
WHY SHA EXISTS: 

The purpose of the Council in establishing the Alliance is to create a broadly-based community group to:  

 Work together to develop and recommend a local housing agenda to the Town Council.  

 Implement a local housing program under the guidance of the Town Council.  

 Perform such other duties as may be assigned by the Town Council from time to time.  

 

 

Scarborough Housing Alliance 

Committee Meeting 

Wednesday, May 28, 2025 - Hybrid Meeting  

 

[Scarborough Town Hall – 6:00 p.m.] 
Town Manager’s Conference Room 

 

Zoom Link: 
https://us02web.zoom.us/j/83981801410?pwd=amWFc87qQYsB8XAZnQSfR71Jtvbmgl.1 
 

YouTube Livestream:  https://www.youtube.com/@sedcoMaine 

 
 

  

AGENDA 

 
Item 1.  Call to Order.  

 

Item 2.  Those Present. 

 

Item 3.  Approval of Minutes:  April 30, 2025  

 

Item 4.    Discussion/Action:  Marshview Terrace – Grant Application 

● Motion: The Scarborough Housing Alliance recommends that the Town 

Council approve an allocation of $200,000 from the Housing Trust Fund 

towards the Marshview Development as requested by the Applicant, 

subject to the Applicant’s receipt of funding from MaineHousing within 

the next two funding rounds. 
 

Item 5.    Discussion/Action:  Marshview Terrace – CEA Request 

● Motion: The Scarborough Housing Alliance recommends that the Town 

Council approve the Credit Enhancement Agreement requested by the 

South Portland Housing Authority to aid the development of the 50 units 

of affordable housing at the Marshview Development on U.S. Route 1.  
 

Item 6.     Discussion:   

● Housing Workshop with Town Council – 6/4/25 

 

Item 7. Public Comment. 

 

Item 8. Adjournment.  

https://us02web.zoom.us/j/83981801410?pwd=amWFc87qQYsB8XAZnQSfR71Jtvbmgl.1
https://www.youtube.com/@sedcoMaine
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100 Waterman Drive, Suite 101, South Portland, ME 04106 
(207) 773-4140 • FAX (207) 773-4006 

 
May 7, 2025 
(Updated May 21, 2025) 
 
Mr. Thomas Hall, Town Manager 
Town of Scarborough 
259 US ROUTE ONE 
PO BOX 360 
Scarborough, ME 04070-0360 
 
Subj: Scarborough CEA Preliminary Application Letter for Marshview Development Project – 

Affordable Senior Housing 
 
 
Dear Mr. Hall, 
 
We are pleased with the positive outcome of Scarborough's review of our initial letter, conducted by 
yourself and SEDCO Executive Director Karen Martin. Your invitation confirmed that the proposed 
Marshview Terrace project demonstrably aligns with several key objectives identified by the Town, 
leading to the invitation to proceed with the Credit Enhancement Agreement (CEA) process. These 
identified objectives are noted below. 

This project aligns with the Town's goals by: 

• Increasing the Supply of Affordable Housing: Introducing 50 new units specifically designated 
as affordable senior housing 

• Consistency with the Comprehensive Plan: Focusing on affordability, housing diversity, and 
senior housing, directly reflecting the Plan's priorities 

• Targeting Units to Specific Income Levels: Ensuring 100% of the units will serve seniors with 
incomes at or below 60% AMI 

• Long-Term Commitment to Affordability: Maintaining rental affordability for a minimum of 
45 years through a recorded agreement with MaineHousing 

• Meeting a Specific Town Council Housing Goal: Directly addressing the Town Council's 
adopted goal for 2025, which prioritizes the creation of senior housing 

• Location with Sufficient Access to Services and Jobs: Situated in the walkable Dunstan Corner 
neighborhood, providing seniors with immediate access to healthcare, shopping, banking, 
restaurants, and public transportation 

• Provide a Walkable Environment: The project design incorporates pedestrian-friendly 
walkways and will enhance connections to public transportation, actively promoting a walkable 
environment for residents 
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The Marshview development will increase Scarborough's housing supply by providing 50 newly 
constructed affordable rental apartments specifically for seniors aged 55 and older, directly addressing the 
need for this type of housing within the Town. All units will be offered at or below 60% of the Area 
Median Income (AMI), ensuring affordability for low-income senior households and contributing to the 
overall supply of affordable housing for seniors in Scarborough. 

Long-term affordability for all 50 rental units is guaranteed through a dedicated funding structure and a 
legally binding agreement. Financing is secured through the Low-Income Housing Tax Credit and Below 
Market Capital Federal Home Loan Bank of Boston equity. This funding requires a 45-year Extended 
Low-Income Housing Commitment Agreement with MaineHousing, which will be executed at closing 
and recorded in the Cumberland County Registry of Deeds. This agreement ensures that the units remain 
affordable for the next 45 years. 

SPHDC has operated as the dedicated non-profit development arm of the South Portland Housing 
Authority for more than two decades. Throughout this time, SPHDC has cultivated extensive experience 
in successfully developing numerous affordable housing projects across Southern Maine. Our portfolio 
showcases a diverse range of developments, including a 123-unit complex catering to seniors aged 62 and 
over, as well as a 42-unit family building that also incorporates over 10,000 square feet of ground-floor 
commercial space. Our long-standing commitment and proven track record ensure the necessary 
experience, technical capacity, initiative, and creativity to bring the Marshview project to fruition, 
aligning with the community's affordable senior housing needs. 

The Marshview Terrace senior housing project's overall financing strategy involves a combination of 
funding sources, including a request for a Credit Enhancement Agreement (CEA). Supplementing this 
request, the project has been awarded $850,000 in grants, $1.2 million in subsidized loans from the 
Federal Home Loan Bank of Boston, and is pursuing $2.6 million in zero-interest deferred debt and $5.6 
million in subsidized loans from Maine State Housing Authority (MSHA), bringing the total development 
cost to approximately $20 million. We are also strategically positioned to apply for the MaineHousing 
Fall funding round by the deadline of September 18, 2025. The CEA plays a critical role by allowing the 
project to support a greater level of debt than otherwise feasible, reducing the need for subsidies and 
freeing up those funds for potential future projects within Scarborough. 

The Marshview Terrace project directly addresses the critical need for affordable housing, particularly for 
seniors, as emphasized throughout the Town of Scarborough's Comprehensive Plan (adopted June 30, 
2021). This consistency is evident by: 

• Supporting Diverse and Affordable Housing Options (Page 51): Providing affordable senior 
housing contributes to the Town's goal of creating diverse housing options, bolstering economic 
success, and enabling seniors to remain active members of the community 

• Facilitating the Creation of Affordable Housing (Page 121): The project actively participates 
in and facilitates the creation of affordable housing, directly contributing to the Town's aim of 
ensuring at least 10% of new units are affordable 
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• Supporting Senior Housing Opportunities (Page 174, Vision 3, Recommendation 11): The 
project directly aligns with the Comprehensive Plan's explicit support for senior housing 
opportunities, addressing the needs of residents wishing to "age in place." 

Beyond the Comprehensive Plan, this project directly supports the 2024 Town Council's goal of 
expanding workforce and affordable housing options. While primarily focused on senior housing, 
increasing the overall affordable housing stock contributes to this broader objective. 

The Marshview senior housing development is projected to have an assessed value of $7.0 million upon 
completion. The development site at 578 US Route 1 currently includes an existing structure with an 
assessed value of $623,500, which will be removed. To account for this, the increase in valuation 
attributable to the Marshview project will be offset by this same amount. 

Therefore, the net incremental valuation for the Marshview Senior Housing project for the Credit 
Enhancement Agreement (CEA) is $6,376,900 ($7,000,000 - $623,500). 

Based on the current mill rate of $10.93 per $1,000 of valuation, the estimated incremental tax revenue 
generated by the Marshview project would be $69,700 annually. We are requesting a reimbursement of 
75% of this incremental tax revenue. This would result in an annual reimbursement of approximately 
$52,275 to the developer. The remaining 25% of the incremental tax revenue, estimated at $17,425 
annually, would be allocated to the Town's Tax Increment Financing (TIF) fund for the duration of the 
agreement. 

A year-by-year breakdown of the anticipated assessed value and TIF revenue projections is provided in 
the table below: 
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The Marshview project will contribute to broader infrastructure improvements in Dunstan Village, 
including pedestrian-friendly walkways, enhanced public transportation connections, improved pedestrian 
signage and street striping, and increased medians along US Route 1, enhancing safety and reducing 
strain on municipal services. Strategic integration and expansion of existing infrastructure will improve 
accessibility for all residents of Scarborough. 

While the Marshview project's immediate landscaping and wetland preservation efforts will enhance the 
site's visual appeal and support local ecology, our commitment extends to improving the broader 
pedestrian experience. Including features such as EV parking and bike storage directly supports 
sustainable transportation options, potentially reducing traffic and encouraging pedestrian and bicycle 
activity in the surrounding area. Furthermore, the on-site nature walking path and playground, while 
primarily for residents, contributes to the overall connectivity with Scarborough's natural resources and 

TIF Year
Tax Year-

April 1

Increased 
Assessed Value 

Real Prop.

Captured 
Valuation @100% 
of Value Captured

Projected 
Mill Rate

Total Projected 
New Taxes 
Captured

Captured 
Revenue  to 
Municipal 

Project 
Account

Captured 
Revenue  to 

Developer Project 
Account

1 2027 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
2 2028 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
3 2029 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
4 2030 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
5 2031 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
6 2032 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
7 2033 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
8 2034 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
9 2035 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275

10 2036 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
11 2037 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
12 2038 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
13 2039 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
14 2040 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
15 2041 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
16 2042 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
17 2043 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
18 2044 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
19 2045 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
20 2046 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
21 2047 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
22 2048 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
23 2049 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
24 2050 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
25 2051 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
26 2052 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
27 2053 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
28 2054 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
29 2055 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275
30 2056 $6,376,900 $6,376,900 10.93 $69,700 $17,425 $52,275

$191,307,000 $191,307,000 $2,090,986 $522,746 $1,568,23930 Year TIF Total

Captured Assessed Value &TIF Revenue Projection Table - City of Scarborough, ME - 
Marshview Terrace Senior Low Income Housing Project

Prepared by Camoin Associates, www.camoinassociates.com
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promotes a more active and engaged community. These design elements reflect our intention to create a 
development that is not only a desirable place to live but also contributes positively to the surrounding 
streetscape and pedestrian environment. 

Committed to high building design standards and energy efficiency through integrating comprehensive 
sustainable practices, the development project includes the planned installation of rooftop photovoltaic 
(PV) solar panels for on-site renewable energy generation, the provision of Electric Vehicle (EV) 
charging stations to support clean transportation, and achieving Passive House certification. These 
measures underscore our dedication to environmental responsibility and ensuring long-term cost-
effectiveness and comfort for future residents. 

MaineHousing awards Low-Income Housing Tax Credits (LIHTC) through competitive 4% and 9% 
proposals twice annually. The selection process involves scoring each applicant's project based on a 
defined set of criteria. In the 2024 funding round, successful applicants scored above 63 points, with only 
a 2-point difference separating the 1 funded and 4 unfunded projects. The requested CEA, structured to 
return 75% of the incremental tax revenue for 30 years, directly aligns with MaineHousing's LIHTC 
application criteria, maximizing the project's potential score and significantly enhancing its 
competitiveness. 

Marshview Terrace distinguishes itself through its exceptional, walkable location within Scarborough’s 
Dunstan Corner neighborhood. It provides seniors immediate access to essential amenities such as 
healthcare facilities, shopping centers, banks, diverse restaurants, and convenient public transportation 
options. The project's integration of affordable senior housing within a larger mixed-use community 
actively supports the Town’s vision for a thriving downtown area. 

Integrating affordable senior housing within a larger mixed-use community actively supports the Town’s 
vision for a thriving downtown area. Offering 50 affordable one-bedroom units, Marshview Terrace 
fosters community through on-site amenities like a community garden, walking path, and activity room. 
Designed with environmental sensitivity using Passive House construction and strong pedestrian 
connections, this model of public-private partnership strategically leverages TIF financing for long-term 
sustainability and public benefit. 

 

 
Sincerely, 

 

 

Ben Mohney  
Development Officer 
South Portland Housing Development Corp. 
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THE STATE OF HOUSING 
IN SCARBOROUGH

2025

1

TOPICS FOR 
TONIGHT

Establish a Baseline of Information

Establish a Common Language

Supply of Housing

Diversification of Supply

The Cost of Housing

Affordability for Residents

Unmet Needs

2

DRAFT 5-28-25
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NEW HOUSING UNITS IN SCARBOROUGH
From July 2020 to July 2025: 

Area Unit Increase Units/Year % 
Increase

Scarborough 1,247 249 11.8%

Cumberland Co. 8,359 1,672 5.5%

Scarborough added 15% of all new units in Cumberland County
Scarborough as % of County for Total Units in 2020: 7% 

3

GPCOG PROJECTED HOUSING NEEDS
 IN 10 YEARS 

Region:                                              + 26,500 Units

Scarborough’s Share:                          +1,657 Units 

Additional Town Units as of 2025:     +1,247 Units

Additional Units needed by 2030:         +410 Units

4
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Mix of Housing Units & Households 
By Tenure

Source: ACS 2023

5

TYPES OF UNITS ARE DIVERSIFYING

Note: Not all MF are Rentals and not all 
SF are Owner Occupied

Add Current %

6
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RENTAL UNITS
Unit Size Ave Rent

 Feb 2025
Fair Market Rent

FY2025
Amount over Fair 

Market Rent

Efficiency $1,849 $1,379 $470

1 Bedroom $2,044 $1,563 $481

2 Bedroom $2,696 $2,011 $685

3 Bedroom $3,075 $2,763 $312

New Units on Market are Over Fair Market Rents
Based on Survey in February 2025 of units on apartments.com

7

34 Single Family Units Sold for $1 Million and over
8
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INCOME NEEDED TO PURCHASE UNITS 
AVAILABLE IN 2024

Sold Price Income Needed Available Homes

<$200,000 $66,000 2

$200,000-$299,999 $66,000 to $99,700 7

$300,000- $399,999 $99,700 to $133,000 19

$400,000-$499,999 $133,000 to $166,200 42

$500,000-$599,999 $166,200 to $199,4000 24

$600,000-$699,999 $199,400 to $232,700 34

$700,000-$799,999 $232,700 to $265,900 33

$800,000-$899,999 $265,900 to $299,200 33

$900,000-$999,999 $299,200 to $332,400 19

1M to 1.999M $332,400 to $664,800 28

2M plus $664,800 + 7

11% of units available in 
2024 were affordable 

based on Scarborough’s 
2023 Median Income:

$122,435

9

2025 HUD INCOME LIMITS/PORTLAND METRO AREA

Income Level % of Median Income 1-Person HH 4-Person HH
Extremely Low Income 30% $27,300 $38,950
Very Low 50% $45,450 $64,900
Low Income 80% $72,700 $103,850
Median Income 100% $90,900 $129,800
Workforce Housing 120% $109,080 $155,760
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