
 

 

Scarborough Housing Alliance 

Committee Meeting 

Wednesday, October 22, 2025 - Hybrid Meeting 

 

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

 

Zoom Link: https://scarboroughmaine.zoom.us/j/83104142719 

 

YouTube Link: https://youtu.be/x2sd4Q2atNU 
 

 

AGENDA 

 
Item 1.  Call to Order.  

 

Item 2.  Those Present. 

 

Item 3.  Approval of Minutes:  September 24, 2025  

 

Item 4.    Discussion:  Implications of LD 1829  

 

Item 5.    Discussion:  Housing Study Update 

         

Item 6.    Discussion:   SHA Leadership Transition 

 

Item 7.  Public Comment. 

 

Item 8.  Adjournment.  

 

 

https://scarboroughmaine.zoom.us/j/83104142719
https://youtu.be/x2sd4Q2atNU


Philip Saucier

August 25, 2025

1© 2025 Bernstein, Shur, Sawyer & Nelson, P.A.

Summary of LD 1829

An Act to Build Housing for Maine Families and Attract Workers to Maine 

Businesses by Amending the Laws Governing Housing Density



Commission to Increase Housing Opportunities in 
Maine by Studying Zoning and Land Use Restrictions 

Resolves 2021, ch. 59 (LD 609)

Recommendations

1. Allow accessory dwelling units by right in all zoning districts currently zoned for single-family homes. 

2. Eliminate single-family zoning restrictions in all residential zones across the State by allowing up to four residential units 
on all lots, in compliance with any health and safety requirements such as minimum septic and lot sizes, with a sunrise 
clause to provide adequate time for municipalities to prepare for this change.

3. Prohibit municipal growth caps on the production of new housing.

4. Provide technical and financial assistance for all communities seeking support in making zoning improvements and in 
identifying opportunities for increasing affordable housing.

5. Create density bonuses in all residential zones throughout the State, giving low to middle-income housing projects 2.5 
times the density of the existing zone, with a parking requirement of no more than .66 spaces per unit for the additional 
units, and with the requirement that those units be protected as affordable for a specific period of time.

6. Create a three-year statewide incentive program for municipalities as follows: in Year 1, a qualifying community must 
make a commitment to reviewing zoning and land use restrictions. In Years 2 and 3, adopt zoning and land use policies 
to promote housing opportunities; qualifying communities would receive a state financial reward for up to three years, so 
long as they remain in good standing with the program requirements.

7. Create a system of priority development areas, where multifamily housing is permitted with limited regulatory barriers. 

8. Strengthen Maine’s Fair Housing Act by eliminating the terms “character,” “overcrowding of land,” and “undue 
concentration of population” as legal bases for zoning regulations. 

9. Create a state-level housing appeals board to review denials of affordable housing projects made at the local level.
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LD 2003 as Enacted 
(P.L. 2021, ch. 672)

• DECD to establish statewide housing 
production goals

• Municipal role in statewide production 
goals & STR regulatory authority

• Affordable housing density bonus

• Up to 4 dwelling units allowed per lot

• Accessory dwelling units
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Statewide Housing 
Production Goals

5 M.R.S. § 13056

• DECD, in coordination with Maine 
State Housing Authority, must 
establish statewide and regional 
goals that increase the availability 
and affordability of all types of 
housing in all parts of the State.
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Municipal Role
in Statewide Housing Production 

Goals
30-A M.R.S. § 4364-C

• Fair housing and nondiscrimination

• Municipalities shall ensure ordinances and 
regulations are designed to further the 
purposes of the federal Fair Housing Act and 
the Maine Human Rights Act to achieve the 
statewide or regional housing production 
goals

• Municipalities may regulate short-term rentals

• In order to achieve the statewide or regional 
housing production goals.
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Affordable Housing 
Density

30-A M.R.S. § 4364

• Affordable housing developments where 
multifamily dwellings are allowed must be allowed 
to have a dwelling unit density of at least 2 1/2 
times the base density that is otherwise allowed in 
that location

• May not require more than 2 off-street parking 
spaces for every 3 units

• The development must be in a designated growth 
area or served by a public, special district or other 
centrally managed water and sewer system

• Restrictive covenants to ensure long-term 
affordability

• Must comply with shoreland zoning

• Is not exempt from subdivision requirements
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Up to 4 Dwelling Units on a Lot
30-A M.R.S. § 4364-A

For any area where residential uses are allowed

• If no existing dwelling unit is on a lot:

• Up to two dwelling units, or

• Up to four dwelling units if lot is in a designated growth 
area or served by public, special district, or centrally 
managed water and sewer system

• If existing dwelling unit is on a lot:

• Addition of up to two dwelling units

• Cannot establish density dimensional or setback requirements 
that are greater than requirements for single-family housing 
units 

• BUT can establish requirements for a lot area per dwelling unit 
as long as the required lot area of subsequent units on a lot is 
not greater than the required lot area for the first unit

• Lot not eligible for additional density requirements

• Must comply with shoreland dwelling
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Accessory Dwelling Units
30-A M.R.S. 4364-B

• An ADU must be allowed to be located on the same 
lot as a single-family dwelling in any area where 
housing is permitted

• Can be constructed:

• Within an existing dwelling unit

• Attached to or sharing a wall with a single-
family dwelling unit

• As a new structure

• Exempt from density and area requirements

• If more than one ADU is constructed, lot is not 
eligible for additional increases in density

• Setback and dimensional requirements must be 
same as single-family dwelling units

• Not subject to additional parking requirements or 
rate of growth ordinances
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An Act to Build Housing for Maine Families and 
Attract Workers to Maine Businesses by Amending 

the Laws Governing Housing Density
P.L. 2025, ch. 385 (LD 1829)

•  Effective July 1, 2026 for town/city council forms of 
government

•  Effective July 1, 2027 for town meeting forms of government

•  Three provisions are effective September 24, 2025 – ADU 
sprinkler exemption, definition of ADU to include multi-unit 
structures, and board training requirements
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LD 1829 Amendments to 
Affordable Housing 

Density
30-A M.R.S. § 4364

• Affordable housing developments may exceed 
any municipal height restriction by no less than 
one story or 14 feet

• Prohibits any additional review of documentation 
related to waste and wastewater requirements 
prior to the issuance of a certificate of occupancy 
upon receipt of written verification from local 
plumbing inspector
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LD 1829 Amendments to 
Up to 4 Dwelling Units on a Lot

• Eliminates distinction between vacant and built lots

• Allows at least three dwelling units on any residential lot, with up to four 

units permitted in designated growth areas or if served by public, special 

district, or centrally managed water and sewer system

• Establishes minimum lot and density requirements

• Designated growth area and served by public water/sewer Minimum lot size may 

not exceed 5,000 SF and density requirement  may not exceed 1,250 SF per dwelling 

unit for first 4 units and 5,000 SF per dwelling unit for subsequent units

• Outside designated growth area but served by public water/sewer Minimum lot 

size may not exceed 5,000 SF and density requirement  may not exceed 5,000 SF for 

first 2 units

• Outside designated growth area without public water/sewer Minimum lot size may 

not exceed state subsurface waste disposal minimum lot law (20,000 SF) and may not 

be more restrictive than minimum lot size law

• Municipalities may not establish dimensional requirements for multiple 

units that are greater than requirements for single-family dwelling units

• Prohibits any additional review of documentation related to waste and 

wastewater requirements prior to the issuance of a certificate of 

occupancy upon receipt of written verification from local plumbing 

inspector

• Prohibits Planning Board review for 4 or fewer dwelling units within a 

structure
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LD 1829 Amendments to
Accessory Dwelling Units

• Prohibits fire sprinkler requirements for buildings with 
less than three units (including ADUs)

• Eliminates owner-occupancy rules

• Allows ADUs to be located on the same lot as and 
attached to a multi-unit structure

• Allows the lot to be eligible for additional density 
requirements

• Prohibits any additional review of documentation 
related to waste and wastewater requirements prior 
to the issuance of a certificate of occupancy upon 
receipt of written verification from local plumbing 
inspector

12
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Additional LD 1829 Changes

1. Prohibits rate of growth ordinances that limit residential 

development in designate growth areas

2.  Amends the definition of subdivision to five or more dwelling 

units constructed on a lot or created through the division of a 

new or existing structure or structures (instead of three) 

• Also clarifies that mortgages do not create a division

3. Training requirement for Planning Boards and Boards of 

Appeals
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New LD 1829-Adjacent Laws

• LD 427: municipalities may not require more than one off-street parking space per dwelling unit withi na 

designated growth area, and must allow for the use of off-site parking agreements located within .25 miles 

of the development site to satisfy parking requirements.

• LD 997: requires municipalities to allow residential units within buildings located in areas zoned for 

commercial use

• LD 1143:  allows for setback variances for any dwelling, not just single-family dwellings

• LD 1184:  requires municipalities with more than 4,000 residents  to report building permit data and c/o 

data, including for affordable units

• LD 1498: adds additional requirements to impact fee ordinances, including that fees must be “encumbered” 

within 360 days so receipt (previously used the term “use” with no deadline) 

• LD 1246 establishes a working group to review the process of setting impact fees
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Thank you.
Phil Saucier

207-228-7160

psaucier@bernsteinshur.com

mailto:psaucier@bernsteinshur.com
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EXECUTIVE SUMMARY

Scope of Study

The Scarborough Housing Alliance (SHA) commissioned an assessment of affordable housing
availability and needs in Scarborough. In outlining its goals for this study, the SHA posed
several central questions of primary concern:

 Is there a shortage of affordable single family homes in Scarborough?

 Does the Town have a shortage of affordable rental housing units?

 What workforce housing needs are being created by job growth in Scarborough?

 Will young people from Scarborough be able to afford housing here?

 What housing cost burdens are faced byScarborough’s senior households?

General Findings

Affordable Ownership. There is a severe shortage of single family homes in Scarborough that
are affordable to first time buyers and to most of those who work in Scarborough. Less than
10% of the renters living in Scarborough could afford the median priced single family home in
the town in 2005 (about $300,000). In Scarborough, a house would need to be priced at under
$200,000 to be affordable at the median household income in Scarborough, and at about
$150,000 to be affordable to households earning the median income of the Portland metro area.
In the 1st half of 2005, only 14% of Scarborough sold for less than $200,000 and only 4% sold
for under $150,000. In Scarborough, homes selling in at these price levels may be in need for
significant improvement. Due to the strong market in Scarborough, condominiums that are
restricted to age 55 and older have median selling prices at or above that of single family homes
Within the Portland metro area, Scarborough is among the most expensive communities in
which to own a home or to rent.

Rental Housing. The Town of Scarborough has a very limited multifamily rental housing stock
relative to other major communities in Maine. Among the 18 largest communities in the State,
the Town ranked third from the lowest in the percent of its households who live in rental
housing. In this comparison, Scarborough also had the third highest percentage of renters
spending 50% or more of their income on rent (only Sanford and Waterville had higher
percentages). In 2000, Scarborough renters relied heavily on renting single family homes.
Single family home rent is expensive, and the availability of homes for rent has probably
diminished in a strong ownership market. With a limited rental stock, Scarborough offers few
housing opportunities for young people just entering the labor force (who typically rely on rental
housing). If eligible households were to obtain rental voucher assistance such as Section 8
certificates, they would have difficulty finding housing in Scarborough at rents low enough to
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meet program limits. The subsidized family apartments that do exist in Scarborough were built
under programs that will allow their eventual conversion to market rate housing. At the other
end of the age spectrum there is a significant shortage of apartments for low to moderate
income seniors.

Workforce Needs. In 2000, Scarborough had the 10th highest number of jobs of all Maine
municipalities, and the 10th largest population in Maine. As of 2004, Scarborough had the third
largest number of jobs (after Portland and South Portland) within the Portland metro area.
Between 1990 and 2004, 25% of the net job growth of the Portland MSA1 was in Scarborough.
As Scarborough continues to grow as a job center, affordable housing will need to be available
to sustain labor force expansion. The principal job growth sectors in Scarborough have been in
both the highest paying (professional services) and the lowest paying (retail trade) sectors.
However, current rents and home prices in Scarborough are too high to be affordable to most
people who work in Scarborough, even with more than one worker per household.

Using the Haigis Parkway buildout analysis2 as an example of the housing demand created by
future commercial-industrial development in Scarborough, about 67 new housing units would be
needed in the region for each 100 new jobs created there. On average, each 100,000 square
feet of new floor area in commercial-industrial growth of the type planned for the Haigis Parkway
translates to a need for about 160 housing units somewhere in the market area. As this and
other major developments are constructed in Scarborough, some portion of the new housing
needed for the labor supply will need to be accommodated locally. Based on the mix of wages
paid within Scarborough, only a few local job sectors generate incomes high enough for a
working family to afford ownership at the prevailing prices in Scarborough, and the Town has
relatively few rental units as a lower cost alternative. A balance between job growth, wages,
and housing costs will be difficult to attain unless more affordable units can be created.

Young People and Seniors. Young people from Scarborough or the area who enter the job
market for the first time do not have to access to a significant local supply of affordable
apartments or to affordable ownership opportunities. Labor recruitment in southern Maine,
especially of younger workers, has been impeded by a lack of apartment housing sought by
new workers3, and the state has been producing few multifamily units relative to the nation.

About one of every five households in Scarborough is headed by a person age 65 or older and
about 90% of senior households are homeowners. Among the largest 18 municipalities in the
State4, Scarborough ranks last in the number of assisted rental units for seniors as a percent of
households age 65 and older. While age-restricted (age 55+) condominiums are found in
Scarborough, their average price is about $300,000 –about the same as the average existing
single family home in town. Assisted living for the more frail senior population is available in
Scarborough, but this is an expensive alternative that is usually chosen based on physical
necessity. The expansion of an age-restricted manufactured housing park will add a
considerable number of units to the ownership inventory available to seniors.

Future Growth in the Housing Supply. State population projections indicate that by the year
2020, Scarborough could have the 5th largest population in the State (it ranked 10th in 2000). If
the projections prove accurate,Scarborough’s future population will be comparable in number to

1 The MSA is the Metropolitan Statistical Area geography as applied in the 2000 Census.
2 See Report of the Haigis Parkway Committee, and appendices, August 2001.
3 See Housing, Jobs and Maine People, 2001, by Planning Decisions, Inc. for the Maine State Housing Authority.
4 Selected comparison communities were Maine cities and towns with a population of 10,000 or more as of the 2000
Census.
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places now having between 20,000-25,000 persons such as Auburn, Biddeford, Sanford,
Brunswick, and South Portland. Our forecast of the future housing growth of the Portland MSA
indicates that the region will need about 9,300 more housing units in the next 10 years, and
Scarborough will need about 1,400 units based on population projections. The Town’s growth 
management limits seem high enough allow it to absorb this share of projected housing growth
However, a rebalancing of Scarborough’s owner/renter supply, higher density development
options, and more opportunities for multifamily rental housing will be needed to allow the Town
to accommodate a reasonable share of thearea’s low to moderate income housing needs.

Ordinance and Regulatory Issues. A review of Scarborough’s zoning and growth management
ordinances revealed a number of items that limit the diversity of housing opportunities in
Scarborough, and the potential affordability of housing. The most obvious constraints center on
the points summarized below:

 Multifamily apartment-style housing is not a permitted use anywhere in Town, based
on the current wording of the zoning ordinance definition of “multiplex”.    “Multiplex” 
includes only the attached townhouse form of housing, and limits the number of
units per building to 8 (or only 6 if there is more than one building on a lot).

 The maximum baseline density for residential development in sewered areas is too
low to encourage the most affordable forms of housing. More efficient use of land
will be needed to encourage more affordable units, especially townhouses and
multifamily apartments or condos.

 There is very little remaining land that is zoned for higher density development,
though the Comprehensive Plan calls for encouraging most new housing to locate in
and around compact village centers.

 The definition of affordable housing is too broad to provide developers with a
predictable performance standard by which to assess the feasibility of using
affordable housing incentives.

 Recent initiatives to promote affordable housing in the DVR and TND districts are
positive steps, but bonus provisions in these districts generate 4% to 6% of new
units as “affordable”homes.  Because underlying “baseline” densities permitted by
the zoning ordinance are low, bonus provisions may have a limited effect, and will
not leverage the desired“20% affordable” target of the 1994 Comprehensive Plan.

 The growth management ordinance places a specific limit on the number of growth
permits (20) that may be authorized in a given year for affordable housing. In
addition, “affordable housing”is the only development category in which the carry-
over of unissued permits to a subsequent year is prohibited.

 Elderly housing development is specifically limited by the growth management
ordinance to no more than 5 growth permits per year (a maximum of 20 units). This
would not permit a typical multifamily apartment development of an economical
scale to proceed (and the current definition of “multiplex” would require that such
units be townhouse rather than apartment-style units).
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 A detailed review of the cumulative effect of development fees for sewer hookup,
impact fees, growth permits, and building permits was beyond the scope of this
study. However, developers have noted that the cost of fees has become a
significant portion of their total development costs. Town and Sewer District fee
structures should be reviewed to see whether they (1) encourage or discourage
growth in compact development areas generally, and (2) whether some fees might
be waived or reduced for affordable housing units.

Actions to Promote Affordable Housing. In general, the larger cities and towns of the State
have higher levels of involvement in encouraging or creating affordable housing. The types of
actions outlined in Part 3 of this report center on alternative municipal roles in affordable
housing at several possible tiers: (1) regulatory incentives, (2) financial support, and (3) direct
participation in development. As a center for area job growth, and a place where home values
are high, Scarborough is in an excellent position to pursue approaches that could harness
economic strengths to assist the production of affordable housing. Overall, the Town should
allow for the creation of a housing stock that is as diverse as the range of needs created by its
job base. An outline of alternative actions is summarized below:

A. Zoning Ordinance Provisions

1. Amend Zoning Ordinance definitions
- Affordable Housing
- Multifamily

2. Increase opportunities for multifamily development
3. Encourage more compact development that promotes affordability
4. Develop inclusionary incentives for affordable housing

- Consider voluntary, mandatory or combined inclusionary policies
- Financial incentives

-Waiver of fees or fee reduction
-Infrastructure financing

B. Growth Management Policy Options

1. Review allocation categories for growth permits
2. Remove or reduce limits on affordable housing production
3. Relate workforce housing growth to pace of economic development

C. Jobs-Housing Linkage Policies

1. Explore linkage fee potential
- Consider voluntary vs. mandatory linkage policies

2. Allow for multifamily development in some commercial zoning districts
3. Other Town policies

D. Town or Local Housing Authority Participation in Development

1. Reduction of infrastructure or land costs for affordable housing developments
2. Creation of Local Housing Authority

- Direct construction of affordable housing by non-profit corporation
- Administration of local housing program such as housing trust fund
- Use affordable housing covenants
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PART 1: SCARBOROUGH HOUSING NEEDS ASSESSMENT

The needs assessment portion of this report examines factors of housing supply, demand, cost
and affordability of housing in Scarborough relative to local and area household income. The
relationship between local job growth, wages and housing costs within Scarborough is also
explored in this section. Selected housing need and supply characteristics are also presented
here to compare Scarborough with Maine’s other largest cities and towns.The focus of this
section is to provide a factual basis for interpreting and defining Scarborough’s housing needs.

A. Overview: Changes in Households and Housing 1990-2000

1. Households and Tenure

 While the number of households in Scarborough increased by 36%, the rate of growth
for the Portland metro area was only 15%.

 During the 1990-2000 period, owner occupied units in Scarborough increased by 1,624
households while renter occupied units grew by only 96 households.

 The ownership stock in Scarborough grew 44% between 1990 and 2000 while the rental
housing stock (occupied or vacant for rent) grew by only 7%.

 About one of every five households in Scarborough is headed by someone age 65 or
older. Scarborough’shomeownership rate increased from 76.8% of households in 1990
to 81.5% in 2000.

 Single family housing is the principal form of housing in the town; one-family homes
dominated the housing growth in Scarborough during the 1990-2000 period.

 Census data indicate that about 41% of Scarborough’s population age 5 or older lived in 
a different community in 1995 (higher than the Portland Metro area average of 35%).
Of the 2000 population who lived in a different community in 1995, about one third
moved from outside the State of Maine (about the same as the Metro area and County
average). See Table 1.
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Table 1
Characteristics of the Population Age 5 or
Older in 2000 Scarborough

Portland, ME
MSA

Cumberland
County

Total Population Age 5 or Older in 2000 15,807 229,442 250,237

Total Lived in Same Municipality in 1995 9,389 148,601 161,264
As Percent of 2000 Population 59% 65% 64%

Total Not in Same Municipality in U. S. in
1995 6,418 80,841 88,973

As Percent of 2000 Population 41% 35% 36%

Total Lived in Different State, Abroad, or At
Sea in 1995 2,034 26,223 31,415
Percent that Moved to their Municipality of
Residence From Outside of Maine 32% 32% 35%

Total Moved From Outside of Maine by
Residence in 1995 2,034 26,223 31,415

Other Northeast State 1,050 12,114 14,088
Midwest 130 2,094 2,662
South 537 5,733 7,054
West 199 3,273 4,292
Foreign Country, U. S. Islands, Other 118 3,009 3,319

Percent of Movers from Outside the State by
1995 Residence

Other Northeast State 52% 46% 45%
Midwest 6% 8% 8%
South 26% 22% 22%
West 10% 12% 14%
Foreign Country, U. S. Islands, Other 6% 11% 11%

Source: Derived from U. S. Census sample data for 2000; interpretation by BCM Planning
Notes: 41% of Scarborough's 2000 population age 5+ lived somewhere else in 1995.
About 2/3 or those who moved to Scarborough moved from elswehere in Maine, and the balance (1/3)
moved from other locations. Of the 1/3 who moved from other locations, about 52% moved from another
Northeastern state.

2. Age Distribution

 There was a large increase in the Town’s school age population (up by 1,133 or by 54%
between 1990 and 2000).

 While households headed by persons under the age of 35 declined between 1990 and
2000 in Scarborough, this demographic shift was mirrored by the percentage changes in
these age groups within the region (Portland MSA).

Figure 1
PERCENT CHANGE IN HOUSEHOLDS BY AGE 1990-2000
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 In Scarborough, the rate of growth among households headed by persons age 55 and
older was especially strong relative to the metro area.

 Among senior households (age 65+) the homeownership rate increased from 86.5% to
89.6% from 1990 to 2000.

 There was a high percentage increase (+67.5%) in the Scarborough senior population
living in group quarters (includes assisted living), an increase of 54% in the number of
homeowners age 65+, but only an 18% increase in senior households living in rental
housing (increased by only 20 occupied units over 10 years).

3. Disability Within Age 65+ Non-Institutional Population

 In 2000, there were 247 people age 65 or older in Scarborough, not living in assisted
living or nursing homes, who had difficulty getting outside the home independently. Of
this total, 176 were age 75 or older. Some of the people with these limitations may be
helped by barrier-free housing or housing with housekeeping and transportation
services.

 Data from the 2000 Census indicates that there were 121 people age 65 and older in
Scarborough with a self-care disability (relating to performing personal care tasks
independently). Of this total, 108 were age 75 or older. People with these needs will
generally require higher levels of assistance with personal care such as those provided
in assisted living arrangements. (This group is also likely to overlap with the
population having lower level disabilities relating to getting outside the home.)

 The prevalence of these disabilities increases with age. As the senior population grows
older, increasing the number of age 75+ and age 85+ householders, more of the local
population will face physical challenges to independent homeownership. Scarborough’s 
current options for serving these needs include assisted living at Scarborough Terrace
and a continuum of care environment at Piper Shores.

Table 2
SCARBOROUGH NON-INSTITUTIONAL SENIOR POPULATION BY DISABILITY LEVEL IN 2000

Limitation Relating to Getting Outside the Home Independently

Age Group Male Female Total
% of Non-Inst.

Population
65 to 74 years: 562 670 1,232

With a go-outside-home disability 52 19 71 5.8%
75 years and over: 332 482 814

With a go-outside-home disability 41 135 176 21.6%
Total Age 65 or Older 894 1,152 2,046

With a go-outside-home disability 93 154 247 12.1%

Limitation Relating to Personal Care

Age Group Male Female Total
% of Non-Inst.

Population
65 to 74 years: 562 670 1,232

With a self-care disability 13 0 13 1.1%
75 years and over: 332 482 814

With a self-care disability 25 83 108 13.3%
Total Age 65 or Older 894 1,152 2,046

With a self-care disability 38 83 121 5.9%

Source: 2000 Census sample data
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Table 3 (Sheet 1 of 3)
DETAILED HOUSING PROFILE OF SCARBOROUGH 1990 AND 2000

HOUSEHOLDS AND HOUSING SUPPLY

SCARBOROUGH, ME - POPULATION,
HOUSEHOLDS BY SIZE AND TENURE 1990 2000

Change
1990-2000

1990-2000
Change in

Percent
Total Population 12,518 16,970 4,452 35.6%
Group Quarters Population 76 260 184 242.1%

Population in Households 12,442 16,710 4,268 34.3%

Population by Age
Under 5 877 1,164 287 32.7%
5-17 2,102 3,235 1,133 53.9%

18-24 1,049 832 (217) -20.7%
25-34 2,180 1,933 (247) -11.3%
35-44 2,258 3,300 1,042 46.1%
45-54 1,546 2,637 1,091 70.6%
55-64 1,156 1,658 502 43.4%
65-74 804 1,235 431 53.6%
75-84 386 750 364 94.3%
85 & Older 130 226 96 73.8%

School Age (5-17) Per Household 0.44 0.50 0.06 12.9%

Population in Households 12,442 16,710 4,268 34.3%
Average Household Size 2.62 2.59 -0.04 -1.4%
Average Owner-Occupied Unit 2.73 2.68 -0.05 -1.8%
Average Renter-Occupied Unit 2.26 2.15 -0.11 -4.9%

Households 4,742 6,462 1,720 36.3%
Homeowners 3,642 5,266 1,624 44.6%
Renters 1,100 1,196 96 8.7%

Ownership Tenure % 76.8% 81.5%
Rental Tenure % 23.2% 18.5%

Households By Persons in Unit
Total Occupied Units 4,742 6,462 1,720 36.3%

1 Person 915 1,335 8 0.9%
2 Persons 1,673 2,415 320 19.1%
3 Persons 937 1,064 (76) -8.1%
4 Persons 857 1,079 117 13.7%
5+ Persons 360 569 155 43.1%

Owner Occupied Units 3,642 5,266 1,624 44.6%
1 Person 587 923 336 57.2%
2 Persons 1,271 1,993 722 56.8%
3 Persons 741 861 120 16.2%
4 Persons 730 974 244 33.4%
5+ Persons 313 515 202 64.5%

Renter Occupied Units 1,100 1,196 96 8.7%
1 Person 328 412 84 25.6%
2 Persons 402 422 20 5.0%
3 Persons 196 203 7 3.6%
4 Persons 127 105 (22) -17.3%
5+ Persons 47 54 7 14.9%

Source: U. S. Census, 1990 and 2000
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Table 3 (Sheet 2 of 3)

SCARBOROUGH HOUSEHOLDS BY AGE AND
TENURE 1990 2000

Change
1990-2000

1990-2000
Change in

Percent
Households by Age of Householder
Total Households 4,742 6,462 1,720 36.3%

Under 25 165 151 -14 -8.5%
25-34 985 853 -132 -13.4%
35-44 1,219 1,729 510 41.8%
45-54 890 1,509 619 69.6%
55-64 667 965 298 44.7%
65-74 502 730 228 45.4%
75+ 314 525 211 67.2%

Homeowners by Age of Householder
Total Homeowners 3,642 5,266 1,624 44.6%

Under 25 31 23 -8 -25.8%
25-34 560 519 -41 -7.3%
35-44 986 1,419 433 43.9%
45-54 767 1,316 549 71.6%
55-64 592 864 272 45.9%
65-74 448 666 218 48.7%
75+ 258 459 201 77.9%

Renters By Age of Householder
Total Renters 1,100 1,196 96 8.7%

Under 25 134 128 -6 -4.5%
25-34 425 334 -91 -21.4%
35-44 233 310 77 33.0%
45-54 123 193 70 56.9%
55-64 75 101 26 34.7%
65-74 54 64 10 18.5%
75+ 56 66 10 17.9%

SENIOR POPULATION & HOUSEHOLDS

Total Population Age 65+ Including Group Qtrs 1,320 2,211 891 67.5%
Percent of Total Population 10.5% 13.0%

Households Headed by Persons 65+ 816 1,255 439 53.8%
Percent of Total Households 17.2% 19.4%
Homeowners Age 65+ 706 1,125 419 59.3%
Renters Age 65+ 110 130 20 18.2%
Senior Ownership Tenure % 86.5% 89.6%
Senior Rental Tenure % 13.5% 10.4%

Source: U. S. Census, 1990 and 2000
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Table 3 (Sheet 3 of 3)

SCARBOROUGH - HOUSING SUPPLY AND UNITS
BY STRUCTURE TYPE 1990 2000

Change
1990-2000

1990-2000
Change in

Percent
Total Housing Units 5,391 7,233 1,842 34.2%
Vacant for Sale Units 42 52 10 23.8%
Vacant for Rent Units 83 69 (14) -16.9%
Rented or Sold, Awaiting Occupancy 35 26 (9) -25.7%
Vacant Seas, Migratory, Occ. Use and Other 431 624 193 44.8%
Total Vacant & Seasonal Units 591 771 180 30.5%

Ownership Stock Except Sold, Awaiting Occupancy 3,684 5,318 1,634 44.4%
Rental Stock Occupied or Vacant for Rent 1,183 1,265 82 6.9%
Total Stock Occupied or Available for Occupancy 4,867 6,583 1,716 35.3%
Vacancy Rate Ownership 1.1% 1.0%
Vacancy Rate Rental 7.0% 5.5%
Vacancy Rate Total 2.6% 1.8%

Housing Units by Occupancy and Units in Structure
Owner Occupied 3,642 5,263 1,621 44.5%

Single Detached 3,189 4,625 1,436 45.0%
Single Attached (Incl. Townhouse) 194 296 102 52.6%
Two Family 38 50 12 31.6%
3-4 Family 20 36 16 80.0%
5+ Family 11 40 29 263.6%
Manufactured Housing & Other 190 216 26 13.7%

Renter Occupied 1,100 1,199 99 9.0%
Single Detached 395 445 50 12.7%
Single Attached (Incl. Townhouse) 131 52 -79 -60.3%
Two Family 122 142 20 16.4%
3-4 Family 131 231 100 76.3%
5+ Family 263 319 56 21.3%
Manufactured Housing & Other 58 10 -48 -82.8%

Vacant Units 649 771 122 18.8%
Single Detached 510 574 64 12.5%
Single Attached (Incl. Townhouse) 26 87 61 234.6%
Two Family 11 18 7 63.6%
3-4 Family 25 23 -2 -8.0%
5+ Family 23 32 9 39.1%
Manufactured Housing & Other 54 37 -17 -31.5%

Total Housing Stock by Units in Structure 5,391 7,233 1,842 34.2%
Single Detached 4,094 5,644 1,550 37.9%
Single Attached (Incl. Townhouse) 351 435 84 23.9%
Two Family 171 210 39 22.8%
3-4 Family 176 290 114 64.8%
5+ Family 297 391 94 31.6%
Manufactured Housing & Other 302 263 -39 -12.9%

Occupied Units by Bedrooms
Owner Occupied 3,642 5,263 1,621 44.5%

No Bedroom 0 0 0 0.0%
One 39 37 -2 -5.1%
Two 836 1,278 442 52.9%
Three 1,744 2,375 631 36.2%
Four 734 1,289 555 75.6%
Five or More 289 284 -5 -1.7%

Renter Occupied 1,100 1,166 66 6.0%
No Bedroom 0 36 36 ---
One 158 177 19 12.0%
Two 574 551 -23 -4.0%
Three 269 257 -12 -4.5%
Four 99 145 46 46.5%
Five or More 0 33 33 ---

Note: Housing unit counts by structure type were part of the 100% Census count in 1990, but based on a sample

in the 2000 Census. Therefore, different sampling methods may have discrepancies between Census years.

Source: U. S. Census, 1990 and 2000
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B. Homeowner Housing Cost Burden and Affordability

1. Census-based measures of need

 The most severe housing needs (related primarily to high housing cost burden) are
found among Scarborough households with incomes at or below 50% of the area
median family income (AMFI).5 There are few households with housing problems
among those with incomes of 80% or more of AMFI based on Census-defined housing
problems and high housing cost burdens.

Table 4
Scarborough Single Family Homeowners in 2000

With High Cost Burden by Income Range

30%+ 35%+
Under 40% AMFI 308 297
40-60% AMFI 108 104
60-80% AMFI 283 219
80-100% AMFI 130 76
100-120% AMFI 63 28
Over 120% AMFI 91 50
Total Cost-Burdened 983 774
Source: based on U. S. Census, 2000 sample data adjusted by Consultant
*Income range interpolated by Consultant from 2000 Census data; average

household size of 3 persons assumed for estimated owner ncome thresholds

Owner Housing Cost Burden as % of
IncomeIncome Range (Estimated)*

 Among Scarborough’s single family homeowners, 22% spent 30% or more of their
income on gross monthly ownership costs (including utilities) in 2000.

 Single family homeowners under age 35 and owners 65+ tend to have a higher
percentage with high cost burdens, as their annual incomes tend to be relatively low.

 There are a number of senior households, mostly homeowners, who have high housing
cost burdens despite the fact that most no longer have a mortgage. Most of the senior
homeowners with a high cost burden have very low to low incomes.

 The oldest households face high housing cost burdens from utility and property tax costs
even though most senior homeowners no longer have a mortgage.

5 The applicable area median family income, abbreviated here as AMFI, is the median family income for the Portland
Metropolitan Statistical Area (MSA), adjusted for household size. The U. S. Department of Housing and Urban
Development issues annual estimates of this income benchmark, adjusted by household size, for each County and
metropolitan area. The geographic definition of metro areas is subject to change.
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Table 5: Housing Cost Burden Measures –2000 Census Tabulations

HOUSING NEEDS DISTRIBUTION FOR SCARBOROUGH BASED ON SPECIAL HUD TABULATIONS OF 2000 CENSUS DATA

SCARBOROUGH, MAINE TOTAL

Elderly
Small

Related
Large

Related
All Total Elderly

Small
Related

Large
Related

All Total Total

(1 & 2
members)

(2 to 4
members)

(5 or more
members)

Other Renters
(1 & 2

members)
(2 to 4

members)
(5 or more
members)

Other Owners Households

(A) (B) (C) (D) (E) (F) (G) (H) (I) (J) (K)
Number of Households with Problems
Household Income <=30% MFI 20 60 0 85 165 70 60 0 90 220 385

With any housing problems 20 40 0 55 115 60 60 0 80 200 315
Cost Burden >30% 20 40 0 55 115 60 60 0 80 200 315
Cost Burden >50% 20 40 0 45 105 30 60 0 80 170 275

Household Income >30 to <=50% MFI 45 80 0 35 160 220 95 8 50 373 533
With any housing problems 35 70 0 35 140 100 50 8 40 198 338
Cost Burden >30% 35 70 0 35 140 100 50 4 40 194 334
Cost Burden >50% 35 40 0 35 110 60 40 0 30 130 240

Household Income >50 to <=80% MFI 35 89 0 130 254 385 260 70 125 840 1,094
With any housing problems 10 70 0 55 135 90 135 60 65 350 485
Cost Burden >30% 10 70 0 55 135 90 135 60 65 350 485
Cost Burden >50% 0 10 0 10 20 55 20 25 30 130 150

Household Income >80% MFI 45 305 50 230 630 505 2,375 425 540 3,845 4,475
With any housing problems 10 20 30 25 85 55 271 30 120 476 561
Cost Burden >30% 10 20 0 25 55 55 259 10 120 444 499
Cost Burden >50% 0 0 0 0 0 10 36 0 0 46 46

Total Households 145 534 50 480 1,209 1,180 2,790 503 805 5,278 6,487
With any housing problems 75 200 30 170 475 305 516 98 305 1,224 1,699
Cost Burden >30% 75 200 0 170 445 305 504 74 305 1,188 1,633
Cost Burden >50% 55 90 0 90 235 155 156 25 140 476 711

Source: Estimated numbers of households by category based on percent distributions contained in the CHAS Data Book (2000 Census data), U. S. Dept. of Housing and Urban Development;
CHAS is an acronym for Comprehensive Housing Affordability Strategy.
Definitions:
Any housing problems: cost burden greater than 30% of income and/or overcrowding and/or without complete kitchen or plumbing facilities.
Other housing problems: overcrowding (1.01 or more persons per room) and/or without complete kitchen or plumbing facilities.
Elderly households: 1 or 2 person household, either person 62 years old or older.
Renter: Data do not include renters living on boats, RVs or vans.
Cost Burden: Cost burden is the fraction of a household's total gross income spent on housing costs. For renters, housing costs include rent paid by the tenant plus utilities.

For owners, housing costs include mortgage payment, taxes, insurance, and utilities.

RENTERS HOMEOWNERS

Household by Type, Income, & Housing
Problem
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 Among Scarborough homeowners in the age 65 and older group, there were 226
households in 2000 that spent 35% or more of their income on monthly housing costs
(26% of owners in this age group).

Table 6
SCARBOROUGH

HOMEOWNER COST BURDEN OF SENIORS 2000
MONTHLY OWNERSHIP COSTS AS % OF INCOME

Homeowner Cost
Burden

Number of
Homeowners 62+

Percent of
Homeowners 62+

Age 62+ Total 1,180
Spend 30%+ 305 25.8%
Spend 50%+ 155 13.1%

(HUD special tabulation of 2000 Census)

Homeowner Cost
Burden

Number of Single
Family Homeowners

Age 65+
% of Single Family

Homeowners Age 65+
Age 65+ Total 865
Spend 30%+ 235 27.2%
Spend 35%+ 226 26.1%

(U.S. Census, 2000, sample data)

 Since most homeowners in this age group have no mortgage costs, the cost burden for
these homeowners is probably related principally to property tax and utility costs.

 In 2000, the median monthly costs of homeowners in Scarborough, including taxes and
utilities, was $1,290 per month among those having a mortgage but only $382 for those
without a mortgage.

 Based on the median property tax payment in Scarborough in 2000 ($2,438), a typical
age 75+ household with a median income in that age group would pay about 10% of
household income in property taxes.

Table 7
SCARBOROUGH SINGLE FAMILY HOMEOWNER COST BURDEN IN 2000 BY AGE GROUP

Household Age Group
Homeowner Cost Burden <25 25-34 35-44 45-54 55-64 65-74 75+ Total (1)
Total Owners Represented in
Sample (1) 45 460 1306 1166 577 486 379 4,419
Housing Costs as % of Income
Spend 25% + 27 168 524 347 187 200 155 1,608
Spend 30% + 17 118 255 256 102 125 110 983
Spend 35%+ 17 82 182 182 85 116 110 774
% Of Renters In Age Group by Cost Burden
Spend 25% + 60% 37% 40% 30% 32% 41% 41% 36%
Spend 30% + 38% 26% 20% 22% 18% 26% 29% 22%
Spend 35%+ 38% 18% 14% 16% 15% 24% 29% 18%
Computed based on 2000 Census sample data
* Census cost burden data for homeowners is computed only for "specified owner occupied units" which essentially
limits the sample to one family detached homes (about 84% of all owner occupied units in Scarborough in 2000).
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2. Home Price Trends and Affordability

 During 2004 the median sale price (including all condominiums, and single family homes
except beach property) was about $282,000 in Scarborough; the median sales price
during the 1st half of 2005 was about $294,000. The median sale price for single family
detached housing in Scarborough in this period was about $300,000.

 Based on MSHA regional sales data for the communities of the Portland metro area,
Scarborough had the fourth highest median sales price in 2005. (Only in Falmouth,
Cape Elizabeth, and Cumberland were median prices higher.)

Figure 2

2005 MEDIAN SALE PRICE FOR HOMES IN PORTLAND MSA COMMUNITIES
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Source: MSHA analysis of Maine Real Estate Information Service (REIS) sales data for 2005

 Homes selling for under $200,000 in Scarborough constituted less than 15% of the
homes sold during the first half of 2005, based on our analysis of local sales data, and
only about 4% sold for under $150,000. MSHA sales data indicate that only about 11%
of sales in 2005 were at prices affordable to the median income household in
Scarborough.

 Scarborough has a number of condominium developments that are age restricted (to
persons 55 or older. However, the median purchase price of an age restricted condo in
Scarborough in 2004-June 2005 averaged about $300,000. At this price level, these
units would not necessarily provide for more affordable ownership for seniors unless the
household could “trade even” by selling a prior home at a higher sales price.   Condo 
owners will need to support not only the property taxes of a high-value home, but also
association fees.
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Figure 3

SCARBOROUGH MEDIAN SALES PRICE BY YEAR
SINGLE FAMILY HOMES EXCLUDING BEACH AND CONDO SALES
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Figure 4

NUMBER OF SALES AND MEDIAN PRICE BY YEAR - SCARBOROUGH
ALL CONDO SALES AND SINGLE FAMILY SALES EXCLUDING BEACH
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Figure 5

Lot Size Trend for Single Family Homes in Scarborough
(Excludes Beach)
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 Significant increases in lot size and living area in Scarborough have contributed to rising
costs and declining affordability of single family homes. From the 1940s through the
1970s homes in Scarborough were constructed on lots with a median size of about ½
acre. For homes built in the 1980s and 1990s, the median lot increased to 0.83 acres.
Homes built from 2000-2005 had a median lot size of 1.84 acres per unit, more than
double the median lot size for homes built in the 1990s. (See Figure 5 above.)

 The median living area of a single family home built in Scarborough from 2000-early
2005 was 2,142 square feet. Beginning in the 1970s, the size of single family homes
began to increase. Today’s new home size is about twice what it was in the 1960s.  
(See Figure 6 above.)

Table 8 –Residential Sales Prices in Scarborough

Year
Median Sale

Price
Number of

Sales
Median Sale

Price
Number of

Sales
Median Sale

Price
Number of

Sales
1988 $132,500 69 $135,000 9 $132,500 78
1989 $123,000 77 $157,500 11 $127,510 88
1990 $134,950 88 $140,000 14 $135,000 102
1991 $104,000 101 $118,000 24 $105,380 125
1992 $99,950 146 $113,160 18 $102,000 164
1993 $105,000 148 $100,000 18 $104,000 166
1994 $112,700 157 $112,500 17 $112,600 174
1995 $125,000 159 $112,750 20 $125,000 179
1996 $128,500 204 $135,000 41 $130,000 245
1997 $147,800 209 $131,650 42 $144,000 251
1998 $159,000 241 $140,000 33 $150,950 274
1999 $165,250 296 $138,000 59 $159,000 355
2000 $184,950 248 $170,500 38 $178,000 286
2001 $200,000 390 $150,000 43 $195,000 433
2002 $229,950 318 $169,900 42 $215,000 360
2003 $275,000 390 $194,000 39 $267,500 429
2004 $299,900 334 $230,000 55 $282,000 389

2005 1st half $299,300 124 $240,000 16 $293,750 140
Source: Analysis by BCM Planning; raw sales data provided by Scarborough Assessor's Office
Sales data not qualified as to condition of property, terms of sale, or grantor-grantee relationship

Condominiums
Total Single Family and

Condo
Single Family Homes

Note: Sales of manufactured housing are not included in the purchase price data reviewed above.

 Based on Maine State Housing Authority (MSHA) measures (data and estimates as of
2005), the median priced home in Scarborough cost over 1.5 times the amount that
would be affordable to a household at the median household income in Scarborough.
To be affordable to the median household income in Scarborough, a home would need
to be priced at about $197,000. About 89% of homes (based on MLS data) sold at
prices higher than this in 2005, and only 11% were sold at prices below $197,000.

 As of 2005, the MSHA data indicate a price gap of about $105,000 in Scarborough
between what a household could afford at the Scarborough median household income
and the actual median price in 2005.

 Based on the MSHA estimates there is an income gap of about $35,000 between the
actual median household income in Scarborough and the income needed to afford the
Scarborough median home price. Our analysis for 2005 indicates a similar income
gap of $35,000 to $40,000, depending on the price to income ratio that is assumed.
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 Our estimates indicate that with a 6% conventional mortgage and 10% down payment,
the supportable price of a home is about 2.9 times income. As interest rates rise, the
ratio declines. For purposes of affordability analysis and planning purposes, this report
assumes an average of about 2.75 times income as the supportable purchase price.

Table 9 - Supportable Price to Income Ratio
Estimates of Supportable Home Price to Income Ratio
At Area Median Family Income Adjusted to 3 Persons

Maximum 30% of Gross Income to Housing Costs
Mortgage Interest

Rate
5% Down
Payment

10% Down
Payment

20% Down
Payment

5% 3.0 3.2 3.6
6% 2.7 2.9 3.2
7% 2.5 2.6 2.9
8% 2.3 2.4 2.7
9% 2.1 2.2 2.5

Fixed costs assumed: $250/mo heat, hw, electric; $50/mo insurance
Variable cost assumed: property tax @ 1.5% of market value est. @ 2.75 x income
Assumes conventional mortgage financing with term of 25 to 30 years.
Source: Estimates by BCM Planning; actual underwriting standards may differ.

Note: An increase in the mortgage interest rate from 5% to 8% reduces the supportable
purchase price by about 28%. Supportable price declines by about 17% when interest rate
increases from 6% to 8%.

Table 10
Housing Affordability –Homeownership

(MSHA Estimates for 2005)
AFFORDABILITY OF
HOMEOWNERSHIP IN 2005 Scarborough

Portland - South
Portland Labor

Market Area
Price and Affordability
Median Home Price (1) $301,750 $234,250
Purchase Price Affordable at Median
Household Income

$197,130 $154,558

Price Gap $104,620 $79,692
Ratio Actual Median Price to Affordable
Price

1.53 1.52

Minimum Income Needed to Afford Median
Price Home

$101,293 $77,932

Estimated Median Household Income $66,174 $51,419
Income Gap $35,119 $26,513

Affordability Index (<1 is lower afffordability) 0.65 0.66

% of Homes Sold Above the Price
Affordable to Median Income Households

88.6% 91.4%

% of Homes Sold At or Below the Price
Affordable to Median Income Households

11.4% 8.6%

% of Households Can't Afford Median Price
Home

72.8% 73.5%

% of Households Can Afford Median Price
Home

27.2% 26.5%

Total Units Assisted by MSHA
Mortgages Scarborough

Portland - South
Portland Labor

Market Area

Scarborough
Share of MSHA
Buyers in LMA

2001 11 406 3%
2002 6 362 2%
2003 2 203 1%

Total for Period 2000-2003 19 971 2%

(1) The median price includes sales of single family, condominium, and mobile homes on their own lot. It excludes
seasonal units and homes on large lots over 10 acres. Sales in sample may include some waterfront homes.

Source: All of the above data is based on information compiled by the Maine State Housing Authority, income
estimates prepared for MSHA by Claritas, Inc. and Maine Real Estate Information System (MREIS)sales information.
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Figure 7 –Ownership Affordability Gap
Scarborough and Metro Area

AFFORDABILITY GAP IN MEDIAN HOME PRICES
SCARBOROUGH AND METRO AREA
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Figure 8 –Price and Affordability to Local Households

SCARBOROUGH HOME SALES: PRICE VS. AFFODABILITY
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 Figure 8 above indicates that less than 10% of the renters living in Scarborough could
afford a median priced home in town. Only about 25% of the households that already
own a home in Scarborough could afford the median sale price under the same
financing and down payment assumptions.

 If a home were available at or below $150,000 35% of renters living in Scarborough
could afford it, but only 5% of Scarborough sales in the first half of 2005 sold below that
price level. At a price level of $200,000, about 20% of local renters could afford
ownership. (See Figure 8 above.) Only 10-15% of the homes sold for under $200,000
in the period shown, and local homes priced in these ranges may require significant
improvements.

C. Renter Housing Cost Burden and Affordability

1. Census-based measures of need

 About 21% of Scarborough renters (239 households) spent 50% or more of their gross
income on gross rental costs in 2000. About 38% of renters (443 households) spent at
least 30% of their income on gross rent.

 A comparison among the 18 largest cities and towns in Maine shows that Scarborough
had the third highest (after Sanford and Waterville) percentage of renters paying 50% or
more of their income for gross rent.

Figure 9
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 The age groups having the highest rental cost burdens in Scarborough are those under
age 45 and age 65 and older. There are few renters in the 45 to 64 year old age
groups.
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Table 11
SCARBOROUGH RENTERS BY COST BURDEN IN 2000

Gross Rent as
Percent of Income

Number of
Renter

Households
Percent of Renter

Households
Less than 10 percent 67 5.8%
10 to 14 percent 107 9.2%
15 to 19 percent 231 19.8%
20 to 24 percent 200 17.2%
25 to 29 percent 53 4.5%
30 to 34 percent 111 9.5%
35 to 39 percent 75 6.4%
40 to 49 percent 18 1.5%
50 percent or more 239 20.5%
Not computed 64 5.5%
Total Renters 1,165 100.0%

Spend 25% + 496 42.6%
Spend 30% + 443 38.0%
Spend 35%+ 332 28.5%
Spend 50%+ 239 20.5%
Source: U. S. Census for 2000

 The youngest households entering the labor force will have the most difficult time
locating affordable housing in Scarborough because of high home prices and relatively
little rental housing stock.

Table 12
SCARBOROUGH RENTER COST BURDEN IN 2000 BY AGE GROUP

Household Age Group
Gross Rent Burden <25 25-34 35-44 45-54 55-64 65-74 75+ Total
Total Renters Represented in
Sample 97 214 481 170 77 44 82 1,165
Gross Rent as % of Income
Spend 25% + 36 98 237 19 44 10 52 496
Spend 30% + 36 89 215 19 22 10 52 443
Spend 35%+ 22 68 160 19 11 0 52 332
% Of Renters In Age Group by Cost Burden
Spend 25% + 37% 46% 49% 11% 57% 23% 63% 43%
Spend 30% + 37% 42% 45% 11% 29% 23% 63% 38%
Spend 35%+ 23% 32% 33% 11% 14% 0% 63% 28%
Computed based on 2000 Census sample data

 Only a small number of senior households rent in Scarborough, and there are few
opportunities to do so in age-restricted apartments. While there are relatively few senior
renter households with excessive housing cost burdens, senior renters that do not have
access to assisted rental housing will generally spend more than 30-35% of their income
on rent.

 Census data indicate that among households age 62 or older in Scarborough who rent,
52% spend 30% or more of their income on rent, and 38% spend 50% or more.

 Among senior renters age 65+, 49% spend 30% or more of their income on rent, and
41% spend 35% of their income or more.

 With the exception of those living in rent-assisted housing, virtually all other Scarborough
seniors who rent have high housing cost burdens.
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Table 13
Scarborough Renter Households in 2000
With High Cost Burden by Income Range

30%+ 35%+
Under 40% AMFI 208 196
40-60% AMFI 95 73
60-80% AMFI 75 46
80-100% AMFI 51 16
100-120% AMFI 7 1
Over 120% AMFI 6 0
Total Rent-Burdened 443 332
Source: based on U. S. Census, 2000 sample data adjusted by Consultant
*Income range interpolated by Consultant from 2000 Census data; average

household size of 2 persons assumed for estimated renter ncome thresholds

Owner Housing Cost Burden as % of
IncomeIncome Range (Estimated)*

Table 14
SCARBOROUGH

RENTAL COST BURDEN OF SENIORS 2000
GROSS RENTAL COSTS AS % OF INCOME

Renter Housing Cost
Burden

Number of Renters
62+

Percent of Renters
62+

Age 62+ Total 145
Spend 30%+ 75 51.7%
Spend 50%+ 55 37.9%

(HUD special tabulation of 2000 Census)

Renter Housing Cost
Burden

Number of Renters
Age 65+ % of Renters Age 65+

Age 65+ Total 126
Spend 30%+ 62 49.2%
Spend 35%+ 52 41.3%

(U.S. Census, 2000, sample data)

2. Market Rental Costs and Affordability

 Within the Portland Metropolitan Statistical Area (MSA), Scarborough had the third
highest median gross rental cost of all communities. Median gross rent (2000 Census)
in Scarborough was higher only in Cape Elizabeth and Falmouth. This measure does
not represent a comparable  “market rent” between communities, because some of the 
communities such as the cities of Portland, South Portland and Westbrook have more
assisted rental housing that reduces median tenant costs.

 The average gross market rent for a two-bedroom apartment (excluding subsidized
units) in Scarborough was about $1,000 per month (2003-2004) and about $980 in 2005.
An estimated 45% of renter households in Scarborough cannot afford the Town’s 
average two bedroom market rent, based on MSHA estimates for 2005.

 The average rent for a 2-bedroom unit in Scarborough is nearly $100 per month higher
than the HUD Fair Market Rent for 2005 for a 2-bedroom unit ($895) which is used in
connection with tenant-based subsidy programs.
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Figure 10 –Tenant Median Gross Rent in 2000
MEDIAN PAYMENT FOR GROSS RENT IN 2000 IN METRO AREA COMMUNITIES
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Figure 11 –Local and Area Gross Market Rent for 2-Bedroom Unit
Average Actual Gross Rent and HUD Area Fair Market Rent (FMR)
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 The MSHA estimates that about 45% of Scarborough renters could not afford the
average local market rent in 2005, compared to the 59% ratio estimated for the Portland-
South Portland Labor Market Area (LMA).6 The agency estimates that there were 390
non-elderly renters in Scarborough in 2005, only 29% of whom were receiving some
form of rent assistance (compared to 46% within the LMA). This suggests that the rental
supply and the opportunity for assistance in general-occupancy rental housing are low in
Scarborough.

Table 15: Rental Housing Affordability (MSHA Data)
AFFORDABILITY OF RENTAL HOUSING

IN 2005 Scarborough

Portland - South
Portland Labor

Market Area
Average 2 Bedroom Gross Rent

2001 $976 $899
2002 $1,041 $913
2003 $1,054 $947
2004 $990 $966
2005 $979 $981

% of Renter Households Cannot Afford
Average Market Rent (2 BR) in 2005

44.5% 58.6%

% of Renter Households Can Afford
Average Market Rent (2 BR) in 2005

55.5% 41.4%

Relevant Program Rent Maximums
HUD 2-Bedroom Fair Market Rent for 2005
(Gross Rent)

$895 $895

Maximum Tax Credit 2 BR Gross Rent
2005 @ 60% of Median Area Income

$870 $870

Maximum Tax Credit 1 BR Gross Rent
2005 @ 60% of Median Area Income

$724 $724

Non-Elderly Renters - Very Low Income
Need Gap
Estimated Non-Elderly Renters Earn Under
50% of Median Income

390 13,441

General Project-Based Assistance (tied to a
development) excluding special needs

97 3,742

Non-Elderly Certificates/Vouchers 16 2,411
Total Subsidized Units Available to Non-
Elderly

113 6,153

Assistance as Percent of Non-Elderly Very
Low Income Renters (% of need met)

29% 46%

Source: Maine State Housing Authority and HUD income schedules

 Rental assistance (subsidized housing and tenant vouchers) is less available to very low
income renters living in Scarborough than in the Portland metro area generally. Some
type of rental assistance reaches 46% of the non-elderly very low income renters in the
region, but only 29% of the very low income family renters in Scarborough.

 Scarborough has two assisted rental housing developments for general occupancy (not
age-restricted) that provide 97 units of affordable rental housing. Other than this
project-based assistance, in 2005 the MSHA showed only 16 other non-elderly renters
assisted by Section 8 voucher assistance (travels with the tenant). Overall, only 113
non-elderly renters have some form of rental assistance in Scarborough, or less than
10% ofScarborough’s renter households under age 65.

6 MSHA’s regional housing market boundaries were adjusted in 2005 in response to changes in labor market area 
definitions used by the Maine Department of Labor. The Portland-South Portland-Biddeford Metropolitan Area LMA
is a broader geographic area that extends further into York County than the former Portland MSA/LMA definition used
in earlier years.
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 The potential need for senior rental housing cannot be measured simply by the
characteristics of elderly renter households, because much of the rental market
originates among senior homeowners who want to make a transition to rental. In
Scarborough, there are only 38 existing assisted rental units specifically designated for
seniors (Village at Oak Park –a subsidized development). Besides the 38 senior
renters living in subsidized units at Oak Park, there are another 8 senior households
using Section 8 vouchers in Scarborough to afford available rental units.

 Based on the 2000 Census, there were 110 senior renter households (age 65+) in
Scarborough in 1990 and 130 in 2000 (growth of only 20 over ten years). As of 2004,
53 senior households who rent benefited from some type of rental assistance, equivalent
to about 42% of Scarborough renters age 65 or older.

 It is clear that affordable rental housing for seniors in Scarborough has been entirely
dependent on the availability of rental assistance subsidies. The cost of other market-
rate rental housing in Scarborough is generally not affordable to Scarborough senior
households who rent.

3. Comparison of Scarborough Rental Housing to other Large Communities

The charts which follow compare the rental housing stock and level of housing assistance in
Scarborough with 17 other large cities and towns in Maine (those with a population of 10,000 or
more in 2000).

 Percent of Households Renting in 2000: At 18.5% of households renting,
Scarborough had the third lowest percentage of the comparison communities.

Figure 12

17%
18%
19%

19%
20%
21%

34%
36%
36%

36%
40%

43%
46%

51%
51%

53%
53%

58%

0.0% 10.0% 20.0% 30.0% 40.0% 50.0% 60.0%

Falmouth

York

SCARBOROUGH

Windham

Gorham

Kennebunk

Saco

South Portland

Brunswick

Sanford

Westbrook

Auburn

Augusta

Waterville

Biddeford

Bangor

Lewiston

Portland

PERCENT OF HOUSEHOLDS RENTING IN 2000

Source: Consultant analysis of 2000 Census data



BCM Planning–December, 2005 26

 Percent of Renter Households in Single Family Detached Homes in 2000: At 37%
of renters, Scarborough had the 2nd highest percent of renters in single family housing
among the comparison communities.

Figure 13
PERCENT OF RENTER HOUSEHOLDS IN

SINGLE FAMILY DETACHED HOUSING IN 2000
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 Total Rental Housing Stock per 1000 Persons in 2000: At 75 units per 1000
population, Scarborough ranked 4th lowest on this measure.

Figure 14
RENTAL HOUSING STOCK PER 1000 PERSONS IN 2000
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 Renter Households with Housing Assistance in 2004 as Percent of Renters:
Scarborough had the 4th lowest percentage of renters with assistance. Windham,
Kennebunk and York were lower.
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 Assisted Rental Housing Units per 1000 Persons in 2004: Scarborough had a ratio
of only 8 units per 1000 persons, ranking 4th lowest in this comparison.
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 Percent of Households Age 65+ Who Rent (2000): At only 10% of senior
households, Scarborough had the lowest ratio of all of the comparison communities. It
also ranked last in the percentage of total elderly households having assisted rental
housing.

Figure 17

10%

11%

17%

24%

24%

24%

27%

29%

30%

31%

34%

38%

38%

39%

40%

41%

43%

45%

0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0% 35.0% 40.0% 45.0%

SCARBOROUGH

York

Windham

Kennebunk

Falmouth

Gorham

Brunswick

South Portland

Saco

Sanford

Augusta

Westbrook

Bangor

Waterville

Auburn

Biddeford

Lewiston

Portland

PERCENT OF HOUSEHOLDS AGE 65 OR OLDER WHO RENTED IN 2000

Source: Consultant analysis of 2000 Census data

 Percent of Elderly Renters Served by Assisted Housing: At 3.0% Scarborough
ranked last of the 18 communities on this ratio.
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 Percent of Non-Elderly Renters Served by Assisted Housing: At 9.1% Scarborough
ranked in the middle of the pack (9th) on this ratio.
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D. Household Income Analysis

1. HUD Area Income Thresholds

 The traditional income benchmark for various housing programs and needs
assessments is the U. S. Department of Housing and Urban Development’s annual 
estimate of the area median family income (AMFI) for the region (for Scarborough, the
relevant region is the Portland Metropolitan Statistical Area or MSA).

 The HUD-defined area median family income (AMFI) for the Portland metro area in 2005
is $64,400. HUD assigns this estimated median family income to a family of four
(though the actual average number of persons in a family is closer to three). The
AMFI, adjusted for household size, is the benchmark for various measures of income
and affordability.

 References in this report to percentages of the AMFI reflect adjustments by the
Consultant for income by household size, where possible. These adjustments assume
an average household size of two persons for renters and three persons for
homeowners when interpolating Census-based household income data and updates of
that income distribution, relative to the AMFI.
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 The chart below shows income ranges as a percent of the area median family income
for the Portland MSA and the relevance of various income thresholds.

Table 16
INCOME AND MAXIMUM MONTHLY HOUSING COST BASED ON

HUD AREA INCOME LIMITS FOR 2005
Income as Percent of Median PERSONS IN HOUSEHOLD (1) Significance of Income Limit
Family-Portland MSA-2005 1 2 3 4

40% AMFI $18,040 $20,600 $23,200 $25,760

Maximum Monthly Housing Cost
@ 30%

$451 $515 $580 $644

50% AMFI $22,550 $25,750 $29,000 $32,200

Maximum Monthly Housing Cost
@ 30%

$564 $644 $725 $805

60% AMFI $27,060 $30,900 $34,800 $38,640

Maximum Monthly Housing Cost
@ 30%

$677 $773 $870 $966

80% AMFI $36,050 $41,200 $46,350 $51,500

Maximum Monthly Housing Cost
@ 30%

$901 $1,030 $1,159 $1,288

100% AMFI $45,100 $51,500 $58,000 $64,400

Maximum Monthly Housing Cost
@ 30%

$1,128 $1,288 $1,450 $1,610

120% AMFI $54,120 $61,800 $69,600 $77,280

Maximum Monthly Housing Cost
@ 30%

$1,353 $1,545 $1,740 $1,932

150% AMFI $67,650 $77,250 $87,000 $96,600

Maximum Monthly Housing Cost
@ 30%

$1,691 $1,931 $2,175 $2,415

Source: 2005 U. S. Department of HUD income maximums at selected thresholds for Portland MSA, and consultant-interpolated values
(1) The typical renter household has 2 persons; the typical homeowner household has 3 persons. While HUD assigns its estimate of the area
median family income to a family size of 4, the average family is a 3-person household. Typically, elderly households (age 65 or older) have
an average of about 1.5 persons per household.

Often used as upper end for moderate
income beneficiaries of affordable

home ownership programs, and for
Maine Affordable Housing TIF Districts.

Effectively this represents the typical
minimum income needed to afford tax
credit rental housing without additional

subsidy such as Section 8.

Maximum of "very low income" range
defined by HUD. This is the maximum
qualifying income for Section 8 voucher

rental assistance.

Maximum qualifying income for Tax
Credit credit rental housing.

Median family income estimated by
HUD. HUD assigns its estimate of

median family income ($64,400) to a
four-person household.

Upper limit for "low income" as defined
by HUD. Also referred to as maximum
for "low and moderate income" limit for

CDBG and other programs.

Sometimes used as upper end income
for moderate income definition in

affordable housing programs.
Maximum permitted under Maine

statutory definition.

2. Scarborough Household Income Estimates for 2005

 Within the Town of Scarborough, the median household income is estimated at $66,200
as of 2005. Household income reflects data for all households, regardless of the size
of the household or the relationship between members of the household. Family
income is different, as it represents a subset of households that have at least two or
more persons related by birth, marriage or adoption

 The median household income in Scarborough is influenced by its relatively high
homeownership rate (81.5%). Based on 2000 Census data, the median renter income
in Scarborough was only 60% of the median homeowner income.
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Figure 20 - Scarborough Median Incomes Estimated for 2005
ESTIMATED 2005 INCOME AND 1999 INCOME BY HOUSEHOLD TYPE
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 The 2005 household income distribution below has been computed with reference to the
area median family income of the Portland MSA. Federal and state affordable housing
program eligibility is determined with reference to area, rather than local, median family
incomes, adjusted to household size.

Table 17
Estimated Household Income Distribution for Scarborough - 2005

Income as % of
Area Median
(Adjusted) Homeowners Renters

Total
Households % of Owners % of Renters

Percent of
Total

Households
Under 40% 565 240 805 9.3% 19.7% 11.1%
40-60% 553 170 723 9.1% 13.9% 9.9%
60-80% 532 169 701 8.8% 13.9% 9.6%
80-100% 563 218 781 9.3% 17.9% 10.7%
100-120% 499 109 609 8.2% 9.0% 8.4%
120-150% 659 126 785 10.9% 10.4% 10.8%
150-175% 657 30 687 10.8% 2.5% 9.4%
175-200% 534 43 577 8.8% 3.6% 7.9%
200%+ 1,500 112 1,612 24.7% 9.2% 22.1%
Total 6,063 1,217 7,280 100.0% 100.0% 100.0%
Source: Consultant estimates of income distribution by tenure based on 2005 Claritas, Inc. estimates of total
households by income range and household income distribution by tenure from 2000 Census.
Note: HUD AMFI for Portland MSA in 2005 is $64,400 for a family of four persons. The above income
distribution assumes a typical household size between 2 and 3 persons in Scarborough.


