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Minutes - May 4, 2026

g‘iﬁ Lamoine Planning Board

1. Call to order 6:05pm
Members present: Chair Brett Jones, Vice Chair Stewart Workman, Bob
Christie, Don Bamman, Secretary and Alternate Karen Davis, Alternate Stacey
Curtis,
CEO Robert Grant, Absent; Valerie Sprague
2. Consideration of minutes from April 6, 2026, Approved 5-0
3. CEO
a. Permits, no issues
b. Enforcements - CEO received a couple written complaints about trees
being cut on the shore of Jordan River development on Douglas Hwy.
Investigation revealed there was no violation. Shoreland Zoning
ordinance is being followed.
c. A temporary residence on the corner of Needles Eye Rd and Walker Rd
is being monitored.
d. LD 1829: CEO gave an overview presentation with documents of
recommended/required amendments to the BLUO
**See attached copies of LD 1829 and Required Amendment Analysis
4. Old Business
a. Flood Plain Permit for Mary McArdie, Map 13, Lot 50-Pier
Representatives absent
b. Board of Appeals public hearing , May 19, 2026 - no change

5. New Business
a. Permit Extension request by Greg Perry @ 107 Needles Eye Rd, Map 4,
Lot 52
Members requested the CEO look at progress before extension is approved.
Vote next meeting
b. Discussion on changes requested for construction permit application in
response to the fraudulent invoices mailed to several residents of Lamoine.

Vote 5-0 to not change the permit application but to only publish online the
summary page of information that does not contain the applicant's personal contact
information.

6. Ordinance Development
a. Updated Shoreland Zoning Map in process
b. Shoreland Zoning Ordinance
Motion to accept Maine DEP conditional approval, 5-0
c. Floodplain Management Ordinance
Review of State of Maine suggested updates requested of planning board
members. Further discussion tabled until future date. Approved 5-0
8. Next meeting June 1, 2026
9. Adjourn 7:51PM

Respectfully submitted by Karen Davis
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TOWN OF LAMOINE, MAINE

Building and Land Use Ordinance

Required Amendment Analysis
LD 1829 | LD 997 | LD 427 (132nd Maine Legislature, 2025)

Prepared for the Lamoine Planning Board
February 2026

EXECUTIVE SUMMARY

The 132nd Maine Legislature enacted three significant housing reform laws in 2025, all signed by
Governor Mills and now in effect or taking effect between 2026 and 2027. Because Lamoine uses a
town meeting form of government, the primary compliance deadline for most provisions is July 1,
2027. However, the parking provisions of LD 427 were effective September 24, 2025 — meaning
Lamoine is already bound by that law.

This document identifies each provision in Lamoine's Building and Land Use Ordinance (BLUO, last
amended June 20, 2024) that conflicts with or must be updated to comply with these new laws, and
provides recommended amendment language for each.

Funding: The Maine Office of Community Affairs (MOCA) is offering municipal grants to assist with
ordinance updates. Applications opened January 2026 — Lamoine should apply promptly.

1. Overview of the Three State Laws

LD 1829 — Housing Density (P.L. 2025, ch. 385)

Signed June 20, 2025. Effective July 1, 2027 for town-meeting municipalities like
Lamoine. This is the most sweeping of the three laws and affects multiple
sections of the BLUO.



Provision

' What LD 1829 Requires

Lamoine BLUO Status

ADUs on all lots

ADUs on multi-family
lots

ADU size restrictions

ADU fire sprinklers

Minimum units per lot

Planning board
approval

Subdivision threshold

Density standards for
nonconforming lots

Rate-of-growth
ordinances

Height bonus for
affordable housing

At least one ADU must be allowed on
any lot with a single-family dwelling
— no owner-occupancy requirement

ADUs may also be created on lots
with multi-family structures

Municipalities may not apply more
restrictive dimensional standards to
ADUs than to primary dwellings

Sprinklers not required unless
structure has 3+ units total

3 units must be allowed per lot
anywhere residential is allowed; 4
units if in a growth area or served by
public water/sewer

PB approval may NOT be required
for 4 or fewer dwelling units in a
structure

Exempts division or construction of 4
or fewer units from local subdivision
review (up from 2)

ADUs must be allowed on
nonconforming lots if they don't
increase nonconformity

Residential units in designated
growth areas may not be counted
toward growth caps

Must provide 1-story height bonus for
qualifying affordable projects

BLUO §10(D) requires owner-
occupancy and disallows renting to
the general public — CONFLICT

BLUO §10(D) limits ADUs to single-
family dwellings only — CONFLICT

BLUO §10(D)(b-d) imposes specific
floor area caps and addition limits —
LIKELY CONFLICT

BLUO does not address this; state
fire code change self-executes — NO
ACTION NEEDED

BLUO allows only single-family and
two-family as CEO-permitted uses;
multi-family requires PB —
CONFLICT

BLUO §11 routes multi-family to PB
review — CONFLICT

BLUO §12(A) triggers subdivision at
3+ units — CONFLICT

BLUO §5(H) does not address this —
GAP

Lamoine has no growth cap
ordinance — NOT APPLICABLE

BLUO §6(A) caps height at 35 ft/ 2
stories with no bonus — GAP

LD 997 — Residential Use in Commercial Districts (P.L. 2025, ch. 364)

Signed June 18, 2025. Effective July 1, 2027 for all municipalities with zoning.
Requires housing to be permitted in areas zoned for commercial, non-industrial
use. Municipalities may set reasonable limits (e.g., first-floor commercial
requirements) but may not prohibit residential use entirely.

Provision

' What LD 997 Requires

Lamoine BLUO Status




Residential in Residential use must be permitted in BLUO §4(H) Table of Land Uses
commercial zones commercially zoned areas (non- shows dwellings as CEO-permitted in
industrial) Development Zone (DZ) and Rural &
Agricultural Zone (RAZ) — likely
compliant, but should be confirmed

and clarified
First-floor restriction Municipalities can restrict residential BLUO does not separate floors;
limits on first floors in commercial zones, worth adding explicit permission
but cannot prohibit residential entirely  language for clarity
Design standards Reasonable design standards Lamoine's Site Plan Review
allowed if not unduly burdensome ordinance applies — should confirm it

does not create a de facto prohibition

LD 427 — Parking Minimums (P.L. 2025, ch. _ )

Effective September 24, 2025 — already in force. Prohibits requiring more than
one off-street parking space per dwelling unit for residential developments in
designated growth areas. Additionally, municipalities must allow parking
requirements to be satisfied through offsite parking agreements with facilities
within a quarter mile.

Provision | What LD 427 Requires Lamoine BLUO Status
Parking cap No more than 1 space per dwelling BLUO §5(F) requires 300 sq ft per
unit required in designated growth dwelling unit (equivalent to ~1 space)
areas — appears compliant for single
spaces, but language could be
clarified
Offsite parking Must allow parking requirement to be  BLUO §5(F) does not address offsite
satisfied by offsite parking within %4 parking — GAP
mile

2. Recommended Ordinance Amendments

The following sections present specific recommended amendment language for
each required change, organized by BLUO section. Language shown in italics is
new proposed text.

Section 10(D) — Accessory Dwelling Units



A REQUIRED AMENDMENT — LD 1829

LD 1829 requires municipalities to allow at least one ADU on any lot with a single-family dwelling and
prohibits owner-occupancy requirements. ADUs must also be allowed on nonconforming lots and on
lots with multi-family structures. Lamoine's current Section 10(D) conflicts with the state law in multiple
ways and must be substantially amended.

Current Language (Section 10(D)(g)) — Conflicts with LD 1829:

"The single-family dwelling and the accessory dwelling unit installed
therein shall be held in the same ownership. No rent may be charged by
the owner of the single-family dwelling to the occupant of the accessory
dwelling unit...Upon vacancy of the accessory dwelling unit by a close,
personal relative(s), the accessory dwelling unit may not be rented to the
general public..."”

Recommended Replacement Language:
"D. Accessory Dwelling Units (ADUs)

1. Purpose. To permit the creation of accessory dwelling units in
accordance with Maine law, 30-A M.R.S.A. §4364-B, to expand housing
opportunities in Lamoine.

2. Where Permitted. At least one (1) accessory dwelling unit is allowed as
of right on any lot in the Residential Zone (RZ), Development Zone (DZ),
and Rural and Agricultural Zone (RAZ) where a single-family or multi-
family dwelling unit is the principal structure, subject to the standards in
this section.

3. Nonconforming Lots. An accessory dwelling unit shall be allowed on a
lot that does not conform to the dimensional requirements of this
ordinance (including lot size), provided the ADU does not further increase
the extent of the nonconformity.

4. Owner Occupancy. No owner-occupancy requirement shall apply to a
lot containing an accessory dwelling unit. The ADU may be rented or
occupied by persons unrelated to the owner.

5. Dimensional Standards. Accessory dwelling units shall not be subject to
dimensional requirements more restrictive than those applied to principal
dwelling structures, except that the ADU shall not exceed the footprint of
the principal structure or 1,000 square feet of floor area, whichever is
greater, unless a larger size is approved by the CEQO. The municipality
shall not impose minimum square footage requirements on ADUS.

6. Subsurface Wastewater. All ADUs shall comply with the State of Maine
Subsurface Wastewater Disposal Rules. Compliance shall be



demonstrated prior to issuance of a permit by the Local Plumbing
Inspector.

7. Permit. Permits for ADUs shall be issued by the Code Enforcement
Officer. No Planning Board review shall be required solely for the addition
of one ADU on a lot with a single-family or multi-family principal structure.
Planning Board review under the Site Plan Review Ordinance may apply if
the project exceeds applicable thresholds under that ordinance.”

[ DRAFTING NOTE

Delete all former subsections (a) through (g) of Section 10(D)(2) and (D)(g) including the ownership,
rental, and close-personal-relative restrictions — these are now preempted by state law. The 1,600 sq
ft minimum for the principal structure and the 25% floor area cap for the ADU should also be removed
or liberalized to avoid being more restrictive than state law requires.

Section 10(A) & (C) and Section 11 — Single-Family, Two-Family, and
Multi-Family Dwellings

A REQUIRED AMENDMENT — LD 1829

LD 1829 requires that wherever residential uses are allowed, a minimum of three (3) dwelling units
must be permitted per lot (four if in a designated growth area or served by public water and sewer).
Lamoine's current framework allows only single-family and two-family dwellings via CEO permit, with
multi-family requiring Planning Board approval. This is no longer sufficient.

Recommended Changes to Section 4(H) Table of Land Uses:

Amend the Table of Land Uses to reflect that structures of 3 or fewer dwelling
units are permitted by right (CEO permit) in the RZ, DZ, and RAZ zones, in
addition to existing single-family and two-family categories:

Land Use RZ Dz RAZ
Dwelling — Single Family CEO CEO CEO
Dwelling — Two Family CEO CEO CEO
Dwelling — 3 Units (NEW) * CEO* CEO * CEO*
Dwelling — Multi Family (4+)** PB PB PB

* Note: 3-unit structures may also be subject to Site Plan Review Ordinance thresholds if the
project impacts over 10,000 sq ft of land. Planning Board review may not be required solely due
to unit count under LD 1829, but other applicable standards still apply.



** This conflicts with section 12(A) below. A 4-unit structure subdivision would no longer require
PB approval. We may want to discuss this further. | believe this is the bulk of the work going
forward.

Section 12(A) — Subdivision Scope

A REQUIRED AMENDMENT — LD 1829

LD 1829 raises the exemption threshold from local subdivision review from 2 or fewer units to 4 or
fewer units. Lamoine's current Section 12(A) triggers subdivision review at 3 or more lots or units. This
must be updated.

Current Language (Section 12(A)):

"A subdivision shall be the division of a tract or parcel of land... into 3 or
more lots for the purpose of sale, development, or building. The
establishment of 3 or more dwelling units... on any one tract or parcel of
land shall constitute a subdivision.”

Recommended Replacement Language:

"A subdivision shall be the division of a tract or parcel of land... into 3 or
more lots for the purpose of sale, development, or building. The
establishment of five (5) or more dwelling units, lodging units, and/or
commercial, industrial, institutional, or retail establishments on any one
tract or parcel of land shall constitute a subdivision. The construction or
division of a structure containing four (4) or fewer dwelling units shall not
constitute a subdivision solely by reason of the number of dwelling units."

Section 6(A) — Building Height / Affordable Housing Density Bonus

A REQUIRED AMENDMENT — LD 1829

LD 1829 requires municipalities to grant a one-story height bonus for qualifying affordable housing
developments. Lamoine's current Section 6(A) caps all structures at 35 feet / two stories with no
exception for affordable housing.

Recommended Addition to Section 6(A):



"A. Height. No principal or accessory conventional structure shall exceed
two (2) stories in height nor shall any structure exceed 35 vertical feet...
except as follows:

(i) Municipal buildings, steeples, silos, detached barns, water towers
and other accessory structures not designed for human habitation may
exceed these limits.

(ii) Qualifying affordable housing developments, as defined in 30-A
M.R.S.A. §4364-A, shall be permitted one (1) additional story of height
beyond the standard maximum height, not to exceed 48 vertical feet,
provided all other applicable standards are met. For purposes of this
provision, a 'qualifying affordable housing development' means a
project in which at least 20% of the units are reserved for households
at or below 80% of the area median income for a period of not less
than 30 years."

Section 5(F) — Off-Street Parking

A REQUIRED AMENDMENT — LD 427 (ALREADY IN EFFECT)

LD 427 has been in effect since September 24, 2025. It prohibits requiring more than one off-street
parking space per dwelling unit in designated growth areas and requires municipalities to allow offsite
parking agreements to satisfy parking requirements. Lamoine's BLUO §5(F) should be amended to
ensure compliance.

Current Language (Section 5(F)):

"Off-street parking shall be provided with a minimum of 300 square feet
per dwelling unit in the case of all residential structures; in the case of
commercial and industrial structures, 600 square feet per each 5,000
square feet of floor space or portion thereof."

Recommended Replacement Language:

"F. Off-Street Parking.

1. General. Off-street parking shall be provided with a minimum of 300
square feet per dwelling unit (approximately one space) in the case of all
residential structures, unless a lesser amount is required by state law; in
the case of commercial and industrial structures, 600 square feet per each
5,000 square feet of floor space or portion thereof.

2. Designated Growth Areas. Notwithstanding Section 5(F)(1), in any area
designated as a growth area in the Lamoine Comprehensive Plan, no
minimum parking requirement for residential uses shall exceed one (1) off-



street parking space per dwelling unit, in compliance with 30-A M.R.S.A.
§4352.

3. Offsite Parking. Notwithstanding Section 5(F)(1) and (2), any parking
requirement for residential uses may be satisfied in whole or in part by a
binding agreement for use of off-street parking facilities located within one-
quarter (1/4) mile of the property, in a form acceptable to the CEO and
recorded with the Hancock County Registry of Deeds."

Section 4(H) Table of Land Uses — Residential Use in Commercial
Zones (LD 997)

v LIKELY COMPLIANT BUT SHOULD BE CLARIFIED — LD 997

Lamoine's Table of Land Uses already appears to allow single-family, two-family, and multi-family
dwellings in both the Development Zone (DZ) and Rural and Agricultural Zone (RAZ), which are the
zones most analogous to commercial zones. However, to be fully compliant with LD 997 and to avoid
any ambiguity, Lamoine should add explicit language confirming that residential uses are allowed in
commercially zoned areas and clarifying that no blanket prohibition on residential use exists in those
zones.

Recommended Addition to Section 4(E)(2) — Purpose of Development
Zone:

"2. Development Zone: To encourage an area of mixed residential,
commercial and industrial uses. In accordance with 30-A M.R.S.A. §4352,
residential uses, including single-family, two-family, and multi-family
dwellings, shall be permitted within this district. The Town may apply
reasonable design, dimensional, and use standards to residential
development within this zone but shall not prohibit residential uses
outright.”

Section 5(H) — Non-Conforming Lots of Record

A GAP — LD 1829

LD 1829 requires that ADUs be allowed on nonconforming lots provided the ADU does not further
increase the nonconformity. Section 5(H) addresses use of nonconforming lots but does not
specifically address ADU eligibility. An addition is recommended.

Recommended Addition to Section 5(H):



"H. Non-Conforming Lots of Record. ... In addition, a nonconforming lot of
record that is eligible for use under this section may contain an accessory
dwelling unit as allowed by Section 10(D), provided the ADU does not
further increase any existing dimensional nonconformity of the lot or any
structure thereon."

3. Implementation Priorities and Deadlines

Priority Amendment Deadline Authority

High Section 10(D) — ADU: July 1, 2027 (town meeting) LD 1829
Remove owner-occupancy
& rental restrictions

High Section 10(D) — ADU: July 1, 2027 LD 1829
Allow ADUs on
nonconforming lots & multi-
family lots

High Section 12(A) — July 1, 2027 LD 1829

Subdivisions: Raise
exemption threshold to 4
units

High Section 4(H) / Sec. 11 — July 1, 2027 LD 1829
Allow 3-unit structures by
CEO permit

High Section 6(A) — Add 1-story  July 1, 2027 LD 1829
height bonus for affordable
housing

@® Medium Section 4(E)(2) — Clarify July 1, 2027 LD 997
residential use is allowed in
DZ (LD 997)

@® Medium Section 5(H) — Confirm July 1, 2027 LD 1829
ADUs allowed on
nonconforming lots

@® Medium Section 10(D) — Revise July 1, 2027 LD 1829
ADU size/footprint
standards

4. Process and Available Resources



Recommended Process

Because Lamoine uses a town-meeting form of government, amendments to the
BLUO must be voted on at a town meeting. The following steps are
recommended:

1. Apply for MOCA Housing Opportunity Program grant funding immediately
(rounds opened January 2026). This can help fund legal review and drafting of
amendments.

2. Engage municipal attorney to review draft amendments and confirm compliance
with LD 1829, LD 997, LD 427, and any subsequent rulemaking by MOCA.

3. Hold a Planning Board public hearing on proposed amendments and gather
community input.

4. Prepare warrant article(s) for the 2026 or 2027 Annual Town Meeting. Target the
March 2026 Town Meeting to address the LD 427 parking amendments (already
in effect) and any other high-priority changes.

Available Resources

Resource Details

MOCA Housing Opportunity housing.moca@maine.gov | www.maine.gov/moca — Grant
Program funding and technical assistance for ordinance amendments
MOCA Rule & Guidance Proposed rulemaking for LD 1829/997/427; final rule expected early
Document 2026. Review at maine.gov/decd/housingopportunityprogram
Maine Municipal Association Technical assistance and model ordinance language available to
(MMA) member municipalities

Maine Municipal Planning MOCA Municipal Planning Assistance Program provides direct
Assistance Program technical support

MOCA FAQ Document LD 1829, LD 997, and LD 427 Frequently Asked Questions

(October 21, 2025) — available from MOCA

5. Important Caveats




A IMPORTANT LEGAL DISCLAIMER

This analysis is provided as informational guidance only and does not constitute legal advice.
Municipalities should consult with a qualified municipal attorney before finalizing any ordinance

amendments. The MOCA Housing Opportunity Program rule, expected in early 2026, may contain
additional requirements or clarifications.

Additionally, Lamoine's Shoreland Zoning Ordinance is separately administered
and regulated by the Maine DEP. The state housing laws discussed here
generally do not override shoreland zone setback requirements, though ADU

development in the shoreland zone must comply with the SZO as well as the
BLUO.



