
SOCIAL HOUSING TASK 
FORCE 
 
Monday, August 18, 2025 at 6:00 PM  
Portland City Hall, 389 Congress Street, 
Room 209/Second Floor, Portland, ME 
04101 - IN PERSON 
 

 MEMBERS 
City Councilor Kate Sykes 

City Councilor Sarah Michniewicz 
Paul Styslinger 

Bill Stauffer 
Jason Spector 

Cat Buxton 
Wendy Cherubini 

Cullen Ryan 
Matthew Peters 
Kristin Leffler 
Jon Fetherston 

Jonathan Culley 
Tim Wells 
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AGENDA: 
 
1. Remarks from Mayor Mark Dion  
     
  i. Setting the table for the work ahead. 
      
2. Quick Round of Introductions  
     
  i. Name, Background, and What Social Housing Means to Them. 
      
3. Public Meeting Instructions  
     
  i. Overview of public meeting instructions - Michael Goldman, Corporation Counsel 
      
4. Discussion of Structure  
     
  i. Elect Task Force Chair 
      
5. Discussion of Path Forward  
     
  i. What information, resources, or interviews would it need to solidify ideas / a path 

forward?  These may be fulfilled by GPCOG, City staff, Task Force members, or all of the 
above. 

      
6. Scheduling for Future Meetings  
     
  i. Does the group wish to identify a different available date each month or set a standing date?  If 

standing, it is likely that some members of the Task Force will not be able to attend.  Does the 
Task Force have strong opinions regarding allowing a remote option? 
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7. Attachments  
     
  i. Resolve as passed by the City Council 3/17/2025 establishing a Task Force on Social Housing 
      
  ii. The Evolving Landscape of Social Housing in New England by Joint Center for Housing 

Studies of Harvard University 
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Resolve 7-24/25 Passage: 7-0, as amended on 3/17/2025 (Councilor Sykes & Mayor Dion 
Absent) 

Effective 3/27/2025 
The following amendments were voted on: 
Motion to amend, amendment titled “Pelletier #1”, Passed 7-0 on 3/217/25  
 
Motion to amend from the floor by Councilor Fournier, Amendment: Adding to the first Be it 
further resolved section, which has the makeup of the task force to amend:  "At least 2 members 
of the community with lived experience navigating the challenging housing environment from 
underserved populations", Passed 7-0 on 3/17/25 
 

MARK DION (MAYOR) 
PIOUS ALI (A/L) 
APRIL D. FOURNIER (A/L) 
BENJAMIN GRANT (A/L) 

CITY OF PORTLAND 
IN THE CITY COUNCIL 

SARAH MICHNIEWICZ (1) 
WESLEY PELLETIER (2) 
REGINA L. PHILLIPS (3) 

ANNA BULLETT (4) 
KATE SYKES (5) 

 
   

 
RESOLUTION CALLING FOR THE ESTABLISHMENT OF A TASK FORCE ON 

SOCIAL HOUSING 
 
 

WHEREAS, the City of Portland is Maine’s largest city, with a population of just over 
68,000, and saw a population increase of nearly three percent in the last decade, 
while surrounding municipalities have experienced increased growth as well; and 

 
WHEREAS, the development of housing has not kept pace with this increase in population and 

the corresponding demand, resulting in rising housing costs, suburban sprawl, and 
increasing pressure around housing production; and 

 
WHEREAS, the City of Portland is experiencing a critical housing shortage, with 

increasing demand and affordability challenges affecting residents across all 
income levels; and 

 
WHEREAS, as set forth in its goals for 2025, the City Council is committed to finding solutions 

to the City’s housing crisis, including the development of more middle-income 
housing; and 

 
WHEREAS, according to a study done by the Furman Center at New York University, a steady 

decline of federal support for public housing has led to a country-wide developing 
interest in “social housing,” where public entities take an active role in 
development and ownership of housing; and 

 
WHEREAS, the Furman Center study has also demonstrated that other municipalities across the 

country have successfully implemented publicly owned and mixed-income social 
housing models, illustrating the viability of such initiatives; and 
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WHEREAS, the City Council desires to explore the possibility of developing a social housing 
program through the creation of a task force, the primary objective of which will 
be to study and propose a framework for government-led social housing, 
prioritizing permanent affordability, environmental sustainability, and inclusivity.  

 

NOW, THEREFORE, BET IT RESOLVED, that Mayor Dion and members of the Portland 
City Council hereby establish the Portland Social Housing Task Force, which will 
conduct a comprehensive study and develop a strategic framework for a social 
housing program that will address relevant issues including but not limited to: 

1)       Identifying Key Impact Areas in Housing Production: Analyze existing resources, 
opportunities, and barriers to pinpoint areas where municipal intervention could 
catalyze growth in housing supply and affordability; 

2)    Risk and Return Analysis of Public Investment: Conduct a comprehensive risk 
assessment to guide sustainable public investment strategies in social housing, 
balancing affordability goals with financial sustainability. This will include 
considering the issuance of bonds to fund housing; 

3)     Maximizing and Streamlining Funding Programs: Develop a plan to integrate 
existing funding sources, such as Low-Income Housing Tax Credits (LIHTC), 
HUD’s RAD program, and local revolving loan funds (JDHTF), to achieve an 
efficient financing model for social housing development; 

4)       Addressing Critical Needs for Public Development: Define gaps in housing 
production that private and non-profit developers cannot fill, focusing on 
workforce and middle-income housing to ensure affordable, mixed-income 
communities. This could include creating a Portland social housing development 
corporation, exploring partnerships with the Portland Housing Authority (PHA), 
and/or partnering with the County, GPCOG, and State on advancing regional 
public housing solutions; 

5)       Assessing Local Barriers and Public Development Opportunities: Examine 
Portland-specific factors such as public land availability, construction costs, and 
rent levels to identify barriers and opportunities. This includes assessing 
recommended strategies, such as addressing permitting and site plan approval 
efficiencies, facilitating adaptive reuse processes for existing building 
renovations, streamlining Historic Preservation processes, and exploring ways to 
make it easier for developers to meet our inclusionary zoning (IZ) requirements; 

6)    Establishing a Sustainable Funding Stream: Evaluate sustainable financial 
structures, including revenue bonds, revolving loan funds, and tax-set-asides, to 
ensure ongoing financing for public development. Consideration should also be 
given to ways of using publicly-owned or quasi-publicly-owned land for 
development; 
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7)       Evaluating Legal Authority and Capacity: Review Portland’s legal capacity, 
resources, and expertise to operate as a public developer; 

8)       Ensuring Long-term Sustainability of Public Housing: Develop a lifecycle 
management and funding plan to ensure the long-term affordability and quality of 
publicly developed housing; 

9)  Models of Public Development and Ownership: Review various public 
development and ownership models, such as mixed-income developments with 
public equity stakes and fully affordable models, analyzing their applicability to 
Portland’s housing needs; and 

10)  Financing Options and Risk Management: Assess potential financing methods, 
including but not limited to revenue bonds, general obligation bonds, revolving 
loan funds, and public-private partnerships, alongside risk management strategies 
to mitigate market fluctuations, construction risks, and operational challenges.  

11) Land Use and Acquisition: Evaluate city-owned land and propose strategic 
acquisition of additional land as necessary. Public land, especially in 
underdeveloped areas, will be prioritized. This effort will include an inventory of 
parking lots and other underused spaces, such as vacant office and commercial 
properties, that could serve as potential development sites or be repurposed for 
housing. 

12)  Planning and Permitting Modifications: To streamline public development, the 
task force will assess ways to expedite planning and permitting. This includes 
evaluating a “concierge” service to assist larger projects, fast-track approvals for 
housing projects, and eliminate redundant reviews and inspections. 

13)  Community Engagement: Engage with community stakeholders to gather input 
on housing needs and priorities, with a focus on affordability and accessibility. 
The task force will address public concerns by educating residents on housing 
processes and the effects of policies like IZ on overall affordability. 

BE IT FURTHER RESOLVED, that the Portland Social Housing Task Force will consist of no  
fewer than 9 members and no more than 13 members, all of whom will be 
appointed by the Mayor, with input from the City Council, in accordance with 
Article II, Section 5(l) of the Charter, and will include a range of stakeholders, 
including:  

One member of the City Council 

One member of the Board of the Portland Housing Authority (PHA) 

One representative from an affordable housing developer 

One representative from a market developer  
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At least three Portland residents with relevant knowledge or skills (e.g. housing 
advocates, urban planners, financial and legal experts.) 

At least two members of the community from underserved populations with lived 
experience navigating the challenging housing environment in Portland 

BE IT FURTHER RESOLVED, that the Portland Social Housing Task Force will elect a chair 
or co-chairs from among its members, who will develop meeting agendas and 
who will work closely with an independent facilitator and legal, financial and 
other professional consultants paid for by the City of Portland, and members of 
City staff assigned by the City Manager as needed; and 

BE IT FURTHER RESOLVED, that the Social Housing Task Force will meet over the course 
of one year, beginning as soon as practicable after its members have been 
appointed, during which time it will conduct a phased study and will submit its 
report and recommendations to the City Council in the form of a communication 
on or before the date that is one year after its first meeting. The City Council will 
host, at minimum, one Workshop and one Public Hearing to discuss the report. 
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The Evolving Landscape 
of Social Housing 
in New England

Friday, April 18, 2025 |  Harvard Graduate School of Design

Scan to view agenda

Page 7



2 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

A Push for “Social Housing” 
Has Been Gaining Momentum 
Over Last Several Years and 
Does Not Seem to Be Slowing

2018

2019

2020

2022

2022

2024

2024

2025

Page 8



3 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

Renters Face Record Levels of Unaffordability

Notes: Moderately (severely) cost-burdened households spend 30–50% (more than 50%) of income on rent and utilities. Households with zero or negative income are 
assumed to have burdens, and households that are not required to pay rent are assumed to be unburdened. Estimates for 2020 are omitted because of data collection 
issues experienced during the pandemic. 
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.
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4 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

Cost Burdens Have Risen Most for Middle-Income Renters

Notes: Incomes are adjusted for inflation using the CPI-U for All Items. Moderately (severely) cost-burdened households pay 31–49% (50% or more) of income for housing. 
Households with zero or negative income are assumed to have severe burdens, while households paying no cash rent are assumed to be without burdens.
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.
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5 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

But Rental Housing Affordability Is by No Means a New Problem—
In Fact, It Has Actually Been Deteriorating for Decades
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Sources: JCHS tabulations of US Census Bureau, Decennial Census and American Community Surveys.
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6 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

The Problem of Housing Affordability Is a Case of Simple Math: 
Housing Costs Have Consistently Grown Faster than Income 
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Source: JCHS tabulations of US Census Bureau via IPUMS-USA.

Since 1960 
median real rents 
have increased 
73% while median 
real renter 
incomes are only 
up 14%
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7 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

Most of the Increase in the Price of Housing over Time Reflects Increases 
in Land Costs—Leading to Arguments for Decommodifying Housing

Source: Davis, Morris A. and Michael G. Palumbo, 2008, “The price of residential land in large US cities,” Journal of Urban Economics, vol. 63(1), pages 352-384. Data 
downloaded from https://www.aei.org/historical-land-price-indicators/
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8 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

But What Is “Social Housing” Anyway? 

Often emphasizes 
socioeconomic and 

racial inclusion

Often elevates 
resident and 

community control

Sometimes includes 
goals of green housing 
and fair labor practices

The Common Denominator: Housing That Is Permanently Affordable
• Often taken to mean publicly owned—but it doesn’t have to be
• Affordability levels vary and generally do not rely on subsidies
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9 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE Joint Center for Housing Studies of Harvard University

New Social Housing Programs Have Begun to Proliferate
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Evolving 
Landscape

(Nick Roux, 
Map-USA-New_England01.svg,

https://commons.wikimedia.org/w/index.p
hp?curid=22864293)

Champlain Housing Trust, Burlington, VT * * RaiseOp, Lewiston, ME

ROC USA, Concord, NH*

Connecticut Tenants Union *

Rhode Island Department of Housing *

* Cambridge Housing Authority
* Boston Housing Authority

* East Boston Neighborhood Trust

* MassHousing
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Three 
Demands, 
Three 
Panels

(Nick Roux, 
Map-USA-New_England01.svg,

https://commons.wikimedia.org/w/index.p
hp?curid=22864293)

Champlain Housing Trust, Burlington, VT * * RaiseOp, Lewiston, ME

ROC USA, Concord, NH*

Connecticut Tenants Union *

Rhode Island Department of Housing *

* Cambridge Housing Authority
* Boston Housing Authority

* East Boston Neighborhood Trust

* MassHousing

Enabling Public Development

Empowering Residents 

Expanding Financial Supports
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Levittown, New York, 
Levitt & Sons, designers and builders, 

1947-51.

Pruitt-Igoe Homes, St. Louis,
St. Louis Housing Authority, 
Minoru Yamasaki, architect,

1950-55.

Past

Carl Mackley Houses, Philadelphia,
American Federation of Full-Fashioned 

Hosiery Workers, 
Oskar Stonorov, architect,

1933-35.
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Scale

Eligibility

Wealth-Building

Design

Recurring 
Questions

Levittown, New York, 
Levitt & Sons, designers and builders, 

1947-51.

Pruitt-Igoe Homes, St. Louis,
St. Louis Housing Authority, 
Minoru Yamasaki, architect,

1950-55.

Carl Mackley Houses, Philadelphia,
American Federation of Full-Fashioned 

Hosiery Workers, 
Oskar Stonorov, architect,

1935.
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Francesca Mari, 
“Imagine a Renters’ Utopia. It Might Look Like Vienna,”

New York Times Magazine, May 23, 2023.

Image: Alt Erlaa, 1975-86, 
Developer: Alterlaa AG (limited-proft stock company)

Architect: Harry Glück

Conor Dougherty, 
“Why America Should Sprawl,” 

New York Times Magazine, April 10, 2025.

Image: Celina, Texas, 2025
Developer: Hillwood

Architect: n/a

Present
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Francesca Mari, 
“Imagine a Renters’ Utopia. It Might Look Like Vienna,”

New York Times Magazine, May 23, 2023.

Image: Alt Erlaa, 1975-86, 
Developer: Alterlaa AG (limited-proft stock company)

Architect: Harry Glück

Conor Dougherty, 
“Why America Should Sprawl,” 

New York Times Magazine, April 10, 2025.

Image: Celina, Texas, 2025
Developer: Hillwood

Architect: n/a

Ensuring the longevity of public investment.
—This is not about correcting a “market failure.” 

Bringing prices down for everyone.
—This doesn’t just benefit residents.

Designing places where we can learn to live together again.
—This is not about building more of the same.

The
Opportunity
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Bridging Divides

Rhode Island, housing bond bill, 
adopted by voters November 2024, 

excerpt of in-progress wording.

Massachussetts, Affordable Homes Act (H4977), 
adopted by the legislature, October 2024, 

excerpt of final bill.
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It’s Possible

David Shim, “Conant Thread First,” 
adaptive reuse of a former textile mill, Central 

Falls, Rhode Island. 
studio project, Harvard GSD, Spring 2024.

Page 23



PANEL 1: 
Enabling Public Development 

Kenzie Bok, Administrator, Boston Housing Authority 

Margaret Donnelly Moran, Deputy Director of Development, 
Cambridge Housing Authority 

Deborah Goddard, Secretary, Rhode Island Department of Housing  

Susanne Schindler, Research Fellow, Joint Center for Housing 
Studies (moderator) 

Scan to view agenda
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Cambridge Housing Authority
Expanding Publicly Driven Housing Development

Jefferson Park Apartments in North Cambridge
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About the Cambridge Housing Authority (CHA)
Established
1935

Mission
To develop and manage safe, good quality, 
affordable housing for low-income individuals and 
families in a manner that promotes citizenship, 
community, and self-reliance in one of the most 
expensive housing markets in the country.

Units Owned and Managed
~3,000 units at 50 developments consisting of 
elderly / disabled, family, and permanent 
supporting housing

Vouchers Administered
5,000

Households Served
More than 8,000 (14,000+ individuals) CHA’s first development, Newtowne Court, was built 

in 1938 and serves 268 families today.
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Minority 
Owned

Lincoln Way Apartments in North Cambridge

Preserving & Building Affordable Housing in Cambridge

Since 2010, CHA has preserved 2,300 deeply affordable apartments and created 
over 200 new units in Cambridge. Construction emphasizes long-term durability, 
livability, energy efficiency and high-quality construction
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Minority 
Owned

CHA’s Non-Profit Affiliates 

CHA

ESMI KMI CAHCCHA RAD
Direct 

owner of 
52 public 
housing 

units

123 units 
of former 
PH and 

PBV units 

1,702 units of 
former public 
housing (PH) 
and Project-

Based Voucher 
(PBV) units

496 units 
of former 
PH and 

PBV units

626 units 
of former 
PH and 

PBV units

CHA’s non-profit affiliates have been a critical tool to convert public housing to 
the Section 8 program in order to increase operating income while maintaining 
long-term control of developments, and in providing innovative financing to 
support redevelopment and sustainability initiatives.

Financing 
for solar 

initiatives. 
Owns 3 

existing + 8 
planned 

solar 
arrays

CHA Solar

$20MM+ in 
lending.

Guarantor 
for LIHTC

deals
 

CHA 
Lending
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Minority 
Owned

Partnerships to Grow Affordable Housing in the Region
Consulting Engagements
Development Since 2019, CHA has provided 
development, construction, and relocation 
consulting services. To date, partnerships 
include those with housing authorities in 
Medford, Belmont, Needham Watertown, 
Haverhill, Brockton, Revere, Sudbury, and 
Lewiston (ME).

Co-Development 
In 2023, CHA closed on the Modernization of 
Saltonstall Apartments as a co-developer with 
the Medford HA. The collaboration will bolster 
MHA’s ability to independently pursue 
development activity in the future.

The Saltonstall project will convert the property to 
the Section 8 program and increase the site’s unit 
count from 200 to 222.
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Of this amount, up to ten million dollars 
($10,000,000) may be used to support a new 
program for public housing development.

From a $120 million housing bond bill, approved by 
Rhode Island voters in November 2024.

RHODE ISLAND DEPARTMENT OF HOUSING
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The Transformation of Public Housing in Newport, RI

RHODE ISLAND DEPARTMENT OF HOUSING
Page 31



RHODE ISLAND DEPARTMENT OF HOUSING
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RHODE ISLAND DEPARTMENT OF HOUSING
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Manton Heights Choice Neighborhood Plan, 
Providence, Rhode Island 

Existing Manton Heights Public Housing Proposal for New Construction & Adaptive Re-Use

RHODE ISLAND DEPARTMENT OF HOUSING
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PANEL 2: 
Empowering Residents

Peter Fousek, Secretary-Treasurer, Connecticut Tenants Union 

Michael Monte, Chief Executive Officer, Champlain Housing Trust 

Mary O’Hara, Executive Vice President, ROC Movement  

Dana McKinney White, Assistant Professor of Urban Design, 
Harvard Graduate School of Design (moderator) 

Scan to view agenda

Page 35



What Is a Tenant Union?

Blake Street Tenants Union (BSTU) members & other CTTU supporters march to block retaliatory 
evictions in CT’s first collectively bargained lease campaign. Credit: People’s World CT
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Tenant Unions, Democracy, & Social Housing 

CTTU members from 
across the state gather for 
a day of discussion, 
debate, deliberation and 
direct democratic decision 
making at the Union’s 
annual convention

Credit: CTTU
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CTTU Social Housing — So Far

Parkside Village II Tenants go public in 2024, en route 
to becoming CTTU’s first resident-controlled housing 
complex. Credit: Abby Brone/CT Public

BSTU Members hold press conference 
demanding resident acquisition negotiations 
for their complex. Credit: Arthur Delot-Vilain
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CTTU Social Housing — The Model

Center: screenshot of article promoting mixed-income, public/private hybrid social and cooperative 
housing as an alternative to current public housing subsidies in the USA. 
Left, right: logos of partner organizations in CTTU’s social housing campaigns to date. 

CTTU CLT
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“The Price of Obedience Has Become Too High”

CTTU members rally at 
Hartford City Hall to 
demand justice & equity 
after a mass displacement 
in 2024 

Credit: Tyler Russell/CT Public
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ROC USA®, LLC

ROC Movement
Training & Continuous Learning

Cooperative Solutions
ROC USA Direct

Operations
Finance & Accounting

ROC USA® 
Capital

ROC USA® Capital

CTAPs

ROCs
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ROC member-owners approve the annual budget

Page 47



Brittany Terrace adds solar; Park Plaza installs new water infrastructure; Applewood fills vacant sites
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A National Association of 
• 343 ROCs
• In 21 States
• Representing 23,700 

Homeowners

• 212 ROCs in NE
• 14,900 Homeowners
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PANEL 3: 
Expanding Financial Supports

Tanya Hahnel, Project Manager, East Boston CDC 

Chrystal Kornegay, Chief Executive Officer, MassHousing  

Craig Saddlemire, Cooperative Development Organizer, 
Raise-Op Housing Cooperative 

Rachel Weber, Professor of Urban Planning, 
Harvard Graduate School of Design (moderator) 

Scan to view agenda

Page 51



Page 52



Page 53



Page 54



Page 55



Page 56



Page 57



Page 58



Page 59



Page 60



Page 61



Page 62



Page 63



Page 64



Page 65



Page 66



Page 67



Thank You

Photo: Rivermark (Cambridge, MA)—Renovation and Rehabilitation, 
completed 2022 by Homeowner’s Rehab, Inc. and Bruner/Cott Architects. 
© Richard Mandelkorn Photography, courtesy of Bruner/Cott Architects.
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