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May 12, 2014 
 
Ms. Barbara Barhydt 
Planning Division  
City of Portland Maine 
Fourth Floor – City Hall 
389 Congress Street 
Portland, ME  04101 
 
 
Dear Ms. Barhydt, 
 
On behalf of Portland Housing Authority we are pleased to submit this Application for Level 3 Site and Subdivision 
Review  associated  with  the  proposed  Bayside  Anchor  project  in  East  Bayside.    The  project  envisions  new 
construction of 45  rental apartments and  relocation of several existing accessory community  facilities  including 
Head Start, neighborhood policing, and PHA Administration offices to the new building.   We believe this project 
will  provide  needed  affordable  housing  in  Portland  and  become  a  community  hub  for  the  East  Bayside 
neighborhood. 
 
The  project  also  includes  reestablishment  of  the  street  edge  through  building  placement  and  reconstruction/ 
improvements  to  the Oxford and Boyd Street sidewalks which will provide an enhanced pedestrian experience, 
development of an outdoor  terrace on  the west side of  the building  for use by  the  tenants and neighbors as a 
community gathering space.   
 
Off‐street  parking  is  proposed  to  be  provided  through  use  of  underutilized  parking  within  PHA’s  existing 
neighborhood  developments  of  Kennedy  Park,  Bayside  Terrace  and  Bayside  East.    These  neighborhoods  are 
currently being managed as a campus by PHA, and studies  indicate a  low utilization rate of parking by residents 
consistent with other affordable projects  in Portland.    In an effort to minimize  impervious coverage and reduce 
development costs, we have been looking into development of a Parking Management Plan for the entire campus 
that will allow the needs of all residents to be met without construction of new parking on the site.  A preliminary 
parking study is attached to this application. 
 
The project is being funded through the Maine Housing’s  Low‐Income Housing Tax Credit  (LIHTC) program, which 
competitively awards  federal  tax  credits  that are used  to  fund affordable housing  in  the  State of Maine.   The 
application for the 2014 round of tax credits is due in September, and securing local permitting approval is a key 
component necessary to being awarded funding through this program. 
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Level III – Preliminary and Final Site Plans 
Development Review Application 

Portland, Maine 
Planning and Urban Development Department 

   Planning Division 
 
Portland’s Planning and Urban Development Department coordinates the development review process for site 
plan, subdivision and other applications under the City’s Land Use Code. Attached is the application form for a 
Level II: Preliminary or Final Site Plan. Please note that Portland has delegated review from the State of Maine 
for reviews under the Site Location of Development Act, Chapter 500 Stormwater Permits, and Traffic 
Movement Permits. 
 
Level III:  Site Plan Development includes:  

• New structures with a total floor area of 10,000 sq. ft.  or more except in Industrial Zones.  
• New structures with a total floor area of 20,000 sq. ft.  or more in Industrial Zones.    
• New temporary or permanent parking area(s) or paving of existing unpaved parking areas for more than 75 

vehicles. 
• Building addition(s) with a total floor area of 10,000 sq. ft.  or more (cumulatively within a 3 year period) except in 

Industrial Zones.  
• Building addition(s) with a total floor area of 20,000 sq. ft.  or more in Industrial Zones. 
• A change in the use of a total floor area of 20,000 sq. ft.  or more in any existing building (cumulatively within a 3 

year period).  
• Multiple family development (3 or more dwelling units) or the addition of any additional dwelling unit if subject to 

subdivision review.  
• Any new major or minor auto business in the B-2 or B-5 Zone, or the construction of any new major or minor auto 

business greater than 10,000 sq. ft.  of building area in any other permitted zone. 
• Correctional prerelease facilities. 
• Park improvements:  New structures greater than 10,000 sq. ft.  and/or facilities encompassing 20,000 sq. ft.  or 

more (excludes rehabilitation or replacement of existing facilities); new nighttime outdoor lighting of sports, 
athletic or recreation facilities not previously illuminated. 

• Land disturbance of 3 acres or more (includes stripping, grading, grubbing, filling or excavation).  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Land Use Code (including Article V), the Technical Manual, and the Design Manual are available on the 
City’s web site at http://www.portlandmaine.gov/planning/default.asp  
 
 Planning Division   Office Hours 
 Fourth Floor, City Hall   Monday thru Friday 
 389 Congress Street   8:00 a.m. – 4:30 p.m. 
 (207) 874-8721 or 874-8719 
  
 

http://www.portlandmaine.gov/planning/default.asp
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PROJECT NAME:__________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
_________________________________________________________________________________ 
 
PROJECT DESCRIPTION: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
CHART/BLOCK/LOT:  _______________________  PRELIMINARY PLAN  __________ (date) 
 FINAL PLAN  __________ (date)  
 
 
CONTACT INFORMATION:   
  
Applicant – must be owner, Lessee  or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Owner – (if different  from Applicant) 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Owner Contact Information  

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Agent/ Representative 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Billing Information 

Work # 

Cell #                                            Fax# 

e-mail: 
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Engineer 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Engineer Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Surveyor 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Surveyor Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Architect 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Architect Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Attorney 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Attorney Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

 
APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Cash or Check payable to the City of Portland.) 
Level III Development (check applicable reviews) 
___ Less than 50,000 sq. ft. ($500.00) 
___ 50,000 - 100,000 sq. ft. ($1,000) 
___ 100,000 – 200,000 sq. ft. ($2,000) 
___ 200,000 – 300,000 sq. ft. ($3,000) 
___ over $300,00 sq. ft.  ($5,000) 
___ Parking lots over 11 spaces ($1,000) 
___ After-the-fact Review ($1,000.00 plus 
       applicable application fee) 
 
Plan Amendments (check applicable reviews) 
___ Planning Staff Review ($250) 
___ Planning Board Review ($500) 
_____________________________________ 
The City invoices separately for the following: 

• Notices ($.75 each)  
• Legal Ad (% of total Ad) 
• Planning Review ($40.00 hour)     
• Legal Review ($75.00 hour) 

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  
 

Other Reviews (check applicable reviews) 
 
___ Traffic Movement ($1,000)    
___ Stormwater Quality ($250)     
___ Subdivisions ($500 + $25/lot) 
       # of Lots ___ x $25/lot = ______ 
___ Site Location ($3,000, except for 
       residential projects which shall be 
       $200/lot) 
       # of Lots ___ x $200/lot = ______ 
___ Other _____________________                  
___ Change of Use 
___ Flood Plain 
___ Shoreland 
___ Design Review 
___ Housing Replacement 
___ Historic Preservation 
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PROJECT DATA 
 

The following information is required where applicable, in order to complete the application. 
 

Total Area of Site                                                         sq. ft. 
Proposed Total Disturbed Area of the Site                                                         sq. ft. 
If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit 
(MCGP) with DEP  and a Stormwater Management Permit, Chapter 500, with the City of Portland 
 
Impervious Surface Area  
Impervious Area (Total Existing)                                                         sq. ft. 
Impervious Area (Total Proposed)                                                         sq. ft. 
  
Building Ground Floor Area and Total Floor Area  
Building Footprint (Total Existing)                                                         sq. ft. 
Building Footprint (Total Proposed)                                                         sq. ft. 
Building Floor Area (Total Existing)                                                         sq. ft. 
Building Floor Area (Total Proposed)                                                         sq. ft. 
  
Zoning  
Existing  
Proposed, if applicable  
  
Land Use  
Existing  
Proposed  
  
Residential, If applicable  
# of Residential Units (Total Existing)  
# of Residential Units (Total Proposed)  
# of  Lots (Total Proposed)  
# of Affordable Housing Units (Total Proposed)  
  
Proposed Bedroom Mix  
# of Efficiency Units (Total Proposed)  
# of One-Bedroom Units (Total Proposed)  
# of Two-Bedroom Units (Total Proposed)  
# of Three-Bedroom Units (Total Proposed)  
  
Parking Spaces  
# of Parking Spaces (Total Existing)  
# of Parking Spaces (Total Proposed)  
# of Handicapped Spaces (Total Proposed)  
  
Bicycle Parking Spaces  
# of Bicycle Spaces (Total Existing)  
# of Bicycle Spaces (Total Proposed)  
  
Estimated Cost of Project  
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PRELIMINARY  PLAN (Optional) - Level III Site Plan 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies GENERAL WRITTEN SUBMISSIONS CHECKLIST 

1 Completed Application form 
1 Application fees 
1 Written description of project 
1 Evidence of right, title and interest 
1 Evidence of state and/or federal approvals, if applicable 

1 
Written assessment of proposed project's compliance with applicable zoning 
requirements 

1 
Summary of existing and/or proposed easement, covenants, public or private 
rights-of-way, or other burdens on the site 

1 Written requests for waivers from site plan or technical standards, if applicable. 
1 Evidence of financial and technical capacity 

1 
Traffic Analysis (may be preliminary, in nature, during the preliminary plan 
phase) 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies SITE PLAN SUBMISSIONS CHECKLIST 

1 
Boundary Survey meeting the requirements of Section 13 of the City of 
Portland's Technical Manual 

1 
Preliminary Site Plan including the following:  (information provided may be 
preliminary in nature during preliminary plan phase) 

Proposed grading and contours; 
Existing structures with distances from property line; 
Proposed site layout and dimensions for all proposed structures (including piers, docks or 
wharves in Shoreland Zone), paved areas, and pedestrian and vehicle access ways; 

Preliminary design of proposed stormwater management system in accordance with 
Section 5 of the Technical Manual (note that Portland has a separate applicability section); 
Preliminary infrastructure improvements; 
Preliminary Landscape Plan in accordance with Section 4 of the Technical Manual; 

Location of significant natural features (including wetlands, ponds, watercourses, 
floodplains, significant wildlife habitats and fisheries or other important natural features)  
located on the site as defined in Section 14-526 (b) (1); 
Proposed buffers and preservation measures for significant natural features, as defined in 
Section 14-526 (b) (1); 

Location , dimensions and ownership of easements, public or private rights of way, both 
existing and proposed; 
Exterior building elevations. 
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BAYSIDE ANCHOR 

PROJECT DESCRIPTION 
 

The  Portland  Housing  Authority  (PHA)  has  owned  and  managed  affordable  housing  in  the  East  Bayside 
neighborhood  for  over  40  years,  and  currently  manages  approximately    155  apartments,  comprising  the 
Kennedy Park, Bayside Terrace and Bayside East neighborhoods.  In 2012 the PHA identified and designated .46 
acre parcel of excess  land within  its East Bayside developments at the corner of Oxford and Boyd Streets as a 
prime redevelopment site.  This property currently contains an overflow parking lot for the PHA properties and 
is the site for the proposed Bayside Anchor Project. 
 
The  Bayside  Anchor  program  and  design  was  developed  in  response  to  the  national  Lowering  The  Cost 
Competition  (www.loweringcost.com). This  competition has been organized and  sponsored by  the Enterprise 
Foundation and Deutche Bank to explore strategies to lower the cost of affordable housing. In July 2013, it was 
announced that Bayside Anchor was the first prize winner.  
 
The development program for Bayside Anchor includes construction of 45 new rental apartments and relocation 
of  additional  accessory  uses which  are  currently  located  in  adjacent  buildings  to  this  site.    The  building will 
contain approximately 35,870 sf of residential space and 2,900 sf of non‐residential space in a four story building 
that has a strong street frontage on Oxford and Boyd Streets.  The building will occupy approximately 9,610 sf of 
footprint and will not exceed 45 feet in elevation.  The following describes the development program in greater 
detail: 
 

 Apartments and mixed incomes: Bayside Anchor features 45 new apartments, with mixed incomes and unit 
types ranging from studios serving residents with incomes at or below 40% of area median income (AMI) to 
two‐bedroom units at market rents. Of the 45 apartments, 9 are envisioned to be market rate units.   The 
unit and mixed income breakdown includes; 

o 5 studios: 3 at 50% AMI, 1 at 40% AMI, 1 MR 
o 34 one‐BRs: 8 at 60% AMI, 13 at 50% AMI, 6 at 40% AMI, 7 MR 
o 6 two‐BR’s: 2 at 60% AMI, 2 at 50% AMI, 1 at 40% AMI, 1 MR 

 

 Mixed  uses:  Bayside  Anchor  devotes  a  significant  portion  of  the  building’s  ground  floor  to  community 
service facilities  including Head Start and community policing, as well as a management and resource hub 
for residents in the building and the surrounding public housing neighborhoods. These services are currently 
provided on PHA property  in  the  surrounding neighborhood. Bayside Anchor  allows  the  consolidation of 
these services in a new building creating a community focal point for the neighborhood residents.  
    

 Innovative  sustainable  design  practices  including  incorporation  of  Passivhaus  ultra‐low‐energy  design 
principles, including plentiful fresh air, passive and active solar design, superinsulation and airtightness, used 
in conjunction with highly efficient energy recovery ventilation, to dramatically reduce energy demand and 
cost of expensive multifamily mechanical systems.  In addition, treatment of all storm water will be on site 
without use of subsurface storm water management systems.  

 
Site  development  for  Bayside  Anchor  includes  reconstruction  of  sidewalks  along  Oxford  and  Boyd  Streets, 
providing  such  amenities  as  benches  and  bicycle  racks,  lighting,  and  enhanced  crosswalks  on  the  corner  of 
Oxford and Boyd Streets by providing curb bump‐outs, ramps and striping.  We also propose development of an 
outdoor terrace on the west side of the building which  is envisioned to provide outdoor community gathering 
space for residents and neighbors. 
 
The property  is served by public utilities  including Portland Water Company, Central Maine Power, Unitil, and 
the City of Portland.   An existing combined storm drain collecting  runoff  from  the existing parking  lot will be 
removed from service and all stormwater is proposed to be collected and treated prior to discharge on the site.  
A preliminary stormwater management plan has been completed  for  the proposed project and  is attached  to 
this application. 



Bayside Anchor 
Level 3 Application for Site Plan and Subdivision Review 
Project Description  
Page 2 of 2 
 

Parking  for  the  Bayside  Anchor  project  is  proposed  to  be  handled  through  development  of  a  Parking 
Management Plan for Bayside Anchor and all of the adjacent PHA properties.  Several parking counts and studies 
have indicated that there is a significant amount of underutilized off‐street parking that exists within the existing 
Kennedy Park, Bayside Terrace, and Bayside East neighborhoods.  All off‐street parking is currently managed by 
PHA  as  a  campus  and  we  believe  through  continued  management  and  implementation  of  the  parking 
Management Plan the needs of the Bayside Anchor project can be easily met with the existing parking inventory.  
As such, we have developed a Parking Management Plan that  identifies  inventory, demand, and strategies for 
managing the current and future parking needs of the PHA campus.  This study is attached to the application for 
City review. 
 
The property is currently located in the R6 Residential Zone and is currently undergoing a map rezone to R7.  The 
proposal was reviewed by the Planning Board in April and is scheduled for a second reading with the City Council 
on May 19.  The project meets all requirements of the R7 Residential Overlay Zone District. 
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BAYSIDE ANCHOR 

RESPONSE TO ZONING REQUIREMENTS 
 

 
 
The Bayside Anchor Project cannot meet the current R6 zoning for the project and has proposed a map change 
to the Zoning Map to change the existing R6 Zone to R7.  This process has begun and the rezoning is currently 
before the City Council.  We understand that the final approval of the project cannot  undertaken until the 
rezone is approved, but request that technical review of the project begin anticipating this map change. 
 
The following is a response to a review of the current zoning requirements for R7: 
 
Consistency with Comprehensive Plan: 
 
Bayside Anchor is consistent with the City’s Comprehensive Plan. Portland continues to struggle with an 
inadequate supply of apartments serving all incomes. Bayside Anchor will increase the supply of rental housing 
at rents serving a wide range of residents.  
 
Consistency with Purpose of the R‐7 Zone: 
 
Bayside Anchor development will be located at the corner of Boyd and Oxford Streets in Portland’s East Bayside 
neighborhood. The development will be adjacent to Portland Housing Authority’s Bayside East, Bayside Terrace, 
and Kennedy Park developments.  
 
East Bayside’s boundaries are roughly those of Census Tract 5 with the exception of the India Street 
neighborhood and that Congress Street acts as the neighborhood’s southern boundary. East Bayside is 
predominantly low income. The 2010 census indicates that census tract 5 has a poverty rate of 54.1%. In 2012, 
the 178 families living in public housing in the East Bayside neighborhood had an average annual household 
income under $20,000.  
 
The Bayside Anchor site is within walking distance of downtown and all its amenities. Additionally, it is a short 
walk away from the #1, #6, #7 and #8 Metro bus lines.  
 
Meeting the Requirements of the R‐7 Zone: 

 The proposed Bayside Anchor building conforms to the dimensional and height requirements of the R‐7 
zone.  

 The 45 units proposed fall within the maximum of 46 units permitted under the R‐7 density restriction of 
435 square feet of land area per unit.  

 All of the units exceed the 400 square feet per unit floor area requirement of the R‐7.  

 Required off‐street automobile parking will be delivered as part of an overall PHA Campus Transportation 
Demand Management plan. Our TDM plan outlines how automobile parking, bicycle parking and Public 
Transportation will be accommodated. The development team believes that the Bayside Anchor proposal 
presents an excellent opportunity to pursue progressive alternatives to off‐street automobile parking using 
proven and documented demand reduction strategies. 
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BAYSIDE ANCHOR 

SUMMARY OF EXISTING AND/OR PROPOSED EASEMENTS, COVENANTS, RIGHTS‐OF‐WAY OR OTHER 
BURDENS ON THE SITE 

 
 
 
Existing:  
 
The proposed .46 acre Bayside Anchor site is currently part of the larger Bayside East Public Housing 
development owned and managed by the Portland Housing Authority (PHA). Although owned by PHA, the U.S. 
Department of Housing and Urban Development (HUD) holds a Declaration of Trust on all public housing 
properties. At time the property is conveyed from PHA to PHDC/Bayside Anchor Development Company LLC, 
HUD’s Declaration of Trust will be removed from this portion of the property.  
 
 There are no other existing easements, covenants, rights‐of‐way or other burdens on the property.  
 
 
Proposed: 
 
There are no proposed easements, covenants, rights‐of‐way or other burdens planned for the proposed Bayside 
Anchor site.  
 
The site plan contemplates using existing excess off‐street parking spaces in the neighborhood currently owned 
by PHA. Upon approval and according to the proposed Parking Management Plan, the PHDC/Bayside Anchor 
Development Company LLC will enter into a formal agreement with PHA for the long term use of these spaces.  
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BAYSIDE ANCHOR 

REQUEST FOR WAIVERS 
 

 
 
The Applicant is requesting the following Waivers from the Site Plan and Technical Standards: 
 

1. a waiver from the Off Street Parking Standards to allow required off‐street parking demands to be met 
by development of a Parking Management Plan and utilization of existing parking within the Portland 
Housing Authority controlled neighborhoods.  We believe approaching the PHA controlled properties as 
a campus and developing an overall management plan for all properties will allow the project to utilize 
existing parking that is not being currently used, reducing pavement, allowing more green space, and 
controlling construction costs.  A Parking Management Plan is attached to this application for City 
review. 
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EVIDENCE OF FINANCIAL AND TECHNICAL CAPACITY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
BAYSIDE ANCHOR 

FINANCIAL CAPACITY 
 

 

Financial Capacity 

The General Partner for the proposed Bayside Anchor  Project  is Bayside Anchor Development Company, LLC, a 
special purpose limited partnership created to take advantage of the Low‐Income Housing Tax Credit (LIHTC) 
Program. The Developer and Guarantor of the project is the Portland Housing Development Corporation (PHDC), 
a Maine non‐profit corporation controlled by the Portland Housing Authority (PHA).  PHDC will act as developer 
of the project. In its role as developer, PHDC will be responsible for the successful completion of the project and 
will provide financial guarantees to both the construction lender and the investor limited partner. PHA is a 
financially sound non‐profit corporation with a positive net worth and ample cash reserves to assure the 
successful completion of the project in the event of any difficulties during construction. 
 
The total estimated development cost of the Bayside Anchor Project development is approximately $ 5,300,000. 
The property will be sole to the PHDC by its current owner, Portland Housing Authority.  The primary source of 
capital for the project  will come from equity raised by selling tax credits. The remaining funds will come from a 
combination of subsidy sources including the Northern New England Housing Investment Fund and other 
financial investors. Application to MSHA for tax credits and subsidy financing is due in October, 2014 with results 

expected before yearend.    
 
Letters of Interest from NNEHI and Bangor Savings have been requested and will be submitted to the 
City as part of this application when received. 

 



 
 

TERM SHEET 
THIS IS NOT A COMMITMENT TO LEND 

May 12, 2014 
                                              (Effective through September 12, 2014) 
 
 
Mark B. Adelson 
Executive Director 
Portland Housing Authority 
14 Baxter Blvd. 
Portland, ME 04101 
 
Re:  Bayside Anchor Apartments Low Income Housing Tax Credit project 
 
Dear Mark,  

 
We are pleased at the prospect of presenting this proposal for financing for the proposed Bayside 
Anchor Apartments (“Project”), a low income housing tax credit family housing project that 
Bayside Anchor Apartments, LP (“Borrower”) and Portland Housing Development Corporation 
(“Developer”) wish to develop in Portland, Maine. The proposed terms and conditions are 
provided for discussion purposes only and do not constitute an offer, agreement, or commitment 
to lend. The actual terms and conditions upon which the Bank may extend credit to the borrower 
are subject to the satisfactory completion of due diligence, formal credit approval, satisfactory 
review of loan documentation, and such other terms and conditions as determined by the Bank. 
 
This term sheet is issued to accompany the Borrower’s application for MaineHousing subsidy 
and low income housing tax credit allocation and the Sponsors application to the Federal Home 
Loan Bank of Boston’s Affordable Housing Program (AHP) for the Project described below and 
will give a general idea of the terms upon which Bangor Savings Bank (“Bank”) would extend 
this loan, with the understanding that this letter does not constitute a commitment to extend 
financing. 
 
Borrower: Bayside Anchor Apartments, LP   
 
General Partner:        Bayside Anchor Development Company, LLC  
 
Project Developer:     Portland Housing Development Corporation 
 
Project Sponsors:        Portland Housing Development Corporation 
                                    Portland Housing Authority 
  
Project:                        Bayside Anchor Apartments, a 45 unit multi-family rental housing 

project to be constructed under the Low Income Housing Tax Credit 
program and other sources including MaineHousing subsidy to be 
located at Boyd & Oxford streets, Portland, Maine 



 
Loan Amount: Up to $3,399,280  
 
Type: Construction Line of Credit  
 
Purpose: To provide construction financing for improvements to a 45 unit family 

LIHTC subsidized affordable housing project to be located in Portland, 
Maine.  

  
Maturity: Twelve (12) months 
  
Repayment: Monthly payments of interest with principal due upon construction 

completion of project.     
  
Rate: A variable rate at 1-Month LIBOR plus 2.75%. 
                                                                           
Loan Fee: $10,000 payable at construction loan closing  
 
Inspection Fees: $600.00 per month while construction is in process.  This is based on 

one funding remittance per month 
 
Collateral:                   1. First mortgage on real estate and improvements at Boyd & Oxford 

Streets, Portland, Maine. 
 

2.  First security interest and collateral assignment and pledge of all 
contracts, plans, permits, leases, rents, business assets and accounts 
related to the project and rights related thereto.                                 

 
                                    3.  Collateral assignment and pledge of permanent sources of funding          

and equity contributions sufficient to fully fund completion of the 
project and pay Bank construction loan in full.                             

                                       
Guarantees: Unlimited corporate guarantee for completion and repayment by:  
 

• General Partner, Bayside Anchor Development Company  
• Project Developer, Portland Housing Development Corporation                                                                        

 
Guarantee: Limited non-recourse guarantee for completion and repayment by 

Project Sponsor, Portland Housing Authority, with recourse limited to 
certain unrestricted non-federal funds of Portland Housing Authority.  

  
Conditions:  
 

1. Subject to approval and confirmation acceptable to the Bank of the proposed equity 
sources, grants, MaineHousing subsidy awards, or other equivalent funding sources 
sufficient for 100% completion of the project and repayment in full of the Bank’s 
construction loan at construction completion. 

 



2. Subject to an award and allocation of Low Income Housing Tax Credits by the 
Maine State Housing Authority and such other subsidy or MaineHousing loan program 
awards sufficient to provide 100% of the permanent funding for the project. 

 
3. Subject to an “As Is”, “Investment Value”, “Upon Completion-Subsidized”, and 

“Upon Completion Stabilized” Fair Market Value appraisal of the proposed affordable 
housing LIHTC Project in Portland, Maine indicating a maximum LTV of 85%. 

  
4. Subject to Bank receipt and satisfactory review of a Phase I Environmental Risk 

Assessment and such other follow-up analysis that may be determined to be necessary by 
the Bank in its sole discretion. 

 
5. Subject to Bank receipt and satisfactory review of the Market Feasibility Study, final 

development and construction budget, project pro-forma financial statements, project 
plans, drawings, and specifications, and a fixed price or guaranteed maximum price 
construction contract from a bonded general contractor. 

6. Subject to satisfactory review of project plans, specifications, and construction 
contract by a construction engineer acceptable to the Bank.  

7. Subject to conformity with any construction procedures, requirements, and 
inspections required under agreements with governmental authorities, the Maine State 
Housing Authority, the LIHTC equity investors , City of Portland, and all permanent 
funding providers. 

8. Subject to terms and conditions of a construction loan agreement including 
establishment and maintenance of borrower’s construction deposit, construction escrow, 
and reserve deposit accounts with the Bank, control and disbursement of all funds 
necessary for construction completion according to standard Bank policy and procedures,  
and inspection by a construction engineer selected by the Bank. 

 
  
Other General                                       
Conditions:                  
                                      

a. Subject to receipt and review of the Borrower’s and Guarantors financial 
statements and all other information required by the Bank for underwriting and 
credit review. The Bank will thereafter require annual financial statements of the 
Borrower and Guarantor within 120 days of fiscal year end with copies of 
audited statements by the date required by HUD & MSHA. 

          
 

Any commitment that Bangor Savings Bank issues, will be subject to the terms of its usual loan 
documentation, as approved by counsel for the Bank in connection with this particular 
transaction, and may include terms and conditions that are different from, or that are in addition 
to, the terms and conditions stated in this letter. The Borrower is responsible for all out-of-pocket 
costs and expenses incurred by the Bank in connection with the proposed loan including 
appraisal, legal fees, filing fees, environmental due diligence as required, etc.  As mentioned 
above, this letter is intended only to give you a general idea of the Bank's current thinking 
regarding a structure for this transaction that may be appropriate.  
 



We look forward to hearing from you, and appreciate the opportunity to present this term sheet to 
you. We appreciate the important commitment to affordable housing and the community 
development effort involved in this project and we hope to proceed further with our discussions 
and the underwriting process. 
 
Sincerely, 

 
Laura Huddy 
Vice President  
Commercial Lending Group 



 
BAYSIDE ANCHOR 

TECHNICAL CAPACITY 
 

 

Technical Capacity 

The Portland Housing Development Corporation (PHDC) is the non‐profit development arm and component 
corporation of the Portland Housing Authority (PHA). It was created in 1983 to develop and finance affordable 
housing in Portland, and assist in implementing PHA’s strategic goals in this area, which include; expand the 
inventory of affordable housing, modernize and redevelop PHA existing housing stock, and utilize excess PHA 
property to accomplish this. 

PHA has granted PHDC an option to purchase the land for this purpose. PHDC has convened some of Maine’s 
most forward‐thinking development, construction and design firms to create a proposal that provides the 
neighborhood with much‐needed services and affordable apartments.  

Development Team: 

 Owner/Developer: Bayside Anchor Development Company LLC is a subsidiary of PHDC created specifically 
for the development and ownership of Bayside Anchor. 

 Development Partner and Consultant: Avesta Housing has developed over 2,000 units in Maine over the 
last 40 years including several hundred in Portland. Avesta brings its extensive experience as a consultant, 
development partner and property manager to Bayside Anchor.   For this project Avesta Housing 
Development Corporation will provide consulting services relating to design, permitting, construction and 
management of the project for a defined period of time upon occupancy. 

 Architect: Kaplan Thompson Architects is a leader in Maine and the nation in building super‐efficient 
residences at attainable costs. Kaplan Thompson is the lead designer on the project.  

 Landscape Architect: Carroll Associates; Patrick Carroll brings his extensive urban design and planning 
experience to the project.  

 Construction Manager: Wright Ryan is the leading builder of affordable apartments in Maine. They 
completed the initial estimates which include the innovative cost saving and construction techniques that 
make the project unique.   
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STORMWATER MANAGEMENT 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
BAYSIDE ANCHOR 

STORMWATER MANAGEMENT 
 

 
 

Submitted by Ransom Consulting, Inc. 
 

Existing Conditions: 
The site is a 20,147 SF (.46 acres) acre parcel on the northern corner of Boyd and Oxford Streets that is sloped 
moderately to the northwest from elevation 24 at Oxford Street to elevation 13 in the northern corner. The 
property contains a 7,000 square foot paved parking lot and a paved path, while the remaining land cover is 
grass. 
 
Stormwater runoff from the parking lot and the upland grass strip drains to a catch basin in the parking lot, 
which drains to a separated stormdrain system in Boyd Street. As can be seen in the attached drainage plan 
(developed from the City’s GIS data) this stormdrain discharges to the City’s combined sewer system at the 
bottom of Boyd Street. As such, discharge from this portion of the site is essentially into the combined sewer.  
 
Stormwater runoff from the grass area on the lowland portion of the site discharges on the surface leaving the 
site to the northwest and flowing to a low area in the backyards of multiple buildings. This low area is shown as 
an enclosed 12’ contour on the attached drainage plan. It is our understanding that stormwater from the subject 
property (as well as other adjacent properties) drains to this low area and infiltrates. 
 
This low area has been observed during heavy rainfall and no ponding has been noted. Residents in adjacent 
apartments have indicated that they have never seen the area flood. The USDA medium intensity soil survey 
classifies this area as moderately well drained (Hydrological Group B). Also, soil borings on the subject property 
identified a sand layer of variable thickness (0 to 5’) beginning at the ground surface.  
 
It should be noted that that this low area and the surrounding residences as well as the subject properties are all 
under control, management and/or ownership of Portland Housing Authority.  
 
Proposed Development: 
The owner proposes to construct a 4 story apartment apartment building on a 10,000 SF footprint with a patio, 
pathway and other hardscape areas; while the northwestern lowland portion of the site will remain lawn. The 
proposed development will increase the site’s impervious area by approximately 7,000 square feet.  
 
Stormwater Management ‐ Quality: 
At a minimum, 1” of rainfall from the site’s new impervious area will be treated.  We propose to use the 
FocalPoint biofiltration system for stormwater treatment. This system is similar in configuration to a standard 
rain garden system where stormwater runoff flows through a soil filter that removes pollutants and reduces 
temperature.  Where standard rain gardens have permeability rates in the range of 2 – 3 inches per hour; the 
FocalPoint system’s engineered soil filter media provides permeability rates in excess of 100 inches per hour. 
This permeability rate is guaranteed by the manufacturer and they provide testing at no additional cost. This 
high permeability facilitates treatment of relatively large impervious areas with small rain gardens making the 
FocalPoint system ideal for compact urban developments.  
 
FocalPoint is approved by Maine DEP and will be sized and designed in accordance with Chapter 7.5 in Volume III 
of the Maine Stormwater Best Management Practices Manual.  
 
Additionally, the City recently used the FocalPoint system on a sewer separation project in Victor Road area 
adjacent to Payson Park. It is our understanding that the system is working well and we would greatly appreciate 
any input from City staff on how the installation went. Are there things we should be considering to ensure a 
successful installation? 
 
 



Bayside Anchor 
Level 3 Application for Site Plan and Subdivision Review 
Stormwater Management 
Page 2 of 2 
 

 
Stormwater Management ‐ Quantity: 
We propose to disconnect the existing stormdrain that discharges to the combined sewer and outlet stormwater 
runoff to the surface only. This outlet would be in the location of the existing surface discharge described above. 
Detention will be provided in order to temporarily store stormwater and release it slowly over time, thus 
keeping the post development discharge rates below the existing rates.  
 
Storage will be provided with the R‐Tank tank system. R‐Tank is a modular box underdrain system with high void 
space (95%) that can be stacked like Lego’s beneath the proposed patio to provide the required storage volume.  
 
It should be noted that, although flow rates will be decreased, the volume of water discharged to the 
downstream basin area may increase. We will provide an opinion on this in the final site plan application.  
 
Because the area we are draining to has been observed to infiltrate without ponding, it is our opinion that 
disconnecting the existing stormdrain is a “true” disconnection from the combined sewer and not a situation 
where stormwater will flow overland and enter the system downstream. We are requesting guidance on how 
our decision not to connect to the combined sewer would impact future stormwater utility fees. We realize the 
City is in the process of finalizing its stormwater utility fee structure and that providing a determination may 
prove challenging. That said, any guidance that staff can provide will help us to balance the projects upfront 
costs with long term costs.   
 
Although we propose to disconnect the existing stormdrain, the applicant is requesting the ability to reconnect 
should unanticipated future conditions require the use of this drain. We realize that the ability to reconnect 
and/or reconnecting may have permitting implications.  
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TRAFFIC AND PARKING MANAGEMENT 
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