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HOUSING COMMITTEE 
 
 

DATE: Wednesday June 27, 2018  
TIME: 5:30 p.m. – 8:00 p.m. 
LOCATION: City Hall Room 24 

  
 

AGENDA 
 
 

 
1. Review and accept Minutes of previous meeting held on June 5, 2018 

 
2. Presentation of City-Owned Property Map - housing development potential.  See 

attached memo from Victoria Volent, Housing Programs Manager 
 
3. Review and Recommendation to the City Council - HOME Affordable Housing 

Development Funding Requests.  See attached memo from Mary Davis, Housing and 
Community Development Division Director. This is an actionable item and public 
comment will be taken  

 
4. Review and Recommendation to the Planning Board - Hotel Linkage Fee.  See attached 

memo from Jeff Levine, Director Planning and Urban Development Department.  This is 
an actionable item and public comment may be taken. 

 
5.  2018 Amended Housing Committee Schedule  

 
6. Communication Item: FY 19 HUD Annual Allocation Plan 

 
7. Communication Item: Accessory Dwelling Units  

 
8. Discussion re: 2018 Work Plan 
 

Councilor Jill C. Duson, Chair 
Next Meeting Date:  
Tuesday, July 31, 2018 Room 209 
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Housing Committee 
Minutes of June 5, 2018 Meeting 

 
NOTE: The Housing Committee meetings are now live-streamed, which can be viewed at this link: 
http://townhallstreams.com/stream.php?location_id=42&id=16398   These minutes provide a 
record of those in attendance, general discussions taking place, and motions made. 

 

A joint meeting of the Portland City Council’s Housing Committee (HC) and Economic 

Development Committee (EDC) was held on Tuesday, June 5, 2018 at 5:30 P.M. in room 209 of Portland 

City Hall.  Councilors present at the meeting included Committee members Councilor Kimberly Cook, 

Councilor Pious Ali, Councilor Jill Duson, Chair of the Housing Committee, Councilor Nick Mavodones, 

Councilor Spencer Thibodeau, Councilor Justin Costa, Chair of the Economic Development Committee, 

and Mayor Ethan Strimling.  City staff present included Jon Jennings, City Manager, Mona Bector, 

Assistant City Manager, Greg Mitchell, Economic Development Director, Mary Davis, Housing and 

Community Development Division Director, and Victoria Volent, Housing Program Manager. 

Item 1:  Joint Meeting with the Economic Development Committee to review and 

recommend to the City Council Affordable Housing TIF Requests 

Councilor Costa opened the meeting by asking Council members and staff to introduce themselves. 

Councilor Costa noted that after the joint meeting, the Economic Development Committee will take up 

contractual elements of the credit enhancement agreement based on the outcome of the joint meeting. 

There was a discussion on how the joint committee process works. Mary Davis began with an overview 

of the housing development and funding requests timing process.  TIF applications must be received by 

Maine Housing forty-five days prior to the due date of the LIHTC application.  Based on these deadlines 

and the desire to assist affordable housing developers with the competitive scoring process at Maine 

Housing, staff created a timeline on which to bring forward requests to Committees and the Council.  Any 

positive recommendations on the TIF districts by the Committee this evening will be brought forward to 

the Council for a first reading at their June 18 meeting, and a second reading at their July 16 meeting.  

Mary Davis presented an overview of the TIF applications of 977 Brighton Avenue and 178 

Kennebec Street (PHA Front Street will be coming forward with a TIF application but they are pursuing 

4% tax credits and are working on a different timeline).  Mary noted the applicant’s financial data is 

preliminary and based on estimates because applicants may not have all of their financing in place today.  

Discussions and negotiations will continue as other financial pieces are secured which may impact the 

final TIF application requests.  HOME funding requests approval or disapproval will not impact TIF 

requests and vice versa.  

http://townhallstreams.com/stream.php?location_id=42&id=16398
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Councilor Thibodeau asked if the change from 65% to 75% on the credit enhancement revenue will 

increase the amount of AHTIF requests by developers. Mary confirmed this and Greg Mitchell noted the 

increase was made specific in order for developer applications to be more competitive by meeting the 

maximum point allocation mark of 75% and the term of 30 years as set by Maine Housing.  There was a 

discussion on how the TIF was calculated for 178 Kennebec Street, and which part of the structure does 

the credit enhancement apply towards.  Greg confirmed the affordable housing credit enhancement only 

applies to the residential portion of the project; Mary will confirm with the tax assessor that the valuation 

calculations were done on the residential portion only. 

There was a discussion on the calculation and impact of the loss of state aid for education 

calculation.  There was a discussion of the application of a “but-for” test for judging applications versus 

the inherent acumen and judgement by members of municipal bodies.  Councilor Thibodeau indicated that 

before staff include “but/for” legal tests in written correspondence, Corporation Counsel should provide 

guidance to avoid unintentional consequences.  Councilor Duson cautioned staff against incorporating 

unnecessary “but/for” language through-out written correspondence, and requested a copy of the HOME 

funding application containing the selection and scoring criteria for the next meeting of the Housing 

Committee.  Councilor Costa opened the hearing for public comment.  George Rheault of West Bayside 

expressed a main objective to 977 Brighton Avenue due to the fact the project is not creating housing for 

families though, for example, it is located near Hall Elementary School.  Mr Rheault also indicated that he 

would rather see 178 Kennebec Street not limit housing to ages 55 and older. 

The motion to recommend the TIF application for 178 Kennebec Street to the City Council by the 

Housing Committee was made by Council Cook and seconded by Councilor Ali (approved 3-0). The 

motion to recommend the TIF application for 977 Brighton Avenue to the City Council by the Housing 

Committee was made by Councilor Cook and seconded by Councilor Ali (approved 3-0).  The motion to 

recommend the TIF application for 178 Kennebec Street to the City Council by the Economic 

Development Committee was made by Councilor Mavodones and seconded by Councilor Thibodeau 

(approved 3-0).  The motion to recommend the TIF application for 977 Brighton Avenue to the City 

Council by the Economic Development Committee was made by Councilor Mavodones and seconded by 

Councilor Thibodeau (approved 3-0).      

The joint meeting was adjourned and a meeting of the Portland City Council’s Housing Committee 

(HC) was convened on Tuesday, June 5, 2018 at 6:30 P.M. in Room 24 at Portland’s City Hall.  

Councilors present at the meeting included Committee members Councilor Kimberly Cook, Councilor 

Pious Ali, Councilor Jill Duson, Chair of the Committee and Mayor Ethan Strimling.  City staff present 
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included Jeff Levine, Planning and Urban Development Department Director, Mary Davis, Housing and 

Community Development Director and Victoria Volent, Housing Program Manager. 

 

Item 2:  Review and accept Minutes of previous meetings held on May 23, 2018. 

Motion by Councilor Cook to accept the minutes.  Motion was seconded by Councilor Ali and the 

amended minutes unanimously approved 3-0. 

 

Item 3: Review and Recommendation to the City Council- HOME Affordable Housing 

Development Funding Requests.  

Mary Davis presented an overview of the HOME funding requests.  She noted the underwriting report 

became available today; a paper copy of the report has been provide to each Committee member and posted 

online for public review.  Aside from the Deering Place application, the other applications are in the 

beginning of their process meaning recommendations and financial analysis are based on project number 

estimates.  Subsequently there will be fluctuations in the final applications.  There is not enough HOME 

funding to meet the request of each of the four applications.  Reviews were based on selection criteria found 

in the HOME application. The underwriting report was based on the applicant’s request. 

Nathan Szanton and Amy Cullen of the Szanton Company provided an overview of the 178 Kennebec 

Street project.  Jay Waterman of Portland Housing Authority provided an overview of the Front Street 

project.  Committee members had questions and comments regarding the presentations.  There was a 

discussion regarding the HOME funding requests.  Greg Payne of Avesta Housing provided an overview of 

the 977 Brighton Avenue project. There was further discussion regarding the HOME funding requests, 

underwriting, and timing of recommendations.  Patrick Hess of Avesta Housing provided an overview of the 

Deering Place project.  There was further discussion of the HOME funding requests, the ranking/scoring of 

projects, the funding allocation process, a review of reading a per forma sheet, the Housing Trust fund, and 

the timing of recommendations.  Final recommendations should be brought to the Council with the caveat 

“with loan terms to be further negotiated before final Council action”.  Councilor Cook suggested a 

willingness to provide a recommendation of the Deering Place project but withhold a final recommendation 

of the other projects until the next meeting of the Housing Committee on June 27 pending further 

underwriting information, and the amendment of the Purchase and Sales Agreement with 178 Kennebec 

Street.  The motion to recommend the HOME Affordable Housing Development Funding Request for 

Deering Place project to the City Council was made by Councilor Cook and seconded by Councilor Ali 

(approved 3-0).       
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Item 4: Review and Recommendation to the City Council of Amendments to Ordinance: Section 

6-225 of the Tenant Housing Rights Ordinance.  

Victoria Volent provided an overview of the Amendments to Section 6-225 of the Tenant Housing 

Rights Ordinance since the last Housing Committee meeting. Councilor Duson opened the meeting to public 

comment.  Carleton Winslow of 251 Auburn Street asked how will members of the Rental Housing Advisory 

Committee be nominated.  The Southern Maine Landlord Association will submit one candidate name with 

experience in legal rights/interests of landlords, Pine Tree Legal Assistance will submit one candidate name 

with experience in legal rights/interests of tenants, and the other seven members will be self-selected.  

Councilor Duson requested the draft ordinance be changed to reflect the Southern Maine Landlord 

Association and Pine Tree Legal Assistance will only submit one name for consideration.  The motion to 

recommend to the City Council amendments to the Ordinance, Section 6-225, Tenant Housing Rights, was 

made by Councilor Cook and seconded by Councilor Ali (approved 3-0).             

   

Item 5: Review of Hotel Linkage Fee. 

Jeff Levine introduced and provided and overview of the hotel linkage fee study commissioned by the 

Greater Portland Council of Governments that analyzed the need for affordable housing produced by a new 

hotel development.  The GPCOG draft study determined a one-time fee of $3,977 per room or $5.93 per 

square foot could be charged to mitigate the impact of new commercial development on the demand and 

availability of affordable housing.  There was a discussion on the potential revenue generation, if linkage 

fees can be assessed annually (answer is no), could a linkage fee be broadly assessed in other commercial 

developments, how to determine the final fee amount, and what were the determining factors for GPCOG to 

study only hotels?  Per the direction of the Committee, staff will bring forward a draft ordinance for 

Committee review and recommendation.   

 

Item 6: Committee Discussion re: 2018 Work Plan 

Councilor Duson requested a review and recommendation of the Hotel Linkage fee be added to the 

June 27 meeting of the Committee. 

On a motion made by Council Cook and seconded by Councilor Ali (approved 3-0) the meeting 

was adjourned at 10:00 pm.  

       Respectfully submitted, Victoria Volent 



 

 

 

 

TO:    Councilor Duson, Chair 

                   Members of the Housing Committee  

FROM        Victoria Volent, Housing Program Manager 

DATED:    June 19, 2018 

SUBJECT: Review of city-owned parcels for potential housing development      
_____________________________________________________________________________________ 

 

Introduction 

The Portland City Council’s on-going goals and objectives included a recommendation by the 
Housing Committee for the development of adequate and affordable housing.  To attain this 
goal, the Housing Committee proposed investigating the use of City owned land for housing 
development.   

In accordance with Section 2-313 of the City Code, the city may provide city-owned land for 
housing development and offer the land below market price to encourage housing 
development or support greater affordability.  Selling city owned land provides the city with 
unique control over the timing, location, and affordability of housing development in Portland.  
It also has the added benefit of turning land with no tax liability into an income generating 
property for the city’s tax rolls.   

 

Evaluation of City Owned Property  

In November 2017, Portland’s Assessing Department identified more than 550 city-owned 
parcels.  During 2018, staff reviewed each parcel with assistance from staff in Economic 
Development, Assessor, Parks, Recreation & Facilities, and Public Works with the goal of 
identifying and removing parcels that are clearly not developable for residential housing.  
Removed from the list include parcels that house schools, fire and police stations, libraries, 



parking garages, cemeteries, the Portland Fish Pier, the International Marine Terminal, City Hall, 
the Observatory, the Expo, the Fire Museum, and the Riverside Recycling Center.  Also withdrawn 
are parcels placed in the city’s Land Bank, as well as parks, playgrounds, playing fields, trails, and 
headwaters.  Parcels zoned as Resource Protection, Shoreland overlay, Stream overlay, Contract 
Zone, Recreation Open Space, Office Park, Business Zone, Industrial Zone, and EWPZ Waterfront 
were also taken off the list. And any parcel located on Peaks Island Long Island, and Great 
Diamond Island were removed.   From the original 550 city-owned parcels, 113 parcels remain. 
      
Though the City owns hundreds of parcels, the majority (as noted above) are not developable 
for affordable housing.  The attached spreadsheet identifies the remaining 113 lots by street 
location, assessed land and building value, and a descriptive note as to the current use and/or 
potential for housing development.  The attached map depicts the location of these 113 
parcels.  Each parcel is defined as either “Municipal Parcel” or “Parking Lot”.   Topography 
(extensive amount of ledge or significant wetland), infrastructure costs (a number of paper 
streets would require construction of connected roadways, and sewer and storm water 
expansion), zoning (required minimum lot size), and the shape of the parcel (some lots lack 
depth or they are long and thin (similar to a strip of spaghetti)), hinder the development of 
many of the lots.  The remaining handful of parcels include parking lots for municipal 
employees, land abutting the Jetport and intended for future growth, the parcel known as the 
Franklin Reserve, and a lot at 21 Randall Street. 

 

Further Analysis  

The seven identified parking lots are in active use by the city for either city employee parking 
or, in the case of Angelo’s Acre at 431 Commercial Street, it is the location of four “silver bullet” 
recycling bins as well as public parking for 65 vehicles. 

The three parcels abutting the Airport are intended for future growth of Airport facilities.   

21 Randall Street is a .32 acre or 13,956 square foot parcel of city-owned land in the R-5 zone 
that abuts the Front Street development project.  The R-5 zone allows medium density 
residential development characterized by single-family, two-family, and low-intensity multi-
family dwelling units.  The minimum lot size for a single-family home is 6,000 square feet while 
a multiplex requires 9,000 square feet for development.  Every 9,000 square feet allows for 6 
units per building.  At 13,956 square feet, 21 Randall would allow for one multiplex building of 6 
units of housing.     
 
 
Prior Parcel Review 
 
0 Westbrook Street: During the March 28 meeting of the Housing Committee, staff presented its 
review and recommendation of the 0 Westbrook Street parcel.  This parcel is situated across 
from the future Stroudwater Preserve site, it borders a Resource Protection Zone to the north, 



land held by the Portland Water District to the west, a single-family lot to the east, and two 
single-family lots located on Westbrook Street to the south.  The parcel is the location of the 
Westbrook Street entrance to the Fore River Sanctuary and has been of interest to Portland 
Trails and the Land Bank Commission for many years.  Portland Trails has established a 
trailhead connecting Westbrook Street to the Fore River Sanctuary at this location.  The site 
features several streams/drainage channels, wet areas that drain to the Fore River and the 
remnants of a portion of the historic Cumberland Oxford Canal.  A natural gas pipeline was also 
installed through a portion of the site, along the east boundary to serve the Portland Tech Park.  
There are also numerous Portland Water District, drainage, and other easements on the site.    
 
An initial review of the parcel suggests the possibility of developing six single family lots.  
However, given the many challenges associated with this site, the development would be very 
expensive.  Staff did not recommend pursuing this parcel as an option for housing 
development.     

 
Franklin Reserve: The parcel between Franklin Street and Boyd Street, known as the Franklin 
Reserve, consists of two contiguous parcels that total 1.88 acres.  One parcel, at 2 Boyd Street, 
is 1.4 acres and owned by the City of Portland.  The other parcel at 43 Boyd Street is .48 acres 
and owned by the Portland Housing Authority.  The Franklin Reserve is contained within the 
130-acre land area of East Bayside.  During the March 28, 2018 meeting of the Housing 
Committee, Christina Egan, the Executive Director of GPGOG, presented an overview of 
GPCOG’s East Bayside Brownfield Area-Wide Plan report. The report is a guide to facilitate 
future development and redevelopment of East Bayside with the goal to spur “sustainable and 
equitable development outcomes, such as the creation of safe and affordable housing on 
brownfield sites and; assess optimization of green space by studying existing open space and 
the community based urban farm located along Franklin Arterial.” Possible reuse options for 
the Franklin Reserve include a variety of community-based housing and/or commercial 
opportunities. The final report recommendation is for “the City (to) consider whether or not an 
exploration of possible reuse options for this site is desired”.  
 
The Franklin Reserve is assessed at $119,880 and is located in the R – 6 zone.  The purpose of 
the R – 6 zone is for housing characterized primarily by multi-family dwellings at high-density 
providing a range of housing for different types of households.  A community-held priority for 
this site identified “affordable housing as well as preserving some open space, adding 
community space, and helping to ensure that Cultivating Community remains in East Bayside.”   
During the March 28 meeting, staff recommended identifying a preferred use or reuse option 
that aligns with the needs of the community.  There does appear to be potential for infill 
housing development on this site that would address Comprehensive Plan goals related to both 
housing development and density along key corridors in the City. However, staff would want to 
conduct additional detailed analysis to ensure that this infill development would not have 
significant negative impacts on other uses of the Reserve. 

 



Maps 

Portland’s Parks, Recreation & Facilities Department mapped the parks, playgrounds, trails, 
open spaces and woods, and other municipal facilities found within the city.  This map may be 
found at the Portland Parks, Recreation & Facilities website by clicking on the tab “Places” and 
then further clicking on “Park Finder Map”. This interactive map provides a detailed 
descriptions of Portland’s many recreational amenities.  

In February of 2018, the Department of Public Works created a map containing; Land Bank 
holdings; City parks and open spaces; and Resource Protection zones.  This map may be found 
by clicking on the tab “Community” from the city’s home page, then under the heading “GIS 
Maps” clicking on “Custom PDF Maps”.  This brings you to the page that contains the “Land 
Bank Holdings February 2018” map as well as a map of “City Facilities”.   

These maps provide information on the many large city-owned parcels that were earlier 
identified as unbuildable for affordable housing.  The attached map, “City-Owned property: 
Affordable Housing Review” is a companion map meant to depict parcels not included in other 
available maps.          

 

Summary   

Two main themes from Portland’s new comprehensive plan were housing insecurity and lack of 
sufficient and suitable housing.  The City recognizes that its vitality rests on the availability of 
diverse, secure housing options for existing residents, new arrivals, and all stages of life.  A 
review of city-owned parcels for potential housing development reveals the majority of land is 
not suitable for affordable housing development.  Of the over 550 parcels of city-owned 
property, only a handful of parcels including parking lots for municipal employees, the parcel 
known as the Franklin Reserve, and a lot at 21 Randall Street are buildable for affordable 
housing.  

 

 

Attachments  

Map of city-owned property- affordable housing review 
Spreadsheet of city-owned property- affordable housing review 
GIS map of 21 Randall Street 
GIS map of Franklin Reserve 
GIS map of 0 Westbrook Street  
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LOT STREET ASSESSED ASSESSED ASSESS.
PARCEL ID ACRES No. LOCATION LAND BUILDING TOTAL NOTE
008  A006001 0.3864 9 PLOWMAN 117,800 -                 117,800           B - 6 "spaghetti strip" (unbuildable)
009  A005001 0.5333 12 PLOWMAN 162,600 -                 162,600           B - 6 "spaghetti strip" btw Plowman & Cove (unbuildable)
010  H003001 0.5921 45 DIAMOND ST 180,500        180,500           B - 2c  "spaghetti strip" (unbuildable)
012  D015001 0.0455 0 WHITMAN ST 4,000             -                 4,000               R - 6 (under-sized lot on paper street)
012  M011001 0.1837 18 EVERETT ST 16,000          -                 16,000             50' ROW (unbuildable)
013  B015001 0.0904 0 OXFORD ST EXT 24,000          -                 24,000             bisected by East Oxford Street (unbuildable)
013  K005001 0.1232 0 SUMNER CT 16,400          -                 16,400             at the end of unacceptable city street
016  G015001 0.031 53 MONUMENT ST R 4,100             -                 4,100               land locked (parking for Fire Dept.)
022  F023001 1.3996 2 BOYD ST 115,500        4,380             119,880           R - 6 Franklin Reserve
023  B034001 0.0731 0 ANDERSON ST 12,700          -                 12,700             bisected by Anderson St (unbuildable)
024  A005001 0.086 0 FRANKLIN ST 65,100          -                 65,100             B - 2c (unbuildable triangle strip of land)
024  A037001 0.033 243 MARGINAL WAY 500                -                 500                  B - 6 (unbuildable triangle strip of land)
024  B008001 0.0299 65 LANCASTER ST 500                -                 500                  R - 6 (undersized lot for housing)
027  B003001 0.0103 9 ELM ST 123,800        -                 123,800           Courtyard from Elm Street to Portland HS (unbuildable)
028  I013001 0.0274 104 FEDERAL ST 2,400             -                 2,400               "spaghetti strip" next to 169 Newbury St & 100 Federal (unbuildable)
028  O017001 0.2183 83 MIDDLE ST 277,800        -                 277,800           Police Dept. parking lot
029  E019001 0.0708 0 FRANKLIN ST 6,200             -                 6,200               "spaghetti strip" in front of 100 Middle St. (unbuildable)
029  S002001 0.0215 145 COMMERCIAL ST 9,400             -                 9,400               "spaghetti strip" btw Boothby Squ. & 145 Commercial (unbuildable)
032  L001001 0.0155 234 FEDERAL ST W 3,400             -                 3,400               triangle shaped parcel abutting 1 City Center (unbuildable)
032  P005001 0.0036 0 SPRING ST ARTERIAL 600                -                 600                  triangle shaped parcel abutting 2 City Ctr & 4 City Ctr (unbuildable)
033  C012001 0.3204 33 PORTLAND ST 190,600        37,380          227,980           Parking lot (for School Department)
034  A010001 0.2254 181 FOREST AVE 71,300          -                 71,300             B - 2c "spaghetti strip" over former railroad tracks (unbuildable)
034  G005001 0.3465 158 KENNEBEC ST 205,900        -                 205,900           B - 7  storage lot for city-owned vehicles 
039  D005001 0.3522 98 HIGH ST 302,300        13,130          315,430           parking lot (deed restricted)
039  E001001 0.0228 94 SPRING ST ARTERIAL 7,000             -                 7,000               buffer between sidewalk and street (unbuildable)
043  C006001 1.2912 431 COMMERCIAL ST 562,500        -                 562,500           B -5 b Angelo's Acre Lot (snow parking & recycling)
045  E031001 0.1942 157 BRACKETT ST 126,300        -                 126,300           B - 1 parking lot across from Reiche School
056  B012001 0.1679 176 CLARK ST 79,500          -                 79,500             R - 6 parking lot across from Reiche School 
060  A003001 0.0386 183 WEST COMMERICAL ST 4,200             -                 4,200               R - 4 (under sized lot for housing)
065  A009001 0.0735 0 HEMLOCK ST 31,700          -                 31,700             R - 6 ROW and parking lot (unbuildable)
078  C002001 0.3981 43 DOUGLASS ST 49,000          -                 49,000             R - 5 parking lot for Dougherty Playground
082  D007001 0.0161 31 ST GEORGE ST 500                -                 500                  R - 5 (undersized lot for housing)
112  B010001 0.0746 7 FENWICK RD 13,000          -                 13,000             R - 5 (undersized lot for housing)
123  D028001 0.0093 2 SEELEY AVE 300                -                 300                  R - 3 (undersized lot for housing)
123  E033001 0.0112 1 SEELEY AVE 400                -                 400                  R - 3 (undersized lot for housing)
126  G003001 0.2434 56 CLIFTON ST 64,400          -                 64,400             R - 3 triangle lot 
134  I001001 0.0952 11 HYDE ST 3,100             -                 3,100               R - 5 (undersized lot for housing)
135  E018001 0.299 75 LELAND ST 47,400          -                 47,400             land locked next to Lincoln MS playground
136  A004001 0.0588 112 HARTLEY ST 1,900             -                 1,900               R - 5 (undersized lot for housing)
148  C001001 0.3506 143 READ ST 39,700          -                 39,700             lacks minimum width for housing development
149  G039001 0.0769 0 TORREY ST 1,300             -                 1,300               R - 3 (undersized lot for housing)
156  E008001 0.1148 338 OCEAN AVE 4,300             -                 4,300               R - 3 (undersized lot for housing)
160  D020001 0.1377 60 ROSEDALE ST 5,100             -                 5,100               R - 3 (undersized lot for housing)
160  G001001 0.0313 0 DUDLEY ST 1,200             -                 1,200               R - 3 (undersized lot for housing)
164  A011001 0.0781 172 FRONT ST 2,900             -                 2,900               R - 3 (undersized lot for housing)
166  B014001 0.3204 21 RANDALL ST 11,900          -                 11,900             R - 5 (meets square footage for multiplex (9,000 SF) at 13,956 SF)
168  H002001 0.0151 5 ST JUDE ST 600                -                 600                  R - 5 (undersized lot for housing
186  C048001 0.3005 0 BOLTON ST 9,800             -                 9,800               R - 5 (undersized lot for housing)
188  B015001 0.2049 0 ANSON RD 6,700             -                 6,700               R - 3 land locked
192  K032001 0.1459 192 WOLCOTT ST 2,400             -                 2,400               R - 3 (undersized lot for housing)
195  B021001 0.0531 174 CAPISIC ST 1,700             -                 1,700               R - 3 (undersized lot for housing)
209A A014001 18.6147 1956 CONGRESS ST 1,013,600     -                 1,013,600       R - 2 (next to Airport )
209A B001001 10.1899 0 JETPORT BLVD 554,800        -                 554,800           R - 2 (next to Airport )
211  B003001 8.5934 1928 CONGRESS ST 590,600        -                 590,600           R - 2 (next to Airport)
224A F012001 0.1148 0 RIDLEY ST 3,700             -                 3,700               on paper street with recommendation to vacate
232  A002001 3.8997 131 JOHNSON RD 72,200          -                 72,200             includes and abuts exit 46
260  C031001 0.1928 0 PHILBRICK AVE 3,100             -                 3,100               R - 3  on paper street abutting RP Zone
261  B017001 0.0964 0 TERRACE AVE 1,600             -                 1,600               R - 3 (undersized lot for housing)



261  B054001 0.0482 109 ROWE AVE 1,600             -                 1,600                R - 3 (undersized lot for housing)
261  B055001 0.0964 111 ROWE AVE 3,100             -                 3,100                R - 3 (undersized lot for housing)
261  G053001 0.2479 0 MILO ST 4,000             -                 4,000                R - 3 on paper street abutting RP Zone
262  C025001 0.0535 0 TERRACE AVE 1,700             -                 1,700                R - 3 (undersized lot for housing)
262  C026001 0.107 0 TERRACE AVE 3,500             -                 3,500                R - 3 (undersized lot for housing)
269  B004001 0.1798 56 HOLM AVE 5,800             -                 5,800                ledge buffer to Office of Elder Care
273  J029001 0.186 0 RAVINA ST 3,000             -                 3,000                R - 3 on paper street
273  K020001 0.5146 0 RAVINA ST 8,300             -                 8,300                R - 3 on paper street
275  C029001 0.1914 0 LOMOND ST 29,600           -                 29,600             R - 3 on paper street
275  C049001 0.1653 91 RIGGS ST 2,700             -                 2,700                R - 3 on paper street
275  C051001 0.0918 87 RIGGS ST 1,500             -                 1,500                R - 3 (undersized lot for housing)
275  C056001 0.0918 0 LOMOND ST 1,500             -                 1,500                future turnaround for Lomond Street
275  C079001 0.1017 106 WARWICK ST 3,300             -                 3,300                R - 3 (undersized lot for housing)
284  G027001 0.1002 57 ESSEX ST 3,200             -                 3,200                R - 3 (undersized lot for housing)
295  G005001 0.9766 102 WARREN AVE 148,900         -                 148,900           ROW to Bishop St (unbuildable)
297  C027001 0.2048 122 DOROTHY ST 3,600             -                 3,600                R - 3 "spaghetti strip" (unbuildable)
309  A021001 0.1575 1769 RIVERSIDE IND PKWY 2,700             -                 2,700                R - 3 "spaghetti strip" (unbuildable)
330  E001001 0.2479 330 NEWELL AVE 4,300             -                 4,300                R - 2 on paper street (lot size allows for 1 single family residence)
332  A001001 0.2995 0 RIVERSIDE IND PKWY 5,200             -                 5,200                R - 3 "spaghetti strip" (unbuildable)
332  A009001 0.0764 42 TUCKER AVE R 1,300             -                 1,300                R - 3 land locked  "spaghetti strip" (unbuildable)
332  F012001 0.241 85 BEAL ST 33,000           -                 33,000             R - 2 on paper street 
332  I009001 0.1148 22 TUCKER AVE 4,000             -                 4,000                R - 3 "spaghetti strip" (unbuildable)
334  A015001 1.6336 0 PALMER AVE 28,500           -                 28,500             R - 2 and R -3 "spaghetti lot" parallel to railroad tracks (unbuildable)
339  B003001 0.1377 129 NEWTON ST 45,100           -                 45,100             R - 3 (undersized lot for housing)
339  N021001 0.1148 62 EIGHTH ST 2,000             -                 2,000                R - 3 (undersized lot for housing)
340  L017001 2.2058 1315 FOREST AVE 69,200           -                 69,200             R - 3 strip runs parallel to railroad tracks (wet)
342  A033001 0.1377 0 CARRIAGE LN 45,100           -                 45,100             R - 5 (may be enough square feet for single family residence)
346  D003001 0.0396 182 PLYMOUTH ST 1,500             -                 1,500                R - 3 (undersized lot for housing)
346  D004001 0.0826 186 PLYMOUTH ST 3,100             -                 3,100                R - 3 (undersized lot for housing)
348  B003001 0.0976 0 COOLIDGE AVE 1,800             -                 1,800                R - 3 (undersized lot for housing)
352  B027001 0.0519 1 DOLE DR 1,900             -                 1,900                R - 2 and R - 3 (undersized lot for housing)
352  D018001 3.1697 284 PALMER AVE 58,700           -                 58,700             R - 2 on paper street recommended to vacate
371  A021001 0.7048 1819 WASHINGTON AVE 13,100           -                 13,100             R - 3 "spaghetti strip" (unbuildable)
378  A070001 0.0729 0 BARTLEY AVE 2,700             -                 2,700                R - 2 (undersized lot for housing)
385  B027001 0.6721 200 LAMBERT ST 43,900           -                 43,900             R - 2 (triangle-shaped lot with poor sight lines)
385  E001001 0.094 216 LAMBERT ST 1,700             -                 1,700                R - 2 (undersized lot)
385  E002001 0.1921 2092 WASHINGTON AVE 3,600             -                 3,600                R - 2 (undersized lot)
387  A014001 0.0266 110 CARON ST 1,000             -                 1,000                R - 2 (undersized lot)
387  C004001 0.0012 79 CARON ST 100                 -                 100                   R - 2 (undersized lot)
387  C007001 0.0222 109 CARON ST 800                 -                 800                   R - 2 (undersized lot)
393  A001001 0.0344 0 TALBOT ST 1,300             -                 1,300                R - 2 (undersized lot)
393  A002001 0.0344 0 TALBOT ST 1,300             -                 1,300                R - 2 (undersized lot)
393  A003001 0.1377 0 TALBOT ST 5,100             -                 5,100                R - 2 (undersized lot)
393  A013001 0.0344 0 TALBOT ST 1,300             -                 1,300                R - 2 (undersized lot)
394  A021001 0.0459 0 TALBOT ST 1,700             -                 1,700                R - 2 (undersized lot)
394  A023001 0.0918 0 TALBOT ST 3,400             -                 3,400                R - 2 (undersized lot)
394  C029001 0.0459 0 TALBOT ST 1,700             -                 1,700                R - 2 (undersized lot)
394  E017001 0.0918 0 JUNIPER ST 3,400             -                 3,400                R - 2 (undersized lot)
394  E062001 0.0459 0 BINGHAM ST 1,700             -                 1,700                R - 2 (undersized lot)
395  B001001 0.3444 0 TALBOT ST 12,800           -                 12,800             abuts Oatnuts Park (land locked)
407  E001001 0.1031 0 IDAHO ST 3,800             -                 3,800                R - 3 (undersized lot for housing)
410  B030001 0.0919 90 NOTTINGHAM AVE 3,400             -                 3,400                R - 3 (undersized lot for housing)
410  F022001 0.0374 68 DEMEREST ST 1,400             1,400                R - 3 (undersized lot for housing)
428  C007001 0.1333 563 WASHINGTON AVE 4,900             -                 4,900                R - 5 (undersized lot for housing)
433  A015001 0.0103 10 WHITTIER ST 100                 -                 100                   R - 5 (undersized lot for housing)

Key
Parking Lot
Municipal Parcel
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MEMORANDUM 

TO: Councilor Duson, Chair  
Members of the Housing Committee 

FROM: Mary Davis, Housing & Community Development Division Director 

DATE: June 21, 2018  

SUBJECT: Affordable Housing Development HOME Funding Requests 

At the Housing Committee meeting on March 28, 2018, the Committee approved application 
criteria for staff to identify and recommend eligible development projects to apply for HOME 
Funding. The application went out to the public on March 30th and proposals were due on April 
30th.   Four proposals were received.  Staff recommendations were reviewed by the Housing 
Committee on June 5th.  The Committee took action on the Deering Place funding request on 
June 5th, but postponed action on the Front Street, 178 Kennebec Street and 977 Brighton 
Avenue requests until the June 27th meeting. 

The proposals were reviewed by staff according to the selection criteria stated in the 2018 
Affordable Housing Development HOME Fund Application (Section IV, page 11, a copy of 
which is attached).  Initially staff scored the applications with a caveat that the scores were 
pending underwriting information. Staff re-evaluated the scoring after review of the underwriting 
reports.     

Selection Criteria/Maximum 
Value Deering Place Front Street 

178 Kennebec 
Street 

977 Brighton 
Avenue 

Proposed Use of Funds 
(Assigned weight: 30) 

26.0 27.0 25.7 23.7 

Financial Feasibility 
(Assigned weight: 25) 

21.0 21.3 19.7 19.3 

Applicant's Ability to 
Complete Project (Assigned 
weight: 25) 

24.7 20.7 21.3 20.7 

Impact on Surrounding 
Neighborhood (Assigned 
weight: 20) 

18.7 19.7 19.3 18.7 

TOTALS 90.3 88.7 86.0 82.3 
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STAFF RECOMMENDATIONS 
 
Staff was impressed with the quality of all four applications, agreeing that each application had 
strengths and weaknesses across the scoring categories.  All four proposals are quality projects 
that are in line with the City’s goals for housing.   
 
It should be noted, that any recommendation for City HOME funding from the Housing 
Committee to the Council is not the same as approval of any new development project.  After 
carefully weighing the potential benefits and impacts on the City and surrounding neighborhood 
the Planning Board will ultimately determine if a project is meets the City’s site plan ordinance.  
Any funding awarded will be contingent on the project’s final approval by the Planning Board.   
 
Total HOME funding available for affordable housing development is $1,080,174.  The four 
proposals requested $1,741,540 in funding.  
 
Deering Place   
 
At the June 5th meeting, the Committee voted 3-0 to recommend the additional $200,000 in 
HOME funding.  The funding recommendation will be included on the July 16 and August 13 
Council Agendas. 
 
Front Street 
 
As stated in the developer’s application “Front Street is currently a 50-unit Public Housing 
community in the East Deering neighborhood of Portland, Maine. The project was built in 1971 
as part of Portland’s Urban Renewal effort and the creation of Franklin Arterial to connect the 
interstate with the Downtown tourist are of the Portland peninsula.  Over 200 residential 
structures, considered a blighted area, were taken by eminent domain and demolished in 
Portland’s Bayside neighborhood.  A portion of those families were moved to temporary housing 
at Front Street……”   
 
“47 years later, this “temporary” housing was identified in Portland Housing Authority’s 
Strategic Vision Plan of 2015 as the top priority for re-development due to deterioration of 
buildings due to poor construction quality and structural issues due to poor soils.” 
 
“PHA is proposing a single phase approach to not only demolish and re-develop the existing 50 
units of housing, but add an additional 61 units of mixed-income family rental housing…..”
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Front Street 
1-Bedroom Units (29) at or below 50% area median income 7 
  at or below 50% area median income PBV 11 
 Market Rate 11 
2-Bedroom Units (38) at or below 50% area median income 19 
  at or below 50% area median income PBV 7 
 Market Rate 12 
3-Bedroom Units (27) at or below 50% area median income 5 
 at or below 50% area median income PBV 19 
 at or below 60% area median income 3 
4-Bedroom Units (13) at or below 50% area median income PBV 13 
5-Bedroom Units (4) at or below 50% area median income PBV 4 
Total Units   111 

 
This project is seeking 4% Low Income Housing Tax Credit and tax-exempt debt with Maine 
Housing.  It will not proceed on the same timetable as the other three proposals who will be 
seeking 9% Low Income Housing Tax Credits.  The developer has engaged in significant public 
outreach in the East Deering Neighborhood. A neighborhood meeting was held on November 7, 
2017 and the Planning Board held a workshop on November 14, 2017.  The Planning Department 
has made significant commitments to the neighborhood to ensure that the design of the project is 
contextual to the neighborhood.  To ensure these commitments are met, staff is recommending 
funding for this project. 
 
As you may recall, in the June 5th Committee memo staff recommended funding for this project at 
$480,174.  The current funding recommendation includes an additional $30,000 from a negotiated 
reduction in the funding recommended to the 178 Kennebec Street project.   
 
Staff Recommendation - HOME funds $510,174; 0% interest rate loan, deferred for 30 years;  

 
Total City HOME Investment of $510,174/unit - $4,596. 
Total City HOME Investment of $510,174/affordable unit - $5,798. 
 
At a later date, developer has indicated that they will seek additional city assistance through an 
affordable housing tax increment financing district/credit enhancement agreement as well as 
funding from the Housing Trust Fund in an amount up to $831,366 (total city HOME and HTF 
investment requested $1,341,540).   

 
Staff is recommending that the City partially fund their HOME request at $510,174, with 
additional funds up to their full request to be provided if HOME funds become available due to 
other projects not moving forward or similar circumstances.   
 
178 Kennebec Street  
 
The site is a portion of the former Public Works facility which was marketed for sale in the 
beginning of 2017. In the fall of 2017, the City Council approved a Purchase and Sale 
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Agreement for the 178 Kennebec Street.  The proposed development is one step towards the 
City’s goal of redeveloping the Public Works site in the Bayside neighborhood. 
 
As stated in the developer’s application, the project “…includes ground-level retail and/or artist 
studio space with 46 units of housing on the upper floors.  The housing will be rental; all 1-
bedroom units, set aside for households whose head of household is aged 55+. 
 
“We expect the income mix targeted for this development will be 22% market rate, and 78% 
affordable (aimed at those at or below 60% of the area median income), creating economic 
diversity both in the building and in the neighborhood.” 
   
Since the June 5th Housing Committee meeting, staff met with the developer to discuss the 
underwriting memo, particularly as it relates to the developer fee, loan amount and term of loan.  
Based on those discussions, the developer agreed to reduce their request from $400,000 to 
$370,000 in return for a more favorable term on the loan (0% interest with cashflow repayment 
to 0% interest, deferred for 30 years).  Staff reviewed this proposal with the underwriter who 
indicated that the change in loan term was reasonable in the context of a smaller HOME 
investment. 
 

178 Kennebec Street 
1-Bedroom Units (46) at or below 40% area median income 0 
  at or below 50% area median income 15 
 at or below 60% area median income 21 
 Market Rate 10 
Total Units   46 

 
Staff Recommendation – HOME funds: $370,000, 0% interest rate loan, deferred for 30 years.  
 
Total City HOME Investment of $370,000/unit - $8,044. 
Total City HOME Investment of $370,000/affordable unit = $10,278 
 
977 Brighton Avenue 
 
Avesta Housing submitted two projects for funding.   As mentioned above, additional funding 
was recommended for the Deering Place project.  At this time staff does not recommend HOME 
funding the project at 977 Brighton Avenue.  The underwriting report recommended funding for 
this project, subject to the availability of funds. Staff considered providing a small HOME 
investment to this project ($50,000-$75,000) but ultimately decided that the compliance and 
regulatory burdens associated with the investment would outweigh the benefit to both the City 
and the developer.  While the project is very promising, we feel there are two reasons not to 
recommend funding this year: 
 
(1) Of the four projects, this one scored the lowest in the staff assessment, and there are not 

sufficient funds to provide HOME support for all four project 
(2) Avesta Housing submitted two HOME funding requests and the Deering Place project is 

further along in the development process and with funding commitments 
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That said, staff continues to support the project and will continue to talk with the developer about 
alternative ways to finance the project.   

As part of the Maine State Housing Authority’s (MSHA) Qualified Allocation Plan (QAP) 
application due in September, the developers that plan to apply for LIHTC funding are 
requesting letters of commitment of support for their projects prior to the September QAP 
submission deadline.   If the Committee agrees with the staff recommendation, this letter would 
be conditioned on the completion of all standard commitment requirements, and the following 
additional recommendations: 

1. The commitment will be subject to compliance with all HOME Program regulations
including, but not limited to, cost allocation, designation of HOME units and compliance
with the new HOME Final Rule (effective August 23, 2013) and the Consolidated and
Further Continuing Appropriations Acts of 2012 and 2013.

2. The commitment will include the requirement that the environmental review process be
satisfactorily completed. The City’s agreement to provide funds will be conditioned on
the determination to proceed with, modify or cancel the project based on the results of the
environmental review.

3. Commitment of funds to be stated as “an amount up to the funding request based on
maximization of LIHTC equity raise”, to ensure that the City’s contribution is leveraged
to the maximum extent possible.

4. If applicable, documentation acceptable to the City that the acquisition cost is reasonably
related to market value.   This is a HOME Program requirement.

5. Commitment should be subject to the projections and assumptions noted in the project
budgets and pro-forma submitted and the City reserves the right to reconsider and adjust
their commitment if any significant alterations occur in the budget.   A final commitment
will be subject to a final budget.

6. Commitment will be subject to conditions or requirements noted in the underwriting
report.

7. Any substantial changes to the composition of the project, or the financial investment
required, will be brought back to the committee and the council for review and approval.

ATTACHMENTS 

• Section 1V from the 2018 Affordable Housing Development HOME Funds Application
• Front Street Application Overview
• 178 Kennebec Street Application Overview
• 977 Brighton Avenue Application Overview
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19) A 15-year operating pro forma for the project with inflators of 2% on income and 3% on
expenses

20) Evidence of financial commitments, or explanation of the ability and timing to secure those
commitments. A statement describing the applicant's capacity for and experience in raising 
the type of capital needed to finance projects of this size and type. 

21) Projects serving special needs populations must provide evidence of commitments of support
services, and a description of the service provider and funding cycle for those services.

22) Applicant must include a management plan for the long-term management of the project
including manager’s experience and capacity.

23) An analysis and discussion of market demand justifying the need for the proposed project.

24) For Renovation of Operational Projects (or projects with operational components) the
following items are also required: 

• Relocation plan budget
• Description of all current debt, operation subsidies, and services provided (as applicable)
• Current rent roll
• 2 years of audits for project property (if available) OR 2 years of management income and

expense statements for project property
• Most recent Quarter internally prepared income and expense statement.

IV. SELECTION PROCESS

Selection criteria will be used in reviewing and scoring the applications.  

A. Point System for Evaluating and Scoring Applications (Max 100) 

Proposed use of funds to achieve the City of Portland's goals  and address 
demonstrated need.         30 points 
Maximum points will be awarded for those applications that demonstrate sufficient market demand, 
create housing options which promote economic diversity in the neighborhood in which the 
development is located, are consistent with the Comprehensive Plan, leverage funds efficiently, and 
include a policy prohibiting smoking. 

Financial feasibility, including cost, development budget operating pro forma and 
the provision of secured and leverage funds.      25 points 
Maximum points will be awarded for those applications that include a complete set of financial 
documents to support the financing request, contain a realistic set of sources and uses development 
budgets and a pro forma operating budget, include sufficient reserves for operations and maintenance, 
including pre-funded reserves, and long-term financial sustainability of the project is highly likely. 
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Applicant's ability to complete project, including development team experience, 
capacity, project readiness and timeframe for completion.   25 points 
Maximum points will be awarded for those applications that demonstrate the readiness of the project to 
proceed, a development team with a successful track record in projects of similar size, scale, type and 
complexity to the proposed project and the capacity to fulfill their responsibilities. 

Impact on surrounding neighborhood, including design compatibility and 
environmental issues.          20 points 
Maximum points will be awarded for those applications where site selection is appropriate for use, no 
zoning amendments are required, the design is consistent with neighborhood design characteristics, 
amenities and unit design are well thought out and appropriate, where no environmental issues have 
been identified and meet the requirements of the City of Portland’s Green Building Ordinance. 

B. Evaluation and Selection Process and Timeframe 
Applications will be reviewed by an evaluation team that will include City of Portland staff.  The 
following process will be used:  

1) All applications will be reviewed for completeness.  Only complete applications will be
reviewed under the scoring factors in order to recommend the most qualified applications
based on the information submitted. The application review team may confer with the
applicants and/or third parties to clarify or verify information and request additional
information.

2) Recommendations, along with all applications and scoring information, will be forwarded to
the City Council’s Housing Committee for review and approval. Their recommendations will
be forwarded to the City Council for final review and approval.

3) Applicants will be kept informed throughout the review process, specifically in regard to
recommendations and funding levels.

4) The evaluation and review process should be substantially complete within 30 days of receipt
of complete application.  Applicants will be notified of their application status as soon as
possible.

5) Based on City Council approval, successful applicants will receive a letter of funds
reservation.  A letter of funds reservation is not a commitment letter but an agreement to set
aside budgeted funds for up to six months, to allow the project sponsor to proceed with
securing other commitments.



Portland  Housing  Development  Corporation  /  Front  Street  Housing  Redevelopment,  LP  
HOME  Application  
Project  Summary  

Front  Street  Re-‐Development  -‐  Detailed  Project  Proposal  

Summary  -‐  Request  for  Funding  
Portland  Housing  Development  Corporation  (PHDC)  and  Front  Street  Housing  Redevelopment,  LP  are  requesting  
$841,540  in  grant  funding  from  the  City  of  Portland’s  HOME  program  to  assist  in  the  re-‐development  of  affordable  
family  rental  housing  in  Portland,  Maine.    PHDC  is  requesting  these  HOME  funds  as  a  critical  early  step  in  securing  
other  funding  to  replace  outdated  housing  and  bring  new  housing  to  a  mixed-‐income  community.  

Project  Summary  and  Description  of  Housing  
Front  Street  is  currently  a  50-‐unit  Public  Housing  community  in  the  East  Deering  neighborhood  of  Portland,  Maine.    
The  project  was  built  in  1971  as  part  of  Portland’s  Urban  Renewal  effort  and  the  creation  of  Franklin  Arterial  to  
connect  the  interstate  with  the  Downtown  tourist  area  of  the  Portland  peninsula.    Over  200  residential  structures,  
considered  a  blighted  area,  were  taken  by  eminent  domain  and  demolished  in  Portland’s  Bayside  neighborhood.    A  
portion  of  those  families  were  moved  to  temporary  housing  at  Front  Street  in  Portland’s  East  Deering  
neighborhood.      

47  years  later,  this  “temporary”  housing  was  identified  in  Portland  Housing  Authority's  Strategic  Vision  Plan  of  
2015  as  the  top  priority  property  for  re-‐development  due  to  deterioration  of  buildings  due  to  poor  construction  
quality  and  structural  issues  due  to  poor  soils.    A  2012  Physical  Needs  Assessment  concluded  that  the  buildings  are  
at  the  end  of  their  useful  life,  and  an  Obsolesence  Study  in  2016  determined  that  renovations  would  be  costlier  
than  demolition  and  new  construction.      

PHA  is  proposing  a  single-‐phase  approach  to  not  only  demolish  and  re-‐develop  the  existing  50  units  of  housing,  but  
add  an  additional  61  units  of  mixed-‐income  family  rental  housing  that  will  be  durable,  beautiful  and  extremely  
energy  efficient.    Please  note  there  is  an  adjacent  10-‐unit  homeownership  project  that  will  be  developed  on  the  
existing  Front  Street  parcel  along  Illsley  Street,  but  is  not  part  of  the  rental  housing  project  and  is  not  part  of  this  
application.      

Population  Served  
Households  currently  living  at  Front  Street  are  Extremely-‐Low  Income,  (ELI),  or  Very-‐Low  Income,  (VLI).    There  are  
currently  49  occupied  units;  35  households,  (about  71%),  have  extremely-‐low  incomes.    Current  households  range  
in  size  from  one-‐person  to  ten-‐persons.    Households  are  predominantly  between  three-‐  and  six-‐persons.  A  unique  
feature  of  Front  Street  is  its  4-‐  and  5-‐bedroom  units  for  larger  families.    PHA  has  a  public  housing  waiting  list  with  
1,800  families  and  several  of  those  on  the  waiting  list  are  looking  for  4-‐  and  5-‐bedroom  units.  

PHA  is  applying  to  HUD  under  Section  18  Demolition  and  Disposition  of  the  Housing  Act  of  1937  to  re-‐develop  
Front  Street  public  housing.    Section  18  allows  all  residents  the  right  to  compensation  for  temporary  relocation  and  
PHA  is  pledging  100%  Right  of  Return.    Residents  will  be  relocated  with  Tenant  Protection  Vouchers  in  private  
housing  or  will  be  able  to  move  to  some  of  the  other  1,000  units  of  public  housing  owned  by  PHA  in  Portland.    We  
are  anticipating  at  least  half  of  the  current  families  will  choose  to  return  to  the  re-‐developed  Front  Street.  PHA  is  
pledging  50  Project  Based  Vouchers  to  the  new  project.    These  will  ensure  those  returning  after  relocation  will  
have  a  subsidized  unit.      23  units  (20%)  will  be  market  rate  with  a  goal  of  protecting  existing  ELI  families  while  
diversifying  incomes  in  the  development  and  neighborhood.    The  balance  of  units  will  be  at  or  below  50%  and  60%  
of  Area  Median  Income.      

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight

mpd
Highlight



Proposed  Use  of  Funds,  Market  Demand  and  Measures  of  Success  
Our  first  and  foremost  measure  of  success  will  be  111  new  units  of  affordable  housing.    Portland  has  over  3,000  
people  on  the  Section  8  waiting  list  and  there  are  over  13,000  people  statewide  who  often  have  to  wait  3-‐5  years  
for  an  affordable  home.    This  project  will  clearly  have  an  effect  on  over  a  hundred  families.    Please  see  the  
attached  market  study  to  understand  the  market  demand.      

The  Front  Street  Redevelopment  project  has  partnered  with  local  social  service  providers  to  go  beyond  beautiful  
new  apartments  for  its  residents  and  provide  critical  services  to  help  residents  thrive  in  the  community.    The  focus  
of  these  services  is  to  enable  empowerment  and  self-‐sufficiency.    The  following  services  are  committed  to  the  
project  and  letters  of  commitment  are  available  upon  request:  

• Boys  and  Girls  Club  of  Southern  Maine  –  After  School  programs
• Goodwill  –  Employment  and  job  training  supportive  services
• LearningWorks  –  English  language  and  literacy  programs  and  YouthBuild  Program
• The  Opportunity  Alliance  –  Early  Head  Start  Family  Visiting  Program

Financial  Feasibility  
There  is  no  doubt  that  Front  Street’s  legacy  of  a  placing  low-‐income  housing  on  a  former  City  dump  with  poor  
structural  soils  combined  with  drastic  cuts  to  public  housing  over  the  life  of  the  project  has  left  this  property  in  
desperate  need  of  redevelopment.    It  also  means  the  project  has  costs  that  many  other  projects  do  not  have:    The  
size  of  the  site  is  two  City  blocks  spanning  4  acres.    50  families  will  be  temporarily  moved,  re-‐housed  and  returned,  
all  with  financial  support  required  in  the  Uniform  Relocation  Act.    The  project  has  a  DEP  VRAP  plan  for  remediation  
of  the  soils.    Hazardous  materials  will  need  to  be  removed  from  the  buildings  prior  to  demolition.      

These  initial  costs  are  considered  “Seller’s  costs.”    PHA  has  received  $250,000  of  CDBG  funds  from  the  City  of  
Portland  as  well  as  a  $125,000  grant  from  the  TD  Charitable  Foundation  Housing  for  Everyone  competition  in  2017.  
These  funds,  as  well  as  potential  EPA  Brownfields  funds  and  PHA  non-‐federal  reserves  will  pay  for  all  “Seller  Cost”  
that  are  NOT  part  of  this  application.  

The  project  has  already  secured  $3,900,000  of  AHP  funds  from  the  Federal  Home  Loan  Bank  of  Boston  through  our  
construction  lender,  Bath  Savings.    We  are  applying  to  MaineHousing  for  4%  LIHTC  and  Tax-‐Exempt  Debt  and  will  
request  a  City  of  Portland  Housing  Trust  Fund  0%  loan  as  well.    Please  see  the  attached  pro  forma  development  
budget,  sources  and  uses,  operating  budget  and  15-‐year  operating  pro  forma.  

Capacity  to  Develop  the  Project  
The  Portland  Housing  Authority  hired  Jay  Waterman  as  their  Real  Estate  Development  Director  over  three  years  
ago.    Since  that  time,  Bayside  Anchor,  a  45-‐unit  mixed-‐income  multi-‐family  affordable  housing  project  has  been  
built  and  occupied.    Mr.  Waterman  is  the  project  manager  for  the  Front  Street  project.    Mark  Adelson,  PHA’s  
Executive  Director,  is  also  integrally  involved  in  the  project,  assisting  with  the  Relocation  Plan  for  temporary  
relocation  of  Front  Street  families.    Our  HUD  application  process  is  being  supported  by  Joe  Schiff,  a  former  HUD  
deputy  undersecretary.    Our  relocation  planning  is  being  supported  by  Andrew  Daniels  of  MAPPLAN  Partners.    
Gary  Vogel  of  Drummond  Woodsum  is  our  legal  counsel.    Our  property  management  firm  will  be  Avesta  Housing.  

PHA  has  assembled  a  top-‐notch  design  team  for  the  project,  including  Utile  Architecture  and  Planning  from  
Boston,  Carroll  Associates  Landscape  Architects,  Allied  Engineering,  Ransom  Environmental  Consulting,  and  
Thornton  Tomasetti  to  assist  with  Passive  House  certification.  

Neighborhood  and  Design  Compatibility  
Front  Street  has  been  affordable  public  housing  for  the  last  47  years.    The  project  has  been  a  low-‐density  
development  that  has  the  potential  for  significantly  more  density  with  the  Division  30  changes.    We  feel  the  
proposed  design  will  have  a  more  connective  fabric  with  the  surrounding  neighborhood  than  the  existing  building.    
Walkability,  scale,  connectivity  and  permeability  are  all  part  of  the  design.    We  have  worked  with  City  planning  and  
urban  design  staff  for  the  last  18  months  on  this  project  and  will  continue  to  work  with  them  as  we  bring  this  to  
the  planning  board  in  the  Summer  of  2018.  
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Architecture
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DISCLAIMER: These plans are conceptual only.  They have not been
subject to a comprehensive code and regulatory review, nor have they
been tested against any as-built surveys.  Discoveries in such an
analysis may result in fundamental changes to the original concept.
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MaineHousing Front  Street  Redevelopment

Project  Completion  Schedule

Activity Actual/Scheduled  Date
Month/Year

A.      SITE

Option/Contract

Site  Acquisition

Zoning  Approval

Site  Analysis

B.    FINANCING

Construction  Loan  Commitment

Permanent  Loan  Commitment

Other  Sources  Committed

C.    PLANS  AND  SPECIFICATIONS

50%

90%

100%

D.    CONSTRUCTION  LOAN  CLOSING

E.    CONSTRUCTION  START

F.    COMPLETION  OF  CONSTRUCTION

G.    LEASE-UP

Initial  Lease-up  

Sustained  (95%)  Occupancy

Please  account  for  application  processing  -  approximately  60  days  from  the  application  due  date.

09/01/18

10/15/18

09/15/20

05/01/21

02/01/19

06/15/19

06/20/19

09/01/20

03/15/19

09/01/18

01/05/17

06/15/19

08/15/18

10/15/17

09/01/18



PROJECT  NAME:   Front  Street  Re-Development  (Single  Phase) Date: 05/01/18
LOCATION: Portland  ME

DEVELOPMENT  ASSUMPTIONS LIHTC  Alloc. 933,564
Total  Units 111 Inflation  Adjustments Yr  1-5 Yr.  6-15 Yr.  16-30 Equity  yield 0.89
#  @  40%  AMI 0.0% 0       Rent 2.00% 2.00% 2.00% Synd.  % 99.99%
#  @  50%  AMI  (PBV  Low  HOME) 45.0% 50       Operating  Expense 3.00% 3.00% 3.00% Equity  Raise 8,307,892
#  @  50%  AMI  (LIHTC) 31.5% 35       Other  Income 2.00% 2.00% 2.00%
#  @  60%  AMI  (High  HOME) 0.0% 0 Debt  Coverage  Ratio 1.15 Historic  Credit  FED 0
#  @  60%  AMI  (LIHTC) 2.7% 3 Vacancy 5% Equity  yield 0.95
#  @  Market 20.7% 23
Appraised  Market  Value 100.0% 17,190,480 Market  Value/Unit $154,869 Synd.  % 99.99%

Equity  Raise 0
Pro  Forma  Development  Budget

    Residential Per  Unit Commercial Total
Site  Improvements 1,326,000 11,946 1,326,000 Historic  Credit  STATE 0
Construction   18,421,902 165,963 18,421,902 Equity  yield 0.88
Demolition 0 0 0 Synd.  % 99.99%
Builder  Overhead 400,000 3,604 400,000 Equity  Raise 0
Builder  Profit 780,000 7,027 780,000
Bond  Premium 50,000 450 50,000 Total  Equity: 8,307,892
Construction  Contingency 5% 1,048,895 9,450 1,048,895
Subtotal  Construction  Costs 22,026,797 198,440 0 22,026,797

Gross  Square  Footage 132,000
Building  Permits  and  Fees 322,613 2,906 322,613 Construction  Cost/Sq  ft. $158.92
Survey  &  Engineering 103,900 936 103,900
Architectural  &  Design 945,000 8,514 945,000 Front  Street  Re-Development  -  Sources  and  Uses
Legal 73,000 658 73,000 Sources
Title  &  Recording 15,000 135 15,000
Accounting 8,000 72 8,000 Development  Fee  Loan 2,400,000
Construction  Period  Tax 2,000 18 2,000 Tax  Exempt  Bond  Loan 14,045,415
Construction  Period  Insurance 25,000 225 25,000 AHP  Loan 3,400,000
Soft  Cost  Contingency 42,000 378 42,000 FHLB  Subsidy 500,000
Subtotal  Soft  Costs 1,536,513 13,842 0 1,536,513 City  Housing  Trust  Funds 589,728

City  HOME  Funds 841,540
Construction  Loan  Origination  Fees 8,500 77 8,500 Net  Syndication 8,307,892 933,564 Credit  Allocation
Construction  Loan  Interest 700,000 6,306 700,000         Sponsor  Loan 0
Constr  Partic.  Fee/Perm  Loan  Fee 282,500 2,545 282,500 Total 30,084,575
Lend  Inspec,  Const  legal,  Letter  of  Credit 28,750 259 28,750
Subtotal  Finance  Costs 1,019,750 9,187 0 1,019,750 Uses

Construction 22,026,797 $158.92 /sf  Construction
Market  Survey 5,200 47 5,200 Soft  Costs 1,536,513
Appraisal 6,000 54 6,000 Finance  Costs 1,019,750
Environmental  Study 13,500 122 13,500 Miscellaneous 303,405
LIHTC  Fees/  prepd  monitor   142,625 1,285 142,625 Acquisition 0
Commissioning 47,080 424 47,080 Reserves 1,298,111
FF&E 89,000 802 89,000 Developer  Fee 3,900,000
Subtotal    Miscellaneous 303,405 2,733 0 303,405 Total 30,084,575 271,032 Gross  TDC  /  Unit

257,000 Adj.  TDC  /  unit
Acquisition:  Buildings 0 0 0 Changes  to  this  pro  forma  version
Acquisition:  Land 0 0 0 111  units
Acquisition:  Legal 0 0 0 Trending  at  2%  income  /  3%  expenses
Subtotal    Acquisition 0 0 0 0 New  LIHTC  and  PBV  rents  as  of  April  2018

OPEX  increased  to  $7,700/unit
Operating  Deficit  Escrow 925,000 8,333 925,000 No  MSHA  subsidy
Pre-funded  Replacements 196,519 1,770 196,519 City  HOME  funds
Tax  &  Insurance  Escrow 126,592 1,140 126,592 Adjusted  TDC  Index  calculation
Working  Capital  /  Relocation 0 0 0
GP  Contribution 0 0 0
Developer  Overhead 2,000,000 18,018 2,000,000 1,715,000

Developer  Profit 1,900,000 17,117 1,900,000 MAXIMUM  DEVELOPER  FEE  AVAILABLE 3,927,686
  Rent-up  &  Marketing 50,000 450 50,000 ACTUAL  DEVELOPER  FEE 3,900,000
Subtotal  Fee  and  Reserves 5,198,111 46,830 0 5,198,111 %  OF  MAXIMUM  DEVELOPER  FEE 99.3%

NET  DEVELOPER  FEE  COLLECTED 1,500,000
Total  Project  Costs 30,084,575 271,032 0 30,084,575 %  OF  MAXIMUM  DEVELOPER  FEE 38.2%
Total  Development  Costs  (MSHA) 28,526,950 257,000
Total  Development  Cost  (MSHA)  Index 208,190
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FLOW  OF  FUNDS

CLC During  Construction PLC
Sources 10/15/18 1/13/19 4/13/19 7/12/19 10/10/19 12/14/19 2018 2019 Total

Beginning  Cash 0 0 0 0 0 0 3,084,605 2,992,302 0

Capital  Contribution 830,789 0 2,076,973 4,984,735 207,697 207,698 8,307,892
Construction  Loan 1,563,245 5,006,699 5,506,699 3,429,726 5,556,699 21,063,069 Total  loan  $XXXXXX  incl.  $500k  City  LOC
GP  Bridge  Loan 0

MH  Subsidy 0 0 0
Tax  Exempt  Bond  Loan 14,045,415 14,045,415
Conventional  First  Mortgage 0
AHP  Loan 3,400,000 3,400,000
Seller  Note 0 0
City  Housing  Trust  Fund 294,864 294,864 589,728
City  FedHOME 420,770 0 420,770 841,540
AHP  Subsidy 0 500,000 500,000
Development  Fee  Loan 2,400,000 2,400,000
TOTAL  SOURCES 3,109,668 5,506,699 5,506,699 5,506,699 5,556,699 25,545,784 3,292,302 3,200,000 51,147,644

Uses

Acquisition 0 0
Construction 5,506,699 5,506,699 5,506,699 5,506,699 22,026,797
Soft  Costs 1,536,513 0 0 0 0 0 1,536,513
Financing  Costs 1,019,750 0 1,019,750 CLC
Miscellaneous 303,405 0 303,405 PLC
Dev  Fee   250,000 150,000 300,000 3,200,000 3,900,000 8609
Reserves 50,000 1,248,111 1,298,111 Stabilized
TOTAL  DEV.  COSTS 3,109,668 5,506,699 5,506,699 5,506,699 5,556,699 1,398,111 300,000 3,200,000 30,084,575

Repay  GP  Bridge  Loan 0 0
Repay  Construction  Loan 21,063,069 21,063,069
Other  Syndication  Costs 0 0
SUBTOTAL  OTHER  ITEMS 0 0 0 0 0 21,063,069 0 0 21,063,069
TOTAL  USES  OF  FUNDS 3,109,668 5,506,699 5,506,699 5,506,699 5,556,699 22,461,179 300,000 3,200,000 51,147,644

Ending  Cash 0 0 0 0 0 3,084,605 2,992,302 0 0

PROJECT  FINANCING COLLATERAL  COVERAGE
Source Amount     Rate     Term     Lien Annual  D/S Total Per  Unit

Yr.  1-5 Yr.  6-15 Yr.  16-30 Projected  Mortgage 14,045,415 126,535
Source  1:     MH  Subsidy 0 0.00% 30 First 0 0 0 Appraised  Market  Value 17,190,480 154,869
Source  2:     Tax  Exempt  Bond  Loan 14,045,415 5.50% 30 First 772,498 772,498 772,498 Loan  to  Value  Ratio 82%
Source  3     AHP  Loan 3,400,000 5.00% 30 First 219,023 219,023 219,023 Market  Rent  Differential 248,892 187
Source  4: Seller  Note 0 0.00% 30 0 0 0 Subsidy  per  Low  Income  Unit 0
Source  5 City  Housing  Trust  Fund 589,728
Source  7 City  FedHOME 841,540 0.00% 30 Third 0 0
Source  8 AHP  Subsidy 500,000 Third Grant
Source  9 Development  Fee  Loan 2,400,000 cash  flow 0 0 0
Source  10 Net  Syndication 8,307,892 $0.89

Capitalization  Gap 0

Total 30,084,575
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[LIHTC  rents  as  of  April  2018;;  PBVs  110%  5/1/2018  FMRs;;  Mkt  rents  Per  Gill  Group  study  12/23/2017  (90%  of  Mkt  used)]

PROPOSED  RENT  SCHEDULE

Rents  from Program Gross Market   Utility Total
Type AMI #  Units Applicant Max  Rents Rent Rent Allow. Rent
0BR 40%  LIHTC 0 $1,000 0 0

50%  LIHTC  PBV 0 788 788 788 $1,000 0 0
50%  LIHTC 0 788 788 788 $1,000 0 0 OPERATING  EXPENSES
60%  HOME 0 $1,000 0 0
60%  LIHTC 0 946 946 946 $1,000 0 0 Residential Annual

0 Market 0 $900 $900 900 $1,000 0 0 Expense Annual Per  Unit
1BR 40%  LIHTC 0 $1,100 0 0 Administrative  Expenses:

50%  LIHTC  PBV 7 845 845 845 $1,100 0 70,980
50%  LIHTC 11 845 845 845 $1,100 0 111,540     Management  Fees 109,630 988
60%  HOME 0 $1,100 0 0     Management  Charges 109,630 988
60%  LIHTC 0 1014 1014 1,014 $1,100 0 0     Marketing  Expenses 500 5

29 Market 11 $990 $990 990 $1,100 0 130,680     Legal  Expenses 4,000 36
2BR 40%  LIHTC 0 $1,300 0 0     Auditing  Expenses 7,000 63

50%  HOME 0 $1,300 0
50%  LIHTC  PBV 7 1013 1013 1013 $1,300 0 85,092     Other  Administrative  Expenses 0 0
50%  LIHTC 19 1013 1013 1,013 $1,300 0 230,964     Administrative  Expenses 230,760 2,079
60%  LIHTC 0 1216 1216 1216 $1,300 0 0 Operating  Expenses:

38 Market 12 $1,170 $1,170 1,170 $1,300 0 168,480     Janitorial  Payroll 0 0
3BR 40%  LIHTC 0 $1,600 0 0     Janitorial  Supplies  and  Equipment 0 0

50%  LIHTC 5 1171 1171 1,171 $1,600 0 70,260
50%  LIHTC  PBV 19 1171 1171 1171 $1,600 0 266,988     Janitorial  Contractual  Services 40,000 360
High  HOME 0 $1,600 0 0     Natural  Gas  Heat  &  HW 45,000 405
60%  LIHTC 3 1,406 1,406 1,406 $1,600 0 50,616     Electricity 50,000 450

27 Market 0 $1,440 $1,440 1,440 $1,600 0 0     Water  and  Sewer 42,000 378
4BR 50%  LIHTC 0 1307 1307 1,307 $1,900 0 0     Garbage  and  Trash  Removal 35,000 315

50%  LIHTC  PBV 13 1307 1307 1,307 $1,900 0 203,892     Vehicle  and  Equipment  Expenses 0 0
60%  HOME 0 $1,900 0 0     Other  Operating  Expenses 0 0
60%  LIHTC 0 1569 1569 1,569 $1,900 0 0     Operating  Expenses 212,000 1,910

13 Market 0 $1,615 $1,615 1,615 $1,900 0 0 Maintenance  Expenses:
5BR 50%  LIHTC 0 $1,442 $1,442 $1,442 $2,200 0 0     Grounds  Maintenance  Payroll 0 0

50%  LIHTC  PBV 4 $1,442 $1,442 $1,442 $2,200 0 69,216     Grounds  Tools  and  Supplies 0 0
60%  HOME 0 $2,200 0 0     Grounds  Contractual  Services 18,000 162
60%  LIHTC 0 $1,731 $1,731 $1,731 $2,200 0 0     Miscellaneous  Ground  Maintenance 0 0

4 Market 0 0     Tenant  Damage  Charges  -  Grounds 0 0
Other: 0     Building  Maintenance  Payroll 0 0

0     Building  Tools  and  Supplies 5,500 50
Subtotals 111 1,458,708     Building  Contractual  Services 45,000 405

    Building  Systems  Maintenance 42,000 378
Vacancy  Rate 5% -96,167     Miscellaneous  Building  Maintenance 500 5

#  PBVs 50 Other  Income PBV-HAP  Diff. 464,628     Tenant  Damage  Charges  -  Building 0 0
Other  Income Laundry 11,100     Maintenance  Expenses 111,000 1,000
Other  Income 75%  TIF 146,138 General  Expenses:
Effective  Gross  Income 1,984,407     Property  Taxes 194,850 1,755

    Property  and  Liability  Insurance 25,000 225
AFFORDABLE  MORTGAGE  CALCULATION     Tenant  Computer  Network  Expense 2,500 23

    Tenant  Service  Expenses 32,000 288
Effective  Gross  Income 1,984,407     General  Expenses 254,350 2,291
Annual  Operating  Expense 858,060

Replacement  Reserve  Funding 49,950 450
Stabilized  NOI 1,126,346
DSC 1.15 146,915 Commercial  Expenses  (if  applicable) 0 0
$  Avail  for  D/S 979,432
Other  DS 772,498 Total 858,060 7,730
Balance 206,934 Operating  Cost  per  unit  without  Replacement  Reserve 7,280

Social  Service  Multi-Use  Space  portion  of  rent 0
Affordable  Mortgage 5.50% 3,037,129

0 check  versus  OPEX;;  should equal above
BREAKEVEN  ANALYSIS:   RENT  SENSITIVITY OCCUPANCY

Total Annual
Operating  Expense 858,060 Gross  Revenues 1,934,436
Debt  Service 991,521

Breakeven  Rent 1,389 Breakeven  Occupancy 96%
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PROFORMA  OPERATING  INCOME  AND  EXPENSE  STATEMENT
0 Months

0 12 24 36 48 60 72 84 96 108 120
PLC 12/14/19 12/31/19 12/30/20 12/30/21 12/30/22 12/31/23 12/30/24 12/30/25 12/30/26 12/31/27 12/30/28 12/30/29

Effective  Gross  Income 0 2,024,095 2,064,577 2,105,868 2,147,986 2,190,945 2,234,764 2,279,460 2,325,049 2,371,550 2,418,981
Less  Operating  Expense 0 883,802 910,316 937,626 965,754 994,727 1,024,569 1,055,306 1,086,965 1,119,574 1,153,161
Net  Operating  Income 0 1,140,293 1,154,261 1,168,243 1,182,231 1,196,218 1,210,195 1,224,154 1,238,084 1,251,976 1,265,819

Less  RLP  Repay 0 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 Total  Cash  Flow
Less  Other  Repay 0 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 Projected  over  12  Years

Cash  Flow 0 148,772 162,740 176,722 190,710 204,697 218,674 232,633 246,563 260,455 274,298 2,706,143
Cash  Flow  per  Unit #DIV/0! 1,340 1,466 1,592 1,718 1,844 1,970 2,096 2,221 2,346 2,471

Debt  Coverage  Ratio(RLP) 0.00 1.15 1.16 1.18 1.19 1.21 1.22 1.23 1.25 1.26 1.28

MH  Subsidy 0 0 0 0 0 0 0 0 0 0 0 0
Tax  Exempt  Bond  Loan 14,045,415 #NUM! 13,856,211 13,656,334 13,445,182 13,222,120 12,986,475 12,737,539 12,474,560 12,196,747 11,903,263 11,593,225
Principal  Balance(RLP) 14,045,415 #NUM! 13,856,211 13,656,334 13,445,182 13,222,120 12,986,475 12,737,539 12,474,560 12,196,747 11,903,263 11,593,225

Operating  Reserve  Balance 925,000 971,250 1,019,813 1,070,803 1,124,343 1,180,560 1,239,588 1,301,568 1,366,646 1,434,979 1,506,728 1,582,064

Yr  15
12/30/30 12/31/31 12/30/32 12/30/33 12/30/34 12/31/35 12/30/36 12/30/37 12/30/38 12/31/39 12/30/40

Effective  Gross  Income 2,467,360 2,516,708 2,567,042 2,618,382 2,670,750 2,724,165 2,778,648 2,834,221 2,890,906 2,948,724 3,007,698
Less  Operating  Expense 1,187,756 1,223,389 1,260,090 1,297,893 1,336,830 1,376,935 1,418,243 1,460,790 1,504,614 1,549,752 1,596,245
Net  Operating  Income 1,279,604 1,293,319 1,306,951 1,320,489 1,333,920 1,347,230 1,360,406 1,373,431 1,386,292 1,398,972 1,411,454

Less  RLP  Repay 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498
Less  Other  Repay 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023

Cash  Flow 288,083 301,798 315,430 328,968 342,399 355,709 368,884 381,910 394,771 407,451 419,932
Cash  Flow  per  Unit 2,595 2,719 2,842 2,964 3,085 3,205 3,323 3,441 3,556 3,671 3,783

Debt  Coverage  Ratio(RLP) 1.29 1.30 1.32 1.33 1.35 1.36 1.37 1.39 1.40 1.41 1.42

MH  Subsidy 0 0 0 0 0 0 0 0 0 0 0 0
Tax  Exempt  Bond  Loan 11,593,225 11,265,698 10,919,695 10,554,176 10,168,038 9,760,119 9,329,191 8,873,954 8,393,039 7,884,996 7,348,296 6,781,322
Principal  Balance(RLP) 11,593,225 11,265,698 10,919,695 10,554,176 10,168,038 9,760,119 9,329,191 8,873,954 8,393,039 7,884,996 7,348,296 6,781,322

Operating  Reserve  Balance 1,582,064 1,661,167 1,744,225 1,831,437 1,923,009 2,019,159 2,120,117 2,226,123 2,337,429 2,454,300 2,577,015 2,705,866

12/30/41 12/30/42 12/31/43 12/30/44 12/30/45 12/30/46 12/31/47 12/30/48 12/29/49
Effective  Gross  Income 3,067,852 3,129,209 3,191,794 3,255,630 3,320,742 3,387,157 3,454,900 3,523,998 3,594,478
Less  Operating  Expense 1,644,132 1,693,456 1,744,260 1,796,588 1,850,485 1,906,000 1,963,180 2,022,075 2,082,738
Net  Operating  Income 1,423,720 1,435,753 1,447,534 1,459,042 1,470,257 1,481,157 1,491,720 1,501,923 1,511,740

Less  RLP  Repay 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498 772,498
Less  Other  Repay 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023 219,023

Cash  Flow 432,199 444,232 456,013 467,521 478,736 489,636 500,199 510,402 520,219
Cash  Flow  per  Unit 3,894 4,002 4,108 4,212 4,313 4,411 4,506 4,598 4,687

Debt  Coverage  Ratio(RLP) 1.44 1.45 1.46 1.47 1.48 1.49 1.50 1.51 1.52

MH  Subsidy 0 0 0 0 0 0 0 0 0 0
Tax  Exempt  Bond  Loan 6,781,322 6,182,365 5,549,623 4,881,189 4,175,051 3,429,080 2,641,031 1,808,530 929,069 -0
Principal  Balance(RLP) 6,781,322 6,182,365 5,549,623 4,881,189 4,175,051 3,429,080 2,641,031 1,808,530 929,069 -0

Operating  Reserve  Balance 2,705,866 2,841,159 2,983,217 3,132,378 3,288,997 3,453,447 3,626,119 3,807,425 3,997,797 4,197,687
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To: Mary Davis, City of Portland 
From: Anne Boynton, Urban Ventures, Inc. 
Re: Front Street Housing Redevelopment LP 

Developed by Portland Housing Development Corporation (PHDC) 
Date: June 3, 2018 

Executive Summary 
The Front Street Redevelopment will replace 50 units of deteriorated “temporary housing” built in 1971 
which is suffering from structural problems with 111 units of new rental housing and a 10 unit 
homeownership development (which is not part of this request).  Due a range of complications including 
underlying soil contamination and soil structure issues throughout the 4 acre site, size of units (includes 
17 units with 4 or 5 bedrooms), zoning constraints limiting project height to 3 stories, and commitments 
to the neighborhood on design issues, this is quite an expensive development, with a total development 
cost of $30 million (which excludes all demolition and much of the site work.)   The per unit 
development cost is $271,032.   PHDC is requesting a HOME loan of $841,540 and is anticipating a 
Housing Trust Fund request of $589,728, for a total capital investment from the City of Portland of 
$1,431,268.   

In order to make use of the 4% LIHTCs and tax exempt bond financing, PHDC is giving up their current 
property tax exempt ownership structure and is requesting a 75% TIF with an estimated value of 
$146,148 in year 1.  The TIF will return an estimated $48,712 to the City in year 1, raising over time, 
from this property which would not otherwise be on the tax rolls.   

Sources and Uses 

Sources: Uses: 

1st Mortgage  $14,045,415 Site Improvements   $1,326,000 
AHP 2nd lien   $3,400,000 Hard Construction  $19,651,902 
AHP subsidy   $500,000 Hard Cost Contingency    $1,048,895 
LIHTC Equity    $8,307,892 Soft & Misc. Costs   $1,839,918 
Deferred Dev Fee   $2,400,000 Interest & Financing Costs   $1,019,750 
HOME – Portland  $841,540 Acquisition  0 
Housing Trust Fund – Portland  $589,728 Reserves   $1,298,111 

Developer Fee    $3,900,000 

Sources of Funds $30,084,575 Uses of Funds $30,084,576 

For analysis of “Uses,” see Development Budget. 

Development Budget 
The Total Development Cost for this project is very high, particularly considering there is no acquisition 
cost and the units will ultimately be modest in scale and amenities (for instance, the 5 bedroom units 
have only 1.5 baths and a total of 1,400 square feet).  Of the six projects receiving HOME commitments 
in the past 2 years, this project costs 32% more per unit than the next most expensive project (Boyd 
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Street).  Unfortunately, most of this additional cost is an outgrowth of the unique site conditions and 
neighborhood considerations – either directly in construction costs, architectural & engineering 
expense, and in construction period interest.   Short of abandoning the site or reconfiguring for a 
narrower, taller structure, there is not a lot of room to reduce costs. 

Construction Costs:  

Over $1.9 million of the site preparation costs will be borne by the PHA prior to transferring the site to 
the Front Street LP, including hazardous material removal, demolition of existing structures, removal of 
contaminated soils, and relocation of existing residents.  None of these expenses are included in the 
project budget.  Even so, there is still $1,326,000 in ADDITIONAL site improvements to be borne by the 
project to address inadequate soil structures and the extensive soil remediation.   Construction 
techniques to secure the foundation on the old landfill will be more expensive than typical.   

The existing development is all larger units and the new development will include 44 units of 3 
bedrooms or larger.  These larger units also push construction costs up – to the largest units are only 
1400 sq ft with 1.5 baths, so they are not over investing in amenities.   Construction costs are based on 
an overall conceptual design estimate by Wright-Ryan, so there is not currently much detail to evaluate 
in terms of value engineering opportunities.   

Soft Costs:   

Soft costs are generally in line with other Portland area developments except as related to the 
extraordinary site conditions which drives up architectural, engineering, and the high total development 
cost which drives up construction loan interest.  Overall high costs also push up soft costs which are 
calculated on a percentage basis:  operating reserve, replacement reserve, and developer fee.  
Developer fee budgeted at $3.9 million and is calculated at the maximum allowable by Maine Housing.  
This works out to 15.64% of total development cost excluding reserves and developers fee.  The 
developer commits to lend 62% of developer fee ($2.4 million) back to the project for a cash out 
developer fee of $1.5 million.   

Contingency:  

Hard cost contingency is at 5% which is QUITE thin considering the very preliminary stage of 
development.  The costs are estimated based on an October 2018 start date which is not realistic, so 
there will be construction inflation which needs to be factored in.  Also soil conditions can be very 
difficult to estimate.  We should expect these costs to rise over time.   

Acquisition: 

Acquisition price is ZERO. 

Operating Budget & 20 Year Cashflow Projection 

Project Income:  

The PHA is providing 50 project based vouchers to insure that every returning resident has an affordable 
unit.  There will be 23 market rate 1 and 2 bedroom units, with rents of $990 & $1,170 respectively.  
PHDC states these are discounted 10% vs. true market rate.  There will be 38 units affordable at 50% or 
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60% of AMI with rents ranging from $880 for a 1 bedroom to $1,406 for a 3 bedroom.  Vacancy is 
budgeted at 5%.   

Operating Expense 

Total operating cost per unit is $7,730, towards the upper end of affordable housing operating costs.  
However this does not account for the TIF.  A property with an equivalent real estate tax subsidy in the 
form of a PILOT would show operating expenses of $6,413, exactly in range for affordable housing.  
Administration is slightly high at $2,101 per unit.  Utilities are currently thin at $1,234 per unit – given 
large units and large families, this is inadequate.  PHDC has conducted a utility review of comparable 
units and agrees to increase the utility line item to $1,527 per unit.  Given energy efficient construction 
and a range of unit sizes, this should be sufficient.   Annual contribution to Reserves for Replacement is 
$450/unit, which should be sufficient even given the larger units and anticipation of some wear and tear 
from larger families.   

20 Year Cashflow & Debt Service Coverage Ratio (DSCR 

The projected year 1 Debt Service Coverage Ratio (DSCR) is an adequate 1.16.  With industry standard 
inflators of 2% for income and 3% for expense, the projections show the DSCR gradually increasing to 
1.43 in year 20.   

Since there is a hefty developer fee loan -- $2.4 mill – which the investors will insist is repaid from 
cashflow prior to the end of the 15 year tax credit compliance period, there is not a lot of leeway in 
projected cashflow to retire the City investment in the early years.  If the cashflow is divided 75% to the 
developer fee loan, projections show the developer fee loan fully retired in year 14.  Ten percent of 
cashflow is the minimum which should be retained by the project.  If 15% of cashflow goes the City, that 
would be a repayment of about $24,000 in the first year, rising to $50,000 by year 14 when the 
developer fee loan is fully repaid.  The percentage of cashflow paid to the City should be structured to 
increase at the point the developer fee loan is repaid. If the cashflow share paid to the City rises to 50% 
when the developer fee is repaid, the full City investment is retired in year 19.   

Developer Financials 

Portland Housing Authority has submitted audits for FY2014, 2015, 2016 and 2017.  Their fiscal year 
ends 6/30.  Their audit as of 6/30/17 showed strong and improving financial health, with current assets 
of $13.7 million and current liabilities of $1.7 million, resulting in a current ratio of 8.   The Quick Ratio 
(cash and cash equivalents divided by current liabilities) is a remarkably healthy 4.9.  In 2017, they 
increased their Net Position by $1,104,212, as growth in revenues exceeded growth in expenses.  This 
brought their total Net Worth to over $20 million.  Overall, this organization has very strong financial 
health.  This developer has the financial capacity to intervene in a development facing unexpected 
setbacks and or cost over-runs to keep the development process moving forward.  Their financial 
strength as an organization mitigates the risk of the thin hard and soft cost contingency. 

Recommendations 

At this time, I recommend a HOME loan in the amount of $480,174, zero percent interest, payment from 
cashflow with cashflow waterfall acceptable to City, with the following conditions prior to loan closing: 
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1. All standard construction loan conditions, including satisfactory review of final contract with
GC consistent with budgeted estimates, and total contractor overhead, profit and general
conditions of not to exceed 14% of net construction costs.

2. Commitment of all sources on terms and conditions acceptable to City of Portland, including
acceptable cashflow waterfall,  and cashflow projection which shows retirement of developer
fee loan and City of Portland loans;

3. Revised operating budget reflective of higher utility costs and cashflow projection satisfactory
to City.



Date 5/15/2018
Project Name Front Street
Project Address
Developer/Sponsor

Total Units 111
Total Square Feet 60,000 incorrect $1,431,268

Total Per Unit Per Sq Ft
Sources of Funds

Permanent Financing - 1st Lien $14,045,415 $126,535 $234
Permanent Financing - AHP Loan $3.4 mill Subsidy $500k $3,900,000 $35,135 $65
Equity (LIHTC/tenant contributions) $8,307,892 $74,846 $138
Deferred development fee $2,400,000 $21,622 $40
HOME -- City of Portland $841,540 $7,581 $14
Housing Trust Fund -- City of Portland $589,728 $5,313 $10

Total Sources of Funds $30,084,575 $271,032 $501

Uses of Funds

Hard Costs
   Site Improvements $1,326,000 $11,946 $22
   Rehabilitation $0 $0
   New Construction $18,421,902 $165,963 $307

Contractor's Profit, Overhead, & Gen. Requirements 6.0% $1,180,000 $10,631 $20
Hazardous Materials abatement (if contracted separately) $0 $0
Demolition Cost (if contracted separately) $0 $0
Bond Premium $50,000 $450 $1
Other $0 $0
Hard Cost Contingency (% of hard costs) 5.0% $1,048,895 $9,450 $17

Total Hard Costs $22,026,797 $198,440 $367

Soft Costs
   Building Permit & Fees $322,613 $2,906 $5
   Survey & Engineering $103,900 $936 $2

Design & Permitting (% of const exp) 5.0% $945,000 $8,514 $16
Borrower Legal (all closings, excluding syndication legal) $73,000 $658 $1
Title & Recording $15,000 $135 $0
Accounting $8,000 $72 $0
Construction Period Taxes $2,000 $18 $0
Construction Period Insurance $25,000 $225 $0
Other: FF&E, Security $0 $0
Other $0 $0

Total Soft Costs $1,494,513 $13,464 $25

Financing Costs
   Construction Loan Origination Fees $8,500 $77 $0

Construction Period Interest $700,000 $6,306 $12
Lender Inspection Fees $28,750 $259 $0
Letter of Credit Fee $0 $0

Development Budget with
Permanent Sources



Permanent Loan Fee $282,500 $2,545 $5
Construction Lender Legal $0 $0
Other $0 $0 $0

Total Financing Costs $1,019,750 $9,187 $17

Miscellaneous
   Market Survey $5,200 $47 $0
   Appraisal $6,000 $54 $0
   Environmental Study $13,500 $122 $0
   LIHTC Fees -- prepaid monitoring $142,625 $1,285 $2
   Other: Commissioning $47,080 $424 $1
   Relocation Costs $0 $0
   Other  -- FF&E $89,000 $802 $1

Soft Cost Contingency (% of soft costs excl Dev Fee) 0.99% $42,000 $378 $1
Total Miscellaneous: $345,405 $3,112 $6

Acquisition
Acquisition: Buildings $0 $0 $0
Acquisition: Land $0 $0 $0
Acquisition: Legal $0 $0 $0
Other $0 $0 $0

Total Acquisition $0 $0 $0

Reserves and Developer Fee
   Operating Deficit Escrow $925,000 $8,333 $15
   Prefunded Replacement Reserve $196,519 $1,770 $3
   Taxes & Insurance Escrow $126,592 $1,140 $2
   Developer Overhead $2,000,000 $18,018 $33
   Developer Profit $1,900,000 $17,117 $32
   Rent Up Reserve & Marketing $50,000 $450 $1
   Other $0 $0 $0

Total Reserves and Developer Fee $5,198,111 $46,830 $87

Total Uses of Funds $30,084,576 $271,032 $501

Developer Fee Analysis: Total Fees: $3,900,000
Percent of TDC: 15.64% (excluding reserves & developer fee)



Rental Income

Unit 
Type

Number 
of Units

Per Unit 
Sq Ft

Total 
Sq Ft

Restriction 
on % 

Median Inc.

Per Unit 
Monthly 

Gross Rent

Utility 
Deductions

Rent 
Subsidy

Per Unit 
Monthly Net 

Rent

Per Unit Net 
Rent Per Sq 

Ft

Total 
Monthly Net 

Income

Total 
Annual Net 

Rent
1 BR 7 PBV 50% $845 $845 #DIV/0! $5,915 $70,980
1 BR 11 0 50% $845 $845 #DIV/0! $9,295 $111,540
1 BR 11 0 market $990 $990 #DIV/0! $10,890 $130,680
2 BR 7 PBV 50% $1,013 $1,013 #DIV/0! $7,091 $85,092
2 BR 19 0 50% $1,013 $1,013 #DIV/0! $19,247 $230,964
2 BR 12 0 market $1,170 $1,170 #DIV/0! $14,040 $168,480
3 BR 5 0 50% $1,171 $1,171 #DIV/0! $5,855 $70,260
3 BR 19 PBV 50% $1,171 $1,171 #DIV/0! $22,249 $266,988
3 BR 3 0 60% $1,406 $1,406 #DIV/0! $4,218 $50,616
4 BR 13 PBV 50% $1,307 $1,307 #DIV/0! $16,991 $203,892
Other 4 PBV 50% $1,442 $1,442 #DIV/0! $5,768 $69,216
Other 0 60% $0 #DIV/0! $0 $0
Total: 111 0 $121,559 $1,458,708

6.59% budgeted vacancy per pro forma

Front Street

Project Operating Pro Forma
Date
Project Name
Project Address
Developer/Sponsor

May 15, 2018



Operating Expenses
Rent Increase Rate 2.0%
Expenses Increase Rate 3.0% $48,712 Note: Year 1 is the first full year of stabilized operations

Year 1 Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Income

Sch. Gross Income - Residential $1,458,708 $13,142 $1,487,882 $1,517,640 $1,547,993 $1,578,952 $1,610,532 $1,642,742 $1,675,597 $1,709,109 $1,743,291
Vacancy Loss 5.0% ($72,935) ($657) ($74,394) ($75,882) ($77,400) ($78,948) ($80,527) ($82,137) ($83,780) ($85,455) ($87,165)
Other income: PBV/HAP Diff. $464,628 $4,186 $473,921 $483,399 $493,067 $502,928 $512,987 $523,247 $533,712 $544,386 $555,273
Other income (laundry) $11,100 $100 $11,322 $11,548 $11,779 $12,015 $12,255 $12,500 $12,750 $13,005 $13,266
TIF -- 75% $146,138 $1,317 $149,061 $152,042 $155,083 $158,184 $161,348 $164,575 $167,867 $171,224 $174,648

Effective Gross Income $2,007,639 $18,087 $2,047,791 $2,088,747 $2,130,522 $2,173,133 $2,216,595 $2,260,927 $2,306,146 $2,352,269 $2,399,314

Administrative
Management Fee $109,630 $988 $112,919 $116,306 $119,796 $123,390 $127,091 $130,904 $134,831 $138,876 $143,042
Management Charges $109,630 $988 $112,919 $116,306 $119,796 $123,390 $127,091 $130,904 $134,831 $138,876 $143,042
Marketing Expense $500 $5 $515 $530 $546 $563 $580 $597 $615 $633 $652
Legal $4,000 $36 $4,120 $4,244 $4,371 $4,502 $4,637 $4,776 $4,919 $5,067 $5,219
Audit & Accounting $7,000 $63 $7,210 $7,426 $7,649 $7,879 $8,115 $8,358 $8,609 $8,867 $9,133
Tenant Computer network $2,500 $23 $2,575 $2,652 $2,732 $2,814 $2,898 $2,985 $3,075 $3,167 $3,262

Total Administrative $233,260 $2,101 $240,258 $247,466 $254,890 $262,536 $270,412 $278,525 $286,880 $295,487 $304,351

Supportive Services $32,000 $288 $32,960 $33,949 $34,967 $36,016 $37,097 $38,210 $39,356 $40,537 $41,753

Utilities
Fuel Oil $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

   Natural Gas $45,000 $405 $46,350 $47,741 $49,173 $50,648 $52,167 $53,732 $55,344 $57,005 $58,715
Electric $50,000 $450 $51,500 $53,045 $54,636 $56,275 $57,964 $59,703 $61,494 $63,339 $65,239
Water / Sewer $42,000 $378 $43,260 $44,558 $45,895 $47,271 $48,690 $50,150 $51,655 $53,204 $54,800
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Utilities $137,000 $1,234 $141,110 $145,343 $149,704 $154,195 $158,821 $163,585 $168,493 $173,548 $178,754



Maintenance Year 1 Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Grounds $18,000 $162 $18,540 $19,096 $19,669 $20,259 $20,867 $21,493 $22,138 $22,802 $23,486
Tools and Supplies $5,500 $50 $5,665 $5,835 $6,010 $6,190 $6,376 $6,567 $6,764 $6,967 $7,176
Janitor Contract $40,000 $360 $41,200 $42,436 $43,709 $45,020 $46,371 $47,762 $49,195 $50,671 $52,191
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Trash Removal $35,000 $315 $36,050 $37,132 $38,245 $39,393 $40,575 $41,792 $43,046 $44,337 $45,667
Maintenance $42,000 $378 $43,260 $44,558 $45,895 $47,271 $48,690 $50,150 $51,655 $53,204 $54,800
Elevator, HVAC, pool contracts $45,000 $405 $46,350 $47,741 $49,173 $50,648 $52,167 $53,732 $55,344 $57,005 $58,715
Other --Misc $500 $5 $515 $530 $546 $563 $580 $597 $615 $633 $652

Total Maintenance $186,000 $1,676 $191,580 $197,327 $203,247 $209,345 $215,625 $222,094 $228,757 $235,619 $242,688

Taxes & Insurance
Real Estate Taxes or PILOT $194,850 $1,755 $200,696 $206,716 $212,918 $219,305 $225,885 $232,661 $239,641 $246,830 $254,235

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Insurance (property, liability) $25,000 $225 $25,750 $26,523 $27,318 $28,138 $28,982 $29,851 $30,747 $31,669 $32,619
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $219,850 $1,981 $226,446 $233,239 $240,236 $247,443 $254,866 $262,512 $270,388 $278,499 $286,854

Replacement Reserves $49,950 $450 $51,449 $52,992 $54,582 $56,219 $57,906 $59,643 $61,432 $63,275 $65,173
Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $858,060 $7,730 $883,802 $910,316 $937,625 $965,754 $994,727 $1,024,569 $1,055,306 $1,086,965 $1,119,574

Net Operating Income $1,149,579 $10,357 $1,163,990 $1,178,431 $1,192,897 $1,207,378 $1,221,869 $1,236,359 $1,250,840 $1,265,304 $1,279,740

Debt Service
First Lien -- Tax Exempt Bond $772,498 $6,959 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498
Second Lien -- AHP Loan $219,023 $1,973 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Debt Service (Must Pay) $991,521 $8,933 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521

Cash Flow (after Must Pay Debt) $158,058 $1,424 $172,469 $186,910 $201,376 $215,857 $230,348 $244,838 $259,319 $273,783 $288,219
Debt Service Coverage Ratio 1.16 1.17 1.19 1.20 1.22 1.23 1.25 1.26 1.28 1.29

Cash Flow Debt Payments $1,407,559 $1,381,689 $1,353,653 $1,323,446 $1,291,068 $1,256,515 $1,219,790 $1,180,892 $1,139,824 $1,096,592
City of Portland 15.0% $23,709 $214 $25,870 $28,037 $30,206 $32,379 $34,552 $36,726 $38,898 $41,067 $43,233
Developer Fee Loan 75.0% $118,543 $1,068 $129,351 $140,183 $151,032 $161,893 $172,761 $183,628 $194,489 $205,337 $216,164

Cash Flow Retained by Project $15,806 $142 $17,247 $18,691 $20,138 $21,586 $23,035 $24,484 $25,932 $27,378 $28,822
Retained Cash Flow % 2%

Payroll Taxes / Fidelity Bond / 
Workers Comp / Health Ins.



Operating Expenses
Rent Increase Rate 2.0%
Expenses Increase Rate 3.0%

Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
Income

Sch. Gross Income - Residential $1,778,157 $1,813,720 $1,849,994 $1,886,994 $1,924,734 $1,963,229 $2,002,493 $2,042,543 $2,083,394 $2,125,062
Vacancy Loss 5.0% ($88,908) ($90,686) ($92,500) ($94,350) ($96,237) ($98,161) ($100,125) ($102,127) ($104,170) ($106,253)
Other income (laundry) $566,379 $577,707 $589,261 $601,046 $613,067 $625,328 $637,835 $650,591 $663,603 $676,875
Other income (laundry) $13,531 $13,801 $14,077 $14,359 $14,646 $14,939 $15,238 $15,543 $15,854 $16,171
TIF -- 75% $178,141 $181,704 $185,338 $189,045 $192,826 $196,683 $200,616 $204,628 $208,721 $212,895

Effective Gross Income $2,447,300 $2,496,246 $2,546,171 $2,597,095 $2,649,036 $2,702,017 $2,756,058 $2,811,179 $2,867,402 $2,924,750

Administrative
Advertising $147,334 $151,754 $156,306 $160,995 $165,825 $170,800 $175,924 $181,202 $186,638 $192,237
Office Payroll & Benefits $147,334 $151,754 $156,306 $160,995 $165,825 $170,800 $175,924 $181,202 $186,638 $192,237
Office Supplies, Phone, Misc. $672 $692 $713 $734 $756 $779 $802 $826 $851 $877
Mngr or Super Rent Free Unit $5,376 $5,537 $5,703 $5,874 $6,050 $6,232 $6,419 $6,611 $6,810 $7,014
Audit & Accounting $9,407 $9,690 $9,980 $10,280 $10,588 $10,906 $11,233 $11,570 $11,917 $12,275
Admin Other $3,360 $3,461 $3,564 $3,671 $3,781 $3,895 $4,012 $4,132 $4,256 $4,384

Total Administrative $313,482 $322,886 $332,573 $342,550 $352,827 $363,411 $374,314 $385,543 $397,110 $409,023

Supportive Services $43,005 $44,295 $45,624 $46,993 $48,403 $49,855 $51,351 $52,891 $54,478 $56,112

Utilities
Fuel Oil $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Electric $60,476 $62,291 $64,159 $66,084 $68,067 $70,109 $72,212 $74,378 $76,609 $78,908
Gas $67,196 $69,212 $71,288 $73,427 $75,629 $77,898 $80,235 $82,642 $85,122 $87,675
Water / Sewer $56,444 $58,138 $59,882 $61,678 $63,529 $65,435 $67,398 $69,420 $71,502 $73,647
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Utilities $184,117 $189,640 $195,329 $201,189 $207,225 $213,442 $219,845 $226,440 $233,233 $240,230



Maintenance Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
Janitorial $24,190 $24,916 $25,664 $26,434 $27,227 $28,043 $28,885 $29,751 $30,644 $31,563
Exterminating $7,392 $7,613 $7,842 $8,077 $8,319 $8,569 $8,826 $9,091 $9,363 $9,644
Trash Removal $53,757 $55,369 $57,030 $58,741 $60,504 $62,319 $64,188 $66,114 $68,097 $70,140
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Grounds $47,037 $48,448 $49,902 $51,399 $52,941 $54,529 $56,165 $57,850 $59,585 $61,373
Maintenance $56,444 $58,138 $59,882 $61,678 $63,529 $65,435 $67,398 $69,420 $71,502 $73,647
Elevator, HVAC, pool contracts $60,476 $62,291 $64,159 $66,084 $68,067 $70,109 $72,212 $74,378 $76,609 $78,908
Other $672 $692 $713 $734 $756 $779 $802 $826 $851 $877

Total Maintenance $249,968 $257,467 $265,192 $273,147 $281,342 $289,782 $298,475 $307,430 $316,653 $326,152

Taxes & Insurance
Real Estate Taxes or PILOT $261,862 $269,718 $277,810 $286,144 $294,728 $303,570 $312,677 $322,057 $331,719 $341,671

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Insurance (property, liability) $33,598 $34,606 $35,644 $36,713 $37,815 $38,949 $40,118 $41,321 $42,561 $43,838
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $295,460 $304,324 $313,454 $322,857 $332,543 $342,519 $352,795 $363,379 $374,280 $385,508

Replacement Reserves $67,129 $69,142 $71,217 $73,353 $75,554 $77,820 $80,155 $82,560 $85,037 $87,588
Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $1,153,161 $1,187,756 $1,223,388 $1,260,090 $1,297,893 $1,336,830 $1,376,934 $1,418,242 $1,460,790 $1,504,613

Net Operating Income $1,294,139 $1,308,491 $1,322,783 $1,337,005 $1,351,144 $1,365,188 $1,379,123 $1,392,936 $1,406,613 $1,420,137

Debt Service
First Lien $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498 $772,498
Second Lien $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023 $219,023
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Debt Service (Must Pay) $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521 $991,521

Cash Flow (after Must Pay Debt) $302,618 $316,970 $331,262 $345,484 $359,623 $373,667 $387,602 $401,415 $415,092 $428,616
Debt Service Coverage Ratio 1.31 1.32 1.33 1.35 1.36 1.38 1.39 1.40 1.42 1.43

Cash Flow Debt Payments $1,051,199 $1,003,653 $953,964 $781,222.32 $601,410.95 $414,577.59 $220,776.51 $20,068.87 ($187,476.92) ##########
DHCD 15.0% $45,393 $47,545 $49,689 $51,823 $53,943 $56,050 $58,140 $60,212 $62,264 $64,292
Developer Fee Loan 75.0% $226,964 $237,727 $248,446 $259,113 $269,717 $280,250 $290,702 $301,061 $311,319 $321,462

Cash Flow Retained by Project $30,262 $31,697 $33,126 $34,548 $35,962 $37,367 $38,760 $40,142 $41,509 $42,862
Retained Cash Flow % 2%

Payroll Taxes / Fidelity Bond / Workers 
Comp / Health Ins.



Maine Workforce Housing, LLC 
482 Congress Street, Suite 203 

Portland, ME 04101 

Project Summary 

Maine Workforce Housing is applying for $400,000 in City of Portland HOME funding in this 
application, to fill a gap for a project at 178 Kennebec Street.    

Project Team 

The principals and staff of Maine Workforce Housing have successfully developed nine (9) mixed-income 
housing projects in Maine and New Hampshire over the last fourteen (14) years. These properties, the 
oldest of which has been open since 2004, have never had a single year of operating deficits.  All of them 
are 100% leased with long waiting lists.  

We are working with Ross Furman’s team to incorporate housing into their multi-phase development of 
the block. The first phase includes the area closest to Kennebec Street.  It includes ground-level retail 
and/or artist studio space with 46-51 units of housing on the upper floors.  The housing will be rental; all 
1-bedroom units, set aside for households whose head of household is aged 55+.  We’ve included a 
concept floor-plan of Phase 1.  

The site has some unique advantages for residential development: 

• The City has identified the Bayside neighborhood as a priority for redevelopment. Kennebec Street is a
prominent street in Bayside, and street-level retail will dovetail well with surrounding buildings.

• A mixed-use residential/retail building will bring new residents to live, work, and shop in Bayside,
reinforcing the urban fabric and adding new vitality to the core of the City.

• The site is within walking distance of a variety of services and destinations for daily living (e.g., banks,
library, schools, etc.) as well as employers and public transportation.

• The site is within steps of a major park (Deering Oaks Park).  Yet, it is also just a minute from an
entrance to and exit from I-295, a highway that takes residents throughout Maine.

We expect the income mix targeted for this development will be 22% market rate, and 78% affordable (aimed at 
those at or below 60% of the area median income), creating economic diversity both in the building and in the 
neighborhood.  Our attached proforma shows a mix of 22% market rate and 78% affordable.  If construction 
costs come down from the conceptual estimate included in our application, this mix may shift slightly.  As a 
business model, we find a more even mix of low-income and market-rate renters is more acceptable to renters 
and neighbors. 

The residents will be a mix of people, incomes, and occupations in Portland.  We expect the tenants in income-
restricted units will include retired people on social security and also those with jobs at the lower end of the 
wage scale.  The market-rate units are likely to also include retired people, and also professionals who are 
downsizing from larger homes.  

This project, like all of our projects to date, will be completely non-smoking.  Smoking will be prohibited 
both inside units and in the interior and exterior common areas of the project.  This will be outlined both 
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as an addendum to each lease, and also stated in the House Rules. Our Resident Services Coordinator will 
have materials on tobacco cessation programs available to residents.   

The project incorporates smart growth, affordable housing, green building design, brownfield 
redevelopment, downtown revitalization, urban outdoor recreation, and alternative transportation.  

Amenities 

We propose to provide our residents with the following amenities: 

 Heat and hot water included in rent
 Community room with kitchen
 Coin-operated laundry facility
 Wireless internet throughout the building at no extra charge;
 Resident Services Coordinator on staff;
 Telemedicine room

Resident Services Coordination 

Our RSC’s mission is to foster an environment in which elderly persons and people with disabilities can 
live independently and remain in their communities.  As this project is proposed to be elderly, and with 
the Portland Shelter set-aside requirement, we are proposing to increase the number of hours an RSC is on 
the property.  The Low Income Housing Tax Credit Program, as administered by MaineHousing, requires 
one (1) hour per week for every five (5) low-income units, or six (6) hours in this case.  We would 
schedule an RSC for twelve (12) hours – double what is required.  Our experience in other properties with 
a Homeless Preference has given us an appreciation for the staff levels needed onsite.  This is reflected in 
our operating budget which is part of this application. 

Transportation 

The site is wonderfully located for service by public transportation.   The METRO bus system, with 
scheduled service all over downtown Portland and connections to the neighboring cities, stops 2/10 of a 
mile from our site.       

Photos and Renderings 

We urge you to look at the set of photos of the site and “before” and “after” renderings, found 
immediately after this Executive Summary.  They convey information about the project which simply 
cannot be expressed in narrative form.    Thank you.   
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https://www.google.com/maps/@43.6600279,-70.265561,3a,89.9y,217.21h,101.16t/data=!3m6!1e1!3m4!1s-uJSZSv04_PufqB3FY8bbA!2e0!7i13312!8i6656 1/2

Image capture: Aug 2017 © 2018 Google

Street View - Aug 2017

Portland, Maine

 Google, Inc.

174 Kennebec St









178 Kennebec Timeline 

April 2018 – July 2018 

• Full Site Plan and Subdivision Approval

• City HOME Application

• City Tax Increment Financing Application

• Market study

September 2018 

• Submit Affordable Housing Tax Credit Application to MaineHousing

November 2018 – May 2019 (if successful on MaineHousing Application): 

• Full design

• Finalize investor agreement

• Finalize construction loan

June 2019: 

• Close and begin construction

Summer 2020: 

• Open for occupancy
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To:  Mary Davis, City of Portland 
From:  Anne Boynton, Urban Ventures, Inc. 
Re:  178 Kennebec St 
  Maine Workforce Housing, LLC (Szanton & Monk) 
Date:  6/4/18 
 

Executive Summary 
178 Kennebec is a proposed new construction project which will provide 46 one bedroom senior 
apartments above a ground floor of artist studio space or retail.  The project is being developed by 
Maine Workforce Housing as part of the comprehensive redevelopment of the Bayside neighborhood.  
This is envisioned as one of several projects moving forward at the start of the transformation of a 
marginal area into a thriving pedestrian friendly neighborhood of mixed residential and neighborhood 
retail.  The developer requests $400,000 in HOME funding and a 75% TIF.  The unit mix will be 78% 
affordable units – 15 units below 50% AMI, 21 units below 60% AMI, including 4 units reserved for 
homeless households -- and 22% market rate units (10 units).  
 

Sources and Uses 
 
Maine Housing 1st  $2,646,603  Acquisition:  $295,600 
Maine Housing Deferred Debt $1,080,000  Hard Construction:      $8,329,181 
LIHTC Equity   $6,192,000  Soft & Misc Costs: $859,100 
Sale of Commercial Unit     $829,943   Financing Costs:  $400,598 
City of Portland HOME      $400,000  Prefunded Reserves: $469,128 
Deferred Developer Fee:     $758,262      Developer Fee:             $1,533,201 
Total Sources:               $11,906,808  Total Uses:           $11,886,808 
 
The difference between sources and uses seems to be a summation error in the developer’s statement 
of uses, which reflects $20,000 more in costs than is listed.   
 
Letters of interest, intent, or commitment are not available for the sources.  This is very early in project 
development, and the Maine Housing LIHTC application is the critical path for this financing structure.  
The developer has a track record of success applying for LIHTCs – of the 8 projects for which they have 
requested LIHTCs, they have received funding for all projects, with 7 out of 8 projects funded in the first 
application.   
 
The developer is committing to defer 50% of their developer fee.  The total fee is calculated at the 
maximum allowed by Maine Housing, and is 15.4% of Total Development Costs excluding reserves and 
developer fee.  Fifteen percent is the upper end of industry standard.  However, the cashflow does not 
look strong enough to retire the developer fee loan over 15 years.  This is unlikely to be acceptable to 
the equity investor.   
 
For analysis of “Uses,” see Development Budget. 
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Development Budget 
 
Construction Costs:   

Construction costs are based on an estimate provided by Wright-Ryan.  Given the conceptual designs, 
this is based on a per square foot cost only, with residential construction estimated at $172/sq foot and 
commercial (shell) at $132/sq foot.  Information on site conditions is limited – this estimate assumes the 
need for pilings for the foundation and that there is no contaminated soil which needs removal, but 
both of these assumptions must be investigated and will impact costs.   Modest finishes are budgeted 
consistent with typical affordable housing construction.  No mention is made of differentiating finishes 
for market rate units.   

Soft Costs:    

Most soft costs on a per unit basis are in the typical range for Portland area affordable housing projects.  
The developer fee, calculated at the maximum allowable, is the most significant outlier.  At $33,000 per 
unit, this is roughly twice other recent developer fees per unit.  This concern is mitigated somewhat by 
the deferred developer fee loan, though since cashflow does not support the full repayment of that loan 
in 15 years, a developer fee loan of that size is unlikely to be allowed by the syndicator.   

Contingency:   

Hard cost contingency is budgeted at 5%.  This is typical for new construction and generally appropriate 
when close to closing.  However, site conditions are unknown here and pose a significant potential to 
drive up costs.  The estimate is based on current prices without an inflator.  Since this project is in the 
very early stages of development, construction cost inflation will also drive up construction prices.   

Soft cost contingency is $50,000, or 2.62% of total soft costs.  This is very thin for this stage of the 
development. 

Acquisition:   

This site is being acquired as part of a larger package being transferred from the City of Portland to Rob 
Furman.  Furman’s purchase price for this site is $250,000.  Furman is selling to the developer for 
$233,700.   Furman is also expected to buy back the ground floor retail unit which he will manage as 
rental space for artist studio spaces or retail.   

The site plan as currently configured includes no parking on the lot itself.  Instead, as part of the 
Purchase Agreement with Furman, the developer will rent 19 spaces on the adjacent lot which is owned 
by Furman for at least 30 years.  The price for the parking rent is not specified in the Purchase 
Agreement.  The budget includes an $80,600 line item called “Parking Requirement Buy -Out.”  

Operating Budget & 20 Year Cashflow Projection 
 
Project Income:   

There is no market study yet to confirm the appropriateness of the projected rents.  The developer 
states there will be more than sufficient demand for these units based on the lengthy waiting lists for 
their three other rental properties in Portland.  Without more information about the existing 
developments (for instance: location, unit size and amenities, age and/or income restrictions, rent rates 
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for market rate units if any) the existence of waiting lists does not demonstrate effective demand for 
this project.   

The projected 50% AMI rents are consistent with the Front Street PHA project, so presumably are set at 
the maximum allowable for tax credit units restricted to households at 50% AMI.  The 10 market rate 
units are budgeted at $1,195 per month, much higher than Front Street market rate units ($990), but 
substantially less than the Avesta Deering Place market rate of $1,350.  An industry standard 5% vacancy 
is budgeted for all unit types.   

Since the ground floor unit is expected to be sold to an unrelated entity, this project does not bear the 
financial risk of retail vacancy. 

Operating Expense 

Total operating expense per unit is in the high range of typical for affordable housing, $7,166 once the 
TIF is accounted for, and is 12% higher than the next highest applicant in this round.  Comparing the 
operating costs by line item, the cost differential is in maintenance which at $2,455/unit is very high for 
newly constructed, one bedroom units occupied by seniors.  All those characteristics should push 
maintenance down.   

20 Year Cashflow & Debt Service Coverage Ratio (DSCR 

Other than elevated maintenance expense, this project is not particularly fat.  The developer has 
provided a 17 year cashflow projection which shows an acceptable 1.15 DSCR in year one, rising slightly 
to 1.17 in year in year 9, then slowly falling to 1.14 in year 17.  A continuation of the developer’s 
cashflow to year 20 would show a lower final year DSCR, which might explain why the developer 
provided only a 17 year projection.  Due to slight differences in calculations, my estimate is slightly more 
optimistic, reflecting a 1.15 DSCR in year 20.   

If the market does not support rents at $1,195 for the market rate units, but those units rent instead for 
rates more consistent with the Front Street market rate units at around $1,000, the projected cashflow 
is almost eliminated.  However, there IS still a small cashflow, and the operating cost projections are 
high enough to provide some cushion in case of unexpected expenses.   

Developer Financials   
 
Maine Workforce Housing LLC has submitted unaudited balance sheet and operating expenses 
statements plus their annual tax return for 2015, 2016 and 2017.  What we see in these statements is 
that Maine Workforce Housing is not an entity with significant assets, owning and operating real estate.  
Instead it is a vehicle for managing some development funds and particularly for receiving and 
distributing developer fees to the principals.  The principals may have significant resources they can 
bring to bear in the event a project experiences difficulties, but the organization itself does not.   

For the year ending 12/31/17 the organization reported $38,963 in cash and cash equivalents and 
accounts payable of $11,248, for a net cash position of $27,715.  That is not much working capital for a 
development of almost $12 million.  And the organization is currently in the development process with 
two additional projects in Maine.   
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For the three reported years, the organization has seen growth in fee income – 2015 $609,573, 2016 
$604,199 and 2017 $1,246,472.  Developer fee income is typically quite volatile for developers operating 
at this scale, and very sensitive to timing of deal closings.  Unlike organizations whose revenue is 
primarily rental income, high 2017 developer fee income is not necessarily a predictor of high 2018 
income.   

Recommendations 
 
I recommend a loan in the amount of $400,000, zero percent interest, with repayment from cashflow, 
and with the following conditions prior to loan closing: 

1. All standard construction loan conditions, including satisfactory review of final contract with 
GC consistent with budgeted estimates, and total contractor overhead, profit and general 
conditions of not to exceed 14% of net construction costs.   

2. Commitment of all sources on terms and conditions acceptable to City of Portland, including 
cashflow waterfall, raise rate, evidence of purchaser for commercial space, and a cashflow 
projection which shows retirement of developer fee loan; 

3. Clean Phase I or Phase II if appropriate, and incorporation of all needed environmental 
remediation into the project budget;  

4. explanation of the sales price of the site as it changes hands through the development process;  
5. explanation of parking requirements and written agreements documenting how parking 

requirements will be met; 
6.  satisfactory market study which supports the projected unit mix and rent rates; 
7. explanation of “Other Current Assets;” and evidence of satisfactory working capital and margin 

in case of cost over runs.  This might come in the form of personal guarantees or prefunding a 
project specific development account. 



Date 5/29/2018
Project Name Kennebec St 
Project Address 178 Kennebec St
Developer/Sponsor Maine Workforce Housing LLC (Szanton & Monk, Principals)

Total Units 46
Total Square Feet 47,325

Total Per Unit Per Sq Ft
Sources of Funds

Permanent Financing - 1st Lien Maine Housing $2,646,603 $57,535 $56
Permanent Financing - Maine Housing Deferred Debt $1,080,000 $23,478 $23
Equity (LIHTC/tenant contributions) $6,192,000 $134,609 $131
Deferred development fee $758,262 $16,484 $16
Other -- City of Portland HOME $400,000 $8,696 $8
Other -- Sale of Commercial Space $829,943 $18,042 $18

Total Sources of Funds $11,906,808 $258,844 $252

Uses of Funds

Hard Costs
   Site Improvements $0 $0 $0
   Rehabilitation $0 $0 $0
   New Construction $7,932,553 $172,447 $168

Contractor's Profit, Overhead, & Gen. Requirements #DIV/0! $0 $0
Hazardous Materials abatement (if contracted separately) $0 $0
Demolition Cost (if contracted separately) $0 $0
Bond Premium $0 $0
Other $0 $0
Hard Cost Contingency (% of hard costs) 5.0% $396,628 $8,622 $8

Total Hard Costs $8,329,181 $181,069 $176

Soft Costs
   Building Permit & Fees + "Utility Back-Charges" $90,000 $1,957 $2
   Survey & Engineering $60,600 $1,317 $1

Design & Permitting (% of const exp) 4.5% $299,000 $6,500 $6
Borrower Legal (all closings, excluding syndication legal) $0 $0
Title & Recording $102,000 $2,217 $2
Accounting & Cost Certification $6,500 $141 $0
Construction Period Taxes $4,000 $87 $0
Construction Period Insurance $55,000 $1,196 $1
Other: FF&E, Security $65,000 $1,413 $1
Other Testing = 15k $15,000 $326 $0

Total Soft Costs $697,100 $15,154 $15

Development Budget with
Permanent Sources



Financing Costs
   Construction Loan Origination Fees $16,298 $354 $0

Construction Period Interest $235,168 $5,112 $5
Lender Inspection Fees $9,200 $200 $0
Letter of Credit Fee $5,000 $109 $0
Permanent Loan Fee MSHA Fees $59,932 $1,303 $1
Construction Lender Legal $27,000 $587 $1
Other Legal, syndication = $33k; City legal $15k $48,000 $1,043 $1

Total Financing Costs $400,598 $8,709 $8

Miscellaneous
   Market Survey $6,500 $141 $0
   Appraisal $7,500 $163 $0
   Environmental Study $8,000 $174 $0
   LIHTC Fees -- prepaid monitoring & allocation fee $90,000 $1,957 $2
   Other: Commissioning $0 $0
   Relocation Costs $0 $0
   Other  $0 $0 $0

Soft Cost Contingency (% of soft costs excl Dev Fee) 2.62% $50,000 $1,087 $1
Total Miscellaneous: $162,000 $3,522 $12

Acquisition
Acquisition: Buildings $0 $0 $0
Acquisition: Land $215,000 $4,674 $5
Acquisition: Legal $0 $0 $0
Other Parking Requirement "buy-out" $80,600 $1,752 $2

Total Acquisition $295,600 $6,426 $6

Reserves and Developer Fee
   Operating Deficit Escrow $286,500 $6,228 $6
   Prefunded Replacement Reserve $72,235 $1,570 $2
   Taxes & Insurance Escrow $64,393 $1,400 $1
   Developer Overhead $1,533,201 $33,330 $32
   Developer Profit $0 $0
   Rent Up Reserve & Marketing $46,000 $1,000 $1
   Other $0 $0 $0

Total Reserves and Developer Fee 469,128$   $2,002,329 $43,529 $42

Total Uses of Funds $11,886,808 $258,409 $260
$20,000

Developer Fee Analysis: Total Fees: $1,533,201
Percent of TDC: 15.44% (excluding reserves & developer fee)



Rental Income

Unit 
Type

Number 
of Units

Per Unit 
Sq Ft

Total 
Sq Ft

Restriction 
on % 

Median Inc.

Per Unit 
Monthly 

Gross Rent

Utility 
Deductions

Rent 
Subsidy

Per Unit 
Monthly 
Net Rent

Per Unit 
Net Rent 
Per Sq Ft

Total 
Monthly Net 

Income

Total 
Annual 

Net Rent
0 BR 0 50% $0 #DIV/0! $0 $0
0 BR 0 60% $0 #DIV/0! $0 $0
1 BR 15 650 9750 50% $845 $40 $805 1.24 $12,075 $144,900
1 BR 21 650 13650 60% $1,014 $40 $974 1.50 $20,454 $245,448
1 BR 10 650 6500 market $1,195 $0 $1,195 1.84 $11,950 $143,400
2 BR 0 60% $0 #DIV/0! $0 $0
3 BR 0 50% $0 #DIV/0! $0 $0
3 BR 0 60% $0 #DIV/0! $0 $0
4 BR 0 50% $0 #DIV/0! $0 $0
4 BR 0 60% $0 #DIV/0! $0 $0
Other 0 50% $0 #DIV/0! $0 $0
Other 0 60% $0 #DIV/0! $0 $0
Total: 46 29900 $44,479 $533,748

May 29, 2018

178 Kennebec St
Maine Workforce Housing LLC (Szanton & Monk, Principals)

178 Kennebec St

Project Operating Pro Forma
Date
Project Name
Project Address
Developer/Sponsor



Operating Expenses
Rent Increase Rate 2.0%
Expenses Increase Rate 3.0% Note: Year 1 is the first full year of stabilized operations

Year 1 Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Income 2021 $2,022 2023 2024 2025 2026 2027 2028 2029

Sch. Gross Income - Residential $533,748 $11,603 $544,423 $555,311 $566,418 $577,746 $589,301 $601,087 $613,109 $625,371 $637,878
Vacancy Loss 5.0% ($26,687) ($580) ($27,221) ($27,766) ($28,321) ($28,887) ($29,465) ($30,054) ($30,655) ($31,269) ($31,894)
Other income (laundry) $8,280 $180 $8,446 $8,615 $8,787 $8,963 $9,142 $9,325 $9,511 $9,701 $9,895
TIF (75% TIF requested) 3% $52,110 $1,133 $53,673 $55,283 $56,942 $58,650 $60,410 $62,222 $64,089 $66,011 $67,992

Effective Gross Income $567,451 $12,336 $579,321 $591,444 $603,826 $616,472 $629,387 $642,579 $656,053 $669,815 $683,871

Administrative 8.30% 8.30%
Management Fee 8.30% $42,086 $915 $42,928 $43,786 $44,662 $45,555 $46,466 $47,396 $48,344 $49,310 $50,297
Management Charges $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Marketing Expense $1,012 $22 $1,042 $1,074 $1,106 $1,139 $1,173 $1,208 $1,245 $1,282 $1,320
Legal $2,300 $50 $2,369 $2,440 $2,513 $2,589 $2,666 $2,746 $2,829 $2,914 $3,001
Audit & Accounting $6,600 $143 $6,798 $7,002 $7,212 $7,428 $7,651 $7,881 $8,117 $8,361 $8,612
Admin Other $4,967 $108 $5,116 $5,269 $5,428 $5,590 $5,758 $5,931 $6,109 $6,292 $6,481

Total Administrative $56,965 $1,238 $58,253 $59,571 $60,921 $62,302 $63,715 $65,162 $66,643 $68,159 $69,710

Supportive Services $32,120 $698 $33,084 $34,076 $35,098 $36,151 $37,236 $38,353 $39,504 $40,689 $41,909

Utilities
Fuel Oil $34,500 $750 $35,535 $36,601 $37,699 $38,830 $39,995 $41,195 $42,431 $43,704 $45,015

   Natural Gas $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Electric $16,100 $350 $16,583 $17,080 $17,593 $18,121 $18,664 $19,224 $19,801 $20,395 $21,007
Water / Sewer $16,100 $350 $16,583 $17,080 $17,593 $18,121 $18,664 $19,224 $19,801 $20,395 $21,007
Other $8,000 $174 $8,240 $8,487 $8,742 $9,004 $9,274 $9,552 $9,839 $10,134 $10,438

Total Utilities $74,700 $1,624 $76,941 $79,249 $81,627 $84,076 $86,598 $89,196 $91,872 $94,628 $97,467



Maintenance Year 1 Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Grounds $5,000 $109 $5,150 $5,305 $5,464 $5,628 $5,796 $5,970 $6,149 $6,334 $6,524
Janitorial $16,100 $350 $16,583 $17,080 $17,593 $18,121 $18,664 $19,224 $19,801 $20,395 $21,007
Trash Removal $11,500 $250 $11,845 $12,200 $12,566 $12,943 $13,332 $13,732 $14,144 $14,568 $15,005
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Equipment & Supplies $3,450 $75 $3,554 $3,660 $3,770 $3,883 $3,999 $4,119 $4,243 $4,370 $4,501
Maintenance $29,900 $650 $30,797 $31,721 $32,673 $33,653 $34,662 $35,702 $36,773 $37,876 $39,013
Maintenance contracts (HVAC, e  $29,000 $630 $29,870 $30,766 $31,689 $32,640 $33,619 $34,628 $35,666 $36,736 $37,838
Other Parking Lease $18,000 $391 $18,540 $19,096 $19,669 $20,259 $20,867 $21,493 $22,138 $22,802 $23,486

Total Maintenance $112,950 $2,455 $116,339 $119,829 $123,424 $127,126 $130,940 $134,868 $138,914 $143,082 $147,374

Taxes & Insurance
Real Estate Taxes or PILOT $73,600 $1,600 $75,808 $78,082 $80,425 $82,837 $85,323 $87,882 $90,519 $93,234 $96,031

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Insurance (property, liability) $13,800 $300 $14,214 $14,640 $15,080 $15,532 $15,998 $16,478 $16,972 $17,481 $18,006
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $87,400 $1,900 $90,022 $92,723 $95,504 $98,369 $101,321 $104,360 $107,491 $110,716 $114,037

Replacement Reserves $20,700 $450 $21,321 $21,961 $22,619 $23,298 $23,997 $24,717 $25,458 $26,222 $27,009
Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $384,835 $8,366 $395,959 $407,409 $419,193 $431,322 $443,806 $456,656 $469,882 $483,495 $497,506

Net Operating Income $182,616 $3,970 $183,361 $184,035 $184,632 $185,149 $185,581 $185,923 $186,171 $186,320 $186,365

Debt Service
First Lien $158,796 $3,452 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796
Second Lien $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Debt Service (Must Pay) $158,796 $3,452 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796

Cash Flow (after Must Pay Debt) $23,820 $518 $24,565 $25,239 $25,836 $26,353 $26,785 $27,127 $27,375 $27,524 $27,569
Debt Service Coverage Ratio 1.15 1.15 1.16 1.16 1.17 1.17 1.17 1.17 1.17 1.17

Cash Flow Debt Payments
City of Portland 0.0% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Developer Fee Loan 95.0% $22,629 $492 $23,337 $23,977 $24,545 $25,036 $25,446 $25,771 $26,007 $26,148 $26,191

Cash Flow Retained by Project $1,191 $26 $1,228 $1,262 $1,292 $1,318 $1,339 $1,356 $1,369 $1,376 $1,378
Retained Cash Flow % 0% $757,071 $733,734 $709,757 $685,212 $660,176 $634,731 $608,960 $582,953 $556,805 $530,614

Payroll Taxes / Fidelity Bond / 
Workers Comp / Health Ins.



Operating Expenses
Rent Increase Rate 2.0%
Expenses Increase Rate 3.0%

Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18
Income $2,030 $2,031 2032 2033 2034 2035 2036 2037

Sch. Gross Income - Residential $650,636 $663,649 $676,922 $690,460 $704,269 $718,355 $732,722 $747,376
Vacancy Loss 5.0% ($32,532) ($33,182) ($33,846) ($34,523) ($35,213) ($35,918) ($36,636) ($37,369)
Other income (laundry) $10,093 $10,295 $10,501 $10,711 $10,925 $11,144 $11,367 $11,594
TIF $70,031 $72,132 $74,296 $76,525 $78,821 $81,186 $83,621 $86,130

Effective Gross Income $698,229 $712,894 $727,873 $743,173 $758,802 $774,766 $791,073 $807,731

Administrative
Management Fee $51,303 $52,329 $53,375 $54,443 $55,532 $56,642 $57,775 $58,931
Management Charges $0 $0 $0 $0 $0 $0 $0 $0
Marketing Expense $1,360 $1,401 $1,443 $1,486 $1,531 $1,577 $1,624 $1,673
Legal $3,091 $3,184 $3,279 $3,378 $3,479 $3,583 $3,691 $3,802
Audit & Accounting $8,870 $9,136 $9,410 $9,692 $9,983 $10,283 $10,591 $10,909
Admin Other $6,675 $6,875 $7,082 $7,294 $7,513 $7,738 $7,971 $8,210

Total Administrative $71,299 $72,925 $74,589 $76,293 $78,037 $79,823 $81,652 $83,523

Supportive Services $43,167 $44,462 $45,795 $47,169 $48,584 $50,042 $51,543 $53,089

Utilities
Fuel Oil $46,365 $47,756 $49,189 $50,664 $52,184 $53,750 $55,362 $57,023
Electric $0 $0 $0 $0 $0 $0 $0 $0
Gas $21,637 $22,286 $22,955 $23,643 $24,353 $25,083 $25,836 $26,611
Water / Sewer $21,637 $22,286 $22,955 $23,643 $24,353 $25,083 $25,836 $26,611
Other $10,751 $11,074 $11,406 $11,748 $12,101 $12,464 $12,838 $13,223

Total Utilities $100,391 $103,402 $106,504 $109,699 $112,990 $116,380 $119,872 $123,468



Maintenance Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18
Janitorial $6,720 $6,921 $7,129 $7,343 $7,563 $7,790 $8,024 $8,264
Exterminating $21,637 $22,286 $22,955 $23,643 $24,353 $25,083 $25,836 $26,611
Trash Removal $15,455 $15,919 $16,396 $16,888 $17,395 $17,917 $18,454 $19,008
Security $0 $0 $0 $0 $0 $0 $0 $0
Grounds $4,637 $4,776 $4,919 $5,066 $5,218 $5,375 $5,536 $5,702
Maintenance $40,183 $41,389 $42,630 $43,909 $45,226 $46,583 $47,981 $49,420
Elevator, HVAC, pool contracts $38,974 $40,143 $41,347 $42,587 $43,865 $45,181 $46,536 $47,933
Other $24,190 $24,916 $25,664 $26,434 $27,227 $28,043 $28,885 $29,751

Total Maintenance $151,795 $156,349 $161,040 $165,871 $170,847 $175,972 $181,252 $186,689

Taxes & Insurance
Real Estate Taxes or PILOT $98,912 $101,880 $104,936 $108,084 $111,327 $114,666 $118,106 $121,650

$0 $0 $0 $0 $0 $0 $0 $0

Insurance (property, liability) $18,546 $19,102 $19,676 $20,266 $20,874 $21,500 $22,145 $22,809
Other $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $117,458 $120,982 $124,612 $128,350 $132,200 $136,166 $140,251 $144,459

Replacement Reserves $27,819 $28,654 $29,513 $30,399 $31,311 $32,250 $33,217 $34,214
Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $511,929 $526,773 $542,053 $557,781 $573,970 $590,634 $607,787 $625,442

Net Operating Income $186,300 $186,120 $185,820 $185,392 $184,832 $184,132 $183,287 $182,289

Debt Service
First Lien $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796
Second Lien $0 $0 $0 $0 $0 $0 $0 $0
Other $0 $0 $0 $0 $0 $0 $0 $0

Total Debt Service (Must Pay) $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796 $158,796

Cash Flow (after Must Pay Debt) $27,504 $27,324 $27,024 $26,596 $26,036 $25,336 $24,491 $23,493
Debt Service Coverage Ratio 1.17 1.17 1.17 1.17 1.16 1.16 1.15 1.15

Cash Flow Debt Payments
DHCD 0.0% $0 $0 $0 $0 $0 $0 $0 $0
Developer Fee Loan 95.0% $26,129 $25,958 $25,672 $25,266 $24,734 $24,069 $23,266 $22,318

Cash Flow Retained by Project $1,375 $1,366 $1,351 $1,330 $1,302 $1,267 $1,225 $1,175
Retained Cash Flow % 0% $504,485 $478,527 $452,855 $427,589 $402,855 $378,785 $355,519 $333,201

Payroll Taxes / Fidelity Bond / Workers 
Comp / Health Ins.
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PROJECT NAME: 9n Brighton Avenue Date 04l30!18 
LOCATION Portl•nd 

DEVELOPMENT ASSUMPTIONS LIHTC Alloc 638,000 
Total lJnits 40 lnllation Adjustments Yr 1-5 Yr 6-15 Yr. 16-30 Equi1y YMtld 0.830 
#@ 50% AMI (PBVs) 20.0% 8 Rent 2.00% 2.500/o 2.00% 
# 0 50% AMI (LIHTC/tfigh HOME) 40.0% 16 Operating Expense 3.00% 3.00% 3.00% 

Synd. % 99.99% 
4,590.846 Equity Raise ' !i 29' 8'10 

# 0 60% AMI (LIHTC/Hlgh HOME) 0.0% 0 Other Income 2.00% 2.50% 2.00% 
# 0 60% AMI (LIHTC) 25.0% 1 O Debi Coverage Ratio 0.00 Historic Cred~ FED 0 

•o Malttet 15.0% 6 Vacancy 5% Equity yield 099 
!AA>raisil!d Marttet Value Maitcet VahleNnH Synd. % 99.99% 

Equitv Raise 0 
PROFORMA DEVELOPMENT BUDGET 

Residential Per Unit Commercial Total Number of T ax-11<1vers 
S~e Improvements 572194 14,305 572,194 Historic Credit STATE 0 
Construdion 5.227,444 130,686 5,227,444 Equity yield 0 
Solar 0 0 0 
General Requirements 0 0 0 Synd. % 99.99% 
Builder Ovemead 0 0 0 Enuitv Raise 0 
Builder Profit 0 0 0 
Bond Premium 0 0 0 !Total Equi!l: 5,294,8701 
Construction Contingency 5% 289 982 7,250 289,982 
Subtot81 Construction Costs 6,089,620 152,240 0 6,089,620 

Gross Square Footage 0 
Building Perm~s and Fees 81 ,936 2,048 81 ,936 Construction CosVSq ft so #DIV/OJ 
Sunrey & Engineeling 38,000 950 38,000 
Arc:hiteclural & Design 461 ,000 11 ,525 461 ,000 
Legat 65.000 1.625 65,000 Notes 
Tiile & Reco«ling 5.885 147 5,885 

I Accounting 10,000 250 10,000 
Construction Period Tax 12,000 300 12,000 
Construction Period Insurance 12.000 300 12,000 
Subtot81 Soft Coats 6115,821 17,146 0 6115,821 

Construction Loan Origination Fees 10 ,000 250 10,000 
Construction Loan Interest 157,266 3,932 157,266 
Lener of Credit Fee 3,630 91 3,630 
Escrow Agent Fee 0 0 0 
Perm Loan Commitment Fee 10,000 250 10,000 
Construction Lender Legal 12,000 300 12,000 
Subtol•I Fln•nce Costs 192,896 4,822 0 192,896 

Market Survey 3.500 88 3.500 
Appraisal 6,200 155 6.200 
Environmental 12,700 318 12,700 
LIHTC Fees 40,000 1.000 40,000 
Soft Cost Contingency 25,000 625 25.000 
3rd Party Consultants 18,000 450 18.000 
FF&E 61,000 1.525 61 .000 
SubtotM Mlac:ellaneoua 166,.COO 4,160 0 166,.COO 

Acquisition: Builc!Wlgs 0 0 0 
Acquisition: Land 280,000 7,000 280.000 
Carrying Costs 0 0 0 
Subtotal Acquisition 280,000 7,000 0 280,000 

Operating OeficH Escrow 141 ,659 3546 141 ,859 
Pre-funded Replacements 52.274 1 307 52,274 
Tax & Insurance Escrow 28,500 713 28.500 
Developer Overhead 487,500 12188 487.500 MAXIMUM DEVELOPER FEE AVAILABLE 650,000 
Developer Profit 0 0 0 ACTUAL DEVELOPER FEE 1,208,430 
Marketing & Rent-Up Reserve 40,000 1 000 40,000 % OF MAXIMUM DEVELOPER FEE 185.9% 
Subtotal Fee and ReMf'Vea 750,133 18,753 g, 750,133 NET DEVELOPER FEE COLLECTED 1,208,430 

% OF MAXIMUM DEVELOPER FEE 1859% 
8,164,870 

G 
Tot.l_pevetopment ' • 8,164,870 204,122 0 

......,. '--



7,983.011 199.575 
< 175000 ,.4PTS 

FLOW OF FUNDS 

CLC During Construction PLC 
Sources May·19 Jul-19 Oct-19 Jan-20 Apr-20 Jul-20 Mar-21 Aua·21 Total 

Beginning Cash 0 0 0 0 0 0 0 0 
0 1 

Capital Contr'lbution 1.058,974 1.058,974 2,956,922 170,000 50,000 5.294.870 
Construction loan 406,143 1,272,405 213.431 1,522.405 1,522.405 4,936,788 i 
GP Bridge Loan 0 , 

I 

MSHA Subsidy 0 1 
MSHA Amortizing Mortgage 0 O! 

AHP Grant 0 250,000 250.000 500,000 

AHP loan 2,070,000 2,070,000 

City HOME 0 0 300,000 300,000 
Solar Equity 0 0 0 0 
Other: Sponsor Loan 0 0 
Other 0 
Development Fee Loan 0 0 
TOTAL SOURCES 1,465,117 1,522,405 1,522,405 1,522,405 1,522,405 5,326,922 170,000 50,000 13,101 .659 1 

Usu 

Acquisition 280,000 280.000 
Construction 1.522.405 1,522,405 1.522.405 1,522,405 6,089,620 
Soft Costs 685,821 685,821 
Financing Costs 192,896 192,896 
Miscellaneous 166,400 40,000 206,400 
Dev Fee 140,000 127,500 170,000 50,000 487,500 
Reserves 222,633 222,633 
TOTAL DEV. COSTS 1,465,117 1,522,405 1,522,405 1,522,405 t.522,40$ 390,133 170,000 50,000 8,164,870 

Repay GP Bridge loan 0 0 
Repay Construction loan 4,936,788 4,936,788 
SUBTOTAL OTHER ITEMS 0 0 0 0 0 4,936,788 0 0 4,936,788 
TOTAL USES OF FUNDS 1,465,117 1.sa405 1,522,405 1,522,405 1,522,405 5,326,922 170,000 50.000 13,101,658 

Ending Cash 0 0 0 0 0 0 0 0 0 

PROJECT FINANCING 
Source Amount Rate Temi lien Annual 0/S 

Yr. 1-5 Yr. 6-15 Yr 16-30 
Source 1: MSHA Subsidy 0 0.00% 30 0 0 0 
Source 2 MSHA Interest Only Mortgage 0 6.00% 30 0 0 0 
Source 3 AHP Grant 500,000 0.00% 30 Co-First 0 0 0 
Source 4 AHP Loan 2,070,000 36C% 30 First 112.934 112.934 112,934 
Source 5 City HOME 300,000 0,00% 30 Co-First Grant 
Source 6 Solar Equity 0 
Source 7 Other Sponsor Loan 
Source 8 Development Fee Loan 0 CaSh Flow 
Source 9 Net Syndicalion 5,294,870 $0.83 

Capitalization Gap (Surplus) (0) 

Total 8,164,870 

0 0 
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PROPOSED RENT SCHEDULE 

Type 

,,_ 

0 
1BR 

I 4Q 

2BR 

0 
3BR 

0 
4BR 

0 
Otner 

Subtotals 

AMI 
50%P8Vs 

50%LIHTC 
60%HOME 
60% LIHTC 
Marti et 
50%PBVs 
50%UHTC 
60%HOME 
60%LIHTC 
Market 
50%HOME 
50%LIHTC 
60%HOME 
60%LIHTC 
Market 
50%HOME 
50%UHTC 
60%HOME 
60%UHTC 
Market 

50%HOME 
50% LIHTC 
60%HOME 
60%LIHTC 
Mar1tet 

•Units 
0 
0 

0 

8 
16 

10 
6 

40 

Rents from -

Other Income 
Vacancy Rate 
Other Income 

Effective Gross Income 

Program Gross 
Max Renls Rent 

911 911 
718 718 

862 862 

1028 1,028 
770 770 

924 

923 

1108 

924 
1,050 

923 

1,108 

Laundry 
5% 

TIF 

AFFORDABLE MORTGAGE CALCULATION 

Effective Gross Income 
Annual Operating Expense 

'Stabilized NOi 
DSC 
S Avail for D/S 
OtnerDS 
Balance 

BREAKEVEN ANALYSIS 

Operating Expense 
Debi Service 

Breakeven Rent 

RENT SENSITMTY 

Total 
312;543 
112,934 

887 

445,120 

312,643 

132,477 

112,934 

117 

Market 
Renl 
$955 

$955 

$955 

$1,050 
$1,050 
$1,050 
$1 ,050 
$1,050 

$1,250 

$1.250 

65% 

Utility 

Allow 
0 

0 
0 

0 

0 

0 

0 
0 
0 
0 

0 

0 
0 
0 

0 
0 

0 
0 

OCCUPANCY 

Gross Revenues 

Breakeven Occupancv 

Total 
Rent 

0 

0 
0 
0 
0 

98,688 
147,840 

0 
110,880 
75,600 I 

0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

433.008 IOIV/01 

3.Hi6 
(21,808) 
30,765 

445,120 

A/'lnuat 
466,929 

111% 

current 

taxes 
4.670 

0 

'F•Mnse 

Admonlstra!JYe Expenses: 
Management Fees 
Management Charges 
Marketing Expenses 
Leg<ll Expenses 
Auditing Expenses 
Bad Debts 
Other Administrative Expenses 
Administrative Expenses 
Opera~ng Expenses: 
Janitorial Payroll 
Janitorial Supplies and Equipment 
Janitorial Contractual Services 
Fuel and Gas 
Electricity 

Water and Sewer 
Garbage and Trash Removal 

Vehicle and Equipment Expenses 
Other Operating Expenses 
Operating Expenses 

Mamtenanoe Expenses: 
Grounds Maintenanoe Payroll 
Grounds Tools and Stlppkes 
Grounds Contractual Services 
Mi~ Ground Maintenance 

Tenant Damage Charges · Grounds 
Building M8111tenance Payroll 
Building Toots and Suppries 

Buffding Contractual Services 
Building Systems Maintenance 
Miscellaneous Building Maintenance 
Tenant"-'- f'.ftwnes - BuilM>n 

! Maintenance Exoenses 
General Expenses: 

Property Taxes 

Property and Liability Insurance 
Tenant Computer Network Expense 

Tenant Service EXDenses 
General ,..._,.,es 

Repla<iement Reserve Funding 

Commercial Expenses (ii applicable) 

Total 

OPERATING EXPENSES 

A/'lnual Monthly 
Annual Per Unit Per Unit 

24672 617 51 
24672 617 51 

0 0 0 
1,500 38 3 
5,000 125 10 

0 0 0 
6,000 150 13 

61,844 1,546 129 

0 0 

I 

o I 

0 0 0 
6,600 165 14 

18,000 450 38 

34,000 850 71 

16,000 400 33 
4,000 100 8 I 

0 0 0 I 

0 0 0 
78,600 1,965 164 

0 0 0 

0 0 0 

25.000 625 52 

0 0 0 

0 0 0 

0 0 0 
5,000 125 10 

20,000 500 42 
25,000 625 52 

0 0 0 
0 0 0 

75,000 1,875 156 

52,000 1,300 108 

15,000 375 31 

0 0 
12,199 305 25 
79,199 1,980 165 

18,000 450 38 

0 0 

312,643 7,816 651 
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PROFORMA OPERATING INCOME AND EXPENSE STATEMENT ' 
5 Mon1hs 

7/24120 12131/20 12131/21 12131122 12131/23 12131/24 12131125 12131126 12131127 12131/28 12131129 12131/30 
Effective Gross Income 185,467 445.120 454 023 463,103 472 365 481 .813 493.858 506,204 518,859 531.831 545.127 
Less Operating Expense 130,268 312,643 322 022 331 ,683 341 634 351,883 362 439 373,312 384,512 396,047 407,928 1 
Ne1 Opera1ing Income 55,199 132,477 132,000 131,420 130,732 129,930 131,419 132,892 134,348 135,784 137,198 

Less RLP Repay 0 0 0 0 0 0 0 0 0 0 
Less Other Repay 47,056 112,934 112,934 112,934 112,934 112,934 112,934 112,934 112,934 112.934 112,934 1 

Cash Flow 8,143 19,543 19,066 18,486 17,798 16,996 18,485 19,958 21 ,414 22,850 24,264 
Cash Flow per Unit 489 489 477 462 445 425 462 499 535 571 607 

Debt Coverage Ratio(RLP) 1.17 1-17 1.17 116 1.16 1.15 1.16 1.18 1.19 1.20 1.21 I 

I 

Operating Reserve Balance 141,859 148,952 156,400 164,220 172,431 181,052 190,105 199.610 209.590 220,070 231.073 242 627 

PROFORMA OPERATING INCOME AND EXPENSE STATEMENT continued 
Yr15 

1/1132 12131132 12131133 12131134 111136 12131136 12131137 12131138 111140 12131/40 12131/41 
Effective Gross Income 558,755 572,724 587,042 601,718 616,761 629,096 641,678 654,511 667,602 680,954 694,573 
Less Operating Expense 420,166 432,771 445,754 459,127 472,901 487,088 501,701 516,752 532,254 548,222 564,668 
Net Operating Income 138,589 139,952 141,287 142,591 143,860 142,008 139,977 137,760 135,348 132,732 129,904 

Less RLP Repay 0 0 0 0 0 0 0 0 0 0 0 
Less Other Repay 112 934 112.934 112,934 112 934 112,934 112,934 112,934 112,934 112,934 112,934 112,934 

Cash Flow 25,655 27,019 28,353 29,657 30,926 29,074 27,043 24,826 22,414 19,798 16,971 
Cash Flow per Unit 641 675 709 741 773 727 676 621 560 495 424 

Debt Coverage Ralio(RLP) 1.23 1 24 125 1.26 127 1.26 1.24 1.22 1.20 1.18 1.15 

IOottrama Reserve Balance 242.627 254,758 267.496 280,871 294,915 309.660 325,143 341 ,401 358,471 376 394 395,214 414 !it75 

PROFORMA OPERATING INCOME AND EXPENSE STATEMENT, continued 

12131/42 1'1144 12131'44 12131/45 12131146 111148 12131148 12131/49 7/30/50 
Effective Gross Income 708,464 722 634 737.086 751 ,828 "766,864 782,202 797,846 813,803 484,213 
Less Operating Expense 581 ,608 599,057 617,028 635,539 654,605 674,244 694,471 715,305 429,779 
Net Operating Income 126,856 123,577 120.058 116,289 112 259 107,958 103.375 98,498 54,434 

Less RLP Repay 0 0 0 0 0 0 0 0 0 
Less Other Repay 112,934 112,934 112 934 112,934 112 934 112,934 112,934 112,934 112,934 

Cash Flow 13,922 10,643 7124 3,355 H>75) :4 976} (9 559) (14,436) (58.500) 
Cash Flow per Unit 348 266 178 " ( t7) 1'2.Cl f2'3S: (a!l1) (2,507) 

Debt Coverage Ratio(RLP) 112 1,09 1.06 t.oa 0.99 096 o.in 0,157 o.48 

Operatirig Reserve_ Balance 4l4.9~ .C35,723 457,510 480,385 504,404 528,950 550 422 568 384 582,367 SS2 985 
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To:  Mary Davis, City of Portland 
From:  Anne Boynton, Urban Ventures, Inc. 
Re:  977 Brighton Ave, proposed by Avesta 
Date:  June 12, 2018  
 

Executive Summary 
 
Avesta requests $300,000 in HOME funding and a 75% TIF to support their development of a 40 unit 
new construction senior apartment complex at 977 Brighton Ave.  Avesta purchased the site proposed 
for this development in 2015.  The lots currently contain a house and a garage, which will both be 
demolished.  Though the area is suburban, the site is a short walk from the Pine Tree Shopping Center, 
providing access to a pharmacy and other shopping and dining options, and is less than 1/10th of a mile 
from a bus stop.   

Sources and Uses 
 
AHP loan   $2,070,000 Construction (incl. site & contingency) $6,089,620 
AHP grant       $500,000 Soft costs (incl financing & contingency) $1,045,117 
LIHTC Equity   $5,294,870 Acquisition        $280,000 
City of Portland HOME      $300,000 Pre funded Reserves       $262,633 
      Developer Fee        $487,500 
Total Sources:   $8,164,870 Total Uses:     $8,164,870 
 
Avesta has received a commitment of funds for the AHP loan and $500,000 grant.  Bangor Savings has 
issued a term sheet for both construction and permanent first mortgages.  Avesta plans to submit an 
application for 9% LIHTCs in the upcoming round opening in September.  Avesta seeks the $300,000 
HOME and 75% TIF to support the application for LIHTCs.   
 
For analysis of “Uses,” see Development Budget. 

Development Budget 
 
Construction Costs:   

Construction costs are based on a letter of estimate from CWS Architects.  This is a very broad brush  
estimate, without even a break out of demolition, site improvements, and anticipated cost per square 
foot for improvements provided in the architect’s letter.  However, based on Avesta’s break out of site 
work, the estimated $170/sq foot for improvements should be more than sufficient for a pretty 
straightforward design and should accommodate some price inflation prior to construction start.  

Soft Costs:    

Soft costs are in the range of normal, with a few exceptions.  Architectural seems high for a 
straightforward design, and the relatively small number of units drives the per unit architectural 
expense up to over $11,000 per unit.  This does include $45,000 for owner’s representative construction 
management, which is typically a good investment in quality construction and smooth construction 
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process, with minimal change orders.  FF&E is also high at $61,000, which is $1,525 per unit.  This is 
$25,000 for security cameras, $6,000 for custodial equipment, and $30,000 for common area and 
exterior furnishings.  Since the “common area” is a single office and one interior lobby, plus exterior 
space, that seems quite high. 

Contingency:   

Contingency is budgeted at standard 5% for construction and a minimalist $25,000 for soft costs.  These 
are insufficient given the stage of development.  However, the construction figure seems high enough to 
cover a range of unanticipated price increases, and from a practical perspective, I consider much of the 
FF&E item to be contingency.   

Acquisition:   

Avesta proposes to sell the sites to the LLC for $280,000.  Their acquisition price was $283,000.  The 
assessed  value is $291,100.  While this seems a fair price, an appraisal supporting that price is a 
condition of any recommendation.   

Operating Budget & 20 Year Cashflow Projection 
 
Project Income:   

Avesta plans a mixed income building, with 24 units for households below 50% AMI ($770 LIHTC, $1,028 
w Project Based Vouchers), 10 units for households below 60% AMI ($924/mo), and 6 market rate units 
($1,050/mo).  Avesta has a commitment for 8 project based vouchers from the Housing Authority to 
provide a deeper subsidy for 8 of the 24 households at 50% AMI.  Consistent with Portland policy, 4 
units must house homeless seniors.   

Operating Expense 

The budgeted per unit operating cost appears high at $8,122, however, factoring out the TIF shows 
operating expenses of $6,918 per unit, which is in the middle range for affordable housing.  Supportive 
services are budgeted consistent with Maine Housings requirements at $12,199.  Utilities are generously 
budgeted at $1,700 per unit per year for 600 sq foot units of new construction meeting green standards.  
Maintenance also seems high at $2,140 for newly constructed, small, senior units, including $25,000 for 
grounds.   They will be able to operate a bit leaner than these costs suggest. 

20 Year Cashflow & Debt Service Coverage Ratio (DSCR) 

Cashflow starts out at a comfortable 1.22 DSCR in year one with a 5% vacancy.  However, with industry 
standard inflators of 2% for income and 3% for expenses, the cashflow gradually erodes.  By year 20, 
DSCR is down to 1.05.   Avestas projections show positive cashflow for 20 years by using a 2.5% income 
inflator for years 6-15.   Creating positive cashflow by using more aggressive income inflators puts 
project success in the hands of one variable the developer does NOT control – increases in market price 
of rent.  If, on the other hand, Avesta can find a way to trim maintenance from $2,140 to $2,015 per unit 
per year (for instance, trim grounds expense from $25,000 to $20,000), the year 1 DSCR is 1.26 and is 
1.13 in year 20.  There are ways the developer can control both the operating expenses and the rent 
revenue (out performing the budgeted 5% vacancy rate) which will support positive cashflow which 
don’t require aggressive assumptions regarding income inflation.   
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Developer Financials 
 
Avesta is in good, and improving, financial condition.  Avesta has provided audits for 2014, 2015, 2016, 
and internal financial statements for 2017.  Prior year audits have been received by Avesta in late May 
or early June, so while not ideal to review unaudited financials for 2017, it is not out of line with the 
timing of audit finalization in prior years.    

Current assets in 2016 of $9.6 million (audited) rise to $11.8 million in 2017 (unaudited), while current 
liabilities in 2016 of $4.9 million (audited) rise to $6.1 million 2017 (unaudited).  The resulting Current 
Ratios (current assets divided by current liabilities) are healthy for their scale of operations --  1.97 (2016 
audited) and 1.93 (2017 unaudited).  Net assets were $123 million in 2016 (audited) and $132 million in 
2017 (unaudited).  There has been significant sustained growth in net assets – which have more than 
doubled in the 5 years since 2012, when net assets were $66 million.   In 2017, revenue continued to 
grow and exceed budget while operating expenses were held under budget.  Depreciation resulted in a 
paper loss of $2,973,841, which is typical for a company with this financial structure, but this paper loss 
was more than outweighed by the growth in real estate equity.   

This developer has the financial capacity to intervene in a development facing unexpected set backs and 
or cost over-runs to keep the development process moving forward.  Their financial strength as an 
organization mitigates the risk of the thin soft cost contingency and the possibility of leaner than 
projected operating surpluses.   

  

Recommendations 
 
Subject to availability of funding, I recommend a loan in the amount of $300,000, zero percent interest, 
payment deferred for 30 years, and a 75% TIF, with the following conditions prior to loan closing: 

1. All standard construction loan conditions, including satisfactory review of final contract with 
GC consistent with budgeted estimates, and total contractor overhead, profit and general 
conditions of not to exceed 14% of net construction costs.   

2. Satisfactory review of relocation budget.   
3. Satisfactory appraisal 

 



Date 6/7/2018
Project Name 977 Brighton
Project Address 977 Brighton
Developer/Sponsor Avesta

Total Units 40
Total Square Feet 30,736

Total Per Unit Per Sq Ft
Sources of Funds

Permanent Financing - AHP Loan $2,070,000 $51,750 $67
AHP Grant $500,000 $12,500 $16
Equity (net LIHTC proceeds) $5,294,870 $132,372 $172
Deferred development fee $0 $0 $0
City of Portland HOME $300,000 $7,500 $10
Other $0 $0

Total Sources of Funds $8,164,870 $204,122 $266

Uses of Funds

Hard Costs
   Site Improvements $572,194 $14,305 $19
   Rehabilitation $0 $0
   New Construction $5,227,444 $130,686 $170

Contractor's Profit, Overhead, & Gen. Requirements 0.0% $0 $0
Hazardous Materials abatement (if contracted separately) $0 $0
Demolition Cost (if contracted separately) $0 $0
Bond Premium $0 $0
Other $0 $0
Hard Cost Contingency (% of hard costs) 5.0% $289,982 $7,250 $9

Total Hard Costs $6,089,620 $152,241 $198

Soft Costs
   Building Permit & Fees $81,936 $2,048 $3
   Survey & Engineering $38,000 $950 $1

Design & Permitting (% of const exp) 8.6% $461,000 $11,525 $15
Borrower Legal (all closings, excluding syndication legal) $65,000 $1,625 $2
Title & Recording $5,885 $147 $0
Accounting $10,000 $250 $0
Construction Period Taxes $12,000 $300 $0
Construction Period Insurance $12,000 $300 $0
Other: FF&E, Security $61,000 $1,525 $2
Other $0 $0

Total Soft Costs $746,821 $18,671 $24

Financing Costs
   Construction Loan Origination Fees $10,000 $250 $0

Construction Period Interest $157,266 $3,932 $5
Lender Inspection Fees $3,630 $91 $0

Development Budget with
Permanent Sources



Letter of Credit Fee $0 $0
Permanent Loan Fee $10,000 $250 $0
Construction Lender Legal $12,000 $300 $0
Other $0 $0 $0

Total Financing Costs $192,896 $4,822 $6

Miscellaneous
   Market Survey $3,500 $88 $0
   Appraisal $6,200 $155 $0
   Environmental Study $12,700 $318 $0
   LIHTC Fees -- prepaid monitoring $40,000 $1,000 $1
   Other: Commissioning $0 $0
   Relocation Costs $0 $0 $0
   Other  -- 3rd Party Consultants $18,000 $450 $1

Soft Cost Contingency (% of soft costs excl Dev Fee) 1.43% $25,000 $625 $1
Total Miscellaneous: $105,400 $2,635 $10

Acquisition
Acquisition: Buildings $0 $0 $0
Acquisition: Land $280,000 $7,000 $9
Acquisition: Legal $0 $0 $0
Other $0 $0 $0

Total Acquisition $280,000 $7,000 $9

Reserves and Developer Fee
   Operating Deficit Escrow $141,859 $3,546 $5
   Prefunded Replacement Reserve $52,274 $1,307 $2
   Taxes & Insurance Escrow $28,500 $713 $1
   Developer Overhead $487,500 $12,188 $16
   Developer Profit $0 $0
   Rent Up Reserve & Marketing $40,000 $1,000 $1
   Other $0 $0 $0

Total Reserves and Developer Fee $750,133 $18,753 $24

Total Uses of Funds $8,164,870 $204,122 $272

Developer Fee Analysis: Total Fees: $487,500
Percent of TDC: 6.54% (excluding reserves & developer fee)



Rental Income

Unit 
Type

Number 
of Units

Per Unit 
Sq Ft

Total 
Sq Ft

Restriction 
on % 

Median Inc.

Per Unit 
Monthly 

Gross Rent

Utility 
Deductions

Rent 
Subsidy

Per Unit 
Monthly 
Net Rent

Per Unit 
Net Rent 
Per Sq Ft

Total 
Monthly Net 

Income

Total 
Annual 

Net Rent
1 BR 8 0 50% $1,028 $0 $1,028 #DIV/0! $8,224 $98,688
1 BR 16 0 50% $770 $0 $770 #DIV/0! $12,320 $147,840
1 BR 10 0 60% $924 $0 $924 #DIV/0! $9,240 $110,880
1 BR 6 0 market $1,050 $0 $1,050 #DIV/0! $6,300 $75,600
2 BR 0 50% $0 #DIV/0! $0 $0
2 BR 0 60% $0 #DIV/0! $0 $0
3 BR 0 50% $0 #DIV/0! $0 $0
3 BR 0 60% $0 #DIV/0! $0 $0
4 BR 0 50% $0 #DIV/0! $0 $0
4 BR 0 60% $0 #DIV/0! $0 $0
Other 0 50% $0 #DIV/0! $0 $0
Other 0 60% $0 #DIV/0! $0 $0
Total: 40 0 $36,084 $433,008

Project Operating Pro Forma
Date
Project Name
Project Address
Developer/Sponsor

June 12, 2018

977 Brighton
Avesta

977 Brighton



Operating Expenses
Rent Increase Rate 2.0%
Expenses Increase Rate 3.0% Note: Year 1 is the first full year of stabilized operations

Year 1 Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Income

Sch. Gross Income - Residential $433,008 $10,825 $441,668 $450,502 $459,512 $468,702 $478,076 $487,637 $497,390 $507,338 $517,485
Vacancy Loss 5.0% ($21,650) ($541) ($22,083) ($22,525) ($22,976) ($23,435) ($23,904) ($24,382) ($24,870) ($25,367) ($25,874)
Other income (laundry) $2,998 $75 $3,058 $3,119 $3,182 $3,245 $3,310 $3,376 $3,444 $3,513 $3,583
TIF -- 75% requested $48,171 $1,204 $49,616 $51,105 $52,638 $54,217 $55,843 $57,519 $59,244 $61,022 $62,852

Effective Gross Income $462,527 $11,563 $472,259 $482,200 $492,355 $502,729 $513,326 $524,151 $535,209 $546,505 $558,046

Administrative
Management Fee $24,672 $617 $25,412 $26,175 $26,960 $27,769 $28,602 $29,460 $30,343 $31,254 $32,191
Management Charges $24,672 $617 $25,412 $26,175 $26,960 $27,769 $28,602 $29,460 $30,343 $31,254 $32,191
Marketing Expense $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Legal $1,500 $38 $1,545 $1,591 $1,639 $1,688 $1,739 $1,791 $1,845 $1,900 $1,957
Audit & Accounting $5,000 $125 $5,150 $5,305 $5,464 $5,628 $5,796 $5,970 $6,149 $6,334 $6,524
Admin Other $6,000 $150 $6,180 $6,365 $6,556 $6,753 $6,956 $7,164 $7,379 $7,601 $7,829

Total Administrative $61,844 $1,546 $63,699 $65,610 $67,579 $69,606 $71,694 $73,845 $76,060 $78,342 $80,692

Supportive Services $12,199 $305 $12,565 $12,942 $13,330 $13,730 $14,142 $14,566 $15,003 $15,453 $15,917

Utilities
Fuel Oil $18,000 $450 $18,540 $19,096 $19,669 $20,259 $20,867 $21,493 $22,138 $22,802 $23,486

   Natural Gas $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Electric $34,000 $850 $35,020 $36,071 $37,153 $38,267 $39,415 $40,598 $41,816 $43,070 $44,362
Water / Sewer $16,000 $400 $16,480 $16,974 $17,484 $18,008 $18,548 $19,105 $19,678 $20,268 $20,876
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Utilities $68,000 $1,700 $70,040 $72,141 $74,305 $76,535 $78,831 $81,196 $83,631 $86,140 $88,725



Maintenance Year 1 Year 1/Unit Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Grounds $25,000 $625 $25,750 $26,523 $27,318 $28,138 $28,982 $29,851 $30,747 $31,669 $32,619
Janitorial $6,600 $165 $6,798 $7,002 $7,212 $7,428 $7,651 $7,881 $8,117 $8,361 $8,612
Trash Removal $4,000 $100 $4,120 $4,244 $4,371 $4,502 $4,637 $4,776 $4,919 $5,067 $5,219
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Equipment & Supplies $5,000 $125 $5,150 $5,305 $5,464 $5,628 $5,796 $5,970 $6,149 $6,334 $6,524
Maintenance $25,000 $625 $25,750 $26,523 $27,318 $28,138 $28,982 $29,851 $30,747 $31,669 $32,619
Maintenance contracts (HVAC, e  $20,000 $500 $20,600 $21,218 $21,855 $22,510 $23,185 $23,881 $24,597 $25,335 $26,095
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Maintenance $85,600 $2,140 $88,168 $90,813 $93,537 $96,344 $99,234 $102,211 $105,277 $108,436 $111,689

Taxes & Insurance
Real Estate Taxes or PILOT $64,229 $1,606 $66,156 $68,141 $70,185 $72,290 $74,459 $76,693 $78,994 $81,363 $83,804

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Insurance (property, liability) $15,000 $375 $15,450 $15,914 $16,391 $16,883 $17,389 $17,911 $18,448 $19,002 $19,572
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $79,229 $1,981 $81,606 $84,054 $86,576 $89,173 $91,848 $94,604 $97,442 $100,365 $103,376

Replacement Reserves $18,000 $450 $18,540 $19,096 $19,669 $20,259 $20,867 $21,493 $22,138 $22,802 $23,486
Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $324,872 $8,122 $334,618 $344,657 $354,996 $365,646 $376,616 $387,914 $399,552 $411,538 $423,884

Net Operating Income $137,655 $3,441 $137,641 $137,544 $137,359 $137,083 $136,710 $136,236 $135,657 $134,967 $134,161

Debt Service
First Lien $112,934 $2,823 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934
Second Lien $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Debt Service (Must Pay) $112,934 $2,823 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934

Cash Flow (after Must Pay Debt) $24,721 $618 $24,707 $24,610 $24,425 $24,149 $23,776 $23,302 $22,723 $22,033 $21,227
Debt Service Coverage Ratio 1.22 1.22 1.22 1.22 1.21 1.21 1.21 1.20 1.20 1.19

Cash Flow Debt Payments
City of Portland 0.0% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Developer Fee Loan 0.0% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Cash Flow Retained by Project $24,721 $618 $24,707 $24,610 $24,425 $24,149 $23,776 $23,302 $22,723 $22,033 $21,227
Retained Cash Flow % 8%

Payroll Taxes / Fidelity Bond / 
Workers Comp / Health Ins.



Operating Expenses
Rent Increase Rate 2.0%
Expenses Increase Rate 3.0%

Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
Income

Sch. Gross Income - Residential $527,834 $538,391 $549,159 $560,142 $571,345 $582,772 $594,427 $606,316 $618,442 $630,811
Vacancy Loss 5.0% ($26,392) ($26,920) ($27,458) ($28,007) ($28,567) ($29,139) ($29,721) ($30,316) ($30,922) ($31,541)
Other income (laundry) $3,655 $3,728 $3,802 $3,878 $3,956 $4,035 $4,116 $4,198 $4,282 $4,368
TIF -- 75% requested $64,738 $66,680 $68,680 $70,741 $72,863 $75,049 $77,300 $79,619 $82,008 $84,468

Effective Gross Income $569,835 $581,879 $594,184 $606,754 $619,597 $632,717 $646,122 $659,817 $673,810 $688,106

Administrative
Advertising $33,157 $34,152 $35,176 $36,232 $37,319 $38,438 $39,591 $40,779 $42,002 $43,263
Office Payroll & Benefits $33,157 $34,152 $35,176 $36,232 $37,319 $38,438 $39,591 $40,779 $42,002 $43,263
Office Supplies, Phone, Misc. $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Mngr or Super Rent Free Unit $2,016 $2,076 $2,139 $2,203 $2,269 $2,337 $2,407 $2,479 $2,554 $2,630
Audit & Accounting $6,720 $6,921 $7,129 $7,343 $7,563 $7,790 $8,024 $8,264 $8,512 $8,768
Admin Other $8,063 $8,305 $8,555 $8,811 $9,076 $9,348 $9,628 $9,917 $10,215 $10,521

Total Administrative $83,113 $85,607 $88,175 $90,820 $93,545 $96,351 $99,241 $102,219 $105,285 $108,444

Supportive Services $16,394 $16,886 $17,393 $17,915 $18,452 $19,006 $19,576 $20,163 $20,768 $21,391

Utilities
Fuel Oil $24,190 $24,916 $25,664 $26,434 $27,227 $28,043 $28,885 $29,751 $30,644 $31,563
Electric $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Gas $45,693 $47,064 $48,476 $49,930 $51,428 $52,971 $54,560 $56,197 $57,883 $59,619
Water / Sewer $21,503 $22,148 $22,812 $23,497 $24,201 $24,927 $25,675 $26,446 $27,239 $28,056
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Utilities $91,386 $94,128 $96,952 $99,860 $102,856 $105,942 $109,120 $112,394 $115,765 $119,238



Maintenance Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
Janitorial $33,598 $34,606 $35,644 $36,713 $37,815 $38,949 $40,118 $41,321 $42,561 $43,838
Exterminating $8,870 $9,136 $9,410 $9,692 $9,983 $10,283 $10,591 $10,909 $11,236 $11,573
Trash Removal $5,376 $5,537 $5,703 $5,874 $6,050 $6,232 $6,419 $6,611 $6,810 $7,014
Security $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Grounds $6,720 $6,921 $7,129 $7,343 $7,563 $7,790 $8,024 $8,264 $8,512 $8,768
Maintenance $33,598 $34,606 $35,644 $36,713 $37,815 $38,949 $40,118 $41,321 $42,561 $43,838
Elevator, HVAC, pool contracts $26,878 $27,685 $28,515 $29,371 $30,252 $31,159 $32,094 $33,057 $34,049 $35,070
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Maintenance $115,039 $118,490 $122,045 $125,706 $129,478 $133,362 $137,363 $141,484 $145,728 $150,100

Taxes & Insurance
Real Estate Taxes or PILOT $86,318 $88,908 $91,575 $94,322 $97,152 $100,067 $103,069 $106,161 $109,346 $112,626

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Insurance (property, liability) $20,159 $20,764 $21,386 $22,028 $22,689 $23,370 $24,071 $24,793 $25,536 $26,303
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Taxes & Insurance $106,477 $109,671 $112,962 $116,350 $119,841 $123,436 $127,139 $130,953 $134,882 $138,929

Replacement Reserves $24,190 $24,916 $25,664 $26,434 $27,227 $28,043 $28,885 $29,751 $30,644 $31,563
Operating Reserves $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $436,601 $449,699 $463,190 $477,085 $491,398 $506,140 $521,324 $536,964 $553,073 $569,665

Net Operating Income $133,234 $132,180 $130,994 $129,669 $128,199 $126,577 $124,798 $122,854 $120,737 $118,441

Debt Service
First Lien $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934
Second Lien $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Debt Service (Must Pay) $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934 $112,934

Cash Flow (after Must Pay Debt) $20,300 $19,246 $18,060 $16,735 $15,265 $13,643 $11,864 $9,920 $7,803 $5,507
Debt Service Coverage Ratio 1.18 1.17 1.16 1.15 1.14 1.12 1.11 1.09 1.07 1.05

Cash Flow Debt Payments
DHCD 0.0% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Developer Fee Loan 0.0% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Cash Flow Retained by Project $20,300 $19,246 $18,060 $16,735 $15,265 $13,643 $11,864 $9,920 $7,803 $5,507
Retained Cash Flow % 8%

Payroll Taxes / Fidelity Bond / Workers 
Comp / Health Ins.



 

 

Memorandum 
 
To:  Housing Committee  
 
From:  Jeff Levine, Director 
 
Date:  June 21, 2018 
 
Re:  Hotel Linkage – Revised Nexus Study and Draft Ordinance 
 
 
As per your direction at your June 5, 2018, meeting, we have worked with the Greater 
Portland Council of Governments to revise their nexus study and also drafted a proposed 
ordinance based on that study. Both are attached. 
 
The nexus study revisions were based on three major comments, which are repeated with 
their responses and staff comments below: 
 

· Income needed to afford rent seems low. GPCOG used Maine Housing 
data in the initial memo. To address the concern of the subcommittee they added 
language about the limitations of the Maine Housing data.  
· Static Affordability Gap.  The methodology used to address the 

affordability gap only covers a single year because it is using annual salary as the 
basis for the calculation.  To research the answer to this question, GPCOG staff 
reached out to Karl Seidman, a consultant who has completed several of these 
studies throughout the country, to ask how he would approach this issue. He said 
the methodology is rational and perhaps we could use a financing guideline to 
determine a duration of time. They also contacted both Maine Housing and 
Avesta but were unable to find any relevant guideline to assign a duration of time. 
Karl suggested it’s likely the City would simply need to make a decision about 
how many years it wanted to use in the calculation. Given that using even one 
year’s impact results in a range of per-room fees up to $5,165, staff does not 
recommend going above that level at this time. 

· Revise to Linkage Fee Terminology- They edited the memo accordingly. Staff 
recommends using the term “Hotel Linkage Fee” rather than “Housing Impact 
Fee” in order to avoid confusion about this proposed ordinance and the Impact 
Fee study and proposed ordinance under development for transportation, 
stormwater/sewer and parks/open space. 

· Jobs per Household Data- GPCOG’s methodology used Cumberland County data 
for jobs created per household. They changed this data to reflect Portland’s 
geography.  



 
Sec.14-484. Purpose.  
It is in the public interest to promote an adequate supply of 
affordable housing for the city’s residents. The purpose of this 
division therefore is to offer incentives to developers to include 
units of affordable housing within development projects or based on 
demonstrated need caused by creation of new lower-income jobs, 
thereby mitigating the impact of market rate housing construction 
on the limited supply of available land for suitable housing, and 
helping to meet the housing needs of all economic groups within the 
city. The city believes that this division will assist in meeting 
the city’s comprehensive goals for affordable housing, in the 
prevention of overcrowding and deterioration of the limited supply 
of affordable housing, and by doing so promote the health, safety 
and welfare of its citizens.  
 

Sec. 14-485. Definitions.  

… 

Hotel Project is any hotel, inn or motel, as defined in this 
ordinance, consisting of 10 or more rooms for rent. Any such 
development that expands by 10 or more rooms within any 5 year 
period will also be considered a Hotel Project. 

 

 

14-489 Hotel Linkage Fee 

(a) Purpose: This section is based on City analysis, most 
specifically documented in the Greater Portland Council of 
Government study “Proposed Methodology for Hotel Linkage 
Fees” dated 6/15/18, that finds that new hospitality 
developments create a need for new affordable housing. This 
need is the result of the fact that these uses create a 
number of jobs that do not pay sufficiently to afford 
housing provided in the market. 

(b) Applicability: This section applies to all Hotel Projects 
as defined in 14-485 that are not complete as of the 
effective date of this section. 

(c) Hotel Linkage Fee: All Hotel Projects shall pay a linkage 
fee as shown in the table below, which would address one 
year’s impact from development of that hotel room on the 
housing market. This amount shall be paid into the City’s 
Housing Trust and used for the purposes set forth in the 
ordinance and regulations applicable to that trust: 



Hotel Projects with Building 
Permits but without Certificates 
of Occupancy as of the 
Applicable Date of this 
Ordinance 

$2,500 per room 

Hotel Projects without Building 
Permits as of the Applicable 
Date of this Ordinance 

$5,000 per room 

 

(d) Annual Adjustments: These amounts shall be adjusted annually 
in the same way as the fee under Division 29 for Housing 
Replacement. 

(e) Reglations: The Planning Board may promulgate implementing 
regulations based on this ordinance. 

 

Sec. 14-489490. Housing trust fund.  
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 Portland Linkage Fee memo – GPCOG June 15, 2018 

 

 
 
To:  Jeff Levine, Planning & Urban Development Director 
From:  Stephanie Carver, GPCOG Planning Director 
Date:  6/15/18 
RE:  Proposed Methodology for Hotel Linkage fees  
 

Introduction 
The City of Portland's Department of Planning & Urban Development is examining the feasibility of a 
proposal for assessing hotel linkage fees. The purpose of this memo is to provide information to the 
City regarding the use of linkage fees for this purpose and outline a potential methodology for the 
calculation of a fee.  

Background 
Linkage fees are fees that cities may choose to implement to help mitigate the effects of new 
commercial development on the demand and availability of affordable housing. Prior to 
implementing a fee policy, communities often conduct a study to identify the connection, or “nexus” 
between new commercial development and the need for additional affordable housing. It is assumed 
that new commercial development contributes additional workers to a city’s workforce and adds 
new worker households. In many industries, a percentage of these households do not make enough 
to live and work in the same city. Looking outside the city to find affordable housing often results in 
longer commute times and higher transportation costs. If implemented, a linkage fee is typically 
charged to a developer as a condition of approval and it is assessed based on total square footage or 
number of units in the development. 
 
The City's Comprehensive Plan identifies the increasing demand for affordable housing as an 
emerging issue and sets a goal of pursuing “policies to enable people who work in Portland to have 
the option to live in Portland.” To be considered affordable, housing should consume no more than 
30% of a household's income including rent, mortgage, utilities and other household related costs. Of 
the 1,130 housing units that were permitted and/or built in Portland between 2010 to 2014, 
including apartments, condominiums and single-family homes, just 29% were offered at a rent or 
sales price affordable to a household earning the median incomei.  
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The Maine office of Tourism estimates over 36 million tourists visited Portland in 2017. Hotel 
development is steadily increasing, with 1,811,050 square feet of hotel development representing 
2,647 units currently in operation throughout the Cityii. According to the US Census, the 
accommodation and food service sector is the third largest share of employment in Cumberland 
County, representing 10% of the County’s workforce but only 5% of the County’s payroll. In fact, the 
median employee in this sector earns $312 a week or $16,227 per year, nearly half of the median 
wage in Cumberland County of $696 per week or $36,187 per yeariii. A worker employed at the 
County median wage earns 85% of the household income needed to afford the median rent in 
Portland, while the average accommodation and food service worker earns a median wage that is 
37% of the household income needed to afford the median rent in Portland.iv This affordability gap 
may force accommodation workers employed in Portland to seek housing outside of Portland. 

 

Portland
Cumberland 

County
Maine

Accommodation and Food Service $353 $312 $290 

Retail Trade $418 $466 $410 

Health Care and Social Assistance $685 $699 $611 

Total - All Industries $616 $696 $611 

Source: US Census American Community Survey 2016 5-year sample

COMPARISON OF MEDIAN WEEKLY WAGE BY INDUSTRY 2016
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According to the Maine State Housing Authority the average rent (including utilities) for a two-
bedroom apartment in Portland is $1,053 per month and the household income needed to afford the 
average rent in Portland is $42,111 per year. However, this is the average rent paid by existing 
renters in Portland and new households moving to Portland will pay the current market rate, which is 
generally higher than the average rent. As of June 15, 2018, there are roughly 60 two-bedroom 
apartments listed for rent in Portland on Zillow, with monthly rents ranging between $1,300-$3,500. One third 
of those apartments are listed with rents between $1,500 and $2,000, and another third of those apartments 
are listed for more than $2,000 per month. Therefore, a new household moving to Portland will expect to pay 
between 120%-330% of the average rent to live in the City. 

Methodology 
Methodologies used to calculate linkage fees vary, but in most cases the analysis begins with an 
estimation of the number of new employees associated with a typical development, in this case a 
hotel. In this methodology, a formula is used to calculate the affordability gap between what workers 
can afford to pay for housing and the average cost of market rate housing.  
 
In Portland’s case, a link is established between the creation of new jobs in the hotel sector and the 
increased demand for affordable housing through the following steps: 

· New Jobs. Industry data was used to estimate the number of direct jobs that will be created 
by the new hotel with 180 units. According to the Urban Land Institute the typical hotel 
employs between 0.5-0.8 employees per hotel room. Using an average value of 0.65 
employees per hotel room it is estimated that a hotel with 180 rooms will employ 117 people. 
The current ratio of jobs per household was used to estimate how many households will be 
created by this new employment.  

· Households. Currently there are 37,737 employed civilians aged 16 and over living in the 
30,211 total households in Portland. This means that on average there are 1.2 jobs per every 
household in Portland. Based on this ratio it was estimated that the 117 additional jobs 
created by a new hotel will create 94 new households in Portland. However, it is assumed 
employment in these households will be split up between different occupations, such as 
management, sales, service, and maintenance. Depending on the occupation the wages for 
each occupation may be higher or lower than the median wage for the hotel industry. 
Therefore, industry occupation employment and wage data examined from the ACS was used 
to estimate how many new households will be low income. 
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· Jobs by Occupation. Based on industry and occupation employment data from the ACS 64% 
of jobs in the hotel industry are service occupations, 19% of hotel jobs are management 
occupations, 13% of hotel jobs are sales and office occupations, and the remainder are 
maintenance and transportation occupations. The total number of jobs and households that 
will be created in each occupation was calculated by multiplying the share of hotel 
employment by occupation by the total number of new hotel jobs created. 

 
· Household Income. To calculate the household income for each household in each 

occupation category the median wage by occupation data for Cumberland County from the 
ACS was used. This calculation assumes 1 person in each new household works full time in the 
hotel industry and any additional workers in the household earn the area median income. 

Portland
Cumberland 

County
Maine

Employed Civilian Population 16+ 37,737 155,014 652,638 

Total Households 30,211 117,871 551,109 

Jobs/Household 1.2 1.3 1.2 

Source: American Community Survey 2016 5-year estimate

EMPLOYED POPULATION PER HOUSEHOLD 2016

Share of Hotel 
Employment

Number of New 
Jobs

Number of New 
Households

Service 64% 74 60

Sales and Office 13% 15 12

Transportation 4% 4 3

Maintenance 1% 1 1

Management 19% 22 18

Total - All Occupations 100% 117 94

Source: American Community Survey 2016 5-year estimate;
GPCOG Analysis

NEW JOBS AND HOUSEHOLDS BY OCCUPATION CREATED BY NEW HOTEL EMPLOYMENT
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· Affordability Gap. These estimates for household income by occupation were compared to 

affordability data from the Maine State Housing Authority to show the difference between 
what the new households created by hotel employment earn and the minimum income 
needed to afford a two-bedroom apartment in Portland. These results show that households 
with Service or Sales and Office occupations have a household income that is lower than the 
minimum income needed to afford rental housing in Portland. This household affordability 
gap is largest ($14,987) for households with Service occupations, which also represent nearly 
2/3 of households created by the new hotel employment. 

 

· Aggregate Affordability Gap. Next, the household affordability gap for each occupation was 
multiplied by the number of households with employment in each occupation to arrive at a 
total affordability gap of $929,724 per year. This number represents the difference between 
these households’ ability to pay for their housing and the market cost of their housing based 
on the median monthly rent. In reality these households will face much higher rental housing 
costs since the current shortage of rental housing in Portland means that rents for new units 
are significantly higher than the median rent. 

 
· Final Calculation. When we divide the affordability gap of $929,724 by the number of new 

hotel rooms, we get an average affordability gap per room of $5,165, or $7.70 per square 
foot. Therefore, a fee of just under $8 per square foot would cover a minimum justified 

Number of 
New 

Households

Median Wage for 
Hotel Income 

Earner

Median Wage 
for Second 

Income Earner

Total Household 
Income

Service 60 $18,109 $9,015 $27,124

Sales and Office 12 $30,444 $9,015 $39,459

Transportation 3 $31,695 $9,015 $40,710

Maintenance 1 $33,421 $9,015 $42,436

Management 18 $52,910 $9,015 $61,925

Source: GPCOG Analysis and American Community Survey 2016 5-year estimates

NEW HOUSEHOLDS AND HOUSEHOLD INCOME BY OCCUPATION

Number of 
New 

Households

Total 
Household 

Income

Income Needed to 
Afford Rent in 

Portland

Household 
Affordability 

Gap

Total 
Affordability 

Gap

Service 60 $27,124 $42,111 $14,987 $892,820

Sales and Office 12 $39,459 $42,111 $2,652 $32,048

Transportation 3 $40,710 $42,111 $1,401 $4,856

Maintenance 1 $42,436 $42,111 NA $0

Management 18 $61,925 $42,111 NA $0

Total $929,724

Rental Affordability Source: Maine State Housing Authority, 
2017

AFFORDABILITY GAP
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housing affordability gap for the 94 new households created by a new 180 unit hotel 
employment for one year.  

 
This example estimate represents the full cost of the affordability gap for employment in one hotel 
for one year based on available data. Multiple industries could potentially affect the demand for 
affordable housing and the city may determine a higher or lower percentage of this fee based on 
these variables. Furthermore, this fee could be re-evaluated periodically as circumstances such as 
inflation, rents, and rental housing supply change.  
  

 
 
 
 
                                                      
i Portland 2030 Housing Demand, GPCOG 2015 
ii Data from City of Portland, Department of Planning & Urban Development. 
iii 2016 median wage data from the US Census American Community Survey (ACS)  
iv (Source: US Census County Business Patterns, 2016). 



 

 

2018 HOUSING COMMITTEE SCHEDULE 

 

All meetings begin at 5:30 p.m. 

 

 

Date Meeting Location 
  
January 24 Room 209 
February 28 Room 24 
March 28 Room 209 
April 25 Room 209 
May 23 Room 209 
June 27 Room 24 
July 31 Room 209 
August 22 cancelled 
September 6 Council Chambers 
September 26 Room 209 
October 11 Council Chambers 
October 24 Room 209 
November 28 Room 209 
December 26  cancelled 

 

 



 
 

 
 

 
TO: Councilor Duson, Chair 

Members of the Housing and Community Development Committee 
 

FROM: Mary Davis, Division Director 
Housing and Community Development Division 
 

DATE: June 19, 2018  
 

SUBJECT: COMMUNICATION ITEM - FY 18/19 HUD Annual Action Plan 
 
The U.S. Department of Housing and Urban Development (HUD) requires that 
communities receiving HUD funding (CDBG, HOME, ESG) undertake a planning 
process every three to five years to review local affordable housing and community 
development needs. This process is designed to help communities develop priorities and 
multi-year goals in coordination with other community plans and resources to make a 
greater impact within the community.  The City of Portland undertakes this planning 
process every five years.  The City is currently in year three of the 2016-2020 
Consolidated Plan. 
 
Each year, the City of Portland submits an Annual Action Plan which details the activities 
and resources that will be used to address the priority needs and goals identified in the 
Consolidated Plan. 
 
A copy of the FY 18/19 HUD Annual Action Plan can be found on the city’s website 
https://www.portlandmaine.gov/Annual-Action-Plan) and a copy is included in the 
agenda packet on the Committee’s webpage.  The document is 141 pages long; paper 
copies are available upon request. 
 
This plan was submitted to the U.S. Department of Housing and Urban Development on 
June 18, 2018.   The plan includes the projects, activities and resources recommended for 
funding through the Housing and Community Development annual allocation process 
including CDBG funding recommendations, Housing Program Budget and ESG Program 
Budget approved by the City Council on April 18, 2018.    
 
Attachments: 
FY 18/19 HUD Annual Action Plan    
(electronic copy available as part of the online agenda packet; paper copy available upon 
request). 

https://www.portlandmaine.gov/Annual-Action-Plan
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Executive Summary  

AP-05 Executive Summary - 91.200(c), 91.220(b) 

1. Introduction 

The City of Portland, Maine receives an annual allocation from the U.S. Department of Housing and 

Urban Development (HUD) for the following programs: Community Development Block Grant, HOME 

Investment Partnership, and Emergency Solutions Grants. The City of Portland is the lead entity in a 

HOME Investment Partnership Consortium with Cumberland County. As a condition of the funds, the 

City of Portland, Maine must submit a Consolidated Annual Action Plan that describes how these funds 

will be used to address the needs goals and priorities outlined in the 2016-2020 Consolidated Plan which 

was approved by HUD for the City of Portland. This Consolidated Annual Action Plan is for program year 

2018 (PY18) of the 2016-2020 Consolidated Plan. 

The allocation of these funds were vetted through a public process which began in October of 2017. The 

process is consistent with the City’s Citizen Participation Plan and utilizes public outreach, community 

meetings, citizen review committees, social media and the City’s website, and public hearings.   

For the 2018 Program Year, the City of Portland and the Cumberland County HOME Consortium expects 

to receive $3,204,763 from the three HUD formula grant programs; $1,895,922 for CDBG, $1,151,710 for 

HOME, and $157,131 for ESG. 

A note about the Program Year 2018 budget, while the grant amounts for the CDBG and HOME 

programs are final, the program income amount is an estimate.  The available prior year funds are also 

an estimate of the amount of grant funds that remain uncommitted (as of 5/30/18) from prior budget 

year/s.  These estimates will be adjusted from time to time as final amounts are known. 

2. Summarize the objectives and outcomes identified in the Plan   

This could be a restatement of items or a table listed elsewhere in the plan or a reference to 

another location. It may also contain any essential items from the housing and homeless needs 

assessment, the housing market analysis or the strategic plan. 

This could be a restatement of items or a table listed elsewhere in the plan or a reference to another 

location. It may also contain any essential items from the housing and homeless needs assessment, the 

housing market analysis or the strategic plan. 

The objectives and outcomes identified in this Action Plan are consistent with the 2016-2020 

Consolidated Plan and based on a combination of HUD-provided data, independent research, 
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community outreach, consultation with various agencies and service providers, and the established 

goals and priorities of the City of Portland and the Cumberland County HOME Consortium. All programs 

and activities funded through the CDBG, HOME and ESG programs will help to fulfill one of these four 

goals: 

1. Neighborhood Investment & Infrastructure- Create strong, safe accessible and vibrant 

neighborhoods 

2. Housing Availability- Increase housing availability and affordability 

3. Economic Opportunity – Create Economic opportunities to transition people out of poverty 

4. Address the Needs of the Growing Homeless Population - Prevent and Reduce Homelessness 

3. Evaluation of past performance  

This is an evaluation of past performance that helped lead the grantee to choose its goals or 

projects. 

This is an evaluation of past performance that helped lead the grantee to choose its goals or projects. 

Limited financial resources are the City’s biggest constraint to meeting the needs and goals of our 

community. Year after year, the request for funding far exceeds the amount of funds available through 

the City’s CDBG, HOME, and ESG programs. That being said, the use of the HUD funds allows for an 

increase in leveraged funds through many of the program’s sub-recipients. In order to maximize the 

effectiveness of the HUD funds distributed within our Community, each sub-recipient’s application for 

HOME and CDBG goes through an extensive evaluation process. 

The needs, goals, and priorities identified in this Action Plan represent a continuing evaluation and 

evolution the City’s CDBG, HOME and ESG programs. As new information becomes available about the 

needs of our community, the HCD staff work with City officials to make sure that the goals of the HUD 

programs are aligning with the direction and goals of the City.  Through the continued evaluation 

process, the HCD staff is able to make sure that the needs of the City are being address in every funding 

cycle.  

As required by HUD, the City of Portland submits a Consolidated Annual Performance and Evaluation 

Report (CAPER) at the end of each program year. This report offers a complete evaluation of the 

performance and accomplishments of all CDBG, HOME and ESG funded activities. The CAPER reports are 

available in the HCD office as well as the City of Portland’s website. 

http://www.portlandmaine.gov/762/Plans-Reports 

4. Summary of Citizen Participation Process and consultation process  

Summary from citizen participation section of plan. 
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The City of Portland strongly encourages citizen participation in the CDBG, HOME and ESG allocation 

process. The City follows the guidelines written in our Citizen Participation plan. The public is given an 

opportunity to learn about the programs and budgets as well as speak at the following meetings: District 

meetings in the fall, CDBG Allocation Committee meetings, ESG meetings at the Maine Continuum of 

Care and Emergency Shelter Assessment Committees, Housing program budget meeting at the Council’s 

Housing Committee, and two public hearings in March and April with the full City Council. Additionally, 

staff encourage any member of the public that has questions about the programs or budgets to set up a 

meeting with staff. 

A copy of the City’s Citizen Participation Plan is made available to the public on the City’s website and 

hard copy is available in the HCD Office. As part of our continual evaluation process, HCD Staff 

periodically review the Citizen Participation Plan to evaluate its consistently with the goals of the City as 

well as HUD requirements. 

5. Summary of public comments 

This could be a brief narrative summary or reference an attached document from the Citizen 

Participation section of the Con Plan. 

The Annual Action Plan public comment period was held from March 16 to April 16, 2018. Two members 

of the public made appointments with staff to voice their opinions on the CDBG allocations. A summary 

of their comments in attached. 

During the March 19th public hearings, many members of the community as well as organization 

representatives spoke about the need for CDBG funds for the following programs; CEI Microenterprise 

Assistant, all four Preble Street programs, Childcare Voucher Program, Milestone HOME team, Amistad 

Inc and Portland Downtown POW pilot program, YMCA, Catholic Charities and ILAP, Greater Portland 

Health, and LearningWorks. A full list of public comments is included with the grantee unique 

appendices. This year staff asked anyone that would like to turn in a written version of their public 

comments to do so. A copy of these written public comments as well as a summary of the public 

comments from the March 19th meeting are attached as part of the Grantee Unique Appendices. The 

video stream of the Council Meeting can be watched here: 

http://townhallstreams.com/stream.php?location_id=42&id=14156 

During the April 18th public hearing, 18 additional members of the public spoke in support of the 

following programs: Milestone HOME team, Oxford Street- Housing Assistance for Long Term Shelter 

Stayers, Amistad & Portland Downtown- Peer Outreach Worker, Catholic Charities & ILAP – Immigrant 

Legal Services, Preble Street Resource Center, YMCA- New American Welcome Center, Playground at 

Dougherty Field, Portland Housing Authority- Front Street Rehab, Greater Portland Health- MARP 

program, and the COP- Business Assistance Program. A summary of the public comments are attached 

as part of the Grantee Unique Appendices. The video stream of the Council Meeting can be watched 

here: http://townhallstreams.com/stream.php?location_id=42&id=14158 
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6. Summary of comments or views not accepted and the reasons for not accepting them 

All comments and views were accepted. 

7. Summary 

The focus of this year’s Annual Action plan is to carry out activities that help the City of Portland reach 

the goals listed in our Five-Year Consolidated plan. Every activity being carried out as part of this year’s 

Annual Action Plan makes strides toward the goals of ‘Addressing the Needs of the Growing Homeless 

Population’, ‘Housing Availability’, ‘Economic Opportunity’, or ‘Neighborhood Investment and 

Infrastructure’.  



 Annual Action Plan 
2018 

5 

OMB Control No: 2506-0117 (exp. 06/30/2018) 

PR-05 Lead & Responsible Agencies - 91.200(b) 

1. Agency/entity responsible for preparing/administering the Consolidated Plan 

The following are the agencies/entities responsible for preparing the Consolidated Plan and those responsible for administration of 

each grant program and funding source. 

Agency Role Name Department/Agency 

Lead  Agency PORTLAND   

CDBG Administrator PORTLAND Planning and Urban Development Dept, HCD Division 

HOPWA Administrator PORTLAND Frannie Peabody Center, ME 

HOME Administrator PORTLAND Planning and Urban Development Dept, HCD Division 

ESG Administrator PORTLAND Health and Human Services Department, SS Division 

HOPWA-C Administrator     

Table 1 – Responsible Agencies 

 
Narrative 

The City of Portland’s Department of Planning and Urban Development, Housing and Community Development Division, is the lead entity for 

managing and distributing the CDBG and HOME funding. The ESG Grant is distributed through the Health and Human Services Department. 

HOPWA is managed and administered by the Frannie Peabody Center. 

The Annual Action Plan was written by staff in the Housing and Community Development Division (HCD). However, numerous individuals and 

entities were involved in the process, recommendations, and decision making that defined the details of this Plan. 

All CDBG applications for 2018-2019 funding were submitted to the HCD Staff. There were twenty-four (24) requests for social service funding 

from eighteen (18) different entities, and six (6) requests for development activity funding from six (6) different entities. Staff reviewed each 

application for threshold eligibility, and prepared and presented the information to the CDBG Allocation Committee. This year the Allocation 

Committee was comprised of nine (9) community members who were vetted through an application process and appointed by the Portland City 

Council. The CDBG Allocation Committee read, reviewed, and scored all applications. The Committee recommended funding allocations to the 
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City Manager based on priorities, information provided, performance, and capacity of the applicants. Allocation Committee meetings were open 

to the public, the dates and times of which were posted on the City’s website in the online calendar. 

The City Manager reviewed the applications and recommendations from the Allocation Committee. Based on this information, the City Manager 

made his own recommendations. Both the Committee’s and the City Manager’s recommendations were presented to the City Council. 

The HOME Budget is developed by HCD staff and presented to the Housing Committee.  The Housing Committee consists of three of the nine 

City Councilors. This is a public meeting which is advertised on the City website with notices sent to housing partners, neighborhood 

organizations and other interested parties who have registered to receive notice of these meetings. Public Comment is taken at the meeting.  

The Emergency Solutions Grant was presented to the Continuum of Care and the Emergency Shelter Assessment Committee. The Continuum of 

Care and the Emergency Shelter Assessment Committees reviewed the allocation and both committees voted unanimously to approve the 

budget and activities that are included in this Annual Action Plan. 

The entire Action Plan, including the estimated budgets for CDBG, HOME and ESG, were presented and discussed at two public hearings on 

March 19 and April 18 consistent with the Citizen Participation Plan. Public comment was taken at both Council meetings. The Council 

unanimously approved the program allocations and estimated budget for the CDBG, HOME and ESG programs. 

Consolidated Plan Public Contact Information 

Mary Davis 

Housing and Community Development Division 

389 Congress Street, Room 312, Portland, Maine 04101 

(207) 874-8711 
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AP-10 Consultation - 91.100, 91.200(b), 91.215(l) 

1. Introduction 

The City of Portland Housing and Community Development Division works with other City divisions and 

departments, regional coalitions, state programs, community stakeholders, and county partners to set 

and achieve its goals. Also, the City's Citizen Participation Plan ensures that the City undertakes an 

effective public process that encourages input and participation from all citizens, non-profit 

organizations and other interested parties. The plan also guarantees access to meetings, information 

and public hearings on the Annual Action Plan. Technical assistance is provided, upon request, to any 

organization that would like to develop proposals for funding under the City's Housing and Community 

Development Programs.  

Provide a concise summary of the jurisdiction’s activities to enhance coordination between 

public and assisted housing providers and private and governmental health, mental health 

and service agencies (91.215(l)). 

In the City of Portland, 33% of CDBG funds support public service programs. These public service 

programs work in collaboration with ESG, HOME and CDBG development programs to create a 

continuum of care and economic opportunities for all LMI Portland residents.   During the CDBG 

application review process, addition points are awarded to organization that show strong collaboration 

with other housing and public service providers. 

The City & the Portland Housing Authority (PHA) have a history of cooperation in several areas including 

community policing, development of affordable housing, recreational activities for at-risk youth, the 

Family Self-Sufficiency Program, Family Investment Center and applications to HUD for Section 8 

certificates and vouchers for families, homeless, and disabled persons. City of Portland and PHA staff 

communicate regularly and provide each other with data for plans and reports. The City of Portland and 

Cumberland County also collaborate with the other Public Housing Authorities in Cumberland County. 

Housing and Community Development staff also serve on or participate in several committees and 

coalitions that support the goal of collaboration between housing providers, mental health services and 

other social service providers. Staff serve on or attend the following: Maine Affordable Housing 

Coalition, Age Friendly Portland Steering Committee, Maine Continuum of Care, Emergency Shelter 

Assessment Committee, and United Way’s Thrive 2027. 

Describe coordination with the Continuum of Care and efforts to address the needs of 

homeless persons (particularly chronically homeless individuals and families, families with 

children, veterans, and unaccompanied youth) and persons at risk of homelessness. 
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This year $415,953 CDBG public service funds will go directly to efforts to address the needs of homeless 

persons or persons at risk of homelessness. An addition $58,559 will go to housing follow up services for 

chronically homeless individuals who have recently been housed. 

The City of Portland also allocated $162,000 in HOME Program Funds to continue a Tenant Based Rental 

Assistance Program. Staff modeled the program on the Maine Housing Stability through Engagement 

Program. The short term rental assistance program will provide security deposits and/or first month’s 

rent and will be available to currently homeless or those in danger of becoming homeless. 

City staff from the Health and Human Services Department and Housing & Community Development 

Division coordinate with other members of the Emergency Shelter Assessment Committee (ESAC) and 

the United Way of Greater Portland to support the Homeless Continuum of Care, respond to the 

McKinney Vento NOFA and monitor shelter bed usage for single adults, adolescents, and families. ESAC 

members include shelter providers for singles, adolescents, mentally ill, women, families with children, 

and victims of domestic violence, supported housing providers, mental health service providers, 

substance abuse service providers, health service providers and general services, including day shelter 

providers for the homeless population. ESAC also produces monthly and quarterly statistics on shelter 

usage and provides a forum to discuss new programs, resource availability, emerging trends and to 

resolve problems within the continuum that may arise from time to time. City staff also coordinate the 

Point in Time Survey each year. 

Describe consultation with the Continuum(s) of Care that serves the jurisdiction’s area in 

determining how to allocate ESG funds, develop performance standards for and evaluate 

outcomes of projects and activities assisted by ESG funds, and develop funding, policies and 

procedures for the operation and administration of HMIS 

In 2017 the Portland Continuum of Care and the Maine Continuum of Care voted to merge and become 

one continuum of care for the entire state. Staff participate in monthly Continuum of Care meetings. 

Continuum of Care evaluated and unanimously voted to approve Portland’s 2018-2019 ESG estimated 

budget. 

Additionally, the City was awarded 20 hours of training time with Cloudburst in order to evaluate our 

current ESG process and create an updated set of policies of procedures that align with the goals of the 

City and Maine Continuum of Care. The updated policies and procedures manual is expected to be 

finished by June 2018. 

City staff have also taken the lead in scripting the universal intake forms that will be used by 211 and 

shelter’s across the state as part of the HMIS data entry system. 

2. Agencies, groups, organizations and others who participated in the process and 

consultations 
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Table 2 – Agencies, groups, organizations who participated 

1 Agency/Group/Organization City of Portland 

Agency/Group/Organization Type Housing 

Services-Elderly Persons 

Services-homeless 

Services-Health 

Services-Education 

Services-Employment 

Service-Fair Housing 

Other government - Local 

Grantee Department 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Economic Development 

Anti-poverty Strategy 

Lead-based Paint Strategy 
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Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

The City of Portland includes the Planning and Urban Development Department, 

which is responsible for housing and community development needs and strategy 

in addition to anti-poverty barriers to affordable housing, and lead based paint 

remediation.  The Economic Development Department is responsible for the 

economic strategies for the City.  The Health and Human Services Department is 

responsible for homeless needs, specifically families with children, single adults, 

and chronically homeless individuals. The Public Works Department is responsible 

for infrastructure needs and projects. The Recreation and Facilities Department is 

responsible for building maintenance and renovations. The Executive Department, 

which includes the City Manager, is responsible for providing policy guidance and 

an interdepartmental vision and budget for the City. 

2 Agency/Group/Organization CUMBERLAND COUNTY 

Agency/Group/Organization Type Housing 

Other government - County 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

The City of Portland and Cumberland County are partners in the HOME 

Consortium. The two entities work collaboratively to distribute resources and 

address affordable housing needs, residential rehabilitation needs for residents of 

Portland and Cumberland County. 

3 Agency/Group/Organization Portland Housing Authority 

Agency/Group/Organization Type PHA 

What section of the Plan was addressed by 

Consultation? 

Public Housing Needs 
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Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

The Portland Housing Authority was consulted to provide information regarding 

housing and public housing needs. 

4 Agency/Group/Organization Community Housing of Maine 

Agency/Group/Organization Type Housing 

Services - Housing 

Services-Persons with Disabilities 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Homeless Needs - Chronically homeless 

Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

Community Housing of Maine provides housing to vulnerable populations including 

the elderly, disabled, people experiencing mental illness, people with 

developmental and intellectual disabilities, people recovering from addiction, 

veterans, victims of domestic violence and persons living with HIV/Aids. 

5 Agency/Group/Organization Westbrook Housing Authority 

Agency/Group/Organization Type PHA 

What section of the Plan was addressed by 

Consultation? 

Public Housing Needs 

Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

Westbrook Housing Authority was consulted to provide information regarding 

housing and public housing needs. 

6 Agency/Group/Organization South Portland Housing Authority 

Agency/Group/Organization Type PHA 

What section of the Plan was addressed by 

Consultation? 

Public Housing Needs 
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Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

The South Portland Housing Authority was consulted to provide information 

regarding housing and public housing needs. 

7 Agency/Group/Organization Brunswick Housing Authority 

Agency/Group/Organization Type PHA 

What section of the Plan was addressed by 

Consultation? 

Public Housing Needs 

Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

Brunswick Housing Authority was consulted to provide information regarding 

housing and public housing needs. 

8 Agency/Group/Organization Milestone Foundation 

Agency/Group/Organization Type Services-homeless 

Services-Health 

What section of the Plan was addressed by 

Consultation? 

Homeless Needs - Chronically homeless 

Homelessness Needs - Veterans 

Homelessness Strategy 

Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

Milestone provides health and basic needs outreach to the most vulnerable 

populations including the disabled, people experiencing mental illness, people with 

developmental and intellectual disabilities, and people suffering from addiction. 

Milestone coordinates with HCD Staff, the City's Police Department, and other 

social service and health providers in the City. 

9 Agency/Group/Organization Preble Street 

Agency/Group/Organization Type Services-Victims of Domestic Violence 

Services-homeless 

Services-Health 
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What section of the Plan was addressed by 

Consultation? 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Unaccompanied youth 

Briefly describe how the Agency/Group/Organization 

was consulted. What are the anticipated outcomes of 

the consultation or areas for improved coordination? 

Preble Street is seen by the City as an integral partner in the shelter and basic 

needs of the City's most vulnerable population. Preble Street is consulted by the 

City on a regular basis due the their teen shelter, women's shelter, food program, 

and resource center. 

Identify any Agency Types not consulted and provide rationale for not consulting 

All agencies pertaining to public services available in the City Portland and housing services available in Cumberland County and the City of 

Portland were consulted.  

 

Other local/regional/state/federal planning efforts considered when preparing the Plan 

Name of Plan Lead Organization How do the goals of your Strategic Plan overlap with the goals of each plan? 

Continuum of Care Maine Continuum of Care 
The Maine Continuum of Care, which merged with the Portland CoC in 2017 has a goal 

of ending homelessness 

Portland's Plan 

2030 

City of Portland Planning and 

Urban Development 

Department 

The City of Portland's new comprehensive plan will guide the planning and design 

decisions of the City of Portland. Future housing initiatives will align with the new 

comprehensive plan for the City. 

Table 3 – Other local / regional / federal planning efforts 

Narrative 

The City of Portland strives to consider all applicable local, regional, state, and federal planning efforts when preparing the Annual Action Plan 

and Five year consolidated plan. The list above is a representation of the most prominent strategic planning efforts that directly impact the goals 

and priorities of this Annual Action Plan.    



 Annual Action Plan 
2018 

14 

OMB Control No: 2506-0117 (exp. 06/30/2018) 

There are four public housing authorities in the Consortium; Westbrook Housing Authority, South Portland Housing Authority, Portland Housing 

Authority, and Brunswick Housing Authority. In 2016, Portland Housing Authority (PHA), the largest of the four housing authorities, developed 

their five year plan, annual agency plan, and capital fund plan; the City worked closely with the PHA to collaboratively develop housing goals for 

the City's five year consolidated plan.  

Social Service and homeless shelter staff were consulted to include input on housing the city’s most vulnerable populations.  Housing and 

Community Development staff have attend Continuum of Care and Emergency Shelter Assessment Committee meetings to stay updated on 

shelter bed usage, housing successes and needs for this population, and to receive input from Homeless Voices for Justice, a local grassroots 

effort involved in affecting change for Portland’s homeless populations. 

City of Portland Public Works Department was consulted on the need for public services in the city, specifically within CDBG eligible 

neighborhoods.  Additionally, several CDBG-funded non-profit social service and basic needs providers are consulted because of their expertise 

in assisting the city’s most vulnerable populations. 
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AP-12 Participation - 91.401, 91.105, 91.200(c) 

1. Summary of citizen participation process/Efforts made to broaden citizen participation 
Summarize citizen participation process and how it impacted goal-setting 
 

HCD staff strive to make every effort to encourage public comment and participation. This year staff 

teamed up with the City’s executive branch to host the well-established district meetings. The decision 

was made to co-host these meetings as a way to reach residents that do not normally attend the 

community development meetings. 

To promote the district meetings, a postcard was sent to every resident in the City. Over 400 residents 

attended the District Meetings. The meetings informed the public of CDBG and HOME programs and 

services available to them. The meetings also helped to gather public comment and input on the needs 

in our community, plus ideas for CDBG and HOME projects and ways we can improve the effectiveness 

of our CDBG and HOME funds. 

For CDBG, there was a mandatory applicants meeting to inform all potential CDBG applicants of the 

information needed to apply for CDBG funding. The CDBG Allocation Committee met eight times. Each 

meeting was advertised on the City calendar and website. The committee reviewed and discussed CDBG 

applications at these meetings. HOME funds were reviewed and discussed at the Housing Committee. 

Priorities and funding allocations were reviewed and approved at these meetings. Public comment, if 

any, was taken. The Emergency Solutions Grant was presented and discussed at the Portland Continuum 

of Care meetings and also the Emergency Shelter Assessment Committee meetings. The Continuum of 

Care voted to approve the funding allocations and priorities unanimously. The funding allocations and 

action plan were advertised in the paper. The entire Action Plan, including estimated budgets for CDBG, 

HOME and ESG were presented to the City Council at the March 19 and April 18 Council Meetings.   

 



 

 Annual Action Plan 
2018 

16 

OMB Control No: 2506-0117 (exp. 06/30/2018) 

Citizen Participation Outreach 

Sort 
Orde

r 

Mode of 
Outreach 

Target of 
Outreach 

Summary 
of  

response/
attendanc

e 

Summary of  
comments received 

Summary o
f comments 

not 
accepted 

and reason
s 

URL (
If 

appli
cable

) 

1 
Public 

Meeting 

Non-

targeted/

broad 

communi

ty 

Over 400 

people 

attended 

the 5 

District 

meetings 

held in 

November 

and 

December 

of 2017. 

Approxima

tely 13 

people 

requested 

additional 

informatio

n about 

CDBG and 

HOME 

related 

programs. 

Approximately 13 people 

requested additional information 

about CDBG and HOME related 

programs. Many other residents 

took informational flyers. No 

formal public comments were 

submitted, though several 

members of the public asked 

questions about eligibility and 

status of ongoing projects. 

All 

comments 

were 

accepted. 

  



 

 Annual Action Plan 
2018 

17 

OMB Control No: 2506-0117 (exp. 06/30/2018) 

Sort 
Orde

r 

Mode of 
Outreach 

Target of 
Outreach 

Summary 
of  

response/
attendanc

e 

Summary of  
comments received 

Summary o
f comments 

not 
accepted 

and reason
s 

URL (
If 

appli
cable

) 

2 
Public 

Meeting 

Non-

targeted/

broad 

communi

ty 

Two City 

wide 

Public 

meetings 

were held 

on March 

19 and 

April 18, 

over 50 

people 

attended 

each 

meeting. 

48 people 

gave 

public 

comment. 

A summary of comments are 

attached in the unique grantee 

appendices. A video stream of the 

meetings can be watched here: 

March 19 

http://townhallstreams.com/strea

m.php?location_id=42&id=14156 

and April 18 

http://townhallstreams.com/strea

m.php?location_id=42&id=14158 

All 

comments 

were 

accepted 

  

3 
Newspap

er Ad 

Non-

targeted/

broad 

communi

ty 

Placement 

of Legal 

Notice 

notifying 

citizens of 

the Action 

Plan key 

dates and 

deadlines, 

contact 

informatio

n, and two 

citywide 

hearings 

on 3/19 

and 4/18. 

Please see attachment 

All public 

comments 

were 

accepted 
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Sort 
Orde

r 

Mode of 
Outreach 

Target of 
Outreach 

Summary 
of  

response/
attendanc

e 

Summary of  
comments received 

Summary o
f comments 

not 
accepted 

and reason
s 

URL (
If 

appli
cable

) 

4 Email 

Non-

targeted/

broad 

communi

ty 

Emails 

were sent 

to 331 

individuals 

soliciting 

their 

comments 

and 

inviting 

their 

participati

on at 

public 

hearings.  

Emails 

were sent 

3 times: 

(1) When 

the City 

Managers 

recommen

dations 

were 

released, 

(2) three 

days 

before the 

first public 

hearing, 

(3) 1 day 

before the 

second 

public 

hearing. 

Please see attachments 

All public 

comments 

were 

accepted. 
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Sort 
Orde

r 

Mode of 
Outreach 

Target of 
Outreach 

Summary 
of  

response/
attendanc

e 

Summary of  
comments received 

Summary o
f comments 

not 
accepted 

and reason
s 

URL (
If 

appli
cable

) 

5 
Internet 

Outreach 

Non-

targeted/

broad 

communi

ty 

A 'City 

News 

Flash' was 

emailed to 

850 

subscriber

s soliciting 

their 

comments 

and 

inviting 

their 

participati

on at 

public 

hearings. 

Please see attachment 

All public 

comments 

were 

accepted. 
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Sort 
Orde

r 

Mode of 
Outreach 

Target of 
Outreach 

Summary 
of  

response/
attendanc

e 

Summary of  
comments received 

Summary o
f comments 

not 
accepted 

and reason
s 

URL (
If 

appli
cable

) 

6 
Public 

Meeting 

Non-

targeted/

broad 

communi

ty 

The Maine 

CoC and 

ESAC 

committee

s met on 

March 

15th to 

discuss the 

ESG 

budget. 

Both 

meetings 

were open 

to the 

public, a 

total of 4 

members 

of the 

public 

attended 

the ESAC 

meeting 

and no 

members 

of the 

public 

attended 

the CoC 

meeting. A 

total of 1 

member of 

the pubic 

commente

d on the 

ESG 

budget 

The public comment was about 

the general lack of funding for 

ESG. The member of the public 

wanted to know if we could apply 

for addition ESG funding. 

All public 

comments 

were 

accepted. 
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Sort 
Orde

r 

Mode of 
Outreach 

Target of 
Outreach 

Summary 
of  

response/
attendanc

e 

Summary of  
comments received 

Summary o
f comments 

not 
accepted 

and reason
s 

URL (
If 

appli
cable

) 

7 
Public 

Meeting 

Non-

targeted/

broad 

communi

ty 

On 

2/28/2018 

The 

Housing 

Committee 

reviewed 

the HCD 

Housing 

budget 

which 

includes 

CDBG 

program 

income 

and HOME 

funds. A 

total of 2 

members 

of the 

public 

gave 

public 

comments. 

Please see attachments 

All public 

comments 

were 

accepted. 

  

Table 4 – Citizen Participation Outreach 
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Expected Resources 
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AP-15 Expected Resources - 91.420(b), 91.220(c)(1,2) 

Introduction 

For the Year 3 Annual Action Plan, the anticipated resources include federal CDBG, HOME, and ESG funds. The amount of each of these 

resources is dependent on their respective federal allocations, which can be unpredictable. The HOME and CDBG program saw an increase in 

funding for Year 3. Estimates assume level funding for the next two years. The Year 3 Annual Action Plan also includes resources from a Section 

108 loan, a local housing trust fund, and program income from two former HUD programs; UDAG and Healthy Home/Lead Safe Housing. The 

Section 108 funding is to build a parking garage in the Bayside neighborhood through a project called Midtown. Once funds are expended no 

more are expected. The Local Housing Trust Fund is funded through various City Programs such as the Housing Replacement Ordinance, Short 

Term Rental registration, and Inclusionary Zoning fee in lieu. In 2017, the City sold a parking garage that was originally purchased with UDAG 

funds, the sale was a onetime payment, $20,000 from the proceeds from the sale will be used for a CDBG eligible activity each year. Finally, 

payments on the healthy home/Lead Safe Housing are typically made when owners sell or refinance their homes and are therefore 

unpredictable. Estimates are based on past years income.  

Anticipated Resources 

Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 1,895,922 50,000 188,982 2,134,904 3,971,844 

$10,000 is program income from the 

Housing Rehab Program along with 

$11,886 in reprogrammed funds will go 

toward the CDBG allocation. An Additional 

$40,000 is program income from the 

housing rehab program and $177,096 in 

previously reported program income will 

be recirculated into Housing Rehab 

Program for project costs. 
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Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

HOME public - 

federal 

Acquisition 

Homebuyer 

assistance 

Homeowner 

rehab 

Multifamily 

rental new 

construction 

Multifamily 

rental rehab 

New 

construction for 

ownership 

TBRA 1,151,710 151,247 587,000 1,889,957 2,303,420 

Program income is generated by 

repayment of HOME program loans. 

$587,000 in reprogrammed HOME funds 

will go toward Affordable Housing 

Development in Portland. 
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Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

ESG public - 

federal 

Conversion and 

rehab for 

transitional 

housing 

Financial 

Assistance 

Overnight 

shelter 

Rapid re-housing 

(rental 

assistance) 

Rental 

Assistance 

Services 

Transitional 

housing 157,131 0 0 157,131 314,262 

Due to a staffing vacancy, prior year ESG 

funds were not fully expended. All annual 

allocation funds plus prior year resources 

will be expended in 2018-2019 
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Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

Housing 

Trust 

Fund 

public - 

local 

Acquisition 

Homeowner 

rehab 

Housing 

Multifamily 

rental new 

construction 

Multifamily 

rental rehab 

New 

construction for 

ownership 913,502 0 0 913,502 0 

Local Housing Trust Funds allocated under 

an annual plan that is approved by the City 

Council. The Housing Trust Funds are 

available for affordable and workforce 

housing development, up to 120 AMI. 

Section 

108 

public - 

federal 

Economic 

Development 

7,983,999 0 0 7,983,999 0 

Section 108 loan funds slated for the 

construction of a 840 parking space garage 

to support a million square foot mixed use 

development including market rate 

housing and retail/commercial space. 



 

 Annual Action Plan 
2018 

27 

OMB Control No: 2506-0117 (exp. 06/30/2018) 

Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

Other public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Overnight 

shelter 

Public 

Improvements 

Public Services 0 0 0 0 0 

   

Other public - 

federal 

Homeowner 

rehab 

Multifamily 

rental rehab 

170,866 0 0 170,866 0 

Program Income from prior HUD Healthy 

Home/Lead Safe Housing Grants.  

Wherever possible, the City will utilize 

rehab program funds in combination with 

lead program income funds to complete 

additional lead-safe units. 

Table 2 - Expected Resources – Priority Table 

 
Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 

matching requirements will be satisfied 
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If appropriate, describe publically owned land or property located within the jurisdiction that 

may be used to address the needs identified in the plan 

Over the past several years the Housing Committee has tasked staff with identifying publicly owned land 

and property located within the jurisdiction that can be used for affordable housing. The City recently 

sold 4 parcels of land in the Bayside Neighborhood that will be include affordable housing. The parcels 

are: 

1)  60 Parris Street: 20 condominiums will be priced for affordability to households earning 120% AMI 

for the initial sale.  3 units will be sold at market price. 

2) 178 Kennebec Street: Of the proposed 46 rental units, 78% of the units will be priced at 60% AMI or 

less.  22% will be at market rate.   

3)  65 Hanover Street:  Approximately 25 proposed total units of which at least 25 units will be 

affordable to low and moderate income households. 

4)  44 Hanover Street:  Proposing 16 rental units (total number of units is unknown as of yet) priced at 

$1,000 per month (which is approximately 80% AMI). 

The City also passed new provisions governing tax acquired property in Portland wherein any profits 

from subsequent sales will be allocated to the City's Housing Trust Fund. Over the next few years, the 

HCD staff will continue to identify additional city-owned properties for affordable housing development. 

Additionally, the City has created shelter over-lay zones as a first step in creating a new city shelter that 

will hold 200 beds and be open 24 hours a day. This new shelter aligns with the City’s 10 year plan to 

end homelessness and the City’s Continuum of Care plan. The new shelter also aligns with the 

“Addressing the Needs of the Growing Homeless Population” goal in our Five Year Consolidated Plan. 

Finally, the City works with social service providers and housing developers that would like to address 

the need for additional types of housing in our community, such as: housing for physical and mental 

disabilities; substance use disorders; and seniors. 

Discussion 

The City of Portland secured HUD 108/BEDI funds in an amount of $1.2 million in Brownfields Economic 

Development Initiative (BEDI) and $10.8 million in Section 108 loan to support revitalization of the 

distressed area of Bayside by stimulating residential and commercial economic development activities 

and creating jobs.   
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One of the catalysts to support the Bayside area-wide revitalization is a public-private partnership to 

construct an 800 space parking garage with ground level commercial space. Despite unanticipated 

delays, the city is hopeful that the parking garage will be under construction during FY2019.   
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Annual Goals and Objectives 

AP-20 Annual Goals and Objectives - 91.420, 91.220(c)(3)&(e) 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

1 Neighborhood 

Investment & 

Infrastructure 

2016 2020 Non-Housing 

Community 

Development 

PORTLAND, 

MAINE 

Eligible Census 

Tracts 

CDBG Target 

Neighborhoods 

Bayside 

Neighborhoods 

Neighborhood 

Investment & 

Infrastructure 

CDBG: 

$579,019 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income 

Housing Benefit: 1448 Persons 

Assisted 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 5000 Persons 

Assisted 

2 Economic 

Opportunity 

2016 2020 Economic 

Development 

PORTLAND, 

MAINE 

Eligible Census 

Tracts 

CDBG Target 

Neighborhoods 

Bayside 

Neighborhoods 

Economic 

Opportunity 

CDBG: 

$312,805 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 1378 Persons 

Assisted 

Jobs created/retained: 14 Jobs 

Businesses assisted: 6 

Businesses Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

3 Housing Availability 2016 2020 Affordable 

Housing 

Public Housing 

PORTLAND, 

MAINE 

Cumberland 

County 

Housing Availability CDBG: 

$250,000 

HOME: 

$1,201,220 

ESG: $55,200 

Housing 

Trust Fund: 

$913,502 

Rental units constructed: 10 

Household Housing Unit 

Rental units rehabilitated: 8 

Household Housing Unit 

Homeowner Housing 

Rehabilitated: 10 Household 

Housing Unit 

4 Address the Needs 

for Growing 

Homeless 

Population 

2016 2020 Homeless PORTLAND, 

MAINE 

Eligible Census 

Tracts 

CDBG Target 

Neighborhoods 

Bayside 

Neighborhoods 

Address the Needs 

for Growing 

Homeless 

Population 

CDBG: 

$406,799 

ESG: $93,940 

Public Facility or Infrastructure 

Activities for Low/Moderate 

Income Housing Benefit: 200 

Households Assisted 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 11650 

Persons Assisted 

Table 3 – Goals Summary 

 

Goal Descriptions 
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1 Goal Name Neighborhood Investment & Infrastructure 

Goal 

Description 

Create strong, safe, accessible and vibrant neighborhoods-  

Invest in infrastructure to improve neighborhood assets and build strong, safe, accessible and vibrant neighborhoods. 

Improve accessibility and livability through age-friendly designs and ADA compliance. Build sidewalks and trails to improve 

connectivity, increase the use of bicycles as a mode of transportation, and redevelop streetscapes to create shared streets 

for cars, bikes, and pedestrians that integrate with the fabric of the neighborhood. Support programs that increase safety in 

neighborhoods for residents and visitors. 

2 Goal Name Economic Opportunity 

Goal 

Description 

Create economic opportunities to transition people out of poverty. Invest in Portland businesses to enable them to expand 

to create jobs. Invest in persons wanting to create microenterprises. Engage job seekers in a continuum of services to 

increase their professional capacity, financial stability, and ability to maintain employment. Focus on difficult to employ 

populations including homeless, new Americans and single parent head of households. Combine resources and build 

partnerships between public and private entities to provide opportunities to transition Portland residents out of poverty to 

sustainable employment and financial stability. 

3 Goal Name Housing Availability 

Goal 

Description 

Increase housing availability & affordability. Increase housing availability and affordability to all Portland residents 

regardless of income, race, ethnicity, and family size. Encourage housing development by removing barriers to traditional 

urban housing types while ensuring the inclusion of workforce and age-friendly housing in significant development projects  

4 Goal Name Address the Needs for Growing Homeless Population 

Goal 

Description 

Prevent and Reduce Homelessness. Prevent individuals and families from becoming homeless and entering into the shelter 

system. Rapidly rehouse those who enter the shelter system. Provide necessary resources to assist vulnerable population’s 

transition out of homelessness, including housing opportunities for chronically homeless or long-term stayers at homeless 

shelters. 
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AP-35 Projects - 91.420, 91.220(d) 

Introduction  

The City of Portland's Housing and Community Development Program will enter into the PY 2018-2019 

budget cycle with the following funding allocations: $1,922,808 in CDBG which consists of $1,895,922 in 

direct HUD allocation, $11,886 in reprogrammed funds, and $15,000 in CDBG housing program income; 

$157,131 in Emergency Solutions Grant funding; and $1,302,957 HOME allocation as part of the 

Cumberland County HOME Consortium, which consists of $1,151,710 in direct HUD allocation; $120,000 

in program income, and $31,247 in recaptured funds.  $856,911 is designated for City of Portland use 

and $446,046 is designated for the County.  An additional $60,000 in Housing Development Funds/CDBG 

housing program income is available. 

# Project Name 

1 HCD Grant Administration 

2 CDBG Planning 

3 Preble Street Cooridor Sidewalk Project 

4 City of Portland- Business Assistance Program 

5 CEI- Portland Microenterprise assistance program 

6 Portland Housing Authority - Front Street Redevelopment Phase 1 

7 North Woods Adventure Playground at Dougherty Field 

8 Port Resources - Hot Water Heater replacement project 

9 COP Community Policing 

10 Wayside Food Programs 

11 Preble Street Joe Kreisler Teen Shelter 

12 Catherine Morrill Childcare Voucher Program 

13 COP - Mobile Medical Outreach 

14 Preble Street Food Program 

15 Peer Outreach Worker (POW) Program 

16 Immigrant Legal Services 

17 COP- Housing Follow Up Services for Long Term Shelter Stayers 

18 Milestone Homeless Outreach and Mobile Engagement Team (HOME Team) 

19 Preble Street Resource Center 

20 Homeless Programs HESG 

21 HOME Administration 

22 Housing Development Fund Project Staff Costs 

23 Tenant Based Rental Assistance 

24 City Housing Rehabilitation 

25 City Affordable Housing Development 

26 County HOME Housing Rehabilitation 

27 County HOME Affordable Housing Development 
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# Project Name 

28 Section 108 Loan 

Table 4 – Project Information 

 
Describe the reasons for allocation priorities and any obstacles to addressing underserved 
needs 

Nearly all of the City’s CDBG, HOME and ESG funds go to addressing underserved needs in 

Portland. The allocation process and priorities for CDBG, HOME and ESG is described below. The 

largest obstacle to addressing the underserved needs is limited funding. The needs of the 

underserved continue to increase in the City of Portland, but the funding resources remain 
limited.  

Community Development Block Grant: CDBG funds are allocated through a competitive 

application process. To apply, organizations must attend a mandatory application meeting. 

Applications are available through the Housing and Community Development Office in City Hall 

and on the City's webpage. Applications are reviewed by a volunteer citizen allocation committee 

appointed by the City Council. The Allocation Committee sends its recommendations to the City 

Manager who forwards the funding recommendations to the City Council. The City Council 

conducts two public hearings before deciding on the final funding recommendations. This year 

the only funds that are not directly going to serve low to moderate income persons are the funds 

are for administration and planning. As mentioned under the ‘AP-15 Expected Resources’, the 

City of Portland sold the Cotton Street Parking garage in 2017, which was originally purchased 

with UDAG funds. As part of this sale, the City Council has decided to spend $20,000 from the 

proceeds each year on a CDBG eligible activity. This year the Council has decided to spend this 

$20,000 on the Preble Street Florence House Women’s shelter. This is a program that has 

received CDBG funding in the past and offers a safe place for homeless women, many of who 
have experience domestic violence or assault. 

HOME: The HOME Program budget is formulated by staff, endorsed by the City Council's Housing 

Committee and Cumberland County's Municipal Oversight Committee. The City Council conducts 

two public hearings before deciding on the final HOME Program budget. Program guidelines and 

applications are available through the Housing and Community Development Office in City Hall 

and on the City's webpage. 

Emergency Solutions Grant: The Emergency Solutions Grant funding is formulated by staff and 

presented to the Maine Continuum of Care and the City’s Emergency Shelter Assessment 

Committee. The funding supports shelter operations, homeless prevention, rapid rehousing, and 
HMIS. 
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AP-38 Project Summary 

Project Summary Information 

1 Project Name HCD Grant Administration 

Target Area PORTLAND, MAINE 

Goals Supported Neighborhood Investment & Infrastructure 

Housing Availability 

Economic Opportunity 

Address the Needs for Growing Homeless Population 

Needs Addressed Neighborhood Investment & Infrastructure 

Housing Availability 

Economic Opportunity 

Address the Needs for Growing Homeless Population 

Funding CDBG: $366,986 

Description CDBG funds to help administer the program and report to HUD. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

These funds are for the administration of the CDBG program, not funds 

will directly benefit families.  

Location Description 389 Congress Street, Room 312 and 313 

Portland, ME 04101 

Planned Activities Manage the Grant. Comply with grant requirements and reporting. 

Follow federal regulations  

2 Project Name CDBG Planning 

Target Area PORTLAND, MAINE 

Goals Supported Neighborhood Investment & Infrastructure 

Housing Availability 

Economic Opportunity 

Address the Needs for Growing Homeless Population 

Needs Addressed Neighborhood Investment & Infrastructure 

Housing Availability 

Economic Opportunity 

Address the Needs for Growing Homeless Population 

Funding CDBG: $22,198 
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Description CDBG Eligible planning activities 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

These funds are for long range CDBG eligible planning. No funds will 

directly benefits families in portland.  

Location Description 389 Congress Street, Floor 4 

Portland, ME 04101 

Planned Activities Long Range Planning efforts, including transportation planning.  

3 Project Name Preble Street Cooridor Sidewalk Project 

Target Area Bayside Neighborhoods 

Goals Supported Neighborhood Investment & Infrastructure 

Needs Addressed Neighborhood Investment & Infrastructure 

Funding CDBG: $279,515 

Description The Preble Street Corridor Sidewalk Project will design and construct 

approximately 750 linear feet of concrete sidewalk, 6 ADA Ramps, 

driveway aprons, plus streetscape improvements and new pedestrian 

lighting on Preble Street. This sidewalk work will be in conjunction with 

the 2018-2019 Preble Street Sewer Separation Project, funded thru 

alternate local, state and private utility funds. The improved segments 

are between Lancaster Street and Cumberland Avenue. The construction 

and schedule efficiencies will minimize the impacts to the public. 

Target Date 12/31/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

1615  live in census tract 6.1. 72% of which are LMI. This project will 

benefit not only the people living in this neighborhood, but also the 

individuals that work in the area, and the homeless individuals that use 

the day shelter on a daily bases.  

Location Description Preble Street between Lancaster Street and Cumberland Ave.  
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Planned Activities The Preble Street Corridor Sidewalk Project will design and construct 

approximately 750 linear feet of concrete sidewalk, 6 ADA Ramps, 

driveway aprons, plus streetscape improvements and new pedestrian 

lighting on Preble Street. This sidewalk work will be in conjunction with 

the 2018-2019 Preble Street Sewer Separation Project, funded thru 

alternate local, state and private utility funds. The improved segments 

are between Lancaster Street and Cumberland Avenue. The construction 

and schedule efficiencies will minimize the impacts to the public. 

4 Project Name City of Portland- Business Assistance Program 

Target Area PORTLAND, MAINE 

Goals Supported Economic Opportunity 

Needs Addressed Economic Opportunity 

Funding CDBG: $145,000 

Description This program will provide grant funds to new and expanding Portland 

Businesses to create 14 net new jobs for low/moderate income Portland 

residents. This will also encourage job skills training and strengthen 

Portland's HCD eligible neighborhoods. 

Target Date 6/30/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

8-14 businesses and 14 low/moderate income Portland residents will 

benefit from this project 

Location Description The location of each business will be determined, but location of the 

administering office is 389 Congress Street, room 307, Portland ME, 

04101 

Planned Activities This program will provide grant funds to new and expanding Portland 

Businesses to create 14 net new jobs for low/moderate income Portland 

residents. This will also encourage job skills training and strengthen 

Portland's HCD eligible neighborhoods.  

5 Project Name CEI- Portland Microenterprise assistance program 

Target Area PORTLAND, MAINE 

Goals Supported Economic Opportunity 

Needs Addressed Economic Opportunity 

Funding CDBG: $48,000 
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Description CEI and Cultivating Community will help at least 50 New American 

and/or female low/moderate income Portland Residents start six 

microenterprise businesses in Portland by providing intensive business 

advising and farm training. 

Target Date 6/30/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

At least 50 new americans and/or female low/moderate income 

portland residents, of which 6 will start microenterprise businesses.  

Location Description The office is located at 2 Portland Fish Pier, Suite 201, Portland ME 

04101 

Planned Activities CEI and Cultivating Community will help at least 50 New American 

and/or female low/moderate income Portland Residents start six 

microenterprise businesses in Portland by providing intensive business 

advising and farm training.  

6 Project Name Portland Housing Authority - Front Street Redevelopment Phase 1 

Target Area PORTLAND, MAINE 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding CDBG: $250,000 

Description PHA will relocate 28 families as part of a larger redevelopment of 50 

units of public housing into 99 units of mixed-income affordable 

apartments for families in Portland. 

Target Date 6/30/2022 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

28 families will be temporarily relocated but a total of 99 families will 

benefit from the finished project 

Location Description 37 West Presumpscot Street, Portland ME 
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Planned Activities PHA will relocate 28 families as part of a larger redevelopment of 50 

units of public housing into 99 units of mixed-income affordable 

apartments for families in Portland.   This CDBG funding is critical for 

Phase 1 to allow PHA, as the Seller of this property, to pay for these 

costs outside the LIHTC development of 60 units.  This will make our tax 

credit application to MaineHousing more competitive.  Without this 

funding Portland may not have an affordable multi-family winning 

project in the MaineHousing tax credit round for 2018.  

7 Project Name North Woods Adventure Playground at Dougherty Field 

Target Area Eligible Census Tracts 

Goals Supported Neighborhood Investment & Infrastructure 

Needs Addressed Neighborhood Investment & Infrastructure 

Funding CDBG: $137,000 

Description Dougherty Field is Libbytown's central community space. The project will 

build a playground where no playground currently exists. It will be fully 

ADA accessible and will serve as a gathering space within the 

community. 

Target Date 12/31/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

1430 live in the Libbytown area. Families will children ages 3-12 in the 

Libbytown neighborhood are the most likely users of this playground.  

Location Description Dougherty Field, Portland me 

Planned Activities Dougherty Field is Libbytown's central community space. The project will 

build a playground where no playground currently exists. It will be fully 

ADA accessible and will serve as a gathering space within the 

community.  

8 Project Name Port Resources - Hot Water Heater replacement project 

Target Area PORTLAND, MAINE 

Goals Supported Neighborhood Investment & Infrastructure 

Needs Addressed Neighborhood Investment & Infrastructure 

Funding CDBG: $12,504 
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Description This project will replace hot water heaters in three group homes. All 

three group homes listed in this proposal have hot water heaters that 

are 20+ years old. Traditional tank- type hot water heaters typically have 

a 10-15 year life span. The Congress Street location also lacks insulation 

of its steam piping. Replacing the hot water heaters in all three homes 

and installing steam piping insulation in the Congress Street location will 

result in uninterrupted access to hot water for all eighteen residents 

who reside in the three group homes listed in this proposal. 

Target Date 6/30/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

18 adults with severe mental disabilities will benefit from this project 

Location Description 72 Emery St, Portland, ME (hot water heater replacement)  

823 Congress St, Portland, ME (hot water replacement and piping 

insulation) 

271 Woodford Street, Portland, ME (Hot water heater replacement) 

Planned Activities This project will replace hot water heaters in three group homes. All 

three group homes listed in this proposal have hot water heaters that 

are 20+ years old. Traditional tank- type hot water heaters typically have 

a 10-15 year life span. The Congress Street location also lacks insulation 

of its steam piping. Replacing the hot water heaters in all three homes 

and installing steam piping insulation in the Congress Street location will 

result in uninterrupted access to hot water for all eighteen residents 

who reside in the three group homes listed in this proposal.  

9 Project Name COP Community Policing 

Target Area CDBG Target Neighborhoods 

Goals Supported Neighborhood Investment & Infrastructure 

Needs Addressed Neighborhood Investment & Infrastructure 

Funding CDBG: $150,000 

Description The Portland Police Department will utilize grant funds to pay a portion 

of the salary of five Community Policing Coordinators who will work 

closely with residents, social services agencies, businesses, community 

stakeholders, and other city departments to create effective programs 

and strategies to effect long-term change in their respective 

neighborhoods. 
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Target Date   

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

5,000 residents living in CDBG eligible neighborhoods in Portland  

Location Description CDBG Eligible neighborhoods on the Portland penninsula  

Planned Activities The Portland Police Department will utilize grant funds to pay a portion 

of the salary of five Community Policing Coordinators who will work 

closely with residents, social services agencies, businesses, community 

stakeholders, and other city departments to create effective programs 

and strategies to effect long-term change in their respective 

neighborhoods. 

10 Project Name Wayside Food Programs 

Target Area PORTLAND, MAINE 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $34,000 

Description Waysideâ¿¿s Direct Services program works to prevent and reduce 

homelessness by increasing access to nutritious food for economically 

vulnerable community members in Greater Portland through 5 Mobile 

Food Pantries and 13 weekly Community Meals.  All of Waysideâ¿¿s 

work is rooted in cross sector partnerships and focused on strengthening 

the quality and quantity of social ties and support networks.  Every 

month 1,200 different individuals receive 9,500 meals through 

Waysideâ¿¿s Direct Services program. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

3,900 low and moderate income families  

Location Description The mobile food pantries will delivery a various locations around 

Portland. The Community meals will also take place at various locations 

across Portland, all located in predominantly low income 

neighborhoods.  
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Planned Activities Wayside’s Direct Services program works to prevent and reduce 

homelessness by increasing access to nutritious food for economically 

vulnerable community members in Greater Portland through 5 Mobile 

Food Pantries and 13 weekly Community Meals.  All of Wayside’s work is 

rooted in cross sector partnerships and focused on strengthening the 

quality and quantity of social ties and support networks.  Every month 

1,200 different individuals receive 9,500 meals through Wayside’s Direct 

Services program.  

11 Project Name Preble Street Joe Kreisler Teen Shelter 

Target Area PORTLAND, MAINE 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $26,140 

Description Overnight emergency shelter open 365 days for 24 homeless and 

runaway youth 12-20 years old. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

200 homeless teens between the ages of 12-20 

Location Description 38 Preble Street, Portland, ME 04101 

Planned Activities Meet the safety and support needs of youth on the streets by providing 

6000 shelter bed nights and meals; separate youth from the population 

of homeless adults who can place them at risk; engage homeless youth 

to better meet their needs in a system designed specifically to address 

youth issues with a complete initial intake, safety plan and/or guardian 

notification and initial stabilization.  

12 Project Name Catherine Morrill Childcare Voucher Program 

Target Area PORTLAND, MAINE 

Goals Supported Economic Opportunity 

Needs Addressed Housing Availability 

Funding CDBG: $68,460 
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Description This grant will provide child care vouchers to 5 high quality child care 

programs for Portland LMI families who are working, actively looking for 

work, participating in educational, vocational or social services, and/or 

are waiting for a state subsidy. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

25 low/moderate income Portland families 

Location Description 96 Danforth Street, Portland, ME 04101 

331 Cumberland Ave, Portland ME 

215 Congress Street, Portland ME 

71 Herman Ave, Portland ME 

87 High Street, Portland ME 

Planned Activities The program will provide subsidized child care to approximately 25 LMI 

Portland families in need of affordable quality child care services so that 

they can be a productive member of the workforce, and in turn, move 

toward self sufficiency.  

13 Project Name COP - Mobile Medical Outreach 

Target Area CDBG Target Neighborhoods 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $33,408 

Description The Mobile Medical Outreach Program will provide Portland's vulnerable 

homeless population with access to paramedics, in both the shelter and 

community setting, who are specially trained in community education 

and medical services. In an effort not to duplicate services, this project is 

aligned with local primary care and other social service providers to 

enhance the continuum of care. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

175 homeless clients will benefit from this project  

Location Description 203 Oxford Street and various hotspots across the Portland peninsula 
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Planned Activities The Mobile Medical Outreach Program will provide Portland's vulnerable 

homeless population with access to paramedics, in both the shelter and 

community setting, who are specially trained in community education 

and medical services. In an effort not to duplicate services, this project is 

aligned with local primary care and other social service providers to 

enhance the continuum of care.  

14 Project Name Preble Street Food Program 

Target Area PORTLAND, MAINE 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $43,568 

Description Three soup kitchens serving 3 meals a day, 365 days a year at the 

Resource Center, Florence House, and Teen Center and a food pantry 

distributing emergency food boxes weekly or by appointment to meet 

the nutrition needs of people who are homeless and living in poverty 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

4,600 low and extremely low income portland residents. Many of who 

are homeless. 

Location Description 252 Oxford Street   Portland, ME 04101  

190 Valley Street  Portland, ME 04101  

343 Cumberland Avenue Portland, ME 04102  

Planned Activities Three soup kitchens serving 3 meals a day, 365 days a year at the 

Resource Center, Florence House, and Teen Center and a food pantry 

distributing emergency food boxes weekly or by appointment to meet 

the nutrition needs of people who are homeless and living in poverty  

15 Project Name Peer Outreach Worker (POW) Program 

Target Area CDBG Target Neighborhoods 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $51,345 
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Description This program will build relationships with homeless and substance use 

disordered populations, service and healthcare providers, local 

merchants and neighbors, and community Police, with the goal of 

leveraging these relationships to assist with access to support, bring 

together diverse sectors of the community on common aims, enhance 

the impact of current initiatives to end chronic homelessness, halt the 

opiate epidemic, and help all to experience the community as safe, 

respectful and humane. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

1000 homeless individuals will benefit from this program 

Location Description Targeted hotspots accross the downtown area of Portland's peninsula  

Planned Activities Provide coaching sessions with the peer coach, either over the phone, in 

person on the street, or in person over a cup of coffee. Coaching clients 

are referred to Amistad by area hospitals,  who see this population as 

frequent users of emergency departments, as well as by the community 

health center, city shelters and resource center, Cumberland County 

Sheriff’s department, Portland Police department, area psychiatric 

service providers, Milestone Foundation (a CDBG recipient), and other 

service providers in the community. 

16 Project Name Immigrant Legal Services 

Target Area PORTLAND, MAINE 

Goals Supported Economic Opportunity 

Needs Addressed Economic Opportunity 

Funding CDBG: $51,345 

Description This program will increase the amount of affordable, qualified immigrant 

legal services for Portland Immigrants, refugees and asylees. Services will 

be delivered by Maine's sole refugee resettlement agency (CCM) and 

Maine's only comprehensive statewide immigration legal aid agency 

(ILAP). Services will expand economic opportunities for clients by helping 

them to gain residency, work permits, citizenship, and to reunify with 

family. T 

Target Date 6/30/2019 
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Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

1358 LMI individuals will benefit from this program 

Location Description 80 Sherman Street, Portland ME 

Planned Activities This program will increase the amount of affordable, qualified immigrant 

legal services for Portland Immigrants, refugees and asylees. Services will 

be delivered by Maine's sole refugee resettlement agency (CCM) and 

Maine's only comprehensive statewide immigration legal aid agency 

(ILAP). Services will expand economic opportunities for clients by helping 

them to gain residency, work permits, citizenship, and to reunify with 

family.  

17 Project Name COP- Housing Follow Up Services for Long Term Shelter Stayers 

Target Area PORTLAND, MAINE 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $58,671 

Description This program is the only program whose sole focus is to help formerly 

homeless persons recover from the trauma of homelessness, assisting 

their integration into their new neighborhoods, improving their health 

and quality of life, and reducing returns to homelessness and expensive 

emergency services. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

75 formerly homeless individuals will benefit from this program  

Location Description Various locations 

Planned Activities This program is the only program whose sole focus is to help formerly 

homeless persons recover from the trauma of homelessness, assisting 

their integration into their new neighborhoods, improving their health 

and quality of life, and reducing returns to homelessness and expensive 

emergency services.  

18 Project Name Milestone Homeless Outreach and Mobile Engagement Team (HOME 

Team) 

Target Area CDBG Target Neighborhoods 
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Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $114,000 

Description The HOME Team will provide daily street outreach, interventions, 

referrals, and transportation to highly intoxicated, homeless individuals. 

The HOME Team's Housing Navigator will assist Milestone's long-term 

shelter stayers secure and maintain housing; Milestone's partners, 

Amistad and Maine Homeless Veterans Alliance will provide follow-up 

care to ensure clients remain housed. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

400 homeless individuals 

Location Description 65 India Street, Portland ME 04101 

Planned Activities The HOME Team will provide daily street outreach, interventions, 

referrals, and transportation to highly intoxicated, homeless individuals. 

The HOME Team's Housing Navigator will assist Milestone's long-term 

shelter stayers secure and maintain housing; Milestone's partners, 

Amistad and Maine Homeless Veterans Alliance will provide follow-up 

care to ensure clients remain housed. 

19 Project Name Preble Street Resource Center 

Target Area PORTLAND, MAINE 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding CDBG: $25,667 

Description Drop-in service center providing homeless adults and families with 

essential services-e.g. bathrooms, showers, clothing, phones-and 

assistance with links to resources to help them move beyond 

homelessness. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

1500 Homeless individuals will benefit from this program  
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Location Description 5 Portland Street, Portland ME 

Planned Activities Staff will have 600,000 client contacts over the course of the year. They 

will provide safe shelter day 7 days a week and meet the basis critical 

needs of adults and families with inadequate access to clothing, storage, 

bathrooms, laundry, and personal hygiene items.  

20 Project Name Homeless Programs HESG 

Target Area PORTLAND, MAINE 

Goals Supported Address the Needs for Growing Homeless Population 

Needs Addressed Address the Needs for Growing Homeless Population 

Funding ESG: $157,131 

Description This is for all Emergency Solutions Grant programs, including Family 

Shelter essential services; Family Shelter homeless prevention and rapid 

rehousing; Oxford Street Shelter homeless prevention; and 

administration and HMIS. 

Target Date 6/30/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

All individuals and families living in or entering the City of Portland 

Shelter system that qualify for rapid rehousing, essential services, or 

homeless prevention will benefit from this activity 

Location Description 203 Oxford St, Portland, ME 04101 and 54 Chestnut St, Portland, ME 

04101 

Planned Activities This is for all Emergency Solutions Grant programs, including Family 

Shelter essential services; Family Shelter homeless prevention and rapid 

rehousing; Oxford Street Shelter homeless prevention; and 

administration and HMIS. 

21 Project Name HOME Administration 

Target Area PORTLAND, MAINE 

Cumberland County 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding HOME: $101,737 

Description HOME set-aside for administrative costs of the program; Manage the 

HOME Program including housing rehabilitation, affordable housing 

development, TBRA and HUD reporting. 
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Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

This is for administration of the HOME program. No families will benefit 

directly from this project. 

Location Description HOME Program activities can occur throughout the City of Portland and 

Cumberland County, specific locations to be determined. 

Planned Activities HOME set-aside for administrative costs of the program; Manage the 

HOME Program including housing rehabilitation, affordable housing 

development, TBRA and HUD reporting. 

22 Project Name Housing Development Fund Project Staff Costs 

Target Area PORTLAND, MAINE 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding CDBG: $51,826 

Description This is for project staff costs on specific rehabilitation projects 

throughout the City. 

Target Date 6/30/2019 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

This is for project staff costs on specific rehabilitation projects 

throughout the City.  

Location Description Rehabilitation projects throughout the City of Portland 

Planned Activities Staff salary for managing specific rehabilitation projects. 

23 Project Name Tenant Based Rental Assistance 

Target Area PORTLAND, MAINE 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding HOME: $162,000 

Description Tenant Based Rental Assistance Program operated by the City of 

Portland out of the General Assistance Office 

Target Date 6/30/2020 



 

 Annual Action Plan 
2018 

50 

OMB Control No: 2506-0117 (exp. 06/30/2018) 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

Approximately 162 extremely low income individuals or families will be 

assisted through this program 

Location Description Throughout the City of Portland 

Planned Activities Tenant Based Rental Assistance Program operated by the City of 

Portland's General Assistance Office 

24 Project Name City Housing Rehabilitation 

Target Area PORTLAND, MAINE 

Goals Supported Housing Availability 

Needs Addressed Economic Opportunity 

Funding CDBG: $165,270 

HOME: $100,000 

Description Housing rehabilitation program will provide home repair assistance to 

income eligible property owners in the City of Portland 

Target Date 6/30/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

18 low/moderate income families 

Location Description Throughout the City of Portland 

Planned Activities Housing rehabilitation program will provide home repair assistance to 

income eligible property owners in the City of Portland 

25 Project Name City Affordable Housing Development 

Target Area PORTLAND, MAINE 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding HOME: $1,080,174 

Description Affordable housing development projects which create or maintain 

affordable rental housing units. 

Target Date 6/30/2022 
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Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

3 low/moderate income families  

Location Description Throughout the City of Portland 

Planned Activities The goal for the distribution of HOME funds is to promote and finance 

the development of affordable housing in the City of Portland.  Rental 

housing for seniors, multi-family, SRO units. 

26 Project Name County HOME Housing Rehabilitation 

Target Area Cumberland County 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding HOME: $100,000 

Description Housing rehabilitation program in Cumberland County 

Target Date 6/30/2020 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

8 low/moderate income families 

Location Description Thoughout Cumberland County, not including the City of Portland 

Planned Activities Housing rehabilitation projects typically include energy efficiency repairs 

and other basic home repairs such as heating system replacements, roof 

repairs and utility upgrades.  A housing inspection and energy audit are 

complete on each property assisted. 

27 Project Name County HOME Affordable Housing Development 

Target Area Cumberland County 

Goals Supported Housing Availability 

Needs Addressed Housing Availability 

Funding HOME: $346,046 

Description Affordable Housing Development Program is designed to promote and 

help finance the development of affordable housing in the communities 

of Cumberland County, not including the City of Portland.  Funding for 

this activity includes a portion of the annual CHDO set-aside. 

Target Date 6/30/2022 
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Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

4 low/moderate income families 

Location Description Throughout Cumberland County, excluding the City of Portland. 

Planned Activities The goal is to promote and finance the development of affordable 

housing in Consortium communities outside the City of Portland. This 

housing may be rental or ownership housing or the conversion of 

nonresidential property to housing units. Developments must be 

deemed appropriate for the community and location consistent with the 

community’s Comprehensive Plan. The Consortium seeks developments 

with a high standard for quality, design and livability. Developments 

should promote efficient use of land, a location proximate to shopping, 

work places, and community facilities and incorporate high standards of 

energy efficiency and “green” design criteria. 

28 Project Name Section 108 Loan 

Target Area PORTLAND, MAINE 

Goals Supported Neighborhood Investment & Infrastructure 

Needs Addressed Neighborhood Investment & Infrastructure 

Funding Section 108: $7,983,999 

Description The City received 108/BEDI funds in an amount of $1.2 million in 

Brownfields Economic Development Initiative (BEDI) and $10.8 million in 

Section 108 loan. The combined $12 million will revitalize the distressed 

area of Bayside by stimulating residential and commercial economic 

development activities and creating jobs. 

Target Date 6/30/2022 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

The Section 108 funds are slated for the construction of an 840 parking 

space garage with retail/commercial space on the ground level. The 

construction of the parking garage will leverage the creation of three 

new buildings which will include direct street access retail space at the 

ground level and 445 new market rate apartments. 

Location Description Bayside neighborhood 
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Planned Activities As part of the revitalization efforts in Bayside, in 2012, the City 

underwent negotiations with Federated Companies for the purchase and 

sale of seven parcels of land.  The Section 108 funds are slated for the 

construction of an 840 parking space garage with 43,000 sq ft of 

retail/commercial space on the ground level. The construction of the 

parking garage will leverage the creation of three new buildings 

consisting of approximately 715,000+ square feet, including 90,000+ 

square feet of direct street access retail space at the ground level, and 

445 new apartments (from 400 sq. ft studios to 1050 sq. ft. two-

bedroom units). 

The project received Portland Planning Board approval in January 2014.  

A legal appeal filed by opponents of the project has been settled.  In 

March 2015, the Portland Planning Board approved revisions to the 

original plan.  The City anticipates the project to be under construction 

by the summer of 2019 with an anticipated two to three year build-out 

period. 
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AP-50 Geographic Distribution - 91.420, 91.220(f) 

Description of the geographic areas of the entitlement (including areas of low-income and 

minority concentration) where assistance will be directed  

The City of Portland’s priority to allocating resources is to focus them on the areas of the jurisdiction 

that are in the most need. To determine this, the City considered which areas of the City have 

the highest combination of poverty, minorities, single parents, oldest housing stock, and housing 

problems. These are located in Census Tracts 5, 6 and 10, which represents East Bayside, Bayside and 

Parkside neighborhoods respectively. As mentioned in the City’s 2016-2020 Consolidated Plan, Portland 

is considering a Neighborhood Revitalization Strategy Area to help increase investment in these 

neighborhoods. 

In 2015 the City created a ‘targeted neighborhood investment’ area; starting with the Bayside 

Neighborhoods and moving to a different neighborhood every 2-7 years, depending on community and 

public infrastructure needs.  The Bayside Neighborhoods were chosen as the first targeted 

neighborhood investment area due to a combination of this area having the highest percentage of LMI 

residents, a lack of adequate housing and public infrastructure, as well as a high potential for private 

investments. Street work, sidewalks, lighting, parks, playgrounds, and other area benefit projects will be 

located in the target neighborhoods to benefit the low and moderate income individuals and families 

that live there. Due to the amenities and proximity to services, many HOME funded affordable housing 

projects are also located in the target neighborhoods. 

Housing rehabilitation and new construction benefit individual persons or households who are low to 

moderate income, and therefore HOME funds can be spent throughout the City and County, which are 

the next geographic area priorities.  

The percentages listed in the below table do not include program administration. The program 

administration funds are not tied to a target area of the City or County 

Geographic Distribution 

Target Area Percentage of Funds 

PORTLAND, MAINE 58 

Eligible Census Tracts 5 

Cumberland County 15 

CDBG Target Neighborhoods 12 

Bayside Neighborhoods 10 

Table 5 - Geographic Distribution  
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Rationale for the priorities for allocating investments geographically  

The City’s goal is to allocate funds to areas of the City with the highest need. As shown in the above 

table, the majority of funds allocated fall in the City of Portland and Cumberland County target areas. 

Many of the CDBG social service activities and economic development activities, as well as all of the 

HOME and ESG activities, are based on the type of person served, not the location. Therefore, the final 

percentage of funds allocated for the Bayside Neighborhood, CDBG Target Neighborhoods, and Eligible 

Census Tracts target areas may increase, but the program is not specifically targeting a resident in a 

particular neighborhood.  

Several of the CDBG social service programs target LMI residents living in CDBG Target Neighborhoods, 

this is done to increase the efficiency of these particular programs. In addition to the social service 

programs, the CDBG public infrastructure sidewalk improvement project will take place in target area 

Bayside Neighborhoods.  

Discussion 

As mentioned in the Five Year Consolidated plan, the City is considering creating a Neighborhood 

Revitalization Strategy Area in the neighborhoods of Bayside, East Bayside and Parkside; or Census 

Tracts 5, 6, and 10. These neighborhoods have been a focus for the City of Portland for several years. 

Although they are not the only areas of the City, these neighborhoods are of highest concern for the city 

because in combination they have the highest concentration of poverty, minorities, single parents, 

oldest housing stock, and housing problems. More consideration of a Neighborhood Revitalization 

Strategy Area will be given over the remaining two years of the Five Year Consolidated Plan.   
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Affordable Housing 

AP-55 Affordable Housing - 91.420, 91.220(g) 

Introduction 

The City of Portland currently has a 2% vacancy rate, the tight housing market contributes to the need to 

build more affordable housing in the greater Portland area. The City of Portland and the Cumberland 

County HOME Consortium strive to increase the amount of decent, safe, and affordable housing 

available throughout Cumberland County. The City uses ESG and CDBG funds in addition to the HOME 

funds to fulfill this goal. 

As part of the City’s 10 year plan to end homelessness, the City has opted to use $162,000 of its HOME 

allocation to serve an estimated 162 homeless families via tenant-based rental assistance (TBRA) 

program. The City’s affordable housing providers work with social service providers to move individuals 

out of homeless and into affordable housing. 

This year, CDBG will fund a ‘Housing Follow-Up Services’ program that will provide follow up services to 

individuals who have moved from chronic homelessness to permanent housing. This program is been 

proven very successful at preventing individuals from returning to homelessness. Through the CDBG 

funding, this program will be able to expand to more clients. 

One Year Goals for the Number of Households to be Supported 

Homeless 162 

Non-Homeless 40 

Special-Needs 0 

Total 202 

Table 6 - One Year Goals for Affordable Housing by Support Requirement 
 

One Year Goals for the Number of Households Supported Through 

Rental Assistance 162 

The Production of New Units 14 

Rehab of Existing Units 26 

Acquisition of Existing Units 0 

Total 202 

Table 7 - One Year Goals for Affordable Housing by Support Type 

 

Discussion 

In 2016 the City of Portland implemented a policy requiring any new rental housing development 

receiving assistance through Tax Increment Financing and/or HOME or CDBG subsidy from the City, be 

required to set aside 10% of the rental units in the development for individuals or families currently 
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living in a City of Portland shelter. 

The City would be responsible for providing referrals, providing or coordinating supportive services to 

eligible homeless populations who become tenants of the housing, including assuring tenants qualify for 

the housing, providing or locating financial resources such as Section 8, General Assistance, or other 

resources to assist with monthly rent payment.  Individual services would be dependent upon the 

particular requirements of the individual tenants and specific to their needs and goals, and would be 

subject to eligibility at the City.  All tenants referred would meet income, homelessness criteria, and 

other requirements so as to be fully qualified for the housing.  City staff would work to provide a variety 

of support services to assist homeless individuals, enhance their self-esteem, secure housing, and work 

towards a self-sufficiency plan.  Long term support services would be provided throuh collaboration with 

other area service providers. 
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AP-60 Public Housing - 91.420, 91.220(h) 

Introduction 

The Portland Housing Authority (PHA) provides quality, affordable housing opportunities to Portland’s 

LMI residents.  PHA partners with the City of Portland, clients, and appropriate agencies to enhance the 

quality of life in the community.  

PHA plans to expands its current inventory of affordable housing and be part of the ongoing solution to 

the City’s critical shortage of affordable housing. Additionally, the agency continues to take steps to help 

address the housing needs identified in its annual and 5-year plans (2015-2019 Strategic Plan). The 

stated goal is to develop 100 new housing units in five years.  In addition to creating new housing, PHA 

maintains an aging housing stock that will requires updates to maintain the quality of its housing 

opportunities for its residents. 

Through the HOME Consortium, the City of Portland and Cumberland County work with Westbrook 

Housing Authority, South Portland Housing Authority, and Brunswick Housing Authority to assure 

quality, affordable housing opportunities to LMI residents in Cumberland County.   

Actions planned during the next year to address the needs to public housing 

Two important goals in Portland Housing Authority’s 5 Year Plan (2015 to 2019) include the 

development of additional affordable housing and investment in PHA owned properties. In PY2018-

2019, the Portland Housing Authority will receive $250,000 in CDBG funds to help with relocation costs 

associated with the reconstruction of the PHA Front Street Apartments. Additionally, the PHA, with the 

assistance of CDBG, HOME and LITHC funds, will begin the reconstruction of 58 Boyd Street. The 

completion of these two projects will add 104 units of housing to Portland’s market. 

Actions to encourage public housing residents to become more involved in management and 

participate in homeownership 

Portland Housing Authority 

 Periodic community meetings with residents 

 Assist with the organization of resident councils where none exist 

 A new website with inactive features for residents to engage staff 

 Quarterly meetings with recently reorganized Resident Advisory Board (RAB) to obtain input on 

agency plans and resident needs. 

 Newsletters in certain developments 

Westbrook Housing Authority 
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 Survey residents to identify optimal method, frequency and desired content of communication 

 Educate residents on existing Agency communications 

 Based on survey results, build and implement a communication plan, potentially to use such 

methods as Presidents’ meetings, Resident Councils, social media, website, email/phone blasts 

or other tools as appropriate 

 Expand use of our facilities for community partners (satellite offices, conference rooms, 

community rooms) in keeping with agency policies 

 Establish new working relationships with neighboring communities as development partners 

 Strengthen economic and development connections with City of Westbrook  

South Portland Housing Authority 

 Each month South Portland releases an activities calendar with all of the activities available to 

the residents. These activities include; picnics, senior and health expos, bus services to Walmart, 

the mall, and the grocery store, breakfast outings, and many other activities.  

 Implement a volunteer management plan to maximize volunteer effectiveness and recognize 

efforts 

 Increase the number of Family Self Sufficiency participants by 10% annually 

Brunswick Housing Authority 

 Residents hold monthly meetings to discuss ideas and plan activities 

 Staff and Residents hold family development meeting meetings where activities and family 

trainings are planned. This includes summer lunch programs, after school programs, and family 

trainings 

Brunswick Housing builds single family homes. These homes are advertised to residents. Qualifying 

residents then work with Coastal Enterprises Inc. to participate in homeownership counseling. The 

program has been very successful. 

If the PHA is designated as troubled, describe the manner in which financial assistance will be 

provided or other assistance  

n/a 

Discussion 

Portland and Cumberland County’s vitality depends on the availability of a diverse array of housing 

options, particularly apartments, which are often the first and often the only choice for working 

professionals, immigrants and families.  

The Portland Housing Authority has strategic plans in place to participate in the City’s efforts to increase 
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housing for LMI Portlanders, including building in-house housing development capacity; prioritize 

development; utilize program reserves to seed fund development opportunities; redevelop PHA 

properties and utilize excess land for development opportunities; continue to seek financing programs 

for new housing development; and partner with non-profit housing developers for developments 

beyond the capacity of PHA.  All three Cumberland County housing authorities work closely with their 

local governments and surround communities to address emerging needs affecting their residents and 

the availability of adequate housing. 
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AP-65 Homeless and Other Special Needs Activities - 91.420, 91.220(i) 

Introduction 

Portland homeless shelters, including the Joe Kreisler Teen Shelter, Portland Family Shelter, Safe Haven, 

Milestone, Oxford Street Shelter for Men and Women, and the Preble Street Florence House Women’s 

Shelter, sheltered an average of 458 individuals per night last year. This number exceeds bed capacity 

among all shelters by over 100 individuals and includes providing hotels from overflow at the Family 

Crisis Shelter and the Family Shelter (average 19 families per night), and accommodating overflow mats 

at Preble Street Overflow Shelter (average of 70 per night) and in chairs at the adult Oxford Street Men’s 

and Women’s Shelter (average 6 men and 2 women per night). 

The City’s Family shelter has been experiencing an unprecedented volume of clients. Many of the clients 

are asylum seekers, which adds to the complexing of moving clients out of the shelter and into 

permanent housing. Even with the addition of 48 beds last year, the family shelter runs two overflow 

sites on a nightly bases. All homeless shelter providers in Portland meet once a month at the Emergency 

Shelter Assessment Committee meetings to discuss the recent trends and ways to better serve 

Portland’s growing homeless population.  

Describe the jurisdictions one-year goals and actions for reducing and ending homelessness 

including 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

The Maine State Housing Authority coordinates the efforts of homeless shelters, outreach groups, and 

volunteers who participate in an annual Point in Time Survey of State of Maine and City of Portland 

homeless populations. The annual census is required of all states at this time of year by U.S. Department 

of Housing and Urban Development, and the count provides a snapshot of the number of individuals 

and families in shelters and on the streets on a given night. For Maine, a count performed in January will 

represent chronic and truly desperate homelessness because of extreme weather conditions including 

typical temperatures well below freezing, regular snow accumulation, and minimal daylight hours. 

The Homeless Outreach and Mobile Engagement (HOME) Team is a collaboration between the City of 

Portland, the Portland Downtown District and Milestone Foundation, a non-profit social service 

provider, to provide outreach and community supports to those with chronic health, mental health and 

substance abuse issues living on the streets of Portland. The HOME team has become part of the 

emergency service delivery system for businesses and community members. 

In addition, Amistad, a Portland-based non-profit organization, and Portland Downtown (a 501c4) have 

created a Peer Outreach Worker pilot program, funded by CDBG that will allow a peer outreach worker 

to connect with clients that live with mental illness, often times co-occurring substance abuse disorders, 
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and often times experience homelessness. The outreach worker will then collaborate with the Milestone 

Foundation, the City’s Shelters, local hospitals, and Portland Downtown businesses to get the client the 

services they need. 

Addressing the emergency shelter and transitional housing needs of homeless persons 

Emergency Shelter:  As mentioned above, the City of Portland has a connected network of homeless 

shelters, yet the number of individuals seeking shelter often out numbers the available beds. The City 

run shelters have a policy of not turning away an individual due to the shelter reaching capacity, 

therefore, the City contracts with various organizations, such as Preble Street and the Salvation Army to 

run shelter overflow sites on a nightly bases. 

Transitional Housing: As a result of two pre-development grants for new Housing First projects, the City 

has seen one new 30-unit Housing First project developed, Huston Commons, which is 30 unit project 

providing homeless individuals with secure, stable housing. The second pre-development grant helped 

to establish a 4-unit project which is currently being rehabilitated.   The City Council has identified the 

creation of Housing First Incentives as a goal.   

Scattered site programs including Shelter Plus Care and other subsidies are used in the housing first 

model. 

Regional Approach: The Public Housing Authorities in Westbrook and South Portland have both made 

commitments to set aside Section 8 housing vouchers specifically for people experiencing long-term 

homelessness.  

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 

and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again 

The ESAC Long Term Stayer’s Committee Initiative is focused on housing the longest stayers in 

homelessness in Portland. Since the initiative began in April of 2015 a total of 192 Housing First 

Placements have been made. This group collectively had more than 275 years of homelessness and 

more than 100,000 total bed nights. 85 of these placements occurred in 2017. This initiative has greatly 

helped to decrease the need for overflow shelters in Portland. The CDBG funded Housing Follow up 

Services for Long Term Stayers program helps individuals who have been placed into housing from 

returning to homelessness. 
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Additionally, the goal of the City of Portland's Emergency Solutions Grant program is to provide rapid re-

housing services to individuals staying at the shelter and to provide prevention services to individuals 

facing homelessness in the community. In PF18/19 there is $54,200 for rapid rehousing and $12,950 in 

homeless prevention for the Oxford Street Shelter. The projected annual goal for Oxford Street Shelter is 

to serve 125 people who are literally homeless and 10 people who are at risk of homelessness. Likewise, 

the Family Shelter has $51,200 for homeless prevention and $27,000 for Essential Services. The goal for 

the Family Shelter is to serve 75 families who are literally homeless and 25 families who are at risk of 

homelessness. Additionally, the shelters have a goal of no more than 10% recidivism[k1] . The goal is to 

ensure the 135 clients at Oxford Street and 100 families at the Family Shelter will have success in 

housing. 

The City’s Tenant Based Rental Assistance program (TBRA) was implemented on April 1, 2014. This 

program uses a portion of the City’s HOME funds ($162,000). There is a centralized intake with a single 

point of contact located at the Oxford Street Shelter and Family Shelter, utilization of a rapid re-housing 

approach with a particular focus on reducing recidivism; as such clients are assigned a case manager to 

provide follow-up care services. Follow-up services provided will have a strong emphasis on connecting 

clients to other mainstream resources to ensure long term housing success. 

The Home to Stay (HTS) Program is modeled after a rapid re-housing approach that provides housing 

stability services to persons who are experiencing homelessness. This project is funded by Maine 

Housing and covers both city-operated shelters; the Oxford Street Shelter and the Family Shelter. The 

Home to Stay Program assists homeless clients seeking permanent housing with education, services and 

support to meet their health, housing, and employment needs in order to overcome barriers to 

obtaining and maintaining housing. The goal is to help participants achieve permanent stable housing. 

Participants are assigned a Navigator who has experience in working with people who are experiencing 

homelessness. Navigators conduct assessments to determine a best course of action and customize a 

plan that best suits each individual's housing needs. 

The combination of the City’s Long Term Stayers Initiative, the Emergency Solutions Grant, Tenant Based 

Rental Assistance, and Home To Stay program help to prevent homelessness and rapidly rehouse 

individuals who become homeless in Portland. 

Helping low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families and those who are: being discharged from publicly 

funded institutions and systems of care (such as health care facilities, mental health facilities, 

foster care and other youth facilities, and corrections programs and institutions); or, receiving 

assistance from public or private agencies that address housing, health, social services, 

employment, education, or youth needs. 

The City’s After Hours Program assures access of emergency services to low-income ‘at-risk’ individuals 

and families, including help with placement in appropriate shelters/warming centers and assists with 
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basic needs such as medication, food, baby formula, diapers, and heating. The program offers a hotline 

service 365 days a year, 24 hours a day. 

The Greater Portland Addiction Collaborative has brought together local hospitals, City Programs, Police, 

community detox centers, SUDs treatment providers, crisis providers, housing and employment 

providers, recover community, and the peer recovery center is to provide high quality treatment and fill 

the gaps to ensure that individuals receive the care they need upon discharge. 

Discussion 

The National Opiod crisis has been having a great impact on the need for homelessness and substance 

abuse services in Portland. The City’s one and five year goals are to create a safety net of programs 

through a combination of CBDG, HOME, ESG, other federal and local resources. 
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AP-75 Barriers to affordable housing -91.420, 91.220(j) 

Introduction 

In 2015 the City Council passed a suite of ordinance changes, referred to as the “Encourage & Ensure” 

housing package, which would encourage greater housing development while still preserving City 

residents' quality of life and housing affordability. Encourage and Ensure is a two-pronged approach 

designed to encourage housing development by removing barriers to the creation of traditional urban 

housing types while ensuring the inclusion of affordable workforce housing in significant development 

projects.  Part of this approach included changes to Division 30 of the City's ordinance which refers to 

affordable housing. This change provides additional density through development incentives as well as 

adding an inclusionary zoning requirement for workforce housing. 

In 2016, the City Council passed a new Tenant Housing Rights Ordinance aimed at providing additional 

education and protections for tenants.  The ordinance established a new tenant/landlord committee, 

required landlords provide a City issued document describing tenancy at will to tenants, and extended 

minimum rent increase notices to 75 days.  

Following the implementation of the City’s new Comprehensive Plan in 2017, The City will be rewriting 

the land use zoning code. Portland’s Land Use Code includes zoning, historic preservation, site plan and 

subdivision standards, environmental regulations, affordable housing provisions, and more.  

Actions it planned to remove or ameliorate the negative effects of public policies that serve 

as barriers to affordable housing such as land use controls, tax policies affecting land, zoning 

ordinances, building codes, fees and charges, growth limitations, and policies affecting the 

return on residential investment 

Within the past two years the Planning Department has created or revised a wide variety of ordinances 

to help promote additional housing development and preserve housing affordability. Several zoning 

changes were approved to help minimize the barriers to building affordable housing. These include 

changes to the B2 zone to increase allowed housing densities to 100 units/acre and revisions to the R6 

zone that would increase density from 45 to 60 units per acre, reduce parking requirements, and 

reducing minimum lot size. Parking requirements were also reduced for residential uses in the B3, B5, B6 

and B7 business zones in an effort to allow for more housing density and reduce the financial costs 

associated with new developments.  Recent revisions to the code eliminated residential density limits in 

B1 and B2 business zones.  Allow the use of fee-in-lieu of parking in off-peninsula business zones.  

Amendments were made to the downtown height overlay map to increase housing height limits from 

45’ to 65’ in certain areas of the City. Revised the use of accessory dwelling units in island residential 

zones provided they limit occupancy to year round tenants whose income qualifies them as workforce 

households. Similar revisions were made for ADU’s in the R5 zone within existing structures as long as 

the units were restricted to households earning up to 80% of AMI. In addition, the City expanded 
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projects that qualify for density bonuses associated with the creation of affordable housing. The 

conglomeration of these initiatives will help to reduce barriers to building additional affordable housing 

in Portland. Listed below are recently adopted or revised policy tools, zoning ordinances and funding 

resources at the City’s disposal for addressing issues related to housing affordability in Portland. 

List of Tools 

 Inclusionary Zoning 

 Selling City Owned Land for Housing Development 

 Amended Zoning to Allow for Additional Housing Development B-1, B-2, B-3, B-4, B-6, R-6 

 Up to 25% Density Bonus, Section 14-484 Increased Allowable Heights 

 ADU Amendments encouraging Workforce Housing in R-5, IR-1, and IR-2 Zones 

 Reduced Parking Requirements & Fee-In Lieu Option 

 Amended Housing Replacement Ordinance 

 Reduced Fee’s for Affordable Housing Development 

 Transportation Improvements to Allow for Greater Density 

 Housing First Model India Street Form Based Code 

 Housing Investment Policy 

 Housing Trust Fund Annual Plan 

  

Financial Resources 

 HOME Funds for Housing Development 

 CDBG Funds 

 Housing Development Funds – CDBG Housing Program Income 

 Housing Trust Fund 

 Affordable Housing Tax Increment Financing (AHTIF's) 

 Affordable Housing Revolving Loan Fund 

 Selling City Owned Land at Less Than Market Value 

 Tenant Based Rental Assistance Vouchers 

 Residential Rehab Program 

 Lead Safe Program 

 Tax Acquired Properties to Capitalize the Housing Trust Fund 

Discussion 

Since 2000 the City has contributed approximately $13.8 million dollars to aid in the construction of 951 

affordable housing in Portland. Of these affordable units, two projects, consisting of 24 units, were built 

as home ownership. The remainder of the units have all been developed as rental properties. When 
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accounting for all of its various subsidies, the City of Portland contributes, on average, approximately 

$14,539 per unit to support the development of housing. 

Over the past three years, the City’s Housing Committee has solicited information from a diverse group 

of stakeholders to solicit policy suggestions, parse out best practices, and fully understand the housing 

concerns of those on the ground level.  As part of the process, the Committee has collected a list of 

ideas for actionable next steps to address community concerns as they relate to housing.  The Housing 

Committee continues to examine the adoption of policies that further the goals of fair housing, 

encourage the development of additional housing, and provide and preserve additional affordable 

housing stock for the City.  The end goal of this process is to create a market of decent, safe, and 

affordable housing units for a diverse range of households. 
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AP-85 Other Actions - 91.420, 91.220(k) 

Introduction 

The Office of Community Planning and Development (CPD) seeks to develop viable communities by 

promoting integrated approaches that provide decent housing, a suitable living environment, and 

expand economic opportunities for low and moderate income persons. The primary means towards this 

end is the development of partnerships among all levels of government and the private sector, including 

for-profit and non-profit organizations. The City of Portland supports this mission and works to address 

obstacles to meet underserved need, maintain affordable housing, reduce lead based paint, reduce the 

number of poverty level families, develop institutional structure to help achieve its goals and enhance 

coordination between private and public entities. 

Actions planned to address obstacles to meeting underserved needs 

In the City of Portland, the vast majority of CDBG, HOME, and ESG allocations go to addressing 

underserved needs of the City. The proposed CDBG projects will be meeting underserved needs such as 

food (soup kitchen and community meals), shelter (teen shelter, women shelter, and adult day shelter), 

safety (five community policing offices), support for those with mental and physical illnesses and 

substance use disorders, and child care. The HOME grant funds help persons gain or maintain housing 

through the Tenant Based Rental Assistance Program, build affordable housing for low income families 

who cannot afford housing otherwise, and renovate homes to improve energy efficiency and life safety 

improvements for low income homeowners. Additionally the Emergency Solutions Grant meets the 

needs of individuals and families by gaining or maintaining housing throughout their homeless 

prevention or rapid rehousing initiatives, along with maintaining shelter costs for the city’s most 

vulnerable populations.  

Actions planned to foster and maintain affordable housing 

The City is committed to fostering and maintaining affordable housing. As mentioned earlier, the City’s 

Housing Committee is examining the adoption of policies that further the goals of fair housing, 

encourage the development of additional housing, and provide and preserve additional affordable 

housing stock for the City. 

Portland’s Year 3 Housing Goals include: 

 Rehabilitation City- 18, County- 8; 

 Affordable Housing Development City -10 HOME assisted, County -4; and 

 HOME assisted, Tenant Based Rental Assistance City 162 individuals and families. 

 Assisting 38 owners to rehabilitate their homes and remediate LBP hazards. 

 ESG Tenant Based Rental Assistance 125 individuals and families 

 Promote housing availability by continuing to assess and as appropriate, offer city owned 
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property to construct affordable housing. 

 Assisting 38 owners to rehabilitate their homes and remediate LBP hazards. 

City of Portland: Portland's new Comprehensive Plan encourages a manageable level of growth that will 

sustain the city as a healthy urban center in which to live and work and to achieve our shared vision for 

Portland. Portland encourages sustainable development patterns and opportunities within the city by 

promoting efficient land use, conservation of natural resources, and easy access to public 

transportation, services, and public amenities, and strives to ensure freedom of choice in housing type, 

tenure, and neighborhood for all, regardless of race, color, age, gender, familial status, sexual 

orientation, religion, national origin, source of income or disability. 

Cumberland County Consortium: The Priorities and the specific objectives for the non-Portland 

members of the Consortium for PY2018-2019 are: Housing Rehabilitation and Housing Development as a 

CHDO Activity, i.e. the provision of development subsidy funds to a certified Community Housing 

Development Organization (CHDO) for the development of either homeownership or rental housing. 

Actions planned to reduce lead-based paint hazards 

The City of Portland has been committed to eliminating lead poisoning in children since 1995 when it 

received its first HUD Lead Hazard Control Grant. The control and elimination of lead-based paint 

remains a critical focus of the City of Portland in the housing rehabilitation program and over the 

years, 450 units have been made lead-safe in Portland.  Within the Lead Hazard Control grant program, 

Portland has effectively and successfully addressed lead hazards prevalent in the City's older housing 

stock.  These efforts will continue through the housing rehabilitation program. 

In addition, this program is geared to benefit low and moderate-income families and households. A 

grant applicant who is in an owner-occupied building in the City of Portland must prove that their 

income is less than 80% of the median area income with a child under six years of age residing in the 

unit. In multi-unit, non-owner-occupied buildings, 50% of the units must qualify at 50% of the area 

median income. Priority is given to rental units where there is an active abatement order or where 

young children reside. Projects outside the City of Portland need to meet HUD income eligibility limits 

established for Cumberland County. Wherever possible, the City will utilize housing rehab program 

funds in combination with lead program income funds to complete additional units. 

The 2016-2019 Lead Hazard Control grant from HUD will complete lead hazard control work in 88 units.  

A Healthy Homes inspection is also performed on all qualifying units, and in conjunction with HOME and 

CDBG funds, the program is able to address code violations, and health and safety issues. 

Portland also addresses lead-safe practices by leveraging funds as the lead entity for the Cumberland 

County HOME Consortium (CCHC). The Consortium allows both programs to reach a much wider 

audience with their lead outreach and education efforts, as well as produce a number of lead-safe units 

in other communities across Cumberland County. This joint effort results from a desire to provide cost-
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effective, efficient programs to benefit all communities of the region. 

Actions planned to reduce the number of poverty-level families 

The City of Portland allocates a significant percentage of its Community Development Block Grant to 

social service programs and housing activities designed not only to improve the lives of families and 

individuals in poverty, but also to facilitate their transition out of poverty. Below are just some of the 

most critical programs and services which the City plans to support with the CDBG, HOME and ESG 

funds: 

 Quality child care from infancy to 5 years of age for low and moderate-income families. 

Subsidized childcare enables families to move from welfare to work. 

 Microenterprise assistance and business creation. 

 Job creation for local businesses. 

 Day and night shelter with case management and counseling programs, night shelters 

specifically for teens and women. 

 Community meals and mobile food pantries 

 Medical outreach to individuals on the streets and in the Oxford Street Shelter 

 Homeless outreach and engagement program to assist individuals in crisis to access necessary 

services. 

 Street Outreach for individuals experiencing homelessness 

 Homeownership housing rehab to allow low/moderate income individuals to live comfortably in 

their own homes. 

 Creation of stable affordable housing units 

 Tenant based rental assistance to help families to be rapidly rehoused or maintain their current 

housing, to help build stability. 

 Homeless prevention services to individuals facing homelessness. 

 Rapid rehousing for individuals staying at the Oxford Street Shelter and Family Shelter.  

Helping families move out of poverty as opposed to simply serving those in poverty is an important part 

of the City's Housing and Community Development Program. Total funds available to the City are 

insufficient to meet the needs of its citizens in poverty; however targeting funds to activities which 

support self-sufficiency can make a significant difference in the lives of many people. The City plans to 

continue to look at requests for funding and existing programs to see how CDBG, ESG and HOME funds 

can assist individuals and families in moving beyond poverty. 

Actions planned to develop institutional structure  

The City will continue to carry out its Housing and Community Development Plan in partnership with the 

other management and delivery entities for housing and community development activities. These 

organizations include various City Departments, the Portland Housing Authority, and an integrated 
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network of non-profit housing and social service providers. 

The City of Portland Housing and Community Development Division is responsible for overseeing the 

budget and distribution of the City's CDBG, HOME and ESG entitlement funds and development of the 

Five-Year Consolidated Plan and Annual Action Plan and Consolidated Annual Performance Evaluation 

Report, as well as ensuring that all programs comply with HUD’s federal regulations. Additionally the 

HCD Division administers the City's housing rehabilitation and new construction programs as well as 

monitor’s all outstanding loans associated with the former HomePort program. 

City of Portland Social Services Division administers the General Assistance Program, the ESG funds, the 

City's emergency shelters (for single adults and families), transitional housing facilities, housing location 

services, Family Services Program, job readiness training and employment services and several other 

support activities in coordination with non-profit housing and social service agencies. Additionally, the 

Social Services Division administers the HOME funded Tenant Based Rental Assistance Program. 

Non-Profit Housing and Social Service Agencies play a large role in directly providing housing and 

economic development services to low income, homeless, and special needs populations throughout 

Portland. 

Working collaboratively, these entities implement the City's Housing and Community Development Plan. 

The system's strengths include the collaborative manner in which these diverse groups work together to 

maximize available resources. Portland is a large enough City to have many institutional resources, yet 

small enough to be able to effectively communicate and collaborate. Currently there are no gaps in 

types of housing and services, but there is a lack of adequate amounts of both due to insufficient 

resources. The City and its partners will continue to seek additional resources to improve the system's 

ability to meet community needs. 

Actions planned to enhance coordination between public and private housing and social 

service agencies 

The City of Portland requires proof of organizational collaboration in the form of a memorandum of 

agreements, letter of support, or demonstrated outreach for all RFPs. In the CDBG scoring process, 

organizations and entities who demonstrate collaboration with other organizations and entities receive 

higher allotted points.  

The City and the Portland Housing Authority have a long history of cooperation in several areas including 

community policing, development of affordable housing, recreational activities for at-risk youth, the 

Family Self-Sufficiency Program, Family Investment Center and applications to HUD for Section 8 

certificates and vouchers for families, homeless and disabled persons. City staff and PHA staff 

communicate regularly and provide each other data for Annual Plans and reports. 

City staff from the Health and Human Services Department and Housing and Community Development 
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Division coordinates with other members of the Emergency Shelter Assessment Committee (ESAC) and 

the United Way of Greater Portland to develop the Homeless Continuum of Care, respond to the 

McKinney NOFA and monitor shelter bed usage for single adults, adolescents and families. ESAC 

members include shelter providers for singles, adolescents, mentally ill, women, families with children, 

victims of domestic violence, supported housing providers, mental health service providers, substance 

abuse service providers, health service providers and general services including day shelter providers for 

the homeless population. ESAC also produces monthly and quarterly statistics on shelter usage and 

provides a forum to discuss new programs, resource availability, emerging trends and to resolve 

problems within the continuum that may arise from time to time. City staff coordinates with all 

applicants and ESAC members to produce the community's McKinney application. The City's Community 

Development Program Manager attends ESAC and Continuum of Care meetings. 

Additionally HCD staff participates in the Maine Affordable Housing Coalition (MAHC). MAHC is a 

coalition of developers, community action agencies, public housing authorities, investors, housing and 

service providers, advocates and others working to increase the supply of quality, affordable rental 

housing throughout Maine. HCD staff is also a partner in a housing liaison system which is designed to 

work collaboratively with landlords, tenants, social service agencies and other community groups to 

address issues that impact the relationship between landlords and tenants. 

HCD Staff serve on the Age Friendly Portland Steering Committee, with the goal of planning and 

preparing for the aging population in Maine. The Steering Committee collaborates with senior care 

social service providers and is the processes of implementing Age Friendly street design practices into 

the Planning and Urban Development’s Comprehensive Plan. Additionally, the committee is 

implementing an Age Friendly Business recognition program for downtown businesses. 

In the City of Portland 33% of CDBG funds support social service agency programs. The funds support 

housing programs, homeless services, shelter, child care, and support services for those with mental 

illness. City staff meet with the agencies throughout the year to provide technical assistance and ensure 

they are meeting HUD guidelines and regulations. Staff also assists in monitoring their progress and 

makes recommendations for more efficient services. 

Discussion 

As mentioned earlier, The City of Portland secured HUD 108/BEDI funds in an amount of $1.2 million in 

Brownfields Economic Development Initiative (BEDI) and $10.8 million in Section 108 loan to support 

revitalization of the distressed area of Bayside by stimulating residential and commercial economic 

development activities and creating jobs.   

One of the catalysts to support the Bayside area-wide revitalization is a public-private partnership to 

construct an 800 space parking garage with ground level commercial space. Despite unanticipated 

delays, the city is hopeful that the parking garage will be under construction during by the summer of 

2019.    
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Program Specific Requirements 

AP-90 Program Specific Requirements - 91.420, 91.220(l)(1,2,4) 

Introduction 

The City of Portland works hard to ensure that the program specific requirements of the Community 

Development Block Grant, HOME Investment Partnership Program, and the Emergency Solutions Grant 

program are met on a timely basis. 

Community Development Block Grant Program (CDBG)  
Reference 24 CFR 91.220(l)(1)  

Projects planned with all CDBG funds expected to be available during the year are identified in the 
Projects Table. The following identifies program income that is available for use that is included in 
projects to be carried out.  
 

 
1. The total amount of program income that will have been received before the start of the 

next program year and that has not yet been reprogrammed 50,000 

2. The amount of proceeds from section 108 loan guarantees that will be used during the year 

to address the priority needs and specific objectives identified in the grantee's strategic plan. 0 

3. The amount of surplus funds from urban renewal settlements 0 

4. The amount of any grant funds returned to the line of credit for which the planned use has 

not been included in a prior statement or plan 0 

5. The amount of income from float-funded activities 0 

Total Program Income: 50,000 

 

Other CDBG Requirements  
 
1. The amount of urgent need activities 0 

  
2. The estimated percentage of CDBG funds that will be used for activities that benefit 

persons of low and moderate income.Overall Benefit - A consecutive period of one, 

two or three years may be used to determine that a minimum overall benefit of 70% 

of CDBG funds is used to benefit persons of low and moderate income. Specify the 

years covered that include this Annual Action Plan. 87.00% 
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HOME Investment Partnership Program (HOME)  
Reference 24 CFR 91.220(l)(2)  

1. A description of other forms of investment being used beyond those identified in Section 92.205 is 
as follows:  

Not applicable 

 
2. A description of the guidelines that will be used for resale or recapture of HOME funds when used 

for homebuyer activities as required in 92.254, is as follows:  

Homebuyer activities of down payment or closing assistance are not part of the PY17/18 planned 

activities 

 
3. A description of the guidelines for resale or recapture that ensures the affordability of units acquired 

with HOME funds? See 24 CFR 92.254(a)(4) are as follows:  

Acquisition of units with HOME funds is not part of the FY17/18 planned activities 

 
4. Plans for using HOME funds to refinance existing debt secured by multifamily housing that is 

rehabilitated with HOME funds along with a description of the refinancing guidelines required that 
will be used under 24 CFR 92.206(b), are as follows:  

Refinancing of existing debt is not part of the PY17/18 planned activities  
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Emergency Solutions Grant (ESG)  

 
 

1. Include written standards for providing ESG assistance (may include as attachment)  

All applicants for service must initially be evaluated for eligibility by use of a standard centralized or 

coordinated assessment system. Assessment must include determination of income status and 

availability or lack of resources to sustain existing housing or obtain new housing. To be eligible, an 

applicant must meet the standards for homelessness or be at risk of becoming homeless. Applicants 

are eligible for future services only if they have no other housing subsidies from local, state, or 

federal sources and have no other viable resources to keep or obtain housing. Further, applicants 

must have an annual income of less than 30% of area median income. The standard that must be 

used for calculating annual income is established in 24 CFR 5.609. The highest priority applicants for 

rapid rehousing are those currently homeless persons for whom a potential living unit has been 

identified and will be available in less than one (1) month. 

Every eligible program participant or program household will be assigned a case manager who has 

experience working with people who are homeless as well as people at risk of homelessness. The 

case manager will be supervised by the Adult Shelter Coordinator of Support Services for the City’s 

Oxford Street Shelter and Adult Overflow Community Shelter. The case manager will meet every 

week as a team with the entire Support Service case management unit to conduct case review to 

ensure policies and procedures are being followed. The case manager will work directly with each 

program participant or household to accomplish the following: 

 Determination of the appropriate type of service needed and the amount of financial assistance that 

is required using guidelines approved by the City of Portland; 

 Development of both a short- and long-term service plan; 

 Counseling concerning household needs;   

 Monitoring and evaluating program participant progress on a schedule of no less than one-month 

intervals and more frequently according to need; 

 Credit repair (including credit counseling, budget management, debt management, and making 

realistic financial choices); 

 Communication with landlords and utility companies; 

 Assurance that program participants are receiving all needed services from essential service 

providers, homelessness prevention and rapid re-housing assistance providers, other homeless 

assistance providers, and mainstream service providers, including schools, child care services, legal 

services, financial resources, health and mental health services, dispute resolution, etc.; and 

 Obtaining all needed local, state, and federal services to benefit the program participant, including 

public housing, employment assistance and job training, SNAP, SSI or SSDI, TAFDC, General 

Assistance, Medicaid, WIC, etc. All program participants must have full access to mainstream 

resources. 
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The following risk factors will be used to determine which individuals and families are provided 

assistance: length of homelessness, income status, health and/or mental health issues, domestic 

violence history, and crisis situations 

2. If the Continuum of Care has established centralized or coordinated assessment system that 
meets HUD requirements, describe that centralized or coordinated assessment system.  

All CoC shelters are required to enter data into HMIS (except the DV shelter which uses a 

comparable but separate database for client confidentiality). Portland CoC is working on data 

sharing with other PHD providers. Info in HMIS will be shared between service providers. All shelters 

have adopted and are using a common support and services policy. To prevent duplicate service 

delivery and data entry, a process was implemented to rapidly assign clients to ensure they are 

working with appropriate staff. The City of Portland ESG program has written standards for 

providing ESG assistance and consistently applies those to all program participants. The Portland 

CoC is working in collaboration with the Balance of State to create a coordinated assessment 

system. Grant funds from the Betterment Fund have been secured to work to create a coordinated 

assessment throughout the State. 

3. Identify the process for making sub-awards and describe how the ESG allocation available to 
private nonprofit organizations (including community and faith-based organizations).  

Portland CoC and ESAC (Emergency Shelter Assessment Committee) are actively involved in the ESG 

program, including the development of performance standards, operating procedures, and funding 

expenditures. There are no sub-awards for ESG. The City of Portland utilizes ESG funding for the 

Family Shelter and Oxford Street Shelter and for homeless prevention and rapid rehousing 

programs.  

4. If the jurisdiction is unable to meet the homeless participation requirement in 24 CFR 
576.405(a), the jurisdiction must specify its plan for reaching out to and consulting with 
homeless or formerly homeless individuals in considering policies and funding decisions 
regarding facilities and services funded under ESG.  

Portland meets the homeless participation requirements in 24 CRF 576.405(a). A formerly homeless 

individual serves as Tri-Chair of the City’s ESAC committee, he also serves on as a member of 

Homeless Voices for Justice, a state wide advocacy group. Additionally, the ESAC Committee, which 

is a collaborative of social services agencies, community representatives, businesses and consumers 

to identify, monitor, advocate, plan, encourage consumer input and involvement in, and facilitate 

collaborative decision making around all shelter, housing and support issues concerning homeless 

teens, adults, and families. The United Way and the City of Portland first established ESAC in 1987 as 

a purely advisory entity. ESAC is also the central entity for planning, monitoring, and decision making 

for the Department of Housing & Urban Development (HUD) Continuum of Care Homeless 

Assistance Grant Application. ESAC produces monthly and quarterly statistics on shelter usage and 
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provides a forum to discuss new programs, resource availability, emerging trends and resolving 

problems within the continuum that may arise from time to time. 

5. Describe performance standards for evaluating ESG.  

The performance of the Prevention goal of the Rapid Re-Housing/Prevention Client Navigation 

Program will be evaluated based on the number of individuals assisted that would have entered the 

shelter system “but for” the assistance provided by the City of Portland staff. The performance 

standards, as developed by the Continuum of Care, for the Prevention goal of the program are 

ensuring that: 1) services are provided to 20 people per year; 2) 100% of clients are assessed for 

barriers that threaten housing stability and provided with an overview of mainstream resources; 3) 

50% of clients assessed are referred to appropriate mainstream resources; 4) 20% of clients are 

referred to employment services, housing and/or training program; and 5) 100% of clients receiving 

financial assistance receive assistance with housing location and receive follow up services for 3 

months. 

 

The City of Portland is committed to monitoring the performance of grant recipients to ensure that 

Federal funds are used appropriately and in a manner to maximize low and moderate income public 

benefit. Grant recipients include City of Portland Departments and Divisions, outside social service 

agencies, and non-profit organizations. Monitoring each grant recipient ensures that the goals and 

objectives identified within the Action and Consolidated Plan are met. Performance reports are 

submitted on a quarterly basis by each public service agency receiving CDBG funds, unless they request 

monthly reporting. The reports are reviewed for accuracy, goals, performance measures, and 

compliance. If an agency is not meeting their target goals, or not reporting on time, this information is 

shared with the citizen review committee, who utilizes this information when allocating resources for 

the following year. On site monitoring of social service agencies is done on a rotating schedule. 

City staff monitor each agency checking for compliance and eligibility. Copies of the monitoring reports 

are kept in the Housing and Community Development office. CDBG and HOME Housing Projects are 

monitored regularly to ensure that rent levels, income guidelines and occupancy are being met. All 

housing projects are entered into the Housing Database. Large rental projects are monitored through 

annual contact with the property management staff at each project. 

Owner occupied rehab projects are monitored through an annual mailing to ensure owner occupancy 

and tenant occupancy requirements are being met. The former HomePort projects are monitored 

through an annual mailing to ensure owner occupancy. The Owner Occupied Housing Rehabilitation 

Program is monitored on an annual basis for occupancy and rental affordability compliance. Occupancy 

monitoring notices and tenant income verification forms are sent out on a quarterly basis. (HOME funds 

have not been a successful financing mechanism for multi-family rehab and therefore the city has very 

few of these types of projects that require monitoring). Additionally any necessary housing inspections 
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are completed. New Construction/CHDO Funded Rental Housing projects are monitored for tenant 

income certifications and site inspections. Site inspections are completed by the City’s Housing 

Rehabilitation Specialist and include an inspection of all HOME assisted units as well as common areas 

and the exterior of each property. 

Developers and/or their property managers provide the City with tenant income certifications on an 

annual basis coinciding with their reporting requirements from Maine Housing and/or tax credit 

monitoring/syndication organization. To report timeliness, the City’s Finance Officer reports 

expenditures at month end and compares totals to total allocated funds; the resulting percentage is 

utilized to track timeliness. Monthly drawdowns are completed through IDIS. Divisions in the 

Department funded under the 20% administrative cap submit plans identifying CDBG projects and the 

percentage of their time spent working on such projects, as well as identifying specific areas in eligible 

census tracts where the projects are taking place. This information, plus quarterly reports, is reviewed to 

ensure compliance with comprehensive planning goals and requirements. All contracts for CDBG and 

HOME funds include provisions that include outreach to women and minority business owners. 
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Attachments 
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Citizen Participation Comments 
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Grantee Unique Appendices 
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Grantee SF-424's and Certification(s) 
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Accessory Dwelling Units 
 The City is reviewing existing standards for accessory dwelling units (ADU’s) with the goal of 
establishing a more uniform definition and set of requirements across Portland’s various zoning 
districts. The effort to standardize ADU terms and standards is a vital component of the ReCode 
process. 
 

What is an Accessory Dwelling Unit (ADU)? 

An ADU is an additional living quarter that is independent of and wholly contained within a 
principal building or attached/detached accessory structure (such as a garage) on property where 
a single-family dwelling-unit or multi-family dwelling-unit is the principal use. ADU’s are 
equipped with kitchen and bathroom facilities and are typically subject to standards related to 
location of the ADU within a site, interface of entrances and ADU size. An ADU within a single 
family home is distinguished from a duplex, for example, because the ADU is intended to be 
clearly subordinate in scale and placement in relation to the primary residence. 

Why do Accessory Dwelling Units Matter? 

ADU’s have the potential to increase the city’s supply of affordable housing (both for rental and 
home ownership), augment the diversity of housing options available to Portland’s residents, 
provide flexibility for property owners, address shifting demographic trends towards smaller 
households, allow more possibilities for aging in place, and allow for the more efficient use of 
existing housing stock and infrastructure. ADUs can be utilized to provide living quarters for 
family members, such as aging parents or college students, as well as offering greater flexibility 
and independence to retirees by potentially allowing them to remain in their home and age in 
place. In short, ADUs are one important element of Portland’s approach to creating a well-
rounded housing supply and an organic way to allow neighborhoods to retain their character as 
they grow. 

How does Portland currently REGULATE Accessory Dwelling Units? 

At present, some form of accessory dwelling unit is permitted within most of Portland’s 
residential zoning districts, with some exceptions. The terms used for this land use tool vary, and 
may be listed as either an accessory dwelling unit, such as in the R-1, R-2, R-3 and several island 
zones, or as an additional dwelling unit, such as in the R-5 zone. All zones consider this a 
Conditional Use, and standards, dimensions, and requirements vary. For example, the R-1, R-2 
and R-3 permit ADU’s so long as the total floor area of the ADU does not exceed 30% of the 
total gross floor area of the property, whereas in the IR-1 and IR-2, ADU’s are limited to 35% of 
the total gross floor area. In all cases, as Conditional Uses, they are subject to additional 
standards and increased oversight by the Zoning Board of Appeals (ZBA). 

 



What are the next steps? 

Portland allows accessory dwellings in many areas of the city, but there’s not yet a unified 
approach to them, and the current requirements may be more restrictive than they should be. This 
is a perfect opportunity to gather community input, conduct research on ADU best practices and 
comprehensively revisit this topic, with the goal of broadening opportunities for implementation, 
reducing unwanted regulatory constraints and employing consistent terminology. Watch this 
space for updates later this summer. 

Contact 

Please send questions or comments about existing ADU standards or upcoming changes to 
recodeportland@portlandmaine.gov. 

mailto:recodeportland@portlandmaine.gov
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DRAFT  

2018 Housing Committee Work Plan 

June 22, 2018 

June 27, 2018 

1. Presentation of City-Owned Property Map - housing development potential 
2. (Action Item) Review and Recommendation to the City Council – HOME Affordable Housing Development 

Funding Requests Received from the Affordable Housing Development HOME Fund Application 
3. (Action Item) Review and Recommendation to the Planning Board - Hotel Linkage Fee  
4. 2018 Amended Housing Committee Schedule 
5. Communication Item:  FY19 HUD Annual Allocation Plan 
6. Communication Item: Accessory Dwelling Units – site page review 
7. 2018 Work Plan Discussion 

July 31, 2018 

1. Rental Housing Safety & Inspection Program - Implementation and Financial Report 
2. Short Term Rental Registration Program – Implementation, Financial Report and possible Ordinance revisions 
3. 2018 Work Plan Discussion 

August 22, 2018 - canceled 

September 6, 2018  

1. Review of proposal for Increase in Short Term Rental Registration Fees 
2.  Review and Discussion of possible changes to the Condo Conversion Ordinance  
3. (Action Item) Review and Recommendation to the City Council Housing Trust Fund Allocation(s) 

September 26, 2018 

1. (Action Item) Review and Recommendation to the City Council Increase in Short Term Rental Registration Fees  
2. (Action Item) Review and Recommendation to City Council/Planning Board Amendments to Condo Conversion 

Ordinance 
3. Communication Item:  FY18 HUD Consolidated Annual Performance Report 
4. Review and Discussion of City-Owned Property re: housing development potential  
5. 2018 Work Plan Discussion 

October 11, 2018 

October 24, 2018 

1. Presentation of Key Updates to the 2017 Housing Report  
2. Presentation and Discussion of Community Land Trust model 
3. 2018 Work Plan Discussion 

November 28, 2018 

1. Review of 2018 Annual Committee Report 
2. 2018 and 2019 Work Plan Discussion 

December 26, 2018 – canceled 

                
COMPLETED WORK 

 
January 24, 2018 

1. Review 2017 Housing Policy Proposals.   
2. Review 2017 Housing Committee Report; Goals, Work Plan, and Accomplishments.   
3. Review Summary of Feedback of Housing Policy Proposals.   
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4. First Review of Developer Feedback on the Inclusionary Zoning Ordinance.   
5. Update on 2018 Short Term Rental registration process.   
6. 2018 Work Plan Discussion 

February 12, 2018 
1. Review Housing Policy Proposals 
2. Review Public Feedback on Housing Policy Proposals 
3. 2018 Work Plan Discussion 

February 28, 2018 
1. Housing Program Budget - Review and Recommendation to the City Council 
2. Overview of the Housing and Community Development Division 
3. Overview of the Housing Trust Fund  
4. Communication Items: Community Land Trust Information; City-owned property information; Text Analysis of 

Housing Report Survey 
5. 2018 Work Plan Discussion 

March 28, 2018 
1. 14-403 
2. HomeStart 
3. Affordable Housing Development HOME Fund Application - Review and Approval to Issue by the Committee 
4. Franklin Reserve Massing Study/GPCOG overview of Brownfields Planning Grant 
5. 2018 Work Plan Discussion – including a discussion of the Council’s goal setting session 

April 25, 2018 
1. Rental Market Survey results presentation 
2. Review and Vote to Recommend to the City Council Amendments to Chapter 6 re:  Disorderly House Ordinance.   
3. Housing Trust Fund Annual Plan 
4. Tax Acquired and City-Owned Property – Westbrook Street  
5. 2018 Work Plan Discussion 
Communication Items: 
Portland Water District water efficiency and repair services program  
Inclusionary Zoning Workflow Update 

May 23, 2018 
1. Review Funding Requests Received from the Affordable Housing Development HOME Fund Application 
2. (Action Item) Review and Recommendation to the City Council of the 2018 Housing Trust Fund Annual Plan 
3. Review of Amendments to Ordinance: Section 6-225 of the Tenant Housing Rights Ordinance. (Housing Advisory 

Board) (Pubic Comment) 
4. Communication Item:   HUD FY18/19 Funding Update 
5. 2018 Work Plan Discussion 

June 5, 2018  

1. (Action Item) 5:30 pm to 6:30 pm  - Joint meeting with the Economic Development Committee to Review and 
Recommend to the City Council Affordable Housing TIF Requests  

2. (Action Item) Review and Recommendation to the City Council – Funding Requests Received from the Affordable 
Housing Development HOME Fund Application 

3. (Action Item) Review and Recommendation to City Council of Amendments to Ordinance: Section 6-225 of the 
Tenant Housing Rights Ordinance. (Housing Advisory Board)  

4. Hotel Linkage Fee Discussion 
5. 2018 Work Plan Discussion 
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