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Executive Summary

The 130" Maine Legislature established the Commission to Increase Housing Opportunities in
Maine by Studying Land Use Regulations and Short-term Rentals (referred to in this report as
the “commission’) with the passage of Resolve 2021, chapter 184 (Appendix A). Pursuant to the
resolve, 17 members were appointed to the commission: two members of the Senate appointed
by the President of the Senate, including a member from each of the two parties holding the
largest number of seats in the Legislature; two members of the House of Representatives
appointed by the Speaker of the House, including a member from each of the two parties holding
the largest number of seats in the Legislature; the Director of the Maine State Housing Authority
or the director's designee; one member representing the Office of the Governor, appointed by the
Governor; five public members, one representing a statewide municipal association, one
representing a statewide organization that advocates for affordable housing, one representing
statewide agricultural interests, one with expertise in transportation matters and one who is in the
building trades, appointed by the President of the Senate; and six public members, one
representing a regional planning association or a statewide organization that advocates for smart
growth policies and projects, one representing the real estate industry, one who is a residential
developer, one representing an organization that advocates for low-income or middle-income
renters or homeowners, one representing a local or statewide organization promoting civil rights
that has racial justice or racial equity as its primary mission and one representing a nonprofit
organization with expertise in strategies for building affordable homes for ownership, appointed
by the Speaker of the House.

A list of commission members can be found in Appendix B.
The duties of the commission, which are set forth in Resolve 2021, chapter 184, are as follows:

1. Review data on housing shortages in the State for low-income and middle-income
households and data on the conversion of housing units to short-term rentals in the State;

2. Review State laws that affect the local regulation of land use and short-term rentals and
consider whether they fulfill the goals set forth in the Maine Revised Statutes, Title 30-A,
section 4312, subsection 3, including but not limited to the promotion of affordable housing;
promotion of an economic climate that increases job opportunities and overall economic
well-being; and protection of the State’s water resources and other critical natural resources;
3. Review efforts in other states and municipalities to address housing shortages through
changes to land use restrictions and regulation of short-term rentals;

4. Consider strategies for affordable home ownership through changes to land use
restrictions; and

5. Consider measures that would encourage municipalities to increase available housing,
including but not limited to municipal incentives and statewide regulation of short-term
rentals.

Over the course of six meetings, the commission developed the following recommendations:



Recommendation #1. Establish a statewide searchable database of residential short-term rentals
(STRs).

Recommendation #2. Amend Title 30-A, section 4364-C, subsection 2 to reaffirm municipal
authority to adopt ordinances regulating STRs.

Recommendation #3. Redirect a portion of the revenue from the sales tax on STRs to
municipalities where STRs are located.

Recommendation #4. Create a use category in State law for a property wholly used as an STR
into a separate category for property tax assessment purposes.

Recommendation #5. Support certain policy action proposals put forth in GrowSmart Maine
and Build Maine’s Policy Action 2023 plan.

Recommendation #6: Increase baseline funding for regional planning agencies.

Recommendation #7. Create a State emergency rental assistance program that mitigates the end
of the federally funded Emergency Rental Assistance Program; increase the General Assistance
(GA) maximums for housing to match the actual cost of housing; provide greater assistance and
resources to municipalities with respect to the processing of GA applications; and, due to this
housing crisis, encourage the Governor to consider declaring a state of emergency to increase
reimbursement to municipalities immediately.

Recommendation #8. Prohibit discrimination against housing choice voucher recipients.
Recommendation #9. Examine the feasibility of providing tenants with the right of first refusal
to purchase a property when a tenant’s landlord sells the building or mobile home park in which

the tenant resides.

Recommendation #10. Examine establishing a cap on application fees for prospective tenants
who are applying for housing.

Recommendation #11. Examine State law governing no-cause evictions.

Recommendation #12. Prohibit a landlord from requiring that a tenant’s motor vehicle be
registered as a condition of the lease or tenancy at-will agreement for a dwelling unit.

Recommendation #13. Consider redirecting more of the real estate transfer tax toward
addressing housing needs, including affordable housing production and rental assistance.

Recommendation #14. Examine whether a portion of publicly-owned real estate ought to be set
aside for affordable housing development.

Recommendation #15. Create a comprehensive permitting process to enable housing proposals
containing a certain proportion of affordable housing units to be considered by municipalities in



a manner that consolidates review and local permitting within one local agency and enables
review to be processed in an expedited manner.

Recommendation #16. Recommend that the Legislature allocate an investment of State
resources totaling at least $60 million to fund the construction of affordable housing and the
expansion of construction workforce development programming and the marketing of those
programs.

Recommendation #17. Require public notice at least two years prior to the expiration of
federally-financed, State-financed or State-incentivized affordable housing mortgages so that
housing advocates, housing organizations and tenants can start the process of preserving these
properties.

Recommendation #18. Create a permanent commission on housing and establish a separate
stand-alone joint standing committee of the Legislature on housing matters.



1. Introduction

The 130" Maine Legislature established the Commission to Increase Housing Opportunities in
Maine by Studying Land Use Regulations and Short-term Rentals (referred to in this report as
the “commission”) with the passage of Resolve 2021, chapter 184 (Appendix A). Pursuant to the
resolve, 17 members were appointed to the commission: two members of the Senate appointed
by the President of the Senate, including a member from each of the two parties holding the
largest number of seats in the Legislature; two members of the House of Representatives
appointed by the Speaker of the House, including a member from each of the two parties holding
the largest number of seats in the Legislature; the Director of the Maine State Housing Authority
or the director's designee; one member representing the Office of the Governor, appointed by the
Governor; five public members, one representing a statewide municipal association, one
representing a statewide organization that advocates for affordable housing, one representing
statewide agricultural interests, one with expertise in transportation matters and one who is in the
building trades, appointed by the President of the Senate; and six public members, one
representing a regional planning association or a statewide organization that advocates for smart
growth policies and projects, one representing the real estate industry, one who is a residential
developer, one representing an organization that advocates for low-income or middle-income
renters or homeowners, one representing a local or statewide organization promoting civil rights
that has racial justice or racial equity as its primary mission and one representing a nonprofit
organization with expertise in strategies for building affordable homes for ownership, appointed
by the Speaker of the House.

A list of commission members can be found in Appendix B.
The duties of the commission, which are set forth in Resolve 2021, chapter 184, are as follows:

1. Review data on housing shortages in the State for low-income and middle-income
households and data on the conversion of housing units to short-term rentals in the State;

2. Review State laws that affect the local regulation of land use and short-term rentals and
consider whether they fulfill the goals set forth in the Maine Revised Statutes, Title 30-A,
section 4312, subsection 3, including but not limited to the promotion of affordable housing;
promotion of an economic climate that increases job opportunities and overall economic
well-being; and protection of the State’s water resources and other critical natural resources;
3. Review efforts in other states and municipalities to address housing shortages through
changes to land use restrictions and regulation of short-term rentals;

4. Consider strategies for affordable home ownership through changes to land use
restrictions; and

5. Consider measures that would encourage municipalities to increase available housing,
including but not limited to municipal incentives and statewide regulation of short-term
rentals.

The commission is also directed to submit a report with findings and recommendations for
presentation to the First Regular Session of the 131% Legislature. The report due date is



November 2022. In accordance with chapter 184, the commission received outside funding to
conduct its work. The funding was provided by the Maine Affordable Housing Coalition.

1I. Commission Process

The commission held six meetings on the following dates: September 13, September 23, October
3, October 17, October 24 and October 31. All meetings were held in a hybrid (remote and in-
person) format and were open to the public. Each meeting included a public comment period.
Each meeting was also livestreamed via the Legislature’s audio and video streaming service.

A. First Meeting: September 13, 2022

The first meeting of the commission was held on September 13, 2022. The meeting began with
commission member introductions and each member identified what that member would like to
see accomplished through the commission’s work. Legislative staff provided an overview of the
enabling legislation (Resolve 2021, chapter 184 in Appendix A) covering the duties, process and
timeline for the commission’s work. Legislative staff also reviewed recent changes to housing
laws that were enacted in the 130th Legislature, including LD 2003, which was enacted based
upon recommendations from the Commission To Increase Housing Opportunities in Maine by
Studying Zoning and Land-use Restrictions 2021).

Commission staff then reviewed current (or pending) local ordinances or referendums that may
affect housing development, including those in the communities of Bar Harbor, Portland, South
Portland, Freeport, Kennebunkport, Falmouth and Cape Elizabeth! (Appendix C).

The commission heard a presentation on Maine’s growth management program from Judith East,
Bureau Director of the Bureau of Resource Information and Land Use Planning at the
Department of Agriculture, Conservation and Forestry (DACF) (Appendix D). Director East
discussed the origins of the growth management program, first enacted in 1989, and went
through various legislative changes made to the growth management program up to the present.
She also discussed the “push-pull” between land use and economic regulation, including Maine’s
home rule and State oversight.

The commission then focused on the state of housing in Maine generally, and heard from two
presenters on housing data in Maine. Dan Brennan, Director of the Maine State Housing
Authority (MaineHousing), who served on the commission only for the first meeting, presented
on demographics of home owners and renters and the housing market (Appendix E). Director
Brennan noted that MaineHousing recently signed an agreement with AirDNA, a leading
organization on short-term rental data, to acquire information on how short-term rentals are
affecting Maine’s housing market.

The commission next received a presentation from Laura Mitchell, executive director of the
Maine Affordable Housing Coalition? (Appendix F). Ms. Mitchell presented on the mismatch
between housing supply and housing demand in Maine and the U.S. She also provided an

! https:/legislature.maine.gov/doc/8864
2 https://legislature.maine.gov/doc/8867



overview of how certain cities, such as New York, San Francisco and Chicago, are regulating
short-term rentals and how those policies vary from jurisdiction to jurisdiction.

The commission then took public comment; Deb Hart, President of Hart Public Policy, Inc.,
provided comment.

B. Second Meeting: September 23, 2022

The second meeting of the commission was held on September 23, 2022. The commission heard
a presentation from Chris Donnelly, director of community relation at Champlain Housing Trust
in the State of Vermont.

Mr. Donnelly said that Champlain Housing Trust was founded in 1984 with the goal of
preventing displacement and gentrification of a neighborhood and that it piloted a new form of
homeownership in the form of shared equity® (Appendix G). Shared equity, sometimes known
as shared appreciation, establishes a contractual relationship between a buyer and a community
land trust or other nonprofit. In exchange for reducing the size of the mortgage that buyers need
to borrow, buyers agree to share a portion of any increased market value when the buyers decide
to sell. Mr. Donnelly noted that as part of the owners’ responsibilities, they are not permitted to
rent out their homes as rental property or to use it as a short-term rental (STR).

Commission members next received a presentation from Maggie Fleming, administration analyst
with the Town of Falmouth (Appendix H). Ms. Fleming described the process the town
undertook when it adopted an STR ordinance in 2018. Ms. Fleming explained that in writing the
town’s STR ordinance, the town ordinance committee sought to facilitate data collection to better
understand who is renting STRs, where those STRs are located and to obtain rental patterns.*

She said the goal was to determine whether the town had a problem with STRs and that the town
did not wish to restrict residents from renting their properties.

Commission members then took public comment. Scott Cowger of Hallowell, Edward Libby of
Yarmouth, Greg Dugal of HospitalityMaine and Betty Caton of Portland all provided public
comment.

C. Third Meeting: October 3, 2022

The third meeting of the commission was held on October 3, 2022. The commission heard from
a panel of municipal officials on their experiences regulating STRs. The panel consisted of:

Nathaniel Rudy, town manager, Gray;

Kevin Sutherland, town manager, Bar Harbor;

Kerry Leichtman, town assessor for Camden, Rockport and Rockland; and
Werner Gilliam, director of planning and development, Kennebunkport.

The following are a sample of the many issues raised by members of the panel.

3 https://legislature.maine.gov/doc/8948.
4 https:/legislature.maine.gov/doc/8949



e Increased STR development has changed the use of camp roads and has raised concerns
about water quality particularly for Sebago Lake, which is the drinking water source for
the Portland region. In addition, septic systems originally built for seasonal camps are
often not designed to support the more frequent use of seasonal camps as STRs or camps
converted into year-round homes.

e Bar Harbor has an ordinance which requires STRs to register and pay a fee. When
registration went into effect, 15.5% of the residential dwellings in Bar Harbor were STRs.
Bar Harbor has enacted a 9% cap on allowable STRs based on a percentage of available
property in town. This approach over time will reduce STRs in Bar Harbor, but has
pushed the “housing as an investment vehicle” (also known as real estate investment trust
or REIT) market into surrounding, often more affordable communities impacting their
residential properties. The impact of the current market that views housing as an
investment vehicle puts pressure on available workforce housing and year-round housing;
it’s very different than traditional seasonal rentals.

e STRs cannot be assessed differently under existing allowable categories for property
valuation and taxation purposes. This may lead to inflating the assessed value of
residential homes which, in turn, may impact tax rates on residential properties. Maine
Revenue Services provides the framework for the calculation of value for apartments and
lodgings.

A specific breakdown of what each municipal official discussed is available in Appendix .

Following the panel discussion, the commission held a public comment period. The commission
heard from the following: Andrew Cashman representing the Maine Association of REALTORS;
Greg Dugal of HospitalityMaine; and Laura Mitchell of the Maine Affordable Housing
Coalition.

D. Fourth Meeting: October 17, 2022

The fourth meeting of the commission was held on October 17, 2022. The commission received
presentations from Commissioner Jason Shedlock, a regional organizer for the Laborers’
International Union of North America, and Debora Keller, executive director of Bath Housing.

Commissioner Shedlock presented on the State’s aging construction workforce, and how the
State has the oldest median age for construction workers in the U.S. at 45 years® (Appendix J).
He shared with the commission information on registered apprenticeships, where workers “earn
as they learn” and often obtain industry credentials.

Commissioner Shedlock recommended a three-pronged approach to addressing the State’s
affordable housing crisis:

e Incentivize living wages with family-sustaining benefits;
e Mandate registered apprenticeship requirements; and

5 https://legislature.maine.gov/doc/9116



e Encourage and reward projects committed to workforce and community benefits.

Solutions that Commissioner Shedlock proposed include:

e Allowing for increased housing height, density or development;

¢ Encouraging affordable rental housing development with tax incentives; and

e (Considering non-owner-occupied short-term rentals and/or condominium conversion fees
to fund MaineHousing programs for development of affordable housing with project
labor agreements.

The commission next heard a presentation from Debora Keller (Appendix K). She proposed
several solutions in four primary areas: preservation, direct assistance, production, and policy
and planning. Below are some of the ideas she discussed in her presentation.

e Preservation

o

O O O O O

Preserve existing apartments serving moderate-income tenants

Contain short-term rentals

Maximize accessory dwelling units

Consider a statewide solution for vacant housing in the State

Support small landlords

Support nonprofit housing organizations in buying affordable housing units with
no-cost or low-cost loan products

e Direct Assistance

@)
(@)

Keep individuals in housing

Preserve the homestead exemption and the recent legislation surrounding property
tax freeze

Use of Low-Income Heating Assistance Program (LIHEAP) money

Expanded use of weatherization and efficiency programs for low-income
homeowners and tenants

Eviction prevention services

Look at income levels being served — often assistance is available to those with
incomes less than 50% area median income (AMI) or less than 80% AMI; 120%
AMI is the new 80% AMI

e Production

(@)

(@)

The lack of access to capital is a problem in the State. If cost of debt is cheaper,
there can be more housing, i.e. through no-cost or low-cost loan products

Land acquisition — statewide conversations about creating statewide fund, such as
that in Land for Maine’s Future.

Affordable Rental Housing Program from MaineHousing

e Policy & Planning

(@)

The technical assistance offered to municipalities in LD 2003 is valuable in
helping local communities create smart policies



o Employers are engaging in housing conversations; there are regional groups of
employers and housing organizations between Bath and Freeport — employers are
at the table about how they can be part of solution

o Value of working regionally — connect transit conversations to housing and
employment conversations

The commission then took public comments. Russell Anderson of Waldoboro, Raina Overskride
of Lewiston, Carol O’Donnell of Brunswick, Audrey Miller of Boothbay and Gina Morin of
Auburn all provided testimony. Allina Diaz of Maine Equal Justice Partners also provided public
comments on behalf of Belinda Kande.

Commissioner Erik Jorgensen, representing MaineHousing, provided an overview of AirDNA to
the commission. AirDNA is a commercial service that “scrapes” listings from the major online
STR platforms, VRBO and Airbnb. The data compiled by MaineHousing and AirDNA showed
that from 2010 to 2020, the number of housing units in the State increased from 721,830 to
739,072, or just over 2%° (Appendix L). Between 2019 through 2021, using data collected by
the American Community Survey, the total number of vacant units statewide decreased by
around 14%, likely due to the onset of the novel coronavirus (COVID-19) pandemic which led to
increased remote work. Commissioner Jorgensen said it is reasonable to assume that many
people came to the State during these years to purchase property and work remotely or work
from second homes they already owned.

According to Commissioner Jorgensen, AirDNA data indicates there is an aggregate total of
24,028 STR units in the State that were rented for at least part of 2022 — equal to around 3% of
all housing units in the State. Of the total units, 21,537 were entire apartment units or whole
units, with the rest comprised of individual rooms and some hotel rooms or other shared-space
situations. Of the 21,537 entire home or apartment STRs, many listed on STR websites are not
suitable for year-round residence, including boats, caves, igloos and yurts. MaineHousing
attempted to remove these listings, bringing the total down to 18,032.

Of the 18,032 “whole home” rentals, MaineHousing further broke down that data by days rented:

e 39%, or 7,076, were used as STRs for greater than 90 days per year;
o 34%, or 6,162, were used as STRs for between 31 to 90 days per year; and
o 27%, or 4,794, were used as STRs for 30 days or less.

Commissioner Jorgensen also provided commission members with a chart that lists
municipalities with the most “whole home” STRs in the State. He noted that the highest density
of STRs occurs in communities where there is a high level of tourism, including near the ocean,
near ski areas and around lakes.

Commissioner Jorgensen also provided commission members with a handout which included
communities with the highest prevalence of STRs that are rented more than 120 days per year to
the total number of housing units in each community. One data sample from the table shows that

¢ https://legislature.maine.gov/doc/9119



of the 580 STRs in Bar Harbor, 277 of those STRs are utilized as such for over 120 days per
year, comprising 7.6% of Bar Harbor’s housing stock.

Jorgensen told commission members that it is difficult to draw any firm conclusions from this
data set as it is an initial sketch of STRs available in the State. He writes “but it is clear from our
initial analysis that STR’s are not likely to be considered a major housing factor in most Maine
municipalities, as the total number of those properties rented for any amount of time is just
around 3% of all housing stock in the State.”

He also writes that “in places where STRs do constitute a significant proportion of a locality’s
housing stock, particularly in small towns such as in Bar Harbor or Newry, the visibility and
impact of STR’s is (as the commission has heard) significant.”

Commission staff then reviewed a list of potential recommendations for the commission to
o 7
consider.

E. Fifth Meeting: October 24, 2022

The fifth meeting of the commission was held on October 24, 2022. After commission member
introductions, the commission began discussion on recommendations with GrowSmart Maine
and Build Maine’s Policy Action 2023 plan introduced by Commissioner Nancy Smith
(Appendix M). Prior to the fifth meeting, commission members were encouraged to submit any
potential recommendations to commission staff, who then compiled these recommendations into
a worksheet for discussion purposes.® The commission used the worksheet as a tool for
discussion of final recommendations.

The commission also heard public comments from: Elizabeth Frazier of Maine Real Estate and
Development Association (MEREDA), Betty Caton of Portland, Cate Blackford of Maine
People’s Alliance, Laura Mitchell of the Maine Affordable Housing Coalition and Nancy
MacLean of Wells.

F. Sixth Meeting: October 31, 2022

At its sixth and final meeting on October 31, 2022, the commission heard public comment from:
Debbie Laurie, city manager of Bangor; Danielle West, interim city manager of Portland; Kristen
Barth, social services director, City of South Portland; Scott Morelli, city manager, City of South
Portland; Mary Cook of Opportunity Alliance; Jane Maynard, General Assistance (GA)
administrator at the City of Saco; Martin Puckett, deputy city manager, City of Presque Isle; and
Harrison Deah, director of GA, City of Westbrook.

The commission also reviewed a draft commission report as well as comments, questions and
feedback on the draft report that had been submitted by members prior to the meeting. The
information regarding the substantive discussions, votes and recommendations are included in
the recommendations section of this report.

7 https://legislature.maine.gov/doc/9120
8 https://legislature. maine.gov/doc/9174
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III. Background

The State is still in the midst of an affordable housing crisis, as documented by the Commission
to Increase Housing Opportunities in Maine by Studying Zoning and Land Use Restriction in
Resolve 2021, chapter 59.

The median home price in the State was $295,000 in 2021, $255,000 in 2020 and $225,000 in
2019 — a 16% increase over 2020 and a 31% increase since 2019. The number of housing units
sold in 2021 was 20,585, a 2% increase over 2019. The median house price in the State is
unaffordable for the median income household in all State counties, except Aroostook County.’
According to the U.S. Department of Housing and Urban Development, fair market rent for a
two-bedroom rental in the State ranges from $767 to $1,637 per month and is unaffordable for
the average renter household in all areas of the State.

In April 2022 the 130th Legislature enacted P.L. 2021, chapter 672, An Act To Implement the
Recommendations of the Commission To Increase Housing Opportunities in Maine by Studying
Zoning and Land Use Restrictions. This legislation made a number of changes to the zoning and
land use laws to increase affordable housing in the State, including:

e Requiring a level of density for affordable housing developments,

e Increasing the allowable number of dwelling units allowed where housing already exists;
and

e Allowing the use of accessory dwelling units.

A number of provisions of this law, including the number of dwelling units allowed per lot,
affordable housing density and the regulations surrounding accessory dwelling units, do not take
effect until July 1, 2023, giving municipalities time to update municipal ordinances, if necessary,
to comply with the changes. Therefore, it remains to be seen what effect these legislative
changes will have on the housing landscape in the State.

The law also requires that the Department of Economic and Community Development (DECD),
in coordination with MaineHousing, establish a statewide housing production goal that increases
the availability and affordability of all types of housing in all parts of the State. DECD must also
establish regional housing production goals based on the statewide housing production goal.

At the commission’s second meeting on September 23, 2022, the commission learned from
Commissioner Greg Payne, senior advisor for housing policy in the Governor’s Office of Policy
Innovation and the Future (GOPIF) that MaineHousing, on behalf of DECD, formally put out a
request for proposals (RFP) on September 6, 2022 (Appendix N). The RFP specifies that this
research project should be undertaken with consideration of the following.

e Production goals should be based on a comparison of Maine’s current housing stock with
the housing stock necessary to align with both 10-year and 20-year statewide and
regional projections of economic and population growth.

? https://legislature.maine.gov/doc/8866
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e Production goals should include both the rental and homeownership markets, for
households at low, middle- and upper-income levels.

e In addition to establishing the above-referenced housing production goals, the report
should include an overview of what the most recent U.S. Census and American
Community Survey data says about Maine’s current housing stock, along with a
description of the limitations of that data set.

e Given the impact of the STR market on the supply of year-round housing for Maine
people, the report should include data on the frequency of use of STRs as well as both
State-level and local policy recommendations for addressing those impacts.

e Maine has very old housing stock, much of which is in poor condition. The report should
consider, to the extent possible, how the condition of the existing housing stock relates to
regional and statewide production goals

Proposals were due to MaineHousing on October 25, 2022. As of the writing of this report,
DECD and MaineHousing have not yet selected a qualified entity or individual.

Additionally, P.L. 2021 chapter 673 also specifies that a municipality, in achieving the statewide
and regional housing production goals set by DECD:

e must ensure ordinances and regulations are designed to affirmatively further the purposes
of the federal Fair Housing Act; and
e may establish and enforce regulations regarding STRs.

The Housing Opportunity Program was established within DECD by P.L. 2021, chapter 635.
This program was established to encourage and support the development of additional housing
units in the State, including housing units that are affordable to low-income and moderate-
income individuals and housing units targeted to community workforce housing needs. DECD is
charged with providing technical and financial assistance to support communities implementing
zoning and land-use related policies necessary to support increased housing development. The
law specifies that DECD shall solicit applications for and award grants through a competitive
bidding process.

The law also establishes two positions within DECD through June 8, 2024 to assist with the
duties of the Housing Opportunity Program and provides $2.45 million in funding for grants; $1
million to regional services providers for ordinance development; and $1.45 million for
community housing implementation grants to individual towns to support community housing
priorities. The law also provides $100,000 to municipalities for one-time reimbursement funds
for the costs of amending and implementing ordinances related to the legislation.

Last year’s housing commission established by Resolve 2021, chapter 59 noted a number of
additional considerations that the commission was either not able to fully explore or felt were
beyond the scope of its charge, including STRs. STRs were a large focus during this year’s
commission meetings, specifically what, if any, impact those STRs have on the State’s housing
market. MaineHousing in September 2022 entered into an agreement with STR data
management company AirDNA to provide data and statistics on STRs in the State.
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In response to the COVID-19 pandemic, the federal government created the Emergency Rental
Assistance Program (ERAP) to assist tenants with paying rent and utilities if they have been
financially affected by the pandemic. Tenants must meet specific income guidelines. ERAP is
administered in Maine by MaineHousing and local community action programs (CAPs) with
federal money and program guidance from the U.S. Department of Treasury. Due to an
anticipated funding shortfall because of an increase in applicants, MaineHousing announced that
as of 5 p.m. on September 29, 2022 new applications for program benefits are not being
accepted. As of September 30, the ERA program in Maine has aided 33,719 households and
expended more than $275 million.!® Over 11,000 applications received prior to the pause will be
processed by MaineHousing and the CAPs.

The commission learned that the pause in the ERAP will affect over 8,578 households and 121
communities in Maine, creating a humanitarian crisis when the need for housing continues after
the program ends. This is in addition to the housing crisis which the State already faces.

IV. Recommendations

Recommendation #1. Establish a statewide searchable database of residential short-term
rentals (14 in favor, 2 opposed, 1 absent).!!

A majority of the commission recommends that the State of Maine establish a statewide
searchable database of residential short-term rentals (STRs). Commissioner Erin Cooperrider, an
experienced housing developer, noted, “all housing policies are based on data.” The commission
believes the State needs to gather data to adequately assess the impact STRs have on the
availability of affordable housing and long-term rental unit and a searchable database is key to
ensuring that the State, policymakers and the public are well informed.

“Short-term rental” is not currently defined in State law. However, roughly 10 municipalities,
mostly southern coastal communities, in Maine have adopted ordinances regulating STRs.
Generally, a “short-term rental” is defined as a rental of a residential home or accessory dwelling
unit for a short period of time.

Nationwide, at least one state currently requires registration of STRs: Massachusetts. In 2019,
Massachusetts enacted Acts of 2018, Chapter 337, which requires all STR properties to be
registered with the state’s Executive Office of Housing and Economic Development, and directs
that agency to oversee and implement the regulations for the statewide registry.

At least two states require licensure of STRs. Florida requires a “transient public lodging
establishment” which is rented to guests more than 3 times in a calendar year for periods of less
than 30 days or one calendar month, or which is advertised or held out to the public as a place

10 https://www.mainehousing.org/news/news-detail/2022/09/30/mainehousing-pauses-emergency-rental-assistance-
program

! Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, Rebecca Graham,
John Egan, Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason
Shedlock, Erik Jorgensen, Nancy Smith; Oppose: Paul McKee, Gregory Payne; Absent: Representative Joshua
Morris
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regularly rented to guests, to obtain a license. Wisconsin requires any person who maintains,
manages or operates an STR for more than 10 nights each year to obtain a license.

Commissioner Greg Payne, senior advisor for housing policy at GOPIF, voted in opposition
because he would like to evaluate whether the housing production goals research now underway
might provide an alternative and less costly means of gathering this data. At the September 23
meeting, Commissioner Payne informed the commission that MaineHousing on behalf of DECD
put out a request for proposals on September 6 for a research project (Appendix N). The RFP is
in response to statewide and regional housing production goals to be established by DECD and,
among other things, specifies that the research include data on the frequency of use of STRs as
well as State-level and local policy recommendations for addressing STR impacts on housing

supply.

Commissioner McKee also voted in opposition because municipalities are already gathering
information on and regulating STRs as needed and in a manner as they see fit.

Recommendation #2. Amend Title 30-A, section 4364-C, subsection 2 to reaffirm
municipal authority to adopt ordinances regulating STRs (12 in favor, 5 absent).!?

The commission unanimously recommends that the Legislature amend Title 30-A, section 4364-
C, subsection 2 to reaffirm a municipality’s authority to adopt a local ordinance regulating STRs.
At the final commission meeting on October 31, Commissioner Clancy brought to the
commission’s attention that, according to the chair of the board of selectman in Kennebunkport,
the Town of Kennebunkport’s ordinance regulating STRs is being challenged in court on the
grounds that Kennebunkport does not have authority to regulate STRs.

LD 2003, An Act To Implement the Recommendations of the Commission To Increase Housing
Opportunities in Maine by Studying Zoning and Land Use Restrictions, which came from the
recommendations of the last year’s housing commission and has been enacted as P.L. 2021,
chapter 672, includes a provision explicitly stating that municipalities may regulate STRs. Title
30-A, section 4364-C, subsection 2 states:

2. Municipalities may regulate short-term rentals. A municipality may establish and
enforce regulations regarding short-term rental units in order to achieve the statewide or
regional housing production goal. For the purposes of this subsection, "short-term rental
unit" means living quarters offered for rental through a transient rental platform as defined
by Title 36, section 1752, subsection 20-C.

While many may not yet be aware that this new provision is in State law, the commission
believes it is important to make sure the current law is comprehensive enough to affirm
municipal authority with respect to local regulation of STRs.

12 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Patrick Clancy, Erin Cooperrider, Katherine McGovern, Paul McKee, Rebecca Graham, Erik Jorgensen, Nancy
Smith; Absent: Representative Joshua Morris, Heather Spalding, Lado Ladoka, Jason Shedlock, Gregory Payne
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Recommendation #3. Redirect a portion of the revenue from the sales tax on STRs to
municipalities where STRs are located (14 in favor, 1 abstention, 2 absent).'?

The commission unanimously recommends redirecting a portion of the revenue from the sales
tax, commonly referred to as the “lodging tax,” on STRs to municipalities where STRs are
located.

The Maine Sales and Use Tax Law imposes a tax on “rental of living quarters in any hotel,
rooming house, tourist or trailer camp” including casual rentals. Every person who owns,
manages or operates, in the regular course of business or on a casual basis, a hotel, rooming
house, tourist or trailer camp or who collects or receives rental payments on behalf of the owner,
manager or operator, must register for and collect Maine sales tax on the rentals. A property does
not have to be advertised or held out to the public at large in order for rentals of the property to
be taxable. Currently, the lodging tax rate is 9%.

The application of the sales tax on STRs dates back to 1959. Prior to 2005, casual sales were not
subject to the sales tax. “Casual sale” is defined in Title 36, section 1752, subsection 1-D of the
Maine Revised Statutes; generally, “casual sale” means rentals which are not in the regular
course of business. However, a provision in the General Fund Biennial Budget Bill in 2005
(Public Law 2005, chapter 12) provides that a sales tax must be levied upon all casual rentals of
living quarters in a hotel, rooming house or tourist or trailer camp with the exception of rental of
living quarters when that rental is for fewer than 15 days each calendar year.

The law was further amended (Public Law 2005, chapter 218) to provide that a person who owns
property and offers for rental more than one property in Maine during the calendar year is liable
for collecting tax with respect to the rental of each unit regardless of the number of days for
which it is rented.

In 2018, the law (Public Law 2017, chapter 375) expanded the provision for sellers required to
register to collect and report sales taxes to include online real property rental platforms. The law
defines “room remarketer” and “transient rental platform.” Regardless of the number of days for
which it is rented, if it is a “room remarketer” (e.g. Expedia) or “transient rental platform” (e.g.
VRBO or Airbnb), the seller must collect the sales tax.'*

Recommendation #4. Create a use category in State law for a property wholly used as an
STR into a separate category for property tax assessment purposes (16 in favor, 1
absent).!5

The commission unanimously recommends creating a use category that shifts the assessment of
properties wholly used as an STR into a separate category to reduce the impact on residential

13 Favor: Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, Rebecca Graham, John Egan, Heather
Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason Shedlock, Erik Jorgensen,
Paul McKee, Nancy Smith; Abstain: Gregory Payne; Absent: Senator Craig Hickman, Representative Joshua Morris
14 https://legislature.maine.gov/doc/9114

15 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, Rebecca Graham,
John Egan, Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason
Shedlock, Erik Jorgensen, Paul McKee, Gregory Payne, Nancy Smith; Absent: Representative Joshua Morris
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assessments. The commission finds that it is important to create a distinction between owner-
occupied rental units and non-owner-occupied rental units. Commissioner Rebecca Graham,
representing the Maine Municipal Association, noted, “this removes the investment use of
property in a residential setting from driving your grandmother, who lives in the same
neighborhood, from her home because of disproportionate tax assessment.”

After the final meeting and upon review of a draft of the final report, Commissioner Smith
commented that she believes this recommendation is one of the most significant actions the
Legislature can take to protect current housing.

Recommendation #5. Support certain policy action proposals put forth in GrowSmart
Maine and Build Maine’s Policy Action 2023 plan.

Commissioner Nancy Smith, executive director of GrowSmart Maine, brought to the
commission’s attention GrowSmart Maine and Build Maine’s Policy Action 2023 plan'®, which
outlines eight policy actions — many of them relating to housing (Appendix M). The Policy
Action 2023 plan was presented at GrowSmart Maine’s Summit on October 13, 2022.

GrowSmart Maine is a statewide nonpartisan nonprofit organization that advocates for policies
and projects that advance Maine’s business and economic growth and development in balance
with the conservation and enrichment of built and natural environments. Build Maine is a
nonprofit whose mission is to bring builders, bankers, elected officials, engineers, lawyers,
planners and financial institutions together to converge annually to share best practices and
aspirations for moving Maine forward within current political and economic climates.

Recommendation 5-A. The commission unanimously supports the following provisions
from Policy Action #1 in the Policy Action 2023 plan:'’

Increase coordination and collaboration between local, regional, state and tribal
government to support development in the right places.

Update the point system used to allocate state funding for infrastructure to ensure it
addresses smart growth principles, aligns with climate action plans, and responds to
the economic development plan and housing priorities.

In addition, a majority'® of the commission recommends reviewing the point system used to
allocate State funding for infrastructure to ensure the point system addresses workforce

16 https://legislature.maine.gov/doc/9175

17 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason Shedlock, Erik
Jorgensen, Paul McKee, Gregory Payne, Nancy Smith; Abstain: Rebecca Graham; Absent: Representative Joshua
Morris

18 Favor: Senator Craig Hickman, Representative Amy Roeder, Ryan Neale, John Egan, Heather Spalding, Patrick
Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason Shedlock, Erik Jorgensen, Paul McKee, Nancy
Smith; Oppose: Senator Matt Pouliot; Abstain: Gregory Payne, Rebecca Graham; Absent: Representative Joshua
Morris
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development goals, such as registered apprenticeship programs, baseline wages, and
minimum health and safety standards for workers. "’

Commissioner Smith clarified that the intention of Policy Action #1 in the Policy Action 2023
plan is to ensure that infrastructure investments are made where development already exists and
to avoid sprawling growth.

Recommendation 5-B. The commission unanimously supports the following provision
from Policy Action #4 in the Policy Action 2023 plan:*°

Improve on designated growth area concept and provide a more relatable framework
that aligns better with the kinds of places we have in Maine: crossroads, villages,
downtowns, neighborhoods, high-impact corridors, rural farmsteads, working
waterfronts, etc.

The commission further unanimously recommends that the Legislature consider
amendments to the Growth Management Act to create a more flexible and effective
framework for all communities. The commission recommends strengthening legislative
oversight of the Growth Management Program and legislative review of the point system
provisions in the Growth Management Act.

The Growth Management Act (the Act) in Title 30-A, chapter 187 of the Maine Revised
Statutes, was established in 1988 to set out a broad strategy to promote the State’s overall
economic well-being through orderly growth and development and the protection of its natural
and cultural resources. The Act created a framework for local land use planning to make efficient
use of public services and protect the State’s rural character by preventing development sprawl.

In 1995, administration of the Act was moved from DECD to the State Planning Office (SPO).
The focus of SPO was on reducing sprawling development by helping towns and regional
organizations integrate Smart Growth principles into their plans. The Legislature created the
Community Preservation Advisory Committee and enacted legislation to coordinate State
investments with local growth plans and give grant funding preference to programs and projects
that discourage sprawl.?!

In June 2012, SPO was eliminated and DACF assumed SPO’s responsibilities relating to the Act.
One of the key elements of the Act is a growth management program, which must include a

comprehensive plan. Many municipalities undertake the adoption and implementation of a
comprehensive plan, which includes an inventory and analysis section addressing State goals

19 While Commissioner Neal, who is policy development specialist at the Maine Department of Transportation,
voted in support of this recommendation, he qualified his support by expressing his concern about unintended
consequences for how decisions are made on transportation infrastructure.

20 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Nancy Smith; Abstain: Rebecca Graham; Absent: Representative Joshua Morris, Gregory Payne, Jason
Shedlock

21 https://digitalmaine.com/cgi/viewcontent.cgi?article=1057 &context=spo_docs
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listed in Title 30-A, section 4326, subsection 1. The analysis must include 10-year projections of
local and regional growth in population and residential, commercial and industrial activity; the
projected need for public facilities; and the vulnerability of and potential impacts on natural
resources.

The comprehensive plan must include:

e apolicy development section that relates the findings in the inventory and analysis
section to the State goals;

e an implementation strategy section with a timetable for the implementation program,
including land use ordinances. The guidelines for policy development and
implementation must include identifying and designating geographic areas in a
municipality or multi-municipal region as growth areas and rural areas;

e aregional coordination program developed with other municipalities or multi-municipal
regions to manage shared resources and facilities, such as rivers, aquifers, transportation
facilities; and

e an implementation program.

A municipality or multi-municipal region that is in a coastal area may also include in its
comprehensive plan projections regarding changes in sea level and potential effects of the rise in
sea level on buildings, transportation infrastructure, sewage treatment facilities and other
relevant municipal, multi-municipal or privately held infrastructure or property and may develop
a coordinated plan for addressing the effects of the rise in sea level.

The growth management program specifies that the State, with some exceptions, can only make
growth-related capital investments in a local designated growth area as identified in a
comprehensive plan that is certified by DACF as consistent with the procedures, goals and
guidelines of the growth management program.

Additionally, preference for other State grants and investments in programs is governed as
follows.

When awarding a grant or making a discretionary investment, a State agency shall respect the
primary purpose of its grant or investment program and, to the extend feasible, give preference
to:

e first, a municipality that has received a certificate of consistency for its growth
management program;

e second, to a municipality that has adopted a comprehensive plan that the former SPO or
DACEF has determined is consistent with the procedures, goals and guidelines of the
growth management program laws and has adopted zoning ordinance that the former
SPO or DACEF has determined are consistent with the comprehensive plan; and

e third, to a municipality that has adopted a comprehensive plan that the former SPO or
DACEF has determined is consistent with the procedures, goals and guidelines of the
growth management laws.
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These above criteria apply to the following, or when the State agency undertakes its own capital
investment programs other than for projects identified in section 4301, subsection 5-B:

e programs that assist in the acquisition of land for conservation, natural resource
protection, open space or recreational facilities under Title 5, chapter 353; and

e programs intended to accommodate or encourage additional growth and development,
improve expand or construction public facilities or acquire land for conservation or
management of specific economic and natural resource concerns.

Recommendation 5-C. The commission unanimously supports the following provisions
from Policy Action #5 in the Policy Action 2023 plan:*?

Strengthen the State Historic Tax Rehabilitation Credit to fully realize benefits
throughout Maine.

Increase the Qualifying Rehabilitation Expenses for the 25% small project credit to a
maximum of $750,000, working with the existing 5-10% affordable-housing booster.

Allow historic homes, barns and non-income-producing buildings to access tax credits
for historic rehabilitation to support goals around developing quality of place and
community revitalization. Making the credit available for Maine’s stock of historic
houses supports the goal of increasing affordable housing and decreasing pressure on
Maine’s housing market. Program details include: give a 5% booster for low-income
applicants (120% AMI for homeownership and 80% AMI for rental), reuse of vacant
property and/or inclusion of affordable rental units.

The State Historic Tax Rehabilitation Credit,?* authorized by Title 36, section 5219-BB in the
Maine Revised Statutes, is a tax expenditure program that provides a refundable income tax
credit to taxpayers who rehabilitate certain income-producing historic properties in Maine. The
credit was enacted in 2008 and was made retroactively available to taxpayers with qualified
rehabilitation expenditures determined to meet program standards after January 1, 2008.

Recommendation 5-D. The commission unanimously supports the following provisions
from Policy Action #6 in the Policy Action 2023 plan:**

Update subdivision regulations to encourage development in the right places.

22 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Nancy Smith; Absent: Representative Joshua Morris, Gregory Payne, Jason Shedlock
23 https:/legislature.maine.gov/doc/7498

24 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Nancy Smith; Abstain: Rebecca Graham; Absent: Representative Joshua Morris, Gregory Payne, Jason
Shedlock
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For projects located within Designated Growth Areas and/or public water or sewer,
exempt the creation of new units from subdivision review, relying on the local site
planning process for those projects.

A “growth area,” commonly known as a “designated growth area,” is defined in the Growth
Management Act. “Growth area” means an area that is designated in a municipality’s or multi-
municipal region’s comprehensive plan as suitable for orderly residential, commercial or
industrial development, or any combinations of those types of development, and into which most
development projected over 10 years is directed. The comprehensive plan requires municipalities
to designated growth areas and rural areas.

Recommendation 5-E. The commission unanimously supports the following provision
from Policy Action #7 in the Policy Action 2023 plan:?®

Explore policies to incentivize development in downtowns and villages, while reducing
sprawl.

Recommendation 5-F. The commission unanimously supports the following provision from
Policy Action #8 in the Policy Action 2023 plan:2¢

Move toward carbon neutral building to advance State climate goals.

Recommendation #6: Increase baseline funding for regional planning agencies (13 in
favor, 1 abstention, 3 absent).?”

The commission unanimously recommends increasing baseline funding for regional planning
agencies. As Judith East, bureau director of the Bureau of Resource Information and Land Use
Planning at DACEF stated in her September 13 presentation to the commission, there has been a
significant loss of State staff and State, regional and municipal resources with regard to land use
planning and the growth management program. The elimination of the State Planning Office
(SPO) in 2012 has been part of this substantial loss of resources.

Both the previous housing commission in 2021 and this housing commission discussed the idea
of providing more technical and financial assistance to municipalities. The commission believes
that State and regional planning is key to addressing affordable housing issues. In addition to
increasing support for regional planning agencies, other approaches as outlined in GrowSmart

2 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Nancy Smith; Abstain: Rebecca Graham, Gregory Payne; Absent: Representative Joshua Morris, Jason
Shedlock

26 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Nancy Smith; Absent: Representative Joshua Morris, Jason Shedlock
27 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Nancy Smith; Abstain: Rebecca Graham; Absent: Representative Joshua Morris, Gregory Payne, Jason
Shedlock

20



Maine and Build Maine’s Policy Action 2023 plan Policy #7 include: Support State planning
through re-establishing SPO or adding capacity to GOPIF or another State agency.

The commission felt strongly that increasing support for regional planning agencies should be a
stand-alone recommendation highlighted in this report.

Recommendation #7. Create a State emergency rental assistance program that mitigates
the end of the federally funded Emergency Rental Assistance Program; increase the
General Assistance (GA) maximums for housing to match the actual cost of housing;
provide greater assistance and resources to municipalities with respect to the processing of
GA applications; and, due to this housing crisis, encourage the Governor to consider

declaring a state of emergency to increase reimbursement to municipalities immediately.?®
29

The commission unanimously recommends the creation of an emergency State rental assistance
program that mitigates the end of the federally-funded Emergency Rental Assistance Program
(ERAP). ERAP, which was funded by federal COVID-19 relief funds, has been paused for new
and subsequent applications as of September 29, 2022. Maine’s ERAP, which is managed by
MaineHousing, provides rental and utility relief payments to help eligible renters. Maine’s
Community Action Agencies (CAPs) review applications, check eligibility and process
payments for eligible expenses on behalf of households. Over 11,000 applications, which have
been received prior to the pause, will be processed by MaineHousing and the CAPs.

As of September 30, ERAP in Maine has aided 33,719 households and expended more than $275
million.*® According to Commissioner Erik Jorgensen, the cost of the federally-funded ERAP is
approximately $500,000 per day.

The commission is concerned that the federal assistance available for tenants and landlords to
keep tenants housed has terminated at a time when the cost of rent is increasing dramatically in
Maine and across the nation. According to MaineHousing, rental prices increased during the
pandemic and continue to do so. The same is true for median home prices. Availability of
affordable rental (and owned) units are declining as are vacancy rates. Tight inventories are
increasing prices and the cost burden for tenants. More Mainers will be cost-burdened unless the
cost and supply of housing can be addressed.>!

According to the Maine Municipal Association (MMA), Maine’s municipalities are facing an
entirely preventable humanitarian crisis that will impact 121 communities and over 8,578
households. While there is an effort to acquire additional federal funding to extend the program,
if ERAP is not extended or replaced, many will simply face being unhoused during Maine’s

28 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Nancy Smith; Absent: Representative Joshua Morris, Jason Shedlock

2 Commissioner Payne qualified his support of recommendation #7 as in favor of creating a State program to
mitigate the end of the federally-funded ERAP, but he abstains from the remainder of the recommendation.

30 https://www.mainehousing.org/news/news-detail/2022/09/30/mainehousing-pauses-emergency-rental-assistance-
program

31 https://legislature.maine.gov/doc/8866
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coldest time of year if a long-term solution cannot be found. Any extension must include a plan
to ensure tenants are prepared for this.

In light of this looming crisis, the commission recommends that the GA maximums for housing
should be increased to match the actual cost of housing; provide greater assistance and resources
to municipalities with respect to the processing of GA applications; and, due to this housing
crisis, the Governor consider declaring a state of emergency to increase reimbursement to
municipalities immediately.

Many of these families are currently in rental housing or hotels with incomes or rent payments
that exceed the established limits on GA maximums. Applying for GA funds is their only option.
While some communities have charters that allow a payment over and above that State-
established maximum, the vast majority cannot. Those currently-housed families will be
unhoused by State of Maine policy and lack of response to market forces.

According to MMA, when MaineHousing runs out of funds, Bangor, Portland, South Portland,
Lewiston, Caribou and Farmington will have 24 hours to process 2,800 possible applications for
rental or emergency shelter payments or face penalties and additional fees for a foreseeable
problem not of their making. If 2,800 individuals were unhoused at once because of natural
disaster, even in only a handful of communities, the State would not charge a penalty or fee to a
community to assist with administrative paperwork. Municipalities have not created this
administrative crisis.

Commission members asked whether there is precedent for a state declaring a state of emergency
because of a housing crisis. On October 16, 2015, Hawaii Governor David Ige issued a
homeless state of emergency. At the time, Governor Ige cited there were approximately 7,620
homeless individuals statewide; 3,843 unsheltered homeless individuals; 185 unsheltered
families; and 439 unsheltered children.

In addition to a temporary shelter initiative and those contracts, the Hawaii State Department of
Human Services, Homeless Programs Office administered numerous contracts with private
providers for homeless services statewide. Some of these services included:

e emergency and/or transitional shelter, including adequate meals or cooking facilities;

e outreach services, including case management to enable families to obtain and retain
permanent housing, job training, medical and social services referrals, childcare,
education and life skills classes;

e emergency grants, which provide monetary assistance to assist with housing, food,
medical and other types of expenses arising from emergency needs, including housing
rental deposit and rent, utility costs/deposit, emergency medical care and expenses,
transportation and job-hunting expenses; and

¢ housing placement, which coordinates housing opportunities with private landlords.

These contracts were in the process of being procured when the governor declared a state of
emergency. It was not expected that the contract procurement process would be complete before
the expiration of these contracts. Therefore, declaring the homeless state of emergency allowed
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Governor Ige and the State of Hawaii to continue these contracts without interruption of services
to residents. The governor also set aside $1.3 million for a homeless family shelter.

In addition, at least three cities have also declared states of emergencies related to homelessness:
Los Angeles, Seattle and Portland, Oregon.>? In Portland, Oregon, the declaration of this state of
emergency allowed officials to bypass certain zoning ordinances, such as those governing the
placement of homeless shelters.

Recommendation #8. Prohibit discrimination against housing choice voucher recipients
(15 in favor, 2 absent).33

The commission believes that discrimination against housing choice voucher (also known as
Section 8 voucher) recipients is unacceptable and unanimously recommends that the Legislature
examine whether the Maine Human Rights Act (MHRA) can be strengthened in this regard.

The Maine Human Rights Act, Title 5, Part 12, Chapter 337 of the Maine Revised Statutes,>*
prohibits unlawful housing discrimination for receipt of public assistance. The law says it is
unlawful housing discrimination “for any person furnishing rental premises or public
accommodations to refuse to rent or impose different terms of tenancy to any individual who is a
recipient of federal, State or local public assistance, including medical assistance and housing
subsidies, primarily because of the individual’s status as a recipient.”

Commissioner Katherine McGovern, who is an attorney with Pine Tree legal Assistance,
specified that while this is State law, the Law Court has issued a decision in Dussault v. RRE
Coach Lantern Holdings, LLC that weakens this statute.>” Pine Tree Legal Assistance is a
nonprofit organization which represents low-income residents in civil legal matters, including
representing tenants in a range of rental housing matters.

During the First Regular Session of the 130" Legislature, LD 1180, An Act To Prohibit
Discrimination in Housing Based on a Person’s Participation in a Rental Assistance Program,
was considered by the Joint Standing Committee on Judiciary. According to public testimony on
LD 1180 provided by Amy Sneirson, Executive Director of the Maine Human Rights
Commission:

“The Law Court held that the MHRA offered limited protection based on PA [public assistance]
receipt because it was only listed in a section related to terms and conditions of tenancy, which
was narrower than the MHRA'’s broader prohibitions of housing discrimination for other
protected bases. The Law Court found that Coach Lantern had no issue with Ms. Dussault’s
status as a PA recipient, and that it was willing to rent to her so long as it could do so without
doing anything additional required by Section 8. The Law Court focused on the voluntary

32 https://www.pewtrusts.org/en/research-and-analysis/blogs/stateline/2015/11/1 1 /cities-states-turn-to-emergency-
declarations-to-tackle-homeless-crisis

33 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Nancy Smith; Absent: Representative Joshua Morris, Jason Shedlock
34 https://legislature.maine.gov/legis/statutes/5/title5Sch337secO html

35 https://law.justia.com/cases/maine/supreme-court/2014/2014-me-8.html).
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nature of participation in the Section 8 program, and declined to find that the MHRA could
require a housing provider to participate if it did not do so voluntarily.”

The housing choice voucher program is the federal government’s principal program for assisting
very low-income families, the elderly and the disabled to afford decent, safe and sanitary housing
in the private market. Participants are free to choose any housing that meets the requirements of
the program and are not limited to units located in subsidized housing projects.

According to MaineHousing, 14,389 Housing Choice Vouchers are assigned by the federal U.S.
Department of Housing and Urban Development (HUD) to Maine. Housing Choice Vouchers are
administered locally by public housing agencies (PHASs) in individual communities. In
municipalities where there is no PHA, MaineHousing serves as that community’s PHA.
Currently, MaineHousing administers approximately one-third of the State’s total vouchers.>®

A perennial concern by lawmakers and advocates is that vouchers are going unused, despite the
fact that there are waiting lists for vouchers. Because the State does not receive adequate funding
from HUD to pay for every voucher and Maine’s rents are relatively high, fewer vouchers can be
covered with available funding, leaving a portion of Maine’s vouchers unassigned. Additionally,
a large number of vouchers are not always used due to lack of unit inventory and low fair market
reimbursement rates.

Recommendation #9. Examine the feasibility of providing tenants with the right of first
refusal to purchase a property when the tenant’s landlord sells the building or mobile
home park in which the tenant resides (16 in favor, 1 absent).’’

The commission unanimously recommends that the Legislature examine the feasibility of giving
tenants the right of first refusal in cases where a landlord puts a tenant-occupied building or
mobile home park on the market for sale.

Commission members recognize that selling a tenant-occupied building or mobile home park has
been used as a mechanism to evict tenants. The commission understands that these transactions
are often complex and right of first refusal may not work in many cases. However, the
commission strongly supports protecting tenants’ rights. Furthermore, in the interest of finding a
category of cases where right of first refusal might be effectively implemented, the commission
believes it is worth examining the feasibility of providing tenants with the right of first refusal.

Recommendation #10. Examine establishing a cap on application fees for prospective
tenants who are applying for housing (16 in favor, 1 absent).38

36 https:/legislature.maine.gov/doc/9118

37 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Jason Shedlock, Nancy Smith; Absent: Representative Joshua Morris
38 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Jason Shedlock, Nancy Smith; Absent: Representative Joshua Morris
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The commission unanimously recommends that the Legislature examine placing a cap on the
amount of application fees paid by prospective tenants who are applying for rental units.
Commissioner McGovern noted that because the housing market is very competitive, people
looking for a rental unit are required to apply for a large number of rentals. As a result,
prospective tenants are forced to submit application fees to multiple landlords not knowing if
they are being seriously considered as a tenant. There is no limitation outside the City of
Portland on tenant application fees. The City of Portland adopted a local ordinance that caps
rental application fees at $30 or the actual cost of the screening process, whichever is lower.

Representative Amy Roeder, House Chair of the commission, also noted that the City of Bangor
is considering placing a limit on application fees for prospective tenants. Representative Roeder
shared a story about a person in the Bangor area who spent approximately $1,000 in rental unit
application fees because the City of Bangor has very few rental unit vacancies.

Commissioner Lado Ladoka, representing Democracy Maine, commented that he has seen
excessive charges for application fees especially in a tight rental market; in many cases, the
prospective tenant is not given the opportunity to view the rental unit. Commissioner Ladoka
understands the necessity for some fees since many landlords use software or third-party services
to screen prospective tenants. He proposed that the tenant should pay the application fee at the
time the landlord offers tenancy. Commissioner Ladoka noted that tenants have limited
resources, but landlords need the fees to be able to outsource the service.

Recommendation #11. Examine State law governing no-cause evictions (16 in favor, 1
absent).?®

The commission unanimously recommends that the Legislature examine State law regarding no-
cause evictions. The commission heard anecdotes from Commissioner McGovern of PTLA and
members of the public that no-cause evictions can be problematic. Commissioner McGovern
indicated that she has seen long-term residents evicted for seemingly no reason.

According to PTLA’s website, a landlord’s ability to evict a tenant without reason depends on
whether the person is a tenant at-will or has a written lease. If the tenant has a written lease, the
landlord likely must have a reason to evict the tenant; however, if there is no written lease (at-
will), a landlord may evict a tenant without providing a reason. However, the landlord must
provide the tenant a 7-day or 30-day notice in writing with some exceptions. Title 14, section
6002 of the Maine Revised Statutes describes the process in detail.*

Recommendation #12. Prohibit a landlord from requiring that a tenant’s motor vehicle be
registered as a condition of the lease or tenancy at-will agreement for a dwelling unit (16 in
favor, 1 absent).!

39 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Jason Shedlock, Nancy Smith; Absent: Representative Joshua Morris
40 https://legislature.maine.gov/legis/statutes/14/title14sec6002.html

41 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Jason Shedlock, Nancy Smith; Absent: Representative Joshua Morris
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The commission unanimously recommends that the Legislature prohibit a landlord from
requiring that a tenant’s motor vehicle be registered as a condition of the lease or tenancy at-will
agreement. The commission finds that requiring a tenant to have their motor vehicle registered as
a condition of a rental agreement is discriminatory and disproportionately impacts low-income
tenants. The commission believes that agents of the State, not landlords, are the enforcers of
motor vehicle registration requirements.

Recommendation #13. Consider redirecting more of the real estate transfer tax toward
addressing housing needs, including affordable housing production and rental assistance
(16 in favor, 1 absent).*?

The commission unanimously recommends that the Legislature consider redirecting a portion of
the real estate transfer tax toward addressing housing needs, including affordable housing
production and rental assistance.

Pursuant to Title 36, chapter 711-A of the Maine Revised Statutes, a tax is imposed on each deed
transferring title to real property in Maine and on the transfer of any controlling interest in an
entity with a fee interest in real property in Maine, at the rate of $2.20 for each $500 or fractional
part of the value of the real property. This tax is subject to certain exemptions.*

Of the total tax, 50% is imposed on the grantor (seller) and 50% is imposed on the grantee
(purchaser). Currently, 90% of the tax collected during the previous month is forwarded by each
county registrar of deeds to the State tax assessor. The remaining 10% is retained by the county
and accounted for as reimbursement for services rendered in collecting the tax. Except as
otherwise provided by law, 90% of revenue that is forwarded to the State from revenue
attributable to transfers by deed (except for foreclosure deeds) is distributed as follows:

A. 50% is credited to MaineHousing’s Housing Opportunities for Maine (HOME) Fund
established by Title 30-A, section 4853 of the Maine Revised Statutes as Other Special
Revenue Funds, and

B. Beginning in fiscal year 2012, 50% is credited to MaineHousing’s Maine Energy,
Housing and Economic Recovery Fund established by Title 30-A, section 4863 of the
Maine Revised Statutes as Other Special Revenue Funds for the repayment of certain
bond obligations. Once the amount credited to the Maine Energy, Housing and Economic
Recovery Fund equals the amount certified by MaineHousing for bond obligations, the
remainder is credited to the General Fund.

In addition, real estate transfer taxes are imposed on a portion of the proceeds from the purchase
and sale of foreclosure properties and 100% of the tax on the purchase and sale of foreclosure

42 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Jason Shedlock, Nancy Smith; Absent: Representative Joshua Morris
43 https://legislature.maine.gov/doc/803 1
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properties is dedicated to the Department of Professional and Financial Regulation, Bureau of
Consumer Credit Protection to fund its statewide outreach and housing counseling services.

During the 130" Legislature, LD 418, An Act To Create a Graduated Real Estate Transfer Tax,
was considered by the Taxation Committee. LD 418 proposed to decrease the rate of the real
estate transfer tax on the first $150,000 of value of a primary residence to $1.50 for each $500 or
fractional part of $500 of the value and increase the tax rate on the value of a primary residence
exceeding $150,000 and on all other property to $2.50 for each $500 or fractional part of $500 of
the value. A majority of the Taxation Committee voted “ought not to pass” and a minority voted
“ought to pass as amended.” The amendment proposed to increase the rate of the real estate
transfer tax for the buyer and seller to $2.70 per $500 or the fractional part of $500 of that
portion of the value of the property transferred that exceeds $1,000,000. The minority report was
passed to be enacted, but was vetoed by the Governor. The veto was sustained by the
Legislature.

Recommendation #14. Examine whether a portion of publicly-owned real estate ought to
be set aside for affordable housing development (16 in favor, 1 absent).**

The commission unanimously recommends that the State examine whether a portion of publicly-
owned real estate ought to be set aside for affordable housing. At the first commission meeting,
Laura Mitchell, executive director of the Maine Affordable Housing Coalition, pointed out that it
may be time for the State to “reimagine land use” and to rethink the meaning of what is “highest
and best use” of Maine’s land, including, but not limited to, consideration of a new version of a
statewide “Land for Maine’s Future” program with land being assigned for affordable housing
development.

Ms. Mitchell’s comments resonated with Senator Craig Hickman, Senate Chair of the
commission. Senator Hickman pointed out, that while he is not proposing a new version of the
Land for Maine’s Future program, if the State owns real estate and Maine is experiencing a
housing crisis then the State ought to be looking at its own resources and think about the best use
of that publicly-owned property. Perhaps the State and policymakers ought to explore whether
housing is a better use of publicly-owned property, whether land or buildings, which Maine
residents collectively own.

After the final meeting and upon review of a draft of the final report, Commissioner Smith
commented that there is value in linking this recommendation to the newly created statewide
land bank infrastructure, which has a similar goal to this recommendation. LD 1694, An Act To
Create the Redevelopment Land Bank Authority, was introduced during the 130™ Legislature
and referred to the Innovation, Development, Economic Advancement and Business (IDEA)
Committee. LD 1694, which was passed and enacted as P.L. 2021, chapter 664 establishes the
Maine Redevelopment Land Bank Authority, whose purpose is to assist municipalities and other
entities in this State in the redevelopment of properties, including properties that are blighted,

4 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Erik Jorgensen, Paul
McKee, Rebecca Graham, Gregory Payne, Jason Shedlock, Nancy Smith; Absent: Representative Joshua Morris
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abandoned, environmentally hazardous and functionally obsolete, in order to return those
properties to productive use.

The redevelopment authority may acquire property at the request of a municipality or county. It
also establishes:

¢ a fund to support the purpose of the redevelopment authority, which includes as a source of
revenue a fee on the disposal of construction and demolition debris; and

e an advisory committee within the redevelopment authority in order to develop and maintain
best practices for community development and to assist the redevelopment authority and any
other entity that requests assistance with redevelopment matters.

Recommendation #15. Create a comprehensive permitting process to enable housing
proposals containing a certain proportion of affordable housing units to be considered by
municipalities in a manner that consolidates review and local permitting within one local
agency and enables review to be processed in an expedited manner (13 in favor, 2 opposed,
1 abstention; 1 absent).*’

A majority of the commission recommends that the Legislature create a comprehensive
permitting process to enable housing proposals containing a certain proportion of affordable
housing units to be considered by municipalities in a manner that consolidates review and local
permitting within one local agency and enables review to be processed in an expedited manner.
The housing commission believes this could simplify and streamline local processes without
affecting local control.

Commissioner Clancy, who proposed this recommendation, believes a legislatively-created State
housing oversight board (“the board” or “the housing board”) could further assist worthwhile
proposals on moving forward expeditiously without affecting local control if structured as
follows.

e Local decisions in favor of qualifying housing proposals could only be appealed by
abutters or other opponents by first appealing to the housing board, which would hear the
matter and agree or disagree with the local decision. If the board disagreed, the petitioner
opposing the housing proposal could then contest it in State court on existing terms. If the
State concurred in the local approval, a petitioner opposed to the proposal would be
required to post a bond to appeal the local, housing board-supported decision in State
court. This bond would be intended to secure the payment of costs if the court finds the
harm to the proponent of the proposal or to the public interest occasioned by the delays
caused by the litigation merits payment based on the lack of merit to the appeal.

e Local decisions against qualifying housing proposals could not be appealed to the
housing board but the board would be informed of them. The housing board would

4 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason Shedlock, Erik
Jorgensen Paul McKee; Oppose: Rebecca Graham, Gregory Payne; Abstain: Nancy Smith; Absent: Representative
Joshua Morris
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review the decision, consult with the locality and the proponent as appropriate and offer
any suggestions as to ways to resolve the disagreement between the locality and the
proponent. To aid the board in this work, the housing board would draw on technical
advisors to the board with deep experience in local permitting and affordable housing
creation. The housing board’s suggestions would be advisory only and not in any way
binding on local officials.

The housing commission believes a housing board structured in this manner could lessen the
delays occasioned by opponents when there is local approval and engage the State in being a
resource to municipalities and developers where disputes over affordable housing proposals can
potentially be resolved in a positive manner consistent with local concerns. Particularly as this
board would have extensive experience with disputed proposals, it could potentially become
more useful in educating opponents and assisting localities and developers in getting to “yes.”

Commissioner Greg Payne of GOPIF voted in opposition because the Governor’s Office would
like to allow more time to see the effects of the implementation of the recently enacted LD 2003,
An Act To Implement the Recommendations of the Commission To Increase Housing
Opportunities in Maine by Studying Zoning and Land Use Restrictions (P.L. 2021, chapter 672),
particularly the provisions relating to land use which go into effect July 1, 2023. Commissioner
Graham from MMA also voted in opposition because she feels it adds another layer of
bureaucracy that is going to require funding; those funds might be better spent on providing
technical support to communities when there are questions whether or not an ordinance is clear
and in favor of development.

Recommendation #16. Recommend that the Legislature allocate an investment of State
resources totaling at least $60 million to fund the construction of affordable housing and
the expansion of construction workforce development programming and the marketing of
those programs (15 in favor, 2 absent).*

The commission unanimously recommends that the Legislature fund a significant investment in
affordable housing infrastructure to supplement, incentivize and catalyze municipalities and
developers to work to build new affordable housing. Further, as no housing development can be
built without an adequately trained construction workforce, investments in our State, regional
and local workforce development system is critical to operationalizing efforts to combat Maine’s
affordable housing crisis. Whether via an appropriation from the State’s General Fund, a public
bond, or other funding mechanism, the commission recommends a minimum of a $50 million
investment for affordable housing and an additional minimum of $10 million to fund building
trades programs, to include the promotion and marketing of those programs, totaling a combined
baseline of $60 million.

The commission believes that housing infrastructure is vital for the growth of Maine businesses,
workforce and economy as a whole. Maine cannot thrive without critical housing infrastructure
nor can housing infrastructure be built without a well-trained workforce. Housing is vital to

46 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason Shedlock, Erik
Jorgensen Paul McKee, Rebecca Graham, Nancy Smith; Absent: Representative Joshua Morris, Gregory Payne
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people from all walks of life. Adequate funding for the development of affordable housing
infrastructure and a robust construction workforce development program (that is well known
among Mainers as well as accessible and affordable) work hand in hand to meet Maine’s critical
needs.

Recommendation #17. Require public notice at least two years prior to the expiration of
federally-financed, State-financed or State-incentivized affordable housing mortgages so
that housing advocates, housing organizations and tenants can start the process of
preserving these properties (16 in favor, 1 absent).’

The commission recommends, at a minimum, that federally-financed, State-financed or State-
incentivized affordable housing properties be surfaced at least two years prior to the expiration of
those affordability covenants so that housing advocates and organizations focused on preserving
affordable housing and tenants have time to begin the work to preserve them.

Debora Keller, executive director of Bath Housing, spoke about preservation of existing
affordable housing in her presentation to the commission on October 17, 2022. In addition,
Commissioner Ladoka and Commissioner John Egan, senior program officer at the Genesis
Fund, both spoke about the importance of preserving affordable housing — particularly units in
the U.S. Department of Agriculture (USDA) rural rental housing loans program, also known as
the Section 515 program. The Rural Housing Service (RHS) is part of Rural Development (RD)
at USDA. It operates a broad range of programs that were formerly administered by the Farmers
Home Administration to support affordable housing and community development in rural areas.
RHS provides direct loans (made and serviced by USDA staff) and also guarantees loans for
mortgages extended and serviced by others. Rural renting housing loans (Section 515) are direct,
competitive mortgage loans made to provide affordable multifamily rental housing for very low-,
low-, and moderate-income families, elderly persons and persons with disabilities.*®

During the loan period, property owners must retain affordable rents (the greater of basic rent or
30% of the tenant’s adjusted income), but once mortgages are paid off, owners have the option to
convert the property to other uses including market rate housing.* Many of these loans were
originally financed with 50-year mortgages and a substantial amount of these mortgages will be
expiring soon. Most of these properties are considered small properties with 12 to 40 units at
most. Currently, there are considerable efforts to get nonprofit owners to purchase these
properties before the mortgages expire so housing advocates can do rehabilitation through the
State’s affordable housing tax credit and allocation of Community Development Block Grant
(CDBG) funds, which are dedicated to preserving rental housing. Approximately, 60% are senior
housing with the balance as family housing. There are also two Section 514 rental housing
properties: one on-farm specifically for agricultural workers and the other in Milbridge to house
workers for the fishing industry. In many communities, this is the only rental housing available.

47 Favor: Senator Craig Hickman, Representative Amy Roeder, Senator Matt Pouliot, Ryan Neale, John Egan,
Heather Spalding, Patrick Clancy, Erin Cooperrider, Lado Ladoka, Katherine McGovern, Jason Shedlock, Erik
Jorgensen Paul McKee, Rebecca Graham, Gregory Payne, Nancy Smith; Absent: Representative Joshua Morris
48 https://files hudexchange.info/resources/documents/Rural-Rental-Housing-Loans-Section-515Summary.pdf
49 https://ced.sog.unc.edu/2018/12/changing-dynamics-of-usda-section-515-program/
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There are about 7,800 units total in Maine that could expire in the next 10 years and a little over
320 properties.

Recommendation #18. Create a permanent commission on housing and establish a separate
stand-alone joint standing committee of the Legislature on housing matters (16 in favor, 1
abstention, 1 absent).>"

The commission unanimously recommends that the Legislature create a permanent commission
on housing and also recommends that the Legislature establish a separate, stand-alone joint
standing committee of the Legislature on housing matters.

Commissioner Ladoka commented that the current housing need in Maine is approximately
20,000 units; at the current rate of housing production in Maine, which is approximately 250 new
units per year, even if Maine were to bump up production to 1,000 new housing units per year, it
would take Maine at least 20 years to meet the existing need for housing. Commissioner Ladoka
further explained that if the State established a longer-term housing commission, housing
advocates and organizations and policymakers will be able to identify the hurdles to bringing
more housing units online. Commissioner Shedlock agreed and commented that housing issues
continue to evolve and the housing study commission has identified that lack of affordable
housing is a crisis so it is fitting that a long-standing commission of subject matter experts be
established. Commissioner Graham commented that it is important the membership of the
permanent commission include those who live in low-income subsidized housing. Senator
Hickman, Senate Chair of the housing study commission, agreed that there is a looming
humanitarian crisis

Commission member Senator Matt Pouliot introduced the idea of establishing a separate, stand-
along joint standing committee of the Legislature on housing matters; the rest of the commission
members present agreed.

VI. Conclusion

The completion of the commission’s work and the publication of its report occurs at a ti