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Dear Ms. O’Meara, 

When I started my economic development career in the public sector, I often 
found myself paging through proposals like this one, looking for the right 
team that understood our needs and could offer the best solution. With that 
experience and perspective, I hope in the pages that follow we convey a few 
very important messages about our philosophy, experience, and approach. 

First, every client, problem, and solution is unique. We know 
this work, but also understand that your needs and objectives 
must be understood from the outset so that we can provide a 
comprehensive, tailored, and successful solution.  

Second, we believe that sound housing opportunities are 
critical to creating a sustainable economy, a healthy vibrant 
community, and safe environmental conditions that offer 
opportunity and prosperity for all.  

Third, we absolutely love what we do and care deeply about 
this work and the people it impacts.  

Since Camoin began in 1999, our intent has not waivered – to support efforts 
to create economic opportunity that allows individuals, families, and 
communities to prosper. During that time, we have completed over 1,000 
projects in over 40 states. As a full-service economic development firm, we 
cover the gamut of representative work including real estate market 
analyses, strategic housing plans, economic and fiscal impact studies, and 
business retention and attraction initiatives.  

During this time our team has built a reputation as housing experts 
throughout Maine, the Northeast, and beyond. We have seen housing grow 
as both an economic development and community vitality challenge, 
particularly in coastal areas with large seasonal economies and population. 
We understand the unique challenges facing Cape Elizabeth and have been 
successful in crafting housing strategies for similar places. We also have an 
intimate knowledge of your region having completed housing and economic 
studies throughout southern Maine, including Portland, Scarborough, 
Falmouth, Brunswick, Topsham, and Kennebunkport.   

 

 

Robert Camoin, CEcD 
President & CEO 

rcamoin@camoinassociates.com 
(518) 899-2608 x 102 
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We will bring this depth of experience to our work with Cape Elizabeth, 
taking a comprehensive look at the town’s housing needs and identifying 
implementable solutions to address those needs. The result? More direction, 
clarity, and focus on actions that can be taken by the Town to address the 
community’s housing needs.  

Tom Dworetsky, AICP, Director of Research at Camoin Associates, will be the 
principal on this project. He is deeply familiar with the southern Maine 
market and has led many complex housing studies. He is your main project 
contact and can be reached at tom@camoinassociates.com or 518-899-
2608. Joining him on the team as co-principal will be Dan Stevens, AICP, 
Director of Real Estate Services, who brings a wealth of experience in market 
analysis, land use planning, and housing needs assessment. 

Thank you for considering our proposal. We are excited about this 
opportunity to assist the Town of Cape Elizabeth and feel confident in our 
ability to deliver a final product that advances your efforts to address 
housing goals. Please note that we remain open to discussing the 
modification of our proposed scope and fee to best meet your needs and 
budget.  

 

An overview of the proposal is as follows: 

Budget: $45,000 
 
Schedule: All work will be completed by August 30, 2022.   
 
Key Staff:  Principal: Tom Dworetsky, AICP 
 Co-Principal: Dan Stevens, AICP 
 Analysts: Maggie Gallagher and John Walker 

 

 

Thank you for considering our proposal. We hope to have the opportunity 
to share our expertise with you.  

 

Yours respectfully, 

 
Robert Camoin 
President & CEO  
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PROJECT UNDERSTANDING 
 
Like many communities across the country, Cape Elizabeth is challenged with meeting the housing needs of its 
residents and workers. The town’s natural amenities have made it a popular place to both live and visit, but this 
popularity has also resulted in high housing costs and limited housing diversity.  

Second-homeownership within the community combined with the demand for seasonal vacation rentals further 
limits the supply and affordability of housing options for year-round residents. Middle and lower-income 
households find it increasingly difficult to purchase homes or even rent in Cape Elizabeth. This has become an 
impediment to the ability of both local employers and the Town itself to attract and retain a local workforce and 
plays a role in declining local school enrollment. Moreover, the overall aging of the town’s population means that 
more seniors will have housing needs in the future that the existing housing stock cannot meet. 

The pandemic has exacerbated the national housing affordability crisis, with home prices skyrocketing in many 
communities. According to data from housing analytics data provider Redfin, the median sale price per square foot 
for homes the Cape Elizabeth ZIP code (04107) rose from $218 PSF in January 2020 to $366 PSF in January 2022, an 
increase of over 68% in just two years. Zillow’s Home Value Index shows a similar surge in value for the “typical” 
middle-tier home from $583,000 to $872,000 over the same period, an increase of nearly 50%. While rising home 
values are generally positive for existing residents and community fiscal health, they severely limit the town’s ability 
to attract and retain residents of diverse ages and incomes. 

The Town has already undertaken some analysis of its housing issues through its 2019 Comprehensive Plan. In order 
to move toward goal-setting, strategy development, and implementation, the Town is requesting a data-driven 
analysis that assesses housing needs in Cape Elizabeth over the next ten years and recommends tools and strategies 
for meeting this need. 

Camoin Associates is prepared to leverage our deep knowledge of the Southern Maine market and our expertise in 
housing needs assessment to be the Town’s partner in setting a course forward for addressing housing affordability. 
We look forward to this opportunity to work collaboratively with Town staff and the Town Council to develop 
actionable solutions that move the needle on housing diversification in Cape Elizabeth.  
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WORKPLAN FOR SCOPE OF SERVICES 
We propose the following scope of services, including two optional add-on tasks for your consideration. 

PROJECT KICKOFF  
Our work will begin with a virtual kickoff meeting between the Camoin team and the Town. During this meeting, we 
will discuss our approach to the project and make any modifications needed. We will also discuss information needs, 
timeline, and process. More specifically, during this session we will: 

 Understand nuances with project background and review specifics of the project approach; 

 Discuss any prior initiatives, plans, research reports, and data collection that can inform this study; 

 Develop a list of key partners for data collection; 

 Discuss shared goals for the project and possible barriers to achieving those goals;  

 Agree upon project management protocols. 

This meeting will establish the working relationship we will have with your team. Camoin will hold periodic project 
management calls with Town representatives throughout the engagement to maintain the project schedule; we 
have found these project management calls are vital to ensure you are up to date on the project’s progress. We 
encourage you to reach out to us with any questions or updates throughout the project between these calls. 

TASK 1: HOUSING DATA PACKAGE 
TASK 1A. DEMOGRAPHIC TRENDS 
To help set the framework for the housing analysis, we will develop a demographic and socioeconomic profile of 
the town that will be used for reference throughout the study. We will also document key demographic trends at 
to provide a detailed assessment of how specific types of population changes will impact housing needs. The 
demographic profile will provide data points on existing and projected trends such as: population distribution by 
age and income, number of households, household composition, median age, and others. We will also look at 
changes in local school enrollment over time. Demographic data will be compared to peer communities and the 
region as appropriate. This information helps set the foundation for identifying how these trends may impact future 
housing needs. 

TASK 1B. ECONOMIC, OCCUPATION, WAGE, AND WORKFORCE CHARACTERISTICS AND TRENDS 
In this task, we will compile information on labor market size and trends along with commuter trends, including 
typical commute distances, patterns (inflow and outflow), location of residence for workers, and other detailed 
commuting data. We will also provide a breakdown of the major employers, jobs, and wages in town to understand 
the housing price points needed for workers in the region now and into the future. 

TASK 1C. HOUSING INVENTORY AND ANALYSIS 
The Housing Inventory and Analysis task will document the current housing supply and how that supply has changed 
over the past five and ten years. The inventory will look at the type of housing, quality, cost and affordability, vacancy, 
seasonality, and other key attributes. The inventory will specifically include the following: 

 Owner- vs. renter-occupied housing supply; 
 Affordable housing supply; 
 Age of housing stock; 
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 Single-family vs. multifamily housing; 
 Vacancy trends; 
 Home values, rental rates, and affordability; 
 Local vs. nonlocal housing ownership;  
 Year-round vs. seasonal housing; and 
 Home-sharing and short-term rental analysis (e.g. Airbnb and VRBO). 

 
The housing inventory will be compiled from several sources, including but not limited to:  

 U.S. Census Bureau 
 Esri Business Analyst (proprietary demographic data and modeling) 
 Town Building Permits 
 Town Property Tax Records 
 MaineHousing 
 AirDNA (data on short-term rentals) 

 

TASK 1D. HOUSING MARKET TRENDS 
A detailed analysis of current and recent home sale market trends will be provided, including trends in home sale 
prices, number of home sales, time on the market, available inventory, changes in characteristics of homes being 
sold (size, number of bedrooms, etc.), single-family vs. condo, and other pertinent housing market data related to 
for-sale homes. 

Qualitative market trend information will also be gathered from interviews with local realtors, to be arranged in 
consultation with the Town. These interviews will provide additional information on the types of housing in demand, 
desirable price points, market segments, and other valuable insights.  

Similarly, we will examine the rental housing market throughout the community, including trends in rents, vacancy, 
and supply. Interviews will also be utilized to understand the types of rentals available, including location, year-
round vs. short-term/seasonal, etc. as well as information on the types of households in need of rental housing and 
the type and price point needed for rental units to meet the need.  

TASK 1E. HOUSING DEVELOPMENT ENVIRONMENT AND TRENDS 
Understanding the housing development environment is critical to understand the challenges and constraints to 
building housing in town – as well as to understand the opportunities that exist. In this task we will undertake the 
following activities:  

 Inventory of key current, recent, and proposed housing projects in the community 

 Assessment of the regulatory environment, including an assessment of where attainable/affordable housing 
can be built in the community given existing zoning 

 Analysis of (real and perceived) development challenges, including construction costs, labor availability, 
availability of building sites, infrastructure, permitting and approvals, etc.  

 Identification of housing development opportunities, which may be general areas, specific sites, types of 
housing, specific target markets, etc. 

Deliverable: Report chapter presenting results and key findings from the data analysis. This report will be presented 
to the Town Council for input at the end of this task. 
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TASK 2. HOUSING CREATION GOALS 
With an understanding of baseline conditions in the community, we will proceed with an analysis of housing 
affordability and need in the community. This analysis will form the basis for setting housing creation goals. 

TASK 2A. HOUSING AFFORDABILITY AND ATTAINABILITY GAP ANALYSIS 
Using previously collected data on income and wage levels of households and workers in the region, we will compare 
the housing price points needed relative to the housing price points available. This analysis will highlight the gap 
between what is needed in the community versus the housing sale prices and rental rates. An example of an 
affordability gap analysis is provided below.  

 

TASK 2B. HOUSING NEEDS ANALYSIS 
The Needs Assessment task will provide both a quantitative and qualitative determination of the current and 
projected future housing needs in the community. The assessment will take into consideration the projected 
socioeconomic changes compared to the existing supply to identify workforce housing “gaps” and housing needed 
to fill those gaps in the future. This task will quantify housing needs by category of need. These key categories will 
be identified through the research and analysis process and in consultation with the Town Council. Typical examples 
of these categories include (but are not limited to):  

 Cost-Burdened Households: these households are currently spending more than 30% of their income on 
housing expenses, the key threshold set by the U.S. Department of Housing and Urban Development (HUD).  

 Displaced Commuters: These are workers that have jobs in the community but are commuting from farther 
away than they would prefer because they cannot find suitable local housing to meet their needs.  

All Single-Family 
Homes

Non-Waterfront 
Single-Family 

Homes

All Single-Family 
Homes

Non-Waterfront 
Single-Family 

Home
Median Home Value/Price  $                299,700  $              285,000  $          400,000  $           343,500 
Down Payment of 10% 29,970$                   28,500$                 40,000$             34,350$              
Loan Amount 269,730$                  256,500$                360,000$           309,150$            
Average Mtg Payment, 30 Years 
at 4%

1,288$                     1,268$                   1,719$               1,476$                

Estimated Additional Costs per 
Mortgage Payment

528$                        502$                      705$                 605$                  

Average Mtg Payment, 30 Years 
at 4% with Additional Costs

1,816$                     1,770$                   2,424$               2,081$                

Household Income Threshold 72,640$                   70,804$                 96,948$             83,247$              
Median Household Income  $                  54,200  $                54,200  $            54,200  $             54,200 
Income Gap  $                  (18,440)  $                (16,604)  $           (42,748)  $            (29,047)
Note: Estimated additional costs include private mortgage insurance, 
taxes, and insurance, for comparable priced houses within each 
region.

Home Affordability Gap: Median Home Price vs. Median Household Income, Town of North Elba (2019) 
Median Value Median Sale Price

Source: HUD Income Limits, Property Tax Records, MLS, Zillow, Camoin 310
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 Downsizing Seniors: Senior households may wish to downsize from their current residence but face a lack 
of options within the community. They are faced with deciding between staying in a home that is 
increasingly difficult to maintain/afford and seeking housing outside the community. 

 Underhoused Individuals: This includes people that are living with parents, family members, or roommates 
because they cannot find suitable housing to meet their needs.  

 Mismatched Households: These households may have housing they can afford and in the location they 
prefer, but it doesn’t align with their needs for other reasons such as the type of housing (e.g., renting when 
prefer to own).  

 Households Living in Substandard Housing: These households live in units that may be lacking full 
kitchen facilities, plumbing, etc. or are otherwise substandard or obsolete.  

This analysis will estimate how many housing units will be needed overall, and by income/cost range, housing type, 
age-group, etc. The key components of the needs analysis include the following: 

 Housing needs by income level; 
 Affordable price points (rent and purchase price); 
 Owner vs. renter-occupied housing; 
 Housing types and preferences; and 
 Seasonal vs. year-round housing needs 

An example of a housing needs summary table is provided below showing needs by AMI bracket and owner vs. 
renter need.  

 

TASK 2C. HOUSING CREATION GOALS 
With an understanding of the existing and future housing needs of the community, we will develop specific housing 
creation goals that would work toward meeting these needs. Housing goals will include a targeted number of 
housing units by type at various affordability levels that the Town should strive to achieve over the next 10 years.  

Deliverable: Report chapter presenting housing needs and preliminary housing creation goals. Goals will be 
presented to Town Council for input and refined as appropriate. 

TASK 3. HOUSING DIVERSIFICATION STRATEGY OPTIONS 
Camoin will offer a wide range of potential strategies that will outline a strategic focus and demonstrate how the 
Town and its partners can leverage opportunities that show the greatest potential and work to address the most 
critical housing issues. 

Income Bracket Under 50% AMI 50-80% AMI 80-120% AMI 120-200% AMI
Income Range Under $35,150 $35,150-$56,240 $56,240-$84,360 $84,360-$140,600
Affordable Rent Range Under $879 $879-1,460 $1,400-$2,100 $2,100-$3,500
Affordable Home Value Under $123,000 $123,000-$196,000 $196,000-$300,000 $300,000-$490,000

Income Bracket Under 50% AMI 50-80% AMI 80-120% AMI 120-200% AMI Total
Rental 769                     122 32 6 929
Owner-Occupied 244                     184 126 51 605
Total 1,013                  306 158 57 1,534

Housing Needs by Income Bracket (# of Units)

North Elba/Lake Placid Community Workforce Housing Needs
Income Brackets and Housing Affordability
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Using the information collected in the preceding steps, Camoin will populate a list of housing strategies to 
accommodate existing and future housing need. Recognizing local constraints to achieving housing goals, we will 
recommend concrete action steps. 

Based on all work completed, we will provide recommendations for addressing current housing gaps and ensuring 
that future housing needs and goals are met. Recommendations will be tied to specific findings of the previous 
steps and will incorporate lessons learned from work completed and research conducted in comparable 
communities. Recommendations may cover strategies such as:  

 Zoning, land use, and regulatory strategies;  
 Public-private partnerships; 
 Public-nonprofit partnerships; 
 Funding/financing programs; 
 Developer incentives; 
 Homeownership incentives; 
 Frameworks for regional collaboration; 
 Infrastructure and streetscape projects; and 
 Programs for maintenance of older housing. 

Deliverable: Report chapter presenting and explaining 
housing diversification strategy options. Each recommended 
strategy will specify related partners, timeframe, cost estimates, 
resources, and outcome metrics to track progress over time, as 
well as examples of where they have been successfully 
implemented. Key information from this chapter will be 
presented at a Town Council meeting. 

FINAL REPORT & PRESENTATION 
Camoin will compile the results of all work completed into a 
Draft Report. The body of the report will include the results of 
the housing needs assessment, constraints, analysis, and 
recommendations for action steps. Appended to the report will 
be supporting technical analysis and information. The Draft 
Report will include an executive summary written for a non-technical audience, which can be used as a standalone 
document for media and/or informational purposes. The Town will review the Draft Report and provide comments. 
Camoin will address all comments and issue a Final Report. In addition to the final report, we will also prepare several 
deliverables to assist LCLGRPB and its partners moving forward. The anticipated final deliverables include the 
following:  

 Executive Summary report with technical appendices 

 Infographic of key findings (see example to right) 

Once the Final Report has been issued, we will present the full study in a virtual presentation to an audience of the 
Town’s choosing. 

Example housing infographic developed by Camoin for 
the Town of Groton, CT 
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OPTIONAL ADD-ON TASK 1: STAKEHOLDER INPUT 
The purpose of this optional task is to collect qualitative input from a wide range of stakeholders and community 
members. If opted for, it is recommended that this task be undertaken concurrent with quantitative data collection 
during the first phase of the study to inform the development of housing creation goals and strategies. We would 
use this input to help guide our research and analysis efforts by identifying specific housing issues for our focus and 
“deep-dive” analysis. Any combination of the following types of activities could be undertaken during this phase.   

 Stakeholder Interviews and Focus Groups: 
We will conduct up to 8 hours of interviews 
and/or focus group sessions with key 
stakeholders to identify characteristics of the 
housing environment that need to be 
addressed, including specific challenges and 
potential solutions. During this interview series, 
we would look to interview key employers in 
the community (including Town departments), 
realtors, housing developers, and any relevant 
housing organizations. We will work with you 
to select themes or stakeholder groups for 
these sessions, as appropriate, which may 
include seasonal and short-term housing, 
realtors, developers, municipal leaders, or 
others. 

 Community Housing Survey: With input from 
the Committee, we will develop an online-based 
community survey aimed at understanding how 
housing issues are impacting the region. The 
purpose of the survey is to develop an 
understanding of the known and perceived 
housing needs and challenges by collecting input 
directly from Cape Elizabeth households. In our 
experience, these surveys have had tremendous 
response rates and have provided invaluable 
insights into local housing needs. The survey also 
provides an additional opportunity for local 
residents and workers to provide input if they are 
unable to participate in Town Council meetings. 
Questions will be designed such that we can 
support or negate what the data suggests from 
previous tasks. Responses will be tabulated, 
summarized, and used to inform the needs 
assessment and recommendations.  

 Employer Workforce Housing Survey: The employer housing survey will ask business owners and other 
public and nonprofit entities to share information about workforce housing challenges. In our experience, 
employer surveys provide insights and information not otherwise easily gathered. Typical question topics 
covered in these types of surveys include:  

Example of Community Survey results from a community housing 
survey conducted for the Town of Brattleboro, VT 

Example of results from an employer workforce housing survey. 
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o Difficulty in attracting and retaining workers due to housing availability 

o Business growth and expansion constraints due to housing issues 

o Specific types of housing and price points needed for workers 

o Interest and ability to contribute to potential employer-assisted housing programs/initiatives  

OPTIONAL ADD-ON TASK 2: PRIORITY HOUSING SITES 
Camoin is implementation-oriented and with that mindset we 
are proposing a second optional “add-on” task for your 
consideration. This task is designed to build momentum upon 
completion of the Housing Diversity Study by identifying actual 
and specific on-the-ground sites for potential future housing 
development (or redevelopment) and creating a vision for that 
development. While we would work with your team to 
determine the best approach to this task, we anticipate that it 
would include the following types of activities:  

 Community windshield tours 

 Interviews with local stakeholders 

 Identification of priority sites and their key attributes 
(size, location, zoning, infrastructure, etc.) 

 Redevelopment vision for each site (type of housing 
development, number of units, etc.) 

 Conceptual site plan design for select sites 

With this information in hand, the Town and local partners can 
move forward with generating interest from property owners, 
developers, and investors in exploring housing development 
opportunities.  

 

 

ADDITIONAL TECHNICAL ASSISTANCE 
Camoin Associates is available for additional work beyond these optional tasks, as needed, to provide staff support 
to the Town. This could take the form of additional research, analysis, strategy refinement, action plan development, 
and/or community engagement.  

Example Site Development Concept Profile 
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BUDGET AND SCHEDULE 
BUDGET 
For the Regional Economic Analysis of Housing Needs we propose a fixed-fee budget of $45,000, inclusive of travel 
expenses for three (3) in-person site visits to be attended by Tom Dworetsky. The initial project kickoff and final 
presentation are understood to be virtual but can be changed to in-person for an additional fee if desired. This fee 
does not include the optional tasks, which can be added at additional cost.  

SCHEDULE  
We attest to having sufficient time to dedicate to this Housing Diversity Study and propose to complete it no later 
than August 30, 2022. A schedule for the completion of individual tasks is presented below, with work commencing 
immediately upon award notification in early April. 

If the Town is interested in any of the optional tasks, this schedule would be renegotiated with the Town. 

 

 

 
 

  

Apr May Jun Jul Aug

Project Kickoff

1. Housing Data Package

2. Housing Creation Goals

3. Housing Diversification Strategy Options

Final Report and Presentation

In-Person Meeting
Virtual Meeting
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QUALIFICATIONS 

WHO WE ARE 

A meaningful job has the power to change people’s lives forever. 
It improves self-esteem and strengthens families. I founded 
Camoin in 1999 to multiply that dynamic and, in the process, 
change communities for the better.” 

Rob Camoin, President & CEO 

OUR PURPOSE 
At Camoin Associates, we believe a meaningful job that provides purpose, hope, and a good income is what 
it is all about. It takes hard work to achieve that goal for entire communities, so everyone can have a chance 
to prosper. That’s where we come in. We work with public officials to target resources to improve the 
business climate in communities and we help business leaders and not-for-profit executives resolve tough 
management issues. 

OUR PEOPLE 
We live where we work and love it. From our headquarters in beautiful Saratoga, New York, to offices in 
authentic Portland, Maine, and from vibrant Richmond, Virginia, to worldly Boston, Massachusetts, we know 
what makes life interesting: exceptional people and places. We are professionals without pretense. We enjoy 
helping our clients make good things happen. 

OUR COMMITMENT  
We want you to succeed. The work we do for you will be integrated, pragmatic, forward leaning, intelligent, 
and actionable. Camoin Associates has more than adequate capacity to successfully complete the Housing 
Diversity Study. Through our internal workload tracking system, we have reserved the necessary time for 
the proposed core team of Tom Dworetsky, Dan Stevens, Maggie Gallagher, and John Walker. Additionally, 
as a firm of 25 professionals, we can add capacity whenever needed to support our project team. We have 
also increased the size of our team in recent months to provide additional capacity. Camoin is confident in 
our ability to take on this exciting project.  
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Tom Dworetsky, AICP | Director of Research 
PROJECT ROLE: Principal 
Tom’s role at Camoin Associates focuses on harnessing the power of data to uncover 
economic development opportunities and measure the results of strategic 
implementation. As the leader of Camoin’s Data Team, he is well-versed in a broad 
array of economic data sources and methodologies that get to the core of critical 
research questions and produce insights that lead to action. 

As an AICP-certified planner with national experience in both real estate and land use 
planning, Tom brings expertise for tackling housing challenges in communities with 
unique market conditions and land use challenges. He has a special interest in 
strategies for attainable housing and the positive impacts that offering a diversity of 
housing options can have on communities. Taking a data-driven approach, Tom has 
advanced innovative, community-specific initiatives to address housing challenges. 

Having analyzed dozens of distinct industries across the economy, Tom is a firm 
believer in the connection between housing diversity and economic resiliency. His 
work has included community-level economic and fiscal impact analyses, quantifying 
the impacts of complex policies and plans, building pro forma financial models for 
development projects, and conducting regional and site-specific market analyses for 
a range of communities and use types. He brings a deep knowledge of how a 
community’s housing issues interplay with other aspects of its economic wellbeing. 

FEATURED PROJECTS 
Housing Needs Analysis and Assessment | Town of Kennebunkport, ME | For this 
project, Tom quantified existing and future housing needs for the town through data 
analysis, interviews, an employer survey, and public meetings. As lead analyst, he led 
research and analysis to determine housing demand segments and informed the 
public about the imperative for affordable housing in town. 

Housing Needs and Analysis Assessment | Island Workforce Housing | Tom 
oversaw the analysis of existing and future housing needs for Deer Isle and 
Stonington, ME. He conducted market research on the rental housing market to 
ascertain the nuances of the lack of affordable workforce housing for the area’s 
fishing industry. 

Housing Need Assessment | Island Housing Trust, Mount Desert Island, ME | 
Tom led the data analysis and research tasks for a housing need assessment aimed 
at quantifying housing affordability challenges on Mount Desert Island in Maine. The 
assessment estimated the pent-up and future demand for housing among the 
island’s permanent and seasonal workers, senior citizens, and other residents and 
offered policy recommendations on how to increase the supply of affordable 
housing. 

Scarborough Downs Redevelopment Market Analysis | Scarborough, ME | Tom 
spearheaded a comprehensive real estate market analysis of the greater region to 
inform the types of development that would be best supported as part of the project. 
The analysis included a detailed assessment of housing market trends, including 
rental and for-sale housing at various price points and housing for seniors across the 
continuum of care spectrum. 

  

JOINED CAMOIN: 2014 

YEARS OF EXPERIENCE: 10 

EXPERTISE 

 Real estate market 
analysis 

 Financial feasibility 
analysis and modeling 

 Economic and fiscal 
impact analysis 

 Supply chain analysis 
 Targeted industry 

research 
AFFILIATIONS 

 American Institute of 
Certified Planners (AICP) 

 American Planning 
Association, Mass. 
Chapter (MA-APA) 

 Urban Land Institute (ULI), 
Boston/New England 
Chapter 

 Massachusetts Economic 
Development Council 
(MEDC) 

EDUCATION 

 Master of City and 
Regional Planning, The 
University of North 
Carolina at Chapel Hill 

 B.S. Business 
Administration, Questrom 
School of Business, 
Boston University 
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Daniel Stevens, AICP | Director of Real Estate Services 

PROJECT ROLE: Co-Principal/Land Use and Real Estate Advisor  
Dan brings a passion for real estate development and redevelopment to Camoin 
Associates and believes in the transformational power of projects to communities. His 
approach to real estate development includes a balanced approach of data-driven 
analysis, qualitative intelligence gathering, and creative and unconventional thinking. 
Dan enjoys working in challenging markets and with challenging properties to 
implement projects that beat the odds.    

Dan leads Camoin Associate’s Real Estate Development Services Team and founded the 
firm’s Spatial Intelligence Program that provides site selection and detailed geographic 
analysis capabilities to the firm’s real estate work. His real estate work with the firm has 
included market feasibility studies for projects of all scales and market types, including 
major mixed-use, industrial building reuse, residential development, historic adaptive 
reuse, and commercial office and retail studies. His other work includes economic and 
fiscal impact, financial feasibility studies, disposition strategies, concept planning, and 
developer RFPs. His work has led to successful development and redevelopment 
projects across the northeast.  

FEATURED PROJECTS  
Lake Placid Workforce Housing Market Feasibility Study | Regional Office of 
Sustainability Tourism and Private Developer | Dan led this project and served as 
lead analyst to identify market demand potential for new workforce-level housing in 
and around the Village of Lake Placid, including a site being considered for a major 
redevelopment project. 

Housing Needs Assessment | Town of North Elba/Village of Lake Placid, NY | 
Facing a growing workforce housing crisis and increases in second homes and short-
term rentals, the Town and Village turned to Camoin for a housing needs assessment 
and recommendations. Dan was the project manager for this effort, which included a 
community open house and survey in addition to comprehensive data analysis and stakeholder 
interviews.  

Housing Action Plan | Town of Brattleboro, VT | Dan was the project manager for 
this housing needs assessment and strategy for the Town. The project featured 
extensive public engagement including a community survey, focus groups, and a hybrid 
(virtual and in-person) community workshop.  

Housing Needs Assessment | City of North Tonawanda, NY | Dan led a housing 
needs assessment as part of the City’s Brownfield Opportunity Area planning. The 
assessment focused on a blighted portion of the City to assess the current housing 
stock and identify specific actions the City can undertake to respond to critical 
neighborhood housing issues and improve the quality of its old and outdated housing 
stock.  

JOINED CAMOIN: 2014 

YEARS OF EXPERIENCE: 12+ 

EXPERTISE 

 Real estate market 
analysis 

 Housing development 
 Brownfield 

redevelopment 
 Financial feasibility 

analysis and modeling 
 Economic and fiscal 

impact analysis 
AFFILIATIONS 

 American Institute of 
Certified Planners (AICP) 

 American Planning 
Association, Upstate New 
York Chapter 

CAREER EXPERIENCE 

 Community Planner and 
Redevelopment Specialist, 
Private Consulting Firm 

 Economic Analyst and 
Conservation Planner at 
the Trust for Public Land 

 GIS Mapping Analyst 
EDUCATION 

 Master of Urban Planning, 
Harvard University  

 B.A. Economics,  
Binghamton University 
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Maggie Gallagher | Analyst 
Maggie is new to Camoin Associates and brings knowledge of economics, 
urban planning, and revitalization. She has previously worked with the 
American Red Cross, focusing on business development and Accenture Federal 
Services working on data management. 
Maggie can apply her skills managing data and educational background to any 
project to provide a comprehensive understanding of data and apply it to the 
goals of any region. Her organizational and personal skills attribute to project 
progress with open communication with both the clients she is working with 
and the outreach team working on the project. 
Since joining Camoin Associates Maggie has conducted business research to 
grow the database of companies to reach out to. To increase the productivity 
of our outreach team Maggie worked with Karen Meier to implement the Five9 
system. Maggie has utilized both the growing business list and the Five9 
system on various projects to generate prospect leads and track project 
progress. Maggie also specializes as Camoin’s housing analyst for the firm’s 
housing work.  

FEATURED PROJECTS  
Housing Needs Assessment | Town of Carrabassett Valley, ME | Maggie 
worked closely with the project team to provide an analysis of the demographics, 
economics and housing market in the Town of Carrabassett Valley, ME. This project 
was part of an effort to understand the housing needs of the region, specifically in 
terms of affordability and seasonal housing needs to support the local workforce. 

Downtown Revitalization | Village of Sherman, NY | As part of the project team 
Maggie provided an analysis of the demographics and economy of the Village of 
Sherman, as well as a market analysis. The analysis provided was used to better 
understand the opportunities for business growth within the village. 

Housing Study | Rappahannock Rapidan Regional Commission, VA | As part of 
an effort to better understand the housing needs and opportunity for affordable 
housing Maggie worked with the project team to provide a better understanding of the 
housing strategies within the region. By providing research on the potential affordable 
housing tools available Maggie was able to analyze the practices currently in use 
throughout the region and provide guidance on opportunities for further housing 
support. 

 

Maggie’s interest in region development as well as personal 
and organizational skills drive her and allows her to truly enjoy 
all the projects she works on. 

 

JOINED CAMOIN: 2020 

YEARS OF EXPERIENCE: 2 

EXPERTISE 

 Economic Development 
 Target industry and industry 

cluster analysis 
 Housing Analysis 
 Data Management 

CAREER EXPERIENCE 

 Business Analyst, American 
Red Cross 

 Contract Analyst, Accenture 
Federal Services 

 Capital Markets Researcher, 
Urban Land Institute 

EDUCATION 

 Master of Urban and 
Regional Planning with a 
Revitalization focus, Virginia 
Commonwealth University, 
L. Douglas Wilder School of 
Government and Public 
Affairs 2021 

 B.S. Economics, University of 
Mary Washington 
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John Walker | Analyst 
PROJECT ROLE: Analyst 
John brings a broad range of experiences to Camoin Associates—from analyzing 
the economic impacts of proposed highway expansions to forecasting 
commercial real estate market demand at the metro-area level. He has modeled 
commercial and residential construction activity based on economic and 
demographics drivers and projected technology spending and adoption at the 
industry level. 

FEATURED PROJECTS  
Urban Redevelopment Opportunity | Hartford, CT| John assessed the 
opportunities and challenges in development and rehabilitation of residential 
and commercial properties in North Hartford. He conducted industry, 
demographic and real estate analysis and authored report materials supporting 
further residential development and evaluating prospect other commercial 
activity. 

College Based Retirement Community | Saint Joseph’s College | Standish, 
ME | John researched and authored report materials profiling the various 
business models of retirement communities and the economic and demographic 
factors influencing the industry.  This focused specifically on University Based 
Retirement Communities (UBRC) and on the prospects for Saint Joseph’s to 
successfully develop such a facility.  Considerations included the school’s ability 
to draw a sufficient clientele from alumni and the surrounding community to 
make the proposed project financially viable.  

Retreat Farm Impact Analysis | Brattleboro, VT | In support of the proposed 
purchase of cheese production facilities and added retail space, John evaluated 
the employment and income impacts to the community based on new 
construction activity, increased employment, and added visitors to the existing 
destination location.  

Brownfield Opportunity Areas and Downtown Revitalization Initiatives | 
Upstate NY | For municipalities seeking to expand economic opportunities, John 
authored multiple industrial and demographic profiles and analyzed the 
potential for residential development and expansion of retail offerings. 

 

John enjoys the challenge of analyzing data to discover an 
underlying story and from there, distilling the most essential 
insight. 

  

JOINED CAMOIN: 2021 

YEARS OF EXPERIENCE: 20+ 

EXPERTISE 

 Economic and fiscal impact 
analysis 

CAREER EXPERIENCE 

 Operations Analyst, 
Syncsort 

 Market Analyst/Model 
Developer, International 
Planning and Research 

 Economist, Dodge 
Analytics/McGraw-Hill  

 Economic Development 
Analyst, Cambridge 
Systematics 

EDUCATION 

 MA Economics, 
Northwestern University 

 BS Economics and 
Statistics, University of 
Minnesota 
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WHAT WE DO 
 
OUR BACKGROUND  
Camoin Associates was founded by Robert Camoin in 1999 with a commitment to improve the economic 
well-being of communities. Along the way, we’ve completed over 1,000 projects in 40+ states and helped 
advance prosperity for entrepreneurs, small businesses, multi-national corporations, rural villages, cities, 
counties, and metropolitan regions. Today we are 25 highly skilled professionals who work diligently to 
analyze and understand data, build consensus, and creatively manage complex situations.  

OUR APPROACH  

We find simple and elegant solutions amidst complex realities. We know how to step into your position to 
profoundly understand your challenges before stepping back to assimilate a broad perspective. In the 
process, we become your trusted adviser as we work together to answer perplexing questions and break 
through the obstacles that stand in your way.  

OUR SPECIALTIES  
We work with public officials to create and implement strategies and actions that improve the quality of life 
for communities, and we help business leaders and not-for-profit executives deal with tough issues. Simply 
stated, we stimulate investment.  

 
    

• Strategic Planning  

• Organizational Planning  

• Industry & Workforce Analytics  

• Economic & Fiscal Impact Analysis  

• Real Estate Development Services 

• Lead Generation & Business Connections  
 

Economic development is a process that requires a comprehensive 
understanding and unique approach for advancing economic prosperity —

that’s what we do. 
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PROJECT EXPERIENCE  
Camoin Associates has unrivaled housing 
experience and expertise in the Northeast. Our 
team has led numerous housing needs 
assessments. We have also worked extensively in 
coastal and seasonal communities on housing 
issues, including in Maine in communities such as 
Kennebunkport, Mount Desert Island, Rangeley, 
and Carrabassett Valley.  

Our team understands the issues you face and the 
context of the region, and we know many of your 
neighboring communities. Below is a list of select 
housing-related projects we have worked on 
recently. 

 Town of Kennebunkport, ME | Housing 
Needs Assessment 

 Island Housing Trust (Mount Desert Island, ME) | Housing Needs Analysis and Assessment 
 Island Workforce Housing (Deer Isle, ME) | Housing Strategic Plan, Deer Isle and Stonington 
 Town of Carrabassett Valley, ME | Regional Workforce Housing Needs Assessment and Strategy 
 Private Housing Developer | Rangeley, ME Workforce Housing Feasibility Study 
 Private Housing Developer | South Portland, ME | Multifamily Residential Market Analysis 
 Cross Road Holdings LLC (Scarborough, ME) | Scarborough Downs Residential Market Analysis 
 Town of Provincetown, MA | Housing Strategies related to Economic Development 
 Town of Westfield, VT | Community Housing Needs Assessment and Strategy 
 Town of Bennington, VT | Community Housing Needs Assessment 
 Town of Brattleboro, VT | Community Housing Needs Assessment 
 Towns of Dover & Wilmington, VT | Housing Needs Assessment 
 Town of Groton, CT | Town-wide Housing Market Demand Study 
 Town of Putnam, CT | Mill Reuse Study, including residential market analysis 
 Town of North Elba & Village of Lake Placid, NY | Housing Needs Assessment and Strategy 
 Greene County, NY | Second-Homeowner Study 
 Endicott, NY, iDistrict | Housing Market Analysis 
 City of North Tonawanda, NY | Housing Market Analysis & Need Assessment 
 Regional Office of Sustainable Tourism (ROOST) and Private Developer | Lake Placid Area Workforce Housing 

Development Project Market Feasibility Study and Remote Worker Survey 
 Rappahannock-Rapidan Regional Commission, VA | Regional Housing Plan  
 Bath County, VA | Housing Needs Assessment and Market Analysis 

 
Additional details are provided for select projects on the following pages, which we believe demonstrate our 
experience and expertise providing similar housing-related services and working in similar communities.  

  

Since 1999, Camoin Associates has completed over 1,000 
projects in 43 states. Additional project profiles can be found 

on our website, www.camoinassociates.com.  
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THE CHALLENGE | With its picturesque location and quaint village 
center, the Town of Kennebunkport is well known for its high quality 
of life, making it a popular tourist destination throughout the State 
of Maine and the Northeast. Its popularity among tourists and 
vacationers has led to rising housing costs, which poses issues for 
the Town’s workforce. 

THE SOLUTION | In response, the Town commissioned Camoin 
Associates to conduct a Housing Needs Analysis and Assessment, 
with the goal of quantifying affordability challenges and developing 
recommendations addressing these concerns. The Housing 
Assessment consisted of five main components: research & data 
analysis, stakeholder interviews, an employer survey, strategy 
development, and public meetings. Data surrounding demographics 
and existing housing supply were benchmarked against similar data 
for the county, state, and nation and were then utilized to provide 
strategic actions for the Town. Camoin determined that the Town’s 
limited supply of rental units, combined with high costs of living 
driven by seasonal residents, as well as an aging population, were 
limiting opportunity for young, working families to move to the 
Town. As a part of this project, Camoin also conducted three case 
studies, which provided experiential insight on how housing 
affordability issues have been effectively mitigated in similar 
communities. 

THE IMPACT | Since completion of the study, Kennebunkport has 
established a housing trust that oversees the production of 
affordable housing in the community. The trust plans to build 25 for-
sale units by 2025. 

 

Housing Needs Analysis and Assessment 
Kennebunkport, Maine 

CLIENT 
 Town of Kennebunkport 

SERVICES 
 Sociodemographic 

Analysis 

 Local Housing Market 
Needs Assessment 

 Affordability Metrics 

 Strategies and 
Recommendations to 
Address Housing Needs 

 Case Studies 

 Workforce & Housing 
Survey 
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Community Housing Needs Assessment  
Town of North Elba and Village of Lake Placid, NY 

THE CHALLENGE | The Town of North Elba and Village of Lake Placid, as a 
popular vacation and second-homeowner destination, face a workforce 
housing crisis. Housing affordability has been a long-term issue in the 
community, with second-home ownership levels trending upwards. The 
local workforce increasingly commutes from outside the community, 
which is impacting local businesses’ ability to recruit and retain 
employees. A growing number of short-term rentals in the community 
has exacerbated existing housing affordability and availability issues for 
the workforce. 

THE SOLUTION | The Community Housing Needs Assessment was 
prepared to identify the critical housing issues facing the North Elba and 
Lake Placid community with a focus on preserving a year-round working 
population. The assessment includes a comprehensive analysis of the 
existing housing supply, community input via a public open house and 
survey, analysis of an employer housing survey, a quantitative workforce 
housing unit needs analysis, and strategies to address critical housing 
issues. 

THE IMPACT | The Housing Needs Assessment identifies current unmet 
housing needs, with a particular focus on moderate income or 
workforce-level households. Since the completion of the report, Camoin 
Associates has completed an assessment of short-term rental 
ordinances as the Town and Village work to create equitable regulation 
of these units. In addition, the report brought attention to rental and 
condominium housing needs and Camoin recently completed a housing 
market demand and relocation analysis. As a result of the needs 
assessment, the Town is working in partnership with a private developer 
on a 200+ unit workforce housing development with income-targeted 
units. 

 

 

 

 
 

CLIENT 
 Town of North Elba 
SERVICES 
 Existing conditions 

analysis 

 Community 
engagement 

o Community open 
house 

o Community survey 

o Stakeholder 
interviews 

 Housing needs analysis 

 Strategic 
recommendations 
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Regional Housing Study 
Rappahannock-Rapidan Region, VA 

THE CHALLENGE | Within the five county Rappahannock-Rapidan Region, 
housing needs are diverse. From rising housing prices and cost of repairs 
to an increasing need for senior and rental housing to increasing 
homelessness and a decrease in the number of people able to both live 
and work in the same community, a cohesive and region-wide housing 
strategy was needed as one had not been completed since 2006.  

THE SOLUTION | With a working group of representatives from across the 
region, Camoin Associates was engaged to conduct the Regional Housing 
Study. The purpose of this Study was to: 

• Provide qualitative and quantitative data to understand and 
quantify the housing challenges; 

• Examine current land use practices that both help and hinder 
housing developments through zoning ordinances throughout the 
region; and  

• Offer strategy recommendations for addressing major issues. 

The process for completing the Study included several components: 
research and data analysis, interviews with stakeholders, zoning 
ordinance review, and identification of potential tools and strategies.  

THE IMPACT | While the housing needs across the region are diverse, the 
strategic plan identifies ways the region can move forward together and 
learn from each other. The plan is currently being implemented through 
an inventory of redevelopable sites, zoning changes, and regular meetings 
of stakeholders from across the region.  

 

 

 

 

 

 
 

CLIENT 
 Rappahannock-Rapidan 

Regional Commission  
SERVICES 
 Baseline data and housing 

supply analysis 

 Stakeholder interviews 

 Housing demand analysis 

 Zoning ordinance review 

 Strategic plan and 
recommendations 

 



  

20 
 

        
 

TOWN OF CAPE ELIZABETH, ME | HOUSING DIVERSITY STUDY 

CAMOIN ASSOCIATES 

 
  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Housing Needs Analysis & Assessment 
Deer Isle and Stonington, ME  
 

THE CHALLENGE | Like many communities across the country, the 
towns of Deer Isle and Stonington are challenged with meeting 
the housing needs of residents and workers. The island’s natural 
amenities have made it a very popular destination among 
vacationers and seasonal visitors, but this popularity has also 
resulted in high housing costs due to visitors bidding up the 
market. The high degree of second home-ownership within the 
community, combined with the demand for seasonal vacation 
rentals, limits the supply and affordability of housing options for 
year-round residents. The housing constraints are an impediment 
to the island’s ability to attract the necessary workforce to meet 
the needs of employers. 

THE SOLUTION | In response, Island Workforce Housing (IWH), a 
non-profit corporation that has been charged with addressing the 
housing related challenges in Deer Isle and Stonington, retained 
Camoin 310 to conduct a rental housing needs analysis and 
assessment. The purpose of this assessment was to better 
understand the current housing situation in these towns, quantify 
unmet year-round rental housing demand or year-round workers, 
and provide data and analysis that can be used in the creation of 
strategies to address the issue. 

THE IMPACT | A comprehensive understanding of rental housing in 
Deer Isle and Stonington is critical before policies can be put in 
place to address challenges. Ultimately, the report helps IWH 
understand what the demand for year-round rental housing is, 
provides concrete housing metrics to clearly communicate the 
extent of the rental housing affordability issue, and establishes a 
basis for strategy development.  

 

CLIENT 
 Island Workforce Housing 

SERVICES 
 Existing Conditions 

Report  

 Stakeholder Interviews 

 Employer Survey 

 Housing Demand 
Analysis 

 Housing Supply 
Analysis 
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Housing Needs Assessment 
Towns of Dover and Wilmington, VT 
 

THE CHALLENGE | Like many New England communities, the Towns of 
Dover and Wilmington are challenged to meet the housing needs of 
residents and workers with a housing stock that is aging. The area’s 
natural amenities have made it a very popular destination among 
vacationers and seasonal visitors, but this popularity is resulting in higher 
housing costs due to visitors, second homeowners, and short-term 
rentals bidding up the market. 

THE SOLUTION | Towns of Dover and Wilmington sought a Housing 
Analysis and Master Plan that identifies strategies the Towns can employ 
over the next 20 years. The plan combines an analysis of housing data, a 
robust community engagement strategy, feedback from the Bi-Town 
Housing Committee, and current realities of the housing market in Dover 
in Wilmington to craft a 20-year housing plan. 

THE IMPACT | This plan frames strategies and criteria to allow town 
decision makers, property investors, developers, and other interested 
parties the framework to create housing that aligns with the current and 
future needs of those living and working in the Towns of Dover and 
Wilmington. 

 

 

 

 
 

CLIENT 
 Towns of Dover and 

Wilmington 

SERVICES 
 Housing supply and 

demand analysis 

 Resident and 
employer survey 

 Public meetings 

 Stakeholder interviews 

 Strategic plan and 
recommendations 
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Regional Workforce Housing Strategy 
Town of Carrabassett Valley, ME 

THE CHALLENGE | The Carrabassett Valley Region is home to 
Sugarloaf Mountain, one of the largest ski areas east of the Rockies. 
The immense popularity of the region and an influx of new 
households as a result of the pandemic, is driving a critical 
workforce housing shortage. Desperately needed workers are 
unable to find suitable housing, constraining businesses and 
economic development and threatening to transform the region 
into a seasonal tourist community at the expense of a year-round 
workforce and population.  

THE SOLUTION | The Town of Carrabassett Valley and its partners 
turned to Camoin Associates to prepare a comprehensive housing 
needs study and regional strategy to address the growing crisis. The 
Camoin team has been working with local partners to collect data, 
distribute an employer survey, and identify potential housing 
development projects.  

THE IMPACT | Camoin’s work recently came to close, turning over 
the reins to the Steering Committee composed of representatives 
from the region’s five municipalities and private sector partners. 
The committee will be meeting regularly to implement the 
strategies recommended in the study. 

 

 

 

 
 

CLIENT 
 Town of Carrabassett Valley, 

ME 

 

SERVICES 
 Economic and 

demographic trends 

 Employer survey 

 Stakeholder interviews  

 Groups consensus 
building 

 Housing needs analysis 

 Strategy development 
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REFERENCES & LINKS TO SAMPLE WORK PRODUCTS  
 
 
Laurie Smith, Town Manager, Town of Kennebunkport, ME 
Phone: 207-967-4243 | Email: lsmith@kennebunkportme.gov 
Project: Housing Needs Assessment, Village Parcel Market Analysis 
Link to Housing Needs Assessment: 
https://www.kennebunkportme.gov/sites/g/files/vyhlif3306/f/uploads/final_report_-
_2018_kennebunkport_housing_assessment.pdf  
 
Emily Kilburn Politi, Town Council, Town of North Elba, NY 
Phone: 518-524-8766 | Email: e.kilburn.politi@gmail.com 
Project: Community Housing Needs Assessment 
Link to Community Housing Needs Assessment: https://www.futurelakeplacid.com/wp-
content/uploads/2020/01/Final-Community-Housing-Needs-Assessment-North-Elba-NY-01.13.2020.pdf   
 
Jonathan J. Reiner, AICP, Director, Planning and Development Services, Town of Groton, CT 
Phone: 860-446-5980 | Email: JReiner@groton-ct.gov 
Address: 134 Groton Long Pond Road, Groton, CT 06340 
Project: Multiple projects, including Housing Market Study, Town-wide Economic Development Strategy 
Link to Housing Market Study: https://www.exploremoregroton.com/doing-business/market-
research/p/item/14891/2021-housing-market-study  
 

Additional references available upon request. 

  

https://www.kennebunkportme.gov/sites/g/files/vyhlif3306/f/uploads/final_report_-_2018_kennebunkport_housing_assessment.pdf
https://www.kennebunkportme.gov/sites/g/files/vyhlif3306/f/uploads/final_report_-_2018_kennebunkport_housing_assessment.pdf
https://www.futurelakeplacid.com/wp-content/uploads/2020/01/Final-Community-Housing-Needs-Assessment-North-Elba-NY-01.13.2020.pdf
https://www.futurelakeplacid.com/wp-content/uploads/2020/01/Final-Community-Housing-Needs-Assessment-North-Elba-NY-01.13.2020.pdf
mailto:JReiner@groton-ct.gov
https://www.exploremoregroton.com/doing-business/market-research/p/item/14891/2021-housing-market-study
https://www.exploremoregroton.com/doing-business/market-research/p/item/14891/2021-housing-market-study
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