
  
  

  

 

 

 

ECONOMIC DEVELOPMENT COMMITTEE 

 

  

DATE:  October 25, 2016 

(Tuesday)  

TIME:  5:00 – 7:00 p.m.  

LOCATION:  

  

Room 209 

Portland City Hall  

 

A G E N D A  
   

1. Review and accept Minutes of previous meetings held on August 23, 2016 and on September 6, 2016.  

 

2. Review and vote to recommend to the City Council Assignment of the McAuley Place TIF CEA.  

a) See enclosed memo from Greg Mitchell. 

 

3. Review and vote to recommend to the City Council acceptance of the FYE2016 TIF Report as a 

communication. 

a) See enclosed memo from Greg Mitchell with Annual Report.  

 

4. Executive session:  Pursuant to 1 M.R.S.A. 405(6)(C), the Committee will go into executive 

session to provide City staff general policy guidance regarding real estate negotiations as follows: 

a) Possible sale of City-owned East End property; 

b) Proposed amendments to the City and JBB Land Exchange Agreement; 

 

5. Review of 2016 Updated Economic Development Committee Work Plan for discussion. 
a) See enclosed memo from Greg Mitchell and 2016 Updated EDC Work Plan. 

 

Public Comment will be accepted on action items.  

Next Meeting:   November 1, 2016    

 

 

 
 

Councilor David Brenerman, Chair  
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Minutes 

Economic Development Committee 

August 23, 2016 
 
 
 

A meeting of the Economic Development Committee of the Portland City 

Council was held Tuesday, August 23, 2016 at 5:00 p.m. in Room 209 of Portland 

City Hall.  Present from the Committee was its Chair Councilor David Brenerman and 

members Councilors Justin Costa and Spencer Thibodeau; Councilor Costa arrived 

shortly after the meeting started as noted in the Minutes.  Present from the City staff 

were Associate Corporation Counsel Michael Goldman (for only the executive session 

items) Economic Development Director Greg Mitchell, Waterfront Coordinator William 

Needelman, Senior Executive Assistant Lori Paulette, and Parking Manager John 

Peverada. 

Item #1:  Review and accept Minutes of previous meeting held on July 26, 

2016. 

On motion made and seconded, the Committee voted unanimously (2-0) to 

accept the Minutes. 

Item #2:  Review and vote to recommend to City Council City Lease 

Agreement with Creative Portland for space at 84 Free Street in the Spring Street 

Garage. 

Mr. Mitchell first noted that he is an ex officio Creative Portland (CP) Board 

Director, and he does not feel he has a conflict of interest with this item.  He then noted 

that CP Board President Sondra Bogdonoff was in attendance. 

Mr. Mitchell highlighted the terms of the Lease Agreement for 1,172 sq. ft. of 

commercial space, along with 1,772 sq. ft. of basement storage space.  The term of the 

lease is proposed as 7 years with one renewal option for up to 3 years at a rental rate 

subject to mutual agreement.  The rent for the first 7 years is proposed as fixed at 
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$1,000 annually.  There is no parking included.   

Mr. Mitchell also noted that the Portland Development Corporation (PDC) 

approved a loan to CP for $25,000 for fit-up of this raw space.   The proposed lease also 

has a clause that it can be terminated upon loan default. 

Mr. Mitchell said that this space, which has been vacant for a number of years, 

would provide CP with a storefront presence which would strengthen their ability to 

connect with constituents and provide more information of their programs of service.   

Staff recommends approval. 

Chair Brenerman noted that he is also an ex officio CP Board Director.  At CP 

Board meetings, he did not participate in the discussion and vote on use of this space so 

that he could vote here and at the Council meeting.  He said that this is a great move for 

CP and will provide it much more visibility. 

Councilor Thibodeau indicated that he was all set with this; his questions were 

answered at the last meeting. 

Chair Brenerman asked if there was any public comment.  There being none, the 

public comment session was closed. 

On motion then made and seconded, the Committee voted unanimously (2-0) to 

forward this to the City Council with a recommendation for approval. 

Ms. Bogdonoff thanked the Committee and look forward to the move and 

energizing that area of the downtown. 

Item #3:  Amethyst Lot Planning:  Review and provide feedback on draft 

description of goals and program elements for the Amethyst Lot that will direct its 

future planning, design, and development into a signature public open space on 

Portland’s Waterfront.  (Please see attached PowerPoint presented at meeting.) 

Mr. Needelman said that the Amethyst Lot (AL) has been the subject of 

conversations over the last 15 years.  The EDC’s guidance will be appreciated as the 
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process as moves forward.  The future of the AL is part of the Eastern Waterfront 

Integrated Work Plan.  A presentation was made to a stakeholder group early yesterday 

evening, and that group provided a few edits for the program statement that will help 

guide the process and an RFQ to be issued for the City to choose a design team who will 

then create design concepts.  The AL area to be included in designing concepts has 

approximately land area of 2 acres, plus the Moon Tide Park – 1 acre, as well as 

submerged lands (10 acres) – all totaling approximately 13 acres of study area.  He noted 

that Sail Maine occupies approximately 11,000 sq. ft. at the east end of the AL.  When 

cruise ships are docked, the AL is used by many taxis queuing up for the cruise ship 

passengers; this use will most likely be moved as the AL is developed.  Design concepts 

will include integration with trail uses, which have been in existence since the 1990s.  He 

then showed older design concepts of the AL, with one having tug boats in this area.  

Those tug boats today are envisioned to be located between Ocean Gateway and the 

Maine State Pier. 

Mr. Needelman continued noting that the Portland Company is planning to have a 

year-round marina, so a commercial marina at the AL is not currently assumed as a key 

component.  He displayed Alan Graves’ concept of a commercial marina from the AL, 

noting that he has had conversations with Mr. Graves about the concept.  Perhaps, in the 

future, this can be discussed as a potential revenue source and possibly smaller in size.  

The goal is to have a signature public open space. 

Mr. Needelman then showed examples of such public open spaces on the water, 

including “Sail Newport” and went through the goals, noting that the stakeholder group 

had a few edits from its meeting yesterday late afternoon and those are highlighted in red 

(again, please refer to attached presentation). 

The timeline would have the staff work group recommending a preferred 

alternative design with budget to the City Manager in March 2017, followed by EDC and 
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direction to proceed, review by the Parks Commission, Land Bank Commission, Council 

Workshop, EDC recommendation to full Council, and Council public hearing and vote 

June-July 2017. 

Mr. Needelman said that staff is requesting guidance/direction only today; no vote 

is needed. 

Councilor Costa had a process question of tying in future improvements with the 

CIP, and Mr. Needelman agreed.  With the design alternatives due in approximately 

March, staff will then formulate a budget for CIP tie in.  He anticipates no construction 

work occurring in 2017, just the design/engineering work. 

Councilor Thibodeau said that he would like to see the taxis out of this area and 

rather it be used for people who come into the City to park.  The program statement for 

the AL itself will be important and applauded having Moon Tide Park included in the 

overall design plans. 

Chair Brenerman said that stakeholders usually live or work nearby, and he 

suggested including one or two off peninsula folks in this group.   

Mr. Needelman said that the stakeholders at this point include those currently 

using the area, abutting property owners, among others.  Additional stakeholders would 

be welcomed, and suggested any referrals to him would be appreciated.  The overall 

concept that is chosen may be difficult to pay for, and this may be an opportunity to 

consider a marina – but to what scale would need to be vetted.  It has not been a dominant 

sentiment to have a commercial marina at the AL.  He also noted that the Portland 

Company site has a commercial marina proposed, and questioned the City being in 

competition with that marina.  Council direction would be requested. 

  Chair Brenerman questioned the City retaining part of the AL and selling the 

rest, and Mr. Needelman said that anything is possible.  There will need to be 

prioritization of potential uses, while also noting that a signature open space may require 
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most of the AL.   

Chair Brenerman said that there are many potential uses highlighted and 

questioned how to prioritize, and Mr. Needelman noted three goals that have been 

discussed for the future for the AL which include: community boating, public landing, 

and open space.  Prioritization will be a process of omission, and the designer chosen is 

anticipated to provide multiple designs for consideration. 

Chair Brenerman asked about public landings on the peninsula, and Mr. 

Needelman said that the Maine State Pier has space for up to 5 boats to tie up for 2 hours; 

depending on how tied up, there may be space for only 2 or 3.  Bell Buoy Park has drop 

off area only.  Those are the only two areas on the peninsula for public landings.  You can 

also pay by the hour at DiMillo’s or at Portland Yacht Services. 

Councilor Costa highlighted the public easement that will be part of the Portland 

Company plans.  Although there are still plenty of moving pieces for that development, 

that easement can also provide an opportunity to identify locations for community 

boating, public landing, and open space. 

Mr. Needelman said that is important for the AL to be integrated with public and 

private development, noting that the Portland Company is represented in the stakeholder 

group. 

Chair Brenerman said that, particularly, public access to the waterfront is needed 

and then asked about next steps. 

Mr. Needelman said that concepts provided will also have budgets for their build 

out.  He noted that charter boats could possibly be an element to help with build out for 

the AL.  Updates and concepts will be provided to the EDC periodically. 

Chair Brenerman thanked Mr. Needelman and the Committee for moving this 

forward. 

Tony Donovan asked if there would be an opportunity for public comment, and 
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Chair Brenerman indicated that there would not.  There is opportunity for public 

comments at the stakeholder meetings and at public forums to occur.  Mr. Donovan said 

that he represented the railroad and handed the attached to the Committee:  (1) Eastern 

Promenade Trail Corridor Agreement of 5/3/1995 between the City and State of Maine 

DOT; and, (2) Memorandum of Understanding of 5/31/2015 between CPB2 LLC and 

State of Maine DOT. 

Mr. Needelman noted that both MDOT and the Maine Narrow Gauge Railroad 

have been invited to participate in the stakeholder meetings. 

Item #4:  Review of 2016 Updated Economic Development Committee Work 

Plan for discussion. 

Mr. Mitchell said that this is a regular item at each meeting to update the 

Committee of what has been done, in progress, and future items.  He noted that with Lori 

Paulette’s assistance, 32 of the 44 developed tax-acquired properties have redeemed their 

properties and are now out of foreclosure.  This brought in over $350K in back taxes, 

interest, and costs.  Because these were redemptions and not sales, the Housing Trust 

Fund has not yet seen any funding from sales. 

Councilor Thibodeau said that outdoor dining is still a topic he would like to look 

into more to increase seating.  He requested other cities be looked into as to how they 

take care of this issue for extra seating, noting Montreal for one. 

Councilor Costa suggested that a meeting be reserved for restaurateurs to come in 

to talk about anything they want to.  Chair Brenerman said that this might be good during 

January or February when it is slower for the restaurants.  Mr. Mitchell said that he can 

partner with Portland’s Downtown on this, and Councilor Costa said that this can be 

informally discussed now so that restaurateurs will know about this opportunity come 

January or February for an open forum. 

Chair Brenerman said that towards the end of the year/first of next, it would be 
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interesting for CVB Executive Director Lynne Tillotson to provide the EDC with an 

update of a future convention center in Portland. 

Councilor Costa asked about planning surround the Arctic Council coming to 

Portland the first of October, and Mr. Mitchell said that he would issue an update on City 

plans, as well as of the Maine International Trade Center who is spearheading logistics 

for this event. 

Item #5:  Executive sessions pursuant to 1 M.R.S.A 405(6)(C), the Committee 

will go into executive session to discuss the following (6:20pm to 7pm): 

 

a. To provide staff direction regarding the possible sale of City owned 

property located in Portland’s East End.  See enclosed confidential 

memo from Greg Mitchell with attachments. 

 

b. To provide staff direction on the possible sale of 7+/- acres of City 

owned industrial property located in the Riverside Street Industrial 

Subdivision.  See enclosed confidential memo from Greg Mitchell with 

attachments. 

 

c. To provide staff direction regarding City lease terms with possible new 

Eastern Conference Hockey League use of space at 94 Free Street in the 

Spring Street Garage.  Confidential memo to be provided before 

meeting. 

 

Chair Brenerman noted that Item 5(c) would not be taken up tonight. 

On motion then made and seconded, the Committee voted unanimously at 

approximately 6:20 to into executive session pursuant to 1 M.R.S.A. 405(6)(C) to discuss 

items #5(a) and 5(b) above.  At approximately 7:00 p.m., the Committee came out of 

executive session and the meeting adjourned. 

    Respectfully, Lori Paulette 

 

 



Economic Development Committee
Amethyst lot Design Process Briefing

Program Statement Draft 

August 23, 2016



























Eastern Waterfront Master Plan: Small Vessel Marine Support/Public Access Area

Eastern Waterfront Master Plan Excerpts, 
Adopted December 2004
Pg. 10

….. provide opportunity for seasonal small vessel berthing and 

marina development, public access to the water, open space and 

trail enhancements, and the possibility for a tug boat pier. The 

character and scale of development in the lands east of Pier 2 

should, to the extent possible, be designed to add value and retain 

views for the Central Redevelopment Area

Development Considerations

 Develop shallow draft commercial and recreational berthing.

 Develop open space and trail enhancements.

 Provide a place for increased public access and use of the water’s edge.

 Provide opportunities for development of a public boathouse and landing.

 Retain potential for a wave-attenuating pier to provide future tugboat berthing 

and expanded protected berthing in the winter months.





































Draft Goals:  



Minimum Development Program



Potential Additional Program Elements



Examples of Design Features



Draft Work Plan:

 RFP for consulting services Sept – Nov 2016

 Initiate design process Dec 2016

 Stakeholder input Jan 2017

 Alternatives development Jan – Feb 2016

 Public Forum Feb 2017

 Staff Workgroup recommends preferred alternative 

with planning budget to City Manager March 2017

 EDC – Direction to proceed March 2017

 Parks Commission – Present preferred alternative March-April 2017

 Full Council Workshop May 2017

 EDC – Recommendation to full Council June 2017

 Full Council  Public Hearing June – July 2017











































Report from September 6th 2016 City of Portland Economic Development Committee 
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Committee members present:  Chair Councilor David Brenerman, and Councilors Justin Costa and 

Spencer Thibodeau. 

Statement from Committee: We are interested in how best to integrate immigrants into the 

community and also to address economic opportunities for all residents of Portland. 

Public Comments: 

1. Tim Honey, resident of South Portland, community volunteer (shared written statement 

with the Committee) 

What do you see as the gaps in services and /or unmet needs in the context of 

employment/entrepreneurship? 

I am here as a private citizen.  I have been involved with the immigrant community; I mentor an 

immigrant family. There is a huge gap. It is a policy gap. With the current xenophobia and anti-

immigrant sentiment, it is imperative for the City to speak to a policy goal around immigration. 

Only the City can do that – not an organization. I would recommend embracing the World Affairs 

Council of Maine. The vision is that Portland aspires to be a welcoming place that empowers the 

immigrant community and provides multiple opportunities for immigrants to thrive. 

What should be the city’s role in addressing those gaps? 

The City’s role should be to make a statement. Creating an office would make a statement.  I 

advocate for establishing the office with the three goals in mind.  The convening of the 

conference is important.  The City can play a leadership role and a convening role. Through the 

conference, we can create an environment where the community can come together and 

participants can think about how to speak to those goals. We want to hear directly from 

immigrants themselves.  The City doesn’t have to put in a whole bunch of new programs – but 

they can play a leadership role. They can ask the questions that can kick this off. 

Also, act regionally! Get other city governments involved (like South Portland).  

Committee comments: Spencer Thibodeau: We had a mediator in the past. We could have a 

mediator at the October 26th meeting; get public input with the help of a mediator. 
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2. Theng, private citizen 

What do you see as the gaps in services and /or unmet needs in the context of 

employment/entrepreneurship?   

Leadership is lacking; Portland could be a counter to what is happening in the state of Maine. We 

are a welcoming city for so many people – millennials, visitors – how we present ourselves is so 

important. Portland is the current economic engine and the future economic engine.  We have 

about 3000 students in high schools who are our future workforce.  We have 3000 people taking 

classes at PAE – most are immigrant and refugees.  The City is already investing in this group. 

How we treat and integrate immigrants and refugees is vital.  Other places follow Portland.  

Portland can set the tone.  Without immigrants, Portland wouldn’t have grown in last five years.  

We are dependent on this group to drive future innovation and economic success.  How we treat 

and integrate them is absolutely critical.  I hope we create this office to have that leadership 

here in the state of Maine. 

 

3. Hussain; Somali Community Center of Maine (shared written statement  - attached -with 

the Committee on behalf of the Somali Community Center of Maine, the New Mainer’s 

Alliance and the New Mainer’s Political Action Committee)  

 

4. Alain Nahimana, Maine Immigrant Rights Coalition (shared written statement – attached 

- with the Committee. Additional comments below) 

What do you see as the gaps in services and /or unmet needs in the context of 

employment/entrepreneurship? 

Most of the gaps have been identified.  

 Most service provider serve whoever comes through their door. We need to target 

people and reach out to them. 

 We need to have a tiered approach.  If asylum seeker – need certain services; if need to 

learn English – need others. 

 There is a need for additional collaboration among service providers.   

 English is the gateway to equal access to economic opportunity. We need to support 

these services. 

Our members would like to address the gaps and continue to walk hand in hand with the city to 

further immigrant integration in Maine. 
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5. E’nkul Kanakan 

What is your organization’s role in addressing these gaps?  

I have worked for an organization as a program manager; today I am the HR director for this 

organization. Why have I stayed there so long?  The organization is a human service organization 

that helps people with disability and mental health. 90% of people working there are 

immigrants/refugees. When we started, we had five clients and 12 employees. Now we have 480 

clients. For many people, this is now where they go.  And why?  Because they want a welcoming 

environment.  You want to feel comfortable when you walk through the door.  You want to see 

people who look like you when you enter.  And you want to see that someone like you can get to 

the top.  Area directors are now immigrants/refugees.  Everyone coming through the door will 

see that you have a possibility of advancement here. We try to help everyone understand that 

you have to fight your way but you don’t have to be running in a horse race where there is no 

finish.  They want skills and want to be able to use those skills.  They want the City to be 

proactive. They are tax payers and they would like support in being successful.  The organization 

has been welcoming and accepting and encourage refugees to stay in the city. They come, they 

work and they stay for a long time.  (Organization = Granite Bay Care) 

 

6. Claude Rwangje, Executive Director of Community Financial Literacy   

What do you see as the gaps in services and /or unmet needs in the context of 

employment/entrepreneurship? 

We are not here to compete to with other organizations and other cities.  We are here to 

support each other.  We are here to support the City. Do we have a demographic issue or 

leverage issue? Where are we going to get employees? Do we have to go to other states or do 

we pull them from our state? The biggest challenge we have is how we take care of people who 

are already here. What is the role the City can play so people feel welcome and they make Maine 

their home. I attended an Immigration Integration Conference that brought 2000 people 

together from across the state. The movement is not starting here – we not inventing the wheel 

here – we should be doing more here because we have a demographic issue.  We need to 

educate people and make them stay here.  It is the City’s role to bring many stakeholders 

together. We do not want the City to create organizations – but they can play a key role in 

bringing people together.   

 

What is your organization’s role in addressing these gaps?  

My organization has been around for 8 years. I am happy to see that we are educating new 

Mainers – and we also reach out to low income Mainers. Along with CEI, PAE we address the 

workforce issues. But it’s not enough. We can still use the forces and continue to advance the 
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issue. In brief. Financial stability is really needed and I am proud of what I do.  We can’t be the 

connector. The City can be the connector! New Mainers and all low income people if integrated, 

can address issues the state is facing. I appreciate the council members coming together on this 

issue. 

7. Regina Phillips 

What do you see as the gaps in services and /or unmet needs in the context of 

employment/entrepreneurship? 

We had an office that was led by the City. We were integrated in the community and we were 

helping them find jobs and sustain job. The City had a plan and we had an office. There were no 

discussions – there is no gaps in service.   

How do you integrate people of color in Portland? There aren’t good jobs here and they have 

some of the same issues that immigrants have. If the City wants to do something we need to 

help minorities, people of color, so they are excited to stay in the City of Portland. If you feel like 

there is something you need to do… we applied for a Development Block Grant fund and we got 

the door slammed in our face multiple times. So take a look at that process and whether it can 

fund some of the good work that people in the previous organizations want to do. 
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Economic Development Department 

Gregory A. Mitchell, Director 

 

 

TO:  Economic Development Committee 

  

FROM: Gregory A. Mitchell, Economic Development Director 

 

DATE: October 21, 2016 

 

SUBJECT: Authorizing the Assignment of the McAuley Place Tax Increment Financing 

District Credit Enhancement Agreement 

 

 

I.  ONE SENTENCE SUMMARY 

 

The request is to assign the McAuley Place Tax Increment Financing (TIF) District Credit 

Enhancement Agreement (CEA) from Baxter Woods Retirement Community, Inc., to Sea Coast 

at Baxter Woods Associates, Inc. and Motherhouse Associates, LP. 

 

II.  AGENDA DESCRIPTION  

 

Changes in corporate entities are taking place to support the redevelopment of the Motherhouse 

Project and surrounding property located in the McAuley Place TIF District.  This necessitates 

EDC and City Council approval to Assign the McAuley Place TIF CEA which is permitted under 

the existing City Council approved CEA per Section 7.3. 

 

III.   BACKGROUND 

 

The City Council approved the McAuley Place TIF District on May 16, 2009.  The terms of this 

TIF District include returning sixty (60) percent of the new property taxes to the Motherhouse 

Project developer for a period of thirty (30) years and the remaining forty (40) percent will be 

placed in the City’s General Fund.  It is noted that this property is tax exempt because it is owned 

by St. Joseph Covenant and Hospital.  Also, it is noted that the TIF District approval date started 

the TIF District term, but it was not activated at that time because the planned redevelopment 

project investment did not occur.  With the Project now preparing to move forward under 

different corporate entities, assignment of the approved McAuley Place TIF District CEA is 

needed.  A summary of the affordable senior housing original development program (2009) 

compared with the latest development program (2016) is similar as follows: 

 

Original Project (2009) 

 45 to 50 apartments in the renovated Motherhouse; 

 25 to 30 apartments (new construction) in an addition to the Motherhouse; 

and, 

 36 residential units (new construction) located in three townhouses/cottages 

between the Motherhouse and Baxter Woods. 
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Latest Project (2016) 

 88 (including affordable) units located in the Motherhouse; and, 

 21 residential units located between the Motherhouse and Baxter Woods. 
  
 

IV.   INTENDED RESULT OR COUNCIL GOAL ADDRESSED 

 

EDC and City Council approval of the Assignment to the McAuley Place TIF District CEA. 

 

V. FINANCIAL IMPACT 

 

There is no financial impact related to EDC and City Council approval to assign the McAuley 

Place TIF District CEA. 

 

VI.  STAFF ANALYSIS AND BACKGROUND THAT WILL NOT APPEAR IN THE 

AGENDA DESCRIPTION 

 

Staff reviewed the request and determined that the requested McAuley Place TIF District CEA is 

allowed under the City Council approved CEA.  

 

VII. RECOMMENDATION 

 

Staff recommends approval to assign the McAuley Place TIF District CEA. 

 

VIII. LIST ATTACHMENTS 

 

 Consent to Assignment of Credit Enhancement Agreement 

 Assignment and Assumption of Credit Enhancement Agreement 

 

Prepared by: Greg Mitchell 

 

Date: October 21, 2016 
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Consent to Assignment of Credit Enhancement Agreement 

 

Whereas, on May 16, 2009, the City Council of the City of Portland approved The McAuley 

Place Municipal Development and Tax Increment Financing District Development Program, which 

created a  tax increment financing district with respect to property located at 605 Stevens Avenue, 

Portland, Maine and, following approval of the Development Program by the Maine Department of 

Economic and Community Development, a Credit Enhancement Agreement, dated May, 2009, (the 

“Agreement”) was entered between the City of Portland and McAuley Place at Baxter Woods Retirement 

Community, Inc., its successors and assigns (hereinafter “McAuley Place”); 

 

Whereas, Section 7.3 of the Agreement provides that McAuley Place shall have the right to 

transfer and assign to any person or entity all or any portion of its rights in, to and under this Agreement, 

at any time, and from time to time, as McAuley Place may, in its sole discretion, deem appropriate and 

said right shall not be unreasonably withheld by the City; and 

 

Whereas, St. Joseph Covenant and Hospital has agreed to sell all of the property in the TIF 

District to Sea Coast at Baxter Woods Associates, LLC, a Maine limited liability company (“Sea Coast”), 

and Sea Coast intends to sell a portion of such property to Motherhouse Associates, LP, a Maine limited 

partnership (“Motherhouse Associates”); and 

 

Whereas, Sea Coast has submitted to the Economic Development Department of the City 

documentation of final project sources and uses demonstrating continued need for the level of TIF 

financing provided in the Agreement; 

 

 Now, therefor, the undersigned agree as follows: 

 

1.  The City hereby consents to the assignment of the Agreement by McAuley Place to Sea 

Coast, its successors and assigns, and to the assignment by Sea Coast to Motherhouse Associates of a 

portion of the tax increment revenues under the Agreement as set forth in the Credit Enhancement Partial 

Assignment Agreement attached hereto as Exhibit A. 

 

2. Sea Coast assumes and agrees to perform all obligations of McAuley Place under the 

Agreement with respect to the property that it will own and Motherhouse Associates assumes and agrees 

to perform all obligations of McAuley Place under the Agreement with respect the property that it will 

own. 

 

Dated as of this ___ day of _______, 2016. 

      City of Portland 

 

      By: __________________________ 

       Its 

 

      Sea Coast at Baxter Woods Associates, LLC 

 

      By: ___________________________ 

       Its 

 

      Motherhouse Associates, LP 

 

      By: ___________________________ 

       Its 
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EXHIBIT A 

 

CREDIT ENHANCEMENT PARTIAL ASSIGNMENT AGREEMENT 

(Motherhouse Share) 

 

 This Credit Enhancement Partial Assignment Agreement (Motherhouse Share), dated as of  

________  __, 2016, between Sea Coast at Baxter Woods Associates, LLC, a Maine limited liability 

company, with a mailing address c/o Ocean View Management Company, 20 Blueberry Lane, Falmouth, 

Maine (“Sea Coast”), and Motherhouse Associates, LP, a Maine limited partnership, with a mailing address 

c/o Developers Collaborative, 100 Commercial Street, Suite 414, Portland, Maine 04101 (hereinafter 

“Motherhouse”). 

 

W I T N E S S E T H    T H A T 

 

 WHEREAS, the City of Portland (the “City”) has designated the McAuley Place Municipal 

Development District and Tax Increment Financing District (the “District”) pursuant to Chapter 207 of Title 

30-A of the Maine Revised Statutes, as amended, and adopted a development program and financial plan, 

as amended for the District on March 16, 2009 (the “Development Program”), and 

 

 WHEREAS, pursuant to the Development Program, the City entered the Credit Enhancement 

Agreement, as defined herein, and Sea Coast desires to assign, allocate, and provide for payment to 

Motherhouse of a portion of the payments to be made by the City pursuant to the Credit Enhancement 

Agreement and all rights under the Credit Enhancement Agreement that pertain to the Motherhouse 

Property as defined herein being acquired by Motherhouse on this date; 

 

 NOW, THEREFORE, in consideration of the foregoing and in consideration of the mutual 

promises and covenants set forth herein, the parties hereby agree as follows: 

 

ARTICLE I: DEFINITIONS 
 

 Section 1.1  Definitions.  The terms defined in this Article I or herein above shall, for all purposes 

of this Agreement, have the meanings herein specified, unless the context clearly requires otherwise: 

 

“Credit Enhancement Agreement” means the Credit Enhancement Agreement dated as of May, 

2009, between the City of Portland, Maine and McAuley Place at Baxter Woods Retirement Community, 

Inc. (and assigned by McAuley Place at Baxter Woods Retirement Community, Inc. to Sea Coast by 

Assignment, dated ___________, 2016),  all relating to the District. 

 

 “Current Assessed Value” means, for each Fiscal Year that the District remains in effect, the net 

assessed value (after deducting all exemptions, including homestead exemptions and veterans exemptions) 

of property, including the Motherhouse Property and the Sea Coast Property, as applicable hereunder, as 

certified by the municipal assessor of the City as of April 1st prior to such Fiscal Year. 

  

“Fiscal Year” means July 1 to June 30 each year or such other fiscal year as the City may establish 

from time to time.  

  

 “Increased Assessed Value” means, for any Fiscal Year, the assessed valuation amount by which 

the Current Assessed Value of the District for such Fiscal Year exceeds $0 (the Original Assessed Value of 

the District).  
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“Increased Assessed Value (Motherhouse Share)” means, for each Fiscal Year during the term of 

this Agreement, (i) the then Current Assessed Value of the Motherhouse Property, minus (ii) $0 (the 

Original Assessed Value).  

 

“Motherhouse Property” means the portion of the real estate located in the TIF District described in 

the deed of even date from Sea Coast to Motherhouse and recorded in the Cumberland County Registry of 

Deeds that is located in the District, which property consists of Unit #1 (the "Unit") of 605 Stevens Avenue 

Condominium created under the Declaration of Condominium, dated ________, 2016 and recorded in the 

Cumberland County Registry of Deeds, Book ___, Page _____, which unit consists of most of four-story 

Motherhouse or convent building that was designed in the Italian Renaissance style and constructed in 

1908-1909 but excluding the portions thereof described as Common Elements or  Limited Common 

Elements in such Declaration of Condominium and also excluding the portions thereof shown as Unit 2  

(the 3 story Smith House wing) and Unit 3 (the Chapel located in the Motherhouse building). The 

Motherhouse Property has an assessed value, as of April 1, 2016, of $0. 

  

“Original Assessed Value” means the original assessed value of the District, which amount is $0, 

which was the assessed value of the District as of March 31, 2008 (April 1, 2007) and as of March 31, 2017 

(April 1, 2016). 

  

“Property Taxes” means any and all ad valorem property taxes levied, charged or assessed against 

real  property by the City.  

 

“Sea Coast Property” means all of the real property located in the TIF District other than the 

Motherhouse Property. Accordingly, the Sea Coast Property consists of Unit 2 (the 3 story Smith House 

wing) and Unit 3 (the Chapel located in the Motherhouse building) of 605 Stevens Avenue Condominium 

created under the Declaration of Condominium, dated ________, 2016 and recorded in the Cumberland 

County Registry of Deeds, Book ___, Page _____, and the land located in the TIF District that is not part of 

said Condominium, said land being located between the Motherhouse and Baxter Woods. The Sea Coast  

Property has an assessed value, as of April 1, 2016, of $0. 

  

“Tax Increment” means all Property Taxes assessed by the City, in excess of any state, county or 

special district tax, upon the Increased Assessed Value of all real property  in the District that is not exempt 

from taxation.  

 

 “Tax Increment Revenues (McAuley Place Share)” means that percentage of the Tax Increment 

Revenues (McAuley Place Share), as defined in the Credit Enhancement Agreement. Such percentages are 

equal to 60% of the Tax Increment relating to all of the property in the TIF Districtfor each Fiscal Year for 

the period from July 1, 2017 through June 30, 2039.  

 

“Tax Increment Revenues (Sea Coast Share)” means, computed separately for each Fiscal Year 

during the term of this Agreement, an amount equal to 60% of the Tax Increment for such Fiscal Year  

computed solely with respect to the Sea Coast Property located in the TIF District.  

 

“Tax Increment Revenues (Motherhouse Share)” means, computed separately for each Fiscal Year 

during the term of this Agreement, an amount equal to 60% of the Tax Increment for such Fiscal Year 

computed solely with respect to the Motherhouse Property.  

  

 “Tax Map” means the tax maps of the City of Portland attached hereto as Exhibit A. 

 

 All terms and words that are capitalized herein and not otherwise defined herein shall have the 

meanings set forth in the Credit Enhancement Agreement.  
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ARTICLE II: PAYMENT OBLIGATIONS 

 

 Section 2.1.  Assignment.  Sea Coast hereby assigns to Motherhouse, its successors and assigns, the 

Tax Increment Revenues (Motherhouse Share) and all portions of the Credit Enhancement Agreement 

pertaining to or arising out the Motherhouse Property.  Motherhouse hereby accepts the obligations of Sea 

Coast as to the Motherhouse Property and agrees faithfully to perform such obligations and to bound 

thereby, including without limitation the obligations to pay all Property Taxes on the Motherhouse Property 

when due.  

 

 Sea Coast hereby covenants and agrees with Motherhouse, its successors and assigns, as follows: 

 

a. a true and complete copy of the Credit Enhancement Agreement with all amendments is 

attached hereto and that the Credit Enhancement Agreement has not been modified, changed, 

altered, assigned, supplemented or amended in any respect except identified herein; 

b. the Credit Enhancement Agreement is a valid and binding obligation of the City and in full 

force and effect on the date hereof, and the City, to its actual knowledge, has no existing 

defenses or offsets against the enforcement of the Credit Enhancement Agreement; 

c. no default is outstanding under the Credit Enhancement Agreement;  

d. Sea Coast shall obtain any necessary consent of the City for the partial assignment and 

allocation of the Tax Increment Revenues (Motherhouse Share) identified in this Agreement; 

e. Sea Coast is the sole holder of the interest of McAuley Place at Baxter Woods Retirement 

Community, Inc. in the Credit Enhancement Agreement; 

f. Sea Coast has not granted any lien, security interest or other encumbrance covering the 

Credit Enhancement Agreement; 

g. Sea Coast shall instruct the City to divide each future payment of Tax Increment Revenues 

under the Credit Enhancement Agreement into two checks, one to Motherhouse (or its 

successors of assigns) in the amount Tax Increment Revenues (Motherhouse Share) (the 

“Motherhouse Share”), and the remainder of the Tax Increment Revenues (McAuley Place 

Share) to Sea Coast (or its successors and assigns) (the “Sea Coast Share”). In the event the 

City fails to do so, then the party who received the other’s share shall hold such share in trust 

and promptly remit it to the proper recipient;  

h. any future amendments of the Credit Enhancement Agreement affecting in any way the 

amount of the Motherhouse Share will require the consent of both Sea Coast and 

Motherhouse or the then respective holders of the interest of Sea Coast and Motherhouse in 

the Credit Enhancement Agreement; and 

i. Sea Coast and Motherhouse shall each  pay, with respect to its share of the Tax Increment 

Revenues the 1% administrative fee due to the City of Portland under Section 3.7 of the 

Agreement, and the City may withhold or set off that 1% administrative fee from each 

payment. 

Sea Coast and Motherhouse agree that the Tax Increment Revenues (Sea Coast Share) have not been 

assigned by Sea Coast to Motherhouse and are not subject to this Agreement, and Motherhouse shall have 

no rights with respect to the Tax Increment Revenues (Sea Coast Share).  Sea Coast hereby agrees to 

faithfully perform the obligations under the Credit Enhancement Agreement and to bound thereby, 

including without limitation the obligations to pay or cause to be paid all real estate taxes on the non-

Motherhouse Property when due. 
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Section 2.2.  Payments.  Sea Coast has notified the City that Sea Coast has assigned the Tax 

Increment Revenues (Motherhouse Share) to Motherhouse.  The City is directed to pay the Tax Increment 

Revenues (Motherhouse Share) directly to Motherhouse, its successors and assigns, beginning with first 

half (September 2017 payment) of the Fiscal Year of the City beginning July 1, 2017 and ending June 30, 

2018 and continuing with each fiscal year of the City thereafter through and including June 30, 2039.   

 

ARTICLE III: BOOKS AND RECORDS 

 

 Section 3.1.  Access to Books and Records.  All books, records and documents in the possession of 

Sea Coast relating to the District, the Development Program, this Agreement and the Tax Increment 

Revenues (McAuley Place Share), the Tax Increment Revenues (Sea Coast Share) and the Tax Increment 

Revenues (Motherhouse Share) shall at all reasonable times be open to inspection by Motherhouse, its 

agents and employees. 

 

ARTICLE IV: ASSIGNMENT AND PLEDGE OF MOTHERHOUSE’ SHARE 

 

 Section 4.1.  Consent to Pledge and/or Assignment.   Sea Coast does hereby irrevocably consent 

and agree to the pledge and assignment by Motherhouse from time to time of its right, title and interest in, 

to and under this Agreement and in, and to the payments to be made to Motherhouse hereunder, to third 

parties as collateral or security for indebtedness incurred from time to time, on one or more occasions 

during the term hereof. Motherhouse shall give prompt written notice to the City and to Sea Coast of any 

pledge of or security interest granted with respect to this Agreement or any interest therein.  

  

Section 4.2. Assignment:  In addition to the rights of assignment in Sections 5.1 hereof, 

Motherhouse shall have the right to transfer and assign all or any portion of its rights in, to and under this 

Agreement, at any time, and from time to time as Motherhouse may, in its sole discretion, deem appropriate 

provided that Motherhouse shall first obtain the written consent of the City and Sea Coast of any 

assignment of this Agreement or any interest therein, which consents will not be unreasonably withheld.  

 

ARTICLE V: MISCELLANEOUS 

 

 Section 5.1.  Successors.  The covenants, stipulations, promises and agreements set forth herein 

shall bind and inure to the benefit of the respective successors and assigns of the parties hereto.  

 

 Section 5.2.  Counterparts.  This Agreement may be executed in any number of counterparts, each 

of which, when so executed and delivered, shall be an original, but such counterparts shall together 

constitute but one and the same Agreement. 

 

 Section 5.3.  Governing Law.  The laws of the State of Maine shall govern the construction and 

enforcement of this Agreement. 

 

 Section 5.4.  Notices.  All notices, certificates, requests, requisitions or other communications by 

the Sea Coast or Motherhouse pursuant to this Agreement shall be in writing and shall be sufficiently given 

and shall be deemed given when mailed by first class mail, postage prepaid, addressed as follows: 

 

 If to Sea Coast:   Sea Coast at Baxter Woods Associates, LLC  

c/o Ocean View Management Company 

20 Blueberry Lane 

Falmouth, Maine  
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If to Motherhouse:  Motherhouse Associates, LP 

c/o Developers Collaborative 

100 Commercial Street, Suite 414 

Portland, Maine 04101  

  

Any of the parties may, by notice given to the other, designate any further or different addresses to which 

subsequent notices, certificates, requests or other communications shall be sent hereunder. 

 

 Section 5.5.  Amendments.  This Agreement may be amended only with the written consent of the 

parties hereto. 

 

 Section 5.6.  Integration.  This Agreement completely and fully supersedes all other prior or 

contemporaneous understandings or agreements, both written or oral, between Sea Coast and Motherhouse 

relating to the specific subject matter of this Agreement and the transactions contemplated hereby. 

 

 IN WITNESS WHEREOF, Sea Coast at Baxter Woods Associates, LLC and Motherhouse, LP 

have caused this Agreement to be executed in their respective names and their respective seals to be 

hereunto affixed and attested by the duly authorized officers, all as of the date first above written. 

 

WITNESS:        

       Sea Coast at Baxter Woods Associates, LLC  

        

_________________________________  By: _________________________________  

            John B. Wasileski, its Manager 

       Motherhouse Associates, LP 

 

 

_________________________________  By: _________________________________  

            Kevin Bunker, Its General Partner 
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Assignment and Assumption of Credit Enhancement Agreement 

 

 This Assignment and Assumption of Credit Enhancement Agreement is made this ___ day of 

_________ 2016, by and between McAuley Place at Baxter Woods Retirement Community, Inc., a Maine 

nonprofit corporation (“Assignor”) and Sea Coast at Baxter Woods Associates, LLC, a Maine limited 

liability company (“Assignee”);  

 

      WHEREAS, Assignor is a party to the Credit Enhancement Agreement between the City of 

Portland (the “City”) and Assignor, dated May 2009, a copy of which is attached hereto (the 

"Agreement"); 

  

      WHEREAS, Assignor desires to assign to Assignee and Assignee desires to acquire from 

Assignor all of Assignor’s interest in and to said Agreement and Assignee has agreed to assume all 

obligations of Assignor under said Agreement; and 

 

      WHEREAS, it is the intention of the parties hereto that Assignor’s interest in and obligations 

under the Agreement be assigned to and assumed by Assignee as hereinafter set forth.  

 

      NOW, THEREFORE, in consideration of the mutual covenants and agreements contained herein, 

the parties hereto agree as follows:  

 

      1.    Assignment and Assumption.  Assignor hereby sells, transfers, conveys, grants and assigns to 

Assignee, its successors and assigns, to the extent assignable, all right, title and interest of Assignor in and 

to the Agreement. Assignee hereby accepts such assignment and assumes all obligations of Assignor 

under the Agreement. This Assignment is granted with no representations or warranties by Assignor other 

than the fact that Assignor has not assigned or caused to be assigned such Agreement to any third party. 

      

 2.    Miscellaneous. This Agreement shall be binding upon and shall inure to the benefit of 

Assignor and Assignee and their respective successors and assigns. Assignee acknowledges and agrees to 

accept all obligations of the Assignor under the Agreement and to be bound by all provisions of this 

Agreement.  

 

 IN WITNESS WHEREOF, the parties hereto have caused this Assignment and Assumption of 

Credit Enhancement Agreement to be executed as a sealed instrument as of the date first above written.  

 

Witness: ASSIGNOR: McAuley Place at Baxter Woods 

Retirement Community, Inc. 

 

_________________________________ By: _________________________________ 

                     , its  

                                 

ASSIGNEE: Sea Coast at Baxter Woods Associates, 

LLC 

 

_________________________________ By: _____________________________________  

             John B. Wasileski, Its Manager 
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Economic Development Department 

Gregory A. Mitchell, Director 

 
MEMORANDUM 

 

 
 

TO: Chair and Members of the Economic Development Committee 

 
FROM: Gregory A. Mitchell, Economic Development Director 

 
DATE: October 20, 2016 

 
SUBJECT: Communication Item for October 25, 2016 Committee Meeting – 

FYE2016 Tax Increment Financing Annual Report 

 
 

I. SUMMARY OF ISSUE 

 
City Tax Increment Financing (TIF) Policy adopted by the City Council on February 4, 2013, 

requires the preparation and presentation of an annual TIF district activity report.  The FYE2016 

TIF Annual Report represents the fourth year of reporting. 

 

Highlights of this year’s Report notes City Council TIF actions during FY2016.  This includes the 

Council’s Housing and Community Development Committee, at the end FY2015, reviewed and 

recommended to the Council approval of the 17 Carleton Avenue Affordable Housing TIF and Credit 

Enhancement Agreement (CEA).  The City Council reviewed and approved this TIF and CEA at its 

August 3, 2015 meeting. 

 

This year’s Report also has a table showing the past four years to see trends, as well as an Appendix 

which lists all the current TIFs and the activity numbers associated with them. 

 
II. REASON FOR SUBMISSION 

 
It is being submitted to the Committee for discussion and to forward to the City Council as a 

communication. 

 

III.  INTENDED RESULT 

 
The intended result is for the entire City Council to keep up-to-date on TIF Districts. 

 
IV.  FINANCIAL IMPACT 

 
There is no financial impact with this item. 

 
V.  STAFF ANALYSIS AND RECOMMENDATION 

 
Staff recommends the Committee vote to forward the Report to the City Council as a 

communication. 
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1.  Introduction 
 

On February 4, 2013, the City Council adopted revised City Tax Increment Financing (TIF) 

Policy (Item A in Appendix) in support of investment in municipal economic development 

programs and infrastructure investment.  Revised City Policy favors area-wide TIF Districts 

to support investment in public infrastructure and economic development programs versus 

individual site TIF Districts for private project financing needs. 

 

City TIF Policy requires an annual report, to the City Council Committee and full City 

Council, regarding TIF District activity. This Report provides an overview of the TIF District 

Program, Portland’s utilization of TIF Districts to date, and TIF District financial value 

impacts. 

 

 

2.  Definitions 

 

Commonly used terms, included in this Report, include: 

 

“Captured Assessed Value” means increased assessed value retained in a TIF District each 

year during its term. 

 

“Credit Enhancement Agreement (CEA)” means the agreement between the City and the site 

specific TIF District Developer whereby it includes the terms under which the City will 

provide a portion of the Retained Tax Increment Revenue back to the Developer. 

 

“Current Assessed Value” means the then current assessed value of the property located in the 

TIF District to be determined by the City Assessor as of April 1 of each year during the term of 

the District. 

 

“District” means that portion of property depicted on a map to apply to the TIF. 

 

“Increased Assessed Value (IAV) ” means the valuation amount by which the Current 

Assessed Value exceeds the Original Assessed Value.  If the Current Assessed Value is less 

than or equal to the OAV, there is no Increased Assessed Value in that year. 

 

“Infrastructure” is defined, but not limited to:  traffic upgrades, public parking facilities, 

roadway improvements, lighting, sidewalks, water and sewer utilities, storm water 

management improvements, and placing above ground overhead electric and 

telecommunications lines underground. 

 

“Original Assessed Value (OAV)” means the assessed value of the property in the TIF District 

as of March 31 of the year that it was created.  For instance, if a TIF District was approved as 

of the date of this report, or October 2016, the OAV would be the assessed value of the 

property on March 31, 2016.  All taxes from the OAV go into the City’s General Fund for any 

City use. 
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“Property Taxes” means any and all ad valorem property taxes levied, charged or assessed 

against the property by the City or on its behalf and actually paid to the City, but excluding any 

county, state, or special District taxes that are separately levied, charged, or assessed against 

the property. 

 

“Retained Tax Increment Revenues” means that portion of the Property Taxes paid with 

respect to the Captured Assessed Value. 

 

“Tax Year” means April 1 to March 31. 

 

3. Tax Increment Financing Overview and Value 

 

Tax Increment Financing (TIF) is the most flexible economic development program available 

to municipalities.  Associated with private sector or affordable housing investment, TIFs are 

flexible municipal financing tools to fund the following types of activities to support private 

sector investment: 

 

 public infrastructure projects;  

 economic development programs, including municipal marketing and staff; and, 

 support of individual private commercial and affordable housing project financing 

needs. 

 

The two property tax components associated with TIF Districts include: 

 

 New Property Taxes. TIF revenue is generated from new increased municipal assessed 

value and associated new property taxes.   TIFs can be established for up to thirty (30) 

years and new or “captured assessed value” in the TIF District can range from 1% to 

100% of the amount of new property taxes.   

 

  Original Assessed Property Value (OAV).  The taxes from property base or “Original 

Assessed Value” reverts to the municipal general fund and is not captured in a TIF 

District. 

 

4. TIF District Approval Process 
 

There is a three step process to approve establishment of a TIF District. The three steps 

include: 

 

 Economic Development Committee recommendation for approval to the City Council; 

 City Council approval; and, 

 State of Maine Department of Economic Development Department approval for 

commercial TIF districts or Maine State Housing Authority approval for affordable 

housing TIF Districts. 

 

5. City Council Actions During FY2016 

 

City Council actions taken during FY2016 include: 
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(a) The Council’s Housing and Community Development Committee, at the end 

FY2015, reviewed and recommended to the Council approval of the 17 

Carleton Avenue Affordable Housing TIF and Credit Enhancement 

Agreement.  The City Council’s review and approval occurred during FY2016 

at its August 3, 2015 meeting. 

 

(b) It is noted that during FY2016, the Council’s Economic Development 

Committee reviewed and recommended to the City Council creating a TIF 

District and associated Credit Enhancement Agreement for ImmuCell.  The 

City Council’s review and approval occurred during FY2017 at its             

September 19, 2016 meeting. 
 

6. Statutory Limits for TIF Districts 

 

There are two State statutory limitations which include: 

 

 Acreage:  No single TIF District, including Affordable Housing Districts, can be larger 

than 2% of a municipality’s total acreage, or in the case of Portland, 2% of Portland’s 

12,386 acres is 247 acres.  Also, all active TIF Districts have to be less than 5% of a 

municipality’s total acreage, or in the case of Portland, 5% is 619 acres.  Based upon 

active TIF Districts, including Affordable Housing TIF Districts, as of FYE2016, 

Portland has the ability to include 471 additional acres in TIF Districts.  

 

 Value: 

   

o Commercial/Area Wide TIF Districts:  The OAV of all these TIF Districts in 

a municipality cannot be more than 5% of its total aggregate value (FY16 

aggregate value:  $7,996,350,000), or in the case of Portland, 5% is 

$399,817,500.  Based upon active TIF Districts as of FYE2016, Portland has the 

ability to include an additional $266.5 Million of property value in TIF 

Districts.   

 

o Affordable Housing TIF Districts:  The OAV of all Affordable Housing TIF 

Districts cannot be more than 5% of the total aggregate value (FY16 aggregate 

value:  $7,996,350,000), or in the case of Portland, 5% is $399,817,500.  Based 

upon active Affordable Housing Districts as of FYE2016, Portland has the 

ability to include an additional $398 Million of property value in Affordable 

Housing TIF Districts. 

 

It is noted that the amount of acreage and value to include in TIF Districts fluctuates as TIF 

districts are created, expired, and/or terminated. 

 

There are exemptions from State limitations for Transit Oriented Development (TOD) and 

Downtown TIF Districts, for which Portland now has two:  Thompson’s Point TOD TIF, and 

the Downtown TOD and Omnibus TIF, the latter created in FY15 and activated in FY16. 

5 of 26



6 

 

 

7. Tax Sheltering Benefits 
 

Municipalities realize “savings” from the tax sheltering effect of TIF Districts.  The following 

direct financial impacts occur when municipal valuation increases: 

 

 State Education Aid is reduced,  

 State Municipal Revenue Sharing is reduced, and  

 A municipality pays a higher percentage of the County budget.  

 

This amount of “savings” is significant and one of the most important benefits of 

establishing TIF Districts. 

 

For Portland, tax shelter savings is conservatively estimated at 30%, meaning that for every 

new tax dollar, Portland saves 30 cents which would otherwise be lost for property tax value 

not included in a TIF district.  Portland’s estimated total tax shelter savings for all active TIF 

Districts is just over $715,000 for FYE2016, which is approximately $600,000 less than 

FY2015 due largely to the UNUM TIF expiring in FY2015 with the City not capturing $61 

Million of increased assessed value in FY2016, and the City capturing a smaller percentage of 

the increased assessed value for the Bayside TIF – from 83% in FY15 to 55% in FY16.  It is 

also noted that the total sheltering value decreased by $73 Million from FYE2015 to FYE2016, 

or $160 Million in FYE2015 and $87 Million in FYE16.  Again, this was largely due to the 

UNUM TIF District’s expiration in FY2015, and a decrease in the captured value percentage 

from  the Bayside TIF District.  The captured value percentage for area TIFs is adjusted yearly 

based on City use of TIF funds needed for public infrastructure projects, as well as debt service 

for payment of the Bayside HUD loan and for Ocean Gateway associated debt expenses. 

 

8.  TIF Districts in Portland 

 

A listing of all approved TIF Districts is provided as Item B in the Report Appendix.  This 

listing includes four expired TIF Districts – Auto Europe, Shipyard Brewery, Nichols Portland, 

and UNUM.  This listing also includes two TIF Districts which were terminated by the City 

Council during FY15 – those being the Village at Oceangate (Bay House), and the Fore India 

Middle LLC TIF District. 

 

It is noted that after expiration and termination of the above TIF Districts, 100% of their 

property tax revenue reverts to the City’s General Fund.   

 

Also, this listing provides the following information for each TIF District: 

 

 TIF District duration;  

 percentages of taxes allocated to the Recipient/Developer, City, and General Fund;  

 TIF District location; and  

 brief description. 

 

Item C in the Appendix provides a map showing the location for each active TIF District. 
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A listing of approved active individual site specific TIF Districts, area-wide TIF Districts, 

Downtown TOD TIF, Thompson’s Point TOD TIF, non-active TIF Districts, and terminated 

TIF Districts by name are provided below. 

 

Active Approved Individual Site Specific TIF Districts 

 

As of FYE2016, the City has eight, single site active TIF Districts with associated CEAs, 

namely: 

 

 Holt Hall 

 Riverwalk/Ocean Gateway 

 PowerPay/Portland Public Market 

 Baxter Library 

 Avesta/Pearl Place Affordable Housing TIF 

 409 Cumberland Avenue Affordable Housing TIF 

 134 Washington Avenue Affordable Housing TIF 

 17 Carleton Street Affordable Housing TIF 

 

Active Approved Area Wide TIF Districts and Associated CEAs 

 

The City has two active area wide TIF Districts, for which the City retains a portion of the TIF 

funds for public infrastructure projects, with a portion of the TIF funds targeted to CEAs 

within those Districts, namely: 

 

 Bayside 

o Capital LLC CEA 

o Bayside Student Housing CEA 

 Waterfront (Appendix D and E) 

o Waterfront Maine CEA 

 

Approved Downtown and/or Transit-Oriented Development (TOD) TIF Districts 
 

 Downtown TOD TIF 

 

The City retains a portion of the TIF funds for public infrastructure, Creative Portland, 

and transit projects for the Downtown TOD TIF.  This Downtown TOD TIF was 

approved during FY2015 and was activated with FY2016.  There is no CEA associated 

with it at this time.   

 

 Thompson’s Point TOD TIF and CEA 

 

For the Thompson’s Point TOD TIF, the City retains a portion of TIF Funds for transit 

projects.  This TOD TIF also has an associated CEA with Thompson’s Point 

Development Company, Inc. for development of Thompson’s Point, which is not yet 

active.  Activation of this TIF CEA will occur when the Increased Assessed Value is at 

least $5 Million.   
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Non-Active Approved TIF District 

 

     In FY09, the City Council approved a TIF District that is expected to be activated with the 

McAuley Place senior housing project. 

 

Terminated TIF Districts 
 

The City Council has terminated two TIF Districts, namely: 

 

 Fore India Middle LLC – This TIF project had not come to fruition and, therefore, 

was terminated by the City Council in November 2014; and, 

 

 The Village at Oceangate, LLC (Bay House) – This TIF District was also 

terminated by the City Council in November 2014 due to this District’s use being 

converted into residential condominiums which is not an allowable TIF District use. 

 

9. TIF District Financial Overview for FYE2016, including FY2013, FY2014, and FY15 

 

See below for financial comparison of FYE2016, 2015, FYE2014, and FY2013 for then active 

TIF Districts: 

 

 

 
FYE2013 FYE2014 FYE2015 FYE2016 

City General Fund-Taxes from OAV $5.8 Million $6.1 Million $6.3 Million $22.8 Million 

City General Fund-Taxes from Non-

Captured Value $1.1 Million $341,000 $720,000 

 

$2.4 Million 

  

   

 

Total TIF Taxes From Captured Value $2.7 Million $3.5 Million $3.2 Million $1.8 Million 

     - TIF Taxes to CEAs $1.9 Million $2.0 Million $2.0 Million $1 Million 

     - TIF Taxes to Public 

Infrastructure/Arts $.8 Million $1.5 Million $1.2 Million 

 

$.8 Million 

  

   

 

Total Tax Sheltering Value $143 Million $180 Million $160 Million $87 Million 

Estimated Annual Average Tax 

Sheltering Savings $1.3 Million $1.6 Million $1.3 Million 

 

$.7 Million 

 

 

Table Explanations: 

 

City General Fund-Taxes from OAV - The above table shows a yearly increase in taxes from 

the OAV into the General Fund.  For FYE 2013 through FYE2015, this is based on increases in 

tax rates.  FYE2016’s higher increase is due to the Downtown TOD TIF Activation, where the 

OAV is just under $1 Billion, and associated taxes with that OAV at $20 Million (which also 

includes the property values previously in the Arts District and associated $5 Million in taxes).  

As noted earlier in the definition section, all taxes from the OAVs go to the General Fund. 
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City General Fund-Taxes from Non-Captured Value – The number fluctuates based on each 

CEA, as well as the City’s budget needs for public infrastructure/Economic Development 

Department staff salaries/debt service.  The captured value percentages for the area wide TIF 

Districts - Bayside and Waterfront - are adjusted yearly based on those needs.  The captured 

value percentage for the Downtown TOD TIF was set at 12% for the first year (FY2016) and 

then set at 22% for years 2 through 30.  The increase in this table for FYE2016, is due to 

capturing 12% from the Downtown TOD TIF and having the remaining non-captured 88% go 

into the General Fund.  Non-captured increased assessed value taxes flow into the General 

Fund. 

 

Total TIF Taxes From Captured Value – The percentage of captured value varies yearly based 

on CEAs and the City’s financial needs.   This TIF Revenue is then allotted to the various 

CEAs, and then to the City public infrastructure projects/arts. 

 

Total Tax Sheltering Value – This number represents the total percentage of the increased 

assessed of value (IAV) all TIF Districts that has been captured.    This value decreased from 

FYE2015, which was largely due to the UNUM TIF District’s expiration in FY2015, and a 

decrease in the captured value percentage from the Bayside TIF District.  The captured value 

percentage for area TIFs is adjusted yearly based on City use of TIF funds needed for public 

infrastructure projects, as well as debt service for payment of the Bayside HUD loan and for 

Ocean Gateway associated debt expenses. 

 

Estimated Tax Sheltering Savings – As noted earlier in Section 7, this number decreased by $.7 

Million from FYE2015.  This is, again, due to the UNUM TIF District expiring, and a smaller 

percentage of IAV captured from the Bayside TIF. 

 

 Appendix D is a spreadsheet showing the FYE 2016 TIF Districts funding allocation and 

individual CEA annual payments. 

 

10.  Strategies and Recommendations to Optimize use of TIF Districts 

 

 Future public infrastructure investment.  Align the City’s future Capital Improvement 

Program investments, including utility and transportation investment; and,  

 

 Future Growth Areas.  Decide where the City wants to direct investment by location 

and type (i.e. commercial and affordable housing). 
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PORTLAND TIF POLICY 

February 4, 2013 

 

INTRODUCTION 

Tax Increment Financing (TIF) is an economic development program authorized under state law 
to support municipal projects. The TIF program allows municipalities to provide financial 
assistance to local economic development projects and programs – from infrastructure,  
municipal economic development programs and staff, to business expansions ‐ by using new 
property taxes that result from new commercial or residential investment associated with the 
corresponding increase in property value.  
 
Portland TIF Policy supports investment in municipal economic development programs, 
infrastructure investment (which is generally through the establishment of area wide or 
neighborhood TIF districts) and  individual project site specific TIF districts to support either 
infrastructure or individual private project financing needs. 
 
The City is committed to invest in infrastructure located within the public rights‐of‐way that 
encourage economic development. Use of TIF investment to invest in infrastructure recognizes 
the savings which occurs through the TIF Program tax sheltering benefits. 
 
“Infrastructure” is defined, but not limited to: traffic upgrades, public parking facilities, roadway 
improvements, lighting, sidewalks, water and sewer utilities, storm water management improvements 
and placing above ground overhead electric and telecommunications lines underground. 

 
STATE TIF LIMITATION 
 
There are acreage and value caps limitations for municipalities to establish TIF along with term 
limits. Term limits include bonds which may be issued for a maximum of 20 years (anticipation 
notes for three years). TIF districts may be designated for a maximum of 30 years. 
 
PURPOSE 
 
The primary purposes of the TIF Policy include: 
 

1. To support Portland Economic Development and Housing Plans and Policies; 
2. To stimulate expansion of the City’s commercial and industrial tax base; 
3. To stimulate new affordable and market rate housing investment; 
4. To retain and create quality employment; 
5. To support Portland’s Capital Improvement Plan; and, 
6. To establish standards upon which the City Council will authorize TIF. 

 

10 of 26



GENERAL PRINICPLES  
 

The three primary general principles for the City Council to establish TIF districts include: 
 

A.  Investment 
 

Minimum Real Property Investment.  A minimum of $1 million in new taxable 
investment property value for commercial and industrial development and $500,000 for 
affordable housing development is needed to qualify for a TIF.  This is the minimum 
amount which makes practical sense to consider use of the TIF program due to the 
amount of new municipal property tax revenue generated from new private investment.  
 

B. Jobs Associated with Commercial and Industrial Development  
 

Applicants for TIF participation will be required to provide a plan outlining the number 
and quality of jobs retained or created associated with each TIF district. While there is 
not a specific formula for the numbers of jobs associated with the amount of TIF 
financial assistance, the number and quality of the jobs will be taken into consideration 
for each TIF district.  It is recognized that housing projects do not create many 
permanent jobs. 

 
C.   Maximize Tax Sheltering Benefits  
 

A municipality’s total equalized assessed value is used to calculate General Purpose Aid 
to Education (subsidy), State Revenue Sharing (subsidy) and County taxes (expense).  
When a municipality’s equalized assessed value increases, State Aid for Education 
decreases, municipal revenue sharing decreases, and the municipality pays a greater 
portion of County taxes.  TIF allows municipalities to “shelter” new value resulting from 
private investment from the calculation of its State subsidies (education and revenue 
sharing) and County taxes.  In other words, specific municipal shelter benefits, for the 
term of the TIF, include: 
 
1) No reduction in State aid for education, 
2) No reduction in municipal revenue sharing and 
3) No increase in County taxes. 

 

Annually, the Council Committee with jurisdiction over housing and community 
development and City Council will evaluate available TIF district capacity related to State 
acreage and value limitations to determine whether existing TIF districts need amending 
and/or new TIF district establishment. Scheduled public infrastructure investments 
included in the  City’s Capital Improvement Plan will inform decisions about adjustments 
to existing TIF districts or establishment of new TIF districts. 

11 of 26



APPROACH, POLICY, and TERM REQUIREMENTS 

Must meet or exceed the below requirements. 

A.  Approach  

There are three approaches to consider establishing TIF districts.  They include:  

1) Municipal Economic Development Programs funded directly through a pay‐as‐
you‐go approach.  

 
Examples of municipal economic development programs include paying for 
economic development staff, annual funding to Creative Portland for city 
marketing/branding, and other TIF law allowable activities. 

  
2) Area wide TIF districts financed by City Bond/Debt Issuance  

 
Issuance of municipal general obligation bonds or limited obligation bonds is a 
mechanism that may be used to fund a TIF district program.  Allowable uses are 
spelled out in state TIF law.  Generally, municipalities will issue debt to cover the 
cost of infrastructure investment.  
 

3)Individual Site Specific TIF districts utilizing Credit Enhancement Agreements 
(CEAs) 

 
A CEA is a contract between a municipality and developer to assist an individual 
development project by using a percentage or all of the tax revenue generated 
by the investment to pay certain authorized project costs which could include 
site specific infrastructure or private individual project financing needs. 
Allowable project costs are spelled out in state TIF law. 

 
B.  Policy for the Three Approaches 
 

1. Policy for Municipal Economic Development Programs. 
 

Requires annual review and City Council financial appropriations. 
 
2.  Policy for Area wide TIF District Locations (for City Bond/Debt Issuance)  

a)  Area wide TIF will be established for infrastructure investment which has applications 
beyond one individual project. 

b)  City TIF emphasis will be placed upon the following general “Priority Revitalization  
Areas” to support commercial development, housing development, redevelopment, 
or to support buildings in need to redevelopment, address blight or historic 
preservation:  
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o Affordable housing projects off peninsula; 
o India Street Neighborhood; 
o Franklin Street Corridor from I‐295 to Commercial Street; 
o Riverside Street commercial and industrial zoned areas; 
o Forest Avenue corridor from I‐295 to Woodfords Corner; 
o Washington Avenue corridor from Congress Street to I‐295; 
o Re‐examine the boundary of Bayside TIF District; 
o Examine establishing a Downtown TIF district in place of the Arts 

TIF District; 
o Portland Technology Park ;  
o Areas in which future significant wastewater and/or stormwater 

infrastructure investments are planned; 
o West Commercial Street vacant property; 
o Libbytown; 
o St. Johns Street Valley; 
o Other areas based upon scheduled public infrastructure 

investment included in the City’s Capital Improvement Plan. 
 
The above list of general priority revitalization areas serve as guides to 
establish specific boundaries for TIF districts at time of district 
establishment. 

 
c) Market Rate Housing.  Market rate rental housing projects must be located 

in priority revitalization areas to stimulate housing investment for the 
purpose of attracting 24/7 pedestrian activity.  Pursuant to State Law, TIF 
for condominium projects are not allowed. 

 
d) Affordable Housing. Affordable Housing TIF (AHTIF) may be designated on 

an area wide or site specific basis. 
 

The relevant City Council Committee will complete an annual assessment 
of housing needs and priorities.  This assessment will include a 
determination regarding designation of an area wide AHTIF.  Site specific 
AHTIF requests submitted by developers will be considered on a case‐by‐
case basis.  Area wide or site specific AHTIF designations must address an 
identified community need. 

 
State law requires that at least 25% of the district area must be suitable for 
residential use, development must be primarily residential, and at least 1/3 
of the units must be for households at or below 120% of area median 
income which allows for individual mixed income projects or area wide 
affordable housing TIF districts. 

 
Allowable uses of AHTIF revenues are defined by State law. 
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e) City preference is to invest in area wide public infrastructure TIF districts 

versus establishing individual private site specific TIF districts.  
 

f) Area wide TIF districts also should seek to maximize the benefit of 
downtown and transit oriented development (TOD) districts which are 
exempt from State TIF law for acreage and value limitations. 

 
   g)  Terms for area wide TIF districts will be considered for up to 100% of new 

tax revenue and upwards of thirty (30) years, the maximum allowed by 
State law, due to the long‐term need to invest in neighborhood 
infrastrucutre. 

 
NOTE 1:  As of this Amended TIF Policy date, there are three existing area wide 
TIF Districts, i.e.,  Bayside, Arts, and Waterfront TIF Districts. 
 
 NOTE 2:  As of this Amended TIF Policy date, there also exists one Transit 
Oriented Development (TOD) District, namely the Thompson Point TOD TIF 
District to  support new or expanded transit services and improved transit 
connections between the Portland Transportation Center, Jetport and 
Downtown.  

  
3. Policy for Individual Site Specific TIF Districts Utilizing Credit Enhancement 
Agreements (CEAs) 

 
a)   CEAs for individual site specific TIF districts will be considered for investment 

in infrastructure or project financing need and cannot be applied to any 
agreed upon public infrastructure improvements associated with a City 
Council approved conditional rezone agreement.   Additional provisions 
related to CEAs include:       

 
i)  City Green Building Code 

 
Compliance with the City’s Green Building Code is required when TIF 
assistance is provided to individual private project CEAs. 

 
ii)Affordable Housing  
 

Affordable Housing TIF (AHTIF) may be designated on an area wide or site 
specific basis.  Developments are encouraged to promote economic 
diversity. 
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The City Council Committee will complete an annual assessment of 
housing needs and priorities.  This assessment will include a 
determination regarding designation of an area wide AHTIF.  Site specific 
AHTIF requests submitted by developers will be considered on a case‐by‐
case basis.  Area wide or site specific AHTIF designations must address an 
identified community need. 

 
State law requires that at least 25% of the district area must be suitable 
for residential use, development must be primarily residential, and at 
least 1/3 of the units must be for households at or below 120% of area 
median income which allows for individual mixed income projects or area 
wide AHTIF districts. 

 
Allowable uses of AHTIF revenues are defined by State law. 
 

    b)  Applicants for CEA participation must demonstrate and pay the following: 
 

i) Financial Necessity.  
 

The applicant must demonstrate the City’s participation is financially 
necessary in order for the project to proceed. 

 
ii) Financial Capacity.  

 
The applicant must demonstrate financial capacity to support their 
project. 

 
  iii)  Fees 

‐‐ A financial underwriting analysis will be conducted by a third party on    
all projects requesting CEA participation. Applicants for CEA assistance 
will be responsible for reimbursing the City for all project third party 
legal and financial underwriting costs. 

 

 

C.  Terms for CEA Projects 

1)  Maximum Percentages.  
 

A maximum average percentage of 65% for the entire term associated with  
individual project CEA’s.  

 
2)  Maximum Number of Years. 
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Up to twenty (20) years to match individual private sector commercial financing 
terms.  The term of a TIF may start upon agreed trigger event, such as an 
increased assessed value.  This would be included in a CEA on that negotiated 
triggering event. 

3)  Use of Maine Services for CEA Projects Encouraged.  

 

TIF APPLICATION AND ADMINISTRATION PROCESS 

 
A.    Application Information and Contact.  

 
The Economic Development Department handles all TIF inquires and processes requests 
for TIF.  An applicant must submit a letter to the Economic Development Department 
outlining the proposed project, including TIF project financial information, along with a 
plan outlining the number of jobs associated with the proposed project.  
 

B.  Approval Process.  
 

There is a two step approval process which includes obtaining a recommendation from 
the City Council Committee and City Council approval.  Two meetings (or readings) by 
the City Council are needed.  The City Council vote on the TIF occurs at the second 
meeting.  
 

C.  Annual Report to City Council.  
 

The Economic Development Department shall provide annual reports to the City Council 
Committee and City Council regarding TIF district activity. 
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SUMMARY OF ALL APPROVED 

 

TAX INCREMENT FINANCING (TIF) DISTRICTS 

 

IN THE CITY OF PORTLAND A/O FYE2016 (June 30, 2016) 

 

 

This provides an overview of tax increment financing districts (TIF’s) approved by the City 

of Portland. 

 

Please note that the City approved fifteen TIF’s, with three of these TIFs having separate 

Credit Enhancement Agreements (CEA) for various projects included in the respective TIF 

Districts.  These three TIF Districts are the Bayside TIF, Waterfront TIF, and Creative 

Portland Development and Arts TIF District.  The separate CEAs are detailed in the listing 

below.   

 

 

1. Nichols Portland  (Economic Development TIF) (Expired FY14) 

 

Duration:  20 year term (FY95 through FY14) 

Percentages:  Years 1 to 5, 90% to Recipient, 10% to City General Fund; years 6 to 10, 

75% to Recipient, 25% to City General Fund; years 11 to 20, 50% to Recipient, 50% to 

City General Fund. 

Location:  2400 Congress Street 

 

This TIF was created to support Nichols Portland expansion of its existing manufacturing 

facility at 2400 Congress Street and retain 450 jobs. 

 

2. Shipyard/Longfellow  (Economic Development TIF) (Expired FY07) 

 

Duration:  12 year term (FY96 through FY07).  Please note this TIF has expired and the 

City General Fund is receiving 100% of the real estate taxes. 

Percentages:  50% to Recipient; 50% to City General Fund 

Location:  Newbury Street 

 

This TIF was used to transform the former Crosby-Laughlin site on Newbury Street into 

the Shipyard Brewing Company. 

 

3. Auto Europe  (Economic Development TIF) (Expired FY11) 

 

Duration:  15 year term (FY97 through FY11).  Please note this TIF has expired and the 

City General Fund is receiving 100% of the real estate taxes. 

Percentages:  75% to Recipient; 25% to City General Fund 

Location:  Commercial Street across the street from Casco Bay Lines, former Galt Block 

building. 
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This TIF was used to renovate the former Galt Block Building into the headquarters for 

Auto Europe.  The Galt Block Building had been vacant for over 10 years. 

 

4. Bramhall/Holt Hall  (Economic Development TIF) 

 

Duration:  20 year term (FY00 through FY19) 

Percentages:  75% to Recipient; 25% to City General Fund, plus a Payment in Lieu of 

Taxes (PILOT) associated with first floor space. 

Location:  794 Congress Street 

 

This TIF was used to renovate Holt Hall, built in the 1860’s, and then vacant in excess of 

10 years, into 36 market rate rental apartments and office space on the ground floor at a 

cost of almost $4 Million.  

 

5. UNUM  (Economic Development TIF) (Expired FYE15) 

 

Duration:  15 year term (FY01 through FY15) 

Percentages:  100% capture of increased value with 75% going to the Recipient, and 25% 

going to economic development projects for the City. 

Location:  Outer Congress Street. 

 

This TIF was utilized to support expansion of UNUM offices and to build a 1,200 space 

parking garage. 

 

6. Waterfront TIF  (Economic Development TIF) 

 

Duration as originally approved March 18, 2002:  10 year term (FY03 to FY12) 

Duration Extended as of June 7, 2010 for a 30-year term:  FY03 to FY32 

Percentage:  100% TIF capture.  Annually, the City Council has adjusted this TIF capture 

rate to place property tax revenue in the City General Fund. 

Location:  Selected waterfront properties. 

 

This is a municipal TIF to be used for waterfront projects. 

 

6a. Waterfront Maine LP (Cumberland Cold Storage Building) on 

Commercial Street  (Economic Development TIF) 

 

  Duration:  20-year term (FY12 through FY31) 

 Percentage:  63% years 1 through 5; 64% years 6 through 10; 55% years 7 through 

15; 45% years 16 and 17; 40% years 18 and 19; and, 35% year 20 – with a 

maximum cumulative TIF payment numeric cap not to exceed $2,870,058. 

  Location:  252 Commercial Street on the Portland waterfront. 

 

The City entered into the TIF in order to support the renovation of the Cumberland 

Cold Storage building into a Class A office building, with continued marine uses 

on the first floor and berthing according to zoning regulations.  The reuse of this 

building will accommodate the relocation of Pierce Atwood, bringing its 175 

employees to the Portland waterfront.   
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7. Bayside TIF  (Economic Development TIF) 

 

Duration:  30 year term (FY04 through FY33) 

Percentages:  100% TIF capture.  Annually, the City Council has adjusted this TIF capture 

rate to place property tax revenue in the City General Fund. 

 

The geographic area of this TIF District was expanded by City Council vote on  

November 17, 2014, expanding it from 62 acres, to 129 acres, to align with the area of 

Bayside contained in the Bayside Vision Plans I and II. 

 

This is a municipal TIF to be used for public infrastructure improvements, relocation of the 

one remaining scrap metal recycling facility and acquisition of the scrap metal yard site, 

business recruitment marketing for the Bayside area, pledging TIF revenue as a repayment 

source to HUD or any other agency or entity that finances Bayside investment, and 

administrative and staff costs for the Economic Development Department.  Investments 

from this TIF also include two Credit Enhancement Agreements (CEA’s) with the 

following: 

 

  7a. Capital LLC (Intermed Building) on Marginal Way  (Economic  

         Development TIF) 

 

  Duration:  15 year term (FY09 through FY23) 

Percentage:  100% to return, to Developer, to an annual maximum cap of 

$355,000 and annual debt service threshold test. 

  Location: Bayside next to I-295 

 

The City entered into the CEA in order to assist with the development of a parking 

structure in connection with the office building. 

 

  7b. Southern Maine Student Housing on Marginal Way  (Economic  

        Development TIF) 

 

  Duration:  10 year term (FY08 through FY18) 

Percentage:  100% to return, to Developer, to a maximum annual cap of $120,000  

and annual debt services threshold test. 

  Location: Bayside next to I-295 

 

The City entered into the CEA in order to assist with the development of a parking 

structure in connection with the student housing development. 

 

8. Riverwalk/Ocean Gateway (Economic Development TIF) 

 

Duration:  12 year term (FY07 through FY19) 

Percentages:  Formula based percentages in Credit Enhancement Agreement 

Location:  Hancock and Fore Street area 
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The TIF was entered into to assist with the construction of a parking structure for the 

development plan for the area adjacent to Hancock Street. 

 

9.  Avesta/Pearl Place  (Affordable Housing TIF) 

 

Duration:  30 year term (FY08 through FY37) 

Percentages:  Various percentages captured value to return to Developer based on Maine 

State Housing Authority Certificate of Approval, to a maximum of $22,000 annual cap. 

Location:  Oxford and Pearl Streets 

 

This TIF is an affordable housing TIF to assist in the creation of affordable housing in the 

City’s Bayside area along Oxford and Pearl Streets. 

 

10. Creative Portland Development and Arts  (Economic Development TIF) 

 

NOTE:  This area wide TIF District was reduced/renamed by the City Council on 

February 19, 2015, reducing the geography to just the Baxter Library property (see #10a 

below), and renaming it the Baxter Library TIF District with the term ending FY19; this 

will take effect with FY16). 

 

Original Duration:  15-year term (FY10 through FY24); Term amended as noted above to 

end FY19. 

Original Percentages:  100% capture; annually, the City Council may adjust this TIF 

capture rate to place property tax revenue in the City General Fund; Percentage amended 

to reflect the 65% capture for the Baxter Library project. 

Original Location:  Multiple properties included in the Downtown Area; Location 

amended as noted above to be only the Baxter Library property. 

 

This TIF was originally created to assist in maintaining the creative economy businesses 

through the creation of the Creative Portland Corporation and TIF funds to assist in funding 

its administrative personnel and program of activities up to a maximum of $100,000 

annually.  This element of the original TIF District is now included in the recently 

created Downtown Transit Oriented Development (TOD) TIF District – See Item #18 

below. 

 

  10a. Baxter Library LP at 621 Congress Street (Economic  

         Development TIF) 

 

  Duration:  9-year term (FY11 through FY19) 

Percentage:  Lesser of annual 65% to return to Developer or amount necessary to 

service project debt.  Adjustments to annual payment if project refinancing occurs. 

  Location: 621 Congress Street 

 

The City entered into the CEA in order to assist with the reuse, redevelopment, and 

preservation of a hallmark downtown building built in 1888, where adaptive reuse 

of this former library is challenging and expensive.  This Project will add $2.5 

Million in new municipal assessed commercial valuation and generate an average 

of $16,000 annually, in funds, to support the Creative Economy TIF Program or 
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the City’s General Fund as directed by the City Council.  The reuse of this building 

will accommodate the relocation of the VIA Group, bringing its 64 employees to 

this upper area of downtown Portland.   

 

11.   McAuley Place  (Economic Development TIF) 

 

Duration:  30 year term (FY10 through FY29) 

Percentages:  60% to Recipient; 40% to City General Fund. 

Location:  605 Stevens Avenue 

 

This TIF was created to assist in the renovation of the former Mother House/Convent (built 

over 100 years ago) on Stevens Avenue into a market rate independent senior living 

community, including 45 to 50 apartments in the renovated Convent; 25 to 30 apartments 

(new construction) in an addition to the Convent; and, 36 units (new construction) located 

in three townhouse/cottages adjacent to the Convent. 

 

12.   PowerPay/Portland Public Market  (Economic Development TIF) 

 

Duration:  30 year term (FY11 through FY40) 

Percentages:  Years 1 through 8 – 75% to Developer, 25% to City General Fund; Years 9 

through 30 – 50% to Developer, 50% to City General Fund. 

Location:  25 Preble Street 

 

This TIF district was created to support the retention and expansion of PowerPay along 

with redeveloping an important asset in Portland’s Downtown that was formerly known as 

the Portland Public Market.  Because of the complex renovation issues and the high cost 

associated with redeveloping the Portland Public Market property, PowerPay requested TIF 

assistance to cover the Project financing gap.  PowerPay renovated and moved its 

headquarters to this location with well over 150 employees.  

 

13. Thompson’s Point Development Company, Inc.  (Transit-Oriented TIF) 

 

Duration:  30 year term (FY15 through FY44). 

 

Percentages:   

Phase One of Project:  Years 1 through 10 – 75% to Developer and 25% to City transit-

oriented projects; years 11 through 15 – 60% to Developer, 25% to City transit-oriented 

projects, and 15% to City’s General Fund; years 16 through 20 – 50% to Developer, 25% 

to City transit-oriented projects, and 25% to City’s General Fund; years 21 through 30 – 

40% to Developer, 25% to City transit-oriented projects, and 35% to City’s General Fund.  

 

Phases Two and Three of Project:  Years 1 through 30 – 0% to Developer; 25% to City 

transit-oriented projects; 75% to City’s General Fund. 

 

Location:  Thompson’s Point 

This Transit-Orient Development (TOD) Tax Increment Financing (TIF) District was 

created to support Thompson’s Point Development Company Inc.’s redevelopment of 
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Thompson’s Point into the Forefront at Thompson’s Point.  Additionally, the TOD will 

assist to expand and improve transit connections between Thompson’s Point and key 

commercial locations within Portland (i.e. Jetport, Portland Transportation Center and 

Portland’s Downtown) and around the region.   

Thompson’s Point consists of approximately 30 acres of real estate adjacent to the Portland 

Transportation Center that is home to the Northern New England Passenger Rail Authority, 

which runs the Amtrak Downeaster and Concord Trailways bus company.   

The Forefront at Thompson’s Point is a proposed mixed-use development that will 

transform a blighted and grossly underutilized 30-acre parcel located along Interstate 295 

into a highly visible gateway destination event center that is expected to generate 

significant economic activity within the District and throughout Portland.   The Company 

plans to redevelop Thompson’s Point in a manner that includes a substantial investment in 

public infrastructure, including construction of an above-ground parking garage with 

approximately 700 spaces, road extensions and widenings, rail crossings upgrade, utility 

investments, and expanded walking and biking trails.  

 

14.   The Village at Oceangate, LLC (Bay House)  (Economic Development TIF) 

This TIF was terminated by the City Council on November 3, 2014 due to the 

conversion of market rate apartments into condominiums which is not allowable 

use of TIF funds. 

 

Duration:  11 year term (FY14 through FY25) 

Percentages:  Years 1 through 5 – 75% to Developer, 25% to City General Fund; Years 6 

through 10 - 65% to Developer, 35% to City General Fund.  Total revenue to developer is 

capped at $647,971 over the term of the District. 

Location:  Hancock Street, between Newbury and Middle Streets. 

 

This TIF district was created to support the development of The Bay House Project.  The 

Project includes the construction of two new buildings that will contain ninety-four (94) 

market rate apartments, a parking garage, and approximately 5,700 square feet of 

commercial retail space.  Use of TIF proceeds is directed to support public infrastructure 

investments. 

 

15. Fore India Middle, LLC (former Jordan’s Meat Site)  (Economic Development 

TIF) 

This TIF was terminated by the City Council on November 3, 2014 due to the 

project not coming to fruition. 

 

Duration:  4 year term (FY14 through FY17) 

Percentages:  Years 1 and 2 – 50% to Developer, 10% to City TIF Project; 40% to City 

General Fund; Year 3 - 40% to Developer, 10% to City TIF Project; 50% to City General 

Fund; Year 4 – 40% to Developer, 60% to City General Fund.  Total revenue to developer 

is capped at $650,000 over the term of the District. 

Location:  Portion of block surrounded by Fore, India, and Middle Streets. 
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This TIF district was created to support the development of a portion of the former Jordan’s 

Meats site.  This development project includes a five-story, approximately 180,000 sf. of 

mixed-use consisting of 12,300 sf. of retail space on Middle Street, 9,800 sf. of retail space 

on Fore Street, three levels of office space comprising 63,900 sf. on Middle Street, and 18 

residential condominium units along Fore Street and India Street.  In addition, there will be 

two "internal" parking garages behind the retail spaces (not visible from the street), one 

110-space garage at the Fore Street level, and another 63-space garage one story above at 

the Middle Street Level.  The Developer expects to have an urban grocery on Middle Street 

with a variety of produce, meats, food, and household items, with an emphasis on natural, 

organic and healthy items. The other retail users and the office users have not been 

identified yet.  Use of TIF proceeds is directed to support public infrastructure investments. 

 

16. 409 Cumberland Avenue (Affordable Housing TIF) 

 

Duration:  22 year term (FY14 through FY35) 

Percentage:  50% to Developer; 50% to City Housing Affordable Housing Revolving Loan 

Fund  

 

Location:  409 Cumberland Avenue 

 

This Affordable Housing TIF District supports the development of 46 affordable units and 

11 market rate units of rental housing.  TIF revenues will be used by Developer to pay 

operating costs for the project; City TIF revenues will be used for the establishment of an 

affordable housing revolving loan fund. 

 

17. 134 Washington Avenue (Affordable Housing TIF) 

 

Duration:  20 year term (FY15 through FY34)  

Percentages:  50% to Developer; 50% to City General Fund. 

 

This Affordable Housing TIF District supports the development of an 18-unit residential 

rental project.  TIF revenues will be used by Developer to pay for operating costs for the 

project. 

 

18. Downtown Transit Oriented Development (TOD) TIF (Economic Development 

TIF District) 

 

Duration:  30 year term (FY16 through FY45) 

Percentages:  12% Year One; 22% years 2 through 30; 88% to General Fund Year One; 

78% to General Fund Years Two through Thirty. 

 

This Downtown TOD TIF will support various municipal and other development projects, 

including sidewalk and pedestrian enhancements, streetscape, lighting, yearly funding of up 

to $100,000 for Creative Portland to assist in funding its administrative personnel and 

program of activities (see Item #10 above), street alignment, utilities, bicycle 

improvements, public transit, wayfinding, and administrative and staff costs for the 

Economic Development Department. 
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19. 17 Carleton Street (Affordable Housing TIF) 

 

Duration:  22 year term (FY16 through FY37)  

Percentages:  Years 1 and 2:  0% to Developer; 100% to City.  Years 3 through 22:  65% 

to Developer; 35% to City General Fund. 

 

This Affordable Housing TIF District supports the development of a 37-unit residential 

rental project.  TIF revenues will be used by Developer to pay for operating costs for the 

project. 
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Downtown TOD
Bayside
Thompson Point
Bramhall/Holt Hall
409 Cumberland Ave Affordable Housing
134 Washington Ave Affordable Housing
Baxter Library
Pearl Place
Power Pay
Riverwalk
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FY16 ANNUAL REPORT TO COUNCIL

FY 16 Tax Rate: 0.02063

TIF Name Starts/ TIF PLAN TOTAL ORIGINAL Increased PERCENT Total Cpt. PROCEEDS City TIF City General Fund

SITE Specific with CEA: Ends-FY TERM YEAR ASSESSED ASSESSED Assessed value APPLIED Value TO OWNER Funds

(OAV and Non-
Captured Taxes from 

IAV))

HOLT HALL 00/19 20 YEARS 17 4,956,760 349,110 4,607,650 67% 3,070,538 63,345 0 38,913
   - FY16 Taxes 102,258 7,202 95,056 63,345

Baxter Library (f/k/a Arts) 19-Nov 9 YEARS 6 2,502,600 0 2,502,600 65% 1,626,690 33,559 0 18,070
   - FY16 Taxes 51,629 0 51,629 33,559

AVESTA 08/37 30 YEARS 9 3,576,320 646,050 2,930,270 36% 1,054,897 21,763 0 52,017
  - FY16 Taxes 73,779 13,328 60,451 21,763

OCEAN GATEWAY 07/19 13 YEARS 10 12,946,800 1,085,550 11,861,250 52% 6,215,295 128,101 0 138,991
  - FY16 Taxes 267,092 22,395 244,698 128,222

PowerPay/Ptld Pub Mkt 11/40 30 YEARS 6 6,259,500 1,862,600 4,396,900 75% 3,297,675 68,031 0 61,102
  - FY16 Taxes 129,133 38,425 90,708 68,031

McAuley/Inactive 10/29 20 YEARS 6 0 0 0 60% 0 0 0 0

Thompson's Point TOD 15/44 30 YEARS 2 5,516,870 4,970,470 546,400 25% 136,600 0 2,818 110,995
   - FY16 Taxes 113,813 102,541 2,818

409 Cumberland Ave. AH 14/35 22 YEARS 3 3,717,960 470,200 3,247,760 100% 3,247,760 33,501 33,501 9,700
   - FY16 Taxes 76,702 9,700 67,001 67,001

134 Washington Ave. AH 15/34 20 YEARS 2 184,000 155,600 28,400 50% 14,200 293 0 3,503
   - FY16 Taxes 3,796 3,210 586 293

17 Carleton St. AH 16/37 22 YEARS 1 261,600 261,600 0 0% 0 0 0 5,397
 - FY16 Taxes 5,397

Area-Wide TIFs, with CEA
BAYSIDE 04/33 30 YEARS 13 189,680,720 122,318,180 67,362,540 55% 36,766,474 463,749 294,743 3,154,621
FY16 Taxes 3,913,113 2,523,424 758,492

WATERFRONT 03/32 30 YEARS 14 41,426,010 7,667,340 33,758,670 69% 23,188,830 185,047 293,339 376,233
FY16 Taxes 854,619 158,177 478,386

DOWNTOWN TOD TIF 16/45 30 YEARS 1 1,040,381,920 968,136,850 72,245,070 12% 8,669,408 178,850 21,284,229
FY16 Taxes 21,463,079 19,972,663 1,490,416 178,850

Total Value: 1,311,149,460 1,107,923,550 203,487,510 87,288,368

Total Taxes: 27,049,013 22,856,463 4,197,947 1,800,759 997,388 803,251 25,253,772
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Economic Development Department 

Gregory A. Mitchell, Director 

 

 

TO:  Economic Development Committee 

 

FROM: Greg Mitchell, Economic Development Director 

 

DATE: October 21, 2016 

 

SUBJECT: Updated 2016 Economic Development Committee Work Plan 
 

 

This memorandum continues to remind the EDC of the 2016 EDC Work Plan as may be amended in 

the future. 

 

City Permitting and Inspection System Improvements (2016 Mayor and City Council Goal) 

Create a more efficient permitting process with specifics; computer tracking. 

 

ACCOMPLISHED. After EDC discussion and recommendation, on March 21st, the City Council 

voted to approve the City Manager’s recommendations to create a new Department to improve 

permitting and inspection efficiencies with new fees.   

 

Office for New American Mainers (2016 Mayor and City Council Goal) 

Create an office for new Americans to assist with job opportunities and business development  

 

Next Steps.  The EDC held a public hearing, on March 22nd, to receive community input on 

establishing this new office. A follow up discussion which focused upon City services to immigrants 

occurred at the April 5th EDC meeting.  This was followed by hearing from outside organizations 

providing services.  At the April 26th EDC meeting, the Committee heard from Catholic Charities and 

Coastal Enterprises.  At the May 24th EDC meeting, the Committee heard from the Greater Portland 

Workforce Initiative, Goodwill Workforce Solutions, and Coastal Counties Workforce. 

 

At the EDC’s July 5th meeting, the Committee heard from Julie Sullivan, Senior Advisor to the City 

Manager, regarding a summation of what has been learned so far; best practices; and next steps which 

included  the September 6th EDC meeting hearing from organizations and heads of the immigrant 

community in response to specific questions were provided to them mid-August.  That meeting will 

help to form the Agenda for the forum to be held at USM’s Hannaford Hall on Weds., October 26th, 

from 8:00 a.m. to 3:00 p.m. 

 

Broadband Access (2016 Mayor and City Council Goal). High speed infrastructure; broad band.  

 

IN PROCESS AND Next Steps. At the July 26th, 2016, meeting, staff provided a summary of a 

proposed Master Lease Agreement with Verizon to support small cell technology investment in 

Portland.  The City Council approved this Master Lease on August 1, 2016.  
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Also, it is noted the City issued a News Release on July 19th with the topic “City Seeks Citizens to 

Complete Internet Services Survey” and noting “Selects SiFi Networks to explore potential citywide 

fiber network”.  Staff continues to work with SiFi Networks to move forward with a public-private 

partnership. 

 

A future City Council meeting is planned for this December to update the City Council on options to 

improve broadband access City wide. 

 

Portland Ocean Terminal (2016 Mayor and City Council Goal)  

Establish direction on the future of the Portland Ocean Terminal. With as much as 70,000 square feet 

of vacant space, the Portland Ocean Terminal on the Maine State Pier needs a plan for investment 

and optimized utilization.  Existing uses, including City cruise ship port of call support, Portland 

Tugboat, and Ready Seafood, provide a solid basis for growth; however, the building’s age,  

condition, and lack of supporting infrastructure (parking loading, sidewalks …) severely limit the 

potential reuse of the building as currently configured.  

  

Next Steps. Staff provided a presentation at the April 5th Special EDC Meeting for discussion and 

direction. The staff presentation included a summary of past history and a recommended approach to 

achieve consensus on policy direction related to the Maine State Pier Portland Ocean Terminal for 

short-term, interim and long-term uses, including consideration of establishing an innovation center. 

 

This was followed by the EDC committing its May 3rd solely for a tour of the Eastern Waterfront, 

from the Portland Company site to the Maine State Pier.   

 

See the “Eastern Waterfront Public Infrastructure Investment” section the “Establishing New Policy 

Direction” for the Ocean Gateway Queuing Area for next steps. 

 

Portland Economic Development Plan 

It is staff’s position that the City Economic Development Plan, adopted by the City Council in the 

Fall of 2011, remains sound.  However, the 2016/2017 Work Plan needs to be prepared. 

 

ACCOMPLISHED. Greg Mitchell convened a meeting, on March 17th, with all Plan key 

stakeholders (Convention and Visitor Bureau; Portland Community Chamber of Commerce; Creative 

Portland; Portland’s Downtown; and, Portland Development Corporation) to prepare a 2016/2017 

Draft ED Plan Work Plan for future EDC review and discussion.  Follow up meetings were held on 

April 6th and May 18th with Stakeholders to review and discuss the 2016/2017 Draft ED Plan Work 

Plan.   The recommended 2016/2017 Work Plan was presented to the EDC at its June 28th meeting, 

and the EDC unanimously vote to forward it to the City Council as a communication.  The City 

Council received the Work Plan as a communication at its August 1st, 2016 meeting. 

 

It is noted that the EDC directed staff to invite Portland Economic Development Plan stakeholders to 

provide brief presentations at future EDC meetings. Presentations included: 

 

Jennifer Hutchins, Creative Portland Executive Director presented on February 11th. 

Casey Gilbert, Portland Downtown Executive Director presented on February 23rd. 

Barry Sheff, Portland Development Corporation President was scheduled to present at the 

April 5th EDC meeting; in his absence, Greg Mitchell gave the presentation. 

Lynn Tillotson, with CVB, presented on April 26th. 

Chris Hall, with the Portland Community Chamber, presented on May 24th. 
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It is also noted that the City of Portland participates in the Greater Portland Economic Development 

Corporation (GPEDC) which was established to support regional (Portland, South Portland,  

Westbrook, Scarborough, Falmouth and Cape Elizabeth) economic prosperity.  The GPEDC’s current 

focus is on an international business development program.  

 

City Owned and Tax Acquired Property Disposition 

ACCOMPLISHED Rule Amendments and Update.   

 

Rule Amendments. The City Council received a workshop on February 8th to present proposed 

amendments to receive direction from the City Council.  This workshop was followed by the 

February 11th EDC meeting for Committee discussion and vote to recommend to the City Council. 

The EDC voted unanimously to recommend the City Council adopt to the proposed amendments to 

the Rules as modified. City Council first reading for this item was held on March 21st followed by a 

second reading and vote to approve recommended amendments at the April 4th City Council meeting, 

which occurred at the April 4th meeting.   

 

Update. Staff reviewed and researched forty-four developed properties and contacted prior property 

owners. Thirty-two of the forty-four developed properties have been redeemed or ownership 

transferred back to prior owners with payment of all past property taxes totaling just over $350,000. 

Staff is working through a process with the remaining developed properties to resolve how best to 

process. Also, staff is has begun to research the 46 vacant properties to determine how best to 

procced. 

 

Lastly, a RFP was issued to solicit proposals for broker and aucuntioneer services to assist staff with 

the property disposition process.  

 

Lease of City Properties  

Leasing City owned properties requires City Council approval.  Policy discussion regarding the 

leasing of City owned properties needs to be discussed.  Examples of commercial leases requiring 

EDC (in the form of a recommendation to the City Council) and City Council action include: 

 

Ocean Gateway to support a new ferry operator lease. A proposed Lease with Bay Ferries 

was presented to the EDC at its April 26th meeting followed by a City Council approval at 

their May 2nd meeting.  Ferry service began on June 15, 2016. 

 

Portland Ocean Terminal tenant leases including Ready Seafood Companies. It is noted that 

the Portland Ocean Terminal is a separate goal in this work plan. 

 

Spring Street Parking Garage Commercial tenant leases including the former Pirates space,  

and 1,172 square feet of adjacent vacant commercial space.  The EDC reviewed a proposed 

lease for this vacant commercial space between the City and Creative Portland at its August 

23rd meeting, which resulted in the EDC forwarding it to the City Council for approval.  The 

City Council approved this lease at its meeting on September 7th. 

 

Next Steps include presenting commercial leases to the EDC when ready. 
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Eastern Waterfront Public Infrastructure Investment 

Investing in public infrastructure is an important municipal government responsibility to attract 

private sector investment. Locations which require public infrastructure planning include both 

implementation of existing policies and creating new policy direction for investment: 

 

Implementing Existing Policy: 

Private Development Integration. The Economic Development Department is leading a 

Planning, Public Works, and Parks & Recreation Departments discussion to plan road and 

utility extensions in Portland’s Eastern Waterfront planning district facilitating planned and 

future development consistent with the Eastern Waterfront Master Plan (EWMP.) 

 

Next Steps.  Staff and CPB2 Developers will provided a presentation on proposed public 

infrastructure improvements at the July 26th EDC meeting.  

 

Amethyst Lot Open Space Development.  Implementing recommendations from the EWMP 

and conditions of approval from Ocean Gateway, to define program and design elements for 

signature waterfront open space promoting recreation and active use of the water in a park-

like setting. 

 

Next Steps.  On May 16th, the City Council approved $80,000 in funding to support a 

planning and public process scope for the Amethyst Lot.  A presentation on the Amethyst Lot 

Planning effort was provided at the August 23, 2106 EDC meeting.  Also, The RFP for design 

services generated 10 credible proposals from firms with local, national, and international 

experience.  A review committee of City staff will convene next week and make a 

recommendation on firm selection within the next two weeks. 

 

Establishing New Policy Direction: 

Ocean Gateway to discuss reconfiguration of the “queuing area” located behind the fence to 

free up property for more diversified marine activity, support for the Portland Ocean 

Terminal, and expanded access to the water for commercial and public uses. 

 

Possible new Pier development between Ocean Gateway and the Maine State Pier to 

support increased commercial use of the waterfront and support for the marine passenger 

industry. 

 

Portland Ocean Terminal (POT).  Evaluate supporting infrastructure to attract increased 

commercial and marine tenant use of available 25,000 +/- square feet of vacant second floor 

office space and 70,000 square feet of vacant ground floor marine industrial space. It is noted 

that this is a separate Mayor and City Council Goal and tightly aligned with potential Ocean 

Gateway queuing area changes contemplated below. 

 

Next Steps.  Next steps include, over the next two years (i.e., term of the Bay Ferries Lease), 

City staff working on funding and planning opportunities to clarify new policy direction for 

the queuing area, possible new pier, and more intensive use of the POT.  Updates will be 

provided to the EDC when appropriate. 
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Portland Transportation Center (PTC)  

In partnership with the MDOT, NNEPRA, and private sector property owners work to develop an 

expanded intermodal passenger station in the Thompson Point area. 

 

Next Steps.  Staff to work with the transportation agencies and private partners to establish timeline 

and work plan for PTC improvements.  Present briefing to the EDC when appropriate. 

 

Tax Increment Financing Districts 

Annually the Economic Development Department issues a city Fiscal Year Report related to Portland 

TIF District activity. This report is available on the City web page at:  

http://www.portlandmaine.gov/529/Tax-Increment-Financing 

 

The annual updated TIF District activity report is being presented to the EDC on August 23rd, for 

review and recommendation to the City Council to accept it as a communication.. 

 

One recommended TIF District amendment to discuss, in 2016, is the possible geographic expansion 

is the Waterfront TIF District. The area to consider including in the Waterfront TIF District is East 

and West Commercial property expansion opportunities due to planned private sector investment 

projects and supporting public infrastructure needs. 

 

Next Steps presenting any private TIF District request to the EDC for direction along with revisiting 

the Waterfront TIF District boundaries for possible expansion.  

 

At the EDC meeting of June 28, 2016, the EDC reviewed and unanimously recommended to the City 

Council that it approve a Tax Increment Financing District and Credit Enhancement Agreement with 

ImmuCell Corporation to supports its expansion project at 56 Evergreen Drive.  This had a first 

reading by the City Council, on August 1, 2016, with second reading/public hearing/ and vote of 

approval on September 7th, 2016. 

 

Outdoor Seating for Food Service Establishments 
Review current permitting process/ordinance and any barriers, particularly for older buildings. 

 

Other Unanticipated Matters 
One recent example includes tour operating licensing referred by the City Council.  The City Council 

voted to amend City regulations on tour operators on March 21, 2016. 

 

Other unanticipated matters are expected to be added to the EDC Work Plan. 

 

Other Economic Development Items Discussed in the Mayor and City Council City Goal 

Setting Session include: 

 Research best practices; 

 Look in neighborhoods to encourage restaurants in mixed use buildings; 

 Rewrite the economic development plan with stakeholders and regional view; 

 Stream line process for tax exempt property; 

 Set up a City mechanism to attract festivals and events; 

 Incentives for business clusters; 

 Look at zoning in relationship to business development (example: East Bayside); 

 Bring consistency to the approval process (Planning Board and Council); 

http://www.portlandmaine.gov/529/Tax-Increment-Financing
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 What do we need to be prepared for a downturn in the economy; 

 Work with community on workforce development; CDBG; 

 Extend sidewalk for restaurants; 

 Review business and industrial development off peninsula and encourage more; and 

 Deal with TIF review policy; how can they result in higher wages. 


	10-25-2016 EDC Agenda

	Item #1:  Review and Accept Minutes of 8-23-2016 Meeting

	Item #1:  Review
 and Accept Report of 9-6-2016 Meeting 
	10-21-16 McAuley Pace TIF District CEA Assignment Memo to EDCv2.pdf
	McAuley Assignment Cover Memo

	- Consent to Assignment of CEA

	 - Assignment and Assumption of CEA


	Item #3:  FYE2016 TIF Annual Report 
	Item #5:  Updated 2016 EDC Work Plan




