
 
City Council Workshop Agenda Item #1 
 
December 7, 2016 Affordable Housing Presentation 
 
  
The Affordable Housing Ad Hoc Committee was created by the City Council on March 21, 
2016 and tasked with reviewing key issues affecting the quantity, accessibility, and 
affordability of housing in the City of South Portland; specifically, in the rental market. The 
Committee was empowered to work with various agencies, developers, and neighboring 
municipalities in recognition that housing affordability is a regional issue. The Committee 
was asked to perform its work over the course of the next few months, to research and 
consider city-level policies that would promote a balanced and adequate supply of 
affordable housing, and then report its final recommendations to the City Council for 
consideration and action. 
 
The Committee presented its final report and recommendations at the City Council 
workshop held on August 22nd. At that time, the City Council asked the Committee to 
review and respond to several questions related to its recommendations and certain 
policies related to renter protections that were not recommended by the Committee. Since 
that time the Committee has met and prepared a memorandum to the City Council to 
answer the various questions. The City’s Corporation Counsel was also asked to write a 
memorandum outlining several policy ideas that could have legal implications if pursued. 
 
At Monday’s workshop meeting, members of the Committee will be available to discuss 
their findings and recommendations with the City Council. The Committee is also asking 
the Council to consider next steps including:  
 
1. Reconstituting the committee for the next phase – The ad hoc committee was created for a 

specific task and expires upon completion of its final report. The City Council should consider a 
successor “implementation” committee. Many of the current members would likely volunteer to 
continue, but additional residents should be appointed.  
 

2. Identify the Committee recommendations that have Council support (as well as those that do 
not). This will provide guidance and frame the Committee’ scope of work going forward. 

 
A copy of the Affordable Housing Report and other supplemental materials are included in 
the Council packet. Additional information can be found on the Committee’s webpage. 
 
 
 
                                                                       ___________________________ 
    Assistant City Manager 
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Affordable Housing Committee 
 
        Memorandum to City Council 
 
 
 
 
 
TO:  Mayor Tom Blake and Members of the City Council 
 
FROM:  Isaac Misiuk, Chair, and Members of the Affordable Housing Committee 
 
DATE:  November 23, 2016 
 
SUBJECT: Follow-Up to Questions on the Committee’s Affordable Housing Report 
 
 
On August 22, 2016 the Affordable Housing Committee presented its final report and 
recommendations to the City Council for consideration. At that workshop several Councilors 
expressed support for various Committee recommendations, but also posed several questions and 
asked the Committee to meet once more before returning with additional information. The 
Committee has discussed each item, and is providing supplemental information on certain 
recommendations, and an explanation of certain renter protection policies that were not 
recommended. 
 
Responses to Questions Related to Committee Recommendations 
 
The Committee was asked whether its recommendations related to the Comprehensive Plan 
would require an amendment or update to that plan. We have found that would not be required. 
The housing-related recommendations in the Comprehensive Plan include: 
 

 Amend parking standards to allow reduced parking by treating small apartments as 
fractional units for density purposes 
 

 Expand the Transit Oriented Development TIF District in order to increase funds 
available for transit equipment, infrastructure, and operating expenses 
 

 In multifamily neighborhoods, allow lots to be utilized without density limits as long as 
the building occurs in a manner compatible with the neighborhood pattern of 
development (i.e. site plan and design review) 
 



 

 

 Allow conversions of larger single-family homes to multi-family buildings in Residential 
G Zone with appropriate design standards and review  
 

 Beginning with West End, complete master plans for designated neighborhood activity 
centers, commercial hubs, and downtown areas and implement key recommendations 

 
The Committee was asked to provide additional information related to its recommendation on 
Accessory Dwelling Units (ADUs).  
 

 The Committee members agreed that ADUs, whether attached or detached, should 
continue to go to the Planning Board for review before being approved.  
 

 The concept of detached ADUs could pose some challenges, but the most significant 
concerns could likely be addressed through proper regulation.  
 

 Although potentially related, the Committee prefers that any discussion relating to so-
called Tiny Homes as a matter of land use policy be address separate from the issue of 
ADUs as it relates to affordable housing.  
 

 Planning Director Tex Haeuser has written a separate memo outlining certain 
considerations for detached accessory dwelling units. 

 
The Committee was asked to provide additional information related to the concept of a density 
bonus for affordable housing.  

 

 Assistant City Manager Joshua Reny has prepared a summary of how a Density Bonus 
might be structured, and an example of another city’s ordinance is included for 
supplemental information. 

 
Responses to Questions Related to Renter Protection Policies 
 
The Committee was asked to provide additional information on a handful of renter protection 
policy proposals that were suggested during the Committee’s review process. The Committee 
would like to note there is a difference between not recommending and opposing. There were a 
variety of concerns relating to several proposals that led to the committee’s decisions. 
 

 Controlling Rent Prices – It was acknowledged that rent control, although controversial, 
is legal. However, many committee members expressed concerns that rent control could 
harm housing affordability in the long run. Some of the concerns expressed include:  
turning off prospective housing developers, creating a bureaucratic challenge for the city 
(a program that would be expensive to oversee and enforce), and the unintended 
consequence of causing more frequent rent increases. Some committee members also 



 

 

perceive that rent control policies have been ineffective in other communities where it 
exists, negatively affecting the rental market and quality of rental units. 
 

 Registering Rental Units – This item was one of the Committee’s recommendations, to 
further explore a registration program (Item 3.2.1. in Committee Report). 
 

 Extending Notice for Rent Increases – The committee as a whole neither supported nor 
opposed this proposal. Current State law requires 45 days’ notice to increase rent and 
committee members discussed the relative value of increasing the notice to 60 days, for 
example. There are some concerns regarding whether it is within the municipality’s 
authority to extend the notice period, and even if it is legal, whether the City has the 
ability to enforce such a policy (i.e. it would be enforced as a civil violation, and not 
under the FED statutes). This proposal would also create certain issues with public and 
subsidized housing that has its own set of regulations related to rent increases. 
 

 Extending Notice for “No Cause” Evictions and/or Non-Renewal of Tenancy – The 
committee expressed concerns related to equity and fairness in the Tenant-Landlord 
contract relationship. Providing a tenant more than 30 days’ notice while in a month-to-
month lease produces an inequitable contract relationship between the tenant and 
landlord. Additionally, it was pointed out there may be other tenants in a building who 
are living with a “problem” neighbor, but those issues don’t rise to a level of eviction for-
cause. There are concerns about legal and constitutional issues as it relates to contract 
law, and these policy proposals would essentially be regulating a contract between two 
private parties. The Committee would like to see emphasis placed instead on public 
education, highlighting the value of having a written lease agreement that clearly 
stipulates the notice period and eviction process, protecting both tenants and landlords. A 
public education initiative for landlords and tenants was one of the Committee’s 
recommendations (Item 3.1.1. in Committee Report) 
 

 Prohibiting Discrimination of Rental Voucher Holders – The committee discussed the 
issue and found that current state and federal law prohibit discrimination against 
prospective tenants based on their status as a recipient of housing assistance (i.e. Section 
8, etc.). However, the Dussault v. RRE Coach Lantern Holdings, LLC (2014) case 
concluded that landlords cannot be required to participate in a Section 8 program, which 
requires certain bureaucratic hurdles, possibly investing in building improvements, 
annual inspections, lease provisions, etc. Requiring all landlords to participate in such a 
program was viewed by the majority of Committee members as an overreach and full of 
legal risks, and could pose a substantial cost for some landlords.  
 

 Providing Tenant Relocation Assistance – The committee spent little time discussing this 
concept. It seems such a program would be expensive and difficult to administer. It was 
not recommended by the committee. 
 

 Establishing a Tenant/Landlord Mediation Program – The committee has recommended 
the City consider exploring a voluntary program whereby landlords could adopt a model 
lease agreement that includes extended notice periods for rent increase and/or in advance 



 

 

of termination of the lease. In exchange, the participating landlords would have access to 
a City-managed dispute mediation mechanism as well as other possible incentives. At 
this point it is only a concept, which requires more exploration and development (Item 
3.3.2 in Committee Report). 

 
Affordable Housing Polices Under Consideration in Portland 
 
On November 21, 2016 the Portland City Council adopted a handful of modest housing policy 
reforms and an overview of these policies have been included in your packet with this Memo. 
 
Conclusion 
 
At the Council’s workshop meeting on November 28th, members of the Committee will be 
available to discuss their findings and recommendations in more detail. The Committee is also 
asking the Council to consider next steps in the process, including:  
 

1. Reconstituting the committee for the next phase – The ad hoc committee was created for 
a specific task and was meant to expire upon the completion of its final report. The City 
Council should consider a successor “implementation” committee. Many of the current 
Committee members would like to continue working on this effort, but additional 
residents should be appointed.  
 

2. Identify the Committee recommendations that have Council support (as well as those that 
do not). This will provide guidance and frame the Committee’ scope of work going 
forward. 

 
A copy of the Affordable Housing Report and other supplemental materials are included in the 
Council packet. Additional information can be found on the Committee’s webpage. 
 
http://www.southportland.org/our-city/board-and-committees/affordable-housing-committee/ 
 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix A 

 

Complete List of Committee Recommendations  
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Goal #1 – Stability in the Housing Market – South Portland should aspire to possess sufficient stock of quality rental and owner housing units 
that achieves price equilibrium in the housing market. There is currently a shortage of housing causing price inflation. The City should set a 
goal of creating 200 new units of rental housing and 400 new units of owner housing by 2018. 
 

Strategies Actions & Policies Outputs/Measures 

 
 
 
 
 
 
 
 
 
1.1. Increase the supply of 
housing by promoting Smart 
Growth policies and a 
pattern of development in 
line with the City’s vision, 
including greater density in 
certain zones and along 
transit corridors 
 
 

 

 
1.1.1. Implement housing-related recommendations in the Comprehensive Plan 
and Neighborhood Master Plans, including: 
 

a. Amend parking standards to allow reduced parking by treating small 
apartments as fractional units for density purposes 

 
b. Expand the Transit Oriented Development TIF District in order to 

increase funds available for transit equipment, infrastructure, and 
operating expenses 

 
c. In multifamily neighborhoods, allow lots to be utilized without density 

limits as long as the building occurs in a manner compatible with the 
neighborhood pattern of development (i.e. site plan and design review) 

 
d. Allow conversions of larger single-family homes to multi-family buildings 

in Residential G Zone with appropriate design standards and review  
 

e. Beginning with West End, complete master plans for designated 
neighborhood activity centers, commercial hubs, and downtown areas 
and implement key recommendations 

 

 
 
 
 
 
 
 
# of new rental units built  
 
# of new owner units built  
 
Taxable value per acre 
 
Share of new housing units 
– rental vs. owner 
 
Volume of residential 
investment in older 
neighborhoods 
 

 

 
1.1.2. Amend zoning to allow attached and detached Accessory Dwelling Units 
(ADUs) within residential and multi-family zones 
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Strategies Actions & Policies Outputs/Measures 

 
Continued from  
Previous Page 

 
1.1.3. Amend zoning to allow increased density or eliminate altogether in 
neighborhood activity centers, commercial hubs, and downtown areas 
 

 
Continued from  
Previous Page 

 
1.1.4. Designate Transit Corridors and amend zoning to promote higher density, 
reduced or eliminated parking requirements, and pedestrian oriented design, 
along those transit corridors; implement Design Standards and Review Process 
for any development along Transit Corridors or within neighborhood centers 
 

 
1.1.5. Determine feasibility of developing new multi-family housing adjacent to 
existing multi-family housing, via contract zone or increase density of current 
zone (i.e. Brick Hill, Summit Terrace, Betsy Ross, etc.) 
 

 
1.2. Increase the supply of 
housing by actively 
acquiring land and soliciting 
RFPs, or facilitating 
acquisition of land by 
developers, in targeted 
development areas 
 

 
1.2.1. Establish a Project Development Fund to be used for land acquisitions, 
loans to developers, or other creative uses, that catalyze projects that otherwise 
would not occur, specifically mixed use developments in commercial centers 
 

 
 
# of parcels developed 
 
# of new units built 
 
Taxable value per acre 

 
1.2.2. Inventory City-owned land and determine whether any lots are suitable for 
new housing development 
 

 
1.3. Discourage the 
elimination of housing 

 
1.3.1. Create a Housing Replacement Policy that would assess a fee on projects 
that physically eliminate housing units without replacing them at the same or 
another location within the City 
 

 
 
# and $ of fees collected 
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Goal #2 – Housing Affordability – South Portland should support greater access to affordable housing options for all of its residents, especially 
those below the Median Household Income who may require some level of assistance. Housing affordability is a growing problem in South 
Portland, especially for lower income households. The City should support policies that lead to the creation of more multi-family housing units 
affordable to households earning <120% of median household income, with priority to households earning <75% of median income. 
 

Strategies Actions & Policies Outputs/Measures 

 
 
 
2.1. Elevate housing 
affordability to be a high 
priority of City government, 
and build the community 
support that will be required 
to properly address it 
 

 
2.1.1. Commit the City to partnering with the South Portland Housing Authority 
to identify areas for new housing development and supporting those projects 
 

 
 
 
# of projects City and SPHA 
have partnered, $ of new 
investment, # of new units 
 
# of AH-TIF agreements 
completed, $ of new 
investment, # of new units 
  

 
2.1.2. Establish a City policy on Affordable Housing Tax Increment Financing 
(AH-TIF) that empowers staff to negotiate incentives that maximize the number 
and affordability of new housing units created 
 

 
2.1.3. Develop a Marketing Plan to advertise City housing policies and incentives 
to housing developers and Realtors 
 

 
 
 
 
 
2.2. Increase availability and 
access to affordable housing 
for Moderate Income 
Households (81-120% AMI) 

 
2.2.1. Amend zoning to create a density bonus that would allow additional 
residential units beyond current maximum density for new or existing housing, 
in certain zones, in exchange for keeping those units affordable for households 
at a certain % of Area Median Income (AMI) for the life of the building 
 

 
 
# of projects utilizing 
density bonus mechanism, 
# of new units created 
 
# of City properties 
redeveloped, $ of new 
investment, # of new units 
 
# of homes in Land Trust 

 
2.2.2. Embrace redevelopment of City-owned buildings, schools, and other 
historic properties with affordable housing as a component of any re-use plan 
 

 
2.2.3. Explore creating a Neighborhood Land Trust that would partner with 
stakeholders to provide affordable owner housing to Moderate Income families 
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Strategies Actions & Policies Outputs/Measures 

 
 
 
 
2.3. Create new affordable 
housing units for Low Income 
Households (51-80% AMI) by 
proactively supporting LIHTC 
Projects in partnership with 
South Portland Housing 
Authority and/or other 
developers 
 
 

 
 
2.3.1. Establish a Housing Trust Fund (HTF) to facilitate the creation of new 
affordable housing units in collaboration with housing developers, and identify 
key sources of revenue to capitalize the fund 
 

 
# of housing units created 
with assistance of HTF 
 
Value of financial and in-
kind support for LIHTC 
projects from City 
 
# of LIHTC projects and 
associated units built 
 
# of affordable units 
acquired and rehabilitated 
 
# of City properties used 
for new housing 
 

 
2.3.2. Establish an Affordable Housing Policy that broadly articulates the types 
of support the City will provide to bolster LIHTC project applications, including 
financial, public infrastructure and facilities, etc., and may include an expedited 
permitting review process 
 

 
2.3.3. Commit the City to generating and supporting, in collaboration with 
developer partners, at least one LIHTC application per year 
 

 
 
2.4. Increase availability and 
access to affordable housing 
for Very Low Income 
Households (<50% AMI) via 
Housing Voucher Programs 
 

 
2.4.1. Support Federal and State policies and legislation that would increase the 
number of Housing Vouchers available to the South Portland Housing Authority 
 

 
 
# of vouchers available to 
South Portland residents 
 
Share of available vouchers 
utilized 

 
2.4.2. Support redevelopment plans and new zoning that would lead to the 
creation of new rental housing (both affordable and market rate) which would 
in turn provide more choice and availability to Voucher Program recipients 
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Goal #3 – Equitable Housing Regulation – South Portland should support a fair and equitable regulatory environment for housing that 
ensures the health, safety, and general welfare of tenants while minimizing the regulatory burden placed on property owners. The tightening 
housing market has resulted in rent inflation that is outpacing wage growth and reducing the affordability of housing, increasing the instances 
of renter dislocation, and making it difficult for people to find alternative housing, especially those with housing vouchers. 
 

Strategies Actions & Policies Outputs/Measures 

 
3.1. Increase overall 
awareness of both tenant 
and landlord rights and 
responsibilities 
 

 
3.1.1. Work with Pine Tree Legal and Southern Maine Landlords Association to 
develop educational material on Tenant and Landlord Rights and 
Responsibilities 
 

 
 
 
 
 
Educational material 
developed and distributed 
 
Legal opinion on municipal 
authority to implement 
local regulations more 
restrictive than state law 
 
Analysis of costs and 
benefits associated with 
the various policies 
proposed 
 

 
3.2. Ensure that rental 
housing in South Portland is 
safe to occupy and buildings 
are up to code 
 

 
3.2.1. Explore the feasibility and practicality of an ordinance establishing a 
Registration Program for rental units, with fees used to fund Renter Programs, 
including an Inspection Program, with data collected to inform housing and land 
use policies 
 

 
 
 
3.3. Consider local 
regulations that assist renters 
transition to new housing 
 

 
3.3.1. Explore the legality and practicality of an ordinance that would prohibit 
landlords from discriminating based on a prospective tenant’s source of income 
 

 
3.3.2. Explore creating a voluntary program whereby landlords could adopt a 
model lease that includes extended notice periods in the event of a rent 
increase or tenant is required to vacate. In exchange, the participating landlords 
would have access to a City-managed dispute mediation mechanism as well as 
other possible incentives 
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Goal #4 – Economic Wellbeing – South Portland should aspire to build a strong local economy, one in which household incomes are growing, 
the poverty rate is declining, and there is ample economic opportunity for all its residents. Although in recent years overall household 
incomes have increased, they have been essentially flat for the renter population, and the rate of poverty has been increasing. 
 

Strategies Actions & Policies Outputs/Measures 

 
 
 
 
4.1. Promote Economic 
Growth, including Anti-
Poverty Initiatives, 
Workforce Training, and 
Entrepreneurship 
 

 
4.1.1. Implement the South Portland Economic Development Strategic Plan, 
which includes strategies for small business development and 
entrepreneurship, as well as workforce development 
 

 
 
 
% of population below 
poverty level 
 
Median Household Income 
 
Median Gross Rent as % of 
Median Income 

 
4.1.2. Embrace proposed new investment and business growth that will result in 
the creation of new jobs that pay a livable wage 
 

 
4.1.3. Support and promote locally owned and operated businesses, and source 
products and services locally, whenever practical, to ensure that more money 
circulates in the local economy and supports jobs 
 

 

 



 

Planning & Development Tex Haeuser 
Department Planning Director 
  

 
 To: Josh Reny, Assistant City Manager and Economic Development Director 

 From: Tex Haeuser, Planning Director 

 Date: November 1, 2016 

 Re: Detached ADU Considerations 

 
Until now the City’s primary consideration for Accessory Dwelling Units (ADUs) has been to accommodate them 
without affecting the single-family appearance of homes in neighborhoods with single-family zoning (primarily the 
Residential A and AA zones).  One of the main reasons for this has been a desire to protect residents’ property 
values and the investments they have made in their homes.  The current ordinance, therefore, has size limitations 
to make sure the ADU is not equal to the size of the principal dwelling.  It also has design standards that, for 
example, prohibit duplex-like features such as an ADU door at the front of the house that looks equivalent to the 
principal dwelling’s main entrance. 
 
The existing prohibition on detached ADUs comes from this same concern for maintaining single-family 
appearances.  A separate ADU visible in the back yard would make this more difficult to achieve.  However, 
homeowners’ perception of neighborhood quality and character, and actual real estate values, may not be 
impacted by detached ADUs if high-level building and landscaping design standards are employed.  In other 
words, the concern over duplexes in our single-family neighborhoods may be based less on the number of units 
and more on common images people have of duplexes and the relatively low design quality associated with them. 
 
Another factor of importance to homeowners is the quiet enjoyment of their homes and neighborhoods.  This in 
part is why the current zoning requires the property owner to live in either the principal dwelling or the ADU—the 
better to keep tabs on what’s going on with the renters.  Possibly the riskiest scenario along these lines would be 
to allow short-term rental detached ADUs as this creates the most potential for unaccountable renter behavior. 
 
Allowing ADUs as part of detached garages is a subset of the possible varieties of detached ADUs.  The 
consideration here is that garages normally are classified as accessory buildings and, as such, have smaller rear 
yard setbacks than otherwise (6 feet for both the Residential A and AA zones as opposed to 20 feet for principal 
dwellings in A and 25 feet in AA).  In considering whether to allow detached garage ADUs, the City Council would 
need to decide which setback standard to apply—the one for principal dwellings or the less restrictive one for 
accessory buildings. 
 
Another subset of detached ADUs is that of so-called tiny houses.  City staff have begun researching this recent 
alternative housing phenomenon.  In order to allow tiny houses as ADUs, the City Council would need to decide 
such questions as whether to exempt tiny houses from building code or federal manufactured housing standards 
so they can be used for permanent occupancy; whether to require foundations and utility hook-ups; and so on.  
That said, if the City wants to enable residents to live in tiny houses, allowing them as ADUs probably would be 
the least potentially controversial first step in doing so. 



Density Bonus Summary       Prepared by Joshua Reny, Assistant City Manager 

One of the many policy ideas embraced by the Affordable Housing Committee was the concept of a Density 

Bonus. Many cities are faced with the need to increase “affordable” housing and countless strategies have 

been pursued to help move the dial. Some cities utilize a housing policy commonly referred to as Inclusionary 

Zoning, which typically mandates that a certain share of any new multi‐family housing units created are rent‐

restricted and made available to low‐to‐moderate income (LMI) households. However, there is some 

disagreement about the effectiveness of such a policy, whether it inhibits new housing development, and 

whether it forces higher market rents for some in order to subsidize below‐market rents for others. While 

community leaders tend to focus on rent costs, developers make project decisions based on an expected 

Internal Rate or Return (IRR) to demonstrate the viability of a project. Some communities have pursued an 

alternative voluntary inclusionary policy commonly referred to as a Density Bonus. Although this policy does 

not “guarantee” the creation of new rent‐restricted units, it may be equally effective at producing them if 

structured properly. A Density Bonus would allow the creation of more housing units per acre with the caveat 

that a certain percentage of units remain affordable to a target income group. If structured properly, the 

policy may actually improve the developer’s IRR and promote the creation of new affordable housing. 

A Density Bonus policy may be limited to projects creating a minimum number of new units. For example, a 

developer might have to create a minimum of 5 new units of housing to qualify for a Density Bonus. Also, the 

prospect of higher density might only be appropriate in some zones and not in others. The ordinance 

language may provide a sliding scale that adjusts the incentive relative to target income group and the ratio 

of rent‐restricted vs. market‐rate units. See example below: 

Target Group % of Rent‐
Restricted Units 

Density Bonus 

Very Low Income (<50% AMI) 5% 10%

10% 20%

15% 30%

Low Income (50‐80% AMI)  10% 10%

20% 20%

30% 30%

Moderate Income (81‐120% AMI) 10% 5%

20% 10%

30% 15%

Example Density Bonus Scale 

When crafting such a policy, there are many other considerations:  Should there be additional incentives 

specific to Senior Citizen Housing, Energy‐Efficient Building construction, Proximity to transit and pedestrian 

amenities, etc.? What if the project includes a childcare facility, creates a public amenity such as a park or 

playground, or is part of multi‐use project with economic benefits such as job creation? Some communities 

allow supplemental incentives for projects that accomplish multiple community goals, and may include 

reduced parking standards or less restrictive setbacks, lot coverage, and building heights. The Council has 

requested an example of how this type of policy would work, and with this summary we are including a 

Density Bonus ordinance from the City of Los Angeles, CA.  



ORDINANCE NO. __ 1_7_9_6_8_1__

An ordinance amending Sections 12.22, 12.24, 14.00 and 19.01 of the Los

Angeles Municipal Code to implement a Density Bonus program, as required by State

law.

THE PEOPLE OF THE CITY OF LOS ANGELES

DO ORDAIN AS FOLLOWS:

Section 1. Subdivision 25 of Subsection A of Section 12.22 of the Los Angeles

Municipal Code is amended to read:

25. Affordable Housing Incentives - Density Bonus

(a) Purpose. The purpose of this subdivision is to establish procedures

for implementing State Density Bonus requirements, as set forth in California

Government Code Sections 65915-65918, and to increase the production of

affordable housing, consistent with City policies.

(b) Definitions. Notwithstanding any provision of this Code to the

contrary, the following definitions shall apply to this subdivision:

Affordable Housing Incentives Guidelines - the guidelines

approved by the City Planning Commission under which Housing

Development Projects for which a Density Bonus has been requested are

evaluated for compliance with the requirements of this subdivision.

Area Median Income (AMI) - the median income in Los Angeles

County as determined annually by the California Department of Housing

and Community Development (HCD) or any successor agency, adjusted

for household size.

Density Bonus - a density increase over the otherwise maximum

allowable residential density under the applicable zoning ordinance and/or

specific plan granted pursuant to this subdivision.

Density Bonus Procedures - procedures to implement the City's

Density Bonus program developed by the Departments of Building and

Safety, City Planning and Housing.

Disabled Person - a person who has a physical or mental

impairment that limits one or more major life activities, anyone who is

regarded as having that type of an impairment or, anyone who has a

record of having that type of an impairment.

1



Floor Area Ratio - The multiplier applied to the total buildable area

of the lot to determine the total floor area of all buildings on a lot.

Housing Development Project - the construction of five or more

new residential dwelling units, the addition of five or more residential

dwelling units to an existing building or buildings, the remodeling of a

building or buildings containing five or more residential dwelling units, or a

mixed use development in which the residential floor area occupies at

least fifty percent of the total floor area of the building or buildings. For the

purpose of establishing the minimum number of five dwelling units,

Restricted Affordable Units shall be included and density bonus units shall

be excluded.

Incentive - a modification to a City development standard or

requirement of Chapter I of this Code (zoning).

Income, Very Low, Low or Moderate - annual income of a

household that does not exceed the amounts designated for each income

category as determined by HCD or any successor agency.

Residential Hotel - Any building containing six or more Guest

Rooms or Efficiency Dwelling Units, which are intended or designed to be

used, or are used, rented, or hired out to be occupied, or are occupied for

sleeping purposes by guests, so long as the Guest Rooms or Efficiency

Dwelling Units are also the primary residence of those guests, but not

including any building containing six or more Guest Rooms or Efficiency

Dwelling Units, which is primarily used by transient guests who do not

occupy that building as their primary residence.

Residential Unit - a dwelling unit or joint living and work quarters;

a mobilehome, as defined in California Health and Safety Code Section

18008; a mobile home lot in a mobilehome park, as defined in California

Health and Safety Code Section 18214; or a Guest Room or Efficiency

Dwelling Unit in a Residential Hotel.

Restricted Affordable Unit - a residential unit for which rental or

mortgage amounts are restricted so as to be affordable to and occupied

by Very Low, Low or Moderate Income households, as determined by the

Los Angeles Housing Department.

Senior Citizens - individuals who are at least 62 years of age,

except that for projects of at least 35 units that are subject to this

subdivision, a threshold of 55 years of age maybe used, provided all

applicable City, state and federal regulations are met.
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Senior Citizen Housing Development - a Housing Development

Project for senior citizens that has at least 35 units.

Specific Adverse Impact - a significant, quantifiable, direct, and

unavoidable impact, based on objective, identified written public health or

safety standards, policies, or conditions as they existed on the date the

application was deemed complete.

Transit Stop/Major Employment Center - Anyone of the

following:

(1) A station stop for a fixed transit guideway or a fixed rail system

that is currently in use or whose location is proposed and for which a full

funding contract has been signed by all funding partners, or one for which

a resolution to fund a preferred alignment has been adopted by the Los

Angeles County Metropolitan Transportation Authority or its successor

agency; or

(2) A Metro Rapid Bus stop located along a Metro Rapid Bus route

or, for a Housing Development Project consisting entirely of Restricted

Affordable Units, any bus stop located along a Metro Rapid Bus route; or

(3) The boundaries of the following three major economic activity

areas, identified in the General Plan Framework Element: Downtown,

LAX and the Port of Los Angeles; or

(4) The boundaries of a college or university campus with an

enrollment exceeding 10,000 students.

(c) Density Bonus. Notwithstanding any provision of this Code to the

contrary, the following provisions shall apply to the grant of a Density Bonus for a

Housing Development Project:

(1) For Sale or Rental Housing with Low or Very Low Income
Restricted Affordable Units. A Housing Development Project that

includes 10% of the total units of the project for Low Income households

or 5% of the total units of the project for Very Low Income-households,

either in rental units or for sale units, shall be granted a minimum Density

Bonus of 20%, which may be applied to any part of the Housing

Development Project. The bonus may be increased according to the

percentage of affordable housing units provided, as follows, but shall not

exceed 35%:

Percentage Low Income Units Percentage Density Bonus

10 20
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11 21.5

12 23

13 24.5

14 26

15 27.5

16 29

17 30.5

18 32

19 33.5

20 35

Percentage Very Low Income Units Percentage
Density Bonus

5 20

6 22.5

7 25

8 27.5

9 30

10 32.5

11 35

(2) For Sale or Rental Senior Citizen Housing (Market Rate). A

Senior Citizen Housing Development or a mobilehome park that limits

residency based on age requirements for housing for older persons

pursuant to California Civil Code Sections 798.76 or 799.5 shall be

granted a minimum Density Bonus of 20%.

(3) For Sale or Rental Senior Citizen Housing with Low or Very
Low Income Restricted Affordable Units. A Senior Citizen Housing

Development or a mobilehome park that limits residency based on age

requirements for housing for older persons pursuant to California Civil

Code Sections 798.76 or 799.5 and includes at least 10% of the total units

for Low Income households or 5% of the total units for Very Low Income

households shall be granted an additional Density Bonus of 15% more

than that permitted in Subparagraph (2) of this paragraph, to a maximum

of 35%.

(4) For Sale Housing with Moderate Income Restricted
Affordable Units. A for sale Housing Development Project that includes

at least 10% of its units for Moderate Income households shall be granted

a minimum Density Bonus of 15%. The bonus may be increased

according to the percentage of affordable housing units provided, as

follows, but shall not exceed 35%:
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Percentage Moderate Income Units Percentage
Density Bonus

10 15
11 16
12 17
13 18
14 19
15 20
16 21
17 22
18 23
19 24
20 25
21 26
22 27
23 28
24 29
25 30
26 31
27 32
28 33
29 34
30 35

(5) Land Donation. An applicant for a subdivision, parcel map or
other residential development approval that donates land for housing to
the City of Los Angeles satisfying the criteria of California Government
Code Section 65915(h)(2), as verified by the Department of City Planning,
shall be granted a minimum Density Bonus of 15%.

(6) Child Care. A Housing Development Project that conforms to
the requirements of Subparagraphs (1), (2), (3), (4) or (5) of this
paragraph and includes a child care facility located on the premises of, as
part of, or adjacent to, the project, shall be granted either of the following:

(i) an additional Density Bonus that is, for purposes of
calculating residential density, an increase in the floor area of the
project equal to the floor area of the child care facility included in
the project.

(ii) An additional Incentive that contributes significantly to
the economic feasibility of the construction of the child care facility.
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(7) Fractional Units. In calculating Density Bonus and Restricted

Affordable units, any number resulting in a fraction shall be rounded up to

the next whole number.

(8) Other Discretionary Approval. Approval of Density Bonus

units shall not, in and of itself, trigger other discretionary approvals

required by the Code.

(9) Other Affordable Housing Subsidies. Approval of Density

Bonus units does not, in and of itself, preclude projects from receipt of

other government subsidies for affordable housing.

(10) Additional Option for Restricted Affordable Units located
near Transit Stop/Major Employment Center.

In lieu of providing the requisite number of Restricted Affordable

Units in a Housing Development Project located in or within 1,500 feet of a

Transit Stop/Major Employment Center that would otherwise be required

under this subdivision, an applicant may opt to provide a greater number

of smaller units, provided that:

(i) the total number of units in the Housing Development

Project including Density Bonus units does not exceed the

maximum permitted by this subdivision;

(ii) the square footage of the aggregate smaller Restricted

Affordable units is equal to or greater than the square footage of

the aggregate Restricted Affordable Units that would otherwise be

required under this subdivision;

(iii) the smaller Restricted Affordable units are distributed

throughout the building and have proportionally the same number

of bedrooms as the market rate units; and

(iv) the smaller Restricted Affordable Units meet the

minimum unit size requirements established by the Low Income

Housing Tax Credit Program as administered by the California Tax

Credit Allocation Committee (TCAC).

(11) Common Interest Development with Low or Very Low
Income restricted Affordable Units for Rent.

In a common interest development as defined in California

Government Code Section 1351, such as a condominium, Restricted

Affordable Units may be for sale or for rent.

(12) Condominium Conversion.
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A Housing Development Project that involves the conversion of

apartments into condominiums and that includes 33 percent of its units

restricted to households of Low or Moderate income or 15 percent of its

units restricted to households of Very Low Income shall be granted a

Density Bonus of 25 percent or up to three incentives as provided in

Paragraph (e) of this subdivision.

(d) Parking in a Housing Development Project. Required parking

spaces for a Housing Development Project that is for sale or for rent and qualifies

for a Density Bonus and complies with this subdivision may be provided by

complying with whichever of the following options requires the least amount of

parking: applicable parking provisions of Section 12.21 A 4 of this Code, or

Parking Option 1 or Parking Option 2, below. Required parking in a Housing

Development Project that qualifies for a Density Bonus may be sold or rented

separately from the dwelling units, so that buyers and tenants have the option of

purchasing or renting a unit without a parking space. The separate sale or rental

of a dwelling unit and a parking space shall not cause the rent or purchase price

of a Restricted Affordable Unit (or the parking space) to be greater than it would

otherwise have been.

(1) Parking Option 1. Required parking for all residential units in

the Housing Development Project (not just the restricted units), inclusive

of handicapped and guest parking, shall be reduced to the following

requirements:

(i) For each Residential Unit of 0-1 bedroom: 1 on-site

parking space.

(ii) For each Residential Unit of 2-3 bedrooms: 2 on-site

parking spaces.

(iii) For each Residential Unit of 4 or more bedrooms: 2%

on-site parking spaces.

(2) Parking Option 2. Required parking for the Restricted

Affordable Units only shall be reduced as set forth in Subparagraphs (i)

and (ii) below. Required parking for all other non-restricted units in the

Housing Development Project shall comply with applicable provisions of

Section 12.21 of this Code.

(i) One parking space per Restricted Affordable Unit,

except:
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a. 0.5 parking space for each dwelling unit restricted

to Low or Very Low Income Senior Citizens or Disabled

Persons; and/or

b. 0.25 parking space for each Restricted Affordable

Unit in a Residential Hotel.

Oi) Up to 40% of the required parking for the Restricted

Affordable Units may be provided by compact stalls.

(e) Incentives.

(1) In addition to the Density Bonus and parking options identified in

Paragraphs (c) and (d) of this subdivision, a Housing Development Project that

qualifies for a Density Bonus shall be granted the number of Incentives set forth

in the table below.

Required
Required

Percentage* of Units
Required Percentage* of Units

Number of
Restricted for Very

Percentage* of Units Restricted for

Incentives Restricted for Low Moderate Income
Low Income

Income Households Households (For
Households

Sale Only)

One Incentive

5% or 10% or 10%

Two

Incentives
10% 20% 20%or or

Three

Incentives
15% 30% 30%or or

* Excluding Density Bonus units.

(2) To be eligible for any on-menu incentives, a Housing Development

Project (other than an Adaptive Reuse project) shall comply with the

following:

(i) The facade of any portion of a building that abuts a street shall be

articulated with a change of material or with a break in plane, so

that the facade is not a flat surface.
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(ii) All buildings must be oriented to the street by providing entrances,

windows, architectural features and/or balconies on the front and

along any street-facing elevations.

(iii) The Housing Development Project shall not be a contributing

structure in a designated Historic Preservation Overlay Zone and

shall not be on the City of Los Angeles list of Historical-Cultural

Monuments.

(iv) The Housing Development Project shall not be located on a

substandard street in a Hillside Area or in a Very High Fire Hazard

Severity Zone as established in Section (57.25.01 of this Code.

(f) Menu of Incentives. Housing Development Projects that meet the qualifications of

Paragraph (e) of this subdivision may request one or more of the following Incentives,

as applicable:

(1) Yard/Setback. Up to 20% decrease in the required width or

depth of any individual yard or setback except along any property line that

abuts an R1 or more restrictively zoned property provided that the

landscaping for the Housing Development Project is sufficient to qualify for

the number of landscape points equivalent to 10% more than otherwise

required by Section 12.40 of this Code and Landscape Ordinance

Guidelines "0."

(2) Lot Coverage. Up to 20% increase in lot coverage limits,

provided that the landscaping for the Housing Development Project is

sufficient to qualify for the number of landscape points equivalent to 10%

more than otherwise required by Section 12.40 of this Code and

Landscape Ordinance Guidelines "0."

(3) Lot Width. Up to 20% decrease from a lot width requirement,

provided that the landscaping for the Housing Development Project is

sufficient to qualify for the number of landscape points equivalent to 10%

more than otherwise required by Section 12.40 of this Code and

Landscape Ordinance Guidelines "0."

(4) Floor Area Ratio.

(i) A percentage increase in the allowable Floor Area Ratio

equal to the percentage of Density Bonus for which the Housing

Development Project is eligible, not to exceed 35%; or

(ii) In lieu of the otherwise applicable Floor Area Ratio, a

Floor Area Ratio not to exceed 3:1, provided the parcel is in a
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commercial zone in Height District 1 (including 1VL, 1L and 1XL),

and fronts on a Major Highway as identified in the City's General

Plan, and

a. the Housing Development Project includes the

number of Restricted Affordable Units sufficient to qualify for

a 35% Density Bonus, and

b. 50% or more of the commercially zoned parcel is

located in or within 1,500 feet of a Transit Stop/Major

Employment Center.

A Housing Development Project in which at least 80% of the units

in a rental project are Restricted Affordable Units or in which 45% of the

units in a for-sale project are Restricted Affordable Units shall be exempt

from the requirement to front on a Major Highway.

(5) Height. A percentage increase in the height requirement in

feet equal to the percentage of Density Bonus for which the Housing

Development Project is eligible. This percentage increase in height shall

be applicable over the entire parcel regardless of the number of underlying

height limits. For purposes of this subparagraph, Section 12.21.1 A 10 of

this Code shall not apply.

(i) In any zone in which the height or number of stories is

limited, this height increase shall permit a maximum of eleven

additional feet or one additional story, whichever is lower, to

provide the Restricted Affordable Units.

(a) No additional height shall be permitted for that

portion of a building in a Housing Development Project that

is located within fifteen feet of a lot classified in the R2 zone.

(b) For each foot of additional height the building

shall be set back one horizontal foot.

(ii) No additional height shall be permitted for that portion of

a building in a Housing Development Project that is located within

50 feet of a lot classified in an R1 or more restrictive residential

zone.

(iii) No additional height shall be permitted for any portion of

a building in a Housing Development Project located on a lot

sharing a common lot line with or across an alley from a lot

classified in an R1 or more restrictive zone. This prohibition shall

not apply if the lot on which the Housing Development Project is
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located is within 1,500 feet of a Transit Stop but no additional

height shall be permitted for that portion of a building in the Housing

Development Project that is located within 50 feet of a lot classified

in an R1 or more restrictive residential zone.

(6) Open Space. Up to 20% decrease from an open space

requirement, provided that the landscaping for the Housing Development

Project is sufficient to qualify for the number of landscape points

equivalent to 10% more than otherwise required by Section 12.40 of this

Code and Landscape Ordinance Guidelines "0."

(7) Density Calculation. The area of any land required to be

dedicated for street or alley purposes may be included as lot area for

purposes of calculating the maximum density permitted by the underlying

zone in which the project is located.

(8) Averaging of Floor Area Ratio, Density, Parking or Open

Space, and permitting Vehicular Access. A Housing Development

Project that is located on two or more contiguous parcels may average the

floor area, density, open space and parking over the project site, and

permit vehicular access from a less restrictive zone to a more restrictive

zone, provided that:

(i) the Housing Development Project includes 11% or more

of the units as Restricted Affordable Units for Very Low Income

households, 20% of the units for Low Income households, or 30%

of the units for Moderate Income households; and

(il) the proposed use is permitted by the underlying zone(s)

of each parcel; and

(iii) no further lot line adjustment or any other action that

may cause the Housing Development Project site to be subdivided

subsequent to this grant shall be permitted.

(g) Procedures.

(1) Density Bonus and Parking. Housing Development Projects

requesting a Density Bonus without any Incentives (which includes a

Density Bonus with only parking requirements in accordance with

Paragraphs (c) and (d) of this subdivision) shall be considered ministerial

and follow the Affordable Housing Incentives Guidelines and the Density

Bonus Procedures. No application for these projects need be filed with

the City Planning Department.
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(2) Requests for Incentives on the Menu.

(i) The applicant for Housing Development Projects that

qualify for a Density Bonus and that request up to three Incentives

on the Menu of Incentives in Paragraph (f) of this subdivision, and

which require no other discretionary actions, the following

procedures shall apply: .

a. Application. The request shall be made on a

form provided by the Department of City Planning, as set

forth in Section 11.5.7 B 2(a) of this Code, accompanied by

applicable fees.

b. Director's Authority. The Director shall have the

initial decision-making authority to determine whether an

application for Density Bonus is consistent with this

subdivision and the Affordable Housing Incentives

Guidelines.

c. Action. The Director shall approve a Density

Bonus and requested Incentive(s) unless the Director finds

that:

(i) The Incentive is not required in order to

provide for affordable housing costs as defined in

California Health and Safety Code Section 50052.5,

or Section 50053 for rents for the affordable units; or

(ii) The Incentive will have a Specific Adverse

Impact upon public health and safety or the physical

environment or on any real property that is listed in

the California Register of Historical Resources and for

which there is no feasible method to satisfactorily

mitigate or avoid the Specific Adverse Impact without

rendering the development unaffordable to Very Low-,

Low- and Moderate-Income households.

Inconsistency with the zoning ordinance or general

plan land use designation shall not constitute a

specific, adverse impact upon the public health or

safety.

d. Transmittal of Written Decision. Within three

business days of making a decision, the Director shall

transmit a copy by First Class Mail to the applicant and to all

owners of properties abutting, across the street or alley from,
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or having a common corner with the subject property, and to

the local Certified Neighborhood Council.

e. Effective Date of Initial Decision. The Director's

decision shall become effective after an elapsed period of 15

calendar days from the date of the mailing of the written

decision unless an appeal is filed to the City Planning

Cornmission.

f. Appeals. An applicant or any owner or tenant of a

property abutting, across the street or alley from, or having a

common corner with the subject property aggrieved by the

Director's decision may appeal the decision to the City

Planning Commission pursuant to applicable procedures set

forth in Section 11.5.7 C6 of this Code that are not in conflict

with the provisions of this paragraph (g)(2)(i). The appeal

shall include a filing fee pursuant to Section 19.01 B of this

Code. Before acting on any appeal, the City Planning

Commission shall set the matter for hearing, with written

notice of the hearing sent by First Class Mail at least ten

days prior to the meeting date to: the applicant; the owner(s)

of the property involved; and interested parties who have

requested notice in writing. The appeal shall be placed on

the agenda for the first available meeting date of the City

Planning Commission and acted upon within 60 days from

the last day of the appeal period. The City Planning

Commission may reverse or modify, in whole or in part, a

decision of the Director. The City Planning Commission

shall make the same findings required to be made by the

Director, supported by facts in the record, and indicate why

the Director erred making the determination. The appellate

decision of the City Planning Commission shall be final and

effective as provided in Charter Section 245.

(ii) For Housing Development Projects that qualify for a

Density Bonus and for which the applicant requests up to three

Incentives listed in Paragraph (f), above, and that require other

discretionary actions, the applicable procedures set forth in Section

12.36 of this Code shall apply.

a. The decision must include a separate section

clearly labeled "Density Bonus/Affordable Housing

Incentives Program Determination."

b. The decision-maker shall approve a Density Bonus

and requested Incentive(s) unless the decision-maker,
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based upon substantial evidence, makes either of the two

findings set forth in Subparagraph (2)(i)(c), above.

(3) Requests for Waiver or Modification of any Development
Standard(s) Not on the Menu.

(i) For Housing Development Projects that qualify for a

Density Bonus and for which the applicant requests a waiver or

modification of any development standard(s) that is not included on

the Menu of Incentives in Paragraph (f), above, and that are not

subject to other discretionary applications, the following shall apply:

a. The request shall be made on a form provided by

the Department of City Planning, accompanied by applicable

fees, and shall include a pro forma or other documentation to

show that the waiver or modification of any development

standard(s) are needed in order to make the Restricted

Affordable Units economically feasible.

b. Notice and Hearing. The application shall follow

the procedures for conditional uses set forth in Section 12.24

D of this Code. A public hearing shall be held by the City

Planning Commission or its designee. The decision of the

City Planning Commission shall be final.

c. The City Planning Commission shall approve a

Density Bonus and requested waiver or modification of any

development standard(s) unless the Commission, based

upon substantial evidence, makes either of the two findings

set forth in Subparagraph (g)(2)(i)(c), above.

(ii) For Housing Development Projects requesting the waiver

or modification of any development standard(s) not included on the

Menu of Incentives in Paragraph (f) above, and which include other

discretionary applications, the following shall apply:

a. The applicable procedures set forth in Section

12.36 of this Code shall apply.

b. The decision must include a separate section

clearly labeled "Density Bonus/Affordable Housing

Incentives Program Determination."

c. The decision-maker shall approve a Density Bonus

and requested waiver or modification of any development

standard(s) unless the decision-maker, based upon
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substantial evidence, makes either of the two findings set

forth in Subparagraph (g)(2)(i)(c), above.

(h) Covenant. Prior to issuance of a Building Permit, the following shall

apply:

(1) For any Housing Development Project qualifying for a Density

Bonus and that contains housing for Senior Citizens, a covenant

acceptable to the Los Angeles Housing Department shall be recorded with

the Los Angeles County Recorder, guaranteeing that the occupancy

restriction to Senior Citizens shall be observed for at least 30 years from

the issuance of the Certificate of Occupancy or a longer period of time if

required by the construction or mortgage financing assistance program,

mortgage assistance program, or rental subsidy program.

(2) For any Housing Development Project qualifying for a Density

Bonus and that contains housing for Low or Very Low Income households,

a covenant acceptable to the Los Angeles Housing Department shall be

recorded with the Los Angeles County Recorder, guaranteeing that the

afford ability criteria will be observed for at least 30 years from the

issuance of the Certificate of Occupancy or a longer period of time if

required by the construction or mortgage financing assistance program,

mortgage assistance program, or rental subsidy program.

(3) For any Housing Development Project qualifying for a Density

Bonus and that contains housing for Moderate Income households for

sale, a covenant acceptable to the Los Angeles Housing Department and

consistent with the for sale requirements of California Government Code

Section 65915(c)(2) shall be recorded with the Los Angeles County

Recorder guaranteeing that the affordability criteria will be observed for at

least ten years from the issuance of the Certificate of Occupancy.

(4) If the duration of affordability covenants provided for in this

subdivision conflicts with the duration for any other government

requirement, the longest duration shall control.

(5) Any covenant described in this paragraph must provide for a

private right of enforcement by the City, any tenant, or owner of any

building to which a covenant and agreement applies.

(i) Fee Deferral. At the option of the applicant, payment of fees may be

deferred pursuant to Sections 19.01 0 and 19.05 A 1 of this Code.

G) Applicability. To the extent permitted under applicable State law, if a

conflict arises between the terms of this subdivision and the terms of the City's

Mello Act Settlement Agreement, Interim Administrative Procedures for
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Complying with the Mello Act or any subsequent permanent Mello Ordinance,

Procedures or Regulations (collectively "Mello Terms"), the Mello Terms preempt

this subdivision.

Sec. 2. The title of Section 12.24 U 26 of the Los Angeles Municipal Code is

amended to read:

26. Density Bonus for a Housing Development Project in which the density

increase is greater than the maximum permitted in Section 12.22 A 25.

Sec. 3. Subparagraph (4) of Paragraph (a) of Subdivision 2 of Subsection V of

Section 12.24 of the Los Angeles Municipal Code is amended to read:

(4) that the developer has agreed, pursuant to Govemment Code

Sections 65915-65918, to construct the development with the number of

Restricted Affordable Units sufficient to qualify for a 35% Density Bonus,

pursuant to Section 12.22 A 25 of this Code.

Sec. 4. The title of Subdivision 2 of Subsection A of Section 14.00 of the Los

Angeles Municipal Code is amended to read:

2. Density increase for a Housing Development Project to provide for

additional density in excess of that permitted in Section 12.22 A 25.

Sec. 5. Subsection 0 of Section 19.01 of the Los Angeles Municipal Code is

amended to read:

O. DENSITY INCREASE/AFFORDABLE HOUSING INCENTIVES.

Type of Application Filing Fee

Application for a Density Bonus including a request for one or more $1,065.00*

Incentives included in the Menu of Incentives pursuant to Section

12.22 A 25(e).

Application for a Density Bonus pursuant to Section 12.22 A 25 $3,742.00*

including a request for an Incentive not included in the Menu of

Incentives pursuant to Section 12.22 A 25(e).

Application for a density increase in excess of that permitted by $3,742.00*

Section 12.22 A 25 pursuant to Section 12.24 U 25 and Section 14.00

A2.

Payment of the filing fee may be deferred until prior to the issuance of

any Certificate of Occupancy, or until two years after the City's final decision

granting or denying the application, whichever comes first. Moreover, the

payment may be deferred only if a covenant and agreement is recorded with
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the County Recorder, to the satisfaction of the Housing Department, which

covenant and agreement preserves the affordability of the restricted units in the

event that the application is granted. No Building Permit for the development

project may be issued unless the developer presents evidence that the fee has

been paid and all other requirements for its issuance have been met.

Sec. 6. Chapter I of the Los Angeles Municipal Code is amended by adding a

new Section 19.14 to read:

SEC. 19.14. FEES FOR ENFORCEMENT OF HOUSING COVENANTS. The

following fees shall be charged and collected by the Los Angeles Housing Department

for the preparation and enforcement of the affordable housing covenants described in

Section 12.22 A 25(h)(1) through (3) of this Code.

Sec. 7. Statement of Intent. It is the intent of the City Council that the provisions

of this ordinance shall apply to applications filed on or after the effective date of this

ordinance, except that for sale Housing Development Projects with tract or parcel maps

that have not been recorded as of the effective date of this ordinance are subject to the

provisions of this ordinance regardless of language in tract or parcel map conditions or

previously recorded covenants.

M:\Real Prop_Env_Land Use\Land Use\Kenneth Fong\SB 1818 Ordinance\City Attorney amended db ord post Jan. 7, 2008, version
E2.doc
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Sec. 8. The City Clerk shall certify to the passage of this ordinance and have it

published in accordance with Council policy, either in a daily newspaper circulated in the

City of Los Angeles or by posting for ten days in three public places in the City of Los

Angeles: one copy on the bulletin board located at the Main Street entrance to the Los

Angeles City Hall; one copy on the bulletin board located at the Main Street entrance to

the Los Angeles City Hall East; and one copy on the bulletin board located at the Temple

Street entrance to the Los Angeles County Hall of Records.

I he:eby certify that the foregOin9.QBdin~nQ~was introduced at the meeting of the
Council of the City of Los Angeles t 1:. 1 LUOa and was passed by a v t f t

less than two-thirds of all of its members, at its meeting of FEB 2 0 2008 .0 e 0 no

FRANK T. MARTINEZ, City Clerk

By vv\c. -: _nL « • •• L
Deputy

fEB 282008
Approved ~ _

Mayor

Approved as to Form and Legality

ROCKARD J. DELGADILLO, City Attorney

By 4iNN~6~:===/
Deputy City Attorney

Date ,avt!§,< I.s;2MB

Pursuant to Charter Section 559, I
disapprove this ordinance on behalf of the
City Planning Commission and recommend
that it not be adopted .

February 13, 2008

dl~/LM"s. GlIIiI Goldberg 66
Director of Plan nina

File No. _--",C""o",-un,-"c""iI!..!F...cil""e...cN"",o"".-"O""S-::.c1-"3c:r4",,S __
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DECLARATION OF POSTING ORDINANCE
I, MARIA C. RICO, state as follows: I am, and was at all times hereinafter

mentioned, a resident of the State of California, over the age of eighteen years,

and a Deputy City Clerk of the City of Los Angeles, California.

Ordinance No. 179681 - Amending Sections 12.22, 12.24, 14.00 and 19.01 of the

Los Angeles Municipal Code to ~plementa Density Bonus program, as required

by State law - a copy of which is hereto attached, was finally adopted by the

Los Angeles City Council on February 20, 2008, and under the direction of said

City Council and the City Clerk, pursuant to Section 251 of the Charter of the

City of Los Angeles and Ordinance No. 172959, on March 6, 2008 I posted a true

copy of said ordinance at each of three public places located in the City of

Los Angeles, California, as follows: 1) one copy on the bulletin board located

at the Main Street entrance to the Los Angeles City Hall; 2) one copy on the

bulletin board located at the Main Street entrance to the Los Angeles City Hall

East; 3) one copy on the bulletin board located at the Temple Street entrance

to the Hall of Records of the County of Los Angeles.

Copies of said ordinance were posted conspicuously beginning on March 6,

2008 and will be continuously posted for ten or more days.

I declare under penalty of perjury that the foregoing is true and correct.

Signed this 6th day of March 2008 at Los Angeles, California.

Maria C. Rico, Deputy City Clerk

Ordinance Effective Date: April 15, 2008 Council File No. 05-1345

Rev. (2/21106)
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M E M O R A N D U M

TO: Joshua Reny, Assistant City Manager

FROM: Sally J. Daggett, Esq.

RE: Overview of Various Housing Security Concepts

DATE: September 15, 2016

I am writing to provide a brief overview of the various housing security concepts
that have been proposed in either Portland or South Portland of late. You asked me to
give a brief overview of each concept and an initial reaction to the legality of the
suggested concept, but not to perform any in-depth legal research or analysis at this time.
Obviously, if the City Council decides it wants to pursue one or more of these various
concepts, we can provide more in-depth legal research and analysis at that time. All of
these comments below relate to residential tenancies.

1. Rent Control. The City may legally engage in rent control pursuant to its
home rule authority. Whether to do so generates more policy issues than legal issues.
The only municipality we are aware of with a rent control or rent stabilization ordinance
is the City of Westbrook. It is called the “Mobile Home Park Rent Justification
Ordinance,” which is found in Secs. 21-15 to 21-20 of the City of Westbrook Code. A lot
of the language is pulled from the now-repealed State statute. (In 1973, the Legislature
enacted enabling legislation authorizing municipalities to enact rent control ordinances.
It was repealed in 1995, but the legislative history of the repeal stated that the Legislature
intended to allow municipalities to continue to be able enact rent control ordinances.) It
requires mobile home park owners to provide at least 90 days’ notice of an increase in
rent, sets up a “rent justification board,” allows a committee of lot owners to request a
meeting with the park owner and to request the rent increase be submitted to the rent
justification board. The rent justification board is comprised of 5 residents of the city
(appointed by mayor and approved by council) and can make adjustments (up or down)
after a public hearing.

2. Rental Unit Registration. The City may require landlords to register or
license their rental units annually; however, any fee charged by the City must be
proportionate to the actual cost of running the program. The purpose of the fee cannot be
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to raise revenue for other services or for general government. See 30-A M.R.S.A.
§§ 3702, 4355. The City already has in place a limited form of this type of ordinance.
See Article VII of Chapter 5 of the Code of Ordinances (Disclosure of Building
Ownership).

3. Regulation of Notices of Rent Increases. The State forcible entry and
detainer (eviction) statutes, 14 M.R.S. §§ 6001-6017 (hereinafter the “FED statutes”),
have established a statewide, uniform process for rent increases, termination of tenancies
and the eviction process. The FED statutes require a landlord to give “at least 45 days’
written notice to the tenant” of any rent increase. 14 M.R.S. § 6015. Up until 2003, the
FED statutes required at least 30 days advance notice of any rent increase. There is no
Maine case law addressing whether a municipality may require more than 45 days’ notice
of a rent increase. On the one hand, an argument can be made that regulation of rent
increases (and the notices related thereto) is a form of rent control and so it is permissible
for a municipality to regulate in this arena; on the other hand, an argument can be made
that the Legislature has adopted a statewide, uniform scheme related to notices of rent
increases such that it is impermissible for a municipality to regulate in this arena,
particularly since the wording of the FED statutes was the result of negotiations between
interested parties before the Legislature. Any increased notice requirement would not be
enforced through the formal FED process. If a municipality adopts a longer advance
notice provision and a landlord violates it, the notice requirement would have to be
enforced by the municipality as a civil violation of the ordinance.

4. Regulation of Notices for “No-Cause” Evictions. The FED statutes provide
that a tenancy at will may be terminated, without cause, by either the landlord or the
tenant on “a minimum of” 30 days’ notice. See 14 M.R.S. § 6002. This provision applies
only to tenancies at will and not to written leases for a definite term. There is no Maine
case law indicating whether a municipality can require more than 30 days’ notice. On the
one hand, an argument can be made that the statute provides “a minimum of 30 days’
notice” and does not contain any specific prohibition on a municipality requiring a longer
period. On the other hand, an argument can be made that the Legislature has adopted a
statewide, uniform scheme related to no fault termination of tenancies at will and the
eviction process such that it is impermissible for a municipality to regulate in this arena.

5. Regulation of Notices of Non-Renewal of a Tenancy/“Leeway Program.”
Maine law contains no requirements for a notice of non-renewal of a written lease for a
definite term. Tenancies at will remain effective until terminated by either the tenant or
the landlord, which effectively makes the 30 days’ notice for a no-cause eviction the time
period for notice of non-renewal of a tenancy at will. There is no Maine case law
addressing whether a municipality may require more than 30 days’ notice of non-renewal
of a tenancy at will. On the one hand, an argument can be made that the statute provides
“at least 30 days’ notice” and does not contain any specific prohibition on a municipality
regulating in this arena. On the other hand, an argument can be made that the Legislature
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has adopted a statewide, uniform scheme related to rent increases, termination of
tenancies and the eviction process such that it is impermissible for a municipality to
regulate in this arena.

A proposal that has been discussed in Portland and that is being called the “leeway
program” is to require landlords to provide a minimum notification of 90 days for non-
renewal of a tenancy at will, but to provide the landlord with the ability to reduce the
requirement to the State mandated 30 days’ notice if the landlord pays the tenant a to be
determined fee, likely proportional to the tenant’s monthly rent. There is no Maine case
law addressing whether a municipality may provide such “leeway,” and we are unaware
of any other non-Maine municipality utilizing such an approach.

6. Prohibition of No-Cause Evictions. As noted above, the FED statutes provide
that a tenancy at will may be terminated, without cause, by either the landlord or the
tenant on “a minimum of” 30 days’ notice. See 14 M.R.S. § 6002. This provision applies
only to tenancies at will and not to written leases for a definite term. For a municipality
to adopt an ordinance provision that prohibits a landlord from pursuing a “no cause”
eviction of a tenant at will would create a provision in direct conflict with the FED
statutes. Only the Legislature can enact such a change in Maine law.

7. No Voucher Holder Discrimination. While it is true that under the Maine
Human Rights Act (MHRA), 5 M.R.S. § 4581-A(4), a person cannot refuse to rent or
impose terms of tenancy on any individual who is a recipient of federal, state or local
public assistance because of that person’s status as a recipient, this does not equate to a
requirement that a landlord accept Section 8 vouchers. See Dussault v. RRE Coach
Lantern, Holdings, LLC, 2014 ME 8, 86 A.3d 53; 5 M.R.S. § 4583. Federal regulations
provide that participation in the Section 8 program is voluntary for landlords (see
24 C.F.R. § 982.302(b)), and as the Maine Supreme Court explained in the Coach
Lantern case, the MHRA simply prohibits discrimination or a refusal to rent because a
tenant receives public assistance. If, because of business necessity or some other non-
discriminatory reason, a landlord chooses not to accept the rental terms that are required
as part of the Section 8 voucher program, this is not discrimination in violation of the
MHRA. To the extent a municipality wants to require landlords to accept housing
vouchers, this mechanism must be done outside of the FED process and the MHRA, and
it will likely prove very difficult to enforce. However, the City of Austin, Texas used to
have an ordinance prohibiting discrimination based on source of income that survived a
legal challenge, which now-repealed ordinance could provide guidance in the event that
the City wants to pursue this concept.

8. Enforcement of Housing Security Ordinance by Private Right of Action.
Among others, Pine Tree Legal Assistance, Inc. has advocated for Portland to create a
private cause of action to allow private parties to enforce any municipal housing security
ordinance adopted by Portland. We do not believe that a municipality has authority
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under its home rule powers to create a private right of action to enforce a municipal
ordinance. See Herrle v. Town of Waterboro, 2001 ME 1, 763 A.2d 1159; Charlton v.
Town of Oxford, 2001 ME 104, 774 A.2d 366; Larrrabee v. Penobscot Frozen Foods,
Inc., 486 A.2d 97 (Me. 1984).

9. Tenant Relocation Assistance. The City of Seattle, Washington has a tenant
relocation assistance program. It provides benefits for residential tenants who become
displaced by housing demolition, substantial rehabilitation or alteration, change of use or
removal of use restrictions. Benefits include payment of relocation assistance to low
income tenants and advance notice of the planned development. The property owner
pays half of the relocation assistance, and the city pays the other half. This concept has
more budgetary than legal issues associated with it.

10. Landlord Tenant Mediation Program. A mediation program similar to the
Maine Human Rights Commission mediation program (third party mediators work
towards a resolution between two willing parties) has been suggested in Portland for
landlord-tenant situations, to be paid for by Portland. This concept has more budgetary
than legal issues associated with it.

11. Reevaluate General Assistance Administration. We are unaware of a
substantive ordinance concept related to this proposal; how best to administer the GA
program appears to be a policy issue for the City, not a legal issue.

Again, if the City Council decides it wants to pursue one or more of these various
concepts, we can provide more in-depth legal research and analysis at that time.



 
 

 
 

TO: Councilor Duson, Chair 
Members of the Housing Committee 
 

FROM: Mary Davis, Division Director 
Tyler Norod, Housing Planner 
Housing and Community Development Division 
 

DATE: September 23, 2016 
 

SUBJECT: Housing Insecurity Package 
 
  Over the past few months the Housing Committee has gathered public 
feedback and reviewed potential policy directions to recommend to the City Council.  
Recently the Committee has focused on similarly themed policy ideas associated 
with housing insecurity.  A variety of policy elements were discussed including but 
not limited to items listed below:   
 

1. Rent control/Rent increase limitations 
2. Increases to notification minimums for rent increases and non-renewal of 

leases 
3. Voucher discrimination 
4. Tenant/Landlord mediation/ombudsman 
5. Tenant relocation payments 
6. Restrictions on unit turn over in large buildings 

 
Attached to this memo is also a chart outlining Corporation Counsel’s past legal 

analysis to the Committee on many of the items listed above.  The chart is intended 
to serve as a general reference to help the Committee keep in mind the various legal 
issues associated with each element as the discuss a possible package to 
recommend to the Council.  For more detailed information about this legal analysis 
please see past memos written by Corporation Counsel to the Committee over the 
last several meetings. 

The Committee received analysis and public testimony on these general topics.  
The next step is for the Committee to formulate a final package on housing 
insecurity issues to recommend to the Council for their consideration.  To that end, 
the Committee Chair and Vice Chair have assembled a proposed package containing 
various elements of the items above aimed at mitigating concerns related to housing 
insecurity.  The package is outlined below for further discussion and input by 
Committee members.   

 



 
 

 
 

1. Increase notification for rent increases from 45-60 days. 
2. Landlords and tenants must sign a document to be drafted by the City 

explaining tenancy-at-will. 
3. Creation of a leaflet outlining tenant/landlord rights and responsibilities 

that must be distributed to all tenants. 
4. Establish a tenant/landlord commission comprised of 6 members and co-

chaired by one landlord and one tenant representative. 
5. Incorporation of Maine Human Rights Act prohibition against income 

discrimination into City ordinance. 
 

The Chair and Vice Chair also propose that the Committee take time to 
further study the potential implications and feasibility of instituting a Tenant 
Relocation Assistance Fund for households earning below 50% of Area Median 
Income (AMI) that are asked to relocate due to substantial rehabilitation or 
renovations to their unit.  Outstanding questions that would need to be considered 
would include possible funding amounts/sources, definitions that trigger 
“substantial renovation”, income thresholds, enforcement, and payment amounts.   

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  



 
 

 
 

The chart below represents a brief outline of Corporation Counsel’s opinion as to the 
potential legal issues to be considered for any of the general proposed policy ideas 
described during recent public discussions.  Please refer to Corporation Counsel’s prior 
legal memos to the Housing Committee on each proposed ordinance provision mentioned 
in this chart for more specific information and legal research about each provision. 
 
Most Likely Legal  
Under Maine Law (i.e. 
Maine law seems to 
specifically allow enactment 
of these possible ordinance 
requirements)* 
 

Maybe Legal  
Under Maine Law (i.e. these 
possible ordinance 
requirements have not been 
tested yet under Maine 
law)* 
 

Most Likely Not Legal 
Under Maine Law (i.e. the 
City Council does not have 
home rule authority to enact 
these possible ordinance 
requirements)* 

 
Rent Control (i.e. similar to 
Westbrook’s Ordinance for 
mobile home parks). 

 
Extend Notice Provisions for 
Evictions and Rent Increases. 
(Please note that any 
violation of the proposed 
increased notice requirement 
would not impact an Forcible 
Entry and Detainer (“FED”) 
action filed by a landlord, but 
would instead be enforced by 
the City through fines or 
some other penalty in a 
separate City-initiated court 
action). 

 
Some of the Enforcement 
Provisions including the private 
right of action (since anything 
enacted would need to be 
enforced by the City itself), and 
anything that attempts to 
circumvent the Maine Human 
Rights Commission’s required 
process for discrimination 
complaints.   
 

 
Mediation Program (but may 
be redundant and unnecessary 
with other existing 
programs). 

 
Requiring Acceptance of 
Housing Vouchers (including, 
but limited to, section 8 
vouchers). 
 

 
Entire Constructive Lease 
Section in the proposed 
ordinance. 

 
Prohibit Discrimination based 
on source of income (but is 
redundant and unnecessary 
given the existing 
requirements in Maine law). 
 

 
Tenant Relocation Payment 
Ordinance. 
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Purpose of the Committee 
 

The Affordable Housing Ad Hoc Committee was created by the City Council on March 21, 2016 and 

tasked with reviewing key issues affecting the quantity, accessibility, and affordability of housing in the 

City of South Portland, specifically in the rental market. The Committee was empowered to work with 

various agencies, developers, and neighboring municipalities in recognition that housing affordability is 

a regional issue. The Committee was asked to perform its work over the next three months, to research 

and consider city-level policies and actions that would promote a balanced and adequate supply of 

affordable housing, and then report its final recommendations to the City Council for consideration. 

 

Members of the Committee 
 

Tiffanie Bentley (Student Housing)  Richard Berman  (Housing Developer)   

Kathleen Bouchard (Renter)   Charles “Kim” Coit (Realtor)  

Adrian Dowling (Renter)   Michel Duvernay (Landlords Assoc.) 

Mike Hulsey (Housing Authority)  Chris Kessler (Tenants Assoc.)   

Isaac Misiuk, Chair (Planning Board)  Mary Jo Elliot (Intern/Research Analyst)  

Tex Haeuser (City Staff)   Joshua Reny (City Staff)   

 

Committee Meetings and Process 
 

The Committee held its first meeting on March 30, 2016 and elected Isaac Misiuk as Chairman. The 

Committee agreed to meet twice monthly through the duration of its work. The process began with 

framing the issue of affordable housing, defining what is “affordable”, and compiling data specific to 

South Portland, including income and demographics, percent of population renting vs. owning, median 

rental prices and trends, etc. The primary sources of this data include U.S. Census, U.S. HUD, Maine 

Dept. of Labor, and Maine State Housing Authority.  
 

The meetings that followed provided an opportunity for Committee members to fully explore and gain 

an understanding of the key issues relating to housing affordability. These issues can be organized into 

two general categories of issues in the current housing market:  1. a shortage of housing supply, both 

rental and owner housing, and 2. landlord/tenant issues that commonly occur in a market that is out of 

equilibrium, i.e. rent inflation, dislocation, etc. Much time was devoted to carefully reviewing policy 

proposals that intend to address the following questions:  “What policies would be most effective at 

increasing the supply of affordable housing?  And, “What policies would be most effective at creating 

fair and reasonable renter protections given the current market imbalance?” 
 

Several meetings were devoted to discussing the current environment and the greatest challenges, and 

exploring potential changes in policy. The first of these meetings focused on financial incentives and tax 

credit programs that act to catalyze the development of new affordable housing. Tom MacDonald of the 

Northern New England Housing Investment Fund (NNEHIF) spoke to the Committee about the Low-

Income Housing Tax Credit (LIHTC) Program, Voucher Programs, the Municipal Affordable Housing Tax 

Increment Financing (AH-TIF) Program, and the concept of creating a housing development fund, to 
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name a few. A subsequent meeting was devoted solely to land use regulations, zoning, parking 

standards, and the housing-related recommendations in the City’s Comprehensive Plan. Planning 

Director Tex Haeuser gave a detailed presentation and the Committee discussed many potential policies 

that would encourage smartly planned transit-oriented development of new affordable housing. The 

final meeting topic during this exploratory phase was tenant law and consumer protection issues. During 

this meeting, the Committee heard from representatives from Pine Tree Legal and the Opportunity 

Alliance, who described the real struggles faced by tenants in the current housing market, from high 

rents contributing to food insecurity, to dislocation and the erosion of small neighborhood communities 

that were formerly cohesive. Pine Tree Legal also provided a list of recommended policies for the 

Committee’s consideration.  
 

During the next phase of the process, Committee members decided that additional research and a more 

focused conversation were needed to fully investigate many of the proposed strategies that had been 

heard to date. Two small focus groups were organized; one to take a closer look at “supply” policies, and 

the other to look closely at “consumer protection” policies. The first group held a meeting with Dana 

Totman of Avesta Housing, Mike Hulsey of SPHA, and Richard Berman of Developers Collaborative, to 

discuss high-impact policies to entice developers to pursue more affordable housing projects in South 

Portland. The second group held a meeting with Chris Kessler of SP Tenants Assoc., Mike Duvernay of 

Southern Maine Landlords Assoc., Mike Hulsey, and Tiffanie Bentley, to discuss the most crucial issues 

affecting tenants, and policies that could mitigate some of the problems. They invited Wendy Paradis of 

Berstein Shur to discuss several policy proposals. Both focus groups reported back to the Committee 

with their consensus recommendations, but there remain a handful of policy proposals and concepts 

that will need further exploration and investigation in the months ahead.  

 

Framing Affordability in the South Portland Housing Market 
 

Housing is generally considered to be “affordable” when its cost represents a share of household 

income in balance with other life necessities, such as food, clothing, transportation and medical care. 

For the purpose of this Committee’s work, the following definition of affordable housing was used: 
 

“Families who pay more than 30 percent of their income for housing are considered cost 

burdened and may have difficulty affording necessities such as food, clothing, transportation 

and medical care.” – U.S. Dept. of Housing & Urban Development 
 

According to U.S. Census estimates, the median household income in South Portland was $53,633 as of 

2014. Household income that is 81% to 150% of median is considered Moderate Income, whereas 51% 

to 80% of median is considered Low Income, and 50% or less is considered Very Low Income. In South 

Portland, 80% of median household income is $42,906. At that income level, an affordable rent would 

be $1,072 or less. As of 2014 there were an estimated total 10,975 households in South Portland with an 

average 2.27 persons per household. According to U.S. Census estimates, rental units make up 40.2% of 

all housing units in the City, and the median gross rent was $1,019 as of 2014, which encompasses all 

rental units, including 1-bedroom and units without utilities included. Data from the Maine State 
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Housing Authority shows that the average 2-bedroom unit in the metro area of Portland/South Portland, 

with utilities included, was approximately $1,238 per month as of 2014. 
 

The data broadly suggests that households with income at approximately 75% of the median or less, and 

which are not receiving housing assistance, are those most cost burdened in the current rental market. 

In the City of South Portland there are approximately 4,000 households (36.5% of total) at or below 75% 

of median household income. Approximately one third of those households (1,350) are receiving some 

form of housing assistance through either subsidized units, rent vouchers, etc. The remaining 2,750 

households do not receive any direct public assistance for housing. The American Community Survey 

estimates that approximately 1,631 renter households paid more than 35% of income for rent in 2014, 

which is a population representing nearly 15% of all households in South Portland.  
 

We should acknowledge that these data are not exact, but have been derived using statistical 

methodology with a relatively small margin of error. Therefore, the data does represent an accurate 

estimate that should be used to inform the City Council’s and general public’s understanding of the issue 

of housing affordability and the approximate number of households in the City that are cost burdened 

by housing. Much of the data referenced above are presented in the tables and graphs that follow.  

 

Income and Housing Data 
 

Household Income and the Rate of Poverty are issues closely related to housing affordability. The 

income distribution of South Portland households can be seen in the table below. Approximately 30% of 

those households earn less than $35,000 per year (which is 65% of area median income). 
 

INCOME AND BENEFITS – SOUTH PORTLAND, ME 

(IN 2014 INFLATION-ADJUSTED DOLLARS) 

Households 

(Estimate) 

% of 

Households 

% of Median 

Income 

Total households 10,975 100.00% (X) 

Less than $10,000 717 6.50% 0-19% 

$10,000 to $14,999 472 4.30% 19-28% 

$15,000 to $24,999 1,025 9.30% 28-47% 

$25,000 to $34,999 1,140 10.40% 47-65% 

$35,000 to $49,999 1,670 15.20% 65-93% 

$50,000 to $74,999 2,298 20.90% 93-140% 

$75,000 to $99,999 1,383 12.60% 140-186% 

$100,000 to $149,999 1,450 13.20% 186-280% 

$150,000 to $199,999 517 4.70% 280-373% 

$200,000 or more 303 2.80% >373% 

    

Median household income (dollars) $ 53,633 (X) (X) 

Mean household income (dollars) $ 70,514 (X) (X) 

Source:  U.S. Census 
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Rents in South Portland are rising faster than in the rest of Cumberland County or in the State of Maine 

as a whole. Gross rents have risen in South Portland by nearly 16% since the bottom of the recession in 

2009.  Note that data is not presented for 2015, but anecdotal information suggests that rent inflation 

has continued its trajectory during the past year. 

 

 
 

The median value of homes rose at the same rate as rentals from 2009 to 2014 (+14%), and owners’ 

incomes also rose in rough proportion (+12%).  However, the income of renter households – many 

dependent upon lower paying jobs – has been flat, and has actually declined in the last three years. In 

2014, the median income of renters was less than half the median income of homeowners. 
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Not surprisingly, the number and proportion of renters paying over a third of their income for rent has 

risen sharply in South Portland during the past several years. Between 2011 and 2014, an additional 336 

households were paying more than 35% of their income for rent, which represents a 22% increase in 

that subgroup over only a three year period. 

 

 
 

Low Income renter households are disproportionately cost-burdened by housing, whereas greater 

balance exists across the income distribution of owner households, with the largest segment of cost-

burdened owners earning $50-75K per year. Approximately 47.3% of renters are paying more than 30% 

of their income for housing, whereas 29.2% of homeowners are similarly cost-burdened. 

 

MONTHLY HOUSING COSTS 

AS % OF HOUSEHOLD 

INCOME, PAST 12 MONTHS 

Occupied housing units Owner-occupied 

housing units 

Renter-occupied 

housing units 

Estimate Margin 

of Error 

Estimate Margin 

of Error 

Estimate Margin 

of Error 

 Less than $20,000 14.4% +/-2.6 5.9% +/-2.0 27.3% +/-5.3 

          Less than 20 percent 0.3% +/-0.3 0.3% +/-0.3 0.3% +/-0.4 

          20 to 29 percent 2.6% +/-1.3 0.5% +/-0.4 5.7% +/-3.1 

          30 percent or more 11.5% +/-2.2 5.1% +/-1.9 21.3% +/-4.8 

 $20,000 to $34,999 14.8% +/-2.4 11.1% +/-2.2 20.4% +/-4.7 

          Less than 20 percent 1.0% +/-0.7 1.7% +/-1.2 0.0% +/-0.5 

          20 to 29 percent 2.9% +/-0.9 2.7% +/-1.0 3.0% +/-1.7 

          30 percent or more 10.9% +/-2.1 6.7% +/-1.7 17.3% +/-4.1 

 $35,000 to $49,999 15.1% +/-2.3 14.2% +/-2.4 16.5% +/-4.1 

          Less than 20 percent 3.1% +/-0.9 4.4% +/-1.4 1.1% +/-0.9 

          20 to 29 percent 5.6% +/-1.7 3.4% +/-1.2 9.0% +/-3.6 

          30 percent or more 6.4% +/-1.1 6.4% +/-1.6 6.5% +/-2.4 

1,374 1,268
1,560 1,671 1,631

0
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Table continued from previous page… 

MONTHLY HOUSING COSTS 

AS % OF HOUSEHOLD 

INCOME, PAST 12 MONTHS 

Occupied housing units Owner-occupied 

housing units 

Renter-occupied 

housing units 

Estimate Margin 

of Error 

Estimate Margin 

of Error 

Estimate Margin 

of Error 

 $50,000 to $74,999 20.8% +/-2.7 22.2% +/-3.0 18.6% +/-4.4 

          Less than 20 percent 7.6% +/-1.6 8.1% +/-1.9 6.9% +/-3.0 

          20 to 29 percent 6.6% +/-1.7 4.8% +/-1.6 9.4% +/-3.3 

          30 percent or more 6.5% +/-1.4 9.4% +/-2.0 2.2% +/-1.6 

 $75,000 or more 33.3% +/-2.7 46.2% +/-3.4 13.7% +/-3.8 

         Less than 20 percent 23.1% +/-2.7 30.6% +/-3.1 11.7% +/-3.8 

         20 to 29 percent 9.2% +/-1.8 14.0% +/-3.0 2.0% +/-1.1 

         30 percent or more  1.0% +/-0.5 1.6% +/-0.8 0.0% +/-0.5 

 Zero or negative income 0.8% +/-0.5 0.4% +/-0.4 1.3% +/-1.1 

 No cash rent 0.9% +/-0.6 (X) (X) 2.3% +/-1.6 

Source:  American Community Survey, 5 year average 

 

Key Findings and Housing Goals 

 

The Affordable Housing Committee has found that housing demand is currently outpacing supply, and 

this is leading to above average rent inflation and increasing home prices. This has had a ripple effect in 

the market which has disproportionately affected low-to-moderate income (LMI) households, especially 

within the renter population. South Portland is a single municipality in a much larger housing market 

area, and should work closely with partners in the region to develop regional housing policies and 

development goals. South Portland has a responsibility to promote smart and sustainable growth, 

identifying areas within the city best suited for new housing, and implementing affordable housing 

policies for the benefit of current and future residents, especially those most economically 

disadvantaged. Housing Affordability should be addressed by pursuing the following four goals: 

 

Goal #1 – Stability in the Housing Market – South Portland should aspire to possess sufficient stock of 

quality rental and owner housing units that achieves price equilibrium in the housing market. There is 

currently a shortage of housing causing excessive price inflation. The City should set a goal of creating 

200 new units of rental housing and 400 new units of owner housing by 2018. 

 

Goal #2 – Housing Affordability – South Portland should support greater access to affordable housing 

options for all of its residents, especially those below the Median Household Income who may require 

some level of assistance. Housing affordability is a growing problem in South Portland, especially for 

lower income households. The City should support policies that lead to the creation of more multi-

family housing units affordable to households earning below 120% of median household income, with 

priority to households earning below 75% of median income. 
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Goal #3 – Equitable Housing Regulation – South Portland should support a fair and equitable regulatory 

environment for housing that ensures the health, safety, and general welfare of tenants while 

minimizing the regulatory burden placed on property owners. The tightening housing market has 

resulted in rent inflation that is outpacing wage growth and reducing the affordability of housing, 

increasing the instances of renter dislocation, and making it difficult for people to find alternative 

housing, especially those with housing vouchers. 

 

Goal #4 – Economic Wellbeing – South Portland should aspire to build a strong local economy, one in 

which household incomes are growing, the poverty rate is declining, and there is ample economic 

opportunity for all its residents. Although in recent years overall household incomes have increased, 

they have been essentially flat for the renter population, and the rate of poverty has been increasing. 

 

Moving the Dial on Affordable Housing 

 

There are fundamentally two variables at the heart of the housing affordability issue; household income 

and the cost of housing. Strategies for increasing the affordability of housing may include policies that 

seek to increase household income, stabilize or reduce the price of rent, or a combination of both. 

Increasing income is a complex and challenging strategy that relies on sustained economic development 

that leads to growth in personal income exceeding price inflation in the housing market. Although it is a 

strategy with significant merit and has been included as a key goal in this report, we should 

acknowledge it is a strategy to be pursued taking a long view, rather than expecting short-term results. 

 

Stabilizing the price of rent may be more achievable in the near-to-mid-term, but there are many 

strategies to consider, each with varying costs and benefits. Generally, a housing market in balance will 

set price points at levels that maximize occupancy while allowing for a reasonable return to the 

landlord. Housing markets that are out-of-balance typically result in unaffordable rents (under-supplied) 

or high vacancy rates and decreased quality (over-supplied). In October 2015 the U.S. Department of 

Housing and Urban Development 

(HUD) completed a Comprehensive 

Housing Market Analysis for the 

Portland/South Portland Housing 

Market Area (HMA), which 

encompasses Cumberland, York, 

and Sagadahoc Counties. The study 

found that the current housing 

market is indeed under-supplied 

and contributing to above-average 

rent inflation. The study suggests 

that in order to achieve balance in 

the housing supply, which would 

positively affect housing prices, Excerpt from Comprehensive Housing Market Analysis, U.S. HUD, 2015 
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approximately 4,000 sales units and 2,000 rental units will need to be created by the end of 2018 

throughout the region.  

 

The City of South Portland, due to its central location in the regional economy, proximity to Portland, as 

well as its services and amenities, is undoubtedly experiencing a greater demand for rental housing than 

the more rural towns throughout the HMA. However, it is quite challenging to measure and anticipate 

what South Portland’s share of new housing development should be in the years to come. As a baseline, 

the Committee is recommending a conservative goal of 400 sales units and 200 rental units by 2018, 

which represents 10% of total new units needed in the region, in recognition that South Portland 

possesses approximately 10% of the region’s housing stock. In reality, due to changing demographics 

and growth patterns, it is likely that more rental housing will be needed in the urban areas, and a 

substantial share of the sales units should be condominium type housing to accommodate more density 

and growth in the commercial hubs and downtown areas of the City. Furthermore, this goal is limited to 

the next 24 months, and demand for housing post-2018 is likely to continue growing as Greater Portland 

becomes a larger share of the State Economy and people continue to migrate from rural to urban areas. 

 

Final Recommendations 

 

This Committee is recommending a total of 26 actions and policies for consideration. However, there are 

8 key recommendations the Committee believes would be most effective at improving the quantity, 

accessibility, and affordability of rental housing in the City of South Portland. 

 

1. Implement the housing-related recommendations in the South Portland Comprehensive Plan and 

related Neighborhood Master Plans 

 

The adopted Comprehensive Plan and Mill Creek Master Plan already provide many policies that, 

once implemented, would likely stimulate the creation of new housing. Those policies include:   

a. Amend parking standards to allow reduced parking by treating small apartments as 

fractional units for density purposes 

b. Expand the Transit TIF to increase investments in pedestrian facilities and infrastructure 

c. Eliminate density in multi-family neighborhoods*, and 

d. Allow conversions of large single-family homes to multi-family in Residential G Zone* 

*Must be compatible with the neighborhood (i.e. site plan and design review)  

The City should also continue developing and implementing master plans for its neighborhoods, 

such as the West End Master Plan that is scheduled for 2016. 

 

2. Determine the feasibility of developing new multi-family housing adjacent to existing multi-family 

housing, either by contract zones or increasing the density of current zones (i.e. Brick Hill, Summit 

Terrace, Betsy Ross, etc.) 

 

There are several locations in the City where there is already a presence of multi-family housing, and 

some of those areas are adjacent to developable land, or land that could be redeveloped. The 



Page 10 of 18 

 

Committee discussed where new multi-family housing would be most appropriate, and it seems 

these areas adjacent to existing housing would be suitable candidates, in addition to the 

neighborhood and commercial centers where more mixed use development would be appropriate. 

One example where this has already been done is the recent zoning amendment that allowed 

greater density in the G-3 Zone, which will result in the future development of 120 new units of 

market rate housing in the Brick Hill neighborhood.  

 

3. Commit the City to generating and supporting, in collaboration with developer partners, at least 

one LIHTC application per year 

 

Low income households are disproportionately affected by the lack of affordable housing. One of 

the most effective programs currently available is the Low Income Housing Tax Credit (LIHTC) 

Program administered by the Maine State Housing Authority. However, resources are scarce and the 

application process is very competitive. South Portland is a community with high need for affordable 

units, and therefore has the ability to score quite well in the application process. However, 

developers cannot often find a suitable piece of land, in the right location, at the right price, and 

with enough local support to maximize the points available. The City has the ability to play an active 

role, working with developers to generate projects and provide necessary support to ensure quality 

affordable housing is available to its low income residents. 

 

4. Explore the feasibility and practicality of an ordinance establishing a Registration Program for 

rental units, with fees used to fund Renter Programs, including an Inspection Program, and data 

collected to inform housing and land use policies 

 

The City should explore a registration requirement for Rental Housing Units, which in concept would 

support a safety and code compliance inspection program, provide the City a way to track a variety 

of rental housing data, and possibly provide other types of renter programs and support. The SPFD 

currently manages a Fire Code inspection program for some rental housing, and one piece of this 

proposal envisions an expansion/enhancement of that program, perhaps in collaboration with SPHA. 

 

5. Amend zoning to allow attached and detached Accessory Dwelling Units (ADUs) within Residential 

and Multi-Family zones 

 

South Portland is a geographically small municipality that is substantially developed and lacking the 

land area to grow outwardly. Therefore, most future growth will likely occur in areas already 

developed through increased density and/or by changing how land is used. However, South Portland 

places incredible value on preserving its historic residential neighborhoods and limiting most future 

growth to targeted areas, which also limits opportunities for new housing development. One 

compromise strategy would be to modestly increase density in residential areas by liberalizing the 

policy on Accessory Dwelling Units. Allowing more ADUs would support two goals, increasing the 

supply of rental housing and providing homeowners a source of supplemental income to improve 

the affordability of homeownership. 
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6. Amend zoning to allow increased density, or eliminate density, in neighborhood activity centers, 

commercial hubs, and downtown areas 

 

The City of South Portland has designated growth areas and articulated a vision for new 

development, including pedestrian oriented commercial centers with vibrant public areas, thriving 

commercial and retail spaces, and a blend of upper level housing and office space with varying sized 

units, from small studio and student housing to larger family units. The problem is that current 

zoning, including density and parking standards, oftentimes does not allow the type of development 

the City envisions and desires. Limits set on units per acre and parking spaces per unit often inhibit 

new development due to the cost of property acquisition and development, and expected return. 

 

7. Establish a Housing Trust Fund (HTF) to facilitate the creation of new affordable housing units in 

collaboration with housing developers, and identify key sources of revenue to capitalize the fund 

 

One of the most impactful strategies to create affordable housing for Low-to-Moderate-Income 

households is to provide financial assistance. Oftentimes, the initial costs of land acquisition, 

demolition, and site preparation at the best locations for new housing development are too 

prohibitive. Developers are constantly seeking prospective sites, but they are becoming scarcer in a 

hot real estate market. A City-operated Housing Trust Fund able to provide gap financing, through 

grants or low-interest loans, could catalyze projects that otherwise would never move forward. 

 

8. Work with Pine Tree Legal and Southern Maine Landlords Association to develop and disseminate 

educational material on Tenant and Landlord Rights and Responsibilities 

 

The Southern Maine Landlords Association has already begun developing an education campaign for 

renters and landlords. They are keen to partner with Pine Tree Legal and area municipalities to 

develop and disseminate educational materials so that both tenants and landlords know their rights 

and responsibilities. The City of South Portland should participate as a key partner. 

 

In addition to the key recommendations listed above, there are 18 other recommendations listed in 

Appendix A of this Report. There were also two policy proposals reviewed by the Committee that are 

not being recommended due to concerns about their legality, feasibility, and whether they would 

improve or worsen housing affordability in the community. The Committee voted overwhelmingly not to 

recommend ordinances that would control the price of rent or extend the State-mandated notice 

required to increase rent or terminate a lease arrangement.  

 

At the direction of the City Council, this Committee undertook an expedited process to develop policy 

recommendations that would most effectively improve the quantity, accessibility, and affordability of 

housing in the City. The Committee would like to thank all of the residents, agency representatives, and 

other partners who have assisted with this process. We look forward to working with the City Council to 

begin implementing any or all of the recommendations the Council wishes to act on.



 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix A 

 

Complete List of Committee Recommendations  
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Goal #1 – Stability in the Housing Market – South Portland should aspire to possess sufficient stock of quality rental and owner housing units 
that achieves price equilibrium in the housing market. There is currently a shortage of housing causing price inflation. The City should set a 
goal of creating 200 new units of rental housing and 400 new units of owner housing by 2018. 
 

Strategies Actions & Policies Outputs/Measures 

 
 
 
 
 
 
 
 
 
1.1. Increase the supply of 
housing by promoting Smart 
Growth policies and a 
pattern of development in 
line with the City’s vision, 
including greater density in 
certain zones and along 
transit corridors 
 
 

 

 
1.1.1. Implement housing-related recommendations in the Comprehensive Plan 
and Neighborhood Master Plans, including: 
 

a. Amend parking standards to allow reduced parking by treating small 
apartments as fractional units for density purposes 

 
b. Expand the Transit Oriented Development TIF District in order to 

increase funds available for transit equipment, infrastructure, and 
operating expenses 

 
c. In multifamily neighborhoods, allow lots to be utilized without density 

limits as long as the building occurs in a manner compatible with the 
neighborhood pattern of development (i.e. site plan and design review) 

 
d. Allow conversions of larger single-family homes to multi-family buildings 

in Residential G Zone with appropriate design standards and review  
 

e. Beginning with West End, complete master plans for designated 
neighborhood activity centers, commercial hubs, and downtown areas 
and implement key recommendations 

 

 
 
 
 
 
 
 
# of new rental units built  
 
# of new owner units built  
 
Taxable value per acre 
 
Share of new housing units 
– rental vs. owner 
 
Volume of residential 
investment in older 
neighborhoods 
 

 

 
1.1.2. Amend zoning to allow attached and detached Accessory Dwelling Units 
(ADUs) within residential and multi-family zones 
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Strategies Actions & Policies Outputs/Measures 

 
Continued from  
Previous Page 

 
1.1.3. Amend zoning to allow increased density or eliminate altogether in 
neighborhood activity centers, commercial hubs, and downtown areas 
 

 
Continued from  
Previous Page 

 
1.1.4. Designate Transit Corridors and amend zoning to promote higher density, 
reduced or eliminated parking requirements, and pedestrian oriented design, 
along those transit corridors; implement Design Standards and Review Process 
for any development along Transit Corridors or within neighborhood centers 
 

 
1.1.5. Determine feasibility of developing new multi-family housing adjacent to 
existing multi-family housing, via contract zone or increase density of current 
zone (i.e. Brick Hill, Summit Terrace, Betsy Ross, etc.) 
 

 
1.2. Increase the supply of 
housing by actively 
acquiring land and soliciting 
RFPs, or facilitating 
acquisition of land by 
developers, in targeted 
development areas 
 

 
1.2.1. Establish a Project Development Fund to be used for land acquisitions, 
loans to developers, or other creative uses, that catalyze projects that otherwise 
would not occur, specifically mixed use developments in commercial centers 
 

 
 
# of parcels developed 
 
# of new units built 
 
Taxable value per acre 

 
1.2.2. Inventory City-owned land and determine whether any lots are suitable for 
new housing development 
 

 
1.3. Discourage the 
elimination of housing 

 
1.3.1. Create a Housing Replacement Policy that would assess a fee on projects 
that physically eliminate housing units without replacing them at the same or 
another location within the City 
 

 
 
# and $ of fees collected 
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Goal #2 – Housing Affordability – South Portland should support greater access to affordable housing options for all of its residents, especially 
those below the Median Household Income who may require some level of assistance. Housing affordability is a growing problem in South 
Portland, especially for lower income households. The City should support policies that lead to the creation of more multi-family housing units 
affordable to households earning <120% of median household income, with priority to households earning <75% of median income. 
 

Strategies Actions & Policies Outputs/Measures 

 
 
 
2.1. Elevate housing 
affordability to be a high 
priority of City government, 
and build the community 
support that will be required 
to properly address it 
 

 
2.1.1. Commit the City to partnering with the South Portland Housing Authority 
to identify areas for new housing development and supporting those projects 
 

 
 
 
# of projects City and SPHA 
have partnered, $ of new 
investment, # of new units 
 
# of AH-TIF agreements 
completed, $ of new 
investment, # of new units 
  

 
2.1.2. Establish a City policy on Affordable Housing Tax Increment Financing 
(AH-TIF) that empowers staff to negotiate incentives that maximize the number 
and affordability of new housing units created 
 

 
2.1.3. Develop a Marketing Plan to advertise City housing policies and incentives 
to housing developers and Realtors 
 

 
 
 
 
 
2.2. Increase availability and 
access to affordable housing 
for Moderate Income 
Households (81-120% AMI) 

 
2.2.1. Amend zoning to create a density bonus that would allow additional 
residential units beyond current maximum density for new or existing housing, 
in certain zones, in exchange for keeping those units affordable for households 
at a certain % of Area Median Income (AMI) for the life of the building 
 

 
 
# of projects utilizing 
density bonus mechanism, 
# of new units created 
 
# of City properties 
redeveloped, $ of new 
investment, # of new units 
 
# of homes in Land Trust 

 
2.2.2. Embrace redevelopment of City-owned buildings, schools, and other 
historic properties with affordable housing as a component of any re-use plan 
 

 
2.2.3. Explore creating a Neighborhood Land Trust that would partner with 
stakeholders to provide affordable owner housing to Moderate Income families 
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Strategies Actions & Policies Outputs/Measures 

 
 
 
 
2.3. Create new affordable 
housing units for Low Income 
Households (51-80% AMI) by 
proactively supporting LIHTC 
Projects in partnership with 
South Portland Housing 
Authority and/or other 
developers 
 
 

 
 
2.3.1. Establish a Housing Trust Fund (HTF) to facilitate the creation of new 
affordable housing units in collaboration with housing developers, and identify 
key sources of revenue to capitalize the fund 
 

 
# of housing units created 
with assistance of HTF 
 
Value of financial and in-
kind support for LIHTC 
projects from City 
 
# of LIHTC projects and 
associated units built 
 
# of affordable units 
acquired and rehabilitated 
 
# of City properties used 
for new housing 
 

 
2.3.2. Establish an Affordable Housing Policy that broadly articulates the types 
of support the City will provide to bolster LIHTC project applications, including 
financial, public infrastructure and facilities, etc., and may include an expedited 
permitting review process 
 

 
2.3.3. Commit the City to generating and supporting, in collaboration with 
developer partners, at least one LIHTC application per year 
 

 
 
2.4. Increase availability and 
access to affordable housing 
for Very Low Income 
Households (<50% AMI) via 
Housing Voucher Programs 
 

 
2.4.1. Support Federal and State policies and legislation that would increase the 
number of Housing Vouchers available to the South Portland Housing Authority 
 

 
 
# of vouchers available to 
South Portland residents 
 
Share of available vouchers 
utilized 

 
2.4.2. Support redevelopment plans and new zoning that would lead to the 
creation of new rental housing (both affordable and market rate) which would 
in turn provide more choice and availability to Voucher Program recipients 
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Goal #3 – Equitable Housing Regulation – South Portland should support a fair and equitable regulatory environment for housing that 
ensures the health, safety, and general welfare of tenants while minimizing the regulatory burden placed on property owners. The tightening 
housing market has resulted in rent inflation that is outpacing wage growth and reducing the affordability of housing, increasing the instances 
of renter dislocation, and making it difficult for people to find alternative housing, especially those with housing vouchers. 
 

Strategies Actions & Policies Outputs/Measures 

 
3.1. Increase overall 
awareness of both tenant 
and landlord rights and 
responsibilities 
 

 
3.1.1. Work with Pine Tree Legal and Southern Maine Landlords Association to 
develop educational material on Tenant and Landlord Rights and 
Responsibilities 
 

 
 
 
 
 
Educational material 
developed and distributed 
 
Legal opinion on municipal 
authority to implement 
local regulations more 
restrictive than state law 
 
Analysis of costs and 
benefits associated with 
the various policies 
proposed 
 

 
3.2. Ensure that rental 
housing in South Portland is 
safe to occupy and buildings 
are up to code 
 

 
3.2.1. Explore the feasibility and practicality of an ordinance establishing a 
Registration Program for rental units, with fees used to fund Renter Programs, 
including an Inspection Program, with data collected to inform housing and land 
use policies 
 

 
 
 
3.3. Consider local 
regulations that assist renters 
transition to new housing 
 

 
3.3.1. Explore the legality and practicality of an ordinance that would prohibit 
landlords from discriminating based on a prospective tenant’s source of income 
 

 
3.3.2. Explore creating a voluntary program whereby landlords could adopt a 
model lease that includes extended notice periods in the event of a rent 
increase or tenant is required to vacate. In exchange, the participating landlords 
would have access to a City-managed dispute mediation mechanism as well as 
other possible incentives 
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Goal #4 – Economic Wellbeing – South Portland should aspire to build a strong local economy, one in which household incomes are growing, 
the poverty rate is declining, and there is ample economic opportunity for all its residents. Although in recent years overall household 
incomes have increased, they have been essentially flat for the renter population, and the rate of poverty has been increasing. 
 

Strategies Actions & Policies Outputs/Measures 

 
 
 
 
4.1. Promote Economic 
Growth, including Anti-
Poverty Initiatives, 
Workforce Training, and 
Entrepreneurship 
 

 
4.1.1. Implement the South Portland Economic Development Strategic Plan, 
which includes strategies for small business development and 
entrepreneurship, as well as workforce development 
 

 
 
 
% of population below 
poverty level 
 
Median Household Income 
 
Median Gross Rent as % of 
Median Income 

 
4.1.2. Embrace proposed new investment and business growth that will result in 
the creation of new jobs that pay a livable wage 
 

 
4.1.3. Support and promote locally owned and operated businesses, and source 
products and services locally, whenever practical, to ensure that more money 
circulates in the local economy and supports jobs 
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