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As part of the Growth and Services project, Planning Decisions developed models that provide
estimates of the fiscal costs/benefits of land use options. These include cost/benefit models for
single-family subdivisions, condo & luxury apartments, multi-family units, parcels acquired for
conservation of open space, retail commercial, large oftice commercial, and manufacturing. The
cost/benefit balance sheets for each model are shown in Tables 1-7. Following the results of the
models, the detailed model assumptions and data sources are presented.

The models present hypothetical land uses and development based on a sample of properties in
Scarborough. Data for the sample profiles is from actual assessment data provided by the Town
Assessing Office. These models were designed for use by the Growth and Services Committee
for developing policy options regarding future growth, development, services, and fiscal
conditions in the community. The fiscal impacts of specific properties and land uses will vary
from case to case based on numerous variables which include most notably, property
valuation, households generated, enrollments generated, and impacts on the formula for State
General Purpose Aid to Education. These models were not meant to be applied generically to
specific properties or developments.

The data presented in the tables provides an estimation of the annual current cost and benefits of land
use types in Scarborough. The estimations are based on 1998 fiscal data (from the Audited Financial
Statements of Scarborough) and current service, facility, staffing, and equipment levels and qualities
in the community. In projecting future costs and benefits of development, potential significant
changes in demands for these variables needs to be factored in, most notably, the impacts of
development on future needs for school facilities.

Tables 1-3 present the results of the residential development models including single-family
subdivisions, condo’s, and multi-family units. Table 4 presents results of a model for preservation
of open space and conservation land. This is modeled based on recent acquisitions of the
Scarborough Land Trust. Tables 5-7 present the results of the commercial development models
including corporate office, retail, and manufacturing.

The commercial models include two kinds of impacts: primary and secondary. The primary impacts
represent direct costs and benefits that are driven by the property and its use (i.e. taxes paid, services
received, impacts on formulas). The secondary impacts represent the impacts on residential
development driven by employment added by business development. It should be noted that for each
of the commercial development models, secondary impacts were estimated based on the estimated
potential number of households that would locate in Scarborough and the net fiscal results of the
single-family residential impact model. It should also be noted that secondary cost impacts may
occur regardless of whether the development occurred within Scarborough or within nearby
communities.

Findings

The following table summarizes the results of the fiscal cost/benefit models:
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Summary of Annual Net Fiscal Impacts of Land Use Alternatives - Town of Scarborough

Ann. Net Fiscal

Land Use Impact (Benefits-
Alternative Costs) in $ Key factors driving results
Sj highest average valuation per unit of residential, but also
ingle- . . .

. . highest number of pupils generated; net impact=added State
family -1,194 per unit . : .
Subdivisi school aid along with property tax revenues for education do

ubdrvision not cover added school costs
slightly lower valuation per unit than single-family, but very
Condo & few pupils generated; net impact=property tax revenues for
Luxury +597 per unit education minus State School aid loss more than adequately
Apartments cover added school cost; also no municipal costs associated

with new roads and solid waste

Multi-family

low valuation per unit results in low property taxes received
per unit, less pupils generated than single-family but more than

units -1,282 per unit condo; net impact=added State school aid along with property
tax revenues for education do not cover added school costs
o) low direct fiscal benefits but extremely low direct costs; no
pen Space T . .
Conservation +3 per acre school costs; net impact=slight net benefit, no major fiscal
implications
high valuation generates significant property tax revenues but
(per hypothetical these are reduced by state & county formula impacts; large
business) number of employees creates potential for significant
Large Office | primary +59,483 residential demand which can lead to high negative secondary
secondary -74,068 | impacts; net fiscal impacts (primary)=fiscal benefit;
combined -14,584 | (secondary)=fiscal loss, (combined)=potential fiscal loss
unless secondary impacts can be minimized
Lower valuation than office generates less property tax
. revenues but also less reduction in revenues through formula
(per hypothetical . T . .
business) impacts; higher costs for public safety than other commercial
. . alternatives; less secondary impacts than office as a result of
Large Retail | primary +11,405 T .
secondary -10.802 fewer employees who would potentially be in the Scarborough
combine:c}ll + 60, 4 housing market; net fiscal impacts (primary)=slight fiscal
benefit; (secondary)=slight fiscal loss, (combined)=neutral to
slight fiscal benefit
. lower valuation than office generates less property tax
Manufac. (per- hypothetical revenues but also has less reduction in revenues through
business) . .
(small to imary 420271 formula impacts; lowest costs for public safety than other
med size Secon d}; ry _7’ 715 commercial alternatives; less secondary impacts than office
facility) combined +12,556 and retail as a result of fewer employees who would

potentially be in the Scarborough housing market; net fiscal
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Issues & Implications of Cost/Benefits of Land Use Alternatives

Regarding Residential Development

Residential development that generates pupils results in net negative fiscal impacts. The potential
negative fiscal impacts seem significant enough (as is the case of the single-family and multi-family
models) to warrant consideration by the Growth & Services Committee of options for slowing the
rate of residential growth and/or options for having more of the costs associated with residential
development being born by households that drive costs. Options to consider include building permit
limits, impact fees, reduction of land that is available for residential development, and increased user
fees for services used by residences including rescue, recreation, extra-curricular school activities,
and solid waste disposal. Residential development that does not produce significant number of
pupils in relation to valuation can potentially be a net fiscal benefit for the community for example
luxury condo or assisted living facilities.

Regarding Open Space

This land use option as modeled produced no significant fiscal implications (benefits or costs).
However, if preservation of open space removes land that would otherwise be used for residential
development, this option could lead to avoidance of negative fiscal impacts associated with single-
family and multi-family development. This strategy needs to be evaluated in conjunction with
concerns regarding personal property rights, land acquisition costs, and the potential of land for
residential development.

Regarding Commercial Development

The primary fiscal benefits of commercial development are significantly reduced by impacts on
formulas for State education aid, Revenue Sharing, and the County tax (on average Scarborough
retains only 52% of property tax revenues generated by commercial development as a result of
formula impacts). This finding warrants further consideration of utilizing mechanisms to reduce
these formula impacts, most notably, Tax Increment Financing.

Costs to service commercial development will vary depending on the type of facility, business being
conducted, number of employees, and location of the development. These factors warrant further
evaluation when considering specific future development proposals.

Secondary negative impacts of commercial development (added employment leading to increased
potential development) could become substantial and erode primary benefits depending on the types
and wages of jobs added. Therefore, strategies to increase commercial development activity should
be considered in conjunction with residential growth strategies. Based on the models presented,
commercial development that has low secondary impacts and low potential service costs, offers the
best fiscal opportunity for the community (see the manufacturing model).
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Table 1: Cost Benefit Analysis - Town of Scarborough

Development Profile

Single-Family Subdivision Built Since 1990

1|Number of Residential Units 20
2|Persons Per Residential Unit 3.2
3| Total Persons Added from Development 64
4|K-12 Enrollments Per Residential Unit 0.784
5|K-12 Enrollments Added from Development 15.68
6|Average Assessed Value per Housing Unit $180,000
7| Total Assessed Value from Development $3,600,000
8|Road Miles Added per Housing Unit 0.014
9|Length of Road (Miles) Added from Development 0.28
Net Annual Fiscal Impacts
Annual Benefits
10 Property Taxes @ 1998 Mill rate of 18.40 $66,240
11 Excise Taxes $7,074
12 All Other Own-Source Revenues $7,781
13 Total Own-Source Revenues $81,096
14 State GPA Education $26,334
15 State Revenue Sharing $1,491
16 All Other Intergovernmental $819
17 Total Intergovernmental Revenues $28,644
18 Total Estimated Benefits| $109,739
Annual Costs
19 General Government $8,661
20 Public Services $5,821
21 Public Safety $8,162
22 Public Works $7,404
23 New Road Maintenance Costs $2,240
24 Total Municipal Operating Costs $32,288
25 Education Operating Costs $76,414
26 Increase in County Tax $2,438
27 Total Operating Costs $111,141
28 Municipal Debt Service $6,500
29 School Debt Service $15,976
30 Total Annual Debt Costs $22,476
31 Total Estimated Costs| $133,616
32|Net Annual Impact (Benefits-Costs) for Development ($23,877)
33|Net Annual Impact Per Household ($1,194)
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Table 2: Cost Benefit Analy

sis - Town of Scarborough

Development Profile

Condo & Luxury Apartment built since 1980

1|Number of Residential Units 20
2|Persons Per Residential Unit 2.0
3| Total Persons Added from Development 40
4|K-12 Enrollments Per Residential Unit 0.046
5|K-12 Enrollments Added from Development 0.92
6{Average Assessed Value per Housing Unit $150,000
7| Total Assessed Value from Development $3,000,000
8} Road Miles Added per Housing Unit 0
9|Length of Road (Miles) Added from Development 0
Net Annual Fiscal Impacts
Annual Benefits
10 Property Taxes @ 1998 Mill rate of 18.40 $55,200
11 Excise Taxes $7,074
12 All Other Own-Source Revenues $6,687
13 Total Own-Source Revenues $68,962
14 State GPA Education ($18,226)
15 State Revenue Sharing $192
16 All Other Intergovernmental $819
17 Total intergovernmentai Revenues ($17,215)
18 Total Estimated Benefits $51,746
Annual Costs
19 General Government $8,661
20 Public Services $4,477
21 Public Safety $8,162
22 Public Works $4,551
23 New Road Maintenance Costs $0
24 Total Municipal Operating Costs $25,852
25 Education Operating Costs $4,483
26 Increase in County Tax $2,032
27 Total Operating Costs $32,367
28 Municipal Debt Service $6,500
29 School Debt Service $937
30 Total Annual Debt Costs $7,437
31 Total Estimated Costs $39,804
32|Net Annual Impact (Benefits-Costs) for Development $11,942
33{Net Annual Impact Per Household $597
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Table 3: Cost Benefit Anal\

sis - Town of Scarborough

Development Profile

Multi-Family Complex built since 1970

1|Number of Residential Units 20
2|Persons Per Residential Unit 2.2
3| Total Persons Added from Development 44
4|K-12 Enrollments Per Residential Unit 0.346
5|K-12 Enrollments Added from Development 6.92
6| Average Assessed Value per Housing Unit $33,000
7| Total Assessed Value from Development $660,000
8|Road Miles Added per Housing Unit 0
9|Length of Road (Miles) Added from Development 0
Net Annual Fiscal Impacts
Annual Benefits
10 Property Taxes @ 1998 Mill rate of 18.40 $12,144
11 Excise Taxes $7,074
12 All Other Own-Source Revenues $6,828
13 Total Own-Source Revenues $26,047
14 State GPA Education $18,462
15 State Revenue Sharing $2,823
16 All Other Intergovernmental $819
17 Total Intergovernmental Revenues $22,104
18 Total Estimated Benefits $48,150
Annual Costs
19 General Government $8,661
20 Public Services $4,701
21 Public Safety $8,162
22 Public Works $4,551
23 New Road Maintenance Costs $0
24 Total Municipal Operating Costs $26,076
25 Education Operating Costs $33,724
26 Increase in County Tax $447
27 Total Operating Costs $60,246
28 Municipal Debt Service $6,500
29 School Debt Service $7,051
30 Total Annual Debt Costs $13,550
31 Total Estimated Costs $73,797
32|Net Annual Impact (Benefits-Costs) for Development ($25,646)
33|Net Annual Impact Per Household (81,282
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Table 4: Cost Benefit Analysis - Town of Scarborough

Development Profile

Acquisition of Land for Conservation

1]Acres Acquired 30
2IHouseholds Added from Open Space Parcel 0
3|Persons Added from Open Space Parcel 0
4|Enrollments Added from Open Space Parcel 0
5| Average Assessed Value per Acre $267
6|Assessed Value from Open Space Parcel $8,000
7| Road Miles Added per Acre of Open Space 0
8|Length of Road (Miles) Added from Open Space 0
Net Annual Fiscal Impacts
Annual Benefits
9 Property Taxes @ 1998 Mill rate of 18.40 $147
10 Excise Taxes $0
11 All Other Own-Source Revenues $3
12 Total Own-Source Revenues $150
13 State GPA Education {$13)
14 State Revenue Sharing ($8)
15 All Other Intergovernmental $0
16 Total Intergovernmental Revenues ($21)
17 Total Estimated Benefits $130
Annual Costs
18 General Government $8
19 Public Services $18
20 Public Safety $8
21 Public Works $1
22 New Road Maintenance Costs $0
23 Total Municipal Operating Costs $35
24 Education Operating Costs $0
25 Increase in County Tax $5
26 Total Operating Costs $40
27 Municipal Debt Service $6
28 School Debt Service $0
29 Total Annual Debt Costs $6
30 Total Estimated Costs $46
31|Net Annual Impact (Benefits-Costs) for Open Space Parcel $84
32|Net Annual Impact Per Acre $3
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Table 5: Cost Benefit Analysis - Town of Scarborough

Development Profile

Hypothetical New Corporate Office

cost benefit profile.wb3-01/20

1| Acres for Development 11
2| Total Building Square Feet 100,000
3|Employees Total 800
4|{Scarborough Resident Employees 120
5| Total Assessed Value of Development $20,000,000
6| Potential Households Added from Development 62
7| Potential Persons Added from Development 199
8| Potential Enrollments Added from Development 49
9|Road Miles Added from Development (Primary) 0
Net Annual Fiscal Impacts (Primary excl. residential impacts)
Annual Primary Benefits
10 Property Taxes @ 1998 Mill rate of 18.40 $368,000
11 Excise Taxes $44,507
12 All Other Own-Source Revenues $28,905
13 Total Own-Source Revenues $441,412
14 State GPA Education ($140,628)
15 State Revenue Sharing ($19,453)
16 All Other Intergovernmental $6,532
17 Total Intergovernmental Revenues ($153,549)
18 Total Estimated Primary Benefits $287,863
Annual Primary Costs
19 General Government $55,054
20 Public Services $10,606
21 Public Safety $52,259
22 Public Works $55,312
23 New Road Maintenance Costs $0
24 Total Municipal Operating Costs $173,231
25 Education Operating Costs $0
26 Increase in County Tax $13,533
27 Total Operating Costs $186,764
28 Municipal Debt Service $41,616
29 School Debt Service $0
30 Total Annual Debt Costs $41,616
31 Total Estimated Primary Costs $228,380
32|Net Annual Primary Impact (Benefits-Costs) for Development $59,483
33|Net Annual Secondary Impact from Residential Development ($74,068)
34|Net Annual Primary & Secondary Impact from Development ($14,584)
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Table 6: Cost Benefit Analy

sis - Town of Scarborough

Development Profile

Hypothetical Large Retail Development

1]|Acres for Development 12
2|Total Building Square Feet 75,000
3|Employees Total 175
4|Scarborough Resident Employees 18
5| Total Assessed Value of Development $6,000,000
6| Potential Households Added from Development 9
7| Potential Persons Added from Development 29
8| Potential Enrollments Added from Development 7
9|Road Miles Added from Development (Primary) 0
Net Annual Fiscal Impacts (Primary excl. residential impacts)
Annual Primary Benefits
10 Property Taxes @ 1998 Mill rate of 18.40 $110,400
11 Excise Taxes $13,352
12 All Other Own-Source Revenues $8,671
13 Total Own-Source Revenues $132,424
14 State GPA Education ($42,284)
15 State Revenue Sharing ($5,906)
16 All Other Intergovernmental $1,960
17 Total Intergovernmental Revenues ($46,230)
18 Total Estimated Primary Benefits $86,193
Annual Primary Costs
19 General Government $16,516
20 Public Services $3,182
21 Public Safety $21,949
22 Public Works $16,594
23 New Road Maintenance Costs $0
24 Total Municipal Operating Costs $58,240
25 Education Operating Costs $0
26 Increase in County Tax $4,063
27 Total Operating Costs $62,303
28 Municipal Debt Service $12,485
29 School Debt Service $0
30 Total Annual Debt Costs $12,485
31 Total Estimated Primary Costs $74,788
32|Net Annual Primary Impact (Benefits-Costs) for Development $11,405
33|Net Annual Secondary Impact from Residential Development ($10,802)
34|Net Annual Primary & Secondary Impact from Development $604
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Table 7: Cost Benefit Analy

sis - Town of Scarborough

Development Profile

Hypothetical Manufacturing Development

1| Acres for Development 7
2|Total Building Square Feet 55,000
3|Employees Total 125
4|Scarborough Resident Employees 13
5|Total Assessed Value of Development $5,000,000
6| Potential Households Added from Development 6
7| Potential Persons Added from Development 21
8| Potential Enrollments Added from Development 5
9|Road Miles Added from Development (Primary) 0
Net Annual Fiscal Impacts (Primary excl. residential impacts)
Annual Primary Benefits
10 Property Taxes @ 1998 Mill rate of 18.40 $92,000
11 Excise Taxes $11,127
12 All Other Own-Source Revenues $7,226
13 Total Own-Source Revenues $110,353
14 State GPA Education ($34,917)
15 State Revenue Sharing ($4,926)
16 All Other Intergovernmental $1,633
17 Total Intergovernmental Revenues ($38,210)
18 Total Estimated Primary Benefits $72,143
Annual Primary Costs
19 General Government $13,763
20 Public Services $2,652
21 Public Safety $7,839
22 Public Works $13,828
23 New Road Maintenance Costs $0
24 Total Municipal Operating Costs $38,082
25 Education Operating Costs $0
26 increase in County Tax $3,386
27 ' Total Operating Costs $41,468
28 Municipal Debt Service $10,404
29 School Debt Service $0
30 Total Annual Debt Costs $10,404
31 Total Estimated Primary Costs $51,872
32|Net Annual Primary Impact (Benefits-Costs) for Development $20,271
33|Net Annual Secondary Impact from Residential Development ($7,715)
34|Net Annual Primary & Secondary Impact from Development $12,556
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