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Executive Summary
Sam Brend

I

housing situation in both Parkside and in Portland as a
whole.

In the first half of the semester, our class split
into two teams, one focusing on researching Parkside
specifically, including the history of Parkside, community input, demographic information, and real estate
and affordable housing. The other team focused on
housing policy in Portland in general, including
history of affordable housing in Portland, city policies
regarding affordable housing, models of shared-equity
housing from other cities and input from city officials
and other notable housing stakeholders. From this
research, a composite picture was painted of the

Utilizing the information uncovered during the
first half of the semester, the second half of the workshop generated four scenarios of potential housing
opportunities for the GPCLT. In order to create a
range of possibilities we looked at the possibility of
single-family home ownership, mixed-use rental units,
condominium ownership and cooperative ownership.
For these scenarios, real locations within the Parkside
and the St. John Valley neighborhoods were examined
closely to create the most realistic estimates. These are
only to be used as examples and we do not suggest the
GPCLT should pursue these specific locations without
extensive research into the properties. For each of
these scenarios, construction costs were estimated
using RSMeans software—an industry standard—
which used construction cost averages for the greater
Portland area. Target eligibility of resident income was
included for each scenario using Parkside average
incomes as well as Cumberland County average
incomes. Stewardship considerations were addressed
for each scenario, focusing on the legal documents and
procedures that are necessary for effective management
of each property. Finally, one team researched the
financing climate in the Portland area, and developed
several potential financing mechanisms that may be
useful for the GPCLT as their organization continues
to grow.

n January of 2015, the Planning Workshop class at
the Muskie School of Public Service began working on a project in collaboration with the Greater
Portland Community Land Trust (GPCLT, formerly
the Machigonne Community Land Trust), a new
non-profit housing organization in Portland, Maine.
The goal of the research was to look at the Parkside
neighborhood and a section of St. John Valley neighborhood in Portland, Maine in order to assess the potential for the creation of shared-equity housing in that
area. The focus area of Parkside and St. John Valley,
is a unique area in Portland in that a larger percentage of low-income residents live there as compared to
Portland as a whole. In addition, over 50% of Parkside
residents live alone, and Parkside has a larger percentage of minority residents as compared to Portland as a
whole. It is also notable that since the 1970’s Parkside
has been fighting the stigma of slumlords and crime.
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A Historical
Retrospective of
Affordable Housing in the
City of Portland, ME
Garvan Donegan

T

he City of Portland has a long history and evolution of affordable housing policies and programs;
a narration to present day that reflects our values and
beliefs about society, concerns of sprawl and community preservation, and the relationship of housing
and the natural environment. The broader context of
Portland’s affordable housing scene has often been that
of reactionary approaches to affordable housing crises
throughout different periods, brought on by factors
ranging from increasing land values, decreasing housing stock, and policy shifts dating back to the urban
renewal period of the New Deal era. Historically,
Portland’s affordable housing efforts have been located
in Portland’s East End and East Bayside districts and
were exemplified by multi-family and 3-unit structures
that have traditionally been the vanguard of affordable
and workforce housing options. However, with a decrease in multi-family structures and an increase in the
cost of Portland’s housing stock, affordable housing
options have continued to shrink. Additionally, these
issues have been exasperated by fiscal zoning, or the
‘fiscalization of land use,’ where distortion occurs in
land use planning due to local land use decisions being
made on a policy basis that emphasizes increasing tax
revenues while discounting community benefit factors,
such as affordable housing needs.
I. History of Affordable Housing in Portland
Leading up to the Great Fire in Portland, the
Maine State Government and Maine municipalities
had not been actively involved in managing housing
issues; with much of Maine’s plans being adopted and
adapted from Massachusetts State Government housing policies. This changed with the growth of urban
areas in the 19th century, one of the primary concerns
being fire safety. Portland’s Great Fire of 1866 was of
such devastation, in part, due to buildings being

erected too close to each other, and the lack of fireproof materials. Another driver for affordable housing
in the city of Portland was the concern for public
health. Workers and immigrant families were packed
into poorly built and overcrowded tenements located
on narrow and twisting streets. With little access to
city services (e.g. sewer, water) and the prevalence of
housing farm animals, the conditions contributed to
high rates of disease and mortality. Explaining Portland’s slum problem in 1915, a public nurse found
“Tenements huddled in narrow, dirty alleys” bearing
“broken windows stuffed with rags and where there
was not a room in the housing which lived fewer than
four persons and often persons who considered themselves lucky to be huddled up on a mattress at night
instead of stretched on the floor.” This would begin an
era (when progressive reforms at the turn of an era in
which turn of the century progressive reforms began to
promote fire codes, building codes, and zoning ordinances (Baumann, 2003).
In many ways, the City of Portland led the way
for Maine’s surrounding communities and regional
landscape in planning and zoning. At the end of
World War II, American families got into their new
automobiles and the great migration to the suburbs
and countryside began and, to this day, has not ended.
From 1950 to 1960, the City of Portland lost 5,000
people, and surrounding towns gained 13,000. The
initial response of the federal government was urban
renewal—in part an effort to get rid of substandard
housing (Baumann, 2003).
(1) Development Pressure and Access to Affordable Housing Stock: Loss of Housing, Cultural,
and Community Assists
In the early 1950’s the newly created Slum
Clearance and Urban Redevelopment Authority
highlighted Bayside as a target area. In 1958 the
Authority demolished the Portland’s Little Italy
neighborhood, a portion of which was in what we now
refer to as East Bayside, thus destroying 92 dwellings
and 27 small businesses. Another 54 dwelling units
were demolished for the Bayside Park urban renewal
project, an area that now includes Fox Field and
Kennedy Park public housing. The first phase of the
Kennedy Park was built in 1965. Several streets were
truncated in an attempt to limit access to outside
traffic. The leveling of Franklin Street began in 1967;
100 structures were demolished and an unknown
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number of families relocated or were displaced (AIA
Sustainable Design Assessment Team (SDAT), 2011).
Also removed and fondly remembered are the Grand
Trunk Railroad Station, the Falmouth Hotel, and the
Portland Post Office at Exchange and Middle streets.
Among other projects, urban renewal brought low-income housing developments at Kennedy Park in the
Bayside area in 1964, with more units built in subsequent years; Munjoy South, a housing development at
Mountfort-Congress-Fore streets, and Franklin
Towers, a high-rise apartment building for senior
citizens.
The Franklin Towers and the associated
Franklin Arterial project, in many ways, has become
the poster child for both poorly thought-out urban
renewal projects and haphazard planning, as it effectively segregated the community and built over existing housing, community, and cultural assets. Franklin
Arterial cut through neighborhoods and paved vehicular access for those who worked in the city. As well
meaning as the efforts of 1960s and 1970s were, they
had devastating affects on the historic housing stock,
street grid, pedestrian connectivity, and consequently
the original urban design fabric was disrupted and in
most cases destroyed.
(2) Portland’s Affordable Housing Legacy &
the Bayside District
In 1966, the 46-unit low-rise Bayside Terrace
housing project (now Kennedy Park) accepted its first
low-income tenants. Franklin Towers (the tallest
high-rise dwelling in Maine) for senior citizens,
opened in 1969. The Munjoy South Renewal Area,
which featured Section 235 and 236 moderate-income
rental and ownership housing, also calmed some of the
low- to moderate-income housing demand. But,
despite these efforts, housing problems in the 1960s
and 1970s remained desperate. By removing the city’s
main stock of inexpensive rental housing, including
many single-room occupancy dwellings, the Bayside
renewal action helped bestow a crisis of affordability
that still haunts the city in the twenty-first century
(Bauman, 2006).
II. Current Conditions of Affordable Housing &
Lessons from the Past

to the urban milieu of the neighborhood and its
residents. Specifically, the 2002 ‘Sustaining Portland’s
Future’ set goals to encourage increased housing
density and affordable housing – all specific to Portland’s urban core. Here, the city’s chief policy objective
was to “Ensure that an adequate supply of housing was
available to meet the needs, preferences, and financial
capabilities of all Portland households, now and in the
future.” Another important outcome of Portland’s
2002 Comprehensive Plan was the application of an
Affordable Housing Tax Increment Financing program, which the city modeled after the Department of
Economic and Community Development’s (DECD)
economic development tax increment financing program1.
Concurrently, the City of Portland Housing and
Community Development Five Year Plan (2010-2015)
identifies a need for decent affordable housing and
calls for housing analysis and comprehensive strategies.
Likewise, the city’s Community Development Block
Grants (CDBG) funds address these needs and are
anticipated to be approximately $2.2 million for the
next five years, however split among other priority
issues and regions for the city (City of Portland, 2010).
Home-ownership in Portland’s Parkside and East
Bayside look to continue trending upward as they
remain two of the few remaining inexpensive neighborhoods on the peninsula. The juxtaposition is that
neighborhoods like Parkside remain reasonably priced,
whereas the existing housing options are being steadily
eroded in-lieu of market-rate or high-end real estate
opportunities.
Over the last decade, the number of households
earning less than the median income has increased
10%. While rising incomes have narrowed the affordability of existing homes and apartments, new construction is well beyond the means of the middle class.
From 2010 to 2014, 1,130 housing units were permitted
and/or built in Portland; including apartments, condominiums and single-family homes. Only 29% of these
were offered at a rent or sales price affordable to a
median income household. If strong growth continues,
Portland will continue to lose the affordability of its
housing stock (Greater Portland Council of Governments, 2015). Given these conditions, the GPCLT and

Since the early 2000s Portland has seen signif- 1—For more information about TIF’s see Maine Department
icant development pressure and an increase in building of Economic and Community Development’s Tax Increment
Finance Manual :
proposals. Many of these projects are in stark contrast http://www.ppdlw.org/articles/TIF.pdf
,3.

Affordable Housing Developments & City of Portland Contributions: Past 15 years

Year Built

Number of
Projects

Development
Cost

City Contribution

Affordable Housing
Unit

2000

1

$5,124,660

$313,500

26

2001

1

$1,180,345

$93,000

9

2002

1

$10,627,614

$400,000

29

2003

2

$12,233,181

$606,000

49

2004

1

$3,534,891

$260,000

12

2005

3

$10,462,512

$892,700

58

2006

4

$13,716,163

958,475

74

2007

1

$24,839,671

$872,000

114

2008

1

$4,183,520

$250,000

20

2009

2

$8,506,714

$325,000

43

2012

1

$4,600,000

$380,585

37

2013

2

$14,055,769

$575,000

54

Total

20

$40,100,447

$3,365,200

413

Source: Data Aggregated from list of City of Portland contributions to affordable housing projects from
2000-2015 View more information here: http://www.portlandmaine.gov/781/2000-2007-Projects
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other CLTs will want to utilize resources from the city
of Portland, as well as state and federal subsidies – the
city of Portland vis-à -vis Portland Housing Authority
has a history of assisting and incentivizing affordable
housing (view Appendix 1), however a more robust
effort is still needed. In analyzing the social, political,
and economic threads of the past, Portland’s history
gives us the skills to analyze the housing dilemmas of
today. Learning from these threads of the past, other
lessons include:
• Portland must diversify its housing stock (i.e.
single family, multi-family, mixed-use, rental,
etc.)
• Be conscious of size, scale, form (e.g. Franklin
Towers)
• Limit sprawl and loss of traditional town centers
• Link affordable housing with community and
public health plans
• Integrate zoning techniques and policy tools
(e.g. Tax Increment Finance (TIF), Low Income
Housing Tax Credit (LIHTC))
• Engage community members and policymakers
to ensure affordable housing goals and objectives
are congruent with Portland’s housings needs:
Portland’s 2002 Comprehensive Plan is in need
of updates
• Parkside and Bayside Districts remain strategic
locations for affordable housing due to (comparatively) lower land costs

http://www.portlandmaine.gov/documentcenter/
view/3432
Retrieved: 3/1/15.
City of Portland. (2010) Draft of Five Year
Strategic Plan 2010-2015. http://24.39.51.187/planning/conpla021810cleanacceptedchgs2.pdf. Retrieved:
3/12/15.
City of Portland. (2002). Housing: Sustaining
Portland’s Future – Housing Component of the
Comprehensive Plan City of Portland. http://www.
portlandmaine.gov/documentcenter/view/3399. Retrieved: 3/12/15
Greater Portland Council of Governments.
(2015) Portland 2030 Workforce Housing Demand.
GPCOG Portland, ME. http://www.portlandmaine.
gov/documentcenter/view/7899
Holt et al. (2010).East Bayside: Creating a Sustainable Vision for Maine’s Most Diverse Neighborhood. A Proposal to the AIA 2010 Sustainable Design
Assessment Team Program” 2010. http://www.aia.org/
aiaucmp/groups/aia/documents/pdf/aiab082112.pdf

Sources & Materials
Baumann, John F. (2003, November 15). Before
the Bungalow: the Three-Decker as Affordable Housing in Early Twentieth-Century Portland, Maine.
Draft Manuscript, Muskie School of Public Service,
University of Southern Maine.
Baumann, John F. (2006) Renewal in a Maine
City: Exploring the Fate of Portland’s Bayside District. Journal of Planning History. Sage Publishing.
City of Portland. (2013). Analysis of Impediments to Fair Housing Choice in the City of Portland.
http://www.portlandmaine.gov/planning/fairhousing.
pdf.
City of Portland. (2005) 2005-2010 Consolidated
Housing & Community Development Plan.
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A History of Parkside
Ken Gross

P

ortland’s Parkside neighborhood has the curious
distinction of having one of the oldest events transpire within its boundaries in written Portland history,
and yet was the last area settled and developed on The
Peninsula.
On September 21, 1689, 400 French and Abenaki landed in Back Cove and killed Captain Anthony
Brackett as they burned down his farm roughly where
USM stands today. Major Benjamin Church—the
“Father of the Rangers”—led a force from Fort Loyall
at the foot of India Street to confront the invaders at
what are now the tennis courts in Deering Oaks Park.
Among those killed was George Bramhall, who lent
his name posthumously to Bramhall Hill, the western
flank of which is occupied by the Parkside neighborhood as well as Bramhall Square at the corners of
Deering Avenue and Congress Street.

teenth century character of period homes, it was
designated as a National Register of Historic Places
District in 1983. This street is particularly important,
not merely for the importance of its residents, but also
for the range of Victorian styles (Greek Revival,
Italianate), as well as the architects who designed those
homes. Francis H. Fassett and his apprentice John
Calvin Stevens designed many of these homes; Fassett
also designed locally important landmarks such as the
Maine General Hospital (1876) as well as Parkside’s
anchoring institution, Sacred Heart Catholic Church
(completed 1913, five years after Fassett’s death).
Except for Deering Street, development of
Parkside did not begin in earnest until after the Great
Fire of 1866. The addition of Grant and Sherman
Streets reflect the post-civil war patriotism as well as
the first developments beyond Deering Street. Even
so, the development of Deering’s Pasture proceeded at
a glacial pace until after the turn-of-the-century.

In 1761, Nathaniel Deering, a Kittery shipbuilder, purchased Brackett’s holdings and established his
own farmstead. His home was eventually torn down to
make way for Luther Bonney Hall on the USM
campus. Where an estuary emptied into Back Cove
became Deering’s Oaks while the hillside between
Portland Street (now Park Avenue) and Congress
Street was known as Deering’s Pasture. Little changed
for over a hundred years.
The area around Congress Square marked the
edge of nineteenth-century Portland except for Deering Street, a small lane just north of Congress. This
first street built in Parkside housed the most prominent of Portland’s elite. Among those who lived on
Deering Street include: Percival Baxter, Governor of
Maine (1921–25) and founder of Baxter State Park;
James Phinney Baxter, Mayor of Portland (1893–96;
1904–05); Thomas Brackett Reed, Speaker of the
House of Representatives (1889–91; 1895–99); Senator
William P. Fessenden, who also served as Lincoln’s
second Treasury Secretary (1864–65); Francis Fessenden, Mayor of Portland (1876).
Because Deering Street has retained its mid-nine-

Most of the development of Parkside began in
1904, ending around 1930. A large proportion of these
new homes were triple-deckers, a vernacular style
common throughout New England developed usually
for mill workers in cities such as Lewiston and Providence. Unlike these other cities, however, Portland
never developed the intensive mill industries, and thus
these homes were primarily built for lower- and
middle-income workers, many of whom held
white-collar positions in downtown Portland. This
middle-class market is evident through the added
decorations (gingerbread, ornate plasterwork, etc.) that
similar triple-deckers lack in places such as Lewiston.
While several generations of immigrants would often
occupy such buildings, in Parkside, it was common for
the owner to live on-premises and rent the other units
out.
Parkside’s decline took several decades to unfold.
As a densely packed urban neighborhood, the first
residents to leave were the wealthier families who
sought more expansive properties in Deering and
other communities. Portland’s John Calvin Stevens
castigated this form of building as a “fire hazard,” and
some became known as “French flats” for the type of
vice practiced in them.
In the 1970s when unscrupulous and absentee
landlords began to divide these homes into as many as
16 units—often called “Wedgies” for the Wedgewood
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property company that owned them—and subsequently drove the neighborhood into a sharp downturn. This
situation became dire in the 1980s as webs of ownership became hidden behind silent partnerships:
mounds of trash littered the streets, prostitution was
conducted openly, and Maine’s first crack factory was
shut down in Parkside.
At this time, Parkside was the most densely
populated and most ethnically diverse “square mile” in
Maine. As many as 40 different languages and dialects
continue to be spoken here. In many regards, this is a
blessing to Portland’s cosmopolitan outlook, but by
preying on the most desperate segments of society,
Parkside gained a rough reputation for slumlords,
crime, and problems.
Spearheaded by the Parkside Neighborhood
Association and the Sacred Heart Catholic Church
(established 1896), a concerted effort was waged to
bring stability and accountability to the neighborhood
in the late 1980s and early 1990s. The slumlords
profited from federal and state housing subsidies as
they were simultaneously delinquent on property taxes,
repairs, and basic living necessities to their tenants.

Kennebunk, ME: Phoenix Publishing.
Insurance Maps of Portland, Maine. (1896). New
York: Sanborn-Perris Map Company. Retrieved from
http://www.oshermaps.org/search/zoom.
php?no=11483.0001#img0
Insurance Maps of Portland, Maine. (1951).
Sanborn Map Company? Retrieved from www.
oshermaps.org/map/12243.0001
John F. Baumann. (2003, November 15). Before
the Bungalow: the Three-Decker as Affordable Housing in Early Twentieth-Century Portland, Maine.
Draft Manuscript, Muskie School, University of
Southern Maine.
Paulson, M., & Verde, T. A. (1989, January 12).
The Real Slumlords of Sherman Street. The Casco Bay
Weekly, pp. 1, 8–11. Portland, ME.

This state of disrepair extended to Deering Oaks
Park as well, where open prostitution and trash problems were endemic. The Friends of Deering Oaks was
established in 1989 to counter some of these problems,
and civic leaders such as Joe Gray (City Manager,
2000–10) and Police Chief Michael Chitwood (1988–
2005) made crime and absentee landlords a priority
during their tenures.
Today, Parkside continues to experience many of
the same problems that has plagued it since the 1970s,
but the efforts to correct problems and to remain
vigilant continue.
Bibliography & Resources
Adams, Herbert (2015, February 6). Interview.
Andy Newman. (1990, January 25). One Year
Later on Sherman Street: Public Money, Private
Deals. The Casco Bay Weekly, pp. 1, 6–7. Portland,
ME.
Holtwijk, T. H. B. M., Shettleworth, E. G.,
Levee, A. A., Eastman, J. W., Mohney, K. F., Morelli,
P. F., … Pringle, A. B. (Eds.). (1999). Bold vision: the
development of the parks of Portland, Maine. West
,7.

Painting a Picture of
Parkside and St. John
Valley
Nathan Broaddus

P

arkside and St. John Valley are bounded by St.
John Street, Congress Street, Park Street, and
Forest Avenue. The area contained within these thoroughfares amounts to 108.76 acres, or roughly 0.17
square miles. It is composed of 27 census blocks, into
each of which data collected by the U.S. Decennial
Census is aggregated. The census data includes information on population, principally race and age, as
well as information about households such as number
of individuals, relationship of the householder to the
other members of the household, and so on. However, the data collected by the Census is limited. Data
related to income and transportation, however, are
collected by the American Community Survey (ACS),
with smaller sample sizes and larger units of analysis.
Thus, whereas the census data is fine grained with
27 census blocks in Parkside and St. John Valley, the
ACS is much more generalized with only three, some
portion of which extend beyond the neighborhoods’
boundaries. While the population, age and racial data
Chart 1

Map 1
do not describe precisely the same area as the income
and transportation data, the boundaries are close, with
the areas of the ACS that extend beyond the neighborhood boundaries home to relatively few residents.
Because the last decennial census was conducted
in 2010, all quoted figures for population, age and race
refer to that year, unless stated otherwise. The income
and transportation figures collected through the ACS
are averages of samples taken between 2008 and 2012.
Age and Gender
Parkside and St. John Valley’s population numbers at 4461 and it is unevenly distributed throughout
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the southwestern most part of Parkside, with relatively
few throughout the rest of the two neighborhoods (see
Map 2).
Overall, the two neighborhoods are 55% male
and 45% female. However, the distribution of gender
throughout the neighborhood is quite uneven. In the
northeast portion of Parkside, the female percentage of
the population drops as low as 29%, with the census
blocks bordering Weymouth St., which divides the
two neighborhoods, showing a similar dearth of
women (see Map 3).
Race

Map 2
the neighborhoods, concentrated in the central and
southeast portions (see Map 1). The 20 to 34 age group
predominates, with relatively few younger than 20 or
older than 65 present in the neighborhood (see Chart
1). This age distribution has been changing in recent
years however, with large increases between 2000 and
2010 in the number of children under 5 years old and
“Baby-Boomers” between 55 and 59 years old (see
Chart 2). In general, the number of elderly living in
the two neighborhoods has dropped, with the number
of residents over 70 declining between 2000 and 2010.
The geographic concentration of age in the neighborhoods has led to a pocket of residents 65 or older in

While Maine is known as one of the least racially diverse states in the nation, Parkside and St. John
Valley have uncharacteristic levels of diversity when
compared to Portland as a whole. The population of
the two neighborhoods is only 76% white and 13%
black, where Portland’s population is 85% white and
7% black (see Chart 3). Parkside’s population is 8%
Hispanic. The white population in Parkside and St.
John Valley has declined since 2000 in all age groups
except for the 25 to 34 age group, which has increased
only marginally, and the 55 to 69 age group, which has
increased more noticeably, with a slight decline in the
total white population (see Chart 4, next page). The
black population in the two neighborhoods has increased dramatically across the board, with an average
200% growth for all age groups between 2000 and
2010 (see Chart 5). While 82% of the neighborhoods
are native to the United States, 18% is foreign born.
Though the neighborhoods are diverse when

Chart 2
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Chart 3
considered as a whole, there is some degree of spatial
concentration in present. While the census blocks on
the neighborhoods’ southeastern portion, particularly
those blocks bordering Congress Street and High
Street, are 80% to 95% white, black residents are
concentrated in the census blocks bordering Park St.
(see Map 4), and the Hispanic population resides
mostly in the blocks bordering Weymouth St (see Map
5).
Household type
More than half of the 2569 households residing
in Parkside and St. John Valley in 2010, were single-person households. Only about a quarter of households were family households, with another quarter
Map 3

being multi-person, non-family households (see Chart
6). Of the one quarter of households that were family
households, only one half were married families, the
other half being constituted by families with a single
parent head-of-household. Of the 1/8th of households
that are headed by a single parent, one third are single
dads and two thirds are single moms. There has been
some change in the relative percentages of different
household types over time, with an increase of 8.9% in
the number of multi-person non-family house holds
and a 13.2% increase in the number of non-married
family households between 2000 and 2010 (see Chart
7).
Household types are also unevenly distributed
across the two neighborhoods. Householders living
alone are concentrated to the greatest degree in the
census blocks bordering Congress St. and Forest Ave.,
with between 75% and 86% of households being single
individuals at the intersection of the two streets (see
Map 6). The predominance of single-person households in the interior of the two neighborhoods ranges
from 48% to 64%, while the census blocks bordering
Park Avenue have relatively few, ranging from concentrations of 15% to 35%. Family households are localized mostly in the St. John Valley neighborhood and
to a lesser extent along Park Avenue (see Map 7).
Household Income
Household income in Parkside and St. John
Valley are dramatically lower than in Portland as a
whole. Whereas the Area Median Income (AMI) for
households in Cumberland County is $57,159, and
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$56,868 in the City of Portland, in Parkside and St.
John Valley the median household income is only
$28,305 (see Chart 8). Between the two neighborhoods, 19% of household earn less than $10,000 per
year, with an additional 20% earning less than
$20,000 per year (see Chart 9). Only 26% of households earn more than $50,000 per year. 30% of households in live under the poverty level, while a third
subsist on between one and two times the poverty level
(see Chart 10). 36% of households spend more than
50% of their yearly income on rent, while a total of
58% of households in the two neighborhoods spend
more than 30% of their yearly income on rent, the
indicator of housing unaffordability used by the Department of Housing and Urban Development (HUD) Map 4
(see Chart 11). While Portland’s unemployment rate is
entire St. John Valley neighborhood, while the east6.60%, unemployment in Parkside and St. John Valley
ernmost blocks in Parkside have practically no homeis markedly higher, at 8.67%.
owners at all (see Map 8).
Homeownership and Rentership
Building Stock
Households in the Parkside and St. John Valley
The housing stock in Parkside and St. John Valley
neighborhoods overwhelmingly rent, rather than own,
does not resemble that of Portland as a whole. While
their housing. Whereas 43% of Portland households
39% of Portland’s housing stock is single-family
rent the dwelling in which they live, in Parkside 90%
detached homes, such buildings only make up 4% of
of households do so (see Chart 12). Of the 10% of
Parkside and St. John Valley (see Chart 13). On the
households that own their home, only 1% own it free
other hand, only 11% of buildings in Portland have
and clear. Despite the striking predominance of rented
between 5 and 9 units, while 37% of buildings in
housing units, there is some spatial variation in their
Parkside and St. John Valley have are of that size. The
distribution throughout the two neighborhoods. The
housing stock of the two neighborhoods also has
blocks between Grant St. and Sherman St. and behigher percentages of buildings with 3 or 4 units and
tween Cumberland Ave. and Deering St. have rela10 to 19 units than Portland as a whole. Vacancy rates
tively higher levels of homeownership, as does the
in the two neighborhoods have stayed relatively stable
Chart 4
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over time, increasing slightly from 7.2% to 7.6%
between 2000 and 2010 (see Chart 14).
Transportation
Modes of commuting to work by Parkside and St.
John Valley residents are dramatically different from
broader transportation patterns. While 58% of the two
neighborhoods still commute to work in a single
occupancy vehicle, 28% walk to work, with of those
walking to work walking less than 15 minutes (see
Chart 15). 8% use public transportation and 5% use
other modes of transportation, such as a motorcycle,
bicycle or taxi. A total of 52% of workers living in the
two neighborhoods commute less than 15 minutes
each day.
Map 5
Chart 5

Map 6
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Chart 6

Chart 7
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Chart 8

Chart 9
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Chart 10

Chart 11
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Chart 12

Chart 13
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Chart 14

Chart 15
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Stakeholder Input
Larissa Crockett

S

takeholder input supports stronger policy recommendations by allowing a better understanding of
the needs and wants of the people directly affected by
policy implementation. Early involvement of stakeholders is not only respectful of the populations we try
to serve but also increases the likelihood of community buy-in to the project we are working on. For this
project identified stakeholders include:

Greg Mitchell, Portland’s Economic Development Director, feels that housing is economic development. Housing creates jobs through planning, architecture, and infrastructure in the public and private
spheres. All housing built during the recent recession
was subsidized housing. The current economic upturn
has just now allowed for market rate housing proposals. Market rate housing is attractive to young professionals which is desirable as a balance to a high population of retirees. The population in Portland is
expected, and desired, to increase by 10,000 in the
next 10 years. As Portland needs more housing, and a
place to put it, building up makes good sense.
Key Discoveries from Community Leaders
Tim Paradis, co-founder of Keep Portland Livable, wants to see Portland develop in ways that reflect
current resident’s values. Though in favor of more
housing, he believes that residents want a small,
walkable, livable city with access to views of the
harbor. He also points out that people are resistant to
change and that public opinion can have a real effect
pointing to the revised Mid-town project as a clear
example of the power of public input.

•
•
•
•

City of Portland officials
Community group leaders
Local business owners
Residents of all ages, income levels, races, and
ethnicities
Interviews with approximately 50 stake holders
were conducted in person by Amy Geren and Larissa
Crockett over a three month time period. City officials, business owners, and community leaders were
interviewed during phase one of this project with
individual resident interviews taking place in phase
two.
Key Discoveries from City Officials
Jeff Levine, Urban Planner for the City of Portland, supports mixed use zoning, high density development and livable communities. To meet these goals,
Mr. Levine is looking to work with new partners in
housing including community land trusts. During a
public forum on housing he noted that the City of
Portland is 4,200 housing units shy of current demand, and that market rate housing must be part of
the housing plan moving forward. The City of Portland is committed to the idea of inclusionary zoning to
prevent so-called “pockets of poverty” being created.
Mr. Levine also noted that public opinion has an
impact on planning decisions. The City has just hired
a new Housing Planner to further develop resolutions
to the excessive need in this area. The new housing
planner will work in the Housing and Community
Development office at the City Hall and will work
closely with city planning officials on Portland’s
affordable housing shortage.

Erika Weidner, Acting CEO of the Greater
Portland YMCA, reports that the YMCA has seen an
increase in demand for housing in recent years. The 88
beds offered at the YMCA are always full and there is
a waiting list that never clears. The YMCA partners
with Avesta housing to provide 32 efficiency units that
are also always filled and have a consistent waiting list.
Said Ms. Weidner, “We are never, ever, ever hurting
for bodies, it’s just space. There’s not enough … housing”
Ms. Weidner is proud of the role the YMCA has
in creating a safe place for everyone and is especially
proud of the support offered to the New American
population. Ms. Weidner referred to an “astronomical”
increase in New American participation at the YMCA
as evidenced by New American applications for membership outnumbering native-born American applications two to one. When asked about Parkside challenges, parking was Ms. Weidner’s number one
concern after access to housing.

Michael McCarthy, principal of King Middle
School, came to the Parkside neighborhood in his
current position in 1988. King Middle School mirrors
the Parkside community with 520 students speaking
,18.

17 languages from 22 countries. Mr. McCarthy has
seen three major waves of immigration and feels
Parkside is a resilient community he is proud to be
part of. Mr. McCarthy pointed to language barriers to
learning as the biggest challenge for King Middle
School and is pleased to report full social integration
across ethnic and racial groups. As illustration he
shared, “A Caucasian mother drove up with her 7th
grade daughter and she pointed at a Somali girl … and
asked [her daughter] ‘where’s that girl from’ and [the
daughter] said ‘hmm, I think Grant Street.’”

from all over the world coming in here. That’s a good
thing about working here; you get to meet people from
all over the world.”
Mr. Nappi is pleased by the changes he has seen
in the past 20 years. He says, “Years ago this was a
pretty rough neighborhood … The drugs and the
pimps and the guns, that’s all gone”. When asked
about recent changes in population he replied, “The
neighborhood is definitely changing, definitely changing”. Mr. Nappi went on to explain that he feels the
new people coming in are young working couples with
children. He noted that they do not frequent his store
and he laughed at the thought of adding a gluten-free
pizza aisle to lure them in. He knows that his market
would need to change if he wants to stay in business
for many more years, but he does not see that happening. As he looks forward to retirement he said of
Parkside, “It’s been good to us, I think we’ve been
good to the neighborhood”

The newest immigrants have larger families, on
average, than past groups and Mr. McCarthy has seen
in person the two and three bedroom apartments that
now house extended families with more than three
children. He is aware that some families are choosing
to move to Westbrook for access to less expensive
housing. When asked if he saw King Middle School as
creating demand for housing in Parkside he replied,
“we get inquiries from all over the country – if I move
Resident Input
to Portland where should I move [to be districted to
King]?” Mr. McCarthy hears the same from real estate
Resident interviews were conducted without
agents and does feel that King Middle School supplies arranging interviews and needed to take place where
additional housing pressure to the neighborhood.
residents could be found. Interviews were conducted at
Deering Oaks Park, the Parkside Community ConKey Discoveries from Business Owners
nections Night dinner, the main branch of the Portland Public Library, and outside of people’s homes on
The Holy Donut started in owner Leigh Kellis’s
kitchen five years ago. She moved the operation to the a sunny day. While the interviews of community
Parkside neighborhood four years ago with serious
leaders, business owners, and City officials were voice
misgivings but is glad she did. Ms. Kellis reported that recorded, resident interviews were recorded by writing
her customer base is not made primarily of Parkside
responses to questions asked. For this reason direct
residents and is thankful for the ample parking near
quotes are not included in this section.
her store. She views the Park Avenue corridor as good
Residents were asked six questions:
for business as is the proximity to the hospital, King
Middle School, and I-295. Ms. Kellis wishes there
• What do you like about your neighborhood?
were more businesses nearby as well as more workforce
• What challenges do you see for your neighborhousing as higher income residents might benefit her
hood?
business. The Holy Donut employs 6 men from a
• What form of transportation do you use?
recovery group home in the neighborhood with her
• How easy was it to find housing in your neighother 34 employees coming mostly from surrounding
borhood?
towns where housing is more affordable.
• What style of housing do you live in?
Tony Nappi has been working at his family’s
• If you were given a magic wand that could only
Mellen Street Market for 41 years. “We’re pretty much
be used to benefit your neighborhood, how
woven into the fabric of the neighborhood”, he said.
would you use it?
The Parkside fabric is more like a patchwork quilt as
The first “like” mentioned by all interviewees is
shown by the map hung on the wall of the market.
location.
Residents enjoy the easy access to the park, to
People are encouraged to mark their place of origin
the water, to the hospital, to restaurants, to stores, and
with a push pin. Mr. Nappi added, “We get people
to every other service needed. Residents also find the
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neighborhood to be highly walkable and report choosing the area in part because of lower rents when
compared to other areas of Portland. Many residents
site the diversity of the population and the friendliness
of their fellow residents as a strong benefit to the area.
Residents like the services and support offered through
the Parkside Neighborhood Association and the
Opportunity Alliance. Each person interviewed lists a
number of good qualities of the neighborhood and no
one expresses a desire to live in an alternate neighborhood.
Despite general satisfaction with the area, residents describe some significant challenges. Residents
are aware of the history of Parkside involving drugs,
prostitution, and “slum lords”. The stigma that still
surrounds the area despite significant improvements is
seen as a disadvantage. Residents also point to the
noise of ambulances and fire engines as a negative part
of the proximity to the hospital. Each woman asked
about safety reports that she feels safe in the neighborhood. When followed by the question, “do you walk at
night in the neighborhood”, each woman answers “no”.
Each man interviewed reports feeling safe in the
neighborhood even while walking at night. Residents
are aware of continued drug presence and the crime
that so often follows, although no one felt that the
drug problem is worse in their area than in other parts
of the city. Finally, many residents see the divide along
income lines to be frustrating. Emma Holder, president of the Parkside Neighborhood Association,
shared that residents at the top level of income and
residents at the lowest levels of income are least likely
to be involved in the community.
Interviewees are almost evenly divided between
those owning cars and those without cars. Each
person interviewed who owns a car reports having
never taken the bus. One woman admitted that she
wouldn’t even know how to do so. For those without
cars the bus is seen as a convenient, cost-effective way
to access services outside of the neighborhood. Residents reported that during the winter the bus was
occasionally behind schedule, but all felt that the bus is
reliable overall. Those with cars all agreed that access
to parking is an issue. Residents reported not only
being frustrated by the lack of parking but also by the
parking regulations that make certain sections of the
streets off limits on specified days of the week.

issues finding housing within the neighborhood. Only
one woman interviewed—an immigrant single mother
with two young children—was living in the family
shelter while waiting for housing to become available.
Interviewees included those living in group homes
along Congress Street, people living in subsidized
housing units, landlords who live in the building
where they also rent out other units, and renters in
buildings ranging from three-unit buildings to much
larger buildings with close to twenty units. Almost all
people interviewed reported having two or three
bedrooms, one bathroom, and on-site laundry facilities.
Finally, residents were asked what they wished
most for their neighborhood. Many responded that
they would like to see greater involvement from all
income levels in the neighborhood. Greater involvement, residents believed, decreases the transient nature
of the neighborhood’s population. The Opportunity
Alliance is working toward this goal with the monthly
Community Connection Night Dinner. This dinner is
free and provides an opportunity for neighborhood
organizers to let people know about upcoming events,
as well as providing a place for individuals to connect
with one another. Chris Gorman organizes the dinner
and opens it by offering attendees time to tell the
group about good things happening in their lives. At
April’s dinner one woman shared that she was graduating from college that month and a man reported
starting a job at a new hotel. Everyone is encouraged
to use the evening to introduce themselves to at least
one new person. Mr. Gorman hopes that these events
will lead to a community where neighbors know and
trust one another and that people feel connected to
their homes and wish to stay.
Other wishes for the area included more activities
for teens, cleaner streets, more housing—especially
more affordable housing—and greater access to parking. Some residents felt that if more landlords lived
on-site, the neighborhood would be a better place.
One resident believed that an on-site landlord would
be more careful about screening tenants while another
suggested that on-site landlords do a better job of
maintaining their properties.

Most residents interviewed reported having no
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Real Estate in Parkside
Liz Bissonnette

A

limited number of properties were listed for sale
during the course of this research. Of the three
units listed, each was a condominium style. Sixteen sales closed within the last year and a half with
an average sales price of $210,000 and a median of
$145,500. The difference seen between the average
and mean is indicative of two very high value sales
with many lower value sales around $100 to $150,000.
Where possible, we researched previous sales at these
addresses and saw that some had increased modestly in
value, but this was dependent on the date of the previous sales. This trend is seen throughout the area and
state. Year over year increases in value are evident, but
the market has not yet reached the 2005 peak again.
Portland
Cumberland County
Maine

Rental listings were more prevalent during the
study period. A one bedroom apartment averaged
$1,030 per month and two bedroom apartments
averaged $1,360 per month. If parking was available at
these housing units, a premium rent was commanded
and often a supplemental fee was added to the monthly rent.
One property was in the midst of foreclosure
during this time period. The property was a
multi-family dwelling located at 182 Grant Street.
Within Parkside, there are eight affordable
housing complexes. The managers include several
nonprofit organizations. Avesta Housing is the most
prevalent by managing four properties while owning
only one. The 335 total affordable units include a
variety of layouts and income requirements. Additional
details are illustrated in the chart on the next page.

$238,000
$234,000
$175,000

Purchasing housing in Portland will cost a person
or family more than in other areas of Maine. The 2014
median sales prices are summarized below:
Map: Affordable housing units in Parkside.
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Affordable Units in or Near Parkside
Address

Name

Owner

Manager

88 Gilman
Street
77 & 85 Grant
Street
231 High Street

Valley House

Shalom House

Shalom House

Opportunity
Alliance
YMCA

AVESTA

16

2&3

AVESTA

32

Studios

Hope Acts/
Richard Berman
Opportunity
Alliance
AVESTA
Harbor Management
Stanford
Managment

Hope Acts/
Richard Berman
AVESTA

5

?

16

Studio - 3

17
160

1 & 2 (senior)
1 & 2 (senior &
disabled)
1&2

14 Sherman
Street
61-73 Deering
Street
218 State Street
10 Congress Sq
Plaza
638 Congress
Street

YMCA
Housing
Hope House
Deering Place
Butler Payson
Layfeyette Sq
Apts.

Recently Foreclosed Properties
182 Grant Street

AVESTA
Harbor Management
Stanford
Managment
TOTAL

Wilmington Savings Fund Society
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# of Affordable # of Bedrooms
Units
24
1&2

65
335

5
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$825.00 1 Bedroom

$975.00 1 Bedroom

$975.00 1 Bedroom

$935.00 1 Bedroom

$1,500.00 1 Bedroom

$1,200.00 2 Bedroom

$1,000.00 2 Bedroom

$1,950.00 3 Bedroom

$1,300.00 3 Bedroom

509 Cumberland Ave Apt 6

71 Sherman St Apt 11

503 Cumberland Ave

66 Sherman St Apt 2

14 Mellen St Apt 1R

115 Sherman St Apt 3

278 Park St Apt 3

765 Congress St #3

84 Park Ave Apt 3

$135,000 2 Bedroom

$143,000 2 Bedroom

$127,000 2 Bedroom

$129,000 2 Bedroom

$389,900 2 Bedroom

$110,000 3 Bedroom

141 Sherman St, Apt 2

65 Sherman St, Apt 5

65 Sherman St, Apt 4

65 Sherman St, Apt 9

501 Cumberland Ave #1

138 Park Ave, Apt 3

$329,900 5 Bedroom

$122,500 2 Bedroom

65 Sherman St, Apt 8

552 Cumberland Ave

$125,000 2 Bedroom

141 Sherman St, Apt 3

$455,000 4 Bedroom

$107,000 1 Bedroom

238 State St Apt 4

$254,000 5 Bedroom

$150,000 1 Bedroom

501 Cumberland Ave #3

244 State St

$279,900 1 Bedroom

521 Cumberland Ave

252 State St

$337,200 Studio

$170,000 1 Bedroom

176 Grant St

45 Deering St #2

Recently sold:

$925.00 1 Bedroom

90 Mellen St Apt 3

76 Park Ave

$1,075.00 1 Bedroom

$309,900 3 Bedroom condo

501 Cumberland Ave #2

For rent:

$260,000 Studio

Bedroom

$238,900 Studio

Price

105 Grant Street

Address

48 Park Ave

For sale:

Zillow Real Estate Summary (as of 2/15/15, updated 2/28)

2.5 Bath

3 Bath

2.5 Bath

1 Bath

2 Bath

1 Bath

1 Bath

1 Bath

2 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

3 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

1 Bath

3 Bath

3 Bath

Bath

presume on street

2 parking spaces provided

street parking

1 car parking

parking is $45/month

presume on street

parking is $30/month

street parking

parking

street parking

presume on street

Parking notes

2925 off street parking

1914 off street parking

2850 2 car garage plus dedicated spot

910

1680

680

680

680

1290

680

1290 lease parking for $50/month

383

550

700

686 1 car parking

2886 off street parking

1465

3574

3648

Size

Other notes

8/2/2013 sold 9/01 for $187k, 7/05 for $340k

9/13/2013 sold 8/02 $263k

1/30/2013 sold 11/92 for $140k, 1/13 for $455k

7/13/2013 sold 8/08 for $131,900

7/31/2014

7/11/2014 sold 3/07 for $152,900

4/10/2014 sold 8/07 for $132,500

4/4/2014 sold 3/07 for $165,000

2/9/2014

12/19/2013 sold 8/08 for $100,000

3/15/2013

10/20/2014 sold 11/04 for $122,500

8/22/2014

6/30/2014 sold 7/04 for $396,400, 3/07 for $306k

9/5/2013

2/19/2015 sold 9/98 for $40,000, 2/07 for $274,600

Sold Date

$113

$133

$160

$121

$232

$190

$187

$210

$105

$180

$97

$279

$273

$400

$248

$117

$212

$73

$65

Price/sqft

$172

$300

$1,362.50

average 2 bedroom price

$1,030.00

average 1 bedroom price

$107,000

$455,000

$389,900

$337,200

$329,900

$279,900

$254,000

$170,000

$150,000

$143,000

$135,000

$129,000

$127,000

$125,000

$122,500

$110,000

Four Scenarios

Sam Brend, Nathan Broaddus, Liz
Bissonnette, Sandy Gilbreath, Ken Gross

T

he four properties used as a basis for shared equity scenarios were selected based on a number of
criteria. Because the central uses of the scenarios is as
a test of the viability of different modes of finance, acquisition, construction and building type, and thus as
a reference tool for the future endeavors of the Greater Portland Community Land Trust, a wide range
of property sizes and types was sought. Because the
property at 15 Boynton St. has already been considered by the CLT, that property was included, as was
182 Grant St. as an example of a property acquired
through a process of foreclosure, since it was the only
property in the two neighborhoods to have undergone
foreclosure in the recent past. To fill out the range
of property types, a new construction of a mixed-use
building and a single-family dwelling were prioritized.
Only two parcels currently vacant or the site of a
parking lot were present in the zone in which mixeduse development is permitted. The larger of the two
sites, 909 Congress St., was selected due to both its

size and the reduced potential for conflict with neighboring buildings. Two contiguous parcels, 18 and 22
Forest St., were selected as a site for the construction
of a single-family home as one of only several vacant
lots in the residential zone that allowed for adequate
space for construction in light of setback requirements,
and had enough extra space for creative community
use, such as a community garden.
Chart 1 represents the specific models examined
in this chapter.
Eligibility Targets in Parkside: The projects in
this report target affordable housing issues in the
Parkside and St. John/Valley neighborhoods, but the
US Department of Housing and Urban Development
(HUD) requires that affordability rates be calculated
based on the larger community as a whole. In this
case, that larger community is Cumberland County.
Chart 2 details the relative incomes, percentages
of population, and the comparisons between Parkside
and the larger Cumberland County communities.
Construction Costs: The construction cost data
included in each scenario was derived from the RSMeans Online database. This commercial construction
information is updated frequently for economic,
regional, and material factors. Detailed construction
drawings were, of course, not available, therefore the

Chart 1
Ownership
Structure

Income Focus

# of Units
Created

# of People
Housed

Single Family

Condominium

Moderate

Low

Limited Equity
Cooperative

Mixed Use

22-44

Low

Mixed

22-70

1

4

1

1-5

4-8

12-16

Chart 2: Income comparisons between Parkside and Cumberland County.
% of Parkside Median
Household Income
40%
50%
70%
90%
110%
130%
140%
160%
180%

% of Cumberland County Household Yearly
Area Median Income
Income in Parkside
20%
$
11,322.00
25%
$
14,152.50
35%
$
19,813.50
45%
$
25,474.50
54%
$
31,135.50
64%
$
36,796.50
69%
$
39,627.00
79%
$
45,288.00
89%
$
50,949.00

30% of Yearly
Income
$
3,396.60
$
4,245.75
$
5,944.05
$
7,642.35
$
9,340.65
$
11,038.95
$
11,888.10
$
13,586.40
$
15,284.70
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Maximum
Monthly Rent
$
283.05
$
353.81
$
495.34
$
636.86
$
778.39
$
919.91
$
990.68
$
1,132.20
$
1,273.73

Affordable to Number of
households
1739
1530
1307
1149
1032
924
797
675
432

Affordable to Percent of
Current Parkside
Households
81%
71%
61%
53%
48%
43%
37%
31%
20%

estimates derived were based on simple assumptions of
materials, available footprint areas on the selected
sites, and building types and sizes permitted by the
city zoning ordinances and were created on a square
foot basis. The resulting values were cross checked
with other online cost sourcing data, as available, as
well as typical square foot costs that might be expected
for these types of construction. In order to develop
realistic estimates of actual costs with a number of
unknown variables, contingency amounts were added
in each scenario. Land cost estimates were based on
assessed values from the City of Portland.
Upon completing the construction cost estimates
for each scenario, a cost-benefit analysis was completed. This process looked at costs necessary to the
operation of a building including management fees,
utilities, insurance, supplies, advertising, legal, maintenance, repairs and replacements, and property taxes.
These values were estimated based upon national
averages and local data, where available. Assumptions
regarding annual cost increasing in rents and expenses
were made as well as financed amount for each scenario and the borrowing costs. Different rent values were
input to determine the expected cash flow.
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22 Forest St
»» Zoning: R6
»» Building Dimensions: x
»» Lot Dimensions: 40 ft. x 90 ft.
Construction Costs: The single family home
proposed in this scenario was estimated to be an
economical design with basic finishings. After comparing the RSMeans data with other national data, it
was chosen to increase the estimate slightly to
$167,000. Including a 10 percent contingency line item
and at $108 per square foot, this value is reasonable.
No estimate is available for the community garden
work proposed.
Eligibility: A traditional 30-year mortgage for
the cost of the home, excluding land acquisition, at 4
percent interest with a 3 percent down payment would
result in a monthly payment of about $1,140. Property
taxes and insurance would be additional. This monthly
payment would be affordable to those earning 160
percent of the neighborhood median income (equivalent to 79 percent of the area median income).
Income
threshold
Three Bedroom
House

$45,300

Affordable to
X% of Parkside
Households
31%

Programming: Eligible individuals applying to
live in a CLT home are generally required or highly
motivated to take home-buyer education classes.
Topics can range from delinquency and predatory
lending counselling, to post-purchase counseling and
financial management. Some CLT models have their
own in-house classes or partner with local organiza-

Photo: 22 Forest Street as it could look with a community garden located at 18 Forest Street.
tions. In Maine, there are many HUD-approved
home-buying classes available through the state
government, financial institutions, and NGOs.
The ground lease model for purchasing a single-family home is the most common form of agreement. This document is a covenant between the lessor
and the lessee describing the terms of ownership. In a
traditional CLT model, the “ground lease” differs from
a “space lease.” A space lease is what typical apartment
renters sign. They are leasing the space, the apartment,
from the owner. In a ground lease for a CLT model,
the lessee owns the home, but leases the land (ground).
Usually, all uses are allowed including transfer to heirs,
so as long as they are within the zoning, code, and
legal requirements. Ground leases are long-term, up to
99-years. The extended ground lease term is a way to
ensure permanency for the lessee within the home and
lower rates of mobility outside the neighborhood. This
has the added effect of creating community and
commitment toward a neighborhood. The long term
lease can also give the lessee a commitment to the
home and land itself, which will foster care and upkeep of the property.
Ground leases usually come with a small fee,
usually less than $50.00 per month. These cover
expenses to the CLT such as administration and
operating costs. An example of a ground lease template can be found in “Appendix: Ground Lease
Agreement” on page 69.

,26.

909 Congress St
»» Zoning: B2
»» Building Dimensions: x
»» Lot Dimensions: 98 ft. x 124 ft.
Construction Costs: This multi-use building
(Scenario A and B) is estimated to cost $3,100,000
which includes materials, labor, and a 15 percent
contingency (about $115 per square foot). This cost is
reasonable compared with national averages although
on the lower end. The taller version of this building
(Scenario C) is estimated to cost $4,050,000, including a similar contingency. These estimates exclude land
and financing costs.
Note that RSMeans does not allow for this type
of building to be calculated per square foot in one
estimate. Therefore, the final value was derived by
creating two estimates - one for the retail space and
one for the apartment floors - and then prorating
appropriately. The substructure cost for the larger
building was included.
The cost-benefit analysis showed limited feasibility for this proposed building. Three scenarios were
developed to determine how to increase the likelihood
of success. Each considered the rent levels and operating costs and each resulted in negative cash flow. In
some examined options this negative cash flow exceeded $200,000 annually.
The most feasible way forward with this type of
proposal is to maximize the height, which can result in
construction cost efficiencies. Doing so, however,
would require a variance from the city would be
necessary due to height restrictions. The additional
floors, and thus the additional units, allow the highest
annual operating income possible while balancing
expenses.
Even so, significant
financing and fundraising
would be required for this
building option in any configuration.
Because of the complexities that this building represents, charts detailing the
scenarios examined are located
at the end of this chapter. In

addition, a separate proposed business model is detailed in the chapter entitled, “Social Enterprise &
Shared Equity Housing: A Mixed-Use Model (A
Guide for the Strategic Planning Process),” q.v.
Programming: Because 909 Congress Street is a
rental property, the CLT would own the building and
the land, unlike the single family home, in which the
residents own the building. Given the different scenarios described directly above, either all apartments will
have income restrictions which will be written directly
into the space leases or, half will have income restrictions and half will be market rate. The CLT would
need to decide whether they will act as property
managers or if they will contract property management out. Considerations to make regarding property
management include the level of expertise of CLT
staff; if the CLT wants to maintain close relations
with their residents; and the cost of contracting
property management out compared to in house
property management. Unlike the single family home
at 22 Forest Street, no homeownership classes are
needed. Alternate programming considerations for the
four commercial spaces at 909 are further discussed in
“Social Enterprise & Shared Equity Housing:” on
page 33.

909 Congress Street Scenario A: Low income, 3
Stories, 22 Units, 4 Commercial
Income
threshold

Affordable to
X% of Parkside
Households

Affordable to
Households Earning X% of Average
County Income

Six 1-bedroom units

$31,135

48%

55%

16 Studios

$25,474

53%

45%
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Photo: 909 Congress as it could look with Scenario A or Scenario B.
Scenario B: 50% market rate, 3 Stories, 22 Units, 4 Commercial
Income threshold

Affordable to
X% of Parkside
Households

Affordable to Households Earning X% of
Average County Income

3, 1-bedroom units

$39,627

37%

70%

8, Studio apartments

$31,135

48%

55%

3, 1-bedroom units

$31,135

48%

55%

8, Studios

$25,474

53%

45%

Market-rate

Affordable

Scenario C: Low income, 5 stories, 44 units, 4 commercial
Income threshold

Affordable to
X% of Parkside
Households

Affordable to Households Earning X% of
Average County Income

Three 1-bedroom
units

$31,135

48%

55%

8, Studio apartments

$25,474

53%

45%

Affordable
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182 Grant St

Photo: 182 Grant Street

»» Zoning: R6
»» Building Dimensions: 22 ft. x 44 ft.
»» Lot Dimensions: 38 ft. x 59 ft.
Construction Costs: This foreclosure property
was challenging to estimate given that interior conditions could not be viewed and the quality of such a
building can vary significantly. It was assumed that
general cleanup, landscaping, entry deck replacement,
roof and window repairs would need to occur on the
exterior. Without any basis for interior work, it was
assumed that waste removal/cleanup, kitchen updates,
lock replacements, carpet replacement (throughout),
painting (throughout), bathroom and plumbing updates would be necessary. As a work estimate required,
these tasks are best case, but reasonable. A contingency of 25 percent was included resulting in an estimated
cost of $105,000. This number is used for scenario
planning only and would not be reliable for detailed
planning.

Programming

Chart: 182 Grant Street Eligibility
Income
threshold
2-bedroom units
1-bedroom units

$31,135
$25,474

Affordable to
X% of Parkside
Households
48%
53%

Programming: This report has suggested that
182 Grant Street be developed as condominiums. In
order for that to occur the CLT must put into place
and facilitate the creation of condominium bylaws,

declaration and association fee structures. Similar to
the single family home, in a condominium, each unit
owns its space, “from the paint inward.” As well, if
there are any community areas within the building,
these are owned in entirety by the condominium
association. Because this unit is a stacked housing style
(versus a townhouse style), it is best to use a master
ground lease, whereby costs will be split evenly among
the 4 units.
This report has suggested that 182 Grant Street be developed as condominiums. The use of the condominium structure for a pre-existing building is beneficial
because it allows those who already live in the building
to have the option to own their unit versus renting
their unit. For the CLT, the condominium structure
is beneficial because the condominium association
will own the building together, creating a lesser need
for property management from the CLT (compared
to rental properties). In order for 182 Grant Street to
become a condominium the CLT must put into place
and facilitate the creation of a condominium association which includes bylaws, declaration and association fee structures. Similar to the single family home,
in a condominium, each unit owns its space, “from
the paint inward.” As well, if there are any community
areas within the building, these are owned in entirety
by the condominium association. Because this unit is
a stacked housing style (versus a townhouse style), it
is best to use a master ground lease, whereby costs will
be split evenly among the 4 units. These costs include
ground lease and management fees.
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Like 22 Forest Street, the residents will need to take
homeownership classes prior to purchasing, or
throughout the process, that assist them in avoiding
predatory lending, and developing financial management skills. For more information on homeownership
classes please see the programming section for “22
Forest St” on page 26
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15 Boynton St

Photo: 15 Boynton Street, also known as
“Dreamship.”

»» Zoning: R6
»» Building Dimensions: 37 ft. x 100 ft.
»» Lot Dimensions: 40 ft. x 100 ft.
Construction Costs: The wish list projects at
Dreamship were a challenge to estimate as the scope
of each item could vary greatly. A summary of the
items follows:
• Create a rooftop garden
• Renovate the front space and convert it into a
community center/yoga studio/events space and
artist studio
• Complete a third floor in large attic space
• Build lofts for growing food under skylights
• Create a food pantry and root cellar in the
basement
• Rebuild the solarium in library to be more
functional for growing herbs and food
Provided that the building is at code, these
projects could be prioritized based on functionality,
need, and cost. Sight unseen using the RSMeans data,
three of the projects were estimated. The staircase with
carpeting is estimated at $4,000, installing 10 solar
panels is estimated at $17,000, and installing 10
skylights with manual vents is estimated at $10,000.
These listed numbers do not include a contingency, but
should for planning purposes.
Programming: Limited-Equity Co-Ops
(LECs) are ownership models functioning similar to a
business co-op. The home is owned by the members
and residents, sharing collectively in the costs of

purchase and maintenance. The co-op decides a board
of directors, and each member of the co-op has a vote
in the decision-making process. What makes “limited
equity” different than traditional cooperative management, is that at resale, there is a limit on how much
the individual can receive as profit. This reflects their
initial purchase price, which was at an affordable rate.
This cycle of sub-market price purchase and sub-market price sale ensures affordability for future residents
in the long-term.
LEC ownership comes with monthly carrying
charges. These charges are rent, along with a portion
of taxes, insurance, and maintenance and operating
costs. In the spirit of affordability, the carrying charges
are usually an income-based calculation. One the
mortgage of a building is paid off, the carrying charges
will then reduce to the just the remaining fees. In
Maine, LECs are not eligible for property tax exemptions.
There are certain criteria and routines all co-ops
in Maine have to engage in to achieve and retain
co-op status. At least 80% of a limited equity cooperative’s occupied units must be occupied by members,
and within six-months of the first member moving in,
the cooperative must hold an organizational meeting
to determine the board of directors, bylaws, and etc.
The board of directors and voting members have the
agency to make their decisions, but all decisions must
be made with an affordable housing ethic in mind.
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The limited equity housing model relies on the

calculation of the limited equity formula (LEF). This
formula can also be called a “resale formula,” and is
also used in the resale of single-family and other CLT
homes.
An LEF is a mathematical formula that determines the proper resale amount for an individual home
or unit. The LEF first and foremost must achieve two
things: a sale price that gives the seller a fair profit for
any maintenance and upgrades, yet small enough to
ensure affordability for the next home buyer. In addition to that goal, a sound and well-thought out LEF
will achieve incentives for sound maintenance, encouragement of long-term occupancy, avoidance of incentives for quick resale, promotion of homeowner mobility, incentives for useful improvements, ease of
comprehension by those affected, lack of intrusiveness;
sense of ownership, and an avoidance of disputes.
These specific goals were generated by the Edwin F.
Mandel Legal Aid Clinic of the University of Chicago
Law School. See “Appendix: Resale Formula” on page
80.

Resources:
A list of approved home-buying classes in Maine can be found here:
http://www.hud.gov/offices/hsg/sfh/hcc/hcs.cfm?&webListAction=search&searchstate=ME
More details about the statutes in Maine for cooperatives and limited-equity cooperatives can be found at:
http://legislature.maine.gov/statutes/13/title13ch85sec0.html
Limited Equity Formulas are generated in three different ways: appraisal-based formulas; fixed-rate formulas; and indexed formulas. Details of the execution of these formulas can be found at:
http://cltnetwork.org/wp-content/uploads/2014/07/12-Resale-Formula-Design.pdf
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Social Enterprise &
Shared Equity Housing:

social enterprise
• Mapping of neighborhood access to goods and
services firms by team members
• Envisioned building footprint plans of 909 Congress Street as proposed by team members
• Interviews with Portland based social entrepreneurs
Property & Neighborhood

A Mixed-Use Model (A Guide for
the Strategic Planning Process)
Adam Higgins

T

his paper is intended as a reference guide for the
GPCLT and other interested stakeholders for
the strategic decision planning process of pursuing a
social enterprise stratagem in a large mixed-use SEH
building. This should not be construed any way as a
business plan or architectural blueprints although elements of both are included in the report. Many factors
involved are architecturally technical, dependent on
highly variable scenarios of financing, ratios of floor
space for each unit and other issue beyond the scope
of prediction, requiring professional consultants. The
sole purpose of this report is to inform the strategic
planning process. It is the result of extensive literature
review, interviews and project input from an assortment of stake holders, including:

The proposed social enterprise model for 909
Congress Street provides a unique synergy potential
for Portland. Located on the corner lot of Congress
and Forest streets there is sufficient room for this
model with 4,400 ft 2 of commercial floor space dividable into multiple units with 14 apartment units over 3
floors. There is sufficient onsite parking for approximately 12 – 15 vehicles. While there is no street
parking permitted on Forest Street free parking is
permitted on the 909 side of Congress Street directly
in front of the building. Maine Medical Center maintains 2 private parking garages across Forest Street and
Congress. However, the building’s western neighbor is
a locally owned BBQ restaurant featuring live entertainment while a multi-unit apartment building lies to
the rear of the property. Within a 5 block radius other
local attractions include:

• Aspirations of the Greater Portland Community
Land Trust and Dreamship Co-Op for a mixeduse community living and working space for
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•
•
•
•

Four markets and one supermarket
Hardware store
Hotel
12 restaurants

SCENARIO
Childcare
Center
Creative Economy Workspace &
Community Meeting Space

LABOR
H M L

•

Self Service Eco-Laundry

CAPITAL
H
M
L

•

•
• •

•

ENERGY
H
M
L

TRAFFIC
H
M L

•

•

•

•

•

•

Table: Note that H=High, M=Medium, and L=Low
•
•
•
•
•
•
•
•
•
•
•
•

Self service laundry
Thrift store
Interstate bus station
Four banks
Full service auto mechanic
Music store
Tattoo parlor
Portland’s largest public park
Indoor hockey rink
Minor league baseball field
Minor league basketball arena
Outdoor artificial turf stadium with track
Based upon best available data, maps provided by
the team demonstrate the western end of the Parkside
Neighborhood is currently under served by self-service
laundry and childcare facilities. Additionally, GPCLT
and Co-Op members indicated interest in maintaining
a community meeting space. Finally, as Maine’s
largest economic engine and the center of its creative
economy Portland continually attracts high tech
startup companies in need of low cost shared workspace. With 4,400ft 2 of retail space available projected
per floor, 909 Congress St. offers attractive enterprise
prospects for a variety of scenarios. Each of these
businesses is readily adaptable to a social enterprise
model.

operation and a host of other diverse factors beyond
the scope of this report to analyze. Therefore, scenarios
will focus on the rationales for an eco-friendly self
service laundry, educational child care center and a
creative economy work and community meeting space
utilizing case studies from local social entrepreneurs.
Scenarios
The 3 social enterprise scenarios offer distinct
challenges and benefits. The above chart illustrates 4
major cost drivers for comparison.
#1: Childcare Center
Before and after school childcare is a consistent
need in every neighborhood. Providing a safe and
caring learning environment for the community’s next
generation of citizen leaders aligns perfectly with the
GPCLT’s values. Located near many of Portland’s best
recreation venues, 909 Congress Street offers both
indoor and outdoor adventure opportunities for children. This social enterprise scenario will require a high
amount of labor to work with the children. Capital
investment will be minimal beyond 4 room partitions
and furniture. Energy demands will be low to moderate depending on technologies utilized. Traffic will be
heavy as parents arrive in the morning and afternoon
for drop off and pick up, when students transition to
and from school and when members engage in community learning adventures.

Space utilization for the three businesses will
require very different build outs for divergent needs as #2: Creative Economy Workspace & Community
well as to satisfy government codes and regulations.
Meeting Space
The construction and finance variables involved will
Portland serves as the heart of Maine’s economy
incur adjustable cost estimates. Additionally, each
business may incur variable Impact Fees from the City as part of an ever increasing technologically advanced
interdependent global business environment. Maine
due to increased foot and vehicular traffic depending
has long suffered from its young talented professionals
on hours of operation, numbers of customers, days of
,34.

leaving for larger metropolitan areas to better access
other employers, other professionals and markets.
Creative entrepreneurs striving towards their dreams
require access to affordable and flexible work space
that reflects their values and interests in community.
Labor costs are low as businesses people pay membership fees and use an online scheduling portal for the
right to use office and meeting space at their own pace.
Capital costs are low to moderate for office furniture,
room partitions and hard wiring conference rooms.
Energy usage can be managed with efficiency controls
to maintain a moderate level. Traffic will be low to
moderate as creative entrepreneurs tend to be self
employed with few or no employees.
#3: Eco-Friendly Self Service Laundry
This enterprise opportunity was originally identified by neighborhood data as an underrepresented
service. While there is a self service laundry within a 4
block radius this potential competitor establishment is
across one of the city’s busiest intersections and does
not advertise itself as an environmentally conscious
firm. With proper brand design, marketing and
management this business model has the potential to
elevate an otherwise mundane function of apartment
building life into a profitable social enterprise. This
social enterprise will serve the 909’s residents, negating any additional and separate facilities expense.
Labor cost will be low due to the nature of the business only requiring 1 – 2 people per day. Capital costs
will be high due to the purchase of 20 washers, 20
dryers, coin machine, soap & fabric sheet dispenser,
tables, chairs and carts. Energy costs will be high due
to appliance however this can be mitigated by purchasing the most energy efficient models available. Traffic
will be heavy at certain times of the day as customers
enter and exit the premises.
Social Enterprise Ownership Model
Maximizing revenue generation from the commercial space in a socially responsible way will require
careful planning and management. The route to
successful implementation necessitates consideration of
ownership different models. Case studies of successful
social enterprise ownership models include:

• Renting out commercial space to a sub contractor or outside vendor; GPCLT acts as landlord
Each business ownership type offers unique
challenges. The legal distinctions between non-profit
and for-profit are less important because the latter’s net
profit is legally donated to the non-profit parent
corporation. The greatest distinctions exist between
landlord and subsidiary. The first two require experienced management of whatever type of business the
GPCLT decides to operate including financial, personnel and daily operations management expertise.
This would require hiring outside managers/employees
or from within the GPCLT for pay and through some
volunteers utilizing sweat equity. The least amount of
effort required to maintain a financially viable commercial space is for the GPCLT to act as landlord to
an outside vendor. Regardless of ownership model all
will require specific renovation work to the commercial space.
Financing Sources
Financial resources are the most significant
constraint of any non-profit business venture. Mixed
use commercial space will need some combination of
remodeling with plumbing, electrical and carpentry
work. As such, sweat equity can be a key asset. Having
a general contractor on the Board is an enormous
advantage. However, the imperative is to minimize out
of pocket costs to the GPCLT. In that regard there are
many types of grants available to offset construction
costs. They do come at a price though: a willingness to
build GREEN. Fortunately this aligns perfectly with
the GPCLT’s values. Green Building Grants are
available from federal, state and local government
agencies and private foundations. There are grants
available exclusively to Co-Ops from government
agencies and private foundations for land purchase,
construction, renovation and targeted for large scale
urban renewal projects.
The following is a sample of potential grant
sources:

• Wholly owned non-profit subsidiary
• Wholly owned for-profit subsidiary (all profits
generated are donated to the parent non-profit)
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• U.S. Department of Energy: Office of Energy
Efficiency and Renewable Energy (EERE)
works to increase the use of renewable energy
and energy efficiency technologies. EERE offers
financial assistance opportunities for their
development and demonstration.
• U.S Department of Housing & Urban Develop-

ment: Provides low interest mortgages to co-op
housing projects as well as individuals.
• Enterprise Green Communities: Provides
grants, financing, tax-credit equity, and technical assistance to developers who meet the criteria
for affordable housing that promotes health,
conserves energy and natural resources, and
provides easy access to jobs, schools and services.
• The Funders’ Network for Smart Growth and
Livable Communities: A non-partisan, not-forprofit organization that exists to inspire,
strengthen and expand philanthropic leadership
and funders’ abilities to support organizations
working to improve communities through better
development decisions and growth policies.
• The Home Depot Foundation: The Home
Depot Foundation provides grants to eligible
nonprofits, three times a year, under two different programs: the Affordable Housing Built
Responsibly Program and the Healthy Community Trees Program.
• Efficiency Maine Trust-Renewable Resource
Fund: Variety of programs for energy efficiency.
• Small Business Administration: Offers a variety
of grants to small business start ups.
Recommendation

labor requirements minimize the financial and management strain of a more labor intensive child care
center. A superior feature of the creative work and
community space is the benefit of vigilant and self
monitoring dues paying members’ with a rental/
ownership stake in the work space and its contents.
Finally, this model has considerable growth potential
with the number of contributing members reaching
over one hundred individuals paying $100.00 or more
per month. Synergy is furthered with eco–friendly
laundry service available for all users of the office
space.

909’s commercial space must be managed to
maximize residents’ and community well being and
profit through manifestation of the GPCLT’s values.
The most effective scenario for that end is a combination of 2 business units. The childcare center scenario
is the least promising due to significant space demands, high traffic volumes during week days and
under utilization on week nights and weekends.
Alternatively, the self service eco-friendly laundry
scenario satisfies the needs of residents and the wider
community. Startup capital can seem daunting but a
variety of carefully selected financing options can
reduce this perceived barrier. A well planned laundry
space can require as little as 1100 ft 2 for a combined 40
washers, driers and accessory equipment that are most
utilized on weekday evenings and weekend days,
allowing for other business traffic to dominate the 9-5
office work week. Creative economy offices and community meeting space can occupy the remaining
3,300ft 2. Traffic demands on professional workspace
are predominantly opposite those of self-service
laundry. Additionally, comparatively low capital and
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Community Gardens
at 18 Forest Street

Rochelle Wehrfritz

Community Gardens provide an alternative
means for people to feed themselves, to indulge in an
outdoor passion, or to engage other people. While
examining housing scenarios in Parkside, several
empty, contiguous lots on Forest Street presented a
unique opportunity to ask, “What if?”
Recent reductions in the minimum lot requirements meant that both 18 and 22 Forest Street would
not be needed to build a house as originally anticipated. Because of that, an alternative use seemed an
appropriate course to pursue.
As long as land is available, community gardens
are generally a self-sustaining enterprise that uses the
modest fees—usually between $15 and $30 each
year—collected for each plot rental and uses that
income to provide supplies and resources such as
water. Wood, used to create separate plots, is often
donated for this purpose. Community composting
creates a lasting supply of nutrients and new soil,
which ensures that chemicals are never needed to
ensure bountiful yields. Several such gardens both in
Portland and across the state can provide case examples for further study.
The city of Portland has four municipally-owned
community gardens: the Clarke Street, North Street,
and Valley Street Gardens are all located on the
Peninsula while Payson Park is behind Back Cove.

These community gardens are overseen by the city’s
Department of Public Works—which provides tool
sheds for the gardeners—in partnership with Cultivating Community, a local non-profit focused on developing local food initiatives.
The Bayside Neighborhood Association also runs
a Community Garden on Chestnut Street. Their garden
includes apples, lavender, garlic, mint and lilies as part
of their permanent stock of perennials. The garden is
also open to visitors.
Maine Coast Heritage Trust runs a garden program called Erickson Fields. This program holds many
benefits for the community members of Rockport. It
employs teenagers who tend the gardens each summer
and offers classes for school aged children. The food
grown in the gardens is donated to local food pantries.
A Community Garden for Parkside holds many
opportunities. It can provide relaxing enjoyment for
residents, enable residents to grow their own food, and
provide educational opportunities for other citizens of
Parkside.
Resources:
Bayside Neighborhood Association:
http://baysideportland.org/bayside-community-garden/
City of Portland Community Gardens: http://
www.portlandmaine.gov/605/Community-Gardens
Maine Coast Heritage Trust Erickson Fields.
http://www.mcht.org/preserves/erickson-fields-preserve.shtml
Cultivating Community.
https://www.cultivatingcommunity.org/
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Financing Non-profit
Community Housing in
Portland, Maine

ty, (iii.) bidding and buying, and (iv.) managing risk.

Amy Geren & Garvan Donegan

D

espite several successful community land trust
(CLT) models across the continental United
States, many of whom have secured financing and
lending, CLTs in Maine must be examined under a
lens and understanding of Maine’s regional economics
and current financing lending atmosphere: Maine
banks are simply unfamiliar with CLTs and display a
strong aversion to risk. However, this is not to say that
a community land trust cannot thrive in the State of
Maine, but instead that a successful, urban CLT will
likely need a blend of local lending, community development finance, state and federal subsidies, and
foundation/grant support. Above all, partnering with
established (and credit worthy) stakeholders might be
the greatest avenue for realizing GPCLT’s future
objectives and goals.
182 Grant Street: Maine Foreclosure Law and
Processes for Buyers

In looking forward as a pathway and scenario for
achieving GPCLT’s affordable housing targets, and
with limited finances, GPCLT has expressed interest
in purchasing a foreclosed property. To become more
familiar with Maine’s foreclosure process, it will be
important to navigate potential threats and challenges.
These range from public safety and health concerns to
the hidden costs and uncertainty of purchasing a
building with needed repairs. While Maine’s foreclosure law1 for ‘buyers’ is relatively straightforward and
an appropriate method for achieving an affordable
housing development, it is important to highlight some
of the key process obstacles that are inherent in purchasing a foreclosed property. Buyers may wish to
familiarize themselves with four key phases: (i.)
tracking public auctions, (ii.) investigating the proper1 The laws that govern Maine foreclosures are found in
Maine Revised Statutes, Title 14, part 4, Chapter 403 (Title to
Real Estate by Levy and Execution). http://www.mainelegislature.org/legis/statutes/14/title14.pdf.

A ‘foreclosure’ refers to a civil lawsuit where a
bank, mortgage company or similar lien holder seeks a
court order to sell a property to satisfy their debt. If
the court then awards judgment to the investor, the
investor can have the property sold at auction to pay
off the associated debt. As a result of the court’s
decisions (i.e. the foreclosure), the previous property
owner loses rights to the property. Given the legal
nature of the foreclosure process, it is important be
cognizant of a number of procedures that this section
does not cover. Again, in keeping with applicability to
GPCLT, this report touches only on the ‘buyer’ side of
the foreclosure process, and does not go into detail
about ‘seller’ foreclosure processes or the process for
those that are to be foreclosed on.
(1) Tracking Public Auctions
Maine is a Judicial Foreclosure state2, which
means a lender has to file a court action against a
property owner in order to foreclose on a property. From the filing of a foreclosure complaint to the
auction sale of the property, the foreclosure process in
Maine generally takes 10 to 16 months. In Maine,
there is a required thirty (30) days notice of sale/
auction. During this time period it is important to
begin the process of communication, and research the
property. The largest amount of foreclosures are found
and sold via the U.S. Department of Housing and
Urban Development (HUD), Fannie Mae, and Freddie
Mac – all of which have websites and notifications for
monitoring foreclosure activity. At this beginning
stage, the buyer should attempt to contact the trustee, the lender’s attorney, or a public trustee to ask what
is required to purchase the property at the auction.
Traditionally in Maine, an earnest money deposit
amount in the form of a cashier’s check or money
order is suitable.
Next, it is important to make arrangements to
view and inspect the property, if it is vacant. Even if it
is still occupied, often the attorney, trustee, or the
2 Maine is a judicial foreclosure state, however the state
used to have a law that allowed a “strict foreclosure” process, it was repealed in 2007. All foreclosures in Maine are
now judicial, meaning they go through the court system. For
more information on aspects of Maine foreclose law review
the state statues and information: https://www1.maine.gov/
pfr/consumercredit/foreclosure_resources/whatisforeclosure.
html
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realtor, if it has been listed for sale, may be able to
gain access for you. The lender’s next step will be to
hold a public sale of the property. Notice of the sale
will be published in the paper.
(2) Inspect the Property
If you have found your ideal property, work with
the broker/owner to schedule independent and qualified inspections – this part is key. Keeping in mind
that the owner(s) may not be very cooperative, even
though the home may look to be in fair condition,
hidden defects are often commonplace. From electricians to inspectors, these examinations are critical
because they help manage risk and costs. Additionally,
always remember the property is being sold strictly “as
is” at an auction sale.
(3) Bidding on the Property at the Auction
The property will be sold to the highest bidder so
it is important to plan and consider what a top bid may
be in advance. Once there has been a winning bid, the
buyer will need to complete the transaction with the
direction of the lender’s representative in the form of
signing a purchase agreement and submitting the
deposit – similar to the traditional home buying
process. It is important to budget for a non-refundable
earnest money deposit, and be prepared to close within
a required time period (generally 30 days). After
receiving the money from the sale, the lender will pay
off the mortgage loan balance.
(4) Managing Risk & Other Considerations
It is often important to move quickly when
foreclosure properties are new to the market. For
example, HUD foreclosure properties generally provide a 24-48 hours window where nonprofits and
owner occupants may make bids before investors. It is
also advisable to hire an attorney and/or a realtor that
has familiarity with local conditions and Maine’s
foreclosure process. Another factor to keep in mind
when evaluating whether to purchase a foreclosed
property is that Maine is a ‘right to redemption’ state:
effective immediately, the property owner may remain
in the home 90 days after the court’s entry into foreclosure judgment.

owner can try to work to mediate alternative resolutions to the foreclosure. For buyers, this again means
that it is of the utmost importance to remain actively
engaged throughout foreclosure phases, and ideally
communicate with the property owner, lien holder, and
associated attorneys and/or realtors. Lastly, if the
property is sold for less than the debt owned on the
property to the mortgage institution, the purchaser
may be held accountable for the remaining balance of
the total debt cost.
Financing Affordable Housing Development:
Community Finance, Local Banking, and Raising
Investment Capital
Research and evidence shows that blending
loans, investment capital, and grants is a common
method to finance CLT models across the country.
These models from away also show a heavy reliance
by developers on local, state, and federal subsidy
programs (e.g. Low Income Housing Tax Credits
(LIHTC), New Market Tax Credits (NMTC)). Similarly, this will be the formula for GPCLT, with an even
greater stress and likelihood for needing to cultivate
creative financing and partnerships. As a practical
matter, Maine lenders are simply unfamiliar with
cooperative models of community housing. Turning to
Maine’s robust nonprofit sector, philanthropic community, and community development programs will be
critical to the success of GPCLT’s initiatives. Likewise, working with Maine State Housing Authority
(MSHA) will be a prerequisite to moving forward.
With MSHA as the avenue for state and federal
subsidies, as well as bridging opportunities to partner
with lenders for loans and community development
finance prospects, GPCLT must continue to engage its
stakeholders and begin to expand its familiarity with
Maine’s affordable housing programs and past successes that have occurred – all challenged, at least in
part, by Maine’s current risk-averse lending environment. However, this is not to say that a community
land trust cannot thrive in the State of Maine, but
instead that a successful, urban CLT will likely need a
blend of local financing, state and federal subsidies,
and foundation support. Above all will be the importance of identifying strategic partners and programs
for boosting organizational capacity and budgets (and
credit worthiness).

These 90 days are often critical as the property
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What is Community Development Finance?
Community development finance is a general
and broad term that is classified in regards to activities
covered under the Community Reinvestment Act
(CRA)3, where banks focus on mortgage lending in
low and moderate-income areas (and small business
lending). At larger financial institutions, departments
engaged in community development finance (among
other things) affordable housing, industrial and retail
development and charter schools.
Obligations vis-à-vis the Community Investment Act
Passed by Congress in 1977, the Community
Reinvestment Act (CRA) remains an important policy
tool for affordable housing developers. Banks in need
of ‘CRA credits,’ will often lend outside of what may
be typical of their loan program(s) due to federal
obligations. The congressional act states that “regulated financial institutions have continuing and affirmative obligations to help meet the credit needs of the
local communities in which they are chartered.” The
act ostensibly establishes a regulatory regime for
monitoring the level of lending, investments, and
services in low and moderate-income neighborhoods,
traditionally under served by lending institutions.
Further, these so-called CRA credits are designed to provide policy teeth, often advantageous to
loan searchers, as inspectors from federal agencies are
tasked with assessing and “grading” a lending institution’s activities in low and moderate-income neighborhoods. With the goal of encouraging lending institutions to consider loans in struggling or middle-income
population tracts, the CRA is an important tool to
become familiar with and to be used in leveraging
funding opportunities and mitigating the natural
aversion to ‘risky’ and/or unfamiliar development
projects (Federal Financial Institutions Examination
Council, 2015).
(1) Utilizing Local Banks and Financing
At a static snapshot of GPCLT’s current program
and financial capacity, interviews, research, and
anecdotal evidence suggest it is unlikely that the
GPCLT will be able to secure financing from any of
3 For more information on the CRA and credit needs of
Banks view: http://www.federalreserve.gov/communitydev/
cra_about.htm

the larger national banks. For this reason, GPCLT and
other CLTs will most likely have to rely on Maine’s
independently owned banking institutions (e.g. Bangor
Savings Bank, Camden National Bank, Gorham
Savings Bank, NBT etc.) for financing and debt services. The pros and cons of being a lending partner to
CLTs are quite evident and mortgage institutions are
all too familiar with the effects of lending to low- to moderate-income homebuyers. In the results of a 2011
Comprehensive CLT Survey4 by the Lincoln Institute
of Land Policy, in conjunction with Vanderbilt University, a CLT survey highlighted a number of trends and
characteristics, of those queried, 96 out of 216 CLT
organizations, with a regional geographic from 46
states and the District of Columbia represented, the
study revealed the most common loan product was that
of a portfolio loan.
Bangor Savings Bank, the state’s largest independently owned bank, is an example of a lender
where local banks may have a higher propensity to
invest in and loan to nonprofit, affordable housing
developments in Maine. As part of examining Maine’s
climate for financing community housing, Bangor
Savings Bank’s Senior Vice President of Community
Development Lending and CRA Officer was interviewed and provided a bird’s eye view of Maine’s lending landscape. Here, recommendations from the
consultation included studying and utilizing Avesta’s
Adam’s School as a case study for financing low-to
moderate-income housing projects. The ‘Adam’s
School’ model can be categorized by its ability to work
across sectors and successfully receive key subsidies:
(i.) Adam’s School worked with MSHA to obtain
LIHTCs, (ii.) was awarded Neighborhood Stabilization
Program (NSP) funds, and (iii.) received debt financing via portfolio loans from both Bangor Savings
Bank and MSHA – this is also a principal example of
MSHA being a conduit for state and federal subsidy, as
well as taking on project financing and investment
(John A. Moore, personal communication, April 24th,
2015). Other recommendations and analogous conditions to recognize included:

4 National survey and statistics of CLT, including common
subsidy’s, loan programs, design, and structure: http://cltnetwork.org/wp-content/uploads/2014/01/2011-Comprehensive-CLT-Survey.pdf
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ties.

Number and percentage of CLTs by first mortgage
loan products available to buyers (n = 63).
Loan Types
In-portfolio loans

Number
39
34

Percentage
62%
54%

State Housing Finance
Agency loans

33

52%

USDA 502 Direct loans

22

35%

USDA Guaranteed loans

13

21%

FHA loans
Freddie Mac Loans
VA loans

11

17%

6

10%

Fannie Mae Loans

6

As a mortgage loan that is held as an investment
by a bank rather than being sold on the secondary
market, portfolio loans can also be packaged and
combined with other loans and do not have to comply
with underwriting guidelines set by the secondary
market. This means that the lender who originally
wrote the loan can package it together with other debt
and keep it as part of their investment portfolio (vs.
selling it to secondary market). A successful lender
may also offer 100% financing on a portfolio loan,
which is attractive when there is limited cash flow
(John A. Moore, personal communication, April 24th,
2015). Other factors to address when considering a
portfolio loan include:

10%

Source: Results of the 2011 Comprehensive CLT
survey. Portland, OR: National Community Land
Trust Network
• CLTs will need to combat lending risk aversion
by creatively packaging finance efforts (e.g.
blending LIHTC, state and federal subsidy,
investment capital)
• There is strong precedent for utilizing portfolio
loans in community housing projects
• CLTs will need strategic partnerships with
credible entities (e.g. Habitat for Humanity)
• Learn from Adam’s School model: received
LIHTCs, City of Portland Neighborhood
Stabilization Program Funds (NSP), and combined both a Bangor Savings Bank & MSHA
portfolio loans
• Focus on growing balance sheets and credit
worthiness
(2) Portfolio Loans and Community Land
Trusts
Identified through interviews and case studies,
evidence showed that portfolio loans are an increasingly important finance tool for receiving a loan when
traditional financing may not be available. Here, where
conventional mortgage or lending is not available, a
bank or lender will provide what may be understood as
an ‘in-house’ loan. A portfolio lender is often key to
many strategies; in this case financing low to middle-income housing, because it is typically less restrictive and can often lend on multiple investment proper-

• Ability to keep your relationship with your
original lender
• Less restrictive rules and regulations for qualification
• Limited offerings to credit worthiest clients
• Can combine portfolio loans (e.g. Bangor
Savings Bank and MSHA portfolio loans to
Adam’s School)
(3) Non-Profit Community Housing and
Community Finance
Somewhat similar to community development
block grants (CDBGs), another strategy for advancing
community-housing goals are Low Income Housing
Tax Credits (LIHTC), a program that is both highly
effective and highly competitive – LIHTCs are the
principal source of subsidy for affordable house developments. LIHTC uses tax policy to help develop
affordable housing for low-income families, and
essentially aims to leverage private capital and investor equity to cultivate the development of affordable
housing rental units (White et al, 2013). The program’s
credits are competitively priced and are used by all
state governments, often adapted to meet state housing
goals. MSHA covers LIHTC processes and guidelines
in their 2015-2016 Qualified Allocation Plan,5 and
provides details on how organizations may best meet
program and community benefit goals. Each application is assessed on a point scale based on the overall
effectiveness of the project’s ability to integrate afford5 For threshold requirements, scoring, and the 2015-2016
LIHTC Qualified Allocation Plan view: http://www.mainehousing.org/docs/default-source/qap/qap-2015-2016.pdf
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able housing plans into the respective community and
surrounding landscape of housing needs. To glean the
competiveness of awards such as LIHTCs, take this
years allocation of credits: Only six projects (eight
waitlisted) received credits totaling $3,423,938 for
2015.6
Data also shows that the 2008 post-crisis environment can be characterized by fewer home mortgages and less small business lending being directed to
low-and moderate income neighborhoods– this decline
has not been disproportionate to the decline in lending
overall. Community investment loans have similarly
slowed their pace from original figures (White et al.,
2013). However, LIHTCs remain the leading source of
subsidy for the construction and rehabilitation of
affordable housing for lower-income households.
Combined with the fact that Portland is currently
facing a housing shortage; particularly in regards to
affordable housing, it will be important in the coming
months and years to work with the city of Portland and
be active stakeholders in the discussion of updates in
the housing section of Portland’s Comprehensive Plan.
This necessity has become more and more dire as
residents are continually struggling with housing
costs, so much so that they have been forced to move
to other municipalities (City of Portland Comprehensive Plan, 2002). It is important to reiterate that LIHTCs are specifically geared towards creating affordable rental units, as Avesta’s Adam Schools exhibits.
Although LIHTC has a proven track both in Maine’s
affordable housing scene and for CLTs, it is important
to point out that in the 2011 Lincoln Land Institutes of
Policy survey of CLTs, the most common sources of
funding were HOME, CDBG, and Neighborhood
Stabilization Program (NSP) funds.
(4) Recommendations for Financing
The state of Maine currently allows tax increment financing for affordable housing or Affordable
Housing Tax Increment Financing (AHTIF), in which
a site may be designated on an area-wide or site-specific basis.  Developments are encouraged to promote
economic diversity, and state law requires that at least
25% of the district area must be suitable for primarily
residential use, and at least 1/3 of the units must be for
6 For more information on LIHTC program overview, application process, and allocation distribution visit: http://www.
mainehousing.org/programs-services/housing-development/
developmentdetails/LIHTC

households at or below 120% of area median income
which allows for individual mixed income projects or
area wide AHTIF districts (Portland City Council TIF
Policy, 2013). With this, GPCLT should evaluate site
suitability with a mindful eye on potential AHTIF
sites; this strategy would also attract developers by
improving their financial margins.
CLTs and GPCLT will want to continue to work
with the State of Maine and local municipalities (e.g.
City of Portland) to shore-up and gain access not just
to LIHTCs, but evaluate the ability to use (i.) Tax
Incremental Financing Districts (TIFs)7 to spur affordable housing projects, (ii.) continue to apply for CDBG
funds, (iii.) solicit NSP funding as the Adams School
did, and (iv.) stay engaged in Portland’s housing
development planning processes, as to promote and
improve planning regulations for affordable housing
projects (e.g. parking, density, setbacks etc.). These
incentives and credits are generally considered commonplace, but are often only attainable by larger firms
with the technical knowhow and ability to navigate,
organize, and manage large policy, funding and financing programs. Additionally, New Market Tax
Credits (NMTC) for low-income housing development
has become more common. Other finance related
recommendations include:
• Continue to strength GPCLTs relationship with
City of Portland
• Access technical assistance and funding gaps
with community development corporations/
financial institutions
• Accumulate wealth for working capital and
property acquisition through grant funding
sources, Maine’s philathropic sector, and tax
credit opportunities
• Align and partner to improve balance sheet and
credit worthiness
• Solicit portfolio loan(s) and attempt to combine
financing (e.g. MSHA and an independently
owned Maine bank)
City of Portland Funding Sources
City of Portland officials are eager to work with
non-profit housing development as a way to increase
the supply of affordable housing to its citizens. The
7 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.  
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City is open to creative solutions and the planning
department feels it acts efficiently and wisely concerning barriers and potential roadblocks to development.
The City’s planning department is currently reassessing is housing development strategy and looking for
ways to increase housing development in the city. Its
current strategy involves encouraging and ensuring
housing for all housing needs. Some level of inclusionary zoning is on the horizon as part of the ensuring
housing at an affordable housing level, however there
are objections to this strategy.
In a recent report issued by the Portland Community Chamber for the City of Portland Housing
and Community Development Committee, the
Chamber recommends updating the city’s housing
element of the comprehensive plan, which has not seen
an update in nearly 15 years. The Chamber opposes
suggestions for inclusionary zoning because it feels it
may result in unintended harmful consequences to the
availability of housing in Portland, but it favors incentives for the market to achieve affordable and workforce housing goals. Concerns about the effects of
inclusionary zoning come from evidence that it depresses the supply of housing in the market by placing
terms on the profit a developer can make through
selling units of housing, actually reducing the incentive to produce housing. There is also evidence that
inclusionary zoning ordinances raise the general
housing market inflation rates and that the additional
cost burden ultimately falls on middle class purchasers
of market rate housing that inflates as a result of low
supply. The report also refers to the difficulty in administering and getting appeal for affordable housing
ownership programs that limit resale value, and cited
HUD-sponsored research that claims buyers don’t like
the limitations on equity sharing of resale price. This
has impact on a shared-equity model of homeownership. Affordable housing providers indicate to the
Chamber that income qualified buyers with enough
savings in the bank for a deposit and who are unable to
buy a comparable market-rate unit are a very small
portion of the market. The perceived value of equity
building in a home as a large portion of overall individual wealth will be a tough concept to challenge
with traditional buyers used to the concept of past
performance in the real estate market.

mately fifteen (15) tax-acquired properties owned by
the City of Portland. Most would require a complete
rehabilitation but could be worth the effort with
minimal cost for a transfer of ownership. HUD
HOME funds would be available for income eligible
individual homeowners as well. The Cumberland
County HOME Consortium Owner Occupied Housing Rehabilitation Program provides low- and moderate-income individuals and families affordable financing assistance for existing housing rehabilitation and
new construction. For general rehab, a maximum
amount of $15,000 per home or unit is available. In
addition, HUD requires that all federally assisted
rehabilitation include the identification and treatment
of lead based paint hazards, making an additional
$10,000 maximum per home or unit available for lead
hazard reduction. Applicants at or below 80% of the
median family income by family size are eligible for
the funds and loan terms range between 0-3% and can
be for up to 20 years, depending on the applicant’s
ability to pay. With enough early investment from
buyers, individual homeowners and families could
apply for funding to improve energy conservation and
to rehab a home for health and safety issues.
Community Development Corporation Housing
Development Resources
Coastal Enterprises, Inc. (CEI) is a community
development corporation (CDC) and community development financial institution (CDFI) with a local office
in Portland and in ten other locations around the state.
The organization also offers venture capital opportunities for investors interested in social impact investing.
Founded in 1977, CEI offers real estate development
opportunities, including new construction and rehabilitation of existing properties, for affordable housing
projects. The lender does not have a residential lending
license and cannot work directly with home buyers at
the single residence level, but does offer housing
counseling, foreclosure prevention technical assistance,
and individual development accounts (IDA) for income eligible individuals and families saving for a
down payment on a home. Although not able to
directly finance a home for an individual or family,
homeowner education and the IDA opportunity are
invaluable for a first-time homeowner who may only
have experience renting or living with others who
maintain a home. Understanding the financial and
legal responsibilities associated with owning a home is

One area where the City will be especially helpful
with an urban land trust shared-equity model is with
city-owned tax-acquired properties. There are approxi,43.

imperative to successful long-term homeownership.8

Genesis Community Loan Fund

CEI’s lending program offers more flexibility and
creativity than what a borrower might find with a
traditional financial institution, and are more attuned
to the goals of non-profit housing developers and
provide programs that help create housing for low-income individuals and families and help keep it affordable for a successful long-term housing situation. The
State Historic Rehab Credit (SHRC) and a similar
Federal Rehab Credit offered through the National
Park Service are both available as equity builders
though CEI and can work aggregately. Through the
SHRC, improvements to historic properties generate
20% equity in the improvements, while improvements
through the Federal credit generate 25% equity.

Genesis Community Loan Fund (GCLF) is a
community development corporation and community
development financial institution in Damariscotta,
offering technical assistance for affordable housing
development including plans, feasibility studies and
financial projects. GCLF is able to provide creative
and collaborative lending for property acquisition,
rehabilitation, new construction and housing improvement.10

CEI also offers technical assistance to affordable
housing developers on a fee for service basis. The first
hour of assistance is free and is a good opportunity to
define the scope of work for further assistance if
necessary. Fees for additional technical assistance are
$90/hour, and should include specifically what the
client is looking for, such as budgeting, site design,
and alignment with vendors. As a community development corporation, CEI has ample experience with
housing and community development and has connections to the development industry in Maine. A wellplanned initial consultation should help to define a
scope of work that will lead to an efficient plan for the
housing developer.
Potential models for a non-profit community land
trust include acquiring an existing property or building a new property on acquired land. New development is often the most expensive option, unless the
land is fee or there is a very small fee. CEI has worked
with organizations that have had easements on conservation land that have kept development costs low. John
Egan, CEI’s lending professional for housing development, knows that getting financing on leased land can
be a challenge for land trusts. Conventional lenders are
routinely not an option for this situation, although
community banks are and have been supportive of
community development projects that invest in the
community.9

GCLF is able to fill in gaps left by cautious
traditional lending institutions, provide bridge loans
while a client waits for grants or other funding, and
provides technical support on a fee-for-service basis.
Technical assistance fees are in alignment with national costs of $80/hour, however, they frequently access
grants to fund their support and are able to provide
this support at no charge to the client. A non-profit
housing developer accessing technical assistance does
not have to be a loan client or GCLF.
Community development corporations and
community development financial institutions have the
interest and capacity to fund and technically assist land
trusts with creative financing opportunities. Both of
the CDCs/CDFIs discussed here utilize venture
capital social impact investing to make loans available
to non-profit housing developers, and can consequently
take on more risk than a traditional lending institution. CEI venture capital investors understand they are
contributing to social good with their investment to
CEI Ventures, Inc. and are willing to accept minimal
return on their investment or expect a longer payback
period in return for allowing an organization establish
itself and start to see program results. Combined with
either CDC’s technical assistance to allow for success,
CDCs will be more open to lending and assisting an
urban community land trust than a traditional lending
institution that might not allow for as much flexibility
in its lending terms.

8—Jason Thomas is the contact for homeowner education
and individual development account building at CEI: 207882-7552, jthomas@ceimaine.org
9— John Egan is the contact for housing development
financing at CEI: 207-882-7552, jwe@ceimaine.org

10—Liza Fleming-Ives is the contact for housing development financing at GCLF: 207-563-6073
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Grant Funding
CEI’s venture capital developer strongly recommends fundraising to develop a base of financial assets
that will help new projects succeed. Several local
philanthropic organizations in Maine have the potential to provide funding for working capital as the land
trust grows and to fund or partially fund housing
development projects. Several examples of grant
funders the land trust could apply for funding with
follow.
Horizon Foundation, Inc. provides grant funds
in the following areas:
• Must be located in Cumberland, Franklin,
Lincoln and/or York Counties
• Encourages collaborative efforts with other
grant makers
• Supports non-profit organizations that aspire to
create and maintain sustainable, vibrant, and
resilient communities by:
• Educating citizens to be good stewards of the
environment;
• Conserving land and water resources;
• Encouraging service to others; and
• Teaching appreciation of and preserving historic
assets
Horizon Foundation grants could be a good fit
for a community land trust if sweat equity becomes an
option for a renovation project because it encourages
service to others, as well as if an historic property is
acquired and being rehabilitated because it teaches
appreciation of and preserves historic assets. Grants
are made between $5,000 and $20,000, with an
average of $10,000 typical. There are two grant reviews per year with deadlines of January 15th and July
15th. To apply, organizations submit a one page Letter
of Intent via mail to:
Horizon Foundation, Inc.
One Monument Way
2nd Floor
Portland, ME 04101

• Educational 20%
• Arts/Culture 20%
• Environment 10%
The largest percentage of grants made available
are for community and social services that could be a
good fit for a community land trust. Grants are made
between $1,000 and $15,000. There is an online
application form that must be submitted by October
1st annually.

(http://www.megrants.org/Burnham.html)
Applications should include the certification,
application, project description and budget pages; a
copy of the organization’s most recent Section 501 (c)
(3) IRS ruling; a copy of the organization’s most recent
financial statement or tax return; and a list of the
organization’s officers and directors. To apply, organizations submit the application and supporting materials to:
Thomas M. Pierce, Trustee
c/o H.M. Payson & Co.
P.O. Box 31
Portland, ME 04112-0031
The Stephen and Tabitha King (STK) Foundation makes grant funds available to Maine programs
and is particularly interested in projects that address
the underlying causes of social and environmental
problems, as well as those that address the consequences, and is interested in organizations and projects
that will affect or serve the most members of a community. A community land trust requesting funds
would have to discuss its social outcomes as addressing
lack of fair and affordable housing as a social and
environmental problem. Organizations are required to
apply on line.
Stephanie Leonard
c/o STK Foundation
P.O. Box 855
Bangor, ME 04402
https://stkfoundation.org/application/default.aspx

The Kresge Foundation’s Capital Challenge
Grant Program makes grants that strengthen nonprofThe Margaret E. Burnham Charitable Trust
it organizations throughout the United States to
makes grant funds available to the following areas:
advance the well-being of humanity. The Foundation’s
six major areas of interest are health, environment, arts
• Community/Social Services 30%
and culture, education, human services, and commu• Medical 20%
nity development.
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Through the Capital Challenge Grant Program,
the Foundation supports organizations’ immediate
capital needs, such as building construction or renovation, the purchase of real estate, and the purchase of
major equipment. Energies are focused on several
areas, including creating access and opportunity in
underserved communities. The organization aims to
advance opportunity and improve the quality of life for
underserved and marginalized populations by supporting work to strengthen the social and economic fabric
in American cities. The Kresge Foundation’s funding
opportunity through its capital challenge grant program is the best fit for a community land trust anticipating acquiring a property or building a new housing
development, especially if the housing development
provides for underserved communities. The Foundation accepts online letters of intent for this program
throughout the year.
Maine Community Foundation’s Community
Building Grant Program supports projects that help to
build and strengthen Maine communities. The grant
program provides Capacity Building Grants to
strengthen an organization’s operations or strategic
focus. These grants can also be used to support staff
time, a key component for a community land trust to
getting a community development effort off the
ground. The grant program also provides grants for
capital expenses, such as tools, computers, and building renovations. A Capacity Building Grant would be
an opportunity for a community land trust to develop
support staff and build capacity for additional fundraising and development opportunities. Grants are
available for up to $10,000 and are for one year of
support. To apply, organizations complete an online
grant application by February 15 each year.
TD Charitable Foundation makes contributions
to communities within our marketplace. Employees
identify opportunities to strengthen the communities
where each branch is located through community
development and service programs. A good fit for a
community land trust is TD Charitable Foundation’s
Housing for Everyone grant competition. The Housing
for Everyone grant competition runs from late June to
late August and winners are announced in November.
To apply, the foundation recommends getting in touch
with the local branch for application materials.

Sustainable communities are beginning to recognize that government resources are vastly insufficient
in addressing the world’s biggest social problems. The
world’s limited philanthropic organizations supplement social services funding, however, these sources
have limits as well. A Social Impact Bond (SIB) is a
relatively new funding mechanism in the United States
that offers an innovative way to pay for long reaching
social service programs through governments borrowing against their current reactionary program spending. Sometimes called “Pay for Success Bonds,” SIBs
fund the implementation of success-proven programs
that take social service programs further in their
achievements and break the cyclical habit of funding
crisis-driven services at the local government level.
Their core feature is in the provision of funding for
prevention and early intervention programs that reduce
the need for costly government spending on remediation institutions and services. By aligning the interests
of social service providers, government responsibilities
and private investors, SIBs have the capacity to resolve
underfunding at the programmatic level and the
ability to alleviate high level spending on reactionary
government social services.
Governments spend taxpayer dollars on social
service programs that aid underserved populations, but
their budgets do not typically allow for spending on
preventative programs that could potentially resolve
the on-going demand for certain reactionary social
services. Some examples of reactionary spending
include spending on prisons, homeless shelters, and
school resource officers, while preventative programs
that would reduce reactionary spending of these
examples include behavioral therapy programs for
inmates leaving prison to reduce the cycle of reoffending and returning to prison, supportive housing developments to assist chronically homeless individuals
maintain permanent housing, and conflict resolution
or restorative justice initiatives in public schools to
reduce school violence and juvenile corrections contact.
SIBs join the efforts of social service providers,
government agencies, and private investors to create
new lines of funding for sorely needed preventative
social service programs. After initial SIB contract
initiation, the lifecycle of an SIB works as follows:

Social Impact Bonds
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• An intermediary issues the SIB and raises
capital from private investors interested in
making long-term investment. An intermediary

is an integral part of initiating and evaluating an
SIB, as will be discussed further.
• The intermediary transfers the capital to the
service provider so that they can proceed with
their programming.
• The provision of the program improves social
outcomes and reduces demand for government
reactionary programs.
• An evaluator determines whether the program
has saved money by assessing the economic
impact of the service provided. If savings has
been determined, the government repays a
percentage of the savings and realizes the
additional percentage as its own savings. If the
outcomes are not realized, the government does
not have to repay the bond. Investors will need
to understand SIBs can be risky.
• If the program has been successful in improving
outcomes at the end of the programming period,
the investors would be repaid both their principle and a rate of return based on the overall
savings the program achieved. Generally, the
better the outcomes, the higher the rate of
return for the investors.11
Once complete, and especially if successful, the
government has the option to extend the program,
either independently or by executing another SIB.
History and Application
Social Finance, Ltd. launched the first SIB in the
United Kingdom in September 2010. The program the
SIB financed was targeted at reducing prison recidivism, the rate at which released prisoners reoffend and
return to prison. Social Finance issued the bond with
an eight-year term and is currently in the middle of
the term. Investor payments are scheduled for years
four, six and eight with the potential for a 2.5% to 13%
return on the investment. Typical government corrections planning does not have the available funding to
introduce a program that might reduce long-term
corrections spending. Instead, local governments tend
to be stuck in a cycle of spending on corrections
without the financial capacity to invest in programs
that affect future spending in the area of criminal
justice. This SIB will give the local government the
opportunity to reduce the need for expensive correc11—A New Tool for Scaling Impact: How Social Impact Bond
can Mobilize Private Capital to Advance Social Good, Social
Finance, Inc., 2012.

tions spending in the long-term, while the social
impact of the implemented program improves the lives
of released prisoners and the safety of the larger
community for the immediate-term. Social Finance,
Ltd. since established Social Finance, Inc. in January
2011 with the intention of proceeding with more SIBs.
Other historic gains for SIBs include Australia
releasing a request for proposals for SIBs in September
2011, and the U.S. president proposing $100 million
in funding for SIBs in the FY 2012 budget. In 2012,
The Commonwealth of Massachusetts issued a Request of Response for performance-based financing to
expand support for chronically homeless adults and
youth exiting the juvenile justice system. The only SIB
in operation in the United States so far is a current
New York City SIB organized around a behavioral
therapy program for juvenile offenders incarcerated at
and transitioning from Rikers Island jail. The New
York City SIB was launched in 2012 and financed
Adolescent Behavioral Learning Experience (ABLE),
a cognitive behavioral therapy program designed to
reduce recidivism among incarcerated young people.
New York City currently spends over $1 billion annually to operate its jails so reducing recidivism among
the city’s youngest offenders will be a benefit to the
municipal budget and will consequently improve
future crime rates, a real win-win.
The Harvard Kennedy School in Cambridge,
MA has a social impact bond technical assistance lab
and works with organizations developing social impact
bonds, from creating a program to assessing the
economic impact for investors. Applications are accepted in the fall and 2015 application materials
should be available on their web site soon (http://
siblab.hks.harvard.edu)
Build the Impact Investing Sector: Reduce Pressure
on Government Spending & Actualize Social Services Program Success
The City of Portland faces a housing shortage and
there is currently high demand for many types of
housing. As mentioned in the City of Portland funding sources section, City officials are eager to partner
with housing developers and are actively working to
alleviate barriers to development in the city, especially
for affordable housing development. Providing affordable housing for its residents is a responsibility of the
city and one they struggle with because of the current
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negotiations on general assistance reimbursement from
the State of Maine. Additional funding cuts at the
federal level, the potential to lose state revenue sharing, and the pressure non-profits might face by paying
property taxes to the city will only increase the need
for independent investors to look to social service
investing as the only responsible financial opportunity.
Validating the results of SIBs is one of the most
important pieces to building the impact investing
sector. To encourage private investing, a funded SIB
project should include easily measured outcomes and,
preferably, potential for high return on investment.
More pilot SIBs in the United States will make the
financial vehicle more familiar with investors looking
for opportunities to invest in social service areas and
realize a competitive rate of return for their efforts.
There are currently no SIB issuing authorities in
Maine, but CEI has parts of the investment mechanism in place with their venture capital program. CEI
brings private investor funds to finance social service
programs that might not get funded otherwise. Their
investors see a low rate of return (0-3%) based on the
length of time and dollar amount they invest. At this
point, local government has not been included in
investment discussions and the idea of issuing a bond
against a social service program would be extremely
progressive.
Merging current government need and enthusiasm for new housing players with the community’s
established community development corporation’s
investing partnerships would be a progressive move.
Capacity building for the land trust will have to
include fund raising for working capital so that grant
writing can be a regular part of their capital campaign.
Working with a community development financial
institution for technical assistance and bridge or gap
loans, in combination with grant funding opportunities, should begin to get the land trust into a better
financial position to fully enter the housing market in
Portland.
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Appendix: B-2 Zoning
Division 10. B-2 and B-2B
Community Business Zones*

*Editor’s note—Ord. No. 293-88, adopted Apr.
4, 1988, with an effective date of July 1, 1988, repealed
§§ 14-181—14-187 of Div. 10, B-2 Business Zone, of
this article and enacted in lieu thereof similar new
provisions as set out in §§ 14-181—14-187. Formerly,
such sections derived from §§ 602.9.A—602.9.G of
the city’s 1968 Code and from Ord. No. 74-72, adopted Mar. 6, 1972; Ord. No. 499-74, § 4, adopted Aug.
19, 1974; Ord. No. 334-76, § 6, adopted July 7, 1976;
and Ord. No. 274-77, adopted May 16, 1977.
----Sec. 14-181. Purpose.
(a) B-2 Community Business Zone
is:

The purpose of the B-2 community business zone

1. To provide appropriate locations for the development and operation of community centers offering a
mixture of commercial uses, housing and services
serving the adjoining neighborhoods and the larger
community.
2. The variety, sites and intensity of the permitted
commercial uses in the B-2 zone are intended to be
greater than those permitted in the B-1 neighborhood
business zone.
3. The B-2 zone will provide a broad range of
goods and services and general businesses with a
mixture of large and small buildings such as grocery
stores, shops and services located in major shopping
centers and along arterial streets. Such establishments
should be readily accessible by automobile, by pedestrians and by bicycle. Development in the B-2 zone
should relate to the surrounding neighborhoods by
design, orientation, and circulation patterns.
4. 4. The B-2 and B-2b will provide locations for
moderate to high density housing in urban neighborhoods along arterials.

hood and community retail, business and service
establishments that are oriented to and built close to
the street. The B-2b zone is appropriate in areas where
a more compact urban development pattern exists such
as on-peninsula or in areas off-peninsula where a
neighborhood compatible commercial district is
established which exhibits a pedestrian scale and
character. Such locations may include the peninsula
and other arterials and intersections with an existing
urban or neighborhood oriented building pattern.
(c) B-2c Community Business Zone
To protect and enhance the quiet enjoyment of
adjoining residential neighborhoods from the impacts
of businesses that serve liquor and from other uses that
are incompatible with adjoining neighborhoods due to
noise.
(Ord. No. 293-88, 4-4-88; Ord. No. 25, 7-07-99:
emergency enactment of 120-day moratorium, effective 7/07/99 thru 11/04/99; Ord. No. 94A, 11-01-99:
emergency enactment of 44-day extension of moratorium enacted on 7-07-99, effective date 11/01/99 thru
12/15/99; Ord. No. 94-99, 11-15-99; Substitute Ord.
No. 189-00, §2, 4-24-00; Ord. No. 151-03/04,
02/23/04; Ord. No. 244-09/10, 6-21-10)
----*Editor’s Note: Order No. 25, adopted 7-07-99,
enacted an emergency 120-day moratorium on drivethrough facilities on lots in B-2 Zone adjacent to lots
with residential uses effective 7-07-99 through 11-199; Ord. No. 94A, adopted 11-01-99 extended the
moratorium on said drive-through facilities through
December 15, 1999.
----Sec. 14-182. Permitted uses.
The following uses are permitted in the B-2, B-2b
and B-2c zones except that any use involving a drivethrough is prohibited in these zones unless otherwise
provided in section 14-183:
(a) Residential:
ings;

(b) B-2b Community Business Zone
The B-2b zone is intended to provide neighbor-

1. Attached single-family and two-family dwell2. Multi-family dwellings;
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3. Handicapped family units;

size;

4. Combined living/working spaces including,
but not limited to, artist residences with studio space;
and

18. Drive-throughs associated with a permitted
use in the B-2 zone provided that such do not include
drive-throughs on any lot adjacent to any residential
use or zone. For purposes of this section, only, “adjacent to” shall include uses across a street if within 100
feet of the subject lot boundary;

(b) Business:
1. General, business and professional offices, as
defined in section 14-47;

19. Registered medical marijuana dispensaries.

2. Personal services, as defined in section 14-47;

(c) Institutional:

3. Offices of building tradesmen;

1. Long term, extended and intermediate care
facility;

4. Retail establishments;

2. Clinics, as defined in section 14-47;

5. Restaurants, except that restaurants shall close
for all purposes including the service of alcohol no
later than 11:00 p.m.;

3. Places of assembly;

6. Drinking establishments, except that drinking
establishment as defined in section 14-47, and bars as
defined in section 14-217.5 (a)(1), shall not be permitted in the B-2c zone;

4. Kindergarten, elementary, middle and secondary schools;
5. College, university, trade schools; and
6. Municipal buildings and uses.

7. Billiard parlors;

(d) Other:

8. Mortuaries or funeral homes;
9. Miscellaneous repair services, excluding motor
vehicle repair services;
10. Communication studios or broadcast and
receiving facilities;
11. Health clubs and gymnasiums;

2. Day care facilities or babysitting services;
3. Utility substations, as defined in section 14-47,
subject to the requirements of article V (site plan),
sections 14-522 and 14-523 notwithstanding;
4. Accessory uses, as provided in section 14-404;

12. Veterinary hospitals, but excluding outdoor
kennels;
14. Hotels or motels of less than one hundred

5. Bed and breakfast, subject to the standards of
article V (site plan), sections 14-522 and 14-523 notwithstanding. A bed and breakfast may include a
meeting facility if the facility meets the following
standards:

(150) rooms;

5.a. The meeting facility shall be limited to the
following types of uses:

13. Theaters and performance halls;
fifty

1. Lodging houses;

15. Dairies in existence as of November 15, 1999;
16. Bakeries in existence as of November 15,
1999;

5.a.i. Private parties.
5.a.ii. Business meetings.

17. Bakeries established after November 15, 1999,
provided the bakeries include retail sales within the
principal structures. Bakeries in the B-2b zone shall be
no greater than seven thousand (7,000) square feet in
,51.

5.a.iii. Weddings.
5.a.iv. Receptions.
5.a.v. Seminars.

5.a.vi. Business and educational conferences.
5.b. The building in which the bed and breakfast
and the meeting facility will be located was in existence on March 3, 1997, and was greater than four
thousand (4,000) square feet in floor area on that date.
6. Studios for artists and craftspeople, provided
that the area of such studios does not exceed four
thousand (4000) square feet for each studio space.
7. Hostels, provided the applicant submits a site
plan and operations plan demonstrating compliance
with the following conditions:

(a) Business. Any of the following conditional
uses, provided that, notwithstanding section 14-474(a)
of this article or any other provision of this code, the
Planning Board shall be substituted for the board of
appeals as the reviewing authority over conditional
business uses:
1. Major and minor auto service stations in the
B-2 zone, only;
2. Major or minor auto service stations in the
B-2b zone in existence as of November 15, 1999;

7.a. All applicable provisions of Article V of this
chapter shall be met.
7.b. Parking shall be provided in compliance with
Division 20 of this Article.
7.c. No unaccompanied minors under the age of
eighteen (18) shall be permitted in the facility.

3. Car washes;
4. Drive-throughs in the B-2 zone which are
adjacent to any residential use or zone; and
5. Automobile dealerships.

7.d. The length of stay for transient guests shall
not exceed fifteen (15) days out of any sixty-day
period.
7.e. The building shall meet the applicable occupant load requirements as defined by the International
Building Code and the NFPA Life Safety Code, as
such codes are amended or adopted by the city.
8. Wind energy systems, as define and allowed in
Article X, Alternative Energy.
(Ord. No. 293-88, 4-4-88; Ord. No. 39-96, § 2,
10-7-96; Ord. No. 125-97, § 6, 3-3-97; Ord. No.
164-97, § 2, 12-1-97; Ord. No. 25, 7-07-99: emergency enactment of 120-day moratorium, effective 7/07/99
thru 11/04/99; Ord. No. 94A, 11-01-99: emergency
enactment of 44-day extension of moratorium enacted
on 7-07-99, effective date 11/01/99 thru 12/15/99;
Ord. No. 94-99, 11-15-99; Ord. No. 118-00, 11-2000; Ord. No. 151-03/04, 02/23/04; Ord. No. 12709/10, 1-4-10 emergency passage; Ord. No. 24409/10, 6-21-10; Ord. No. 283-09/10, 7-19-10
emergency passage; Ord. 10 10/11, 8-2-10; Ord. No.
279-09/10, 6-6-11; Ord. No. 33-11/12, 1-18-12; Ord.
No. 113-11/12, 2-22-12; Ord. No. 41-12/13, 9-5-12;
Ord. No. 263-13/14, 6-16-14; Ord. 90-14/15, 11-172014)
Sec. 14-183. Conditional uses.

The following uses are permitted in the B-2,B-2b
and B-2c zone, as provided in section 14-474 (conditional uses), if they meet the following requirements:

In addition to approval by the Planning Board
with respect to the requirements of article V (site
plan), sections 14-522 and 14-523 notwithstanding,
these uses shall comply with the following conditions
and standards in addition to the provisions of section
14-474:
5.a. Signs: Signs shall not adversely affect visibility at intersections or access drives. Such signs shall be
constructed, installed and maintained so as to ensure
the safety of the public. Such signs shall advertise only
services or goods available on the premises.
5.b. Circulation: No ingress and egress driveways
shall be located within thirty (30) feet from an intersection. No entrance or exit for vehicles shall be in
such proximity to a playground, school, church, other
places of public assembly, or any residential zone that
the nearness poses a threat or potential danger to the
safety of the public.
6. Drive-throughs, where permitted, shall also
specifically comply with the following conditions:
6.a. Location of Drive-throughs: Features, such
as windows, vacuum cleaners and menu/order boards,
stacking lanes, must be placed, where practicable, to
the side and rear of the principal building except
where such placement will be detrimental to an adjacent residential zone or use, and shall be located no
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nearer than forty (40) feet from any adjoining property
located in a residential zone. This distance shall be
measured from the outermost edge of the outside
drive-through feature to such property line. In addition, drive-through features shall not extend nearer
than twenty- five (25) feet to the street line. The site
must have adequate stacking capacity for vehicles waiting to use these service features without impeding
vehicular circulation or creating hazards to vehicular
circulation on adjoining streets.
6.b. Noise: Any speakers, intercom systems, or
other audible means of communication shall not play
prerecorded messages. Any speakers, intercom systems, audible signals, computer prompts, or other noises generated by the drive-through services or fixtures
shall not exceed 55 dB or shall be undetectable above
the ambient noise level as measured by a noise meter at
the property line, whichever is greater.
6.c. Lighting: Drive-through facilities shall be
designed so that site and vehicular light sources shall
not unreasonably spill over or be directed onto adjacent
residential properties and shall otherwise conform to
the lighting standards set forth in 14-526.
6.d. Screening and Enclosure: Where automobiles may queue, waiting for drive-through services,
their impacts must be substantially mitigated to
protect adjacent residential properties from headlight
glare, exhaust fumes, noise, etc. As deemed necessary
by the reviewing authority, mitigation measures shall
consist of installation of solid fencing with landscaping
along any residential property line which is exposed to
the drive-through or the enclosure of the drivethrough fixtures and lanes so as to buffer abutting
residential properties and to further contain all associated impacts; and
6.e. Pedestrian access: Drive-through lanes shall
be designed and placed to minimize crossing principal
pedestrian access-ways or otherwise impeding pedestrian access.
6.f. Hours of Operation: The Board, as part of its
review, may take into consideration the impact hours
of operation may have on adjoining uses.
6.g. Conditions specific to major or minor auto
service stations, car washes and automobile dealerships:
6.g.i. A landscaped buffer, no less than five

(5) feet wide, shall be located along street frontages (excluding driveways). The buffer shall consist of a
variety of plantings in accordance with the City of
Portland Technical Manual;
6.g.ii. Car washes shall be designed to avoid the
tracking of residual waters into the street.
(b) Other:
1. Printing and publishing establishments except
as provided in subsection b. below;
2. Printing and publishing establishments in
continuous operation at their current location since
April 4, 1988, or earlier and which exceeded ten
thousand (10,000) square feet of aggregate gross floor
area at that time;
3. Wholesale distribution establishments; and
4. Research and development and related production establishments.
Uses listed in this paragraph (b) (other) 1, 3 and
4 shall be limited to ten thousand (10,000) square
feet of aggregate gross floor area, and uses listed in
this paragraph (b) (other) 1, 2, 3 and 4 shall be subject
to the following conditions and standards in addition
to the provision of section 14-474:
a. Traffic circulation: The site shall have an
adequate traffic circulation pattern designed to avoid
hazards to vehicular circulation on adjoining streets.
All stacking of motor vehicles shall be on site, and
loading facilities shall be located to the rear of the
building and shall not be visible from the street.
b. Building and site design: The exterior design of
the structures, including architectural style, facade
materials, roof pitch, building form, established setbacks and height, shall be of a commercial rather than
industrial character. The site shall contain screening
and landscaping which shall meet the requirements of
section 14-526 for screening between land uses and
the City of Portland Technical Manual.
5. Temporary wind anemometer towers, as
defined in Sec 14-47, are permitted provided the
following standards are met in addition to Sec 14-430:
5.a. Towers may be installed for the purpose of
wind data collection for no more than two (2) years
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after the issuance of a Certificate of Occupancy for the
tower. At the conclusion of the aforementioned two (2)
years, the tower must be dismantled and removed from
the site within sixty (60) days; and
5.b. Towers shall be constructed according to
plans and specifications stamped by a licensed professional engineer, which shall be provided to the Board
of Appeals with the application; and
5.c. Towers shall be set back from habitable
buildings by a distance equal to 1.1 times the tower
height; and

Sec. 14-184. Prohibited uses.

5.d. The applicant shall provide a safety report
prepared and stamped by a licensed professional
engineer to the Board of Appeals with their application for conditional use, which demonstrates how the
proposed temporary wind anemometer tower is safe in
terms of strength, stability, security, grounding, icing
impacts and maintenance; and
5.e. The applicant shall provide evidence of
commercial general liability insurance, such insurance
to be satisfactory to Corporation Counsel and cover
damage or injury resulting from construction, operation or dismantling of any part of the temporary wind
anemometer tower; and
5.f. Towers and associated guy wires shall be sited
to minimize their prominence from and impacts on
public ways (including pedestrian ways); and
5.g. Towers shall be used for installing anemometers and similar devices at a range of heights from the
ground to measure wind characteristics (speed, direction, frequency) and related meteorological data, but
shall not be used for any other purpose; and
5.h. A performance guarantee shall be required
for the cost of removal of the tower, guy wires and
anchors. This requirement may be satisfied by surety
bond, letter of credit, escrow account or by evidence,
acceptable to the City, or the financial and technical
ability and commitment of the applicant or its agents
to remove the facility at the end of the use period.

um, effective 7/07/99 thru 11/04/99; Ord. No. 94A,
11-01-99: emergency enactment of 44-day extension of
moratorium enacted on 7-07-99, effective date
11/01/99 thru 12/15/99; Ord. No. 94-99, 11-15-99;
Ord. No. 151-03/04, 02-23-04; Ord. No. 29-09/10,
8-3-09, emergency passage; Ord. No. 276 -09/10,
7-19-10; Ord. No. 278-09/10, 7-19-10; Ord. No. 10
10/11, 8-2-10; Ord. No. 33-11/12, 1-18-12; Ord. 90,
11-17-2014)
Uses not enumerated in sections 14-182 and
14-183 as either permitted uses or conditional uses are
prohibited.
(Ord. No. 293-88, 4-4-88)
Sec. 14-185. Dimensional requirements.
In addition to the provisions of division 25 (space
and bulk regulations and exceptions) of this article,
lots in the B-2, B-2b, and B-2c zones shall meet the
following dimensional requirements:
Minimum Lot Size
Minimum Street Frontage
Front Yard Setback
Minimum
Rear Yard Setback
Minimum
Side Yard Setback Minimum
Side Yard on Side Street
Setback Minimum
Front Yard Maximum1

6. Wind energy systems, as defined and allowed
in Article X, Alternative Energy.
(Ord. No. 293-88, 4-4-88; Ord. No. 16-92,
6-15-92; Ord. No. 39-96, § 3, 10-7-96; Ord. No. 25,
7-07-99: emergency enactment of 120-day moratori,54.

None
20 feet
None
10 feet, except as provided for below: a. 5 feet for
accessory structures
None required, except as
provided for below: a. 5
feet for accessory structures
None
No more than 10 feet,
except that the Planning Board or Planning
Authority may approve
a different amount for
irregularly shaped lots
or lots with frontage less
than 40 feet provided this
standard is met to the
maximum extent practicable.2

Structure Stepbacks

Height maximum

Maximum Impervious
Surface Ratio

Minimum Lot Area per
Dwelling Unit

Portions of a structure
above 35 feet shall be no
closer than 5 feet from
the side property line and
no closer than 15 feet
from the rear property
line when such property
line abuts a residential
zone.
45 feet except as provided for below: a. 50 feet
if first floor is partially
or wholly occupied by
a commercial use. b. 65
feet in B-2 and B-2c
zones on lots >5 acres
provided that all setbacks, except for front
yard setbacks and side
yard on side street setbacks, increase by 1 foot
for each foot of height
over 45 feet. c. 65 feet
within 65 feet of Franklin St.
a. For residential uses:
None b. For all other
permitted uses: 80% in
B-2 and B-2c c. For all
other permitted uses:
90% in B- 2b
a. Off-peninsula locations, as defined in
section 14-47: 1,500
square feet, except as
provided for in (b) below.
b. On-peninsula locations (as per 14-47) and
projects with active street
frontages, as defined in
section 14-188, below:
435 square feet.

1 Building additions do not have to meet this section.

(Ord. No. 293-88, 4-4-88; Ord. No. 52-96, § 2,
7-15-96; Ord. No. 94-99, 11- 15-99; Ord. No. (Substitute)189-00, §3, 4-24-00; Ord. No. 151-03/04,
02/23/04; Ord. No. 244-09/10, 6-21-10; Ord. No.
41-12/13, 9-5-12; Ord. No. 163-13/14, 6-16-14; Ord.
90-14/15, 11-17-2014)
Sec. 14-186. Other requirements.
All nonresidential uses in the B-2 and B-2b zone
shall meet the requirements of division 25 (space and
bulk regulations and exceptions) of this article in
addition to the following requirements:
(a) Landscaping and screening: The site shall be
suitably landscaped for parking, surrounding uses and
accessory site elements, including storage and solid
waste receptacles where required by article IV (subdivisions) and article V (site plan).
(b) Curbs and sidewalks: Curbs and sidewalks as
specified in article VI of chapter 25.
(c) Off-street parking and loading: Off-street
parking and loading are required by division 20 and
division 21 of this article;
(d) Front yard parking: There shall be no offstreet parking in the front yard between the street line
and the required minimum setback line in the B-2,
B-2b and B-2c. Where existing buildings exceed the
minimum front yard setback, a maximum of ten (10)
percent of the total parking provided on the site may
be located between the principal structure and the
street.
(e) Signs: Signs shall be subject to the provisions
of division 22 of this article.
(f) Exterior storage: There shall be no exterior
storage with the exception of fully enclosed containers
or receptacles for solid waste disposal. Such containers
or receptacles shall be shown on the approved site
plan. Vehicles or truck trailers with or without wheels
shall not be used for on-site storage (1) except where
such storage is located in a designated loading zone
identified on an approved site plan; or (2) such storage

2 If lot has less than 40 feet of frontage and is more than 100 feet deep then no maximum setback is required. If existing structures are
within 20 feet of the street or meet the front yard maximum, and remainder of lot has less than 40 feet of frontage, then no maximum
setback is required. Where setbacks exceed 10 feet, a continuous, attractive, and pedestrian-scaled edge treatment shall be constructed
along the street, consisting of street trees spaced at no more than 15 feet on center, approved by City arborist, and a combinations of
landscaping no less than 4 feet deep, ornamental brick or stone walls or ornamental fencing.

,55.

is not visible from the street or adjacent residences
during winter months and such storage area is identified on an approved site plan. Truck load sales shall
not be considered outside storage provided that such
activity does not extend beyond three (3) consecutive
days nor occurs more frequently than three (3) times a
calendar year.
(g) Storage of vehicles: Storage of vehicles is
subject to the provisions of section 14-335.
(h) Shoreland and flood plain management
regulations: If the lot is located in a shoreland zone or
in a flood hazard zone, then the requirements of
division 26 and/or division 26.5 apply.
(Ord. No. 293-88, 4-4-88; Ord. No. 51-96,
7-15-96; Ord. No. 94-99, 11-15-99; Substitute Ord.
No. 189-00, §4, 4-24-00; Ord. No. 151-03/04,
02/23/04; Ord. No. 263-13/14, 6-16-14)

density in excess of twenty (20) percent opacity level as
classified in Method 9 (Visible Emissions) of the
Opacity Evaluation System of the U.S. Environmental
Protection Agency.
(f) Materials or wastes: No materials or wastes
shall be deposited on any lot in such form or manner
that they may be transferred beyond the lot boundaries
by natural causes or forces. All material which might
cause fumes or dust, or constitute a fire hazard if
stored out-of-doors, shall be only in closed containers.
Areas attracting large numbers of birds, rodents or
insects are prohibited.
(Ord. No. 293-88, 4-4-88; Ord. No. 94-99,
11-15-99; Ord. No. 03/04, 02/23/04)
Sec. 14-188. Active street frontages

Sec. 14-187. External effects.
Every use in a B-2, B-2b and B-2c zone shall be
subject to the following requirements:
(a) Enclosed structure: The use shall be operated
within a completely enclosed structure except for those
specific open air activities licensed by the City, including but not limited to outdoor seating, sidewalk sales,
etc.
(b) Noise: Except as provided in 14-183(1)(iii)(2)
(relating to Drive-throughs), the volume of sound,
measured by a sound level meter with frequency
weighting network (manufactured according to standards prescribed by the American Standards Association), generated shall not exceed sixty (60) decibels on
the A scale between 7:00

A building will be determined to have an active
street frontage upon meeting the following guidelines
to the greatest extent practicable as determined by the
Planning Board or Planning Authority: the primary
building façade shall be within ten feet of the front
street line; there shall be no parking on the lot within
35 feet of the front street line; no more than 25% of
the first floor primary façade shall consist of access to
garages, unutilized spacke, service entrances, storage
or mechanicals, and the remaining minimum 75%
shall have an average depth of a minimum of 20 feet
for residential or commercial uses; all primary ground
floor entries to multi-family buildings must orient to
street, not to interior blocks or parking lots.

a.m. and 9:00 p.m. and fifty-five (55) decibels on
the A scale between 9:00 p.m. and 7:00 a.m., on
impulse (less than one (1) second), at lot boundaries,
excepting air raid sirens and similar warning devices.
(c) Vibration and heat: Vibration inherently and
recurrently generated and heat shall be imperceptible
without instruments at lot boundaries.
(d) Glare, radiation or fumes: Glare, radiation or
fumes shall not be emitted to an obnoxious or dangerous degree beyond lot boundaries.
(e) Smoke: Smoke shall not be emitted at a
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(Ord. No. 263-13/14, 6-16-14)

Appendix: R-6 Zoning

DIVISION 7. R-6 AND R-6A
RESIDENTIAL ZONES*
---------*Editor’s note--Ord. No. 538-84, adopted May 7,
1984, repealed Div. 7, §§ 14-131--14-134, and enacted
a new Div. 9, §§ 14-135--14-139, 14-145. However, in
order to avoid duplication of division numbers and in
consultation with the city, the provision has been
included as Div. 7.
---------Sec. 14-135. Purpose.
The purpose of the R-6 residential zone is:
(a) To set aside areas on the peninsula for housing
characterized primarily by multifamily dwellings at a
high density providing a wide range of housing for
differing types of households; and to conserve the
existing housing stock and residential character of
neighborhoods by controlling the scale and external
impacts of professional offices and other nonresidential
uses.
(b) In cases of qualifying small, vacant, underutilized lots located in the urban residential and business
zone, to encourage new housing development consistent with the compact lot development pattern typically found on the peninsula.
The purpose of the R-6A residential zone is:
(c) To encourage neighborhood livability with
higher density multi-family housing on large parcels
located off the peninsula. The zone is appropriate in
areas that are along major public transportation routes,
near service areas, and in redevelopment (underutilized) or infill areas.
(Ord. No. 538-84, 5-7-84; Ord. No. 78-03/04,
10-20-03; Ord. No. 73-14/15, 10-20-2014)
Sec. 14-136. Permitted uses.
The following uses are permitted in the R-6 and
R-6A residential zones:
(a) Residential:

1. Single- and two-family dwellings. No building
reviewed as a two-family dwelling in accordance with
section article V (site plan) of this chapter shall be
altered to include any additional dwelling unit within
five (5) years from the date of issuance of the building
permit. Any building reviewed as a two-family dwelling in accordance with article V (site plan) of this
chapter or not reviewed under article V, which is
altered or enlarged to include any additional dwelling
unit after this five-year period, shall be reviewed as a
pursuant to article V of this chapter.
2. Multifamily dwellings, provided that any
alteration of a structure in residential use on December
2, 1987:
2.a. Shall not result in the creation of any additional dwelling unit of less than six hundred (600)
square feet of floor area, exclusive of common hallways
and storage in basement and attic; and
2.b. Shall not result in any existing dwelling unit
being reduced in size to less than one thousand (1,000)
square feet of floor area, exclusive of common areas
and storage in basement and attic;
2.c. Parking shall be provided as required by
division 20 of this article;
2.d. No open outside stairways or fire escapes
above the ground floor shall be constructed;
2.e. A below-grade dwelling unit shall be permitted only if access is provided directly to the outside of
the building;
2.f. Such development shall be subject to article V
(site plan) of this chapter for site plan review and
approval.
3. Handicapped family unit, as defined in section
14-47 (definitions) of this article, for handicapped
persons plus staff.
4. Single-family, multiple-component manufactured housing, as defined in section 14-47 (definitions)
of this article, except in a National Register Historic
District.

5. Single-family, single-component manufactured
housing, as defined in section 14-47 (definitions) of
this article, on individual lots under separate and
distinct ownership, except in a National Register
Historic District, provided that each unit meets the
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performance standards listed below:

1. Lodging house;

5.a. More than half of the roof area of each unit
shall be a double pitched Class C rated shingled roof
with a minimum pitch of 3/12.

2. Cemeteries;

5.b. Each unit shall be installed on a full foundation or a concrete frost wail in accordance with all
applicable codes and regulations. Any hitch or tow bar
shall be removed from the unit after it is placed on its
foundation or frost wall. In the case of a frost wall,
vermin proof skirting shall be installed on all sides of
the unit. The skirting may consist of either (a) concrete
or masonry block or (b) manufactured skirting. If
concrete or masonry block skirting is installed, either
the exterior siding of the unit shall extend within one
(1) foot of grade or decorative masonry siding shall be
applied.
If manufactured skirting material is installed, the
color shall be identical to or compatible with the
exterior siding of the unit.
5.c. Each unit shall have exterior siding that is
residential in appearance, including but not limited to
natural materials such as wood clapboards or shakes,
or exterior materials which simulate wood. Clapboards
or simulated clapboards shall have less than eight (8)
inches of exposure and sheet metal type siding shall
not be permitted.
5.d. Each unit shall have the long side of the unit
parallel to the street line where the required street
frontage is met.
5.e. Each unit shall be provided with at least two
(2) trees meeting the city’s arboricultural specifications and which are clearly visible from the street
line and are located so as to visually widen the narrow
dimension or proportion of the unit.
5.f. Each unit shall have all fuel oil supply systems constructed and installed within the foundation
wall or underground in accordance with all applicable
codes and regulations.
5.g. No unit shall be horizontally or vertically
attached to any other unit or other structure, provided
however, that this provision shall not be deemed to
prohibit building additions, such as porches, garages,
room additions or solar greenhouses.
(b) Other:

3. Parks, and other active and passive noncommercial recreation spaces;
4. Accessory uses customarily incidental and
subordinate to the location, function, and operation of
principal uses, subject to the provisions of section
14-404 (accessory use) of this article;
5. Home occupation subject to the provisions of
section 14-410 (home occupation) of this article;
6. Municipal uses, excluding those specifically set
forth in section 14-137 of this division;
7. Special needs independent living units, provided that a building housing special needs independent
living units shall not house other types of residential
or other permitted uses. The owner of a special needs
independent living unit building shall file in the
Cumberland County Registry of Deeds a statement
under oath that the building is a special needs independent living unit building and that any future
change of use to a permitted residential use shall
require a change in use review by the City of Portland
and a decrease in the number of units in the building
in accordance with the Portland City Code, chapter
14. The owner shall file proof of such recording with
the building inspections division prior to the issuance
of any certificates of occupancy for the new uses.
8. Conversion of a structure existing on March 3,
1997, into a bed and breakfast with up to four (4) guest
rooms, subject to the standards of article V (site plan).
9. Hostels, provided the applicant submits a site
plan and operations plan demonstrating compliance
with the following conditions:
a. No more than ten (10) overnight transient
guests shall be permitted in the facility at any one
time.
b. All applicable provisions of Article V of this
chapter shall be met.
c. Parking shall be provided in compliance with
Division 20 of this Article.
d. No unaccompanied minors under the age of
eighteen (18) shall be permitted in the facility.
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e. The length of stay for transient guests shall not
exceed fifteen (15) days out of any sixty-day period.
f. An owner, manager or operator shall live in the
building as a permanent resident.
g. The building shall meet the applicable occupant load requirements as defined by the International
Building Code and the NFPA Life Safety Code, as
such codes are amended or adopted by the city.
10. Wind energy systems, as defined and allowed
in Article X, Alternative Energy.
(Ord. No. 538-84, 5-7-84; Ord. No. 267-84, § 1,
12-17-84; Ord. No. 67-87, § 4, 11-2-87; Ord. No.
85-88, §§ 1, 2, 7-19-88; Ord. No. 86A-89, § 7, 8-2189; Ord. No. 95-89, § 2, 9-6-89; Ord. No. 279-90, §
2, 3-19-90; Ord. No. 33-91, § 8, 1-23-91; Ord. No.
33A-91, § 6, 4-17-91; Ord. No. 125-97, § 2, 3-3-97;
Ord. No. 278-09/10, 7-19-10; Ord. No. 279-09/10,
6-6-11; Ord. No. 33-11/12, 1-18-12; Ord. No. 7314/15, 10-20-2014)

section 14-47 of this article, for up to twelve (12)
individuals, plus staff, and serving a primary population which is not handicapped persons, parolees,
persons involved in correctional prerelease programs,
or current illegal drug users, provided that:
2.a. A sheltered care group home shall not be
located within five hundred (500) feet of another, as
measured along street lines to the respective property
lines.
2.b. There shall be no open outside stairways or
fire escapes above the ground floor.
2.c. The facility shall make provision for adequate
on-site staffing and supervision of residents in accordance with applicable state licensing requirements. If a
facility is not licensed by the state, there shall be a
minimum of one (1) staff person for every ten (10)
residents or fraction thereof.

The board of appeals may impose conditions upon
a conditional use permit concerning the creation or
operation of a sheltered care group home including but
-----not limited to the following: site and building maintenance;
lighting, fencing, and other appropriate security
*Editor’s note--Ord. No. 85-88, §§ 1, 2, adopted
measures; screening and buffering of parking areas;
July 19, 1988, amended § 14-136 to read as herein set
compatibility of any additions or alterations with the
out. See also the editor’s note to Art. III of this chapter for additional provisions relative to Ord. No. 85-88. existing residential structure; compatibility of new
structures with the architectural character of the
Ord. No. 95-89, § 2, adopted Sept. 6, 1989, amended
surrounding area; and limitation on the duration of
subsection (1)a of § 14-136 to read as set out and, as
amended, further ordained “that the prohibition upon the sheltered care group home permit.
unit additions contained in this ordinance shall not
3. Conversion of a structure existing on March 3,
apply where a building permit has been issued. Addi1997, into a bed and breakfast with five (5) to nine (9)
tions proposed to such buildings shall require major
guest rooms.
site plan review and all other reviews required by this
chapter.”
(b) Institutional: Any of the following conditional
uses provided that, notwithstanding section 14-474(a)
-----(conditional uses) of this article or any other provision
of this Code, the Planning Board shall be substituted
Sec. 14-137. Conditional uses.
for the board of appeals as the reviewing authority:
The following uses shall be permitted only upon
1. Elementary, middle, and secondary school
the issuance of a conditional use permit, subject to the
except as otherwise provided in section 14-276.10;
provisions of section 14-474 (conditional uses) of this
article and any special provisions, standards or require2. a. Long-term and extended care facilities;
ments specified below:
b. Intermediate care facility for thirteen (13) or
(a) Residential:
more persons;
1. Reserved.
3. Intermediate care facility;
2. Sheltered care group homes, as defined in

4. Places of assembly;
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5. Hospital;
6. College, university, trade school.
Such uses shall be subject to the following conditions and standards in addition to the provisions of
section 14-474:
6.a. In the case of expansion onto land of existing
such uses other than the lot on which the principal use
is located, it shall be demonstrated that the proposed
use cannot reasonably be accommodated on the existing site through more efficient utilization of land or
buildings, and will not cause significant physical
encroachment into established residential areas; and
6.b. The proposed use will not cause significant
displacement or conversion of residential uses existing
as of June 1, 1983, or thereafter; and
6.c. In the case of a use or use expansion which
constitutes a combination of the above-listed uses with
capacity for concurrent operations, the applicable
minimum lot sizes shall be cumulative; and
6.d. Article V (site plan) sections 14-522 and 14523 notwithstanding, in the case of places of
assembly the proposed use shall be subject to the
requirements of article V (site plan) of this chapter;
and

2. Professional offices of a member of a recognized profession maintained for the conduct of that
profession. Professional office uses exclude personal
services, retail services, and veterinarians.
The illustrative examples that follow indicate the
type of professional offices permitted: health care
practitioner, attorney, social worker, engineer, architect, accountant, real estate agent, insurance agent.
Professional office uses shall meet the following
standards in addition to provisions of section 14-474,
except that subsections a., b., c. and d. of this section
14-137(c)2 shall not apply to the use of any building
not designed or constructed for residential use, which
was not in actual use as a residence on April 18, 1984,
or thereafter.
2.a. A professional office shall not be located
within five hundred (500) feet of another as measured
along the street line to the respective property lines.

6.e. In the case of community halls:
6.e.i. The structure was in existence as of January
4, 2010.
6.e.ii. The structure was built for institutional or
other non-residential uses;

2.b. A building with one (1) or more professional
offices shall have at least fifty (50) percent of the total
floor area of the building devoted to residential uses.
2.c. The total number of individuals working in a
building of professional offices shall not exceed the
equivalent of four (4) full-time employees.
2.d. Any additions or exterior alterations shall be
compatible with the architecture of the building and
maintain the residential appearance of the building.
Construction of a new building shall be compatible
with the architectural character of the surrounding
area.

6.e.iii. The structure is operated by, or operated
subject to the control of, a not-for- profit entity in
accordance with its not- for-profit purposes; and
6.e.iv. A parking management plan is submitted
for review and approval by the planning board; and
6.f. In the case of private club or fraternal organizations: any such establishment serving alcoholic
beverages or in possession of a license for serving
alcoholic beverages shall be located on a large lot, as
specified in the minimum lot size provisions of this
section.
(c) Other:

1. Utility substations, such as water and sewage
pumping stations and standpipes, electric power
substations, transformer stations, and telephone electronic equipment enclosures and other similar structures, provided that such uses are suitably screened and
landscaped so as to ensure compatibility with the
surrounding neighborhood;

2.e. The scale and surface area of parking, driveways, and paved areas shall be arranged and landscaped to be compatible in size and scale with neighboring properties in the area and to properly screen
vehicles from adjacent properties and streets.
2.f. Off-street parking is required as provided in
division 20 (off-street parking) of this article.
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3. Chancellery.

ii. The play area shall be located in the side and
rear yards only and shall not be located in front yards;

4. Nursery school and kindergarten.
5. Off-street parking for passenger cars for uses
permitted in the R-6 zone.
6. Day care facilities or home babysitting services
not permitted as a home occupation under section
14-410, subject to the following conditions:
6.a. The facility shall be located in a structure in
which there is one (1) or more occupied residential
units or in an existing accessory structure, unless the
facility is located in a principal structure that has not
been used as a residence in whole or in part within the
five (5) years immediately preceding the application for
a day care or home babysitting use or in a nonresidential structure accessory to the principal nonresidential
use.
6.b. The maximum capacity shall be twelve (12)
children for facilities located in residential or existing
structures accessory thereto, unless the additional
standards in subsection v. are met. There shall be no
maximum limit on the number of children in a facility
located in a principal structure that has not been used
as a residence in whole or in part within the five (5)
years immediately preceding the application for a day
care or home babysitting use, or in a nonresidential
structure accessory thereto, provided that any such
structure that serves more than twelve (12) children
shall be subject to review under article V of this
chapter.

iii. Outside play areas shall be separated from
abutting properties by a fence at least forty-eight (48)
inches in height;
iv. A ten-foot wide landscaped buffer shall be
required outside of the fenced play area, and shall be
established in accordance with the landscaping standards of the City’s Technical Standards and Guidelines;
v. The minimum lot size for a day care facility
located in a residential or existing accessory structure
and serving more than twelve (12) children shall be
twenty thousand (20,000) square feet;
vi. Off-street parking: Off-street parking is
required as provided in division 20 (off- street parking)
of this article.
vii. The maximum number of children in a day
care facility located in a residential or existing accessory structure shall be twenty-four (24); and
viii. Any additions or exterior alterations such as
facade materials, building form, roof pitch, and exterior doors shall be designed to be compatible with the
architectural style of the building and preserve the
residential appearance of the building.
7. Temporary wind anemometer towers, as defined in Sec 14-47, are permitted provided the following standards are met in addition to Sec 14-430:

6.c. Outdoor play areas shall be screened and
7.a. Towers may be installed for the purpose of
buffered from surrounding residences with landscaping wind data collection for no more than two (2) years
and/or fencing to minimize visual and noise impacts.
after the issuance of a Certificate of Occupancy for the
tower. At the conclusion of the aforementioned two (2)
6.d. Solid waste shall be stored in covered conyears, the tower must be dismantled and removed from
tainers. Such containers shall be screened on all four
the site within sixty (60) days; and
(4) sides.
6.e. Day care facilities, nursery schools and
kindergartens located either in structures that have
been in residential use within the past five (5) years or
in existing accessory structures and that serve between
thirteen
(13) and twenty-four (24) children shall meet the
following additional standards:
i. The facility shall provide a minimum of seventy-five (75) square feet of outdoor play area per child;

7.b. Towers shall be constructed according to
plans and specifications stamped by a licensed professional engineer, which shall be provided to the Board
of Appeals with the application; and

7.c. Towers shall be set back from habitable buildings by a distance equal to 1.1 times the tower height;
and
7.d. The applicant shall provide a safety report
prepared and stamped by a licensed professional
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engineer to the Board of Appeals with their application for conditional use, which demonstrates how the
proposed temporary wind anemometer tower is safe in
terms of strength, stability, security, grounding, icing
impacts and maintenance; and
7.e. The applicant shall provide evidence of
commercial general liability insurance, such insurance
to be satisfactory to Corporation Counsel and cover
damage or injury resulting from construction, operation or dismantling of any part of the temporary wind
anemometer tower; and
7.f. Towers and associated guy wires shall be sited
to minimize their prominence from and impacts on
public ways (including pedestrian ways); and
7.g. Towers shall be used for installing anemometers and similar devices at a range of heights from the
ground to measure wind characteristics (speed, direction, frequency) and related meteorological data, but
shall not be used for any other purpose; and
7.h. A performance guarantee shall be required
for the cost of removal of the tower, guy wires and
anchors. This requirement may be satisfied by surety
bond, letter of credit, escrow account or by evidence,
acceptable to the City, or the financial and technical
ability and commitment of the applicant or its agents
to remove the facility at the end of the use period.

(Ord. No. 538-84, 5-7-84; Ord. No. 267-84, § 2,
12-17-84; Ord. No. 76-85, § 8, 7-1-85; Ord. No.
85-88, § 3, 7-19-88; Ord. No. 235-91, § 13, 2-4-91;
Ord. No. 118-93, § 11, 10-18-93; Ord. No. 133-96, §
7, 11-18-96; ; Ord. No. 154-96, § 11, 12-16-96; Ord.
No. 125-97, § 3, 3-3-97; Ord. No. 232-99, §2, 3-1599; Ord. No. 77-02/03, § 2, 10-21-02; Ord. No.
29-09/10, 8-3-09 emergency passage; Ord. No. 12709/10, 1-4-10 emergency passage; Ord. No. 13809/10, 1-20-10; Ord. No. 240- 09/10, 6-21-10; Ord.
No. 9 10/11, 8-2-10; Ord. No. 149-10/11, 3-7-11; Ord.
No. 279-09/10, 6-6-11; Ord. No. 33-11/12, 1-18-12)
Sec. 14-138. Prohibited uses.

(Ord. No. 538-84, 5-7-84)
Sec. 14-139. Dimensional requirements.
(a) In addition to the provisions of division 25
(space and bulk regulations and exceptions) of this
article, lots in the R-6 and R-6A zones shall meet or
exceed the following minimum requirements:

8.a. No more than twenty (20) overnight transient guests shall be permitted in the facility at any
one time.

1. Minimum lot size:

8.b. All applicable provisions of Article V of this
chapter shall be met.
8.c. Parking shall be provided in compliance with
Division 20 of this Article.

8.e. The length of stay for transient guests shall
not exceed fifteen (15) days out of any sixty-day
period.

9. Wind energy systems, as defined and allowed
in Article X, Alternative Energy.

Uses that are not expressly enumerated herein as
either permitted uses or conditional uses are prohibited.

8. Hostels, provided the applicant submits a site
plan and operations plan demonstrating compliance
with the following conditions:

8.d. No unaccompanied minors under the age of
eighteen (18) shall be permitted in the facility.

8.g. The building shall meet the applicable occupant load requirements as defined by the International
Building Code and the NFPA Life Safety Code, as
such codes are amended or adopted by the city.

a. Residential in the R-6: Forty-five hundred
(4,500) square feet, except as provided for lots of
record in section 14-433 (lots of record and accessory
structure setbacks for existing buildings) of this article.
b. Residential in the R-6A: Four (4) acres.
c. Long-term and extended care facilities: Ten
thousand (10,000) square feet for the first nine (9)
residents plus seven hundred fifty (750) square feet for
each additional resident, up to a total of two (2) acres.
d. Intermediate care facility: One (1) acre.
e. School: Thirty thousand (30,000) square feet.

8.f. An owner, manager or operator shall live in
the building as a permanent resident.

f. Places of assembly;
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b.i. Principal and attached accessory structures
with ground coverage greater than one hundred

Large
30,000 sq. ft.
Medium
15,000 sq. ft.
Small
7,500 sq. ft.
g. Municipal use: Forty-five hundred (4,500) square
feet.

(100) square feet: Twenty (20) feet.
b.ii. Detached accessory structures with a ground
coverage of one hundred and forty-four(144) square
feet or less: Five (5) feet.

h. Hospital: Two (2) acres.
i. All other uses: Forty-five hundred (4,500)
square feet.

b.iii. Setbacks for swimming pools shall be as
provided for in section 14-432 (swimming pools) of
this article.

j. Lodging house: Four thousand five hundred
(4,500) square feet.

c. Side yard:

2. a. Minimum area per dwelling unit: One
thousand (1,000) square feet per dwelling unit; and in
the case of building additions and new construction,
one thousand two hundred (1,200) square feet for each
dwelling unit after the first three (3) units. This requirement may be reduced by up to twenty (20) percent for a special needs independent living unit.

c.i. Side yard in R-6: Principal and attached
accessory structures with ground coverage greater than
one hundred (100) square feet:
Height of Structure Required Side Yard
1 story . . . . . . . . 10 feet
c.i.2 stories . . . . . . . 10 feet

b. Minimum rooming unit areas for lodging
houses: Two hundred (200) square feet of combined
rooming unit and common area for each rooming unit.
Each individual rooming unit shall be a minimum of
eighty (80) square feet.
c. Minimum land area per lodging house rooming unit: Two hundred fifty (250) square feet.
d. Minimum land area per intermediate care
facility resident: Eight thousand (8,000) square feet for
the first thirty-five (35) residents, plus three hundred
fifty (350) square feet for each additional resident.
3. Minimum street frontage: Forty (40) feet.
4. Minimum yard dimensions: (Yard dimensions
include setbacks of structures from property lines and
setbacks of structures from one another. No structure
shall occupy the minimum yard of another structure.)
a. Front yard:
Principal or accessory structures: Ten (10) feet.
A front yard need not exceed the average depth of
front yards on either side of the lot. A lot of record
existing as of June 5, 1957, and less than one hundred
(100) feet deep need not be deeper than twenty (20)
percent of the depth of the lot.

c.i.3 stories . . . . . . . 10 feet
c.i.4 stories . . . . . . . 12 feet
c.i.5 stories . . . . . . . 15 feet
The width of one (1) side yard may be reduced
one (1) foot for every foot that the other side yard is
correspondingly increased, but no side yard shall be
less than ten (10) feet. In the case of a lot of record
existing as of June 5, 1957, and held under separate
and distinct ownership from adjacent lots, the required
side yard may be reduced in order to provide a buildable width of up to twenty-four (24) feet, but in no
case shall the resulting side yards be less than ten (10)
feet.
c.ii. Detached accessory structures with ground
coverage of one hundred and forty-four(144) square
feet or less: Five (5) feet.
c.iii. Setbacks for swimming pools shall be as
provided for in section 14-432 (swimming pools) of
this article.
c.iv. Side yard in R-6A: Principal structure height
up to forty-five (45 feet): 10 feet. Principal structure
height greater than forty- five (45 feet): 15 feet.

b. Rear yard:
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d. Side yard on side streets:

feet.

d.i. Principal or accessory structures: Ten (10)

5. Maximum lot coverage: Forty (40) percent of
lot area for lots which contain twenty (20) or more
dwelling units; fifty (50) percent for lots which contain
fewer than twenty (20) dwelling units.
6. Minimum lot width: Forty (40) feet.
7. Maximum structure height:
a. Maximum structure height R-6: Principal and
attached accessory structure: Forty-five (45) feet.
Accessory detached structure: Eighteen (18) feet.
b. Maximum structure height in R-6A: Principal
and attached accessory structure: Sixty-five (65) feet
on off-peninsula parcels.
Accessory detached structure: Eighteen (18) feet.
8. Open space ratio:
a. Uses other than bed and breakfast. Twenty (20)
percent. This area shall not include parking areas or
other impervious surfaces as defined in section 14-47.
b. Bed and breakfasts. A bed and breakfast that is
located on a lot that has at least twenty (20) percent
open space on the date of filing of the application for
site plan shall not reduce the open space on the lot
below twenty (20) percent of the lot area. A bed and
breakfast located on a lot that does not have at least
twenty (20) percent open space on the date of filing of
the application for site plan review, and that is legally
nonconforming as to the open space requirement of
this section, shall not reduce the open space on the lot
below the level in existence on the date of the application for site plan review. Open space areas shall not
include parking areas or other impervious surface areas
as defined in section 14-47.

a collector or arterial road:
Large
Not limited
Medium
4,500 sq. ft.
Small
2,250 sq. ft.
12. Maximum floor area for places of assembly not on
a collector or arterial road:
Large
Medium
Small

4,500 sq. ft.
2,250 sq ft.
1,125 sq. ft.

(b) Small residential lot development: Residential
uses on small, vacant lots located in the R-6 are subject
to site plan review and may use the dimensional
requirements below if all of the following conditions
are met:
The lot is:
Vacant or is used exclusively for parking or
contains structure not used for residential purposes as
of January 1, 2005; and the lot existed as of January 1,
2005.
1. Minimum lot size: None
2. Maximum lot size: Ten thousand (10,000)
square feet.
3. Yard dimensions:
a. Front yard:
No more than ten (10) feet.
b. Rear yard:

None, except that rear yards between two (2)
buildings on the same or different lots shall maintain a
minimum ten (10) foot setback between buildings or
the sum of the heights of the abutting buildings and
proposed buildings divided by five (5), whichever is
9. A below-grade dwelling unit shall be permitted greater; and that either the rear yard or one of the side
yards shall be at least fifteen (15) feet; provided,
only if the primary access for the dwelling unit is
however, detached accessory structures with a ground
provided directly to the outside of the building.
floor area of one hundred (100) square feet or less need
10. Minimum gross floor area for bed and break- not have a setback more than five (5) feet from the
fasts: Two thousand (2,000) square feet of gross floor
property line. Not withstanding the foregoing, no
area for the first three (3) guest rooms and five hunstructure shall be closer than four (4) feet to side
dred (500) square feet of floor area for each additional property line.
guest room.
c. Side yard:
11. Maximum floor area for places of assembly on
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None, except that side yards between two (2)
buildings on the same or different lots shall maintain a
minimum ten (10) foot setback between buildings or
the sum of the heights of the existing buildings and
proposed buildings divided by five (5), whichever is
greater and that either the rear yard or one of the side
yards shall be at least fifteen (15) feet; Provided,
however, detached accessory structures with a ground
floor area of one hundred (100) square feet or less need
not have a setback more than five (5) feet from the
property line. Notwithstanding the foregoing, no
structure shall be closer than four (4) feet to side
property line. On a corner lot no side yard is required
on that side of the lot which abuts any street. A principal structure on a corner lot shall not be more than ten
(10) feet from the street.
4. Minimum principal structure height: Two (2)
stories of living space above the grade of the adjacent
street frontage, except for porches, entryways, attached
garages and accessory detached structures.
5. Maximum principal structure height: Forty
five (45) feet.
6. Open space requirement: All lots used for
residential purposes shall provide an attached exterior
deck, porch, patio or balcony for each dwelling unit,
except where a designated open space equal to ten (10)
percent or more of the lot area is located on site and
maintained as open space, then the number of exterior
decks, porches, patios or balconies may be reduced by
up to fifty (50) percent. The designated open space, if
provided, shall have a minimum width and length of
at least fifteen (15) feet, a slope of no greater than ten
(10) percent and shall be used exclusively as recreational open space i.e. it shall not be used for vehicular
circulation, parking, etc.. All required decks, porches,
patios or balconies shall meet the requirements of the
Planning and Development Design Manual.
7. Minimum lot width: None.
8. Minimum land area per dwelling: Seven
hundred and twenty-five (725) square feet.
(Ord. No. 538-84, 5-7-84; Ord. No. 634-86, § 1,
7-7-86; Ord. No. 264-87, § 1, 3-16-87; Ord. No.
85-88, § 4, 7-19-88; Ord. No. 230-90, § 1, 3-5-90;
Ord. No. 33-91, § 9, 1-23-91; Ord. No. 235-91, § 14,
2-4-91; Ord. No. 33A-91, 4-17-91; Ord. No. 118-93, §
12, 10-18-93; Ord. No. 154-96, § 12, 12-16-96; Ord.

No. 125-97, § 4, 3-3-97; Ord. No. 245-97, §§ 1, 2,
4-9-97; Ord. No. 232-99; §3, 3-15-99; Ord. No.
78-03/04, 10-20-03; Ord. No. 21-04/05, 8-2-04, Ord.
No. 145-04/05, 2-23-05; Ord. No. 254-05/06, 6-5-06;
Ord. No. 131-08/09, 12-15-08; Ord. No. 127-09/10,
1-4-10 emergency passage; Ord. No. 65-10/11, 10-1810; Ord. No. 73-14/15, 10-20-2014)
-----*Editor’s note--Ord. No. 85-88, § 4, adopted July
19, 1988, amended § 14-139 to read as herein set out.
See also the editor’s note to Art. III of this chapter for
additional provisions relative to Ord. No. 85-88.
-----Sec. 14-140. Other requirements.
(a) Off-street parking: Off-street parking is
required as provided in division 20 (off-street parking)
of this article.
(b) Storage of vehicles: Only one (1) unregistered
motor vehicle may be stored outside on the premises
for a period not exceeding thirty (30) days.
(c) Shoreland and flood plain management regulations: Any lot or portion of a lot located in a shoreland zone as identified on the city shoreland zoning
map or in a flood hazard zone shall be subject to the
requirements of division 26 and/or division 26.5.
(d) Small residential lot development shall conform to the site plan standards of §14-526.
(Ord. No. 538-84, 5-7-84; Ord. No. 85-88, § 5,
7-19-88; Ord. No. 15-92, § 11, 6-15-92; Ord. No.
37-98, § 1, 5-4-98; formerly §14-145--renumbered per
Ord. No. 122, 12-20-99; Ord. No. 78-03/04, 10-2003; Ord. No. 254-05/06, 6-5-06; Ord. No. 240-09/10,
6-21-10)
-----*Editor’s note--Ord. No. 85-88, § 5, adopted July
19, 1988, amended § 14-145(a) to read as herein set
out. See also the editor’s note to Art. III of this chapter for additional provisions relative to Ord. No. 85-88.
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Appendix: Community
Land Trust Models

•
•
•
•
•
•
•
•
•
•
•
•
•

Sandy Gilbreath

Adirondack Community Housing Trust

103 Hand Ave.
Elizabethtown, NY 12932
http://www.adkhousing.org
Eligibility:
• This assistance is limited to households earning
up to 90% of AMI.
• The home for sale by owner at 384 Old Lake
Colby Road in Saranac Lake is open to households whose income is up to 120% of Annual
Median Income for Franklin County [NY].
• Additional financial assistance is available for
people whose income is up to 80% of Annual
Median Income for Franklin County.
Funding:
• ACHT currently has funding from the New
York State Affordable Housing Corporation.
These grant funds can only be used for existing
homes (no new construction) and a majority of
the funds has to be directed to home repairs; the
remaining funds can be used for down payment
and closing costs assistance.
Andover Community Trust

Andover, MA 01810
http://www.andoverclt.org
Eligibility:
• ACT builds three-bedroom homes for households whose income is between 60 and 80 % of
AMI.
• ACT gives preference to households with
school-age children and with a member who
works, lives, or has children in public school in
Andover.
Funding:
• ACT has received donations or pro bono professional services from local attorneys, architects
and civil engineers.

Abbot and Dorothy H. Stevens Foundation
Nathaniel and Elizabeth P. Stevens Foundation
Webster Family Foundation
Essex County [MA] Community Foundation
Smith Purdon Fund
The Rotary Club of Andover
UNICO
Butler Bank
Citizens Bank
Enterprise Bank and Trust Company
River Bank
TD Banknort
donations from individuals.

Community Land Trust of Palm Beach County

4938 Davis Road
Lake Worth, FL 33461
http://www.cltofpbc.org
Eligibility:
• 50% or below of the area median
• income (AMI),
• adjusted for household size, must have cash
savings equal to
• 1.5% of their adjusted gross income.
• Households with incomes above 50% of the
AMI must have cash savings equal to 3% of
their adjusted gross income.
• Maximum income of applicants must not exceed
120% of the AMI.
Funding:
• Gold Coast Builders Association
• Palm Beach County League of Cities
• Business Development Board
• Business Forum of Palm Beach County
• Florida Rural Legal Services
• Community Financing Consortium
• Adopt-A-Family of the Palm Beaches, Inc.
• South Florida LISC
• We Help Community Development, Inc.
• Fair Housing Center of the Greater Palm
Beaches
• Urban League of Palm Beach County
• Housing Partnership
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• North Palm Beach Chamber of Commerce
• School District of Palm Beach County

•
•
•
•
•

Coulee Community Land Trust

201 Melby St.
Westby, WI 54667
http://www.couleehomes.org
Eligibility:
• 50% or 80% of County Median Income (CMI)
Funding:
• Forward Community Investments
• Wisconsin Department of Administration,
Division of Housing
Delray Beach Community Land Trust

145 SW 12th Avenue
Delray Beach, FL 33444
http://www.delraylandtrust.org
Eligibility:
• Households with incomes which do not exceed
80% of the Palm Beach County AMI
• Households where a head of household resides
in or works in Delray Beach
• Bona fide offer to work in Delray Beach
• Households who have sold or entered into a
contract to sell their dwelling to the Delray
Community Land Trust, thereby contributing
to the affordable housing inventory
Diamond State Community Land Trust

P.O. Box 1484
Dover, DE 19903
http://www.diamondstateclt.org
Eligibility:
• Less than 80% of AMI
Funding:
• City of Dover [DE]
• Delaware Community Foundation
• Delaware State Housing Authority
• Deutsche Bank
• Discover Bank
• ING, Institute for Community Economics
• Kent County [DE] Levy Court
• NCALL Research

NCB Capital
New Castle County [DE]
Sussex County [DE] Council
USDA, Wells Fargo
Citi Foundation

Laconia Area Community Land Trust

658 Union Ave
Laconia, NH 03246
http://www.laclt.org
Eligibility:
• Units are rented to low- and moderate-income
individuals and families earning up to 80% of
area median income
• Successfully owned and maintained a home
within the last 3 years?
• A qualified co-signor who can co-sign the lease
or a reputable agency that will provide a rent
guaranty
• Less than five negative references on your credit
report in the past two years (excluding medical
bills)
Funding:
• EPTAM Plastics
• Belknap Landscape Company, Inc.
• Gary Chicoine Construction Corporatio
• United Way.
Madison Area Community Land Trust

1501 Williamson Street
Madison, WI 53703
http://www.affordablehome.org
Eligibility:
• Adjusted for family size, cannot exceed 80% of
Dane County [WI] Median Income (CMI)
Mountainlands Community Housing Trust

1960 Sidewinder Dr
Suite 107
Park City, UT 84060
http://www.housinghelp.org
Eligibility:
• 50-100% AMI
Funding:
• The Mutual Self Help program uses “sweat
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•
•
•
•
•
•
•
•

equity.” Six to twelve participants work together
under a construction supervisor to build approximately 65% of their homes.
The program takes about 5 to 8 months.
Homes are completed simultaneously so no one
moves in until all homes are completed.
Labor acts as the down payment, and reduces
the price of the home by as much as 20%.
Qualified families receive a reduced interest rate
that will keep monthly payments affordable
To participate in the, you must set aside approximately 5 to 8 months, minimum of 30h/wk.
Family and friends can contribute up to 15 of
the required hours per week.
There is no cost to participate
You will need to purchase a tool belt and construction hand tools

Two Rivers Community Land Trust

7645 Currell Blvd
Woodbury, MN 55125
http://www.tworiversclt.org
Eligibility:
• Between 30-80% AMI
Funding:
• Two Rivers CLT owners pay a $25 per month
land lease fee
• They agree to take their earned equity plus 25%
of the increase in the value of their home upon
sale

Spokane Community Land Trust

315 W. Mission
Suite 22
Spokane, WA 99201
http://www.spokaneclt.org
Eligibility:
• First time home buyers
• Low and moderate income (50-120% AMI)
• Required to take a homebuyer and CLT education class
• Able to qualify for the mortgage needed for the
CLT home
• Applicants must be at least 18 years old.
Funding:
• HOME and Community Development Block
Grant (CDBG) funding
• State and local housing trust funds
• Corporate and individual donations
• Foundations
• Membership dues, lease fees and home resale
fees
• Municipal support such as land donations &
inclusionary zoning
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Appendix: Ground Lease Agreement
GROUND LEASE AGREEMENT
This Ground Lease Agreement (the “Ground Lease”) is made as of the ___ day of
__________, 2010, by and between THE CITY OF SNOQUALMIE, WASHINGTON, a
Washington
municipal
corporation
(“Lessor”)
and
WALLACE
PROPERTIES
DEVELOPMENT COMPANY LLC, a Washington limited liability (“Lessee”).
RECITALS
A.
Lessor is the owner of the real estate described on Exhibit A attached hereto (the
“Land”) located in the City of Snoqualmie, King County, Washington; and
B.
Lessor intends to lease the Land to the Lessee pursuant to this Ground Lease, and
the Lessee intends to construct and equip thereon a community center building and related
facilities and grounds as more fully described in the Preliminary Design and Specifications,
including all HVAC, electrical and other building systems, and any parking included in the
Preliminary Design and Specifications (the “Project”), all as more particularly defined in that
certain agreement between the parties titled “Lease Agreement” (the “Project Lease”).
C.
Lessee intends to lease the Project back to Lessor in accordance with the
Municipal Leasing Act, RCW 35.42, and pursuant to the Project Lease.
D.
All capitalized terms used in this Ground Lease but not otherwise defined herein
(including these Recitals hereto) shall have the meanings given to such terms in the Project
Lease.
NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are mutually acknowledged, the parties hereto agree as follows:
ARTICLE I
THE DEMISE
1.1
Demise. In consideration of the rents, covenants and agreements contained in this
Ground Lease, Lessor hereby leases the Land to Lessee, and Lessee hereby leases the Land from
Lessor upon and subject to the conditions set forth in this Ground Lease, and subject to all
encumbrances and matters of record as of the date of this Ground Lease.
1.2
Use of Land. The Land shall be used and occupied only for the purpose of the
development, operation, use, repair and maintenance of the Project but, until Lessee commences
such use and occupancy, Lessor reserves the right to continue to use and occupy the Land for its
purposes at no cost. Lessee shall not use or permit the Land to be used for any other purpose
without the prior written approval of the Lessor. Lessee is hereby authorized to lease to Lessor
the Land as improved by the Project Facilities pursuant to the Project Lease.
1.3
Access and Utilities. Lessor and Lessee agree to mutually cooperate regarding
the provision of reciprocal temporary and permanent pedestrian and vehicular access and utilities
DWT 15311393v7 0092583-000001
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to, from, and over the Land and the Project Facilities to, from, and over adjacent lands of Lessor.
Lessor and Lessee further agree to mutually cooperate regarding the use of parking on the Land
and the adjacent lands of the Lessor during construction of the Project. Lessor and Lessee agree
to execute such instruments as may be necessary to provide for such pedestrian and vehicular
access, parking and utilities and agree to cooperate in the location thereof.
ARTICLE II
TERM
2.1
Commencement. Subject to the terms and conditions of this Lease, the term of
this Ground Lease shall commence on the effective date of the City of Snoqualmie ordinance
approving this Ground Lease (“Effective Date”).
2.2
Duration. The term of this Ground Lease shall continue from the Effective Date
until the earlier of (i) December 31, 205_ or (ii) the date that the City of Snoqualmie, as Tenant
under the Project Lease, terminates the Project Lease pursuant to Section 9.14(a) (Termination
Prior to Commencement of Construction) or pursuant to Section 35 of the Project Lease (by
exercising Tenant’s Option to Purchase the Project Facilities) (the “Term”).
ARTICLE III
RENT
3.1
Rent Amount. Lessee shall pay to Lessor as rent for the Term the sum of $100.00
payable in whole in advance on or before the first day of the Term.
ARTICLE IV
DEVELOPMENT OF PROJECT
4.1
Construction. Lessor agrees that Lessee may cause the Project to be constructed
and developed pursuant to the Project Lease. Lessee shall not permit any development or
construction on the Land except as contemplated by the Project Lease or as otherwise
specifically approved in writing by Lessor.
4.2
Ownership of Improvements. During the Term, the Project and all other
improvements on the Land paid for by Lessee shall be owned by Lessee. Upon the expiration or
earlier termination of this Ground Lease, the Project and all other improvements on the Land
shall become the property of Lessor.
ARTICLE V
TAXES AND UTILITIES
5.1
Lessee’s Responsibility. Lessee shall be solely responsible for the payment of
and shall pay and discharge all utility charges which are incurred as part of Project Costs as
defined in the Project Lease.
DWT 15311393v7 0092583-000001
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5.2
Lessor’s Responsibility. Lessor shall pay all utility charges that are not part of
Project Costs and all real estate taxes and assessments that are imposed upon the Land,
including, without limitation, any leasehold excise taxes arising as a result of this Ground Lease.
In accordance with RCW 35.42.090, this Ground Lease shall be exempt from any taxes imposed
under the authority of chap. 82.45 RCW, RCW 82.04.040, or RCW 82.08.090.
ARTICLE VI
CONDITION OF THE LAND
6.1
Condition of Land. Lessee hereby accepts the Land “as is” in its existing
condition. Notwithstanding the foregoing, Lessor shall be solely responsible for all claims,
judgments, damages, penalties, fines, expenses, liabilities or losses relating to the presence,
release or disposal of hazardous substances that were present in the soil, groundwater or soil
vapor on or under the Land or any adjacent or nearby property as of the date of this Lease,
including any costs of investigation or remediation of such toxic or hazard substances that may
be required by any federal, state or local government agency. Lessor shall not be responsible for
any claims, judgments, damages, penalties, fines, expenses, liabilities or losses relating to the
release or disposal of hazardous substances on the Land during construction of the Project and
the responsibility for the same shall remain with Lessee.
From and after the Effective Date of this Ground Lease, and to the extent permitted by
law, Lessee shall absolutely and unconditionally indemnify, defend and hold Lessor harmless
from and against any and all debts, demands, obligations, liens, judgments, claims, liabilities,
losses, damages, cleanup costs and expenses (including reasonable attorneys’ fees) now or
hereafter arising in connection with the presence, transportation, storage, disposal or handling of
Hazardous Substances located in, on or about the Land caused by or resulting from the actions of
Lessee, its agents or employees after the Effective Date of this Ground Lease, excluding (a) any
Hazardous Substances present on the Land prior to the Effective Date of this Lease or which
migrates onto the Land from property not owned by Lessee through no act or omission of
Lessee; (b) any such debt, demand, obligation, lien, judgment, claim, liability, loss, damage,
cleanup cost or expense resulting from the actions or omissions of Lessor and its respective
agents, employees, contractors, subcontractors or invitees; or (c) any debt, demand, obligation,
lien, judgment, claim, liability, loss, damage, cleanup cost or expense as a result of Lessor’s
violation of any contractual obligation under this Ground Lease. This indemnification shall
survive the Expiration Date of this Ground Lease.

time.

6.2

Lessor’s Right to Inspect. Lessor shall have the right to inspect the Land at any
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ARTICLE VII
LIENS; SECURITY INTEREST
7.1
Lessee’s Duty. Except for the use of this Ground Lease as security under the
Mortgage to finance or refinance the Project or as specifically approved in writing by Lessor,
Lessee will not directly or indirectly create or permit to be created or to remain, and will
discharge any other mortgage, lien, security interest, encumbrance or charge on, pledge of or
conditional sale or other title retention agreement with respect to the Land, any part thereof, the
Project Facilities, Lessee’s interest therein, or any equipment, fixtures or personalty on the Land
that is imposed by or as a result of the actions of the Lessee.
ARTICLE VIII
INDEMNITY AND INSURANCE
8.1
Indemnity. Lessee agrees to hold harmless, indemnify and defend Lessor, its
officers, agents, and employees, from and against any and all claims, losses, or liability, for
injuries, sickness or death of persons, including employees of Lessee, or damage to property,
arising out of any willful misconduct or negligent act, error, or omission of Lessee, its officers,
agents, contractors, subcontractors or employees, in connection with Lessee’s use of the Land,
provided, however, that:
(A)
Lessee’s obligations to indemnify, defend and hold harmless shall not
extend to injuries, sickness, death or damage caused by or resulting from the sole willful
misconduct or sole negligence of Lessor, its officers, agents, contractors, subcontractors or
employees; and
(B)
Lessee’s obligations to indemnify, defend and hold harmless for injuries,
sickness, death or damage caused by or resulting from the concurrent negligence or willful
misconduct of Lessee and Lessor, or of Lessee and a third party other than an officer, agent,
contractor, subcontractor or employee of Lessee, shall apply only to the extent of the negligence
or willful misconduct of Lessee.
Pursuant to RCW 4.24.115, Lessee agrees that to the extent necessary to hold harmless,
indemnify, and defend Lessor and its officers, agents, and employees from any claims, losses, or
liability for injuries, sickness, or death of Lessee’s employees, but only to such extent, Lessee
waives Lessee’s immunity under industrial insurance, Title 51 RCW, for any such injury,
sickness, or death. By signing this Ground Lease, Lessee and Lessor acknowledge that this
waiver has been mutually negotiated.
8.2
Lessee’s Insurance. Lessee shall, at all times during the Term of this Ground
Lease, maintain the following insurance coverage, and shall name Lessor as a named insured
under each of the policies required below:
(A)
Property Insurance. Property insurance fully insuring all improvements
constructed on the Land as well as all of Lessor’s personal property and trade fixtures located on
the Land against loss or damage by fire and lightning, and insurance against risks customarily
DWT 15311393v7 0092583-000001
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covered by extended coverage endorsement, including but not limited to loss by windstorm, hail,
explosion, riot, vehicles, smoke damage, vandalism and malicious mischief in amounts sufficient
to prevent Lessor or Lessee from becoming a co-insurer of any loss under the applicable policies,
but in any event in amounts not less than the full replacement cost of all buildings, equipment,
and other improvements to the Land, including the cost of debris removal. The property
insurance policy shall meet the requirements set forth in this section and in the Project Lease.
(B)
General Liability. Commercial liability insurance, covering the legal
liability of Lessor and Lessee against claims for bodily injury, death or property damage,
occurring on, in or about the Land and the Project. The commercial liability insurance policy
shall meet the requirements set forth in this section and in the Project Lease.
(C)
Financially Responsible Insurers. All of the insurance obtained under this
Section 8.2 shall be written by companies which are legally qualified to issue such insurance and
which have a Best’s rating of no less than A:III, or, if not rated by Best’s, which have a rating in
one of the two highest categories maintained by S&P and Moody’s, and shall name Lessor as
additional named insured. Lessor shall be given forty-five (45) days advance notice of any
termination or intent to terminate or cancel any policy referred to in this Article.
8.3
Waiver of Subrogation. Every insurance policy maintained pursuant to Section
8.3 shall provide that the insurer waives all rights of subrogation against a named insured, and
any successor to a named insured’s interest in the Land or the Project Facilities. Lessor shall
hold Lessee harmless from all damages arising out of the damage to any person or property
occurring in, on, or about the Land and the Project other than damages arising out of the
intentional misconduct or breach of this Lease by Lessee, its employees or agents; provided,
however, that Lessor’s obligation under this subparagraph shall be limited to the sum that
exceeds the amount of insurance proceeds, if any, received by Lessor.
8.4
Evidence of Insurance. Lessor shall deliver to Lessee prior to the commencement
of the Term of this Lease certificates of insurance evidencing all the insurance which is then
required to be maintained by Lessor, and Lessor shall, within forty-five (45) days prior to the
expiration of any such insurance, deliver other certificates of insurance evidencing the renewal of
such insurance.
ARTICLE IX
EMINENT DOMAIN
9.1
Award. In the event of any taking, partial or whole, Lessor shall be entitled to the
entire award judgment or settlement from the condemning authority for the value of the Land
taken by the condemning authority.
ARTICLE X
EVENTS OF DEFAULT BY LESSEE AND LESSOR’S REMEDIES
10.1 Events of Default. The following occurrences or acts shall constitute an event of
default under this Lease:
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(A)
Failure to Perform. If Lessee shall (1) default in making payment when
due of any rent or any other amount payable by Lessee hereunder; or (2) default in the
observance or performance of any other substantial provision of this Lease to be observed or
performed by Lessee hereunder; and, in either case, if such default shall continue for thirty (30)
days, in each case after Lessor shall have given to Lessee notice specifying such default and
demanding that the same be cured, or, with respect to a default under subsection (2), if by reason
of the nature thereof such default cannot be cured by the payment of money and cannot with due
diligence be wholly cured within such period of thirty (30) days, if Lessee shall fail to proceed
promptly to cure the same and thereafter prosecute the curing of such default and with all due
diligence, it being intended in connection with a default not susceptible of being wholly cured
with due diligence within such period that the time within which to cure the same shall be
extended for such period as may be necessary to complete the curing of the same with all due
diligence; or
(B)
Lessee’s Financial Condition. If Lessee shall make a general assignment
for the benefit of creditors, or shall file a petition in bankruptcy, or shall be adjudicated a
bankrupt or insolvent, or shall file a petition seeking any reorganization, arrangement,
composition, readjustment, liquidation, dissolution or similar relief under any present or future
statute, law or regulation, or shall file an answer admitting or shall fail seasonably to contest the
material allegations of a petition filed against it in any such proceeding, or shall seek or consent
to or acquiesce in the appointment of any trustee, receiver or liquidator of Lessee or any material
part of its properties; or
(C)
Termination of Project Lease. Subject to any prior rights of any
beneficiary or trustee under a leasehold deed of trust encumbering the ground lease estate created
by this Ground Lease, If the City of Snoqualmie, as lessee under the Project Lease, terminates
the Project Lease as provided therein for Wallace Properties Development Company LLC’s
failure, as lessor under the Project Lease, to timely complete the Project.
10.2 Remedies Upon Lessee’s Default. In the event of any default by Lessee as
defined hereinabove which default remains uncured after the expiration of the respective period
set forth above, Lessor may exercise any remedy which may be available to Lessor at law or
equity, including but not limited to actions for damages, and/or injunctive relief; provided, that
Lessor may not terminate this Ground Lease prior to the end of the Term except for Lessee’s
failure to pay the rent when due or subject to any prior rights of any beneficiary or trustee under
a leasehold deed of trust encumbering the ground lease estate created by this Ground Lease upon
termination of the Project Lease as provided under Section 10.1(C) above.
10.3 Cumulative Rights and Remedies. The rights and remedies reserved to Lessor
herein, including those not specifically described, shall be cumulative, and except as provided by
Washington statutory law in effect at the time, Lessor may pursue any and all such rights and
remedies at the same time or independently.
10.4 No Waiver. No delay or omission of Lessor to exercise any right or remedy shall,
except as expressly provided herein, be construed as a waiver of any such right or remedy or of
any default by Lessee hereunder. The acceptance by Lessor of rent or any additional rent
hereunder shall not be a waiver of any preceding breach or default by Lessee of any provision
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hereof, other than the failure of Lessee to pay the particular rent accepted, regardless of Lessor’s
knowledge of such preceding breach or default at the time of acceptance of such rent, or, except
as expressly set forth herein, a waiver of Lessor’s right to exercise any remedy available to
Lessor by virtue of such breach or default.
10.5 Attorneys’ Fees. If either party incurs any expenses, including but not limited to
reasonable attorneys’ fees, consultant and expert witness fees (including, without limitation,
those incurred on appeal), in connection with any action or proceeding instituted by any party by
reason of any default or alleged default of a party hereunder, the party prevailing in such action
or proceeding shall be entitled to recover its reasonable expenses from the other party hereof.
For purposes of this provision, in any action or proceeding instituted pertaining to the Lease, a
party shall be deemed the prevailing party if (a) judgment is entered substantially in favor of said
party, or (b) before trial or judgment the other party shall pay all or any portion of the charges
claimed by said party, or the other party shall eliminate the condition(s), cease the act(s) or
otherwise cure the omissions(s) claimed by said party to constitute a default by the other party
hereunder.
ARTICLE XI
QUIET ENJOYMENT
11.1 Lessee’s Occupation of Land. If and so long as Lessee shall pay all rent and all
other amounts payable by Lessee hereunder whenever the same shall become due and shall keep
all of the covenants and conditions required by it to be kept during this Lease and shall perform
all of its other obligations hereunder, Lessor covenants and agrees that, except as may otherwise
be provided in the Project Lease, Lessor will not interfere with the peaceful and quiet occupation
and enjoyment of the Land by Lessee, which occupation and enjoyment shall be without
hindrance, ejection or molestation by Lessor.
ARTICLE XII
LESSEE TO COMPLY WITH APPLICABLE LAWS AND AGREEMENTS
12.1 Compliance with Laws. Lessee shall not use the Land or permit anything to be
done in or about the Land which will in any way conflict with any law, statute, ordinance or
governmental rule or regulation now in force or which may hereafter be enacted or promulgated.
Lessee shall, at its sole cost and expense, promptly comply with all laws, statutes, ordinances and
governmental rules, regulations or requirements now in force or which may hereafter be in force,
and obtain all permits, licenses or other approvals required by governmental agencies or bodies.
Lessee shall further comply with the requirements of any board or fire insurance underwriters or
other similar bodies now or hereafter constituted, relating to, or affecting the condition, use or
occupancy of the Land.
12.2 Compliance with Agreements. Lessee shall comply with all insurance policies
and applicable agreements to which Lessee is a party or by which it is bound, now or hereafter in
effect, and all agreements of which Lessee has notice and which are now in effect and applicable
to the Land.
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ARTICLE XIII
WAIVER
13.1 Waiver Limitations. The waiver by either party of any term, covenant or
condition herein contained on the part of the other party to be performed shall not be deemed a
waiver of such term, covenant or condition for any subsequent breach of the same or any other
term, covenant or condition herein contained. The subsequent acceptance of rent hereunder by
Lessor shall not be deemed to be a waiver of any preceding breach by Lessee of any term,
covenant or condition of this Lease, other than the failure of Lessee to pay the particular rent so
accepted, regardless of Lessor’s knowledge of such preceding breach at the time of acceptance of
such rent.
ARTICLE XIV
NOTICES
14.1 Mailing Addresses. All notices, requests, demands, instructions or other
documents to be given hereunder to any party shall be in writing and shall either be personally
delivered to the party at the appropriate address set forth below (in which event such notice shall
be deemed effective only upon such delivery) or delivered by mail, sent by registered or certified
mail, return receipt requested, as follows:
If to Lessor:
City Administrator
P.O. Box 987
Snoqualmie, WA 98065
Facsimile:
(425) 831-6041
If to Lessee:
Wallace Properties Development Company LLC
330 112th Ave. NE
Bellevue, WA 98009-4184
Facsimile:
(425) 646-3374
Notices so mailed shall be deemed to have been given forty-eight (48) hours after the deposit of
the same in any United States Mail post office box in the state to which the notice is addressed or
seventy-two (72) hours after deposit in any such post office box other than the state to which the
notice is addressed, postage prepaid, addressed as set forth above. For the purpose of this
paragraph addresses for notice may be changed by giving written notice of such change in the
manner herein provided for giving notice.
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ARTICLE XV
ASSIGNMENT AND SUBLEASING
15.1 Subleasing. Lessor and Lessee intend that Lessee shall enter into the Project
Lease with Lessor. Any other proposed subleases of the Land shall be subject to the review and
approval of Lessor.
15.2 Assignment. Except as may be required pursuant to the Mortgage, Lessee shall
not assign, mortgage, or encumber this Lease or delegate the duties of the Lessee under this
Lease without the prior written consent of Lessor. Consent to one assignment shall not be
deemed to be consent by Lessor to any subsequent assignment by another person. This Lease
shall not, nor shall any interest of Lessee herein, be assignable by operation of law, without prior
written consent of Lessor.
ARTICLE XVI
MISCELLANEOUS
16.1 Time of Essence. Time is of the essence in regard to performance of the
covenants and agreements stated herein.
16.2 No Joint Venture or Agency. Nothing contained in this Lease nor any of the acts
of the parties hereto shall be construed nor is it the intent of the parties, to create a joint venture
or partnership between Lessor and Lessee, nor is either party the agent or representative of the
other, and nothing in this Lease shall be construed to create any such agency relationship or to
hold either party liable to anyone for goods delivered or services performed at the request of the
other party.
16.3 Amendments. No change in or addition to or waiver or termination of this Lease
any part hereof, shall be valid unless made in writing and signed by or on behalf of the party
charged therewith. Lessor and Lessee agree to negotiate in good faith any amendments to this
Ground Lease that may be requested or required in connection with the issuance of the Bonds to
finance the Project.
16.4 Governing Law. This Lease shall be construed in accordance with and governed
by the laws of the State of Washington.
16.5 Headings. The article, section and paragraph headings herein contained are for
the purposes of identification and reference convenience only and shall not be considered in
construing this Lease.
16.6 Successors and Assigns. Subject to the provisions hereof restricting the sublease
or assignment by Lessee, all the terms and provisions of this Lease shall be binding upon and to
the benefit of and be enforceable by the parties and the successors and assigns of the parties.
16.7 No Merger. In no event shall the leasehold interest of Wallace Properties
Development Company LLC hereunder merge with any estate of the City in or to the Land or the
DWT 15311393v7 0092583-000001
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leasehold interest of the City under the Project Lease. Unless and until the City of Snoqualmie
exercises its option to purchase the Project (or terminates this Ground Lease pursuant to Section
10.2 hereof) the ground leasehold interest of Wallace Properties Development Company LLC,
shall not merge with the City’s fee interest in the Land or the leasehold interest of the City under
the Project Lease, and this Ground Lease and the Project Lease shall remain in full force and
effect.
16.8 Counterparts; Recording of Memorandum. This Lease may be executed in
several counterparts, each of which shall be deemed an original for all purposes. Either Lessor
or Lessee shall have the right to record a memorandum of this Ground Lease in a form
comparable to that provided in the Project Lease and the parties shall cooperate in execution of
such memorandum.
16.9 Schedule of Exhibits. This Agreement includes the following exhibits attached
hereto and incorporated herein by this reference.
EXHIBIT A Land Legal Description
IN WITNESS WHEREOF Lessor and Lessee have executed this Ground Lease as of the date set
forth in the first paragraph of this Ground Lease to evidence their agreement to the terms of this
Ground Lease.
CITY OF SNOQUALMIE, WASHINGTON

Mayor Matthew R. Larson
ATTEST/AUTHENTICATED:

WALLACE PROPERTIES DEVELOPMENT
COMPANY LLC

By:
Its:

Jodi Warren, City Clerk
APPROVED AS TO FORM:

City Attorney Pat Anderson

DWT 15311393v7 0092583-000001
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STATE OF WASHINGTON )
) ss.
COUNTY OF KING
)
I certify that I know or have satisfactory evidence that Matthew R. Larson and Jodi Warren are
the persons who appeared before me, and said persons acknowledged that they signed this
instrument, on oath stated that they were authorized to execute the instrument and acknowledged
it as the Mayor and City Clerk of THE CITY OF SNOQUALMIE, WASHINGTON, a
Washington municipal corporation, to be the free and voluntary act of such party for the uses and
purposes mentioned in the instrument.
DATED:

NOTARY PUBLIC in and for the
State of ________, residing
at ________________
My appointment expires: ________________

STATE OF WASHINGTON )
) ss.
COUNTY OF KING
)
I certify that I know or have satisfactory evidence that _________ is the person who appeared
before me, and said person acknowledged that he signed this instrument, on oath stated that he
was authorized to execute the instrument and acknowledged it as the ______________ of
WALLACE PROPERTIES DEVELOPMENT COMPANY LLC, a Washington limited liability
company, to be the free and voluntary act of such party for the uses and purposes mentioned in
the instrument.
DATED:

DWT 15311393v7 0092583-000001
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My appointment expires: ________________
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Appendix: Resale Formula
THE EDWIN F. MANDEL LEGAL AID CLINIC
OF THE UNIVERSITY OF CHICAGO LAW SCHOOL

THE ARTHUR O. KANE CENTER FOR CLINICAL LEGAL EDUCATION
6020 SOUTH UNIVERSITY AVENUE / CHICAGO, ILLINOIS 60637-2786
(773) 702-9611 / FAX: (773) 702-2063

Housing Initiative Clinic Briefs
Resale Formulas for Limited Equity Housing Cooperatives
By Vicky Ortuondo, ’13, July 2011

This Housing Initiative Clinic Brief describes the considerations that go into establishing the
resale price formula for limited equity housing cooperatives. For background information on the
basic structure of a limited-equity housing cooperative, see Housing Initiative Clinic Briefs –
Limited Equity Housing Cooperatives.

In limited equity co-ops, the primary goal is to preserve the affordability of the units for co-op
residents. In order to do so, the resale value of the shares which the residents own in the
cooperative is intentionally restricted. The maximum resale value is predetermined by a formula
established in the cooperative’s bylaws. The process of designing a resale formula involves a
number of trade-offs between conflicting social goals, economic interests, and practical
concerns. It usually involves making a set of hard choices that define the rights and
responsibilities of many people. To avoid difficulties in the future, this process should be
inclusive and deliberate, and not rushed.
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Primary Goals
The two goals of a limited equity resale formula are to maintain affordability of the co-op over
time, and to give the present co-op member a fair return on her investment when she resells her
co-op home.

There is a tension between these goals. Co-ops must decide what is fair and what is affordable
and design a formula where the two goals are balanced.

Secondary Goals
A set of secondary goals must also be accommodated in setting the resale formula. These may
include:


Encouragement of long-term occupancy, avoidance of incentives for quick resale. Limted
equity co-ops have a basic interest in promoting stable neighborhoods and providing
long-term security for their residents. They do not intend to provide a means for
homeowners to make a quick profit and fast exit.



Promotion of homeowner mobility. If a co-op is to provide permanent benefits for lower
income people in an increasingly mobile society, it should allow resale prices high
enough to allow members to make enough money from the sale of their unit to be able to
afford to buy elsewhere when they move. This goal might conflict with long-term
occupancy goals of co-ops and neighborhood stability, or may run contrary to the
affordability goals of the limited equity coop.



Incentives for sound maintenance. Limited equity co-ops also want the resale formula to
reward an owner’s investment in property maintenance, or penalize poor maintenance, so
2
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as to avoid deterioration of homes and the erosion of their future usefulness for the
community.


Incentives for useful improvements. The resale formula can be used to encourage certain
kinds of investments by co-op members and to discourage others. For example, a co-op
may want to encourage weatherization and other energy-saving improvements or the
expansion of smaller homes to accommodate larger families, and may desire a resale
formula that allows owners to re-coup the costs of such improvements. In some urban
locations, co-ops may decide that small residential lots are already optimized and may
want to discourage substantial additions. Sometimes improvements may be discouraged
when co-ops want to incentivize homeowners to move out of these “starter homes” when
their fortunes increase and make room for the next low-income, first-time buyer. Such
investments are discouraged by crafting a resale formula that does not permit co-op
members to recoup their costs in making those investments.



Ease of comprehension by those affected. In balancing many goals, the resale formula can
become very complicated. It some cases, they can be difficult for potential or actual
limited equity co-op homeowners to understand and implement. Sometimes a formula
that is more accessible to co-op members but allocates value less precisely might be more
favorable.



Ease of administration. Formulas that require extensive record-keeping or frequent
detailed assessments of the value of improvements may be very fair in theory, but they
may be beyond the capacities of the limited equity co-op to administer for many homes
over many years. Ease of monitoring and documentation are important priorities for a
resale formula.
3
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Lack of intrusiveness; sense of ownership. It is important for limited equity homeowners
to feel that they are “real” owners with the same sense of privacy and control over their
homes that conventional owners have. A formula that requires frequent inspections and
prior approval of repairs and improvements can undermine this sense of ownership.



Avoidance of disputes. All formulas can involve a tension between the co-op member and
the larger co-op’s interests. Disputes can arise from this tension but they can be
minimized to the extent that the formula does not require subjective, debatable judgments
on the part of the managers or board in determining resale prices.

The Housing Initiative at the Mandel Legal Aid Clinic has counseled many limited equity co-ops
in devising resale formulas, and has assisted in drafting co-op bylaws, occupancy agreements,
proprietary leases, and other documentation involved in a co-op’s operation. Contact us for more
information on how we may assist your organization with related issues.

4
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Appendix: Results of the
2011 Comprehensive
CLT Survey
National Community Land Trust Network

Table I. Number and percentage of CLTs by 2010 sources of funding.

Sources of Funding
No funding received in 2010
HOME
CDBG
NSP 1
NSP 2
NSP 3
CDFI
Low Income Housing Tax Credit
National intermediaries
National foundations
FHLB
State Housing Trust Fund
Other state government source
Local Housing Trust Fund
Other local government source
Inclusionary Zoning
CRA
Local foundations
Individual or corporate donations

Start-ups
7
6
4
8
2
1
1
0
3
3
0
0
2
1
5
0
3
9
8
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Established
CLTs
4
27
27
16
6
2
2
2
11
8
16
12
14
10
23
9
6
27
38

Total
Number
11
33
31
24
8
3
3
2
14
11
16
12
16
11
28
9
9
36
46

Total
Percentage
11%
34%
32%
25%
8%
3%
3%
2%
15%
11%
17%
13%
17%
11%
29%
9%
9%
38%
48%

Table II. Number and percentage of CLTs by source of internally-generated
income (n=78).
Sources of Income
Ground lease or program fee
Developer’s fee when adding resale-restricted homes
to portfolio
Transfer fee or lease reissuance fee during resales
Membership dues paid by others (not your homeowners)
Application fee from prospective homebuyers
Monthly or annual repair/reserve fund fee paid by
homeowners
Marketing fee during initial sale of a resale-restricted home
Other
In-house realtor fee
Homebuyer counseling fees
Interest on loans to the owners of resale-restricted
homes
Refinancing fee
Loss mitigation or foreclosure prevention counseling

Number
71

Percentage
91%

46

59%

37

47%

27

35%

22

28%

15

19%

12

15%

12
10
9

15%
13%
12%

5

6%

3
2

4%
3%

Table III. Number and percentage of CLTs by first mortgage
loan products available to buyers (n = 63).
Loan Types
Number
Percentage
In-portfolio loans
39
62%
Fannie Mae Loans
34
54%
State Housing Finance Agency loans 33
52%
USDA 502 Direct loans
22
35%
USDA Guaranteed loans
13
21%
FHA loans
Freddie Mac Loans
VA loans

11
6
6
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17%
10%
10%

Table IV. Number and percentage of CLTs by first
mortgage loan types available to buyers (n = 66).
Loan Types
Number
Percentage
Fixed-rate
64
97%
ARMs
9
14%
80/20s
2
3%
Balloon mortgages
1
2%
Table V. Number and percentage of CLTs by the percentage
home buyer must bring as down payment (n=56).
Percentage for Down Payment
Number
Percentage
0%
13
23%
0.50%
6
11%
1.00%
17
30%
1.50%
2
4%
2.00%
2
4%
3.00%
8
14%
3.50%
1
2%
5.00%
7
13%

Table VI – Underwriting Standards
Underwriting Standards
Fannie Mae
Lender’s standards for portfolio product
USDA
State Housing Finance Agency
FHA
Freddie Mac
VA

,86.

Number
40
32
20
14
13
3
3

Percentage
66%
52%
33%
23%
21%
5%
5%

Appendix: Finance
Garvan Donegan

I. MSHA Development Process for Affordable
Housing Projects

