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INTRODUCTION ()7

What is the Scarborough Comprehensive Plan?
Building on a Foundation

Why Plan?

How to Use the Plan

In 2017, Town officials kicked off the Scarborough Comprehensive Plan Update, a community-wide
initiative. This Plan represents the official blueprint for long-term, responsible change in Scarborough,
supported by a strong commitment by the Long Range Planning Committee to include residents, business
owners, property owners, local interest groups, and elected officials throughout the planning process.




n INTRODUCTION

WHAT IS THE SCARBOROUGH COMPREHENSIVE PLAN?

The Comprehensive Plan outlines
a vision for the future of Scarbor-
ough. Guided by principles, the
plan analyzes existing conditions
and emerging trends, illustrates a
plan for future development and
conservation, provides the Town
with strategies for sustainability,
and recommends steps to imple-
ment the plan. It serves as the
foundation for public policy and
land use decisions for the future,
and provides an ongoing frame-
work for public investment and
private development.

The long-term horizon for the Plan
keeps the document somewhat
general. However, the broad
range of issues and Town services
addressed makes it a blueprint for
a smart, sustainable future that
reflects the priorities, values, and
needs of Scarborough residents.
It safeguards the town’s history
and sense of place while meeting
the future goals of Scarborough's
residents.

Data was collected and reported
for the Town consistent with the
intent of rules and requirements
as set forth in the Growth Man-
agement Act (30-A M.R.S.A. 88
4312 - 4350) and Chapter 208:
Comprehensive  Plan  Review
Criteria Rule.




PLAN BACKGROUND

The town has a well-established
history of developing plans that
guide growth in the community.
The 2021 Comprehensive Plan
continues in this tradition by iden-
tifying fiscally and environmentally
appropriate areas for future growth
and investment. The 2021 Plan
follows many of the land use
trends identified in previous plans,
guiding development to areas with
existing services and facilities.

The primary focus of the 2006 Plan,
and the subsequent implementa-
tion of that Plan, was to manage
growth. Over the course of the
years the Town has implemented
many of the land use recommen-
dations through updates of the
town’s land use Ordinances. As

this plan was being developed, the
town was just beginning to see the
impacts of those changes through
development and re-development
of the town’s designated growth
areas. The general land use and
zoning framework from 2006 re-
mains at the heart of this Plan. The
2021 Plan replaces the 2006 Plan
at the time of adoption.

The 2021 Plan identifies issues
and challenges that have emerged
since 2006 including coastal
resiliency, housing choices and
affordability, energy, and new
transportation options.

This plan is written in a way that
demonstrates how decisions and
policies in one arena will affect the

town in other arenas. For example,
if more homes and jobs are in plac-
es already served by transportation
and water infrastructure, that will
help save tax payers money, while
also relieving growth pressure on
rural areas. This plan is built on
the understanding that land use,
housing, fiscal, transportation, and
environmental goals can only be
met when thought about together.
In other words, comprehensive
planning must anticipate how
these areas inter-relate and impact
one another.
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WHY PLAN?

The Town of Scarborough is a
wonderful place to live, work, and
visit. Scarborough residents value
its rural character and small town
charm, while enjoying the stunning
coastal environment and many
recreational opportunities. Scar-
borough’s beaches and extensive
marsh areas also draw thousands
of visitors every year.

Scarborough is facing some chal-
lenges going forward. The number
of visitors in the summer coupled
with the limited connectivity of
the road network creates heavy
traffic at times. The suburban and
sprawling way Scarborough has
developed increases this ftraffic
generation, creates negative im-
pacts on environmentally valuable
and sensitive features, and is more
costly to provide with municipal
services than traditional develop-
ment types.

Wise land use choices moving into
the future can balance additional

Photo Credits: SEDCO and Scarborough
Community Chamber of Commerce.

growth, preservation of communi-
ty characteristics, and protection
of natural resources.

With the understanding that every
town has a finite amount of land, it
is critical to understand how land
is used today and what could pos-
sibly happen in the future. As the
Development Status Map shows,
more than half of the land is fully
developed or is in protected open
space and is unlikely to change.
However, almost 20.5% of all land
in Town is either undeveloped
(7.5%) or redevelopable (13%).

Undeveloped/redevelopable land
already contains buildings, but also
has significant additional capac-
ity under zoning. In some cases,
these parcels were identified by
Town staff as specifically targeted
for redevelopment. While it often
takes time for redevelopable
land to be fully capitalized, vacant
land is subject to change at any
moment.

This leads to an important ques-
tion: What happens next to the
undeveloped and redevelopable
land in the future? This portion
of the Town represents a critical
opportunity.

Designating areas where develop-
ment and redevelopment should
occur is an essential role for the
Town and at the heart of any
comprehensive plan. Directing
investment to existing neighbor-
hoods, villages and corridors will
allow Scarborough to preserve
important natural, agricultural and
scenic open spaces. Further tar-
geting growth to places where in-
vestment has already been made
in municipal services will create
additional tax revenue to help pay
for the long term maintenance of
those services.




HOW TO USE THE PLAN

The Scarborough Comprehensive
Plan provides a blueprint for future
land development based on com-
munity values and input, informed
by best practices.

The next section of this plan de-
scribes the community’s vision for
Scarborough’s future, lays out the
major strategies for reaching that
vision, and articulates the guiding
principles that the town values. A
description of the public process
for developing the plan follows.

The middle of the plan provides a
brief history of the town followed by
a lot of detailed information about
Scarborough today. This “State of
Affairs” section sets the stage for
the recommendations of the Plan,
which come in three sections. The
first is the framework for the Plan,
which designates places in Scar-
borough for future development
and priority places for conserva-
tion. The next section provides
detailed recommendations for
maintaining and improving the
quality of life in Scarborough. And
the last section is an action plan
with timeframes and resources.

Included in this Plan are some
big ideas that would bring about
transformative change. It is
important to understand that not
everything in this Plan will happen
at once, or happen at all. Public
resources are limited and there is
more desire for investments than
resources allow. Some things will
happen quickly, while other ideas
will take years or decades to come
to fruition. Ultimately, the success
of this Plan will be measured by
its implementation and The Driv-
ing Success chapter of this Plan
(pages 154-177) provides the
foundation of an implementation
plan.

It will take the entire community,
working with our elected and
appointed officials, to make this
community vision a reality. We are
in this together and together have
tremendous capacity to foster
community strength and bonding
through respectful and thoughtful
civic engagement.
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Residents can stay involved
as the Plan is implemented, by
staying informed through the
website (scarboroughmaine.org)
and the online videos of all council
meetings.
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COMMUNITY VISION ]4

The Community Vision includes five vision statements, strategies, guiding principles
and a land use strategy. Together these chart the way forward for Scarborough. These
principles were generated during the update of the Scarborough Comprehensive Plan
public engagement process, especially during the community charrette. These principles
are meant to set priorities and inform the policy and investment decisions of local leaders.
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m COMMUNITY VISION

VISION AND STRATEGIES

Building on the 2006 Scarborough Comprehensive Plan, this Plan's vision is that the Town of Scarborough
preserves its identity, while targeting development in a way that provides economic opportunities, protects
the natural environment and improves the high quality of life of all residents.

This 2021 Comprehensive Plan focuses on sustainable development — measured by environmental steward-
ship, economic prosperity, and an equitable distribution of community resources— that reflects the community’s
unique characteristics and local values. To achieve this the Plan is guided by the vision statements below.

Vision Statements

« The Scarborough Marsh is central to the Town’s identity, creating a special awareness by
our residents of the importance of all of the Town's natural resources. Future land use will follow a pattern of
development that is sensitive to protecting our beaches, dunes, rivers, open spaces, farmlands, and other
elements that comprise our unique ecosystem.

- Future land use patterns will create opportunities for the efficient delivery of municipal services
and infrastructure, resulting in fiscal sustainability.

- Our ordinances will support the diversity and characteristics of existing and emerging
neighborhoods, centers and open spaces.

« Scarborough’s economy will support a broad assortment of businesses that provides
stability for the tax base, respects natural resources, and supports opportunities for residents.

« Scarborough’s transportation network will support current and future land uses that
create efficiencies which reduce the impact of traffic on residents and businesses.



The town continues to experience growth in both residential and commercial sectors which helps sustain the
vibrancy of Scarborough, but if not directed could unduly enable the type of sprawling development citizens have
identified they wish to curtail. At the heart of the Comprehensive Plan is the Plan Framework which provides
the following strategies to direct growth and preservation efforts in a manner that is aimed at curbing sprawling
development and sustaining the overall identity of the community. These strategies are explained below.

«  Outlying areas of the community west of the Maine Turnpike where it is more difficult to provide public ser-
vices, that lack public utilities such as sewer and water, that have significant natural resource and habitat
value, and that may support natural resource industries should continue to be considered rural areas. Within
these areas, development should be at a scale that retains the rural character and in a pattern that protects
natural resources and connects open spaces.

- Significant natural resources, agricultural land, and open space should be protected, and an interconnected
network of “public” open space developed where feasible.

- Provision and extension of public sewer and water should be encouraged and facilitated within the designated
growth areas of the community.

- The majority of new residential development, and virtually all non-residential development (except natural
resource-based activities and local uses intended to serve the immediate vicinity), should be located within
the growth areas of the community. To accomplish this, the Town should encourage a higher density/intensity
of use within these growth areas.

- The identity and livability of Scarborough’s established neighborhoods should be enhanced. Residential and
very limited non-residential development should be accommodated within these neighborhoods but should be
of an appropriate scale and design to minimize the impacts on the existing neighborhood.

- Businesses are an essential part of the community and will continue to contribute a significant portion of our
tax base. Opportunities to integrate business clusters as well as a mix of regional and local services should
be encouraged through the growth areas.

- Future zoning changes will be adopted as necessary to implement the vision and strategies set forth in the
Plan.

Throughout this Plan there are recommendations and next steps that support these vision and strategy statements
related to issues such as traffic, housing, jobs, town finances and services, environmental protection, infrastruc-
ture, climate resiliency, marine resources, etc. The Driving Success section at the end of the plan compiles all
the action items woven through the Plan and ties them back to the vision statements.




COMMUNITY VISION

GUIDING PRINCIPLES

This Plan should stand the test of
time. As such, it is guided by prin-
ciples. Consultants worked with
key stakeholders and residents to
identify a set of Guiding Principles
critical to the current and future
quality of life in Scarborough.

TNGAGED

Look for the Guiding
Principles symbols
throughout the Plan.

These principles embody the
values expressed by the commu-
nity during the public engagement
process.

GUIDING
PRINCIPLES
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Welcoming

Ensure a great quality of life for residents of all social, cultural and economic backgrounds by
providing strong, livable neighborhoods where residents can build relationships in a safe, attrac-
tive, and healthy environment.

Stewardship

Operate in a manner that conserves and safeguards natural resources, becoming a model of
environmental stewardship and managing the Town’s resources wisely to support present and
future generations.

Authentic
Capture the distinctive sense of place and community identity that is uniquely Scarborough,
preserving the rich history and diversity of places that are interesting and beautiful.

Healthy
Maintain a healthy community with parks, beaches, natural areas, public spaces, and facilities
that provide a range of amenities and experiences via a safe, inviting, and connected system.

Vibrant

Provide healthy and sustainable residential and business environments by actively investing in
efficient infrastructure and service delivery options in order to build a community that is attractive
to residents, employers, and their workers.

Connected

Build a safe, efficient, and reliable transportation system that encourages active mobility while
balancing all modes of transportation during all seasons, offers strong linkages between
neighborhoods and villages, and incorporates a network of complete streets.

Fiscally Sustainable
Deliver excellent municipal facilities and services to our entire community in a fiscally sustain-
able manner to minimize the impacts and costs for tax payers.

Engaged
Cultivate community and civic responsibility by promoting citizen engagement where all are able
to be involved in determining the future of Scarborough.

©0006000e

Bold

Lead with purpose and take proactive steps to plan the future of the community.
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Over the course of 18 months, the Town offered an array of engagement opportunities,
using a number of creative techniques to reach a broad cross-section of Scarborough and
spread the word about the project. In today’s busy world, where there is ho one way to
reach people, Scarborough went above and beyond.







THE PUBLIC PROCESS

This Comprehensive Plan up-
date stands on the foundation
established by the community in
the 2006 Comprehensive Plan.
The key to this Comprehensive
Plan is YOU, the community of
Scarborough. The Long Range
Planning Committee, working with
our consultant team and Town
leadership, developed a process
to ensure that this version of the
Town’s Comprehensive Plan was
built upon public participation and
collaboration.

The Hub

If the Comprehensive Plan pro-
cess is an evolving wheel of infor-
mation and participation then the
Long-Range Planning Committee
(LRPC) was the hub. Through
this process the LRPC’s primary
responsibilities included:

- oversight of
process

the planning

- facilitation of the community
outreach process

- review of draft materials

« serving as a clearinghouse of
information and data sources,
and

- coordination with key stake-
holders, officials, and the
community.

In the winter of 2016, the LRPC
began thinking about finding
dynamic and creative ways to
engage the public and generate
interest. To accomplish this goal,
the LRPC worked with Staff and
the consulting team to design the
following process.

The Kick-off

In May 2017, the LRPC held the
project kick-off event. An esti-
mated 90 community members
attended to hear about the project,
meet our consultants, learn about
the process, and provide initial
feedback that helped craft future
activities. This event served to
generate interest for the commu-
nity charrette and, based on public
input, served as the impetus for
the Imagine the Future meetings.




Imagine the Future

Building off what was heard and
learned at the Kick-off event,
during the summer of 2017 the
public was invited to a series of
neighborhood meetings dubbed
“Imagine the Future.” These meet-
ings were scheduled in neighbor-
hoods around town as well as with
various committees and commu-
nity organizations to talk about
life in Scarborough, share what
makes Scarborough a special
place, and identify challenges to
be addressed. An estimated 112
individuals participated in these
events. Results from the meetings
were documented and shared
with our consulting team to shape
the process and Plan.

Community
Charrette

For four days in September 2017,
the Town of Scarborough was
home to Planapalooza™, our con-
sultant's trademark name for the
community charrette. Over 200
community members joined staff,
officials, members of the LRPC,
and our consulting team during
these events.

The community charrette was an
intensive community planning and
design process that provided an
open forum for the public to meet
and share their local knowledge.
Participants joined, and often led,
conversations surrounding issues
related to land use, transportation,
natural resources, parks and open
spaces, bikeways, trails, public
facilities and services, economic
development, as well as commu-
nity growth, development, design,
housing, and community identity.

The community charrette enabled
our community to share in big
ideas and generate a vision which
established the driving goals and
principles within this document.

This four-day event began with
a hands-on community planning
activity held at Scarborough High
School. After a short introduction
to the comprehensive planning
process, the consulting team facil-
itated a working session in which
the participants were asked to “get
to work” and brainstorm their ideas
while working with base maps of
our town. Citizen planners were
asked to identify areas they loved
in town, as well as areas for op-
portunities and those of concern.
Working in small groups, ideas
were drawn, highlighted, and
annotated on the maps. At the end
of the work session, each group
reported out their big ideas and
key elements to the entire group.
Similarities heard in the reporting
by each small group highlighted
how many ideas people hold in
common, helping the design team
to understand the community’s
priorities.

The second and third days of the
community charrette were held
in an open office space across
the street from Town Hall. These
days included specialty meetings
on topics such as transportation,
housing, natural resources, and
more. These days also included
public open house sessions
where Town staff, officials, and the
consulting team were available to
meet with the community mem-
bers at a time that worked best
for their schedule. During all this
activity and open communication,
the design team worked quickly
to process the community input
and develop plan alternatives for

key areas of town, and identify
strategies for moving forward with
ideas big and small.

Based on all the input received
throughout the community char-
rette, including the hands-on de-
sign exercises, specialty meetings,
community comment cards, and
open house drop-in discussions,
a final presentation closed out
the event. The presentation was
the consulting team’s opportunity
to reflect back to the community
what they heard, provide concepts
and ideas for moving forward,
and, most importantly, hear back
from the attendees to ensure all
who wished had the opportunity to
participate.

Photos of the community charrette
are on the following page.

Online Engagement

Beginning in the Spring of 2017,
through the adoption of the Plan,
the Town maintained an active
online presence designed to
enable real-time public input and
disseminate information. The proj-
ect website posted documents,
reviewed events from the commu-
nity charrette, and gathered public
input through discussion boards,
map-based exercises, and more.
The Town’s Facebook page also
provided general project informa-
tion and updates on the work in
progress.

ENGAGED




m THE PUBLIC PROCESS




Community Survey

In addition to the online activities
for feedback, the Town printed a
survey in the local paper to solicit
comments on the elements of the
draft plan. Respondents could
tear out the survey from the paper
and return it to various boxes
around town. The survey could
also be filled out on the project
website. The Town received 564
responses, including extensive
comments. The survey results are
displayed in the graphics on the
following pages.

And More...

Project communication was also
provided through the Town’s
e-newsletter, during Council and
other Town committee meetings,
traditional news articles, and direct
communication with stakeholders.

Plan Adoption

The LRPC led a thorough and
deliberate public review of the
Plan once it was drafted. Many of
the same public outreach tools,
such as online engagement and
neighborhood meetings, were
utilized to continue the public
discussion before final adoption of
this document.




INTRODUCTION | THE PUBLIC PROCESS | TOWN HISTORY | COMMUNITY VISION | THE STATE OF AFFAIRS

Comprehensive

All RESPONSES: 564
Plan Survey Results

Nine Guiding Principles emerged from discussions at
Planapalooza. The Town would like to know which three
(3) principles are most important to you over the next 10
to 20 years. Please check the three principles which most
CONNECTED resonate with you.

770 10 S 68.44%

FISCAL 300

SUSTAINABILITY

41.67%

STEWARDSHIP 181

Principles

VIBRANT 151 Authenic [l Bold [l Connected [l Engaged [ Fiscal Sustainability

M Healthy [l Stewardship [l Vibrant Welcoming

Based on input at Planapalooza, traffic is a major concern for residents.

Please choose whether or not you agree with the following ideas regarding
traffic along Route 1.

Provide alternative routes for pass- Improve intersections Improve traffic for moderate Slow traffic down to promote
through commuters, avoiding to accommodate the heaviest flows, somewhat inconveniencing  walkability in the village areas,
congested areas of Town. traffic flows, focusing on the pass-through traffic. emphasizing local needs over
needs of the pass-through pass-through commuter needs.
commuter.
49.07% 36.36%
300 250 —-3g459 200 TV 7
200 | s108% 0 : 25.95%
) 100 ----- BEEN GRE SEESEEEEEEES
100 ---- B S — A - 6.25%
4.28% N W W
0 AT o MEB R A
Results Results Results Results
B Agree [ Maybe B Agree [ Maybe B Agree [ Maybe M Agree [l Maybe
[l Disagree [l No Opinion B Disagree [l No Opinion M Disagree [l No Opinion Il Disagree [l No Opinion

At Planapalooza, participants identified the diversity(location, style and

price) in our neighborhoods as a strength. Please indicate your level
of agreement with the following strategies:

Ensure that a variety of Encourage development of Encourage housing Allow higher density in Promote walkability
housing types can be built housing in a variety of price attractive to all. some areas to increase through a series of
within the community. ranges. affordability and conserve connected sidewalks
land. and trails.

B Agree (48.79%) W Agree (49.91%) B Agree (63.69%) [l Agree (38.43%) [l Agree (62.64%)
[l Maybe (26.72%) W Maybe (25.79%) [l Maybe (21.60%) B Maybe (28.54%) [l Maybe (23.98%)
[l Disagree (20.22%) [l Disagree (21.31%) [l Disagree (11.92%) M Disagree (32.28%) B Disagree (12.08%)
M No Opinion (4.27%) B No Opinion (2.99%) [l No Opinion (2.79%) I No Opinion (0.75%) [ No Opinion (1.30%)
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ENGAGED

At Planapalooza, participants identified the importance of maintaining
and fostering a sense of community identity within Scarborough. Please
indicate your level of agreement with the following strategies:

Preserve the remaining Provide for vibrant and Develop a community Allow development
historic resources of value diverse activity centers center facility, patterns that build
to the community. that draw the community attracting all ages to a upon distinctive
together, providing areas central location. characteristics of existing
to meet, work, shop, dine neighborhoods and
and socialize. villages.
A0 -
65.24%
300 ------- I ---- oo
43.10%
39.77% 40.11%
e [ — 3300%
26.95%
21.08%
100 B -- -
428% 3.53%
0. N N | e A es AN AN ... e

Provide

Preserve

Develop

B Agree [ Maybe [l Disagree [l No Opinion

Planapalooza participants identified the protection of the natural resource
base as a fundamental to the future of Scarborough. Please identify your
level of agreement with the following strategies.

Preserve elements Protect the Scarborough Communicate the importance
of the Town's rural character Marsh's ecosystem through the and value of the Town's
and significant vistas. preservation of water courses and resource base to residents,
undeveloped blocks of land that students, businesses and
are significant to wild life habitat visitors.

and low impact recreation
opportunities.

[l Agree (81.37%) [l Maybe (15.87%)
M Disagree (2.03%) [l Agree (60.57%) [l Maybe (25.90%)
B No Opinion (0.74%) [l Disagree (6.86%)

B Agree (86.40%) [l Maybe (11.21%)
B No Opinion (6.67%)

[l Disagree (1.84%)
B No Opinion (0.55%)

To preserve rural character, continue to allow
development in areas which take advantage

Engage inresiliency planning of existing infrastructure, even though the
related to increased rainfalls ecosystems in these areas may be more fragile
and rising sea levels. and may require additional controls and

regulations to be implemented.

B Agree (54.02%) [l Maybe (28.60%)

0 37.90%
B Disagree (11.78%) [l No Opinion (5.61%) B Agree (23.26%) [ Maybe ( )

B Disagree (34.33%) [l No Opinion (4.50%)
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The Sokokis Indians lived in what we now call Scarborough, but they called it Owascoag,
“‘land of much grass,” because of the extensive salt marsh. Scarborough’s salt marsh and
rivers served as boundaries separating settlements.




European
Settlement

During the early periods of Euro-
pean exploration and settlement,
Scarborough  was  accessed
and explored from the sea. Wa-
ter-based transportation oriented
settlers to the ocean and, as they
ventured inland, around rivers and
creeks. Water provided a means
of moving people and materials
as well as serving as a basis for
communication.

The 19th Century

The 1857 map of Scarborough on
the next page shows the settle-
ment before the Civil War and with
the then-recent introduction of the
railroad as the only mechanical
form of land transportation. The
historic road pattern reflects the
underlying topography and geog-
raphy of the Town.

The “bicycle craze” struck most of
the US and beyond in the late 19th
century, including Scarborough. In
those days, the streets and roads
were shared by everyone. Roads
were usually not paved, with some
being of “corduroy” construction
across wetlands and shoreline
areas. These routes used logs,
sometimes covered with gravel, to
provide the structural support for
wagons and others to travel over
wet areas.

TOWN HISTORY

Water also furnished sources of
power where adequate grades
allowed moving water to drive
water wheels for mills. The areas
around the mills became the first
“nodes” of settlement. Due to a
lack of good land routes, Scarbor-
ough became a town of separate
villages, each with its own church
and school.

Travel that began as foot trails
evolved and became organized
into roadways as settlement pat-
terns were established and nodes
were connected.

While Scarborough had a variety
of modes, they all traveled at
the same speed. Horse drawn
coaches could travel at faster
speeds that could be dangerous
to others, but these were rare and
made enough noise to warn other
people using the road.

Well into the early 1900s, salt
hay was a source of income for
owners of marshland. To increase
yield and profits, large-scale diking
was introduced by the late 1800s.
Diking and development of roads
and rail lines across the marsh
negatively impacted the marsh,
destroying soils and natural veg-
etation and resulted in hay on the
marsh. Marshland gave way to
inland pastures and expanding
agricultural development. The
U.S. Fish and Wildlife Service
reported that Maine has lost 20%
of its wetlands to development in
the last two centuries.

Even though incorporated as a
town in 1658, the original villages
from these early settlements con-
tinue to define parts of the town,
now known as Dunstan, Oak Hill,
Pine Point, North Scarborough,
etc.

. T L |
Bicyclists at the Checkley Hotel

NTHEN7,
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éource: http://scarboroughhistoricalsociety.org/page/9/

The picture of a Scarborough road in the 1890s
shows the shared and informal nature of the
travel space, with a few bicycles parked on the
left side.




The 20th Century

Of course, transportation in-
ventions continued. Significant
changes arrived with the 20th
century and the introduction of the
automobile.  Early automobiles
quickly became a dominant ele-
ment on most of the early roads.
They scared horses and other
livestock, they were comparatively
and unpredictably noisy, and were
considered dangerously fast.
Several early locations imposed
speed limits that required these
motor vehicles to travel at no more
than human and animal speeds,
with early speed limits varying
between 4 and 8 miles per hour, a
speed range roughly equivalent to
adult walking and running.

The 1950s brought rapid growth in
Scarborough as veterans returned
home, married, and built houses.
Over the years the population
grew. As people moved to town
to fill jobs created by commercial
growth, housing developments
sprang up, large retailers like Wal-
Mart and Sam’s Club moved to
town, Maine Medical Center broke
ground for a complex of medical
offices and lab, and the town built
new support services for the bur-
geoning population.?

Open-space preservation was
recognized early on as critical to
protect Scarborough’'s natural
resources. In 1977, eight citizens
concerned with population growth
and its impact on Scarbor-
ough’s natural heritage created
the Owascoag Land Conservation
Trust (today’s Scarborough Land
Conservation Trust). They and the
Friends of the Scarborough Marsh
partnered to safeguard the Town'’s

1. Maine Memory Network, “Scarborough: They Called it Owascoag”, by Mary B. Pickard

open space, marshland, and na-
ture trails for future generations.?
Today, the Maine Farmland Trust
continues to honor Scarborough’s
deep history as one of Maine's
great agricultural areas by actively
working to ensure the conser-
vation of quality farmland in an
aggressively developing area of
the state.®

Over the past thirty years,
Scarborough has grown rapidly
and has become increasingly
suburban in nature. This growth
has been characterized by spread
out residential development that
has placed significant pressure
on the Town to maintain and
expand expensive infrastructure
systems. The lower the density
of development, the greater the
cost to service and maintain
infrastructure. Scarborough is no
longer the small town it was in the
mid-1900s and is now one of the
fastest growing communities in
Maine.

2. www.scarboroughlandtrust.org/about/our-history

3. www.mainefarmlandtrust.org

m INTRODUCTION | THE PUBLIC PROCESS | TOWN HISTORY | COMMUNITY VISION | THE STATE OF AFFAIRS

BOLD

A 1903 Ford in Scarborough




These graphics show development in 1925 compared to 2010.The red dots represent structures.
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Photo Credit: Dave Cleveland under contract to Town of Scarborough
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. Demographics

. Built Environment

. Town Facilities and Services
. Natural Environment

. Government Finance

This section defines existing conditions, emerging trends, and priority issues raised by the
community. The technical analysis, insights, and recurring themes lay the foundation for the
Plan framework and recommendations in the upcoming sections.




Photo Credit: Dave Cleveland under contract to Town of
Scarborough
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Photo Credit: Dave Cleveland, Maine Imaging,
for SEDCO
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Population
Overview

Scarborough’s  population  in-
creased by over 2,000 residents
over the last nine years, pushing
the Town’s population to 20,991
people in 2019, according to the
latest population estimates pro-
vided by the US Census Bureau.
Scarborough is now the eighth
most populous community in the
State of Maine.

Based on the 2019 population es-
timate, the Town of Scarborough
increased 11.0% over the last
nine years. This rate of increase
translates into an annual growth
rate of 1.2% for the nine years. On
average, the Town has added 232
new residents each year for the
nine-year time period.

While population increases aver-
aged at 1.2% over the nine years,
the change has been greater over
the last few years, with an increase
of 3% between 2018 and 2019.

The 2020 Census counts have
not been released at this point,
however a simple projection
based on the rate of increase for
the 2018-2019 period, would yield
a population of 21,621. Using the
9-year annual average increase
would yield a slightly lower projec-
tion of 21,235. For simplification,
we will project the 2020 population
at the midpoint between these two
projections - 21,428.

The attractiveness of Scarborough
to new residents is nothing new.
Scarborough’s population more
than doubled during the post-
World War Il time period, from
1940 to 1960. Between 1960 and
1980, population increased 77%
to 11,347 residents. By 2000, the
population reached 16,970.

NOTE on Sources: It's important to note that there are multiple sources for population estimates, each with differ-
ent estimates. Even within the Census Bureau, there are multiple estimation programs. For 2019, the population
estimate of 20,991 is from the US Census Bureau’s Annual Estimate of Population, Vintage Series for Minor Civil
Divisions. This series provides the population estimate only. Another series, The American Community Survey
(ACS), provides the socio-economic data such as income, housing units, family types, households etc. This
survey data is produced annually but is based on five years’ worth of survey data. The “ACS” data is used in the
next section which describes the characteristics of the population. The ACS does provide a population estimate,

which is slightly lower than the US Census Bureau's estimate series. (20,146).
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To put this level of population in-
crease in context, the chart to the
right shows population increases
in Scarborough by decade.

Scarborough’s populationincrease
should be no surprise based on
the town’s favorable location
and amenities.  Scarborough’s
natural landscape shaped by the
Scarborough Marsh and the rivers
contributing to the marsh create
stunning vistas. Coastal access is
plentiful with four beaches open to
the public.

27,500
22,000
16,500
11,000

5,500

Transportation access is another

Population in Scarborough

-v‘?’

large factor in Scarborough’'s
attractiveness to residents. With
the addition of the 1-295-Connec-
tor, Scarborough is 10 minutes to
downtown Portland, making for
a short commute to the State’s
biggest job market. Scarborough
enjoys direct access to the Maine
Turnpike, providing easy commut-
ing south to York County and north
to the Lewiston-Auburn market.
Other features attracting residents
to Scarborough include a quality
school system and a growing em-
ployer base, providing residents
with more opportunities to work
and live in the same community.

1900 1920

Rate

1960
1970

One additional factor in Scarbor- 1980

ough’s population increases over
the last decade has been the re-
surgence of the City of Portland as
an attractive and livable city. Port-
land’s national and international
reputation as a center of creativity
for the food industry cluster, arts
and bioscience attracts both
businesses and residents to the
region, while Scarborough assets
attract people and businesses to
their home within the region.

1990

2000

2010

2020

0%

1940 1960 1980 2000 2020 2040

Year

of Population Increase by Decade in
Scarborough

18%

35% 53% 70%




Within Cumberland County, Scar-
borough’s population increased
by 2,086 people between 2010
and 2019, representing 15.4% of
Cumberland County’s total popu-
lation increase. Other communi-
ties adding more than 1,000 new
residents during this time period
in Cumberland County include
Falmouth, Gorham, Westbrook
and Windham.

In terms of a percent increase
over the past nine years, Scarbor-
ough increased 11%. The Town of
Cumberland increased at a faster
rate than Scarborough at 13.8%.

Falmouth increased 10.1% during
this period, while Gorham and
Windham increased between 9%
and 10%.

The 2020 population projection
shows the town at 13.3% over the
ten-year period. This rate outpac-
es the previous decade (2000 to
2010) which increased by 11.5%.
However, the decades covering
the 1940’s, 1950’s, 1960's, 1970’s
and 1990’s outpaced the period
between 2010 and 2020.

Portland, with 66,215 residents
in 2019, is, by far, the largest
community in Cumberland County
and in the State. The next largest
community in Cumberland county

m INTRODUCTION | THE PUBLIC PROCESS | TOWN HISTORY | COMMUNITY VISION | THE STATE OF AFFAIRS

is South Portland with 25,532, with
Scarborough taking the number
three spot away from Brunswick in
2019. These population totals are
from the 2019 Census population
estimation series and represent
the official estimates from the
Census Bureau.

NORTH YARMOUTH
FREEPORT
WESTBROOK
WINDHAM
GORHAM
FALMOUTH
SCARBOROUGH
CUMBERLAND

0.0% 2.0%

Communities

7.9%
8.7%
8.9%
9.1%

9.9%

10.1%

% Increase in Population 2010-2019: Selected

11.0%

4.0% 6.0% 8.0%

10.

0%

12.0% 14.0% 16.0%
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Age

While an increase in population
plays a major role in determining
the needs of a community, the
dynamics of aging within that pop-
ulation is also a critical indicator of
community needs.

Age is often talked about in terms
of the characteristics of genera-
tions such as the Baby Boomers
or Millennials. Baby Boomers
have been in the spotlight for
more than fifty years - describing
the generation of people born be-
tween 1946 and 1964. (Ages 55-
73 in 2019). The post-World War

Il Boomers have been the largest
single generation for decades, but
nationally, they lost their number
one spot to the Millennials in
2019. Millennials, (ages 23 to 38
in 2019), now number 72.1 million
nationally, compared to 71.6
million Baby Boomers. Generation
X (ages 39 to 54) number 65.2
million. At their peak, Boomers
were 78.8 million strong in 1999.
(Source: Pew Research Center,
April 28,2020 FactTank)

Following on the heels of the
Millennials is Generation Z. Ac-
cording to Pew Research, which

POPULATION 65+ IN
SCARBOROUGH

The generations defined

Born 1928-45

1920 1940

Born 1965-80

1960 1980

Born 1997-2012

GENERATION AGE
IN 2019

Generation Z
ages 7-22%

Millennials
ages 23-38

Generation X
ages 39-54

Boomers
ages 55-73

Silent
ages 74-91

2020

*MNo chronological endpoint has been set for this group. For this analysis, Generation Z is defined as those ages 7 to 22 in 2019.

PEW RESEARCH CENTER

Note: the only generation which is universally defined with specific beginning and ending birth dates is the Baby
Boom generation. They are defined by the Census Bureau. For this reason, we are using the Pew Foundation’s
research on age demographics as our source to define other generations. Information on their definitions can be
found at https://www.pewresearch.org/fact-tank/2019/01/17/where-millennials-end-and-generation-z-begins/



includes those born after 1996.
The oldest of Generation Z will be
24 in 2021. Generation Z, some-
times referred to as “Zoomers”,
is the most racially and ethnically
diverse generation and is the first
generation to grow up with smart-
phones as part of everyday life.
The generation following “Z” is still
evolving — some are calling this
Generation Alpha. The cutoff be-
tween Generation Z and the next
generation is shown in the chart
below as 2012, but that dividing
line is in flux. As demographic
trends emerge for the new gener-
ation, a generally agreed upon cut
off will emerge.

In Scarborough, Baby Boomers
still dominate. Boomers comprise
an estimated 5,199 residents,

while Millennials come in at 2,660.
Like every community in Maine,
Scarborough’s baby boom pop-
ulation is marching through the
age groups and is heading toward
peak retirement years.

The 65 and older age group
is increasing in both absolute
numbers and in percentage of
total population. Between 2010
and 2019, those 65 and older
increased from 16.6% in 2010 to
22.1% by 2019. In contrast, the
number of residents under the age
of 18, dropped from 24.3% of the
population to 21.1%.

In numbers, residents 65 and older
added 1,343 people to their ranks.
Children aged 0 to 17 decreased
by 284 from 2010 to 2019. Based

THE STATE OF AFFAIRS

on the ACS population estimate of
20,146 for 2019, there were 4,444
residents aged 65 and over and
4,251 residents aged 0 to 17.

Those aged 65 and older in Scar-
borough now out-number children
under 18 in 2019.

Population growth in the 65 and
older population will continue to
increase organically as our exist-
ing population ages and with an-
ticipated in-migration. The needs
of seniors may be amplified by
continued growth in market rate
housing which caters to senior
demographics and in complete
care residential communities and
facilities.

Scarborough Population Changes
by Age Group as % of Total Population

Age Group
0to 17

Median Age

ACS 2010, 2015, 2019

2019 2015
21.1% 22.3%
5.7% 6.1%
7.3% 8.7%
28.8% 29.9%
15.1% 13.6%
22.1% 19.3%
3.6% 2.5%
48.1 44.7

2010
24.3%
4.9%
8.3%
30.5%
15.2%
16.6%
2.0%
43.8



Households

While population changes are
important to understand in plan-
ning for the future, the way in
which people live in communities
is equally important. The US
Census Bureau, through the
American Community  Survey,
provides detailed information on
the characteristics of households
at the community level.

In 2019, the Census Bureau
estimates that there are 8,101
households in Scarborough, up
704 households since 2010.
Households represent and are
equal to occupied housing units.
In Scarborough, 2.44 people live
in each household, on average.
A household can range from a
one-person household to a large
family.

Within Scarborough, there are
a total of 9,233 housing units as
of July 2019, according to the
American Community  Survey.
The total number of housing units
increased by 827 units between
2010 and 2019. The difference
between households and total
housing units is the number of va-
cant units and the number of units
held for seasonal use. These two
categories make up the difference
between 8,101 households and
9,233 total units.

For comparison purposes, the
Town’s assessing records showed
9,484 units as of April 1, 2019. By
April 2020, housing units listed on
the Assessing records numbered
just over 10,000 units.

When looking at the types of
households within Scarborough,
we see that single person
household (persons living alone)

Types of Households in Scarborough

1-Person Households

N - 25%

Other Family
Households .«

39%

5%
Non-Family
Households

(Unrelated
Individuals)

31%

Family Households
With Children <18

Characteristics of Rental Households
in Scarborough, 2019

Total Rental Occupied Units: | 1,423
Single Family Rentals: ' 17.9%
1-person Households: ' 47.4%
2-person Households: ' 5.6%
Householders 65+: 1 49.3%
Householder 65 Living Alone of all renters: | 33.9%
65 + as % of all single person households: ' 61.7%
With Children under 18: ' 18.5%
No Children under 18: | 81.5%
Moved into Unit in/since 2017: ' 24.0%
Moved into Unit 2010 +: ' 61.2%

Source: ACS 2019, 5-year estimates




increased their share of total
households from 23% in 2010 to
25% in 2019. Households with
children under 18 decreased
in their share of total occupied
housing units from 34% of total
households in 2010 to 30.8% in
2019. The following chart illus-
trates the types of households
within Scarborough in 2019.

Within Scarborough 82.4% of the
8,101 occupied housing units are
owned. The vast majority of these
owner-occupied units (88.8%)
are single family detached units.
Of the 17.6% of occupied units
that are rented, 17.9% are single
family detached units.

Of the renter occupied housing
units. 47.4% of them are occupied
by one person, while one-per-
son households comprise only
20.1% of owner-occupied units.
Some 14% of all households are

Black or African American

occupied by folks 65 and older and
living alone. Seniors living alone
comprise 34% of all renters.

Families with children under 18
comprise 30.6% of all households,
18.5% of rental units and 33.2% of
owner-occupied units.

Race and Ethnicity

Within  Scarborough,  minority
populations have increased from
1,319 residents to 1,620 residents
since 2019. The non-white popu-
lation increased from 7.2% of the
total population to 8.0%. The table
below shows the changes in popu-
lation by race in Scarborough.

The Census Bureau treats those
of Hispanic origin separately from
race, since you may identify as
white, black or any combination of
races as well as being of Hispanic

RACE IN SCARBOROUGH

American Indian and Alaska Native

Native Hawaiian and Other Pacific

Islanders

Other Race

2 or more Races

Total

92.9%

17,318
1.1%

205
0.2%

42
3.8%

7l
0.0%
0.6%

120
1.4%

241
100%

18,637
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Origin. Within Scarborough, 366
residents identify as being of
Hispanic origin, an increase of
103 people since 2010.

Income

Scarborough ranks as the fifth
wealthiest community in Cumber-
land County using the indicator
of median household income in
2019. Cape Elizabeth, Falmouth,
North Yarmouth, and Cumber-
land have incomes higher than
Scarborough.

The medium annual household
income in 2019 in Scarborough
was $94,905. The American
Community Survey also provides
median family income ($118,911)
and median income for non-fami-
lies ($50,444). Non-Family income
tends to be lower than family
income, due to the prevalence

92.0%

18,526
0.3%

57
0.2%

34
5.0%

998
0.0%
0.1%

14
2.8%

517
100%

20,146



of single person households.
Family household income is often
associated with multiple earners.
The household income takes into
account all households, including
single person households and
households  with  non-related
individuals.

In 2010, the median household
income was $74,886, suggesting
that household income increased
26.7% over nine years. The rate
of inflation for this same period
was 17.2%, therefore households
in Scarborough have experienced
real gains in their income levels.
Just over 16% of all households
in Scarborough earn $200,000 or
more annually in 2019.

While Scarborough is a relatively
wealthy community when com-
pared to other communities in
Maine, there are folks who struggle.
Nearly 900 people in Scarborough
lived below the poverty level in
2019, representing about 4.5% of
the population. Just over 5% of
residents 65 and over lived below
the poverty level in Scarborough.

Householders 65 and older earn
approximately 60% of the me-
dian Household income, which
is equivalent to $56,624. There

Median Household Income

$94,905

are 2,697 households headed by
residents 65 and older, or 33.3%
of all households.

Another dissection of income in
Scarborough is by those house-
holds with a mortgage and those
households with no mortgage.
For owner occupied housing units,
about 31% of the households
have no mortgage. The balance
of households (69%) has at least
one mortgage. The median in-
come of those households with no
mortgage are about 46% of those
who have a current mortgage.
Housing values were not signifi-
cantly different between those with
a mortgage, ($379,800 median
housing value) and those without
a mortgage ($343,200 median
housing value).

Geographic Mobility

In 2019, 2,203 residents moved
within the last year, representing
11% of the total population 1 year
and older. Of the 2,203 residents
living in a different house, 71 moved
to another home in Scarborough.
Taking moves within Scarborough
into account, 2,132 residents were
new to Scarborough in 2019.

Looking back to 2010, the same
turnover of population existed.
These numbers suggest that in
any given year 10% to 11% of the
population is new to Scarborough.

Most of the new residents (54%) in
2019 are moving from other com-
munities in Cumberland County.
Some 516 new residents moved
here from Portland. Of these new
residents, 32% are 65 and older.

The new population is not the
same as the total increase in pop-
ulation. In any given year, there
may be 2,000 new residents in
Scarborough, but the growth rate
has been 1.2% for each of the nine
years since 2010. The difference
is the number of folks who have
moved out of Scarborough during
the same period.

Given the significant proportion
of the population that is relatively
new to Scarborough, it is critical
to understand how new residents
assimilate into the community.
Helping new residents to identify
with the town is and will continue to
be an important part of building the
future of Scarborough.
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Tenure by Type of Unit: Scarborough 2019

: . %of .

Units  Gnits UM gis UM gnies UM it
b ostachec 6,186  76.4% 5931  88.8% 255 179% 7,011  75.9%
(Single Family)
1, attached 508 6.3% 341 5.1% 167 11.7% 508 5.5%
£ UniLS per 189 2.3% 91 1.4% 98 6.9% 228 2.50r%
building
S OF Thare HINES S 11.5% 100 1.5% 830 583% 1,181  12.8% =
per building <
Other types of 288 3.6% 215 3.2% 73 5.1% 305 33% &

3

units

Housing Affordability

Like many coastal communities
in southern Maine, housing sales
prices and rents continue to in-
crease in Scarborough.

According to information compiled
by MaineHousing, 47.5% of ex-
isting households in Scarborough
would be unable to afford a home
at today’'s prices. The current
median income of Scarborough is
82% of what is required to afford
the median priced house.

Out of 331 homes sold in 2020,
only 83 were sold at a price that
MaineHousing  determined to
be affordable to Scarborough
families.

Rental affordability is decreasing
in Scarborough according to
MaineHousing. The median rent
for a two-bedroom (with utilities)
increased from $1,242 in 2017 to
$2,179 in 2020. The increase in
rent is likely influenced by new
apartments developed over the

last few years, as opposed to
a significant rent increases for
existing units. To afford the current
median rent of a two-bedroom unit
in Scarborough, the household
would need an income of $87,177.

Income Requirements
to Afford Housing

in Scarborough

LS
$87,177




Economy

Scarborough’s economic base is
strong and diversified. Business is
drawn to Scarborough for many of
the same reasons that people are
drawn to the community - great
location and abundant amenities.

Scarborough’s major employers
include the Hannaford Corporate
headquarters, Abbott, Maine
Health, Cabelas, and the US
Postal Service Distribution Cen-
ter. Each of the employers comes
from a different industrial sector,
providing a level of diversification
for the community.

Since 2010, major new employers
include Martin’s Point Health Care,
and over 100,000 square feet of
new retail space at Scarborough
Gallery. Along with new large
employers, small to mid-sized
companies like Fluid Imaging are
also choosing Scarborough as
their new home.

Job Growth

One of the standard measure-
ments of economic success is job
increases. In 2019, Scarborough
businesses provided 16,183 jobs.
Businesses added 1,883 new
wage and salary jobs between
2010 and 2019, which is slightly
less than the total number of new
residents added for the same
period (2,086 people).

Wage and salary jobs refer to the
Maine Department of Labor’s Cov-
ered Employment Series. This
series includes companies which
are required to pay unemployment
insurance. This data series does
not include the self-employed
or contract workers, which re-
quire additional data sources to
estimate.

AVERAGE ANNUAL EMPLOYMENT:
WAGE AND SALARY JOBS LOCATED IN SCARBOROUGH
2001-2019

The chart below shows the growth
in jobs located in Scarborough
since 2001, indicating that the
town is now an employment center
within the region. There are .77
jobs in Scarborough per resident.

While population increased 11%
over the last nine years, wage and
salary jobs increased 13.2%. The
data also tracks establishments
and wages. Establishments refer
to business locations. A single
company, like Hannaford, may have
many establishments throughout
the state. This series indicates that
we've had an increase of 165 new
businesses in Scarborough from
2010 to 2019, resulting in a healthy
increase of 16.6%.

Average weekly wages are up
21.7%, while the total wages gen-
erated by jobs in Scarborough over
the last nine years is up 37.8%

2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019




Currently health care is the
largest component of the 2019
economy with 20.9% of total jobs
and 21.6% of total wages. The
economic cluster of health care
businesses has increased as a
percentage of total employment
between 2010 and 2019, going
from 19.3% of jobs in 2010 to

20.9%. The health care jobs are
from multiple companies, but
the decision of Maine Health to
redevelop the former K-Mart site
into a campus was a huge factor
in Scarborough’s growing health
care market. Another 100,000
square feet of space is under
construction at the campus and

THE STATE OF AFFAIRS

will result in additional health care
jobs in Scarborough over the next

few years.

Wage & Salary Employment in Scarborough - Annual 2001-2019

Annual 2001

Annual 2002 778
Annual 2003 806
Annual 2004 848
Annual 2005 860
Annual 2006 896
Annual 2007 941
Annual 2008 9511
Annual 2009 986
Annual 2010 992
Annual 2011 1,003
Annual 2012 1,024
Annual 2013 1,027
Annual 2014 1,053
Annual 2015 1,101
Annual 2016 1,132
Annual 2017 1,159
Annual 2018 1,145
Annual 2019 1,157

Total (All Ownership & All Industries)

Establishments Ave Employment Total Wages Ave Weekly Wages

11,433 $ 406,401,982
12,298 $ 449,540,077
12,683 $ 475,780,542
13,002 $ 497,735,959
13,254 $ 522,840,727
13,346 $ 544,636,590
14,052 $ 598,918,690
14,658 $ 615,175,627
14,382 $ 608,676,379
14,300 $610,216,433
14,874 $ 648,440,740
14,958 $ 607,353,185
14,491 $ 595,203,221
14,577 $610,787,134
14,805 $ 633,773,052
15,469 $ 716,769,990
15,778 $ 755,848,654
15,946 $794,434,519
16,183 $ 840,822,283

Source: Maine Department of Labor, Labor Statistics

S 684
$ 703
S 721
$736
$759
$ 785
$ 820
$ 807
$ 814
$821
$ 838
$781
$790
$ 806
$ 823
$ 891
$921
$958
$999
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The second largest sector of jobs
falls in the retail category, but un-

9-Year Increase (2010-2019)

like health care, retail is declining 1,883 13.2%
as a share of total employment.
In 2010, retail represented 17.6% Establishments 165 16.6%
of the wage and salary jobs in
Scarborough. By 2019, retail rep- Ave Weekly Wages $178 21.7%
resented 15.4% of jobs. Despite Total Annual wages $230,605,850 37.8%

the fact that we've added more
than 100,000 square feet of new
retail space in Scarborough, the
number of jobs remains roughly
the same - 2,512 retail jobs in :
2010, 2,492 retail jobs in 2019. Establishments 12
Another important element of the
retail jobs is the fact that retail's
total wages comprise only 9.9%
of total wages. This discrepancy
between number of jobs and total
wages tracks with the relatively
lower wages and part time em-
ployment associated with retail as
compared to other industries.

1 Year Increase (2018-2019)

Ave Weekly Wages gﬁi
Total Annual wages S46,387,764

Components of Economy

Manufacturing makes up only
6.6% of total jobs, but employment
growth in the sector has been
robust. A significant portion of this Health Care Total Wages
growth is related to Abbott Labs

(formerly Alere), a bioscience firm Retail Jobs 15.4%
that specializes in medical devices
and point of service testing Kkits.
Strong growth in the biomedical
cluster region wide as well as in Construction Jobs 8.2%
Scarborough, is one of the rea-
sons this industry is considered

a marketing target for the State,
the region and for Scarborough. Management of Companies & Enterprises Jobs 5.8%

Aided by growing medical disci- Management of Companies & Enterprises Total Wages
plines offered by the University of

New England, the presence of the
Maine Health Campus including
the Maine Medical Center Re- Accommaodation & Food Services Total Wages
search Institute, bioscience is an
industry with promise.

Health Care Jobs 20.9%

Retail Total Wages

Construction Total Wages

Accommodation & Food Services Jobs 8.9%

Manufacturing Jobs 6.6%

Manufacturing Total Wages




While wage and salary jobs make
up the majority of jobs in Scarbor-
ough, there are other sources.

First there are independent con-
tractors who are not counted in
this data series. Some industries
have traditionally had a significant
number of their workers in this
category. Hair salons are one ex-
ample of the type of business that
relies on independent contractors.
Many salons include stylists who
rent their booths, rather than being
on an established payroll.

Other types of jobs that are not
included is anyone who is consid-
ered self-employed.

The Economic Census helps in
estimating the potential effect of
the non-employee businesses. In
2012, there were 1,625 businesses
in Scarborough with no paid em-
ployees. These are companies that
may be sole proprietors, where the
owner is the only person working
at the firm. On average, each of
these businesses earned $74,323
in sales receipts. In 2012 there
were twice as many non-employee
firms as firms with employees. The
Economic Census is performed
every five years. The 2017 Census
had not released community data
at this point in time.

The Economic Census also gives
us information on women-owned
businesses. In 2012, women
owned 28.6% of all businesses,
but only 12.5% of wage and salary
establishments. For non-employ-
ee businesses, women own 36.3%
of firms.

Using some national statistics,
Scarborough is home to 660 to
745 business owners. Some of
these business owners may have
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National Entrepreneurship Rates by Age

% of Pop Owning

Businesses

Scarborough Potential Business
Population Owners
2,133 59

2,325 165

3,474 283

3,036 238
10,968 660-745

Maine Entrepreneurship Rates

Potential new businesses
S

based on S
populatio

W
neurs in 2019

(% of population that starts a
new business)

Source: The Kauffman Index 2019 (National and State Trends)

their business here, but others
have their companies based
in other communities.  When
thinking of the future, business
owners living in Scarborough
with businesses in other com-
munities, may be more willing to
consider Scarborough during any
relocation efforts. Identifying and
reaching out to those companies
could be a source of potential
new businesses to the town.

In 2019, the Maine based statistics
indicate that a potential 77 new
businesses were started in 2019
in Scarborough.

The Census Bureau’s American
Community Survey (ACS) also
asks questions about working
from home and the self-employed.
In 2019, 9.3% of Scarborough
workers worked from home. This
includes some self-employed and
some people working from home
who work for other companies.

In terms of the self-employed in
2019, the ACS reports that 6.6%
of workers worked in their own
incorporated business, while an
additional 7% of workers were
self-employed in businesses that
were not incorporated. There is
no cross tabulation of how many
of these resident workers who are
self-employed had their business-
es in Scarborough.



Occupations

Within the civilian employed pop-
ulation, 21.3% of Scarborough's
workers are in management,
business and finance occupa-
tions. Computer, engineering
and science occupations are
held by 6.5% of the workforce
living in Scarborough. Health care
practitioners including doctors and
technicians make up 12% of our
workforce.

Office and administrative support
occupations employ 11.1% of
Scarborough workers, while sales
make up another 14.2% of the
workforce.

Labor Force,
Unemployment and
Educational Attainment

Through 2019, Maine, Cumberland
County and Scarborough experi-
enced record low unemployment
rates, creating challenges to
employers in finding workers. In
periods of low unemployment
rates, the lack of labor supply can
hamper the ability of firms to fill
current positions, as well as affect
potential business expansion.

In 2019, the labor force in
Scarborough averaged 11,206
workers over the course of the

year. The number of residents
unemployed within the labor force
averaged 288.

For Scarborough, the unemploy-
ment rate in 2019, hovered from
a high 3.0% in March to a low of
1.9% in August. The following chart
shows the number of unemployed
in Scarborough from 1990 to Jan-
uary 2020. Our peak number of
unemployed during this period oc-
curred during the Great Recession
with 670 unemployed.

Scarborough’s workforce is well
educated which contributes to the
town’s ability to attract employers.
Nearly 98% of the population 25

Occupations of Scarborough Resident Workers

OCCUPATION m % of Total

Management, business, and financial occupations 2,309 21.3%
Computer, engineering, and science occupations 705 6.5%

Education, legal, community service, arts, and media occupations 1,137 10.5%
Healthcare practitioners and technical occupations 1,297 12.0%
Healthcare support occupations 165 1.5%

Protective service occupations 247 2.3%

Food preparation and serving related occupations 438 4.0%

Building and grounds cleaning and maintenance occupations 321 3.0%
Personal care and service occupations 241 2.2%

Sales and related occupations 1,537 14.2%

Office and administrative support occupations 1,199 11.1%

Farming, fishing, and forestry occupations 44 0.4%

Construction and extraction occupations 268 2.5%

Installation, maintenance, and repair occupations 207 1.9%
Production occupations 204 1.9%

Transportation occupations 342 3.2%

Material moving occupations 167 1.5%
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Number of Unemployed in Scarborough: 1990-2020

years of age and over had a high
school degree or higher.

Post high school education is at
very high levels. From associates
degrees to bachelor’s to graduate
or professional degrees, more
than 63% of the residents have
post-secondary degrees.

This level of educational attain-
ment is reflected in the occupa-
tions of Scarborough workers.
As discussed in the previous
section, Scarborough residents
are employed in a wide range of
occupations that require advanced
education such as management,
business, science and engineering.

4T
11409

EDUCATIONAL ATTAINMENT IN SCARBOROUGH

Percent high school graduate or higher 97.6%
Percent bachelor's degree or higher 54.5%
Associates Degree 8.6%
Bachelor's Degree 35.7%
Graduate or Professional degree 18.8%
Population 25 years and over with earnings $51,401
Less than high school graduate $41,938
High school graduate (includes equivalency) $33,070
Some college or associate degree $41,545
Bachelor's degree $64,549
Graduate Degree $79,925
POVERTY STATUS IS DETERMINED BY EDUCATIONAL ATTAINMENT LEVEL
Less than high school graduate 8.1%
High school graduate (includes equivalency) 8.0%
Some college or associate degree 5.7%

Bachelor's degree or higher 2.3%
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Commuting to Work

As Scarborough continues to
foster growth in its local economy,
one of the potential benefits is re-
duced commute times. With more
jobs, there are more opportunities
for residents to live and work in
Scarborough.

In 2019, the labor force of workers
16 and older included 10,574 res-
idents in Scarborough. Of these
workers, 33.2% or 3,511 residents
live and work in Scarborough.
The number of workers living and
working in Scarborough increased
significantly from 2010 when only
24.7% of residents worked in
Scarborough.

Just under 7.3% of workers worked
from home in 2010. By 2019, the
number of workers working from
home increased to 9.3%.

In 2010 the average commute time
to work was just over 20 minutes.
By 2019, the average commute
time decreased to 18.8 minutes.

COMMUTING DATA

Characteristic of Commuters 2019 2015 2010

Workers 16 years and over 10,574 9,955 9,736
Drove alone 81.8% 85.1% 85.4%
Worked at home 9.3% 5.3% 7.3%
Worked in minor civil division of residence 33.2% 28.7% 24.7%
Mean travel time to work (minutes) 18.8 19.4 20.2
Worked in Portland 42.9% 47.5% 46.5%

Source: ACS 2018, 2015, 2010
Note: workers represent those workers where place of work could be determined

COMMUTING TO WORK

Driving Carpooling
Alone

Source: American Community Survey - 2019

Using Walking Bicycling Taxicab, Working at
Transit motorcycle, Home
or other means




Retail Sales

The Town of Scarborough gener-
ated approximately $37.8 million
in taxes for the State of Maine in
2019, from a total of $641.6 million
in taxable retail sales.

Between 2010 and 2019, retail
sales increased just over 55% in
Scarborough. The largest portion
of the Town'’s retail sales is gener-
ated from general sales including
household goods, clothing and
other personal goods. Represent-
ing 10.5% of Cumberland County’s
total retail sales, Scarborough’s
retail landscape includes big box
stores like Sam’s Club, Wal-Mart
and Lowes, along with small
specialty retailers like Lois’s, The
Cheese Iron, Suburban Home
Outfitters and Lamey Wellehan.

In terms of sales by category,
Restaurant and Lodging make
up 14% of total sales. General
merchandise is the largest cate-
gory and includes items that you
would find in large department
stores, such as clothing, furniture,
shoes, electronics and other home
furnishing. Food stores include ev-
erything from a small corner store
to a large grocery store.

While retail sales are strong in
Scarborough, it should be noted
that the benefits from the retail
sales tax is indirect. Communities
in Maine do not have the authority
to impose local option taxes. Taxes
are collected and retained by the
State. To benefit directly from
retail sales, communities must
rely on revenue sharing from the
state. Communities do benefit di-
rectly from property taxes on retail
properties.

Sales by Category in Scarborough:
2019

.

BLDG. SUPPLY
10%
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Many states allow communities
to collect what are known as local
option taxes. In Scarborough, 1%
of sales would yield $6.4 million in
new tax revenues.

Housing Sales

To illustrate the current demand
for housing in Scarborough, we
need look no further than housing
sales since 2010. The number of
single-family housing units sold in-
creased 78% since 2010, growing
from 197 units sold during 2010 to
352 units sold in 2019. The me-
dian sales price of the single-fam-
ily homes sold in Scarborough
increased 31% between 2010 and
2019, topping out at $417,500 for
the median 2019 sales price.

In 2020, housing prices increased
from $417,000in 2019 to $480,000,
an increase of 15% in one year.
The days on the market until sale
was 26 days with the average
sales price being 100% of the
asking price.

This strong demand continues to
drive up the price of housing in
Scarborough, flagging affordability
as an issue for the Comprehensive
Plan update.

GENERAL MDSE.
36%

SEDCO and Scarborough Community Chamber of Commerce.

Source: State of Maine: Maine Revenue Services, Office of Tax Policy




The Impact of COVID-19

The impact of a world-wide pandemic during the last months of a comprehensive planning process compli-
cates the economic analysis upon which the plan is based.

The comprehensive plan is long range. Are the pandemic impacts on the economy short or long term?
Are there permanent structural changes to the economy? What percentage of the work force will remain
at home? How will working from home change the local demands on retailers and restaurants? Has the
demand for goods and services changed either in the types of goods needed or in the way we purchase
them? Has the Pandemic affected the number of people without adequate shelter?

These are all questions that will affect the local economy in Scarborough. At this moment in time, the
Scarborough Comprehensive Plan assumes that the local economy is fundamentally sound. However, the
COVID-19 impact is significant statewide and at the town level. We are not immune to job loss, company
closures and unemployment. In addition, if work from home is permanent and significant, there may be
changes in traffic flow, local demand and, potentially, infrastructure needs.

Following the national, state and local trends on our demographics and our economy will be critical to un-
derstanding long term impacts. This plan acknowledges the need for clear and consistent monitoring of key
indicators that put short term and long-term impacts into the context of municipal impacts.

UNEMPLOYMENT RATES:

Since March 2020, Scarborough’s unemployment rate rose from a low of 2.4% in
March to a high of 11.0% in April to 3.8% in December. We clearly felt the largest
impact on our resident employment in mid to late spring — before the federal stimulus

plans helped local and regional employers rehire staff. In April 1,137 Scarborough
- -~

residents were unemployed. By December the number was down to 406. The
\/3.8%

COVID-19 impact displaced nearly twice the amount of Scarborough residents than
the Great Recession. The good news is that the unemployment rate is falling.

JOBS:

At this point, we have data on 2020 Wage and Salary jobs through the second quarter of 2020.

This quarter (April through June) will no doubt have the most dramatic impact on jobs in Scarbor- -1,975

ough. In quarter 1 of 2020, Scarborough gained 230 jobs since the first quarter of 2019. In the JOBS
second quarter of 2020, the number of jobs in Scarborough were down 1,558 between quarter Q2 2019-

one 2020 and quarter two 2020. Looking at quarter two 2019 to quarter two 2020, the Town was 022020 o

down 1,975 jobs over the 12-month period. The total number of jobs for Quarter 2 of 2020 was
14,299, the lowest second quarter employment level since 2010. We expect the third quarter to
have better numbers. They will likely show the recovery of some of the job losses, though not all.

THE K-SHAPED RECOVERY:

Like the nation, Scarborough is experiencing what the national experts are calling the “K” recov-
ery. This description suggests that during the pandemic and the recovery from the pandemic,
we have many businesses that held their own and even increased. In Scarborough, examples
would be Hannaford and Abbott. Hannaford, as an essential business, responded to the needs
to the community and extended services consistent with pandemic needs. Abbott, involved in
the production of COVID-19 testing kits, nearly tripled their workforce in Scarborough in 2020.
Other companies, most notably in the hospitality business took severe losses. Hospitality
employment dropped 42% between second quarter 2019 to 2020 — a loss of 636 jobs.



BUILT ENVIRONMENT
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Scarborough has developed in a
primarily suburban pattern, with a
variety of villages and neighbor-
hoods spread over approximately
54 square miles. The southeast
portion of the Town is charac-
terized by its Atlantic coastline,
numerous beaches, and the Scar-
borough Marsh. The Nonesuch
River and other waterways branch
out through much of the Town
east of Route 1, where extensive
wetlands have resulted in a low
degree of connectivity of the street
network. Other parts of the Town
developed on rural, farming fields
and along a rural street network

and comprise mainly single-fam-
ily residential neighborhoods in a
suburban development pattern.

Scarborough’s irregular street grid
has contributed to its sprawling
development patterns. The town
is challenged by a lack of connec-
tivity. This is exacerbated by the
number of cul-de-sacs and dead
ends in residential neighborhoods.
This road layout has contributed to
vehicular dependence, added cost
to provide services, and resulted
in traffic congestion on the major
thoroughfares. This is not just a
transportation issue, but an issue

that impacts the municipal budget
and quality of life. Focusing future
growth in walkable, connected
centers would improve connec-
tivity and provide safer options for
people who walk or bike. Reduc-
ing the number of cars congesting
Scarborough’s roadways would
reduce traffic and improve quality
of life.
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The above map shows commonly referenced neighborhoods.

Scarborough's
Villages

Scarborough is comprised of mul-
tiple village centers, rather than
a central downtown. Outside of
these centers, development is pri-
marily low-density residential with
some industrial parks and large
commercial and retail buildings.

Pine Point and Higgins
Beach

Two of the villages, Pine Point
and Higgins Beach, are located
along the coast. These are small
destination villages, providing
a few dining, retail, and service
options to residents of, and
visitors to, Scarborough’s beach
communities. To give an example
of the disconnected nature of the
villages, while Pine Point and
Higgins Beach are only about

three miles apart as the crow flies,
it can take almost thirty minutes
to drive between the two, as it
requires traveling back inland to
Route 1 in order to circumvent the
marshes. Both villages are at risk
for flooding damage in the case of
a major coastal storm and future
development and public invest-
ment will need to plan accordingly,
as discussed later in this Plan.
Though Higgins Beach and Pine
Point share similarities of beach
front communities, they differ in
terms of scale of development
and mix of activities, which is im-
portant to consider in any planning
context.

North Scarborough

The third village, North Scarbor-
ough, is, as the name suggests,
in the far northern corner of Town
and includes a handful of small

businesses. North Scarborough
provides a few basic services
to the residents in this relatively
low-density part of Town and is
convenient to Interstate 95. The
Conservation and Growth Map
re-categorizes this village as a
Village. North Scarborough is
located in the congested Route 22
and 114 “overlap area,” with a mix
of commercial and residential land
uses on this busy road. Travel de-
lay is experienced regularly during
peak travel times.

As identified during the Gorham
East-West  Corridor  Feasibil-
ity Study process, relief from
congestion is desired, but not
to the detriment of the existing
neighborhood fabric. Any future
connections to the 1-95 through
this portion of Scarborough should
be sensitive to the impacts on the
community. Future non-residential



development should be geograph-
ically limited to reduce impacts of
strip commercial development.
With these issues resolved,
residents are interested in ham-
let-style development in North
Scarborough.

Eight Corners

Eight Corners is an area near the
intersection of 1-95 and 1-295 with
several big-box national retailers
and a few local small businesses.
While there is no “village” feel cur-
rently, there are significant areas
that, if redeveloped, could provide
transportation connectivity and
access to the larger public transit
network. While this won't happen
quickly, the recent rezoning
along the Gorham Road segment
towards the Nonesuch could be
a step towards a transit-oriented
pattern of development for this
area.

Dunstan and Oak Hill

The two more centrally-located
villages, Dunstan and Oak Hill,

are located at major intersections.
Dunstan can be characterized as
a suburban commercial center
with a gas station and a couple of
small retailers and restaurants, but
without a cohesive identity. Oak
Hill is located near the physical
center of Town, at the intersection
of Route 1, Black Point Road, and
Gorham Road. Most of Scarbor-
ough’s residents and visitors pass
through this intersection regularly,
if not daily, as they travel from
the coast to 1-95 or from parts of
Scarborough into Portland. Oak
Hill provides most of the Town'’s
municipal services, and includes
Town Hall, Scarborough’'s High
School, Middle School, and
Wentworth (elementary) School,
the post office, as well as the Han-
naford shopping center and nu-
merous other businesses. While
not considered “downtown,” Oak
Hill is commonly thought of as the
center of activity in Scarborough.
Through the community charrette
process, Dunstan and Oak Hill
were re-categorized as Commu-
nity Activity Centers, where future
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development and redevelopment
should be concentrated because
of the presence of existing
infrastructure and services. Fur-
thermore, the portion of Route 1
that connects these two centers
should be a more walkable, bike-
able corridor, supported by good
design.

Scarborough Downs

The community charrette process
also recognized Scarborough
Downs as one of the most
under-utilized properties in Scar-
borough. With its proximity to Oak
Hill and the town’s main arterials,
Scarborough Downs has the
potential to be redeveloped at a
higher intensity than the Commu-
nity Activity Centers. It has been
categorized as a Regional Activity
Center.

See the call out box on the fol-
lowing page for more information
about Scarborough Downs.
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The Downs

Background.:

During the Town-wide charrette, participants identified the Scarborough Downs property as an area of opportunity.
Located in the center of town, this approximately 500-acre parcel was largely undeveloped and under one
ownership. The zoning district, which is unique to the property (Crossroads Planned Development District),
provides a purpose statement which identifies the overall characteristics desired by the community for this large
parcel. The zoning was derived from the 2006 Comprehensive Plan which described the potential of the property
for town center style development.

During the course of this comprehensive plan's process, local developers purchased the property and began to
develop a master plan based on the communities objectives outlined in the zoning district. The approved master
plan for the site lays out an infrastructure plan that supports a mixed-use development with residential, retail, office
and production spaces. As the project develops, a series of smaller, detailed master plans are being developed.

A Credit Enhancement Agreement between the developers and the Town provides financial assistance in the

form of reimbursed property taxes to pay for a portion of the infrastructure costs. The project, now known as The
Downs, is well underway with residential development and production spaces either built or in progress. With the
redevelopment of the site comes the opportunity to develop a main street concept that is described in "A Downtown
for Scarborough," a planning document that outlines the potential for Oak Hill and The Downs to evolve into a center
of commerce and community.

In November 2018, the Town created a State-approved Downtown Tax Increment Financing District
(TIF) which covers the Downs, the municipal campus and much of Oak Hill. The district allows the Town
to reinvest a portion of property taxes derived from new development in the area to support economic

Tl F/C EA development objectives.

As allowed under State provisions for TIF districts, the Town entered into an agreement with the
developers of the Downs to reimburse a portion of tax revenues generated by new development at
The Downs. Reimbursements occur only when development has occurred and property taxes are
paid. These revenues will be used to help finance the cost of needed infrastructure. The details of the
agreement are set forth in what's known as a Credit Enhancement Agreement (CEA) and lasts for a
period of 30 years.

The CEA between The Downs and the Town outlines very specific performance standards to ensure that
the property develops in a way that meets the needs of the Town.

Potential

= . : Manv-
Development Residential m Commercial frichning
p————

Approximately 2,000 Just over 1 Million Approximately
Total Units Total SF 775,000 Total SF

Mix of Single Family, Mix of Office, Retail, Mix of Research, and
Duplex, Multi-family Lodging, Senior Care & Production Space
& Senior Commercial Sports

As of April 1, 2020, Improvements on the ground included 30 single family residences, 48 condo units,
. 48 apartments and 12 assisted living units. An additional 23 single family units, 24 multi-family units
Status: and 77 senior affordable units have been approved, but not yet built. Just over 87,400 square feet of
April 2020 non residential development was either permitted or complete. An additional 86,600 square feet has
been approved but not permitted. In year 2 of the 20 year project, this level of development represents
approximately 13% of residential and 10% of commercial projected development.




Rural Areas

Outside of Scarborough’s Activity
Centers, Villages, and corridors,
the Town is comprised of a num-
ber of established low-density res-
idential neighborhoods, farms and
rural residential areas, and natural
resource protection areas. The
existing farms and open spaces
are significant features which
support the rural character of
the community. The Town should
continue to actively help preserve
and maintain these properties
where practical. Some residential
neighborhoods are within walking
distance of an Activity Center or
Village, but the majority are auto-
mobile dependent. Scarborough’s
existing residential neighborhoods
are mostly built out, but there are
opportunities for context-sensitive
infill, better vehicular connectivity,
and improved pedestrian and bi-
cycle facilities. With future devel-
opment focused on the Regional
and Community Activity Centers,
these neighborhoods should re-
tain their existing characteristics.

In limited areas where pre-existing
(grandfathered, non-conforming)
lots have a cohesive and high
quality development pattern,
opportunities to right size neigh-
borhood zoning should be con-
sidered. Any such activity should
be careful not to expand the areas
or impact conservation areas, but
enable infill development consis-
tent with the neighborhood.

Like many communities in north-
ern New England, Scarborough
struggles with ways to keep large
tracts of land open for farming
and forestry, protect key natural
habitats and water quality, and
maintain its rural character.







Natural Resources

It is essential to preserve and
enhance natural areas, including
the marshes, beaches, wetlands,
rivers, streams, forest and fields.
Making connections with nature
by incorporating topography, veg-
etation, and water into the design
of the built environment will help
enhance and reinforce the connec-
tion with the natural coastal envi-
ronment. Scarborough’s residents
have myriad opportunities when it
comes to actively interacting with
nature, from hiking and biking to
surfing, kayaking and canoeing.
More passive activities can include
viewing a sunrise over the Atlantic
or a sunset across a marsh, enjoy-
ing coastal breezes through open
car or bedroom windows, spotting
birds and other wildlife along the
river, and gazing at the stars on
a clear night. The Town should
work to preserve these important

connections to nature while find-
ing new ways to connect people
with the surrounding environment
and natural resources. Building
placement should consider scenic
views where possible.

The activity centers of Oak Hill
and Dunstan are already built near
waterways that directly influence
the Marsh. Those watersheds
have already been identified as
impaired or threatened. Future
development will need to attempt
to alleviate and reduce these im-
pacts on the natural environment.
Better stormwater management,
for example, can help reduce
runoff into the water bodies.
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Enhancing the Town's developed
areas will capitalize on existing
infrastructure investments while
maintaining the existing, relatively
undisturbed, natural areas in

other parts of the town. Compact
growth in places that make sense
can enhance the natural functions

of Scarborough's ecosystems.
Conversely, sprawling growth
can disturb more of the natural
resources in town. Monitoring the
pace of development will help the
town understand, manage, and
mitigate impacts to natural areas
and resources.

Photo Credit: Dave Cleveland, Maine Imaging, for SEDCO


