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Part 1: Understanding the Problem (5/28/26)
Part 2: A Path to Action (7/23/26)

Planning Board, Economic Development Committee & Select Board — Joint Housing Workshop

Sources: MCOG Housing Needs Data 2025 - Maine Housing - HUD Knox County Income Limits - Rockport 2025 Comprehensive Plan -
Rockport Land Use Ordinance (Nov 2025)
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01 The Scale of the Problem — Housing gap, affordability collapse, and what the data tells us
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Case Studies: What Success Looks Like

City of Brattleboro, VT—Steve Hayes, Planner

o Takeaways/Actionable Points:

Eliminate density caps in areas served by water and sewer;

Raise threshold for Planning Board “site plan review” to empower staff (aka,
“administrative approval”);

Review/Increase density caps and setbacks; increase density in “growth zones”;

Avoid emphasis on unique aesthetics or physical features in LUO (Land Use Ordinance)
Architectural Standards (e.g., patios, aesthetic features, et al), which tend to increase
building costs;

Establish “Missing Middle” housing zones;
Focus on “maximum parking” thresholds vs. “minimum?; let market dictate parking needs;

Create a housing fund to subsidize “soft costs” for housing developers.

State Of Maine—State Representative Valli Geiger (former Rockland Mayor)

o Takeaways:

To date, State initiatives to promote ADUs (Accessory Dwelling Units) are the least
intrusive but most impactful programs; financial programs/incentives have generated
modest results;

75% of Rockland Voters approved increased housing incentives;, NIMBYism (aka, Not In
My Backyard) was/is the biggest obstacle to increasing housing stock.

City of Rockland—Elias Kann, Planner

o Takeaways/Good Results thru...

Allowing total lot coverage;

Eliminating minimum lot size where sewer is available;

Important to have well-informed Town staff who can connect developers with resources;
Public-private partnerships via TIF (Tax Increment Financing) funds;

Voter-approved $10M “Affordable Housing Incentives” bond;

Implement “ADU Boost” financing program (i.e., public-private/banking partnership);
Effective tactic to counter NIMBYism is to fill the room with pro-development supporters.

Midcoast Habitat For Humanity—Tia Anderson, Executive Director

o Actionable Points:

Wastewater access and donated land are strong incentives.

Lake City Investments—Caleb Lincoln & Ed Libby




o Actionable Points:

Creating an atmosphere of “predictability” reduces risk for developers;

Clarifying “maximum building height” formula (e.g., 3 Cross Street) and possibly
increasing it allows for greater density;

See Hinesburg, Vermont “Housing Needs Assessment”;
Ensure LUO is integrated with overall Town Infrastructure Plan;
Smaller-sized developments attract less NIMBYism;

When encountering NIMBYism, provide guidance/training for Planning Board to ensure
focus is solely on LUO;

Redraw TIF zones to match higher-density housing potential;
Consider Town financing for “Affordable Housing” projects (e.g., City of Rockland);

Having a Housing Plan and other incentives prepared/approved assures “project
readiness” when State and Federal financing assistance opportunities emerge;

Review all fees to remain competitive; current fees are lower in neighboring municipalities
(e.g., Rockland);

Explore “credit enhancement” financing tools (see City of Rockland);

Sewer and water fees present obstacles to subsidized housing projects (e.g., 7 Madelyn
Land);

¢ Rock Harbor Management—Ben Todd

Takeaways/Actionable Points:

o Speed and reliability (e.g., application process, permitting, inspections, staff
support, et al) are critical to multi-unit developments, particularly repurposing
existing structures;

o Allowing early Certificate of Occupancy while construction was still underway is
very impactful;

e Access to water/sewer is absolutely essential to multi-unit housing; current
water/sewer expense is a significant barrier; debt service is currently 37% of
cost;

o Note: Maine’s Informed Growth Act Exemptions—Title 30-A: Existing structure
doesn’t require Planning Board review
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SECTION 01

The Scale of the Problem

Rockport is in the midst of a housing affordability crisis. The data are unambiguous: the gap between what homes
cost and what residents earn has more than doubled in 10 years. Without deliberate action, conditions will
continue to worsen, the workforce will continue to leave, and the community's demographic balance will tilt further
toward an aging, non-working population unable to sustain local services.

Housing Affordability Index — Rockport

The Housing Affordability Index measures the ratio of income needed to afford the median home vs. actual
median income. A score of 1.0 = just affordable; below 1.0 = unaffordable. Rockport's trajectory:

Rockport
Median House | Median HHD Affordability
Price Income Index Meaning
2015 $270,000 $59,258 .96 Moderately unaffordable — gap emerging
2020 $397,000 $72,846 79 Significantly unaffordable — workforce priced out
2025 $620,000 $101,260 57 Severely unaffordable — crisis level

Source: Maine Housing Authority

What .57 Means in Dollars

Value Notes

Rockport Median Household Income $101,260/yr HUD FY2025
Income needed to afford median Rockport home $155,000/yr At .57 index
Affordable mortgage at $70K income (30% rule) ~$278,000 Pl only at 6.25%
Median Rockport home price $620,000 Coastal premium
Monthly PITI* at median price ~$4,000 Incl. tax + insurance
Affordable monthly PITI at Rockport Median HHD income ~$2,530 30% of gross income
Affordable Home Price at Rockport Median HHD Income $370,000 30% of gross income

* PITI: Principal/Interest/Taxes/Insurance
Sources: HUD Knox County Income Limits 2025; Maine mortgage market rates; Rockport property tax mil rate 14.25 (2024-25)

Rockport's Current Housing Shortage

Category | Low Estimate High Estimate
Current housing unit shortage 50 units 100 units
Seasonal homes absorbing year-round stock 15 units 25 units
Additional need by 2032 to keep pace with growth 40 units 115 units
TOTAL need through 2032 105 units 240 units
Units required per year to close gap 15 units/yr 35 units/yr

Source: MCOG Housing Gaps Analysis 2025; Maine Housing Production Needs Study 2023



SECTION 02

Who Is Affected

The housing shortage cuts across all income levels, but its effects fall hardest on working families, young adults,
and those seeking to age in place. The regional labor market is already showing tangible damage.

Shortage by Income Group — Rockport (Adjusted for Affordability)

Income Tier Annual Income Range AMI % Shortage (units)
Very Low Income < $60,000/yr < 80% AMI 40-80 units
Moderate / Workforce $60,000-$100,000/yr 80-150% AMI 4-9 units
Upper Moderate > $100,000/yr > 150% AMI 5-11 units

Source: MCOG Housing Gaps Analysis 2025 — adjusted for Rockport affordability index 0.36

HUD Income Limits — Knox County FY2025

Income Category % AMI* 1 Person 2 Person \ 4 Person 6 Person
Extremely Low 30% AMI $21,000 $24,000 $30,000 $35,100
Very Low 50% AMI $35,000 $40,000 $50,000 $58,000
Low Income 80% AMI $56,000 $64,000 $80,000 $92,800
Area Median Income 100% AMI $70,000 $80,000 $100,000 $116,000

* AMI: Area Median Income.
Source: HUD FY2025 Income Limits — Knox County, ME

Workforce Impact

The housing shortage is not just a social problem — it is an economic emergency. Regional employers report that
roughly 1 in 4 job offers in the Midcoast area are declined due to high housing costs and lack of availability. This
affects healthcare, education, public safety, and local trades equally.

Population Aging — The Compounding Risk

Knox County population projections from the Maine State Economist show that without intervention, by 2042 the
85+ age bracket will be the most numerous single age cohort in the county. Rockport's own trajectory mirrors this.
The consequence is a shrinking tax base, declining school enroliment, and a workforce too small to support aging
residents' needs.

Scenario 2022 2027 2032 2037 2042 Notes
Current trajectory (no action) 3,710 3,802 3,846 3,833 3,773 Declining trend
With new family housing 3,710 4,102 4,546 4,500+ 4,400+ Growth scenario
Difference — +300 +700 +667 +627

Source: MCOG / Maine State Economist population projections



SECTION 03

Why Housing Isn't Being Built

Rockport has land. What it lacks are the conditions that make housing development financially viable. Currently, a
number of constraints impede new housing production.

1. Construction Costs

New residential construction in Midcoast Maine now runs $500-$600+ per square foot for stick-built units — up
sharply from pre-pandemic levels. At these costs, a modest 1,200 sq. ft. unit costs $600,000-$720,000 to build,
which cannot be sold or rented at levels accessible to households at or below 80% AMI without significant
subsidy.

o Workshop Takeaways:

o It'sincreasingly difficult, particularly for small builders on stick-built homes, to forecast
construction costs due to escalating costs of building materials and labor.

o Advances in modular and/or factory-built home construction present lower-cost options that
warrant greater emphasis on alternative types of construction in drafting Town ordinances and
additional incentives.

o There’s a broader need to encourage a pipeline for Manufactured Housing to grow. Currently, no
Manufactured Housing businesses can put the quantity out that is needed.

2. Infrastructure

Rockport’s predominantly rural makeup presents significant challenges to the most basic housing infrastructure,
particularly when it comes to providing roads (especially in the face of Maine winters), sewer/water (see below),
high speed internet, and public transportation.

o Workshop Takeaway:

o In addition to wastewater/sewer (below), transportation, solid waste removal, and other
infrastructure needs compound the housing issue within Midocoast Maine.

o Currently, Waldo CAP provides transportation services in the Midcoast; need to have them add a
Rockport stop to support housing developers who want to leverage affordable housing financing
options (e.g., Federal and State grants).

o Need to update Road Acceptance Policy to clarify benefits for Town (aka, Return On Investment
for assuming future road maintenance expense.)

3. Wastewater

Rockport relies upon the neighboring towns of Camden and Rockland for its wastewater treatment, currently split
at ¢.60% and 40%, respectively. Roughly 35 percent of Rockport’s residential households participate in the
system. Currently only users (and abutters) of the system pay for wastewater investments (read: debt), which
makes expansion of the system proportionately expensive. This alone can kill most multi-unit project proformas.
(See Section 04 for full analysis.)

e Workshop Takeaways:

o We need to better understand onsite/package plants (e.g., Orenco and Fuji Clean, et al) and
adjust existing ordinances to keep pace with advances in this technology.

o Planning Board to review Town zoning, growth zones, et al, to ensure they align with
existing/future wastewater service, since any in-fill supports housing (especially high-density),
reduces costs for users of the wastewater system, and increases the Town’s tax base.

o Future sewer line extensions should prioritize areas with aging septic systems (Town is currently
tracking/mapping areas known to have septic systems exceeding their 30-year life expectancies.)

Regional Context

Rockport does not face these challenges in isolation. The Maine Housing Production Needs Study (2023) found
that the coastal Maine region has a current availability deficit of 9,300 units, a jobs-to-homes deficit of 11,900



units, and a total historic underproduction of 21,200 units. The Rockland-Camden Labor Market Area shows
housing unit shortages at every income level, with the most acute gap at incomes below $35,000 per year.



SECTION 04

Wastewater: A Critical Constraint

Perhaps no single factor constrains Rockport's housing production more than wastewater treatment. This section
presents the situation plainly and provides the economic analysis the Town needs in order to make infrastructure
investment decisions.

Rockport's Wastewater System Hurdles

* The 5-year contract with Camden signed in June 2025 placed a cap of 90,000 gallons per day (GPD) on
the wastewater it will accept from Rockport, at which point surcharges apply that are unsustainable.

+ Taken in isolation, this greatly restricts Rockport’s ability to expand/increase sewer connections to new
housing developments unless it re-engineers parts of its delivery system to redirect the additional flow to
Rockland.

» Every new housing unit must be served by: (a) an existing sewer line; (b) an extended sewer line
connecting to Rockport's system at $1.5M/mile; (c) an independent package wastewater treatment plant;
(d) conventional septic system.

Alternatively: On-Site Wastewater Treatment (aka, Package Plant) Systems

Maine's coastal discharge standards are among the strictest in the nation, which limits a developer’s options for
on-site wastewater treatment (Package Plant) for a multi-unit housing project. For systems serving more than
2,000 GPD, Maine DEP review is required. Only Sequencing Batch Reactors (SBR) and Membrane Bio-Reactors
(MBR) reliably meet coastal discharge standards without additional investment. Permitting costs for subsurface
systems run $29,000-$49,500.

Package Plant vs. Sewer Extension — 30-Year Lifecycle Cost Comparison

For illustrative purposes, the analysis below compares the total 30-year cost of an on-site wastewater treatment
package plant (3,000 GPD, serving 5-25 units) versus extending the sewer line to the nearest connection point, at
$1.5M per mile.

Cost Factor \ Package Plant \ Sewer Extension
Capital cost $195K — $485K $1.5M per mile
Annual O&M $22K — $65K/yr (typ. ~$41K) ~$6K — $16K/yr (treatment fees + maint.)
30-yr O&M total (typical) ~$1.23M ~$480K
30-yr capital + O&M (at 0.5 mi) ~$1.57M ~$1.23M
30-yr capital + O&M (at 1.0 mi) ~$1.57M ~$1.98M
30-yr capital + O&M (at 2.0 mi) ~$1.57M ~$3.48M

Source: Rockport wastewater lifecycle cost analysis; sewer construction at $1.5M/mile; Camden treatment rate $5.00/1,000 gal. is based on
the total delivery system costs plus the average of the flow rates negotiated with Camden at $10.88 per 100 gallons and with Rockland at
$7.77 per 100 gallons.

KEY FINDING: Breakeven Distance

Under typical cost assumptions, the onsite wastewater treatment package plant becomes the more
cost-effective option at distances greater than ~0.75 miles from the nearest sewer connection point
(range: 0.26 — 1.17 miles depending on scenario). Given that most undeveloped Rockport parcels
suitable for 10- to 25-unit subdivisions are located well beyond this threshold from existing sewer
infrastructure, on-site package treatment plants should be the default planning assumption for new
subdivision development.




o Workshop Takeaways:
o Without wastewater access, the typical housing unit requires a %2-acre lot and ¢.$40,000-$50,000
for its onsite septic. Advances in technology may dramatically reduce this traditional benchmark.
o Goal should be to encourage more in-fill wherever possible, particularly areas served by sewer.



SECTION 04 — CONTINUED

The Housing Pipeline: What's Coming Online

Rockport has significant housing production already in motion. The following five developments are expected to
deliver 78 new units within 18 months. This is real, near-term progress — and it should be communicated clearly
to the community. It also provides the boards with a concrete baseline from which to measure future production.

Development | Type | Units | Bedrooms Tenure
1  Single-Family Homes For 10 2BR Owner  Affordable price point;
(Subsidized Sale family-sized
Affordable)
2 Apartments (2 x 12- Rental 24 1-2BR Rental Multi-unit; likely
Unit Buildings) workforce/market-rate
3 Duplex For 2 TBD Rental  Small-scale; adds rental
Rent supply
4  Apartments Rental 22 1BR Rental Adaptive reuse; likely
(Remodeled Motel) affordable/workforce
5 Mixed Rental Units Rental 20 4x3BR/3x2BR/11x1BR Rental = Good bedroom mix; serves

families and singles

TOTAL PIPELINE Mixed 78 Mixed Mixed Delivering within 18 months

What the Pipeline Tells Us

(cET NI -W 78 units represents 33—74% of the MCOG-identified total need of 105—-240 units through 2032. If
all pipeline units deliver on schedule, Rockport will be meaningfully ahead of the curve — but the
gap will not be fully closed.

The pipeline skews heavily toward rentals (68 of 78 units, or 87%) and 1-2 bedroom units. This
is appropriate given the shortage is most acute at lower incomes and among smaller
households, but the town should continue to encourage family-sized (3BR+) units in future
development.

NI CELINAAN Only the 10 subsidized for-sale homes are explicitly in the affordable category. The 22-unit motel
Mix conversion and potentially the larger apartment buildings may serve workforce households
depending on rent levels. Boards should track actual rent levels as these projects lease up.

Remaining Even after the full pipeline delivers, Rockport will still need approximately 27—162 additional units
Need to meet the 2032 target — reinforcing that the zoning, infrastructure, and incentive reforms
discussed in this presentation remain essential.

UPDATED NEED AFTER PIPELINE
Low scenario: 105 total needed — 78 pipeline = ~27 additional units still needed by 2032
High scenario: 240 total needed — 78 pipeline = ~162 additional units still needed by 2032

Mid-point: approximately 95 additional units beyond the pipeline — roughly 14 units/year from
2026-2032.




SECTION 05

What Rockport Should Build

The 2025 Comprehensive Plan establishes a clear mandate: increase housing stock to address the local supply
crisis. The town's 2030 target of 200 new units represents a manageable 10—15% population growth and is
consistent with MCOG's gap analysis of 15—-35 units per year.

Recommended Housing Mix — 200 Units by 2030

Housing Type % of New Unit Owner Renter Priority Rationale
Units Count
Single-Family 45% 90 units 85% 15% Market demand; fewest infrastructure
Detached barriers
Duplex / Two-Family 22% 44 units 55% 45% Gentle density; owner-occupant +
rental income
Small Multifamily (3-4 17% 34 units 25% 75% Village centers; workforce rental
units)
Larger Multifamily (5+ 11% 22 units 12% 88% Subsidized affordable; LIHTC-eligible
units)
ADUs 5% 10 units 15% 85% Low-friction; no new land required
TOTAL 100% 200 units ~57% ~43%

Required Annual Production Pace

Housing Type Units/Year (2026-2030)

Key Enabling Condition

Single-Family ~18/yr Streamlined permitting; ADU-friendly lots
Duplex ~9/yr By-right approval in more zones

3—4 Unit ~Tlyr Package wastewater; cluster zoning

5+ Unit Multifamily ~4-5/yr LIHTC/MSHA financing; shared wastewater
ADUs ~2/yr Active promotion; permitting support
TOTAL TARGET ~40/yr Up from est. 15-20/yr current pace

The 2025 Comprehensive Plan specifically calls for: cluster-style housing developments to decrease suburban
sprawl; promoting workforce housing types; alternative developer relationships; and addressing sewer user rates
burdensome to financially viable workforce housing development.

e Workshop Takeaways:

o Agreed: “All new housing is good housing.”

o Incentives and/or ordinance amendments should encourage housing that would be affordable for
incomes of 80% to 120% AMI, while avoiding barriers for housing based strictly on income levels.
“Mixed development” (representing varying income levels) covers the area more evenly. The
Town should seek to spread out housing development (e.g., density bonuses incentives via the
Planned Unit Development (PUD) ordinance).

o Short-Term Rentals are an unknown quantity in terms of their impact on otherwise available
housing inventory. Planning Board feels a more concerted effort should be made to quantify and

track this housing segment.
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SECTION 06

Cautionary Notes:
= Concern that adding housing within existing neighborhoods invariably raises issues over
increased ftraffic.
= Concern that relaxed ordinances and new housing incentives to promote year-round
housing could inadvertently promote seasonal housing.
Note: State Constitution forbids “tiered taxation” based on housing value. Due to growing
bipartisan support for increased housing, legislative initiatives are likely to be forthcoming that
would support tax exemptions for lower-value (i.e., below $1M) primary residences and also
disincentivize second-home ownership.
With Rockport population trends pointing to a growing cohort of elderly residents in need of
services, the Town should encourage reconfiguring existing structures accordingly (i.e., to
support aging in place).

Regulatory & Zoning Reforms

The Planning Board has direct authority over the ordinance changes listed below. Many can be initiated
immediately; others require Select Board coordination on infrastructure investment. All are consistent with the
2025 Comprehensive Plan.

Reform Area

Minimum Lot
Size

Density
Bonuses

Parking Reform

Mixed-Use
Allowance

Height &
Setbacks

Inclusionary
Zoning

Package WW
Permitting

Current Condition \ Recommended Change Board
1-2 acre minimums in  Reduce to 20,000 sq ft (w/ community WW) or 10,000 PB
many zones sq ft (w/ public sewer); allow cluster development with

open space set-asides
No density incentive 25-50% density bonuses for developments providing PB
programs 15%+ affordable units at or below 80% AMI; extra
bonuses for senior/workforce housing
2 spaces/unit Reduce to 1 space/unit for multifamily in village areas; PB
standard eliminate minimums for ADUs; allow shared and tandem
parking
Commercial & Allow residential above commercial in all commercial PB
residential strictly zones; permit live-work units; allow small retail in
separated residential areas along arterials
35 ft height limit; large  Allow 4045 ft (3 stories) in overlay districts; reduce PB
setbacks front setbacks to 10-15 ft in Village zones for walkable
streetscape
No inclusionary Require 10+ unit developments to include 10-15% PB
requirements affordable units at or below 80% AMI; allow fee-in-lieu
option
Case-by-case, no Establish pre-approved permitting pathway for package SB+PB

clear pathway

WW plants serving 10- to 25-unit subdivisions; set
design standards in LUO

PB = Planning Board authority =~ SB = Select Board coordination required

o Workshop Takeaways:

o

Note: Lot size minimums without sewer were recently reduced to 20,000 sq.ft. in all zones except
908-Rural District; lot sizes down to 2,000 sq.ft. per unit for multi-family units. For the lot
specifically, we are down to 0 sq.ft. in the Downtown Zone, and 3,000 in the 901 and 902 zones.
Need to clean up Wastewater Ordinance to highlight Package Plant (PP) options where a parcel
isn’'t served by existing wastewater access. Note: State regulates PP requirements.

Note: “Inclusionary Zoning” based on AMI is not legal in Maine, per State Constitution.



o Note: Recently enacted Federal “21st Century ROAD to Housing Act” restricts institutional investor
from ownership of single-family housing.

o Long Range Planning Board Goal: Redraft LUO to enable increased housing of all types, versus
creating obstacles to housing. Also, add a middle tier for review that is at staff level (Planning &
Development, Code, Police, Fire, Public Works, EMS) to keep projects moving. This would be a
level between what the Code Enforcement Officer can permit and what is needed for Planning
Board Review.

A Local Innovation: Pre-Approved House Plans Program

The following initiative was developed through local planning work and deserves serious consideration by both
the Select Board and Planning Board. It directly addresses construction cost barriers and could accelerate
affordable housing production without requiring significant public capital outlay.

Concept: The town partners with local architects to develop a library of pre-approved plans for 1BR, 2BR, and
3BR detached homes, duplexes, and 4-unit buildings — designed for workforce/affordable use and pre-approved
by Rockport's Code Enforcement Office. Plans are displayed on a town or dedicated housing website and in the
Rockport Welcome Packet. Interested buyers or developers obtain a complete plan set from the participating
architect for approximately %4 to %2 of a normal design fee, presenting the receipt with their building permit
application.

Stakeholder Benefits

Pre-approval reduces revision cycles; town publicizes their work. Architects 'become whole'
after 2—4 sales at a negotiated per-plan fee and continue earning the same rate on
subsequent builds.

Builders / More to offer prospective buyers; can pursue small developments of 10+ similar structures
Developers with material and labor efficiencies; could form buying cooperatives; attracts workers through
predictable pipelines.

Buyers / Lower design costs reduce total project cost; faster permitting; predictable product; exterior
Households options prevent identical streetscapes.

Town of Low cost (primarily staff time for plan review and website); accelerates permit-ready affordable
Rockport housing; builds goodwill with builder community; aligns with Comp Plan cluster development
goals.

Housing Types Targeted: Workforce family housing (2 adults + 2 children, 2-3BR); single-floor 1BR housing for
retired adults and singles/couples. ADUs remain a secondary candidate — homeowners may prefer custom
styles, but simple, well-designed ADU plans could be a strong business opportunity for participating architects.

e Workshop Takeaways:
o “21stCentury ROAD to Housing Act” provides funding for developing “Pattern Books,” or pre-
approved housing plans.



SECTION 07

Financing Tools for Affordable Housing

The Town cannot build housing alone, but it can structure the financial environment to make private development
of affordable units viable. The following tools are available under Maine law and align with the 2025
Comprehensive Plan.

Municipal Tools (Town-Controlled)

Tool What It Does Status / Next Step
Affordable Housing Captures incremental property tax from new affordable Select Board vote; requires
TIF District development to fund public infrastructure (sewer, roads, DEO application

utilities).

CDBG Federal funds (via Maine DECD) for housing Next application cycle —
rehabilitation, infrastructure serving low-to-moderate identify qualifying project
income households, planning.

Northern Border Grants for economic development and workforce housing  Rolling applications; engage

Regional in northern/rural Maine; Rockport-area projects have NBRC regional rep

Commission qualified.

Brownfield Funding EPA and state funds for assessment and cleanup of Select Rockport sites;
contaminated sites suitable for redevelopment as requires Phase /1l
housing. environmental

Sewer Rate Current sewer rates are a Comp Plan-identified barrier to Requires Select Board action

Restructuring viable workforce housing. Restructuring or credits for and Camden/WRRF
affordable units could improve project proformas. coordination

Public-Private Programs such as the “ADU Boost” currently offered by None active; requires staff

Partnerships Rockland-Bangor Savings Bank provide discounted review of proposals; SB vote.

lending rates from local financial institutions.

e Workshop Takeaways:
o “Affordable Housing TIF District” can be created once a developer identifies a parcel(s) for
development.
o Wastewater/Sewer Rates are determined based on proportionate usage and access. Therefore,
any restructure or credits only serve to penalize existing users unless a significant incentive/ROI
for those existing users can be established.

State & Federal Programs Supporting Individual Buyers and Renters

Program \ Benefit \ Target
Maine Housing First $5,000 toward down payment/closing costs; First-time buyers; income &
Home Loan + Advantage  affordable mortgage rate price limits apply
First Generation $10,000 grant for eligible first-generation First-generation buyers or
Homebuyer Program homebuyers former foster care
USDA Rural 502 Loans Low/zero down payment mortgages in Rural property buyers w/

eligible rural areas participating lenders

Home Accessibility & Grants for critical repairs, accessibility, Income-eligible homeowners

Repair Program (HARP) emergency fixes

Efficiency Maine Rebates  Heat pumps, insulation, weatherization; All homeowners; enhanced
& Loans income-based options benefits at lower incomes



Pre-1976 Mobile Home
Replacement

LIHTC

Grant support to replace older mobile homes
with efficient models

Income-eligible; 93 mobile
units in Rockport

Federal tax credits fund affordable rental
construction; administered through Maine
Housing

Developers of 5+ unit
affordable rental projects

Property Tax Policy — Ideas for Discussion

The following property tax concepts were developed through local planning work. Some are novel and would
require legal review under Maine law; all are worth structured board discussion as potential tools to incentivize
affordable housing production and long-term rentals.

Concept Description Status

Differentiated rates

by use

Long-term rental tax
rebate

Full-time resident
landlord equity

Commercial rate for
rentals

Town employee &
business discounts

5-year family
discount

Land acquisition for
housing sites

Primary residences, seasonal homes, and non-family
rental units taxed at different rates; rental tax costs
pass through to tenants.

Property taxes on rental units rebated to the tenant
rather than the owner; encourages long-term vs.
short-term rentals.

Rockport residents owning a second unit for long-
term rental receive same tax treatment as primary-
residence owners.

Should non-owner-occupied rentals be taxed at
commercial rate? Could raise revenue but may
reduce rental supply.

Property tax discounts for town employees, teachers,
and small business owners also located in Rockport.

5-year rate reduction for households with children in
Rockport K-12 public schools.

Acquire sites through tax delinquency, donations, or
below-market sales (possibly via Legacy Rockport);
removes land cost barrier.

Requires legal review; legislative
authorization may be needed

Novel; Select Board and legal
counsel review required

Discuss with town assessor and
counsel

Discussion item; likely
counterproductive without offsets

Novel; legal counsel review
needed

Novel; voter authorization and
counsel review required

Immediate feasibility; discuss
with Town Manager

Note: All property tax proposals require review by town counsel for compliance with Maine municipal tax law before implementation. Several
may require enabling legislation or voter approval.

o Workshop Takeaways:

o Note: The Maine State Constitution forbids “tiered taxation” based on housing value. Due to
growing bipartisan support for increased housing, legislative initiatives are likely to be forthcoming
that would support tax exemptions for lower-value (i.e., below $1M) primary residences and also
disincentivize second-home ownership.

o Generally, establishing a “Municipal Development Corporation” would allow a transfer of
ownership of Town-owned land (iow, reduce Town liability on foreclosed properties), which then
could be offered for targeted development as opportunities arise that align with Town goals.

o “Remainder Trusts” allow current property owners to remain in their residence while getting a
charitable deduction in exchange for transferring use/ownership of the property upon their death.

o Leasing at low or no-cost Town-owned land (obtained either through foreclosure or purchase) to
an individual or developer wishing to build one or more dwelling units eliminates the cost of land
acquisition for them while presumably allowing the Town to direct and/or control what type of
housing and where it wishes to see it.

o Rockland voters recently approved a $10M bond to support “affordable housing” projects. While
many of the details are still being worked out, a number of creative applications of the funds are



being explored, with the overarching goal of keeping all incentives “revenue neutral” within a
relatively short period of time (e.g., 1-2 years ROI).



SECTION 08

Next Steps & Discussion Questions

This workshop is an opportunity for the Planning Board, Select Board, and Economic Development Committee to
align on shared priorities, establish a common factual foundation, and initiate actions

Discussion Questions

1. Infrastructure First or Zoning First?

Given the wastewater constraint, should the Select Board prioritize a wastewater feasibility study and long-term
Rockland/Camden ILAs before committing to aggressive zoning reform — or should both tracks proceed
simultaneously?

2. What Is the Right Affordability Target?

The MCOG data show the greatest shortage at incomes below $60,000/yr (80% AMI). Is the board prepared to
adopt inclusionary zoning requiring affordable units in larger developments, and if so, at what threshold?

3. Partnership Model for Affordable Development

Is the Select Board willing to explore a public-private partnership or community land trust model for 1-2 affordable
housing projects in the next 3—5 years? What sites might be appropriate?

4. Production Target — Is 200 Units by 2030 the Right Goal?

The MCOG analysis suggests 105—240 units by 2032. Is a target of 200 by 2030 appropriate, too aggressive, or
too modest given Rockport's capacity?

5. Other Questions:

e Workshop Takeaways:
o Note: Due to time constraints, there wasn’t any substantive discussion of the above questions.



SECTION 09

Draft Recommendations/Action Plan

The following presumed actions are prioritized by urgency and impact. Immediate actions can be taken within 90
days without significant budget outlay. Near-term actions require planning and modest investment. Strategic
actions require multi-year commitment and capital.

Immediate Actions — 0 to 90 Days

# Action Lead | Cost
I-1 Direct Planning Board to initiate lot size reduction amendment (20,000 sq ft with PB Staff
community WW; 10,000 sq ft with public sewer) and density bonus provisions. time
-2 Commission wastewater infrastructure feasibility study: identify candidate parcels SB $15K-
for package WW plant permitting and establish pre-approval design standards. $30K
-3 Request MCOG assistance identifying next CDBG application cycle and preparing SB Staff
a qualifying project submission. time
-4 Establish Housing Production Working Group with Planning Board, Select Board, SB+PB Staff
CEO, and 2-3 community members to coordinate and track all housing initiatives. time
I-5 Track all 5 pipeline developments; create public housing production dashboard SB ~$2K—
showing units permitted, under construction, and completed vs. 200-unit 2030 $5K
target.
-6 Initiate conversations with 2—3 local architects about Pre-Approved House Plans PB+CEO Staff
program; establish terms and identify 2—4 plan types most needed (1BR senior, time

2BR family, duplex, 4-unit).

7-23-26 Workshop Takeaways:

I-1: Completed in CY26.

I-2: Pending SB discussion.

[-3: Staff to follow up.

I-4: Recommend HPWG be assigned to Comp Plan Implementation Task Force.

I-5: Rolled into I-4 above.

I-6: Staff to follow up, solicit community input, and leverage new Federal subsidy for “Pattern Book”
development.

Near-Term Actions — 3 to 12 Months

# Action Lead | Est. Cost

N-1  Adopt parking reform amendments and mixed-use residential allowances in PB Staff time
commercial zones to reduce development friction.

N-2  Establish Affordable Housing TIF District to capture tax increment from SB $5K-$15K
qualifying new affordable development for infrastructure reinvestment. legal

N-3  Develop inclusionary zoning ordinance requiring 10—15% affordable units in PB Staff +
developments of 10+ units, with fee-in-lieu alternative. legal

N-4  Engage Maine Housing Authority re LIHTC pipeline opportunities in Rockport; SB Staff time
identify 1—2 candidate sites for subsidized multifamily.

N-5  Develop long-range wastewater plan; negotiate long-term ILAs with Camden SB $50K-
and Rockland that provides sufficient capacity for growth projections. $150K

eng.



N-7

N-8

Launch public ADU education and permitting assistance program; create one- PB+CEO ~$5K
page ADU permit guide and streamlined review process.

Launch Pre-Approved House Plans program: publish plan library on town PB+CEO ~$5K-
website; develop architect compensation model; promote through builder $10K
community and Welcome Packet.

Commission property tax reform analysis from town counsel: feasibility of SB $8K-$15K
differentiated rates, long-term rental rebates, and family/workforce discounts legal

under Maine law.

7/23/26 Workshop Takeaways:

N-1: Pending PB followup.

N-2: Note: TIF already in place for 901 Zone; staff to followup and make recommendations to SB as
project(s) in other zones materialize.

N-3: Staff and PB to followup and make recommendations to SB.

N-4: Pending staff N-3 recommendations (see N-2 above).

N-5: SB to followup.

N-6: Redirect to Planning Director (PD) to followup.

N-7: Redirect to PD to followup.

N-8: Non-starter due to Maine State Constitution prohibiting tiered-taxation.

Strategic Actions — 1 to 5 Years

#

S-1

S-2

S-3

Action Lead Est.
Cost
Develop or partner on 1-2 workforce/affordable housing developments using public- SB $500K+
private partnership or community land trust model; target 20—40 units at 60-80% AMI.
Invest in shared wastewater treatment infrastructure for priority growth zones, reducing SB $1M-
per-unit treatment costs and enabling cluster development. $3M
Apply for Northern Border Regional Commission and USDA RD funding to offset SB Staff +
infrastructure costs in affordable housing priority areas. eng.
Conduct Comprehensive Plan Housing Element update (2027-28) to reassess targets, PB $20K—-
zoning performance, and infrastructure investment priorities based on production data. $40K
Workshop Takeaways:

S-1: “Affordable Housing” TIF funds would be applied here. Note: Non-profit organizations cannot
participate in TIF funding, since they don’t pay taxes.

S-2: See N-5 above.

S-3: Staff to followup.

S-4: PB to followup with CPITF (Comprehensive Plan Implementation Task Force)



Appendix: Data Sources & Key Contacts

Data Sources

*  MCOG Housing Gaps Analysis 2025 (Charlotte Nutt, Dan DeBord — Midcoast Council of Governments)
* Maine Housing Production Needs Study 2023

* Maine Housing Authority — Housing Affordability Index (2016, 2021, 2023)

*  HUD FY2025 Income Limits — Knox County, Maine (effective June 1, 2025)

» US Census Bureau — 5-Year American Community Survey 2023

* Maine State Economist — Knox County Population Projections by Age Bracket

* Rockport Land Use Ordinance, November 2025 (Chapter 1400 Shoreland Zoning Overlay District)

* Rockport 2025 Comprehensive Plan — Housing Goals and Recommendations

*  Maine Uniform Building and Energy Code

* Maine DEP Coastal Discharge Standards

* Rockport Wastewater Lifecycle Cost Analysis (sewer at $1.5M/mile; Camden treatment rate $5.00/1,000
gal)
*  Rockport Property Tax Mil Rate: 14.25 (FY2024-25)

Key Contacts

Organization Contact / Resource
Rockport Town Office 207-236-0806
Rockport Code Enforcement Officer Town Office — 207-236-0806
Maine Housing Authority (MSHA) mainehousing.org
Midcoast Council of Governments (MCOG) mcogmaine.org
Maine DEP — Division of Water Quality Management maine.gov/dep/water
HUD Maine Field Office hud.gov/states/maine
Maine Affordable Housing Coalition 130+ member organizations statewide
Northern Border Regional Commission northernbordercommission.gov
USDA Rural Development — Maine rd.usda.gov/me

This presentation was prepared for the Town of Rockport Planning Board, Economic Development Committee, and Select Board Joint
Housing Workshop. It synthesizes data from multiple public sources and prior analytical work. All cost estimates represent ranges based on
publicly available information and should be verified with local contractors and engineers before use in capital planning or budget documents.



