
  
  

  

 

ECONOMIC DEVELOPMENT COMMITTEE 

  

DATE:  June 6, 2017 (Tuesday)  

TIME:  5:30 – 7:00 p.m.  

LOCATION:  

  

Room 209 

Portland City Hall  

 

A G E N D A  
   

1. Review and accept Minutes of previous meeting held on May 23, 2017.  

 

2. Review and vote to recommend to the City Council proposed Purchase and Sale Agreement for 

sale of a small strip of unneeded City-owned Franklin Street right-of-way to an abutter. 

a) See enclosed memo from Greg Mitchell. 

Note:  Pursuant to 1 M.R.S.A. 405(6)(C), the Committee may go into executive session to provide  

City staff general policy guidance regarding real estate negotiations.   

 

3. Continue discussions regarding Mayor Strimling’s proposed Amendments to Portland Tax Increment 

Financing Policy to include responsible contracting requirements.  No public input will be taken.  

Discussions will be between Committee, staff, and a panel. 

a) See enclosed materials: 

i Mayor’s Memo with Attachments; and, 

ii Greg Mitchell’s Memo with Attachments. 

 

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

for staff to receive guidance to proceed with real estate negotiations for the following: – Greg Mitchell 

a) Bayside Public Works property offers; 

i See enclosed Confidential Memo. 

b) City Thames Street property sale; 

i Verbal update to be provided at meeting. 

 
 

Next Committee Meeting:  June 27, 2017 

 

Councilor David Brenerman, Chair  
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Minutes 

Economic Development Committee 

May 23, 2017 
 
 
 

A meeting of the Economic Development Committee (EDC) of the Portland City 

Council was held on Tuesday, May 23, 2017 at 5:30 p.m. in Room 24 of Portland City 

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

Councilors Pious Ali  and Spencer Thibodeau.  Also present from the City Council was 

Councilor Belinda Ray, arriving as noted in the Minutes.  Present from the City staff were 

Associate Corporation Counsel Michael Goldman, City Manager Jon Jennings, Economic 

Development Director Greg Mitchell, Senior Executive Assistant Lori Paulette, and Parking 

Manager John Peverada. 

Item #1:  Review and accept Minutes of previous meeting held on May 9, 2017. 

On motion made and seconded, the Committee voted unanimously (3-0) to accept the 

Minutes as presented. 

Item #2:  Mayor Strimling’s Proposed Amendments to Portland Tax Increment 

Financing Policy 

 Chair Brenerman noted that the Agenda had been updated on the City website that this 

item is being postponed at the Mayor’s request, anticipated to be taken up at the June 6th EDC 

meeting. 

 Item #3:  Staff presentation of one bid received for disposition of a small strip of 

unneeded City-owned Franklin Street right-of-way to an abutter, followed by a Committee 

executive session to proceed with real estate negotiations to prepare a Purchase and Sale 

Agreement. 

 Mr. Mitchell said that the Committee is familiar with this item and authorized staff to 
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proceed with issuing a Request for Bids to the two abutters to this strip of land.  He noted that 

the strip is unbuildable and has deed restrictions for it to provide access to an abutting property, 

so essentially this is a 12-foot driveway access.  Mr. Mitchell said that one bid was received for 

the stated minimum purchase price of $10,000 from New Height Group (NHG), which Group 

has a purchase option on the abutting property to this strip of land.   NHG provided an overview 

of its project with its bid, noting that it intends to combine this strip of land with the abutting 

property, and would continue to provide access to lot 28-C-18 by creating an access easement to 

travel under its proposed building. 

 Mr. Mitchell closed by saying that staff is asking the Committee for a vote for staff to 

move forward with negotiations to prepare a Purchase and Sale Agreement to bring back to this 

Committee for a review and vote to forward to the City Council. 

 Councilor Ali said that he toured the property with City staff, adding that City staff noted 

a future goal to reconnect Federal Street with Franklin Street.  Mr. Mitchell agreed, saying that in 

selling this strip, as is, to NHG, the strip is planned to be added to the abutting property and then 

it can be developed with frontage on Franklin Street.   

 Chair Brenerman said the access to 28-C-18 would be moved elsewhere, perhaps under 

the building being proposed to be developed by NHG. 

 Mr. Federle of NHG said that the overall project, with this strip, would build on the strip 

to front the building on Franklin Street.  The access driveway would be provided under the 

building and, therefore, moved further in to Federal Street, which would be beneficial if and 

when Federal Street and Franklin Street were reconnected.  Mr. Federle noted that he has been 

negotiating with the owner of 28-C-18 and is ready to move forward with this purchase. 

 Mr. Federle then described NHG’s project as a residential development of 25-30 units of 
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workforce housing, as well as looking at the possibility for some retail on the first floor, similar 

to the Luminato project nearby.  He noted that the property he has under contract provides for 

$7,000 annually in real estate taxes; with the new project and the strip, it is estimated to provide 

over $200,000 in taxes when completed. 

 Councilor Thibodeau noted that NHG’s proposed development, oriented to face Franklin 

Street, was not looking for a curb cut on Franklin and the development would have access from 

Federal Street; Franklin Street access was not necessary. 

 Chair Brenerman then opened the meeting for public comment.  There being none, the 

public comment session was closed. 

 Mr. Mitchell said that staff is looking for a vote for staff to move forward with 

negotiations for a Purchase and Sale Agreement, and Chair Brenerman agreed, perhaps to 

achieve a higher purchase price. 

 On motion made and seconded, the Committee voted unanimously for staff to negotiate a 

Purchase and Sale Agreement with NHG and bring it back to this Committee for review and  

recommendation to the City Council. 

 Item #4:  Public Hearing with staff and developer presentations of two proposals 

received from the RFP for disposition of a portion of City Thames Street surface parking 

lot. 

 Mr. Mitchell said through EDC direction, staff issued an RFP for a portion of the Thames 

Street surface parking lot of approximately 48,000 sq. ft.  Two proposals were received, and the 

purpose of today’s meeting is to have presentations by the two developers, followed by Q&A, 

public comment, and then an executive session for the Committee to provide guidance for staff 

negotiations for the sale. 
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 Atlantic Bayside Development LLC Proposal 

 Jim Hanley, CEO of Atlantic Bayside Development (ABD) LLC, thanked the Committee 

for this opportunity.  Mr. Hanley said that in partnership with Mike Marino, this proposal has 

been presented.  He noted Mr. Marino’s ties in Portland, first beginning when he purchased The 

Roma in 1963.  This partnership today involves Mr. Marino’s property at 144 Fore Street, 

immediately abutting the subject City property.  Mr. Hanley also noted ABD’s ties in Portland 

with its purchasing the City’s land at Preble Street and Marginal Way on both sides, resulting in 

the development of the Intermed facility and parking garage, Southern Maine Student Housing, 

and the AAA building, as well as development across the street for Gorham Savings Bank.  ABD 

is Portland based and manages over 1,000,000 sq. ft. of property in the U.S.  

 Mr. Hanley noted that ABD is offering $3.1 Million for the subject property, and its 

development project will unify that City block.  Phase I will include a 92,000 sq. ft. mixed use 

building with retail, office, and residential uses; and, demolition of the middle portion of the 

existing building at 144 Fore Street – leaving the VA and SMRT in place – and creating 

approximately 210 surface parking spaces on site.  Of those 210 surface parking spaces, 111 

would be on site, and 99 would be leased from the City on the remaining portion of the Thames 

Street surface parking lot.  Phase II would be a demolition of the 144 Fore Street property with 

plans for another 62,000 sq. ft. office building to include retail on the first floor, residential on 

the upper floors, and a 382-space parking garage. 

 Paul Stevens, President of SMRT, then referred to the boards on display and described 

the architectural plans for the development, noting natural use of building material. 

 (Councilor Ray joined the meeting at this time.) 

 Mr. Stevens said that the concept plans respect the B-6 zone with its height limit of 45-
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feet and set back requirements.  He showed pocket parks included in the development plan, as 

well as the rooftop terrace.  This development is planned in two phases due to leases of the 144 

Fore Street property, including SMRT’s lease.  Parking is planned behind and on City property, 

leasing the remaining portion of the Thames Street property not for sale.  Mountfort Street would 

remain available for possible extension to Thames Street.  Phase II would start at the conclusion 

of the leases by VA and SMRT, with a second mixed use building and structured parking.  

Completion of Phase II will realize the EWMP goals; if the other proposal is chosen the vision of 

the EWMP will not come to fruition and Mr. Marino will continue the leases at 144 Fore Street. 

 Mr. Hanley said that this proposal should score higher for a number of reasons.  First, it 

best meets the goals of the EWMP where it highlights on p. 7, and again on p. 18, the Marino 

property to have significant potential for redevelopment and integration with the under-utilized 

City property.   This proposed development achieves that goal, having a unified development in 

two phases over five years.  Second, its public benefit of a new building would bring vibrancy 

and new jobs in the first phase, and for greater opportunity for the public during the second 

phase.  This proposal plan also considers ferry queuing lanes to be turned into parking and 

bringing an additional $300K in parking revenue.   

Mr. Hanley then noted that the $3.1 Million purchase offer relates to comparable sales in 

the area, and this proposal results in a higher economic benefit because of two phases, as well as  

bringing in $600K in additional revenue from the other proposal.  In addition, ABD has a track 

record and local team of experts with significant ties in the community. 

 Councilor Thibodeau asked about the yellow leftover piece of the City’s Thames Street, 

as it seems different from what he has seen.  Mr. Stevens said that Marino has a license over a 

portion of that leftover piece, so that entire leftover piece is not available for development.   
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 Mr. Mitchell noted that the License Agreement was an attachment to the RFP.  The only 

property the City is proposing for sale is just west of Mountfort Street.   

 Councilor Thibodeau asked about the Phase II 62,000 sq. ft. building and its interaction 

with Fore Street, and Mr. Stevens showed a concept plan and described the interaction and 

architectural plan.   

 Councilor Thibodeau asked if this proposal was not accepted, is VA and SMRT expected 

to remain, and it was answered affirmatively. 

 Councilor Ray asked about the importance to the proposal of the use of queuing lanes for 

parking, and Mr. Hanley said that in the short-term that use is dependent; the second phase will 

result in a shifting of parking. 

 Councilor Thibodeau said use of the queuing lanes for parking was not the intent of the 

EWMP.  Mr. Mitchell added that these lanes are needed for ferry service when it is active.  He 

also noted cruise ship activity has increased, and that there is preliminary discussion of a new 

pier between Ocean Gateway and the Maine State Pier. 

 Mr. Jennings said that staff will be master planning the future uses there in the not too 

distance future. 

 Chair Brenerman said that Mr. Stevens had noted that the extension of Mountfort Street 

could not be done by other proposal.  Mr. Hanley agreed and said that if this proposal is not 

chosen, Mr. Marino has a valuable property and would modernize it and continue leasing the 

space. 

 Chair Brenerman said that it is highly doubtful that Mountfort Street would be extended 

to Thames Street by either proposal; it was a dream many years ago. 

 Chair Brenerman asked if the remaining piece of the City Thames Street surface parking 
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lot is buildable, and Mr. Mitchell said that the remaining Thames Street property would an odd-

shaped piece of property, with staff suggesting a phased approach for its future use. 

 Chair Brenerman asked if the $3.1 Million offer includes leasing City property and if 

they had a tenant, and Mr. Hanley indicated in the negative for both. 

 Councilor Ray asked if ABD would build Mountfort Street, and Mr. Hanley indicated 

that it is unsure at the present time. 

 Chair Brenerman, noting no further questions/comments, thanked the ABD team 

 0 Hancock Street LLC Proposal 

 Jonathan Cohen, Manager/0 Hancock Street LLC, thanked the Committee for the 

opportunity to present the proposal, noting that his remarks will be followed by his Architect Bill 

Hopkins, and by Charlie Craig of the Dunham Group representing WEX, who has a signed letter 

of intent to occupy the property once built.  Mr. Cohen’s presentation is attached to these 

Minutes. 

 Mr. Hopkins, of Archetype Architects, said the building is designed with 100,000 sq. ft. 

on 4 floors and a 30,000 sq. ft. footprint.  A portion of the first floor is proposed for 10,000 sq. ft. 

of retail on Thames Street, and the remainder to be occupied by WEX.  The design of the 

building has taken its cue from Ocean Gateway and is a 21st Century building to be built at the 

property line.  View corridors remain intact as they are now and displayed visuals of those view 

corridors now.    There is no change to road alignment.  He noted proposed pocket parks, and 

public space on top as well, both for employees and community functions.  Mr. Hopkins then 

showed a parking diagram with decks on site at Fore Street with 350 cars per deck.  This could 

accommodate up to 1,750 parking spaces on five decks, and could be done at the same as the 

new connector road from Thames Street up to Fore Street.   



 

8 
 

 Charlie Craig of the Dunham Group spoke on behalf of WEX.  Please see attached 

presentation. 

 Chair Brenerman asked about the height of the parking decks/garage, and Mr. Cohen said 

three decks would be below Fore Street.  Entrances to each deck would be at different grades and 

access points.  Three decks would provide for 1,050 +/- parking spaces; the current building 

would need to be torn down. 

 Chair Brenerman asked about the new connector road, and Mr. Cohen noted that he 

owned a portion of the property needed for that new road and could negotiate with City for it to 

be built. 

 Councilor Thibodeau, for the record, noted although his employer has done some work 

with WEX, he has not and does not feel there is any conflict of interest.  Councilor Thibodeau 

said that the parking decks are not compelling and asked about their interaction with Fore Street.  

Mr. Cohen said that there will be a façade but the top would still be at grade with Fore Street.     

 Councilor Brenerman asked if they would start construction this Summer, and Mr. Cohen 

said that they are prepared to move forward once the closing is done.  His architect is poised to 

submit plans to the Planning Board as we speak. 

 Councilor Ray asked for clarification of parking as part of the proposal, and Mr. Cohen 

said that he has ample parking now for both the replacement parking, 150 spaces at market rate, 

and for WEX at Ocean Gateway Garage, which he owns, as well as the 100 Fore Street site 

which he owns.  As soon as there is more demand for parking, the decks would be built. 

 Councilor Thibodeau said that the decks appear to be built on an area for Mountfort 

Street extension, and Mr. Cohen said there are very steep grade issues for Mountfort Street to 

ever be extended down to Thames Street. 



 

9 
 

 Chair Brenerman said that he agreed about ever extending Mountfort Street to Thames 

Street; it is not practical today. 

 Councilor Ray asked about the width of the sidewalks, and Mr. Cohen noted them to be 

10-feet wide. 

 Chair Brenerman opened the meeting for public comment. 

 Kelly Race of Sheridan Street supports the proposal for the WEX development, noting 

that this company would bring in more 20 and 30-year olds.  Ms. Race also noted that the urban 

design planned for WEX works well with older designs in the area. 

 Jim Brady of 118 Congress Street said that both proposals are good and encouraged the 

Council to think about prompt action to close on the sale or risk losing a great company on the 

waterfront. Parking in both proposals is not committed and is a critical component for 

consideration, closing saying that parking in the ferry queuing area is a big mistake. 

 Lou Wood, of A&M Partners, said that he has been working in Portland for 25+ years 

and has developed the former Nissan and Maine National Bank buildings.  One is the best – 

Cohen’s bringing in WEX is so important for the downtown. 

 Steven Scharf of Salem Street said that Portland should become like Boston and these 

development projects would assist with that.  He noted that he was disappointed that the 

Committee does not have scoring done from staff.  In his scoring of the proposals, the WEX 

proposal comes in lower.  Parking needs in the future will be go down with biking/walking/ 

public transit.  He said that he was not worried about ABD not having a tenant.  Mr. Scharf 

closed saying that he wished both property owners got together, and suggested that the City 

negotiate with the selected proposal for the remaining Thames Street piece. 
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Ara Aftandilian, developer of the hotel going up across the street from the subject 

property, said that both proposals are good but the WEX proposal would be very important for 

Portland in terms of residential growth in the Eastern Waterfront.  It would promote retail 

activities and a mix of uses.  Wex also has put a lot of time into this with Jonathan Cohen. 

 Nathan Bateman of Bateman Partners, also noted both proposals are good, but with a 

tenant in hand such as WEX now is the time move forward.  This would bring in new business 

and tenants for other developments. 

 George Rheault of Bayside noted that he was glad WEX made a commitment to Portland 

but worried about merger issues.  He cautioned about development in the area that would make 

for increased traffic congestion issues. 

 Seeing no further public comment, Chair Brenerman closed the public comment session, 

and seeing no further discussion, noted that this would be taken up in executive session after the 

next item, which has a public session and an executive session. 

 Item #5:  Staff update on Bayside (former Department of Public Works) property 

offers, following by executive session. 

 Mr. Mitchell noted that the EDC had a public hearing on January 31, 2017, to receive 

public comment on this proposed property disposition.  Public process was taken via RFP to 

select a broker to market these properties, and CBRE/The Boulos Company was chosen.  Boulos 

then marketed the properties, including many site tours, with offers due in Tuesday, May 17th.  

This resulted in offers from 11 different entities, which some have varying options.  Mr. Mitchell 

noted that the majority of the Bayside properties are vacant except for Fleet Services and Public 

Works Administration.  The goal, with the sale of these properties, is to also relocate these two 

uses.  Appraisals have been done on the properties, and the offers have requested confidentiality.  
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There will be opportunity for public hearing/comments going forward. 

 Mr. Jennings said that the intent is to use same format at Thames Street, followed by 

presentations/public hearing(s). 

Item #6:  Executive sessions:  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. 

a) Sale of small strip of unneeded City-owned Franklin Street right-of-way 

(agenda item 3), 

b) Two Thames Street Property Proposals (agenda item 4) and 

c) Bayside property offers. 

Note:  Confidential Memos from Greg Mitchell are provided for the 

Thames Street and Bayside property disposition discussions. 

 

  Item #6(c) Bayside Property Offers 

 On motion made and seconded, the Committee voted unanimously at approximately 7:34 

p.m. to go into executive session pursuant to 1 M.R.S.A. 405(6)(C) to review the Bayside 

property offers and provide City staff general policy guidance regarding real estate negotiations.  

At approximately 9:14 p.m., the Committee came out executive session. 

 Item #6(b) Thames Street Property Proposals 

On motion made and seconded, the Committee voted unanimously at approximately 9:15 

p.m. to go into executive session pursuant to 1 M.R.S.A. 405(6)(C) to review the Thames Street 

property proposals and provide City staff general policy guidance regarding real estate 

negotiations.  At approximately 9:35 p.m., the Committee came out executive session and the 

meeting adjourned. 

    Respectfully, Lori Paulette 

 



ECONOMIC DEVELOPMENT COMMITTEE MEETING 5/23/2017 

 

GOOD EVENING COUNCILORS BRENNERMAN,     THIBODEAU 

AND    ALI,,,   ECONOMIC DEVELOPMENT DIRECTOR 

MITCHELL,  CITY STAFF, AND TO THE PUBLIC. 

 

MY NAME IS JONATHAN COHEN AND I AM HERE TONIGHT 

REPRESENTING ZERO HANCOCK LLC IN REGARD TO OUR 

RESPONSE TO THE CITY’S RFP TO NEGOTIATE THE SALE OF A 

PORTION OF THE CITY PROPERTY LOCATED ON THAMES 

STREET. 

 

THIS EVENING I WILL GO THROUGH THE HIGHLIGHTS OF 

OUR RESPONSE, I WILL THEN HAVE our architect BILL HOPKINS 

FROM ARCHETYPE TALK ABOUT OUR DESIGN AND 

CONFORMANCE WITH CURRENT ZONING .           LAST 

CHARLIE CRAIG WILL SPEAK ON BEHALF OF OUR 

TENANT,WEX. 

 

I FIRST WANT TO THANK YOU FOR THIS VERY EXCITING 

OPPORTUNITY. AS YOU SEE IN OUR PROPOSAL, THIS IS AN 

OPPORTUNITY TO BRING ONE OF MAINE’S TOP COMPANIES, 

WEX, TO DOWNTOWN PORTLAND, TO OCCUPY A WORLD 

CLASS, MULTI-USE BUILDING IN A LOCATION THAT IS THE 

PRIMARY ENTRY FOR OUR WATER-BASED VISITORS.     FOR 

TOO LONG, THIS SPACE HAS BEEN UNDER-UTILIZED AND WE 



ARE GRATEFUL TO HAVE THE OPPORTUNITY TO PRESENT 

OUR PLANS FOR THIS IMPORTANT SITE. 

 

OUR PROPOSAL RECOGNIZES ALL THREE OF THE CITY’S 

MAIN GOALS: 

PRIVATE SECTOR INVESTMENT; PARKING, AND FUTURE 

STREETS 

FOR OUR PRIVATE SECTOR INVESTMENT, WE ARE PLANNING 

TO CONSTRUCT A 100,000 SQ FT MIXED USE BUILDING. IT 

WILL CONTAIN AT LEAST 10,000 SQ FEET OF RETAIL AT THE 

GROUND LEVEL OPPOSITE THE OCEAN GATEWAY 

TERMINAL, THE CRUISE SHIP GATEWAY TO PORTLAND.           

WE ARE PREPARED TO DO THIS WITHOUT REQUESTING A TIF 

OR OTHER DEVELOPER INCENTIVES FROM THE CITY TO 

ENHANCE OUR INVESTMENT. 

 

REGARDING PARKING, AN ENTITY OF WHICH  I AM A 

PRINCIPAL  ALSO OWNS THE OCEAN GATEWAY GARAGE 

AND ANOTHER ENTITY OF WHICH I AM A PRINICPAL OWNS 

THE PROPERTY AT 100 FORE STREET.      WE ARE THEREFORE 

ABLE TO PROVIDE SUFFICIENT REPLACEMENT PARKING TO 

SATISFY THE CITY’S PARKING NEEDS WITHIN CLOSE 

PROXIMITY to thames street  AND, STILL OFFER PUBLIC 

PARKING, AND CAN ACCOMMODATE THE NEEDS OF WEX, 

WHEN THEY OCCUPY THEIR NEW HEADQUARTERS FACILITY 

ON PORTLAND’S WATERFRONT IN APRIL 2019.     IN OUR 

PROPOSAL YOU WILL ALSO SEE REFERENCE TO OUR 



ABILITY TO CONSTRUCT A MULTI-LEVEL PARKING GARAGE 

ON THE 100 FORE STREET SITE.     ALTHOUGH WE ARE ABLE 

TO MEET CURRENT DEMANDS THROUGH SURFACE PARKING 

ON THAT SITE AND PARKING IN THE OCEAN GATEWAY 

GARAGE, A NEW GARAGE MAY MAKE SENSE AT 100 FORE 

STREET IN ORDER TO RESPOND TO ADDITIONAL FUTURE 

DEVELOPMENT DEMANDS IN THE NEIGHBORHOOD. 

WITH REGARD TO THE PROPOSED FUTURE STREETS, 

MOUNTFORT STREET  AND THE NEW CONNECTOR ROAD, WE 

ARE WILLING TO DISCUSS THE FUTURE OF THOSE STREETS 

OR ALTERNATIVE APPROACHES TO PERMEABILITY  WITH 

THE CITY, AS WE CURRENLTY OWN MORE THAN HALF OF 

THE PROPOSED MOUNTFORT STREET LOCATION AND HALF 

OF THE PROPOSED LOCATION OF THE new CONNECTOR 

ROAD NOT CURRENTLY OWNED BY THE CITY. 

 

 

I WAS FORTUNATE ENOUGH TO HAVE BEEN BORN AND 

RAISED IN PORTLAND, I HAVE SEEN THE CITY CHANGE 

OVER THE LAST 40+ YEARS AND I BELIEVE THAT CHANGE IS 

WHAT HAS BEST POSITIONED THE CITY FOR WHERE WE ARE 

TODAY. WHEN I GRADUATED DEERING HIGH SCHOOL, MOST 

OF THE VERY BEST, BRIGHTEST AND TALENTED LEFT TO GO 

TO COLLEGES OUT OF STATE, MANY TO NEVER RETURN TO 

MAINE BECAUSE THE JOB OPPORTUNITES THEY WANTED 

WERE NOT HERE.  I DO NOT WANT THAT FOR MY CHILDREN, 

THEIR FRIENDS, OR THE YOUTH OF MAINE,  I WANT THEM TO 

HAVE OPPORTUNITES HERE IN PORTLAND, AND THAT HAS 



BEEN A MAJOR MOTIVATING FACTOR FOR ME IN WORKING 

TO ACHIEVE MY MISSION IN THE BETTERMENT OF GREATER 

PORTLAND. 

I BELIEVE PORTLAND HAS REACHED THE TIPPING POINT 

WHERE COMPANIES LIKE WEX WILL NOT ONLY CHOOSE TO 

LOCATE IN PORTLAND BECAUSE OF OUR SCENIC BEAUTY, 

CULTURAL PROGRAMS AND OPPORTUNITIES as well as  

RESTAURANTS, BUT ALSO BECAUSE WE OFFER A 

SPECTACULR LOCATION TO COMPETE FOR LIFESTYLE TO 

RAISE A FAMILY AND LIVE, AT A COST OF LIVING FAR 

LOWER THAN SILICON VALLEY, CALIFORNIA, BOSTON, NEW 

YORK OR WASHINGTON DC, AND THAT IS THE TARGET 

DEMOGRAPHIC FOR MANY POTENTIAL EMPLOYEES, 

INCLUDING THE FUTURE WEX EMPLOYEES, WHO WILL BE 

PROVIDED WITH GREAT PAYING JOBS, BENEFITS AND 

LIFESTYLE. 

TO THAT END, WEX HAS STATED THEY NEED A SIGNATURE, 

MODERN WORLD HEADQUARTERS OFFERING EVERY 

POSSIBLE ADVANTAGE TO ATTRACT AND RETAIN THE 

HIGHLY SKILLED, HIGHLY TRAINED AND HIGHLY 

EDUCATED WORK FORCE OF TODAY AND TOMORROW. 

WE HAVE WORKED TOGETHER WITH WEX TO DESIGN THE 

100,000 SQ FT multi-use BUILDING YOU SEE IN THE RFP, IT 

CONFORMS TO CURRENT ZONING, IT WILL BE A LANDMARK 

BUILDING FOR THE CITY AND WILL BE SEEN BY MORE THAN 

100,000 CRUISE SHIP VISITORS EVERY YEAR. WE HAVE A 15 

YEAR DEAL, WEX WILL BE PLACING 450 NET NEW JOBS TO 

PORTLAND INITIALLY IN APRIL 2019 WHEN THE FACILITY IS 

READY FOR OCCUPANCY, SOME OF THOSE JOBS EXIST BUT A 



LOT WILL BE NEW, AND WEX HAS PROJECTED CREATING AT 

LEAST ANOTHER 200 JOBS WITHIN THE NEXT 2 YEARS AFTER 

OCCUPYING ITS NEW WORLD HEADQUARTERS, WEX NEEDS 

THIS FACILITY IN ORDER TO REMAIN IN MAINE AND TO 

GROW ITS WORK FORCE HERE. THESE ARE NEW JOBS FOR 

PORTLAND. THIS BUILDING IS NOT A LIFT AND SHIFT OF 

JOBS WITHIN THE CITY OF PORTLAND. THIS IS REAL, THIS IS 

HERE, THIS IS NOW. 

OUR TIMELINE FOR THIS PROJECT IS VERY PROMPT AND 

WILL BEGIN AS SOON AS WE  CAN REACH A PURCHASE AND 

SALE AGREEMENT WITH THE CITY AND CLOSE THE 

TRANSACTION, IN FACT OUR ARCHITECT IS READY TO 

PRESENT OUR PLANS TO THE PLANNING BOARD FOR SITE 

PLAN APPROVAL AND GET GOING ON CONSTRUCTION, SO 

THAT THE BUILDING CAN BE READY FOR OCCUPANCY by 

APRIL 2019. 

 

THE PUBLIC BENEFITS FOR THE CITY ON THIS PROJECT ARE 

MULTI FOLD: 

 

NET NEW JOBS, 450+ NEW WELL PAID PROFESSIONALS 

SPENDING MONEY IN THE CITY 

INCREASED REAL ESTATE TAXES FOR THE PROPERTY, AS 

WELL AS NEW PERSONAL PROPERTY TAXES BEGINNING 

APRIL 2019 

INCREASED HOSPITALITY DEMAND FOR HOTELS AND 

RESTAURANTS 



INCREASED RETAIL AVAILABILTY DIRECTLY ACROSS FROM 

THE GATEWAY TERMINAL 

WEX IS VERY INVOLVED IN CIVIC , CHARITABLE AND 

COMMUNITY SERVICE AND WITH THEIR LOCATING IN SUCH 

A PRIME LOCATION IT WILL ONLY ENHANCE WEX 

INVOLVEMENT IN THE COMMUNITY 

FOR THE CITY OF PORTLAND, THIS WILL FURTHER ENHANCE 

AND ENCOURAGE PORTLAND’S STANDING AS A 

TECHNOLOGY HUB. 

AS I MENTIONED BEFORE, ANOTHER PUBLIC BENEFIT IS THE 

OPPORTUNITY TO NEGOTIATE FOR THE MOUNTFORT STREET 

AND NEW CONNECTOR ROAD AND THE FUTURE PARKING 

STRUCTURE AT 100 FORE STREET 

 

THE INITIAL PURCHASE PRICE IN OUR REPONSE WAS 2.5M 

FOR 100,000 BUILDABLE SQ FT, AND THAT WAS BASED ON 

several factors.  OUR PURCHASE IN JANUARY OF THIS YEAR 

FOR 100 FORE STREET, WHICH WAS JUST UNDER 3 ACRES 

FOR 7.75 MILLION WE BELIEVE AROUND $13.00 PER 

BUILDABLE FOOT, SO 1/3 of that purchase WAS 

APPROXIMATELY 2.5M,   58 Fore Street: $15,000,000. 10 acres. 

$1,500,000 per acre. Permitted for 975,000 SF, $15 per buildable SF,   

THE Marriott AC Site: Imputed purchase price: $6,900,000. Permitted 

for 225,000 SF. $30 per buildable SF. AS WITH ANY REAL ESTATE 

TRANSACTION, WE ARE WILLING TO DISCUSS THE 

PURCHASE PRICE AS PART OF OUR NEGOTIATION WITH THE 

CITY. 



 

WE FULLY ANITCIPATE AND EXPECT THAT THE REAL 

ESTATE AND OTHER TAX REVENUE FROM THIS BUILDING 

WILL BE A MAJOR BENEFIT TO THE CITY, THE NEW REAL 

ESTATE TAXES WILL BE IN EXCESS OF $320,000 A YEAR, WE 

WON’T KNOW THAT FINAL NUMBER UNTIL WE HAVE 

COMPLETED THE BUILDOUT, BUT THAT TAX PAYMENT WILL 

BEGIN IN APRIL OF 2019, WHEN WEX FIRST OCCUPIES THE 

BUILDING. I FEEL I NEED TO STRESS AGAIN, THERE IS NO TIF 

TIED TO THIS PROJECT. 

I WOULD LIKE TO ADDRESS THE PROPOSER’S PROVEN 

CAPACITY AND RELEVANT EXPERIENCE. I HAVE THE 

CAPACITY TO PERFORM THIS PROJECT. I HAVE SPENT THE 

MAJORITY OF MY LIFE IN REAL ESTATE AND 

CONSTRUCTION, I HAVE BEEN INVOLVED IN THE LARGEST 

PROJECTS IN THE STATE AS WELL AS LARGE PROJECTS OUT 

OF STATE, MORE THAN I CARE TO REMEMEBER IN THE LAST 

20+ YEARS. I HAVE WORKED WITH ALMOST ALL 

COMMERCIAL GC’S, AND ON THIS PROJECT WE WILL BE 

WORKING WITH EITHER CIANBRO OR LANDRY FRENCH, 

BOTH EXTREMELY QUALIFIED AND CAPABLE.  OUR 

ARCHITECT, ARCHETYPE WILL SPEAK TO THEIR SEVERAL 

PROJECTS ON THE PORTLAND PENINSULA AND OTHER 

PLACES , AND THEIR CURRENT PROJECTS UNDERWAY IN 

THE IMMEDIATE neighborhood. 

WE ARE VERY EXCITED FOR THIS OPPORTUNITY TO 

PRESENT OUR PLAN TO YOU AND HOPE THAT IF WE ARE 

SELECTED, WE GET TO WORK WITH THE CITY ON 

COMPLETING THIS PROJECT IN A TIMELY MANNER. 



I WILL NOW TURN THE PRESENTATION OVER TO BILL 

HOPKINS OF ARCHTYPE AND THEN CHARLIE CRAIG OF NAI 

THE DUNHAM GROUP REPRESENTING WEX. 
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On behalf of WEX, I would like to say how excited we are about the 

potential opportunity to locate our World Headquarters on Downtown 

Portland’s waterfront.  

WEX has recently grown to a $1 Billion technology company. Our 

continued growth depends on our ability to attract work talent 

nationally and internationally. We are competing for recruits with tech 

companies based in areas like Boston, San Francisco and Silicon Valley.  

IT recruiting is critical, and the unemployment rate for qualified 

candidates in Maine is effectively negative, meaning there are more job 

openings than qualified applicants.  

We see our proposed glass waterfront headquarters as a major selling 

tool in our effort to recruit the talent WEX needs to continue our 

growth.  

Initially we will employ 450 employees in our proposed Portland 

headquarters.  These will be high paying, value added positions. Of the 

450 employees, we anticipate that 200 positions will be new to Maine. 
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We project our employee base growing to 650 in Portland over time. 

Simultaneously, we will continue to house a substantial employee base 

in South Portland.  

WEX is committed to this site via our partnership with 0 Hancock 

Street, LLC. We have both a lease agreement with Johnathon Cohen 

and board approval. Given the proposed building design, developer 

qualifications, and existing parking capacity, we feel 0 Hancock LLC is 

the only developer that currently can accommodate our needs.  

We see many additional benefits to the City of Portland including the 

following:  

 A large cutting edge office development with a defined 

timetable and real estate tax revenues 

 Increased demand for downtown hotels, restaurants, retail 

services 

 Increased demand for middle and high income housing 
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 Opportunities for employees to both work and live in 

downtown Portland, a national trend for growing cities. In 

particular, opportunities for home grown talent to stay in 

Maine.  

 Further enhancement of Portland’s national reputation as a 

growing, vibrant, business friendly city and burgeoning 

technology hub. This will help accelerate the development 

of neighboring properties like 58 Fore Street.  

 

In summary, we feel this is a great opportunity for WEX, the City of 

Portland, and O Hancock, LLC. We look forward to working hand in 

hand with the city to move forward.  
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Economic Development Department 

Gregory A. Mitchell, Director 

 

 

MEMORANDUM 

 

TO: Economic Development Committee 

  

FROM: Greg Mitchell, Economic Development Director 

 

DATE: June 1, 2017 

 

SUBJECT: Sale of Strip of Unneeded City Land Along Franklin Street – 

 Discussion and Vote to Recommend Purchase and Sale Agreement to the 

 City Council 

 

 

I. ONE SENTENCE SUMMARY 

 

Vote to recommend to the City Council a Purchase and Sale Agreement to sell property designated as 

28-X-1 along Franklin Street to NewHeight Group LLC at the stated purchase price of $12,000. 

 

II. BACKGROUND 

 

It is noted that the proposed sale of the City property has been discussed publicly at the following 

EDC meetings on March 7, March 29, and May 23 this year. 

 

NewHeight Group, which has option to purchase an abutting property to the strip of land, designated 

by the Assessor as 28-X-1 (see attached map), with approximately 1,800 sq. ft., is interested in 

acquiring this property to support a residential redevelopment project.  

 

This property was acquired by the City to support the Franklin Street Arterial Project.  When the City 

sold property in this area, it retained this strip as a 12-foot wide way for the owner of 28-C-18 to 

access an accepted City Street; otherwise 28-C-18 would be landlocked as access was not allowed 

onto the Franklin Street Arterial.  The Deed stipulates for the 12-foot wide driveway that it be:  “ . . . 

for the purposes of travel by vehicles and pedestrians and for access to land herein conveyed to the 

Grantee, provided that no structures or buildings of any kind or nature shall be erected or maintained 

on said strip of land and no vehicles shall be parked thereon.” 

 

A City-wide Department survey was conducted, including the Mayor, District Councilor, and At-

Large Councilors, to determine if this was excess or not to the City’s needs.   

 

Survey results from the Parking, Parks and Recreation, Planning, Public Works, and School 

Departments indicated they had no need for this property.  Planning further noted that the sale would 

permit more options for infill development or redevelopment on adjacent property, and for the 

easement to continue. 
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Jeremiah Bartlett of Public Works Engineering indicated that the Federal Street Master Plan calls for 

Federal Street to connect to Franklin Street, and does not see a reason for the City to retain the lot; it  

would not adversely impact the Federal Street Master Plan if the City sold it.  He also noted that it 

would be highly unlikely that curb cuts from Franklin Street to 28-X-1 would be allowed. 

 

Councilor Ray had a few questions; please see below with staff responses: 

 

1.  How does this affect the Master Plan for Franklin Street that the Council adopted 

back in 2015? 

a. Jeremiah Bartlett responded that the sale of this property will not adversely 

impact the Franklin Street Master Plan, nor future Franklin Street 

reconnection from Federal Street. 

 

2. Councilor Ray wanted an understanding of what the abutter intends to do with the 

land, noting that it appeared that the abutter does not plan to build directly on it, 

but that a portion of their building (an awning or arbor or something similar) will 

over hang it.  So would it be a sidewalk?  Green Space?  A sort of front yard?  

Would they anticipate public interaction with this space or might it be fenced off 

for private use? 

a. The abutter has been working with City Planning staff to possibly build 

above this narrow strip of land, noting that the parcel allows them to have 

frontage on Franklin Street.  Frontage on Franklin Street allows them 

additional development rights under the Form Based Code.  The abutter is 

generally planning townhouses on the back of the site and a larger building 

fronting Franklin Street (housing) that would likely build above the 

easement, though their plans are still under development. 

 

3. Would the developer be planning on any curb cuts for direct entry into their 

building through this land, or would they, perhaps, be hoping for a Federal Street 

reconnection to facilitate access? 

a. Staff is not aware of any new proposed development curb cut requests to 

Franklin Street.  Jeremiah Bartlett indicated that it would be doubtful that 

any new curb cuts would be allowed from Franklin Street. 

 

III. Intended Result and/or Council Goal Addressed 

 

The intended result would be for the City to sell this strip of land, together with its Deed stipulations, 

to an abutter which would allow for a multi-family development consisting of 20+ units with a mix of 

one, two, and three bedroom units, which development, with the addition of this strip of land, could 

front on Franklin Street; without the strip, it cannot do so.   

 

In addition, NewHeight’s proposal includes its discussions with the holder of the easement rights for 

access purposes, with NewHeight proposing to provide the holder of the easement with a new  
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easement to travel under its proposed building to access its parking lot and associated apartment 

building. 

 

IV.  Financial Impact 

 

If sold, the City would realize property sale proceeds in the amount of $12,000 and future increase in 

taxes for the proposed development.  Taxes now are at approximately $7,000 annually, and it is 

estimated that upon completed buildout the taxes would increase to approximately $200,000 annually 

to the City. 

 

V.  Staff Analysis and Recommendation 

 

Staff recommends that the EDC vote to recommend approval of the proposed Purchase and Sale 

Agreement to the City Council. 

 

Attachments: Map Highlighting the Properties   

 New Height’s Bid 

 Proposed Purchase and Sale Agreement 
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PURCHASE AND SALE AGREEMENT 
 

 THIS PURCHASE AND SALE AGREEMENT IS made this ______ day of 

_____________, 2017 by and between the CITY OF PORTLAND, a body politic and corporate 

located in Cumberland County, Maine, (hereinafter referred to as “Seller” or “City”), and 

NEWHEIGHT GROUP, LLC, or assigns, a Maine limited liability company having a mailing 

address of 118 Congress Street, #401, Portland, ME  04101 (hereinafter referred to as “Buyer” or 

“NewHeight”). 

 

RECITALS 
 

 WHEREAS, the CITY is the owner of an approximately 12-foot wide way with a chart 

block and lot number designated by the Portland Assessor as 28-X-1 off of Federal Street, 

Portland, Maine (the “Premises”), which is generally depicted on the orientation plan that is 

attached hereto as Exhibit A and incorporated herein (the “Plan”); and 

 

 WHEREAS, the City issued a “Request for Bids” for sale of the Premises, Bid #EDD04-

17, a copy of which is attached hereto as Exhibit B and incorporated herein; and 

 

 WHEREAS, NewHeight timely submitted a bid for the Premises dated May 11, 2017, a 

copy of which is attached hereto as Exhibit C and made a part hereof (the “Proposal”) and 

intends to develop the Premises and abutting property in accordance with the Proposal; and, 

 

WHEREAS, NewHeight desires to purchase the Premises, and the City desires to convey 

the Premises to NewHeight pursuant to the terms of this Agreement. 

    

 NOW THEREFORE, in consideration of the foregoing and for other good and valuable 

consideration, the receipt and sufficiency of which is hereby acknowledged, the parties, 

intending to be legally bound, hereby agree as follows: 

 

1. SALE.  City agrees to sell the Premises to NewHeight, and NewHeight agrees to 

purchase the Premises in accordance with the terms and conditions set forth in this 

Agreement. This Agreement is for the sale of land only. 

 

2. CONSIDERATION.  The purchase price for the Premises shall be Twelve Thousand 

Dollars ($12,000) (the “Purchase Price”), subject to the following cost adjustments 

and conditions: 

 

a. The City acknowledges receipt of NewHeight’s deposit in the amount of One 

Thousand Dollars ($1,000.00) (the “Deposit”) that the parties agree will be 

held in escrow as of the date of this Agreement; and 

 

b. NewHeight shall pay the balance of the Purchase Price to the City by wire 

transfer at closing.   
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3. TITLE AND DUE DILIGENCE.   
 

a. Due Diligence Period.  NewHeight will have from the date of this Agreement 

until 4:00 PM Eastern Daylight Savings Time on the day that is one month 

after the date of this Agreement (the “Due Diligence Period”) to complete any 

survey, environmental review and title examinations. City shall provide 

whatever information it, or its agents, have in this regard to NewHeight within 

10 days of the effective date of this Agreement. 

 

b. Title and Survey Objections.  NewHeight will have until the end of the Due 

Diligence Period to deliver to City any written objections to title, 

environmental, or survey matters (other than the permitted exceptions 

identified herein) that materially affect marketability or use. Objections not 

made prior to the end of the Due Diligence Period will be deemed waived; 

provided, however, that objections pertaining to matters of record first 

appearing after the end of the Due Diligence Period may be made at any time 

prior to the closing.   

  

d. Option to Cure.  In the event of a title or survey objection, City will have the 

option, but not the obligation, to cure the objection and will notify NewHeight 

of its election within ten (10) business days after receipt of the objection.  In 

the event that the City elects to cure the objection, it will have sixty (60) days 

from the date of the notice of election, or such other reasonable time as the 

parties may agree, to cure the objection.  In the event that the City does not 

elect to cure the objection, or, having elected to cure the objection fails to 

timely do so to NewHeight’s reasonable satisfaction, NewHeight will have the 

option to (1) terminate this Agreement, (2) waive the objection and close, or 

(3) undertake the cure of such objection at its own expense (in which case it 

shall have 60 days to do so).     

 

City shall convey the Premises to NewHeight at the closing in fee simple by a 

municipal quitclaim deed without covenant.  Title shall be good, marketable 

and insurable title, free and clear of all encumbrances except (i) any 

easements of record, including, without limitation, the access easement 

described in a deed from the City to Ernest B. Woodard dated October 2, 1972 

and recorded in the Cumberland County Registry of Deeds, Book 3554, Page 

57; (ii) any easements for utilities on the property, (ii) zoning ordinances, and 

(iii) real estate taxes not yet due and payable.   

 

4. INSPECTIONS.   

 

a. During the Due Diligence Period, NewHeight and its employees, consultants, 

contractors and agents shall have the right, at NewHeight’s expense, to enter 

on the Premises at reasonable times in order to (i) inspect the same, (ii) 

conduct engineering studies, survey work, percolation tests, geotechnical 

exams, environmental assessments, and other such studies, tests, exams, and 

assessments, and (iii) do such other things as NewHeight determines, it is sole 
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discretion, to be required to determine the suitability of the Premises for 

NewHeight's intended use (collectively, the “Inspections”).     

 

b. NewHeight agrees to defend, indemnify and hold harmless the City against 

any mechanics liens that may arise from the activities of NewHeight and its 

employees, consultants, contractors and agents on the Premises. 

  

c. NewHeight shall exercise the access and inspection rights granted 

hereunder at its sole risk and expense, and NewHeight hereby releases the City 

from, and agrees to indemnify, defend, and hold the City harmless against, any 

and all losses, costs, claims, expenses and liabilities (including without 

limitation reasonable attorney fees and costs) (collectively, "Damages") 

suffered by the City on account of any injury to person or damage to property 

arising out of the exercise by NewHeight of its rights hereunder, except to the 

extent that such Damages result from the act or omission of the City.  

 

d. NewHeight shall cause any contractors, consultants or any other party 

conducting the Inspections to procure automobile insurance, if applicable, and 

general public liability insurance coverage in amounts of not less than Four 

Hundred Thousand Dollars ($400,000.00) per occurrence for bodily injury, 

death and property damage, listing the City as an additional insured thereon, 

and also Workers’ Compensation Insurance coverage to the extent required by 

law.   

 

e. In the event that NewHeight does not purchase the Premises, NewHeight 

agrees to either return the Premises as nearly as possible to its original 

condition after conducting the Inspections, or, at the City’s option, reimburse 

the City for any physical damage caused to the Premises in connection with 

the Inspections;  provided, however, the City hereby acknowledges and agrees 

that the term "physical damage" does not include any disturbance of any pre-

existing environmental contamination on the Premises caused by such 

inspections, studies, tests, exams, and assessments, and that NewHeight shall 

have no obligation to clean-up, remove or take any other action with respect to 

any pre-existing environmental contamination disturbed thereby.   

 

f. The parties hereto acknowledge and agree that it is a condition to 

NewHeight's obligations under this Agreement that the results of the 

Inspections be acceptable to NewHeight in its sole discretion.  If the results of 

such due diligence are not acceptable to NewHeight in its sole discretion, and 

if NewHeight exercises its right to terminate this Agreement, neither party 

shall have any further obligations or liabilities under this Agreement except as 

expressly set forth in this Agreement. 

   

5. REAL ESTATE TAXES, PRORATIONS AND TRANSFER TAX.  NewHeight 

shall be liable for all real estate taxes beginning as of the start of fiscal year following 

the closing and continuing thereafter.   Because the Property is currently owned by 

the City of Portland, which is exempt from real estate taxes, no taxes were assessed or 

will be due for any portion of the current fiscal year, and no taxes will be prorated at 

15 of 20



. 

 4 

the closing.  Any utilities for the Property shall be prorated as of the closing.  The 

Maine real estate transfer tax shall be paid for by NewHeight in accordance with 36 

M.R.S.A. § 4641-A.  City is exempt from paying the transfer tax pursuant to 36 

M.R.S.A. § 4641-C. The recording fee for the deed of conveyance and any expenses 

relating to NewHeight’s financing or closing shall be paid for by NewHeight. 

 

6. DEFAULT AND REMEDIES.  In the event that NewHeight defaults hereunder for 

a reason other than the default of the City, City shall retain the deposit and shall have 

the right to pursue all other legal or equitable remedies available to City. In the event 

City defaults under this Agreement, and if NewHeight is not then in default 

hereunder, NewHeight shall have the right to pursue specific performance, but at all 

times may elect in substitution therefor, as its sole remedy, the right to a return of its 

deposit. 

 

7. RISK OF LOSS.  The risk of loss or damage to the Premises by fire, eminent 

domain, condemnation, or otherwise, until transfer of title hereunder, is assumed by 

the City. The Premises is to be delivered in substantially the same condition as of the 

date of this Agreement unless otherwise stated.  In the event City is not able to deliver 

the Premises as stated, NewHeight may terminate this Agreement, and obtain a refund 

of the Deposit and neither party shall have any further obligations or liabilities under 

this Agreement. 

 

8. PROPERTY SOLD “AS IS, WHERE IS.” NewHeight acknowledges that 

NewHeight has had an opportunity to inspect the Premises, and to hire professionals 

to do so, and that Premises will be sold “as is, where is” and “with all faults.”   City, 

and its agents, make no representations or warranties with respect to the accuracy of 

any statement as to boundaries or acreage, or as to any other matters contained in any 

description of the Premises, or as to the fitness of the Premises for a particular 

purpose, or as to development rights, merchantability, habitability, or as to any other 

matter, including without limitation, land use, zoning and subdivision issues or the 

environmental, mechanical, or structural condition of the Premises.  Acceptance by 

NewHeight of the Deed at closing and payment of the Purchase Price shall be deemed 

to be full performance and discharge by the City of every agreement and obligation 

contained herein. 

 

9. ENVIRONMENTAL INDEMNIFICATION.  NewHeight covenants and agrees to 

indemnify, defend, and hold the City harmless from and against any and all claims, 

damages, losses, liabilities, obligations, settlement payments, penalties, assessments, 

citations, directives, claims, litigation, demands, defenses, judgments, costs, or 

expenses of any kind, including, without limitation, reasonable attorneys’, 

consultants’, and experts’ fees incurred in investigating, defending, settling, or 

prosecuting any claim, litigation or proceeding, that may at any time be imposed 

upon, incurred by or asserted or awarded against NewHeight or the City and relating 

directly or indirectly to the violation of or compliance with any federal, state, or local 

environmental laws, rules, or regulations governing the release, handling or storage of 

hazardous wastes or hazardous materials and affecting all or any portion of the 

Premises.  This duty to indemnify, defend, and hold harmless shall be included in a 
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covenant in the deed and shall run with the land conveyed and be binding upon 

NewHeight’s successors, assigns, and transferees.  

 

10. CLOSING.  Time is of the essence in the performance of this agreement.  The 

closing shall be held at the offices of NewHeight’s counsel at a time agreeable to the 

parties on or before the day that is two months after the date of this Agreement (the 

“Closing Date”). At the Closing: 

 

a. the City shall execute, acknowledge and deliver to NewHeight a municipal 

quitclaim deed conveying to NewHeight good and marketable title to the 

Premises, free and clear of all encumbrances except as otherwise set forth 

herein. 

 

b. The property description contained in the deed will be a survey description 

based on a survey prepared by NewHeight at its sole expense that will more 

specifically describe the property shown on the Plan.  NewHeight will provide 

the survey description to the City prior to the expiration of the Due Diligence 

Period, and the parties will agree on the property description for the Premises 

prior to the closing. 

 

c. NewHeight shall deliver the Purchase Price to the City by wire transfer. 

 

d. Each party shall deliver to the other such other documents, certificates and the 

like as may be required herein or as may be necessary to carry out the 

obligations under this Agreement. 

 

11. ENTIRE AGREEMENT.  This Agreement represents the entire and complete 

Agreement and understanding between the parties and supersedes any prior 

agreement or understanding, written or oral, between the parties with respect to the 

acquisition or exchange of the Property hereunder. This Agreement cannot be 

amended except by written instrument executed by City and NewHeight. 

 

12. NON-WAIVER.  No waiver of any breach of any one or more of the conditions of 

this Agreement by either party shall be deemed to imply or constitute a waiver of any 

succeeding or other breach hereunder. 

 

13. HEADINGS AND CAPTIONS.  The headings and captions appearing herein are for 

the convenience of reference only and shall not in any way affect the substantive 

provisions hereof. 

14. BINDING EFFECT.  This Agreement shall be binding upon and inure to the benefit 

of the parties hereto and their respective heirs, administrators, successors and assigns. 

15. TIME.   The City and NewHeight each confirm and agree that each of the time 

periods set forth herein are essential provisions of the terms of this Agreement. 

 

16. GOVERNING LAW.  This Agreement shall be construed in all respects in 

accordance with, and governed by, the laws of the State of Maine.  All parties hereto 
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hereby consent to the exclusive jurisdiction of the Superior Court for the County of 

Cumberland in the State of Maine, for all actions, proceedings and litigation arising 

from or relating directly or indirectly to this Agreement or any of the obligations 

hereunder, and any dispute not otherwise resolved as provided herein shall be 

litigated solely in said Court. If any provision of this Agreement is determined to be 

invalid or unenforceable, it shall not affect the validity or enforcement of the 

remaining provisions hereof. 

 

17. NOTICE.  All notices, demands and other communications hereunder shall be in 

writing and shall be deemed to have been duly given on the date of service if served 

personally on the party to whom notice is to be given, or on the first business day 

after mailing if mailed to the party to whom notice is to be given by first class mail, 

postage prepaid, certified, return receipt requested, addressed to the recipient at the 

addresses set forth below. Either party may change addresses for purposes of this 

paragraph by giving the other party notice of the new address in the manner described 

herein. 

   

FOR The City:  City of Portland 

      ATTN:  City MANAGER 

      389 Congress Street 

      Portland, ME  04101 

 

  With a copy to :  The Office of the Corporation Counsel at the  

      same address. 

 

  FOR NewHeight:  NewHeight II, LLC 

      118 Congress St., #401 

      Portland, ME  04101 

 

  With a copy to:  Thomas B. Federle, Esq. 

      254 Commercial Street 

      Portland, Maine 04101  

 

18. SIGNATURES; MULTIPLE COUNTERPARTS.  This Agreement may be 

executed in any number of counterparts and by different parties in separate 

counterparts.  Each counterpart when so executed shall be deemed to be an original 

and all of which together shall constitute one and the same agreement.  

19. BROKERS.  The CITY and NewHeight each represent and warrant that they have not 

dealt with a real estate broker in connection with this transaction.  NewHeight agrees to 

indemnify and hold harmless City from any claims made by any broker should 

NewHeight's representation in this paragraph be false.  Subject to the limitations of 

liability set forth in the Maine Tort Claims Act, City agrees to indemnify and hold 

harmless NewHeight from any claims made by any broker should City's representation 

in this paragraph be false.  The foregoing indemnities shall include all legal fees and 

costs incurred in defense against any such claim, and shall survive closing.  

20. RECITALS INCORPORATED BY REFERENCE.  The recitals set forth above 

are incorporated herein by reference and made a part of this Agreement.    
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IN WITNESS WHEREOF, the parties have hereunto set their hands and seals on the 

day and year first written above. 

 

       CITY OF PORTLAND 
 

                        

WITNESS      Jon P. Jennings 

       Its City Manager 

 

       NEWHEIGHT II, LLC 

 

           _  

WITNESS      Printed Name:___________________ 

Its ____________________________ 

        

 

 

Approved as to Form:      

 

        

Corporation Counsel’s Office     

 

 

19 of 20



Franklin Street

Federa
l Stree

t

Cong
res

s S
tree

t

Hampshire Street

City Parcel
Lot 28-X-1
Location and Area
Subject to Survey

Portland Food Coop

Lincoln Park

Cathedral Parish Hall

Abutting Parcel
28-C-18

Abutting Parcel
28-C-13

Franklin Street Parcel Orientation and Context
Potential Sale of City Lot 28-X-1

100 0 10050 Feet

N

Map Produced by the City of Portland 
Economic Development Department
from 2016 GIS Program data. Intended 
for orientation purposes only.  Do not 
use for project design or transfer of property. 
Note:  City GIS Parcel data and Aerial Photos 
may not be aligned in area of the subject 
parcels.  Confirm actual locations with 
current land survey by a licenced professional 
surveyor. March 2017 4 of 1820 of 20

LJN
Typewritten Text
EXHIBIT A



1 of 45



2 of 45



3 of 45



4 of 45



5 of 45



6 of 45



7 of 45



8 of 45



9 of 45



10 of 45



11 of 45



12 of 45



13 of 45



14 of 45



15 of 45



16 of 45



17 of 45



18 of 45



19 of 45



20 of 45



21 of 45



22 of 45



23 of 45



24 of 45



25 of 45



26 of 45



27 of 45



28 of 45



29 of 45



30 of 45



31 of 45



32 of 45



33 of 45



34 of 45



35 of 45



36 of 45



37 of 45



38 of 45



39 of 45



40 of 45



41 of 45



42 of 45



43 of 45



44 of 45



45 of 45



CITY OF PORTLAND/ECONOMIC DEVELOPMENT DEPT./389 CONGRESS ST./PORTLAND, ME  04101/(207) 874-8683 
 

 
 

Economic Development Department 

Gregory A. Mitchell, Director 

 

       

MEMORANDUM 

 

 

TO:   Economic Development Committee 

  

FROM:  Greg Mitchell, Economic Development Director 

 

DATE:  June 2, 2017 

 

SUBJECT: Mayor Strimling’s Proposed Tax Increment Financing Policy 

Amendments related to Credit Enhancement Agreements and Panel 

 

 

Overview of City of Portland Use of Tax Increment Financing Credit Enhancement 

Agreements 

 

City staff prepared an overview of Portland’s use of the Tax Increment Financing (TIF) Credit 

Enhancement Agreements (CEA) to inform the EDC for its discussion on the Mayor’s proposed 

amendments to City TIF Policy. See attached matrices with provided comments on each page.  

 

Also attached for your reference is the City Council current City of Portland TIF Policy. 

 

TIF CEA Amendment Discussion Panel 

 

A four-person panel has been invited to participate in your June 6th EDC meeting discussion to 

discuss this topic and answer your questions: 

 

Denis Landry, Landry French - Member of ABC of Maine and AGC (Contractor)  

 

John Napolitano, BM/FST, UA Local 716 (Labor/Union) or Representative 

 

Peter Gallagher, MSHA Director (Affordable Housing) 

 

Julie Chase, with SMCC (Workforce Training) 

 

Attachments 

 

Portland TIF CEA Overview Matrices, pp. 2 to 8 of 41 

City of Portland TIF Policy, pp. 9 to 15 of 41 

Annual TIF District Activity Report, pp. 16 to 41 of 41 
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For 6/6/2017 EDC Meeting

How many?

How many are expired? 5

How many active Affordable Housing? 5

How many active commercial (non‐Affordable Housing)? 10

How many active expire near‐term? 1 in 2018
3 in 2019

TIF Districts are performanced based, meaning that developers receive a percentage of new property taxes based upon actual investment.

City of Portland/Maine DECD and MSHA Approved

Comments:

TIF Credit Enhancement Agreements

22 total approved over 22 years, with 2 approved TIF Credit 
Enhancement Agreement but no projects constructed.

TIF CEAs must meet a public benefit purpose as defined by State law and City TIF Policy.  Examples including redevelopment of blighted 
property, investing in public infrastructure, supporting targeted technology companies or affordable housing.

City Council and Maine DECD or MSHA approval is required to establish TIF Districts.

A total of twenty (20) TIF Districts were established with constructed projects.  This averages approvals of one TIF CEA per year.

After 2019, the City will have six (6) active commercial TIF CEAs.
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For 6/6/2017 EDC Meeting

Name FY2017 Assessed 
Value

Original Assessed 
Value

Difference

Shipyard $4,283,010 $451,200 $3,831,810
Auto Europe $3,817,360 $376,500 $3,440,860
Bay House $16,966,700 $915,550 $16,051,150
UNUM $71,680,400 $1,383,070 $70,297,330
Nichols Portland $22,453,850 $18,401,520 $4,052,330

Totals: $119,201,320 $21,527,840 $97,673,480
FY17 Taxes: $2,516,340 $454,453 $2,061,887

Specific public benefit purposes for Shipyard and Auto Europe projects were to stimulate redevelopment of blighted properties.

Specific public benefit purposes for the Bay House project was public infrastructure.
Specific public benefit purposes for UNUM and Nichols was to support business attraction and manufacturing investment.
The above five (5) TIF Districts today resulted in attracting $98 Million in new municipal tax base generating over $2 Million in annual 
property tax revenue.

Comments:

Portland TIF Credit Enhancement Agreements (CEAs) by the numbers ‐
Assessed Valuations of EXPIRED TIF CEAs as of FY2017
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For 6/6/2017 EDC Meeting

Name FY2017 Assessed 
Value

Original Assessed 
Value

Difference Other 
Public/Private 
Investment

Number of 
Affordable 

Units
Pearl Place $3,581,560 $646,050 $2,935,510 $12,932,585 60
409 Cumberland Avenue $3,717,960 $470,200 $3,247,760 $11,120,171 46
134 Washington Avenue $1,079,400 $155,600 $923,800 $3,685,763 18
17 Carleton Street $261,600 $261,600 $0 $6,541,370 37
McAuley Place $0 $0 $0 $18,070,801 66

Totals: $8,640,520 $1,533,450 $7,107,070 $52,350,690 227
FY17 Taxes: $182,401 $32,371 $150,030

Comments:
The above five (5) Affordable Housing projects today created over $7 Million in new City tax base and attracted over $52 Million in 
public/private investments, which created 227 affordable residential units.
All five (5) Affordable Housing projects would not have happened "but for" the City TIF program financing.
Of the 227 affordable units, 58 are affordable at or below 50% of the area median income; the remaining 169 units are affordable at or 
below 60% of the area median income.

Affordable Housing TIF Credit Enhancement Agreements (CEAs) by the numbers ‐
Assessed Valuations of AFFORDABLE HOUSING ACTIVE TIF CEAs as of FY2017
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For 6/6/2017 EDC Meeting

Name FY2017 Assessed 
Value

Original Assessed 
Value

Difference

Holt Hall $4,956,760 $349,110 $4,607,650
Baxter Library $2,502,600 0 $2,502,600
Ocean Gateway Garage/Riverwalk $13,319,200 $1,085,550 $12,233,650
PowerPay/Public Market $6,259,500 $1,862,600 $4,396,900
Atlantic Bayside Trust/AAA Building $30,090,600 $0 $30,090,600
Blue Atlantic/Bayside Student Housing $16,320,830 $0 $16,320,830
Waterfront Maine/Merrill's Wharf $15,187,300 $950,930 $14,236,370
Thompson's Point $8,434,470 $4,970,470 $3,464,000
ImmuCell $52,600 $52,600 $0

Totals: $97,123,860 $9,271,260 $87,852,600
FY17 Taxes: $2,050,285 $195,716 $1,854,568.39

Comments:

Specific public benefit for Thompson's point was public infrastructure and new jobs.
Specific public benefit for ImmuCell was targeted technology company and jobs.

Specific public benefit purposes for Holt Hall, Baxter Library, Public Market, and Merrill's Wharf pojrects supported attracting private sector 
investment to blighted or declining value properties, in addition to new jobs.
Specific public benefit purpose in Ocean Gateway Garage supported attracting millions of dollars in private investment in adjacent 
properties.
Specific public benefit for the AAA and Student Housing projects supported new construction and parking structures and new jobs.

Total new property tax value, to date, associated with the above nine (9) TIF Districts is close to $88 Million, in addition to positive 
employment growth.

TIF Credit Enhancement Agreements (CEAs) by the numbers ‐
Assessed Valuations of COMMERCIAL ACTIVE TIF CEAs as of FY2017
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For 6/6/2017 EDC Meeting

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

NOTE:  Above table explanations follow on next page.

Overview for last four fiscal years:
Portland TIF Credit Enhancement Agreements (CEAs) by the numbers ‐
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For 6/6/2017 EDC Meeting

Table Explanations from previous page:

City General Fund‐Taxes from OAV ‐ The 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.

City General Fund‐Taxes from Non‐Captured Value – This 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.
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For 6/6/2017 EDC Meeting

For Details See:

 ‐ City of Portland TIF Annual Report for TIF Public Benefit Purposes and Specific Capture Rates.
   Weblink:   http://portlandmaine.gov/529/Tax‐Increment‐Financing

 ‐ FY2017 Matrix

For Questions:  Contact Greg Mitchell, gmitchell@portlandmaine.gov, (207) 874‐8945.
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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. 
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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. 
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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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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.  The Council then brought it back for 

reconsideration on September 9, 2015 and postponed it at that meeting to 

September 21, 2015, at which meeting it voted to reapprove the District and 

Credit Enhancement Agreement. 

 

(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. 
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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. 

 

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. 
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Item C in the Appendix provides a map showing the location for each active TIF District. 

 

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

least $5 Million.   

 

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 
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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. 

 

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. 
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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. 
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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:  11 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 

 

34 of 41



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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TIF Districts
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
17 Carleton St AH
Waterfront
McAuley Place

Tax Increment Financing Districts
June 30, 2016
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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) 42693 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 30 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

  - CEA/Atlantic Bayside Trust 09/23 15 YEARS 8 29,268,370 0 29,268,370 Formula 355,000

  - CEA/Blue Atlantic 08/18 11 YEARS 9 16,312,380 0 16,312,380 Formula 108,749

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

 - CEA/Waterfront Maine 12/31 20 YEARS 5 15,187,300 950,930 14,236,370 63% 185,047

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

41 of 41


	EDC Agenda for 6/6/2017 
	Item #1:  Review and accept Minutes of 5/23/2017 Meeting

	Item #2:  Review and and vote to Recommend to City Council Purchase and Sale Agreeement/Federal St.

	Item #3:  Proposed TIF Amendments by Mayor

	Iem #3:  Mayor Strimling Memo and Attachments
	Item #3:  Greg Mitchell Memo and Attachments




