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This report was prepared for MMC by the MaineHealth Planning Department.  

INTRODUCTION 

   The IDP monitoring report summarizes Maine 

Medical Center’s (MMC) progress on the MMC 

Institutional Development Plan (IDP) 

implementation and of acquisitions and 

divestments since its approval in September 

2017. In accordance with the MMC Institutional 

Overlay Zone (IOZ) Regulatory Framework, 

monitoring reports shall be filed every three 

years to identify updates to the MMC IDP. 

   To access the approved MMC IDP and IOZ 

Framework, please visit: 

http://www.portlandmaine.gov/1894/IOZ 

   This report begins with an Executive Summary, 

providing a high-level overview of progress. 

Next, the report discusses master planning, 

changes in baseline information. The report 

concludes with two (2) appendices, which help 

visualize MMC’s action steps and engagement. 

For consistency, MMC intends to utilize this 

same (or similar) format in future reporting. 

 

EXECUTIVE SUMMARY 

   Maine Medical Center is pleased to report 

progress on the implementation of our 2017 

Institutional Development Plan.  In accordance 

with the plan, MMC has made headway by 

updating clinical space and providing for the 

needs of patients and families, but also 

continuing to invest in its personnel and their 

ability to travel to and from the workplace and 

secure needed parking. MMC continues to 

balance and accommodate the many City of 

Portland goals and policies in a way that 

advances the City’s overall best interests while at 

the same time addressing the high priority 

healthcare needs of Portland’s residents and the 

people of the State of Maine.  

 

   The information provided in the report 

demonstrates MMC’s progress towards 

implementing the IDP since it as approved in 

2017. It also provides updated datasets that 

capture the healthcare needs of the community.  

 

http://www.portlandmaine.gov/1894/IOZ
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PROPERTY OWNERSHIP  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   MMC owns and leases a number of properties across 

the City of Portland. Updated lists of owned parcels 

and leased properties are presented in Table 1.2 and 

Table 1.3 and mapped in Figure 1.7. Since the IDP 

approval, MMC has made the following changes to 

owned and leased properties: 

 

 Property divestments:  

 85 Saint James St, Vacated 9/2017 

 177 High Street, Sold 5/2018 

 315 Park Ave, Vacated 12/2018 

 429 Cumberland Ave, Sold 9/2019 

 39 Forest Ave, Vacated 12/2019 
 

 Property acquisitions:  

 10 Andover Rd, Leased 12/2017 

 274 Valley Street, Acquired 11/2018 

 940-942 Congress Street, Acquired 2/2019 

 43 Baxter Boulevard, Leased 9/2019  

 1127 Washington Ave, Acquired 2/2020 

 1135 Washington Ave, Acquired 2/2020 

 950 Congress Street, Acquired 4/2020 

 1601 Congress Street, Leased 03/2021 

 275 St. John Street, Acquired 05/2021 

 200 St. John Street, Leased 06/2018 

 220 St. John Street, Leased 06/2018 

Further discussion of MMC’s intentions with properties 

acquired is available later in this report on pages 13 and 14.  
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KEY INSTITUTIONAL NEEDS 

 

PROGRESS TOWARD IDP IMPLEMENTATION SHORT-TERM PROJECTS 

   Construction for the short-term projects was split into three phases.  

 Phase 1: East Tower and Central Utility Plant Upgrade 

   During this phase of the project, MMC added 64 

private universal inpatient beds to the top of an 

existing building on campus as well as made 

infrastructure upgrades to the Central Utility Plan 

to serve the short-term projects.  

   This project was complete, and MMC began 

treating patients in the new space, in early 2020, 

just before the COVID-19 Pandemic. The Pandemic 

demonstrated the significance of this facility 

modernization by allowing MMC to adapt to the 

growing need for critical care services by people 

affected by COVID-19. The new beds, which were 

equipped to provide critical care services, were 

repurposed to treat patients suffering the effects 

of COVID-19.   

    The East Tower was renamed the Coulombe 

Family Tower after a generous donation from Paul 

and Giselaine Coulombe in June of 2019.

 Phase 2: St John St. Employee Parking Garage 

    The St John St. employee garage replaced the 

former employee parking facility on Congress St. 

which had reached the end of its useful life. The 

new garage right-sized the amount of employee 

parking available and required an investment in 

employee shuttles to and from the new location.  

   The garage was complete and MMC employees 

began using the garage in early 2020.  

 Phase 3: Congress St. Tower  

    Before construction of the Congress St. Tower 

could begin, the Congress St. employee garage had 

to be removed. The former employee garage 

demolition was complete in the September of 

2020. The demolition process required a significant 

amount of construction traffic to remove the 

concrete and steel rebar. Fortunately, much of the 

material removed was eligible for recycling.  

   Site preparation for the Congress St. Tower began 

shortly after the employee garage was removed. 

Structural supports, or “piles”, were placed in the 

ground upon which the foundation of the building 

will be placed.  

   Construction of the Congress St. Tower is 

ongoing.  

ONGOING FACILITY NEEDS 

MMC’s ongoing facility needs are multi-factorial but can be summarized into four categories: 

1. Clinical Need 

2. Building Need 

3. Campus Reorganization 

4. Parking Need 
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1. CLINICAL NEED 

 

 

 

 

 

 

  

 

 

 

  
 

2. BUILDING NEED 

   As noted above in the Progress Toward IDP 

Implementation section, MMC continues to make 

progress on replacing and modernizing its facilities. 

Since work related on the short-term projects 

(Coulombe Family Tower, employee garage, and 

Congress Tower) began, MMC has experienced 

growth in demand for services that is outpacing 

estimates. Several departments of the hospital 

continue to experience challenges. Departments 

like sterile processing that is responsible for 

sterilizing surgical and procedural instruments at 

Bramhall are experiencing higher volumes than 

expected and are expected to see even higher 

volumes when the short-term projects are 

complete. Inpatient bed availability continues to be 

a challenge for these same reasons. In addition to 

demand growing faster than expected, the Covid-

19 Pandemic has significantly increased the 

demand for inpatient beds. MMC does not have a 

proposed addition to the short-term projects or 

long-term projects at this time but is actively 

evaluating ways to address these challenges.  

Increasing Severity of Case Mix Index (CMI) 

 

   MMC has continued to treat Maine’s sickest 

patients. In 2017, MMC presented Figure 2.1 

to demonstrate MMC’s historical and 

projected CMI. 

 

   An update to MMC’s Case Mix Index is found 

in Figure 2.2. It shows that CMI has continued 

to increase and has exceeded projections.  
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   As reflected in the Property Ownership section of 

this report, MMC has acquired several properties 

within the Institutional Overlay Zone. MMC does 

not have plans for significant construction at these 

newly acquired properties at this time. Minor 

project proposals may include repurposing existing 

space for programs that meet the needs of the 

community served by MMC while also meeting the 

requirements of the IOZ such as a program to 

provide healthy foods to those in need.  

3. CAMPUS REORGANIZATION 

   MMC’s facility planning exercises continue to 

focus on improving adjacencies between critical 

departments on campus. Some critical adjacencies 

include reducing long travel distances between 

interdependent departments.  

4. PARKING NEED 

   MMC hosts a wide variety of people on the 

Bramhall campus every day. Patients, families, 

staff, and students all require access to the facility. 

Patients and families from all over northern New 

England come to MMC for care. Many patients and 

families do not live close enough to take advantage 

of alternative methods of transportation like buses, 

cycling, or walking that are provided locally. Clinical 

and support staff require safe, reliable, and often 

emergent, access to the facility in order to provide 

services to patients. Providing parking is a priority 

at MMC, and a key driver of the Master Facility 

Plan. 

PROJECTED DAILY CENSUS 

   While the number of patients, visitors, and 

employees on MMC’s Bramhall campus varies day-

to-day, a daily census estimate can be produced for 

a typical week day using a variety of data sources, 

including the annual patient count. Table 2.3 

presents the most recent annual patient counts.  

 

Table 2.3 Historic Data: Annual Census of Patients on Bramhall Campus (FY 2017-2019) 

 2017 2018 2019 20201 

Inpatient Discharges 30,668 31,687 31,965 30,346 

Outpatient Activity  159,948 156,062 162,910 143,392 

                                                           
1 2020 Census Data reflects the COVID-19 pandemic.  
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Bramhall Outpatient Clinics 39,414 40,902 42,582 26,817 

TOTAL 230,030 228,651 237,457 200,555 

 

Table 2.4 Individuals on Campus on an Average Week Day: 2016, 2019, and 2026 Forecast 

 2016 2019 2026 CAGR 

 FYE (Sept-Oct)  Forecast (2016-2026) 

Inpatient Discharges 100 102 110 0.95% 

Inpatient Visitors 250 251 280 0.95% 

Outpatient Activity 600 627 690 1.43% 

Outpatient Visitors 600 602 690 1.43% 

Bramhall Outpatient Clinics 150 164 150 -0.18% 

Employees: Shift 1 (inc. volunteers) 3,640 3,661 3,900 0.61% 

Employees: Shift 2 210 207 220 0.61% 

Employees: Shift 3 520 522 560 0.61% 

Students: Medical 100 103 110 0.96% 

Students: Nursing 100 88 100 0.96% 

Other Students (PA, Pharma, etc.) 20 21 30 0.96% 

Non-MFP Related Contractors 25 25 30 0.00% 

Total / Average 6,315 6,373 6,870 0.78% 

CAGR = Combined Annual Growth Rate 

Assumptions: 

• Average weekday persons count is estimated using annual volumes.  

• Inpatient visitors estimated at 2.5 per patient. 

• Outpatient visitors estimated at one per patient. 

• 60% of employees are estimated to be on campus at one time. 

 

SHORT-TERM AND LONG-TERM PROJECTS 

   Maine Medical Center has no changes to the 

short-term and long-term projects listed in the 

Institutional Development Plan (IDP) that was 

approved in 2017. MMC will process any changes 

to these projects through the appropriate State, 

City, and Neighborhood processes. More specifics 

about individual properties are as follows:  

 

 930-932 Congress St (MMC Sleep Lab): 

MMC plans to repurpose a portion of this 

site as a respite care site. No significant 

renovations are planned. 
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 950 Congress St (Former Greyhound 

Building): MMC is exploring activating the 

property with a program to provide food to 

those in need within our community. The 

program will require minor renovations.  

 942 Congress St (Former Pizza Villa): MMC 

has no significant renovation plans for this 

building inclusive of the former restaurant 

space or residential space on the 2nd floor.  

 222 St John St (Former Maine Railroad 

Building): MMC has a long-term lease on 

this facility and has explored renovations to 

make it suitable for administrative use. 

Administrative use may include employee 

training space, an employee fitness facility, 

or office space supporting MMC. MMC has 

no immediate plans to occupy the building 

given the estimated cost of these 

renovations. 

 275 St John St (D’Angelo’s Restaurant): 

MMC signed a three-year lease with the 

operators of D’Angelo’s Restaurant in the 

spring of 2021. MMC does not have plans 

for the property upon the expiration of the 

D’Angelo’s lease. 

 112 West St & 231 West Promenade 

(Thomas and Chisholm Houses): MMC is 

discussing plans to vacate these properties 

and place them for sale in the near future. 
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TRANSPORTATION  

DEMAND MANAGEMENT   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

   During the site plan reviews that followed 

the 2017 IDP approval, MMC submitted a 

campus-wide Transportation Demand 

Management (TDM) Program report 

substantially in accordance to those TDM 

objectives and strategies identified in the 

approved Institutional Development Plan. 

MMC’s TDM Plan was approved in October 

2018. The 2018 TDM Report is available on 

the MMC website and also linked here.  

   TDM Monitoring reports are submitted to 

the Portland Planning Authority on a yearly 

basis. These reports include a summary of 

progress toward achieving targets identified 

in the IDP and established in the TDM Plan. 

Please refer to Appendix A for the most 

recent TDM Monitoring Report (2019).  

 

 

 

 

 

https://www.mainehealth.org/-/media/Maine-Medical-Center/Files/Brand/Newsroom/Modernization/Project-Updates/Site-Plan-Application-for-East-Tower-and-Visitor-Garage-Expansion/Written-Submission-S---7-TDM-Plan.pdf


17 | P a g e  
 

PLANNING GOALS FOR PARKING 

The IDP established the following goals for parking at MMC. 

1. Support a predictable arrival experience for patients and visitors, 

2. Where feasible, allow for separation of MMC patients/visitors and staff parking,  

3. Address neighborhood concerns of MMC staff occupying on-street parking spaces, 

4. Provide a parking supply that is sufficient to support the medical center, 

5. Rely upon an enhanced TDM program to help reduce vehicle trips and parking demands when 

reasonably feasible. 

   MMC’s goals for parking have not changed since the IDP was first published in October 2017. Progress is 

being made toward achieving these goals but they are a permanent focus. One challenge MMC continues to 

face is staff continuing to occupy on-street parking spaces.  MMC’s monitoring and enforcement efforts 

include regular communication about appropriate places to park, including targeted email and letter 

communication to those individuals who continue to park on neighborhood streets.  

FUTURE DEMAND PROJECTIONS 

   The enclosed TDM Report fully discusses MMC’s parking demand and supply. There are no updates to 

include in this report.  
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OPERATIONAL SUSTAINABILITY  

 

   Information on hazardous waste 

management and sustainable operations 

remains current.  

   Updated information on noise management 

related to the Helipad operations can be 

found in the MMC Sound Measurement Plan 

(SMP), which was submitted to the City of 

Portland Planning Board as a condition of 

approval for MMC’s East Tower expansion 

project. The SMP describes the planned 

operations of air ambulances at MMC, and 

defines a noise complaint process related to 

air ambulance traffic at MMC. The plan 

provides a clear path forward for MMC and 

neighbors to better understand helipad 

operations.  

   Please find the 2019 Sound Management 

Plan in Appendix B.  
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DESIGN 

 

   The information presented in the IDP 

regarding design drivers, neighborhood 

integration, and design guidelines remains 

current. 

   New buildings acquired since 2017 adhere 

to the guidelines set forth in Chapter 5: 

Design of the IDP and the site plans standards 

of the City of Portland.  

   In line with the IOZ Regulatory Framework, 

a unified campus-wide signage plan was 

submitted to the Portland Planning Authority 

in October 2019.  
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ONGOING COMMUNITY ENGAGEMENT 

   Since construction on MMC’s Master 

Facilities Plan began, MMC has been meeting 

monthly with the Neighborhood Advisory 

Council (NAC). Hosted by MMC, this group 

consists of the medical center’s chief operating 

officer and representatives from the following 

Neighborhood Associations: St John Valley, 

Western Promenade, West End, Parkside and 

Libbytown, as well as the District 2 Portland 

City Councilor and a representative from the 

Portland Planning Department.  

   This group has developed a charter, 

governing the conduct of the meetings, and 

minutes are posted on the MMC website 

linked here.  

   Through these monthly meetings and the 

relationships established within them, MMC 

and neighborhood leaders have established an 

information sharing dynamic that allows the 

medical center to learn and understand more 

about its impact on surrounding areas, discuss 

possible solutions and also convey information 

out to neighbors through the association 

leaders.   

 

Some of the topics discussed and addressed in this 

manner include: 

 Operations of the new helipad; 

 Traffic flow changes due to construction 

projects; 

 Updates on Master Facilities Plan; 

 Property purchases within the IOZ; 

 Impact of COVID-19 on hospital operations; 

and more. 

COMMUNITY BENEFITS 

   The NAC has developed a framework for the 

disbursement of funds to neighborhood groups 

through the “Caring Community” grant program, 

administered by the NAC and funded annually by 

MMC with $30,000. These funds are available to 

neighborhood associations or other entities in the St. 

John Valley, Parkside, West End, Western Prom and 

Libbytown neighborhoods. Groups will be able to 

apply for these grants for a variety of initiatives, 

including those that promote quality of life, diversity 

and inclusion, public safety, environment 

sustainability and the general support of strong, safe, 

accessible and vibrant neighborhoods. 

  

https://www.mainehealth.org/Maine-Medical-Center/Newsroom/Modernization/Neighborhood-Meeting-Minutes
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CONSTRUCTION MANAGEMENT PRINCIPLES 

   Throughout the MFP construction project, MMC has 

made every effort to share information transparently, 

and to listen to neighborhood feedback. 

Ahead of public hearings for each phase of the 

project, MMC hosted neighborhood 

presentation/listening sessions, which were well 

attended by area residents and business owners. One 

example of accommodation to neighbors came about 

as construction began on the expansion of the East 

Tower, now known as the Coulombe Family Tower.  

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

MMC also supported the installation of holiday lights 

in Bramhall Square with a one-time $6,000 grant, and 

provided the City of Portland $300,000 for 

investments in parks in the Western Prom, Parkside 

and St. John Valley neighborhoods, affirming MMC’s 

commitment to the neighborhoods it belongs to, as 

well as its appreciation for the continuing 

collaboration and open dialogue it shares with city 

and neighborhood leaders. 

   For more information on the vast community 

benefits provided by MMC, visit the linked page.  

HEALTHY NEIGHBORHOOD PROGRAM 

   MMC is party to a memorandum of understanding 

adopted between MMC and the City of Portland to 

enter into a similar agreement with an identified 

Community Housing Development Organization and 

any other community partners that may be identified 

later establishing a program to fund and execute 

housing and community improvement and 

development programs in St. John Valley and other 

neighborhoods surrounding MMC’s Bramhall Campus. 

The City of Portland’s housing replacement ordinance 

continues to exist within MMC’s underlying zoning.  

 

https://www.mainehealth.org/-/media/Maine-Medical-Center/Files/Community-Benefit/MMC-Community-Benefit-Graphic-FY18.pdf
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Due to a temporary change from one-way traffic to 

two-way traffic, residents on Crescent Street lost 

on-street parking. MMC provided those residents 

with parking in the nearby MMC-owned parking 

garage for the duration of that change. 

   During the closure of Congress Street to 

accommodate expansion of visitor parking, MMC 

utilized social media, earned media and direct 

neighborhood flyering and face-to-face 

communications to give details on detours, 

construction plans and more. 

   The detours and project went extremely well and 

swiftly, prompting this response from City Manager 

Jon Jennings: 

    “We’d like to thank Maine Medical Center for 

working in cooperation with city officials and 

neighborhood residents on the planning and 

execution of this shutdown and detour, and for 

committing the necessary resources in order to get 

it done ahead of schedule.” 

 

Throughout the project MMC has maintained a web 

page – linked here - dedicated to news about 

construction, and has provided weekly look-aheads 

regarding the next week’s pending work. Area 

residents and business owners have signed up for a 

service that allows them to be notified by text or 

email every time a new project update has been 

added. And contact information for all on-going 

project sites is clearly listed on the page, as well. 

 

http://www.mmc.org/modernization
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Appendix A: 2019 MMC TDM Annual Monitoring Report 
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Appendix A: 2019 MMC TDM Annual Monitoring Report  
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