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           August 17, 2017 

Ms. Kendra Amaral, Town Manager 
Town of Kittery  
200 Rogers Road 
Kittery, ME 03904 
 
 
Dear Ms. Amaral: 
 
In January of 2017, the Town of Kittery entered into an agreement with Southern Maine Planning 
and Development Commission (SMPDC) to evaluate a group of properties bounded by the 
Maine Turnpike, Dennett Road and Route 236.  In evaluating this land SMPDC brought on Civil 
Consultants of South Berwick in order to assist in the assessment of the development potential of 
the properties.  The team was tasked with the following: 
 
 

1. Analyzing the site with extending utilities to the properties for the purpose of maximizing 
the build out potential. 

2. Seeking input from various real estate entities as to the market that currently exists i.e. 
demand for certain lot sizes and uses seeking to locate in southern Maine. 

3. Reviewing the current zoning and offering any changes to the zoning that might assist in 
making this land more developable if the zoning is restrictive to the demand. 

This report will focus on those tasks noted above to assist the community in making decisions on 
the best way to move ahead with realizing potential development in this region of town. 
 
Some of the initial findings that have come from this very early analysis include: 
 
• The site has a number of wetlands and vernal pools that must be overcome in the design 

and permitting of the project limiting the locations and sizes of the potential lots 
• The cost to construct the site as the proposed layout shows is in the vicinity of $2 Million 

dollars 
• There is potential to utilize State and Federal CDBG and EDA funds to construct the 

required infrastructure for the project. 
• There may be enough TIF funds available to pay for the costs of the Infrastructure however 

more research will be needed. 
• In order to effectively develop this site, the town should seriously consider the 

development of a new zoning district that can  better serve the town for future development 
• The town should move to the next phase of this process and engage an Engineering and 

Environmental team to design and engineer the site beyond the concept level. 
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SMPDC looks forward to assisting the community on this very important Economic Development 
issue in the future. 
 

Sincerely, 

 
Lee Jay Feldman 
Director of Planning 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 

 
 
 
 

SITE ANALYSIS 
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ENGINEERING PROJECT OVERVIEW 
 
This memorandum provides the review of the subject properties for the development 
opportunities based on the request from your office.  We have limited our review to site 
development restrictions, we have only investigated the potential development options based on 
accessible site environmental and utility restrictions from public and provided information.   
 
The study area is identified on the attached ST1 and ST2 site maps by the bold heavy blue line 
around the properties included within the neighborhood. 
 
As will be seen in this document and the provided informational maps, labeled ST1 and ST2, the 
environmental issues with wetlands, streams and vernal pools will dictate the development 
potential for the properties.   
 
Final determinations on the extent of environmental impacts will require on the ground surveys 
to update the wetlands, streams and vernal pools and soils to quantify the extent of the site 
limitations.  Until that information is complete, the presented information should be used as a 
guide for potential property use. 
 
 
DEVELOPMENT HISTORY: 
 
Portions of the subject area have approved site and subdivisions plans, these areas are located 
predominately along the southern portion of the review area along Dennett Road.  The remaining 
areas are forested.  The forested areas are scattered with wetlands and uplands.  A portion of the 
subject area was used as a gravel pit many years ago presumably for the construction of Route 
95.  For this review we were able to utilize a large amount of background information that was 
available publicly.  The information indicates areas that have been evaluated for wetlands in the 
past for projects presented to the planning board and for utility improvements.   Some of this 
information is more than five years in age and would require new delineation to meet current 
MDEP regulations. 
 
 
ENVIRONMENTAL CONCERNS: 
 
The initial assessment based on the information indicates that the properties may have limited 
development potential due to the extensive wetland systems, streams and potential vernal pools 
on the property and the zoning limitations set forth by the Town of Kittery.   The available 
reports utilized in the investigation indicated wetlands and vernal pools impact all of the subject 
properties.  The vernal pool restrictions may create the most restrictive limitation on 
development.  Detailed mapping of the areas for wetlands and vernal pools will be required 
before definitive limitations can be finalized on the layout of a future development. 
 
The Town of Kittery has wetland setbacks that range from zero to one hundred feet based on the 
size of the wetland.  Vernal pools have setback limits and disturbed area limitations.  The state 
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regulates a 25% limited disturbance within 250 feet of a significant vernal pool.  A non-significant 
vernal pool as designated by the MDEP is regulated by freshwater wetland setbacks. 
 

The US Army Corp of Engineers (ACOE) defines vernal pools slightly different than the MDEP.  
The ACOE has further restrictions within 100 ft of a vernal pool and disturbance limits to 750 ft 
from the pool edge.  Since this project will require wetland impacts through the MDEP in excess 
of 4,300 sf, the ACOE will also review and have input on the project.  This could potentially 
impact the location and type of development on the properties.  Discussions with the ACOE 
reveal that the ACOE reviews each development case independently to set the environmental 
controls on the development.  For this submission we have assumed the most restrictive 
limitations based on the information provided.  Detailed on the ground studies are needed to 
verify the information presented.   
 
The property is also subject to review by the US Fish and Wildlife Service as part of both MDEP 
and ACOE permitting.  This area is subject to review since the properties are within an area of 
concern for habitat of the Northern Long-eared Bat.  This species is listed under the Endangered 
Species Act.  This does not necessarily indicate that development cannot occur, but indicates that 
another bureau will require review and comment on any proposed large scale development. 
 

 
Open water pond adjacent to Sewer Pumping Station along Route 236 area boundary. 

 
 
 



  

5 
 

 

 
 
 

   UTILIITES: 
 
   Utilities to the site can be gained from several different locations.  The costs presented are 
engineering estimates and do not include costs for unknown conditions such as bedrock removal. 
 
Public sewer is available along eastern corridor of the properties.  During the recent 
improvements, a gravity sewer line was installed for future connections in this area.  Since the 
exact development is not known, it is difficult to determine the cost to run sewer to the gravity 
locations.   For budget figures, we have included the cost to install a 4 inch pressure sewer in the 
proposed roadway discussed later in this report. 
 
Public water can be derived from two locations.  The first is along Dennett Road.  A waterline 
termination is located adjacent to the waste water treatment plant.  Extension of this line would 
require placement of a waterline under the Route 95 overpass.  Another water connection 
location is along Route 236.  The water line is on the northern side of Route 236.  Extension from 
this location would be practical to supply the subject properties.   
 
We have estimated the cost to bring public water to the project boundaries.  Along the southern 
property edge a 12 inch water line is terminated along Dennett Road near the treatment plant.  
The 2,000 ft extension of this 12 inch line along the road and under the Route 95 overpass will be 
approximately $250,000.  
 
The other water entrance to the property will be from the north, along Route 236.  The work will 
require boring under the roadway to extend service to the development area.  This would require 
a pipe run of approximately 600 linear feet.  The water service is assumed to be 8 inch.  The cost 
to install this line to the project edge will be approximately $150,000.   
 
Electrical service can be derived from the adjacent power line corridors.  We have not made 
contact with Central Maine Power at the time of this writing. 
 
POTENTIAL DEVELOPMENT LAYOUT: 
 
The attached plan ST2 details a potential development layout of a roadway system.  We have 
indicated a main roadway that would connect Dennett Road to Route 236.  This proposed 
roadway follows the approved development plans along the southern portion of the project 
area.  1Off this main road we have indicated two potential dead end cul-de-sacs to open areas.  
We have also indicated another connection to Dennett road from the main roadway.  This 
connection opens more potential developable area. 
 

                                                 
1 One of  these parcels is not part of the business park zone and Civil Consultants did not have an opportunity to 
consult with the owners, however, the land offers a good opportunity to expand the commercial/mixed-use zoning 
and the concept street design is for planning purposes only 







  

6 
 

 

The ST2 plan does not include the layout of lots for development, since final zoning revisions are 
not known.  It is assumed that with a known use, the lot development and boundary lines can be 
determined.  

 
  We have assumed for discussion that the new roadway will have a 30 ft paved width, with 
minimal curbing.  The roadway will include an 8 inch waterline and hydrants spaced     
appropriately.  The roadway will 4 conduits installed for power and telecommunications and a 4 
inch pressure sewer line for connection by the units.  The costs presented do not include 
unknown conditions such as bedrock removal or significant cuts and fills.  The cost does not 
include drainage improvements since that will be incorporated into the individual site 
development.  
 
The main road from Dennett Road to Route 236 is approximately 3,650 linear feet in length. 
 
The north cul-de-sac is 700 linear feet and the southern cul-de-sac is approximately 750 linear 
feet in length. 
 
The connector road that connects to the main north south road and discharges onto Dennett Road 
is approximately 2,000 linear feet. 
 
The approximate cost per foot to construct this roadway system will be $310 per linear foot. 
 
The main north south road will be approximately $1,131,500, the cul-de-sacs $450,000 and the 
connector road $620,000.  
 
Total Project Cost Estimates 
 
Water extension to the site  12” under Route 295   $250,000 
Water extension 8” line Via Route 236                $150,000 
2 Cul-de-Sacs        $450,000 
2Main Road through the site              $1,131,500 
 
Total Site Costs                $1,981,500 + 
 
BASE PLAN DOCUMENTS: 
 
We reviewed the properties and developed an existing development plan to locate significant 
land features in order to determine the feasibility of further site development. The items shown 
on the plan include: 
 

1. Ortho Imagery – Aerial photographs taken from Google Earth Images. 
 

2. LIDAR Data – Contours provided by the Town of Kittery GIS mapping. 
 

3. Medium Intensity Soil Survey – Soil types and locations retrieved from Web Soil Survey. 
                                                 
2 This cost includes a 4” sewer force main through the site  
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4. Tax Maps – Approximate lot boundaries taken from Town of Kittery property maps. Lots 

shown on the plans include: Tax Map 6, Lots 15B, 16A, 17A; Tax Map 12, Lots 1-5, 1-6, 
1-7, 1-8, 3, 3-1, 3-2; Tax Map 13, Lots 4, 5-9, 5-10; Tax Map 20, Lots 12, 13, 14, 14A, 15, 
17; Tax Map 21, Lots 18, 18A, 19, 19A, 20, 21; Tax Map 29, Lot 1. 

 
5. Existing Water Lines – Locations taken from discussions with Kittery Water district and 

Town of Kittery GIS. 
 

6. Wetlands – Wetlands in Tax Map 6 Lots 15B and 16A provided on plan titled “Dennett 
Road, Business Park, Kittery, ME” by Attar Engineering, Inc. dated 04/02/2016. This 
reference also showed the location of a significant vernal pool in Lot 15B.  
 

7. Wetlands – Wetlands located in Map 21 Lot 18 were provided on plan titled “Topographic 
Site Plan for Property at 1 Route 236, Kittery, York County, Maine” by Easterly 
Surveying, Inc. dated 03/22/2010. 

 
8. Wetlands - Located from Nation Wetland Inventory, Wetland Mapper V2 last modified 

November 22, 2016. 
 

9. Potential Vernal Pools – Location of potential vernal pools provided in Jones Associates 
Inc. Wetland Report dated October 2013, prepared for Kleinfelder.  

 
10. Sewer Lines – Located on Cross Country Easement Plans provided by Kleinfelder, dated 

June 2014. Easement Plan also shows a wetland on Map 21 Lots 18 and 18A 
 

11. Wetlands – Topographic Worksheet of Dennett Road Area, prepared by Doucet Survey, 
Inc.  dated May 16, 2007. 
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  ZONING 
 
Currently, the zoning is Business-Park B-P, R-S and C-2.  Below is a synopsis of the issues    
relating to those districts and how they interact with the overall scheme of a development that the 
community could achieve within a designated TIF. 
 
B-P Zone  
The Purpose section of the zone utilizes a statement that states “Cluster mixed-use development 
must be used on large tracts of land…”  The problem that exists is that “large tracts of land” has 
not been identified in the ordinance so the questions becomes, is that 6 acres or 30 acres? If this 
type of wording is to be used it should be defined or spelled out to make it clear. 
 
It is interesting that there are two levels of Permitted Uses - those that are cluster mixed-use and 
those that are not cluster mixed-use and NO Special Exception Uses are listed.  Business and 
Professional Offices, and Business Services are allowed with each tier of uses.   
 
Usually the way to structure this portion of the ordinance would be to have a series of uses 
allowed as permitted and those that are special exception.  The clustering and mixed-use 
approach should be encouraged but not required and have incentives associated with a cluster 
or mixed-use approach. 
 
The use list also encourages cluster residential development (only within a mixed-use project) 
not as a standalone development.  This is understandable considering the zone in which we are 
dealing with is primarily commercial in nature.  The concern is that if the highest and best use is 
Residential than it cannot be done unless it is part of a Commercial mixed-use development.  
Since sewer is available to this site, residential development should be allowed at much higher 
densities than are currently allowed. 
 
By review of the standards (see below) there is no real and substantive bonus in the minimum lot 
size per unit when doing development in this zone.  The ordinance allows you to increase the 
density from 10,000 sq. ft. per unit to 8,000 if you are on municipal sewer.  In order to allow for 
clustering and incentives the community might consider increasing the density to 3,500 sq. ft. per 
unit or not having a density requirement at all.    
 
Article XI. Cluster Residential and Cluster Mixed-Use Development. 
16.8.11.3 Dimension Standards Modifications. Notwithstanding other provisions of this Code 
relating to dimensional standards, the Planning Board, in reviewing and approving proposed 
residential or mixed-use development under this Article, may modify said dimensional standards 
to permit flexibility in approaches to site design in accordance with the Code standards. The 
Board may allow subdivision or site development with modified dimensional standards where the 
Board determines the benefit of a cluster development is consistent with the Code. Such 
modifications may not be construed as granting variances to relieve hardship. 
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16.8.11.6.D  
D. Unless a public or shared sewer collection and treatment system is provided, no lot may be 
smaller than twenty thousand (20,000) square feet per single family residence and eight 
thousand (8,000) square feet per bedroom per multifamily residence as outlined in the Maine 
Minimum Lot Size Law, Title 12 MRS § 4807-A. 
 
 
C-2 Zone 
The C-2 zone is a commercial zone established primarily to assist with development pressure 
along the Route 236 corridor. There are only several parcels within the study area that is zoned 
C-2.  The uses allowed in the zone are wide ranging giving a great flexibility to the land owners 
for future development. 
 
R-S Zone 
The R-S zone has the right mix of uses for a residential zone, however, the uses allowed in the 
zone and the performance standards do not work together and are difficult to understand. For 
example, the town allows multi-unit residential uses with no more than 4 units per building and 
the same zone also allows for cluster residential development as a permitted use. The Special 
Exception uses allow multi-unit configurations of five (5) to twelve (12) unit complexes.  The 
zone is very confusing to follow and creates questions as to how conclusions were made at the 
time it was drafted.  
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MISCELLANIOUS ZONING ISSUES 
 
There are two definitions within the zoning ordinance discussed below that relate to the overall 
concept of a business park and other related uses.  They are as follows: 
 
Master Site Development Plan means a conceptual, integrated design and infrastructure plan 
for the development of a master planned Properties in which: (1) the development standards are 
applied to the land as defined by its perimeter, rather than by the individual lots, tracts and 
parcels into which the land may be divided, and (2) the standards are applied to the zone rather 
than to individual lots, tracts and parcels within the zone.  
 
The idea of cluster residential development is also vital to making a project successful, however, 
again this definition still requires that X number of acres is needed to support a development 
rather than encouraging an increase in the amount of units (density) allowed on a piece of land. 
Master Site Development Plan allows for the clustering of units but still requires a set aside 
portion of the allotted land for preservation.  For example if a parcel will support 10 single 
family homes on 10 acres than you can have 10 homes clustered on smaller with no incentive to 
increase density.  The ordinance should consider allowing for much higher densities without the 
required preservation of land. 
 
Cluster residential development means a form of land use improvements and/or change in 
which the dimensional requirements are reduced below that normally required in the zoning 
district in which the land use improvements and/or change is located, in return for the provision 
to set aside a portion of the tract as of permanent open space and other environmental 
enhancements owned and maintained jointly in common by individual lot/unit owners, the Town, 
or a land conservation organization. 
 
Contract and Mixed Use Zoning  
Contract zoning is a great tool that provides both the developer and the municipality to engage in 
negotiations to get the best design and preservation of land out of a project that may not 
otherwise be allowed to occur on a property.  The City of Saco uses contract zoning on a wide 
basis over the use of a strict PUD or Mixed-Use regulatory process.  The Contract will allow for 
the development to be planned and grow over the course of years. The Contract can be amended 
as well when the project needs to modify due to changes in the market. 
 
Several examples of communities that have Mixed-Use zones and Planned Unit Development 
zones are: Auburn, Biddeford and Augusta provide options to consider in revising the 
communities Cluster Mixed-Use zoning regulations.  The community should also examine the 
use of Contract Zoning.  Examples of these ordinances can be found in the Appendix of the    
document. 
 
 
 
 
 

 
 



 

 
 

 
 
 
 

ECONOMIC ANALYSIS 
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COMPARABLE PARK DEVELOPMENT IN SOUTHERN MAINE AND NEW 
HAMPSHIRE REGIONS 

 
Kittery’s border location with the State of New Hampshire requires that any list of comparable 
sites and parks must account for those located both in Maine and New Hampshire. Within this 
broader area the list below of comparable projects and properties was compiled.  
 
Most, but not all of the industrial or business parks were served by public infrastructure. Sewer 
and water are the most common public infrastructure. Natural gas is more common in sites in 
New Hampshire. Two of the business or industrial park sites are not served by any public 
infrastructure. 
 
Many regional development professionals feel that the Pease International Tradeport is the 
desired destination for new business locations and the primary competitor to existing industrial 
and business parks in the region. With the presence of existing buildings, combined with 
adequate infrastructure (water, sewer, natural gas, 3-phase power and broadband), Pease 
International Tradeport is not a direct competitor to the Kittery site, due to Kittery’s lack of 
infrastructure and existing structures. However, Pease International Tradeport has very few 
undeveloped parcels of property remaining, and once developed, will create additional demand 
for existing undeveloped industrial and commercial parcels of property in the region. 
 

Kingston Industrial Park 
266 Route 125 
Kingston, NH 
Owner: 266 Route 125 LLC 
Water/Gas/Sewer/RR Spur: None 
Nearest Highway: Route 125; Route 101 
Miles to highway: 5 
Total Acres: 112 
Available Acres: 100 
Lots Available: Divisible 
 
Pease International Tradeport 
Portsmouth, NH 
Owner: Pease Development Authority and individual developers 
Water/Gas/Sewer/RR Spur: W/G/S/B 
Nearest Highway: I-95, Spaulding Turnpike 
Total Acres: 3,000 
Acres Available: 11 
Lots Available: 3 – 2.4, 5.6, 3.2 acres 
 
Granite State Business Park 
Rochester, NH 
Owner: Howard Katz 
Water/Gas/Sewer/RR Spur: W/G/S/B 
Nearest Highway: Route 108 
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Total Acres: 250 
Acres Available: 87 
Lots Available: 6 
 
Nickerson Business Park 
Tilton, NH 
Owner: Nickerson Business Park LLC 
Water/Gas/Sewer/RR Spur: G/S/B 
Nearest Highway: I-93, Route 3 
Total Acres: 150 
Acres Available: 110 
Lots Available: 10 
 
O'Shea Industrial Park 
Laconia, NH 
Owner: Sunset Rock LLC 
Water/Gas/Sewer/RR Spur: W/S/B 
Nearest Highway: I-93 
Miles to Highway: 11 
Available Acres: 100 
Lots Available: 1 
 
Lakes Region Business Park 
Gilford & Laconia, NH 
Owner: City of Laconia and Town of Gilford 
Water/Gas/Sewer/RR Spur: W/G/S/B 
Nearest Highway: 3 & 11 
Total Acres: 114 
Acres Available: 44 
Lots Available: 15 
 
Londonderry Industrial Park 
Londonderry, NH 
Owner: TANA Properties 
Water/Gas/Sewer/RR Spur: W/G/S 
Nearest Highway: I-293 
Miles to Highway: 2 
Available Acres: 290 
Lots Available: Variable 
 
Clark Farm Industrial Center 
Londonderry, NH 
Owner: Freedom Park Associates 
Water/Gas/Sewer/RR Spur: W/G/S/B 
Nearest Highway: I-93 
Total Acres: 300 
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Acres Available: 67 
Lots Available: 3-4 
 
Brox/TIF Project 
Milford, NH 
Owner: Town of Milford 
Water/Gas/Sewer/RR  
Spur: W/G/S/B 
Nearest Highway: Route 101 
Total Acres: 120 
Acres Available: 120 
Lots Available: TBD 
 
Millbrook Industrial Park 
Saco, Maine 
Owner: City of Saco 
Sewer/Water 
Total Acres: 70  
10 lots ranging from 2-8 acres 
Nearest highway: Maine Turnpike (I-95) 
Lots Available: 
 
Robert Dodge Industrial Park 
Biddeford, Maine 
Owner: City of Biddeford 
Sewer/Water/Natural Gas 
Total Acres: 24 
Nearest highway: Maine Turnpike (I-95) 
Lots range from 1.4-5.9 acres 
Total lots available: 3 
 
South Berwick Industrial Park 
South Berwick, Maine 
Owner: H’ L. Patten Construction, LLC 
Water/Gas/Sewer/RR Spur: None 
Total Acres: 18  
2 acre lot size 
 
Sanford Industrial Park 
Owner: Sanford Industrial Development Corporation 
Water/Sewer 
Nearest highway: Maine Turnpike (I-95) 
Lots available: 28 
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RECENT GREENFIELD DEVELOPMENT IN THE REGION 
 
  Greenfield development is a new development activity that takes place on land that is 

undeveloped. Typically this entails the construction of a building and related activity such as 
roads and parking areas. Current industrial and commercial greenfield development at the 
region’s industrial and business parks is difficult to gage due to the recent recession. Business 
startup and relocation during this time period was very limited as most businesses were in 
survival mode. Another impact of the recession was that it caused a number of businesses in the 
area to cease operations. Once the region started to climb out of the recession, most of the 
business startup and relocation activity occurred in existing buildings and facilities in industrial 
and business parks.  
 
A review of greenfield business and commercial development projects in the region show several 
commonalities. 
• Projects generally occurred on individual lots in the 3-6 acre range 
• Many of the development projects were for office buildings, primarily medical offices 
• Hotel development took place, which is not surprising given the proximity of business and 

commercial parks to a highway and a localized concentration of businesses 
• Most manufacturing or transportation related development took place not in greenfield 

developments but in existing buildings and facilities.  
 
Recent activity at the Robert Dodge Industrial Park, a greenfield business park in Biddeford, 
Maine. 
 
Comfort Suites with 70 units 
Counseling Services 23,000 sq. ft. office building 
• Amount of industrial/business park acreage available  3 lots:  13.4 acres total 
• Average lot size  4.5 acres; net usable average – 1.81 acres 

 

Lot Year Sold Net Usable Acre Use 

5 – 57 Barra Rd May 2007 1.63 12,000 sf medical 
offices 

6, 7 – 61 Barra Rd Jan 2013, 
July 2014 1.98 6,600 sf medical 

offices 
11, 12 , 13 – 46 Barra 
Rd July 2013 3.37 41,400 sf medical 

offices 
 
 
South Berwick Industrial Park 
Lots sold: one parcel containing a 9,000 sq. ft. gym/dance studio 
 
  





55 INTERNATIONAL DRIVE, PORTSMOUTH, NH 03801

DESIGNED BY:  MRM           DATE: 12/7/16          SCALE: 1"=1200'

POTENTIAL DEVELOPMENT PROPERTIES AT THE PEASE INTERNATIONAL TRADEPORT
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  ECONOMIC AND COMMUNITY DEVELOPMENT GRANT PROGRAMS 
 
  The programs contained in this section are frequently used by municipalities throughout Maine in 

the development of industrial, commercial and business parks. While each program has separate 
eligibility requirements, the Town of Kittery would be an eligible applicant for each of the 
programs detailed in the following pages. It should be noted that a Tax Increment Financing 
District, a locally based economic development program, is already in place for the potential 
industrial and business park area. 
 
Economic Development Administration (EDA) 
 
Public Works 
Through the Public Works program, EDA provides catalytic investments to help communities 
build, design, or engineer critical infrastructure and facilities that will help implement regional 
development strategies and advance bottom-up economic development goals to promote regional 
prosperity. The Public Works program provides resources to meet the construction and/or 
infrastructure design needs of communities to enable them to become more economically 
competitive. Prior examples of investments EDA supported through the Public Works program 
include projects supporting water and sewer system improvements, industrial parks, high-tech 
shipping and logistics facilities, workforce training facilities, business incubators and 
accelerators, brownfield development, technology-based facilities, wet labs, multi-tenant 
manufacturing facilities, science and research parks, and telecommunications infrastructure and 
development facilities. 
 
Economic Adjustment Assistance 
Through the EAA program, EDA provides investments that support a wide range of construction 
and non-construction activities (including infrastructure, design and engineering, technical 
assistance, economic recovery strategies, and capitalization or re-capitalization of Revolving 
Loan Funds (RLF)) in regions experiencing severe economic dislocations that may occur 
suddenly or over time. EDA utilizes EAA investments to provide resources that help 
communities experiencing or anticipating economic dislocations to plan and implement specific 
solutions to leverage their existing regional economic advantages to support economic 
development and job creation. Like Public Works investments, EAA investments are designed to 
help communities catalyze public-private partnerships to foster collaboration, attract investment, 
create jobs, and foster economic resiliency and prosperity. For example, EDA might provide 
funding to a university or community college to create and launch an economic diversification 
strategy to promote and enhance the growth of emerging industries in a region facing job losses 
due to a decline in the region’s coal industry. As another example, EDA might provide funding to 
a city to support the construction of a publically-owned multi-tenant business and industrial 
facility to house early-stage businesses. 
 
• Award size varies from $500,000 to $1,500,000 and possibly more. 
• Rolling application deadline. 
• Application content and process has been recently changed and consists of a pre-

application, followed by a full application. 
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MAINE OFFICE OF COMMUNITY DEVELOPMENT-COMMUNITY DEVELOPMENT 
BLOCK GRANTS (CDBG) 
 

Economic Development Program 
The Economic Development program (EDP) provides communities with gap funding to assist 
identified businesses in the creation/retention of jobs for low-and moderate-income persons. Funds 
are awarded based on 51% or more of the jobs to be created meeting Low to Moderate Income 
guidelines. Due to the fact that job creation is considered as providing a direct benefit to an 
individual, any community in Maine, with the exception of Entitlement communities, may apply 
for these funds. Thus Kittery is eligible to apply for either of the funding groups listed below.   
 
1. Eligible Activities by Group Number:    
 
 Maximum Award $1,000,000 

 
a) Grants to Municipalities: for acquisition, relocation, demolition, clearance, construction, 
reconstruction, installation and rehabilitation associated with public infrastructure projects 
such as water and sewer improvements, flood and drainage improvements, publicly-owned 
commercial and industrial buildings, parking, streets, curbs, gutters, sidewalks, etc. All 
public infrastructure must be owned by the municipality or public or private utility and be in 
support of an identified business. 

 
b)  Grants to Municipalities for Direct Business Support: for capital and non-capital 
equipment, land and site improvements, rehabilitation or construction of commercial or 
industrial buildings, job training, working capital and capital equipment and be in support of 
an identified business.  Acquisition is not an allowable activity under this group. Funds are 
used primarily for non-retail businesses. Businesses that have accessed CDBG Economic 
Development funds include: Maine Coast Shellfish, New England Truck Tire Centers, Inc., 
Maine Manufacturing, LLC, Northeast Coating Technologies, and Modernist Pantry. 
  
 

  

Program Letter of Intent Due Date Application Due Date By 
Invitation Only 

Economic Development 1st Friday of January, February, 
March and April 2017 

May 26, 2017 

 1st Friday of May, June and July  August 25, 2017 
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USDA RURAL DEVELOPMENT WATER & WASTEWATER GRANTS 
 
   Provides funding for clean and reliable drinking water systems, sanitary sewage disposal, 

sanitary solid waste disposal, and storm water drainage to households and businesses in eligible 
rural areas. 
 
Areas that may be served and are eligible include:  
• Rural areas and towns with fewer than 10,000 people  
• Tribal lands in rural areas  
 
Long-term, low-interest loans. If funds are available, grants may be combined with a loan if 
necessary to keep user costs reasonable 
 
Funds may be used to finance the acquisition, construction or improvement of:  
• Drinking water sourcing, treatment, storage and distribution  
• Sewer collection, transmission, treatment and disposal  
• Solid waste collection, disposal and closure  
• Storm water collection, transmission and disposal in some cases, funding may also be available 
for related activities such as:  
• Legal and engineering fees  
• Land acquisition, water and land rights, permits and equipment 
• Start-up operations and maintenance 
• Interest incurred during construction  
• Purchase of existing facilities to improve service or prevent loss of service  
• Other costs determined to be necessary for completion of the project  
For a complete list, see 7 CFR Part 1780.7 and 1780.9 
 
Up to 40-year payback period, based on the useful life of the facilities financed with a fixed 
interest rate. The interest rate is based on the need for the project and the median household 
income of the area to be served. Contact the U. S. Rural Development Administration for details 
and current interest rates applicable for your project 
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MAINE MUNICIPAL CONSTRUCTION GRANT PROGRAM AND REVOLVING LOAN 
FUND PROGRAM 

State Municipal Construction Grant Program 

State law gives the DEP flexibility, through the Construction Grant Program, to use bond issue 
funds with other sources of funding to provide affordable financing of municipal and quasi-
municipal wastewater facilities. In 1985 the Board of Environmental Protection adopted a policy 
to use 2% of the Median Household Income (MHI) as a not to exceed goal for a single family 
dwellings' annual sewer user charge. Whenever possible, the DEP works with local officials to 
combine grant funds, Clean Water State Revolving Fund loan funds (CWSRF), and other sources 
of funds such as loans and grants from Rural Development loans and the Economic Development 
Administration, and Community Development Block Grants in an effort to keep user charges 
below this threshold. 

Under this program, and within the availability of funding, the Commissioner is authorized to 
grant an amount not to exceed 25% of the costs for preliminary planning of a pollution abatement 
program and design of a wastewater infrastructure project; and an amount not to exceed 80% of 
the construction and construction engineering costs for wastewater treatment facilities, 
interceptor sewer systems and effluent outfalls. 

Clean Water State Revolving Loan Fund (CWSRF) 

Through a partnership between the Maine Municipal Bond Bank (MMBB) and the DEP, the 
CWSRF program provides low interest loans to municipalities and quasi-municipal corporations 
(i.e. village corporations, sanitary, sewer & utility districts, etc.) for the construction of 
wastewater infrastructure projects. The DEP Division of Water Quality Management (DWQM) 
administers the technical aspects of the CWSRF program and the projects funded by it. The long 
term goal of the CWSRF is to establish a self-sustaining loan program that will maintain and 
improve Maine's inventory of municipal sewage facilities in perpetuity. By working toward a 
self-sustaining fund, Maine’s municipal sewage treatment facilities can be better maintained 
resulting in better water quality throughout the state. 

Projects (CWSRF) 

The primary purpose of the fund is to acquire, plan, design, construct, enlarge, repair and/or 
improve publicly-owned sewage collection systems, interceptor sewers, pumping stations, and 
wastewater treatment plants. In addition, the program also funds public and private non-point 
source water quality protection and improvement projects; such as landfill closures, sand/salt 
storage facilities, septic system repair and replacement, storm water projects, agricultural best 
management practices, and specific silviculture equipment purchases. 

Funding (CWSRF) 

   The CWSRF program is funded by federal and state contributions which are loaned out and   
repaid with interest. The repayment and interest money is recycled back into the program to fund 
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additional water quality protection or improvement projects. The revolving nature of the program 
is designed to provide ongoing funding for water quality projects. The MMBB combines federal, 
state, and repayment monies to create attractive interest rates. The program is currently offering 
interim financing at 1% and long-term financing at, 2% below the market rate, with a minimum 
1% interest rate. Loan terms up to 30 years or the useful life of the project, whichever is less, are 
available. Assuming that an entity has the financial capacity to borrow and that the program has 
sufficient funding, there is no minimum or maximum amount that an entity must or can borrow. 

How to apply (CWSRF) 

 Maine’s CWSRF program is an open enrollment program with no application deadline unless 
the loan applicant is interested in qualifying for a loan with additional subsidy. To apply for a 
loan without additional subsidy, simply complete the CWSRF Notification of Intent to Borrow 
form and submit it to the Department as instructed and complete the SRF financial Application 
located on the MMBB website and submit to the MMBB. Loan applicants interested in 
qualifying for a loan with additional subsidy are required to submit a different application to the 
Department by a specific deadline. When available, those details are provided in the following 
section. 

Kittery Tax Increment Financing – District #3 (Business Park) 
 
In 2011, the Town of Kittery created a tax increment financing (TIF) district that covers the 
properties in the study area. This TIF District is referred to as District #3 (Business Park). As part 
of the TIF district application the municipality must provide an estimate of the total funds the TIF 
District will create over its lifetime. The District #3 (Business Park) TIF was created for 30 years 
and the total estimated captured taxes to be generated are $8,648,766, a yearly value of $288,300.  
 
Another component of a tax increment financing agreement is that it must contain a Development 
Program, which is a listing of all proposed eligible activities that may be funded by TIF revenues. 
The potential public facilities identified in the District #3 (Business Park) TIF are: (a) 
Improvements to roads in the District to facilitate commercial development; (b) Improvements to 
roads outside of the District that are directly related to or made necessary by the establishment or 
operation of the District, consisting of improvements along Route 1; (c) Trolleys, trolleys stops 
and related facilities and improvements; (d) Sewer and water system improvements including 
installation of lines and related facilities. (e) Economic Development Planning; and (f) 
Administrative expenses associated with the TIF. 
 
Based on the original TIF projections there will be $8,648,766 available to finance the District 
#3 (Business Park) Development Program. These funds could increase should the actual assessed 
valuation exceed the estimated assessed valuation. The original TIF application projected an 
increase from $0 in year one to $29,500,000 of captured assessed valuation in year thirty. If the 
Town enters into a credit enhancement agreement with a property developer, the total funds 
available to fund the TIF Development Program may decrease. A credit enhancement agreement 
allows for the reimbursement of property taxes paid within a TIF District. There are no statutory 
credit enhancement requirements other that it cannot exceed 100% of the increase in assessed    
valuation, and cannot occur longer than the term of a TIF District (30 years).    









 

 
 
 
 
 
 
 
 

Recommendation  
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CONCLUSION: 
 
 Currently, the Highest and Best Use for these properties is for the property owners to develop the 

usable portions of their properties which at this time would only yield one building per lot of 
approximately 20,000 square feet in size per owner.  This analysis is based on two major factors, 
First, the zoning currently on these properties is not development friendly and is in fact very 
constraining as it relates to how and what can be developed in the Business Park zone.  
Secondly, a great deal of the site is encumbered by wetlands and vernal pools which makes the 
location costly and time consuming to permit.  If the town is serious about maximizing the use of 
the property, the following recommendations should be considered: 
 
Recommendations:  
 
Zoning: 

• Eliminate the obscure requirement that suggest “Cluster Mixed use development must 
occur on large tracts of land” (this is an undefined standard). 

• Eliminate the two Permitted use categories and move a number of the uses to the Special 
Exception category. 

• Remove the mandatory cluster mixed-use requirement from the Permitted Use list 
• Establish standards that encourage the Cluster mixed-use of Properties which provide real 

incentives for development to take advantage of. 
• Propose much higher densities than 5 units per acre when on town sewer.  Move those 

densities closer to 15 units per acre if not higher. 
• Eliminate the Net Residential Calculations as drafted which are not encouraging higher 

density or clustering of residential uses 
• Eliminate the Open Space requirements  
• Consider the establishment and use of Contract Zoning, this will give both the Developer 

and Community the opportunity to negotiate any and all aspects of the project. The towns 
Comprehensive Plan Goals Policies and Strategies would need to be amended to 
recommend the use of Contract zoning otherwise it cannot be used, see Title 30-A 4352 
Relations to the Comprehensive Plan and 30-A 4352 Conditional and Contract 
zoning. 

• Encourage alternative sources of energy i.e., solar or small wind power for the site 
• Encourage alternative transportation modes as well as electric car plug in locations within 

the developments as an incentive for additional density or lot coverages in any new zoning 
proposed. 
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Environmental Permitting: 
• The Town of Kittery and the landowners will need to evaluate the time and cost of 

permitting a site like this with so many wetland constraints.  A cost benefit analysis may 
be in order based on the end user interested in the site.  This site will be very difficult to 
permit and very time consuming as well. 

• Move to the next phase of evaluation by mapping on the ground wetlands and developing 
a Master Plan of the Properties in order to determine the total buildable square footage and 
possible street network based on any new proposed zoning scheme.  This will need to 
work hand in hand with each other. 

• Complete a detailed wetlands inventory to better determine a more accurate assessment of 
the amount of available land. 

• In order to assist in allowing increases in density, the town should consider adopting Low 
Impact Development (LID) standards for stormwater.  

• The Town and property owners should consider engaging an engineering firm to engineer 
a layout based on the concept in this document.  This engineering work will provide actual 
dollar costs to construct a development that will maximize the site.  
 
Economic Development Issues: 

• Determine the actual TIF revenues received in the TIF District and compare to the 
estimated TIF revenues from the original TIF application to analyze if the revenues 
received are in close proximity to the original estimates. 

• Using original TIF revenue estimates, compare these with infrastructure cost estimates to 
determine if adequate funding exists to pay for all of the required improvements for the 
development of the properties. 

• Due to the significant site constraints and resultant permitting costs consider using TIF 
funds to “pre-permit” the site.  Pre-permitting the site simply means that in designing the 
site, stormwater should be capable of handling the maximum allowed impervious area 
according to the zoning any approvals granted by the planning board would include full 
buildout scenarios and the development would be sent to the Maine DEP for permitting so 
that any future development (construction) would just need to obtain building permits 
from the town.  This has no relationship to the towns TIF. 
 
 
 
 
 
 
Y:\Town of Kittery/Draft document 
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