
 
 

48 Hampshire Street, LP 
c/o The Szanton Company 

482 Congress #203 
Portland, ME 04101 

  
 

 
 

November 14, 2017 

 

Updated December 06, 2017 

 

Zach Mosher   Doug Greene 

City Planner   Urban Development Coordinator 

City of Auburn 

 

Re:   Troy Street / Hampshire Street Multifamily Housing Project 

   Additional information  

 

Dear Zach and Doug— 

 

Please find enclosed site plan and subdivision application for the proposed workforce housing 

project at the southwest corner of Troy Street and Hampshire Street.  

 

We are excited to propose this development, which will bring much-needed quality housing to 

the neighborhood. The location is ideal for mixed-income housing: right in downtown Auburn, 

close to bus lines, the grocery store, Chestnut Park, City Hall, and all the other services and 

amenities that Auburn has to offer.  

 

This project is targeted to working people, and working families, with a mix of one- two—and 

three-bedroom apartments. Based on our experience with similar properties in Lewiston, Bath, 

Biddeford, and Portland, we also expect a high percentage of older adults, who would be 

attracted by the comfort, safety, accessibility, energy-efficiency (our rents include heat and hot 

water) and walkable location of the project.  

 

The proposed financing relies on affordable housing tax credits from MaineHousing. The project 

fits well with their scorecard by which tax credits are allocated. We are aiming to earn 



readiness/approvals points by applying for site plan and subdivision approval now, which will 

allow us to be ready for the application deadline of February 8. We understand that this project 

will be scheduled for the December 12 Planning Board hearing. This will allow the 30-day 

appeals period to expire prior to the MaineHousing application deadline.  

 

As you know, the site includes two Pan Am Railways parcels to allow parking, one adjacent to 

the site along the east side of Troy Street, and another parcel on the east side of Troy Street 

between Hampshire Street and Spring Street (let’s call this North Troy).  

 

Our application packet includes the information outlined in the Application, including plans, the 

Development Review Checklist, and the evidence of right, title and interest.   

 

We look forward to continuing discussions on this project. Please let me know if you need any 

more information. 

 
Thanks again for your time and consideration of this application.  

 

Sincerely, 

 
Andy Jackson 

Project Manager 

 

Enclosures and attachments:  

 Development Review Application form 

 Narrative of special exceptions and site plan review notes 

 Narrative of financial and technical capacity 

 Project development budget and pro forma financial model 

 Purchase and Sale Agreement for lot 212 and Troy Street 

 Purchase and Sale Agreement amendment clarifying extent of Troy Street purchase 

 Purchase and Sale Agreement for Pan Am parcels 

 Options for Purchase of site parcels by 48 Hampshire Street, LP from Szanton-Monks 
Properties, LLC  

  
 
  



Development Review Application 
City of Auburn Planning and Permitting Department 

PROJECT NAME: Maine Workforce Housing; Hampshire Street Housing 

PROPOSED DEVELOPMENT ADDRESS: Union, Hampshire and Troy Streets 

PARCEL ID#: Tax Map 240, Lot 212 

REVIEW TYPE: Site Plan 00 
Subdivision o 

Site Plan Amendment o 
Subdivision Amendment o 

Special Exception o 
Form Based Code Plan o 

Planned Unit Development o 

PROJECT DESCRIPTION: The project will involve the construction of an apartment complex on Hampshire 
Street. The building will consist of 53 units. Supporting facilities are also encompassed in this project, 
including parking and connections to city water, sanitary sewer and storm drainage systems. 

CONTACT INFORMATION: 

Aoolicant Prooertv Owner 

Name: 48 Hampshire Street, LP Name: Douglas Greene, AICP RLA, City of Auburn 

Address: c/o The Szanton Co., 482 Address: 60 Court ST, Room 146, Auburn, ME 
Congress ST, Suite 203, Portland, ME 

Zip Code: 04102 Zip Code 04210 

Work#: (207) 245 6436 Work#: (207) 333 6601 ex. 1156 

Cell#: Cell#: 

Fax#: Fax#: 

Home#: Home#: 

Email: Email: dgreene@auburnmaine.gov 

Other professional representatives for the project 

Proiect Reoresentative (surveyors, engineers, etc.), 

Name: Andy Jackson Name: Sean Thies, Name: Travis Nadeau, Platz 
P.E., CES, Inc. Associates 

Address: c/o The Szanton Co. Address: 465 S Main Address: 2 Great Falls Plaza, 
Street, Brewer, ME Auburn, ME 

Zip Code Zip Code: 04412 Zip Code: 04210 

Work#: (207) 245 6436 Work#: (207) 989-4824 Work#: (207) 784 2941 

Cell#: Cell#: (207) 341-0588 Cell#: 

Fax#: Fax#: Fax#: 

Home#: Home#: Home#: 

Email: Email: Email: 

ajackson@szantoncompany.com sthies@ces-maine.com tnadeau@platzassociates.com 



PROJECT DATA 
The following information is required where applicable, in order complete the application 

IMPERVIOUS SURFACE AREA/RATIO 
Existing Total Impervious Area ...................................... . 23 587 sq. ft. 
Proposed Total Paved Area ............................................ . 7 758 sq. ft. 
Proposed Total Impervious Area Proposed ......................... . 22 231 sq. ft. 
Impervious Net Change ................................................ . -1 356 sq. ft. 
Impervious surface ratio existing ...................................... . 87 %of lot area 
Impervious surface ratio proposed .................................... . 82 %of lot area 

BUILDING AREA/LOT COVERAGE 
Existing Building Footprint ............................................ . 
Proposed Building Footprint .......................................... .. 
Proposed Building Footprint Net 

0 sq. ft. 
14473 sq. ft. 
14 473 sq. ft. 

change .............................. . 
Existing Total Building Floor Area .................................. . 
Proposed Total Building Floor Area ................................. . 
Proposed Building Floor Area Net Change .......................... . 
New Building? ....................................................................................... . 
Building "\rea/Lot coverage existing ................................ .. 

0 sq. ft. 
57 892 sq. ft. 
57 892 sq. ft 
Yes (yes or no) 
0 %of lot area 

Building Area/Lot coverage proposed ................................ . 65 %of lot area 

ZONING or FORM BASED CODE DISTRICT 
Existing ................................................................. . T 
Proposed, if applicable ................................................. . T5.1 
LAND USE 
Existing ................................................................. . 
Proposed ................................................................. . 

Pavement 
Pavement/Building 

RESIDENTIAL, IF APPLICABLE 
Existing Number of Residential Units ................................ . 
Proposed Number of Residential Units .............................. . 
Subdivision Proposed Number of Lots ............................. . 

52 
NA 

PARKING SPACES 
Existing Number of Parking Spaces ............................. . 
Proposed Number of Parking Spaces ............................. .. 
Number of Handicapped Parking Spaces ........................ . 
Proposed Total Parking Spaces ............................................ .. 

0 
8 
8 

ESTIMATED COST OF PROJECT .......................... _,.,.$l=O·=oo=o,=oo=o ___ _ 
DELEGATED REVIEW AUTHORITY CHECKLIST 

SITE LOCATION OF DEVELOPMENT AND STORMWATER MANAGEMENT 

Existing Impervious Area 23 587 sq. ft. 
Proposed Disturbed Area 27 095 sq. ft. 
Proposed Impervious Area 22 231 sq. ft. 
1. If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction 

General Permit (MCGP) with MDEP. 
2. If the proposed impervious area is greater than one acre including any impervious area crated since 

11/16/05, then the applicant shall apply for a MDEP Storm water Management Permit, Chapter 500, with the 
City. 

3. If total impervious area (including structures, pavement, etc) is greater than 3 acres since 1971 but less than 7 
acres, then the applicant shall apply for a Site Location of Development Permit with the City. If more than 7 
acres then the application shall be made to MDEP unless determined otherwise. 

4. If the development is a subdivision of more than 20 acres but Jess than 100 acres then the applicant shall 
apply for a Site Location of Development Permit with the City. If more than 100 acres then the application 
shall be made to MDEP unless determined othenvise. 

TRAFFIC ESTIMATE 
Total traffic estimated in the peak hour-existing 
(Since July 1, 1997) 

-----'2"'-'7'--__ passenger car equivalents (PCE) 

Total traffic estimated in the peak hour-proposed (Since July 1, 1997) 27 passenger car equivalents (PCE) 
If the proposed increase in traffic exceeds I 00 one-way trips in the peak hour then a traffic movement permit will be required. 
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HAMPSHIRE STREET HOUSING PROJECT 
AUBURN, ME 

SITE PLAN REVIEW APPLICATION 
 
 
 
DEVELOPMENT DESCRIPTION 
 
48 Hampshire Street, LP is planning to develop four parcels totaling approximately 1.01 acres 

into a 53-unit apartment complex, to be located on Hampshire Street in Auburn, Maine. 

Supporting aspects are also encompassed in this project, including traffic, parking, utilities, and 

drainage. 

 

PART 1 – SPECIAL EXCEPTION 
 

 Our application meets the conditions of the Special Exception Law Section 60-1336 as follows: 

 

1. Will your special exception application fulfill the specific requirements of the zone the 

property is located in relative to such exception? 

 

This application follows the Building and Configuration specifications as outlined in 

Section 60-550.1 of the Code of Ordinances. This project lies in the T-5.1 zoning district. 

We are requesting three waivers from the specific requirements of this district:  

A. Waiver of the required 75% Frontage Build Out due to the narrow street 

frontage on Union Street of 50 feet. This is based on the shape of the 

existing lot and the required setbacks. 

B. Waiver of 160 foot maximum lot width. This is based on the irregularly 

shaped, old, non-conforming lot that was in existence prior to the zoning 

district designation for this site. 

C. Waiver of External Elements for T-5.1 Driveways, which allows a 

maximum width of 20 feet. We are proposing a driveway width of 25 feet 

which is based on conversations with City staff, including the fire 

department, to enable the driveway to easily be used as a public right-of-

way and fire lane. 

 

2. Will the special exception application neither create nor aggravate a traffic hazard, a fire 

hazard or any other safety hazard? 

 

According to Trip Generation, 7th Ed., Apartment Land Use, the development of this 

project will result in an insignificant increase in traffic. The addition of sidewalks will 

provide a safe method of pedestrian transport through areas on and adjacent to the site.   

 

3. Will the special exception application block or hamper the recommendations of the 2010 

Comprehensive Plan regarding the pattern of highway circulation or of planned major 

public or semipublic land acquisition? 
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As shown in the 2010 Comprehensive Plan, the project site lies in the “Growth Area” 

region of Auburn. The project helps achieve the desire for urban housing in the city core 

rather than pushing residents to rural areas. 

 
4. Will the special exception alter the essential characteristics of the neighborhood and/or 

depreciate the value of property adjoining and neighboring the property under 

application? 

 
This project will be designed in accordance with the design aspects outlined in Section 

60-550 of the Code of Ordinances, for District T-5.1. Therefore, characteristics of the 

existing neighborhood will not be altered. This project is a residential dwelling, and would 

not negatively impact abutting property value. 

 
5.  Have reasonable provisions been made for adequate land space, lot width, lot area, 

stormwater management in accordance with the requirements of a Site Plan (Section 

60-1301) such as green space, driveway layout, road access, off street parking, 

landscaping, building separation, sewage disposal, water supply, fire safety and where 

applicable, a plan or contract for perpetual maintenance of all the common green space 

and clustered off-street parking areas to ensure all such areas will be maintained in  a 

satisfactory manner? 

 

Land space, lot dimensions and additional site planning criteria fall within those specified 

by Section 60-550: T-5.1 guidelines. The information in question is available in the Site 

Plan as directed by Section 60-1301 of the Code of Ordinances. 

 

Site plan requirements of Section 60-664 state that one parking spot per unit and one 

guest spot for every four units be constructed. This equals 67 parking spaces, which will 

be provided on the project site.  

 

6. Are the standards imposed in the special exception at least as stringent as those 

elsewhere imposed by the city building code and by the provisions of this chapter? 

 
The project design will incorporate all criteria of the city building code, provisions of this 
chapter, and codes more stringent or not encompassed in local ordinances. 
 

7. Are essential city services which will be required for the project are presently available or 

can be made available without disrupting the city’s master development plan? 

 
Current city plans show that public water and sewer utilities run on all sides of the 
proposed complex. This would allow for additional services to be provided with minimum 
impact. The project is in an urban center, therefore, it will not be a burden to receive 
additional services. 
 

PART 2 – SITE PLAN REVIEW 
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Our application meets the following provisions of the Site Plan Review Law-Section 60-1277 as 

follows: 

 

1. Does your site plan protect adjacent areas against detrimental or offensive uses on the 

site by provision of adequate surface water drainage, buffers against artificial and 

reflected light, sight, sound, dust and vibration, and preservation of light and air? 

 

The site plan is located in an urbanized area, and existing buildings will act as buffers 

against any detrimental sights, sounds, and other negative impacts resulting from the 

development. 

 

2. Is the convenience and safety of vehicular and pedestrian movement within the site and 

in relation to adjacent areas adequately addressed? 

 
According to Trip Generation, 7th Ed., Apartment Land Use, the development of this 

project will result in an insignificant increase in traffic. The addition of sidewalks will 

provide a safe method of pedestrian transport in areas on and adjacent to the site. 

 
3. Are the proposed methods of disposal for wastes adequately addressed? 

 

Current city plans show that existing public water and sewer utilities run on all sides of 

the proposed complex. This would allow for additional services to be provided with 

minimum impact. The capacity for managing additional waste and water will be 

addressed with city management. 

 
4.  Does your site plan provide adequate protection of environment features on the site and 

in adjacent areas? 

 

The project will be constructed on an already developed area, therefore, the proposed 

building will not create any additional impact to environmental features. Impervious 

surface ratio will increase by approximately 8% (see plan). 

 
 
 
 
 
 
 
 
 
 

 



Zoning Summary 

1. 
2. 

Property is located in the T5.1 zoning/ form based code district. 
Parcel Area: 0.5 acres / -----"'2"'-1..,_7_,8"'-0- square feet( sf). 

Regulations 

Min Lot Area 
Street Frontage 
Min Front Yard 
Min Rear Yard 
Min Side Yard 
Max. Building Height 
Use Designation 
Parking Requirement 
Total Parking: 
Overlay zoning districts (if any): 
Urban impaired stream watershed? 

Required /Allowed 

10 000 sf 

0-10' 
10' 
0-5' 
4 Story 

Provided 

0.5 ac 
313' 
10' 
10' 
5' 
4 Story 

Multifamily------------
1 Space/ Dwelling Unit+ 1 Guest Space I 4 Dwelling Units= 67 Spots 
67 I 8 and Public Spaces within 1000' 
None 

YES/NO If yes, watershed name_,N'-"-"0<-----------

DEVELOPMENT REVIEW APPLICATION SUBMISSION 

Submissions shall include seventeen (17) complete packets containing the following materials: 
1. 5 Full size (24" x 26") plans and 12 smaller (no larger than 11" x 17") plans containing the information found in the 

attached sample plan checklist. 
2. Application form that is completed and signed by the property owner or designated representative. 

(NOTE: All applications will be reviewed by staff and any incomplete application will not be accepted until all 
deficiencies are corrected. 

3. Cover letter stating the nature of the project. 
4. Narrative which explains how the project meets the intent, objectives or conditions of the required Zoning sections, 

such as Special Exception, Site Plan Law, Subdivision Law or the Form Based Code Ordinance. 
5. All written submittals including evidence of right, title and interest. 
6. Copy of tl1e checklist completed for the proposal listing the material contained in the submitted application. 
7. Any additional materials as required by the Form Based Code (Chapter 60-546) if applicable. 
8. PDF flies for all plans and application materials. 

Refer to the application checklist for a detailed list of submittal requirements. 

Additional information regarding zoning and form based code can be found on-line at: 
http://www.aubummaine.gov /Pages/ Government/Planning-Permitting-and-Code or, 
For more information contact the Urban Development Coordinator at: 207-333-6601 ext. 1156 or dgreene@auburnmaine.gov or 
the City Planner at: 207-333-6601 ext. 1334 or zmosher@auburnmaine.gov 

Application Certification: 

I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the proposed 
work and that I have been authorized by the owner to make this application as his/her autl1orized agent. I agree to conform to 
all applicable laws of this jurisdiction. In addition, I certify that the City's authorized representative shall have the autl10rity to 
enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to tl1is permit. 

This application is for development review only; a Performance Guarantee, Inspection Fee, Building Permit 
Application and other associate es and permits will be required prior to construction. 

Rev. 9-12-17 



Attachment: Financial and Technical Capacity 
 
The total project budget is approximately $9.6 million. Financing sources are projected as 
follows:  
 
After Occupancy 
 
Amount Source Description / Notes 
$6,900,000 Low-Income Housing Tax Credit  

(LIHTC) Equity 
To be allocated by MaineHousing following 
their competitive process. Applications are 
due in February 2018 and notifications are 
expected in March or April 2018.  
 
MaineHousing allocates the right to take 
these tax credits, which are spaced out over 
ten years. These tax credits are sold to 
investors and the proceeds are used as 
equity to pay for the construction and other 
costs of the development.  
 

$975,000 Low-Income Housing Subsidy Subsidy from MaineHousing that is tied to 
the allocation of LIHTCs.  
  

$1,530,000 MaineHousing mortgage An interest-bearing mortgage on the 
property and improvements from 
MaineHousing.  
 

$110,000 Other sources City of Auburn HOME funds 

 
  



During Construction 
 
Note: total amount needed during construction is approximately $8.6 million, which is the 
portion of the total budget required during construction. This total does not include 
approximately $1.0 million that is paid at permanent loan closing, including a portion of 
developer fees; tax/insurance reserves; operating reserves; rent-up reserves; capital 
replacement reserves; and tax credit monitoring fees.   
 
Amount Source Description / Notes 
$7,000,000 Construction Loan from Bank 

(letter of interest to be obtained 
as part of tax credit application) 
 

Construction loan for the duration of 
construction and lease-up, typically 12-14 
months.  
 

$1,200,000 Low-Income Housing Tax Credit 
Equity 

A portion of the tax credit equity is 
contributed during construction, per IRS rules.  
  

$500,000 Low-Income Housing Subsidy A portion of the MaineHousing subsidy is paid 
during construction.  
  

 
  



Technical capability:  
The Applicant, 48 Hampshire Street, LP, is an affiliate of The Szanton Company, which 
has successfully completed eight mixed-income apartment buildings in southern Maine 
and New Hampshire totaling nearly 400 units. The Szanton Company specializes in high-
quality apartment buildings in vacant or underutilized sites near downtowns.  
 
Szanton Company developments include: 53 Danforth Street in Portland; The Mill at 
Saco Falls in Biddeford; The Lofts at Bates Mill in Lewiston; Walker Terrace in Portland; 
Casco Terrace in Portland; Huse School Apartments; The Lofts at Saco Falls; and the 
Squamscott Block in Exeter, New Hampshire (which includes 2 retail spaces).  
 
The project will be managed by Saco Falls Management, a professional property 
management firm affiliated with The Szanton Company that specializes in managing 
mixed-income housing to a high level of quality and customer service.  
 
The project design team includes Platz Associates and CES Civil Engineers.  
 
Collectively, the project team has decades of experience in housing development and 
new construction projects of all types.  

 



11/15/2017

Hampshire Street

Financial Model

PROJECT DESCRIPTION Apartments 53

Income-Restricted 74% 39

Market-Rate 26% 14

Studios 0% 0

One-Bedrooms 49% 26

Two-Bedrooms 32% 17

Three-Bedrooms 19% 10

FINANCING SOURCES Affordable Housing Tax Credits 6,942,000         72.6% Based on Eligible Costs

MaineHousing Subsidy 975,000            10.2% Based on Eligible Units

MaineHousing Mortgage 1,530,000         16.0% Based on Net Operating Income

City HOME grant 110,000            1.2%

TOTAL 9,557,000         

Note: The exact number of 
apartments, the balance of affordable 
and market-rate units, and the 
precise bedroom mix (percentage of 
one-bedrooms, two-bedrooms, etc) 
would be based on market need as 
determined by a market study.  



11/15/2017

Hampshire Street

Financial Model

DEVELOPMENT BUDGET Land Acquisition 45,000              

Construction + Contingency 7,200,000         

Professional and Other Fees 1,320,000         

Building Permit

Sewer Impact Fee

Architectural

Developer Fee

Civil and Structural Engineering

Surveyor

Geotechnical

Legal

Reserves Required by MaineHousing and Other Fees 992,000            

Mortgage Fee

Tax Credit Allocation Fee

Operating Reserve

Replacement / Capital Improvement Reserve

Marketing / Rent-Up Reserve

Interest, Financing Fees, and Other Costs

Construction Loan Interest

Construction Inspections

Lender Legal

Construction Loan Origination Fee

Appraisal & Market Study

Property Taxes During Construction

TOTAL 9,557,000         



11/15/2017

Hampshire Street

Financial Model

# of Rent per Monthly

ANNUAL INCOME Apartment Type and Income Targeting units unit Revenue

0-BR  at/below 50% of AMI* 0 501                    -                  

1-BR  at/below 50% of AMI* 6 528                    3,168              

2-BR  at/below 50% of AMI* 6 631                    3,786              

3-BR  at/below 50% of AMI* 4 717                    2,868              

0-BR  at/below 60% of AMI* 0 607                    -                  

1-BR  at/below 60% of AMI* 12 642                    7,704              

2-BR  at/below 60% of AMI* 7 768                    5,376              

3-BR  at/below 60% of AMI* 4 875                    3,500              

0-BR Market Rate 0 700                    -                  

1-BR Market Rate 8 775                    6,200              

2-BR Market Rate 4 950                    3,800              

3-BR Market Rate 2 1,065                 2,130              

53

Monthly Rental Revenue 38,532            

Annual Rental Revenue 462,384          

Property Taxes Returned Under TIF 36,450            

Less 5% vacancy (23,119)           

Laundry Income 12,720            

TOTAL INCOME 488,435          

* AMI: area median income, which is a function of 
household size



11/15/2017

Hampshire Street

Financial Model

ANNUAL EXPENSES Management Fees 34,600              

Management Expenses and Reimbursements 5,100                

Marketing 3,100                

Legal 3,100                

Audit 5,100                

Janitorial / Cleaning 12,500              

Fuel and Gas 39,400              

Electricity 21,400              

Water and Sewer 21,400              

Garbage and Trash Removal 9,100                

Vehicle and Equipment Expenses 1,200                

Grounds Contractual Services 21,400              

Building Maintenance 42,900              

Building Tools and Supplies 10,700              

Other Contract Services 15,400              

Building Systems Maintenance 7,700                

Property and Liability Insurance 12,900              

Resident Service Coordinator 16,300              

Property Taxes 72,900              

Replacement Reserve (Required by MaineHousing) 27,600              

TOTAL EXPENSES 383,800            

Net Operating Income 104,635            

Debt Service / Mortgage Payments 78,135              

Net Cash Flow / Profit 26,500              
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