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1.	
  PROJECT	
  BACKGROUND	
  &	
  PURPOSE	
  

A: PROJECT BACKGROUND 
  

In  February  2009,  Eliot  voters  approved  creation  of  a  TIF  District  and  Development  Plan  for  an  
area  along  Rt.  236.      
  

Figure  1  Eliot  Rt.  236  TIF  District  (highlighted  area)  

  
                                                                                      Source:    Town  of  Eliot  Assessor.  
  
Since   that   time,  Town  officials  have  offered   four  proposals   to   the  voters   seeking  approval   for  
use  of  TIF  funds.    Each  proposal  has  been  defeated.    The  last  proposal—presented  at  the  annual  
Town  Meeting  in  June  2014—asked  voters  to  remove  a  sewer  project  (that  had  been  defeated  in  
the   three   previous   votes)   from   the   TIF   Development   Plan,   approve   an   “alternative   project”  
within  eighteen  months  or  dissolve  the  TIF  altogether.    Even  this  proposal  was  defeated  
  
Table  1  below  summarizes  this  electoral  history.  
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Table  1  Summary  of  Eliot  Votes  on  Rt.236  TIF  Projects,  2009-­‐‑2014  

                    Source:    Eliot  Town  Clerk  
Following   the   2014   vote,   Town   officials   established   a   citizens   committee,   called   The   TIF  
Alternatives  Committee,  to  explore  the  reasons  for  the  electoral  defeats  noted  above,  to  survey  
citizens   to   see   what   sort   of   economic   development   they   wanted,   and   to   try   to   find   some  
“alternate”  formulations  of  possible  TIF  projects  that  would  meet  three  criteria:  
  

1. meet   some   regional   economic   need,   i.e.,   have   some   likelihood   of   being   commercially  
successful;  

2. serve  the  fiscal  needs  of  the  Town;  and  
3. be   more   likely   to   pass   muster   with   town   voters   than   the   previous   proposals   noted  

above.    
  
Conceptually  and  visually,   the  purpose  of  The  TIF  Alternatives  Committee   is  best  understood  
as   an   effort   to   find   the   common   ground   among   the   three   criteria   noted   above.      This   is  most  
easily  seen  in  Figure  2.  
  

Vote 
# Date Event Question Financing Yes No

1
Feb. 11, 

2009

Open Meeting, 
Show of Hands 

Vote

Approve Route 236 Municipal 
Development & TIF District and its 
boundaries & Development Plan. not applicable

197 
(72%)

75 
(28%)

2
June 12, 

2012

Annual Town 
Meeting, Secret 

Ballot

Approve the design, construction 
and equipping of the proposed 
Route 236 Municipal TIF Sewer 

Expansion Project.
$6.5 million 

bond
634 

(49%)
650 

(51%)

3
June 11, 

2013

Annual Town 
Meeting, Secret 

Ballot

Approve the design, construction 
and equipping of the proposed 
Route 236 Municipal TIF Sewer 

Expansion Project.

$1.0 million 
from TIF 

Reserve Fund 
& $5.5 million 

bond
648 

(45%)
806 

(55%)

4
Nov. 5, 
2013

Special Town 
Meeting, Citizen 
Initiative, Secret 

Ballot

Approve the design, construction 
and equipping of the proposed 

Route 236 Municipal TIFD Sewer 
Expansion Project.

$1.0 million 
from TIF 

Reserve Fund 
& $5.5 million 

bond
615 

(41%)
886 

(59%)

5
June 10, 

2014

Annual Town 
Meeting, Citizen 
Initiative, Secret 

Ballot

Remove sewer project and 
funding for sewer projects from 

the Route 236 TIF,  and approve 
an alternative project within 18 
months or terminate this  TIF. not applicable

515 
(46%)

610 
(54%)
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Figure  2    Purpose  of  the  Eliot  TIF  Alternatives  Committee  

  

B: PROJECT PURPOSE 
The   purpose   of   this   report   is   to   describe   the   tasks   the   TIF   Alternatives   Committee   with   the  
assistance  of   its  consultant,  Planning  Decisions,   Inc.   (PDI),   took  to  meet   its  assignment  and  to  
explain  its  findings.    The  report  consists  of  a  description  of:  
  

1. the   economic   opportunities   in   the   region,   an   effort   to   answer   the   question,   “What’s  
happening  around  us?”  

  

2. the   fiscal   and   community   needs   of   the   Town,   an   effort   to   answer   the   question,   “Why  
should  we  care?”  

  

3. the   potential   TIF   activities   the  Committee   thinks   Eliot   voters   are   likely   to   support,   an  
effort  to  answer  the  question,  “What  should  we  do  about  it?”  

  
The   report   concludes  with   recommendations   that   the  Committee  believes   fall   in   the   common  
ground  labeled  TIF  Plan  in  Figure  2.  
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2.	
  REGIONAL	
  OPPORTUNITIES	
  

A: CENTRAL FACTS ABOUT ELIOT 
1. Eliot  is  a  bedroom  community.  

According   to   recent  Department  of   Labor   data,   2,274  Eliot   residents   commute   to   jobs  outside  
Eliot,  while  only  268  live  and  work  in  Eliot.  861  workers  who  live  outside  Eliot  commute  to  jobs  
in  Eliot.    Figure  3  illustrates  this  commuting  pattern.  
  

Figure  3  Eliot  Commuting  Patterns,  2013  

  
                    Source:  http://onthemap.ces.census.gov/.    
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2. Eliot  is  an  aging  community  
Under   current   trends,   Eliot’s   population   is   likely   to   remain   about   the   same   as   it   is   today  
(approximately  6,230  people).     But  the  sizes  of  the  under  18  cohort  and  the  18  to  64  cohort  are  
expected  to  fall  while  the  size  of  the  65+  age  cohort  is  expected  to  grow  dramatically.    Figure  4  
illustrates  this  trend.  

Figure  4  

Source:    Maine  Governor’s  Office  of  Policy  &  Management.  
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B: CENTRAL FACTS ABOUT REGIONAL ECONOMY 
1. The  aging   population   is  diminishing   the   labor   force,   reducing  unemployment,   limiting  

employment  growth  and  putting  upward  pressure  on  wage  rates.  
During  the  “Great  Recession,”  lost  over  7,000  jobs.     Between  2010  and  2013,  the  county  gained  
back  about  5,000  jobs,  but  since  then  has  lost  nearly  another  1,000  jobs.  
  

Figure  5  

  
                                                                                          Source:    Maine  Department  of  Labor  (DOL).    Same  source  for  Figures  6  and  7.  

  

Over  the  same  period,  the  change  in  York  County’s  labor  force  (those  holding  jobs  plus  those  
looking  for  jobs)  has  fluctuated  even  more.    Today,  the  county’s  total  labor  force  is  less  than  at  
the  lowest  point  of  the  Great  Recession  in  2010.  
  

Figure  6  

  
  
As   a   result,   the   county’s   unemployment   rate   has   fallen   below   the   level   usually   called   “full  
employment.”  
  

Figure  7  
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2. Selected  sectors  are  experiencing  rapid  employment  growth  in  the  Seacoast  Area.  
Despite  the  trends  noted  above,  several  sectors  in  the  region  saw  employment  growth  over  the  
2010  to  2014  period.    Some  businesses  in  these  groupings  might—with  the  right  preparation  and  
recruitment—provide  opportunities  for  economic  development  in  Eliot.  
  

Table  2  
Highest  growth  sectors  in  Seacoast  Area  (Rockingham,  Strafford  and  York  counties  

  
                                  Source:    U.S.  Census  and  Department  of  Labor,  http://qwiexplorer.ces.census.gov/#x=0&g=0.    
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3. there  is  a  growing  demand  in  the  region  for  housing.  
In   spite   of   the   slowing   employment   growth   evident   in   the   numbers   above,   the   demand   for  
housing  has  been  rising  significantly  in  the  Seacoast  region  in  recent  years.  Since  the  low  point  
in  2009-­‐‑10,  both  single-­‐‑family  and  multi-­‐‑family  housing  construction  has  risen  rapidly  in  New  
Hampshire,   and   demand   for   new   housing   in   York   and   Cumberland   counties   is   projected   to  
grow  by  4,000  units  over  the  next  three  years.  
  

Figure  8  Housing  Construction  in  New  Hampshire,  2006-­‐‑14  

  
Source:  U.S.  Department  of  Housing  &  Urban  Development,  
https://www.huduser.gov/portal/MCCharts/metroDivCharts.  

  
Figure  9  

  
Source:  U.S.  Department  of  Housing  &  Urban  Development,  
https://www.huduser.gov/portal/MCCharts/metroDivCharts.  
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3.	
  FISCAL	
  CONTEXT	
  

A: PART TWO OUTLINE 
Part  One  attempted  to  answer  the  question,  “What  opportunities  for  economic  development  in  
Eliot  appear  to  exist  in  the  Greater  Seacoast  region?”    Part  two  attempts  to  answer  the  question,  
“Why   should  the  citizens  of  Eliot  care  about  economic  development?”     The  overall  answer   to  
this   question   is,   “Because  without   significant   increases   in   its   tax  base,   the  Town  of  Eliot   faces  
continuing  increases  in  its  property  tax  rate,  increases  that  would  threaten  the  ability  of  current  
residents   to   continue   to  enjoy   the  quality  of   life   they   say   they  want   to  maintain   in   the   town.”    
Part  Two  of  this  report  describes  the  Town’s  current  fiscal  structure  and  the  trends  that  indicate  
coming  fiscal  difficulties  without  some  explicit  effort  to  address  economic  development.  

B: ELIOT’S CURRENT TAX BASE 
1. In   keeping   with   its   status   as   a   bedroom   community,   Eliot   is   heavily   dependent   on   residential  

property.  
Figure  10  

  
                              Eliot  Assessor’s  Office.  

  
2. Eliot’s  non-­‐‑residential  property  is  heavily  concentrated  in  gas  &  electric  utilities.  
  

Figure  11  

  
                              Eliot  Assessor’s  Office.  
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C: TRENDS IN ELIOT’S PUBLIC SPENDING 
1. Eliot’s   demand   for   local   services   has   been   driven   by   a   slowly   growing   population,   a   declining  

student  enrollment  and  a  relatively  stable  number  of  business  units.  
  

2. Eliot’s  public  spending  has  increased  significantly  over  the  past  seven  years,  both  absolute  terms  
and  in  terms  of  spending  per  unit  (person,  business  unit  or  student).  

  
Table  3  Trends  in  Eliot’s  Fiscal  Structure,  FY  2010  to  FY  2017  

  
          Source:  Eliot  Financial  Reports  and  Budget  Documents;  Office  of  Policy  &  Management;  Department  of  Education.  
  

3. Projecting  current   trends   forward   implies  a  22%  increase   in  required  property   tax  revenues  by  
FY22  and  a  17%  increase  in  the  property  tax  cost  per  household  and  business  unit..  

  
Table  4  Projections  of  Eliot  School  Enrollment  and  Spending,  FY  2010  to  FY  2022  

          Source:  Eliot  Financial  Reports  and  Budget  Documents;  Office  of  Policy  &  Management;  Department  of  Education.  
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Table  5  Projections  of  Eliot  Municipal  Spending  &  Tax  Rate,  FY  2010  to  FY  2022  

      Eliot  Financial  Reports  and  Budget  Documents;  Maine  Office  of  Policy  &  Management;  Maine  Department  of  
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4.	
  EXPRESSED	
  COMMUNITY	
  ATTITUDES	
  

A: PART THREE OUTLINE 
Completing   the   tasks   in   Part   One      and   Part   Two   were   largely   a   question   of   gathering   and  
analyzing   facts   and   presenting   conclusions.      Part   Three—figuring   out   which   of   the   various  
economic  opportunities  available  to  the  citizens  of  Eliot  are  likely  to  be  supported  by  a  majority  
of  voters  is  a  different  matter.     This  step  involves  outreach  to  citizens  for  their  opinions—both  
through  interviews  and  surveys—a  careful  search  for  the  meaning  of  what  citizens  have  said  in  
the  Town’s  Comprehensive  Plan  and   in   the  opinions  expressed  at  various   town  meetings  and  
forums.  
  

Figure  12  

  

B: WHAT HAVE ELIOT CITIZENS SAID THEY WANT? 
1. In  the  Comprehensive  Plan  
Preservation  of  “rural  character”  and  “high  quality  of  life  for  residents,”  p.  4.    
Ensure  that  “new  development  is  carefully  integrated  into  the  Town’s  rural  landscape.”  p.  4  
Future  of  Eliot  “could  include  a  village  area  where  a  community  center,  municipal  buildings  and  small  
businesses  could  co-­‐‑exist  along  with    increased  density  of  housing.”  p.  4,  p.  178.  
Commercial   demands   on   Rt.   236   “seem   to   be   growing   and   are   likely   to   continue,”   but   will   require  
zoning  change  and  sewer.  P.  30.  
No  mention  of  types  of  commercial/industrial  development  desired  or  of  strategy  to  create  it;  closest  is  p.  
178  reference  to  decreased  lot  size,  need  to  control  access  and  p.  30  “preferably  on  sewer.”  
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2.    In  Citizen  Surveys  
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3.    Observations  on  the  expression  of  citizen  opinion  in  Eliot.  

 Even  the  vote  to  define  alternatives  or  abolish  the  TIF  was  rejected.  
 The  Eaton  Peabody  study  in  2012  was  largely  a  restatement  with  more  regional  examples  of  the  

potential  development  to  be  achieved  on  Rt.  236.    “Eliot  posses  critical  developmental  assets  and  
can   correct   for   some   of   its   deficiencies.”      But   there   is   no   mention   of   any   specific   industry   or  
implementation  strategy.  

 The   idea   that   some  “correct   alternative”-­‐‑-­‐‑a  use,  a   location,  an  amount-­‐‑-­‐‑can  somehow  be   found,  
like  the  missing  piece  to  a  puzzle,  that  will  be  immediately  obvious  and  thus  pass  muster  with  the  
voters  is  mistaken.  

 The   votes   reflect   a   lack   of   confidence   and   involvement   in   an   open   and   coherent   development  
process  accompanied  by  a  clear  assignment  of  responsibility  and  measurable  metrics  of  success.  

o See  numbers  supporting  “moderate”  business  growth;  
o See   interviews   expressing   skepticism   re   Eliot   commons   (no   hotel,   convenience   store  

draining  the  village)  and  dislike  of  existing  development  trends  along  Rt.  236  (dirty,  fire  
hazard,  lots  of  curb  cuts,  lots  of  traffic).  

 In  short,  the  planning  process  is  bypassed  on  one’s  peril.  
  



	
   PLANNING	
  DECISIONS	
  Inc.	
  	
   Economic	
  and	
  Market	
  Analysis	
  |	
  Eliot,	
  ME	
   17	
  

  

  
     

4.    The  nature  of  economic  development  and  planning.  
Economic   development   is   more   a   planning   process   than   a   legal   or   engineering   process.      Voters   need  
confidence  that  whatever  body  is  coming  up  with  development  plans:  

 It  understands  what  they  want:  
o Rural  character  of  neighborhoods;  
o Scenic  beauty  of  roadways;  
o Easy  access  to  surrounding  workplaces;  
o Relatively  affordable  housing  &  taxes.  

 It  has  procedures  in  place  to  protect  what  they  want.  
 It  understand  why  planned  development  is  necessary  to  keep  what  voters  have  said  they  want.  

o Sprawling  rural  development;  
o Traffic  congestion  along  Rt  236;  
o Aging  population  &  rising  cost  of  services.  
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5.	
  RECOMMENDATIONS	
  

The   ultimate   task   of   the   Eliot   TIF   Alternatives   Committee   is   to   define   alternative   choices   to  
present  to  town  voters.    These  alternatives  are  essentially  three:  
  
1.  Do  Nothing:  

•Let  existing  TIF’s  exist  as  legislation  in  place  available  for  anyone  who  chooses  to  apply  
to  use  them;  

•Review  any  proposals  on  an  ad  hoc  basis;  

•Let  existing  trends  on  RT.  236  continue;  
•Let  existing  demographic  &  fiscal  trends  continue.  

  
2.  Prepare  a  long-­‐‑term  implementation  plan  for  Rt.  236  development:  

•Appoint  an  implementation  committee;  

•Do   subdivision   and   zoning   ordinance   review   (include   lot   size,   curb   cuts,   design  
standards,  signage,  traffic  flow);  

•Conduct  survey  of  existing  businesses  along  Rt.  236;  
•Set  “target”  sectors  and  identify  their  expansion/relocation  criteria;  
•Prepare    a  10-­‐‑year  pro  forma  absorption  schedule.  
•Include   funding   for   planning   staff/consultants   to   work   on   the   tasks   above   as   TIF-­‐‑
eligible  spending  categories.  

  
3.  Prepare  an  “omnibus,  downtown,  transportation-­‐‑oriented”  TIF  for  a  defined  Village  Area:  

•Define  geographic  area;  
•Reduce  lot  size  with  water  &  sewer;  

•Ensure  a  variety  of  housing  types  (elderly,  singles,  young  families);  

•Allow  receipt  of  Rt.  236  and  Eliot  Commons  TIF  funds;  

•Appoint  implementation  committee.  

•Include   funding   for   planning   staff/consultants   to   work   on   the   tasks   above   as   TIF-­‐‑
eligible  spending  categories.  
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The  overarching  rationale  for  these  alternatives  is:  
 Alternative  #2  (Rt.  236)  is  a  commercial/industrial  strategy;  it  is  based  on  Eliot’s  natural  

advantage   as   an   accessible   space   that   “could”   be   developed   to   meet   any   number   of  
regional  business  needs.    It  is  based  on:  

o Eliot’s  relatively  undervalued  commercial/industrial  values.  

o   
o The   confidence   that   careful   local   planning   could   ensure   that   any   development  

along  Rt.  236  (including  utility  extensions)  could  be  achieved  in  ways  that  would  
not  impair  the  town’s  quality  of  life  and  could  be  achieved  with  reasonable  cost  
and  offsetting  revenue  projections.  

  
 Alternative  #3   (Village  Development)   is  a  quality  of   life  strategy;   it   is  based  on  Eliot’s  

natural   advantage   as   a   beautiful   place   to   live   and   play   combined  with   easy   access   to  
regional  employment  opportunities;   it  depends  on  utility  and  zoning  changes   to  allow  
greater   density   and   the  mutual   supporting   interplay   between  more   people   living   in   a  
concentrated  area  and  small  businesses  designed  to  sell  to  those  people.  

  
 Both  alternatives  are  based  on  taking  advantage  of  and  trying  to  shape  trends   that  are  

already  in  progress.  
o The  relative  disparity  in  industrial/commercial  values  in  the  region  coupled  with  

the  growing  demand  for  industrial/commercial  space  in  the  region;  
o The  growing  demand  for  housing  of  all  types  in  the  region  coupled  with  Eliot’s  

relative  affordability.  

o   
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o The  virtuous  cycle  between  bringing  more  people  into  a  village  area  who  create  
more  potential  sales  for  businesses  Eliot  citizens  have  said  they  would  like  to  see  
in  their  town.  

  
 Both   alternatives   require   intensive   people   power-­‐‑-­‐‑citizen   volunteers,   town   staff,  

consultants;    
  

 Meeting  this  human  labor  (research  &  communication)  need  should  be  the  first  priority  
use  of  any  TIF  funds.  

  
 Alternatives  #2  and  #3  could  work  in  concert  if  the  transportation  linkages  (roadways  &  

signage)  are  carefully  integrated  into  a  single  plan.  
  

  
  

  
  
  
  


