
Long Range Planning Committee Meeting
June 28, 2018
6pm to 7:30 am
Town Library

Agenda

I. Approval of minutes from May 24 & June 1, 2018

II. Comprehensive Plan Updates
a. Introduction of draft “Economy” section

III. Return of Investment Study Updates
a. Review Draft

IV. Public Comment

V. Next Committee Meeting(s)



ECONOMY & JOBS
The primary purpose behind economic development is typically to achieve new gains in
the economic growth of a community. This most often means creating business activity
and jobs that reduce unemployment and increase the earnings of residents which will,
in turn, be reinvested in the community. Most any community dependent on a single
industry or source of revenue for its sustainability will experience highly volatile economic
cycles of growth and decline, which is thankfully not the case in Scarborough as
highlighted in the “State of Affairs” section of this document. In most communities,
diversification of their economic base through the attraction of primary industries,
expansion of revenue-generating industries and public support of economic development
“infrastructure” is essential for long-term health and viability.

As a community with a well-diversified economic base, mainly comprised of fields such
as health care, retail and management, the Town of Scarborough is well situated for
continuing building a strong economy, with high paying jobs. The Town has low
unemployment and in fact, has more jobs than people to fill those positions.
Scarborough’s primary concern today is adequate staffing to ensure that employers have
sufficient workforce to fill positions and stay competition in the marketplace.

While the Town serves as a “bedroom community” to its larger neighbor, Portland, the
region’s primary center of economic activity, the last several decades have seen it evolve
into more of a self-sufficient, multi-season community. The Town clearly depends on the
draw of Portland but is gaining its own traction and identity as a center of economic
activity and employment. The Town’s foremost economic challenge over the next couple
of decades will be to stabilize and diversify its employment base to maintain a balanced
community, from both a resident and employer perspective. Part of that strategy will
include ensuring the proper availability of an array of housing types to house future
residents/employees.

This section will help identify a path forward for the Town of Scarborough to take
advantage of regional economic development, preserve community quality of life and
ensure a diverse economic development infrastructure. It will help Town leaders make
important decisions regarding economic development initiatives for the community which



will impact the Town’s infrastructure, municipal services, overall quality of life and
economic resiliency.

TARGET A BALANCED MIX OF USES IN ACTIVITY CENTERS

Scarborough has an opportunity, as identified in the Conservation and Growth Map
and discussed in the Plan Framework Section of this document, to create nodes
where mixed-use development and new businesses can thrive in walkable districts
that offer a variety of housing types, office settings, retail, entertainment, and dining
options. These opportunities will create additional space for needed uses, but also a
more well-rounded community that will be attractive to a wider audience of residents,
entrepreneurs and investors. In addition, Scarborough’s business development efforts
should include working with existing and future business owners to locate retail and
destination uses on the street level, with office and residential uses on upper levels.
Mixed-use development creates a higher tax base because the “stacked uses” allow
for denser development. Moreover, mixed-use developments create a “built in”
customer base for the uses on the ground floor, allows for a variety of housing
options, and encourages a broader range of household. It’s good business!

• Identify property for residential and mixed-use development and work with property
owners to pursue public private partnerships, or enter into an agreement with
existing owners to work together to attract the development identified in the plan.

• Solicit interest from regional developers that have successfully completed similar
projects in the metro area (or even outside of Maine).

• Issue a Request for Development Proposal (RFDP) for projects based off a vision
for the mixed-use activity centers in partnership with private sector owners. This
would be used to solicit bids from regional or selected developers and would
incorporate development criteria to ensure any new development is consistent with
the vision. Developing residential should be one of these criteria, providing market
rate housing options that will increase the variety and price point of product in
Scarborough.

• Enter into public-private partnerships with developers that could include the
provision of infrastructure, parking structures, or land write-down or swaps.

Commented [KM1]: Since we don’t own property I don’t
see us issuing RFP’s – maybe rephrase to “assist local
property owners in soliciting projects which would
incorporate development criteria…”



• Coordinate with regional economic development partners to determine if any other
incentives may be applicable for a significant mixed-use or residential development.

SUPPORT ENTREPRENEURSHIP

Support and encouragement of entrepreneurship within communities is one of the most
effective economic development strategies. Implementing a strategy of supporting
entrepreneurs and creating an entrepreneurial ecosystem for growing these businesses
is a desire of the Scarborough community. It is not about how to start a business;
rather, it is about how to create an ecosystem that nurtures new business startups
within Scarborough. Here are some possible actions that the community can take to
bolster entrepreneurship.

Creating an Entrepreneurship Ecosystem

The entrepreneurial talent in a community does not exist in isolation, but instead is
connected to many people and organizations in the community, from the local banker
to the Internet provider to the local business counselor. This external environment has
a major impact on the prospects for the entrepreneurs. “Entrepreneurial eco-system”
describes an environment that is nurturing for emerging businesses. This
entrepreneurial ecosystem requires many things, but can be understood through four
categories of elements: Culture, Human Capital, Support Systems, and Momentum.
Eleven important conditions are described here as part of the four ecosystem
elements, offered with the caveat that even though not all conditions can be changed
by community developers, awareness of the conditions is crucial to an
entrepreneurship development initiative.

CULTURE

Perceived desirability of being an entrepreneur

Social norms can encourage entrepreneurial motivation. In Scarborough, is
entrepreneurship thought of as a “cool” career? This perception affects all age groups,
but could be more critical to startup rates among younger people. Thus, altering this
perception is particularly useful for encouraging youth entrepreneurship.

Commented [KM2]: Are you talking about regional
incentives?



Community support

Just as a company’s workers need to feel they have support from management in
order to try new things, entrepreneurs need to feel their communities will support them.
Do Scarborough leaders have their backs? Ambitious entrepreneurs require less
support than most people, but if the goal is to increase the percentage of people
trying out business ideas, encouraging the perception of support is beneficial.
Scarborough can communicate its support for entrepreneurs and potential entrepreneurs
and encourage openness and generosity with time and advice, through mentoring and
networking initiatives.

Risk and failure tolerance

Conventional thinking says that entrepreneurs are people who love to take risks, but
contrary to this common conception, entrepreneurs may in fact be more risk averse
than non-entrepreneurs. Because fear of the consequences of failure discourages
action, Scarborough can encourage a little risk to increase the number of participants
in the ecosystem. Communicating tolerance of failure could help, but training people to
ignore failure intolerance might be just as important.

HUMAN CAPITAL

Entrepreneurial skills

One vital skillset is the ability of individuals to start ventures and to marshal others in
the community in the bricolage process. Bricolage refers to the entrepreneur’s ability to
create something out of resources on hand. True entrepreneurs don’t complain or give
up when they don’t have available resources. They use the available means and build
something out of those means. Conversely, a community that has vast resources for
entrepreneurs but no entrepreneurial people to take advantage of those resources, or
skills to assemble them into a new enterprise, will not succeed.

Presence of skilled workers
Once people muster up enough courage to start innovative companies, they must be
able to hire workers to code the software, operate the machines, generate press
publicity, train other employees, and produce more ideas for future improvement.



Potential entrepreneurs usually consider worker availability before deciding if a
community would suit their potential business. A region with an aggressive workforce
development policy will make entrepreneurs feel more positive about their likelihood of
success.

SUPPORT SYSTEM

Networking support

New entrepreneurs spend almost half of their time networking as they seek support
and motivation, counseling, access to opportunities, resources, and other needed
information. Providing opportunities for creative people to network is critical, but the
networking programs need to be substantive, not just chats with the same people that
already know each other. Some good examples of efforts that other communities have
done are: hackathons, new tech meetups, open coffee clubs, startup weekends, and
accelerators, and open office hours from successful entrepreneurs and financiers.

Positive regulatory environment

Too many rules and procedures can de-motivate entrepreneurs. Entrepreneurs often
find it difficult to navigate through the various regulations and requirements. Also, they
can become overwhelmed in trying to determine which agency to contact for technical
assistance on a specific issue. Scarborough can help with a one-stop shop that
provides assistance with complying with regulations, as well as a directory of various
service providers, such as the local Small Business Development Center.

Access to customers

If a person opens a retail store, will that store have enough potential customers to
enter and browse? Likewise, manufacturers will need access to freight transportation,
web-commerce startups will need reliable internet access, and public relation firms will
need proximity to companies requiring their services. Access to transportation and
other infrastructure can bolster both the courage to start and the likelihood of success.
They might also consider the economic health of the region in deciding if enough
customers will be able to afford their offerings.

MOMENTUM



Perception of employer enterprise birth rates

Startups that make the leap into hiring staff are different from “solopreneur” efforts.
Potential entrepreneurs are encouraged by seeing the presence of companies growing
large enough to create employment. An obvious action by Scarborough is to publicize
the growth of companies and their hiring of staff.

Positive role models

Some communities have more entrepreneurs than others, and that “proximity effect”
has an impact. Entrepreneurial motivation is benefited by the presence of other
entrepreneurs. This is a huge challenge because it requires momentum, as someone
needs to succeed first in order to act as a role model for others. Shining a light on
those who do exist might be a place to start: communities can publicize the successes
they do have.

There is no magic bullet, no single set of actions that Scarborough should adopt to
improve its entrepreneurial ecosystem. As emphasized above, much depends on the
entrepreneurial talent and the current support system and culture within the community.
Below are some ideas to spur action.

Next Steps:

• Form an Entrepreneurship Team. If there is little current support for
entrepreneurs in Scarborough forming a team of leaders and interested
citizens to lead the entrepreneurial effort will greatly help. Perhaps the
SEDCO board can play that role.

• Create Awareness of Entrepreneurs. Create a focus on entrepreneurs,
raising the awareness level of community residents and leaders about the
role of entrepreneurship in Scarborough. Identifying entrepreneurs and
providing periodic recognition for their contributions to the community.

• Connect to Business Services. Take stock of Scarborough’s current
access to appropriate business services (e.g., legal, marketing,
production, financial, accounting). Access to the right services is
important.



• Set up Networking and Mentoring Events. Entrepreneurs at all levels of
venture formation benefit from a network of peers. Monthly forums
sponsored by the SEDCO Board that offer an opportunity for
entrepreneurs to meet their peers and share information about service
providers, markets, or frustrations about doing business.

• Set up Entrepreneurship Training and Business Counseling Programs.
Aspiring and start-up entrepreneurs can often benefit from participation in
training and counseling programs, either one-on-one or with other
entrepreneurs.

• Develop Youth Entrepreneurship. Networking with entrepreneurs and
business owners is an excellent way to open the door to
entrepreneurship, especially for children in the school system. A
mentoring or apprenticeship program which matches a business owner to
a young person in a one-on-one mentoring relationship gives the potential
entrepreneur the chance to see how business is created in the real
world.

• Create an “Angel” Investment Networks. Scarborough could build on
current financing resources by creating an area-based “angel” investment
networks and pathways to more traditional venture capital resources.
Sooner or later, growing ventures need more sophisticated forms of
capital including access to equity capital. As entrepreneurial deals emerge
and grow, the ability to help these ventures meet their capital needs is
critical to keeping these businesses within the community.

ENCOURAGE ECONOMIC INVESTMENT AND EXPAND CUSTOMER BASE FOR
LOCAL BUSINESSES
Scarborough should continue to reinforce its branding and marketing strategy to promote
the town as a key location in the region for business. This effort should be inclusive
and engage the business community, while detailing distinct market positions as a
platform for promoting the community:



• Business development – Positioning Scarborough as a destination for investment
and increased tax base, while maintaining its character as a great place to live
with a variety of natural resources and open spaces close by.

• Target markets – Expanding customer base for businesses by recruiting new
residents to mixed-use development, marketing to the region, and targeted
millennial professionals, families, and empty nesters to live in the Town of
Scarborough.

• Scarborough as a destination – Promoting Scarborough’s character and quality of
life, including marketing destination businesses, visitor attractions, and recreational
amenities in the city.

• Development partner – Coordinate with regional developers to partner on
developments. Scarborough’s role could simply be development support through
communication or partnerships. Other communities have found success in
negotiating development needs with investors, such as providing parking and other
public infrastructure to support development, or facilitating land swaps.

DEVELOP THE SCARBOROUGH CREATIVE SPACES INITIATIVE
Creative spaces such as co-working spaces, accelerators, makerspace, and hybrid
concepts are thriving in the U.S. These spaces have witnessed dramatic growth in the
last five years and are expected to continue these patterns as businesses and
entrepreneurs rethink the traditional work environment. The metro market has several
existing co-working spaces in downtown Portland: Think Tank Co-Working, Cloudport,
PelotonLabs and more. The combination of high skilled blue collar jobs, independent
operators who desire flexible space, young professionals emerging from the region’s
higher education system, and “trailing spouses” who may want unique spaces to work
indicates potential for such a product in Scarborough.

Co-working spaces have moved from what some might consider a fad into a full-blown
national trend with more than 80 percent growth in spaces over the last two years.
Scarborough has the opportunity to capitalize on this growth while fostering an
environment of creativity in the community, especially as it continues work to create true
mixed-use centers of activity.



Before delving into the specific recommendations, it is important to begin to define how
each of these spaces work, as semantics can sometimes get in the way of truly
understanding the purpose of these new models. It is also important to know that,
although their definitions are provided below, the fluidity within which they can function
in a space is as creative as the very ideas themselves: Co-working Spaces provide
spaces for individuals or small companies to work in a shared environment. Companies
can interact with one another in informal ways, form collaborations, or simply share in
the creative atmosphere of the space. Co-working spaces may host events and activities
but rarely provide formal business coaching.
Examples:
Think Tank Co-Working – Portland, ME
Blank Slate Coworking – Burlington, VT
CoCo – Minneapolis, MN
Mojo – Asheville, NC
[INSERT pictures of examples above]

Accelerator Spaces provide a structured way to graduate companies, often within a
specified period of time.  These spaces may have a higher education partner that is
helping to cultivate and coach a business toward success. In other examples, accelerator
spaces receive significant support from venture capital that is directly investing in the
companies in the spaces. The goals of an accelerator are to “spin out” successful
ventures.  these spaces tend to gravitate around “like businesses” that have collaborative
capabilities.
Examples:
RetailXelerator – Minneapolis
Techstars - Boulder

Makerspaces are physical locations where people gather to share resources and
knowledge. Unlike the spaces described above, makerspaces focus on projects and
fabrication. Consequently, makerspaces provide tools and facilities for the makers. While
experts or university- affiliated advisors may be available, makers frequently get help
from other users. These spaces began to be associated with fields such as engineering,
fabrication, computer science, and graphic design. Many makerspaces have higher
education partnerships that desire to create an informal combination of lab, shop, and
conference room. Frequently, 3-D printers, manual tools, and classroom spaces are



associated with makerspace. Even local libraries are offering makers spaces and camps
for children.
Examples:
Open Bench Project – Portland, ME
Artisan’s Asylum – Sommerville, MA
[INSERT pictures of the examples above]

For Scarborough, these spaces should be considered fluid and subject to change. Some
of the infrastructure that may be required for such spaces is high speed internet
capabilities that will allow for technology firms to thrive in the environment.

CONTEMPLATE A SCARBOROUGH BUSINESS IMPROVEMENT DISTRICT (BID)
As interest in Scarborough continues to grow, the town may want to work with
property owners and other interests to consider a Business Improvement District in the
main activity centers. This is a funding mechanism whereby commercial businesses
incur an additional tax in exchange for a series of enhanced services to the district.
Frequently, BID districts are governed by a board of directors with representation from
both the local government and the business community contained within the district.
While common nationally, Portland is one of the only city in Maine that currently has a
business improvement district. Portland’s downtown BID follows four key tenets to keep
downtown: vitality, experience, growth, and advocacy. A BID could particularly be
interesting for the Scarborough Downs area if it was to be redeveloped.

DEVELOP A COMPREHENSIVE MARKETING AND BRANDING PROGRAM
Scarborough has done a good job of creating a town-wide identity that reinforces its
core strengths; a family-friendly place to live, a place when natural beauty abounds, a
place that provides a high level of service for its residents, and a welcoming
community. Scarborough, however, has no central town center with a distinct identity
of its own. For the outside visitor Dunstan, Oak Hill and other activity centers could be
“any area” in “any town” and not the town center for a unique Maine community.
Ensuring that Scarborough is known by the business and economic development
community for being fair, consistent and timely in the review and approval processes
for commercial development and business-related permits. Scarborough should consider
a branding package that would include the following:



• Create a Brand Statement for Scarborough: A brand statement is a way to
position a community in the marketplace. It should resonate with local residents,
visitors, and investors. The brand statement should be assertive and should
differentiate the downtown from other communities in the region.

• Initiate a Consistent Logo and Tagline for Marketing Scarborough: Scarborough
should have a marketing logo that is distinct from that of the municipal
government. It should be inviting to residents, resonant with visitors, reinforcing
to local businesses.

 Extend Marketing to Collateral Material and Events in the community: A great
opportunity to extend the identity is to adapt the typeface and color scheme to
special events and collateral materials such as t-shirts, hats, and other
marketing materials as community develops.

 Leverage the latest technologies and techniques to communicate and market
Scarborough both inside and outside the region.

CONTINUE TO USE TAX INCREMENT FINANCING DISTRICT(S)
Maine’s legislation allows municipalities to establish Tax Increment Financing (TIF)
districts whereby the base value of a district continues to flow to the general fund of
taxing jurisdictions while any incremental growth within that district would go to fund
public improvements within the designated area. TIF districts have been instrumental in
funding projects in several areas of Scarborough where investment has created an
incremental value to fund public improvements. The Enterprise Business Park, Haigis
Parkway and BOR/Elevation Center have all used TIF funding mechanism, bringing in
new businesses, new investment and helping to create jobs in the community.

Proactive, city-initiated TIF districts have encouraged economic development and
Scarborough should continue using this helpful tool to help fund public investments in
certain areas of the community. Especially as the Town begins increasing density and
intensity of mixed-use development within the activity centers, both regional
(Scarborough Downs) and community (Oak Hill & Dunstan), investments will be
necessary to invite and incentivize private investment.
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Like other 21st Century towns, Scarborough faces the constant challenge of managing and balancing 
population and employment growth. To support continued economic growth and sustainable use of 
taxpayer funds, decision makers are tasked with guiding growth in a manner that meets market demand, 
but is also a fiscally responsible use of local government budgets. With modern challenges like an 
increasingly connected world economy, new technologies, demographic changes, and competition for 
growth, Scarborough is wise to explore opportunities for sustainable growth that maintains the financial 
goals of the Town’s government.

This memo intends to outline a Return on Investment (ROI) analysis process that will examine how various 
growth patterns in Scarborough may lead to differing costs to the Town in terms of repairs and expansion 
of infrastructure and the provision of services to citizens over time. The analysis is meant to inform future 
land use policies and decisions to maximize the effectiveness of the Town’s investment in infrastructure 
and service delivery. This analysis also seeks to provide insight into maximizing the market capture for 
residential, commercial, and industrial development by leveraging the Town’s investment in infrastructure 
and services in an efficient manner. Finally, the analysis will provide a comparative analysis of how the 
Town might choose to direct future growth and investment, and the long-range fiscal impacts that those 
growth policies could have on the Town’s budget.

One of the main factors in remaining both competitive and fiscally sustainable is identifying the most 
responsible and efficient places to locate future growth. When development is thoughtfully and 
appropriately located, tax revenues adequately cover necessary services, transportation systems are not 
overburdened, the economy can freely develop, air and water quality are preserved, and residents are able 
to enjoy a higher quality of life.

This analysis attempts to measure one facet of the many considerations that towns must grapple with 
when it comes to responsibly managing growth. While this analysis does not provide a final answer for how 
Scarborough should grow – many other factors are important to consider – it does provide a measurement 
for the fiscal impacts of various patterns of growth, and outlines the resources that would be required for 
the Town to provide citizens with expected levels of service.

Purpose of the ROI Study
The consultant studied different choices for providing public facilities and services (infrastructure) in 
the study area as a means of managing the type, timing and magnitude of growth for the Town’s new 
Comprehensive Plan, while maximizing efficiencies and return on investment (expected revenues minus 
expected expenses) for Town officials providing infrastructure.  Conclusions and recommendations from 
the study will be included in the new comprehensive plan document, and provide a strategy for funding 
and scheduling future infrastructure investments in the Town’s Capital Improvements Plan.  Information 
from the study will also help Town officials advocate for various projects in regional plans and funding 
programs. 

INTRODUCTION

RETURN ON INVESTMENT STUDY
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week.  Representatives fom 
these departments and 
service providers were also 
available during the four-day 
Planapalooza for follow up 
conversations.

Tools
The ROI study uses the planning 
software, CommunityViz, to 
establish baseline data and 
future scenarios and run a series 
of impact calculations related to 
cost of services and revenue for 
the Town. The CommunityViz 
analysis is referred to here as 
the Scarborough Fiscal Impact 
Model or SFIM.

Growth and 
Scenarios
Build-Out Potential 
Understanding where existing 
development is and where there 
is capacity to grow is important to the scenario modeling process. A build-out analysis provides an answer 
to the question “how many buildings could be built in this area according to current land-use regulations?” 
In certain redevelopment instances, build-out takes into account how much development is currently on a 
given parcel. This “net capacity” compares what has already been developed (existing) with this theoretical 
maximum and calculates the difference between what is there today versus what could be there someday. 

Carrying Capacity
Some land in the region will never develop because of physical conditions on the site, land ownership, 
or the existence of federal/state/local policies that prohibit development.  These areas ― referred to as 
“highly-constrained for development” in the scenario planning process ― were removed from the model to 
more accurately estimate buildable area in the town.  Areas that are highly constrained in the Scarborough 
analysis include the extensive estuarine wetland of the Nonesuch River, areas owned by the Town of 
Scarborough or areas conserved by the Scarborough Land Trust. In total, 7,027 acres were found to be 
highly constrained for development. 

Development Status
Development status in the town of Scarborough told CommunityViz which set of equations to use for 
estimating the build-out potential of a particular parcel.  When combined with the land suitability score 
and and use regulations, it established the order and supply available for a parcel to receive future growth 
in the model. Development status was assigned using property appraiser data, aerial photos and other 
factors in consultation with town staff.  

What is CommunityViz?
CommunityViz is an extension of ESRI’s ArcGIS desktop software that 
facilitates the visualization and comparison of alternative development 
scenarios.  It was originally developed by the Orton Family Foundation, a 
non-profit group that focuses on technology and tools for more-informed 
community decision-making.  The development of the software was 
continued for many years by Placeways LLC and is now led by City Explained, 
Inc. 

There are two components of CommunityViz software.  The first is Scenario 
360, which is a two-dimensional map and data analysis component of the 
software.  It adds the functionality of a spatial spreadsheet to ArcGIS for 
Desktop software, similar to how a spreadsheet program like Microsoft Excel 
handles numerical data.  Dynamic calculations embedded in the spatial 
spreadsheet are controlled by user-written formulas that change value as 
referenced input values change.  The impact of physical development or 
policy decisions under consideration may be measured side-by-side in two or 
more growth scenarios contemplated in the software.  

The second component of CommunityViz software, Scenario 3D, is a 
visualization tool that constructs three-dimensional models of buildings, 
roads, landscapes, or entire communities using two-dimensional information 
generated in the Scenario 360 analysis.

More information on CommunityViz and its capabilities for regional planning 
is available at www.communityviz.com. 

Background Research and Data 
Gathering
Data was supplied by the Town for review and 
initial processing in mid-September, 2017. Team 
members from City Explained, Inc (CEI) traveled 
to Scarborough on September 19-20 for a series 
of meetings with Town staff and their partners to 
kick-off the ROI study. (A baseline infrastructure 
assessment is included in Appendix A.)

Individual meetings were used to 1) collect data, 2) 
clarify local processes and protocols for generating 
revenues and funding expenses for infrastructure, 
3) identify current committed infrastructure 
projects and stated policies, and 4) reaffirm 
project deliverables and how they will be used 
moving forward (independent of the consultant).  
Information collected in the meetings aided in 
building the model and supporting tools used at 
the Planapalooza event the following week.  

During the visit, team members met with the 
following departments and service providers to 
support the ROI study:

•	 Planning Department/Economic 
Development/Town Administration (joint 
meeting)

•	 Town GIS Data Administrator

•	 Assessing Department

•	 Finance Department

•	 Fire and Rescue

•	 Police

•	 Public Works (including representatives for 
storm water and roads)	

•	 Scarborough Sanitary District

Town representatives and their service partners 
who attended the meetings in some cases 
were assigned homework— data retrieval, 
documents exchange, or other action based 
on the specific discussion — to minimize the 
turnaround time to keep the consultant on 
schedule for the Planapalooza event the following 



4  /  T O W N  O F  S C A R B O R O U G H R O I  S T U D Y  /  5 

Development status categories include: 

•	 Open space:   Active or passive land 
dedicated to permanent or semi-
permanent open space

•	 Limited growth:  Areas west of I-95 that 
are currently classified as “Limited Growth 
Areas” by the town’s 2006 Comprehensive 
Plan.  Intensive development is discouraged 
in these areas due to significant 
natural resource value or constraints to 
development.

•	 Civic: Areas that are currently owned and 
managed by the local or state governments.

•	 Developed: Parcels largely built-out with 
permanent buildings or structures.

•	 Undeveloped: Parcels without permanent 
buildings or structures

•	 Under-developed:  Parcels where structures 
only occupy only a small portion of the 
property or where significant potential to 
be redeveloped.   

Parcels that were classified as limited growth, 
undeveloped or under-developed received 
capacity. All other status types are assumed to 
have no capacity for purposes of the model. 

Future Land Use
The Town of Scarborough employs a variety of and 
use regulations which guide development. The 
principle document is the town’s Comprehensive 
Plan (2006), which lays out the long term vision 
of growth and in particular the Future Land Use 
(FLU) designations. These designations are used to 
guide growth in the Trend Scenario. A different set 
of and use regulations is used for the Alternative 
Scenario, based on the “Conservation and Growth” 
FLU designations developed during the Town’s 
charrette process. At the time this document 
was prepared, these new FLU designations were 
tentative and had not been reviewed or approved 
by the Town Council or included in the new (2018) 
Comprehensive Plan. Each FLU type has a set of 
density or development intensity rules to use for 
estimating development potential.  These rules are 
laid out in a classification matrix which is included 
in the Appendix. The density values for the new 
classifications were provided by the consultant, 
based on industry standard values. In some cases, 
these rules may allow for more density than is 
currently envisioned by the 2006 FLU designations.

Capacity is calculated using two unit types: 
dwelling units for residential development and 
square footage for nonresidential development. 

Five development types were addressed in the 
model, two residential types: 

•	 Single family detached dwelling units

•	 Multifamily attached dwelling units 
(townhomes, apartment buildings) 

Three nonresidential types were also considered: 

•	 Retail use (retail and service uses, such as 
restaurants), 

•	 Office use (professional and medical office 
space)

•	 Industrial use (which includes utilities, 
construction, wholesale, warehousing).  

To estimate build-out potential, the density 
coefficients by future land use are multiplied by 
the developable area of each parcel.  The build-out 
potential is then adjusted to accommodate any 
existing development on the parcel to yield net 
capacity. 

Forecast Control Totals and 
Committed Development
Growth is expected to increase through the long-
term planning horizon because of the region’s 
location on the I-95 corridor and proximity to the 
regional center of Portland, ME. The area is poised 
to benefit from job growth in the medical and 
health care industries.  While growth fluctuates 
from year to year, the area’s population has 
been growing at approximately 2% annually. 
Employment has been growing slightly faster at 3% 
annually. Information compiled by SEDCO suggests 
that 27,126 people will call the area home by 2035; 
an increase of 35% from 2017. Employment will 
rise to 21,927 jobs, an increase of 23%. 

The potential build-out analysis reveals that 
the town has ample capacity to grow, especially 
relative to forecast growth. This is especially true 
of nonresidential development.  This suggests 
that there are many different locations where 
Scarborough can continue to grow in the future. 
The recent decline in retail development at a 
national level implies that the Town should be 
cautious about its ability to fill retail locations. 
Nationally, office space and industrial development 
appear to be stronger sectors in the near future.  
The town’s FLU and zoning should be flexible 
enough to accommodate different nonresidential 
uses.    

Committed Development
Many town and cities have a certain amount 
of development which is either already under 
construction or recently approved.  In the SFIM this 
is referred to as committed development.  Where 
and how much of this development is occurring 
was provided by the town planning staff.  Staff 
suggested that 553 multifamily dwelling units and 
50,158 square feet of nonresidential space could 
be considered committed.


