. 

EXPLANATION/RATIONALLE 

The town already owns property at the riverside and it is 
underutilized. The waterfront could be a good attraction to bring 
people to town and increase the market possibilities for business to 
take advantage of the increased visitors. It also serves the local 
community. 

LOCATION Town owned land by the river at the end of Ferry Road. 

 OWNERSHIP / 
LEGAL 
STRUCTURE 

Except for potential future private businesses that may be attracted, 
the land and structures in this area should remain in public hands.  
The Town of Chelsea would act as broker and facilitator in future 
development of the public area, but will not endeavor to own and 
manage commercial or residential properties. 

INFRASTRUCTURE / 
AMENITIES NEEDED 
OR PLANNED 

Several infrastructure needs should be addressed over time: 

Improve boat launch and parking facilities. Install kayak storage, 
sanitary facilities, benches and signs etc. 

Install improved lighting, sidewalks and curbing to 
permit safe pedestrian travel between any parking areas 
and the water. 

Improve landscaping, trees, shrubs, etc. along the area to 
enhance aesthetic appeal of area and increase law enforcement 
presence. 

TARGETED 
MARKET NICHE(S) 

Improvement and development of this area would target:  (1) 
current Chelsea residents (capturing trade dollars now leaking to 
other communities); (2) tourists and through traffic; (3) new 
Chelsea residents (retiree recruitment). 

MARKETING  STRATEGIES To be developed 
TIME NEEDED FOR 
COMPLETION 

5 – 8 years 

SUMMARY OF COSTS To be determined 

PROJECTED REVENUES 
Direct revenues to the town will be minimal although it would 
benefit local businesses with market capture and there may be tax 
yields from new and expanded commercial establishments in the 
area. 

RELATED PROJECTS Chelsea Commercial District, Marketing and Promotion, Retiree 
Recruitment (Senior Housing Development) 
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ACTION STEP TIME FRAME RESPONSIBILITY 

If needed, review and/or revise 
shoreland zoning in this area to make 
sure proposed development passes 
regulatory approval. 

Near Term Planning Board, Town Meeting 

Identify funding for the project and 
estimated budget line for any new facilities 
going forward 

Near Term 
Economic Development 
Committee, Town Manager, 
Town Selectboard 

Look to create a RFP for design services 
for the development of the parcel. After 
selecting a consultant, hold a public 
hearing on the plans and make 
modification as necessary. 

Near Term 
Economic Development 
Committee, Town Manager, 
Town Selectboard 

Create a RFP for construction / 
implementation of the selected design. 

Near Term 
Economic Development 
Committee, Town Manager, 
Town Selectboard 
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PROJECT NAME B: CHELSEA COMMERCIAL / VILLAGE DISTRICT 

 

CONCEPT DESCRIPTION 

Provide infrastructure and amenities needed to establish a 
Chelsea commercial district as the “Village Center” for the 
community, with a balanced mix of residential, retail, 
services, and governmental uses. 

EXPLANATION/RATIONALLE 

Establishment of this part of the community as a “Village 
Center” would address two objectives:  (1) minimizing the 
adverse impacts of strip development along Route 9 (sprawl); 
and (2) strengthening the physical sense of community in 
Chelsea.  Both objectives are important for prudent growth 
management, and both contribute to efforts to attract businesses 
and residents to the community. 

LOCATION 
North West Area of Town by Route 9 (River Road) and Ferry 
Road (Second option may be the existing area on Togus Road 
where the Post Office is) 

 
OWNERSHIP / 
LEGAL STRUCTURE 

Except for potential future government facilities, the land and 
structures in this area should remain in private hands.  The Town 
of Chelsea would act as broker and facilitator in future 
development of the area, and as land use regulator, but should not 
endeavor to own and manage commercial or residential 
properties. 

INFRASTRUCTURE / 
AMENITIES NEEDED OR 
PLANNED 

Several infrastructure needs should be addressed over time: 

Make a new provision of water supply and sewer services in 
this area (as needed by current / prospective firms) 

Install sidewalks and curbing to permit safe pedestrian 
travel between businesses and residences 

Improve landscaping, trees, shrubs, etc. along the area to 
enhance aesthetic appeal of area. 

TARGETED MARKET 
NICHE(S) 

Balanced commercial (and residential) development of this area 
would target:  (1) current Chelsea residents (capturing trade 
dollars now leaking to other communities); (2) tourists and 
through traffic; (3) new Chelsea residents (retiree recruitment); 
and (4) employees of firms to be located at the proposed Chelsea 
Business Park. 

MARKETING  STRATEGIES To be developed 

TIME NEEDED FOR 
C OMPLETION 

3 – 5 years 

SUMMARY OF COSTS To be determined 

PROJECTED REVENUES 
Revenues to the town will be in the form of increased property tax 
yields from new and expanded commercial establishments in the 
area. Such tax revenue streams can only be estimated for specific 
businesses. 

RELATED PROJECTS 
Marketing and Promotion, Financing Assistance, Technical 
Assistance to Businesses, Retiree Recruitment (Senior Housing 
Development) 
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ACTION STEP TIME FRAME RESPONSIBILITY 
If needed, review / revise the shoreland 
zoning in this area to reduce 
dimensional restrictions and frontage 
requirements. 

Near Term Planning Board, Town Meeting 

Consider developing and adopting aesthetic 
standards for the appearance of 
commercial properties in this district (and 
throughout the community). 

Near Term Planning Board, Town Meeting 

Establish “incubator” start-up space for 
new businesses (as funding and market 
demand permits, acquire and rehabilitate 
vacant buildings (or a large space in an 
existing structure) as: (a) incubator; (b) 
mini-mall space for selected retail ventures 
(crafts, restaurant, etc.); and/or (c) service 
center for residents and visitors [ATM 
machine, wi-fi, computer center with 
Internet access, community bulletin board, 
info on local businesses, amenities, 
accommodations, things to do] 

Long Term 
Economic Development 

Committee, ED Consultant, 
Town Manager 

Provide access to water supply and sewer 
services in this area (as needed by current / 
prospective firms) 

Long Term 
Economic Development 

Committee, ED Consultant, Town 
Manager 

Install sidewalks and curbing to permit safe 
pedestrian travel between businesses and 
residences 

Long Term Planning Board, Town Manager 

Improve landscaping, trees, shrubs, etc. 
around the area to enhance aesthetic 
appeal of area 

Long Term Planning Board, Town Manager 
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PROJECT NAME C : MARKETING AND PROMOTION 

 

CONCEPT DESCRIPTION 
Identify and deliberately attract specific market segments 
(people and businesses) to Chelsea for particular purposes 
(e.g., retail trade, retirement, business relocation). 

EXPLANATION/RATIONALLE 

Chelsea has some “bad PR” from past issues that is still 
problematic for the town, The town needs to rebuild its image in 
the region and the State. 

Marketing and promotion resources need to be targeted at 
specific market segments:  “scattershot” marketing does not 
work.  Marketing and promotion resources need to be focused 
both on the desired outcomes for the town and the benefits for 
the target market.  The quality of marketing and promotional 
materials, and the consistency of the message, is far more 
important than the volume. 

LOCATION Not applicable 
OWNERSHIP / LEGAL 
STRUCTURE 

Not applicable 

INFRASTRUCTURE / 
AMENITIES NEEDED OR 
PLANNED 

Not applicable 

TARGETED MARKET NICHE(S) 

Need to develop and implement an Chelsea marketing & 
promotion program for each of the following target audiences 
(in descending order of priority):  

(a) new commercial, service, light industrial businesses (for 
Chelsea Business Park, New Chelsea Commercial / Village area; 

(b) retiring Baby Boomers; 

(c) residents; 

(d) Residents of surrounding communities (especially Augusta, 
Gardiner, and Hallowell) 

(e) drive-through tourists. 

MARKETING  STRATEGIES See Action Steps, below 

TIME NEEDED FOR 
COMPLETION 

2 – 4 years (to be determined for each specific marketing strategy) 

SUMMARY OF COSTS To be determined for each specific marketing strategy 

PROJECTED REVENUES To be determined for each specific marketing strategy 

RELATED PROJECTS Kennebec River Site, New Chelsea Commercial / Village 
area, Financing Assistance, Technical Assistance 
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ACTION STEP TIME FRAME RESPONSIBILITY 
Identify the specific aspects of Chelsea 
(rural character, natural resources, 
history, amenities, etc.) that make it 
unique in the region:  develop marketing 
campaign theme and “brand image” for 
use in all local marketing efforts 

Near Term 
Economic Development 
Committee, marketing 

consultant 

Adopt a slogan and a logo designed to 
convey the unique character of Chelsea 
(see above):  use these in all marketing 
efforts – to position Chelsea in the minds 
of people as a desirable place to visit and 
do business.  For example, the slogan 
used by the Kennebec Valley Chamber of 
Commerce is “Success Starts Here”. 

Near Term 
Economic Development 
Committee, marketing 

consultant 

Improve the web site for Chelsea, aimed 
at specific markets (including town 
information, an economic development 
profile, and links to existing businesses, 
services, and amenities) 

Near Term 

Contract with private firm for 
development and web hosting ( 
Economic Advisory Committee 

to supervise) 

Work with Statewide or Regional 
Organizations such as KVCOG or Maine 
Development Foundation as a place for 
general economic development resources 

Ongoing 
Economic Development 

Committee 

Prepare a basic community profile for 
wide dissemination, both in print and over 
the internet.  Emphasize the specific 
activities, services, and amenities that 
would be of interest to specific target 
markets.   

Near Term 
Economic Development 
Committee, marketing 

consultant 

Install attractive, visible signs on major 
routes through town indicating amenities 
& services available in Chelsea. 

Mid Term 
Economic Development 

Committee, Planning Board, 
Selectboard, DOT 

Develop a community-wide sales 
discount program for residents (“Buy 
Chelsea” program) 

Long Term 
Economic Development 

Committee (and/or 
community business 

association if established) 

Distribute brochures, flyers, other 
“pointers” highlighting Chelsea 
businesses, recreational opportunities, etc. 
to Chambers of Commerce, visitors’ 
bureaus, etc. across the region and state.  
Ensure that the town is featured in as 
many Maine travel and tourism 
publications (and news / press 
opportunities) as possible. 

Near Term 

Economic Development 
Committee (and/or 
community business 

association if established) 
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PROJECT NAME   D: FINANCING ASSISTANCE 

 

CONCEPT DESCRIPTION 
The idea is for the Town of Chelsea to develop and use specific 
financing tools to support the economic development projects 
the town is undertaking. 

EXPLANATION/RATIONALLE 

Communities that are in a position to assist with business 
financing have an additional competitive advantage when it 
comes to either business attraction or to fostering the 
indigenous growth of local firms (start-ups and expansions of 
existing businesses).  This financing capacity often is the 
deciding factor in business location decisions. 

LOCATION Not applicable 

OWNERSHIP / LEGAL 
STRUCTURE 

Unless grant funds can be obtained to establish a local revolving 
loan fund, the Town of Chelsea should develop financing 
options through existing agencies and organizations first and 
foremost.  For example, banks may be interested in working 
with the town to set up a local business loan fund (dedicated 
solely to helping businesses in Chelsea). 

INFRASTRUCTURE / 
AMENITIES NEEDED OR 
PLANNED 

Not applicable. 

TARGETED MARKET 

 

To be determined for each local financing option developed. 

MARKETING  STRATEGIES To be determined for each local financing option developed. 

TIME NEEDED FOR 
C OMPLETION 

1 – 3 years 

SUMMARY OF COSTS To be determined for each local financing option developed. 

PROJECTED  REVENUES To be determined for each local financing option developed. 

RELATED PROJECTS 
Kennebec River Site, New Chelsea Commercial / 
Village Area, Business Assistance, Retiree Recruitment 
(Senior Housing) 
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ACTION STEP TIME FRAME RESPONSIBILITY 
Use the existing Tax Increment Financing 
(TIF) program for use to attract new businesses 
to Chelsea Business Park and / or Chelsea 
commercial / village area (TIF should be 
available to any qualified business in town, 
regardless of location).   

Look into a 2nd TIF in the future if needed. 

Near Term 
Economic Development 
Committee, Consultant 

Working with an interested Bank or KVCOG 
to create a low interest revolving loan program 
for new / expanding businesses in Chelsea. 

There are examples of successful models that 
could be used as a design guideline.  

Mid Term 
Economic Development 

Committee, KVCOG 

If appropriate capitalization can be obtained 
through federal or state grant sources, provide 
business improvement grants or loans for 
companies needing to improve the appearance 
and safety of their buildings and properties, 
with a particular emphasis on firms on or 
visible from the major routes in town (Route 
9). 

Long Term 
Economic Development 

Committee 
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PROJECT NAME E : TECHNICAL ASSITANCE TO BUSINESSES 

 

CONCEPT DESCRIPTION 

The emphasis is in working with Chelsea’s existing and emerging 
businesses to identify their needs, to link businesses both with 
each other for joint activities and to outside resources, and to 
strengthen the capacity of the community to foster business 
growth over the long term. 

EXPLANATION/RATIONALLE 

Often in rural areas, small business owner/operators can serve as 
resources for each other.  More critically, the needs of every 
business evolve and change over time – particularly in response 
to changes in the external environment – and thus effective 
assistance must be predicated on establishing an ongoing 
conversation with business people (rather than simply offering 
pre-packaged programs based on needs identified through a one-
shot survey process). 

LOCATION Not applicable 

OWNERSHIP / LEGAL 
STRUCTURE 

Not applicable 

INFRASTRUCTURE / 
AMENITIES NEEDED OR 
PLANNED 

Not applicable 

TARGETED MARKET 
NICHE(S) 

Existing and new Chelsea business enterprises 

MARKETING  STRATEGIES 
 

TIME NEEDED FOR 
COMPLETION 1 – 3 years 

SUMMARY OF COSTS To be determined for each specific program offering. 

PROJECTED REVENUES To be determined for each specific program offering. 

RELATED PROJECTS Financing Assistance, New Chelsea Commercial / Village Area 
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ACTION STEP TIME FRAME RESPONSIBILITY 

Provide customized business assistance to 
individual firms through SBDC or other 
volunteers (topical coverage might include 
advertising &promotion, market research, 
business planning and  financing, quality 
of service, international trade, labor issues) 

Near Term 
Economic Development 

Committee, ED Consultant, 
KV Chamber 

Create a business assistance information / 
resource center – either located at the town 
offices or at the proposed New Chelsea 
Commercial Village “incubator” space (see 
above) - with emphasis on: (a) 
development and growth of retail and 
service industries; (b) management 
development;  (c) marketing and 
promotion; (d) quality improvement); (e) 
available programs and services 

Mid Term 
Economic Development 

Committee, KVCOG, KV 
Chamber 

Arrange for regular business planning and 
management seminars to be offered in the 
community, for both managers and 
employees (MDF, Chamber, colleges, etc.) 

Near Term 
Economic Development 

Committee 

Provide business planning and market 
research assistance to entrepreneurs 
interested in possibly opening the types of 
businesses identified by this study as 
desired by residents (such as elderly 
services, restaurants, small retail specialty 
shops) 

Mid Term 

 

Economic Development 
Committee, ED Consultant 

Convene a forum of businesses in the 
New Chelsea Commercial / Village Area 
(and others in town) to scout for spin-off 
opportunities - businesses and joint 
ventures that build on (service, support, 
market to) existing businesses (including 
those locating at the new business park. 
Over time, facilitate the evolution of this 
regular forum into a Chelsea Business 
Association. 

 

Mid Term 

 

Economic Development 
Committee, ED Consultant, 

KV Chamber 
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PROJECT NAME F:  ECONOMIC DEVELOPMENT CAPACITY 

 

CONCEPT DESCRIPTION 

The idea is to enhance Chelsea’s capacity to plan and guide 
economic development efforts over time through specific 
corrective actions. 

EXPLANATION/RATIONALLE 

The research conducted for this strategic planning process 
identified a number of areas where Chelsea’s capacity to 
sustain an economic development program over time needs 
to be strengthened. 

LOCATION Not applicable 

OWNERSHIP / LEGAL 
STRUCTURE 

Not applicable 

INFRASTRUCTURE / 
AMENITIES NEEDED OR 
PLANNED 

Not applicable 

TARGETED MARKET NICHE (S) Not applicable 

MARKETING  STRATEGIES Not applicable 

TIME NEEDED FOR 

 

1 – 3 years 

SUMMARY OF COSTS To be determined for each action step 

PROJECTED REVENUES Not applicable 

RELATED PROJECTS Not applicable 
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ACTION STEP TIME FRAME RESPONSIBILITY 

Utilize Capital Improvement Planning 
and the TIF District funds to identify 
funds for economic development for land 
acquisition for the Chelsea Riverfront 
Project and other initiatives 

Near Term 
Town Manager, Selectboard, 

Town Meeting 

Recruit and hire part-time economic 
development professional (or recruit firm 
to serve as development consultant) 

Near Term 
Economic Development 

Committee, Selectboard, Town 
Manager 

Review and revise all local zoning 
ordinances to: (a) accommodate and aid 
the growth of home-based businesses by 
establishing performance standards (and 
thereby eliminating the distinction 
between permitted and conditional uses); 

(b) reduce the paper-work and time 
required by permit applications; (c) fast-
track routine business applications for 
sites in the 1.5 to 5 acre range, and for all 
home-based businesses, where compliance 
with performance standards is 
demonstrated by the applicant as part of 
the permit request; and (d) set 
“presumption of approval” as the 
community standard (this means that it is 
assumed a permit application will be 
approved – the community has the burden 
of showing cause as to why it should be 
denied) 

Near Term Planning Board, Town Meeting 

Set minimum performance standards for 
the maintenance and appearance of 
commercial buildings and properties 
(including regulation of signs, trash 
containers, parked vehicles, landscaping, 
etc.) 

Near Term Planning Board, Town Meeting 

Educate community about economic 
development, using the town website 
and/or local access cable television 

Ongoing 
Economic Development 
Committee, Selectboard 

Incorporate youth entrepreneurship 
training and experience into the public 
school curriculum 

Ongoing 
Economic Development 

Committee, School Board and 
Educators 
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PROJECT NAME G: RETIREE RECRUITMENT (SENIOR HOUSING) 

 

CONCEPT DESCRIPTION 

The idea is to deliberately attract retiring seniors to Chelsea as a 
place to live, in order to foster growth in the tax base, job creation, 
and the development of core health and social services in the town 
that would also benefit Chelsea’s existing elderly residents.  Retired 
people place much less of a demand on municipal services than any 
other population group, thus contributing positively to the tax base. 

EXPLANATION/RATIONALLE 

Retired people who relocate tend to be better off financially, and 
are often interested in living in a rural atmosphere – but with access 
to the health services, cultural and artistic activities, educational 
opportunities, and recreation offered in a metropolitan setting.  
Recent experience with retiree attraction, both in Maine and in 
other northern states, indicates that climate is not so much of a 
deciding factor as once believed – especially for people retiring from 
the military. 

LOCATION Unknown at this time. 

OWNERSHIP / 
LEGAL 
STRUCTURE 

Chelsea should act as a deal broker for projects in this area, but for 
logistical as well as legal reasons should not attempt to serve either 
as a project developer or an owner / manager. 

INFRASTRUCTURE / 
AMENITIES NEEDED 
OR PLANNED 

To be determined for each specific retirement housing project. 

TARGETED 
MARKET NICHE(S) 

Baby Boomers (especially those retiring from career military, civil 
service, and middle to upper level corporate positions).  The 
Baby Boom generation is now reaching retirement age, and this 
the size of this market segment will be mushrooming for years to 
come. 

MARKETING  STRATEGIES To be determined for each specific retirement housing project. 

TIME NEEDED FOR 

 

To be determined for each specific retirement housing project. 

SUMMARY OF COSTS To be determined for each specific retirement housing project. 

PROJECTED REVENUES To be determined for each specific retirement housing project. 

RELATED PROJECTS New Chelsea Commercial / Village Area, Business Assistance, 
Financing Assistance 
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ACTION STEP TIME FRAME RESPONSIBILITY 
Evaluate whether any parcels tentatively 
identified for this use are acceptable in terms 
of soils, topography, natural resources, etc. 

Near Term 
Planning Board, Consultant, 

KVCOG for GIS analysis 

Evaluate whether existing zoning for these 
sites needs to be revised to facilitate future 
development for multi- unit housing uses.  
Define appropriate performance standards 
for potential uses at this site:  revise 
Ordinances as needed 

Near Term 
Planning Board, Consultants, 

Town Meeting 

Assess whether existing health and social 
services providers in the region can provide 
services on-site in Chelsea (either at a new 
housing development or at a service center in 
the New Chelsea Commercial / Village Area)  
determine the level(s) of care that the 
available providers could support in the town 

Mid Term 
Economic Development 
Committee, Consultant, 

Maine State Housing 

Review proposed site plan(s) and 
performance standards as specific Senior 
Housing project proposals are presented to 
the town. 

Ongoing 
Planning Board, Code 

Enforcement Officer, Town 
Manager 

Develop an RFP / advertisement for 
development proposals on any identified 
locations for senior housing 

Mid Term 
ED Consultant, Economic 
Development Committee, 

Town Manager 
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