
 
 
 
 
 
 
 
 

  
1. Approval of November 1, 2017 Minutes 

2. Committee Applications: none 
 

3. Updates: 
A. MRC/Fiberight 
B. Staff Report 

4. Old Business:  
A. Hampden Business Park Covenants – Kick-off meeting with business and 

property owners to discuss the covenants 
 

B. Discussion with consultant of potential Coldbrook Corners TIF District 
1. Verify proposed TIF District boundaries 
2. Review project objectives with consultant 
3. Discuss potential terms of CEA with Southstreet Development 
4. Discuss potential eligible uses for Town TIF revenues 
 

5. New Business: none 
 

 
6. Zoning Considerations/Discussion:  

A. Update on Discussion with Planning Board re: Zoning Amendment Process 
 

7. Citizens Initiatives 

8. Public Comments 

9. Committee Member Comments 

10. Adjourn 
  

 
 

Town of Hampden 

Planning and Development Committee 

Wednesday November 15, 2017, 6:00 pm 

Municipal Building Council Chambers 

Agenda 



 
 
 
 
 
 
 

 
Attending: 

 

Chairman McPike called the meeting to order at 6 pm. 

1. Approval of October 18th, 2017 Minutes – Motion to approve as submitted made 
by Councilor McAvoy with second by Councilor Marble; carried 5-0. 
 

2. Committee Applications: None. 
 

3. Updates: 
A. MRC/Fiberight – Manager Jennings provided an update regarding the 

project timeline and there was discussion among the Committee members. 
CEO Block provided an updated regarding site work to date. Committee 
discussion focused on the requirements associated with implementing the 
updated Solid Waste Flow Control Ordinance, including the requirement to 
notify local businesses and institutions regarding the new destination for 
MSW after April 1, 2018, and how these communications could best be 
handled. Manager Jennings said that the MRC Exec. Director has talked 
about MRC preparing “model” documents (i.e. hauler licensing forms, 
sample correspondences to haulers and to local businesses) so that 110 
municipalities can implement the changes with some consistency, but a 
timeline isn’t known. It was acknowledged that there could be challenges in 
enforcing the Flow Control Ordinance.  
 

B. Staff Report – Manager Jennings summarized the materials in the meeting 
packet, including the update of ongoing/pending development activity. 

 
4. Old Business:  

A. Update on potential commercial development at northeast corner of 
Coldbrook Road and Route 202; update on agreement to engage 
consultant to support new TIF District proposal to facilitate 
development; review potential boundaries of potential TIF District – 
Manager Jennings summarized the materials in the meeting packet. There 
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was discussion about the potential District boundaries. Mayor Ryder 
suggested including several additional parcels along Coldbrook Road. The 
Committee members unanimously agreed with these changes. Manager 
Jennings said that an updated map would be reviewed at the next meeting, 
and that the TIF consultant would be present to begin discussion of other 
aspects of the TIF District. Manager Jennings reminded the Committee of the 
November 8 Planning Board public hearing regarding the proposed zoning 
map amendment. Mayor Ryder and Councilor Marble confirmed that they 
would join the Manager in attending the public hearing.  
 

B. Review of approved consultant work scope and schedule to prepare 
amendments to the Business Park Covenants and associated zoning 
amendments; review draft outreach to Business Park owners – 
Manager Jennings summarized the materials in the meeting packet. The 
Committee appreciated the detail in the schedule and all agreed that it will 
be important to maintain the project schedule.  
 

5. New Business: None. 

6. Zoning Considerations/Discussion:  
A. Discussion of zoning amendment process including the role of the 

Planning Board and its Ordinance Committee; preparation for 
November 8 Planning Board meeting – Manager Jennings summarized 
the materials in the meeting packet. He circulated a draft letter to the 
Planning Board and asked the Councilors to take a couple of minutes to 
review the draft to be sure it effectively communicated the issues. The 
Councilors read the draft letter, and all agreed it was appropriate to send 
as is. The Committee discussed the importance of aligning the Planning 
Board process relative to zoning amendments with the Council’s goals 
regarding timeliness of amendments. Manager Jennings said the letter would 
be included in the November 8 Planning Board meeting packet. Mayor 
Ryder and Councilor Marble confirmed that they would join the Manager in 
attending the meeting. 

 
7. Citizens Initiatives: None. 

8. Public Comments: None. 

9. Committee Member Comments: None. 

10. Adjournment: There was a motion by Councilor Marble seconded by Councilor 
McAvoy to adjourn at 7:03 pm. The motion carried unanimously. 

 
Respectfully submitted –  
Angus Jennings, Town Manager 
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JN:  11293.001 Conference Call 2017.10.02

BI-WEEKLY CONFERENCE CALL 
MRC & Fiberight Facility 

October 16, 2017 

Attendees: 

 Alan Iantosca, Patrick Emerson Fiberight
 Greg Lounder MRC
 David Burns, Victoria Eleftheriou Maine DEP
 Angus Jennings, Myles Block Town of Hampden
 Denis St. Peter CES, Inc.

Discussion Notes: 

1. Meeting Minutes – No comments.

2. Construction Schedule – Prior to the call, Alan emailed construction photo, shaded
foundation drawing showing the current progress on the foundation work, and updated
schedule.

Alan is working with MRF contract to establish guaranteed date of July and an earlier expected
by date with liquidated damages clause.

The MRF 3D model revisions are expected by Wednesday. The condition compliance
application associated with the MRF once it is finalized. Victoria reminded us that the
application should be for the three co-applicants.

The web camera access was provided to MDEP by email.

The timing of operational staffing was discussed. CES mentioned requirements of solid waste
processing permit which will require a condition compliance application 30 days prior to pre-
commissioning.

3. Waste water – The changes to waste water quantities was discussed briefly and further
evaluations will be required to finalize approach. Email to be provided after call.

4. Financial Closing – Fiberight/Coastal working with attorneys to assemble substantial
documents and will be sending out mailing as soon as possible. Closing is anticipated prior to
Thanksgiving.

5. Town of Hampden – Town asked about timing of next building permit application. CES
offered to send email update after call.
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Report as of: 11/13/2017

Project List - Planning

Project Name Location What it is Size1 PB Action/Date Type
Fiberight off Coldbrook solid waste processing 153,800 sq ft Approved Site Plan
Hannibal Hamlin Place Main Road N expansion 2,800 sq ft Approved Site Plan
Pine Tree Food Equipment Nadine's Way new building/business 3,600 sq ft Approved Site Plan
Dennis Paper Mecaw Rd expansion 27,237 sq ft Approved Site Plan
Colonial Heights off Constitution phase 3 of subdivision (final plan) 11 new lots Approved Subdivision
Carver Ballfield Rd conversion of single family to two family 1 new unit Approved Conditional Use
Sky Villa 646 Main Road N conversion of interior to 10 short term rehab beds 3,172 sq ft Approved Conditional Use
Brickle 326 Main Road N conversion of single family to two family 1 new unit Approved Conditional Use
Southeast Development Co Route 202/Coldbrook Rd zoning map amendment; Resid A to Comm. Service 16 acres Withdrawn Zoning Map Amendmemt
Hamlin's Marina Marina Road new boat storage building 10,000 sq ft Approved Site Plan
Fiberight 348 Coldbrook Road Site Plan Revision - Approved Site Plan
Springer Estates Deer Hill Lane Addition of land to existing lot within subdivision 1 Lot Approved Minor Revision

Hannaford Western Ave.
Addition of ~12' x 32'  external CLYNK bldg as 
accessory structure.

384 sq ft Approved Site Plan Revision

H.O. Bouchard Coldbrook Road Expanded office building & Deck 1,620 sq ft Approved Site Plan Revision
Southeast Development Co Route 202/Coldbrook Rd zoning map amendment; Resid A to Comm. Service 16 acres 11/20/20172 Zoning Map Amendmemt

1. Size refers to square footage of building (new or addition), number of new building lots, number of new units, or acreage.
2. Town Council public hearing.
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November 7, 2017 

Farren Holdings, LLC 
Hampden Veterinary Clinic 
9 Commerce Court 
Hampden, ME 04444 

Dear Barbara and Gary Farren: 

As a business owner in the Hampden Business & Commerce Park, I am writing 
to you to let you know about the next step in an ongoing initiative to increase business 
development in the Business Park, and to invite your participation in this process, which 
will kick off at a meeting of the Town Council’s Planning and Development Committee 
meeting next Wednesday, November 15th at 6 PM at the Hampden Town Office. 

As you know, Sargent Corp. has nearly completed the infrastructure for both 
phases of the Business Park. In addition, the Town recently secured State approval of 
the creation of a new Tax Increment Financing (TIF) District which allows the Town to 
provide tax incentives for new or expanded development in the Business Park. 

The next step in our efforts to improve the Business Park as a place to do 
business is to review – and in all likelihood revise – the Declaration of Covenants, 
Conditions, and Restrictions for the Hampden Business and Commerce Park. All 
properties within the Business Park are subject to these Covenants, which were 
approved in 2002, although certain elements of the Covenants apply differently in 
different areas of the Business Park. (A complete copy is enclosed for reference). 

The Planning & Development Committee has reviewed the Covenants in detail 
and has preliminarily determined that, as written, the Covenants create a potential 
barrier to new private investment in the Business Park. In addition to creating 
substantive requirements of new development that exceed requirements in the Zoning 
Ordinance, the Covenants add an extra layer of review. This adds complexity, and in all 
likelihood additional permitting and construction costs. This runs counter to the goal of 
encouraging new private investment in the Business Park, and providing a prompt and 
predictable permitting process. 

The Covenants were initially adopted in order to establish high standards for 
development in the Business Park. The Councilors want to ensure that, prior to 
proposing amendments, they hear from current business owners in the Business Park 
regarding what aspects of the Covenants may be important to retain. Certainly, the 
Council shares the goal of seeing high quality development in the Business Park, and 

Town of Hampden 
106 Western Avenue 
Hampden, Maine 04444

Phone: (207) 862-3034 
Fax:   (207) 862-5067 
Email: 
townmanager@hampdenmaine.gov 
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expects to consider zoning amendments – concurrent with revisions to the Covenants – 
to preserve standards that are found to be important. 

My office has retained planning consultant Noel Musson to assist us as we work 
to identify what aspects of the Covenants will be important to retain; propose revisions 
as necessary to clarify and streamline the permitting process; and propose coordinated 
zoning amendments as needed. 

Although the meeting next Wednesday, November 15 will be important, it will not 
be the last opportunity for current Business Park businesses to get involved. In fact, this 
initiative is scheduled to be on the P&D Committee’s meeting agendas on December 6 
and December 20 (both meetings at 6 PM), and on the January 3, 2018 P&D agenda. 
All meeting agendas and packets will be posted to the Town website 
(www.hampdenmaine.gov/planningdevelopment) at least 48 hours prior to the 
meetings. 

If you have thoughts regarding these issues, or are interested in learning more, I 
hope you can join us at one or more of the upcoming meetings. And/or, please feel free 
to contact me at any time via phone, email, or stop by the office. 

The Town Council is thankful for the investment that you’ve chosen to make in 
the Town of Hampden, and we are working hard to further enhance the Business Park 
as a top tier place for new – and existing – businesses.  

Sincerely, 

Angus Jennings 
Town Manager 

http://www.hampdenmaine.gov/planningdevelopment
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To: Planning & Development Committee 
From: Karen M. Cullen, AICP, Town Planner 
Date: November 13, 2017 
RE: Potential Coldbrook Corners TIF District 

Discussion has begun on a potential new Tax Increment Financing (TIF) District in Hampden, at the 
corners of Coldbrook Road and Route 202. Noreen Norton, our consultant on this project, has 
provided the following information and will discuss with the committee at the Nov. 15 meeting.   

The objectives of this potential district: 
• Support the developer of the Tradewinds store so the Town will secure the investment and

improve likelihood of project success;
• Create opportunities for future new investments within the District;
• Provide resources (e.g. TIF revenues) for municipal investments that will encourage

additional new commercial development and benefit Hampden residents; and
• Maximize the value of new tax dollars by sheltering new value from tax shift.

For future discussion with Southstreet Development, considerations for a Credit Enhancement 
Agreement include: 

• Developer Request / Need
• TIF Policy
• Duration (years) of reimbursement
• Net Reimbursement Percentage
• Would a tiered approach add value?
• Timing-hard start date vs. trigger to begin reimbursement period

The following documents are attached for review and discussion at the meeting: 
1. Draft map of TIF District boundaries
2. Authorized costs in TIF Districts; blank worksheet based on state law allowances
3. Excerpt of the same for the Hampden Business Park (as an example)
4. The Town’s current TIF Policy

Town of Hampden 

Land & Building Services 

Memorandum 
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AUTHORIZED COSTS IN TAX INCREMENT FINANCING DISTRICTS 

MRS TITLE 30-A, CH. 206 §5225 PROPOSED MUNICIPAL ACTIVITY? 
PROPOSED 
BUDGET 

COSTS OF IMPROVEMENTS MADE WITHIN THE DISTRICT 

1. Capital costs, such as
a. the acquisition or construction of land, improvements,

public ways, buildings, structures, fixtures and equipment,
arts district, new or existing recreational trail, commercial
or transit-oriented development district;

b. Demolition, alteration, remodeling, repair or re-
construction of existing buildings, structures and fixtures;

c. Site preparation and finishing work;
d. All fees and expenses that are eligible to be included in the

capital cost of such improvements;
e. Credit enhancement /omnibus feature.

2. Financing costs, such as closing costs, interest paid, and
premiums for early redemption;

3. Real property assembly costs;

4. Professional services costs; including licensing,
architectural, planning, engineering, legal;

5. Administrative costs (including reasonable time spent by
municipal employees to implement the TIF program);

6. Relocation costs; including relocation payments made
following condemnation;

7. Organizational costs relating to the establishment or
amendment of the district;

8. Ongoing costs in a transit-oriented district for new system
or new portion of an existing system and limited to
operator salaries and fuel and vehicle parts replacements.
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COSTS OF IMPROVEMENTS MADE OUTSIDE DISTRICT BUT DIRECTLY RELATED TO OR MADE NECESSARY BY THE DISTRICT 

1. Portion of the costs related to construction, alteration or
expansion of any facilities not located in the district that
are required due to improvements or activities within the
district, such as public infrastructure improvements;

2. Costs of public safety improvements made necessary by the
district;

3. Costs of funding to mitigate any adverse impact of the
district on the municipality and its constituents. This
funding may be may be used for public facilities and
improvements if:

a. The public facilities are located in a downtown TIF
district and

b. The entire tax increment of the downtown district
is committed to that district.

This space left blank intentionally 
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COSTS RELATED TO ECONOMIC DEVELOPMENT, ENVIRONMENTAL IMPROVEMENTS, FISHERIES AND WILDLIFE OR MARINE RESOURCES 
PROJECTS, RECREATIONAL TRAILS OR EMPLOYMENT TRAINING WITHIN THE MUNICIPALITY 

1. Economic development programs or events developed by the
municipality, or the marketing of the municipality as a business
location;

2. Environmental improvement projects developed by the
municipality for commercial or for arts district  use or related to
such activities;

3. Establishment of permanent economic development revolving
loan funds, investment funds and grants;

4. Skills development and training services and equipment,
including scholarships for jobs created or retained within the
municipality;

5. Quality child care services, including financing costs and
construction, staffing, training, certification and accreditation
costs related to child care;

6. New or existing recreational trails determined to have significant
potential to promote economic development.

7. New or expanded transit service, limited to:
a. Capital costs including vehicles conveyances and related

equipment, related structures, benches signs,
b. Ongoing costs of adding to or creating a new transit

service (limited to transit operator salaries, vehicle fuel
and parts replacements;

8. Development of fisheries or marine resources projects

9. TIF revenues to be used as match for applicable State and

Federal Economic Development Grant Programs



TABLE 1 
Town of Hampden Business Park TIF District Project Costs 

Project Description 
Cost 

Estimate 
Statutory Cite 

Investments Within the District  

1. Capital Costs including but not limited to:

 The acquisition or construction of land,
improvements, public ways, infrastructure, buildings,
structures, fixtures and equipment for public or
commercial development district use.

 The demolition, alteration, remodeling, repair or
reconstruction of existing buildings, structures and
fixtures;

 Site preparation and finishing work;

 Fees and expenses including but not limited to
licensing, permitting expenses, project design and
planning, engineering, architectural, legal and
accounting expenses.

$360,000 30-A M.R.S.A.
§
5225(1)(A)(1)(
a),(b),
(c), and (d)

2. Financing Costs:  TIF Revenues may be used to finance any of
the other projects listed herein.  Such costs may include, but
are not limited to, closing costs, issuance costs and interest
paid to holders of evidences of indebtedness issued to pay
for project costs and any premium paid over the principal
amount of that indebtedness because of the redemption of
the obligations before maturity.

$120,000 30-A M.R.S.A.
§ 5225(1)(A)(2)

3. Professional service costs: including but not limited to,
licensing, architectural, planning, engineering, consultant and
legal expenses.

$120,000 30-A M.R.S.A.
§ 5225(1)(A)(4)

4. Administrative Costs:  A dedication of reasonable
reimbursement from District revenues to defray
administrative costs in connection with the implementation
of the development program, including pro-rated municipal
staff salaries.

$600,000 30-A M.R.S.A.
§ 5225(1)(A)(5)

5. Organizational Costs:  relating to the establishment of the
district, including, but not limited to, the costs of conducting
environmental impact and other studies and the costs
informing the public about the creation of the District and

$120,000 30-A M.R.S.A.
§ 5225(1)(A)(7)
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Project Description 
Cost 

Estimate 
Statutory Cite 

implementation of the project plans. 

Investments Made Necessary by District  

6. Infrastructure Costs:
Improvements directly related to and made necessary by the
District including, but not limited to areas affected by the
increased impervious surface area caused by the Project:
watershed management, catch basin and culvert repair along
Sucker Brook and/or its tributaries. Use of TIF Revenues for
such improvements will be limited to improvements within
the District and improvements outside the District pro-rated
to include only the portion of improvements made necessary
by the Project.

$3,120,000 30-A M.R.S.A.
§ 5225(1)(B)(1)

7. Public Safety:
As development occurs within the District significant
increases in traffic are anticipated that will require measures
to address safety concerns outside the District boundaries.
TIF Revenues will be used to address those concerns through
measures such as, but not limited to, installation of turning
lanes, signalization, or other traffic control; or fire protection
equipment & maintenance if development requires
equipment not currently owned by the municipality.

$960,000 30-A M.R.S.A.
§ 5225(1)(B)(2)

This space left intentionally blank 



Project Description 
Cost 

Estimate 
Statutory Cite 

Investments Related to Economic Development  

8. */ # Costs of funding economic development programs

and/or events: funding the development by the municipality
of economic development programs and/or events
marketing of the municipality as a business location and
planning for economic development within the Town of
Hampden, including but not limited to, Economic
Development Strategic Planning, Feasibility Studies for a
Downtown Development District, Downtown Redevelopment
Plan, Transportation Planning, Broadband Feasibility Study,
Utilities expansion feasibility etc.
Pro-rated costs of staff salary or consultant fees to oversee
the TIF program and to promote economic development
within the Town.

$1,800,000 30-A MRSA
§5225

(1)(C)(1) 

9. */# Economic Development Program Support

Pro-rated share of dues to organizations that provide
economic development support to the Town, such as the
Eastern Maine Development Corporation. Such funding may
include additional economic development services and
contracts.

$960,000 30-A MRSA
§5225
(1)(C)(1)

10. # Costs of funding environmental improvement projects
related to commercial activities in Hampden.  Such projects
could include impact studies and watershed management in
areas that affect, or are affected by commercial development
in Hampden.

$240,000 30-A MRSA
§5225

(1)(C)(2) 

11. # Costs of funding to establish permanent economic
development revolving loan funds, investment funds and
grants.

$1,200,000 30-A MRSA
§5225

(1)(C)(3) 



Project Description 
Cost 

Estimate 
Statutory Cite 

12. # Costs of services and equipment to provide skills 
development and training, including scholarships to in-state 
educational institutions or to online learning entities when 
in-state options are not available, for jobs created or 
retained within Hampden. 
Expand Broadband Access to Hampden commercial and 
industrial areas to improve access to training and educational 
opportunities. 

$960,000 30-A MRSA 
§5225 

(1)(C)(4) 

13.  */# Costs relating to planning, design, construction, 

maintenance, grooming and improvements to new or existing 
recreational trails determined by the department to have 
significant potential to promote economic development, 
including bridges that are part of the trail corridor, used all or 
in part for all-terrain vehicles, snowmobiles, hiking, bicycling, 
cross-country skiing or other related multiple uses. Trail 
systems are prevalent and active in Hampden, drawing 
visitors from surrounding communities. Hampden’s 
numerous recreational areas, with facilities and trails, serve 
as a destination for family picnicking and recreation. 
Opportunities are being continually explored to expand and 
enhance this asset. 

$360,000 30-A M.R.S.A. 
§ 
5225(1)(C)(6) 
 

14. Costs associated with a new or expanded transit service, 
limited to transit service capital costs, including but not 
limited to: transit vehicles such as buses, ferries, vans, rail 
conveyances and related equipment; bus shelters and other 
transit-related structures; and benches, signs and other 
transit-related infrastructure. 

$240,000 30-A M.R.S.A. 
§ 
5225(1)(C)(7)(
a) 
 

15. # TIF revenues to be used as match for applicable State and 
Federal Economic Development Grant Programs 
To be used for purposes identified as authorized project 
costs in 30-A M.R.S.A. § 5225. 

$240,000 30-A M.R.S.A.  
§ 5230 

Total Municipal Investment Plan Costs:  $11,400,000  

*/# Projects identified with an asterisk (*) share funding with Dennis Paper & Foodservice TIF and with a 

hashtag (#) share funding with Coldbrook Road & Emera Maine Hampden TIF; both currently active TIF 
Districts in the Town of Hampden. 
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TOWN OF HAMPDEN 
TAX INCREMENT FINANCING POLICY 

The following are the Town of Hampden’s Tax Increment Financing (TIF) policy and
application guidelines.

A Tax Increment Financing District is an economic development tool available to the
Town of Hampden.  A TIF may be established for purposes to finance municipal
investments.  A TIF may also be enacted to provide incentive or financing to a private
development in the form of a tax rebate through an associated Credit Enhancement
Agreement (CEA).

This Policy sets forth the guidelines and requirements for a private enterprise to request
that the Town establish a TIF District and associated CEA to support their project. The
Town may, at its own discretion, create a TIF District for municipal purposes, regardless
of request or plans for any CEA.

POLICY GUIDELINES 

For the TIF (and CEA) application to be considered by Planning and Development
Committee and the Hampden Town Council, the application must meet a majority of the
following guidelines.

Notwithstanding compliance with any or all of the guidelines, the creation of a TIF
District is a policy choice to be made by the Hampden Town Council on a case-by-case
basis; a TIF is not a right under Maine law and meeting these guidelines does not
create a right or entitlement in an applicant.

I. Basic Provisions:

1. The Town of Hampden has the option of issuing bonds, which are retired using
the tax increment, or paying the tax increment directly to the investing business
via a Credit Enhancement Agreement.  In order to minimize risk to the citizens of
Hampden, Tax Increment Financing provided via a CEA is preferred.  The
applicant must provide any and all other documentation that will protect the
Town’s economic and financial position, and/or that conform both to the letter
and spirit of the underlying agreement between the applicant and the Town.

2. A Credit Enhancement Agreement, if awarded, will provide for a recapture of the
benefits if the project should move to another municipality.  Assignments to future
owners of the property (project) may be allowed only for conventional commercial
financing purposes or where the proposed assignee agrees to be bound by the
same terms and condition as the original applicant.
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3. The applicant is obligated to apply for any State reimbursement programs for
personal property and/or real estate taxes.  All proceeds from a State
reimbursement will be returned to the Town, with some exceptions.  The
applicant may be allowed to retain this reimbursement under certain
circumstances, such as: significant real estate value not subject to the TIF,
economic necessity, or other project specific concerns. Any State Exemptions for
personal property taxes shall not be subject to this provision.

4. The applicant will provide verified documentation as to the value of the fixed
assets, being real or personal property, as of the date of the acceptance of the
final application.  The Town and applicant will agree upon the original assessed
value for TIF purposes if there is a difference between the committed value and
the April 1 assessed value.

5. The Town may establish TIF Districts to provide for municipal TIF funds for public
purposes, without consideration of a CEA.  The Town need not hold itself to the
limits set forth in this Policy in regards to the size of investment.  The primary
purpose of this Policy is to set forth the guidelines for requests to establish a TIF
District and an associated CEA by a private investment.

II. Guidelines:

1. The Town’s participation is economically necessary and involvement by the
Town is needed in order for the project to be undertaken.  Justification for
economic need and Town involvement must be demonstrated by:

a. A need to offset infrastructure costs unique to the site, or

b. A need to offset economic advantages available to the entity if it should
build or expand outside of Hampden, or

c. The unavailability of sufficient private or other public funding sources to
meet the full capital investment needs of the entity seeking assistance.

2. The project creates new incremental real estate tax equal to, or greater than, five
hundred thousand dollars ($500,000).  The value of new, incremental personal
property tax value may be considered if the value is equal to, or greater than, the
value of new incremental real estate value.

3. The applicant must provide evidence of financial capability to undertake the
project by submitting one of the following:
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a. A letter from a financial institution, government agency, or other funding
agency indicating a commitment to provide a specified amount of funds,
and the uses for which the funds may be utilized.

b. In cases where funding is required but there can be no commitment of
money until approvals are received, a letter of “Intent to Fund” from the
appropriate funding institution indicating the amount of funds and their
specified uses.

c. The applicant’s most recent corporate (or other entity) annual report
indicating availability of sufficient funds to finance the development,
together with explanatory material interpreting the report.

d. Evidence indicating availability of funds if the developer will personally
finance the development.

4. Compliance with all statutory and regulatory guidelines of the Town and State.

III. Conditions of Approval and Guidelines to Determine Level of Town
Participation:

Although an applicant need not meet each of the following criteria, the Town may use
them to determine the level of participation.

1. The project assists an established business in the Town of Hampden, thus
retaining existing employment or existing tax base.

2. The project creates long-term, permanent employment opportunities.

3. The project improves the general economy of Hampden.

4. The project improves and broadens the tax base.

5. The project improves a distressed area within the community in need of
redevelopment, or an area identified as a priority by the Town of Hampden for
redevelopment.

6. The project improves a distressed area or blighted building in need  of
rehabilitation, or a building identified as a priority by the Town of Hampden for
rehabilitation.

7. The project creates public infrastructure facilities or benefits, which have
application beyond the particular development, such as traffic upgrades, public
parking facilities, etc.
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8. If not from the beginning of the district, then as soon as possible, the project will
support community projects or create public benefits, such as granting access to
open spaces, creating student internships, providing job training, supporting local
contractors and suppliers, etc.  The Town shall set forth the goals for municipal
benefit in any TIF application that may be required within the TIF District or the
TIF Municipal Development Plan.

IV. Application Guidelines

The Town’s Planning and Development Committee will act as a clearinghouse and
coordinate all activity regarding TIF & CEA proposals, and in cooperation with the
Finance Committee, negotiate the conditions of the proposed tax increment financing as
requested by applicants.  Working with potential applicants, the Community and
Economic Development Director, her/his designee or consultant(s) as directed by the
Director, as the designated representative of the Planning and Development
Committee, will:

1. Provide information on tax increment financing.

2. Discuss project proposals and accept preliminary application information from
applicants.

3. Review preliminary applications, based on policy guidelines, to insure that
application is complete, and advise applicants of determination.

4. Make a recommendation to the Planning and Development Committee whether
to accept or reject the application.  If deemed necessary by the Town Manager
and the Community and Economic Development Director, the advice and
assistance of other departments within the Town of Hampden may be requested.
The Community and Economic Development Director will provide a written
decision of the Planning and Development Committee to the applicants
approving (with or without conditions), or disapproving, the preliminary
application.

Approval of the preliminary application by the Planning and Development
Committee shall not create any vested rights in the applicants.

5. Will, following approval by the Planning and Development Committee, assist
applicants to complete a final application suitable for presentation to the Town
Council and the Maine Department of Economic and Community Development
for formal review and approval.

6. Make presentation to the Town Council with the recommendation of the Planning
and Development Committee.  The applicant shall be present at the public
hearing to answer any questions prior to a final vote by the Town Council.
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7. Advise applicants, in writing, of the decision of the Town Council.

8. Assist the applicant in submitting the necessary documents and information to
the Town so that the Town can make application to the State, based on direction
from the Town Council.

9. Finalize, with the assistance of staff, the Credit Enhancement Agreement
between the Town of Hampden and the applicant.  If the applicant transfers
ownership of its property within the District, the applicant must notify the Town
Manager, in writing, prior to finalizing the transfer.  The new owner must agree, in
writing, to accept the provisions of the TIF/Credit Enhancement Agreement as
presented to and approved by the Town Council, before the Finance Director will
release any further TIF payments.  The Credit Enhancement Agreement is
subject to the approval of the Town Council.

10. Monitor ongoing public and private investment in the development project.

Preliminary tax increment financing applications will be available from the Community
and Economic Development Director, Town of Hampden, 106 Western Avenue,
Hampden, ME  04444.

All applicants must pay all costs associated with the preparation of the application and
agree to reimburse the Town of all costs of review and out-of-pocket expenses,
including, but not necessarily limited to, legal, professional, and any other review costs,
whether or not the TIF application is approved.

The applicant must further agree to advance whatever funds are necessary or
requested by the Town for any of the costs or reimbursements set forth herein, to be
held in escrow.

Amended by vote of Hampden Town Council, August 3, 2015 







TO: Planning Board 

FROM: Angus Jennings, Town Manager 

DATE:  November 1, 2017 

RE: Ordinance amendment process (Zoning, Subdivision, Shoreland Zoning) 

Last fall, the Town Planner prepared a series of flow charts to illustrate the zoning 
amendment process in Hampden. The current process is more lengthy and process-
intensive than required by statute due to several local requirements that result from 
local Ordinance and the Town Charter, specifically: 

1. The Town Charter requires a Town Council public hearing, in addition to the
statutorily required Planning Board public hearing, for adoption of amendments to
the Zoning, Subdivision and Shoreland Zoning Ordinances. This hearing adds
about a month to the process, and a cost of about $200 for the hearing notice,
even for non-controversial ordinance amendments.

2. The Town Charter provides that ordinance amendments do not take effect until
30 days after their adoption.

Until the Town Charter may be amended in the future, these delays cannot be avoided. 

As you know, this past spring the Town Council amended the Zoning Ordinance in order 
to clarify and simplify the procedural requirements related to zoning amendments. The 
revised Section 1, approved on May 1, is enclosed for your reference. 

The Council anticipates proposing a number of additional zoning amendments in the 
coming months, and beyond; the most recent list of prioritized zoning amendments 
within the Town Planner’s work plan is attached.  

In order to achieve the policy objectives of these amendments, including providing all 
project applicants prompt and predictable permitting, it will be necessary to finalize 
certain amendments well enough in advance of the 2018 construction season in order 
to improve the permitting process applicable to those projects. 

The Zoning Ordinance provides the Planning Board up to 90 days, from the date of 
Town Council referral, to make a recommendation regarding proposed amendments. 
(The timeline is different for amendments proposed by landowner or petition). However, 
it is the Town Council’s expectation that the Planning Board will expedite its 
consideration of proposed ordinance amendments to the maximum degree feasible 
without compromising the Board’s ability to do so with all due care. In many instances, 

Town of Hampden 
106 Western Avenue 
Hampden, Maine 04444

Phone: (207) 862-3034 
Fax:   (207) 862-5067 
Email: 
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the Council, through its Planning & Development Committee, does not think that 90 
days would be needed. 

The Council’s Planning & Development Committee has become increasingly focused on 
how the ordinance amendment process may become more efficient. Specifically, the 
P&D Committee has discussed the Planning Board’s amendment review process, 
including the role of the Ordinance Committee (OC). 

In current practice, the Planning Board will not consider zoning amendments referred by 
the Town Council without convening a meeting of, and receiving a recommendation 
from, the OC. If amendments are reviewed in a single OC meeting, this adds about a 
month to the amendment process. If more than one meeting of the OC is needed, this 
would result in a further delay. The OC meetings also require staff support to prepare 
the meeting packet, attend the meeting, and document the OC’s recommendation.  

However, neither State law, local ordinance, the Town Charter nor the Planning Board 
Bylaws refer to the OC nor define its membership and responsibilities. 

The Councilors’ have expressed concerns about the role of the OC arising from the 
delays it adds to the Board’s review process, impact on limited staff time, as well as a 
process that is harder to follow and less transparent for members of the public. 

Consider, for example, a resident attending the publicly noticed November 8 hearing of 
the Planning Board regarding the proposed zoning map amendment. If the Board 
declines to make a recommendation that night, and instead refers to the matter to the 
OC (with the expectation that the OC would then offer a recommendation back to the 
Planning Board), that resident would need to attend three meetings in order to view the 
Board’s deliberation regarding the proposal. The Council feels that the public should 
reasonably expect a Board recommendation at the publicly noticed hearing. If more 
deliberation is needed, or if the Board requests research from staff that is not part of the 
original public hearing materials, the Board always has the option to continue a hearing 
to a future date/time certain without incurring further advertising costs. 

Further, because Advisory Committees are exempt from certain aspects of the Maine 
Freedom of Access law (1 M.R.S.A. 403(6)), there is no legal requirement to keep 
minutes of the OC meeting proceedings. (In practice, OC meetings have been posted, 
but minutes have not been kept – although the OC’s recommendations are typically 
documented in correspondence to the Planning Board and/or in the Board’s meeting 
minutes.) 

The P&D Committee recently voted unanimously (among the 5 Councilors present) to 
recommend the following changes to the Planning Board’s process in order to expedite 
its consideration of proposed ordinance amendments:  

1. End the practice of referring proposed amendments to the OC, at least until such
time as the Planning Board Bylaws may be amended in order to define the
Committee, its membership, and its responsibilities;



 

 

2. Consider – as a Board – proposed ordinance amendments within its regularly 
scheduled public meetings, prior to referral to public hearing or simply consider 
the proposed amendments within the public hearing itself; and 

 
3. If Board deliberation within its regularly scheduled meetings would impair the 

Board members’ ability to consider amendments with all due care, hold posted 
meetings immediately preceding its regularly scheduled meetings (say, at 5:30 or 
6 PM prior to a 7 PM Planning Board meeting) for the purpose of deliberating 
ordinance amendments on that evening’s posted agenda. (It is worth noting that, 
based on review of some Planning Board meeting minutes from the early 2000s, 
it was typical at that time for the OC to meet immediately prior to the Planning 
Board meeting). 

 
The Council’s objectives with these changes would be to improve the timeliness and the 
public transparency of ordinance amendments. Given the nature of some of the 
anticipated zoning amendments, and their time sensitivity, we hope that the Planning 
Board will see fit to change its practices. 
 
Two members of the Council will join me in attending the November 8 Planning Board 
meeting in order to discuss these proposals. We appreciate your consideration. 
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Effective Date: September 6, 2017 

ARTICLE 1 - GENERAL ADMINISTRATION 

1.1	Title	and	Purpose	
This Ordinance shall be known and may be cited as the "Zoning Ordinance of the Town of Hampden, Maine" 
and will be referred to herein as this "Ordinance". It is enacted by the inhabitants by dividing the Town into 
zones and regulating the use and construction of buildings and premises with a view to encourage the most 
appropriate use of land in the Town of Hampden, Maine. 

1.2.	Basic	Requirement	
All buildings or structures hereinafter erected, reconstructed, altered, enlarged, or moved, and all uses of 
premises in the Town of Hampden shall be in conformity with the provisions of this Ordinance. No building, 
structure, land or water area shall be used for any purpose or in any manner except as permitted within the 
district in which such building, structure, land, or water area is located. 

1.3.	Severability	
Should any section of this Ordinance be declared by the courts to be invalid, such decision shall not invalidate 
any other section or provision of this Ordinance. 

1.4.		Conflict	with	other	Ordinances	
This Ordinance shall in no way impair or remove the necessity of compliance with any other rule, regulation, 
by-law, permit or provision of law.  Where this Ordinance imposes a greater restriction upon the use of 
the land,   buildings, or structures, the provisions of this ordinance shall prevail. (Amended 5-1-2017) 

1.5.	 Amendment	(Amended 5-1-2017)	
1.5.1. Initiation of Amendment - An amendment to this Ordinance may be initiated by: 

1. The planning board, provided a majority of the board has so voted;

2. Request of the town council to the planning board;

3. Written petition of one hundred (100) registered voters of the town; or

4. Written application from the property owner seeking a change of the zoning classification for
the owner's property, or any portion thereof (i.e. a map amendment). Any person or entity with 
a legally binding interest in or to said property may make such an application, provided such
person or entity submits satisfactory evidence of such interest and written documentation from
the property owner authorizing such person or entity to make application for the change of
zoning classification.

1.5.2. Text Amendments - Any proposed amendment to the text of this Ordinance that has not been 
initiated by the planning board shall be referred to the planning board for its review and 
recommendation. (Amended 5-1-2017) 
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1.5.3   Zoning District Amendments (Map Amendments) 

1. Owner Initiated: The owner of a property seeking a change in the zoning classification of
his/her property (see Article 1.5.1.4) shall file a zoning map amendment application, together
with payment in accordance with the Town of Hampden Fees Ordinance, with the planning
office. (Amended: 11-17-03, 5-1-2017)

2. Petition Initiated: The person or entity who initiated a petition to amend the zoning
classification of any property or group of properties shall be responsible for filing a zoning
map amendment application, together with payment in accordance with the Town of
Hampden Fees Ordinance, with the planning office. (Added 5-1-2017)

3. Town Initiated: When a map amendment is initiated by the planning board, the board shall
forward a memorandum fully describing the proposed amendment to the town council for
information purposes only, prior to holding the public hearing. When a map amendment is
initiated by the town council, the council shall refer the proposed amendment to the planning
board for a public hearing as required by statute. (Added 5-1-2017)

1.5.4 Process: 

1. Public Hearing: Upon receipt of an application, memorandum, or referral, the planning office
shall schedule a public hearing to be conducted by the Planning Board on the proposed
amendment within sixty (60) days of receipt. (Amended 5-1-2017)

2. Notice Requirements: Prior to said public hearing, and in accordance with the requirements
of this Ordinance and the laws of the State of Maine, notice of said hearing shall be given. The 
notice shall include, but not be limited to, the date, time and place of the hearing, a short
description and, for proposed map amendments, a map showing the boundaries of the current
and proposed zoning districts, and the location where the proposed amendment can be
viewed.  (Amended 5-1-2017)

a. Publishing Requirements: Said notice shall be published twice in a daily newspaper of
general circulation in the Town of Hampden, the first at least twelve (12) days and the
second at least seven (7) days in advance of said hearing.

b. Posting Requirements: Said notice shall be posted in the Town Offices at least thirteen
(13) days prior to the hearing.

c. Abutter Notification Requirements: For proposed map amendments, said notice shall be
sent by U.S. Mail to all persons initiating the proposed map amendment, to all persons
owning property within the boundaries of the proposed map amendment, and to all
persons owning property within three hundred (300') feet of the exterior boundaries of
the area affected by the proposed change. For purposes of the notices required under this
section, the owners of property shall be considered to be those against whom taxes were
assessed on the prior April 1.  Failure of any person owning property within said three
hundred (300') feet to receive notices provided herein shall not necessitate another
hearing or invalidate any action by the planning board or the town council.

3. Planning Board Recommendation: The planning board shall make a recommendation of
approval or denial for any proposed amendment, and may make a recommendation of
approval with modifications for any proposed amendment. To constitute planning board
approval the amendment and any proposed modifications thereto must receive at least four (4)
affirmative votes from the board. In all cases, the planning board shall forward their
recommendation to the town council; this shall be done within 14 days of the completion of the
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public hearing and, when the proposed amendment was referred to the planning board from 
town council, within ninety (90) days of  the date of said referral.  Failure of the board to make 
a recommendation within the allotted time shall constitute a recommendation of denial for the 
purposes of this Ordinance. (Amended 5-1-2017) 

1.5.5. Adoption of Amendment 

1. Text amendments not involving the zoning classification of property may be adopted by a
majority vote of the town council members present and voting, if the amendment is recommended
by the planning board, or by a two-thirds majority vote of the town council members present and 
voting, if the amendment is not recommended by the planning board. (Amended 5-1-2017)

2. Map amendments may be adopted by a vote of five (5) town council members present and voting, 
if the amendment is recommended by the Planning Board, or by a vote of six (6) town council
members present and voting, if the amendment is not recommended by the planning board. 
(Amended 5-1-2017)

3. Amendments adopted by the town council shall become effective thirty (30) days after the date
of adoption. (Amended: 5-5-86, 3-2-87, 4-6-87, 2-4-91, 5-1-2017)

4. The Department of Environmental Protection shall be notified by the municipal clerk of zone
changes (map amendments) in areas impacted by the  Shoreland Zoning Ordinance within
thirty (30) days of the effective date of such amendments. (Amended 5-1-2017) 



To: Angus Jennings, Town Manager 
From: Karen M. Cullen, AICP, Town Planner 
Date: August 15, 2017 
RE: Update on Amendments to Zoning and Shoreland Zoning Ordinances 

This table provides a status update on zoning amendments since January 2017. Colored rows are 
amendments that were added since January 2017. 

Topic Ord, Section(s) Status/Comments 
Accessory apartments ZO, New §4.25 Adopted; effective June 14, 2017 
Home occupations ZO, 4.10 Adopted; effective May 18, 2017 
Flexibility in parking, buffer, 
and signage standards 

ZO, 4.7, 4.8 Adopted; effective May 31, 2017 

Shoreland Zoning SZO CEO working on wholesale revision by starting with 
State “model” and revising to fit Hampden; first 
draft under review by staff 

Use table ZO, New section Undergoing edits 
Dimensional table ZO, New section Drafted, undergoing edits 
Article 3, Districts ZO To be drafted (reformat with use and dimensional 

table; rework “special district regulations”) 
Retail marijuana phase 1 
(prohibit sales & clubs) 

ZO, Unknown Drafted; on P&D agenda for Aug 16. 

Retail marijuana phase 2 
(regulate cultivation, testing, 
and product manufacture) 

ZO, Unknown To be drafted; working with Chief Rogers. 
Regulations anticipated late 2017 or early 2018 to 
ensure consistency with to-be-drafted State 
Regulations. Note, next status update to be 
provided to Manager in Oct. 

Medical marijuana ZO, 4.24 Edits to be drafted to make consistent with state 
law (distance to schools, etc.) 

Town center ZO, Various To be drafted after policy direction set; some 
amendments being done above will advance town 
center redevelopment. Public meetings/workshops 
to begin this summer/fall. 

Filling, Grading, & 
Stockpiling and Gravel 
extraction 

ZO 4.9, 4.23 Policy intent: repeal 2007 amendments (retain 
amendments needed for consistency with statute) 

Housekeeping edits ZO, Various Numerous relatively minor amendments throughout 
the Zoning Ordinance to address inconsistencies and 
things that make no sense; e.g. Conditional Lot 
Dimensions (flag lots). 

Town of Hampden 

Land & Building Services 

Memorandum 

6-A



Memo: Zoning Amendment Status Update August 15, 2017 
Page 2 of 2 

Article 1; process to amend 
the ZO 

ZO, article 1 Adopted; effective May 31, 2017 

Permits; specifically 
certificates of compliance 
and occupancy 

ZO, 5.3, 7.2 Adopted; effective Sept. 6, 2017 

Definitions; processing, 
transfer stations 

ZO, 7.2 Adopted; effective Sept. 6, 2017 

Official Zoning Map ZO, 2.2 Referred to PB; to be scheduled (expect Sept.) 
Recodification All Decision to not pursue at this time. 
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