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ADJOURNMENT

* The Town of Gray is an equal opportunity employer and complies with all applicable equal access to
public accommodations law. If you are planning to attend a Town Council or Town committee or board
meeting and need assistance with a physical disability, please contact the Town Manager’s office at
least 48 hours in advance of the meeting to have the Town assist you. 657-3339. TTY 657-3931.
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TO:  Town Council & Planning Board 
FROM: Michael Foley, Town Manager & Tammy Munson, Code Enforcement 
DATE: May 14, 2024 
RE:  ADU Changes 
 
Throughout our time with the Town, we have had several requests for the construction 
of Accessory Dwelling Units (ADUs) following the recent promotion of LD2003. ADUs 
were suggested as a tool to help with the shortage of available housing. Here in Gray, 
we have discovered some challenges to those efforts. Many other challenges exist for 
the development of ADUs that we cannot begin to address, though we hope two simple 
changes can help here in Gray. Those are as follows: 
 

• Unit Size: Currently our ordinance has a size restriction of 750 square feet per 
unit. Having an odd number for building size presents some challenges and we 
recommend it be changed to an even number and suggesting 800 square feet. 
 
One reason why an even number size is bePer for building construction is 
because it allows for more symmetrical and balanced designs. Dividing the space 
into equal sections or placing windows and doors at the center of walls is easier 
when working with even numbers. This can result in a more aesthetically 
pleasing and harmonious overall look to the building. 
 
Additionally, using even numbers can streamline the building process and 
reduce overall construction costs. This is standard practice in this industry and 
reduces overall waste of materials. 
 
Overall, building with even numbers can lead to a more visually appealing, 
structurally sound, and efficient construction project. 
 

• Owner Occupancy Requirement: Currently our ordinance requires that either the 
existing unit or the ADU be occupied by the property owner. This requirement 
presents many challenges for the development of ADUs in our community we 
will outline below: 

TOWN OF GRAY 
Henry Pennell Municipal Complex 
24 Main St, Gray Maine 04039 
www.graymaine.org 

Michael Foley 
Town Manager 

207-657-3715 
mfoley@graymaine.org 
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o Enforcement: Many communities in Maine have removed this restriction 
given the challenges of enforcement. This would require our Code 
Enforcement staff to find out the occupancy of every property with an 
ADU on a regular basis. This would be extremely time-consuming and 
problematic as the Code Office would have to track residency through 
vehicle registrations, voter registrations, utility bills, PO Boxes, homestead 
exemptions, etc. We do not currently regulate the occupancy of any other 
residential property in the community and therefore feel this will be 
difficult to enforce.  

o Financing: ADUs are extremely difficult to finance. With this restriction in 
place, the prospective income from an ADU is not given as much value 
when an owner-occupancy requirement is in place, because it restricts 
both the primary dwelling and the ADU from being income generating. 
Therefore, this would only allow individuals with more wealth to develop 
ADUs ultimately creating an equity issue. 

o Limited accessibility: The ownership occupancy requirement restricts the 
ability of property owners who do not reside on the premises to develop 
an ADU. This limits the pool of potential developers and reduces the 
overall supply of ADUs in a community. 

o Lack of flexibility: The ownership occupancy requirement limits the 
flexibility of property owners in how they use their property. For instance, 
a property owner may want to develop an ADU for rental income or to 
accommodate family members, but the ownership occupancy requirement 
would prevent them from doing so. 
 

Overall, the ownership occupancy requirement acts as a barrier to the 
development of ADUs and hinders efforts to increase housing affordability and 
diversity in communities. Removing or loosening this requirement may help to 
facilitate the development of ADUs and promote more inclusive and sustainable 
housing options. The state also initiated a study to encourage the development of 
ADUs and they recommend this change as well. This study has been attached. 

 
We thank you for your consideration of these minor changes to our ordinances 
reference ADUs. We think these changes will help to encourage thoughtful 
development of housing options in the community.  
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4. The lot upon which said mobile home is located shall meet the space regulations set forth in this 
Ordinance and shall have a minimum lot area required by the applicable zoning district. 

D. Uses of Travel Trailers and Motor Homes 
1. Temporary Occupancy: A householder may permit bona fide guests to park not more than two 

(2) travel trailers or motor homes in the yard adjacent to such house for a period not exceeding 
thirty (30) days per calendar year, provided that the travel trailer or motor home is used only for 
sleeping purposes during said period and also provided that the householder shall have granted 
permission to the travel trailer or motor home occupant to use the householder’s toilet facilities. 

2. Storage: An unoccupied travel trailer or motor home may be stored on any lot subject to all 
regulations concerning setbacks for buildings provided that it shall not be used for living or 
sleeping purposes during said period of storage. 

3. Construction Offices: No travel trailer or motor or mobile home shall be used as a permanent 
office, but may be used for a temporary demonstration and sale of such articles or services as 
may be readily transported or displayed in a trailer or mobile home by a distributor or 
salesperson if situated in the applicable zoning district for a period not to exceed fifteen (15) 
days; provided, further, that such a travel trailer or motor, or mobile home may be used as 
temporary office headquarters (including electricity and phone) for a bona fide charitable 
organization for a period not to exceed one year. During such period such a trailer or motor or 
mobile home shall not be used for living or sleeping purposes. The Town Council may extend 
said sixty (60) day period in the case of trailers or mobile homes used as offices on construction 
work, renewable by the Code Enforcement Officer, until construction is completed. 

E. Existing Mobile Homes and Travel Trailers 
 

A travel trailer or mobile home lawfully established at the time of adoption of this section shall not 
be affected by this Section and such travel trailer or mobile home may be replaced with another 
travel trailer or mobile home, but not later than ninety (90) days after its destruction, removal, or 
abandonment. 

 

A. General Standards: 
1. For any lot located fully or partially in a Shoreland Zoning district, Accessory Dwelling Units 
must independently comply with all Shoreland Zoning requirements. 

2. Except as established above in this section for lots partially or fully in the Shoreland Zoning 
District, Accessory Dwelling Units shall be permitted in all zoning districts where single-family 
housing is permitted, on the same lot as a single-family dwelling, constructed only: 

• Within an existing single-family dwelling unit on the lot; 
• Attached to, or sharing a wall with, a single-family dwelling unit; 
• As a new structure on a lot for the primary purpose of creating an Accessory Dwelling Unit; 
• Within an existing detached accessory structure on the same lot as a single-family dwelling 

 
3. Accessory dwelling units are specifically prohibited in, on, or within any of the following: 

402.7.9 Accessory Dwelling Units  
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a. any two-family or multi-family dwelling; 
b. any lot that contains one (1) or more principal commercial use(s) either on the parcel or in 

any structure located on such lot; or 
c. any lot that does not have a single-family dwelling as its principal use 

 
4. Only one (1) Accessory Dwelling Unit is allowed per lot, and only on a lot on which the CEO has 
determined the primary use to be a single-family dwelling. 
5. The minimum square footage of finished living area for Accessory Dwelling Units is one- 
hundred-and-ninety (190) square feet. 
6. The maximum footprint for any Accessory Dwelling Unit is eight-hundred (800) square feet and 
shall not exceed the footprint of the primary dwelling unit. If the footprint of the primary dwelling is 
800 sf or less, the maximum footprint of the Accessory Dwelling Unit shall not exceed 90% of the 
primary dwelling’s footprint. The Zoning Board of Appeals shall not have the authority to increase 
this footprint by variance or otherwise. 

7. Although an existing single-family dwelling may be expanded or utilized for the purposes of 
creating an Accessory Dwelling Unit, no portion of an Accessory Dwelling Unit shall be located 
within minimum lot line setbacks, including non-conforming structures of record. 
8. Accessory Dwelling Units must comply with applicable building and fire safety codes. 

9. Accessory dwelling units must have shared common utilities, such as water and wastewater 
disposal, with the single-family dwelling, except as required by applicable codes. 

10. One Accessory Dwelling Unit must be allowed on any lot where a single-family dwelling is the 
principal structure. In the event that one (1) Accessory Dwelling Unit has been duly permitted 
and constructed on a lot utilizing this exemption from zoning density requirements for minimum 
area per dwelling unit, as established in Table 402.5.4.A, any additional dwelling unit, including 
any Accessory Dwelling Units, must comply with all dimensional standards established in 
Tables 402.5.4 A and B. 

11. An Accessory Dwelling Unit shall be permitted only as one (1) floor of living space, such as a 
one-story structure or a single floor above a garage. 

12. Accessory Dwelling Units are intended to be accessed via the existing driveway and curb cut for 
the principal single-family dwelling, and must meet the standards established in the Street 
Ordinance, Chapter 400. 

13. An accessory dwelling unit shall not be considered a separate dwelling unit when calculating lot 
area per dwelling unit for this Ordinance. 

14. In accordance with Section 6 30-A M.R.S.A. §4364-B, an Accessory Dwelling Unit is not 
required to provide any additional parking requirements beyond the minimum number of off- 
street parking spaces established in Table 3 of Article 10 for the single-family dwelling unit 
located on the same lot as the Accessory Dwelling Unit. 

Deleted: seven-hundred-fifty

Deleted: 750

Deleted: 750
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B. Ownership Standards: 

1. Ownership of the existing single-family dwelling and the Accessory Dwelling Unit must be 
held by the same person(s). 

C. Aesthetics: 
1. Accessory Dwelling Units shall retain and respect the existing streetscape and character of the 
neighborhood, and preserve the single-family dwelling appearance, architectural style, and 
character of the dwelling. 

2. Any exterior modifications to the single-family dwelling associated with the construction or 
installation of an Accessory Dwelling Unit must be consistent with architectural style and 
character of the single-family dwelling in terms of exterior materials, roof pitch/form, and 
window type/spacing. 

3. Any exterior alteration of the single-family dwelling associated with the construction or 
installation of an Accessory Dwelling Unit must preserve the formal, front entrance of the 
building in order to maintain the single-family dwelling appearance and architectural style of the 
building, as determined by the Code Enforcement Officer with input from the Town Planner as 
appropriate. 
4. Exterior stairs more than five (5) feet above final finished grade shall be enclosed and are 
restricted to the rear and sides of the accessory dwelling unit or the single-family dwelling in 
which it is located or to which it is attached, wherever practicable provided that that they are 
integrated into and consistent with the architecture of the building. 
5. In the event that the Code Enforcement Officer and the applicant for the Accessory Dwelling 
Unit cannot agree on the aesthetic standards contained in this Section 402.7.9.C, the applicant 
may appeal to the Planning Board within thirty (30) days of the CEO’s written decision. 

6. All Accessory Dwelling Units in the Village Center and Village Center Proper zoning districts 
are subject to the Village Design Standards as referenced in the Village Center District Standards 
section of this Zoning Ordinance. 

D. Wastewater Disposal: 

1. An Accessory Dwelling Unit may be served by one of the following subsurface wastewater 
disposal (SSWD) systems that maintain standards established in the Maine Subsurface Wastewater 
Disposal Rule: 
a) an existing SSWD system, 

b) an upgraded SSWD system, or 
c) a new SSWD system, designed by a licensed site evaluator, all as otherwise allowed by law. 

Deleted: <#>Either the existing single-family dwelling 
or the Accessory Dwelling Unit must be owner- 
occupied. "Owner-occupied" means that either the 
existing single-family dwelling or the Accessory 
Dwelling Unit must be occupied by a person(s) who has 
a legal ownership and bears risk of decline in value of 
the property and who receives any payment from the 
lease or rental of the property.¶
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2. In all cases, the SSWD system serving the Accessory Dwelling Unit must meet First Time System 
criteria as established in the Maine SSWD Rule. Utilizing Replacement System or Expanded System 
criteria per 10-144 CMR 241 is prohibited. 
3. If an existing SSWD system is proposed to serve the Accessory Dwelling Unit without being 
upgraded, as may be allowed in the Maine SSWD Rule, the LPI shall require the applicant to submit 
sufficient documentation from a Maine licensed site evaluator showing the SSWD system meets 
First Time System criteria. 
4. If a new SSWD system is proposed to serve the Accessory Dwelling Unit, the local plumbing 
inspector (LPI) shall have the authority to require the design be recorded at the CCRD if it does not 
need to be installed, as may be allowed in the Maine SSWD Rule. 

5. The owner of the Accessory Dwelling Unit must provide written verification that the unit is 
connected to adequate wastewater services prior to receiving a Certificate of Occupancy. Written 
verification must include the following: 

a. If an Accessory Dwelling Unit is connected to a septic system, proof of adequate sewage 
disposal for subsurface wastewater. The septic system must be verified as adequate by a local 
plumbing inspector, based on sufficient information provided to the LPI by the applicant or their 
consultant, pursuant to 30-A M.R.S. § 4221. Plans for a subsurface wastewater disposal system 
must be prepared by a licensed site evaluator in accordance with 10-144 C.M.R. Ch. 241, 
Subsurface Wastewater Disposal Rule; 19-100 Chapter 5 page 10. 

 
E. Potable Water Supply Standards 
1. The owner of the Accessory Dwelling Unit must provide written verification that the unit is 
connected to adequate potable water services prior to receiving a Certificate of Occupancy. Written 
verification must include the following: 

a. If an Accessory Dwelling Unit is connected to a public, special district or other centrally 
managed water system, proof of adequate service to support any additional flow created by the 
unit, proof of payment for the connection and the volume and supply of water required for the 
unit; and 

b. If an Accessory Dwelling Unit is connected to a well, proof of access to potable water, 
including the standards outlined in 01-672 C.M.R. Ch. 10, section 10.25(J), Land Use Districts 
and Standards. Any test of an existing well or proposed well must indicate that the water supply 
is potable and acceptable for domestic use. 

 
F. Discontinuance: 

1. If any of the applicable ordinance standards are no longer being met, use of the Accessory 
Dwelling Unit must be discontinued, and the single-family dwelling must revert to single-family 
use by removing the eating and cooking facilities/equipment support system(s) from the 
Accessory Dwelling Unit as established in the definition of "Dwelling Unit" contained in the 
version of the International Residential Building Code most recently in effect. 
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Stakeholder Group Convened In 

Accordance With Resolve 2023, Chapter 107 

 

Staff: 

Ryan Fecteau 

Greg Payne 

Senior Advisors 

Governor’s Office of Policy Innovation and the Future 

181 State House Station 

Augusta, Maine 04333 

https://www.maine.gov/future/housing  

 

Members: 

Jennifer Hogan, Community Credit Union 

John Egan, Genesis Fund 

Justin Murray, Bangor Savings Bank 

Kimberly Twitchell, NBT Bank 

Erik Jorgensen, MaineHousing 

Kim Nason, Machias Savings Bank 

Daniel Stevenson, City of Westbrook 

Rebecca Graham, Maine Municipal Association 

Jeff Levine, Levine Planning 

Andrew Cook, Mascoma Bank 

Jason Thomas, Coastal Enterprises Inc. 

Janice De Lima, Norway Savings Bank 

Scott Sarapas, Androscoggin Bank 

Tim O'Reilly, Backyard ADUs 

Chris Lee, Backyard ADUs 

Austin Gregory, Backyard ADUs 

Amanda Campbell, Maine Municipal Association 

Jeff Bowman, Backyard ADUs 

Sarah Sturtevant, Shaw Innovation Fellow, Muskie School of Public Service 

Andrew Lardie, Tedford Housing 

Parlin Meyer, BrightBuilt Home 

Jessica Benner, BrightBuilt Home 

Gerard Howley, KBS Homes 
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Thatcher Butcher, KBS Homes 

Sherrilyn Page, KBS Homes 

Nicholas Farmer, Opal Build 

Jesse Thompson, Kaplan Thompson Architects 

Pat Barendt, Simons Architects 

Benjamin Breadmore, Town of Holden 

Mayor Jason Levesque, City of Auburn 

Eli Rubin, Maine Association of Planners 

Hilary Gove, Department of Economic and Community Development 

Benjamin Averill, Department of Economic and Community Development 

Corinne Watson, Tiny Homes of Maine 

Kara Wilbur, BuildMaine 

Paul Demers, State Fire Marshal's Office 

Richard McCarthy, State Fire Marshal's Office 

Phil Kaplan, Kaplan Thompson Architects 

Andrew Hayes, Opal Build 

Alicia Yabsley, Opal Build 

William Nash, International Code Council 

Jennie Franceschi, City of Westbrook 
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Executive Summary 

 

 

The 131st Legislature passed L.D. 654 “Resolve, Directing the Office of Policy 

Innovation and the Future (GOPIF) to Study Methods to Encourage the 

Development of Accessory Dwelling Units (ADUs)” sponsored by Senator Matt 

Pouliot (Appendix A). The legislation charged GOPIF with convening a 

stakeholder group of experts to identify existing barriers to ADU development and 

propose potential solutions to addressing these barriers. Ryan Fecteau, Senior 

Advisor on Community Development and Strategic Initiatives at GOPIF, invited 

more than 40 experts to join the stakeholder group. The stakeholders including 

persons from financial institutions, community development financial institutions 

(CDFIs), community planning, building design, architecture, off-site construction, 

academia, code enforcement, municipal government, and more. A list of 

stakeholder group participants can be found in Appendix B. The stakeholder group 

was divided into two subgroups. Group A focused on financing barriers and Group 

B focused on pre-approved designs.  

 

Pursuant to Resolve 2023, Chapter 107, the stakeholder group was charged with 

the following duties: 

 

1. Study methods and develop model policy to encourage the development and 

construction of accessory dwelling units. 

2. Review existing models for financing and incentivizing accessory dwelling 

units. 

3. Explore standardized building designs; solicit input from interested parties; 

and review municipal efforts to adopt ordinances governing accessory 

dwelling units. 

4. GOPIF shall submit a report, with findings and recommendations of the 

stakeholder group, including suggested legislation, to the Joint Select 

Committee on Housing no later than March 1, 2024. 

 

Over the course of seven meetings the stakeholder group developed the following 

recommendations, which are not necessarily plurality recommendations as no 

votes were taken by the group: 

 

i 
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Recommendation #1. A financial incentive program such as a grant, deferred 

loan, or interest buy-down should be established to off-set the cost of ADUs. 

 

Recommendation #2. A financial product should be created to either securitize 

existing financing options or make a secondary mortgage possible. 

 

Recommendation #3. Municipal incentives should be established for ADUs, 

including tax increment financing (TIF) or property tax relief. 

 

Recommendation #4. The concept of sale-lease back, used at times in commercial 

sales, should be investigated as a tool for building ADUs for older adults. 

 

Recommendation #5. Several technical barriers need to be addressed, including 

but not limited to, changes in the appraisal and assessment process such as 

terminology used to define ADUs, allowances for condominium conversion, and 

eliminating some owner-occupancy requirements. 

 

Recommendation #6. Education and training programs should be designed to 

inform consumers about ADUs and to prepare a workforce to build them. 

 

Recommendation #7. A pre-approved ADU design program should streamline 

approvals, receive an engineer stamp, meet the Maine Uniform Energy and 

Building Code (MUBEC), and not be compulsory for consumers. It might be 

valuable to make the pre-approved designs compulsory in certain neighborhoods. 

 

Recommendation #8. The state should establish a pre-approved ADU design 

program with a multitude of designs for a range of typologies such as garage 

conversion and backyard detached units. There are numerous recommendations 

regarding how this program could be configured. 

 

Recommendation #9. A state pre-approved design program should include off-

site, modularly built ADUs and changes should be made to bring more modular 

building to Maine. 

 

Recommendation #10. Grant programs should be created to assist municipalities 

with limited capacity to administer pre-approved programs and conduct permit 

reviews. 

ii 
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I. Introduction 

 

The 131st Legislature passed L.D. 654 “Resolve, Directing the Office of Policy 

Innovation and the Future (GOPIF) to Study Methods to Encourage the 

Development of Accessory Dwelling Units (ADUs)” sponsored by Senator Matt 

Pouliot (Appendix A).  

 

The resolve authorized GOPIF to convene the stakeholder group and invite 

relevant experts and practitioners to participate. The stakeholder group did not 

have a meeting limit but was charged to report back to the Joint Select Committee 

on Housing no later than March 1, 2024. 

 

The stakeholder group convened for the first time on September 12 and met six 

times thereafter. The stakeholder group received several presentations relevant to 

its assignment from experts in finance and pre-approved ADU design programs. 

The stakeholder group’s meetings were published on the GOPIF website where 

members of the public or other interested parties could sign-up to participate. 

 

Senator Pouliot noted in his L.D. 654 testimony that, “L.D. 2003 paved the way to 

increase access to affordable housing options in Maine. Accessory dwelling units 

are a significant part of that equation.” L.D. 2003 (Public Law, Chapter 672) 

passed by the 130th Legislature included several provisions regarding ADUs. Here 

a few of those provisions1: 

 

1. Except as provided in Title 12, chapter 423-A, a municipality shall allow an 

ADU to be located on the same lot as a single-family dwelling unit in any 

area in which housing is permitted. 

2. A municipality shall exempt an ADU from any density requirements or 

calculations related to the area in which the ADU is constructed. 

3. For an ADU located within the same structure as a single-family dwelling 

unit or attached to or sharing a wall with a single-family dwelling unit, the 

setback requirement, and dimensional requirements of the single-family 

dwelling unit. 

 
1 http://www.mainelegislature.org/legis/bills/getPDF.asp?paper=HP1489&item=9&snum=130  
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4. An ADU may not be subject to any additional parking requirements beyond 

the parking requirements of the single-family dwelling unit on the lot where 

the ADU is located. 

5. A permit issued by a municipality for an ADU does not count as a permit 

issued toward a municipality’s rate of growth ordinance as described in 

section 4360. 

 

These provisions and others contained in L.D. 2003 increase the likelihood that an 

ADU would be authorized for construction or installation within any municipal 

jurisdiction in the state. However, they do not necessarily mean the costs to obtain 

an ADU will be within reason for a median income household or the process for 

approval will be easily accessible to the public. As noted in Senator Pouliot’s 

testimony, one such financial barrier is high-interest rates for borrowing. 

Unfortunately, with high interest rates,” shared Senator Pouliot, “many folks aren’t 

able to pencil out ADUs in an affordable way.”  

 

Greg Payne, Senior Advisor on Housing at GOPIF, elaborated in his testimony on 

L.D. 654, “Those seeking loans will, at times, face challenges with getting 

approved for a loan due to their debt-to-income (DTI) ratio. According to Total 

Mortgage, construction lenders look for a DTI under 45 percent and a down 

payment of at least 20 percent. As of April 7, [2023,] Bath Savings offered a 30-

year construction loan at a 6.25% interest rate. However, many lending institutions 

do not allow for potential rental income from the ADU to be considered when 

determining loan eligibility, further constraining the DTI ratio. Other financing 

options include, but are not limited to, cash-out refinancing, home equity lines of 

credit, and home improvement loans. However, financing for an ADU is not as 

commonplace as the traditional 30-year home mortgage and can present major 

obstacles for Mainers who want to add an ADU for an aging parent or simply to 

add a new income source that could help them pay their bills.” 

 

While soon-to-be more readily allowed by municipal ordinances as a result of L.D. 

2003, ADUs face practical issues like financing as noted by Senator Pouliot and 

Mr. Payne. L.D. 654 charged the stakeholder group with contemplating strategies 

to overcome these practical issues by analyzing financial options and the concept 

of pre-approved designs.  
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In the grand scheme, ADUs could be a key tool for addressing Maine’s housing 

affordability and availability crunch. Thirty percent of Maine renters spend more 

than half of their income on housing, according to the National Low Income 

Housing Coalition2. The median home sale in Maine jumped by 12 percent 

between 2021 to 2022, according to the Maine Real Estate Information 

System3Meanwhile, the number of units sold dipped by nearly 17.5 percent during 

that same period. According to a recently published report commissioned by 

MaineHousing, GOPIF, and the Department of Economic and Community 

Development (DECD), Maine needs 75,200-84,000 total units of housing to 

address historic underproduction and future need.4 

 

The Casita Coalition, an industry leader concerning ADU policies, cites several 

reasons why ADUs are key housing types. They specify the following benefits5:  

 

1. ADUs offer homeowners choice by making it more affordable to stay in 

their current neighborhood via income derived from renting an ADU. 

2. ADUs provide families with flexibility, particularly for older adults who no 

longer can or want to live on their own, but do not require permanent care. 

3. ADUs preserve communities by providing more affordable options to people 

who might otherwise be priced out. 

4. ADUs help homeowners build personal and intergenerational wealth. 

5. ADUs are naturally affordable to build and rent when compared to other 

options on the market. 

 

II. Stakeholder Group Process 

 

The stakeholder group or its subgroups met on September 12, September 19, 

September 20, September 29, October 03, and October 10. All meetings were fully 

remote and meeting information was posted on GOPIF’s website for public 

awareness. Meeting notes were made available to members unable to attend a 

meeting(s). Mr. Fecteau notified the stakeholder group from the outset that all 

 
2 https://nlihc.org/housing-needs-by-state/maine 
3 https://www.legacysir.com/blog/2023/01/24/maine-home-prices-rose-12-percent-in-2022/ 
4 https://www.maine.gov/future/sites/maine.gov.future/files/inline-

files/State%20of%20Maine%20Housing%20Production%20Needs%20Study_Full_Final_10.3.23.pdf  
5 https://www.casitacoalition.org/neighborhoodscalehomes  
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recommendations would be recorded in the report and formal votes would not be 

taken.  

 

A. First Meeting, September 12, 2023 

 

The first meeting of the stakeholder group was held on September 12, 2023. Mr. 

Fecteau provided an overview of the enabling legislation (Resolve 2023, chapter 

107 in Appendix A), covered the duties, process, and timeline for the stakeholder 

group’s work.  

 

During the remainder of the meeting, David Garcia, Policy Director, and 

Muhammad Alameldin, Policy Associate, from UC Berkeley Terner Center for 

Housing Innovation provided a presentation titled, “ADU Financing, Equity, and 

Innovation in California”. Their presentation is included as Appendix C. Mr. 

Garcia and Mr. Alameldin were invited by Mr. Fecteau, because of California’s 

early adoption of ADU provisions like those included in L.D. 2003. California has 

experience with broader allowances for ADUs and further programming to close 

financing gaps and offer pre-approved designs.  

 

Mr. Garcia and Mr. Alameldin noted that their analysis of ADU permit data in 

California found areas with high home values were more likely to have an ADU 

built. The predominance of ADUs in wealthier California neighborhoods is 

consistent with one of the most common ways people pay for ADU costs: existing 

savings or assets.6 

 
6 https://www.casitacoalition.org/s/CC-ADU-Finance-Guide-for-Homeowners-v4-31821-33xg.pdf  
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Mr. Garcia and Mr. Alameldin provided a complete breakdown of ADU financing 

products and listed their utilization in California. The data was collected by the 

Center for Community Innovation at UC Berkley between 2018 to 2019. The 

survey found the following: 
 

Type of Product Utilization 

Liquid Assets 62% 

Mortgages 43% 

Unsecured Debt 7% 

Other 3% 

 

The most common mortgage products were HELOC or Home Equity Loan (56 

percent) and cash-out refinance (35 percent). Renovation loans or other 

construction loans were only used by 6 percent of those who applied for or 

received a certificate of occupancy for an ADU between 2018 to 2019. Despite 

being a tool for those with little home equity, renovation loans seem to be very 

unpopular according to their presentation. 
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Mr. Garcia and Mr. Alameldin noted how the FHA 203(k) Rehabilitation Mortgage 

Insurance could be a worthwhile product. According to the U.S. Department of 

Housing Urban Development (HUD), the 203(k) “permits homebuyers and 

homeowners to finance up to $35,000 into their mortgage to repair, improve, or 

upgrade their home.”7 However, there are issues with this product for ADUs 

according to the presenters. Prospective rental income is not considered, the ADU 

must be attached to the existing dwelling, must be owner occupied, and appraiser 

expertise varies. The Terner Center recommends HUD adjust its consideration of 

prospective rental income, review attached-only interpretation, require an ADU 

specific training for appraisers, and clarify ability to include ADU income into 

appraised value. Several weeks after the Terner Center’s presentation, HUD 

released a mortgagee letter noting prospective rental income for ADUs would be 

considered by the Federal Housing Administration (FHA). The letter states, “The 

provisions of this [mortgagee letter] apply to FHA Single Family Title II Forward 

and Home Equity Conversion Mortgage (HECM) programs.”8 

 

In addition to providing information about existing financing options, the 

presenters highlighted a program from California Housing Finance Agency. The 

program provides up to $40,000 towards pre-development and non-recurring 

closing costs associated with the construction of an ADU. Pre-development costs 

include site prep, architectural designs, permits, soil tests, impact fees, property 

survey, and energy reports. The program has issued $100M in grants thus and 

helped finance approximately 2,500 ADUs. 

 

The presenters also highlighted other initiatives such as a requirement that ADUs 

shall be deemed approved if the local jurisdiction doesn’t act on the application 

within 60 days, prohibit local jurisdictions from requiring property owners live in 

the ADU or primary dwelling, exemption from impact fees for ADUs under 750 

sq. ft., local jurisdictions are required to create incentive(s) for the creation of 

ADUs to be rented to very low-, low-, and moderate-income households, 

prohibition on HOAs from restricting ADUs, and requirement that all local 

jurisdictions adopt pre-approved ADU plans. 

 

Mr. Garcia and Mr. Alameldin focused on the city of San Diego’s ADU bonus 

program and the city of San Jose’s pre-approved ADU design program. The latter 

 
7 https://www.hud.gov/program_offices/housing/sfh/203k  
8 https://www.hud.gov/sites/dfiles/OCHCO/documents/2023-17hsgml.pdf  
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published a list of pre-approved designs on its website. The companies are vetted 

by the city. There is a so-called “ADU Universal Checklist” for the homeowner to 

fill-out and permits are approved within a week. 

 

Following the presentation, stakeholder group participants were invited to ask 

questions. John Egan from Gensis Community Loan Fund asked about lender 

consent from the primary lender in the context of San Diego’s bonus ADU 

program. Mr. Garcia said most of the property owners are accessing commercial 

loans because of the increased number of units on the lot. Chris Lee from Backyard 

ADUs asked why the Cal FHA ADU loan program wasn’t a forgivable loan. Mr. 

Garcia said Cal FHA heard from lenders that a grant program would be most 

conducive with the existing funding mechanisms. Mr. Fecteau asked if the Cal 

FHA program had income restrictions. Mr. Alameldin said they didn’t. Parin 

Meyer from BrightBuilt Homes asked about the deed restriction requirement for 

the San Diego ADU bonus program when the property is sold. Mr. Alameldin said 

the deed restriction moves with the sale of the property. There was also a 

discussion about short-term rentals. Mr. Garcia noted that the characteristics of a 

community will likely dictate the percentage of ADUs that are used for short-term 

rentals. Kim Nason from Machias Savings Bank said most of her ADU lending has 

been for customers looking to add short-term rentals, only a few for family 

members. Mr. Fecteau asked about infrastructure considerations like access to 

public sewer and water. Mr. Garcia noted that impact fees collected by local 

jurisdictions assist with capital improvements. He said there is a conversation in 

the legislature about providing additional funds to local jurisdictions for 

infrastructure upgrades. Amanda Campbell from Maine Municipal Association 

asked about water availability. Mr. Garcia said the water agencies in California are 

given authority to determine the adequacy of the resource. Mr. Alameldin noted 

that ADUs consume 40 percent less water compared to larger housing types. Mr. 

Fecteau asked about cost savings from pre-approved designs. Mr. Garcia noted that 

design costs represent 5-10 percent of the soft costs in California for ADUs. Thus, 

homeowners are saving in that regard. Mr. Lee asked about the uptake of pre-

approved designs. Mr. Garcia noted that uptake remains modest, because those 

building ADUs tend to be wealthier and thus interested in customization. Andrew 

Hayes from OPAL Build asked about energy efficiency incentives for ADUs. Mr. 

Garcia said the building code drives ADUs to being highly efficient. In fact, 

builders in California are seeking a separate code for ADUs due to the fundamental 

difference and inherent efficiencies between ADUs and single-family.  
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The meeting concluded with instructions from Mr. Fecteau regarding the next 

meetings for the two subgroups. 

 

B. First Meeting, Group A – Finance, September 19, 2023 

 

The first meeting of the stakeholder group’s smaller cohort focused on ADU 

financing was held on September 19, 2023. The meeting started with introductions. 

Mr. Fecteau outlined several prompts for discussion. The prompts included: 

 

1. What’s the status of financing ADUs today? 

2. What would improve access to financing and lending approvals? 

3. Are there subject matter experts we should invite to our next meeting? 

 

In response to the first prompt, the following notes were recorded: 

 

• Is everyone on the same page about what’s to occur because of L.D. 2003? 

There seems to be a need to get the word out and to get municipal officials 

to help so people understand that they could add an ADU to their property if 

they wanted to. 

• There is difficulty finding contractors who are willing to build ADUs. 

• The high interest rates are discouraging people to borrow or perhaps outright 

disqualifying them from being able to borrow. 

• ADUs being a product for wealthier individuals is only a recent 

phenomenon. In the past, it was very common to see families of all incomes 

being able to afford to build them. 

• ADUs are not being built as rental units in New England. The cost to build is 

so high that even market rate rents wouldn’t cover the cost. 

• Many older adults in Maine have a lot of equity in their homes and that’s a 

very common means to pay for the ADU. Families are also pooling their 

cash and assets together. 

• Home equity lines of credit can keep the costs down. 

• RenoFi uses renovation underwriting to leverage the future value of the 

property get financing for the project. They can go up to 125 percent on loan 

to value ratio. 

• Grants from local towns and cities have helped cover financing gaps. Kittery 

and Auburn issued ADU grants. 
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• The Community Economic Development Assistance Corporation (CEDAC) 

offers a Home Modification Loan Program (HMLP) for older adults and 

persons with disabilities. The loans are up to $50,000 and 0% interest rate. 

• The typical financing gap is between $100-$150K. 

• Banks are hesitant around counting potential rental income from an ADU. 

• Appraised value of an ADU is difficult to determine. 

• Manufactured or off-site built ADUs are constrained by licensing 

requirements for set crews. 

• North Hampton, MA has a small-unit incentive known as “Half-Scale 

Units”. 

• Higher income earners have plenty of tools. We need to find a way to 

address the barriers faced by low- and middle-income earners. 

 

In response to the second prompt, the following notes were recorded: 

 

• When it comes to cost and things related to that, banks cannot really make 

much of an impact due to federal regulations and requirements. 

• On the topic of loan to value ratios, would there be a product that 

MaineHousing or FAME could create to help mitigate this issue on the 

insurance front? 

• You have a delivery system via banks that works well. People are familiar 

with it. However, they face constraints that prevent them from going above 

120 percent loan to value. 

• Could a TIF be used for ADUs by a municipality? 

• It is possible a TIF wouldn’t retain enough value to work for this. 

• There could be some challenges with MaineHousing, but it seems like it 

could be a very good option, especially since they have existing 

relationships with lenders. 

• A deferred loan program would be the best option for spurring ADU 

production. 

• Skeptical that $40K grants would be enough to have a huge impact. The 

sweet spot for support would be in the $100K range. 

• Is it possible for the Federal Home Loan Bank in Boston to have an impact 

here? They issue a lot of grants. 

• Assessors are required to determine value based on this idea that is a 

“feature of the property”. Could this be changed at the federal level? 
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In response to the third prompt, the following notes were recorded: 

 

• Salem, MA has one of the largest municipal grant programs. Should we 

invite someone to speak about their program? 

• Casita Coalition has a lot of great information about financing. 

 

C. First Meeting, Group B – Designs, September 20, 2023 

 

The first meeting of stakeholder group’s smaller cohort focused on pre-approved 

ADU designs was held on September 20, 2023. The meeting started with 

introductions. Mr. Fecteau outlined several prompts for discussion. The prompts 

included: 

 

1. Who or how could pre-approved designs help? 

2. What would a successful pre-approved design program look like? 

3. Are there subject matter experts we should invite to our next meeting? 

In response to the first prompt, the following notes were recorded: 

 

• People just don’t know where to start. Most people who are interested in an 

ADU haven’t built a home before and even some people who have built a 

home are looking for easier ways, more navigation-friendly system. 

• There are not enough examples of ADUs out in the real world for consumers 

to see and then say, “I want one of those.” 

• How is building an ADU any different than building a regular home? 

• It is different, because ADUs can go on lots with existing single-family 

home. Therefore, we have an opportunity to maximize lots that have already 

been built and used for residential purposes. 

• From a municipal perspective, it would be helpful to have a stamped set of 

plans. If you had a pre-approved design, working with a specific firm(s), a 

checklist of code compliant things. 

• Every lot is set up differently, if there was a guide sheet to direct 

homeowners to what an ADU would be, a checklist of what they need to 

make the ADU a reality. To just have the state publish a set of designs, not 

sure this will work due to differences with lots. 
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• Makes a lot of sense to have pre-approved products from a design firm 

perspective. 

• Auburn looked at South Bend, Indiana for a similar pre-approved design 

model. Auburn wanted 2-3 designs (detached designs were less complex). 

Six different plans for people to choose from. The cost for the municipality 

was too significant. 

• Could you assign plan value to the pre-approved designs? Say $10K which 

would help when seeking funds from a bank. 

• It is important to assess the quality/character of the companies that would be 

submitting the pre-approved designs. 

• Let’s also remember that there are a lot of citizens that are skilled enough 

who would build it themselves if they had the plans to do so. 

 

In response to the first prompt, the following notes were recorded: 

 

• Every site is different so there needs to be consideration given there. A 

successful program could lean on manufactured or CrossMod requirements 

that are already pre-approved via HUD inspectors. Perhaps, this would also 

help save on the overall costs. 

• If it is pre-approved, we need to make sure that there are no longer delays 

issuing a certificate of occupancy—would really help the consumer. 

• When we talk about pre-approved, a successful program would be pre-

approvals on the design itself not on the site work that would still be 

necessary given differences in lot types. 

• It would be best for the state to send out a request for proposals and then let 

towns opt-in to accepting the designs as pre-approved. 

• Another helpful program could be a state reimbursed building permit for an 

ADU. Standardizing the permitting costs across the state. Auburn has 

reduced permit fees to $25. 

• Would likely be helpful to have the architectural or design firm responsible 

for the design remain involved to help guide the consumer. 

• Would be good to get regular feedback from code officers to update designs 

on an as-needed basis. 

• If you’re doing an attached structure, it is unlikely you will be able to the 

keep the savings on the architectural design. 
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• Would remove some of the concerns around codes for towns that have to 

share code enforcement officers and whose resources are stretched thin. 

• Would it be worthwhile to include pre-approved designs beyond ADUs, 

such as duplexes, in-fill single-family, etc.? 

• Is there a way to capture the spirit of the manufactured housing code and 

apply it to this? 

• From a design perspective, it is important to maintain designer fingerprints 

on this. 

• Modular pre-approved design could help significantly with reducing the time 

for these projects. 

 

In response to the third prompt, the following notes were recorded: 

 

• Inviting folks from the pre-approved design program in South Bend, Indiana 

was mentioned. 

• Inviting folks from the pre-approved design program in Seattle, Washington 

was mentioned. 

• Inviting folks from the pre-approved design program in Bend, Oregon was 

mentioned. 

 

Second Meeting, Group A – Finance, September 29, 2023 

 

The second meeting of the stakeholder group’s smaller cohort focused on ADU 

financing was held September 29, 2023. The group received two presentations. 

The first presentation was provided by Laurie Goodman, Institute Fellow, Housing 

Finance Policy Center at the Urban Institute. Her presentation is included as 

Appendix D. Ms. Goodman was invited by Mr. Fecteau due to her expertise and 

inclusion in an article focused on ADU financing. The article noted, “[Ms. 

Goodman] says to get ADU construction financed with a renovation loan, 

homeowners must navigate complicated and expensive planning requirements and 

meet development standards that usually involve hiring professional consultants 

and maneuvering through a cumbersome borrowing process—that is, if they can 

even find a willing lender.”9 

 

 
9 https://shelterforce.org/2022/05/09/how-financing-barriers-keep-adus-expensive/   
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Ms. Goodman’s presentation started with a refresher on various types of ADU 

configurations and highlighted places in the United States, like Maine, with 

broader allowances for ADUs. In addition, Ms. Goodman highlighted the rapid 

increase in ADU permits in the state of California from just under 10,000 issued 

permits in 2017 to just over 30,000 issued permits in 2022. She noted how 

California has reduced regulatory barriers and deployed a state grant for ADUs. 

 

In addition, Ms. Goodman noted the ways homeowners can finance renovations or 

ADU construction. They include cash, personal loans, short-term loans, home 

equity extraction (i.e., home equity loans, lines of credit, and cash-out refinance), 

renovation financing via federal-agency backed financing from Fannie Mae, 

Freddie Mac, and Federal Housing Administration (FHA), and private financing 

from banks and credit unions. However, while these options exist, Ms. Goodman 

said, leveraging home equity to finance renovation or ADU construction is best 

suited for wealthy households. The average credit score to qualify for home equity 

line of credits (HELOCs) are more than 760 and have high income requirements. 

Home equity lending is capped at 80 percent of the current market value of the 

property, and it doesn’t consider prospective rental income from an ADU.  

Federal renovation financing is other option highlighted by Ms. Goodman’s 

presentation. She said, “Federal renovation financing is cumbersome and 

expensive for lenders.” The FHA 203k program two forms: the limited which has a 

$35K max loan and a standard form which has several requirements. The standard 

form requires lenders to review contractor credentials, work plans, and cost 

estimates. The repairs must start within 30 days of closing and be completed in six 

months. Any delays or cost overruns require lender involvement. Borrower must 

hire a HUD consultant to oversee the renovation process. The median standard 

form loan in 2020 was $75K and less than 4,000 loans were issued in 2022 

nationwide. In addition, Fannie Mae Homestyle Program, Freddie Mac CHOICE 

Renovation, and Freddie Mac CHOICERenovation eXpress programs have 

similarly burdensome requirement and thus low utilization by consumers. Ms. 

Goodman also shared data reflecting the high denial rates on renovation financing. 
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Ms. Goodman subsequently highlighted improvements that could be made to 

lending products for ADUs. They include the following: 

 

• ADU underwriting should provide at least 50 percent credit for prospective 

rental income. This will help quality homeowners with lower incomes like 

older adults. 

• Appraisals should be completed on an “after-repair” basis. This is currently 

difficult due to lack of comps. Government-sponsored enterprises (GSEs) 

like Fannie Mae and Freddie Mac should share info on the value add 

resulting from ADUs. 

• The maximum 80 percent loan to value (LTV) cap for home equity lending 

should be raised to 90 percent so long as funds are used to improve the home 

and to 95 percent if adding a factory built ADU. 

• The loan amount should be increased from the 35K threshold for limited 

form loan to $50K to $75K.  

• Second lien financing is important, particularly for borrowers who are 

locked into low interest mortgages. 

 

Ms. Goodman concluded her presentation by saying, “We need to completely 

revamp the way we think about renovation financing.” She said federal agencies 

and lenders need reasonable assurance that construction will be completed on time 
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and within budget. She suggested establishing a pre-approved list of contractors 

and vendors for ADU projects. She used an example in the city of Detroit, 

Michigan where Rocket Mortgage’s philanthropic arm worked with Home Depot 

and their approved contractors and vendor list to repair thousands of abandoned 

homes. The repairs were standardized to minimize labor and material costs. 

Contractors were subject to quality standards, background checks, and other means 

of vetting to ensure quality. 

 

Ms. Goodman fielded questions from the stakeholder group. Sarah Sturtevant, 

Shaw Innovation Fellow at the Muskie School of Public Service wondered if a 

prospective ADU tenant with social security provided lenders with the assurance 

they need to consider rental income. Ms. Goodman said lenders will consider 

income from other people living in the primary home up to 30 percent. Kimberly 

Twitchell at NBT Bank asked about whether tax credits have been considered. Mr. 

Fecteau noted a failed proposal in New York to provide property tax exemptions 

for ADUs.10 He also mentioned how the tax incentive would likely benefit those 

who already have the means to finance an ADU. Janice De Lima from Norway 

Savings Bank asked if there might be a re-insurance product for banks to purchase 

to mitigate risk against ADU lending. Ms. Goodman said she was not aware of any 

re-insurance products. However, she said there is a company called RenoFi that 

works with a lot of credit unions. RenoFi evaluates the quality of contractors and 

are trying to correct for the deficiencies in renovation financing.  

 

The group also received a presentation from Amanda Chiancola from the city of 

Salem, Massachusetts. Ms. Chiancola noted that Salem considers all ADUs to be 

an extra bedroom for the purpose of tax evaluation instead of a separate structure 

or dwelling. Salem has also created a design grant up to $2,500 for ADUs. In 

addition, they offer a construction grant up to $45,000. The grant covers materials 

and labor. Salem applies a restrictive covenant to grant recipients that caps the rent 

at 50 percent of the fair market rent. Mr. Fecteau asked the presenter what the 

uptake has been. Ms. Chiancola said they have ten applicants at this point.  

 

In addition, Mr. Fecteau asked the lenders in the group how they would account for 

this kind of grant funding when evaluating an applicant’s qualifications to finance 

the remaining cost of a project. Ms. De Lima said that lenders are still held to the 

 
10 https://www.governor.ny.gov/news/governor-hochul-announces-statewide-strategy-address-new-yorks-

housing-crisis-and-build-800000  
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appraisal and the applicant’s income. Kim Nason from Machias Savings Bank said 

they would consider the grant funds, but ultimately, they will be relying on the true 

cost of the project. They will lend on the lower of the acquisition cost or the 

appraised value.  

 

Ms. De Lima asked if the applicants need to have a certain income. Ms. Chiancola 

said they do not need to have a certain income to apply for the grant. Rebecca 

Graham from Maine Municipal Association asked how long the restrictive 

covenant is in place. Ms. Chiancola said it is for 20 years. John Egan from Genesis 

Community Loan Fund asked if the ADU could be used as a short-term rental. Ms. 

Chiancola said that Salem has a short-term rental prohibition. Chris Lee from 

Backyard ADUs noted that Salem’s grant program can be paired with a home 

modification zero percent interest loan from the state of Massachusetts.11  

 

At the conclusion of the meeting, the group discussed whether it felt like more 

information was needed before determining its recommendations. The group 

decided it would be helpful to invite an assessor and an appraiser for a brief 

conversation and then work on determining its recommendations. 

 

Second Meeting, Group B – Designs, October 03, 2023 

The second meeting of the stakeholder group’s smaller cohort focused on pre-

approved ADU designs was held on October 03, 2023. The meeting started with 

introductions. The group invited Matthew Petty, CEO of Pattern Zones Co., to 

present. His presentation is included as Appendix E. Mr. Petty has served as an 

alderman in Fayetteville, Arkansas and founded Infill Group, a planning firm. He 

is regarded as an expert on pre-approved designs. 

 

Mr. Petty started by sharing his experience as a policymaker in Fayetteville and 

working with jurisdictions in other states. While regulatory reform is important 

according to Mr. Petty, it alone cannot unlock the housing needed to address the 

availability and affordability. Mr. Petty said pre-approved designs are based on the 

premise of incremental development. He added, “It’s better when neighborhoods 

grow in familiar patterns.” Pre-approved building programs can help guide the 

market towards building types and designs that are familiar to a neighborhood or 

community.  

 
11 https://cedac.org/hmlp/  
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Mr. Petty subsequently noted, “Convenience in permitting drives market response. 

Careful pre-approvals could be the foundation for a new market standard.” He said 

that developers value convenience above all else. It is important to keep 

convenience at the center of a pre-approved design program. Mr. Petty added that 

single-family permits are usually easy to acquire. The permits issued under a pre-

approved design program should reflect the same ease. He placed emphasis on the 

fact that the review is not deleted, but rather it is all done upfront before an 

applicant walks through the door.  

 

He presented a case study from Claremore, Oklahoma. This is a city in 

northeastern Oklahoma—near Tulsa, Oklahoma. It has a population of 19,580. The 

city adopted what they call a “unified development code” (UDC).12 The UDC 

includes pre-approvals, including for subdivisions. They issue permits in under 96 

hours. The UDC provides preference for compact, single-family homes. Mr. Petty 

added that the city receives substantially completed plans which promotes quick 

turnaround. This does not happen outside of a pre-approved design program.  

 

Mr. Petty provided the group with standards and best practices to keep in mind 

when designing such a program. The best practices include the following: 

• Provide 8-12 choices per building type. For example, if you have a pre-

approved ADU program, you should offer 8-12 garage conversion designs, 

8-12 detached ADU designs, and 8-12 attached designs. Mr. Petty said this 

is the psychology of choice. 

• Thematic variations of buildings to give people enough choice for the 

program to be utilized.  

• Supplemental application criteria. 

• Applicants must opt-in which means when they walk into city hall, staff 

should make the applicant aware of the program and emphasize the ease. 

• Sponsored plan fees are preferable. 

• Easy portfolio swaps to comply with code changes and to make sure one 

type of design doesn’t get overly subscribed. 

 

In addition, Mr. Petty noted that there a few variations of pre-approved programs. 

These include the following: 

 
12 https://claremore.com/wp-content/uploads/2022/08/Unified-Development-Code-Final-Version.pdf  
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• An open-source plan which is a license for construction free of charge by the 

design or architect. 

• A pre-approved building which has a contingent building permit on file with 

the building safety division. 

• A patter zone which combines pre-approved buildings with programmatic 

enhancements. 

 

There are several ways these are paid for. These include the following: 

 

• Pay-per use: the city has pre-approved the building, but applicants still need 

to purchase the plans from the architect or a clearinghouse that is a custodian 

of the plans. 

• Jurisdiction sponsorship: the local jurisdiction pays a one-time or annual fee 

for use of the plans. 

 

Mr. Petty added that it is important to have “variations-on-a-theme”. In other 

words, you want similarity between each design. He used a pre-approved design 

program in Bryan, Texas as an example. Each design was inspired by a locally 

beloved home. He said, “They feel just different enough.”  

 

He also said that pre-approved designs are a great opportunity for experimentation. 

He worked in a town that did not allow for courtyard subdivisions; however, they 

were willing to allow it if the developer used pre-approved designs. Mr. Petty said, 

“Like it or not, [the unknown] is one of the main reasons we see public objection to 

our planning proposals.” Pre-approval programs ensure predictably for the 

community regarding the appearance of new zoning concepts. 

 

In conclusion, Mr. Petty emphasized the importance of making the pre-approved 

designs as accessible as possible to the public. He also showed an example website 

where applicants could simply click a design and it would send a professionally 

packaged application to the planning office.  

 

During the discussion with Mr. Petty, Rebecca Graham from Maine Municipal 

Association (MMA) asked how towns with pre-approval programs handle storm 

water approvals. Mr. Petty said Spokane, Washington has what they call a “water-

wise program” where pre-approved landscape components are offered. If the 
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applicant adopts those components, they are exempt from calculations. In addition, 

he said in Fayetteville, Arkansas, they have a green storm water facility that is 

predesigned that goes down the side of the property which simplifies the 

calculations. Parlin Meyer from BrightBuilt Homes asked if there are any 

statewide programs of this nature. Mr. Petty said only California has a requirement 

to adopt such a program and the local jurisdictions are responsible for program 

designs. He also said there is interest from the Michigan Land Bank Authority to 

establish a portfolio of pre-approved designs. He said the gold standard for a 

statewide program would be to work with a state building official to pre-approve 

designs that preempt local approvals.  Phil Kaplan from Kaplan Thompson 

Architects asked about liability for the architects. Mr. Petty said contracts signed 

by the builders include a clause that they will assume all the liability. Mr. Fecteau 

asked about modular building and pre-approved programs. Mr. Petty said he was 

not aware of any pre-approved programs with modular designs. Ms. Graham asked 

if towns require additional licensure or vetting for builders who wish to build pre-

approved designs. Mr. Petty said he was not aware of such requirements anywhere. 

He did say that a program with a builder vetting process could be a value add. 

Jennie Franceschi from the city of Westbrook asked about site work. Mr. Petty said 

that pre-approvals do not extend to foundation work, as an example.  

 

The group concluded it meeting by deciding that it would meet once more on 

Tuesday, October 10, 2023. The purpose of the meeting would be to determine its 

recommendations.  

 

Third Meeting, Group A – Finance, October 10, 2023 

 

The third meeting of the stakeholder group’s smaller cohort focused on ADU 

financing was held October 10, 2023. The group was joined by Kerry Leichtman, 

assessor for the towns of Camden and Rockport. Mr. Leichtman said there is not a 

neat category for an ADU. Assessors use various codes that incorporate more than 

single-family units on a single parcel. Mr. Leichtman also noted that assessors are 

required by Maine law to consider all potential avenues towards value. Therefore, 

rental income from an ADU would increase the value of the property. Mr. Fecteau 

asked how assessors determine if rental income is being derived. Mr. Leichtman 

said they would ask the homeowner. Sarah Sturtevant, Shaw Innovation Fellow at 

the Muskie School of Public Service asked about the cost of construction being 

incongruent with the appraisal value. Mr. Leichtman said they are more attuned to 
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the sale price. After the third bedroom, at least in Rockport, Mr. Leichtman said 

they would not assess more value. If the ADU was attached to the existing home 

and resulted in a fourth bedroom or more, no additional value would be assessed. 

Janice De Lima from Norway Savings Bank asked if there is a statewide standard 

around assessing. Mr. Leichtman said there are some aspects governed by statute, 

but there are nuances from community to community. 

Mr. Leichtman added, “I mentioned that assessing systems differ from town to 

town, but they do so on the... the micro levels, not the macro. We all, for example, 

code a single-family dwelling with land use code 1010. 1090 for multi house 

parcels is probably also common to us all. All dwelling unit properties’ land use 

code begins with 10. The second two digits define the details, which is where we 

can differ from municipality to municipality. In Rockport we have a code for 2-

unit and three-unit, then we group as four-seven units as a single code and eight-

plus as another code. In Camden, we have an individual code for two, three, four, 

five, six, seven units and then go eight-plus.” 

In addition to the assessor’s perspective offered by Mr. Leichtman, Mr. Fecteau 

and Ms. De Lima met with Jake Wight from Oceanside Appraisal, LLC on October 

11, 2023, in order to capture an appraiser’s perspective on ADUs. Mr. Wight 

shared that appraisers place tremendous emphasis on market comparables when 

determining value. The prospective income from an ADU is not given as much 

value when an owner-occupancy requirement is in place, because it restricts both 

the primary dwelling and ADU from being income generating. Rebecca Graham 

from Maine Municipal Association noted how owner-occupancy is sometimes 

required for municipal grant programs or other public programs. Mr. Wight said 

the appraised value does not reflect the full cost of ADU construction. There is 

some impact to the appraised value if prospective buyers in the market lack interest 

in ADUs or vice versa. He also said there could be increased value if the ADU was 

allowed to be sold on its own as a condominium; however, condominiums have 

their own appraisal limitations. Ultimately, the uniqueness and scarce sale history 

of ADUs is likely constraining their appraisal valuations. 

The group discussed its recommendations for the legislature. Mr. Fecteau clarified 

that votes would not be taken, and all suggestions would be captured in the report. 

Therefore, the recommendations below are not categorized in any order. No one 

recommendation necessarily represents a plurality of the subgroups’ perspective. 

The recommendations have been categorized for easier reading. 
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Challenges 

Firstly, the group acknowledged the challenges being able to pinpoint a specific 

solution or solutions. Due to risk factors for the lender, what the appraisal will say, 

federal regulations, and more, it might be difficult to implement a program that 

resolves the bulk of the financial barriers. 

 

Financial Assistance 

The group focused a great deal of discussion on financial assistance program. They 

included: 

• An insurance product offered by the state that mitigates the risks for lenders.  

• A grant program that is funded by the state and administered by 

municipalities. Some members of the group noted the importance of finding 

a way to not spend this down quickly or to achieve substantial funding. 

• An interest buy-down program like the “First Generation” program offered 

by MaineHousing. The buyer would receive a mortgage with a lower-

interest rate and a grant for closing costs if they agree to add an ADU for an 

older adult on the property. 

• An interest buy-down program designated for those employed in the 

building trades. This program would try to incentivize attraction and growth 

in this workforce sector. 

• A securitized loan offered by the state like what the Finance Authority of 

Maine (FAME) offers on the commercial lending side. MaineHousing 

suggested as the entity to provide this product. 

• A secondary mortgage program offered by the state, particularly useful for 

homeowners locked into low-interest rates on their primary mortgage. 

• A deferred loan program offered by the state which would come due when 

the homeowner sells, or the property gets transferred to a new owner. The 

product would be zero percent interest or less than three percent, a maximum 

award of $100K, and could include rental income restriction. 

 

Municipal Incentives 

The group discussed ways in which the state and municipalities might provide 

financial incentives. They included: 
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• A tax increment financing (TIF) mechanism could be available specific to 

ADUs to encourage a municipality to increase their usage. A member noted 

this could be challenging due to the lack of retained value in ADUs. It would 

be difficult to realize an increment if the assessment doesn’t change all that 

much. The state would likely need to provide support for it to be a valuable 

incentive. 

• A state program that matches the value of a TIF for the purposes of ADUs 

and incentivizes the community to increase the assessed value. A member 

noted this could be like the Tree Growth Program but would require a 

constitutional amendment. 

• A program that reduces or eliminates property taxes for the homeowner if 

they build an ADU and provide an income-restricted rent. Senator Stacey 

Brenner has submitted L.D. 1538 “An Act to Provide Tax Benefits to 

Persons Constructing Accessory Dwelling Unit” which has a similar intent. 

The bill has been carried over in the Taxation Committee.13 

 

Real Estate Transactions 

The group discussed a unique mechanism that could be applied at the time of a real 

estate transaction. This included: 

• Implement a similar transaction known as the “sale leaseback” in the 

commercial context. By leveraging the consumer directed personal 

assistance program (CDPAP), a purchaser could buy a home from an older 

adult and then earn up to $30K per year in additional income to provide 

personal care to the dual eligible older adult. Accounting for this additional 

income would help with the debt-to-income ratio on the mortgage and ADU 

loan. Most likely a transaction between family members. 

 

Technical Changes 

The group discussed some technical changes that could be made to address 

financial barriers for ADUs. They included: 

• Improvements to how ADUs are assessed must be made. This includes 

establishing commonly used terminology and comparable values. A member 

noted that Maine Revenue Services (MRS) has a major role in establishing 

the assessment criteria. 

 
13 https://legislature.maine.gov/legis/bills/getPDF.asp?paper=SP0611&item=1&snum=131  
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• Increased appraisal values are more important than increased assessment 

values because banks are relying on the appraisals to determine loan to value 

(DTV) ratios. 

• Require the Real Estate Appraisal Board to update their MRS standards to 

include ADU values. 

• Send a letter to the appropriate federal agencies to compel them to publish 

ADU values for better comparables, require financial institutions to consider 

prospective rental income from an ADU, and making changes to 

construction loan regulations as noted in Laurie Goodman’s presentation. 

• Eliminate requirements that either the primary dwelling or the accessory 

dwelling be owner-occupied. 

• Allow ADUs to be sold as condominiums with their own unique address. 

 

Education and Training 

The group discussed the importance of education and training concerning ADUs. 

These ideas included:  

• Create a statewide ADU ombudsman position to assist homeowners with 

understanding financing, construction, timelines, requirements, and other 

applicable standards. 

• Implement a public service announcement campaign and educational 

resources regarding what it takes to build an ADU, costs, and the financial 

tools available to homeowners. 

• A grant program tied to a student training program. The training program 

receives funds to build ADUs and then sells or donates the product to an 

income eligible homeowner. 

• In order to address the lack of workforce to build ADUs, the Community 

College System might consider establishing a construction sector focus 

program or campus to include legal, appraisal, and trades tracks. 

• Provide a state sponsored education program on tips and best practices for 

being a landlord, including maintenance plans and leasing. Many potential 

homeowners who could build ADUs have never been a landlord. 

 

Third Meeting, Group B – Designs, October 10, 2023 

 

The third meeting of the stakeholder group’s smaller cohort focused on pre-

approved ADU designs was held on October 10, 2023. 
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The group discussed its recommendations for the legislature. Mr. Fecteau clarified 

that votes would not be taken, and all suggestions would be captured in the report. 

Therefore, the recommendations below are not categorized in any order. No one 

recommendation necessarily represents a plurality of the subgroups’ perspective. 

The recommendations have been categorized for easier reading. 

 

Overall Positions 

The group discussed some topline points that ought to be considered when 

contemplating pre-approved designs. These points included: 

• Pre-approved design programs should be adopted to address the housing 

crisis. 

• ADU pre-approval programs should not be compulsory for residents. 

However, compulsory designs could be a tool for towns that want to allow 

developments that they wouldn’t normally allow (i.e., courtyard 

subdivisions). 

• A pre-approved program should be streamlined, efficient, and accessible. It 

should be much faster than a normal building project.  

• A pre-approved program would be helpful in efforts to educate the public 

about ADUs by providing conceivable designs. 

 

State Pre-Approved Program 

The group focused a great deal of discussion on the concept of a state created pre-

approved ADU design program. The concept varied in structure and included the 

following ideas: 

• The state should establish a pre-approved program and determine which 

subscription type it will adopt, what typical sq. ft. it wants for an ADU, and 

the types it will want to pursue (i.e., garage conversion, backyard, attached, 

etc.). 

• The state should establish a portfolio of designs towns could opt-in and then 

make determinations regarding aesthetic. It was noted this approach could 

result in design repetitiveness. It would be important to refresh the designs 

on a regular basis. There should be 8-12 design options for several 

typologies (i.e., garage conversion, backyard detached, attached, etc.). 

• A state pre-approved program should solicit designs from multiple firms and 

the program should allow for exterior aesthetics to be customized. 
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• A state pre-approved program should create the scaffolding for the 

requirements that will need to be met so that the designers know what they 

need to do, and towns do not feel overwhelmed regarding where to start. 

• A state pre-approved program should meet federal and state regulations 

including fire code, and the uniform energy and building codes. 

• Interested municipalities should be included in the program design process 

to ensure it reflects what they would want. 

• A state pre-approved program should start small. It would be better to 

partner with a small group of towns to prove that the program can be 

successful. Have them apply for funds to implement the program and tailor 

designs that reflect their community. 

• A state pre-approved program should assist communities that do not have 

robust resources for permit review and permitting processes. It could be 

useful to have state official that can preempt local approval processes when 

pre-approved designs are being used. 

• A state pre-approved design that is different for each community and 

tailored to their needs would be the best approach. Have communities self-

identify where these pre-approved designs will be applicable. 

• Municipalities should be to access assistance from state building officials to 

implement a pre-approved design program and determine characteristics that 

reflect community conditions. 

 

Modular Designs for Pre-Approvals 

The group discussed the importance of off-site, modular construction for a pre-

approved design program. The points included: 

• Off-site manufactured housing should be leveraged for pre-approval by 

either towns or the state. 

• There are improvements that could be made to the Maine Manufactured 

Housing Board to increase companies and professionals involved in building 

pre-approved building types. 

 

Create Grant Programs 

The group also discussed the possibility of a grant programs to aid a pre-approved 

design program. These ideas included: 

• Create grants for communities to fund needed capacity to administer a pre-

approved program. 
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• Issue grants to licensed design professionals to develop a catalog of pre-

approved designs that the state or local jurisdiction would subsequently own. 

 

III. Recommendations 

 

Each stakeholder group made a series of recommendations. These 

recommendations were not brought to a vote. All recommendations presented by a 

member or members were recorded. They may or may not represent a plurality. 

Below are the recommendations in a compiled format. You can find the full series 

of recommendations beginning on pages 19 and 23 respectively. 

 

Recommendation #1. A financial incentive program such as a grant, deferred 

loan, or interest buy-down should be established to off-set the cost of ADUs. 

 

Recommendation #2. A financial product should be created to either securitize 

existing financing options or make a secondary mortgage possible. 

 

Recommendation #3. Municipal incentives should be established for ADUs, 

including tax increment financing (TIF) or property tax relief. 

 

Recommendation #4. The concept of sale-lease back, used at times in commercial 

sales, should be investigated as a tool for building ADUs for older adults. 

 

Recommendation #5. Several technical barriers need to be addressed, including 

but not limited to, changes in the appraisal and assessment process such as 

terminology used to define ADUs, allowances for condominium conversion, and 

eliminating some owner-occupancy requirements. 

 

Recommendation #6. Education and training programs should be designed to 

inform consumers about ADUs and to prepare a workforce to build them. 

 

Recommendation #7. A pre-approved ADU design program should streamline 

approvals, receive an engineer stamp, meet the Maine Uniform Energy and 

Building Code (MUBEC), and not be compulsory for consumers. It might be 

valuable to make the pre-approved designs compulsory in certain neighborhoods. 
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Recommendation #8. The state should establish a pre-approved ADU design 

program with a multitude of designs for a range of typologies such as garage 

conversion and backyard detached units. There are numerous recommendations 

regarding how this program could be configured. 

 

Recommendation #9. A state pre-approved design program should include off-

site, modularly built ADUs and changes should be made to bring more modular 

building to Maine. 

 

Recommendation #10. Grant programs should be created to assist municipalities 

with limited capacity to administer pre-approved programs and conduct permit 

reviews.  
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APPROVED 

JULY 26, 2023 

BY GOVERNOR 

CHAPTER 

107 
RESOLVES 

 

STATE OF MAINE 
 

 

IN THE YEAR OF OUR LORD 

TWO THOUSAND TWENTY-THREE 

 

S.P. 271 - L.D. 654 

 

Resolve, Directing the Office of Policy Innovation and the Future to Study 

Methods to Encourage the Development of Accessory Dwelling Units 

Sec. 1. Stakeholder group regarding accessory dwelling units; encourage 

development and construction. Resolved: That the Office of Policy Innovation and 

the Future shall convene a group of stakeholders including, but not limited to, 

representatives from the Department of Economic and Community Development, the 

Maine State Housing Authority, community lending institutions, the construction industry 

and the manufactured and modular housing industry to study methods and develop model 

policy to encourage the development and construction of accessory dwelling units. 

Methods may include, but are not limited to, financing and incentive programs for the 

development and construction of accessory dwelling units. The stakeholder group shall 

review existing models for financing and incentivizing accessory dwelling units; explore 

standardized building designs; solicit input from interested parties; and review municipal 

efforts to adopt ordinances governing accessory dwelling units. The office shall submit a 

report, with findings and recommendations of the stakeholder group, including suggested 

legislation, to the Joint Select Committee on Housing no later than March 1, 2024. The 

joint select committee may submit a bill to the Second Regular Session of the 131st 

Legislature relating to the subject matter of the report. 
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PATTERN ZONES 

AND PRE-APPROVED BUILDING PROGRAMS 

Overview 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

66



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Premise 

Incremental 
Development 
It's better when 

neighborhoods grow in 

familiar patterns. 
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Observation 

Scaling 
Factors 
Convenience in permitting 

drives market response. 

Careful pre-approvals 

could be the foundation 

for a new market standard. 
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It's fast 

Most permits released in <96 hours, and many in <48 hours! 

It's popular 

Even subdivision developers are starting infill projects. 

 

 

 

 

 

 

 

 

 

 

 
Case Study: Pre-approved Building Program  

Claremore, Oklahoma 
Profile: Small college town. Commuter flows to Tulsa. Builder-
focused process. 

Goals: Quick start with a pilot project. Preference compact single-
family products. 
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Coordination 

Standards and Best Practices 
An open-source plan is licensed for construction free of charge by the 
designer or architect. 

A pre-approved building has a contingent building permit on 

file with the building safety division. A pattern zone 

combines pre-approved buildings with programmatic 

enhancements. 

 

8-12 choices per building type  

 

Thematic variations of 

buildings  

Supplemental application 

criteria  

 Applicants opt-in 

 

Sponsored plan fees 

 

 Easy portfolio swaps 
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Variations-on-a-theme 
This pre-approved cottage in Bryan TX is expressed in four 

variants and inspired by a locally loved house. 
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Platform 

Simple and Predictable 

Applicants select a building and site diagram from a pre-approved list. 

 

 

 

 

 

73



 

Platform 

Click to Start 
Applicants click to send professionally packaged applications to planning offices. 
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MEMO 
Tuesday, May 14, 2024 
TO: Gray Town Council, Town Manager, Planning Board 
FROM: Community Development Department 
RE: Residential Solar Ordinance 
 
Introduction/Background 
 
The Town of Gray currently has no standards for residential or business installations of on-site 
solar arrays, whether mounted on the roof, ground or building. The Code Enforcement Office has 
been reviewing these installations as an accessory structure (similar to a shed).  
 
Given that these arrays have characteristics that are different from a standard structure, and that 
they can change the aesthetics of a property both for abutters and from the roadway, particularly 
when installed as a ground-mounted unit, the Town Council had directed the Community 
Development office to develop suggested standards for the town to put in place.  
 
These standards will define solar energy systems for personal/on-site production as a separate 
use and differentiate them from the commercial solar energy systems that are already defined in 
the Town of Gray Zoning Ordinance. 
 
Separately: Suggested amendment #6 would add an allowance and associated standards to allow 
sheep grazing on commercial solar energy production sites. Suggested Amendment #7 requires 
Town Council input regarding how/if to regulate residential solar energy arrays within the 
Village Center and Village Center Proper zoning districts. 
 
Suggested Additions/Amendments to the Zoning Ordinance 
 
1. Add/Amend/Reorganize Definitions 402.2.2: 

The following edits are proposed to organize and consolidate all definitions related to solar 
development in one place within the ordinance definitions, for ease of use. 

Solar Array: A group of solar panels.  

Solar Panel: A contiguous group of photovoltaic cells that convert sunlight to electricity arranged 
in a plane and linked in such a way to operate as a single unit measuring less than thirty (30) 
square feet in area. Reflecting mirrors used for directing and focusing sunlight are specifically 
excluded from this definition. 

Solar Energy Production Site, Commercial: (CSEPS): A component of a Commercial Solar 
Energy System that includes the maximum cumulative area of the solar array footprint, typically 
fenced for security purposes, which commonly includes any of the following: ground-mounted 
solar arrays, transformers, inverters, and buildings housing equipment functionally necessary for 
the commercial solar energy system. A “Solar Energy Production Site, Commercial,” is the same 
as a “Commercial Solar Energy System” as used throughout this ordinance. 
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1. Solar Energy Production Site, Large-Scale Commercial: A solar energy system that 
occupies between twenty (20) and forty (40) acres of surface area; surface area shall be 
measured by the total area utilized by the Commercial Solar Energy Production Site, 
specifically including all areas between solar panel(s) and other structures or equipment 
on the entire surface of the site. A “Solar Energy Production Site, Large-Scale 
Commercial,” is the same as a “Large-Scale Commercial Solar Energy System” as used 
throughout this ordinance. 

2. Solar Energy Production Site, Medium-Scale Commercial: A solar energy system that 
occupies between .5 of an acre and twenty (20) acres of surface area; surface area shall be 
measured by the total area utilized by  the Commercial Solar Energy Production Site, 
specifically including all areas between solar panel(s) and other structures or equipment 
on the entire surface of the site.. A “Solar Energy Production Site, Medium-Scale 
Commercial” is the same as a “Medium-Scale Commercial Solar Energy Production 
Site” as used throughout this ordinance. 

3. Solar Energy Production Site, Small-Scale Commercial: A solar energy system that 
occupies less than .5 of an acre of surface area; surface area shall be measured by the 
total area utilized by  the Commercial Solar Energy Production Site, specifically 
including all areas between solar panel(s) and other structures or equipment on the entire 
surface of the site.. A “Solar Energy Production Site, Small-Scale Commercial,” is the 
same as a “Small-Scale Commercial Solar Energy Production Site” as used throughout 
this ordinance. 

Solar Energy System 

Solar Energy System, Commercial: A solar energy system whose primary purpose is to harvest 
energy by transforming solar energy into another form of energy or transferring heat from a 
collector to another medium using mechanical or electrical means to be primarily distributed off-
site. These systems are not inclusive of Private Solar Energy Systems (PSES). A “Solar Energy 
System, Commercial” is the same as a “Commercial Solar Energy System” as used throughout 
this ordinance. 

Solar Energy System, Private (PSES): A solar collection system used to capture solar energy, 
convert it to electrical energy or thermal power, and supply electrical or thermal power primarily 
or solely for on-site use, as an accessory use to the principal structure, in compliance with the 
standards in this ordinance. These shall consist of roof/building mounted solar collection system 
equipment; and/or ground-mounted equipment consisting of one or more structures principally 
used to structurally support a solar collection system. These systems are not commercial. Any 
system that exceeds the standards for a PSES as described in this ordinance will be considered a 
Commercial Solar Energy System. A “Solar Energy System, Private” is the same as a “Private 
Solar Energy System (PSES) as used throughout this ordinance. A PSES can include one or more 
of the following:  

1. Roof-mounted Solar Energy Arrays – One or more solar energy panels mounted on a 
rack that is fastened to or ballasted on a structure roof. 
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2. Building-mounted Solar Energy Arrays – One or more solar energy panels mounted 
on a rack that is fastened to or ballasted on an exterior wall of a structure.  

3. Ground-Mounted Solar Energy Arrays: One or more solar energy panels that is 
structurally mounted to the ground and is not roof-mounted and is not attached to a 
building. 

 

2. Add to uses table:402.5.3) 

Alphabetically, #65: “Solar Energy System, Private” 

Permitted use in all districts, with asterisk regarding performance standards applicable in 
402.7.24. (See table, attached, at end of this memo.) 

 

3. Amend Building Construction Spatial Standards Table 402.5.4.B  

Add footnote “j” to Minimum Lot Line Setback, Front: 

j. Subject to standards in 402.7.24, the minimum front lot line setback for ground-mounted 
Private Solar Energy Systems is 50 (fifty) feet for all zoning districts, measured from the front 
lot line(s) to the portion of the solar panels closest to the front lot line(s), as oriented at minimum 
design tilt.  

(See table, attached, at end of this memo.) 

 

4. Add NEW section, 402.7.24 – All ordinance language below is NEW, left in black ink/no 
underline for ease of reading: 

Private Solar Energy Systems 

The standards in this section shall apply to all Private Solar Energy Systems (PSES), which are 
used to capture solar energy, convert it to electrical energy or thermal power, and supply 
electrical or thermal power primarily or solely for on-site use, as an accessory use to the 
principal structure.  
 
These shall consist of: 
a. Roof/building mounted solar collection system equipment; and/or 
b. Ground-mounted equipment consisting of one or more structures principally used to support a 
solar collection system. 
 

A. General standards 

1. All PSESs located on parcels in Shoreland Zoning districts are subject to the provisions of 
the Shoreland Zoning Ordinance, Chapter 403 and must comply with those standards. 
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2. The maximum aggregate surface area of all PSESs on any one parcel shall be one thousand 
(1,000) square feet. Any system exceeding this maximum shall be regulated under the 
provisions of the Commercial Solar Energy System, 402.8.10. 

3. The maximum rated nameplate capacity of a PSES shall be 20kW. Any system exceeding 
this maximum shall be regulated under the provisions of the Commercial Solar Energy 
System, 402.8.10. 

4. PSESs are permitted only as an accessory use to a principal structure on the site. Solar 
Energy Systems proposed as a principal use are subject to the Commercial Solar Energy 
Systems Overlay District provisions, 402.8.10. 

5.  PSESs shall be permitted on a lot held in the same ownership that is divided by a pre-1971 
road or right-of-way, per MRSA 30-A, §4401, allowing the PSES serving the principal 
structure to be located immediately adjacent on the opposite side of the road or right-of-way. 

6. All solar energy system installations shall be installed in compliance with the photovoltaic 
systems standards of the latest edition of the National Fire Protection Association (NFPA1). 

7. All wiring shall be installed in compliance with the photovoltaic systems standards of the 
latest edition of the National Electrical Code (NFPA 70).  

8. Prior to operation, electrical connections must be inspected and approved by the Town of 
Gray Electrical Inspector. 

9. Solar panel placement shall be prioritized to minimize or negate any solar glare onto nearby 
properties, public gathering places or roadways, without unduly impacting the functionality 
or efficiency of the solar energy system. All solar energy systems using a reflector to enhance 
solar production shall also minimize, or ideally eliminate glare from the reflector affecting 
adjacent or nearby properties. 

10. In reviewing the permit application for a PSES, the Code Enforcement Officer shall consider 
safety risks, including, but not limited to, the following:  
a. Weight load;  
b. Ingress or egress in the event of fire or other emergency; or  
c. Proximity of a ground-mounted system relative to buildings.  

 

B. Roof/Building-mounted Private Solar Energy Systems 
Roof-mounted and building-mounted solar energy systems and equipment are permitted by right, 
as an accessory use to the principal structure on site, subject to review and permitting by the 
Code Enforcement Officer, per the standards herein and with input from town staff and the Fire 
Chief as necessary.  
 
1. All components of a roof-mounted PSES shall not exceed the maximum allowed height of the 
respective zoning district(s). 

2. All PSESs located on parcels in Shoreland Zoning districts are subject to the provisions of the 
Shoreland Zoning Ordinance, Chapter 403 and must comply with those standards. 
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2. Pitched roof solar panel installations shall be flush-mounted, with the same finished pitch as 
the roof, and be no more than ten (10) inches above any section of the plane of the roof that 
protects the structure.  

3. Solar panel installations on flat roofs that are visible from the nearest edge of the front right-
of-way shall not be more than five (5) feet above the finished roof and are exempt from any 
rooftop equipment or mechanical system screening.  

 

C. Ground-mounted Private Solar Energy Systems 

Ground-mounted solar energy systems and equipment are permitted by right, as an accessory 
use to the principal structure on site, subject to review and permitting by the Code 
Enforcement Officer, per the standards herein and with input from town staff and the Fire 
Chief as necessary.  
 
1. Setback Requirements  

a. The minimum front lot line setback for ground-mounted PSESs is 50 (fifty) feet for all 
zoning districts, measured from the front lot line(s) to the portion of the solar panels 
closest to the front lot line(s), as oriented at minimum design tilt. The front setback shall 
be considered the setback from the street frontage as defined in 402.2.2. Side and rear 
setbacks shall be per the dimensional standards of Table 402.5.4.B. 
 

b. All PSESs located on parcels in Shoreland Zoning districts are subject to the provisions 
of the Shoreland Zoning Ordinance, Chapter 403 and must comply with those standards. 
 

c. Ground-mounted solar energy systems may not extend into the minimum side-yard or 
rear setbacks, per Table 402.5.4 B, when oriented at minimum design tilt. 
 

d. Setbacks for all other structures associated with the PSES use shall be those established 
by Table 402.5.4.B for the respective zoning district(s). 

2. Height Requirements  

All components of ground-mounted PSESs installations shall not exceed fifteen (15) feet in 
height when oriented at maximum design tilt, as measured at the highest point of the PSES. 

3. Lot Coverage 
a. The maximum aggregate surface area of all collector areas is 1,000 square 

feet on any one lot, as per the General Standards of this section, 402.7.24.  
b. Ground-mounted systems shall be exempt from lot coverage or impervious 

surface standards for the underlying zoning district (in all areas outside of 
Shoreland Zoning) if the soil under the collector is maintained in vegetation 
and not compacted. If these conditions are not met, lot coverage and surface 
area square footage shall be calculated by measuring the total area of the 
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solar array/collector at maximum tilt to the vertical that occupies a given 
space or mounting surface as depicted in Figure 1 below: 

 
Figure 1 

D.  Required Submittals for Permitting 

1. Plan applications for PSESs shall be accompanied by scaled horizontal and vertical (elevation) 
drawings. The drawings must show the location of the system on the building (or on the property 
for a ground-mounted system), incorporating the full extent of the system at minimum design tilt 
and including the property lines and required setbacks.  
 
All applications shall include the following information, as applicable: 

• UL or equivalent listing  
• Solar Rating & Certification Corporation (SRCC) rating  
• Compliance with Building Code  
• Compliance with State Electric Code 
• Compliance with State Plumbing Code  
• Utility Notification (Off-grid systems are exempt from this requirement) 

 
 
 
 
 
5. Amend 402.8.10 for clarity: 

402.8.10 Commercial Solar Energy Systems Overlay District 

A. Applicability 
 

1. Notwithstanding the provisions of 1 M.R.S. § 302 or any other law to the contrary, the 
requirements of this Article shall apply to all commercial solar energy systems 
modified or installed after February 21, 2020.  
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6. Add NEW language allowance for sheep grazing of solar sites to 402.8.10: 
 
Memo Note: The Town has received interest in this for the commercial bypass solar site and the 
standards below are based off the town’s current “Keeping of Large Animals” ordinance as well 
as information from the American Solar Grazing Association.  
 
 
 
M. Vegetation Management for Commercial Solar Energy Systems  

Maintenance of the vegetation below and around the solar panels on the CSES site is to be part 
of the maintenance plan as required per 402.8.10.B.7 and G.8. No herbicide use or burning is 
permitted for management of the vegetation on a CSES site. Permitted management practices 
include grass mowing/trimming, and sheep grazing, subject to the following standards: 

A. Up to two (2) sheep per acre are permitted on CSESOD sites, and no more than 80 sheep on 
site at any one time, for a duration of no more than six months, during the grass growing 
season. 

B. Sheep grazing is permitted in all CSESOD zoning districts except for those located in the 
Shoreland Zoning districts or the Wellhead 1 or Wellhead 2 districts. For CSES sites located 
partially within the Shoreland Zoning districts or the Wellhead 1 or Wellhead 2 districts, 
sheep grazing is only permitted on that portion of the property that is not within those 
districts, with a 100’ setback. 

C. Sheep grazing on the site must have access to water and to enclosures, located at least fifty 
(50) feet from both the front and rear lot line, and twenty five (25) feet from any side lot lines 
and from the edge of any water body, all in full compliance with the best management 
practices and a Nutrient Management Program per the then-current State Law.  

D. Sheep grazing on the site must be confined by fencing sufficient to contain them to the CSES 
site. 

E. Complaints will be referred to the State of Maine Department of Agriculture for review of 
compliance and resolution. 

 

7. Village Design Standards: 

III.Aesthetic Standards, A. Overall Style 

Add # 3: Private Solar Energy Systems shall be permitted in accordance with the standards of 
the Zoning Ordinance, 402.7.24.  
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Next steps/input needed 
The Community Development staff is seeking input/edits from the council on these proposed 
changes to the Zoning Ordinance. 
 

1. Does the council support the addition of defined Private Solar Energy Systems and 
associated standards?  

2. Does the council support the allowance of sheep grazing on commercial solar sites? 
3. For the Village Center and Village Center Proper zoning districts, does the council want 

to remain silent on solar panels, address solar panels specifically with additional 
standards, or disallow them? 

 
Staff will make edits based on council input and pursue the ordinance revision/public hearing 
process for these changes at upcoming Town Council and Planning Board meetings. 
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TABLE 402.5.4 B - BUILDING CONSTRUCTION SPATIAL STANDARDS 

ZONING 
DISTRICT 

Maximum Lot 
Coverage 

I, j Minimum Lot 
Line Setback 

Front  

i Minimum Lot 
Line Setback 

Side  

i Minimum Lot 
Line Setback 

Rear  

a, i  Maximum 
Building Height 

RRA f, g, h 10 % 50 ft. b 25 (15) ft. 50 ft. 35 ft. 

LD 20 % 50 ft. b 25 (15) ft. 50 ft. 35 ft. 

MD 15 % 50 ft. b 20 (15) ft. 20 ft. 35 ft. 

BD-1 50 % 50 ft. b 25 (15) ft. 50 ft. c 35 (53) ft. 

BD-2 85 % e 25 ft. e  0 ft. e 15 ft. c 35 (53) ft. 

C 50 % 10 ft. 15 ft. 20 ft. c 35 (53) ft. 

VC 75 % 10 ft. 0 ft. 10 ft. 35 ft. 

VCP 75 % 0 ft. 0 ft. 0 ft. 35 ft. 

BT-1 50 % 25 ft. d 15 (10) ft. 20 ft. 35 ft. 

BT-2 10 (30) % 25 ft. d  15 (10) ft. 20 ft. 35 ft. 

WH-1 10 (30) % 50 ft. b 25 (15) ft. 50 ft. 35 ft. 

WH-2 10 (30) % 50 ft. b 25 (15) ft. 50 ft. 35 ft. 

a. Height requirements do not apply to flagpoles, chimneys, transmission towers, steeples, windmills or 
similar structures usually erected at a greater height than the principal building; however such accessory 
structures or appurtenances require a lot line setback distance of no less than its height. 

b. Side setback for non-conforming lots of record in RRA, LD, MD, BD-1, WH-1, & WH-2 Districts is 15 
feet. 

c. Maximum building height in BD-1, BD-2, and C is 53 feet if public water is available and at least two 
sides of the building are accessible by fire apparatus. 

d. Side setback in BT Districts is 10 feet if not abutting a residential property.  
e. For any lot in a BD-2 District, the setback for any property line(s) that abuts another district, including 

BD-1, shall meet the minimum setback(s) for either the abutting district or BD-1, whichever is less 
restrictive. 

f. For commercial medium and large-scale ground-mounted solar energy system installations, lot coverage 
shall be measured by the total surface area of the solar panel/array at maximum tilt provided that the 
maximum size of any individual solar panel is thirty (30) square feet when measured horizontally (see 
figure 402.8.10.D.1) 

g. Lot coverage in RRA can be increased to 30% for any portion of a parcel in the Commercial Solar Energy 
Overlay District and only for commercial medium and large-scale ground mounted solar energy system 
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installations provided that the maximum size of any individual solar panel is thirty (30) square feet when 
measured horizontally. Planning Board approval subject to the requirements of Section 402.8.4 L for 
recharge protection is required. 

h. Setbacks for ground-mounted solar panels and arrays less than 15 feet in height on parcels within five-
hundred (500) feet of a publicly owned road shall be a minimum of twenty-five (25) feet from any lot line. 
Setbacks for Commercial Solar Energy Production Sites on parcels at least five-hundred (500) feet from a 
publicly owned road shall be a minimum of fifty (50) feet or one-hundred (100) feet from any property 
line as established in Section 402.8.10 of this Ordinance. 

i.  Subject to standards in 402.7.22, storage sheds with a footprint of 160 sq. ft. or less are subject to reduced 
setbacks. 

j. Subject to standards in 402.7.24, the minimum front lot line setback for ground-mounted Private Solar 
Energy Systems is 50 (fifty) feet for all zoning districts, measured from the front lot line(s) to the portion of 
the solar panels closest to the front lot line(s), as oriented at minimum design tilt.  
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 TABLE 402.5.3 TABLE OF PERMITTED USES AND CONDITIONAL PERMITTED USES  

  RRA LD 
* 

MD BD-1 BD-2 C VC 
* 

VCP 
* 

BT-1 
* 

BT-2 
* 

WH-1 
* 

WH-2 
* 

LMOD CSES
OD 

1.  
Accessory Dwelling Unit 
‡# P P P P P P P P P P P P   

2.  
Accessory Uses and 
Structures P P P P P P P P P P P P   

3.  Adult Business*       C         

4.  Agritourism Center* C              

5.  Agritourism Facility* C              

6.  Animal Husbandry P P  C C C    C  C   

7.  Auto Body Shop    C C C         

8.  Auto Repair Garage      C         

9.  Auto Service Station    C C          

10.  Bed and Breakfast ‡ C C C P P P P P P C  C   

11.  
Building Trades 
Occupations – 1 P P P P P P P P P P C P   

12.  Campground ‡ C C             

13.  Cemetery P     C         

14.  Church P P P P P  C C  C  C   

15.  
Commercial Recreation  -  
Indoor or Outdoor C C  C C C C C C C  C   

16.  
Community Living 
Arrangement P P P P P P P P P P P P   

17.  Construction Services    P P     C  C   

18.  
Day Care Facility for Five 
(5) or fewer clients. P P P P P P P P P P  P   

19.  
Day Care Facility for Six 
(6) or more C C C C C C   C C  C   

20.  
Drive Through and Drive 
in Facility     1C C   C C  C   

 
 
 

 
RRA LD 

* 
MD BD-1 BD-2 C VC 

* 
VCP 

* 
BT-1 

* 
BT-2 

* 
WH-1 

* 
WH-2 

* 
LMOD CSES

OD 
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21.  Expansion of 
Nonconforming Uses C C C C C C C C C C C C  

 

22.  Farm Stand ‡ P P P P P P P P P P  P   

23.  Farmers’ Market ++ P P P P P P P P P P  P   

24.  
Flea Market, Open Air 
Market ‡ C C C C  C P P       

25.  Garage Sale P P P P P P P P P P P P   

26.  General Agriculture P  P P P P    C  C   

27.  
Headquarters for a 
Contracting Business C C C P P     C  C   

28.  Heliport C C  C C          

29.  Home Occupation ‡ P P P P P P P P P P C P   

30.  Hotel and Motel    C C C   C      

31.  In-Home Offices‡ P P P P P P P P P P P P   

32.  Kennels C C    C      C   

33.  Light Manufacturing    P P        P/C  

34.  
Manufacturing and 
Processing    C C          

35.  
Mechanical Repair 
Garages C   P P C         

36.  
Medium and Large-scale  
Solar Energy Systems              C 

37.  Medical Facility C C C  C C C C C      

38.  Mineral Excavation P P P P P P         

39.  Mineral Exploration C   P P  P P  P P P   

40.  Mobile Vendor P P P P P P P P P      

41.  Motel (< 11 rooms) C C   C          

  RRA LD 
* 

MD BD-1 BD-2 C VC 
* 

VCP 
* 

BT-1 
* 

BT-2 
* 

WH-1 
* 

WH-2 
* 

LMOD CSES
OD 

42.  Multi-family Development#   C C C C C C C      

43.  Multi-family Dwelling C C C C C C C C C C C C   
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44.  Municipal Uses C C  C C C C C C C  C   

45.  
Nursing and Convalescent 
Home C C C C C C   C      

46.  Office   C P P P P P C C  C   

47.  Personal Services    C C C C C C      

48.  Planned Unit Development ‡    C C C C C C      

49.  
Places for Public 
Assembly, Indoor and 
Outdoor 

C C  C C  P P      
 

50.  Private Assembly    C C C C C       

51.  
Private Landing Strips for 
Personal Aircraft ‡ C   C C          

52.  Public Utilities C C C C C C C C C C C C   

53.  Redemption Center      C   C   P   

54.  Registered Caregiver*    C C C C        

55.  
Registered Caregiver 
Cultivation Area*    C C C C        

56.  Repair Service    P P C P P  C  C   

57.  Research Facility    C C  C C       

58.  
Residential Open Space 
Subdivisions P P P            

59.  Restaurant    P P C P P C C     

60.  Retail Trade    P P C P P C C  C   

61.  School P P P  C C C C C C  C   

62.  Self-Storage Facility             C   

63.  Single-Family Dwelling# P P P P P P P P P P P P   

64.  Similar Uses  C C C C C C C C C C C C   

65.  
Solar Energy System, 
Private++ P P P P P P P P P P P P P P 

66.  Tavern     C C C C       

67.  Trucking Terminal    C C          

68.  Two-Family Dwelling# P P P P P P P P P P P  P   
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++ Subject to performance standards in Article 7       #Subject to performance standards in 402.10.14, 402.7.23, 402.7.9 as applicable1 Drive through 
and drive in facilities are allowed only as an accessory use to the permitted and conditional uses 
in the Business Development 2 District; see Section 402.8.8(A). 

 

 

69.  Warehousing    P P        P/C  

70.  Wholesale Trade    C C  P P       
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Task ID Task Name Bucket Name Progress Priority Assigned To Created By Created Date Start Date Due Date Is RecurringLate Completed DateCompleted By Completed Checklist ItemsChecklist Items Labels Description
oWaS3Axi6kSfPD4CGPTgb2UAHNKz Kennel Ordinance Future consideration Not started Low Council Chair 10/31/2023 false false Clarify requirements, limitations and standards for Kennel businesses. 
JLG6pAYRU0SVjtoTKfnBqGUABn1T Herbicide/Pesticide OrdinanceFuture consideration Not started Low Council Chair 10/31/2023 false false Develop an ordinance to restrict and provide guidance on the use of pesticides, herbicides and the like around Solar Array installations, Shoreland and Watershed areas expanding as necessary. 
SHFZNfvdjEGXhadHA_w682UAHKYI Special Assessment & In Lieu FeesFuture consideration Not started Low Council Chair 10/31/2023 false false Development of fees associated with infrastructure, services and resource constraints created by increased development in Gray. 
h5Vqaqu_oEKg8Diwq2XV32UAARsq Center Rd/Bridge realignmentFuture consideration Not started Low Council Chair 10/31/2023 false false Council/Staff need to develop plan for the reconfiguration of Center Rd including eliminating the access to Route 202 before the big Village intersection. This would include an extension of Turnpike Acres and possible creating a local road access point via the parking lots at the local businesses (NAPA). This effort will require collaboration with the Maine Turnpike Authority to ensure realignment of the bridge over the turnpike (when it is scheduled for replacement) and proper configuration with the interchange exit. 
KpaeUr9Wyk-XgFcTcUFim2UAHnkp Mixed use zoning - Northbrook adjacent propertyFuture consideration Not started Low Council Chair 10/31/2023 false false When the Village TIF was created, the owner of the property adjacent to Northbrook requested that his property be included to allow for a change in zoning and development. Council needs to work with Planning Staff to determine zoning as part of the Comprehensive Plan work.   The vision at the time was to connect the property to Northbrook (once the Northbrook TIF expired) and allow for expanded commercial and mixed use development. 
w5wIHKM400yLWH0Z6c4if2UALcCn Mooring Ordinance Future consideration Not started Low Council Chair 10/31/2023 false false The Lake Associations and residents have approached the Council seeking a local mooring ordinance. Council deferred to State Legislature working on the issue. State passed guidance, but not rules pushing the issue back to the local level. 
nMdOz4M9BEWyyAwEvN6HSmUAE3la GoNetSpeed utility poles - short Shaker RdFuture consideration Not started Low Council Chair 10/31/2023 false false During the short Shaker Road stormwater/sidewalk project, duplicate utility poles along the South side of the road were identified as owned by GoNetSpeed (Otelco at the time). These poles are used for their cooper landline services. The utility poles on the North side of the road are the primary poles being used by CMP, GoNetSpeed (fiber) and Spectrum. The Town requested GoNetSpeed remove the duplicate poles especially those in the middle of the sidewalk. GoNetSpeed removed the ones they could and advised they would remove the remaining once services on the old lines diminish to a specific level.     Town needs to follow up with them every couple of years to ensure this stays on the radar. 
Pzo1hcvhJ0ik1BezSVE3omUAJC9q Noise & Odor ordinances Future consideration Not started Low Council Chair 10/31/2023 false false Council has discussed both a noise and odor ordinance over the years; however, the technology to measure properly and lack of staff available to assist have been hinderances to proceeding. 
tVNZA-AGgkCvmgrsdseu_WUAHko1 Community Center Future consideration Not started Low Council Chair 10/31/2023 false false Construction of a Community Center has come up via Comprehensive Plan, Village Visioning and other conversations (ie: Food Pantry seeking location). Council deferred to the Village planning/work which needs to be completed first. Possible option is the Village Gateway property. 
A598OTmoPEib0lYv_XzfrmUAE9bx Committee Volunteers ProcessFuture consideration Not started Low Council Chair 10/31/2023 false false Currently, there are many Town Council Committee vacancies. The Council has discussed reviewing the process for applicants, setting up a criteria to rank them and identifying possible training requirements to create a clearer process for volunteer appointments.   Some work has been done re: Zoning Board of Appeals. Council deferred given there generally are not enough volunteers applying. 
0h6U1qAZS0itjoZaHuO602UAFkzN Paper Streets - Discontinued RoadFuture consideration Not started Low Council Chair 10/31/2023 false false Municipalities are required to extend ROW on paper streets (planned roads that have never been built) by state law on a predetermined schedule. There is no process to review the list to determine if roads should be removed (using State guidelines).     Discontinued roads have been a topic of discussion at the State level over the last few years due to access/legal rights issues. 
Y1mLcm67702Uam92HIFby2UAOdp1 Libby Hill Rd Project Budget - pending FY25 Not started Medium Council Chair 10/31/2023 false false This project includes reconstruction of Libby Hill Road, replacement & extension of sidewalks along length of road, adding crosswalks, adding lighting (compliant with dark skies), working with MSAD15 to connect to new walking trails, addition of MSAD15 2nd egress through existing ROW walking path which would be paved, adding a gate to that egress, adding crosswalk to Route 26/Shaker Rd, extending sidewalk from Hannaford to Spruce Street and working with MDOT to install traffic calming package approaching the new crosswalk on 26.     Project was submitted for Federal earmark funding & has made it through round 1. Next steps are dependent on Federal budget process.     FY25 consideration is to ensure matching budgeted funds in FY24 (paving funds for Libby Hill Rd under PW and planning/engineering funds under PD) are carried over and designated to remain available for the project. 
JuNdnT6xN0S9FgTPU1B6I2UAIMDr Committee Budget Form Budget - pending FY25 Not started Important Council Chair 10/30/2023 false false Council needs to create a form to be used by all Committees for budget requests. This needs to be done before the FY25 cycle begins to provide time for Committees to submit their requests. 
iUpbRUzpzUCC4xwXdXwX6WUAN6Uy Public Transportation - RTP Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Rec'd proposal from RTP to add a Lake Region Explorer bus which would run from Gray (Town Office and Park & Ride on Bypass) to Windham Mall which would allow residents transportation to Windham, but also opportunity to access other LRE busses which travel 302 from Bridgton to Portland. Funding was considered, but subsequently removed to reduce MILL rate impact. Obtain new quote for FY25 cycle. 
e-cZSFgADkOh1K5ApuVUlWUAKNHw Municipal Solar Array Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Town is entering 4th year of Solar Array operation. In year 6, Council will have the option to purchase the array from current owner. A bond could be used with the savings from current electricity costs used to make bond payment. In addition, the array could be expanded as needed to supplement Town needs and/or to generate additional revenue. The process and planning for this will take some lead time. Open conversation with Revision to provide guidance and assistance on the process. 
Tf2liW96QkufTNveNazYAmUAJYpy Retirement notification bonus Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false HR Director to propose an option for a "Bonus" payment for employees who provide notification of retirement by a specific date which will allow for proper budget planning. 
WuL2cEN85EW6NEUjZGjWHWUANVQmPart Time benefits analysis Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false This issue came up during the reorganization of Code Enforcement personnel. Council suggested it would be beneficial for the HR Director to do a comparison & analysis of the Town dataset communities compared to Gray's PT benefit package (much like the salary adjustment analysis done). 
Jzy-jK0Bx0C5gTI3xGXMaGUAPx_S Douglas Field relocation Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Buildings & Grounds Director along with GNG-R Little League President to provide update on plans for Douglas field relocation and MLB Grant application. 
wbXOeSx-rEqm04Pjb8yHumUAFJOz Reevaluation & Certified Ratio Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Assessor needs to provide update on Town's State valuation and current reevaluation effort (mini & planned full), as well as how that impacts the certified ration and present options for FY25 cycle. 
csOAFMy05EGMt1uX3hKMamUANuY9 Bond status - capacity Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Existing bonds are expiring over the next several years which will release capacity for new bonding to help manage impact to MILL rate. Staff needs to review and make proposals for new bonds as part of the budget consideration for the Council. 
IkXEDRyID0-6deprpDAoV2UAAXps Scholarship Fund - management & fundingBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Resident requested the Town provide audit of Charles Baker fund which identified an error made many years ago - the disbursement of "principal" vs. only interest. The current interest being accrued would not make the fund whole for decades. Council agreed to replace funds in FY24 budget. Need to verify the Fund is now functioning again & discuss how best to manage moving forward.  In addition, the Grange 41 scholarship fund is defunct and no information could be found. Need Staff to research further to determine if anyone in Town can assist with the history of the fund - Gray Historical Society? 
FFtMbDrcWUu6SlnULeHcH2UAKJqT Loan Program Water Quality UpgradesBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Council discussed in FY24 cycle, but needed more information on how Lake Association and Cumberland County Soil & Water programs currently work. Also, requested information from other Towns (Windham? Cumberland?) that may have existing programs. 
zeeieaFz7k2hKxxPxcTEpWUALbJu County & School budgets Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Obtain budget projections
bPl9zLmhWUqiSwT12gqv7WUACyJE Gray Historical Society budget Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Obtain details of GHS plans for usage of up to $6,000 in Town funds for updates/improvements to Town building. 
qDs0DVX8dESl7tMIH6IeTWUALu9E Cemetery budget Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Obtain Cemetery Association funding request. 
_5oq2-o9_Ey8ah1RnwwzImUAMTAi Law Enforcement Services Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Continue to review & evaluate law enforcement needs to determine if additional resources are needed.
VwNb8zej70qlr1XPMtrpaWUANWuj GCTV Usage Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Need new metrics of GCTV usage and programming status to determine cost/benefit analysis for funding. 
pPNBzITHt0SBdbiml3yiK2UABgMv Mayberry-Wilkies Beach projectBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Once Village projects are moved out of planning/funding phases into planned project, Council & Staff need to start discussions with Mayberry Rd residents and Wilkie's beach users on long term plan for that area:(1) Road upgrades - realignment of road to No. Raymond Rd through parking lot to eliminate road between parking & beach. (2) Striping like Hancock? speed bumps/tables near beach area? other traffic calming which could be done in interim.(3) Stormwater needs on No. Raymond to prevent negative impacts on Crystal Lake (4) Redesign of parking lot, addition of flush toilets, upgrades to space between the parking lot and beach (if road is realigned).(5) Addition of sidewalks along No Raymond to Shaker Rd. 
-047X4ANY0mzlDCK1bYS3mUACFjc Route 100 South - Stormwater planBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Once Main Street project moves out of planning phase and there is a funding plan/projected timeline, Council/Staff will need to work on plan with MDOT on Route 100 South stormwater and sidewalk (note Route 100 South sidewalk replacement is included in current CIP schedule but no stormwater) - to replace ditch system currently in place.  
bFffq7DUxk-duWlyjU30MmUAKtWs Public Services Administration - PW reorganizationBudget - pending FY25 Not started Medium Council Chair 10/30/2023 false false Council approved Staff recommendation to reorganize the Public Works & Transfer Station departments:(1) Transition Public Works Director position into an Public Services Administration including general engineering services (2) Transition PW Assistant to PW Supervisor to manage all day to day operations (3) Move Transfer Station Department under new PSA position with cross training and succession planning to eliminate the TSD position upon retirement of current TSD.(4) Reduce engineering services done by outside firms - to only larger infrastructure projects. Items such as driveway inspections, engineering of small projects would be done by PSA.FY23 included funds for phase 1 - but were subsequently removed due to budget failure. PWD position remains open with an interim PWD serving - but only as day to day manager of PW.
GVfpJtcCkUSa8OVQ9Ek652UAIn2p Transfer Station - Packaging legislationBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false The State Legislature passed a new law requiring manufacturers to fund a packaging recycling/disposal fund which would be used to offset the costs at the municipal level. Rules and how the fund would be set up and run were still pending/in the works as of FY24 budget cycle. 
WoUJyTQ-kkOwnD1cNPtSVGUAJq4A Transfer Station - gatekeeper Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false A cost/benefit analysis and options need to be created for a discussion on whether adding a gate with staffing to ensure (1) only Gray residents are using the services (2) consistency fees are collected on every use (3) an auditing approved process is used to track & document fees. 
5RVpPKZFV0ilt7PUJbHKlmUAEdDt Recreation Dept TransportationBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false A 12 passenger van was discussed during the FY24 budget cycle with more information needed on type/costs and usage. 
FI9ycTQWD0WP18th-0Os62UAKB0A Science Building Budget - pending FY25 Not started Medium Council Chair 10/30/2023 false false Council & Staff need to set up workshop to brainstorm ideas and options for the Science Building to determine a plan and costs associated with conversion. Once done, funding options can be identified and pursued. 
tLuFBvRiB0O35JRugsiemGUANBJV Engineering Services Budget - pending FY25 Not started Medium Council Chair 10/30/2023 false false Council agreed to RFP professional services every 3-5 years. Legal services were done in FY23 budget cycle. Auditing services in FY24 (ongoing). Engineering is the next service to be considered. 
fe-Rr6tgK0WTb49SNcB-xWUAPS2- Auditing Services Budget - pending FY25 Not started Important Council Chair 10/30/2023 false false Town put Auditing Services out to bid, awarded a new firm which subsequently experienced unexpected issue which prevented them from fulfilling contract. Town now searching for new firm. 
ulzGcHA0fEGvDyaHcVrY-2UABW2A Speed Signs Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Council has discussed over several cycles. Issue came up again during public hearings on Yarmouth Rd - with strong support from residents to purchase additional signs. Various options were discussed - hanging signs on utility poles, stand along attached to crosswalks, mobile signs with messages. 
wHjoJ7K_dEiK2GuM3smDXGUAPLd4 Facilities Study - recommendations/plansBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Buildings & Grounds Director to provide update on Facilities Study recommendations started in last two budget cycles:-upgrades at Central Station-conversion of Village Station into Maintenance Department-conversion of Manual Arts building into Recreation Department - under bond-Next steps
nf5hyM4tYUq-Z3IIRcECcGUAAcNd ARPA Funds Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Complete review of items identified under the ARPA Funds bucket to:-verify status - and whether they will be completed in FY24 or extended into FY25-costs against projects and whether there are leftover funds which will need to be spent elsewhere (in time) or overages which will have budget implications
nNovCNKBPkW8KBok2pGON2UAI9sh State Revenue Sharing Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Review projection of State Revenue Sharing and impact on current budget. This item needs to be discussed in conjunction of 're-evaulation' status and certified ratio status. 
rrBla68g2kGTuarkZL21WGUALp0v Town Brand - communicationsBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false I/T & Communications Director to provide update on Town Brand proposed changes - including graphic update to Town Seal. Last year, business cards were the first step.
2wjUp33vqUeeHDjt5ll3JmUAIIsG Striping bid & Road AssociationsBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Evaluate possibility of allowing Road Associations (or Home Associations) ability to participate in Town's striping bid - legality, administration, feasibility. 
azqN8MkIBUmtiA90RC1UY2UALQ5K Crystal Lake Boat Ramp Grant Budget - pending FY25 Not started Medium Council Chair 10/30/2023 false false Buildings & Grounds Director to provide update to Council on status of State grant to replace boat ramp at Crystal Lake to ensure funding is still available and status/schedule of work. Projected costs involved other funding from Town funds. 
HjyEJOGP00Wv8Fk0PWT1OWUAF2po Pennell footprint bond Budget - pending FY25 Not started Medium Council Chair 10/30/2023 false false Buildings & Grounds Director to provide update and review of proposed plan for FY24 work to Council prior to FY25 budget cycle work begins - within the approved bond - to identify how that work will impact other CIP plans/funding requests. 
MB_prVsmLUmKaExFAfJCoWUAC_ux TIF Funds - (1) Northbrook (2) Route 100 South (3) VillageBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Based on status of funding option for the Main/Yarmouth infrastructure projects, determine how best to expend TIF funds from Northbrook (2027) and Route 100 South (2028) expiring districts. Work with MDOT to invoice in time for expirations.     Review Village TIF district account and determine where funds can be used to offset costs in budget. 
Xmya08RVCEaai7p8aEXm82UAAFPQ Electric Vehicle Fleet transitionBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Due to supply issues and costs, Council approved transitioning FY24 purchases to hybrid models vs. fully electric. EV charging station is also not fully operational. Long term, need to update CIP to transition all vehicles to EV options - where feasible. Gray's municipal array could eventually result in owned electricity. 
5kQSDGF9_02T5ChYTLFCiWUAEPMI Franchise Fee - CommunicationsBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Tied to Cable TV contract renegotiations. During FY24, the amount received was higher than anticipated - try to obtain more accurate projection. 
gc57D6p6nEmXIp4QMhnrZ2UAF-ea LD1 impact Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Review impact of LD1 statute (current, revised or repealed) on current budget to prepare final changes to budget and educational materials for residents. 
Ovq435i7LUm6mg2utK6gl2UAO7sG Sidewalks - CIP schedule Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false During FY24 cycle, Council asked interim PW Director Tim Estes to ensure identification of all existing sidewalks (outside of the Main/Yarmouth Street projects) for addition to the CIP schedule. There is an item included for the Route 100 South sidewalks. Libby Hill Rd sidewalks are currently included in earmark request. 
qoYQ6MAdtE2vHkNmUrO_v2UAPlop Contingency & Emergency FundsBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Manager FundBuildings & Ground Fund Legal Fund?Emergency Plan Fund TM & Finance Director need to provide update on status of each fund and propose necessary additional funds. 
KfDpU30vokW7Aqz3XqrqF2UALBXM Land Acquisition Fund Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false $175,000 in budget funds have been approved by voters through the FY24 budget. In addition, approval for use of 3/12th fund monies up to $417,000 was approved. 
1KoSPXND2EmDppeBbXuaumUANSUt Skateboard Park fund Budget - pending FY25 Not started Low Council Chair 10/30/2023 false false Payments of $15,000 + $10,000 + $10,000 have been made into designated CIP fund. FY23 funding was impacted by failure of budget at polls. 
Ry3r0A32ukeZFWVezF1bmmUAMbT9 Watershed funding status Budget - pending FY25 Not started Medium Council Chair 10/30/2023 false false Staff identified an outstanding past invoice FY22. Funds allocated into FY23 budget were on hold in case needed to pay (if carryover funds were not approved). FY24 budget funds were unclear due to outstanding issue. An update from Cumberland County Soil & Water re: their 5 year testing & monitoring plan for various waterways in Gray is needed before the FY25 cycle to determine funding needs. Ordinance work is also underway and may be needed funding for outside work.
_2fAnyIVsECSePix6FvpCGUACV1t Employee Vaca/Sick payout fundBudget - pending FY25 Not started Low Council Chair 10/30/2023 false false Finance Director & TM to provide recommendations to Council on funding needs for the (1) Vacation time and (2) Sick time payout funds based on projected retirements and outstanding liability for both funds. 
Q5-y2R1_V0O2JK7OY6B4xGUAKbgV Education Funds Budget - pending FY25 Not started Low Council Chair 10/30/2023 01/26/2024 false true Town Manager to identify funds needed for pre-approved educational reimbursement fund. 
i5XP9rgkPkeOA-HEaPvWIWUAOwT5 Review Cumberland Farms & Stillwater Contract Zone for impactsTo do Not started Medium Dan Maguire;Matthew Hight;Anne Gass;Martin Meaney;Krista ChappellCouncil Chair 09/12/2023 03/31/2024 false true Two substantial Contract Zones agreements have been executed in the last 6 years. Both elevated development approaches, standards, etc. within their applicable areas; however, there have also been some "lessons learned" since the implementation.Cumberland Farms - is now the gold standard for gas stations in Gray. The gas station ordinance needs to be updated to reflect that - but how specifically? Cumberland Farms - was the first business to hook up to the Town's stormwater system & paid for that access; however, that one time fee will not address long term maintenance & replacement like an annual fee wouldCumberland Farms - on site stormwater maintenance was proposed as a pond in front of the property, but rejected to require an underground option, that underground option should be mandated when?Stillwater Pines - is new and being built now - one issue was the existing open space in phase 1 application to the required open space in phase 2 - are there other issues?  Council needs to s
ZzlViJxWfUeCgnAlQ2rWVWUAJjNR Review Design Standards for Village and Village Proper To do Not started Low Dan Maguire;Matthew Hight;Anne Gass;Martin Meaney;Krista ChappellCouncil Chair 09/12/2023 03/31/2024 false true 9/21/22 After much work, the Council held 2nd reading & approved design standards for the Village and Village Proper zones. Subsequently a new duplex was built which was the first to utilize the new design standards. A couple issues came up related to the design standards such as not mandating parking be placed behind the buildings. Council needs to review the real example against the standards to determine if there should be changes. 
3QAWcC_3BE6mMgMMl3VAlGUABqPp Develop and implement sidewalk construction standardsTo do Not started Low Doug Webster Council Chair 09/12/2023 06/11/2024 false false Staff has developed sidewalk construction templates which will be incorporated in ordinances as they are updated for other work (LD2003/Comp Plan). The templates create options like A, B, C, etc. Depending on the ordinance, different options will be available for selection and the PB can assist with selection depending on the individual lot/development being proposed. 
jvxJWDDIOUWvdQ4lWqLizGUAATE4 Follow-up review of Short Term Rental Ordinance/registryTo do In progress Important Dan Maguire;Matthew Hight;Anne Gass;Martin Meaney;Krista ChappellCouncil Chair 09/12/2023 03/31/2024 false true 9/6/22 Council held 2nd reading & approved the existing Short Term Rental Ordinance requiring residents to register their rentals each year with a registration fee. LD2003 impacted this item as it expanded ADU options for many homeowners.LD1240 was passed to create a commission to study STR and the impact on housing options. General feedback received by the few residents that attended the public hearings on the STR ordinance was they had transitioned from long term to short term rentals due to the increase in revenue and fewer issues. GPCOG did a presentation to the Council related to new software they are rolling out which will help Town's identify STR within their Town and compare that to registries to identify non-compliance. It will also provide more information related to impact within the Town on housing. Council agreed to be a beta tester of the new software with GPCOG set to return with an update.12/19/23 - The TC has asked the Manager and Clerk to identify the STR owners in Gray
CK7sZ1hdmU6TFDUIacLJt2UAOZ38 Review buffer requirements to provide better options/leeway to the Plan BrdTo do Not started Medium Doug Webster;Kristen MuszynskiCouncil Chair 09/12/2023 03/15/2024 false true This was logged based on feedback from the Planning Board regarding current buffer zone requirement being reduced to 50 ft mandate due to the location of houses & other issues. The Council has run into this issue when working on the commercial solar array overlay, self-storage ordinance, dense housing in the Village and other areas. The PB would also like more autonomy related to mandatory internal roads vs shared driveways to reduce curb cuts and assist with buffer issues. 
6OovncNzx0OPwQSgJb8jm2UACu5g Create a framework with timeline to discuss various issues with Roads To do Not started Important Dan Maguire;Josh Tiffany;Doug WebsterCouncil Chair 09/12/2023 03/31/2024 false true A multitude of issues have arisen over the last 6 years related to Road requirements, standards, maintenance, ownership, etc. The costs of paving and other maintenance continues to rise. Standards of a 60 foot road with sidewalks on both sides no longer fit other goals of reducing stormwater run off, water quality, etc. and make roads too expensive for home associations. There is a group of private roads (Deer Acres, Ramsdall Rd) which amount to camp roads which in various condition and for which Road Associations have requested the Town fix.   5/12/23 The Council reviewed the myriad of issues covered under this topic - identifying the top items that need to be addressed.  Staff needs to analyze that list, against existing ordinances and standards and develop a framework with target dates to start working through the items.12/19/23 The Deer Acres Assoc. is preparing a proposal for the Town to take over Deer Acres Road an update will follow that presentation. The TC has not scheduled a date to begi
DxY2a2PdEU-qtvTLZYVJa2UALbcX Update open space requirements in OS Subdivision Ordinance To do In progress Medium Anne Gass;Kristen Muszynski Council Chair 09/12/2023 04/19/2023 12/30/2023 false true Many discussions have been held regarding the current open space requirements in the open space subdivision in regards to not being clear, enforceable or achieving the goal of creating useable, connectible open space for residents both in the sub division, but in surrounding neighborhoods. Open Space Committee held workshop with Planning Board to discuss current requirements, application and results. Kristen provided some examples of approaches used in other Towns/States which facilitate better results. Anne (as a member of the OS Committee) worked with Val to review that material and existing material after holding initial discussions with the OS Committee to draft some possible changes.Changes were reviewed by the OS Committee. Kristen needs to work with OS Committee to review how LD2003 law will impact this work. 
a4PqRTSWZU-M_xrFkgCbH2UAORGV Monitor & address results of wellhead monitoring near by-pass To do In progress Medium Josh Tiffany;Doug Webster Council Chair 09/12/2023 06/11/2024 false false MDOT used to be responsible for winter maintenance of by-pass in exchange for a section of Route 100 which the Town handled via an memorandum of understanding. Part of that agreement included well monitoring and responsibility of remediation of any issues with poor water testing results. Increased level of salt contamination were detected prior to the expiration of the agreement. Disagreement regarding causes remain between the Town & MDOT after the Town's attorney formally reported the issues to ensure MDOT compliance with the agreement. The Town and Water District have been doing a variety of monitoring and testing. Staff recommends engaging an expert consultant to compile the various data into one report.   Public Works took over the bypass as required an immediate reduced salt usage in winter maintenance. This has seemed to help with results - but analysis of expanding that restriction needs to be done. 
qj2scx0P6UqhEEh5cUai_GUAClSG Evaluate & develop proposal for possible public sewer/water treatment systemTo do In progress Important Josh Tiffany;Doug Webster Council Chair 09/12/2023 02/29/2024 false true This issue has been discussed in various meetings since 2019. Identifying possible options for a public sewer/water treatment system in the Village is critical to determining what level of density is sustainable in the Village. Costs are prohibitive in large scale systems that require pumping stations. If a gravity based system could be utilized, the costs would be lessened. Doug & Will Haskell have done some initial analysis related using one Village property and a gravity based approach. Some very high level costs have been shared, to obtain more direction from the Council. 
sHA882_TxUOfUAQm1wGxHGUAJGol Work with Legislative Team to repeal or update LD1 requirementsTo do In progress Important Josh Tiffany;Anne Gass Council Chair 09/12/2023 12/15/2022 12/30/2023 false true 12/15/22 - Sandy & Nate meet with Legislative Team - Sen Teresa Peirce & Rep Annie Graham - Rep Amy Arata did not attend, but was provided summary. Teresa took the lead on the LD1 issue as she was involved in the State level discussions already. 2/7/23 - Sandy, Nate, Anne, Annie & Teresa provided testimony in a public hearing recommending the full repeal of LD1 and if not possible, substantive changes to both the base and the formula. The Committee was unanimously in support of changes and mostly in support of a full repeal. Anne also provided a mock up for changes if a repeal was not possible.Subsequently, the State level issue was resolved when the budget was split into two budget packages and the momentum to change LD1 was lost. Teresa has indicated she would like to work with Gray to complete the changes in the upcoming session.1.22.24 - Krista and Anne met with Sen. Pierce and Rep. Graham re: status of legislation. Bill has been assigned to the State & Local Gov't Committee (after e
IacdJStrVUy2U9u_n5xMoGUAG3gi Engage Legislative Team to develop plan to address NG toll booth To do In progress Low Dan Maguire;Krista Chappell Council Chair 09/12/2023 03/31/2024 false true For the last 6 years, the Council has been working on the issue of diversion & toll avoidance through Gray created by the New Gloucester toll booth. Multiple meetings with both the MTA & MDOT have been held alone, one-on-one, and with past Legislative teams. A diversion/avoidance study was commissioned through GPCOG in partnership with the MDOT/MTA which clearly demonstrated severe diversion and avoidance through the Town caused by the high toll. An analysis of toll data provided by the MTA was completed with a recommendation provided on how to adjust toll charges to help reduce the impact. The arbitrary .50 cents higher than all other southern towns access to the Turnpike is also a major concern pushing users to use Route 100 south instead.   The MTA has ignored all requests, suggestions and demands. Other Towns have turned to legislative bills and/or legal action to force action. In 2023, Sandy & Nate shared toll inequity information with the new legislative team along with several other urgent 
mHpna9NcOEuA5bG_ysrTCWUAAVgy Finalize RAISE Grant required paperwork with MDOT & Water District To do In progress Urgent Josh Tiffany;Anne Gass;Doug WebsterCouncil Chair 09/12/2023 02/29/2028 false false 5/20 Main - finalize plan for monument & McD's changes to realign Brown/Short Shaker intersection;Main - finalize large intersection changes ;Main - develop plan with MDOT to address non-functioning outflow near Howell's;Yarmouth - finalize streetscape and lighting changes (dark skies compliant);Yarmouth - review deed work needed, review process with impacted residents;Yarmouth - work with Water District to include required changes to their system ;Main - finalize changes related to Manny's motors & develop plan for that block/park/parking lot;Yarmouth - hold public forum with impacted residents to obtain feedback on plans;Identify necessary data, paperwork, material needed for grant application ;Yarmouth - obtain required right of way easements from impacted residents ;Main - finalize on street parking, crosswalks, sidewalk/bike lane, street scape designs;Yarmouth - resolve the outstanding space/connection issue identified near the water tower ;Main - complete stormwater modeling/analysis to facilitate final desiCouncil & Staff have completed extensive work on Yarmouth Rd/RT 115 project planning including outreach to impacted residents (multiple times). Council hired Principle Group to facilitate Village visioning which resulted in the Village Vision Plan which was published to the website in Dec 2022. Principle has been contracted to represent the Town in ongoing negotiations with the MDOT to update the Main St/RT 100 MDOT engineered plan to include the Village Vision.   Anne has been selected to be the liaison on behalf of the Council to coordinate/assist with Principle Group, MDOT planning & discussions.Memorandum of understanding needs to be finalized so work can move forward - deadline for grant application in Spring 2024! 
784Sh4XXS0OGR-D3gbBXI2UAITKm Implement required changes from LD2003 & develop growth plan To do In progress Urgent Doug Webster;Kristen MuszynskiCouncil Chair 09/12/2023 12/25/2023 false true 1/2 Update density restrictions within ordinances ;Update Accessory Dwelling Unit Ordinance Planning Staff needs to develop a framework to identify required changes to housing & density ordinances, rules, restrictions, standards, etc. based on LD2003.Staff has worked through the process of updating the Accessory Dwelling Unit Ordinance to comply with LD 2003. Staff needs to add items to the below checklist.   
ZsNmhhV5kkKuqSYsH5Ut1mUAObjM Create framework to update zoning map to match Comp PlanTo do In progress Urgent Doug Webster Council Chair 09/12/2023 11/30/2023 false true Council has had many discussions regarding an approach to implement new zoning maps to match the Comprehensive Plan. Planning Staff needs to coordinate this with ordinance updates to match zoning maps and implement the changes from LD2003. Council last discussion was around developing a framework to identify individual steps, target dates and coordination between the efforts. Staff has been impacted by large infrastructure project planning which continues; however, the lack of updates is impacting other areas - namely in new/updated developments. 
wtDT4oU3PEOTbZtSFaZDfWUAJLQM Comprehensive Plan Coordinators report(s)To do In progress Important Dan Maguire;Krista Chappell Council Chair 09/11/2023 01/04/2022 03/31/2024 false true 1/4/22 Nate, Dan & Krista met to discuss framework for Comp Plan Coordinators1/18/22 Council reviewed & provided feedback 2/14/22 Dan to create outreach memo & share by 21st. Goal to have posted by end of Fed & included in March newsletter. Application deadline will be end of March to coincide with 1st April meeting packet.3/15/22 Dan advised he will work on shortly4/5/22 Council had no feedback on Dan's draft5/3/22 Timeline updated to 5/30 & as of 6/7 no applications were received6/21/22 Lacy advised she would be willing to do & recruited Lisa - they were appointed 7/59/20/22 Dan & Krista working with Lacy & Lisa on how to start workLacy & Lisa held meetings with Dept Heads and Committee members & sought Comp Plan updates from all.2/7/23 Lacy & Lisa provided initial proposal on how to collect and display information and requested feedback. Council provided some direction.4/24/23 Lacy & Lisa provided update to discuss further with Council. Council provided additional feedback. 1/30/24 Li
cyaWfRvwz0qiMGCrbJPtXGUAMG9Q Renegotiate Cable TV ContractTo do In progress Low Josh Tiffany Council Chair 09/11/2023 09/18/2018 01/15/2024 false true The existing Cable TV Contract expired in 2018. Spectrum refused to renegotiate the contract. The Town reviewed the existing Cable Ordinance to make necessary changes based on Legal feedback to better enforce the required contract. Gray joined a group of other towns under the guidance of GPCOG to seek one law firm to represent the Towns & negotiate the contract. Bradley Law, a MN firm, was selected and they completed an audit of the existing contract and found Spectrum owed past fees. Spectrum disputes the findings. Consortium of Towns also agreed to bring their individual ordinances into compliance with recommendations made by Bradley Law. Gray adopted those changes in 2021. Individual Towns need to take lead is seeking funds not paid in past years. Town Manager needs to find out from GPCOG where negotiations stand. Jon H was handling under his role as Communications Director but that now has been transitioned to Josh. During FY 24 budget cycle, Spectrum did remit similar level fee as in past y
CQPw3yjq2Uq5oFPHfM5K0GUAFTg0 Develop Committee volunteers training webinarTo do In progress Low Josh Tiffany Council Chair 09/11/2023 09/20/2022 12/31/2023 false true 9/20/22 Council identified date for initial Volunteer training - Nate working with Alyssa to attend10/1/22 Council finalized details & agreed that new volunteers for Zoning Board of Appeals need to attend MMA or Town sponsored training before they can be appointed to the Board. 10/18/22 First Volunteer Leadership Academy was held with positive feedback overall. The legal portion of the meeting to cover FOAA & how to run a meeting went a little long. Volunteers really liked the portion done by Anthony discussing communication styles. There was not enough time for volunteers to mingle at the end to discuss possible cross-collaborations (it was held during the week - early evening). Nate needs to compile feedback from participants to debrief the Council to modify for next year. A webinar version of the training needs to be created for those volunteers who cannot attend. 
NSbHtiyIoEm6RG4KVfzKLGUAFuzI Work to eliminate Commercial Solar Array Personal Property tax examptionTo do In progress Low Dan Maguire;Matthew Hight;Anne Gass;Martin Meaney;Krista ChappellCouncil Chair 09/11/2023 03/01/2022 03/31/2024 false true 0/1 Follow up with Sen. Pierce & Rep. Graham in July 2024 to prep for upcoming session. 3/1/22 Nate advised commercial solar arrays were exempted from local personal property tax by the legislature. The State is only reimbursing municipalities for 50% of the lost revenue (which is the level mandated by law). Council requested Nate send letter to Legislative Team explaining impact and dampening effect it will have on approval of any new commercial arrays in Gray. Rep. Moriarty advised it was a matter for the Revenue Services to start a discussion & then propose a bill for consideration in the Jan 2023 session.Several communications were sent to the new Legislative team.3/16/23 Nate & Sandy brought to Sen Teresa Pierce and Rep Annie Graham at joint leaders meeting. They understood the issue with the Town's goal being a minimum of 100% reimbursement of lost revenue.11/30/23 - Still an important issue for the Town, but one that likely will take years to solve.  dmaguire1.22.24 - Anne & Krista met with Sen. Pierce & Rep. Graham. We discussed this issue briefly. Didn't seem as if there
rtwgIcT_lke08GvXKjEgDmUAOoEn Update Town ordinances to address residential solar arraysTo do In progress Low Doug Webster;Kristen MuszynskiCouncil Chair 09/11/2023 05/15/2024 false false Council finalized Commercial Solar Array Overlay District Ordinance. This item is logged as a placemarker for Planning Dept Staff to address residential solar array rules/standards. 
9wqfSYPdcECRvZmskuWpKWUAAuKD Update the Land Bank Commission Ordinance To do Not started Low Doug Webster;Kristen MuszynskiCouncil Chair 09/11/2023 10/19/2021 04/30/2024 false true 10/19/21 Sandy advised she discovered this ordinance is very outdated in the area of roles & responsibilities, has conflicts with the Open Space Committee, At the time, it was assigned to the Open Space Committee once they completed the Open Space Plan. They have subsequently moved onto the Open Space Subdivision Ordinance which is now pending LD2003 updates.10/1/22 State Legislature passed bill to create a new land bank commission. Staff needs to review and make recommendations if the existing ordinance should be updated or repealed in deference to State rules or if that is even possible. 
erEZ9NzBoUy10a2Gr8C3zGUAPxpg Review existing medicinal & recreational Cannabis Ordinance To do In progress Low Matthew Hight;Anne Gass;Martin Meaney;Krista ChappellCouncil Chair 09/11/2023 07/05/2022 12/31/2023 true true 7/5/22 Resident with medicinal grow operation in Plaza requested consideration to expand his business to grow recreational cannabis as well. The Council considered and felt given the ordinance had just been modified (again), the request should wait 6-12 months. Subsequently, a resident with a medical caregiver license spoke at a Council meeting to request consideration for a medicinal store front location. 10/1/22 Council discussed and consensus was it was time to review in the area of cultivation and store fronts (without obligation for changes) to determine if there was support for any changes, but given the high priorities felt it needed to wait until Spring '23.A resident followed up with additional feedback requesting the changes, but also pointing out LD1957 now required ordinance language to change from marijuana to cannabis. 4/4/23 - 1st read was held to change term & 4/18/23 - 2nd read was held to formalize changes. At both public hearings, residents once again urged additional changes.
6y_xTJblO0qmcgjuGUBQGWUAM_9d Update Public Safety Ordinance to address cisterns & fire safety impact feeTo do Not started Medium Doug Webster Council Chair 09/11/2023 01/21/2022 01/15/2024 false true 1/21/22 - Dan suggested a new approach to fire cisterns rather than requiring developers to handle using static approach via subdivisions. Council had various discussions through 2022 which included possibly moving the responsibility of all cisterns under Public Safety, addressing fire ponds, creating impact/maintenance fees to be paid in by homeowner associations for maintenance. 10/1/22 - Nate suggested Public Safety could take a look at this issue. 5/12/23 - Workshop held with Asst. Chief Pete Holmquist who advised the Public Safety Ordinance was under review as it is very outdated. In addition, the Fire Ordinance (which is much older) needs to be looked at down the road. Council agreed to keep them separate, to update the Public Safety to address the above and change the subdivision ordinance to refer to the PS ordinance. Doug will work with the Kurt & Pete to develop bullet points to cover proposed changes and bring to the Council in a Workshop.
7u-mAgEbMkOjwO-W6gGxjWUAMA32 Create a Traffic Ordinance to address parking rules & restrictionsTo do Not started Medium Kristen Muszynski Council Chair 09/07/2023 05/02/2023 12/01/2023 false true 5/2/23 Council reviewed Yarmouth Traffic Ordinance and walked through needs for Gray. Agreed best approach may be updating the existing Vehicle Use & Weight Restriction Ordinance to combine and add Parking ordinance language - changing it to a Traffic Ordinance.   Staff should also review street and sign ordinance for anything that should be moved to the Traffic Ordinance.   Traffic Ordinance is required in order to prohibit or restrict parking (like at/around the cemetery entrance) or to enact a parking ban to allow for snow removal. Once additional on street parking is created, it will be critical. LD2003 also loosens off street parking requirements so bans may be needed.
bIhAMDgnHEmBYZjAiv5m_mUAODFL Develop licensing or other fee structure for Businesses hooking up to Town stormwaterTo do Not started Medium Doug Webster;Kristen MuszynskiCouncil Chair 09/07/2023 05/01/2024 false true Cumberland Farms was first business to hook up to Town's stormwater system. Funds were obtained as part of the Contract zone agreement to upgrade their facilities; however, an annual fee was not considered at the time so there is no assistance for future replacement. Council requested that Staff provide options for annual maintenance fees for future stormwater hook ups. This will be more critical once Main Street project is completed and Town owns the infrastructure moving forward.
G9JE44QN7EiZ9QIOtlwbW2UAP5Du Update ordinances for stormwater measurements and performance standardsTo do Not started Important Doug Webster;Kristen MuszynskiCouncil Chair 09/07/2023 02/29/2024 false true Discussions have been underway since the Cumberland Farms CZA. Funds have bene allocated for stormwater modeling in the Village with much depending on what the volume of outflow can be at the main drainage point beyond the highway near Howell's. The infrastructure is in dire straits and is not functioning. The MDOT owns that infrastructure. The flats in that area need to be dredged and that is a FEMA designated area. Town has been requesting analysis and assistance from MDOT. This must be resolved as part of the Main Street project (now combined with Yarmouth Road for a RAISE grant). In addition, Staff needs to consider other areas of Town as Gray approaches MS4 permitting status. 5/9/23 Council discussed again to give Staff some direction. Most of this work will need to stay in house due to needing environmental specifics to Gray.
Slful1atxUOGEtGGkg1j82UAKy8Z Create Water Quality (Shoreland) OrdinanceTo do In progress Medium Doug Webster;Kristen Muszynski;Krista ChappellCouncil Chair 09/07/2023 11/16/2021 03/15/2024 false true 10/19/21 Pam Wilkinson, Little Sebago Lake Association president, along with representatives from the Crystal Lake Association and Forest Lake Association made a presentation to the Council requesting the Town create a new ordinance to match the one passed in Windham to protect water quality of the Town's lakes. The three Lakes are classified as "imperiled" by the State.   11/16/21 Council agreed to add to work plan  3/15/22 Pam has volunteered to mock up the Windham ordinance to make it Gray specific - no update  4/5/22 Nate made suggestion to shift some funds to allow for some outside help to work on ordinance   4/19/22 Pam shared mocked up ordinance materials which Sandy provided to Nate  10/1/22 Nate advised George was working on other shoreland ordinance updates which were almost complete  12/20/22 Pam followed up & Sandy asked Nate for plan on timeline  1/17/23 Doug reviewed options and timelines with Council. There were some accounting issues with invoices for Cumberland County Soil
AC619ISRv0O8chd-pXTb52UAPfrD Resolve Land for Maine's Future Grant conversion issueTo do In progress Important Kristen Muszynski Council Chair 09/07/2023 04/21/2021 01/15/2024 false true 2/7 Obtain final approvals from State/National Park Services;Complete plan for replacement site & long term maintenance;Contract required yellow book appraisals;Contract environmental assessment on all affected parcels;Create initial packet to satisfy State requirements to start conversion ;Submit conversion proposal to National Parks Service;Complete/obtain required paperwork including maps, letters, etc. 4/6/21 Tennis courts were build at GNG HS using grant funding. Back in 2006, MSAD15 removed them (after notifying the Town) to expand parking. This created a violation with the grant program which required the recreational space remain forever. Until space is 'converted' to offset the lost space, the Town cannot obtain any new grant funding (millions available). The Council approved a contract zone agreement to create Stillwater Pines subdivision which included 12.9 acres of donated land to be set up as a mutli-purpose recreational field to satisfy the conversion. 7/6/21 Nate discussed with Doug Beck (State) to discuss process which can take 3 years. He felt the property did qualify.10/5/21 Anne completed initial paperwork to start checklist process12/7/21 Kristin taking lead, provided update on site walk with Doug who identified a possible problem with access as it is located at the end of a private road. Council agreed to approach MSAD15 to budget funds for the 2 yellow book appraisals which will be requ
CeeAKvXxTUy8zt8IdG8Fp2UAHjiz Pop-up Commercial Business OrdinanceTo do Not started Important Doug Webster Council Chair 09/07/2023 03/01/2024 false true 1/7 2nd reading - if approved to move forward by Council;Staff to develop proposed changes to existing, or creation of new ordinances to present to Council;Council to review, discuss, and provide feedback on Planning Dept Staff proposals ;Council discussion to determine priority and provide initial thoughts on effort to Planning Dept ;Staff to evaluate existing ordinances and feedback provided;1st reading - if approved to move forward by Council ;Planning Staff to prepare changes for public feedback at Council workshop/meeting12/20/22 Dan shared work done on this issue in Casco & Auburn to allow pop-up commercial businesses in vacant lots or parking lots or shared spaces to test out interest in the business & provide services to residents. Council agreed it was a good idea and should be logged.
GOWMc5o7Sk62ASTYPtjApWUAKf5w Libby Hill Rd Upgrade Project To do In progress Important Anne Gass Council Chair 09/07/2023 01/18/2022 03/01/2024 false true 9/12 Review results of Congressional budget consideration and budget options;Update 2022 grant application to include extending sidewalk on Shaker Rd & adding crosswalk;Await results of initial review to determine if grant moves foward;Review with Congressional team prior to initial consideration;Create initial grant application and secure support letters;Plan next steps;Obtain MDOT buy-in for Shaker Rd crosswalk/grant application & obtain support letter;Hold workshop with MSAD15 to develop project scope;Meet with Congressional team representatives to discuss project for 2023 application cycle;Submit 2022 grant application for consideration ;Submit updated grant application for 2023 cycle with support letters;Await results of Congressional budget process to determine status of grantCreate project plan, budget and identify funding options for Libby Hill Rd upgrades including extended sidewalks, 2nd emergency egress, crosswalks and lighting and new crosswalk on Shaker Rd/Rt 26 across to Spruce.
TuTa6AL12kSiPY69z6OEH2UAOANZ Revise the Self Storage OrdinanceTo do Completed Important Dan Maguire;Matthew Hight;Anne Gass;Martin Meaney;Krista ChappellCouncil Chair 09/07/2023 01/05/2022 11/01/2023 false false 11/30/2023 Dan Maguire 1/3 1st reading reset for 9/5/23 meeting with public hearing;2nd reading set for 9/19/23 meeting;Ordinance changes go into effect 10/19/2312/21/21 - Doug brought the issue to the Council based on 2 new self storage project applications.  1/5/22 - Council reviewed with Comprehensive Plan in mind and agreed to update the ordinance to consider sizes, outdoor storage, buffers, setbacks and design standards.   10/18/22 - 1st reading & public hearing held with significant feedback from residents - Council tabled 2nd reading pending more review & consideration  11/1/22 - Council reviewed & provided guidance on more changes   11/15/22 - 1st reading was set on this date, but was tabled pending more changes - moratorium extended again  3/14/23 - Staff provided final updates after researching options accommodating most of the resident feedback  4/4/23 - 1st reading & public hearing held - even with substantial changes - some residents were opposed due to front setback.   4/18/23 - Council reviewed Planning Board feedback & asked PD Staff to consider some type of sliding scale or other changes to address concerns.   5/16/23 - Moratori
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