TOWN OF ROCKPORT, MAINE

Rockport Housing Crisis

Part 1: Understanding the Problem
Part 2: A Path to Action

Planning Board, Economic Development Committee & Select Board — Joint Housing Workshop
May 28, 2026 (3:00-5:00 p.m.)

Sources: MCOG Housing Needs Data 2025 - Maine Housing - HUD Knox County Income Limits - Rockport 2025 Comprehensive
Plan - Rockport Land Use Ordinance (Nov 2025)

Contents/Agenda

Part 1: Understanding The Problem
01 The Scale of the Problem — Housing gap, affordability collapse, and what the data tells us

02 Who Is Affected — Income groups, workforce impacts, and population aging

Case Studies: What Success Looks Like
o City of Brattleboro, VT—Sue Fillion, Director Planning & Community Development
o State Of Maine—State Representative Valli Geiger
o City of Rockland—Elias Kann, Planner
e Midcoast Habitat For Humanity—Tia Anderson, Executive Director
o Lake City Investments—Caleb Lincoln & Ed Libby

¢ Rock Harbor Management—Ben Todd



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 seven years. Without deliberate
action by town government, 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 (Maine Housing)

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:

Year Rockport Index Meaning
2016 0.79 Moderately unaffordable — gap emerging
2021 0.59 Seriously unaffordable — workforce priced out
2023 0.36 Severely unaffordable — crisis level

Source: Maine Housing Authority

What 0.36 Means in Real Dollars

Amount \ Value \ Notes
Knox County Median Household Income $70,000/yr HUD FY2025
Income needed to afford median Rockport home $194,000/yr At 0.36 index
Affordable mortgage at $70K income (30% rule) ~$278,000 Pl only at 6.5%
Median Rockport home price (est. 2024-25) $550,000+ Coastal premium
Monthly PITI at median price ~$4,100 Incl. tax + insurance
Affordable monthly PITI at median income ~$1,750 30% of gross income

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 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

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



Data Sources

MCOG Housing Gaps Analysis 2023 (Charlotte Nutt, Dan DeBord — Midcoast Council of

Governments)
Maine Housing Production Needs Study 2023

https://mainestatehousingdata.org/data-portal (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 2025 Comprehensive Plan — Housing Goals and Recommendations

Maine Uniform Building and Energy Code

Maine DEP Coastal Discharge Standards

More Resources

City of Rockland
Brattleboro, Vermont Housing Action Plan/Steve Hayes
Rockport Projects:
o Midcoast Habitat For Humanity/Tia Anderson
o Madelyn Lane/Ed Libby & Caleb Lincoln (high density rental housing; Maine: 20% @ 2-9
units; 10% @10-49 units; 61% @ single-family homes); Cross Street proposal
o The Birches/Ben Todd (high density rental housing)
Maine ADU Guide (creative designs vs boxes)
Dooryard-Melissa McHugh (low-cost doesn’t have to mean ugly and cheap)
Zero Energy Homes-Caroline Pryor (energy-efficient, endemic-style homes for middle HHDs)
Pre-Approved Home Plans:
o DIY Home Building Kits | Shelter Kit, USA
o House Plans | 84 Lumber
o House Kits - Affordable Home Building Kits — Amish Built Cabins | Modular Cabins |
Prefab Cabins | Modular Homes | Prefab Homes | Tiny Homes
o 802 Homes (Vermont’s Pre-Approved Home Plans)

o Vermont’s “Homes For All” (collaborative initiative to provide real estate development
training, technical assistance, and ongoing support)



https://storymaps.arcgis.com/stories/b5d4d0c93a6a46818265251ac3bf9ff3
https://www.mainehousing.org/docs/default-source/default-document-library/state-of-maine-housing-production-needs-study_full_final-v2.pdf
https://www.mainehousing.org/docs/default-source/default-document-library/state-of-maine-housing-production-needs-study_full_final-v2.pdf
https://mainestatehousingdata.org/data-portal
https://www.huduser.gov/portal/datasets/il.html
https://www.census.gov/data/developers/data-sets/acs-5year.html
https://www.maine.gov/dafs/economist/demographic-projections
https://rockportmaine.gov/vertical/sites/%7B6F0724F7-400D-4D0B-B299-FF5E21F5B92A%7D/uploads/CompPlan_Book_FINAL_6.10.2025(1).pdf
https://www.maine.gov/dps/fmo/building-codes
https://www.maine.gov/dep/water/wd/index.html
https://rocklandmaine.gov/381/Housing
https://rocklandmaine.gov/381/Housing
https://brattleboro.gov/housing-action-plan
https://brattleboro.gov/housing-action-plan
https://midcoasthabitat.org/programs/
https://www.midcoastvillager.com/voices/community_announcements/developer-plans-18-affordable-rental-units-in-rockport/article_518efbdd-b7ad-50d3-a5dd-97b2ec1c5679.html
https://www.penbaypilot.com/article/24-unit-housing-development-proposed-rockport-cross-street-parcel/269515
https://www.rockharbormanagement.com/
https://rockportmaine.gov/vertical/sites/%7B6F0724F7-400D-4D0B-B299-FF5E21F5B92A%7D/uploads/ADU_Guide.pdf
https://www.dooryard.us/?utm_source=website&utm_medium=paid_content&utm_campaign=down_east_magazine
https://zeroenergyhomes.coop/
https://www.shelter-kit.com/
https://www.84lumber.com/projects-plans/home-plans/
https://amishbuiltcabins.com/collections/house-kit
https://amishbuiltcabins.com/collections/house-kit
https://accd.vermont.gov/current-initiatives/homesforall/802homes
https://accd.vermont.gov/current-initiatives/homesforall

