MINUTES
SCARBOROUGH TOWN COUNCIL
WEDNESDAY - FEBRUARY 19, 2025
HYBRID REGULAR MEETING -7:00 P.M.

Item 1. Call to Order. Council Chair Sither called the regular meeting of the Scarborough Town
Council to order at 7:11 p.m.

Item 2. Pledge of Allegiance.

Item 3. Roll Call. Roll was called by Yolande P. Justice, Clerk to the Council. Thomas J. Hall, Town
Manager and Liam Gallagher, Assistant Town Manager, were also present. Those Councilors present:

Councilor Scott W. Doherty Councilor Cory R. Fellows
Councilor Donald W. Cushing, Jr. Councilor William J. Donovan
Councilor Karin B. Shupe Councilor Jonathan E. Anderson - Vice Chair

Council Chair April V. Sither

Item 4. General Public Comments.
e Penny Whitney-Asdourian of Friendship Lane, voiced her concerned regarding comments that
Councilors had made at the last meeting regarding fee passes to Scarborough residents; resident
beach only at Ferry Beach and limiting the non-resident passes. [via zoom]

Item 5. Minutes: February 5, 2025 - Town Council Meeting. Motion by Councilor Anderson,
seconded by Councilor Fellows, to move approval of the minutes from the February 5, 2025, Town
Council meeting, as written.

Vote: 7 Yeas. Motion Passes.

Item 6. Adjustment to the Agenda. Motion by Councilor Anderson, seconded by Councilor Donovan,
to move approval to move Item 10. Standing and Special Committee Reports and Liaison Reports to
after Item 8. Town Manager’s Report.

Vote: 7 Yeas. Motion Passes.

Item 7. Items to be signed: a. Treasurer’s Warrants. Treasurer’s Warrants were signed prior to the
meeting.

Item 8. Town Manager’s Report. Thomas J. Hall, Town Manager, gave the following updates:

e FEastern Trail- Close The Gap -

o DEP/ACOE Permits Received
o Plans/Specifications under review by MDOT and FHWA
o Bid Solicitation expected early March 2025

e Route One Resiliency Project - Uncertainty Grant Program

o Resolution 25-003 Approved-Letter of Support/Local Match
o USDOT “Protect” Grant “Paused” - Uncertain on 02/20/25 deadline

e School Building Project -

o Community Survey forthcoming
o Elimination of Options underway
o Site Selection progressing



Marshview Terrace - Affordable/Workforce Housing Proposal

o Creation of TIF District
o Two separate CEASs requested

All Board Summit - Held February 13th at the HUB

Speed Limit Changes —

o Longmeadow Road - set at 20 mph [currently posted at 25 mph]
o Beaver Brook Road - set at 25 mph [currently posted at 30 mph]
o Sawyer Road - set at 30 mph [currently posted at 35 mph]

Intersection of Broadturn and Burnham Road will have a four-way stop sign installed.

Item 10. Standing and Special Committee Reports and Liaison Reports.

Councilor Anderson noted that the Finance Committee meeting would be held tomorrow at
6:00 p.m. and commented on what would be on the agenda.

Councilor Donovan commented of the School Building Committee — Phase II.

Councilor Fellows noted that the Rules & Policies committee would be meeting on March 19%
and gave an update on the Planning Board meeting.

Councilor Chair Sither noted that per the School Building Committee charge they are to meeting
with both the Council and the Board of Education for an update. They would like to schedule a
joint meeting for Thursday, March 6™ at 6:00 p.m. prior to the Board of Education meeting.
Councilor Shupe gave an overview on the Ordinance Committee; the Ad-Hoc Open Space
Presentation; the Community Service Advisory Board; the Conservation Commission and the
Parks and Conservation Land Board.

Councilor Cushing noted that the Communications Committee would be meeting tomorrow
evening and he then gave an update on ecomaine.

Councilor Doherty noted that he had not updates, but wanted to thank Public Works for handling
the storm the way they did.

Order No. 25-012, 7:00 p.m. Public hearing on the proposed amendments to Chapter 311 —
Schedule of License, Permit and Application Fees relating to Beach Passes. [Community Services
Advisory Board] Council Chair Sither opened the public hearing on Order No. 25-012. The following
individuals spoke on this Order:

There

Alyson Bristol of Bayview Avenue, commented on the fees and how cheap it actually is with
current fees.

Marvin Gates of Black Point Road, voiced his agreement with comments that Council members
made.[via zoom]

Andrew DeStaebler of Ashton Street, spoke in opposition of the proposed amendments. [via
zoom]

being no further comments, the hearing was closed at 7:46 p.m. The second reading on

Order No. 25-012 will be scheduled for Wednesday, March 5, 2025.

Order No. 25-013, 7:00 p.m. Public hearing and second reading on the proposed amendments to
Chapter 302 — Council Rules and Policies Manual, 202.3: Decorum. [Rules and Policies Committee]
Councilor Fellows gave a brief overview, gave a brief overview on this Order. Council Chair Sither
opened the public hearing. As there were no comments either for or against, the hearing was closed at
7:47 p.m.
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Motion by Councilor Donovan, seconded by Councilor Anderson, to move approval of the second
reading on the proposed amendments to Chapter 302 — Council Rules and Policies Manual, 202.3:
Decorum, as follows:
CHAPTER 302 SCARBOROUGH TOWN COUNCIL
RULES & PROCEDURES

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town
Council assembled, that the following changes to Chapter 302 — Scarborough Town Council Rules and
Procedures Manual, of the Town of Scarborough, Maine, be and hereby is amended, as follows
(additions are underlined; deletions are struck through):

202.3: Decorum.

Persons present at Council meetings, including Elected Officials, are requested not to applaud or
otherwise express approval or disapproval of any statements made or action taken at such meeting.

202.3.a: Persons addressing the Council shall direct their remarks exclusively to the Council
Chair unless the Chair allows otherwise. Persons will strive to be accurate in their statements and
avoid making persenal—rude-erprovecativeremarks comments that are obscene, threatening, or
disruptive. All statements should respect the dignity and seriousness of the proceeding. Persons
shall conduct themselves in a manner expected of all meeting participants. [amended 04/18/01;
amended 04/01/15]

202.3.b.: It shall be at the d|scret|on of the Councd Chair to ask any persons |olat|ng the
expectations outlined in 202.3.a. M3 3
-a-disrespectiul-manner to cease such action or rlsk belng asked to be seated or removed
[adopted 10/21/09]

Vote: 7 Yeas. Motion Passes.

Order No. 25-014, 7:00 p.m. Public hearing and second reading on the proposed amendments to
Chapter 302A — Committees/Boards Manual. [Rules and Policies Committee] Councilor Fellows,
gave a brief overview on this Order. Council Chair Sither opened the public hearing. As there were no
comments either for or against, the hearing was closed at 7:49 p.m.

Motion by Councilor Anderson, seconded by Councilor Fellows, to move approval of the second reading
on the proposed amendments to Chapter 302A — Committees/Boards Manual, as follows:
CHAPTER 302A - TOWN OF SCARBOROUGH
COMMITTEES/BOARDS MANUAL

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town
Council assembled, that the following changes to Chapter 302A — Scarborough Committees and Boards
Manual, of the Town of Scarborough, Maine, be and hereby is amended, as follows (additions are

underlined; deletions are struck through):

PARKS AND CONSERVATION LAND BOARD
[An Advisory Body to the Town Council]
[Adopted August 15, 2001, Amended March 20, 2002, Amended November 6, 2002]



Organization and/or Membership

The Board shall consist of seven{# nine (9) members appointed by the Town Council for a term of
three (3) years. The terms shall be staggered with three (3) members serving an initial one (1) year term,
two (2) members serving a two (2) year term, and two (2) members serving a three (3) year term _and
two (2) alternates. The members of the Board shall elect a Chair and Vice-Chair. In the event of
resignation or other incapacity of the Chair, the Vice-Chair shall act as Chair until a new Chair is
selected. The Town Manager or his or her designee shall be an ad hoc member of the Board. A member
of the Town Council shall serve as a Liaison to the Board. (Amended 3/20/02)

Procedures

The committee shall meet at-least-guarterly bimonthly (every two (2) months) and provide an annual
report to the Town Manager and Town Council on its activities in addition to any recommendations
presented throughout the year. The Chair shall call meetings as required and when requested to do so by
a majority of the members of the Board, the Town Manager or the Town Council. The Chair shall preside
at all the meetings of the Board. Permanent records of the minutes of the all Board meetings and all
correspondence of the Board shall be maintained and filed by and in the office of the Town Clerk.

Vote: 7 Yeas. Motion Passes.

Order No. 25-016, 7:00 p.m. Public hearing and action on the new request for a Food Handlers
License from New Dog Charleston, d/b/a Good Ways Market and Deli, located at 27 E. Grand
Avenue. [Town Clerk’s Office] A brief overview on this Order was given. Council Chair Sither opened
the public hearing. As there were no comments either for or against, the hearing was closed at 7:50 p.m.

Motion by Councilor Anderson, seconded by Councilor Fellows, to move approval on the new request
for a Food Handlers License from New Dog Charleston, d/b/a Good Ways Market and Deli, located at
27 E. Grand Avenue.

Vote: 7 Yeas. Motion Passes.

Order No. 25-017, 7:00 p.m. and action on the new request for a Massage Establishment License
from Stephanie Washburn, d/b/a Heal Massage and Therapy, located at 51 US Route One, Suite
5 and for a new Massage Therapist License from Sarah Thomson and Jack Strum working at Heal
Massage and Therapy, located at 51 US Route One, Suite 5. [Town Clerk’s Office] A brief overview
on this Order was given. Council Chair Sither opened the public hearing. As there were no comments
either for or against, the hearing was closed at 7:51 p.m.

Motion by Councilor Donovan, seconded by Councilor Anderson, to move approval on the new request
for a Massage Establishment License from Stephanie Washburn, d/b/a Heal Massage and Therapy,
located at 51 US Route One, Suite 5 and for a new Massage Therapist License from Sarah Thomson and
Jack Strum working at Heal Massage and Therapy, located at 51 US Route One, Suite 5.

Vote: 7 Yeas. Motion Passes.

OLD BUSINESS:

Order No. 24-101. Second reading on the request to amend the Credit Enhancement Policy, as
recommended by the Finance Committee. [Finance Committee] Councilor Anderson gave a brief
overview on this Order and reviewed possible amendments that could be brought forward. The following
spoke on this Order:

e Alyson Bristol of Bayview Avenue, voiced her concerns with the proposed amendments.
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e Nick McGee of Riverwoods Drive, thanked the Council for the proposed amendments that were
being brought forward and voiced a few minor concerns that he still had.

Motion by Councilor Donovan, seconded by Councilor Anderson, to move approval of the second
reading on the request to amend the Credit Enhancement Policy, as recommended by the Finance
Committee.

Motion by Councilor Anderson, seconded by Councilor Fellows, to move approval to amend the main
motion, as follows:

=

. Page 2: Adding language on how affordable housing supports economic development.

. Page 3: Clarifying again that the policy is a guide but the decision to granta TIF or CEA
is ultimately at the discretion of the Council.

3. Page 6: Providing a general list of reasons why the Council could decide to grant a CEA
4. Page 6: Removing the general consideration for a minimum threshold

N

5. Page 6: Increasing the terms of the agreement from a minimum of 10 to a minimum of
15 years

6. Page 7: Financial Analysis. Making a financial analysis a requirement for any CEA and
indicating the SEDCO will be a resource to support analysis for affordable housing
CEAs.

7. Page 11: Affordable Housing Projects Section - Including referencing to Chapter 405
Zoning Ordinance on affordable and workforce housing definitions and requiring 100%
compliance with affordable housing

8. Page 11: Raising the minimum of 40-60% AMI from 25% to 75%.

9. Page 11: Adding a provision for providing preference to individuals living or working
in Scarborough. This is incorporated in the scoring criteria as well.

Vote on Amendments: 7 Yeas. Motion Passes.

Main Motion as Amended:
Policy and Process for
Tax Increment Financing Districts
and Credit Enhancement Agreements

BE IT HEREBY ORDAINED, by the Town Council of the Town of Scarborough, Maine, in Town
Council assembled, that the following changes to the Policy and Process for Tax Increment Financing
Districts and Credit Enhancement Agreements, of the Town of Scarborough, Maine, be and hereby is
amended, as follows (additions are underlined; deletions are struck through):

. BENEFITS OF CREATING TAX INCREMENT FINANCING DISTRICTS

The Town of Scarborough invests in economic development and affordable housing through the State’s
Tax Increment Financing (TIF) District program.

Under this program, the Town may create districts for a specified period of time within the municipal
borders where property taxes paid on new value associated with development can be segregated and
used for specific purposes. The use of the funds is regulated by State Statute.
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In addition to creating a way for the Town to invest in the community, the TIF District designation also
allows the Town to “shelter” new value from State funding formulas which determine how much
financial aid the Town receives each year. Within the State funding formulas, the more value from
properties within a town, the less that town will receive from the State. With a TIF district in place, all
new value generated is not counted in the funding formula, thus increasing the amount of funds received
from the State each year. Value is also a factor in the amount assessed to the Town from County
government. With sheltered value, the County tax is lower.

Within an established district, the Town MAY choose to partner with a developer, company,
organization or other private entity under a contract known as a Credit Enhancement Agreement (CEA).
With a CEA in place, the Town may return a percentage of property taxes collected on new development
to the partner. The CEA agreement outlines the period of time covered by the agreement, the purpose
of the funds and may include performance standards. All CEA’s must be part of a Town and State
approved TIF District.

The Town may also choose to invest the segregated funds for their own purposes such as infrastructure
or services to support new development.

CEA’s can also be a way to acknowledge the relationship between housing initiatives and economic
development. The adequate supply and diversification of housing in Scarborough and-theregioen is
critical to ensuring a rebustlaberforce—for-thefuture robust local economy. Affordable housing can
benefit a local economy by increasing spending in local businesses, creating construction and property
management jobs, reducing employee costs, expanding the labor market for skilled workers, and
generating tax revenue for the Town.

1I. PURPOSE OF POLICY

The purpose of this policy is to outline the policies, standards, and processes that the Town of
Scarborough will use in initiating, considering and potentially approving applications for Tax Increment
Financing Districts (TIF) and for Credit Enhancement Agreements (CEA) associated with an existing
or proposed district. The policy sets out guidance to gather relevant information for consideration to
inform decision making. The ultimate decision regarding whether to grant a TIF or CEA is at the sole
discretion of the Town Council.

Notwithstanding this policy, the creation of a TIF District, adoption of a development program or an
associated CEA is a decision made on a case-by-case basis by the Scarborough Town Council. For a
CEA, this policy outlines some minimum thresholds that must be met to begin the process. Meeting
the initial thresholds in no way guarantees an ultimate approval of a CEA by the Town Council.

In addition to the Town review process, all TIF District applications and CEA’s must be consistent
with State statutes regulating Affordable Housing Development Districts (30-A M.R.S.A. 885245-
5250-G) and/or Economic Development Districts (30-A M.R.S.A Chapter 206).

Receiving a TIF District designation or CEA is not a right under Maine Law and meeting the standards
contained in this policy should not be interpreted as creating any rights or entitlements in any
application. This policy will apply to TIF Districts and CEAs for both economic development and
housing projects. The policy applies to both area wide and site-specific designations.

Scarborough’s TIF Policy supports investment in municipal economic development programs,
affordable housing and infrastructure in area-wide and individual specific sites.



1. ESTABLISHMENT OF TIF DISTRICTS

The Town Council may establish and/or amend any district within municipal borders. Guidance for the
Council on the creation of Districts include the following.

1.

10.

11.

Time Frame: TIF Districts may be designated for up to 30 years. The designation of a TIF district
requires, at a minimum, legal notice, a public hearing, the majority vote of the municipal legislative
body, and state approval.

Eligible Expenses: Eligible TIF expenses are defined by the State of Maine in the relevant State
statutes found in Title 30-A of the Maine Revised Statutes in Sections 5221 through 5235 and
Sections 5245 through 5250-G and in regulations related thereto (which may be amended from
time to time).

Comprehensive Plan: The Town Council should consider proposals that further economic
development or affordable/workforce housing goals consistent with the most recent
Comprehensive Plan. Designated Growth Areas and the Rate of Growth Ordinance should be
considered as part of consistency with the current Comprehensive Plan

CEA Approval:-Should there be a CEA component of the establishment of a TIF District, the CEA
must be approved as part of the CEA portion of this policy. The Council may consider a CEA
request simultaneously with a new or amended TIF District

Geographic Boundaries: District boundaries will be established by the Town Council taking into
consideration any specific needs of an applicant under the CEA section of the policy and/or
infrastructure improvements deemed necessary by the Comprehensive Plan, the Town’s capital
improvement program, or in other supporting documents recognized by the community.

Personal Property: Personal property shall not be included in the calculation of revenues available
for CEA purposes.

Excess Fundsina CEA: TIF districts with development programs that include one or more CEA’s
shall include a provision that directs any excess funds after the CEA is satisfied to qualified project
costs as defined by the District and State economic development uses, or to the Town’s general
fund depending upon the Council’s determination.

Staff Analysis: Staff shall provide an annual assessment of the captured value and revenues
associated with each district. The assessment will compare the revenues generated to the approved
development program expenses to ensure there is alignment. If there is a gap between revenues
generated and current development program expenses, Council may choose to revise the
development program or return funds to the Town’s general fund.

Shelter Benefit Analysis: Staff shall monitor the shelter benefit of all TIF’s on a regular basis and
report to Council.

Percentage Modification of Retained Taxes. The Town by vote of Council majority may modify
the portion of tax revenue to be retained in the designated development district.

Amendments: Some amendments made by the Town Council to an established District may
require State approval.

IV. CREDIT ENHANCEMENT AGREEMENT (CEA)

If a project within a TIF district seeks assistance from the Town in the form of a reimbursement of a
portion of their property taxes, the Town may enter into a partnership through a Credit Enhancement
Agreement (CEA).



A CEA, or contract between the municipality and developer or business, is a mechanism to assist the
development project by using all, or a percentage of, the tax revenues generated by the new investment
to pay certain authorized project costs with payments made directly to the developer or business.

General Priorities

The general priorities to consider for determining whether to create a CEA include, but are not limited

to:

N~ WNE

Meaningful increasing the Town’s affordable housing stock.
Creating new jobs and/or assisting existing business to retain jobs.
Introducing a unique and/or extraordinary opportunity.

Improving the local economy.

Broadening the tax base.

Improving blighted areas.

Supporting community projects.

Creating public benefits for other workers and/or businesses.

General considerations for CEA’s:
1)

2)

Application. The applicant must make application under the guidelines outlined in this policy.

Amount of Funds. The CEA will stipulate the percentage reimbursement and the specific years
in which the reimbursement will be in effect. A dollar cap may be established that governs the
CEA. Once met, reimbursements will halt, unless otherwise stipulated in the agreement.

b

3)

4)

5)

Contracts. All CEA’s will be performance-based contracts with stipulations that address, as
appropriate, the intended use of the funds and associated costs, the timing of projects, and the level
of development. All contracts will stipulate the performance measurements and the consequences
of not meeting agreed upon measurements.

Terms of Agreement. Terms should include:

a) Term of Agreements, which should extend between ten<10} fifteen (15) and thirty (30) years
(or other term as authorized by State Statute), depending on the length of the associated TIF
District.

b) Up-te-100% The percentage of the incremental value ean-may to be captured-depending-upen

c) Terms shall be consistent with State Statutes.

d) The CEA partner will report annually to the Town on the status of the project, the use of funds
and the progress toward any contract performance measures outlined in the CEA.

e) Additional expectations on reporting will be negotiated as part of the credit enhancement
agreement.

f) Assignments will be allowed only for conventional commercial financing purposes or where
the proposed assignee agrees to be bound by the same terms and conditions as the original
applicant unless otherwise amended by agreement.

Suspension, Reduction, and/or Termination of Benefits. Credit Enhancement Agreements may
contain provisions for the suspension and/or termination of benefits to the applicant as provided
for in the agreement. This may include penalties for not meeting agreed upon targets and
performance thresholds and timing. The Town. Manager will determine each year whether or not
a CEA is in good standing. If the Town Manager determines that a CEA is not in good standing,
Council will be informed and make the final determination of any Town action.
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6) Einancial Analysis. For Economic Development CEA requests, tFhe applicant will provide an
analysis of haw the requested funds will be used, and why a Town investment is needed, and
demonstrate the net fiscal impact to the Town. The applicant will include a cost to serve analysis
and an estlmate for the tax shift benefit at the t|me of appllcatlon process FGP&—GEA—WI—t—h—a

proposed CEA’s requestmg beMeen%Q—@@GL@@GLand p 0 $10, 000 000 in relmbursement staff
will work with applicants to review and assist with the preparation of needed financial analysis
requested by Town Council. Proposed CEAs greater than $10,000,000 in reimbursement will have

an external expert flnanC|aI anaIyS|s completed Applmrt&mayreqeest&w&weeeﬁhe#mm

For Affordable Housing CEAs. SEDCO will work with the applicant to conduct the financial
analysis leveraging the Town’s Fiscal Impact model.

7) Rate of Growth Permits. For any project involving housing, the Planning Director will advise
Council on available permits under the current Rate of Growth Ordinance.

V. CEAAPPLICATION PROCESS

The Executive Department will coordinate all activities regarding applications for CEA’s and CEA
Amendments. The Town Manager will include the Housing Alliance, the SEDCO Board, SEDCO staff
or other relevant staff to assist in working with an applicant, coordinating the process and /or producing
requested analysis needed by the Council as part of their decision-making process. Each applicant shall
be assigned a staff coordinator.

The CEA process can precede other local approvals; however, the final CEA approval can make receipt
of such approvals as a condition. Working with applicants, the designated staff coordinator will
coordinate the following process:

Step 1: An applicant will begin the process by contacting the Town Manager’s office or the SEDCO
Executive Director regarding interest in a CEA. If the request starts at SEDCO, SEDCO will inform the
Town Manager. The Town Manager then designates a staff coordinator. The designated staff
coordinator will provide information on Scarborough’s TIF/CEA policy to the applicants and will then
be the point of contact for the applicant throughout the process.

Step 2: The applicant will prepare a letter to the Town Manager, outlining the basics of the project
and which thresholds the project meets from Section V1 of this policy.

Step 3: The Town Manager reviews the letter and makes a determination on whether the project meets
the required thresholds outlined in Section VI and whether or not proposed project fits within an existing
TIF District. The Manager will inform the applicant in a letter either 1) that the project has met the
initial threshold standards and may continue in the process or 2) that they have not met the threshold
standards, and the process stops. Applicants may resubmit. If the Town Manager finds that the
thresholds are not met, the Town Council leadership will be consulted. With the consent of the applicant,
a failed submission will be shared with the full Council. If an application is determined viable, the
Town Manager shall notify the Town Council that an application is forthcoming. If the application is
for a Housing CEA, the Town Manager will also inform the Housing Alliance.

Step 4: The applicant shall file a preliminary application with the Town through the designated staff
coordinator. The staff coordinator shall review the application for completeness and then submit to the
Town Manager for joint discussion.

Step 5a: For economic development applications, The Town Manager, in consultation with the Town
Council Chair, will schedule a joint workshop with the Town Council and SEDCO Board of Directors.



The workshop should result in feedback about whether the application is an appropriate use of TIF
funding through a CEA. At that meeting:

a)
b)
c)
d)

The applicant shall provide an overview of the development project.

The Town Manager and staff coordinator shall provide any preliminary comments.
The Town Council and SEDCO Board shall provide comments.

There should be a preliminary discussion of terms for the CEA contract.

Step 5b: For Housing CEA Applications, the Town Manager will work with the Housing Alliance chair
to schedule a Housing Alliance workshop with the applicant to review the application. The workshop
should result in feedback to the applicant on the appropriate use of TIF funding through a CEA. At the
meeting with the Housing Alliance:

®oo0 T

The applicant shall provide an overview of the development project

The Town Manager and staff coordinator shall provide any preliminary input.

The Housing Alliance shall provide comment, as appropriate

There should be a preliminary discussion of terms

All comments and/or recommendations on the application from the Housing Alliance will
be provided to the Finance Committee

Step 6: Using the comments from the Town Council Workshop or the Housing Alliance workshop, the
applicant may apply for final application approval. The Town Manager and Staff Coordinator shall
proceed with the following:

Step 7:

Step 8:

a)
b)

c)
d)

Meet and obtain input from appropriate department heads, specifically Finance and
Assessing

Unless otherwise specified by the Town Council, the applicant may be asked to obtain
Master Plan approval, preliminary subdivision of preliminary site plan approval before the
CEA is approved. Approval of the CEA does not guarantee any required permit.
Applicant will, in consultation with the Town Manager and other appropriate
representatives, draft an agreement specifying all terms.

The Town Manager will revise and renegotiate with the applicant as necessary.

Finance Committee reviews the final application:

a)
b)

c)
d)

e)
f)

Applicant will highlight how the final application addresses workshop comments

A summary of all staff, SEDCO Board, or Housing Alliance comments including financial
impacts and proposed terms will be provided to the Finance Committee

Finance Committee will review and accept the financial analysis. If questions on the
analysis arise, the applicant will address the additional questions.

Finance Committee reviews and accepts the draft agreement. Should there be unresolved
concerns over the terms, the Town Manager and a member of the Finance Committee will
negotiate with the applicant.

Finance Committee scores the application based on CEA standards

Finance Committee makes recommendation to the Town Council. All applications,
regardless of the Finance Committee finding, will be sent to the full Council for final
review and consideration.

Town Council starts final approval process.
a) Reviews Finance Committee Recommendations
b) Final proposal brought to Council for approval using a full public process including a first

reading, a public hearing, and a second reading prior to the final vote.
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VI. CEAAPPLICATION THRESHOLDS AND PRELIMINARY APPLICATIONS

A. Economic Development CEA’s
a) Projects requesting an Economic Development CEA must meet at least 4 or more 3 of the
following objectives/thresholds:

1.

2.

NG~ W

9.
10.

The Project is consistent with the current Comprehensive Plans as well as other strategic
planning documents

Assistance supports public infrastructure projects typically funded through municipal
budgeting

The infrastructure project is identified as needed and or determined to deliver a public benefit
Development project cannot move forward without specified investment and/or infrastructure
Development project will create or retain sustainable employment opportunities
Development project will enhance environmental protections

Development project is financially advantageous to the Town

Development project provides partnership with and support of the School Department
through internships or other investments

Development project supplies other local businesses with needed resources and inputs.

The project is located in an existing TIF district.

b) The Applicant will draw upon this list to develop a letter to the Town Manager to initiate a CEA
project as outlined in Step 2 of the process.

c) Narrative in the Preliminary Applications must include:

1.
2.

11.
12.

13.

Documentation of which of the above objectives are met by the project.

How the project will attract, retain or expand the Town’s economic base

How the project will implement specific recommendations from the Town’s strategic
planning documents including the Comprehensive Plan

How the project is consistent with the current Comprehensive Plan

A prolectlon of new or retalned emplovees

How the prOJect WI|| prOV|de mfrastructure beyond the current prolect

How the project will enhance streetscape and the pedestrian experience

How the quality of development and overall aesthetics goes beyond minimum requirements
How the project adheres to higher standards of building design, materials, and energy
efficiency

. How the project will enhance environmental protections resulting in a more sustainable

community or will enhance/increase access to natural resources

How the project makes financial and economic sense for the Town

An accounting of value created, tax revenues generated and percentage of reimbursement of
tax revenues requested by year

A brief description of what is unigue and/or extraordinary about the project

d) Narrative in the Final Application must include:

1.
2.

3.
4.

All information in the preliminary application

Any additional Financial Analysis not provided in the preliminary application including a
cost to serve analysis and a tax shift analysis.

Revisions or additional information based on comments from the joint workshop

A draft contract

B. Affordable Housing Projects
a) For Housing CEA’s, the applicant must meet the following State Requirements:
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At least 33% of the housing units in the project must be for households earning no more than
130% of area median income (AMI).

The affordability of rental units must be maintained for at least 20 years, and the affordability
of homeownership units must be maintained for at least 30 years.

b) For Housing CEA’s, the application must meet the following Local Requirements:

1.

2.

For an affordable housing only project, 100% of units must be below 80% AMI as defined
in Chapter 405 — the Zoning Ordinance.

If project is a mix of affordable and workforce housing, 100% of units must meet the
definition of affordable and workforce housing as defined in Chapter 405 — the Zoning
Ordinance.

c) Applications that need approval for a specific round of competition for funding at
MaineHousing must submit at least 6 months before the deadline.

d)

f)

In addition to these requirements by the State, the project will meet at least 4 or more of the
following objectives:

1.

2.

RoOooo~NOoO

The project will increase the supply of affordable housing units, including workforce
housing, in the Town of Scarborough.

The project will demonstrate consistency with the Town’s Comprehensive Plan and other
Policy documents.

The project will leverage additional funding that is equal to or greater than the CEA request,
including all types of equity and/or market financing.

The project will target at least 75% 5625% of units to those with incomes meeting 40% to
60% of AMI.

The project will demonstrate a long-term commitment to affordability.

The project meets a specific housing goal of the Town Council.

The project is located in an area with sufficient access to local services and job opportunities.
The project provides a walkable environment for residents.

The project is located in an established TIF District.

. The Project includes, Hmplements—and—applies in accordance with applicable law and

requlations, a leeal preference for individuals lining or working in Scarborough.

The Applicant will draw upon this list to develop a letter to the Town Manager to initiate a CEA
project as outlined in Step 2 of the process.

The Narrative in the Preliminary Application must include:

AR

o

11.

Documentation on which of the above objectives are met by the project

How the project will affect the current housing supply in Scarborough

An accounting of all units by type and affordability classification

An explanation of how the affordable units will be held as affordable into the future

A description of the applicant’s experience, technical capacity, initiative and creativity in the
development of affordable housing

An accounting of what role the CEA plays in the overall financing of the project

A description of how the project will implement specific recommendations from the Town’s
strategic planning documents other than the Comprehensive Plan, if relevant.

How the project is consistent with the current Comprehensive Plan

A description of the target market for the units.

. An accounting of value created, tax revenues generated and percentage of reimbursement of

tax revenues requested by year.
Whether the project will provide infrastructure beyond the current project
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12. Whether the project will enhance streetscape and the pedestrian experience beyond the
project

13. How the project adheres to higher standards of building design and energy efficiency.

14. How the project will embrace sustainable practices

15. An explanation of how the CEA fulfills different point values in the MaineHousing
application.

16. A brief description of what is extraerdinary unique and/or extraordinary about the project.

g) Narrative in the Final Application muse include:

1. All information in the preliminary application

2. Any additional Financial Analysis not provided in the preliminary application including a
cost to serve analysis and a tax shift analysis.

3. Revisions or additional information based on comments from the Housing Alliance workshop

4. A draft contract

Application Fee
All economic development applicants are required to:

At the time of final application submission to the Town Council, a retainer of $2,500 will be made
by the applicant to account for staff time, legal fees, consulting costs, and any other professional
services required to process or consider the application. Any funds not used during that time may
be returned. If the retainer is insufficient to cover all related costs, the applicant agrees to assume
responsibility for all third-party costs as broadly outlined above.

APPENDIX A
ASSESSMENT CRITERIA for PROPOSED CEA’s

Credit Enhancement Agreement
Criteria to be Assessed

Does the project: Possible [ Applicant Finance
Score | Self-Score | Committee
Score
1. Attract, retain or expand businesses for the purpose of improving 0-5

the Town’s economic base
e Documentation of financial projections must be provided by the
party making the request and will serve as the basis for the
agreement

2. Directly implement specific recommendations of the Town’s 0-5
strategic planning documents such as the Comprehensive Plan

3. Present extraordinary development/redevelopment costs such as: 0-6
e Remodeling/Rehabilitation/Demolition
e Environmental Remediation
e Capital purchases
e Facility expansion
e Public infrastructure
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4. Include new employment potential 0-5

e Number of new employees

e Skill and education levels required for the jobs

e Range of salary and compensation rates for the jobs as

compared with the median income level for the community

5. Create incremental tax value equal to or greater than $2 million, 0-5
excluding personal property, for Economic Development CEA’s
6. Have infrastructure value beyond the current project 0-5
7. Enhance the streetscape and pedestrian experience. 0-5
8. Preserve or rehabilitate a locally significant historic structure. 0-5
9. Have a quality of development and overall aesthetics (architectural, site 0-5
design, landscaping, etc.) beyond that which is minimally required by the
Zoning Ordinance.
10. Adhere to higher standards of building design, materials, and energy 0-5
efficiency such as meeting LEED certification, Energy Star, etc.
11. Enhance environmental protections resulting in a more 0-5
sustainable community and enhance/increase access to natural
resources
12. Makes financial/economic sense for the Town - positive 0-5
Return-On-Investment
13. For Affordable and Workforce Housing, the extent the projects
delivers tangible advancement of affordability in Scarborough
14. For Affordable Housing projects, extent to which the project 0-5

implements and applies in accordance with applicable law and
regulations a local preference for individuals living or working in
Scarborough.

15. Other criteria.

Vote: 7 Yeas. Motion Passes.

NEW BUSINESS:

Order No. 25-018. Act on the request from the Fire Chief to accept a donation from the
Leadership Team of It’ll Be Pizza, for an Ammonia Gas Meter and all the required calibration
equipment, estimated to be worth more than $5,000. [Fire Chief] Rich Kindelan, Fire Chief, gave a

brief overview on this Order and responded to questions.

Motion by Councilor Donovan, seconded by Councilor Anderson, to move approval on the request from
the Fire Chief to accept a donation from the Leadership Team of It’ll Be Pizza, for an Ammonia Gas
Meter and all the required calibration equipment, estimated to be worth more than $5,000.

Vote:7 Yeas. Motion Passes.
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Order No. 25-019. Act on the request to accept the 2025 Town Council Goals. [Council Chair

Sither]

e Alyson Bristol of Bayview Avenue, spoke on the proposed Goals being brought forward.

Motion by Councilor Anderson, seconded by Councilor Donovan, to move approval on the request to
accept the 2025 Town Council Goals, as follows:

2025 TOWN COUNCIL GOALS
LONG RANGE FACILITIES PLANNING

Goal: Address School Enrollment and Facility Needs for K-8 students in partnership with the

School

e Objective: Ensure a rigorous and public engagement process for addressing school enroliment
challenges and support the development of a school project proposal for the November 2025

ballot.

o Responsible Parties: SBAC2, School Department, Finance
o Council Champion: April Sither, Bill Donovan
o Actionable Tasks:

Support site selection for new school

Partner with BOE and SBAC on communication and community outreach

Be an active participant in scheduled joint Town/School Workshops

Actively attend forums and community opportunities to hear residents feedback
on the school

Evaluate proposal for readiness to send to ballot as early as November 2025
Support financial impact analysis of the new school

Work with stakeholder groups to develop a comprehensive long-term facilities
planning strategy

Develop a formal policy for naming Town buildings/facilities, ensuring
consistency, transparency, and community involvement

CONSERVATION, SUSTAINABILITY & RESILENCY

Goal: Develop and Implement Environmental Protection and Climate Change Initiatives that
protect our environment and enhance our resiliency.

e Objective: Strengthen environmental protection through updated ordinances, stormwater
management, and proactive climate action.
o Responsible Parties: Conservation Commission, Ad-hoc Open Space Committee, Ad
Hoc Vulnerability Assessment Committee, Sustainability, Long Range Planning,
Planning, Engineering
Council Champion: Karin Shupe, Cory Fellows
Actionable Tasks:

Explore a “Tree City” initiative and discuss the creation of a tree board.

Review and accept Open Space Plan and set priorities to achieve 30 X 30 goal
Advance the findings of the Vulnerability Assessment to develop a plan for
addressing climate risks in Scarborough
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Evaluate the pros and cons of implementing a Stormwater Management Fee
Establish Sustainability Reserve Account to build funds that support sustainability
initiatives and support local matches for grant funding

Explore low-impact development (LID) standards in our zoning designed to
protect the Scarborough Marsh and its tributaries while supporting economic
development

Examine the potential to improve the Town’s standing in the National Flood
Insurance Program’s Community Rating System (CRS) to reduce flood insurance
premiums for residents

GROWTH, HOUSING & LAND USE

Goal: Develop a basis for defining an affordable and workforce housing policy

e Objective: Create a comprehensive and actionable affordable and workforce housing policy that
recognizes the importance of growth zones, housing diversity (including multifamily and
accessory dwelling units), and residents' concerns over the rate of growth.

o Responsible Parties: Scarborough Housing Alliance, Long Range Planning, Planning
Board, SEDCO, Planning
Council Champions: Cory Fellows, Bill Donovan
Actionable Tasks:

Host a workshop to discuss Council thoughts on affordable and workforce
housing

Determine data points and needs to define a policy approach (examine a housing
needs assessment)

Engage the public on a discussion on affordable and workforce housing

Define clear policy objectives for the next 10 years for affordable and workforce
housing, including defining goals for the # and type of units

Refine the Credit Enhancement Agreement (CEA) provisions around eligibility
and process.

Create a short-term rental ordinance to align with Town objectives on affordable
and workforce housing and ensure responsible growth.

Communication and Community Engagement

Goal: Increase communications with residents to advance Council Goals with the public

e Objective: Improve communication with residents and stakeholders to better understand our
growth management policies, foster collaboration and predictability in land-use regulations when
changes occur, inform and educate residents throughout budget development, and ensure
consistent and thorough communication practices as we work toward our council goals.

o Responsible Parties: Communications Committee, Long Range Planning, Ordinance,
SEDCO, Planning
Council Champion: Don Cushing, Jon Anderson

Actionable Tasks:

Develop a comprehensive communications plan to highlight growth management
strategies in Scarborough and foster public understanding of current/future
strategies.
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Further refine our framework for public engagement

Establish a Council liaison role to Crossroads Holding LLC to better partner
Ensure ordinance changes impacted the development community are reviewed by
SEDCO and in collaboration with other Town Committees

Develop a Communications Plan that educates the public on the Town and School
budgets to understand generally what their tax dollars are paying to deliver
(general operations/level services) and secure the future (new investments).
Develop a consistent framework for community outreach that engages more
residents and increases participation

e Objective: Prioritize findings in the Town-wide Transportation study for 2027 CIP consideration
and develop alternative traffic solutions in North Scarborough and advance the Town’s
transportation planning for future investments.

o Responsible Parties: Transportation Committee, GPCOG, PACTS, Communications
Committee, Engineering, Public Works
Council Champion: Jon Anderson, April Sither
Actionable Tasks:

Council to accept final Town-wide Transportation Study

Transportation Committee to prioritize corridors for action and recommend CIP
plan for implementation for FY27 budget

Continue to pursue Grant funding for Payne Road improvements in partnership
with Crossroads Holding LLC

Host a workshop with METRO Coalition, PACTS and impacted Towns to discuss
the North Scarborough Region and discuss collaborative alternatives to address
congestion

Communicate via different channels the work actively being implemented to
improve traffic in Town led by the Town, State, or via TMPs

Resolve to support GPCOG’s Vision Zero Plan to support safety

Explore a public transit options with regional providers to enhance ridership and
reduce congestion

Fund more sidewalks in the FY26 Budget beyond historical rate

Vote: 7 Yeas. Motion Passes.

Item 9. Non-Action Item. None at this time.

Item 11. Council Member Comments.
e Councilor Fellows spoke on public comment and the perception that other you so-called special
interests and developers may get more time and more access to the council or the town generally.
He could only speak for himself, but | would say that we receive a lot of emails from members
of the public and I read them all. We factor all that in, plus the public can comment every time
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we have an item on the agenda regardless of where it is in the process> He felt that the Council
does their best and we really do listen.

e Councilor Doherty commented on the proposed beach fees and whether they needed to be
increased. He spoke on the Park Ranger program and noted that didn’t see too much unruliness
at Ferry Beach, but maybe at the other beaches. He then commented that he wanted to cut the
budget and he praised the employees and it's nothing against them personally, but felt if there
were any new employees, he felt it should Public who needs more.

e Councilor Cushing noted that he trys to avoid the news, but it feels unavoidable these days and |
am reminded about the day that I stood and took an oath to support and defend the constitution
of this country. No matter of how you feel about the current issues, at what point, do we as
Community leaders, need to think about taking stance on some issues that are of a greater
magnitude than some of the things we deal with on a day-to-day basis? As we go forward let us
be mindful of that and ask ourselves the question, “At what point do we have a responsibility to
the 23,000 people here that we represent to actually take a stand on some things?”

Item 12. Adjournment. Motion by Councilor Anderson, seconded by Councilor Donovan, to move
approval to adjourn the regular meeting of the Scarborough Town Council.

Vote: 7 Yeas. Motion Passes
Meeting adjourned at 8:43 p.m.
Respectfully submitted,

Yolande P. Justice
Clerk to the Council
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