
 

 

 

AGENDA 

Board of Directors Meeting 

Thursday – May 28, 2024 

7:45a 

Remote via Zoom 

https://us02web.zoom.us/j/88122290319?pwd=RzIralFzSitJUjhpT1dPR2sxZ0pkUT09 

   

 

1. Welcome and Introductions 

 

2. Consent Items 
 

a. Draft minutes of May 9, 2024, Special Board Meeting   (Attachment 1) 
 

b. Financial Report as of April 30, 2024    (Attachment 2) 

 

3. Tax Increment Financing Update      
 

a. Varney Heights Housing project    (Attachment 3) 
 

b. Town TIF Policy       Available here. 
 

c. TIF Policy Work Group – Town Council    (Attachment 4) 

 

4. Executive Session to discuss official Board positions 

 

5. Adjourn 

 

 

 

 

 

 

https://us02web.zoom.us/j/88122290319?pwd=RzIralFzSitJUjhpT1dPR2sxZ0pkUT09
https://www.freeportmaine.com/sites/g/files/vyhlif4436/f/uploads/tif_policy_and_process_-_october_2010.pdf


 

 

 

Attachment 1:  DRAFT MINUTES OF APRIL 30, 2024, BOARD MEETING 

 
 

DRAFT MINUTES 

Special Board of Directors Meeting 

Tuesday – May 9, 2024 

7:45a – 9:15a  

Via Zoom 

 

WELCOME AND INTRODUCTIONS 

 

Board Members in Attendance.  Mary Davis, Candice Rinaldi, Dan Bacon, Jason 

Sulham, Ken Sparta, Leanne Barschdorf-Nichols, Mark Malone, Nikki Yanok, 

Rebecca Doten-Lizzotte, Sarah Tracy, Stefanie Millette, Tawni Whitney 
 

Others Attending.  Dan Piltch, John Egan, Sophie Wilson, Chalmers Hardenberg.  

Board President Mary Davis opened the meeting by welcoming guests and thanking 

everyone for participating.  Mary explained that the Board would discuss formal Board 

positions in executive session after Consent Items. 

Chalmers Hardenberg inquired as to whether the Board would announce any Board 

positions following Executive session. Mary responded that if the Board were to take 

any positions during executive session that they would become public in due time, 

subject to any further relevant and necessary discussion with the Freeport Town 

Council.   

 

CONSENT AGENDA. 

Draft minutes of the April 30, 2024, FEDC Board Meeting were unanimously approved. 

 



 

 

EXECUTIVE SESSION. 

Mary then suggested that, unless any participant had questions or concerns, the Board 

would enter Executive Session. 

 

The meeting adjourned at 9:12am after the Board exited Executive Session. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

Attachment 2.  FINANCIAL REPORT AS OF APRIL 30, 2024 

 

Freeport Economic Development Corporation 

Profit and Loss 
July 2023 - April 2024 

  

 Total 

Income  

Town Appropriation 107,250.00 

Total Income $                         107,250.00 

Gross Profit $                         107,250.00 

Expenses  

Advertising/Marketing 79.13 

Business Meals/Entertainment 7.74 

Business Support Expense 1,629.46 

Client/Public Meetings 87.78 

Conferences/Trade Show/Training 657.57 

Dues/Membership 1,425.00 

Economic Development Services 5,000.00 

Insurance 845.00 

IT Services 115.00 

Payroll Expenses 513.70 

Fica/Medicare Exepenses 29,437.61 

Gross Wages Ex. Director 57,915.72 

Medical Insurance 5,914.74 

Retirement Contribution 403b 12,512.12 

Total Payroll Expenses $                         106,293.89 

Payroll Processing Fees 984.18 

Professional Services 1,742.23 

Total Expenses $                         118,866.98 

Net Operating Income -$                          11,616.98 

Other Income  

Savings Interest 8.00 

Total Other Income $                                   8.00 

Net Other Income $                                   8.00 

Net Income -$                          11,608.98 

  

Thursday, May 23, 2024 08:26:19 AM GMT-7 - Accrual Basis 

 



 

 

 

 

 

  

 



 

 

Attachment 3.  VARNEY HEIGHTS AHTIF FINDINGS 

 

 

 

 

 

 

To:  Caroline Pelletier, Town Manager 
 

From: Brett Richardson, Freeport Economic Development Corporation 
 

Date: August 11, 2023 
 

RE: Varney Heights Affordable Housing Tax Increment Financing Request 
 

 

On behalf of the Freeport Economic Development Corporation (FEDC) Board, this memo serves as a 

follow-up to a recent FEDC work session featuring a presentation regarding an Affordable Housing Tax 

Increment Financing (AHTIF) request for Varney Heights Apartments.  Varney Heights will be a new 42-

unit age 55-plus affordable housing project located on Varney Street, approximately one mile from 

Downtown Freeport.   

 

The Varney Heights TIF application was presented on August 7, 2023, by developer Tim Gooch of Best 

Apartments, Inc., Freeport Housing Trust Executive Director Matthew Peters, and Jim Damicis of Camoin 

Associates, Inc., a consultant assisting with the AHTIF application to the Town of Freeport and to the State 

of Maine.  

 

FEDC’s role in Town TIF deliberations is to participate as independent advisors and providers of 

information.  Due to the anticipated benefits of Varney Heights, FEDC encourages the Town Council and 

staff to consider this request in a timely manner.  The development team is applying to MaineHousing for 

critical subsidy to construct Varney Heights.  Town of Freeport TIF support is essential for Varney Heights 

to be competitive with other projects around the State of Maine for limited MaineHousing funds.  If the 

MaineHousing proposal is successful, Town TIF support for Varney Heights is anticipated to leverage 

approximately $2-3 million in State funding for Freeport. 

 

The purpose of the August 7th FEDC work session was to: 

1) Review the Varney Heights project and application;   

2) Consider the relative public and economic benefits of Varney Heights, and  

3) Evaluate the question of whether the project represents an appropriate use of TIF.  

 



 

 

1) Project and Application. 

Varney Heights will be located on approximately 9 acres of land on Varney Road.  The project will be 

walkable to Downtown, as well as primary shopping and services.  Varney Heights will be located within 

the Commercial III zone.  MaineHousing considers Freeport as a community of very high need for elder, 

age 55+ housing.  The following are additional details for the Varney Heights project. 

• 42 rent controlled units for individuals aged 55 plus and affordable at a maximum of 60 percent area 

median income (AMI). 

o 1-bedroom units:  38 

o 2-bedroom units:  4 
 

• Build out schedule: 

o Start date of construction: July 1, 2024 

o Anticipated completion date for development: November 1, 2025 
 

• Amenities include: 

o Elevator 

o Lounge 

o Library 

o Onsite office 

o Community room with restroom and kitchen facility 

o Onsite laundry 

o Community garden area 

o Telemedicine capabilities 

o Bike storage 

o Waste management area 

o Forty-two parking spaces (17 accessible, 1 of which van accessible) 

 

 

2) Relative Economic and Public Benefits. 

Affordable housing development is a community priority established in the Town of Freeport’s 

Comprehensive Plan and recent Downtown Vision Plan.  In January 2023, the Town Council convened a 

Housing Committee to address Freeport’s acute housing shortage and lack of affordable housing options 

for large segments of the community, particularly young people entering adulthood who seek to stay in 

Freeport, and elder members of the community looking to downsize but remain close to family and friends. 

Lack of affordable housing options are a limiting factor for local businesses seeking employees.  Currently, 

there are over 150 open positions in Freeport.  Increased options for affordable and attainable housing will 

help reduce barriers for additional workers to live near Freeport employers, aiding recruiting efforts. 

In addition, Varney Heights is anticipated to: 

• Generate $1,433,250 in incremental tax revenue over 30 years. 

• Improve pedestrian access via a new 800-feet long public sidewalk connecting to US Route 1. 



 

 

• Contribute approximately $171,000 to Freeport Sewer District to support long term capacity of the 

sewer system. 

 

 

 

3) Appropriateness for Use of TIF. 

Applying the town’s policy on TIFs as well as state laws and regulations, in combination with other official 

policy statements on the town’s priorities and goals, it is FEDC’s position that Varney Heights represents 

an appropriate use of TIF to support affordable housing. The town’s TIF policy states ten “criteria” for the 

town to utilize in determining participation in the proposed TIF.  Please see Addendum 1 to review the 

Town’s TIF criteria.  

Freeport has an established precedent of supporting affordable housing projects with AHTIF, including 

Oak Leaf 2 and Quarry Ridge developments. 

FEDC’s position is that Varney Heights represents an effective use of TIF because the project will: 

• Advance an established community goal of supporting affordable housing. 

• Generate approximately $1,433,250 over 30 years of new tax revenue that would not be possible 

without Town participation via AHTIF support. 

• Contribute approximately $716,625 over 30 years to the Town’s General Fund that will not accrue 

without Town participation via AHTIF support because the project won’t move forward without Town 

support. 

• Result in the construction of 800 feet of new sidewalk connecting Varney Road parcels to US Route 1.  

• Contribute approximately $171,000 to Freeport Sewer District to support the long-term capacity of the 

sewer system. 

If the council considers affordable housing an important public priority, the Varney Heights proposal is an 

excellent way to play a role in helping Freeport Housing Trust accomplish its goals, while generating new 

tax revenue and investing in needed public infrastructure. 

 

 

 

 

 

 

 

 

 



 

 

ADDENDUM 1:  TOWN TIF POLICY EVALUATION CRITERIA 

 

The following criteria are specified in the Town of Freeport Tax Increment Financing Policy and 

Process document. 

 

Bullet #1: “The value of the proposed public infrastructure”  

Bullet #2: “The project creates public infrastructure facilities that have application beyond the particular 

development, such as improvements to traffic patterns, parking facilities, access to water, the 

incorporation of sustainable technologies, green space, or environmental remediation.”  

Bullet #3: “The project is generally consistent with goals and actions stated in the Town’s Comprehensive 

Plan.”  

Bullets #4 & 5: The project assists an established business in the Town of Freeport, thus retaining existing 

employment opportunities. (OR) The project brings a new business to the community that is consistent 

with one of the business sectors identified below.  

Bullet #6: “The project supports, or will support, local efforts and programs that assist in the development 

of the following business sectors: light manufacturing, the creative economy, medical industry, lodging, 

eco-tourism or the State’s targeted industries consistent with Pine Tree Zone standards (manufacturing, 

advanced technologies for forestry & agriculture, aquaculture & marine technology, biotechnology, 

composite materials technology, environmental technology, financial services, information technology) “  

Bullet #7: “The project creates long-term, permanent, and quality employment opportunities.”  

Bullet #8 & 9: The project contributes to the unique quality of the Village, commercial and industrial 

districts, or other areas in need of redevelopment. The project improves a blighted building site that will 

benefit from rehabilitation.  

Bullet #10: The project supports or will support community projects, provides job training, provides 

student internships, supports local contractors and suppliers.  

The TIF Policy includes 5 additional bullet points which set out how an applicant should 

demonstrate that the town’s participation via a credit enhancement agreement is “economically 

necessary.” The policy suggests they can demonstrate justification for a CEA by showing:  

Bullet #1: “The financial need to offset public infrastructure costs unique to the project or site.”  

Bullet #2: “The project is one that is supported in Freeport’s Comprehensive Plan, in its capital 

improvement program, or in other supporting documents recognized by the community.”  

Bullet #3: “The developer demonstrates the financial capacity to undertake the project and provides 

evidence in support of this capacity. Evidence will include but is not limited to: Development budget and 

pro-forma, Financial commitments of project lenders, A project implementation plan and schedule. (All 

such information shall be kept confidential. Town staff and Town Council will agree to a non-disclosure 

agreement, if deemed necessary.)”  



 

 

Bullet #4: “The project creates incremental tax value equal to or greater than $1 million, excluding 

personal property.”  

Bullet #5: “The developer is compliant with all statutory and regulatory guidelines of the Town of 

Freeport and the State of Maine.” Thank you. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Attachment 4.  TIF POLICY WORK GROUP 

 

April 23, 2024 Freeport Town Council Meeting Agenda Item & Backup 

 

ITEM # 126-24                 To consider action relative to the Town Council-appointed Ad Hoc Housing 
Task Force’s recommendations for Town actions to support the creation of 
new housing development for the purpose of increasing the supply of 
available units, consistent with the Town Comprehensive Plan and Freeport 
Downtown Vision Plan. 
  
BE IT ORDERED:  That the Housing Task Force’s four recommended near-
term action items be approved and endorsed as presented. 
  
BE IT FURTHER ORDERED: That the Town Manager be authorized to 
integrate the Task Force recommendations with current and future Town 
activities, to allocate appropriate staff resources necessary to carry out the 
Task Force recommendations, and to submit a status report on or around 
November 2024. 
  
(Council Chair, John Egan) (20 minutes) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 



 

 

 

 


