
PORTLAND DEVELOPMENT CORPORATION
Board Meeting

DATE: Thursday, May 16, 2019
TIME: 4:00 PM

LOCATION: Room 209, Second Floor, Portland City Hall

AGENDA

1. President's comments.
   
     

2. Review and accept Minutes of April 18, 2019 meeting.
   
     

  a. See attached draft Minutes for approval.
     

3. Review and vote on loan application from Quinn's Bardega, LLC, d/b/a 
Mellen Street Market, 79 Mellen Street. 

   
     

  a.  NOTE:  Pursuant to 1 M.R.S.A. 405(6)(F) AND 5 M.R.S.A. 13119­A, the 
Board may go into executive session to discuss confidential information 
regarding this loan application.

     

4. Discussion regarding future of the PEDPIP Program.
   
     

  a. See attached Memorandum from Nelle Hanig.
     

5. Discussion regarding loan risks.
   
     

  a. See attached Memorandum from Nelle Hanig.
 NOTE:  Pursuant to 1 M.R.S.A. 405(6)(F) and 5 M.R.S.A. 13119­A, the 
Board may go into executive session to discuss PDC loans' confidential 
information.

     



City of Portland Commissions are not required to take public comment under FOAA and our Ordinance is 
silent regarding the duties of the Commission. The Commission has the discretion to not allow or allow 
public comment during its meetings, including the authority to limit the duration of comments. Since the 

Commission makes recommendations to the City Council, public comment is available at that level.

6. Communication: BAP Recapitalization Award.
   
     

  a. See attached Memorandum from Nelle Hanig.
     

7. Treasurer's Report ­ April 2019
   
     

  a. Monthly Administrative Budget Report
     

  b. Cash Management Report
     

  c. Schedule of Loans Receivable
     

  d. Listing of Grants Approved
     

  e. Confidential Delinquency Report
 NOTE:  Pursuant to 1 M.R.S.A. 405(6)(F) AND 5 M.R.S.A. 13119­A, the 
Board may go into executive session to discuss/monitor any of the loans listed 
in the Report.

     

8. Other items to be discussed/brought up by Board Directors.
   
     

9. Next Meeting Date: June 20, 2019.
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Minutes 

Portland Development Corporation 

April 18, 2019 
  
  
  

A meeting of the Portland Development Corporation (PDC) Board of Directors was 

held at 4:00 p.m. on Thursday, April 18, 2019, in Room 209 of Portland City Hall.  Present 

from the Board was its President Tim Agnew and Board Directors James Dowd, Tom Dunne, 

Blaine Grimes, Jeffery Hicklin, Steve Lovejoy, and Mayor Ethan Strimling.  Board Directors 

Jon Jennings, Laura Reading, Julie Viola, and Briana Volk could not be present.    Present 

from the City staff were Associate Corporation Counsel Michael Goldman, Business 

Programs Manager Nelle Hanig, Economic Development Director Greg Mitchell, and Senior 

Executive Assistant Lori Paulette.   Also present was PDC Underwriter David McLaughlin. 

Item #1:  President’s Comments 

President Agnew noted that the Mayor had a hard stop at 5:00, and Ms. Grimes also 

had a hard stop at 5:15, at which time the quorum would be lost.  Therefore, the Board will 

take up the loan request first and then determine other items that can be taken up. 

Item #2:  Review and accept Minutes of February 21, 2019 meeting. 

President Agnew noted that he previously emailed Ms. Paulette with a few minor 

corrections. 

On motion made by Mr. Dunne, seconded by Ms. Grimes, the Board voted 6-0-1 

(Dowd abstained) to accept the Minutes as corrected by President Agnew. 

 Item #3:  Review and vote on loan application from Rosemont Markets, Inc., 832 

Stevens Avenue 

Note:  Pursuant to 1 M.R.S.A. 405(6)(F) and 5 M.R.S.A. 13119—A, the Board 

may go into executive session to discuss confidential information regarding these 

loan applications. 
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 Mr. Goldman noted for the record that his father-in-law represents Rosemont Market 

on a number of matters, and that he (Goldman) has known John Naylor for a numbers of years.  

Mr. Goldman said that he did not feel there was a conflict of interest for him representing the 

PDC Board for this loan request; the Board concurred. 

  President Agnew noted that the Board would first hear a presentation on this loan, 

followed by questions/answers, and then would go into executive session to discuss 

confidential information, after which the Board would come out of executive session and then 

vote on the loan request. 

 Ms. Hanig introduced the loan request from Rosemont noting that the Market 

requested a $150,000 loan for working capital.  Rosemont just leased a 10,000 sq. ft. facility at 

832 Stevens Avenue, where it will consolidate its distribution/warehouse, kitchen and bakery 

into a commissary, allowing it to vacate three leased locations and improve efficiencies and 

profitability.  Ms. Hanig also noted that the company employs 110, and pays 50% of full-time 

employee’s health insurance.  She then introduced Rosemont Market co-owner John Naylor 

and its CFO Kevin Butterfield. 

 Mr. Naylor thanked the Board noting that when the Market started in 2005 there were 

approximately 6 to 8 employees.  They have consistently made investments as the Market 

grew, almost every two to three years.  The Commercial Street Market closed to move to 

Falmouth as costs were getting prohibitive at that location.   

 Mr. Naylor said that the main function of the Market is to support local farms and 

does not operate with the margins of the bigger grocery stores.  Rosemont is getting technical 

capacity to control inventory and what is bought/sold, and payroll.  He also noted that 

Managers get 100% of their health insurance paid, and they are looking into paid sick time.   
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 Mr. Naylor then described the bakery space and warehouse space for farmers now and 

then how it will be consolidated, noting that it has been a year in the making. 

 Mr. Butterfield also noted that the Market has expanded on Shore Road in Cape 

Elizabeth.  They are on a growth mode with Falmouth now twice the size of the Commercial 

Street store; the Shore Road location; and now this commissary.  

 Mr. Naylor said that the commissary should work well for the Market and hoped to 

open by the end of July. 

 Mr. Dunne asked about sourcing of products, i.e., percentage of local versus away, 

and contingency for cost overruns. 

 Mr. Naylor said that sourcing depends on the time of year.  Produce from June to 

October is approximately 80% local (Maine products), 20% away; meat is 100% local; dairy is 

50% local.  The Market tries to stay in Maine as much as possible.   

 Mr. Butterfield said that they do have a contingency fund for backup and also noted 

that to date there have been no surprises with the contractors.   

 Mr. Dowd asked about additional jobs created.  Mr. Naylor said that they are hiring 

two now and expected another two would be hired at a later date.   

 Ms. Grimes asked about the commissary and production that Mr. Naylor had 

mentioned regarding canning farmers’ product.  Mr. Naylor noted that there is a business in 

Brunswick that would do the canning and jarring, and he would do the rest to market the 

product. 

 Mayor Strimling asked if there would be a loss of jobs with the consolidation, and Mr. 

Naylor indicated that there would be no loss jobs.  The average wage paid is $15/$16 per hour.  
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He also noted that more than half of their employees are full time, so Rosemont pays for 50% 

of their health insurance. 

 Mayor Strimling asked about the benefits in providing this loan, and Mr. Naylor noted 

the benefits to the local farmers/families, employees/families, and Rosemont’s clients. 

 In response to Mr. Dowd, Mr. Naylor indicated their bank has lent the maximum they 

can with the collateral available. 

 There being no further questions, President Agnew thanked Mr. Naylor and indicated 

that the Board would now go into executive session. 

 On motion made by Mayor Strimling, seconded by Mr. Hicklin, the Board voted 

unanimously at 4:35 p.m. to go into executive session pursuant to 1 M.R.S.A. 405(6)(F) and 5 

M.R.S.A. 13119 to discuss confidential information.  At approximately 5:00 p.m., the Board 

came out of executive session. 

 Mayor Strimling made a motion to approve the loan under the terms and conditions as 

recommended by staff/underwriter, with an additional condition of a three-year loan 

amortization schedule at 7.5% interest; junior mortgage on all business real estate; a pause on 

shareholder dividends until City approval; and personal guaranties of Mr. Naylor and his 

business partner Scott Anderson. 

 Mayor Strimling said the Board had a good discussion, and applauded Rosemont’s 

commitment to Portland.   

 President Agnew then asked for a vote on the motion, and it passed unanimously. 

 (Mayor Strimling left the meeting at this time.) 

 Noting the time, President Agnew understood the Board’s wishes to go back into 

executive session to review the loan delinquency report. 
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 Item #7(e):  Confidential Delinquency Report 

 On motion made by Mr. Dunne, seconded by Mr. Lovejoy, the Board voted 

unanimously at 5:10 p.m. to go into executive session pursuant to 1 M.R.S.A. 405(6)(F) and 5 

M.R.S.A. 13119 to discuss the Confidential Delinquency Report.  At approximately 5:15 p.m., 

the Board came out of executive session and the meeting then adjourned. 

    Respectfully, Lori Paulette 

  

 



 
 
 

CITY OF PORTLAND 
Economic Development 

Gregory A. Mitchell, Director 

 

 

MEMORANDUM 

 

TO:  President Tim Agnew and PDC Board Members 

FROM: Nelle Hanig, Business Programs Manager 

CC:  Greg Mitchell, Economic Development Director 

DATE:  March 13, 2019  

RE: Discussion and Possible Vote on Ending the Portland Economic 

Development Plan Implementation Program (PEDPIP) 

 

 

 

Background 

 

PEDPIP was launched in December 2011, just after the Portland Economic Development 

Vision and Plan was adopted by the City Council in November of that year. The intention of 

this grant/match program was to incent non-profits and City agencies to help implement the 

Vision and Plan.   

 

Initially, the program was funded with $250,000 from the PDC’s loan funds, specifically from 

UDAG, the most flexible PDC funds. The UDAG funds are program income from a long 

expired federal program. The $250,000 was fully utilized toward the end of 2014, at which 

time the City Council removed a $250,000 cap that had been placed on funding for PEDPIP 

and authorized the PDC’s Board to utilize its Unrestricted Loan Funds to recapitalize PEDPIP.  

These funds include UDAG as well as bond funds that the City has paid off in full. Since then, 

the PEDIP budget for each fiscal year ( July 1-June 30) is established on July 1st, setting aside 

10% of the PDC’s Unrestricted Funds for the Program.  In FY2019 it was $32,744 and all 

except for about $2,000 was awarded in September 2018.   

 

Since the initial $250,000 was granted, $220,245 more of Unrestricted PDC loan funds have 

been used for grants to non-profit and City projects. To date, thirty-eight projects have been 

awarded grants through PEDPIP, totaling $470,245. The specific projects that have received 

PEDPIP grants are noted in the attached spreadsheet titled PDC Approved Grants for PEDPIP.   

 

Discussion 

 

At this time, more than seven years after PEDPIP was launched, staff is suggesting that it may 

be time to end the program. PEDPIP served its purpose in helping to facilitate the 

implementation of many objectives of the August 2011 Vision and Plan, and then some. While 

the Work Plan is updated every two years by the stakeholders (Portland Downtown, Portland 

Chamber of Commerce, Visit Portland, Creative Portland and the City’s Economic 

Development Department), implementation of new projects/programs is primarily achieved 

through these organizations.   

 

 



 

Recommendation  

 

Staff is recommending that the Portland Economic Development Plan Implementation 

Program be concluded this fiscal year.  The reasons include that the objectives of the program 

have essentially been met, the amount of available funds each year for PEDPIP can best be 

utilized for commercial lending and it seems worthwhile to focus on the PDC’s core mission 

(commercial loans, brownfields loans and grants and job creation grants). If the Board agrees 

with city staff, a vote in the form of a recommendation to the City Council is needed.   

 

Attachment 

 

Spreadsheet: PDC Approved Grants for PEDPIP 
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Date Grant Total Project
Organization & FY Approved: Project: Approved Match Cost

Portland Regional Chamber 2/16/2012 Slideshows 10,000 10,000 20,000
Creative Portland 3/15/2012 2 Degrees 10,000 10,000 20,000
Creative Portland 3/15/2012 Branding Portland 20,000 20,000 40,000
Creative Portland 3/15/2012 LiveWork Website 16,500 16,500 33,000
Creative Portland 3/15/2012 Creative Economy Metrics 1,500 1,500 3,000
Creative Portland 4/27/2012 Artspace Survey 5,750 5,750 11,500
Creative Portland 4/27/2012 Creative Map and Guide 5,835 5,835 10,100
Portland Performing Arts Fest. 4/27/2012 1st Festival 40,000 140,000 180,000
Portland Community Chamber 1/3/2013 Growing Ptld Initiative 40,000 40,000 80,000
Creative Portland/Creative Space 8/15/2013 Art Space Survey Activities 30,000 60,000

  - Inventory 11,500
 - Web-based Clearinghse 9,250
 - Resource Guides 9,250

City of Portland 3/13/2014 MITC/Iceland-UK Trade Msn 3,309 3,309 6,618
Portland Community Chamber 4/17/2014 Startup and Create Week 25,000 144,010 169,010
World Affairs Council 4/17/2014 Celebrating Immigration 15,000 35,000 50,000
City of Portland 10/16/2014 MCBER Research 19,360 19,360 38,720
Portland Community Chamber 10/16/2014 2015 Scorecard 9,460 9,460 18,919
Creative Portland 12/18/2014 Work in Place 5,000 5,000 10,000
Creative Portland 12/18/2014 UNESCO Creative Cities 10,000 10,000 20,000
City of Portland 2/19/2015 MITC/Invest in Maine 10,000 113,320 123,320
Portland Community Chamber 4/16/2015 Maine Start Up & Create Wk 15,000 110,000 176,150
Cultivating Communities 6/18/2015 Local Food Cluster Accel 15,000 30,000 45,000
Cooperative Development Institute 7/16/2015 Instit Food Service & Procurement Plan 15,000 28,000 43,000

MCED 12/17/2015 Top Gun Overhaul & Preflight 15,000 15,000 30,000
Creative Portland 4/21/2016 Greenlight Series Finale 7,300 22,700 30,000
Creative Portland 6/16/2016 Update Cultural Plan 15,000 35,000 50,000
FY2017
ME Convention Ctr Collab/Chamber 10/20/2016 Feasibility Study for Convention Center 5,000 240,000 250,000
Portland Buy Local 10/20/2016 Host Community Forum to Strengthen Portland's Economy 2,500 7,500 10,000
MCED 10/20/2016 E*Next Pilot Project 7,500 24,952 32,452
Portland Downtown/Parking Study 10/20/2016 Parking Study 7,155 7,155 14,310
Portland Downtown/Walking Tour 10/20/2016 Walking Tour 2,500 2,500 5,000
Maine College of Art 5/25/2017 Campus Master Plan 3,676 18,824 22,500
GPCOG 5/25/2017 Portland Food Launch and Festival 5,000 50,000 55,000
Women United Around the World 5/25/2017 Vocational Training Program for Immigrant Women 5,000 20,000 30,000

FY2018
City Office of Econ. Opportunity 10/3/2017 Dev. Strategies&Measurable Plan to Integrate Immigrants 15,000 15,000 30,000
City Office of Econ. Opportunity 5/31/2018 Create Prof. Connector Program/Job Openings and Newcomer 5,375 5,375 68,172
ME Immigrants Rights Coalition 5/31/2018 Create Database/Immig. Econ. Opport. Network 10,000 25,056 35,056
ME Crafts Association 5/31/2018 Gallery at 519 Congress St. for ME Craft Artists/EDU&Culture 7,525 7,525 15,050

FY2019
Portland Adult Education 10/18/2018 New Mainers Resource Center Educ. Assistance 15,000 15,000 30,000
Creative Portland 10/18/2018 Hire Prof "Experience Design" Consultant, Cultural App 15,000 15,000 30,000
Totals: 465,245 1,313,631 1,895,877

PDC Approved Grants for PEDPIP



 
 
 

CITY OF PORTLAND 
Economic Development 

Gregory A. Mitchell, Director 

 

 

 

MEMORANDUM 

 

 

TO:  President Tim Agnew and PDC Board Members 

FROM: Nelle Hanig, Business Programs Manager 

CC:  Greg Mitchell, Economic Development Director 

DATE:  March 13, 2019  

RE: Loan Risk Discussion  

 

 

 

At the last PDC meeting, members of the board felt it would be helpful to have a discussion 

about the PDC’s default rate.  For the purposes of this memo, the default rate is defined as the 

percentage of loans that have been charged off after a prolonged period of missed payments. In 

general, defaulted loans are written off from a loan issuer’s financial statements and transferred 

to a collection agency. In the PDC’s case, loans that have been charged off are usually 

perceived to have little to no opportunity for repayment. Staff is not aware of the PDC ever 

transferring such loans to a collection agency.  

 

The purpose of this discussion would be to better understand whether the PDC’s default rate is 

considered too high, too low or just fine as is. If too high or too low, the board may consider 

modifying its level of risk, prompting staff and the consulting underwriters to present less risky 

loans (if rate is too high) or ones with higher risk (if rate is too low).  

 

Since the PDC’s inception in 1991 through FY2018 (June 30, 2018), its default rate is 6.35%.  

This includes having charged off sixteen loans totaling $689,094.  To put that into perspective, 

over the past 27 years, the PDC has lent $10,841,535.   

 

I am still researching default rates for other institutions, including banks and community 

lenders similar to the PDC.  If other organizations are willing to share that information, I will 

report it out at the PDC meeting next Thursday. 
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Economic Development Department
Gregory A. Mitchell, Director

MEMORANDUM

TO: President Tim Agnew and PDC Board Members
FROM: Nelle Hanig, Business Programs Manager
CC: Greg Mitchell, Economic Development Director
DATE: May 13, 2019
RE: Business Assistance Program for Job Creation (BAP

The Economic Development Department, in partnership with the Portland Development Corporation, has 
been approved by the Portland City Council for a grant of $204,742 to recapitalize the BAP.  These funds 
come through the City’s Community Development Block Grant from the U.S. Department of Housing 
and Urban Development (HUD).  The grant application, submitted last November, scored the highest of 
all the Development, Economic Development and Construction applications that were submitted to the 
City.  

The program funds will become available in July so that is when the program will be re-launched to the 
public.  A press release will be provided to the media, business organizations (e.g., Portland Buy Local, 
Downtown Portland and the Portland Community Chamber), and business counseling groups (e.g., 
SBDC and SCORE). Email alerts will be sent to sixteen businesses that have inquired about BAP funds 
since the last round was awarded in October 2018.  
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