
 

 

      
 

 

 

AGENDA 

  TOWN FINANCE COMMITTEE  
 

Thursday – July 11, 2024 

Hybrid 

5:00 P.M. 

 

LINK TO PARTICIPATE REMOTELY:  

https://scarboroughmaine.zoom.us/j/85212586307 

    

TO VIEW MEETING ONLY:  

https://www.youtube.com/channel/UCD5Y8CFy5HpXMftV3xX73aw 

 

 

Item 1.  Call to Order. 

 

Item 2.  Those Present. 

 

Item 3.   Approval of Minutes:  June 13, 2024 

 

Item 4.  Discussion and possible action on recommended language from Staff on the 

Fund Balance Policy. 

 
Item 5. Discussion:  

a. Discuss approach to achieve Council Goal to "Establish multi-year Capital 
Facilities prioritization list representing investment needs of $5M or more 
over the next 20 years." 

b. Discuss TIF/CEA Policy Next Steps for Council Goal, including Downs review 
[Excel Workbook] 

c. Discuss how to activate ideas from Budget Retrospective 
 

Item 6.  Public Comments. 

 

Item 7.   Adjourn. 

 

 

https://scarboroughmaine.zoom.us/j/85212586307
https://www.youtube.com/channel/UCD5Y8CFy5HpXMftV3xX73aw
https://docs.google.com/spreadsheets/d/1qabo20Zd76k-wiubMasElIesfxjU09eu/edit?gid=993490924#gid=993490924


Item 4. 

UNASSIGNED FUND BALANCE 

 

Unassigned Fund Balance is the residual amount of Fund Balance in the General Fund. It 

represents the resources available for future spending. An appropriate level of Unassigned Fund 

Balance should be maintained in the General Fund in order to cover unexpected expenditures and 

revenue shortfalls.  

 

In the event of projected revenue shortfalls, it is the responsibility of the Town Manager to report 

the projections to the Town Council’s Finance Committee on a quarterly basis and will include 

an outline of recommended Management actions to address any shortfall.  

 

The Town aspires to reach an Unassigned Fund Balance of 16.67% (two months or 1/6) of the 

prior year’s Operating Budget. Until the Town reaches this goal, the minimum Fund Balance 

Policy shall be set to maintain the level of Unassigned Fund Balance equal to 10.00% of the 

Town’s Operating Budget for the prior fiscal year. As the Town increases its Unassigned Fund 

Balance, consideration should be given to raise the minimum level of Unassigned Fund Balance 

until the aspirational goal is met. The Town has set a goal, through this Fund Balance Policy, to 

maintain the level of Unassigned Fund Balance equal to 10.0% of the Town’s Operating Budget 

for the prior fiscal year and to not fall below 8.33% (or 1/12) of the Town’s Operating Budget.  

 

Once the Town achieves an unassigned fund balance greater than equal to 10.0% % but less than 

16.67% of Scarborough’s Operating  

Budget, any excess above 120% may must be assigned by any combination to one of the 

following: 

 

• Retained in non-spendable and restricted accounts that offset unfunded liabilities, and/or 

• Retained in assigned accounts that may be used in future budget cycles as a property tax 

rate stabilization; available for use during a catastrophic event, and/or 

• Funding future capital expenditures and/or projects, and/or 

• Retirement of debt, and/or 

• Taxpayer refund. 

 

Once the Town achieves an Unassigned Fund Balance greater than 16.67% of the Town’s 

Operating Budget, any excess above 16.67% must be assigned by any combination to one above. 

 

In the event that the balance drops below the established minimum level, the Town Council will 

develop a plan to replenish the fund balance to the established minimum level within two years. 

Policy statement: Unrestricted Fund Balance as a Percentage of Revenues: The level of 

unrestricted fund balance will not be allowed to drop below 8% of annual revenues with a goal 

of building unrestricted fund balance to 12% of annual revenues. 





























SCARBOROUGH
FISCAL IMPACT ANALYSIS



WHAT IS THE QUESTION?

IN 2018:  
DO EXISTING RESIDENTS SUBSIDIZE GROWTH? 
DOES LAND USE MAKE A DIFFERENCE? 



IN 2024:

CAN WE SIMPLIFY THE MODEL? 
WHAT ASSUMPTIONS ARE WE USING? 
WHAT ELSE CAN YOU DO WITH THE MODEL? 
CAN WE RECALCULATE THE DOWNS BASED ON ACTUAL 
DEVELOPMENT ? 
WHERE DO THE TAX DOLLARS FLOW? 



FISCAL IMPACT
Fiscal impact analysis looks at the “direct, current, and public costs and revenues” as a result of land development. 

A fiscal impact assessment is the net (positive or negative) of the costs incurred and the revenues received by the 
Town 

Fiscal impact does not take into account Economic Impacts such as jobs; it does not assess environmental or land 
use compatibility, nor impacts on neighbors. Indirect effects not included.  

This analysis does not include any shift benefit analysis from Sheltering Value in a TIF 

It’s one piece of the puzzle for making decisions about the future 



FISCAL IMPACT IN SCARBOROUGH
Used during the review of the Downs CEA 
Based on work that was done by a consultant For Comp Plan 
Consultant Determined the original factors 
Project reviewed by two outside consultants  
Over time, factors updated based on current Budgets & Census Bureau Data 



SIMPLIFY
Original Analysis estimated each year separately (30 Workbooks) 
Simplification:  
Converted from 30 separate workbooks to 3 Connected workbooks 
Reorganized the work into Revenues, Costs, Build Scenario, and Summary 
Provides options for different assumptions 
Uses a “Sandbox” for relevant data 



UPDATE
Assumes reval every 5 years starting in year 6  
Provides options for Assumptions (to look at different Scenarios) 
Adds the Balance of the Town  
Updates costs to latest available numbers 
Lets the user select the Key Data Points 

  



BASIC CONCEPT

REVENUES - CEA INVESTMENT - COSTS =  
FISCAL IMPACT 

  



COMPONENTS: REVENUES
Property tax generated by Values assigned by type of use 
 Revenues separated into Sharable under CEA (Original Assessed Value Subtracted) 
 CEA Share subtracted from Sharable Revenues 
 Original Assessed Value (OAV) added back to revenues after CEA dollars removed 
 Excise tax calculated and added into mix 



COMPONENTS: COSTS
 2024 Department Net Budgets used as base 
Education, Public Works, Police, Fire/EMS, Library, Community Services 
 These budgets represent 77% of total Town Tax Levy in 2024 



COMPONENTS: COSTS
Capital Costs are not included 
Impact Fees intended to cover capital 
Direct costs Only as Reflected in Budget



OPTIONS:  REVALS 

Year 6 Valuation Increase (Town) - 50% (recommended by Assessor) 
Year 6 Valuation Increase (The Project) - 50% 
Years 11, 16, 21, 26 (Townwide) - 15% 
Alternate Assumptions can be made for a project 



BUDGET ASSUMPTIONS  

Annual Town Tax Levy Increases Non Revaluation Years:           4.5% 
Annual Town Tax Levy Increases Revaluation Years:                  4.5% 
Annual Department Increases:                                                       4% 
Annual Increase in Townwide Valuation:                                       1.5%  



TAX RATE PROJECTIONS   

Tax Rate Drops 31.4% with a 50% increase in Values, 4.5% increase in Town Net Expenditures and 1.5% increase in Net New Value 

Tax Rate Drops 26.5% with a 40% increase in Values, 4.5% increase in Town Net Expenditures, and 1.5% increase in Net New Value 

Assumes 10% in future Revals after 2025. (Model increases this to 15%)



January through December Housing Sales in Scarborough
Category Single Family Townhouse Condo All Units

# Sold 214 25 44 283

Ave Price $742,980 $610,240 $572,875 $704,806

Total # of Bedrooms 725 67 94 886

Ave Number of Bedrooms 3.39 2.68 2.14 3.13

# of Units with 4 or More Bedrooms 91 1 1 93

% of Units with 4 or More Bedrooms 42.5% 4.0% 2.3% 32.9%

Ave Square Feet 2,266 1,798 1,374 2,086

# of New Units (Built 2022-2023) 49 6 13 68

New Units as a % of Total 23% 24% 30% 24%

Ave Price of New Units $837,788 $622,000 $488,115 $755,339

2023 HOUSING SALES



THE MODEL 
4 LINKED SPREADSHEETS: 

GENERIC FISCAL IMPACT 24 (SAND BOX) 
GENERIC FISCAL IMPACT 24 REVENUES 
GENERIC FISCAL IMPACT 24 COSTS 
GENERIC FISCAL IMPACT 24 SUMMARY



VALUES PER UNIT 
Value per Unit 2019 4/1/23

Revaluaton # 1  
Year 6                 

FY 24-25

Revaluation # 2  
Year 11               

FY 24-25

Revaluation #3  
Year 16              

FY 34-35

Revaluation #4 
Year 21               

FY 39-40

Revaluation #5 
Year 26             

FY 44-45)

Single Family $275,000 $475,000 $712,500 $819,375 $942,281 $1,083,623 $1,246,167

Condos $225,000 $375,000 $562,500 $646,875 $743,906 $855,492 $983,816

Apartments - Market Rate $130,000 $125,000 $187,500 $215,625 $247,969 $285,164 $327,939

Apartments - Subsidized $79,000 $118,500 $136,275 $156,716 $180,224 $207,257

Senior Apartments - Market Rate $130,000 $125,000 $187,500 $215,625 $247,969 $285,164 $327,939

Senior Apartments - Subsidized $79,000 $118,500 $136,275 $156,716 $180,224 $207,257

Assisted Living/Special Units $130,000 $250,000 $375,000 $431,250 $495,938 $570,328 $655,877

Based on 50% increase in 2025, 15% increases in remaining Years



VALUES PER SQUARE FEET 
Value per Sq Ft 2019 2023

Revaluaton # 1 
Year 6                 
FY 25

Revaluation # 2  
Year 11               

FY 30

Revaluation #3  
Year 16              

FY 35

Revaluation #4 
Year 21               

FY 40

Revaluation #5 
Year 26             

FY 45

Small Retail $125 $130 $195 $224 $258 $297 $341

Large Retail $100 $123 $185 $212 $244 $281 $323

Restaurants $160 $185 $278 $319 $367 $422 $485

All Other Retail & Service (Nursing Homes) $150 $150 $225 $259 $298 $342 $394

Recreational Fields/sports facilities $75 $75 $113 $129 $149 $171 $197

Office $125 $130 $195 $224 $258 $297 $341

Medical Office $200 $220 $330 $380 $436 $502 $577

Research/Professional Office/Production $100 $212 $318 $366 $421 $484 $556

Production $100 $105 $158 $181 $208 $240 $275

Warehouse $50 $70 $105 $121 $139 $160 $184

Hotel/Lodging $175 $263 $302 $347 $399 $459

Based on 50% increase in 2025, 15% increases in remaining Years



COSTS: BASED ON DEPARTMENT BUDGETS 
Category Basis Factor 30 Year Forecast

Public Works Per Mile $32,918 $87,753

Police Per Call/Landuse $261 $724

Fire Per Call/Landuse $1,049 $2,980

Education- Total Per Student $18,736 $49,947

Education: less 22% Fixed Costs Per Student $14,614 $38,959

Community Services Per Person $34 $91

Library Per Person $53 $141

Includes 4% annual increase in cost factor



TEST PROJECT:  
MIXED USE WITH SOME SUBSIDIZED UNITS 
810 POP 
471 UNITS, 90 SENIOR SUBSIDIZED, 24 MARKET RATE SENIOR 
52 STUDENTS   
36,000 SQ FT COMMERCIAL 



MODEL OUTPUT



THOUGHTS ON MODEL
Models do better estimating larger areas 
Estimating total students doesn’t identify pinch points 
Model uses average growth in department budgets - major changes that affect service delivery should be identified 
Universal approach is starting point, but there will likely be unique circumstance to each large project 
Complicated relationship between growth and cost to serve - example School Population.   
Some service types may need a slider - 10% less and 10% more with Model output as base 
This model looks at marginal costs operating budgets 
Concept of Public Services as a vending machine - Sometimes you get more than you put in, sometimes you get 
less! 
We are asking others to review the new concepts to help improve our model.  A little “crowd sourcing”  




