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Town of Waldoboro 

AD Gray Subcommittee Minutes 

Meeting was held Remotely via Zoom 

August 18, 2020 

1. Call to Order 

Attending members at the starting time of 2:14 pm: Bruce Metrick (acting Chair), Freeman Zausner, 

Robert (Bob) Butler, Jann Minzy, Julie Keizer, and Max Johnstone (minutes). 

Ben Vail attends the meeting during the Philbrook Ballfield discussion.  

 

2. Adjustments to the Agenda 

None. 

 

3. Minutes 

Freeman-Robert motioned to approve the August 4, 2020 minutes. Minutes approved 4-0. 

 

4. Citizens Comments 

None. 

 

5. RFP Discussion for AD Gray and Philbrook Ballfield (Old Business) 

A rough draft document was constructed between Bruce and Max, and was distributed to members 

before the meeting. Bruce was looking for any comments from members of the Subcommittee for items 

to keep and items to remove. 

Freeman asked why Max struck out items 5 and 6 (must be single-family homes and to list the potential 

economic benefits of said project); Max said he struck 5 because the zoning and the conditions that were 

already be asked would limit the size of the pool, and Max recalled the document being made to see who 

is interested in any type of development for Waldoboro; Bruce said the potential developer could create 

suburbs, subdivisions, or similar single-home focused developments. Max said he struck number 6 

because if the focus is on residential, he does not see a need to ask for economic benefit since this would 

not be related to commercial developments. 

Bob suggested that the potential developer is responsible for installing sidewalks and considers access for 

emergency services. 

Bruce said one item he had in his original draft was for potential developers to look at other undeveloped 

parcels in Waldoboro for new projects; Max said he took that item out because he wanted the RFP to 

focus on the town-owned parcels since the Town can’t offer private parcels. Max pointed out that the 

previous developer interested in AD Gray wanted all the town-owned parcels and adjoining private parcels 

for their project, and it should be emphasized that public parcels are the only ones involved in the RFP. 

Bob suggested including language that has the developer responsible for providing road access to 

landlocked properties; Max said that that language can be included and give developers the option to 

reach out to private developers. 

Julie reiterated that selling the ballfields is a bad idea and the Subcommittee is going down a path that 

won’t go over well with residents; Jann agreed to that point and that the amount of recreation that the 

Philbrook Ballfield offers is extremely valuable. Bob said that he thought one condition of the RFP would 

be that the developer is responsible for funding a new recreation site and that the reason for the RFP is 

to increase the tax base; Jann agrees that was discussed, but disagrees that the Subcommittee should be 

looking at this item since it is not within the scope of the Subcommittee. Julie pointed out that the AD 

Gray Subcommittee has only had one member of the Recreation Committee attend, and that if the AD 

Gray Subcommittee wants to go forward with this idea then they need to have a joint meeting with the 

Recreation Committee. 

(Ben Vail attends the meeting remotely) 
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After reviewing the document and considering the Subcommittee’s comments, Bruce suggested that 

another Committee review all the town-owned parcels of property and have them do the research and 

potential RFP work. Bruce thinks the AD Gray property is a big project by itself, and the fields should not 

be a focus for the Subcommittee; Jann and Ben agreed. Jann asked what would happen if the AD Gray 

field was developed and the Philbrook Ballfield remained town-owned since the field is usually used for 

parking; Max said that is why they were a bundled deal since it is hard to develop only one. Ben thinks 

that, without an established replacement field, selling the fields would be a big mistake. Julie suggested 

that all properties are given a second look to see what can be sold and what needs to remain a public 

property, and believes a different committee should examine the properties. Julie mentioned that people 

are buying tons of undeveloped property, and that some private landowners don’t want to sell because 

of various reasons. Julie also received an email from Tim Wells about doing projects in Waldoboro. 

Bob-Freeman motioned to recommend the Select Board designate a committee to review town-owned 

properties for alternative uses to alleviate the tax base. Motioned passed 5-0. 

 

6. Housing TIF (Max) 

Max wanted to give a brief overview of this program since this was discussed as a possible financing option 

and because there was a recent Portland Press article that said hundreds of units were being developed 

as part of Portland’s TIF (Tax Increment Financing). Max believed it would be beneficial to provide a 

summary of what a TIF is for those that are not aware of what it is. 

Max said that a TIF captures added value of developed sites to contribute towards future projects. While 

the original value of the property will continue to add to the general fund, any new value will go towards 

the TIF funds for projects that are approved by the State of Maine. Max said that Waldoboro already has 

an economic TIF that allows tax dollars from developed parcels to provide funding for projects that aim 

to improve Waldoboro’s economy. The immediate benefits include sheltering those new values so the 

Town does not have to pay extra in State, county, and education-related taxes and subsidies. Max asked 

Darryl (Waldoboro’s Tax Assessor) to give an estimate for how much the Town is expected to receive from 

the AD Gray project (based on the original concept idea). Darryl estimated the property could potentially 

be valued at $3,407,000 from this project, but this is likely to change. Because AD Gray currently is exempt 

from the valuation, the entirety of that new value would be placed in a TIF. What is commonly used for a 

Housing TIF (and used in Portland) is a certain percentage is given directly to projects.  

Bob asked if we need to do anything with AD Gray already being in the economic TIF district; Max said 

that a town vote would be required, or we can leave AD Gray in the economic district but only have the 

money go towards economic projects (utility expansion, broadband projects, waterfront improvements). 

Bruce asked why this is necessary if VoA is already funding their project; Max said that having AD Gray in 

a TIF district helps shelter the costs and placing it in a housing TIF allows the town the option to have more 

housing projects in the future; Bruce asked why that benefit can’t be done by the economic TIF; Max said 

that economic TIFs must explain how it will provide jobs or improve the economy of the town. As for 

actions, Max said that the Maine Department of Economic and Community Development would need to 

approve the plan and the residents would need to approve the changes. 

 

7. Executive Session pursuant to 1 M.R.S.A. §405 (6) (C) to discuss existing proposals 

Bob-Freeman motioned to enter executive session. Motioned passed 5-0. 

 

8. Motions outside of Executive Session 

No motions were made. 

 

9. ADJOURN 


