
REMOTE RENT BOARD COMMITTEE 
December 1, 2021

5:00 PM
Virtual meetings are allowed using emergency legislation approved by LD 2167; 1 M.R.S. 

§403A, that authorizes cities and towns to conduct meetings online. Allow your computer to 
install the free Zoom app to get the best meeting experience. If you are not able to attend live, a 
recording will be uploaded to portlandmaine.gov/livestream the next day. For public comment, 
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.
ZOOM INFORMATION:

Please click the link below to join the webinar:
https://us06web.zoom.us/j/82920880286?pwd=TXYyODN6dUIxS2hVTUwyV21vcXpiQT09
Passcode: 457363
Or One tap mobile :
US: +13126266799,,82920880286# or +16465588656,,82920880286#
Or Telephone:
Dial(for higher quality, dial a number based on your current location):
US: +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592 or +1 346 248 7799 or +1 720 
707 2699 or +1 253 215 8782
Webinar ID: 829 2088 0286
International numbers available: https://us06web.zoom.us/u/kbBBpbd8Cr

  

 
  

II. Roll Call
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III. Minutes
 a. October 27, 2021 Minutes
IV. Communication
 a. Written Public Comment (Received late for Prior Meeting)
 b. General Written Public Comment for 12.1.21 Rent Board Meeting

Please note: Written public comment must be received two business 
days prior to the next scheduled Rent Board meeting. These can be 
emailed to: rentboard@portlandmaine.gov

 c. Case Update: SMLA et al. Vs The City of Portland
 d. Memo from Corporation Counsel on Renovations
V. Unfinished Business
 a. Amended Increased Housing Service Costs Final
 b. Rent Increase Application - Public Comment

Landlord: Shepley LLC
Property Address: 18 Casco Street, See attached units
CBL: 037-C-006-001
Type of Increase: Renovation of a unit or Reconfiguration of one or 
more units

VI. New Business
 a. Rent Increase Application - Public Comment

Landlord: MAS Assets LLC
Property Address: 1060 Forest Ave, 1st & 2nd Floor units
CBL: 146-B-012-001
Type of Increase:
1. Renovation of a unit or Reconfiguration of one or more units
2. Capital improvement costs, including financing costs

 b. Rent Increase Application - Public Comment
Landlord: Anadilya Properties LLC
Property Address: 21 Pleasant Street, Unit 2
CBL: 038-E-024-001
Type of Increase:
1. Renovation of a unit or Reconfiguration of one or more units
2. Capital improvement costs, including financing costs

 c. Rent Increase Application - Public Comment
Landlord: Paul Taylor
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Property Address: 44 Sawyer Street, Unit 1
CBL: 138-A-010-001
Type of Increase:
1. Renovation of a unit or Reconfiguration of one or more units
2. Increased housing service costs

ADJOURN
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Minutes

Remote Rent Board Meeting - Held Via Zoom
Wednesday, October 27, 2021

Start time: 5:02pm

II. Roll Call - 00:00:28

Austin Sims, Homeowner, District 5 - Chair
Barbara Vestal, Landlord, At-Large - Vice Chair
Christopher “Buddy” Moore, Tenant, District 1
Elliott Simpson, Tenant, District 3
Ian McCracken, Landlord, District 4
Elias Kann, Tenant, At-Large

There is one vacancy within the Board, so there are only 6 Board members until filled.

Staff present:

Anne Torregrossa, Corporation Counsel (late)
Katlyn Sawyer, Licensing & Registration Coordinator
Zachary Lenhert Licensing & Housing Safety Manager
Jessica Hanscombe, Permitting & Inspections Director

III. Minutes - 00:00:55

Motion to approve minutes as accepted by the Chair and seconded by the Vice Chair. Vote 6-0

IV. Communications - 00:02:00
A. Public Comment

Public comment was taken in regards to the deadline for submission of written public comments
for the Rent Board meeting.

The Chair had requested that the written comments that were submitted after the deadline that
Housing Safety sets for tonight’s meeting be added to the agenda for the next Rent Board
meeting

V. Unfinished Business - 00:11:43
A. Amended Increased Housing Service Costs

Buddy Moore will revise the document with suggested edits from Board members to bring back
before the Board at the next Rent Board meeting for a vote
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VI. New Business - 00:24:22
A. Rent Increase Application - Public Comment

Landlord: Maria Synder - MAS Assets LLC
Property Address: 1060 Forest Ave, 1st Floor Unit & 2nd Floor Unit
CBL: 146-B-012-001
Type of Increase:
1. Renovation of a unit or Reconfiguration of one or more units
2. Capital improvement costs, including financing costs

No tenants had spoken as objectors.

Public comment was taken.

Motion was made by the Chair and seconded by Elias Kann to not table this application but
rather the applicant resubmits in the future after discussing further information needed with the
Housing Safety office and bringing the property into compliance. Vote 6-0

B. Rent Increase Application - Public Comment - 01:01:19
Landlord: Shepley LLC
Property Address: 18 Casco Street, See attached units
CBL: 037-C-006-001
Type of Increase:
1. Renovation of a unit or Reconfiguration of one or more units

The Landlord had two witnesses that spoke on behalf of the application submitted before the
Board.

Five tenants have spoken as objectors.

Public comment was taken and then addressed by Jessica Hanscombe, Director of Permitting and
Inspections.

The Vice Chair has asked if Anne Torregrossa could provide a memo that provides a more clear
definition of Renovation and to further detail the 10% cap with resetting the base rent and rent
increases.

The Chair made a proposal that the Landlord amends his application to submit the numbers
under Capital Improvement Costs instead of Renovation, while capped at the 10%, allowing the
Landlord to re-present his case until the Board has a more clear idea of what defines Renovation
pending Anne Torregrossa’s memo at the next Rent Board meeting.

Elias Kann had made a counter proposal to ask the Landlord if he would amend his
application under terms that the Chair originally brought forth

The Landlord does not want to amend his application and for the Board to adjudicate it as
presented
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The Vice Chair moves to table this application as is to the next Rent Board meeting for when the
Board has the benefit of Anne Torregrossa’s memo, which was seconded by Elias Kann.

Vote: 4-1 (Elias Kann voted against the motion, with no vote from Elliott Simpson)

C. Rent Increase Application - Public Comment - 02:45:40
Landlord: Ambassador LLC
Property Address: 37 Casco Street, See attached units
CBL: 037-D-007-001
Type of Increase:
1. Capital improvement costs, including financing costs
2. Fair rate of return

There were no witnesses that the applicant had brought forth

No tenants had spoken as an objector.

Public comment was taken.

The Vice Chair motioned that the Board finds that it grants the Landlord the requested rent
increase of $9.00 for the reasons set forth. It notes that the Landlord can only increase in
accordance with City Code. The Board made no findings about whether the rents charged or
proposed are otherwise in compliance with the Rent Control ordinance. Seconded by Ian
McCracken.

The Chair wanted to amend the motion to add “pending confirmation of compliance
between the Landlord and Housing Safety office”. The Vice Chair accepted the amendment
with a second hold from Ian McCracken
Vote: 6-0

The Chair requested to hold on the final vote for the decision form until the end of the meeting.

D. Rent Increase History Request Form - 03:12:50

The Chair moves to adopt the form as is as an aid to the workflow, which was seconded by the
Vice Chair. Vote 6-0.

E. Template for 75-Day Notice of Rent Increase - 03:21:50

No action was taken on this item as the Housing Safety office is already in the process of
creating a sample of this form to publish online.
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03:37:18 - The Chair had brought up discussion about the date timeline of the next Rent Board
meeting on Wednesday, November 24, 2021; to reschedule it to the Wednesday before the
scheduled meeting or the following Wednesday.

The Chair moves that the Board meets for the November meeting on Wednesday,
December 1, 2021; seconded by Ian McCracken. Vote: 6-0

03:40:52 - The Board returns to the Decision Form for 37 Casco Street presented by Anne
Torregrossa for any suggested edits and a vote.

The Chair made a motion to then accept the form as presented, seconded by Elias Kann.
Vote: 6-0

VII. Quarterly Check-in of Lessons Learned

There was no discussion as the Board did not address this agenda item.

VIII. Adjourn

Meeting end time: 8:50pm
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MEMORANDUM

TO: City of  Portland Rent Board
CC: City of  Portland Housing Safety Office
FROM: Anne Torregrossa, Associate Corporation Counsel
RE: Renovations
_____________________________________________________________________________________

At its October 27, 2021 meeting, the Rent Board asked me to address two questions:  1) whether an
increase for “renovation or reconfiguration of  Covered Units” in Sec. 6-233(c) is subject to the 10% cap on
rental increases; and 2) where the Rent Board might look for an appropriate definition of  “renovation,” as
used in that section.

Whether the 10% Cap Applies

It is likely that an increase permitted by Sec. 6-233(c) is not subject to the 10% cap on rental increases
in Sec. 6-234(c).  That section states:

Base rent following renovation or reconfiguration of  Covered Units. Upon the renovation or reconfiguration of
a Covered Unit, the Landlord may charge no more than the Banked Rent for that unit, or may apply
to the Rent Board for determination of  the appropriate increase in rent. When determining the
appropriate increase in rent, the Rent Board may consider factors including the increase in floor area,
the addition or upgrade of  amenities, and any other factor determined relevant in the opinion of  the
Rent Board.

The language of the heading in Sec. 6-263(c) (“Base rent following renovation or reconfiguration of Covered
Units”); the fact that all banked rent can be charged after renovation or reconfiguration under that subsection;
and its location in the Code with other provisions that adjust base rent, indicate that this provision is
intended to reset base rent, rather than simply provide a rental increase. Based on this distinction, it is likely
that the 10% cap in increases does not apply.

Definition of  Renovation

As for the appropriate definition of “renovation,” that is within the Board’s discretion to interpret the
meaning of that word in the context of the ordinance. Where a term is undefined, Maine law generally
provides that you use its ordinary meaning. The language of Sec. 6-263(c) itself provides some instruction.
That section states, “When determining the appropriate increase in rent, the Rent Board may consider factors
including the increase in floor area, the addition or upgrade of amenities, and any other factor determined
relevant in the opinion of the Rent Board.” From this list of examples, it appears that increasing the floor
area of a unit would likely qualify as a renovation. Similarly, the addition or upgrade of amenities would likely
qualify as a renovation. The Board should consider what types of changes or improvements to a property fit
into the same nature and character as an increase in floor area and the addition or upgrade of  amenities.

The question arose about how a reset of base rent for a renovation relates to the rental increase
provided for in Sec. 6-234(b)(5)(a) for “capital improvements.” It appears that these two categories will
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necessarily overlap, and it would likely be a matter of degree of work that would determine whether someone
could reset base rent for a renovation. The IRS has extensive guidance on what is a capital improvement that
is subject to depreciation (as opposed to a repair or maintenance, which is deductible). A capital
improvement is one that leads to the betterment of a property, is to restore the property, or is to adapt the
property to a new or different use. A renovation would almost certainly qualify as a capital improvement, but
not every capital improvement will rise to the level of  a renovation.

Finally, the question was raised as to whether the definition of renovation in Sec. 6-166 would be an
appropriate definition to adopt. As I explained during the October meeting, that definition lives in a different
article of the ordinance than the rent control provisions, so it does not necessarily govern. The Rent Board’s
job is to determine whether that is an appropriate definition in the context of the Rent Control ordinance.
That definition states:

Renovation: (a) At the time of the application, the total construction cost is greater than or equal to
the market value of the property as determined by the city’s tax assessor; or (b) A conversion from
non-conditioned to conditioned space; or (c) An addition of building gross square footage greater
than or equal to the gross square footage of the existing building; or (d) Any change to the use
category of  a structure or property, as defined in chapter 14 of  this code.

It is likely that this definition is too restrictive, given that the Rent Control ordinance specifically contemplates
that an “increase in floor area, the addition or upgrade of amenities,” and similar factors could constitute a
renovation.

In sum it appears that the Rent Board’s job is to determine whether the amount of work put into a
particular unit is substantial enough to constitute a renovation.
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CITY OF PORTLAND
Permitting and Inspections Department

Increased Housing Service Costs Worksheet

Please use this worksheet to calculate any changes in Housing Services costs from one year to another.
This is only for changes to existing service costs or for new housing services that were not previously
provided. If you have any questions, please consult the Housing Safety Office at the number and email
address at the bottom of the page.

Instructions:
● In the table below, enter the two rental years you are comparing by filling in the blank spaces at

the top of the middle two columns. In the left middle column, enter the most recent year, in the
right middle column enter the year you are comparing to.

● PLEASE COMPLETE EACH LINE by subtracting the prior year cost column from the most recent
Year Cost Column to find the change in cost. If the cost decreased from the prior year to the
most recent year, enter the difference in the Change in Cost column as a negative number. The
worksheet will not be considered complete unless EVERY line is completed. If you do not, or
previously did not, offer a particular listed service, you may enter “$0.00” for that item.

● Once you have found the difference in cost for each housing service, add up all the numbers in
the “Change in Cost” column and enter the sum in the bottom right-hand box labelled “Total.”

● Use the equation under the table to find your proposed monthly increase per unit.

Type of Service Cost Most Recent Year
_________ Cost

Prior Year
__________ Cost

Change in Cos

Real Estate Taxes (excluding taxes justifying an automatic tax
rate rent adjustment)

Heating (e.g., Gas, Propane, Oil, etc.) Costs and Repairs

Utility Costs

Management Fees

Insurance (Fire/Liability)

Legal Fees

Accounting Fees

Furnishings

Laundry Facilities

Trash Removal

New Appliances

389 Congress Street • Portland, Maine 04101 • 207-756-8131 housingsafety@portlandmaine.gov •

www.portlandmaine.gov
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Smoke and Carbon Monoxide Detectors

Maintenance and General Repair Expenses

Fire Alarm and Sprinkler System Maintenance

Parking

Security Services

Employee Services

Emergency Response Services

Snow Plowing

Labor Costs

Supplies

HVAC/Ventilation/Air Conditioning Repairs

Elevator Services Costs and Repairs

Cleaning

Other (specify):

Other (specify):

Other (specify):

Total:

Use the equation below to find your proposed monthly increase per unit:

(𝑇𝑜𝑡𝑎𝑙 𝐶ℎ𝑎𝑛𝑔𝑒 𝑖𝑛 𝐻𝑜𝑢𝑠𝑖𝑛𝑔 𝑆𝑒𝑟𝑣𝑖𝑐𝑒 𝐶𝑜𝑠𝑡𝑠/
𝑁𝑢𝑚𝑏𝑒𝑟 𝑜𝑓 𝑈𝑛𝑖𝑡𝑠)

12 𝑀𝑜𝑛𝑡ℎ𝑠 = 𝑃𝑟𝑜𝑝𝑜𝑠𝑒𝑑 𝑀𝑜𝑛𝑡ℎ𝑙𝑦 𝑅𝑒𝑛𝑡 𝐼𝑛𝑐𝑟𝑒𝑎𝑠𝑒 

Notes:
● Please attach copies of invoices, receipts, canceled checks and other documents to verify the

cost of housing service increases. Please arrange these in the order they appear on this
worksheet, and number each page.

● Without Rent Board approval, no total Rent Increase (considering CPI, Tax Rate Rent Adjustment,
New Tenant increase, Banked Rent, and Board-approved increases for capital improvement
costs, uninsured repair costs, increased housing service costs, and fair rate of return) for a given
year may exceed 10% of the prior year’s rent. Any cost of housing service increases which would
cause the total rent increase to exceed 10% may be banked for an increase in a subsequent year.

● Any proposed increased housing service cost rent increase must be approved by the Rent Board.

389 Congress Street • Portland, Maine 04101 • 207-756-8131 housingsafety@portlandmaine.gov •

www.portlandmaine.gov
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CITY OF PORTLAND
LANDLORD APPLICATION FOR RENT INCREASE SUMMARY

Date of Hearing:
Wednesday, December 1, 2021

Landlord Name and Address:
Anadilya Properties LLC
202 Us Rte 1, Ste 206
Falmouth, ME 04105

Owner Name and Address:
Same as above

Landlord Representative:
Kirsten Martin, Foreside Real Estate Mgmt
202 Us Rte 1, Ste 206
Falmouth, ME 04105

Property Address, Unit, and CBL:
21 Pleasant Street, Unit 2
CBL: 038-E-024-001

Tenants/Interested Parties:
Vacant unit

Type of Request:
Renovation of a unit or Reconfiguration of one or more units (6-233(c))
Capital improvement costs, including financing costs (6-234(b)(5)(a))

Base Rent:
$900.00

Current Rent:
Vacant

Proposed Rent:
$1,600.00

Number of bedroom(s)/Number of bathroom(s):
2 bedrooms/1 bathroom
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Summary of request:
The Landlord is applying for two rent increases as listed above. An estimate has
been provided in the amount of $16,250 that covers:

-Remodel of the bathroom
-New heating system
-Exterior storm windows/doors
-Interior kitchen modernization and flooring
-Other miscellaneous items

With a completion date of “to be determined”.
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CITY OF PORTLAND
LANDLORD APPLICATION FOR RENT INCREASE SUMMARY

Date of Hearing:
Wednesday, December 1, 2021

Landlord Name and Address:
Paul Taylor
10 Wolf Creek Dr
Windham, ME 04062

Owner Name and Address:
Same as above

Property Address, Unit, and CBL:
44 Sawyer Street, Unit 1
138-A-010-001

Tenants/Interested Parties:
Vacant

Type of Request:
Renovation of a unit or Reconfiguration of one or more units (6-233(c))
Increased housing service costs (6-234(b)(5)(c))

Base Rent:
$1,600.00

Current Rent:
Vacant

Proposed Rent:
$2,200.00

Number of bedroom/bathroom:
3 bed/1 bath

Summary of request:
The Landlord states that when the unit became vacant, the hardwood floors were
done, repainted all rooms, put in a new refrigerator, dishwasher, microwave, and
carpets on the stairways.

1
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The Landlord has provided receipts for:
Removal & disposal of 2 oil tanks - $350.00
Hardwood floor - $2,200.00
Miscellaneous receipts totaling - $1,834.62

Home Depot
USPS
Maine Hardware
Aubuchon
Riverside Recycling
Etc

Grand total of receipts is $6,219.24

2
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