
A G E N D A   N O T E S 
Gorham Town Council Regular Meeting 

August 4, 2020 – 6:30pm 
Remote Zoom Meeting 

 
 
Public 
Hearing #1 
 
On Item #2020-8-01  
 
Public hearing to hear comments on the proposed amendments to the Land Use and Development Code 
and Site Plan review for Hans Hansen Contract Zone (M3, L22.502-507, 22.403)(Admin. Spon.) 
 
Public hearing and order for amendments to the Contract Zone of Hans Hansen, Inc. in south Gorham. This 
amendment is listed in the agenda and would allow for a variety of residential uses for 55 and over housing that 
is currently not allowed in the contract zone. Various other conditions are highlighted in the order.  
 
Public 
Hearing #2 
On Item #2020-8-02  
 
Public hearing to hear comments on the proposed amendments to the Land Use and Development Code 
and Site Plan review for Section 1-11, Roadside Commercial District, to allow self-storage facilities. 
(Admin. Spon.) 
 
This public hearing and order will amend the LUDC to allow for self-service storage facilities and warehousing 
facilities in the Roadside Commercial District zone, which is located in the lower Main Street area of Gorham.  
 
Item #2020-8-03   
 
Action to consider adopting a resolution to assist with ending systemic racism. (Councilor Wilder Cross 
Spon.) 
 
This order will adopt a resolution on systemic racism in Gorham.  
 
Item # 2020-8-04  
 
Action to consider selecting a vendor for a Town-wide revaluation. (Admin. Spon.) 
 
Item #2020-8-04 is the selection of a revaluation vendor for the Town of Gorham. The Town’s last revaluation 
was a partial revaluation that was conducted in house; however, property values have increased so much in the 
Town that our certified ratio can now only be certified 86%, where we normally should be around 100%. When 
the certified ratio declines, residents cannot claim 100% of their state exemptions and the town loses a 
percentage of personal property tax collections. As a result, our assessments are no longer fair and equitable.  
 
Earlier this year, Town staff sent out an RFP for a revaluation. We interviewed the two firms that submitted 
bids, Vision and KRT Appraisal, just as the COVID-19 pandemic started to take off. The process was put on hold 
until we were able to get a handle locally on our operations, as well as started to feel more comfortable about 
having a contractor out representing the Town during a pandemic. Both vendors have agreed to hold their 



pricing as a result of the pandemic; however, staff recommend that we cannot delay a Town-wide revaluation 
indefinitely and should start the process.  
 
As a result of our interviews, staff recommends VISION be approved as the vendor for the revaluation based on 
their experience, firm size and reputation - despite being a higher cost. Copies of the proposals will be sent to 
the Council.  
 
Item #2020-8-05  
 
Action to consider approving a request for a qualifications process for a joint facilities inventory study 
with the Gorham School Department. (Admin. Spon.) 
 
This item is approval of an RFQ and process for hiring a consulting firm to do a town wide facilities study. The 
idea was crafted by the Capital Improvement Committees of both the School Committee and Town Council prior 
to the pandemic. $200,000 is budgeted between the school and Town budgets for this process; however, the 
Town Council has never formally voted on a study and/or the RFQ process / advertisement, which is attached.  
 
Item #2020-8-06  
 
Action to consider authorizing staff to work with the Gorham School Department to remove dangerous 
trees between the high school parking lot and Robie Softball Field. (Admin. Spon.) 
 
The Gorham School Department recently requested that the Town approve of removing pine trees between 
Robie Field and the High School due to them being dangerous and a maintenance problem. An arborist called in 
confirmed that most, if not all of the trees, could and should be removed. As the idea had been brought forward 
last year but put on hold, staff is requesting permission from the Town Council before authorizing their 
removal.  
 
Item #2020-8-07   
 
Action to consider voting on Maine Municipal Association Legislative Policy Committee Appointments. 
(Admin. Spon.) 
 
This item would be the official vote for Town Manager Ephrem Paraschak and Scarborough Town Councilor 
Jean-Marie Caterina as delegates to MMA’s Legislative Policy Committee. Both individuals have served on the 
committee representing Senate District 30 for the past three years.  
 
Item #2020-8-08  
 
Action to consider regulating performance standards and locations for Medical Marijuana Caregivers. 
(Councilor Hartwell Spon.) 
 
This item would instruct the Ordinance Committee to create and review standards and permitted locations for 
Medical Marijuana Caregivers in the Land Use & Development Code and report back to the Town Council.  
 
Item #2020-8-09  
 
Action to consider forwarding to the Planning Board amendments to the Land Use & Development 
Code’s standards on Clustered Residential Development. (Ordinance Committee Spon.) 
 
This item forwards an Ordinance Committee recommendation to the Planning Board that amends the LUDC’s 
standards on Clustered Residential Development. A memo from staff is attached.  



Item # 2020-8-04
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CONTRACT SPECIFICATIONS 
 
I.   SCOPE OF THE REVALUATION PROJECT 
 
A.  The revaluation PROJECT requires the complete appraisal and revaluation of all real property, 
except where listed as “not included” in this contract specification, and all tax-exempt real 
property located within the corporate limits of the Town of Gorham.  Of particular importance to 
the Town is the COMPANY’S experience using Vision software. 
 
B.  Within ten (10) days of the award of the PROJECT, the successful bidder shall be required to 
execute a professional services agreement with the Town of Gorham (“the Contract”).  The 
contents of the Town’s Request for Proposals/Contract Specifications and the proposal submitted 
by the successful bidder shall become a part of the Contract.  The COMPANY that executes the 
contract with the Town shall furnish all labor, materials, supplies and equipment and shall perform 
all work for the project in strict accordance with the contract specifications. 
 
C.  The scope of the PROJECT shall be subject to the approval of the Town of Gorham.  The Town 
Assessor shall have final approval of personnel, forms, records and materials utilized in this 
PROJECT.  The PROJECT shall conform to the Standards and Qualifications defined in Rules of 
Maine Revenue Services. 
 
D.  The values to be determined shall be full market value as defined in the Maine Revised 
Statutes Annotated and Maine Supreme Court decisions.  Basis of valuation shall be the 
recognized methods of appraising real property, as defined by the Appraisal Institute and the 
International Association of Assessing Officers (IAAO). 
 
E.  The PROJECT shall include the valuation of the following categories of property within the 
Town: 
 

1. All taxable real property, including land, buildings and improvements. 
 
2. All tax-exempt property.  All decisions regarding the taxable status of any property 

shall be made by the Town of Gorham. 
 
 
F.  The effective date of this revaluation PROJECT shall be for the Assessment Date of April 1, 
2021.  Valuations and appraisal of all taxable and exempt real property shall reflect full market 
value for the Town’s tax commitment that year.  
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G.  Approximate number of accounts as of April 1, 2020 is as follows: 
 
      Number of Properties 

 
Residential Improved      5995 
Residential Vacant        531 
Residential Condominium Units      406 
Mixed Use               2 
Commercial Improved        152 
Commercial Vacant           9 
Industrial Improved        139 
Industrial Vacant          20 
Special Open Space        137 
Regular Open Space          22 
Total Accounts Taxable           ±7,173 
 
Exempts         160        
Total Accounts Exempt              ±160 

 
Total Accounts           ±7,600 

 
H.  Pertinent Town Data 
 

1.  Last revaluation was effective as of ___________. 
 
2.  Estimated Population as of the most recent census is ______. 
 
3.  The total area of the corporate is ±___ square miles. 
 
4.  Estimated number of building permits per year:  ±___ total (±__ new dwellings) 
 
5.  Estimated number of qualified sales per year ±___. 

 
II. GENERAL CONDITIONS 
 
A.  PROJECT AWARD 
 
The Town of Gorham reserves the right to reject any part of, or all of each bid proposal; to waive 
informalities and technicalities; and to accept that proposal which the Town, in its sole, exclusive 
judgment, deems to be in the best interest of the Town.  Proposal price shall be a consideration, 
but lowest dollar cost proposal shall not be the sole criteria to be considered.  The Town will 
evaluate each proposal based on the documentation requested herein, and proposals will be 
scored using criteria that include, but are not necessarily limited to, the following: (1) experience 
providing residential, commercial and industrial revaluation services in Maine; (2) ability to 
perform the scope of work by August 1, 2021; (3) experience working with Appraisal Vision CAMA 

software; (4) price; (5) the written proposal; (6) quality and experience of the COMPANY’S 
personnel; (7) the nature and size of the COMPANY; (8) client references; (9) an oral presentation 
(if requested); and (10) the quality of similar projects performed by the COMPANY in the past.  
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B.  COMPANY 
 
1.  Certification 

 
Each company, corporation, partnership, or individual must hold from the time of submission of 
the proposal through the completion of all work hereinafter required, written certification of 
approval by the State of Maine, Maine Revenue Services to provide revaluation services in the 
State of Maine. 

 
2.  Proposal 

 
Each proposal submitted shall itemize the COMPANY’S qualifications and experience.  The 
COMPANY shall submit a complete client list of municipalities to which it has rendered services 
during the last five (5) years.  The Proposal shall also include a statement showing the number of 
years actually engaged as a company, corporation, partnership or individual specializing in 
governmental tax revaluation services. 

 
C.  PERSONNEL 
 
The COMPANY shall provide experienced and qualified personnel in compliance with the 
requirements of the Equal Employment Opportunity provisions of federal and State law.  The 
COMPANY shall submit to the Town written qualifications of all personnel assigned to this project 
in the form of a resume.  All personnel assigned to this project shall be subject to the approval of 
the Assessor and shall be caused to be removed from this project by the COMPANY upon written 
recommendation of the Assessor.   
 
1.  Office Space, Hours, Staffing 

 
The Town will furnish the COMPANY sufficient office space and necessary office furniture and 
allow access to telephones and copier equipment to carry out the terms of this contract.  The 
COMPANY shall be responsible for all associated phone costs and copier expenses.  The COMPANY 
shall inform the Assessor of the availability of the contract representative. 

 
2.  Minimum Qualifications 

 
The COMPANY shall employ personnel in such positions as necessary to execute the provisions of 
this PROJECT.  Said personnel shall, at a minimum, possess the minimum qualifications as 
established by the Rules of the Maine Revenue Services. 

 
a. The project supervisor shall have at least five (5) years of appraisal experience, review 

appraisers shall have at least three (3) years of appraisal experience and measurers 
and listers shall have at least one (1) year of appraisal experience.  The COMPANY 
must provide evidence that they employ at least one certified Maine assessor as 
described in 36 M.R.S.A. §§ 310 and 311. 
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b. One measurer and lister trainee may be used on the project for each two experienced 
measurers and listers used but must be under the direct supervision of a measurer and 
lister with at least two years of appraisal experience. 

 
c. One review appraiser trainee may be used on the project under the direct supervision 

of the project supervisor.  It is expressly understood that a minimum number of review 
appraisers shall be used on the project and that, whenever possible, the job supervisor 
shall be the sole review appraiser. 

 
3.  Identification 

 
All field personnel shall carry suitable I.D. cards, which shall include an up-to-date photograph, 
supplied by the COMPANY.  All automobiles used by the field personnel shall be recorded with the 
Town of Gorham, giving license number, make, model, year and color of the vehicle.  The 
COMPANY will cause pictures of its listers to be published in the local media in order to identify 
them as legitimate members of the revaluation team.  In the event of rotation of personnel, new 
pictures will be published. 

 
4.  Conflict of Interest 

 
No resident or employee of the Town shall be employed by the COMPANY on this project without 
the express permission of the Assessor and the Town Manager. 
 
D.  PROTECTION OF THE TOWN 
 
1.  Bonding 
 
The COMPANY shall, to secure the faithful performance by the COMPANY of the terms of the 
CONTRACT, furnish to the Town of Gorham a Performance Surety Bond within fifteen (15) days of 
the execution of the CONTRACT, in the amount of the CONTRACT, which bond shall be issued by 
an admitted bonding company licensed to do such business in the State of Maine within an A.M. 
Best Company rating of “A+” or better.  Said bond shall be delivered to Town of Gorham prior to 
the commencement of actual work and shall be in a form satisfactory to and approved by the 
Town.  This bond shall secure performance of all the COMPANY’S obligations under the contract 
including the COMPANY’S obligation to address abatement applications for the April 1, 2021 
assessments under Section VIII(B) of the contract specifications. 
 
2.  Indemnification and Insurance 
 

a. The COMPANY agrees to defend, indemnify and hold harmless the Town, its officers, 
agents and employees against all claims, demands, payments, suits, actions, recovery 
and judgments of every kind and description arising out of the performance of the 
Contract by reason of any negligent or tortious action or omission of the COMPANY, its 
agents or employees. 

 
b. The COMPANY shall not be responsible for consequential damages arising from the late 

performance or non-performance of the Contract caused by circumstances that are 
exempt from liquidated damages under Section II(D)(3) of these specifications. 
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c. The COMPANY shall maintain public liability insurance, automobile liability insurance 

and workers’ compensation insurance (in an amount required by statute). 
 
d. The public liability insurance shall be in the form of commercial general liability with 

the inclusion of contractual liability coverage and shall provide limits of $1,000,000 per 
occurrence, $2,000,000 aggregate. 

     
e. The automobile liability insurance shall be in the form of comprehensive automobile 

liability and shall provide limits of $1,000,000 per occurrence, $2,000,000 aggregate. 
 
f. The COMPANY shall carry valuable papers insurance on any and all records applicable 

to the project against the loss or destruction of such records in an amount of not less 
than the contract price. 

 
g. The COMPANY shall not deny liability because of any legal defense to which the 

municipality is entitled by reason of being a municipality. 
h. The COMPANY shall provide to the Town: 
 

(1) Certificates of insurance, written by an insurer licensed in the State of Maine, 
confirming that the required insurance coverage is provided to the Town and 
showing the Town as an additional insured on the liability policy; and 

 
(2) A ten (10) day written notice of the cancellation or material change in the required 

insurance coverage. 
 

3.  Liquidated Damages 
 
Failure of the COMPANY to complete all work prior to the date specified herein, August 1, 2021, 
shall be cause for a payment from the Company on the request of the Town in the amount of 
ONE HUNDRED DOLLARS ($100.00) per working day beyond the specified date of completion.  
Any liquidated damages may be deducted from the contract sum owed the company. For the 
purpose of this liquidated damages provision only, completion of all work is defined to include all 
of the following: 
 

● Completed data collection cards with all measurements and listings. 
● Completed review documents. 
● Completed informal meetings and post-informal meeting corrections. 
● Completed sales analysis. 
● Completed final valuations and total work product delivered. 
● CAMA system in place, data loaded and fully operational. 

 
These liquidated damages, if applied, shall be deducted from the contract price.  Delays 
occasioned by war, strike, explosion, or acts of God or an order of court of competent jurisdiction 
are exempted. 
 
E.  COMPLETION DATE AND TIME SCHEDULE 
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1.  Changes and Assignment of Contract 
 

a.  Revisions, Modifications and Assignment 
 
The COMPANY shall not change, modify, assign, transfer, delegate or sublet the 
CONTRACT, or any interest or part therein, without first receiving written approval from 
the Town, the Maine Revenue Services and the bonding company.  It shall be mutually 
agreed and understood that said consent by the Town shall in no way release the 
COMPANY from any responsibility or liability as covered in these specifications and the 
Contract. 

 
2.  Time Schedule 
 

a. Revaluation work shall start in the Town no later than thirty (30) days after signing of 
the Contract but no site visits will take place unit after April 2, 2020. 

 
b. All corrected and finalized appraisal cards shall be completed and turned over to the 

Town no later than August 1, 2021, at which time CAMA data shall be fully loaded, 
tested and operational on the Town’s computer system. 

 
c. The COMPANY will provide a comprehensive schedule of the project that meets the 

August 1, 2021 delivery date. 
 
d. The completed appraisals, upon approval of the Assessor will be the basis for the 

assessment date of April 1, 2021.  All data contained on the appraisal cards and the 
software package shall reflect the assessment date of April 1, 2021. 

 
F.  PAYMENT SCHEDULE 
 
Payments shall be made in the following manner:  Thirty (30) days after the execution of the 
CONTRACT, and thereafter within ten (10) days of the end of each succeeding month, the 
COMPANY shall forward to the Assessor an invoice of work completed during the thirty (30) day 
period of the preceding month.  Such invoice will itemize and accurately indicate the extent and 
nature of the work performed by volume, street, and category or in any other manner required by 
the Assessor.  All monthly progress reports and work completed will be subject to the review and 
approval of the Assessor.  Payment shall be within 30 (thirty) days of invoice date. 
 
Upon the Assessor’s determination that the invoice accurately portrays the work performed during 
the previous month, a percentage payment, representing ninety (90%) of the proportion of the 
total work completed for that month shall be paid to the COMPANY. 
 
The COMPANY shall submit with its proposal the completed schedule and percentage of 
completed work showing the fee breakdown activity as listed as Section II(G) of these 
specifications, SCHEDULE AND PERCENTAGE OF COMPLETED WORK. 
 
Ten percent (10%) of the total CONTRACT amount shall be withheld until such time as the 
Assessor determines that the COMPANY has performed fully and satisfactorily all of its obligations 
and requirements under the contract. 
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G.  SCHEDULE AND PERCENTAGE OF COMPLETED WORK 
 
Progress Report & Percentage of Completed Work:  
(Recommended project percentages) 
 
CODE  TASK            % AMOUNT 
 
100 Bonding, office set-up, project set-up, training, public relations   _______ 
200 Data collection, quality control, data entry      _______ 
300  Residential valuation and data mailers      _______ 
400  Commercial/Industrial valuation and data mailers     _______ 
500  Residential field review, data entry       _______ 
600 Commercial/Industrial field review, income production,  

reconcile cost and income        _______ 
700 Digital imaging, digital camera, documentation, hardware 

    _______ 
800  Impact notices, residential and commercial/industrial informal meetings,  

field work, data entry         _______ 
900  Project finalization, change notices, special land pricing,  

client meetings, goodwill        _______ 
1000  Support of values, goodwill        _______ 
1100 Fully operational system Vision interface with all workstations and peripherals _______ 
 

TOTAL:  100% 
 
III. RESPONSIBILITIES OF THE REVALUATION COMPANY 
 
A.  GOOD FAITH 
 
The COMPANY shall in good faith use its best efforts to assist the Assessor in determining 
accurate and proper market valuations and shall not undervalue or overvalue any land, building or 
other property to avoid or minimize its responsibilities under Section VIII(B) of the specifications. 
 
B.  PUBLIC RELATIONS 
 
The parties to this revaluation PROJECT recognize that a good public relations program is required 
in order that the property owners and general public of the Town may be informed as to the 
purpose, benefits and procedures of the revaluation.  The COMPANY shall, with the Assessor’s 
approval, conduct a program of public information.  The COMPANY shall participate in meetings 
with citizens, service clubs and property owner groups as a means of establishing understanding 
and support for the revaluation program and sound assessment administration.  The COMPANY 
shall supply visual aid and other media at its disposal to this end.  The COMPANY shall be 
responsible for providing weekly public information notices advising citizens of the project’s 
progress.  All public information releases shall be approved by the Assessor prior to release.  The 
COMPANY shall submit a detailed public relations plan to the Town within thirty (30) days of 
execution of the Contract. 
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C.  CONDUCT OF COMPANY EMPLOYEES 
 
As a condition of the CONTRACT, the COMPANY’s employees shall at all times treat the residents, 
employees and taxpayers of the Town of Gorham with respect and courtesy; the COMPANY shall 
take appropriate and meaningful disciplinary measures against those COMPANY employees who 
violate the terms of this provision. 
 
D.  RECORDS 
 
1.  General Provisions 
 
The COMPANY shall provide all appraisal cards, computer supplies, office supplies, equipment, 
forms, and literature at its sole cost and expense.  The Town shall make available all current 
computerized Assessor records. 
 
2.  Records are Town Property 
 
The original or a copy of all records and computations, including machine readable databases, 
made by the COMPANY in connection with any appraisal of property in the Town shall at all times 
be the property of the Town and upon completion of the PROJECT or termination of the contract 
by the Town, shall be left in good order in custody of the Assessor.  Such records and 
computations shall include, but not be limited to, the following:  1) tax maps; 2) land value maps; 
3) materials and wages, cost investigations and schedules; 4) data collection cards, final property 
record cards with property valuations and separate sketch cards (if any); 5) cost sheets; 6) 
comparable sales data and analysis; 7) capitalization rate data; 8) depreciation tables; 9) 
computations of land and building values; 10) written communications with individuals or groups 
explaining methods used in appraisals; 11) operating statements of income properties; and 12) 
photographs. 
 
3.  Assessor’s Records 
 
The COMPANY shall use a system approved by the Assessor for the accurate safe keeping and 
accounting of all records and maps, which may be taken from the files of the Assessor in 
connection with appraisal work.  All such records and maps shall be returned immediately.  None 
of the Assessor’s records shall be taken outside of the corporate limits of the Town without prior 
permission of the Assessor except in the case of digital copies. 
 
4.  Appraisal Cards 
 
The COMPANY shall complete field record cards, commonly referred to as “Data Collection Cards” 
filed by the map/lot number.  These cards shall contain all manner of information affecting value, 
including, but not limited to, information as to location of property, classification as to usage, 
owner of record, source of title, size, shape and physical characteristics of land, and with a 
breakdown of front feet, square feet and acreage, public utilities available, public improvements 
and zoning designations in effect as of the assessment date.  All physical improvements shall be 
measured giving a listing of all interior and exterior construction details.  Quality of construction, 
age and condition will be shown.  The COMPANY shall also provide a set of cards commonly 
referred to as “final property record cards”.  These cards shall contain all information collected at 
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the property as well as all information necessary to the valuation process.  This information shall 
be computer generated and will include the sketch of the dwelling along with all-physical data, 
replacement cost, depreciations, grade, age, condition and fair market values of the land and 
buildings.  These records shall be filed by map/lot.   
 
5.  Sketches 
 
Sketches of all major buildings shall be drawn to scale with dimensions given on the data 
collection card or on a separate card.  Final property record cards shall have all sketches printed 
to scale.  The CAMA system shall provide an interactive link between the sketch program and cost 
tables to arrive at structure values. 
 
E.  ASSESSMENT NOTICES 
 
Before the close of the revaluation, a notice shall be sent, at the COMPANY’S expense, by first 
class mail, to each owner of record, setting forth the new valuation that has been placed upon the 
property identified in the notice.  The COMPANY will provide the needed information for the 
notice.  Also enclosed will be a letter specifying the dates, times and location of the informal 
meetings.  Such notices and letter shall be subject to approval by the Assessor and shall include 
the appeal procedures available to taxpayers. 
 
F.  INFORMAL MEETINGS/BOARD OF ASSESSMENT REVIEW 
 
At a time mutually agreeable to the Assessor and the COMPANY but not later than August 1, 
2021, the COMPANY shall hold informal meetings so that the owners of property, or their legal 
representatives, may appear at specified times to discuss with qualified members of the 
COMPANY’S staff, the assessed valuations of their property.  The COMPANY’S personnel shall 
explain the manner and methods of arriving at value.  The COMPANY, with the approval of the 
Assessor, shall schedule a sufficient number of informal meetings in order to expeditiously and 
fairly handle all taxpayer inquiries as pertains to the assessment of their property.  The Assessor 
or Assessor’s designated representative may attend any or all informal meetings.  Any information 
offered by the taxpayers shall be given consideration and adjustments shall be made where 
warranted.  After the informal meetings, the COMPANY shall be responsible for sending a updated 
notice to each taxpayer or his or her representative who appeared at an informal meeting seeking 
a review of the assessment; provided, however, that it is specifically understood that in fixing the 
assessed values of properties within the Town, the Assessor shall exercise full and final judgment 
and that all appraisal and revaluation services performed by the COMPANY shall always be in an 
advisory capacity to the Assessor for the express purpose of furnishing information to the 
Assessor to enable the Assessor to arrive at a fair and just value of all property within the Town.  
Such notice shall include the adjusted assessment or a statement that no change is warranted.  In 
the event the owners of the property are not satisfied with the results of the informal meeting and 
take an appeal to the Board of Assessment Review, the COMPANY will provide qualified personnel 
to attend the Board of Assessment Review hearing(s) in defense of the assessment upon request 
by the Town Assessor. 
 
G.  INFORMATION 
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Throughout the appraisal process, the COMPANY shall satisfy all requests made by the Assessor 
for information as to the COMPANY’S planned work schedule for the PROJECT, personnel 
employed on the PROJECT, appraisal methods and procedures utilized, and the status of the 
work.  Written monthly status reports are required throughout the duration of the PROJECT. 
 
H.  BUILDING COST SCHEDULES 
 
1.  General 
 
The COMPANY shall prepare for usage in the program as hereinafter specified, building cost 
schedules.  Said schedules will reflect the square foot cost method based upon the square foot 
area of buildings as applicable.  These schedules shall be used in computing the replacement cost 
in the Town for all residential, commercial and industrial construction.  They shall reflect the wage 
scale for the various trades, labor efficiencies, overhead profit, engineer and architect fees and all 
other direct and indirect costs of the construction.  Before final acceptance, they shall be 
documented and proven by testing against known sales.  All finalized schedules shall be approved 
by the Assessor before adoption and usage of the COMPANY. 
 
All documentation utilized in the investigation of local costs, labor costs, labor rates, material 
costs, depreciation rates, etc. utilized to compile the cost schedules shall become the property of 
the Town. 
 
2.  Types of Cost Schedules 
 

a.  Residential 
 
Residential cost schedules shall include schedules for various classifications, types, models 
and story heights on a per-square-foot basis normally associated with residential buildings.  
The schedule shall be flexible with special sections reflecting the various additions and 
deductions for construction components from the base specifications, along with prices for 
different types of heating systems, bathrooms, porches, garages and schedules for other 
building improvements usually found on residential property (e.g., swimming pools, barns, 
sheds, tennis courts). 
 
b.  Commercial 
 
Commercial building cost schedules shall be prepared in unit costs of materials in place 
and charted on a per square foot basis and shall be prepared for various story heights and 
contain all the additions and deductions for construction components from the base 
specifications. 
 
c.  Industrial and Special Structures 
 
Cost schedules for industrial and special purpose structures shall be prepared in unit costs 
of materials in place and charted on a per square foot basis and shall be prepared to 
contain all the additions and deductions for construction components from the base 
specifications. 
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d.  Outbuildings 
 
Cost schedules for structures shall be prepared for square foot and cubic foot costs for 
various types of buildings, including, but not limited to barns, sheds, silos, milk houses and 
coops. 

 
3.  Physical Depreciation Schedules 
 
Physical depreciation schedules or methods to be used in determining the amount of depreciation 
shall reflect the normal and accepted depreciation rates of buildings according to classification.  
These schedules or methods shall cover residential, commercial, industrial and farm buildings.  
Functional and economic obsolescence, if any, shall be analyzed and calculated on an individual 
property basis using generally acceptable methods and techniques. 
 
4.  Schedules for Town 
 
The COMPANY shall supply and leave for the Town not less than three (3) copies of all the above 
required building cost schedules and depreciation schedules for Town usage, one copy of which 
shall be turned over to the Assessor upon approval of the schedules. 
       
IV. APPRAISAL SPECIFICATIONS 
 
A.  APPRAISAL OF LAND 
  
The COMPANY shall appraise all residential, commercial, industrial, agricultural, special use and 
exempt and non-taxable land within the Town.  The Town shall provide two (2) sets of maps, 
including tax, zoning and wetlands maps and information regarding variances and special 
exceptions (conditional uses) granted by the Town. 
 
1.  Land Inspection 
 
The COMPANY shall be responsible for being familiar with each plot or lot, noting topographical 
irregularities, wetlands, soil conditions, shape or any other factors that may affect the use or 
value of the property. 
 
2.  Land Value Study 
 
Land value shall be determined on the basis of highest and best use. 
 

a. Vacant land sales data shall be analyzed on all sales, at a minimum, for arms-length 
transactions occurring during the two (2) years prior to April 1, 2021. 

 
b. Improved property sales data shall be analyzed, at a minimum, for arms-length 

transactions occurring during the two (2) year period prior to April 1, 2021, in order to 
estimate land values by the residual method. 

 
c. Zoning designation shall be noted on each property, and the results of (a) and (b) 

above shall be organized and presented in a format stratified by zone designation. 
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d. The analysis and application of sales data shall be governed by procedures and 

techniques approved by the Assessor. 
 
e. The COMPANY shall consult owners, realtors, banks, appraisers and other sources for 

information relative to land values in the Town. 
 
f. The COMPANY shall consider factors affecting land value, such as location, zoning, 

available utilities, size, shape, topography, view, improvements, special exceptions 
(conditional uses) or zoning variances, non-conforming uses, flood plains, special 
purpose uses, and form of ownership. 

 
g. All factors affecting value and valuation computations, including but not limited to 

those listed above, shall be entered on the master file and the appraisal cards. 
 
3.  Land Value Unit 
 
The Assessor, in consultation with the COMPANY from its recommendation, shall determine what 
type of land unit value shall be used for the various types of property and various locations.  The 
front foot, square foot, acreage, fractional acreage and per lot units shall be considered, among 
other possibilities. 
 
4.  Land Value Map 
 
The COMPANY shall delineate the land value units on all streets and acreage in the Town on a 
suitable map to be provided by the Town.  The land value map shall be returned to the Town 
prior to the completion of the revaluation PROJECT. 
 
5.  Neighborhood Delineation 
 
After consideration of the environmental, economic and social characteristics of the Town, the 
COMPANY shall, with the cooperation and approval of the Assessor, delineate “neighborhood” 
units within the Town.  Properties within each neighborhood unit will exhibit homogeneous 
characteristics.  Each neighborhood unit will be assigned a separate identification code, which will 
be used for valuation.  Neighborhood numbers shall be recorded and maintained on street cards, 
Town maps and the computer database. 
 
B.  APPRAISAL OF RESIDENTIAL BUILDINGS AND STRUCTURES 
 
All residential buildings shall be inspected, classified, priced and reviewed to include the listing of 
physical construction details of all residential buildings and structures and all structural 
improvements appurtenant to residential property in the Town on proper forms as previously 
covered in these specifications.  The COMPANY will be responsible for the conversion of all data 
elements stored on the Town’s current appraisal master file.  This conversion can be performed 
either electronically or manually at the COMPANY’S discretion. 
 
1.  Interior Inspection 
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a. The COMPANY shall guarantee to make a careful inspection of the complete interior of 
all properties except for the following conditions: 

 
● Unoccupied buildings 
● The owner has refused entry to the property 
● Structures that are deemed unsafe by the Assessor and COMPANY 
● Inhabitants that appear hostile, dangerous or threatening 
● No response to the notification letter 
● Any other reason which the Assessor and COMPANY agree makes the 

property inaccessible 
 
b. Properties with owners who have not answered COMPANY letters requesting an 

appointment for inspection will also be excluded from the total number of properties in 
computing the 100% figure. 

 
c. The lister shall have each interior inspection verified, including the date of inspection, 

by having an adult owner or resident 18 years or older of each building or dwelling unit 
sign the field card. 

 
d. When entrance to a building for inspection is refused, the lister shall make note of the 

fact and shall proceed to estimate the value of the building on the basis of facts 
ascertainable without entry and make adequate notations of the lack of cooperation 
and the manner of arriving at value, conspicuously on the card. 

 
e. The listing card shall indicate the initials of the lister and the date of the listing. 
 
f. Where necessary, if no contact has been made with the property owner, the COMPANY 

shall make one (1) call back which will either be on a weekday after 5:00 p.m. or on a 
Saturday.  The time and date at which the call back was made shall be duly noted on 
the field record card by the lister making such a call back. 

 
g. If after two (2) attempts, contact was not established with the property owner, a 

notification letter approved by the Assessor, shall be mailed, notifying the property 
owner that the representative of the COMPANY was not able to make contact.  The 
notice will request that the property owner contact the COMPANY by mail for 
alternative arrangements for the inspection of the property.  Refusals and lack of 
response to the COMPANY’S letter shall not be counted in the category of non-
inspected properties. 

 
h.  In the event that no interior inspection is possible, the lister should honor the privacy 

of the homeowner and not attempt to ascertain the condition and quality of a 
structure’s interior by looking through doors or windows.  In these cases, observation 
should be limited to what casually can be observed from the street with the naked eye 
unaided by any mechanical, electrical or optical devices. 

 
2.  Exterior Inspection 
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a. The perimeter of all residential buildings and improvements shall be carefully 
measured.  The COMPANY is responsible for the accuracy of all exterior information. 

 
b. All buildings shall be measured to the nearest one-foot.  Story heights of the various 

sections and subsections shall be noted on the property record card. 
 
c. An outline sketch, prepared to scale, shall be made for each parcel. 
 
d. Physical data of the parcel shall be verified from existing records and recorded at the 

site. 
 
3.  Review 
 
All properties shall be reviewed in the field, by the COMPANY’S personnel qualified as reviewers, 
as previously provided in these specifications.  The properties shall be reviewed for classification, 
final value, and correct listing information and to assure that they are correlated to comparable 
properties.  The Assessor shall be so notified of the dates of reviewing and be entitled to 
accompany the reviewers during this phase of the PROJECT. 
 
4.  Valuations 
 

a. Valuations of all land and buildings must reflect the fair market value as of April 1, 
2021, and shall be done from and in accordance with the Assessor’ approved manuals 
and schedules. 

 
b. The final valuation shall be the market value of the structures plus the market value of 

the land.  In arriving at the market value of the structures replacement cost less 
depreciation from all causes may be considered along with other factors affecting the 
value of the property, all of which shall be noted on the appraisal card. 

 
5.  Sales Analysis 
 
Prior to the data verification phase of this project, a sales analysis program of residential 
properties shall be performed as a means of determining the schedule levels to be utilized in the 
project and for substantiating the neighborhood boundaries and groupings established.  This 
analysis shall be done on the aggregate of all residential properties and on each of the 
neighborhoods previously delineated.  The sales analysis shall include, at a minimum, sales ratios 
and coefficients of variation or dispersion.  Additional requests for sales ratio studies by the 
Assessor shall be performed.  The sales analysis shall be in the same manner as that used by 
Maine Revenue Services in the State Valuation. 
 
C.  APPRAISAL OF COMMERCIAL, INDUSTRIAL AND SPECIAL PURPOSE PROPERTIES 
 
1.  General 
 
All commercial, industrial and special purpose buildings shall be inspected, classified, priced and 
reviewed in the same manner as residential properties as set forth above, and the dimensions of 
all buildings shall be to the nearest foot and the height of the building shall also be recorded on 
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the property record card and the master file.  All buildings shall be identified and described as 
component parts of construction, size, area, age, usage and present occupants on the property 
forms as previously provided in these specifications. 
 
2.  Income Approach 
 

a. Income and expense data shall be gathered by the COMPANY on forms approved by 
the Assessor, which shall become the property of the Town at the completion of the 
PROJECT.  This information shall not be a public record. 

 
b. The COMPANY shall develop, with the involvement of the Assessor, capitalization rates 

and gross rent multipliers by interviews with bankers, investors, realtors and 
appraisers.  This information shall be documented in writing and provided to the 
Assessor. 

 
c. The COMPANY shall determine market or economic rents and expenses and applicable 

capitalization rates and/or gross rent multipliers for various classes of commercial 
property.  The COMPANY shall document, in writing, the sources of this information, 
describe its analysis in determining these values and provide this documentation to the 
Assessor. 

 
d. The COMPANY shall perform the income approach by the accepted methods of 

capitalization.  Gross rent multipliers shall be used as an additional valuation check 
where applicable. 

 
e. The COMPANY shall mail income and expense questionnaires all responses to the 

questionnaires shall be returned to the COMPANY, but shall be the property of the 
Town at the completion of the PROJECT.  

 
f. All information gathered, received or used by the COMPANY to develop values using 

the income approach must be given to the Assessor at the end of the PROJECT or 
upon request. 

 
3.  Plat Plan 
 
A plat plan shall be made of all commercial and industrial properties where more than one 
building is present showing the location of and identification of the buildings and yard 
improvements. 
 
4.  Yard Improvements 
 
All yard improvements shall be listed and valued separately. 
 
5.  Review 
 
A final review and inspection shall be made in the same manner and for the same purposes as 
prescribed for residential properties.  The reviewer shall be completely trained and fully 
experienced, to the satisfaction of the Assessor, in the appraisal of the particular type and kind of 
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commercial, industrial or special purpose building; the final value of which he or she is 
responsible. 
 
D.  APPRAISAL OF CONDOMINIUMS 
 
1.  Residential and commercial condominiums shall be valued by the direct market comparison 
approach.  For each complex there shall be a master card, showing the project diagram and 
assessed values for each unit type and each unit as well as a final property record card for each 
unit. 
 
2.  All residential and commercial condominiums shall be valued using the same procedures as 
described above in these specifications. 
 
 
E.  CONTROL AND QUALITY CHECKS 
 
1.  Field Checks 
 
The Assessor shall conduct spot checks in the field on properties chosen at random by the 
Assessor, with or without the assistance or knowledge of the COMPANY supervisor. 
 
2.  Building Permits 
 
The Assessor shall make available to the COMPANY, on a timely basis, copies of all building 
permits issued during the course of the revaluation to allow the inclusion of all new construction, 
additions and remodeling in the COMPANY’S appraisals. 
 
3.  Incomplete Construction 
 
The COMPANY shall designate on the master file each property which has incomplete 
improvements as of April 1, 2021.  The final card shall list all improvements, show the percentage 
of completion of all improvements and reflect the percentage of completion in the valuation as of 
that date. 
 
4. Accuracy.  
 
The COMPANY’s revaluation work shall be sufficiently accurate to achieve a minimum assessment 
ratio of 95% and a maximum quality rating of 10 for all major categories of taxable properties 
when evaluated by the State Tax Assessor pursuant to 36 MRSA sec. 327 upon filing of the 
Town’s annual return under 36 MRSA sec 383 for tax year 2021-2022.  In the event the 
COMPANY’s work fails to achieve the required assessment ratio or quality rating with respect to 
one or major categories of taxable properties, the COMPANY shall perform all necessary corrective 
work to achieve the required standards at no additional charge.  Major categories of taxable 
property shall consist of commercial, industrial, residential and waterfront properties. 
 
V. COMPUTER ASSISTED MASS APPRAISAL (CAMA) 
 
A.  GENERAL REQUIREMENTS 
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1.  Of particular importance to the Town of Gorham is the COMPANY’s experience in performing 
computerized revaluations and statistical studies, using Vision 6.5 or a newer version in use by the 
Town of Gorham. 
 
2.  The COMPANY will provide: 
 

a. Statistical analysis by market stratification; ratio studies and coefficients of dispersion 
by total sampling, geo-districts and by property type or use and by age of 
improvements. 

 
b. Administration studies such as total land valuations and total valuations by Town-wide, 

districts and property types or uses, including taxable and exempt properties. 
 

3.  The computer applications must be employed by the COMPANY from the very onset of the 
revaluation program, in order that the system output will support the final product.  Development 
of the final database will be a joint venture of the Town and the COMPANY. 
 
 
B.  COST APPROACH MODULE SPECIFICATIONS 
 
1.  This CAMA module includes data management and cost valuation components for commercial, 
industrial and residential properties.  It produces a valuation document showing the cost 
calculations on each property, the appraisers’ adjustments and final value determination.  The 
module accesses a maintainable table of replacement cost formulas and depreciation schedules 
which are keyed to a structure code (indicating what the improvement was built as or designed to 
be used for).  It provides for correlation of the cost approach with the market approach through 
the use of economic condition factors as well as the standard depreciation for age, condition and 
functional obsolescence. 
 
2.  The system computes value estimates based on standard appraisal methodology (acceptable 
by the IAAO and the Appraisal Institute) with clear documentation for non-automated value 
computations and defense of values.  All cost schedules are to be determined by the COMPANY 
and approved by the Assessor.  The basic residential classification system shall identify property 
within frame type, quality class and floor area as a minimum.  Also, values must be responsive to 
effective age.  The component costs shall be easily understood in terms of cost new, depreciation 
and land rate schedules. 
 
3.  The system provides for online updating of the data management file with the cost estimates.  
This includes the capability in the years following the revaluation of pricing any additions or new 
outbuildings through the cost approach and adding the depreciated value to the market-generated 
solution.  This function will offer increased versatility after the revaluation. 
 
4.  The land pricing function shall utilize Computer-Assisted Land Pricing tables to provide location 
and land-use indexing for mass updating of land values.  Land pricing should also have the ability 
to utilize preferential unit land values in addition to market-based unit land values. 
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5.  Computed cost values for key fields shall be stored on a value history file of record.  These 
would include Replacement Cost New (RCN) of each structure, Replacement Cost New Less 
Depreciation (RCNLD) of each structure, land value, physical depreciation by structure and 
functional/ economic depreciation by structure.  The cost estimates shall be fully integrated with 
the market approach subsystem to develop reports to study depreciation schedules, land rate 
schedules, neighborhood factors, date of sale adjustments and certain cost adjustment factors.  
Cost schedule additions shall not require program modifications.  New codes can be added by 
updating cost schedules and data management libraries. 
 
6.  The system is capable of calculating both the ad valorem and market value, specifically dealing 
with current use.   
 
C.  MARKET APPROACH MODULE SPECIFICATIONS 
 
The market approach CAMA module provides for data screening, segmented analysis, market 
model generation, model evaluation, value predictions, comparable selection, adjustment of 
comparables and filed review reports. 
 
The market module shall produce market value estimates using comparable sales.  It shall include 
the ability to extract sold properties from the master file and build a sales history file for sales 
analysis purposes.  For each improved residential property to be valued, the computer shall select 
from the sales history file (3-5) comparable properties, which have sold recently. 
 
The comparable properties will be chosen from the same neighborhood unit or area similar to that 
of the subject.  The system includes the ability to analyze sales ratio statistics by neighborhood 
unit as well as class.  This shall provide the necessary information to make comparisons between 
classes and locations and identify categories with significant differences in value level or variance.  
These categories can then be checked to determine if adjustments are required. 
 
D.  SPECIFICATIONS FOR INCOME APPROACH MODULE 
 
The income approach module contained in the system shall perform valuation by income 
capitalization.  All real property containing more than four income-producing units shall be valued 
by the income approach.  Information pertaining to income, rents, and expenses and financing 
shall be obtained on forms provided by the COMPANY and approved by the Assessor.  This 
information shall be entered by the COMPANY into the CAMA system.  Methods of capitalization 
shall include mortgage equity or discounted cash flow but not building residual techniques.  The 
Assessor shall be involved in the development of capitalization rates to be utilized.  All confidential 
income and expense data described in this section shall become the property of the Town.  All 
conclusions drawn by the income approach shall be supported by sales data. 
 
E.  MISCELLANEOUS PROVISIONS 
 
1.  Warranties 
 

a. The COMPANY represents and warrants to the Town that it will use the software and 
documentation in accordance with the terms of the CONTRACT. 
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b. The COMPANY shall warrant that it will comply with all issues relating to software 
ownership or as to any patent, copyright or trade secret infringement. 

 
c. The COMPANY represents and warrants that any services provided by the COMPANY 

hereunder shall be rendered in a professional manner by qualified personnel trained 
and skilled in the performance of the specific service involved and that the COMPANY 
shall employ qualified personnel in such positions as are necessary to execute or to 
fulfill all the terms and conditions of the Contract and that such personnel shall possess 
the minimum qualifications as established in Rules of Maine Revenue Services. 

 
d. The COMPANY represents and warrants that all goods, materials, hardware, software 

and services provided hereunder shall be in conformance and compliance with all 
applicable Federal, State and Local laws, administrative and regulatory requirements 
and any other authorities having jurisdiction over the subject matter of the Contract. 

 
F.  TRAINING, DOCUMENTATION AND MAINTENANCE 
 
1.  The COMPANY agrees to provide to the Town, at no additional charge, copies of all 
documentation for the valuation system by no later than the completion date of the project.  The 
documentation shall include comprehensive user manuals, which clearly explain data collection, 
data entry and all appraisal operations, systems and functions and other support material. 
 
2.  The COMPANY agrees to provide to the Town, at no additional charge, comprehensive training 
in use, operation and technical aspects of the system and the COMPANY’S appraisal process on 
Town premises.  Such training shall be sufficient so that the Town personnel shall be able to 
operate and understand the use and operation of the system and the appraisal process. 
 
VI. RESPONSIBILITIES OF THE TOWN 
 
A.  NATURE OF SERVICE 
 
It is understood and agreed that the services rendered by the COMPANY are in the nature of 
assistance to the Assessor and all decisions as to final valuations shall rest with the Assessor. 
 
B.  COOPERATION 
 
The Assessor, the Town and its employees will cooperate with and render all reasonable 
assistance to the COMPANY and its employees throughout the revaluation process. 
 
C.  ITEMS FURNISHED BY THE TOWN 
 
The Town shall furnish the following: 
 
1.  Maps 
 
The Town shall furnish two (2) sets of updated tax maps showing streets, property lines, and 
parcel identification numbers.  Maps shall be turned over within thirty (30) days of execution of 
the contract. 
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2.  Land Dimensions 
 
The Town shall make available lot sizes and total acreages to the COMPANY whenever available, 
and reasonable estimates where the information is not available.  The Town shall also provide 
assistance during informal reviews to resolve discrepancies due to land sizes, boundaries, etc. 
 
3.  Zoning 
 
The Town will provide two (2) sets of current Town zoning regulations and zoning maps, as well 
as information regarding variances and special exceptions (conditional uses) granted by the Town. 
 
4.  Property Transfers 
 
The Town shall notify the COMPANY, on a regular basis, of property splits and transfers occurring 
after the initial file build by the COMPANY.  The COMPANY shall update appraisal cards and the 
master file as necessary. 
 
5.  Building Permits 
 
The Town shall make available copies of all building permits issued during the course of the 
revaluation project up to April 1, 2021. 
 
6.  Signing of Communications 
 
The Assessor and the COMPANY’S project manager shall sign communications to be mailed at the 
COMPANY’S expense, for the purpose of contacting a property owner for inspection of the 
property and to obtain income and expense information for the income approach to value 
commercial properties, personal property inventories and other necessary and appropriate 
procedures. 
 
7.  Mailing Address 
 
The Town shall make available, through the Assessor’s office, the current mailing address of all 
property owners. 
 
VII.  TRANSMITTAL OF RECORDS TO THE ASSESSOR 
 
The COMPANY shall make periodic delivery of appraisals to the Assessor for review in accordance 
with a schedule agreeable to the Assessor and the COMPANY.  All completed and corrected 
records shall be turned over to the Town by August 1, 2021.  The final inspection and review shall 
take into consideration any known or apparent changes in the individual property since they were 
inspected in order that the final appraisal of property shall be appraised as of April 1, 2021.  All 
appraisals must be accepted by the Assessor before the PROJECT can be considered complete.  
All information, appraisals and records shall not be made public until after the informal meetings, 
except to the extent public access may be compulsory under the provisions of applicable law.  It is 
understood and agreed that the reappraisal of properties covered by the CONTRACT shall conform 
to the procedures and technical requirements of the Assessor. 
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VIII.  GENERAL CONDITIONS 
 
A.  CANCELLATION AND MATERIAL BREACH 
 
If the COMPANY does not pay its debts as they shall become due, or if a receiver shall be 
appointed for its business or its assets and not voided within sixty (60) days, or if the COMPANY 
shall make any an assignment for the benefit of creditors, or otherwise, or if interest herein shall 
be sold under execution or if it shall be adjudicated insolvent or bankrupt, then and forthwith 
thereafter, the Town shall have the right at its option and without prejudice to its right hereunder 
to terminate the CONTRACT and withhold any payments due. 
 
Should the COMPANY fail to fulfill, in a manner deemed timely and satisfactorily to the Town, its 
obligation under the CONTRACT, or if the COMPANY should violate any of the material covenants, 
conditions or stipulations of the CONTRACT, which failure or violation shall continue and is not 
cured for thirty (30) days after written notice and description of said failure or violation is provided 
by the Town and is received by the COMPANY; then the Town shall have the right to terminate 
the CONTRACT by giving written notice to the COMPANY of such termination and specifying the 
effective date thereof, at least seven (7) days before the effective date of such termination; and 
the COMPANY shall remain liable for the breach of the CONTRACT by the COMPANY. 
 
If this termination clause is invoked, the COMPANY’S agents and employees shall, at the 
Assessor’s direction, vacate the office space provided by the Town in an orderly fashion, leaving 
behind all records, properly filed and indexed, as well as all other property of the Town, in good 
condition.  Any funds held by the Town under the CONTRACT shall become the property of the 
Town to the extent necessary to reimburse the Town for its cost in obtaining another contractor 
and supervising the transition.  To the extent that any funds held by the Town under the 
CONTRACT do not cover the Town’s costs to obtain another contractor and to supervise the 
transition, the COMPANY shall be liable to the Town to reimburse the Town for such costs.  
Termination of the CONTRACT and retention of funds by the Town shall not preclude the Town 
from bringing an action against the COMPANY before an arbitrator requesting damages or 
exercising any other legal, equitable or contractual rights the Town may possess in the event of 
the COMPANY’S failure to perform, including but not limited to, recovery costs and attorney’s fees. 
 
B.  DEFENSE OF VALUES 
 
For all requests for abatements or appeals of April 1, 2021 assessments, the COMPANY will work 
in accordance with the following procedures: 
 
1.  Upon receipt of all abatement requests of April 1, 2021 assessments, qualified personnel will 
review the applications and make recommendations to the Assessor on whether the valuation 
should be modified or remain as is. 
 
2.  If necessary, the COMPANY will participate in negotiating sessions with aggrieved applicants 
during an agreed upon time period in an attempt to settle the dispute. 
 
3.  If the assessing officials reduce the value of a property as part of the proceedings, the 
COMPANY shall still be responsible to support the reduced value. 
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4.  If the assessing officials increase any value estimated by the COMPANY, the COMPANY shall 
not be responsible for providing a representative to support the adjusted value. 
 
5.  If the property owner is dissatisfied with the outcome of the informal meetings and related 
negotiations, qualified COMPANY personnel will provide testimony in support of the value at the 
local Board of Assessment Review. 
 
6.  Qualified COMPANY personnel will provide attendance and/or testimony at the State Board of 
Property Tax Review and prepare supplemental reports as necessary.  The Town shall provide a 
minimum of twenty (20) days’ notice to the COMPANY to provide such personnel for any such 
required attendance and/or testimony.  The COMPANY will provide attendance and/or testimony, 
court support and preparation for five (5) days at no additional cost to the Town.   
 
7. The COMPANY agrees to assume all costs for services rendered by it in connection with 
any hearings or reviews to the level of local board of assessment review or the state board of 
property tax review provided the filing of such hearing or review is commenced within one (1) 
year after the current commitment date representing the values resulting from the contract. 
 
C.  EXCUSABLE DELAYS 
 
In no event shall either party be liable to the other for any delay or failure to perform which is due 
to any act of God, or actions of civil or military authorities, civil disturbance, wars, strikes, fires, 
natural catastrophes or other similar causes beyond the control and without the fault or 
negligence of the party claiming excusable delays. 
 
D.  DISPUTE RESOLUTION 
 
Except as otherwise agreed by the parties in writing, all disputes, controversies, claims, 
counterclaims and other matters in question between the Town of Gorham and the COMPANY 
arising out of or relating to the CONTRACT shall be decided by a Maine court of competent 
jurisdiction.  The CONTRACT is made and shall be construed under the laws of the State of Maine 
except any choice of law rule that may direct the application of the laws of any other nation or 
jurisdiction.  Except as otherwise expressly agreed by the parties in writing, exclusive venue for 
any such civil action shall be in Maine Superior Court (Cumberland County). 
 
E.  DELIVERABLE PRODUCTS 
 
All documents, records, data and other material, in either manual, mechanized or electronic form, 
procured or produced in the performance of the PROJECT will be the sole property of the Town at 
the conclusion of the PROJECT, as determined by the Assessor.  The documents, records, data 
and other materials shall include, without limitation, the following: 
 
1.  Documentation of procedures used throughout the PROJECT; 
 
2.  All materials and manuals used in any phase of the PROJECT; 
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3.  The data collection and valuation manuals which will enable the municipality to maintain and 
update values; 
 
4.  Detailed valuation manuals, including tables and formulas to be used in applying the cost, 
sales comparison and income approach schedules; 
 
5.  Source information used in the development of cost, sales comparison and income approach 
schedules; 
 
6.  A property field inspection card (field data source document used by data gatherers) and a 
final computer generated property record card for each parcel; 
 
7.  All manual and computerized reports supporting valuation formulas and values for vacant land 
and improved properties; 
 
8.  All sales ratio studies used in the project; 
 
9.  Field review documents reflecting preliminary values, adjusted preliminary values and any 
notes relative to informal review actions; and 
 
10.  A report of all informal meetings held with the COMPANY’S representative, showing the 
number of informal meetings, the number of values changed and the number of values 
unchanged. 
 
F.  CONTRACT 
 
The Town of Gorham and the COMPANY shall enter into a formal contract, and all or some of the 
papers of the proposal, shall be considered as an integral and inseparable part of said contract as 
agreed upon by both Parties. 
 
Any questions, comments or requests for additional information shall be addressed to: 
 
Benjamin Thompson, Assessor 
Town of Gorham 
75 South Street, Suite 1 
Gorham, ME 04038 
Tel: (207) 222-1603 















































































LEGAL ADVERTISEMENT 
REQUEST FOR PROPOSALS 

 
The Town of Gorham is seeking proposals for professional consulting services to 
evaluate and assist in planning for future municipal & school building and facility needs. 
A detailed  scope of services may be obtained by contacting Norman E. Justice, Jr., 
Facilities Manager, Gorham School Department, 75 South Street, Gorham, ME 04038, or 
by telephone (207) 222-1147.  The deadline for submitting proposals is by 4:00 P.M. on 
or before Tuesday, September 8, 2020.  

Item # 2020-8-05



Dear: 
 
INVITATION 
 

The Town of Gorham invites your firm to submit a written proposal for providing professional 
consulting services to evaluate and assist in planning for future municipal & school building and facility 
needs.  A detailed scope of services is suggested below. 
 

If interested, please present ten (10) copies of your proposal to Norman E. Justice, Jr., Facilities 
Manager, Gorham School Department, 75 South Street, Gorham, ME 04038 by 4:00 P.M. on or before 
Tuesday, September 8, 2020.  The proposal should be clearly marked Proposal for Facility Planning 
Study along with the day and date on the envelope.  Proposals will not be opened prior to that time and 
proposals received after that time will not be considered. 
  
 
SCOPE OF WORK 
 
This work shall include, but not necessarily be limited to, the following: 
 
1. Inventory of existing municipal & school facilities. 
 
2. Provide diagrammatic site and floor plans for all existing facilities. 
 
3. Complete an evaluation of existing building conditions; i.e., electrical, plumbing, structural, building 

envelope, and site conditions to include associated athletic and recreational fields. 
 
4. Provide an analysis of existing space, physical condition, infrastructure systems and the average 

allowable design populations.  Identify deficiencies in space and conditions of existing facilities in 
relationship to other facilities within the town and throughout Maine.  

 
5. Projection of population including student enrollement projections to the year 2030. 
 
6. Provide recommendations for any required expansion of municipal and school facilities and 

alternative use of existing spaces to maximize efficiencies to best serve this projected population 
and the needs of the community.  

 
7. Provide diagrammatic site and floor plans showing bulk sizes for all new or expanded facilities. 

 
8. Establish a Facilities Condition Index (FCI) using data from facility condition assessment compared 

to current replacement value. FCI=total cost of existing deficiencies/current replacement value. 
Provide a detailed list of deficiencies and renewal estimates. 

 
 
 

Long Range Facilities Plan RFQ – Town of Gorham - 2020 



PROPOSAL AND SELECTION PROCEDURE 
 
Proposals shall include at least the following items: 
 

1. Names and qualifications of persons in your firm who will conduct the work. 
 
2. Names and qualifications of any subcontractors who may be involved with the work. 

 
3. The project team’s specific experience. 

 
4. A detailed outline of the work to be performed. 

 
5. A schedule of major project milestones with estimated dates of completion (Target Project 

Completion date:  No later than March 1, 2021) 
 

6. A compensation package, which would include a breakdown of cost, associated for school 
facilities and municipal facilities separately. 

 
Proposals from responding firms will be reviewed by a selection committee of the Town of Gorham 
personnel.  Those firms selected for interview will be contacted to arrange a time and date for interview 
with the committee on or about the week of September 22, 2020.  The firm selected to conduct the work 
will be expected to enter into a contract with the Town of Gorham. 
 
A firm will be selected based on the following criteria: 
 

1. Methods and approach to the project as defined by the Consultant’s proposed scope of work. 
 

2. Project team qualifications and experience with projects of this type. 
 

3. Estimated fees and costs for the work. 
 

4. Team ability to perform the work in a timely manner and meet deadlines when established. 
 
GENERAL 
 
The Town of Gorham reserves the right to evaluate the submitted proposals, waive any irregularity 
therein, and to select any firm that submits a proposal to do the work and/or reject any or all proposals 
should it be deemed in the best interest of the Town. 
 
All questions related to this proposal should be directed to Norman E. Justice, Jr., Facilities Manager, at 
207-222-1147. 
 

Very truly yours, 
 

 
 

Norman E. Justice, Jr. 
Facilities Manager 

Long Range Facilities Plan RFQ – Town of Gorham - 2020 
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Town of Gorham Community Development 
 

Thomas M. Poirier, Director of Community Development  

tpoirier@gorham.me.us 

Carol Eyerman, Town Planner 

ceyerman@gorham.me.us 

GORHAM MUNICIPAL CENTER, 75 South Street, Gorham, ME 04038Tel: 207-222-1620 / Fax: 207-839-4793 

 

 

 

TO:  Ordinance Committee  

 

FROM:  Thomas M. Poirier, Director of Community Development  

 

SUBJECT:  Clustered Residential Development Performance Standards 

 

DATE:  JULY 13, 2020 

 

 

As identified by the Committee at the last meeting, staff made the requested changes to the draft 

Clustered Residential Development Standards. The committee’s proposed changes are shown bold, 

underlined, and struck through.  The proposed changes include a requirement for active open space for 

large scale clustered subdivisions, exemption for invasive species clearing, and inclusions of farmland of 

state & local importance under high value conservation areas.  

 

At the meeting there were multiple discussions about the Falmouth’s Conservation Subdivision 

standards. Staff attached a copy of Falmouth’s standards because it might be helpful for the Committee to 

see those standards when reviewing Gorham’s proposed changes.  

 

Requiring developers to construct active open space to be taken over by the Town might impact the 

amount of open space collected for the subdivision’s approval. This was discussed with the Town 

Attorney, and there are provisions in the Recreation Impact Fee that would allow the developer to seek a 

credit for the costs of construction of active open space such as fields, basketball, and tennis courts. 

Should the Town Council reject the credit in this case, that could open the Town up to a potential 

lawsuit.  

  
CLUSTERED RESIDENTIAL DEVELOPMENT 

 
 A Cluster Residential Development is a form of development which allows a developer to 

create smaller lots than required by the applicable zoning district regulations in the Rural and 
Suburban Residential District in return for setting aside a portion of the tract as permanent 
open space owned and maintained jointly by the individual lot owners a land trust or other 
conservation organization.  The net residential density of the site shall remain the same as if 
the site were developed as a conventional subdivision.  Each dwelling unit in a cluster 
residential development shall be placed on a separate lot whether the dwelling unit is a 
single-family dwelling or part of a two-family or multi-family dwelling.  The Planning Board 
may shall approve requests for cluster residential developments if it finds that the proposal 
conforms to the criteria listed below and is the best development form for the site. 

 
 Notwithstanding other provisions of this Code relating to space and bulk, the Planning Board 

in reviewing and approving proposed residential developments located in Gorham, may 
modify said provisions related to space and bulk to permit innovative approaches to housing 
and environmental design in accordance with the following standards.  This shall not be 
construed as granting variances to relieve hardship. 
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1. Lot Size shall not be reduced to less then: 

a. 20,000  square feet in the Suburban Residential District 
b. 30,000 square feet in the Rural District 

 
2. Frontage – Each lot shall have frontage on a public way or a private street proposed by 

the applicant, as follows: 
a. 75’ in the Suburban Residential District 
b. 100’ in the Rural District 
c. Up to 10% of the lots in a clustered subdivision may have frontages reduced 

below the frontage requirements stated in this subsection but not below 25’. 
Lots with frontage reduced under this provision shall not be adjacent to more 
than one other lot with such a reduced frontage, as determined at the front lot 
line.  
 

3. Lot setbacks: 
a. Front on private way or public street not identified as a collector, arterial, or 

State DOT designated route: 25’ 
b. Front on a collector, arterial road, or State DOT designated route: 50’ 
c. Rear: 10’ 
d. Side: 10’ 

 
 
 Innovative approaches to residential layout and environmental design shall be subject to the 

following criteria performance standards: 
 

1. The purpose and intent of this Land Use and Development Code shall be upheld 
minimum common open space requirement shall be: 
a. At least 40% of the total area of the tract or parcel of land being developed must 

be maintained as common open space and not be included in the individual 
building lots.  

b. The following “high-value conservation areas” shall be considered when 
determining the area(s) within the subdivision to be allocated to the 40% 
required common open space.  

c. Land deemed to be in excess of the 40% requirement up to 50% of the total 
land area may be required by the Planning Board as additional open space if 
the area contains land that meets the requirements of the “high-value 
conservation areas.”  The Planning Board must review the overall intent of the 
chapter as well as the impact on the design of the buildable lots and 
infrastructure of the subdivision in determining if the additional land should be 
included in the common open space.  

d. Active Open Space shall be required for subdivisions with more than 25 

lots and/ or dwelling units. Active Open space is for active recreation and 

shall include activities which require substantial construction and 

maintenance for recreation use, including playgrounds, tennis courts, 

ball fields, basketball courts, and similar facilities. A part or all the 

active open space may, at the option of the Town, be dedicated for 

acceptance by the Town for operation as a municipal recreation facility. 

The following table provides the minimum active open space 

reservations required in cluster subdivisions: 
 

Average Density per Dwelling Unit  Active Open Space Required, % of Subdivision Open Space 

80,000 s.f. or more        1.5       

40,000 s.f. to 79,999 s.f.       2.5       

20,000 s.f. to 39,999 s.f.       4       

10,000 s.f. to 19,999 s.f.       5 
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2. High-value Conservation areas: 
a. Existing trails (bike, hiking, cross-country skiing, snow shoeing, horseback 

riding, or snowmobiling) that connect with existing trails on Town-owned land or 
with existing trails on abutting land protected by a conservation easement or 
other written agreement.  

b. Existing healthy, native forests of at least 5 contiguous acres,  
c. Habitats of endangered or threatened species; 
d. Significant wildlife habitats as defined by the Maine Department of Inland 

Fisheries and Wildlife, or the municipality; 
e. Significant natural features and scenic views such as ridge lines, peaks and 

rock outcroppings, particularly those that can be seen from public roads, 
f. Archaeological Sites, historic structures, cemeteries and burial grounds,  

g. Prime agricultural lands,farm land of state wide, and/or local importance of 
at least 1 contiguous acre; and 

h. Land being actively farmed and which will remain active farm land of at least 1 
contiguous acre. 

 
3. There subdivision shall be compliance with all State and local codes and 

ordinances. Each building shall be an element of an overall plan for site 
development. 

 
4. There shall be no approval of any proposed development which exceeds the 

allowable net residential densities permitted without appeal in the district in which it 
is located. 

 
5. Residual Common open space shall be usable for recreational or other outdoor 

living purposes and for preserving large trees, tree groves, woods, ponds, streams, 
glens, rock outcrops, native plant life and wildlife cover.  The use of any open space 
may be further limited or controlled at the time of final approval where necessary to 
protect adjacent properties or uses.  Residual open space shall be dedicated to the 
recreational amenity and environmental enhancement of the development and shall 
be recorded as such.  Such dedications may include private covenants or 
arrangements to preserve the integrity of open spaces and their use for agricultural 
or conservation purposes. 

 
 The uses of common open space may include: common open space shall be 

accessible to the residents of the project.  At a minimum, this use may include such 
activities as walking, picnicking, fishing, swimming, cross country skiing, and other 
low intensity recreational uses unless otherwise provided for in the Planning Board 
approval. 

 
a) Passive recreation, such as hiking, walking, running, biking, snowshoeing, 

cross-country skiing, picnicking, bird-watching, hunting, fishing, and other 
low-impact recreational activities that do not significantly alter the natural 
common open space; 

b) Operation of snowmobiles or ATVs on existing snowmobile or ATV trails; 
c) Agriculture, horticulture, silviculture or pasture uses, provided that all best 

management practices are utilized to minimize environmental impacts; 
d) Nonstructural stormwater management, such as rain gardens and forested 

buffers; 
e) Easements for drainage, access, and underground utility lines; and 
f) Other conservation-oriented uses such as community garden, compatible 

with the purposes of this Chapter.  
 

The following uses are prohibited uses of common open space: 
 

a) Roads, parking lots and impervious surfaces, except as specifically 
authorized in this chapter; 

b) Subsurface wastewater disposal systems and wells; 
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c) Built stormwater management systems such but not limited to, ponds, 
underdrain ponds, catch basins, and pipes; 

d) Dumping or disposal of any type of yard waste, household waste, 
hazardous waste or other debris, organic or inorganic;  

e) Cutting vegetation, except for annual mowing related to agricultural uses or 
to prevent shrub growth from over taking protected fields, forest 
management of trees with an approved forest management plan written by 
a Maine licensed forester or dead, diseased, or dying tree as identified by a 

Maine licensed arborists. Removal of invasive species as identified by 

the Maine Department of Agriculture, Conservation, and Forestry is 

exempt from this section.  
f) Altering approved common open space. 
g) Additional structures being placed on the common open space without prior 

Planning Board approval; and  
h) Other activities as determined by the applicant and recorded on an 

instrument providing permanent protection such as deed restrictions.  
 

Common Open Space Ownership may include any of the following (with a 
preference to the order below): 
 

a) Ownership by a conservation organization approved by the Planning Board 
with permanent restrictions on is future use; or 

b) Ownership by the Town with or without a conservation easement to a 
conservation organization approved by the Town Council and Planning 
Board; 

c) Ownership by a homeowners’ association conditioned on forever being 

maintained as common open space and there shall be no further 

subdivision of this land, nor buildings constructed upon it without 

further Planning Board review. The land may also have with a 

conservation easement on it to the Town or a conservation organization 
approved by the Planning Board.  
 

 
6. The first meeting with the Planning Board shall be Conceptual Design Review, and 

shall precede submission of a Preliminary Subdivision Review Application. The 
Conceptual Design Review shall include the submission of an Existing Site 
Resource Map, identifying both significant natural and cultural resources. It is not 
required that this be an engineered plan but a surveyed plan that shows wetland, 
shoreland areas, significant habitat corridors, rare or endangered habitat, roads and 
buildings within 100 feet of the property, indication of overall stormwater flow 
direction, species and size of existing trees, historic and cultural resources such as 
existing barns, trails, cellar holes, stonewalls, and other noteworthy features unique 
to the property. The Existing Site Resource Map shall not include proposed roads or 
subdivision lots. The intent of this phase of review is for there to be an opportunity to 
build greater Planning Board, applicant, and open space holder consensus on 
critical resources and over-all design early in the review process, before the 
applicant proceeds into formal design of the project. The developer shall include in 
the over-all design team either a licensed landscape architect or a natural resource 
planner. The landscape architect or natural resource planner shall provide a written 
narrative of the existing site resource maps detailing critical areas with a 
recommendation about the features which should be preserved in the open space.   

 
 It is intended that the open shall be designed first, and the built environment shall be 

constructed in the remaining areas.  During the Conceptual Design Review process, 
the Board shall determine whether or not the open space layout, design and 
configuration is appropriate based on the size of the parcel to be developed and 
consistent with the goals outlined under this section and those outlined in the 
Town’s Comprehensive Plan  
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The developer shall take into consideration the following points, and shall illustrate 
the treatment of spaces, paths, roads, service and parking areas and other features 
required in his proposal: 

 
a) Orientation:  buildings and other improvements shall respect scenic vistas 

and natural features. 
 

b) Streets:  access from public ways, internal circulation and parking shall be 
designed to provide for vehicular and pedestrian safety and convenience, 
emergency and fire equipment, snow clearance, street maintenance, 
delivery and collection services.  Streets shall be laid out and constructed 
consistent with local requirements. 

 
 Driveways shall be located onto interior road networks to the greatest 

extent practical. No more than one driveway per 500’ of road frontage shall 
be allowed on any collector roads, arterial roads, or Maine DOT State 
number routes.  

 
c) Drainage:  adequate provision shall be made for storm waters, with 

particular concern for the effects of any effluent draining from the site.  
Erosion resulting from any improvements on the site shall be prevented by 
landscaping or other means. 

 
d) Sewage Disposal:  adequate provision shall be made for sewage disposal, 

and shall take into consideration soil conditions and potential pollution of 
surface or ground waters. The plans shall show the location of 2 passing 
soils areas on each lot proposed. One of the test pits should be labeled as 
primary which will be utilized for the initial construction with the 2

nd
 test pit 

being identified as reserve and utilized when the first septic system 
declines.  

 
e) Water Supply: adequate provision shall be made for both ordinary use as 

well as special fire needs. 
 

f) Utilities:  all utilities shall be installed underground wherever possible.  
Transformer boxes, pumping stations and meters shall be located so as not 
to be unsightly or hazardous to the public. 

 
g) Recreation:  facilities shall be provided consistent with the development 

proposal. 
 

h) Buffering:  planting, landscaping, disposition and form of buildings and 
other improvements, or fencing and screening shall be utilized to integrate 
the proposed development with the landscape and the character of any 
surrounding development. Buffers of at least 75 feet in width shall be 
created around the entire perimeter of the subdivision unless the 
subdivision abuts another clustered residential development or the 
Planning Board finds the design of the subdivision matches the existing 
development pattern of the area. Where possible, existing trees and 
vegetation shall be preserved in the buffers, except that invasive vegetation 
may be removed. The Planning Board may require landscaping or other 
features as necessary to break up the proposed development from abutting 
properties should the 75 foot buffer not provide adequate buffering.  

 
i) Disposition of Buildings:  shall recognize the need for natural light and 

ventilation. 
 

7. For purposes of this section, the tract or parcel of land involved must be either in 
single ownership, or the subject of an application filed jointly by the owners of all the 
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property included. 
 
8. Before the recording of final subdivision plans, or as a condition of final subdivision 

approval, the Planning Board shall require and accept in accordance with the 
standards adopted by ordinance, an improvement guarantee in accordance with 
Chapter 3, Subdivision, Section 3-4., Final Plan, Subsection C., Improvement 
Guarantee. 

 
9 8. Common open space shall be dedicated after approval of the project.  There shall 

be no further subdivision of this land, nor buildings constructed upon it without 
further planning review and which would cause the net residential density to exceed 
the density permitted in that district. 

 
10 9. The common open space(s) shall be shown on the development plan and with 

appropriate notation on the face thereof to indicate that it: 
 

a) shall not be used for future building lots. 
 

b) a part or all of the common open space may, at the option of the Town, be 
dedicated for acceptance by the Town for operation as a municipal 
recreational facility. 

 
101. If any or all of the common open space is to be reserved for use by the residents, 

the formation and incorporation by the developer of a neighborhood association 
shall be required prior to final plat approval. 

 
112. Covenants for mandatory membership in the association setting forth the owners' 

rights and interest and privileges in the association and the common land, shall be 
approved by the Planning Board and included in the deed for each lot. 

 
123. This neighborhood association shall have the responsibility of maintaining the 

common open space(s) and operation and maintenance of local neighborhood 
recreational facilities within such open space(s). 

 
134. The association shall levy annual charges against all property owners to defray the 

expenses connected with the maintenance of open spaces and neighborhood 
recreational facilities. 

 
145. The developer or subdivider shall maintain control of such open space(s) and be 

responsible for their maintenance until development sufficient to support the 
association has taken place or, alternatively, the objectives of clustering have been 
met.  Such determination shall be made by the Planning Board upon request of the 
Neighborhood Association or the developer or subdivider. 
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