












































AGENDA

SCARBOROUGH TOWN COUNCIL
WEDNESDAY - SEPTEMBER 3, 2014
REGULAR MEETING - 7:00 P.M.

Order No. 14-72. Move approval of the second reading on the proposed designation of
Griffin Road Affordable Housing Development District and adopting the Development
Program for such District and authoring a credit enhancement agreement for such District,
pursuant to the attached Order No. 14-72 and the provisions of Chapter 207 of Title 30-A of
the Maine Revised Statutes, as amended and authorize the Town Manager to sign any and all
documents pursuant to said District.



TOWN COUNCIL
ORDER #14-72

AN ORDER DESIGNATING THE GRIFFIN ROAD AFFORDABLE HOUSING
DEVELOPMENT DISTRICT AND ADOPTING THE DEVELOPMENT PROGRAM
FOR SUCH DISTRICT

WHEREAS, the Town of Scarborough (the "Town") is authorized pursuant to Chapter 206,
Subchapter 3 of Title 30-A of the Maine Revised Statutes, as amended, to designate a specified area or
areas within the Town as an affordable housing development district and adopt a development program
for such district; and

WHEREAS, there is a need for the development of affordable, livable housing and the
containment of the costs of unplanned growth in the Town of Scarborough, in the surrounding region,
and in the State of Maine; and

WHEREAS, the designation of the District and implementation of the Development Program
will help to improve and broaden the tax base in the Town of Scarborough and improve the economy of
the Town of Scarborough and the region by attracting business development to the Town; and

WHEREAS, the Town will hold a public hearing on the question of establishing the District, in
accordance with the requirements of 30-A M.R.S.A. § 5250, upon at least ten (10) days prior notice
published in the Portland Press Herald, a newspaper of general circulation within the Town; and

WHEREAS, the Town desires to designate Griffin Road Affordable Housing Development
District (the “District”) and adopt a development program for the District (the “Development Program”);
and

WHEREAS, it is expected that approval will be obtained from the Maine State Housing
Authority (“MaineHousing”) approving the designation of the District and the adoption of the
Development Program for the District;

NOW THEREFORE, BE IT ORDERED BY THE TOWN COUNCIL OF THE TOWN OF
SCARBOROUGH, MAINE:

Section 1. The designation of the District and pursuit of the Development Program will create
affordable, livable housing within the Town of Scarborough, and therefore constitutes a good and valid
public purpose.

Section 2. Pursuant to Chapter 206, Subchapter 3 of Title 30-A of the Maine Revised Statutes, as
amended, the Town hereby designates Griffin Road Affordable Housing Development District and
hereby adopts the Development Program for the District described as more particularly set forth in the
documents presented to the Town Council in conjunction with this Order.

Section 3. Pursuant to the provisions of 30-A M.R.S.A. § 5250-A, the percentage of captured
assessed value to be retained in accordance with the Development program is hereby established as set
forth in the Development Program.

Section 4. The Town Manager be, and hereby is, authorized, empowered and directed to submit
the proposed designation of the District and the proposed Development Program for the District to
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MaineHousing for review and approval pursuant to the requirements of 30-A M.R.S.A. Chapter 206,
Subchapter 3; and further is authorized and directed to execute a Credit Enhancement Agreement
consistent with the provisions of Griffin Road Affordable Housing Development District Development
Program as presented and approved herein and to create the accounts and take all the actions described in
such agreement, if and when the Town Manager is presented with a written copy of the MaineHousing
“Notice to Proceed” with respect to the Project to be located in the District.

Section 5. The Town Manager be and hereby is authorized and empowered at his direction from
time to time to make such revisions to the Development Program for the District as he deems reasonably
necessary or convenient in order to facilitate the process of review and approval of the District by
MaineHousing, or for any other reason, so long as such provisions are not inconsistent with these
resolutions or the basic structure and intent of the Development Program. The Town Manager is also
hereby authorized and directed to submit any reports to MaineHousing regarding the District and
Development Program throughout the term of the District.

Section 6. The foregoing designation of the District and the adoption of the Development
Program for the District shall automatically become final and shall take full force and effect upon receipt
by the Town of approval of the proposed District by MaineHousing without requirements of further
action by the Town, Town Council or any other party.

Section 7. The Town hereby finds and determines that:

a. At least twenty-five percent (25%), by area, of the real property within the District, as
hereinafter designated, is suitable for residential use, blighted area or is in need of rehabilitation or
redevelopment; and

b. The total area of the District does not exceed two percent (2%) of the total acreage of the
Town, and the total area of all development districts within the Town, and the total area of all
development districts within the Town does not exceed five percent (5%) of the total acreage of the
Town; and

C. The original assessed value of the District plus the original assessed value of all existing
affordable housing development districts within the Town does not exceed five percent (5%) of the total
acreage of the Town.

d. The District and pursuit of the Development Program will contribute to the expansion of
affordable housing opportunities within the municipality or to the betterment of the health, welfare or
safety of the inhabitants of the Town. The Town has considered all evidence, if any, presented to it with
regard to any substantial detriment to another party’s existing property interests in the Town and has
found and determined that such interested party’s property interests in the Town are outweighed by the
contribution made by the District or Development Program to the availability of affordable housing
within the Town or to the betterment of the health, welfare or safety of the inhabitants of the Town.

Section 8. The Town Manager is authorized to file the yearly reports required by Title 30-A
M.R.S.A. § 5250-E and otherwise to take all lawful actions required in the administration of the District
and Development Program.

Dated First Reading: August 20, 2014
Dated Second Reading: September 3, 2014



APPLICATION
Affordable Housing Tax Increment Financing

All applications to MaineHousing for approval of an affordable housing development district and associated
development program must use this form.

Before submitting the form the Applicant’s municipal legislative body must approve the substantive contents of the form
and its attachments.

Section 1 - Applicant Information
1-1. Applicant: Town of Scarborough
1-2. Application submittal date:

1-3. Municipal official submitting this application:

Thomas Hall
Printed name

Signature Date

The person signing above attests that the information contained in this application is true and correct to the
best of bis or her knowledge.

Title Town Manager

Mailing address 259 U.S. Route 1 / P.O. Box 360
Scarborough, ME 04074-0360

Phone number (207) 730-4031

Email address thall@ci.scarborough.me.us

1-4. Name of Affordable Housing Development District and Development Program:

Griffin Road Affordable Housing Development District

1-5. Date of public notice: 8/10/2014 (Notice must be published at least 10 days prior to the public
hearing. The actual newspaper page containing the notice and showing the newspaper name and date must be
provided as Attachment 1.)

1-6. Date of public hearing: 8/20/2014 (A copy of the meeting record must be provided as
Attachment 2.)
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1-7. Municipal official with authority to submit annual reports on the status of the
Affordable Housing Development District on behalf of the municipal legislative body:

Name Thomas Hall

Title Town Manager

Phone number (207) 730-4031

Email address thall@ci.scarborough.me.us

1-8. Did the municipal legislative body:

a. Specifically consider and approve the substantive contents of this form and
attachments, after the required 10 day public notice and public hearing? (yes or
no) Yes

b. Consider comments received at the public hearing? (yes or no) Yes (If an interested
party claimed that the district or development program will be detrimental to that party’s existing
property interests, the legislative body must consider the evidence presented and whether any adverse
economic effect is outweighed by the availability of affordable housing or health, welfare or safety
mprovements for the municipality’s residents.)

c. Consider whether the district and development program will expand affordable
housing opportunities or improve the health, welfare or safety of municipal
residents? (yes or no) Yes (The municipal legislative body must take these factors into account.)

1-9. Date of municipal approval: /14 (A copy of the municipal resolution or order
and vote must be included as Attachment 3.)

Section 2 - Affordable Housing Development District Characteristics

2-1. General description of District (such as existing residential and nonresidential land uses, adjacent
streets, ete. A municipal map or photo showing District boundaries nust be included as Attachment 4.)

The proposed district is 5 Griffin Road in Scarborough. The site includes Griffin Road,
which is private, but the buildable area is located at the end of Griffin Road, which is off
Route 1 near the intersection with Route 9 (Dunstan's Corner). The site is currently vacant.
The site is relatively flat to the north and west with an increasing slope to the east and south.

2-2. Tax map and lot number (and block no. if applicable): Map U33 Lot 51 (A fax map with
district boundaries shown must be provided as Attachment 5.)

2-3. Acreage of the District: 3.55

2-4. District duration: 17 years (Up o 30 full tax years maximum beginning on the April 1 following the
date of MaineHousing approval.)
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2-5. Municipal fiscal years during which tax increment will be used for approved project
costs:

First fiscal year start date: 7/1/2015
Last fiscal year end date: 6/30/2032

2-0. Original assessed value (OAV) and OAYV date: $216,800 as of March 31, 2014. (The
OAV date must be the March 31 immediately preceding MaineHousing approval. A certified letter from the tax
assessor with OAV” and OAV date must be provided as Attachment 6. Please note that the OAV is based on
the taxable value of the property in the district, so the OAV" of a tax exempt property is zero.)

2-7. Zoning of District land and allowed uses: (Please provide a description of any contract one, if
applicable.)

Town and Village Centers (TVC) District

The purpose of the TVC District is to provide for and encourage village and town centers
within Scarborough that exhibit village style development and offer a mix of retail, office,
service, civic, and residential uses in an environment conducive to both pedestrians and
motorists. Senior housing is listed as a permitted use in the TVC District.

2-8. Description showing that at least 25% of District area is suitable for residential use;
blighted; or in need of rehabilitation/redevelopment:

The site is well-located for housing, adjacent to both an existing residential area and less than
500" from Route 1 and its businesses. The site is a vacant lot surrounded by developed lots,
and is serviced by municipal sewer and water services and overhead electric. The site is
therefore 100% suitable for residential use.

2-9. District area as a percentage of total municipal acreage: District acreage divided by total
municipal acreage = 0.02% (Cannot exceed 2%)

2-10. Total area of all development districts as a percentage of total municipal acreage:

Existing and proposed affordable housing + municipal development district acreage divided by total municipal
acreage = 3.38% (Cannot exceed 5%)

2-11. OAV of all affordable housing development districts as a percentage of all taxable
property value: Aggregate OAV of existing and proposed affordable housing development districts divided by
aggregate taxable property value at April 1 preceding MaineHousing approval date = 0.01% (Cannot exceed
5%)
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Section 3 - Affordable Housing Development Program

Development Characteristics

3-1. General description of the intended development: (Ouverall character of uses in the District
must be primarily residential, i.e., housing and related uses such as child care, recreational and small-scale
commercial facilities serving District residents.)

The proposed Griffin Road Senior Housing project will create 36 units of affordable elderly
rental housing, with associated amenity and community spaces. All 36 units will be one-
bedroom units, targeted to households with incomes at or below 60% of AMI.

3-2. Number and type of housing units to be developed within the District:

Market rate units Affordable units

Number of | Unitsize | Numberof | Unit size Income Limit(s)
units (# of BR) units (# of BR) (%0 of AMI)

New rental units 36 36 1 BR 50-60% AMI

Rehabilitated rental

units

New homes,
including condos

Rehabilitated
homes, including
condos

Total units within
the District: 36

3-3. Affordable housing units as a percentage of total housing units within the District:
100% (Minimum of 33%.)

3-4. Schedule for development:

The project will be submitted for MaineHousing Low Income Housing Tax Credit (LIHTC)
approval. It is anticipated that a Notice to Proceed will be issued in December 2014 and
construction loan closing and construction start would occur in May 2015. The project will
be placed in service in March 2016 with full occupancy by November 2016.

3-5. Length of affordability period(s): (Minimun: of 10 years for owner-occupied homes and condos and
30 years for rental units). Length of the affordability period will be 45 years, pursuant to a Extended
Use Agreement to be executed with MaineHousing.
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3-6. Mechanism(s) for ensuring ongoing affordability: (Copies of covenants or restrictions for
ensuring affordability to households at or below 120% of area median income must be provided as Attachment 7.)

The project will be developed with Low Income Housing Tax Credit equity and thus subject
to an FExtended Use Agreement with MaineHousing, which will be executed at loan closing
and a copy filed at the registry of deeds.

3-7. Name of affordable housing developer: The developer is Griffin Road Development
LLC. That entity is composed of Developers Collaborative principal Kevin Bunker, doing
business as Developers Collaborative Predevelopment, LL.C, and William Risbara and Rocco
Risbara, doing business as Risbara Properties, LL.C. Developers Collaborative has developed
over 300 units of affordable, tax credit housing. The owner will be Griffin Road Housing
LP.

3-8. Description of how the housing and facilities to be funded with tax increment
revenues will be operated, including responsible entity and funding:

When completed, the project will be managed by an experienced manager of subsidized
housing properties with extensive LIHTC training. The total annual cost of operations for
the project is budgeted at $249,911. The breakdown by category is as follows: administrative
22%o; utilities 16%0; maintenance 33%; general expenses 22%; and reserves 7%. The financing
for operating expenses is primarily through tenant rents (96%). TIF payments made to
reimburse project costs (4%) make up the remainder. Resident Services will be available via
an on site coordinator 8 hours per week. Griffin Road Senior Housing will be managed as a
smoke free building. TIF income will be used to create greater affordability than standard
MSHA underwriting. 40% of project will be affordable to seniors at 50% AMI with the
balance at 60% AMI.

Related Requirements

3-9. Description of local affordable housing need and how proposed Development
Program meets the need:

The proposed project seeks to address the shortage of decent and safe affordable housing
for seniors in the Scarborough area. Scarborough is designated as a service center
community with high need of elderly housing in the 2014 QAP. In addition, Scarborough's
2006 Update of the Comprehensive Plan identified a need for an additional 46 affordable
rental units for low income elderly households, which would increase over the next ten vears
as the number of seniors continues to grow. The 2006 Update also establishes several
relevant actions: 1) Action A.3.a: "Allow and encourage a range of senior housing
opportunities within our growth areas;" 2) Action A.4.a: "Encourage affordable housing
through density bonus provisions;" and 3) Action H.2.e: "The Town should use Affordable
Housing Tax Increment Financing to facilitiate the construction of infrastructure needed to
support new affordable housing."

3-10. Date of comprehensive plan final adoption July 19, 2006 , whether the proposed
development is consistent with the plan (yes or no) Yes, and whether the Development

061312 AHTIF Application, Page 5



Program complies with Maine law limiting growth-related capital investments (see 30-A
M.R.S.A. §4349-A), (yes or no): Yes

3-11. Potential conflict with municipal charter (yes or no): No

3-12. Description of plan for relocation of persons displaced by development activities (or
statement that no relocation is necessary):

The existing site is currently vacant so no relocation is required.

3-13. Description of environmental controls to be applied (or statement of commitment to
appropriate environmental controls, such as permitting and licensing, adherence to laws
and regulatory conditions, and use of qualified contractors):

The project is committed to following all local and state laws and regulations. Locally, full
planning board site plan approval was granted on ,2014. A Phase 1
environmental study will be conducted and any necessary corrective action taken. Any
environmental issues will be fully remediated as part of the Project. A qualified general
contractor will be chosen from a select bid list compiled with the approval of MaineHousing.

Financial Plan

3-14. General explanation of how development within the District will be financed and
accomplished, including cost estimates for the Development Program and all sources of
anticipated funds: (An itemized development budget showing all sources and uses of funds for development in
the District must be provided as Attachment 8.)

The Total Development Cost is budgeted at $5,349,247. Griffin Road Senior Housing will
be financed primarily through Low Income Housing Tax Credits. The project will seek an
award of 2015 Low Income Housing Tax Credits in the amount of $434.214, which is
projected to provide an equity vield to the project of $3,690,451. In addition, the project will
seek a Rental LLoan Program subsidy in the amount of $1.083,796. A RLP Loan of $575,000
is also contemplated.

3-15. Captured assessed value (CAV): (List the percentage of increased assessed value of the District to be
retained as CAV’, or describe the method or formula for determining the percentage of CAV'. Annual estimates of
captured assessed value must be provided as Attachment 9.)

100%

Estimated tax shifts from the designation of captured assessed value (Annual estimates
of tax shifts for each year the District is in effect must be provided as Attachment 10, using the formulas
provided in Attachment 10-A.)

$9,791 Total revenue sharing tax shift
$216,899 Total education subsidy tax shift
$19,575 Total county tax shift
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3-16. Estimated total tax increment revenues: (Must be consistent with amounts shown in
Attachment 9.)

$548,568

3-17. Portion of total tax increment revenues to be allocated to the Developer 50% and
Municipality 50% (May be defined in dollars, percentages, or by formmula. A copy of the associated formal
agreement such as a Credit Enbancement Agreement, if applicable, must be inciuded as Attachment 11.)

061312 AHTIF Application, Page 7



3-18. Itemized description of specific project costs that may be funded in whole or in part
with tax increment revenues (listed in order of priority for using tax increment revenues):
(A general list of potential uses is not sufficient.)

(Allowable uses within the District include the capital, financing, real property, professional services or ongoing
operating costs associated with the affordable housing development; relocation costs; costs of recreational facilities;
costs of child care facilities; costs associated with small scale non-residential uses that contribute to a specific,
identified betterment of the health, welfare or safety of the inhabitants of the municipality, including specific benefit
to the residents of the District; and administrative and organizational costs associated with establishing or
implementing the District.)

(Allowable uses outside the District must be directly related to or made necessary by the District, including but not
limited to: costs of infrastructure or public safety improvements, costs to mitigate any adverse impact of the District
on the municipality and its constituents, including school costs; and costs to establish permanent housing
development revolving loan funds or investment funds.)

Specific Amount
improvements $) to be
or activities to funded Amount to be funded by other | Location
be funded with | Timing of with tax | sources within or
tax increment | each planned | increment outside Resulting public
revenues improvement | revenues | Amount (§) Source | District? benefit
Project semi-annual estimated estimated | project rents Inside Provision of new
Operating $274,284 $5,826,561 senior affordable
Costs ($12,404 in]  ($163,728 in housing; greater
(Administrativ year two year one, affordability than
e, Utilities, with| stabilized in standard MSHA
Maintenance, annuall  year two at underwriting
Insurance, increases| $327,456 with
Replacement over 16 2% annual
Reserves) years)| increase over

16 years)
Contributions | annual up to Outside Further the
to Affordable estimated| establishment of
Housing $274,284 permanent affordable
Initiative Fund housing within

Scarborough
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| Total costs:

| $548,568  $5,826,561 |

3-19. Potential alternative uses of tax increment revenues and the circumstances under
which these alternatives would be pursued:

N/A

3-20. Justification for any use of tax increment revenues outside of the District
boundaries, if applicable: (Be specific about how improvements located outside of the District are directly
related to or made necessary by the creation or operation of the District. Attach related studies, if applicable.)

MaineHousing has determined that a direct relationship exists between the use of fund
proceeds for affordable housing development outside the boundaries of the affordable
housing development district and the creation of the district.

3-21. If one of the intended uses of tax increment revenues is a housing development
revolving loan or investment fund, provide the following information:

a. A description of the fund, including type, purpose, operation, and provisions for
repayment or return of fund proceeds to the fund:

The Affordable Housing Initiative Fund, segregated from the Town's general

revenue, shall be used to further the establishment of affordable housing within
Scarborough: These funds "may be used for the land acquisition, infrastructure,
and/or building construction costs of an affordable housing project... A portion of

these funds may also be used to establish a revolving loan program to provide direct

financial assistance to qualified homebuyers with down payments and other
financing needs for purchasing affordable housing units." See Section VIIC(B)(5) of

Chapter 405, Zoning Ordinance, Town of Scarborough, as of March 19, 2014 (the
"Ordinance™.

The Affordable Housing Initiative Fund has been established but is not vet funded.

Section VI of the Ordinance provides the following definition of "affordable
housing":

"Affordable Housing means decent, safe and sanitary living accomodations that are

affordable to households, in accordance with the following provisions:
A. An Owner-Occupied Affordable Housing Unit is a unit which has an expected

sales price that is reasonably anticipated to result in monthly housing costs (including

mortgage principal, interest, and insurance; homeowners’ insurance costs, real estate
taxes and basic utility and energy costs) that do not exceed 30% of a household’s
gross monthly income. The qualified household gross income for an Affordable
Housing Unit is 120% or less than the most recently published Portland, Maine,
MSA Median Family income adjusted for family size and consistent with the income
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thresholds published by the U.S. Department of Housing and Urban Development
for the region.

B. Renter-Occupied Housing Unit is a unit which is leased to a household (inlcuding
rent and basic utility and energy costs) for an amount that does not exceed 30% of
the household's gross monthly income. The qualified household gross income for a
Renter-Occupied Housing Unit is 80% or less than the most recently published
Portland, Maine, MSA Median Family Income adjusted for family size and consistent
with the income thresholds published by the U.S. Department of Housing and
Urban Development for the region."

b. Timing for establishing and using the fund:

Contributions to the fund would occur annually. Use of the funds would occur as
needed.

c. The property to be purchased or the housing to be developed with fund proceeds:

Fund proceeds will be used to support the creation of affordable housing (as defined
in 3-21(a) above) in Scarborough.

3-22. If municipal debt financing will be used to finance approved project costs:

a. Principal amount, maturity (maximum 20 years) and type of each municipal debt
issuance (7.¢. general obligation bonds, revenune bonds, notes or other evidences of
indebtedness):

N/A

b. Aggregate principal amount of municipal general obligation debt relating to
affordable housing development districts (including proposed District) within county
in which municipality is located: (Cannot exceed §50 million.)

N/A

c. List of improvements to be financed with municipal bonds:

N/A

d. Timing of improvements financed with municipal bonds: (Must be completed within 5 years
from MaineHousing approval date.) N/A
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Section 4 - Attachments

Attachment 1 -- Public hearing notice (actual copy showing newspaper name
and date)

Attachment 2 -- Copy of meeting record at which public hearing was held
Attachment 3 -- Copy of resolution or order and vote

Attachment 4 -- Municipal map or photo showing District boundaries
Attachment 5 -- Tax map, with District boundaries shown

Attachment 6 -- Certified letter from tax assessor with original assessed value
for the District as of March 31 immediately preceding date of MaineHousing

approval

Attachment 7 -- Language for covenants or restrictions for ensuring
affordability to households at or below 120% of area median income (AMI)

Attachment 8 -- Itemized development budget showing all sources and uses of
funds for development in the District

Attachment 9 -- Captured assessed value calculations for each year the District
will be in effect
* Annual estimates of increased assessed value of the District (§)

* Annual portion of increased assessed value to be retained as captured assessed
value
* Resulting tax increments

Attachment 10 -- Estimated tax shifts for each year the District will be in effect,
using the tax shift formulas included in Attachment 10-A

Attachment 11 — Formal agreement such as a Credit Enhancement Agreement
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Attachment 1
Public Hearing Notice



Attachment 2
Public Meeting Record



Attachment 3
Town Order



Attachment 4
TIF District Boundaries



















































AGENDA

SCARBOROUGH TOWN COUNCIL
WEDNESDAY - SEPTEMBER 3, 2014
REGULAR MEETING - 7:00 P.M.

Order No. 14-78. Move approval on the new request for a Food Handlers License from Exit
42 Donuts, LLC, d/b/a Dunkin Donuts, located at 284 Payne Road.





http://www.scarborough.me.us/

AGENDA

SCARBOROUGH TOWN COUNCIL
WEDNESDAY - SEPTEMBER 3, 2014
REGULAR MEETING - 7:00 P.M.

Order No. 14-79. Move approval on the new request for a Combined Massage
Establishment/Massage Therapist License from Leslie Girmscheid, d/b/a Leslie Girmscheld
Massage Therapy, located at 11 Farmhouse Road





http://www.scarborough.me.us/

AGENDA

SCARBOROUGH TOWN COUNCIL
WEDNESDAY - SEPTEMBER 3, 2014
REGULAR MEETING - 7:00 P.M.

Order No. 14-80. Move approval on the request to place the referendum question to

purchase a new Fire Truck on the local Ballot for the November 4, 2014, Municipal
Elections.









AGENDA

SCARBOROUGH TOWN COUNCIL
WEDNESDAY - SEPTEMBER 3, 2014
REGULAR MEETING - 7:00 P.M.

Order No. 14-81. Move approval on the request to place the referendum question to fund a
town-wide revaluation on the local Ballot for the November 4, 2014, Municipal Elections.









