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To submit written public comment on an agenda item, email edd@portlandmaine.gov. Submissions must be 
received by 12:00 pm the day before the Housing & Economic Development meeting to guarantee their 
inclusion in the agenda packet. All submissions must include the commenter's name and legal address. To help 
ensure your comment is submitted for the correct item, please include the name of the agenda item (see below). 
 
REMOTE ACCESS INFORMATION 
 
The Housing & Economic Development Committee will conduct this meeting remotely via Zoom pursuant to 
the Remote Meeting Policy adopted by the Portland City Council. Allow your computer to install the free Zoom 
app to get the best meeting experience. If you are not able to attend live either in person or via Zoom, a 
recording will be available in the Agenda Center following the meeting. 
 
For public comment via Zoom, you will need to use the "raise your hand" feature. To raise your hand via the 
telephone, please hit *9. You will be unmuted by the host when it is time for public comment. 
 
Please click the link below to join the webinar: 
https://portlandmaine-gov.zoom.us/j/81510760134?pwd=Edl7PE0STIeAcVwXKpOIGT84inT7K9.1 
Passcode: 514853 
Or One tap mobile : 
    +13017158592,,81510760134# US (Washington DC) 
    +13052241968,,81510760134# US 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
    +1 301 715 8592 US (Washington DC) 
    +1 305 224 1968 US 
    +1 309 205 3325 US 
    +1 312 626 6799 US (Chicago) 
    +1 646 931 3860 US 
    +1 929 205 6099 US (New York) 
    +1 719 359 4580 US 
    +1 253 205 0468 US 
    +1 253 215 8782 US (Tacoma) 
    +1 346 248 7799 US (Houston) 
    +1 360 209 5623 US 
    +1 386 347 5053 US 
    +1 507 473 4847 US 
    +1 564 217 2000 US 
    +1 669 444 9171 US 
    +1 669 900 6833 US (San Jose) 
    +1 689 278 1000 US 
Webinar ID: 815 1076 0134 
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    International numbers available: https://portlandmaine-gov.zoom.us/u/kzYtMCott 
 
 
1. Review and accept Minutes of previous meeting held on June 25, 2024.  
     
  a. See attached draft Minutes. 
      

2. 
(Public Comment) Review and Recommendation to the Finance Director and Finance 
Committee regarding FY2025 TIF Funding for Portland Adult Education’s 
continuation of workforce training programs. 

 

     
  a. See attached Memo and backup. 
      
  b. See attached TIF Presentation to HEDC on 5/21/2024. 
      

3. (Public Comment) Review and vote on a recommendation to the City Council on 
proposed amendments to the Short Term Rental Ordinance. 

 

     
  a. See attached backup. 
      

4. 
Executive Session: Pursuant to 1 M.R.S.A. 405(6)(C) and 5 M.R.S.A. 13119-A, the 
Committee will go into executive session to discuss negotiations and timeline update 
for the Lambert Woods South project (165 Lambert Street). 

 

     
 
 
Next Meeting Date:  July 16, 2024 
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Minutes 

Remote Housing and Economic Development Committee  

June 25, 2024 

NOTE: This meeting was held via Zoom and can be viewed at this link:  

 http://www.portlandmaine.gov/1695/Economic-Development-Committee  These 

Minutes provide a record of those in attendance, general discussion taking place, and 

motions made. 

A remote meeting of the Housing and Economic Development Committee (HEDC) of 

the Portland City Council was held on Tuesday, June 25, 2024, at 5:30 p.m. via Zoom. 

Present from the HEDC were Chair Pious Ali, and members Regina Phillips, Roberto 

Rodriguez, and Kate Sykes.  Present from the City staff were Housing and Economic 

Development Department Director Greg Watson, Housing and Community Development 

Division Director Mary Davis, Corporation Counsel Michael Goldman, Associate 

Corporation Counsel Avery Dandreta, Assistant City Manager Dena Libner, Director of 

Permitting and Inspections Jessica Hanscombe, Principal Administrative Officer Lori 

Paulette, and Housing Program Manager Victoria Volent.    

Item #1:  Review and accept Minutes of previous meeting held on May 21, 2024 

On motion made by Councilor Rodriguez, seconded by Councilor Sykes, the Committee 

voted 4-0 to accept the Minutes. 

Item #3 (Taken out of Order): Committee Discussion on proposed amendments to the 

Short-Term Rental Ordinance.  

Greg Watson introduced this item noting a public comment period will be held on this 

item on the July 2 meeting of the HEDC. 
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Councilor Sykes presented the draft amendments to Chapter 6, Article 6 regarding 

Residential Rental Unit Registration Requirements.  Policy goals include: restore and/or preserve 

Portland’s existing long-term housing stock; give law-abiding citizens the option use their 

primary residence as a short term rental; limit the number of non-owner occupied short-term 

rentals, in proportion to the amount of rental housing stock/vacancy rate; ensure that speculators 

do not buy up single family homes, including condominiums, to turn them into pseudo hotels;  

prevent rental arbitrage from eroding long term rental housing stock; protect the year-round 

community, labor force, and economy on Peaks Island by preserving their existing year-round 

housing stock; prevent the disruption of the residential character of neighborhoods and buildings; 

leverage legal precedent that has been set by other communities in requiring booking services to 

verify registration with the City before charging for services; decrease the threat or harm to 

public health, safety, or general welfare that results from unlawful vacation rentals; provide 

greater public transparency into short term rental; and create a clear public complaint process 

that aids enforcement to the Short Term. 

Committee members held a discussion regarding the definition of a healthy number of 

short term rentals within a community. As a redlined version of the Ordinance will be available 

during the July 2, HEDC meeting, members will have another opportunity to discuss this item 

again.      

Item #2: Review and Recommendation to the City Council regarding Funding Request 

received from the Affordable Housing Development and Tax Increment Financing 

Application.  (Note: The Committee may go into executive session pursuant to 1 M.R.S.A. 

405(6) (C) and 5 M.R.S.A. 13119-A to provide staff direction on negotiations for any or all 

of these items) (Public Comment) 
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a)  Community Housing of Maine (CHOM) – 186 Woodford Street 

b) CHOM – 202 Woodford Street 

c) Portland Housing Authority – 70 E. Oxford Street 

Greg Watson provided a high level overview of the three affordable housing development 

projects that have been reviewed by underwriting and are ready for further review regarding 

affordable housing development funding and Tax Increment Financing.  There are other 

applications currently under review with underwriting that may be brought forward at a future 

meeting.   

Mary Davis provided a review of the three affordable housing development projects and 

their funding requests.  Also noted was staff’s request that the HEDC recommend the City Council 

appropriate the use of the additional funding in the Jill C. Duson Housing Trust Fund, which would 

almost fully fund all applications received to date.  The three applications presented this evening 

are requesting Tax Increment Financing and a total of $1,592,000 in capital funding. These three 

projects, as proposed, would create a total of 134 affordable and 5 market rate rental units. Timing 

of approval from the full City Council is of importance as these funding requests also apply for 

9% Low Income Housing Tax Increment Financing (LIHTC) from MaineHousing and must meet 

the filing deadline with MaineHousing. 

Community Housing of Maine (CHOM) is requesting an Affordable Housing TIF (75% 

for 30 years) and subsidy funding of $492,000 to demolish the Parish House connected to the 

existing Woodfords Church and then construct a four-story elevator-assisted building with 41 

rental units for low income households at 186 Woodford Street.  The building would be comprised 

of 13 studio and 28 one-bedroom apartments.  Of the 41 units, 16 would be reserved for households 

earning at or below 60% AMI, and 25 units would be reserved for households earning at or below 
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50% AMI.  Staff is forwarding the recommendation from underwriting of a loan from the Jill C. 

Duson Housing Trust Fund of up to $492,000 with a maximum term of 30 years at 3% interest, 

with repayment from 25% of cashflow, and Affordable Housing Tax Increment Financing of 75% 

for 30 years.   

Community Housing of Maine (CHOM) is requesting an Affordable Housing TIF (75% 

for 30 years) and subsidy funding of $450,000 to convert the existing parking lot at Woodfords 

Church into 43 one-bedroom apartments for adults aged 55 years and older at 202 Woodford 

Street. This would be phase two to the redevelopment of the Woodfords Congregational Church 

site.  The building would be comprised of 43 one-bedroom apartments affordable to 17 

households earning at or below 60% AMI, and  26 units for households earning at or below 50% 

AMI.  Staff is forwarding the recommendation from underwriting of a loan from the Jill C. 

Duson Housing Trust Fund of up to $155,511 plus $294,489 in HOME funds with a maximum 

term of 30 years at 3% interest, with repayment from 25% of cashflow, and Affordable Housing 

Tax Increment Financing at 50% for 30 years.  A representative from CHOM was not able to 

attend the meeting, but has expressed the concern the project does not work without the full 75% 

TIF. 

Portland Housing Development Corporation (PHDC) is requesting an Affordable 

Housing TIF (75% for 30 years) and subsidy funding of $650,000 to demolish the four existing 

ten-unit multi-family buildings located between Cumberland, Oxford, Mayo and Boyd Streets 

(COMB Block), to construct Phase 1 of a multi-phase project to redevelop the site.  During 

Phase 1, PHDC is proposing to construct a six-story, 55-unit affordable housing building 

comprised of 5 studio, 15 one-bedroom, 16 two-bedroom, and 19 three-bedroom apartments at 

70 East Oxford Street.  Units would be affordable to 17 households earning at or below 60% 
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AMI, 33 households earning at or below 50% AMI, and the remaining 5 units would be market 

rate housing.  Staff is forwarding the recommendation from underwriting of a loan from the Jill 

C. Duson Housing Trust House in the amount of $650,000 with a 30 year term, 3% interest, 

payable out of cashflow with a minimum of 10% of cashflow to the City until the sooner of 

Deferred Developer Fee loan is retired, or 10 year of operations, which ever is first, then 25% of 

cashflow to the City, and Affordable Housing Tax Increment Financing at 75% for 20 years.   

Staff also noted the motion to recommend the City Council remove a portion of 70 East 

Oxford Street from the Downtown Transit Oriented Development and Omnibus Tax Increment 

Financing District to allow for the creation of the 70 East Oxford Street Affordable Development 

and Tax Increment Financing District.   

Sarah Tatarczuk of Portland Housing Authority indicated the 75% for 20 year term is not 

ideal with the competitive 9% Low Income Housing Tax Credit scoring as funding awards can 

be decided based on 1 or 2 points.  Also, any excess cash flow is being used as a key source to 

reinvest in redevelopment within Portland.       

Councilor Sykes indicated MaineHousing’s competitive 9% Low Income Housing Tax 

Credit system of awarding points based on how high a TIF you receive seems to encourage over 

subsidizing a project.  Staff has and will continue to have discussions with MaineHousing 

regarding this point.  

Councilor Sykes inquired into the Developer Fee in the pro forma for 70 East Oxford 

Street.  Per Sarah Tatarczuk of the Portland Housing Authority, the developer fee is $750,000 

and the deferred developer fee is $500,000 for a total of $1.25 M.  As staff noted, MaineHousing 

imposes a cap on the Maximum Developer Fee, the Net Developer Fee, and the Deferred 
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Developer Fee.  Per the underwriting review, the “Developer fee of $1,250,000 is reasonable by 

industry standards at 5.5% of Total Development Cost, excluding reserves and developer fee. It 

is the only project in this round adding Deferred Developer Fee above the $750,000 developer 

fee cap imposed by Maine Housing. Given the larger size of the project and complexity of the 

site, this fee is reasonable.”  Jay Waterman of the Portland Housing Authority further noted, the 

additional $500,000 in deferred developer fee will be put into the project to generate more tax 

credits.    

Councilor Phillips asked if there are still people residing within the buildings at the 

COMB Block, and which households are eligible to live in the new buildings.  Per Sara 

Tatarczuk, the four buildings did house thirty-six households.  The majority of households were 

rehoused in early March; the five remaining households have plans to transfer to other 

apartments owned by PHA during construction.  After construction, PHA plans to relocate these 

households back into the COMB Block location.  And in answer to Councilor Philips question 

regarding the creation of larger bedroom units, PHA noted they are one of the few developers to 

offer four and up to six bedroom apartments.           

Councilor Sykes noted PHA has bonding authority which would allow them to forgo 

applying for LIHTCs.  Bonding is a more efficient way to finance affordable housing, and is a 

means to create social housing in-lieu of  LIHTC housing.  She will not support the project. 

Jay Waterman of PHA noted the Maine State Housing Authority controls the bond cap 

for the state.  When PHA asked MSHA if they could issue a bond for this project, MSHA said 

no.     

Councilor Ali asked if members would like to enter into Executive Session.  Seeing no 

one, the Committee did not enter into Executive Session.   
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Councilor Ali opened the meeting to public comment- seeing none, Councilor Ali closed 

public comment.   

On motion made by Councilor Rodriguez, seconded by Councilor Phillips, the 

Committee voted 4-0 to recommend to the City Council approval of an amendment to the 

Funding Budget for the 2024 Jill C. Duson Housing Trust Fund Annual Plan to increase the 

available funding to $3,041,717.   

On motion made by Councilor Rodriguez, seconded by Councilor Phillips, the 

Committee voted 4-0 to recommend to the City Council approval of a loan from the Jill C. 

Duson Housing Trust Fund in the amount of $492,000 for the CHOM 186 Woodford Street 

Phase I Project, with the terms as presented by staff.  

On motion made by Councilor Rodriguez, seconded by Councilor Sykes, the Committee 

voted 4-0 to recommend to the City Council approval of an Affordable Housing Tax Increment 

Financing District and Credit Enhancement agreement for the CHOM 186 Woodford Street 

Phase I Project, with the terms as presented by staff of 75% for 30 years.   

On motion made by Councilor Rodriguez, seconded by Councilor Sykes, the Committee 

voted 4-0 to recommend to the City Council approval of a loan in the amount of $450,000 

($294,489 in HOME funds and $155,511 in JCD HTF) for the CHOM 202 Woodford Street 

Phase II Project, with the terms as presented by staff.   

On motion made by Councilor Rodriguez, seconded by Councilor Phillips, the 

Committee voted 4-0 to recommend to the City Council approval of an Affordable Housing Tax 

Increment Financing District and Credit Enhancement Agreement for the CHOM 202 Woodford 

Street Phase II Project, with the terms as presented by staff of 50% for 30 years. 

On motion made by Councilor Rodriguez, seconded by Councilor Phillips, the 
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Committee voted 3-1 to recommend to the City Council approval of a loan from the JCD HTF in 

the amount of $650,000 for the PHDC 70 East Oxford Street COMB Block Project, with terms 

as presented by staff.  

On motion made by Councilor Rodriguez, seconded by Councilor Phillips, the 

Committee voted 3-1 to recommend to the City Council to remove a portion of 70 East Oxford 

Street from the Downtown Transit Oriented Development and Omnibus Tax Increment 

Financing District. 

On motion made by Councilor Rodriguez, seconded by Councilor Phillips, the 

Committee voted (3-1) to recommend to the City Council approval of an Affordable Housing 

Tax Increment Financing District and Credit Enhancement Agreement for the PHDC 70 East 

Oxford Street COMB Block Project, with the terms as presented by staff of 75% for 20 years 

On a motion made by Councilor Phillips, seconded by Councilor  Rodriguez, the 

Committee voted 4-0 to adjourn the meeting at approximately 7:19 p.m. 

Next meeting is July 2, 2024  

Respectively submitted, Victoria Volent 
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City of Portland | Housing and Economic Development Department  
Gregory P. Watson, AICP, Director 
   
 
 
 

MEMORANDUM 

 

 

TO:  Chair and Members of the Housing and Economic Development Committee 

 

FROM: Greg Watson, Director 

 

DATE: June 20, 2024 

 

SUBJECT: Review of Portland Adult Education’s (PAE) Update of FY2024 TIF Funded  

   Workforce Development Programs and PAE’s Request for 

   FY2025 TIF Funds for Continuation/Creation of the Programs 

 
 

I.  SUMMARY 

PAE will provide an update on its FY2024 TIF-funded Workforce Development Programs at the 

June 25, 2024, HEDC meeting, as well as request continued funding for FY2025 at the current 

level of $200,000.  As in the past, funding for this program is anticipated to come from the 

Downtown TIF District. 

II.  BACKGROUND 

TIF funding to PAE to augment its workforce training programs first began in FY2020 as a pilot 

program and was funded in the amount of $100,000.  Because of PAE’s success, the City again 

provided $100,000 to continue the programs in FY2021 and FY2022.  For FY2023 and FY2024, 

the City increased funding to $200,000. 

Please see attached PAE’s memo to the HEDC of June 19, 2024, detailing outcomes to date for 

FY2024 and its proposal for FY2025, requesting level funding of $200,000. 

IV.  INTENDED RESULT AND/OR COUNCIL GOAL ADDRESSED 

The intended result is for PAE to continue and expand its workforce training program to provide 

skills to assist in addressing the region’s labor shortage and local employer demand for qualified 

workers. 

V.  FINANCIAL IMPACT 

The financial impact is level funding for PAE at $200,000 from the Downtown TIF District. 

 

1 of 6
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VI.  STAFF ANALYSIS AND BACKGROUND 

PAE is providing needed training for skills for the area’s labor force shortage.  In FY2024, PAE 

enrolled 135 unique students in TIF-supported workforce training programs through June 2024.  

These students represented 28 distinct countries of origin and 96% identified as BIPOC.  PAE’s 

programs have been successful and provides its students with skills to be productive members of 

the region and independent.   

VII.  RECOMMENDATION 

Staff recommends that the HEDC vote to support continued level funding for FY2025 of 

$200,000 from the Downtown TIF District, which vote will be communicated to the Finance 

Committee and Finance Director. 

VII.  LIST ATTACHMENTS 

- PAE’s Update for FY2024 and FY2025 Proposal 

- TIF Presentation to HEDC 5/21/2024 
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To: Economic Development Committee
From: Miyabi M. Yamamoto, Ph.D., Executive Director
Date: 06/19/24
RE: TIF Funded Workforce Training Update and FY25 Proposal

This memo serves as an update regarding Portland Adult Education’s FY24 TIFF-supported 
workforce training programs, as well as a proposal for FY25.

FY24 Outcomes To Date
PAE enrolled 135 students (99% of the projection) in TIF-funded programs between July 1, 
2023 - June 2024 from 28 distinct countries of origin outside of the U.S. 96% identified as 
BIPOC, including 89% Black or African American, 4% Hispanic/Latino, 2% Asian and 1% more 
than one race.

Table 1: FY24 Outcomes to Date 

Program Unique 
Students 
Enrolled

Outcomes to Date Leveraged Employer and 
Agency Funding 

Clean Energy 
Pre-Apprenticeship 
Training Program

4 (20 
total)

90% obtained 2 
credentials of value (OSHA 
10 and EPA 608 or PVIS 
certification) 

Employment outcomes 
TBD (in progress)

In-kind equipment, 
supplies, instructional 
support from ReVision 
Energy

$30,000 - MDOL 
Apprenticeship Grant

Commercial Drivers 
License Prep 
Course

24 59% achieved CDL Class A 
or B License; out of whom 
100% acquired jobs

$0

Education 
Academy

15 (24 
total)

83% (20) completed 
course(s) required for 
MDOE Teacher 
certification/recertification

2 achieved Ed Tech 3 
Certification and obtained 
jobs

$2,700 - Portland Public 
Schools

3 of 6
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New Mainer Teller 
Training Program

16 5 obtained new jobs or 
advanced their careers 
(hourly rate increase of 
max. $4/hr.; average 
increase is $1.83/hr.)

8 partner financial 
institutions

In-kind instructional 
support (11 speakers and 1 
instructor)

Employment and
English Preparation
Class for New
Arrivals

25 88% obtained credential of 
value

65%  job placement rate 
for those eligible to work 

20% are awaiting work 
authorization

$0

ESOL Instruction 
with a Certified 
ESOL instructor

51 TBD (in progress) $0

Total 135 (160 
total)

$32,700

In-kind contributions from 
employer partners

FY25 Proposal:  
PAE seeks a  $200,000 TIF investment in FY25 to continue successful programs and expand 
in key areas, specifically, Education Academy, Clean Energy Careers and Trades training 
preparation, in partnership with multiple employer partners and union organizations, to 
expand our sector-focused job training programs. We are also revamping our workforce 
training programs so that areas such as digital skills, sector-specific numeracy skills, and 
core professional skills will deserve the attention needed for better outcomes alongside 
funding continued ESOL instruction, which is crucial to success in the workplace. 

Clean Energy Pre-Apprenticeship Program: For internationally-trained professionals who 
have prior experience or education in engineering, science, math, or construction to retool 
and enter Electrical and HVAC positions in the Clean Energy sector. 
Job placement: ~40%
Employers: ReVision Energy, Maine Solar Solutions, Evergreen Home Performance
Partners: ReVision Energy, Maine AFL-CIO
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Commercial Drivers License Prep Course Program: A 10-week CDL Permit Course for 
non-native English speakers combined with driving training and potential employment 
through PPS, Greater Portland METRO as a Class B School Bus or Class A CDL Driver. PAE 
continues to strengthen the partnership with METRO.
Job Placement Rate: 70%; 
Employers: Greater Portland METRO, Portland Public Schools
Partners: Goodwill Workforce Solutions

Education Academy: A signature program in partnership with Portland Schools  and 
regional school districts designed to support internationally-trained educators to re-enter 
the profession as Ed Tech IIIs and by obtaining Maine State Teacher Certification. Ed 
Academy is seen as a national model and PAE’s NMRC Coordinator has presented at 
national conferences on the topic. Program includes credential evaluation support 
provided by the newly expanded NMRC. This past year, the program has expanded to 
include current Portland Public School employees (some of whom are Education Academy 
graduates) who are on the way to obtain their first teaching credentials or to be recertified. 
Job placement rate: ~70% → With the increase in current employees, we are expanding the 
focus to retention and advancement within their current jobs.
Employers: Portland Public Schools, other local schools districts
Partners: Portland Public Schools, Goodwill Workforce Solutions

New Mainer Teller Training Program: A 3-month, 150-hour program taught by PAE 
instructors, ProsperityME, and 7 bank and credit union partners, this program prepares 
internationally-trained finance and business professionals for positions as bank tellers. It 
includes contextualized English, customer service, digital skills, personal finance, as well as 
networking/job search support, and the ABA Today’s Teller Certification. 
Job placement: ~50%
Employers: Bank of America, Bangor Savings, Camden National, Androscoggin Bank, 
Gorham Savings, Norway Savings, CPort Credit Union, Infinity Credit Union, Bath Savings, 
Five County Credit Union
Partners: Goodwill Workforce Solutions, ProsperityME

Employment and English Preparation for New Arrivals is a blend of classroom instruction 
and advising to equip newly arrived immigrants with the skills and support to secure their 
first US jobs. Job Placement : ~70%
Employers: Multiple including Maine Medical Center, Sheraton Hotel, Shaw’s, Market Basket

ESOL Instruction with a Certified ESOL instructor: ESOL classes with a Certified ESOL 
Instructor.

Supported CNA (NEW): For internationally-trained medical and healthcare professionals 
and those wishing to enter the healthcare field for the first time. This program provides 
additional English classes focused on field-specific language, preparation for the state CNA 
exam, digital literacy, and healthcare-specific numeracy skills.   
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Employers: Barron Center, Northern Light
Partners: Northern Light, Cedars, Maine Veterans Hospital

Table 1. FY 25 Workforce Training Program Overview

Program Participants Position Starting 
Wage

TIF 
Request

% of 
Total 
Cost

Clean Energy 
Training Program 

10 Electrician 
Apprentice at 
Revision or 
similar 
positions

$19/hr with 
benefits

$10,000 20%

Commercial 
Driver’s License 
Program

15 CDL or Bus 
Driver

$22-27/hr 
with 
benefits

$30,000 60%

Education 
Academy

18 Ed Tech III

Certified 
Teacher

$17.67/hr 
with 
benefits

$38,000 
min

$45,000 95%

New Mainer 
Teller Training 
Program

12 Bank/Credit 
Union Teller

$17-24/hr 
with 
benefits

$20,000 50%

Employment and 
English 
Preparation for 
New Arrivals

20 Multiple $14-18/hr $39,000 100%

ESOL Instruction 
(year-long)

50 N/A N/A $45,000 100%

Supported CNA 10 CNA $20/hr $11,000 20%

Total 135 $200,000
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May 21, 2024 

Municipal Tax Increment Financing 
Overview 

Housing & Economic Development Committee Meeting 
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What is Tax Increment 
Financing?

A public economic development financing 
program, funded by property taxes on the 
incremental new assessed value generated by a 
development project.
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Why is TIF Used?
● To stimulate private sector investment and job creation;
● Expand existing or fund new transit service capital costs and 

limited operational costs, invest in public infrastructure, staff 
salaries, workforce training, housing programs and services to 
address homelessness for examples.

● To support Affordable Housing- up to 120% Area Median Income 
(AMI).

● To 'shelter' against adverse adjustments to State subsidies and 
County taxes based on total municipal valuation.
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How Does TIF Work?
● A municipality designates a specific geographic area as a 

municipal development tax increment financing district.

● This "freezes” the assessed value of taxable property within 
the district (the original assessed value or "OAV”).

● TIF revenues derive from taxes on incremental new assessed 
value above OAV.

● Municipality adopts a development program describing 
authorized uses of revenue.
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Size (Based on FY 2023 Annual 
TIF Report) 
● 2% of City’s total acreage for single 

district 
●  5% of total acreage for all municipal, 

commercial, and affordable housing 
districts (619 acres total with 238 acres 
available) combined.

Value (Based on FY 2023 Annual TIF 
Report)
● Commercial Districts: All commercial districts 

combined may not exceed 5% of total value of 
taxable property ($743.5 Million total, with 
$585 Million in value remaining for new 
districts).

● Affordable Housing Districts: All affordable 
housing districts combined may not exceed 5% 
of total value of taxable property ($743.5 
Million total, with $739 Million in value 
remaining for new districts).

Establishing the TIF District

TIF law places limitations on the size and assessed value of TIF 
districts 
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● Blighted

● In need of 
rehabilitation, 
redevelopment or 
conservation;

● Suitable for commercial;

● Affordable Housing with 
25% suitable for 
residential use

Establishing the TIF District
TIF districts may be designated for a maximum of 30 years and at 
least 25% of the district area must include property that is: 
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Authorized Uses of TIF Revenue

● Costs within the District (most flexible)

● Costs outside District but directly related to or 
made necessary by the District (less flexible)

● Community wide economic development 
(narrow list of uses)
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Within The District

● Capital Costs

● Financing Costs

● Professional Services Costs

● Other Administrative or Organizational Costs
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Outside The District - Directly related to 
the district, or made necessary by its establishment.

● Infrastructure improvements

● Other improvements related to Public Safety
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How Does ‘Sheltering’ Work?
● With new investment, real estate valuation 

goes 

● As a result, State Subsidies go            and county 
taxes go

● TIF ‘shelters’ captured new value by excluding 
it from total municipal value reported to the 
State for the length of the TIF
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Funding Mechanisms
● Municipal Bonds

○ Municipality established a Development Sinking 
Fund for debt service requirements

● Credit Enhancement Agreement
○ TIF revenues placed in a Project Cost Account for 

direct payment to company for authorized project 
costs

● Municipal Economic Development
○ TIF revenues placed in a Project Cost Account for 

direct payments by municipality for authorized 
project costs
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TIF Approval Process
TIF Program

● District Boundaries

● Development Program

● Financial Plan

City Council Approval followed by:

● State DECD Approval for Commercial & Industrial Projects
OR

● Maine State Housing Authority for Affordable Housing 
TIFs

● Credit Enhancement Agreement with Projected Developer 
then executed after approvals. 
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Portland’s Experience With TIF’s 
● Adopted Updated Council TIF Policy as of 

02/22/2021
● As of FY 2023 Portland active TIF Districts 

include:
○ 3 area-wide TIF Districts (Bayside, Waterfront, 

and Downtown Transit Oriented District
○ 18 Affordable Housing District
○ 2 Commercial Districts
○ 1 Commercial District supporting housing 

projects (market and affordable)
○ 1 Transit Oriented Commercial District
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Compliance With City TIF Policy 
TIF Credit Enhancement Agreement (CEA) maximum 
terms include

● Affordable Housing TIFs: 30 years; 75% capture rate over term
● Commercial TIFs: 20 years; 65% capture rate over term

Additional CEA requirements:
● Compliance With The City Green Building Ordinance
● Affordable Housing TIF State Law and City TIF Policy-Requires that 

at least 33.3% of the units for households at or below 120% of AMI, which in 
Portland for a family of four is approximately $120,000

● Meet State Prevailing Wage standards 
● Applicants must demonstrate financial capacity and need.
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Contact edd@portlandmaine.gov

Questions & Answers
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Office of Corporation Counsel 
Michael Goldman, Corporation Counsel 
Amy McNally, Associate Corporation Counsel 
Nicole Albert, Associate Corporation Counsel 
Rachel Millette, Associate Corporation Counsel 

1 

MEMORANDUM 

To: Mayor Mark Dion; Councilor Kate Sykes 

Cc: Danielle West, City Manager; Dena Libner, Assistant City Manager; Greg Watson, 
Director of Housing and Economic Development; Jessica Hanscombe, Director of 
Permitting and Inspections  

From: Michael Goldman, Corporation Counsel 

Date:  May 14, 2024  

Subject: Initiatives Impacting Short Term Rental Ordinance 
______________________________________________________________________________ 

In light of the Housing and Economic Development Committee’s potential plans to amend 
the short-term rental provisions in the City Code, I reviewed recent citizen initiatives to 
ensure that any ordinance amendments are consistent with the five-year rule in Section 
9-46 of the City Code, which provides as follows:

An ordinance enacted by a vote of the people at an initiative or 
referendum election shall not be repealed or amended for a period of five 
(5) years from the effective date of the ordinance, except by a vote of the
people, unless such ordinance shall otherwise expressly provide. After five
(5) years from the effective date of the ordinance, the city council after
public hearing may repeal or amend such ordinance by vote of five (5) of
its members.

Accordingly, under the five-year rule, the Council is prohibited from amending an 
ordinance enacted by the citizen initiative process for five years after the effective date 
of the ordinance, unless such an amendment is approved at an election.   

The provisions of the City Code that address short term rentals are included in Chapter 6, 
Sections 6-150 to 6-157 and 6-236.  Although these sections address short and long term 
rental units, for purposes of this memo, I refer to those sections as the “Short Term Rental 
Ordinance.” In the previous five years, there have been two citizen initiatives passed by  

MIG
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2 

the voters that amended the Short Term Rental Ordinance: (1) An Act To Protect Tenants 
(2020) (the “2020 Act”) (Attachment 1); and (2) An Act To Protect Tenants In Portland 
(2022) (the “2022 Act”) (Attachment 2).   
 
The 2020 Act affected the Short Term Rental Ordinance as follows: 
 

• It created Sections 6-151(c) and (d) 
• It amended Section 6-152(b) 
• It created Sections 6-236(a) and (b)1 

 
The 2020 Act became effective on or about December 3, 2020, and, therefore, the 
changes listed above cannot be amended or repealed by the Council without a vote of 
the people until after December 3, 2025.   
 
The 2022 Act affected the Short Term Rental Ordinance as follows: 
 

• It amended Section 6-151(a)(1)  
• It amended Sections 6-151(f)(2) and (4) 
• It amended Section 6-152(e) 
• It amended Section 6-236(a) and (b) 

 
The 2022 Act became effective on or about December 8, 2022, and, therefore, the 
changes listed above cannot be amended or repealed by the Council without a vote of 
the people until after December 8, 2027. 
 
At this time, I do not know what changes the HEDC might propose to the Short Term 
Rental Ordinance, so it is difficult to say what, if any, impact Section 9-45 might have on 
the proposed changes.  The purpose of this memo is simply to ensure that the HEDC is 
aware of the restrictions that Section 9-45 place on the Council’s ability to amend or 
repeal the portions of the Short Term Rental Ordinance that were enacted by the 2020 
Act or the 2022 Act.  As the Committee works through the process, I will plan to further 
review the prior initiatives to ensure that we do not run afoul of the five year rule.  Please 
let me know if you have any questions or concerns in the meantime.  
 
 
 
 
 
 

                                                        
1 In the proposed ordinance drafted by the proponents of the initiative, subsections (a) and (b) were 
incorrectly referred to as (1) and (2) (see Attachment 1)   
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Attachment 1
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Attachment 2
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City of Portland Buildings and Building Regulations 
Code of Ordinances Chapter 6 
Sec. 6-1 Rev. 9-8-2004 
 

Chapter 6  BUILDINGS AND BUILDING REGULATIONS* 
 
 

---------- 
*Cross reference(s)--Alarm systems, Ch. 2.5; fire prevention and 

protection, Ch. 10; land use, Ch. 14; rodent and vermin control, Ch. 22; sewers, 
Ch. 24; streets, sidewalks and other public places, Ch. 25; moving of structures, 
§ 25-191 et seq.; swimming pools, Ch. 26. 
---------- 
 
Art. I. In General, §§ 6-1--6-15 
Art. II. Building Code, §§ 6-92--6-103 
 Div. 1. In General, §§ 6-92--6-97 
 Div. 2. Building Standards, §§ 6-98--6-103 
[Art. III and IV were repealed by Order 18-17/18, 8-21-2107] 
Art. V. Housing Code, §§ 6-106--6-149 
Art. VI. Residential Rental Unit Registration Requirements, §§ 
6-150--6-157 
Art. VII. Green Building Code, §§ 6-165 - - 6-177 
Art. VIII. Property Assessed Clean Energy, §§ 6-190--6-199 
 Div. 1. Property Assessed Clean Energy, §§ 6-190—6-194 

Div. 2. Commercial Property Assessed Clean Energy §§ 6-195—6-
199 

Art. IX. Disorderly Houses, §§ 6-200—6-204 
Art. X. Energy Benchmarking, §§6-205—6-218 
Art. XI. Tenant Housing Rights, §§6-219—6-229 
Art. XII. Rent Control and Tenant Protections, §§6-230—6-244 
Art. XIII. Rent Board, §§6-250—6-263 

 
 
 

*** 
 
 

ARTICLE VI. RESIDENTIAL RENTAL UNIT REGISTRATION REQUIREMENTS 
 

Sec. 6-150. Purpose. 
 

The proliferation of real estate proprietorships, 
partnerships, and trusts having undisclosed, anonymous or otherwise 
unidentifiable principals, owning large numbers of residential long 
term rental properties, sometimes managed through unresponsive 
property management companies, has impeded the proper enforcement 
of this chapter, chapter 12 and other ordinances of the city. Non-
owner occupied short term rental units may remove housing units 
from the long term rental market and may contribute to the increase 
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City of Portland Buildings and Building Regulations 
Code of Ordinances Chapter 6 
Sec. 6-2 Rev. 3-27-2017 
 
in the cost of rental housing in the City. 

 
This article is intended to require the disclosure of the 

ownership of such property, and to regulate the renting of property 
within the City, and to make owners and persons responsible for the 
maintenance of property more accessible and accountable with 
respect to the premises, to ensure that housing units remain 
available for rent to those who reside or seek to reside within the 
City, to ensure that residential areas are not unduly impacted by 
the operation of short term rentals, and to ensure that booking 
services, owners, and tenants comply with chapters 6 and 10 of the 
City Code. 
(Ord. No. 443-89, 6-7-89; Ord. No. 53-89, 7-17-89; Ord. 298-14/15, 7-6-2015; 
Ord. 179-16/17, 3-27-2017; Order 99-18/19, 11-19-2018)
 
Sec. 6-150.1. Definitions. 
 

The definitions in 6-106 apply to this Article.  The following 
words and phrases, when used in this article, shall have the 
meanings respectively ascribed to them: 

 
     Accessory Dwelling Unit shall have the same meaning as it 
has in Chapter 14 of the City Code. 

Island Short Term Rental shall mean a short term rental 
located on one of the following islands in the City of Portland: 
Peaks Island, Great Diamond Island, Cushing Island, Little Diamond 
Island, House Island, and/or Cliff Island.  

 
Booking Service shall mean a business entity or individual 

persons who, directly or indirectly:  
      1.   Provides one or more online, computer or application-
based platforms that individually or collectively can be used to 
(i) list or advertise offers for short-term rentals, and (ii) 
either accept such offers, or reserve or pay for such rentals; 
and  
      2.   Charges, collects or receives a fee for the use of 
such a platform or for provision of any service in connection 
with a short-term rental.  
   A booking service shall not be construed to include a platform 
that solely lists or advertises offers for short-term rentals.  

  
 
Long Term Rental shall mean the letting of a rental unit in 

whole or in part for thirty (30) days or more. 
 
Mainland Short Term Rental shall mean a short term rental 

located within the limits of the City of Portland, but not on Peaks 
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City of Portland Buildings and Building Regulations 
Code of Ordinances Chapter 6 
Sec. 6-150.1 Rev. 11-19-2018 
 
Island, Long Island, Great Diamond Island, Cushing Island, Little 
Diamond Island, House Island and/or Cliff Island. 

 
Multi-Unit shall mean a single, detached building in common 

ownership interest containing more than one (1) residential or 
commercial unit, as determined by the Director of the Permitting 
and Inspections Department. 

 
Non-Owner Occupied shall mean a rental unit that is not 

occupied by the registrant of the unit as their primary residence.  
 
Outer Island shall mean Great Diamond Island, Cushing Island, 

Little Diamond Island, House Island, or Cliff Island.  
 

     Owner-Occupied shall mean a rental unit owned and occupied by 
the registrant  as his or hertheir  primary residence. A short term 
rental unit in an owner-occupied multi-unit building, where the 
unit is not the primary residence of the owner, shall be counted as 
a non-owner occupied unit. Accessory dwelling units as defined in 
Chapter 14 of this Code, are not considered owner-occupied units 
for purposes of short term rental registration and regulation. 

 
Owner shall mean each individual person or entity including, 

without limitation, all partners, officers, or trustees of any real 
estate trust; all members or managers of a limited liability 
company; and all officers and directors of a corporation; that is 
the record owner of a building or property.    
 

Primary Residence shall mean the dwelling in which a person 
resides as his or her legal residence for more than one half of a 
year and registers as his or her address for tax and government 
identification purposes.  
 

Registrant shall mean the owner of a rental unit, or a tenant, 
with permission from the owner, seeking to register a rental unit.  

 
Rental unit is a portion of any residential structure that is 

rented or available for rent to any individual or individuals for 
any length of time.  Any portion of a Single-Family Home, 
Condominium, or Apartment that is rented or available to be rented 
to an individual or individuals who are not the owner or owners 
shall be considered a rental unit.  Dwelling units and rooming 
units as defined in §6-106 are, without limitation, rental units.  
A Single-Family Home, Condominium, or Apartment that is occupied by 
the owner or owners, and of which no portion is rented or available 
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City of Portland Buildings and Building Regulations 
Code of Ordinances Chapter 6 
Sec. 6-150.1 Rev. 11-19-2018 
 

for rent, is not a rental unit.   
 
Seasonal rental unit means a rental unit in a property 

identified as a seasonal property by the City’s Assessor. 
 
Short Term Rental is the letting of a rental unit, in whole or 

in part, for less than thirty (30) days. 
 
Single Family Home shall mean a detached residential dwelling 

or a single condominium unit containing one dwelling unit. 
 
Tenant-Occupied shall mean a rental unit in which the 

registrant is not the record owner of the rental unit, but lawfully 
occupies the rental unit as his or her primary residence. 
(Ord. 179-16/17, 3-27-2017; Order 99-18/19, 11-19-2018) 
 
Sec. 6-151. Registration required. 
 

(a)Registration of Ownership.  
 

1. Rental units must be registered in accordance with this 
article by January 1st of each year; Rental units 
entering the rental housing market must be registered 
within fourteen days. Registration must be renewed 
annually, on or before January 1st, including updating 
all changes in previously submitted registration 
information.  

 
2. If a rental unit is rented as both a short term and long 

term rental, it must be separately registered for each 
type of rental.  

 
3. Each owner, manager, and person/entity otherwise 

responsible for the rental unit, such as a property 
manager, shall be obligated under this article.  Any new 
owner, manager, or responsible person/entity must apply 
to register within thirty (30) days of purchase of the 
rental unit or transfer of management or responsibility. 
New owners or tenants applying to register an existing 
short term rental unit are considered new applicants and 
shall be subject to all limitations and regulations in 
effect at the time of the application. 

 
4. A rental unit shall not be considered registered until 

all information and fees are provided to the satisfaction 
of the City’s Permitting and Inspections Department or 
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City of Portland Buildings and Building Regulations 
Code of Ordinances Chapter 6 
Sec. 6-151 Rev. 11-8-2022 
 

its designee. 
 
5. As a condition of registration, all owners must allow 

onsite inspections of their property including, without 
limitation, all rental units. 

 
(b) Information/Documentation Required.  Registration must be 

completed on forms supplied by the City’s Permitting and 
Inspections Department or their designee and must provide, at a 
minimum, the following information:   

 
1. The street address of the building; 

 
2. The unit number of the rental unit; 

 
3. The tax assessor's chart, block and lot of the property 

on which the building is located; 
 

4. The owner of the property, including the owners’ name, 
address, telephone number, and email address.  If the 
owner is anything other than a natural person, the 
following information must also be included: 

 
a. The name of each individual person that has an 

ownership interest in any entity that is the record 
owner. This includes, without limitation, all 
partners, officers, or trustees of any real estate 
trusts; any members or managers of a limited 
liability company; and all officers and directors 
of a corporation; and 

 
b. The residential street address, e-mail address and 

home phone number of at least one (1) such 
individual person; 

 
5. The manager of the property or the person or persons 

responsible for its regular maintenance or repair, as 
well as a name, address, telephone number, and email 
address for that person or entity; and 

 
6. The person designated as the agent of the owner or owners 

for the service of notices and civil process by the city, 
as well as their name, address, telephone number, and e-
mail address. Service of notice and process upon the 
person so designated shall be deemed conclusive service 
upon the owner or owners.  
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Code of Ordinances Chapter 6 
Sec. 6-151 Rev. 11-8-2022 
 

(c)  Additional Information Required for Short Term Rentals. A 
short term rental shall not be considered registered unless and 
until the registrant has submitted a complete application together 
with all information required by this article, paid the fee 
required by Sec. 6-152, and a registration number has been issued.  

 
In addition to the information required in Section 6-151(b), a 

Short Term Rental registrant must provide at a minimum the 
following information and any other information requested by the 
City’s Permitting and Inspections Department or their designee:  

 
1. A short term rental application; 

 
2. Whether the rental unit is owner-occupied, tenant-

occupied, or non-owner occupied; 
 
a. For Short Term Rental units that are owner-

occupied, the owner must provide a notarized 
primary residence affidavit, on forms provided by 
the City. The owner must also produce for review 
one of the following demonstrating residency at the 
owner-occupied unit: 
 
i. Valid driver’s license, or other state-issued 

identification, or passport; and 
 
II. Valid motor vehicle registration; 
 
iii. Proof of homestead exemption verified through 

the City Assessor’s records; or. 
 
iv. Other documentation proving primary residence 

to the satisfaction of the City’s Permitting 
and Inspections Department. 

 
b. For Short Term Rental units that are tenant-

occupied, the tenant must provide a notarized 
primary residence affidavit, and a notarized 
statement of permission by his/her landlord, both 
on forms supplied by the City. The tenant must also 
produce for review one of the following 
demonstrating residency at the tenant-occupied 
unit: 
 
i. Valid driver’s license, or other state-issued 

identification, or passport; 
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ii. Valid motor vehicle registration; or 
 
iii. Other documentation proving primary residence 

to the satisfaction of the City’s Permitting 
and Inspections Department. 

 
3. For Peaks Island short term rentals, whether the unit is 

seasonal or year-round.  
 

 
3.4. The address and tax assessor’s chart, block, and lot 

number of all other short term rentals in the City in 
which the registrant has an ownership interest; 
 

4.5. For short term rental units that are within a condominium 
or other homeowner’s association, an attestation by an 
authorized representative of the association that use of 
the unit as a short term rental is allowed under the 
relevant association’s governing documents and a copy of 
those documents; and 
 

5. If the application is for renewal, the number of nights 
the unit was rented on a short-term basis and the number 
of nights the unit was rented on a long-term basis in the 
previous reporting year.  For purposes of reporting this 
information, November 1 through October 31 is the 
reporting period for a renewal of January 1. 

 
 (d) Display of Short Term Rental Registration Number Required. 
 Once registration is approved by the City, each short term rental 
shall be given a registration number, which shall be published to 
the City’s website along with the address of the rental unit, and 
muscth be displayed in the rental unit and in any and all 
advertisements for the rental unit.  All booking services shall 
include a short term rental’s registration number in all 
advertisements or listings for a short term rental before accepting 
any charges or collecting or receiving any fees in connection with 
a short-term rental.  
 

(e) Upon request by the City, at any time, all owners, 
registrants, and/or agents, and booking services of short term 
rental units must provide the City with their registration 
information, rental history, and upcoming reservation information. 
Failure of short term rental unit owners, registrantstenants, 
booking services and/or their representatives to adequately respond 
to inquiries by the City within a forty-eight (48) hour period 
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shall be considered a violation under this ordinance. 

 
(f)Additional Information Required for Covered Units. A 

Covered Unit, as defined by Section 6-232 of this Chapter, shall 
not be considered registered unless and until the registrant has 
submitted the following additional information: 
 

1. The current rent charged at the time of registration;  
 
2. The increase in rent (if any) when compared to the 

previous registration;  
 
3. Whether the increase (if any) is attributable to: (1) 

the Allowable Increase Percentage and Tax Rate Rent 
Adjustment, as defined in Section 6-232; or (2) also 
includes Banked Rent, as defined in Section 6-232; 

 
4. The amount of Banked Rent, if any, accumulated since 

the previous registration;  
 

5. The amount of security deposits or other payments 
demanded in addition to rent for each Covered Unit; and  

 
6. The number of bedrooms, number of bathrooms, and the 

presence or absence of a kitchen from each Covered 
Unit.  

 
The provisions of this subsection (f)do not apply to short term 
rental units. 
 
 
 (g) Registration data made available. The City’s Permitting 
and Inspections Department or its designee is required to make 
anonymized data from the registration of Covered Units available 
to the Rent Board at the Board’s request. Such data shall not 
include the names, or street and unit numbers of any reported 
units.  
(Ord. No. 443-89, 6-7-89; Ord. No. 53-89, 7-17-89; Ord. No. 246-97, 4-9-97; Ord. 
298-14/15, 7-6-2015; Ord. 69-15/16, 10/5/2015; Ord. 179-16/17, 3-27-2017; Order 
99-18/19, 11-19-2018; By Referendum, 11-3-2020; By Referendum, 11-8-2022) 
 
Sec. 6-152. Registration Fees. 
 

(a) Annual Registration Fee.  Upon initial registration and 
by January 1st of each year, registrants shall pay the City a 
registration fee for each rental unit, in the amounts set forth 
below.  A rental unit shall not be considered registered unless and 
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until this fee is paid in full. 
 

(b) Long Term Rental Registration Fee. The registrant of a 
long term rental shall pay fifty dollars ($50.00) to the City by 
January 1st of each year. Regardless of any discount a Landlord may 
be entitled to under subsection (d) below, thirty dollars ($30) 
from each registration fee shall be appropriated to Housing Safety 
Office to cover the administrative expenses of the Rent Board, 
including the hiring of additional administrative staff if 
necessary.  

 
(c) Short Term Rental Registration Fee Structure.  The 

registrant of a short term rental shall pay the fee specified in 
the chart below.  All fees will be cumulative and will increase 
based on the number of total units registered by the owner.  The 
fee total will accumulate first by counting any owner occupied, 
tenant occupied, and/or island rentals first, and then fees will be 
attributed at the higher rate for any non-owner occupied mainland 
units. 

 
Owners and tenants may register more than one owner occupied 

or tenant occupied unit (bedrooms, separate spaces, etc.) within 
their primary residence.   
 
 
 
Owner Occupied Short Term Units, 
,, Seasonal Short Term Units,  
Tenant Occupied Short Term Units, 
Peaks Island Short Term Units, 
and Outer Island Short Term Units 
Short Term Rentals 

 
1st Unit - $100 
2nd Unit - $250 
3rd Unit - $500 

4th Unit - $1,000 
5th Unit - $2,000 

 
 
Non-Owner Occupied Short Term 
Mainland Units,   
 

 
1st Unit - $200 
2nd Unit - $500 

3rd Unit - $1,000 
4th Unit - $2,000 
5th Unit - $4,000 

 
 

(d) Registration and Renewal Fee Discounts.   The following 
discounts shall apply to the registration and renewal fees: 

 
1. $10 discount for each rental unit within a fully-

sprinkled building as verified by a testing report, 
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maintenance report or a maintenance contract, which 
shall be provided at the time of registration and upon 
each registration renewal; 

 
2. $7.50 discount for each rental unit within a building 

with a centrally-monitored fire alarm as verified by 
Fire Department logs or an alarm contract, which shall 
be provided at the time of registration and upon each 
registration renewal; 

 
3. $5.00 for a rental unit that has been subject to and 

has passed a Housing and Urban Development Housing 
Quality Standard (HQS) inspection within the preceding 
year as verified by the HQS inspection report, which 
shall be provided at the time of registration and upon 
each registration renewal; 

 
4. $10.00 for a rental unit that has been subject to and 

has passed a Housing and Urban Development Uniform 
Physical Condition Standard (UPCS) inspection within 
the preceding year as verified by the UPCS inspection 
report, which shall be provided at the time of 
registration and upon each registration renewal; 

 
5. $2.50 for a rental unit that is subject to a signed 

lease which prohibits smoking by tenants as verified by 
a copy of the current lease, which shall be provided at 
the time of registration and upon each registration 
renewal.  The existence of and enforcement of this 
provision may be verified through an inspections of 
each rental unit. 

 
The total amount of discounts from the annual registration 

or renewal fee as described above shall not exceed $20.00 per 
unit. 

 
(e) Registrations that are not received by January 15, or 

within 14 days after entering the rental housing market, 
whichever is later, shall be subject to a late fee of $50 per 
unit, and registrations that are not received by February 15, or 
within 45 days after entering the rental housing market, 
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whichever is later, shall be subject to a late fee of $200 per 
unit.  Registrations shall not be renewed unless and until the 
registrant pays any applicable late fee. Incomplete or inaccurate 
registrations may be rejected and subject to all applicable late 
fees upon resubmission. The Permitting and Inspections Director 
may waive a late fee upon a showing of both hardship and good 
cause as to why the renewal was not timely. 
(Ord. No. 443-89, 6-7-89; Ord. No. 53-89, 7-17-89; Ord. 298-14/15, 7-6-2015; Ord. 
179-16/17, 3-27-2017; Order 99-18/19, 11-19-2018; Ord. No. 244-18/19, 5-30-2019; 
By Referendum, 11-3-2020; By Referendum, 11-8-2022) 
 
Sec. 6-153. Limitations on Short Term Rental Units. 
 

(a) Occupancy Limit.  Overnight short term rental guest 
occupancy in each rental unit will be limited to two (2) guests per 
bedroom plus no more than two (2) additional guests.   

 
(b) Limitation on Total Number of non-owner occupied mainland 

Short Term Rentals.  For calendar year 2025, nNo more 
than 400 non-owner occupied mainland short term rental 
units shall be registered in any one calendar year. 
Beginning in 2026 and for each year thereafter, non-
owner occupied mainland short term rental units shall be 
limited to no more than 2% of the total number of 
registered long-term rental units in the prior year. 
This limit shall be set annually on September 1 
beginning in 2025. Notwithstanding the 2% limit set 
forth above, all non-owner occupied mainland short term 
rental units that are validly registered as of December 
31, 2025 will be permitted to continue to register those 
units in 2026 and subsequent years, subject to the terms 
of this Article, even if the number of such units 
exceeds the 2% limit.   Mainland accessory dwelling 
units that are registered as non-owner occupied short 
term rentals and that were constructed and received a 
certificate of occupancy within 5 years before the 
registration date are excluded from the 2% limit set 
forth in this paragraph.  

(c)  
(c)  Accessory dwelling units and mainland short term 

rental units in an owner-occupied multi-units, where the 
units is are not the primary residence of the owner, 
shall be counted as a non-owner occupied units. 
 

(d) Limitation on Total Number of Peaks Island Short Term 
Rentals. Beginning in 2026 no more than forty (40) non-
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owner occupied Peaks Island short term rentals will be 
allowed in any calendar year. There is no limit on the 
total number of Peaks Island short term seasonal rental 
units. There is no limit on the total number of owner-
occupied Peaks Island short term rental units. Only one 
short term rental unit is permitted in any single family 
home or multi-unit property, except that no short term 
rentals will be allowed in buildings with three or more 
dwelling units.  

 
(e) Limitation on Tenant-Occupied Short Term Rentals.  For 

the calendar year beginning January 1, 2026, no new 
tenant-occupied short term rental units will be allowed. 
Only tenants who have a validly registered tenant-
occupied short term rental unit as of December 31, 2025 
will be allowed to continue to register  those units in 
2026 and subsequent years, subject to the provisions of 
this Article.    

 
 

(ec) Limitations on number of Short Term Rentals an Individual 
or Entity May Register.  An individual or entity may only register 
up to five 5) short term rental units in the City, including owner 
occupied, non-owner occupied, and Peaks iIsland, and Outer Island 
short term rental units, in any one (1) calendar year.  For 
purposes of this section, short term rental units registered by an 
entity in which the registrant has an ownership interest shall be 
counted towards this limit. 

 
(f) (d) No individual or entity may register a short term 

rental in any single family home unless it is owner-
occupied; tenant-occupied with permission of the owner; 
or located on a Peaksn Island, or on an Outer Island. . 
 

 
(d)(g) (e) The number of short term rental units that may 

be operated in a multi-unit building on the mainland are 
as follows:  

 
Total # of Units 
in a Building 

# of Short Term Rental Units Allowed in a Building 
 

Owner Occupied Non-Owner 
Occupied 

Total 

2 1 1 1 
3 2 2 1 
4 3 2 2 
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5 4 2 2 
6-9 5 4 3 
10+ 5 5 5 

 
1. Tenant-occupied units, where the tenant is the registrant, 
shall be counted towards these limits. 

 
 

2. Owner-occupied units shall be counted towards these 
limits. 

 
(f) Notwithstanding the requirements of subsections (c) and 

(e), owners may register up to five (5) owner-occupied units 
(bedrooms, separate spaces, etc.) within their primary residence.  

 
 

 
(Ord. No. 443-89, 6-7-89; Ord. No. 53-89, 7-17-89; Ord. 298-14/15, 7-6-

2015; Ord. 179-16/17, 3-27-2017; Order 99-18/19, 11-19-2018) 
 
Sec. 6-154. Allocation of Short Term Rentals. 
 

(a) Non-owner occupied mainland short term rental units, 
which are limited by section 6-153(b), shall be allocated on a 
first come, first registered basis.   

(a)(b) Once the total number of units identified in section 
6-153(b) has been reached, a waitlist will be formed to help gauge 
market demand.  

 
 
(b)(c) Notwithstanding the limitations in section 6-153, 

current registrations of short term rentals may be renewed each 
year upon application and payment of the registration fee, so long 
as the renewal is complete by January 1 of that year.   
 
1. Failure to renew by January 1 shall result in the forfeiture 
of the right to renew the registration, and any subsequent 
application shall be treated as a new application for registration. 

 
2. The renewal date for 2019 only shall be February 1, 2019. 
 
(c) No registration under this Article shall be 

transferrable or assignable. 
(Ord. 179-16/17, 3-27-2017; Order 99-18/19, 11-19-2018)

Sec. 6-155. Violations. 
 
Specific violations of this article, subject to the provisions of 
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section 6-1, include, but are not limited to: 

 
(a) Any person, business entity, or other organization 

failing to timely register a rental unit, including providing all 
required information and paying the required registration fee; 

 
(b) Any person, business entity, or other organization 

failing to timely file any required update to the registration; 
 
(c) Any person, business entity, booking service or other 

organization failing to acquire and/or display the required short 
term rental registration number; 

 
(d) Any person, business entity, booking service, or other 

organization providing false information with respect to 
registration.  Notwithstanding the provisions of § 6-1, the penalty 
for such violation shall be $1,000.00; 

 
(e) Any person, business entity, or other organization 

renting any rental unit that is not registered under this article, 
or to permitting the occupancy of such premises without 
registration; 

 
(f) Failure of short term rental unit owners, tenants, 

registrants, or booking services , and/or their representatives to 
adequately respond to inquiries by the City pursuant to 6-152(e) 
within a forty-eight (48) hour period; 
(Ord. 179-16/17, 3-27-2017; Order 99-18/19, 11-19-2018) 

Sec. 6-156. Enforcement. 
 
 (a) The building authority as defined in section 6-1 or his or 
her designee is authorized to institute or cause to be instituted 
by and through the office of the corporation counsel, in the name 
of the city, any and all actions, legal or equitable, that may be 
appropriate or necessary for the enforcement of the provisions of 
this article. 
 
 (b)  No certificate of occupancy shall be issued for property 
that is subject to the registration requirements of this article, 
but is not registered in accordance with this article.  
 

(c) Any short term rental at a property that is designated 
by the City as a disorderly house and fails to remedy the 
disorderly house as required by section 6-202, shall, at the 
discretion of the City Manager or his or her designee, have its 
registration revoked and be ineligible for registration for a 
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period of twelve (12) months.  Any registration after revocation 
shall be considered a new registration and not a renewal.  Upon the 
second designation of the short term rental property as a 
disorderly house, the City shall, at the discretion of the City 
Manager or his or her designee, prohibit the registered owner from 
operating the property as a short term rental or post the property 
against occupancy pursuant to section 6-201. 
 

(d) Fines may be attributed to Property Management firms found 
operating short term rental units in violation of this article.  
These fines may be in addition to fines levied against owners of 
property. 

 
(e) Violations of the provisions of this article shall be 

grounds to deny an application or renewal application for a short 
term rental registration. 
(Ord. 179-16/17, 3-27-2017; Ord. No. 29-17/18, 9-18-2017; Order 99-18/19, 11-
19-2018) 

Sec. 6-157. Revenue Allocation. 
 

Notwithstanding section 6-1(b), all revenue generated from 
short term rental registration fees and penalties shall be used to 
first fund short term rental related administrative costs. Any 
remaining revenue shall be deposited in the Housing Trust Fund, as 
defined in Section 14-489.   
(Ord. 179-16/17, 3-27-2017) 
Sec. 6-158. Reserved.
Sec. 6-159. Reserved.
Sec. 6-160. Reserved.
Sec. 6-161. Reserved.
Sec. 6-162. Reserved.
Sec. 6-163. Reserved.
Sec. 6-164. Reserved.
 
* * * 
 
Sec. 6-236. Termination of Tenancies.  
 

(a) In order to be terminated by a Landlord, all tenancies 
must be terminated by providing a minimum of 90 days' written 
notice to Tenant except as provided below:  

1. "For Cause" tenancies terminable on 7 days' notice 
pursuant to 14 M.R.S. § 6002(1) may be terminated in 
accordance with Section 6002(1);  
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2. Short-term rentals with a term of fewer than 30 days' 
are exempt from the 90-day notice period outlined 
herein;  
 
 

3. Where a Landlord provides the amount of one month's 
rent as reimbursement to Tenant for the inconvenience 
of termination, tenancies may be terminated by notice 
to the Tenant of sixty (60) to eighty-nine (89) days;  
 

4. Where a Landlord provides the amount of two months' 
rent as reimbursement to Tenant for the inconvenience 
of termination, tenancies may be terminated by notice 
to the Tenant of thirty (30) to fifty-nine (59) days. 

  
(b) Reimbursement amounts outlined under subsections (a) 

above are lump-sum amounts payable in a single installment for 
the collective benefit of all tenants of a unit. Tenants are 
responsible for allocating the reimbursement amount among 
themselves. 
(By Referendum, 11-3-2020; By Referendum, 11-8-2022)  
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City of Portland | Office of the Mayor and City Council
Kate Sykes, Councilor (District 5)

To: Pious Ali, Chair andmembers of the HEDC
From: Kate Sykes, Councilor
Date: June 28, 2024
Re: Second Draft Short Term Rental Ordinance Amendments

Councilors,

Thank you for your comments and questions at last week’s meeting. A second discussion,

with public comment and vote on proposed changes to our Short Term Rental ordinance is

scheduled for July 2, 2024.

I submit this revised second draft for deliberation by the Housing and Economic

Development Committee, recommendation to the Council, and placement on the ballot for

the November 2024 election.

A summary of the revised proposed changes, background and supporting data follows.

STR Ordinance Amendment Goals and Summary of Changes

Background:

Portland faces a severe housing affordability crisis. We have approximately 19,000
registered long-term rental units in the City and the rental vacancy rate is around 2.5%
according to the most recent US Census Bureau’s American Community Survey. It’s
estimated that 70% of Portland residents are rent burdened. It is further estimated that we
are 9,000 units of housing short of what we need to adequately house our workforce.

Our parks, schools, libraries, tax base, and local workforce all depend on the availability of
affordable long-term housing. Short term rentals take hundreds of units of housing away
from Portland’s already low housing stock and can undermine the residential character of
neighborhoods and buildings. Under our current ordinance, the Islands bear a

389 Congress Street, Portland, Maine 04101 | 207-874-8300 | council@portlandmaine.gov
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disproportionate number of Short Term Rental Licenses relative to the mainland
communities. Many of the homes on the islands are seasonal, leaving few housing options
for year-round residents and workers. The Peaks Island school, businesses and labor
markets are particularly vulnerable to disruption when long-term housing stock is lost to
vacation rentals.

Policy Goals:

● Restore and/or preserve Portland’s existing long-term housing stock
● Give law-abiding citizens the option use their primary residence as a short

term rental
● Limit the number of non-owner occupied short-term rentals, in proportion to

the amount of rental housing stock/vacancy rate
● Ensure that speculators do not buy up single family homes, including

condominiums, to turn them into pseudo hotels
● Prevent rental arbitrage from eroding long term rental housing stock
● Protect the year-round community, labor force, and economy on Peaks

Island by preserving their existing year-round housing stock
● Prevent the disruption of the residential character of neighborhoods and

buildings
● Leverage legal precedent that has been set by other communities in

requiring booking services to verify registration with the City before charging
for services

● Decrease the threat or harm to public health, safety, or general welfare that
results from unlawful vacation rentals

● Provide greater public transparency into Short Term rental registrations
● Create a clear public complaint process that aids enforcement

Summary of Substantive Amendments:

Sec. 6‑150.1. Definitions.

Adds definitions for Accessory Dwelling Units, Booking Service, Non-Owner Occupied,
Outer Island, and Seasonal rental unit

Revises definition of Owner Occupied unit to meet new registration standards and clarifies
that an owner must live in the unit (not just the building) to qualify for owner occupancy.

389 Congress Street, Portland, Maine 04101 | 207-874-8689 | citymanager@portlandmaine.gov
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Sec. 6‑151. Registration required.

Requires proof of Homestead Exemption (as documented through the City Tax Assessor's
office) and a photo ID to qualify for an owner-occupied license.

Removes discretionary use of other qualifying documents for owner occupancy

Requires Peaks Island short term rental registrants to provide information about whether
the unit is season or year round

Require hosts of units in a condominium or other homeowners association to provide an
attestation by an authorized representative of the association that short term rentals are
allowed

Requires the City to list all registered short term rentals and their addresses on the City
Website

Requires Booking Services to list the registration number of a short term rental in all
advertisements/listings before collecting fees or charging for services

Requires Booking Services to provide information to the City upon request and in a timely
manner. Removes tenants from this requirement.

Removes short term rentals from the registration requirements of rent controlled
long-term rentals (an unintended consequence of the rent control ordinance).

Sec. 6‑152. Registration Fees.

Adds seasonal Peaks Island Units, and Outer Island Units into the fee schedule for
Owner-Occupied units.

Removes Mainland qualifier from the fee schedule for Non Owner-Occupied units

Sec. 6‑153. Limitations on Short Term Rental Units.

389 Congress Street, Portland, Maine 04101 | 207-874-8689 | citymanager@portlandmaine.gov
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Keeps current cap on mainland Non-Owner Occupied registrations the same for 2025.

Beginning in 2026, limits the number of Non-Owner Occupied mainland short term rentals
to no more than 2% of the total number of registered long-term rental units on the
mainland in the prior year. To be determined annually on September 1.

Exempts current license holders from this cap going forward provided they comply with the
terms of the article.

Exempts Accessory Dwelling Units constructed within 5 years of the date registered as a
non-owner occupied short term rental from this cap

Adds that Accessory Dwelling Units where the unit is not the primary residence of the
owner are not considered owner-occupied

Limits non-owner occupied Peaks Island short term rentals to no more than 40 registered
units in any one calendar year, provided those properties are year-round residences.

Established that there shall be no limits on owner-occupied Peaks Island short term rentals,
or Peaks Island seasonal properties.

Limits Peaks Island short term rentals to 1 per single family home.

Establishes a ban on Peaks Island short term rentals in multi-unit properties of 4 or more
units

Exempts Peaks Island short term rentals from the Mainland band on short term rentals in
single family homes and condominiums.

Limits the total number of Mainland short term rental units that may be operated in a
multi-unit building to no more than half the total units in the building, up to 5 units
maximum.

389 Congress Street, Portland, Maine 04101 | 207-874-8689 | citymanager@portlandmaine.gov
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FAQ and Data

What is a short term rental?

Portland’s current ordinance defines a short term rental as a housing unit rented
for less than thirty days. Anything rented for 30 days or more is a long term rental
and subject to rent control.

How do we currently enforce our short term rental ordinance?

The City contracts with a company called Host Compliance to monitor our Short
Term Rentals online. They search the web for unregistered units in the City. The
Permitting and Inspections office starts the enforcement process in April of each
year. Over the years they have received comments that there are hundreds of
non-compliant units in Portland. They investigate all complaints received, or that
Host Compliance uncovers.

Howmany violations of the short term rental ordinance have we found?

2021 - 47 violations
2022 - 80 violations
2023 - 185 violations
2024 - 74 violations

Do short term rentals take housing off the market?

Portland currently bans mainland non-owner occupied short term rentals in single
family homes and condominiums in order to prevent speculators from buying up
properties and turning them into pseudo hotels.

Non-owner occupied short term rental licenses for apartments are capped at 400.
This represents more than 2% of the total number of long term rentals in the City.

Howmany long term rentals do we have in Portland?

389 Congress Street, Portland, Maine 04101 | 207-874-8689 | citymanager@portlandmaine.gov
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The City currently has 19,328 long term rentals registered

2% of 19328 = 387
1.5% 19328 = 290
1% of 19328 = 193

What is Portland’s vacancy rate?

According to Maine State Housing,, which publishes housing statistics for Portland
on its website, we currently have a 2.2% vacancy rate. A healthy vacancy rate is
considered to be about 5%.

Howmany short term rentals registrations do we have right now?

Total = 857
Non Owner Occupied = 400
Owner Occupied = 301
Tenant Occupied = 34
Total Island Rentals (including Peaks) = 122
Peaks Island = 98

How hard is it to get a license for a non owner occupied short term rental?

The permitting and inspections office maintains a waitlist. Every year, 20-30 licenses
turn over. As of March 20, 2024, 31 units had been taken off the waitlist and issued a
Non Owner Occupied License. There are currently 69 units on the waitlist. Some of
the reasons licenses open up are: change of ownership; conversion to a long term
rental; no longer a short term rental; failure to register by the deadline.

What does the short term rental market look like on Peaks Island?

At least 58% are year-round properties. 49% have out-of-state owners. 65% have
been purchased in the last 10 years. 31% have been purchased in the last 5 years.

389 Congress Street, Portland, Maine 04101 | 207-874-8689 | citymanager@portlandmaine.gov
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Comparatively, there are only 22 registered long term rentals on Peaks, many of
which are rented monthly in the winter and rented weekly in the summer and
shoulder season.

Howmany hosts have more than 1 short term rental license?

666 hosts have only 1 unit registered.
127 hosts have 2 units registered
38 hosts have 3 units registered
20 hosts have 4 units registered
6 hosts have 5 units registered

Howmany properties have more than 1 short term rental in them?

5 short term rentals - 0 properties
4 short term rentals - 7 properties
3 short term rentals - 17 properties
2 short term rentals - 118 properties

389 Congress Street, Portland, Maine 04101 | 207-874-8689 | citymanager@portlandmaine.gov
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City of Portland | Executive Department
Dena Libner, Assistant City Manager

Staff Memo To: 
Housing & Economic Development Committee
Councilor Pious Ali, Chair

1

DATE
July 2, 2024

AGENDA ITEM
Agenda Item #3 - Proposed Amendments to the Short Term Rental Ordinance

PURPOSE
This memo is intended to share staff feedback related to the administration of the proposed 
changes to the short term rental (STR) ordinance. 

COMMITTEE WORK PLAN ALIGNMENT
The Committee’s 2024 work plan includes an evaluation of the current short term rental 
ordinance.

BACKGROUND/ANALYSIS
After reviewing the proposals, staff request that the Committee consider several changes that 
may improve administrative efficiency:

● Sec. 6-153(b): Require the 2% limit on STR licenses be established every five (5) years, 
rather than annually.

● Sec. 6-152(e): Currently, a $50 late fee is assessed for applications submitted after 
January 15. A $200 late fee is assessed for applications submitted after February 15. We 
recommend simplifying the late fee structure by eliminating one of the late fees (and 
associated deadline). 

We believe these changes could prevent new administrative complexity without sacrificing 
policy goals (as described in Councilor Sykes’ June 7, 2024 memo).  Reducing administrative 
complexity will help facilitate initial and ongoing implementation, as well as improve 
stakeholder’s understanding of and adherence to new regulations.

Thank you for your consideration.
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2

FISCAL IMPACT
After a review of the proposed changes, staff determined that they would not result in a 
meaningful increase to the cost of the program’s implementation.

CONCLUSIONS(S)
N/A

PRIOR COMMITTEE REVIEW
● June 25, 2024: Committee’s conceptual discussion of the proposed policy changes.

PREPARED BY

Dena Libner
Assistant City Manager
Executive Department

ATTACHMENTS
N/A
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	1. Review and accept Minutes of previous meeting held on June 25, 2024.
	a. See attached draft Minutes.
	Draft Minutes 6-25-2024 for Review&Approval


	2. (Public Comment)  Review and Recommendation to the Finance Director and Finance Committee regarding FY2025 TIF Funding for Portland Adult Education’s continuation of workforce training programs.
	a. See attached Memo and backup.
	6-20-2024 HEDC Memo - PAE

	b. See attached TIF Presentation to HEDC on 5/21/2024
	TIF Presentation to HEDC 5-2024


	3. (Public Comment) Review and vote on a recommendation to the City Council on proposed amendments to the Short Term Rental Ordinance.
	a. See attached backup.
	Memo re Initiatives re Short Term Rental Ordinance 051424
	STR Amendments to Chapter006.Buildings rev for HEDC 062724
	Memo to HEDC STR Amendments 070224 meeting
	STR Memo Dena Libner


	4. Executive Session:  Pursuant to 1 M.R.S.A. 405(6)(C) and 5 M.R.S.A. 13119-A,  the Committee will go into executive session to discuss negotiations and timeline update for the Lambert Woods South project (165 Lambert Street).



