
Board of Trustees 
  

Finance, Facilities & Technology Committee 
  

October 27, 2021 at 9:00 am 
Zoom Meeting – No Physical Location Available 

  
The public is invited to view the meeting on YouTube.  The link to the Board of Trustees 

YouTube page can be found the Board website:  https://www.maine.edu/board-of-trustees/ 
  

                                                                              AGENDA                                      
  

9:00am – 9:05am          Call the meeting to order and Roll Call 
  
9:05am – 9:40am            EXECUTIVE SESSION 

The Finance, Facilities, & Technology Committee will enter Executive Session under the provision 

of: 1 MRSA Section 405 6-C 
  
9:40am – 9:55am 
            TAB 1              Parking Garage Increase Authorization, USM 
  
9:40am – 9:55am 

TAB 2              Increase Authorization, USM Center for the Arts   WITHDRAWN 
  
9:55am – 10:10am 
            TAB 3              Adaptive reuse of Coburn and Holmes Hall – Public Private Partnership Authorization, UM 
  
10:10am – 10:25am         
            TAB 4              Talent, Research & Innovation for Maine (TRI-Maine) - Maine Jobs and Recovery Program  

(ME JRP) 
  
10:25am – 10:40am         
            TAB 5              Review of IT Projects with a Value of $250,000 or Greater 
  
10:40am – 10:55am 
            TAB 6              Capital Projects Status Report and Bond Projects Update, UMS 
  
10:55am – 11:10am         
            TAB 7              University of Maine System Borrowing Authority 
  
11:10am – 11:30am 
            TAB 8              Other Postemployment Benefits (OPEB) 
  
  
  
  
  
  
  
  
  
  
  
Action items within the Committee purview are noted in green. 
Items for Committee decisions and recommendations are noted in red. 

Note: Times are estimated based upon the anticipated length for presentation or discussion of a particular topic.   
An item may be brought up earlier or the order of items changed for effective deliberation of matters before the Committee. 
  

REVISED 

10/26/2021 

Finance, Facilities, & Technology Committee Meeting - Agenda
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University of Maine System
Board of Trustees

AGENDA ITEM SUMMARY

NAME OF ITEM: Parking Garage Increase Authorization, USM

INITIATED BY: Patricia A. Riley, Chair

BOARD INFORMATION: BOARD ACTION: X

BOARD POLICY:
701 Budgets - Operating & Capital
Changes in Square Footage

UNIFIED ACCREDITATION CONNECTION:
The Parking Garage will be available to any University of Maine System students, faculty and 
staff living in the Portland Commons and working or studying in the vicinity.

BACKGROUND:
a. Summary of the request
USM is requesting spending authorization of up to $23,000,000 for the construction of a new 
parking garage on the University’s Portland campus. The Board approved an initial spend of up 
to $1,200,000 in March of 2020, so the current request reflects an increase in authorization of 
$21,800,000. The planned June 2023 opening of a new 580-bed residence hall on the campus, as 
well as the loss of more than 200 spaces due to campus redevelopment and the City of Portland 
roundabout project, requires additional parking options for students, faculty and staff members.
This request is pursuant to Board Policy 701, which requires projects with a total cost of more 
than $500,000 to be considered by the Board of Trustees or its Finance, Facilities and 
Technology Committee. In this case, the Finance, Facilities and Technology Committee would 
vote to advance the project to the full Board of Trustees for consideration. This request is also 
pursuant to Trustee policy prohibiting increases in space without Trustee authorization.

b. Overall requested budget and funding source
The project budget is estimated at $21,000,000 to $23,000,000. Up to $22 million of those costs 
would be financed by University of Maine System revenue bonds, with annual debt service paid 
by USM. Any additional costs above $22 million would be funded through other University 
resources to be identified. The project budget includes approximately $1.5 million in alternative 
vehicle infrastructure and traffic management improvements.

c. More detailed explanation of rationale for project and metrics for success of the project 
(ROI or other)
USM’s currently under-construction Portland Campus Development project includes a 580-bed 
residence hall, informally known as Portland Commons, which will add considerable parking 
demand on campus. By the numbers:

∑ Portland Commons will add 580 beds. As part of its transportation demand management 
(TDM) plan, USM expects 394 residents, or 68 percent, to require a parking space. 
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∑ Loss of the Woodbury parking lot (130), Facilities Management parking lot (41), Heat 
Plant parking lot (6), and the Brighton Avenue parking lot (26) would yield a total loss of 
203 spaces. 

∑ Construction of the proposed parking garage adjacent to the existing USM parking garage 
would eliminate 91 spaces in the current Wishcamper parking lot, resulting in a total loss 
plus new demand of approximately 688 spaces.

∑ Transition of the University of Maine Law School to 300 Fore Street reduces demand by 
approximately 152 spaces—reducing the total need to 536 spaces.

∑ USM is currently seeing reduced demand in its existing parking garage due to pandemic 
conditions. Even post-pandemic, based on more remote work, online classes, and 
implementation of TDM strategies (e.g., course schedule revision), USM expects to 
maintain some of the existing parking garage capacity for new demand. 

∑ With an estimated need of 536 spaces and some level of expected vacant spaces in the 
existing garage, USM’s proposed 510-space garage would be adequate to meet the new 
demand. 

Success for the project would be defined by adequate parking resources for an expanded Portland 
campus population at a cost of construction and subsequent maintenance and operation budget
that is affordable for the University. 

d. Explanation of the scope and substance of the project as needed to supplement (a) and 
(c) above: See above.

e. Changes, if any, in net square footage or ongoing operating costs resulting from the 
project:
Construction of the proposed garage would add 168,508 net square feet to USM’s Portland 
campus footprint. The University projects $107,000 in annual operating costs and annual 
deposits of $75,000 into a dedicated repair and replacement account. 

f. Budget for the project and further elaboration on funding source and selection as needed 
to supplement (b) above:
The University has identified Revenue Bonds as the primary funding mechanism for this project. 
The combined annual cost of the garage would be approximately $1.2 million. USM would fund 
that using a combination of the following revenue streams with noted annual revenue: 

∑ Cell Tower rental revenue: ~$250,000 
∑ Pouring Rights revenue: ~$157,000 
∑ Solar Energy savings: ~$300,000
∑ Parking fee premium for Portland Commons residents: ~$198,000
∑ Increased transportation fee (+12%): ~$134,000
∑ Conference revenue premium: ~$200,000+ 

Should USM further expand its conference operations—a goal of the Portland Campus 
Development Project—additional conference revenue (beyond the $200,000 noted above) would 
be utilized to reduce student parking fees.
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g. Alternatives that were considered to meet the need being addressed by this project:
USM reviewed several alternatives to the current proposal. First, the University considered the 
option of expanding surface parking in the current Wishcamper parking lot and in the Law 
Building area and providing via satellite parking the remaining spaces to satisfy the COA. 
Second, the University planned a larger garage with an additional floor and 127 additional 
spaces. USM determined that the former option would be problematic from a permitting 
standpoint and would rely too heavily on satellite parking, creating equity and convenience 
issues. USM determined the latter option, a larger garage, was not necessary given projected
post-pandemic parking demand and the University’s aggressive transportation demand 
management plan.  

h. Timeline for start, occupancy and completion
The parking garage project is currently in the City of Portland’s planning process, with 
permitting expected to enable construction of the project as early as March 2022.

i. Timeline for any further consideration or action anticipated to be needed by the Board or 
its committees regarding this project if full authority is not being requested from the 
outset: No further consideration is anticipated at this time.

j. Additional information that may be useful to consideration of the item:
USM recently hired a construction manager. The project has budgeted considerable resources for 
soil management given the construction site’s former industrial nature. Should soil management 
prove less costly, the project could see additional savings from the projected $22.8 million 
budget. 

TEXT OF PROPOSED RESOLUTION:
That the Finance, Facilities and Technology Committee approves the following resolution to be 
forwarded for Board of Trustee approval at the November 15, 2021, Board Meeting.

That the Board of Trustees accepts the recommendation of the Finance, Facilities and 
Technology Committee, and authorizes the University of Southern Maine acting through 
the University of Maine System to increase the authorization by $21,800,000 to a total of
$23,000,000 to construct a new, 510-space parking garage adjacent to the existing 
parking garage on the University of Southern Maine’s Portland campus. Additionally, 
that the Board authorizes the increase in square footage of up to 168,508. Funding for this 
project will be from University issued Revenue bonds, and other University resources to 
be identified.
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Presentation to 

Finance, Facilities & Technology Committee

October 27, 2021
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Background 
• As part of its Portland Campus Development Project, USM is seeking 

authorization of up to $23 million to build a new, 510-space parking 

garage located in Wishcamper Parking Lot, adjacent to the existing 

garage.

• USM recently hired PC Construction as Construction Manager at-risk 

(CMAR), and PC expects to deliver a guaranteed maximum price 

(GMP) for the project in December.

• Based on confidence level in PC Construction estimate and supply 

chain considerations, USM is requesting full funding authorization prior 

to receiving the GMP. 

• Key pricing variables considered in the cost estimate include soil 

mitigation and foundation estimates and costs associated with City 

of Portland permitting process.

2
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Background (cont’d) 
• Proposed 510-space garage would reduce original design by one 

level (127 spaces) based on projected demand and financial 

considerations. 

• Garage would account for projected new parking demand related to 

Portland Commons Residence Hall and for surface parking spaces 

eliminated during construction. 

– Construction of Portland Commons adds demand of 394 spaces (580 

beds * 68%)

– Transition of Bedford Street surface parking lot into a green quad results in 

a reduction of 130 spaces. 

– Elimination of other lots result in 73 additional lost spaces for a total 

reduction of 203 spaces due to construction 

– Construction of parking garage in Wishcamper Lot would result in 91 

additional spaces lost  total new demand and lost spaces = 688

– Mitigating factors include departure of Maine Law (152 spaces) and  

Transportation Demand Management (10% or 170 spaces)

3
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Background (cont’d)
• Revised design (-127 spaces) yields savings of $1.7 million.

– Garage cost estimate includes expanded foundations, allowing for future 

vertical expansion

• Due to revised parking projections from long-term pandemic effects 

and departure of Maine Law, USM/UMS team believes that parking 

demand will remain dynamic, and that USM will be able to manage 

demand effectively in the post-pandemic environment. 

– More online / hybrid classes and remote work

– Opportunity for more effective course schedule management to reduce 

parking bottlenecks at high-demand times

– Other transportation demand management opportunities 

• Smaller garage also helps mitigate concentration of campus parking 

on Bedford Street.

4

1.1Finance, Facilities, & Technology Committee Meeting - Parking Garage Increase Authorization, USM

19



Cost Estimate 
• Most recent project cost estimate is $22.8 million. First estimate 

compiled by PC Construction and is inclusive of soft costs and 

contingencies. 

– Conservative approach to soil management / foundations may yield 

savings if contingency spending isn’t required + VE opportunities

– City permitting process creates potential for modest cost increases 

• Key budget factors:

– May 2021 cost estimate of $20.0m to $24.5m was increased from original 

Sullivan Lot projection based on larger Wishcamper site structure, cost 

inflation, different material 

– Cost drivers:

• 510 spaces rather than 425 spaces

• Rising materials costs (e.g., precast / steel) and labor costs

• Soil management expenses 

• Different construction type than earlier envisioned (precast concrete vs. steel) 

• Additional costs from permitting requirements / traffic mitigation upgrades 

5
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Debt Service Payment Plan  

• At current rates, USM would pay ~$46,500 annually to service each 

$1m in revenue bonds issued to fund new structured parking. 

– Therefore, at a budget of $22m, USM would pay ~$1.02m annually in debt 

service

– Repair & Replacement account would be funded at ~$75,000 annually 

pursuant to Desman facility lifecycle estimate, and maintenance & 

operations at ~$107,000 for a total annual cost of ~$1.2m to operate and 

finance the garage 

• To fund the debt service, USM would propose utilizing a combination 

of revenue streams: 

– Cell Tower rental revenue: ~$250,000 (existing: year one = FY21)

– Pouring Rights revenue: ~$157,000 (existing: year one = FY21)

– Solar Energy savings: ~$300,000

– Parking fee premium for Portland Commons residents: ~$198,000

– Increased transportation fee (12%): ~$134,000

– Conference revenue premium: ~$200,000+ (existing & growth)

6
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Next Steps  

• City of Portland Planning Board Process: USM held a formal 

neighborhood meeting on September 22 and participated in a  

Planning Board Workshop in September. 

• At least one additional Workshop is expected prior to a final 

hearing. A traffic movement permit (TMP) is also needed, and USM is 

pursuing that concurrently with overall permitting. 

• Condition of approval (COA) is 396 new spaces via structured 

parking, satellite parking or a combination of the two.

– A 510-space garage would create 303 net new spaces; therefore, USM 

would need to lease 93 satellite spaces or request the City adjust its COA

• Bid solicitation would begin in December, with groundbreaking 

expected in Spring 2022. Construction schedule calls for project 

completion in advance of opening of the CSSC and Portland 

Commons Residence Hall.

7
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Authorization Request
• In February / March 2020, UMS BOT authorized expenditures of 

$400,000 for structured parking design and permitting phases. 

– Authorization included additional $800,000 ($1.2 million total) at 

Chancellor and Vice Chancellor discretion  total amount approved 

• Additional BOT Authorization: In May, FFT informational presentation 

noted that “SPBC is projecting a need for additional authorized 

spending late this year prior to project bidding period.”

• Given need for additional project spending in the coming weeks and  

confidence that PCC has expressed in its cost estimate, USM is 

requesting project approval of up to $23 million. Up to $22 million of

that would be funded by UMS revenue bonds, on which USM would 

pay annual debt service. USM would fund any amount above $22 

million with University resources.  

• Note: BOT’s March 2020 financing authorization contains $13m for the 

parking garage. Overall $95m for CSSC, residence hall and garage 

remains sufficient, but allocated differently with no CSSC financing.

8
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Site Selection – Wishcamper Location

• In August 2020, USM/UMS selected Desman Design Management 

through a competitive procurement process as design consultant 

and advisor to Structured Parking Building Committee (SPBC).

• Desman’s services began with a site analysis and conceptual design 

and includes permitting advisory and design services from schematic 

design through project completion. 

• Site analysis: Desman reviewed four sites to locate structured parking 

on USM’s Portland Campus: Law School parking lot; Wishcamper 

parking lot; Falmouth Street parking lot; Sullivan Gym.

• Recommended Wishcamper site / extension of existing garage.
– Does not displace existing uses; maintains key campus areas for future development

– Limited neighborhood impact; preserves proximity to Portland Commons

– Limited impact from massing and light trespass

9
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Site Analysis – Locations

10
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Proposed Parking Garage – Entry View

11
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Proposed Parking Garage – Glickman View

12
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University of Maine System 
Board of Trustees 

 
AGENDA ITEM SUMMARY 

 
NAME OF ITEM: Increase Authorization, USM Center for the Arts 
 
INITIATED BY: Patricia A. Riley, Chair  
 
BOARD INFORMATION:    BOARD ACTION:  X 
 
BOARD POLICY: 
701 Budgets – Operating & Capital 
 
UNIFIED ACCREDITATION CONNECTION: 
USM’s proposed Center for the Arts would be a Portland-located, state-of-the-art music facility 
that could serve music students throughout the University of Maine System.  
 
BACKGROUND: 
a. Summary of the request 
The University of Southern Maine is seeking authorization to spend up to $3.2 million of 
additional existing philanthropic funds to advance the University’s Center for the Arts (CFA) 
project. The Board authorized $1,000,000 at the January 2018 meeting; the current authorization 
would bring the total to $4,200,000. The University has completed schematic design for the CFA 
and the requested authorization would enable the project to advance through the design 
development and construction documents phases. USM’s proposed CFA is a long-planned 
project with considerable donor support that would relocate the Dr. Alfred and D. Suzi Osher 
School of Music from its current Gorham campus home in Corthell Hall to a newly constructed, 
state-of-the-art music building on USM’s Portland campus. 
 
b. Overall requested budget and funding source 
USM proposes to spend up to $3.2 million of existing philanthropic resources dedicated to the 
CFA. This is in addition to the $1 million already authorized for schematic design. 
 
c. More detailed explanation of rationale for project and metrics for success of the project 
(ROI or other) 
In proposing the new facility, USM envisions several key developments: 
 

• Short-term growth of Osher School of Music enrollment of approximately 30 percent, 
representing an increase of approximately 40 students over the current 140-student 
enrollment. Music majors already have a high retention rate, and the Music Department 
expects that the new building would drive recruitment and retention, with a longer-term 
enrollment goal of 232 students.   
 

• Replacement of inadequate facility that is a detriment to recruitment and retention with 
a new, intentionally designed facility that would draw renewed attention to USM’s 
exceptional music program.   

 

WITHDRAWN 
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• Allows for repurposing of Corthell Hall, a significant historic asset for the University 
but not a suitable home for a modern school of music. While the building is not suited to 
housing the Osher School of Music, repurposing Corthell would enable USM to add 
another lecture hall on its Gorham campus, a dance studio, classrooms and 
administrative space into which the University would likely transition Art and Theatre 
Department faculty offices.    

 
d. Explanation of the scope and substance of the project as needed to supplement (a) and 
(c) above 
As currently designed, USM’s proposed CFA would be approximately 34,000 square feet. There 
is no planned corresponding reduction in facility square footage, and the University estimates 
operating costs at approximately $200,000 annually.  
 
e. Changes, if any, in net square footage or ongoing operating costs resulting from the 
project 
Over the years, the proposed Center for the Arts has had multiple iterations. Most recently, in 
USM’s 2019 BOT-approved master plan, the project included a 1,000-seat theatrical 
performance hall, a 600-seat music theater, a black box theater, and a fine arts gallery space. 
Over the past two years, USM determined that the project, as envisioned, would have been cost-
prohibitive and worked with its architectural partner, Pfeiffer, to revise the facility such that it 
would fit the $65 million facility authorized by the Board of Trustees in 2018 and within USM’s 
realistic budget. The current structure no longer includes a 1,000-seat performance hall or 600-
seat music theater but rather contains a 200-seat performance hall that would be suitable to most 
Osher School of Music performances. The proposed CFA maintains a fine arts gallery space that 
would be centrally located in the building, serving as a perpendicularly-oriented lobby and 
gallery.  
 
f. Budget for the project and further elaboration on funding source and selection as needed 
to supplement (b) above) 
USM has budgeted $3.2 million for design development and construction document phases of 
the project. The USM/UMS team has estimated the total project cost at $40 million to $46 
million. Key variable factors that could affect the estimate include costs of materials (primarily 
steel and lumber) and labor as well as value engineering opportunities and other construction 
efficiencies realized by the to-be-hired construction manager. USM would fund the project with 
philanthropy and other University resources to be determined.  
 
g. Alternatives that were considered to meet the need being addressed by this project 
Under prior administrations, USM considered extensive renovations to Corthell Hall. 
  WITHDRAWN 
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h. Timeline for start, occupancy and completion 
If approved, the USM/UMS team and Pfeiffer would advance the project to its design 
development phase, with a goal of completing the latter and construction documents over the 
next 12 months.  
 
i. Timeline for any further consideration or action anticipated to be needed by the Board or 
its committees regarding this project if full authority is not being requested from the outset 
Following the design development and construction document phases, for which USM is seeking 
authorization, USM would return to the Board to seek authorization to proceed to construction of 
the CFA.  
 
j. Additional information that may be useful to consideration of the item 
In addition to enthusiasm within the USM community for the CFA project, there is considerable 
donor support. To date, the USM Foundation has raised more than $17.1 million, and it expects 
to raise at least $8.4 million over the next 21 months.  

 
TEXT OF PROPOSED RESOLUTION: 
That the Finance, Facilities and Technology Committee, approves the following resolution to be 
forwarded for Board of Trustee approval at the November 15, 2021, Board Meeting. 

 
That the Board of Trustees accepts the recommendation of the Finance, Facilities and 
Technology Committee, and authorizes the University of Southern Maine acting through 
the University of Maine System to expend an additional $3,200,000 to complete the 
design development and construction documents phases of the proposed Center for the 
Arts on the University of Southern Maine’s Portland campus.  With the current request, 
the total authorized for this project will be $4,200,000. The funding source will be 
existing philanthropic funds dedicated to creation of the Center for the Arts.  
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Presentation To the UMS Board of Trustees FFT Committee
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A New Home for 
the Dr. Alfred and 
D. Suzi Osher 
School of Music

• Signature Program of Excellence

• Increases enrollment and retention

• Wide impact on Maine’s K-12 music education 
workforce – multiple Teacher of the Year awards

• Many acclaimed graduates – performing in the 
Metropolitan Opera, Broadway, and around the world, 
including Grammy & Tony Award winners

• Robust community & philanthropic support
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Trustee Approvals to Date

2017 UMS BOT approved an $80M comprehensive campaign for 
USM that included a $65M Center for the Arts (CFA) on the Portland campus

2018 Trustees authorized spending of $1M philanthropic dollars for Phase I of 
CFA project, conceptual and schematic design

2019 Trustees approved USM Master Plan, including CFA in Portland; 
USM Foundation (USMF) initiated campaign planning study

2020 USMF launched comprehensive campaign quiet phase with an 
adjusted campaign goal of $46M, including $15M CFA philanthropic goal 

2021 CFA Phase I completed; USMF has raised $17.1M for CFA in 15 months

Current request: BOT authorization to expend up to $3.2M 
on CFA Phase II, design development and construction 
documents using philanthropic dollars in hand
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A moment of tremendous 
opportunity and momentum

• Unprecedented fundraising success – $17.1M 
raised in 15 months (+ at least $3.5M bequest)

• Energized donors and community influencers 
who have long-supported creation of the CFA 
(past three decades) 

• Total projected philanthropic support: $25M+

• With each new gift and BOT authorization, 
milestones are achieved and the project gains 
additional donor momentum

“I was hoping it would come while I 
could see it. It means so much to me.” 

- Mrs. Suzi Osher, commenting to President 
Cummings about the Center for the Arts

WITHDRAWN 
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Center for the Arts

Center for the Arts 

Portland Campus Transformation Projects

Career & Student Success Center

Portland Commons 
Residence Hall
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Center for the Arts 
Project Cost Estimate/ 
Funding Request

• $40-46M* project working estimate 

• $3.2M authorization request would enable 
USM to complete design development and 
construction document phases

*Authorization would enable USM to advance project to shovel-ready status would provide 
further precision on overall project costs & strengthen philanthropic momentum, potential. 
Key pricing variables include costs for materials (e.g., steel and lumber) and labor, plus 
possible savings from CM efficiencies. 

WITHDRAWN 

10
/26

/20
21

2.1

Finance, Facilities, & Technology Committee Meeting - Increase Authorization, USM Center for the Arts

36



Context within 
Portland Campus 
Transformation 
Projects 

Portland Commons Residence Hall – $72.8M

• Financed by UMS revenue bonds, with funding from USM debt 
service payments 

• Combined project is year-one cash flow positive, with > $500,000 
in revenue @ 95% capacity 

Career & Student Success Center – $26.6M 

• $19M investment from the bond

• $5M in philanthropy - $1.1M secured, $4.5M in pending requests

• $2.6M from University resources 
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Corthell Hall is an inadequate home for 
the Osher School of Music but could be 
effectively repurposed 

For music, Corthell presents facilities challenges:

• Lack of sound isolation between spaces

• Inadequate space, acoustics, technology

• Logistical challenges for large musical instruments and 
equipment

• Inferior to many high school music facilities

• Less accessible to audiences

. 

Transitioning the Osher School to Portland would 
significantly upgrade USM’s music instruction/ 
performance space and provide much needed classroom, 
studio, and administrative space on the Gorham campus.  
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Benefits of a 
New, Purpose-
Built Facility

• Supports talent recruitment goals and interdisciplinary academics

• Sound isolation throughout

• The latest technology and acoustics

• Functional one-floor layout 

• Strategic location – expanded visibility and audiences

• Student & community-focused building with full-year potential
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Impact: Enrollment

Nationally, universities that have built comparable 
facilities have seen significant enrollment growth:

• After Western Connecticut State University 
opened its new arts facility in 2014, they 
reported growth of 40% (29% growth 
sustained even in pandemic)

• The Greenwood School of Music at 
Oklahoma State University reported a 15% 
increase in total undergraduate enrollment 
in its first year after opening (despite the 
pandemic) and had far more graduate 
applicants than the previous year.

Hunter McKay ‘18 

Osher School of Music Enrollment Growth 
Objectives:

• Short Term Goal: Increase music enrollment 
by 30% 

• Longer Term Goal: Grow to ideal size of 232 
students from current enrollment of ~140 

Impact: Retention

Retention and persistence rates 
for USM’s arts and music programs are 
high and have remained consistent over 
time:

For 2017, 2018, 2019 entering cohorts:

• Engineering – First time in college 
(FTIC) 70%; Transfer 81.5%

• Music – FTIC 91%; Transfer 83%

An investment in music and arts 
students is an investment in 
students who succeed at USM 
and benefit Maine and beyond.
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• Enables key project next steps

• Utilizes in-hand philanthropy to 
advance project and demonstrate 
continued progress

• Provides a cue that will strengthen 
current philanthropic momentum

Importance of 
Authorization

USM requests authorization to 
expend up to $3.2 million to 
advance the CFA project to shovel-
ready status 
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University of Maine System
Board of Trustees

AGENDA ITEM SUMMARY

NAME OF ITEM: Adaptive reuse of Coburn and Holmes Hall – Public-Private Partnership 
Authorization, UM

INITIATED BY: Patricia A. Riley, Chair

BOARD INFORMATION: BOARD ACTION: X

BOARD POLICY:
701 – Budgets, Operating & Capital
802 – Disposition of Real Property

UNIFIED ACCREDITATION CONNECTION:
N/A

BACKGROUND:
a. Summary of the request:

The University of Maine System acting through the University of Maine (UM) requests 
authorization to complete negotiations and enter into a Definitive Agreement for a public 
private partnership (P3) with Radnor Property Group LLC (Radnor or Developer).  The P3 
agreement will include a ground lease of the properties surrounding Holmes and Coburn 
Halls and the buildings proper for 99-years with ownership returned to UM at the end of the 
99 years and with purchase options after 25, 50, and 75 years.  The result of the P3 will be
the adaptive reuse of Coburn Hall and Holmes Hall, unused facilities on the Orono Campus, 
into a combined 93-bed on-campus boutique hotel. To complete the reuse Project, the 
development team proposes to renovate both buildings as well as build an addition of 
approximately 24,800 square feet to Holmes Hall.  The Developer is estimating this endeavor 
to cost approximately $22 million. Annual rent paid to the University will begin at $30,000 
with a 5% escalation factor every five years.

This request is pursuant to Board Policy 802, Disposition of Real Property, which requires 
leases with a total value of $100,000 or more or a term of 5 years or more to be considered 
by the Board of Trustees or its Finance, Facilities and Technology Committee.  In this case, 
the request is for the committee to approve and forward to the full Board for consideration.
This request is also pursuant to Board Policy 701, Budgets, Operating & Capital. The total 
Project costs are estimated to be $22 million.  The Developer intends to obtain both historic 
tax credits and new market tax credits to reduce the amount of up front capital they will need.  
Since the eligibility of the new market tax credits for the Project is not certain, the University 
agrees to contribute up to $1.7 million in funding should those credits prove unavailable.  
The university would cover these costs through auxiliary reserves and annual capital 
budgeted expenditures.  

b. Overall requested budget and funding source:
As this Project is structured to be a P3 project, the funding for the design, renovation and 
construction will be through the Developer. In accordance with the executed, non-binding 
Letter of Intent dated June 25, 2021, and subsequent Amendment dated August 25, 2021, if 
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UM elects to not proceed with the Project during the negotiation period, UM must reimburse 
the Developer for its third-party due diligence costs, capped at $500,000 until the Project is 
approved by the Board of Trustees. Once the Definitive Agreement is executed and as 
described in (a.) above, the university will be committed to cover up to $1.7 million should 
the Developer not succeed in obtaining new market tax credits for the project. This would 
bring the total amount of potential University funds to $2 million, including University 
incurred consulting and legal expenses for the Project.  Should this happen, the University 
proposes to cover the expenses with auxiliary reserves and annual capital budgeted 
expenditures.

c. More detailed explanation of rationale for project and metrics for success of the 
project:
Through a study performed by P3 consultant, Brailsford & Dunlavey, it was determined that 
a hotel concept delivered by way of a public-private partnership which would allow the use 
of federal and state Historic Tax credits was both economically viable and strategically  
beneficial.

Radnor engaged Pinnacle Group to perform a Market Survey in July and August of 2021. 
The results were overall positive with Pinnacle projecting a slightly higher average daily 
room rate ($124 vs $120) and a slightly lower occupancy rate (67% vs 70%) versus Radnor’s 
underwriting. The Survey indicates that it will be unlikely that the University will have to 
financially backstop The Project. 

Radnor continues to be responsible for ensuring the viability of the hotel.

d. Explanation of the scope and substance of the project as needed to supplement (a) and 
(c) above:
Beginning in December 2020, the University sought qualified responses through RFP #2021-
017 University of Maine (UMaine) Public Private Partnership (P3) for Historical Buildings 
Redevelopment for Office and Hotel concepts.  Upon completion of the selection process the 
University of Maine Project Team awarded the RFP to Radnor Property Group, LLC for the 
renovation of Coburn Hall and Holmes Hall and construction of a 24,800 square foot 
addition to Holmes Hall for a combined 93-bed on-campus boutique hotel.

Radnor Property Group, LLC and the University are operating under a Letter of Intent / Term 
Sheet that will terminate upon execution of the Definitive Agreement OR the date of 
construction / renovation commencement in February of 2022 with substantial completion 
April 30, 2023 and opening June of 2023.

e. Changes, if any, in net square footage or ongoing operating costs resulting from the 
project:
The Project is expected to include an addition to Holmes Hall of approximately 24,800 
square feet.  The terms of the partnership include a ground lease of these facilities and the 
surrounding site to Radnor (ground lease shall include 10 foot border surrounding Colburn, 
Holmes and the addition to Holmes), effectively reducing the University’s footprint for the 
term of the lease.  The University may agree to continue some level of services (for example 
mowing) for the site. In the event that The Project does not achieve projected Net Operating 
Income (NOI) on an annual basis, the University will provide financial support to The 
Project. This support will be in the form of a room guarantee and will be capped at 3,750 
rooms (calculated at the average daily room rate submitted in The Project’s pro forma). The 
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cap for the University for the first year of operations is $450,000. This University support 
will be in effect for the first 25 years of the lease.  Currently, UM incurs approximately 
$100,000 in annual operating costs to maintain Coburn and Holmes Halls in their current 
vacant state.  

The terms of the agreement also include an opportunity for additional rent income.  In the 
event the Project exceeds financial projections, the University will participate in additional 
rent income by receiving 15% of the Net Operating Income in excess of projections.  

The expectation is that the annual internal costs for the maintenance and operation of these 
facilities will go away, and the University will benefit from the adaptive reuse of them.

f. Budget for the project and further elaboration on funding source and selection as 
needed to supplement (b):
Funding for the development Project will be provided by Radnor through various sources 
including but not limited to private equity, debt as well as federal and state historic tax 
credits.  Radnor has provided Project pro-forma projections and business plans indicating 
positive cash flow for the properties beginning no later than the second year of operations.  

g. Alternatives that were considered to meet the need being addressed by this project:
As described in (c.) above.

h. Timeline for start, occupancy and completion:
Radnor anticipates executing the Definitive Agreement no later than November of 2021.  
Construction would begin in February of 2022 with completion in spring of 2023 and 
opening in summer of 2023. 

i. Timeline for any further consideration or action anticipated to be needed by the Board 
or its committees regarding this Project if full authority is not being requested from the 
outset. At this time, no additional consideration is anticipated to be needed.

j. Additional information that may be useful for consideration of the item.
The current Net Asset Value (NAV) and Renovation Age for the buildings are as follows:
Coburn NAV -13%; renovation age 120;
Holmes NAV 14%; renovation age 120.
Upon completion of the renovation and new construction, the facilities will be reset to nearly 
100% NAV and 0 renovation age, however as leased properties they will not be included in 
the University’s annual facility benchmarking.  The Definitive Agreement will include a 
requirement for maintenance of the new facilities at a First-Class Condition through the life 
of the Project and will be transferred to the university in such condition upon termination of 
the agreement.

k.   Additional due diligence performed since July 26, 2021 Board Meeting when the Board 
of Trustees approved continuation of due diligence for this transaction:
Radnor engaged Pinnacle Group to perform a Market Survey in July and August of 2021. 
The results were overall positive with Pinnacle projecting a slightly higher average daily 
room rate ($124 vs $120) and a slightly lower occupancy rate (67% vs 70%) versus Radnor’s 
underwriting. The Survey indicates that it will be unlikely that the University will have to 
financially backstop The Project. 
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In addition to the buyback option at 75 years (as defined in the LOI dated July 25, 2021) the 
University has negotiated two additional buyback options for 25 and 50 years. These 25 year 
options are reset in the event of a permitted transfer however the University benefits from a 
Right of First Offer (ROFO) Clause. 

TEXT OF PROPOSED RESOLUTION:
That the Finance, Facilities, and Technology Committee, approves the following resolution to be 
forwarded for Board of Trustee approval at the November 15, 2021 Board Meeting:

That the Board of Trustees authorizes the University of Maine System acting through the 
University of Maine to pursue a public private partnership through a 99-year ground lease 
and Definitive Agreement with Radnor Property Group, LLC for the building 
redevelopment of Coburn Hall and Holmes Hall, a 24,800 square foot addition to Holmes 
Hall, and to expend the amount of up to $2,000,000 for the development and University 
incurred consulting and legal expenses for the Project. All final terms and conditions 
shall be subject to review and approval by General Counsel and the University Treasurer.  
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https://docs.google.com/document/d/1p6wbzwS2jSF5ULVo-Cemmy-CHpy0IOlZa4wo2mRpnD4/edit
https://docs.google.com/document/d/1nfsb6RIDvjYBSzan7Z7HxqK_V4kPSqUF-wRKd6dE4Ko/edit?usp=sharing


https://docs.google.com/document/d/13cNI-xF0p4-4VubZVMtL89ALkIjzabFwPZl4mji5aFY/edit?usp=sharing


https://docs.google.com/document/d/1V7digapMop9lfHE7NwCyQGf6_w60y7fqc0c12XnG_FU/edit
https://docs.google.com/document/u/0/d/1io2SC04xtmTnGLK3CqwsEwDHfb2D8qW-JU7xzK6EZMI/edit


https://docs.google.com/document/u/0/d/1nkQwX3fpKBeBs1nqjzyXvlG4EK6I44v3rjzL0QBOrJA/edit
https://docs.google.com/document/d/1_w7h0BGACvKXpxh9IvLmOU3746fvkHpkO-0Gofu_1dU/edit


https://docs.google.com/document/d/16WNxvCeMs8BkzWZJpeS_dmmSYxxtAN1Lo_OYyy26zI8/edit
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