Envisioning the Economic Future of the Midcoast
Speaker 1: Diane Lebson/Introduc on of David Pio
All right. So I'm going to make a very unconven onal introduc on of someone, because you can read all
about Dave [inaudible] bio in the newsle er. You could even Google him. You'll nd that he's a really
smart guy, but what you will not nd on Google or the newsle er is the kind of guy that he is. You'll nd
his accomplishments. But what I really want to talk about today is how Dave is someone who sees an
opportunity and grasps it. So the rst me that Dave PO came into Eric lessons in my life was on a key air
ight. They're coming in from Logan. And you know, the story. Um, thank you for coming in from LA.
Derek is coming in from DC. And for some reason, Eric sleazy wife is not able to pick him up at the
airport. So Eric's like, okay, well, I'm just going to call a taxi and get home.
Well, those of you who've been in here for a while, realized the taxis are hard to come by. So Dave
overheard this and he said, Hey, where do you live? Let me give you a ride home. Now let me underscore
what kind of risky behavior this is, this guy's originally from LA. My husband's originally from DC and a
stranger asking students to give a ride home. Eric took that leap of faith. And when he was in Dave's car,
texted me not to alert me to any danger, but rather to alert me to this really cool guy, D that he met at
the airport. And I'm like, what, whatever. And so I ended, my mee ng came right outside and you're
confusing me today. And he was absolutely right. Dave is someone who is considerate, he's friendly. And
he's a great addi on to our community. He's just the type of person who really seeks out the best in
people and makes new friends. So he's here going to be talking about his role as the chair of Rockport's
economic development commi ee. And a er he talks with you today, you'll see why he's the right man
for the job. So Dave, come on up.
Speaker 2 David Pio/Presenter
Well, thanks, Diane. That was quite the introduc on. I appreciate it. I want to talk about today is
economic development here in the mid coast and Rockport speci cally, but they kind of all go hand in
hand.
So what we want, what I want to talk about is envisioning the future of the mid coast from a newcomers
perspec ve. First o , it's gonna take awhile. Okay my name is Dave Pio. I produced a bio, I guess many of
you probably saw it, but a li le bit about me. Part of the reason I'm here talking today is because of my
role as the chair of the economic development commi ee for Rockport. And I also serve on the planning
board in Rockport as well. A li le bit about just my background. I have a degree in landscape architecture
and land planning from the university of Illinois and an MBA from the university of Chicago. I was born
and raised in the Midwest. Diane men oned Los Angeles, but that was where we last lived before
moving to Rockport almost exactly two years ago today.
We are climate refugees partly, and we also just wanted to raise our children in a smaller community.
And I loving where we are so far, Professionally I run a na onal real estate investment pla orm. We focus
on mul -family and student housing all over the country and I am a huge lover of the outdoors, love
everything that Maine has to o er, and a sailor and skier. You can nd my family and I out in the woods
or on the water. And some of this might not make sense without my slides, but my fault I produce it and
keep keynote instead of PowerPoint. So anyways, I'll just kind of wing it even though you can't see
everything. One of the things I'm really interested in is sort of this intersec on between economics and
business, land use, and resiliency. kind of how those three come together.
And so looking at resilient models of business crea on and economics, as well as resilient models of land
use as you may or not have seen there was an updated report that came out yesterday from the IPC on
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climate change. Not good. So everything that I think about is through that sort of the lens or of that in
the background. This has formed some of my thought processes around Maine and economic
development that may be for counterintui ve or di erent than the way things have been done in the
past. knowing that that's sort of in the background and we need to solve for that from an economic
development perspec ve, a year ago Deb hall, the former chair of the Rockport select board
approached me and asked if I'd have an interest in helping to form an economic development commi ee
in Rockford.
Rockport never had one. She heard a li le bit about my bio when I had raised my hand to join the
planning board and said, Hey, you know what, you'd be the perfect person to maybe start this. And so I
sat down with her and talked for quite a while and then met rich Anderson here. Rich and I sort of
brainstormed a bit on who might t well on the commi ee and Rich knowing everyone in town had a
much bigger hand in that than I did. So last fall we launched our economic development commi ee. And
as part of doing that I put together an outline of some topics for the group that we might discuss or think
about to inform ourselves how this commi ee might go forward. This presenta on is really is going to be
an outgrowth of the presenta on to my fellow commi ee members.
Um, so the big picture goals of our commi ee are really job and economic development crea on and
reten on, as well as to build economic opportuni es for everyone. I think that that's the underlying goal
and also to provide addi onal town revenue. That's important as well in order to provide the services
that we need as a town.
The other issue that we are faced with is dealing with the demographic issues a ec ng Maine and Knox
county. As many of you probably know, Maine is the oldest state in the country. And Knox county
happens to be the oldest county in the oldest state in the country. So we have an issue when it comes to
replacing our popula on. At the state level, I think the number we need is to replace 70,000 people
statewide just to get back to where we are.
So that's the number we're working towards. Tthat's not even growing beyond that. We also have to
stop the brain drain that we have and nd ways to keep our young people here. I don't think it's an
unknown that most kids who grew up in our communi es when they graduate and they go o to college,
they don't come back. There's no way we can have a fully inclusive and dynamic economy without
having those young people in our community.
This one may be a li le controversial, but you'll see where I'm coming from on here. I think that the state
and our region needs to drop the total focus on tourism or we'll never keep our youth here. As long as
we have an economy based solely on tourism, there's going to be no jobs for our youth and it's not
recession Proof.
There's nothing resilient about a tourism economy. It's really important. It can be a great driver for
a rac ng people here, and I'll get more into that, but longterm it's kind of a stop gap. Maine had these
old line industries that for whatever reasons through di erent di erent mes kind of went away and it
was sort of replaced with tourism. That has kind of kept our economy going, but I don't think it's a
resilient longterm solu on. I also think we need to be known as a favorite place to live, not just vaca on.
It kind of goes along with that. And we also need to balance our short-term needs, of which there are
many, with strategically thinking about long-term and also the trends that are coming down the line like
climate change,
So the way I see it, there's two really big pictures. These are hard problems to solve and we won't be
able to solve at the commi ee level. We won't be able to solve at the town level. We won't even be able
to solve necessarily in the regional level. But there are things that we should be able to be thinking about
at the state level, and that has to do with the way taxes happen. We need to rethink the State and local
tax mix. As you may or may not know, you know, our towns provide almost all of our governance, but live
only on property tax. Sales and personal commercial income tax revenues all goes to the State. And this
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is especially a problem for inland towns that can't generate the same levels of property tax income than
coastal towns like us can because we have higher land values as a func on of just the way our economy
currently works.
One of the things we should be thinking about is how can we look at tax reform. How can we reduce that
inequity between inland and coastal towns while also aligning incen ves correctly so that the towns that
do successfully promote economic development growth get to keep some of those dollars in the town
where they produce it. I'm not a tax expert, but these are just kind of things I see. Consider some of the
tax ideas that are out there such as, we Ins tute a statewide land value tax. That could be revenue taken
by the state and some is kicked back out to the towns on a per capita basis. Also look at spli ng sales
revenue evenly between the state and the towns where it's created, that would go a long ways to
providing addi onal income for our towns, so that we're not solely based on property tax. Then we don't
have to increase property tax and force people out of their homes because we have another way to
generate revenue. You know, towns should also be allowed to tax structures if they want, not just the
land beneath the structure.
The other thing that you may or may not know of about Maine is that we have a seasonal taxa on
regimen. And what that means is that in the normal part of the year, we have a ve and a half percent
retail sales tax, but that goes up to 7% for lodging and prepared food and 10% for rental cars from July
through October only. I maintain that these rates maybe be increased even further during the tourist
season so that we can capture more of those dollars. Don't quote me on these gures. I know Maine has
a popula on of roughly 1.3 million, but I've heard gures that in the summer the popula on of Maine
balloons into the millions. We're not capturing all of the tax that we could be when one caveat of this is
that a substan al share of those summer taxes are paid by the tourist or summer people rather than the
residents. There could be a mechanism whereby price sensi ve year round Mainers could strategically
me their purchases to be outside of that window to bene t from the lower taxes. This also encourage
remote workers who maybe want to spend part of the year here. Maybe they would stay longer because
they can take advantage of those taxes outside of the sort of high tourist season and bene t from that.
The other big picture issue is governance. Can small towns like Rockport and Camden, realis cally selfgoverned inde nitely. You know, at what point do opera onal and administra ve liabili es become too
great to service through property taxes alone. So if we don't change the tax side of it can we remain
small towns? With the burdens of opera ons that we have Where every town has its own re
department and police department and library, can some of the services be shared at the regional level
or the county level.
What are the bene ts or disadvantages of me governments for city governance? This is another thing,
you know, Rockland and Belfast are our city governance, whereas Camden and Rockport or town
governance. The di erence being governance by representa on via direct par cipa on. And so I’m not
saying that there's a bene t to one way or the other, but it's something that a town like Rockport and
Camden may want to think about as it looks to grow and become sort of more e cient in its decisionmaking. Because while a democracy by everyone is a great thing to have, it also is extremely slow and
ine cient when you're trying to look at large scale change that needs to happen. It’s kind of that give
and take, push and pull when maybe it should be a topic going forward to look at.
The other things that our commi ee is looking, or just these other big picture ques ons, which are
regional versus local economic development, should we be doing this alone at the town level, or should
we be working collec vely with other neighboring towns or at the county level. Like I said, where would
we make a bigger impact? This gets to some of those governance changes. The other big picture
ques on or issue is housing a ordability and availability. I think everyone's aware of this. It is a hot
bu on topic that not only are we trying to solve here locally. The state is trying to solve it as well. The
pandemic really shone a light light on this with a lot of in ux of people. Obviously property values have
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gone up primarily because we have no supply. And one of a couple of the things we need to do around
the supply issue is that we need a regional planning approach to development.
We need to plan for growth collec vely. it can't happen in a vacuum if Rockport's doing one thing and
Camden is doing something else and Rockland is doing another thing, we're never going to get the the
scale of development that we need to solve some of these problems. The other thing is we need to be
looking at our comprehensive plans and our zoning codes to see what changes need to be made to
foster smart growth development. A concerted e ort needs to be made to promote housing
development and increased density. One of the best ways to increase a ordability is to increase density.
By having more homes, smaller homes, in forms that maybe tradi onally weren't here, townhomes,
apartments, condos, and di erent forms of, of, of ownership versus leasing. You know, not everyone can
a ord to buy a home, especially where things have gone.
So we need rental op ons as well, and we need to be able to build for that. Part of being able to build for
that is to have enough scale and enough density to make the numbers work. The other part of this is
that we need to promote smart development and limit sprawl. Sprawl is the way our zoning codes
wri en. We have these minimum lot sizes which just leads to more sprawl because if you have to build a
house on a two acre minimum, or a three acre minimum, you're just going to eat up land where you
could take that same amount of land and put dozens of houses on that land and preserve other land.
you know, kind of further out from the city center. We need to encourage that kind of growth or that
kind of development, I should say.
And one aspect that drives that is the availability of sanitary sewer. So you need to have sanitary sewer
in order to have higher density because you don't need the same size lot to provide for leach eld, with a
sep c tank. That's the limi ng factor to growth and density is the ability to handle the sewage. And so
where we can make infrastructure investments in our sanitary sewer systems, we can provide more
housing and higher density housing, which again, will help to bring that cost of housing down. The other
side of this is we need to move from an idea of nimbyism to yimbyism. If you're not familiar with that
term, you know, NIMBY means not in my backyard. and YIMBY is yes, in my backyard. My ini al
assessment is an cider to the area and to new England is that, you know, there's a lot of an -growth
sen ment here.
If we're going to provide housing and a ordable housing, we're going to need to change that mindset
too, yes, we want development. We want to encourage it, and we need to gure out how to make it
happen, as opposed to just throwing up sort of a red ags and just saying no at all costs. Uh, the other
thing we need to revisit is the way land costs has gone here. Maine has a great history of doing good
land conserva on. A lot of private land owners are able to conserve their land and that is allowed for use
for everyone. But what happens a lot of mes when you do that is there's a tax bene t to the landowner
by pu ng that land in conserva on land that they likely would not have developed anyways. But what it
does is it robs the municipality from that tax revenue, or if you put land into tree growth as well, we're
not ge ng the same land basis or that revenue because under our current tax situa on, if we changed
the taxing, that may change that. So taxing is one side of it, but the other side of it is that some land
parcels may be be er o developed and not conserved where other parcels would be be er o
conserved and not developed. And so if there was an en ty in the middle of land trust say where the
land was actually donated, and then that trust could decide whether or not they could “horse trade” for
the parcels. They really want to conserve and develop the other ones. Um, but you s ll get the same
bene t of that. So that's another thing we need to think about as we're looking at land use and housing.
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The last part is the a ordability component is ge ng the cost of construc on down. And this is ed to a
couple of issues.
One is supplies, which we can't do much about. This is a na onal issue, um, where supply costs have
gone up. But our labor costs are also very high and that's par ally because we don't have enough people
working in the trades. We don't have enough skilled labor and the demand far out seizes, the supply of
labor. On the other side of that too, is we're not building a scale. Maine does not really know how to
build that scale, even in the Portland area we don't have home builders that are building mul ple houses
at a me or large mul -family projects where we can get those cost e ciencies and that the economy is
scaled down. And so when we look at building something we're being quoted, uh, by the local local
contractors, you know, $300 a foot, well, there's no way you can build an a ordable house at $300 a
foot.
So we have to nd ways to build that down and part of that's through scale. So those kind of big issues
we're dealing with our commi ees kind of looked at some focus areas to focus on. And in interest of
me, I won't go through all of these in-depth, although I have slides around them. So you can look at
them later, but some of the big picture items are; How do we a ract businesses and people to the area?
How do we retain young people in their area? What are some homegrown business ini a ves we can
work on? How do we create more middle income jobs? How do we pitch this area as a recrea on,
powerhouse, and what I mean by that is, you know, we have all these amazing outdoor opportuni es
that are really not on the map na onally.
And if that was the case, we would a ract more people to this area, like mountain towns do out west.
And so people will want to come and live here for the lifestyle and that will bring more people that will
bring more dollars being spent in our communi es. It would put us on that map for year round residents
who want to be a part of that. That is the bene t to moving to cold Maine. I personally feel that we are
going to see a reverse migra on of people back to the Northern la tudes as some of these Southern
Western la tudes become less inhabitable. I men oned that we were climate refugees, and that was the
case. We were living in the Malibu area of Southern California and we were forced out during the
Woolsey re three years ago. We were out for a week, the year before that the Thomas re burned
through Ventura and Santa Barbara county.
My dad lives up in the Ohio area and his wood shop burned down. And so these are happening, they're
happening every year, more and more consistently. And I think you're going to start to see more and
more people rethink where they're moving to. And Maine, I think has an opportunity to sit here and say,
Hey, let's have you move here, but let's provide the infrastructure with the tools that make this a great
place. And that may be the key to repopula ng our state and rebuilding our economy. The last thing I'll
just say is that we need to also focus on exis ng businesses and our workforce, as well as support local
and regional agriculture and support the local cra trades up here. We have a lot going for us here in the
mid coast and a lot of things we can draw on.
Each one of the things I just discussed could be its own presenta on in its own right. But those are the
things that our commi ee has been systema cally working on. We are at the next phase of our
commi ee, which will kick o later this week We will now be crea ng ac on items to implement some
ideas around some of what I have been discussing. So with that, I'll sort of leave that open to any
ques ons you have. I appreciate the opportunity to speak with you today. And it's great being here and
everyone out in internet land as well.
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Ques on: So I'll kick us o . One of the things we talked about Dave was the mindset we need to change
from nimbyism to yimbyism. There's a whole lot of mindset issues that need to be changed, not only
with regards to not in my backyard, but why should we change this? This is what we've been doing for
genera ons and genera ons. What can groups like the Rockport economic development commi ee do
to educate people or to raise awareness so that their mindsets will change because that's going to be a
signi cant barrier? Sure, That’s a good ques on. And I'm
Speaker
Very sensi ve. The fact that I'm an outsider and have tried through this process to sort of convey that
and to be sensi ve to the way things that have been done. I think from my perspec ve, personally, all I
can do is try to put forth ideas. and hopefully they resonate with people. But I do think that it does take
a change in mindset. It will take people in the community that can see some of these challenges and
some of the poten al solu ons and really talk about it with their neighbors. People who have been here
long-term and get people involved. I do think that as our commi ee goes forward, as we work with
other economic development groups in the region and we show change and opportunity and possibility
that may help change mindsets.
Ques on: You didn't men on broadband at all. I wonder if you see broadband as the way it's being
portrayed, mostly around this area?
So broadband is a huge piece of that, and it's actually a big component of a rac ng people to the area,
which I didn't go into detail on. Deb hall is also a member of our commi ee as well. And when she le
the select board she's began chairing the regional broadband task force, I think for any community to be
compe ve in the future. And even today, you have to have high-speed broadband available to
everyone. And, and I think the future of work is sort of twofold. It's going to be mostly online. So that's
the, where our kids are. They don't know any di erent. My children are that way. they are just digital
na ves, right? And so to not have the internet for them will be next to impossible. The other side of it is
we s ll need trades and we s ll need people doing physical labor, but they can organize themselves via
the internet. And that's really important as well, and more and more of the backend o ce things that
they do will be cloud-based. So, the internet really is the key to everything.
We're going to take a ques on from Sam online. You ready to speak? Can you hear me?
Oh, great. Hi David. This is Samantha I'm zooming in from home and it doesn't look like you guys can see
me, but welcome. I was so thrilled to hear your talk. I am a fellow Midwesterner moved from Los
Angeles by way of New York to Camden Maine. So I can relate to some of your backstory. And I can’t you
tell you how many mes I've said to folks around here when they're not even interested in talking about
it. “Oh, the climate migra on is coming here and we absolutely need to be thinking about infrastructure
and how to welcome them in a healthy way. This will likely change over the decades. If, so I love hearing
that you're doing this work because I'm doing nothing but just thinking about it. And what I'm curious
about is the mini small towns issue. Does Camden have a similar commi ee? Is there a regional
commi ee talking about these things or is Rockport just totally blazing the trails on this issue?
I can see the thumbs up in the screen. So, uh, okay, great. So I don't know what Camden has. We're kind
of s ll in an exploratory phase of determining what we want to focus on in Rockport. I think one of our
next steps is really to decide how do we liaison with other towns. This did come up during the monies
that were sent from the federal government and dispersed to the coun es here in, in, in Maine.
I think it was apparent during that just how li le the county gets involved. And they weren't really
prepared to know what to do with some of those funds because we don't have anything at the county
level. And I think that is an area that we can work on how I don't know, but collec vely, I think that's
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where a lot of this needs to happen. And so there really needs to be some sort of a regional, economic
development commi ee or some sort of task force.
Thank you so much for your me, much appreciated I'm from Los Angeles for a long me. So I
understand your enjoyment of being here, but I wanted to ask you as someone who's new to the area,
what do you value most about living in the coast?
You know, there's a lot of things. The past it's interes ng, the last two and a half months, the world sort
of turned back on, at least in my world. And so I've been traveling a lot for work again and on the road
and back in big ci es a er really not leaving the state for 18 months, which was a rst for me. I'll tell you,
one of the things I value the most is returning back to Maine. It’s like a giant breath of fresh air driving
up from the airport in Portland. And, you know, you immediately sort of relaxed. It’s just, life is just a lot
easier this way. The thing I value is just the sense of community, the sense of a small town. Personally, I
mean, this kind of gets outside of my economic development role, but I have a hypothesis and a theory
that to be resilient in the future and the chase in the face of climate change, one of the things that we
will really need to do and we can do is basically repopulate real America, Maine being a very rural state.
We have hundreds and hundreds and thousands of small towns that sort of, have been le to nothing
and we have a real opportunity to repopulate those towns. And so Maine, I think has a real opportunity
to do that. If we spread people out, this idea of sort of decentralizing, where we live as well as our
economy will just make us that much more resilient. And so one of the things I value about Maine, it's
just that local hard work ethic. The cra s / trades that are here I think are huge. Sustainable farming
models that were developed here. Eliot Coleman, and what he's done and a lot of the other small-scale
farming, I think is the way of the future. And so, you know, Maine has a lot of things that we can tap into
to teach the rest of the country sort of how to do things and that's one of the reasons we chose Maine,
because those opportuni es are already here.
Thank you, This Ruben Brown. Since you were speaking, the Senate passed the infrastructure bill, and
that may a ect what you're going to do in the long me. How do you view a local economic
development or taking into considera on na onal and even state policy and re ec ng on it and what to
do?
I think there’s only so much that a local commi ee can do, but I think if those ideas that are done at the
local level can sort of snowball and we can have some sort of power maybe regionally, that will help us
tap into what the state's doing or what the na on doing. Part of that bill you men oned, I am not up to
speed on. What's in the nal bill? I know part of that was poten ally expanding the Amtrak line to
Rockland, right? That would be huge for this area. I mean, we have a lot in this region, we have a lot of
the raw pieces of what we could put together to create a real regional economic powerhouse. The
ques on is whether or not we want that or not. Here we have an airport that may or may not be able to
be expanded. We have the poten al for expanding a train line. We have two larger ci es, we have a
great sheries and agriculture. We have a great farming base. And with work from home, the whole idea
of economy is changing and the way work can be done, and we can create whole new economies around
that. I think the more we can get funds into our areas to promote that kind of growth, that if it's resilient
and it bene ts everyone, I think that's really important. I think that's a big part of how I look at Rockport
personally, is that it's not just about suppor ng what's immediately at the coast, but that we need to
support all areas of town, and we can do that and provide infrastructure to do that be er. I think
internet is a big part of that so that areas in west Rockport have the same level of internet as we have in
the village. Right.
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