
 
Housing & Economic Development Committee Meeting  
Tuesday, July 19, 2022 at 5:30 PM 
This meeting will take place remotely using Zoom. 
  
This meeting will be held remotely pursuant to the Remote Meeting Policy 
adopted by the Portland City Council and as authorized under 1 M.R.S. 403-B 
because of the existence of an emergency or urgent issue that requires the 
Committee to meet by remote methods. 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 available in the Agenda Center following the meeting. 
  
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. 
  
Please click the link below to join the webinar: 
 
https://portlandmaine-
gov.zoom.us/j/82356283380?pwd=UmNvTEVPbFdDY0IvZGhPckptTC8ydz09 
Passcode: 486622 
Or One tap mobile : 
    US: +13017158592,,82356283380#  or +13126266799,,82356283380# 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 301 715 8592  or +1 312 626 6799  or +1 646 931 3860  or +1 929 
205 6099  or +1 253 215 8782  or +1 346 248 7799  or +1 669 444 9171  or +1 
669 900 6833 
Webinar ID: 823 5628 3380 
    International numbers available: https://portlandmaine-
gov.zoom.us/u/kfYEo9SNE 
 

  
MEMBERS 

Councilor Pious Ali, 
Chair 

Councilor Tae Chong 
Councilor Roberto 

Rodríguez 
Councilor Andrew 

Zarro  
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To submit written public comment on an agenda item, email edda@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). 
 
 
 
 
 
1. Review and accept Minutes of previous meeting held on June 21, 2022.  
     
  a. See attached draft Minutes. 
      

2. (Public Hearing) Review and Vote to Approve Affordable Housing TIF CEA 
Application for the 45 Dougherty Project at 43 & 91 Douglass Street 
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  a. See attached Memorandum and backup. 
      

3. (Public Hearing) Review and Vote to Approve Additional Funding Request for the 
Phoenix Flats Project at 83 Middle Street. 

 

     
  a. See attached Memorandum and backup. 
      

4. Communication: See attached 2022 Workplan and Schedule – No Vote or Public 
Hearing Required. 

 

     
  a. See attached workplan and schedule. 

 
      

 
 
Next Meeting Date:  September 6, 2022
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Minutes 

Remote Housing and Economic Development Committee 

June 21, 2022 

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 21, 2022, at 5:30 p.m. via Zoom. Present from 

the Committee were Chair Pious Ali, and member Councilors Roberto Rodriguez, and Andrew Zarro.  

Present from the City staff were Acting Housing and Economic Development Department Director 

Mary Davis, Associate Corporation Counsel Michael Goldman, Director of Planning and Urban 

Development Christine Grimando, Director of Special Projects Nell Donaldson, and Housing 

Program Manager Victoria Volent.   

Item #1:  Zoom Meeting Information – no Committee action required. 

Item #2:  Review and vote on June 7, 2022, draft meeting Minutes. 

On motion made by Councilor Rodriguez and seconded by Councilor Zarro, the 

Committee voted (3-0) to accept the Minutes. 

Item #3: Panel discussion regarding minimum wage. 
 

Eamonn Dundon, Director of advocacy at the Portland Regional Chamber of Commerce and 

James Myall, economic policy analysis at the Maine Center for Economic Policy presented this 

item.  James Myall provided an overview from the memo presented to the Committee regarding 

minimum wage and hazard pay options in Portland.  Per scholastic research of the impact of state-
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level minimum wage increases, there are little to no employment effects of minimum wage 

increases up to 60% of the median hourly wage for full-time, year-round wage workers. Based on 

the estimated median hourly wage for full-time, year-round workers in Portland of $24.45 per hour, 

Portland could support a minimum wage of $14.67 per hour in 2021, and at least $15 per hour in 

2022.  If the minimum wage was as high as 80% of the median hourly wage for full-time, year-

round workers, Portland could sustain a minimum wage of up to $19 per hour. The estimated 

livable wage in Portland is $17.11 per hour.  For a family of two working parents with two children, 

the estimated livable wage is $23.58 per hour.   While some jurisdictions have considered or 

adopted different minimum wage rates by size of business, it is relatively uncommon. The problem 

with such a policy is that it unfairly compensates workers less if they work at a smaller business, 

even if they are conducting the same work.  It is generally better policy to have a universal 

minimum wage regardless of employer type or size.  When the minimum wage is increased, 

employees who earn a little bit above the minimum wage also see an increase in wages.  Raising the 

minimum wage positively impacts; younger workers; workers under age 25; employees around 

retirement age; parents of children; people without a college degree; women; and people of color.  

During 2016 and 2019, as the minimum wage increased, the number of people working and the 

hours worked increased.  There was also a decline in poverty levels of children and people of color.   

In response to Councilor Zarro’s request for information regarding the subminimum wage, 

Mr. Myall noted tip workers (twice as many tend to be women than men, and a disproportion 

number of people of color) are not covered by the minimum wage statue, and should tip wages be 

phased out, it would not be detrimental as customers would continue to tip.  Additional information 

on this topic as well as information that could determine a ceiling on the minimum wage will be 

forwarded to the Committee     
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Eamonn Dundon provided a slide show on the minimum wage in Portland which concurred 

that increases in the minimum wage impacts less-educated workers, but research is less clear on 

the impacts on job losses and the impact on one-time increases of greater than $1.  Only .17% 

(approximately 60) of all municipalities (approximately 35,000) have a local minimum wage 

outside of their state’s minimum wage.  Under the current proposal to increase Portland’s 

minimum wage to $18 per hour, Portland would have the third highest minimum wage in the 

country.  Certain industries, such as retail (grocery and food), retail (general), and construction 

have very small profit margin and are susceptible to wage cost increases that eventually would 

need to be passed on to consumers.   Healthcare and social service providers in Portland are 

currently struggling to be paid for services incurred from governmental payers.  Unintended 

consequences include; Portland becoming an outlier; disparate impact on small and medium 

sized enterprises versus large, out of state, chain businesses; increased costs past onto customers; 

and threats to continued viability of social service providers. 

The Committee asked clarifying question noting the public interest in this topic as there is a 

citizen referendum regarding the minimum and subminimum wage requesting to be on the ballot 

for November.   

   

Item #4: Presentation of Part II of the 2021 Housing Report, including interim 

review of the Green New Deal impacts on housing production. 

Christine Grimando, Director of Planning and Urban Development and Nell Donaldson, 

Director of Special Projects provided an overview of the memorandum to the Committee 

regarding the regulatory tools and initiatives to address the need for more housing; housing that 
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is diverse in its size, location, and type necessary to provide options open to all residents.  Ms. 

Grimando started with a snapshot of existing housing (with an emphasis on rental housing and 

cost burdened households), then transitioned into existing housing policies (broken down by 

policies to encourage housing supply and “naturally-occurring” affordable housing, and policies 

to support affordable and workforce housing), followed by housing trends, and current housing 

policy work (i.e. NYU Housing Solutions Lab Peer Cities Network; ReCode Phase II; furthering 

Fair Housing analysis), then discussed the history of Inclusionary Zoning including an analysis 

of changes brought about under the Green New Deal, and the background and requirements 

signed into law by Governor mills from LD 2003, wrapping up with a next steps discussion.   

The Committee asked follow-up questions regarding Inclusionary Zoning and were told 

impacts and trends on housing development, including IZ, cost of labor and supplies, should 

present itself by year’s end.  The Committee requested a study comparing residential housing 

construction among Portland and its peer communities surveying if it takes longer to bring 

projects to completion in Portland, and if developers are looking to build outside of Portland and 

why.  Hiring a consultant for this job was noted as well as the work undertaken by ReCode to 

draw the development community together to discuss what is getting in the way of housing 

construction in Portland.  Mary Davis indicated it is not uncommon for low-income housing 

development projects to ebb and flow based on the developer’s work load and staffing levels as 

well as the limited availability of tax credit funding allocations.  More recently, developers are 

looking to build affordable housing state-wide rather than focusing on Portland. The Committee 

discussed construction goals with a focus on the missing middle.  The goals of the 

Comprehensive Plan are being met, however the goals are just a benchmark to chart progress. 

Demand is growing so there remains a need for more housing at all affordability levels.                 
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         Item #5 Communications:  2022 Work Plan and Schedule. 

Councilor Ali led a discussion on the topic of the minimum wage asking Committee 

member if anyone had a strong opinion on which direction to proceed.  The Committee 

discussed looking for additional information from tonight’s presenters as well as the procedure 

for placing an item on the ballot for November including timing, and required Council meetings.  

Michael Goldman indicated he would research the Committee’s questions to provide a response.            

 
On motion made by Councilor Zarro and seconded by Councilor Rodriguez the Committee voted 

3-0 to adjourn the meeting at 7:36 p.m. 

 
 
 Respectively submitted, Victoria Volent 
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389 Congress Street Room 312 • Portland, Maine 04101 

 
CITY OF PORTLAND 

Housing and Economic Development Department 
Housing and Community Development Division 

 
 

TO: Councilor Ali, Chair 
Members of the Housing and Economic Development Committee 

FROM: Victoria Volent, Housing Program Manager 
Housing and Community Development Division 

DATE: July 19, 2022  
SUBJECT: 45 Dougherty: Affordable Housing TIF Development Funding Request 

 
 
Introduction 
 
On March 5, 2022, the Affordable Housing Development and Tax Increment Financing 
Application was released with a due date of April 4.  In response to the request, five funding 
proposals were received.  Those five projects were introduced to the Committee during their 
May 3 meeting.  This memo details the financial review undertaken for the project know as 
45 Dougherty. 
 
45 Dougherty 
 
The Szanton Company is requesting an Affordable Housing TIF (75% for 30 years) to 
construct a five story elevator-assisted building with 63 rental units on the city-owned 
property known as 43 & 91 Douglass Street (i.e. the location of the former West School).  
The developer has signed a Purchase and Sale Agreement with the City of Portland to 
acquire the site along with Maine Cooperative Development Partners.  The funding request 
from the Maine Cooperative Development Partners will be reviewed at a later date.  
 
The building would be comprised of 35 one-bedroom, 18 two-bedroom, and 10 three-
bedroom apartments.  Of the 63 units, 46 would be reserved for households earning at or 
below 60% AMI (i.e. $67,000 for a family of four) while the remaining 17 units would be 
leased at market rate.  The property would feature an on-site property manager, resident 
services coordinator, fitness room, and community room.  After completion, the project 
would be managed by Saco Falls Management.  The building would meet or exceed 
Portland’s Green Building Ordinance. The project would be called 45 Dougherty. 
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The Szanton Company has requested an Affordable Housing Tax Increment Financing 
request.  If approved, the Affordable Housing TIF financing would be provided through a 
Credit Enhancement Agreement at 75% of the increased assessed value tax revenue during 
years 1 through 10, at 50% of the increased assessed value tax revenue during years 11 
through 20, and at 25% of the increased assessed value tax revenue during years 21 through 
30, currently estimated at a 30-year annual average of $72,829, with an estimated total of 
$2,184,865 in captured increased assessed value tax revenue returned to the 
project/developer to off-set project operating costs. The proposed project will be taxable, 
with an estimated annual assessment of $8,700,000 and estimated annual tax of $113,013 at 
the current 22FY millage rate. The remaining increased taxable value, currently estimated at 
a 30-year annual average of $83,052, with an estimated total of $2,491,549, will be non-
captured general fund revenue. TIF projections and proposed district map are included in the 
backup to this memo. 
 

 
45 Dougherty 

One-bedroom (35) at or below 60% area median income       23 
 at market rate 12 
  two-bedroom (18) at or below 60% area median income 14 
 at market rate 4 

three-bedroom (10) at or below 60% area median income 9 
 at market rate 1 

Total at or below 60% area median income 46 
Total at market rate 17 
Total Units  63 

 
According to the developer’s application: 
 
The project is consistent with the City of Portland’s Comprehensive plan. A principle of 
future land use as outlined in Portland’s Plan 2030 is One Portland, which stresses the 
importance of providing development spread throughout the City, and providing equitable 
access to homes, services, and community connection for all Portland residents by 
proximity, universal design, and affordability. This project supports all the goals of the 
One Portland vision, by creating a more equitable and diverse mix of homes than the 
single-family style predominantly found on the streets surrounding the Douglass Street 
recreational complex. Our proposal allows for a broad range of households to have great 
access to Douglass Street’s recreation opportunities. 
 
This project is seeking a 4% Low Income Housing Tax Credit and tax-exempt debt with 
Maine Housing. 
 
The Planning Board approved the major site plan for 57 Douglass Street (i.e. 45 Dougherty 
and Maine Cooperative Development Partners’ Dougherty Court project) during their public 
hearing held on May 24, 2022. 
 
FINANCIAL IMPACT 
 
When completed, this project’s new total assessed value is estimated at $8.7 million, which 
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would yield $113,013 in annual assessed property value at the current FY22 millage rate.  
Seventy-five (75%) percent of the increased assessed value tax revenue during years 1 
through 10, fifty percent (50%) of the increased assessed value tax revenue during years 11 
through 20, and twenty-five percent (25%) of the increased assessed value tax revenue 
during years 21 through 30 (approximately $2,184,865 over the 30-year term) will be 
captured increased assessed value tax revenue returned to the project/developer.  The 
remaining non-captured revenue from the increased assessed value of twenty-five percent 
(25%) during years 1 through 10, fifty percent (50%) during years 11 through 20, and 
seventy-five percent (75%) during years 21 through 30 (approximately $2,491,549 over the 
30-year term) will be general fund revenue.   
 
A Credit Enhancement Agreement would return approximately $2,184,865 in captured 
increased assessed value tax revenue to the project/developer (averaged at $72,829 annually 
over thirty years) to off-set project operating costs.  
 
Total development costs are estimated at $20 million.  Non-captured general fund revenues 
are estimated at $2,491,549 (average at $83,052 annually over thirty years). 
 
With the tax sheltering benefits of TIF Districts, overall savings to the City during the term 
of the district averages an estimated annual amount of $34,848+, or $1,045,430+ over the 
life of the district. 
 

 
 
 

 
Final terms would be determined based on the results of the underwriting. 
 
 
 
Attachments: 
 
45 Dougherty Illustrations 
45 Dougherty Project Summary 
45 Dougherty TIF District 
45 Dougherty Development Finances 
45 Dougherty TIF Projection Table 
45 Dougherty Tax Shifts- Avoided Formula Impacts 
 
 
 

Captured Revenue to 
Developer (assumes 2% 
increase/year to mill rate) 
(Tax Dollars returned to 
the Developer's District 
Account)

Captured Revenue Returned to 
City (assumes 2% 
increase/year to mill rate) (Tax 
Dollars returned to the City's 
District Account)

City Non -Captured 
General Fund 
Revenue (Tax Dollars 
in General Fund)

City OAV General 
Fund Revenues

30 Year TIF Total $2,184,865 $0 $2,491,549 $0
30 Year Average $72,829 $0 $83,052 $0

1. Sheltered Valuation 
(same as Captured 
Valuation

2. Avoided Loss of State 
Aid for Education

3. Avoided Loss of State 
Municipal Revenue 
Sharing

4. Avoided Increase in 
County Tax

5. Total Avoided 
Impacts (2+3+4)

30 Year TIF Total $130,500,000 $824,760 $150,156 $70,514 $1,045,430
30 Year Average $4,350,000 $27,492 $5,005 $2,350 $34,848
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Douglass Commons Rental Housing  

Project Summary 

 

Douglass Commons Rental Housing will be located at 43 and 91 Douglass Street.  The tax 

chart, block, and lot number for 43 Douglass Street are 078, C, and 002, respectively.  The tax 

chart, block, and lot number for 91 Douglass Street are 078, B, and 007, respectively.  These 

parcels together form the Douglass Commons neighborhood, selected by the Portland City 

Council in an RFP process for the construction of low and moderate income housing at the site 

of the former West School.  We are in a Purchase and Sale Agreement with the City of Portland 

to acquire the site.  We have rezoned the 3.35-acre site from R-5 to R-5a, to accommodate the 

density of Douglass Commons. The allowed use for R-5a is moderate-density residential 

development in off-peninsula locations.  Douglass Commons Rental Housing will sit on the 

eastern half of the site, while Douglass Commons Co-op Housing will be located on the western 

half. 

 

Portland has an acute need for affordable homes.  This project will provide housing that 

is stable, high-quality, and affordable to 63 households.  Of this project's 63 units, 46 will serve 

households with incomes at or below 60% of the area median.  The remaining apartments will 

be rented at market rate, primarily to households with incomes from 75%-120% of the area 

median.  Comprised of 1-, 2-, and 3-bedroom units, this project will serve households at a 

variety of sizes.  The property will feature an on-site property manager, resident services 

coordinator, fitness room, and community room.  It will be adjacent to the Dougherty Field 

complex, providing residents unparalleled access to soccer fields, softball fields, baseball fields, 

a basketball court, playground, skate park, and the Kiwanis Pool.  The project will be named 45 

Dougherty, a nod to its eventual address of 45 Dougherty Court.   

 

To make this project feasible, we are requesting a 75% credit enhancement agreement 

over 30 years, as first proposed in our RFP Submission to the Portland City Council in 2020.  

Without this CEA, Douglas Commons Rental Housing has a development budget shortfall of 

$1.27 million.  The CEA allows the project to take on an additional $1.27 million in 

MaineHousing Rental Loan Program debt, to close the project’s gap between sources and uses 

of funds.   

 

Located in the Libbytown neighborhood, the project will border a residential 

neighborhood to the west, the Dougherty playing fields to the north, an MDOT parcel to the 

east that includes the I-295 on- and off-ramps, and Congress Street to the south.  The nearby 

section of Congress Street includes a variety of retail, office, and residential uses. 

 

No relocation plan is applicable; the project will not displace any residents.   
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The project is consistent with the City of Portland’s Comprehensive plan.  A principle of 

future land use as outlined in Portland’s Plan 2030 is One Portland, which stresses the 

importance of providing development spread throughout the City, and providing equitable 

access to homes, services, and community connection for all Portland residents by proximity, 

universal design, and affordability. This project supports all the goals of the One Portland vision, 

by creating a more equitable and diverse mix of homes than the single-family style 

predominantly found on the streets surrounding the Douglass Street recreational complex. Our 

proposal allows for a broad range of households to have great access to Douglass Street’s 

recreation opportunities. 

 

After completion, the project will be managed by Saco Falls Management, as is each 

project developed by The Szanton Company.  Saco Falls Management is a full-service 

management company formed by The Szanton Company in 2013.  We are committed to long-

term ownership of each of our housing developments.  We have never sold a property, and we 

don’t intend to. 

Page 14



Page 15



Page 16



Page 17



Page 18



Page 19



City of Portland - TIF Model
45 Dougherty
7/14/2022
078  B007
OAV as of 3/31/2022:  $0
Annual Mil Rate Increase:  2%

TIF Year
Tax Year-April 

1

Increased 
Assessed Value 

Real Prop.
% of Value 
Captured

Captured 
Valuation

Projected 
Mill Rate

Total Projected 
New Taxes 
Captured

Captured 
Revenue to 
Business 
Project 

Account

Captured 
Revenue  to 
Municipal 

Project 
Account

City Non-
Captured 

General Fund 
Revenues

1 2022 $8,700,000 75.00% $6,525,000 13.25 $86,455 $86,455 $0 $28,818
2 2023 $8,700,000 75.00% $6,525,000 13.51 $88,184 $88,184 $0 $29,395
3 2024 $8,700,000 75.00% $6,525,000 13.79 $89,948 $89,948 $0 $29,983
4 2025 $8,700,000 75.00% $6,525,000 14.06 $91,747 $91,747 $0 $30,582
5 2026 $8,700,000 75.00% $6,525,000 14.34 $93,582 $93,582 $0 $31,194
6 2027 $8,700,000 75.00% $6,525,000 14.63 $95,453 $95,453 $0 $31,818
7 2028 $8,700,000 75.00% $6,525,000 14.92 $97,362 $97,362 $0 $32,454
8 2029 $8,700,000 75.00% $6,525,000 15.22 $99,310 $99,310 $0 $33,103
9 2030 $8,700,000 75.00% $6,525,000 15.52 $101,296 $101,296 $0 $33,765

10 2031 $8,700,000 75.00% $6,525,000 15.83 $103,322 $103,322 $0 $34,441
11 2032 $8,700,000 50.00% $4,350,000 16.15 $70,259 $70,259 $0 $70,259
12 2033 $8,700,000 50.00% $4,350,000 16.47 $71,664 $71,664 $0 $71,664
13 2034 $8,700,000 50.00% $4,350,000 16.80 $73,097 $73,097 $0 $73,097
14 2035 $8,700,000 50.00% $4,350,000 17.14 $74,559 $74,559 $0 $74,559
15 2036 $8,700,000 50.00% $4,350,000 17.48 $76,050 $76,050 $0 $76,050
16 2037 $8,700,000 50.00% $4,350,000 17.83 $77,571 $77,571 $0 $77,571
17 2038 $8,700,000 50.00% $4,350,000 18.19 $79,123 $79,123 $0 $79,123
18 2039 $8,700,000 50.00% $4,350,000 18.55 $80,705 $80,705 $0 $80,705
19 2040 $8,700,000 50.00% $4,350,000 18.92 $82,319 $82,319 $0 $82,319
20 2041 $8,700,000 50.00% $4,350,000 19.30 $83,966 $83,966 $0 $83,966
21 2042 $8,700,000 25.00% $2,175,000 19.69 $42,823 $42,823 $0 $128,468
22 2043 $8,700,000 25.00% $2,175,000 20.08 $43,679 $43,679 $0 $131,037
23 2044 $8,700,000 25.00% $2,175,000 20.48 $44,553 $44,553 $0 $133,658
24 2045 $8,700,000 25.00% $2,175,000 20.89 $45,444 $45,444 $0 $136,331
25 2046 $8,700,000 25.00% $2,175,000 21.31 $46,352 $46,352 $0 $139,057
26 2047 $8,700,000 25.00% $2,175,000 21.74 $47,280 $47,280 $0 $141,839
27 2048 $8,700,000 25.00% $2,175,000 22.17 $48,225 $48,225 $0 $144,675
28 2049 $8,700,000 25.00% $2,175,000 22.62 $49,190 $49,190 $0 $147,569
29 2050 $8,700,000 25.00% $2,175,000 23.07 $50,173 $50,173 $0 $150,520
30 2051 $8,700,000 25.00% $2,175,000 23.53 $51,177 $51,177 $0 $153,531

$261,000,000 $130,500,000 $2,184,865 $2,184,865 $0 $2,491,549
$4,350,000 $72,829 $72,829 $0 $83,052

45 Dougherty:  City of Portland- TIF Projection Table

30 Year TIF Total
30 Year TIF Average:

W:\Shared drives\Economic Development\TIF\Affordable Housing TIFs\45 Dougherty 78-B-7\April 2021 Model - 45 Dougherty at $8.7M TAV Varied for 30 Years 7-14-2022.xls
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Avoided Loss of 
State Aid to for 

Education

Avoided Loss of 
State Municipal 

Revenue Sharing 
Avoided Increase 

in County Tax
Total Avoided 

Impacts

1 2022 $8,700,000 $6,525,000 $0 $7,508 $3,526 $11,033
2 2023 $8,700,000 $6,525,000 $0 $7,508 $3,526 $11,033
3 2024 $8,700,000 $6,525,000 $0 $7,508 $3,526 $11,033
4 2025 $8,700,000 $6,525,000 $17,183 $7,508 $3,526 $28,216
5 2026 $8,700,000 $6,525,000 $34,365 $7,508 $3,526 $45,398
6 2027 $8,700,000 $6,525,000 $51,548 $7,508 $3,526 $62,581
7 2028 $8,700,000 $6,525,000 $51,548 $7,508 $3,526 $62,581
8 2029 $8,700,000 $6,525,000 $51,548 $7,508 $3,526 $62,581
9 2030 $8,700,000 $6,525,000 $51,548 $7,508 $3,526 $62,581

10 2031 $8,700,000 $6,525,000 $51,548 $7,508 $3,526 $62,581
11 2032 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
12 2033 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
13 2034 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
14 2035 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
15 2036 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
16 2037 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
17 2038 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
18 2039 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
19 2040 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
20 2041 $8,700,000 $4,350,000 $34,365 $5,005 $2,350 $41,721
21 2042 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
22 2043 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
23 2044 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
24 2045 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
25 2046 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
26 2047 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
27 2048 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
28 2049 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
29 2050 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860
30 2051 $8,700,000 $2,175,000 $17,183 $2,503 $1,175 $20,860

$261,000,000 $130,500,000 $824,760 $150,156 $70,514 $1,045,430 
$8,700,000 $4,350,000 $27,492 $5,005 $2,350 $34,848 

75% Shelter Yrs 1-10; 50% Shelter Yrs 11-20; 25% Shelter Yrs 21-30

30 Year TIF Total
30 Year TIF Average

Tax Shifts-Avoided Formula Impacts from Sheltering of Valuation:  City of Portland- TIF Model 
for 45 Dougherty

TIF Year
Tax Year-

April 1
Total Added 

Valuation
Sheltered 
Valuation

Avoided Formula Impacts from Sheltering of Valuation

W:\Shared drives\Economic Development\TIF\Affordable Housing TIFs\45 Dougherty 78-B-7\April 2021 Model - 45 Dougherty at $8.7M TAV Varied for 30 Years 7-14-2022.xls
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389 Congress Street, Portland, ME  04101 – www.portlandmaine.gov – (207) 874-8683 
 

City of Portland | Housing and Economic Development Department  
Mary P. Davis, Interim Director 
   
 
 

 

TO:  Councilor Ali, Chair 
  Members of the Housing and Economic Development Committee 
 

FROM:  Mary P. Davis, Interim Director 
Housing and Economic Development Department 

 
DATE:  July 15, 2022 

 
SUBJECT: Additional Funding Request for 83 Middle Street Project 
 
 
Community Housing of Maine (CHOM) is requesting additional subsidy from the City of Portland for their 
project currently under construction at 83 Middle Street.   In September of 2019, the City Council 
approved $330,000 in affordable housing development funding for this project (Order 34-19/20) 
($193,266 HOME and $136,734 Jill C. Duson HTF) and an Affordable Housing TIF Credit Enhancement 
Agreement (Orders 15 & 16-20/21).  Due to the rising costs of construction and unexpected 
environmental remediation costs the developer is seeking an additional subsidy of $255,800 to fill the 
gap created by these unforeseen costs. 

Background:   

The 83 Middle Street project, formerly known as Middle Street Apartments, now known as Phoenix 
Flats, has been under construction since October 2021.  A portion of the project site is leased from the 
City of Portland (Order 43 – 19/20).  The project, when complete, will create forty-five (45) new units of 
rental housing, consisting of 27 efficiency units and 18 one-bedroom units.  Twenty-seven units are 
affordable to households at or below 50% of the area median income (2022 limit for a single person 
household is $39,100) and 18 units will be affordable to households at or below 60% of the area median 
income (2022 limit for a single person household $46,920).   

Staff Recommendation: 

HCD staff is requesting the Housing and Economic Development Committee approve and recommend to 
the City Council support of $255,800 in additional HOME funding for the Phoenix Flats project. 

 

Attachments: 

Developer Request 
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One City Center, 4th Floor · Portland, ME 04101 · phone 207.879.0347 · fax 207.879.0348 

www.chomhousing.org 

Dear Mary,                May 9th, 2022 
 
Thank you for taking the time to review our request for additional support for 
Phoenix Flats, formerly known as Middle Street Apartments.  Phoenix Flats 
has been under construction since October of 2021. Since that time, we have 
seen a consistent rise in the cost of construction.  Significant increases in both 
labor and materials costs have begun to jeopardize our ability to deliver the 
final product as it was originally designed.  Because of this challenging 
construction climate, we are asking for $255,800 in additional support to 
ensure the project’s successful completion.  
 
Throughout construction, cost increases have steadily chipped away at our 
contingency. For example, the CMP connection fee, which had been budgeted 
to be $30,000 based on prior experience, was actually $128,000.  Since the 
outset of construction, the price of solar panels has increased by $21,000, 
roofing materials by $35,554.02, siding materials by $21,032.96, and the list 
goes on.  Perhaps the best example of price escalation can be seen in the first 
change order of the project.  In December, we needed to change the finish 
condition of some interior lighting.  We removed two lights from the interior 
hallways but added one light in the trash room, resulting in a net reduction in 
the number of light fixtures needed. However, the change meant that we lost 
our contracted price with the supplier. When the final price came back, the cost 
had gone up by $13,964.42. These are just some examples of the price 
escalations we are seeing.  When taken separately, each of these increases can 
be managed. However, when combined, these costs are overwhelming, and 
there are still at least six months of construction remaining.   
 
In addition to the rising construction costs, we have had to handle unexpected 
environmental costs.  While digging the foundations, we discovered 
environmental contaminants that were not found in our pre-development 
testing. The 500 tons of “dirty dirt” have had to be tested, hauled off site, 
stored, and then finally brought to an appropriate landfill.  With testing, 
transportation, and disposal fees the increased environmental costs currently 
amount to $66,250. 
 
I would be happy to discuss these challenges and answer any questions you 
may have. Thank you for your previous support for this project and your 
consideration of this funding request.  
 
Thank you, 
 
 
Brian Kilgallen 
 

 

Board Members 
 
Aaron Shapiro 
Retired Community Development 
Director, Cumberland County 
Board President 
 
Chip Newell  
Principal, The NewHeight Group  
Board Treasurer 
 
Gunnar Hubbard 
Principal, Thornton Tomasetti 
Board Secretary 
 
David Birkhahn 
Vice President, TD Bank 
 
Elizabeth Boepple 
Partner, Murray, Plumb, & Murray 
 
Kalie Hess 
Associate Director 
Partnership for Children's Oral Health 
 
Jan McCormick 
Retired Affordable Housing  
Investment Executive 
 
Luc Nya 
Mental Health Program Coordinator 
OCFS/Corrections Liaison, Maine DHHS 
 
Thomas Ptacek 
Veteran's Healthcare Outreach 
Community Organizer, Preble Street 
 
Jennifer Putnam 
Executive Director, Waban 
 
Jennifer Rottmann 
Deputy Director/CFO, The Genesis Fund 
 
John Ryan 
President, Wright-Ryan Construction 
 
Bill Shanahan 
Co-President, Evernorth 
 
Kimberly Twitchell 
Maine Regional President, NBT Bank 
 
Staff Contacts 
 
Cullen Ryan 
Executive Director 
 
Kyra Walker 
Chief Operating Officer 
 
Elizabeth Baranick 
Asset Manager 
 
Sarah Gaba 
Occupancy Manager  
 
Mara O'Shea 
Compliance Manager  
 
Meredith Smith 
Supportive Housing Manager  
 
Dylan O'Neil 
Asset Manager 
 
Jim Gwilym  
Chief Financial Officer 
 
Chris Harmon 
Controller 
 
Jenny Jimino 
Bookkeeper 
 
Vickey Rand 
Advocacy & Communications Manager 
 
Brenda Sylvester 
Development Officer 
 
Bree LaCasse 
Development Officer 
 
Brian Kilgallen 
Development Officer 
 
Robyn Wardell 
Development Associate
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DRAFT
Housing & Economic Development Committee

2022 Work Plan Schedule
as of July 15, 2022

July 19, 2022
1. (Public Hearing) Review and Vote to Approve Affordable Housing TIF CEA Application for the 45

Dougherty Project at 43 & 91 Douglass Street
2. (Public Hearing) Review and Vote to Approve Additional Funding Request for the Phoenix Flats Project at

83 Middle Street.

August 2, 2022 (canceled)
August 16, 2022 (canceled)

September 6, 2022
1. (Public Hearing) Review and Recommend Approval to the City Council of a Tourism Improvement District

September 20, 2022
1.

October 4,2022
1.

October 18, 2022
1.

November 1, 2022
1. Review of 2022 Committee Accomplishments Annual Report – Issue to the City Council as a

communication
2. City Annual TIF District Activity Report  – Issue to the City Council as a communication

November 15, 2022

December – No Committee meeting

1
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COMPLETED WORK
January 4, 2022

1. Discussion of Committee priorities for 2022, including housing policy/investment strategies.
January 18, 2022

1. Finalizing Committee priorities for 2022, including housing policy/investment strategies.
2. (Public Hearing) Review, Vote to Recommend Approval to the City Council of the HUD Citizen Participation Plan
3. Executive Session: Discussion of Possible Disposition of City-owned property on Great Diamond Island.

February 1, 2022
1. (Public Hearing) Review and Vote to Recommend to the City Council – FY23 Housing Program Budget
2. (Public Hearing) Review and Vote to Recommend to the City Council – 2022 Jill C. Duson Housing Trust Fund

Annual Plan
3. (Public Hearing) Review and Vote to Approve to Issue - Affordable Housing TIF CEA and Affordable Housing

Development Fund Application for City Housing Trust and HOME Funds
February 15, 2022

1. Presentation of Part I of the 2021 Housing Report
2. Update from the Portland Harbor Common Working Group
3. Harbor Dredge Project Status and Funding - Applications due 4/14/2022 for RAISE
4. Executive Session re: Fort Mckinley Property Sale Opportunity

March 1, 2022
1. Presentation of Age-Friendly Portland and the Portland Age-Friendly Business Program
2. Update and Discussion on use of TIF funds to invest in workforce training (including a possible collaboration

between Portland Adult Ed and PATHS).
3. Communication Item re: Minimum Wage Ordinance; are amendments permitted after 2020 referendum

March 22, 2022
1. (Public Hearing) Review and Vote to Recommend Approval to the City Council of the Draft 5-Year HUD

Consolidated Plan and FY23 HUD Annual Allocation Plan
2. Presentation and Committee Direction to Staff re: Food Truck Plan for the Eastern Prom
3. Update, Review, Committee Direction to Staff re: Tourism Improvement District
4. (Public Hearing) Review and approval of a Purchase and Sale Agreement for City-owned property at 622 Auburn

Street and 0 Gray Road, Falmouth and amendments to the 165 Lambert Street Purchase and Sale Agreement
April 5, 2022

1. Review and Approval to Issue RFP for the Sale and Redevelopment of City-Owned Property - Diamond Cove
Former Fort McKinley Hospital Property

2. Communication Item: Community Development Week – April 11-15/Fair Housing Month
3. Communication Item re: Additional Guidance from Corporation Counsel regarding the City’s Minimum Wage

Ordinance
4. Communication Item: Housing Safety Office and Rent Board - Overview of Roles and Responsibilities

April 19, 2022
1. Presentation and Committee Discussion regarding preliminary findings of the Analysis of Impediments to Fair

Housing.
2. Overview of the Outdoor Dining Permitting and Licensing Program

May 3, 2022
1. Portland Downtown Annual Budget, Work Plan and City Agreement
2. Presentation by Waterstone Properties re: Future Development Plans for Rock Row
3. Review of Affordable Housing TIF CEA and Housing Development Fund Requests

May 17, 2022
1. Execute Session regarding negotiations of Seadogs Lease and Purchase and Sale Agreement for the sale of a portion

of City-owned Thames Street Property
2. Outdoor Dining Follow-Up
3. Review of Public Restroom Plan for Downtown Portland

2
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4. (Public Hearing) Review and Vote to recommend to the City Council a Purchase and Sale Agreement for Land Bank
Commission’s purchase of Redlon Woods property.

June 7, 2022
1. Presentation, Annual Overview and Report from Permitting and Inspections Department re: Short-term and

Long-term Rental Housing Safety & Inspection Program
2. Communication Item: Update on Final HUD Allocations for FY 2023

June 21, 2022
1. Panel Discussion re: Minimum Wage
2. Presentation of Part II of the 2021 Housing Report, including an interim review of the Green New Deal

impacts on housing production.
July 5, 2022 (canceled)

3
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2022 Housing and Economic Development Committee Work Plan July 14, 2022

Annual
Committee

Work

Staff
Recommendations

Committee
Members’
Priorities

Status

ECONOMIC DEVELOPMENT POLICY

a. City/School-wide approach to procurement focusing on locally owned
businesses (Phoenix AZ as example) (carried over from the 2021 work plan)

b. Explore and expand relationship with Portland Buy Local
AZ

Explore Neighborhood Identity/Branding (carried over from the 2021 work plan) TC

Review Tax Increment Financing (TIF) investment in workforce training for
FY2023 funding. X ✔

Explore TIF investment options to increase annual TIF support to Creative
Portland (CP) (raise the funding floor from $155k to $200k) and to support
performing art centers and the arts eco-system, which makes Portland unique as
a destination for visitors and local residents.

X TC ✔

Explore designation of a Tourism Improvement District X TC

Research and present options for public-private partnerships to support parking
garage and possible new affordable housing - City-owned Bayside Lot 6, (corner
of Somerset & Chestnut St) acquired by the City Council through eminent domain

X

Update on Harbor Dredge Status and Funding X ✔

Review Outdoor Dining Permitting & Licensing Program PA/AZ ✔

Explore  the possibility of creating a  workforce training  program between
Portland  Adult Ed and Portland Technology High School . PA ✔

Increase to minimum wage (discuss if permitted under 2020 citizen referendum?) AZ
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Annual
Committee

Work

Staff
Recommendations

Committee
Members’
Priorities

Status

AFFORDABLE HOUSING POLICY AND BUDGETS

Policy Discussion re: (1) Impacts of 2020 Referendum (Green New Deal) on
housing development, (2) Guidelines and Priorities for the allocation of city
resources for housing development

X TC (2)✔

Encourage developers seeking assistance through the City’s Affordable Housing
Development and/or TIF Programs to participate in the Section 8 Family Self
Sufficiency Program.

TC ✔

Encourage housing development that supports the Comprehensive Plan goal for
development along major thoroughfares off peninsula. X TC ✔

Review of FY 2023 Housing Program Budget (February) X ✔

Review of 2022 Jill C. Duson Housing Trust Fund Annual Plan and the 2022
Affordable Housing Development Application (February) X ✔

Host a Housing Summit (similar to one held in 2016) PA

Review of Short Term Rental Registration Program PA ✔

AFFORDABLE HOUSING PUBLIC-PRIVATE PARTNERSHIPS

Review and Vote to Approve Funding Requests Received from (1) the
Affordable Housing Development Applications for City Housing Trust and
HOME funds and (2) Affordable Housing TIF CEA Requests. (May)

X

Review City surplus property to sell/lease to support affordable housing X PA
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Annual
Committee

Work

Staff
Recommendations

Committee
Members’
Priorities

Status

REAL ESTATE TRANSACTIONS

622 Auburn Street and 0 Gray Road P&S Agreement X ✔

Purchase and Sale Agreement for the sale of a portion of City-owned
Thames Street Property X

Kennebec Street Realignment (from Brattle to Forest) X

Annual
Committee

Work

Staff
Recommendations

Committee
Members’
Priorities

Status

ANNUAL REPORTS AND ACTIONS

Presentation of 2021 Housing Report (February) Part I and Part II X Part I✔

5-Year HUD Consolidated Plan and FY223 Annual Allocation Plan (Jan-April)
(1) Analysis of Impediments to Fair Housing &
(2) Amendments to the HUD Citizens Participation Plan

X
Con

Plan✔
(2)✔

Presentation, Annual Overview and Integrated Report from Permitting &
Inspections and Fire Department re: Short-term and Long-term Rental Housing
Safety & Inspection Program - Implementation and Financial Report (April) X

Process
established
under prior

Housing
Committee

✔

Fair Housing Month (April) Community Development Week Activities
(April 11-15, 2022) X X ✔

Portland Downtown Annual Budget, Work Plan and City Agreement (May) X ✔

City TIF District Annual Activity Report (November) X

Committee Annual Accomplishment Report (November) X
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	1. Review and accept Minutes of previous meeting held on June 21, 2022.
	a. See attached draft Minutes.
	6-21-2022 Draft Meeting Mins for Review&Approval


	2. (Public Hearing) Review and Vote to Approve Affordable Housing TIF CEA Application for the 45 Dougherty Project at 43 & 91 Douglass Street
	a. See attached Memorandum and backup.
	45 Dougherty AHTIF


	3. (Public Hearing) Review and Vote to Approve Additional Funding Request for the Phoenix Flats Project at 83 Middle Street.
	a. See attached Memorandum and backup.
	Memo Additional Funding for 83 Middle Street
	City of Portland | Housing and Economic Development Department
	Mary P. Davis, Interim Director



	4. Communication:   See attached 2022 Workplan and Schedule – No Vote or Public Hearing Required.
	a. See attached workplan and schedule.
	2022 Draft HEDC Schedule and Work Plan 7.15.2022



