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Workshop Agenda

AJLUS Overview(10 min.)
AHousing Toolkit Overview (5 min.)

ATool Discussions and Case Studie$45 min.)

AQ&A and Wrap-up (30 min.)

Thank you to our
participating
planners!




oJLUSO Joint La

AThe JLUS is a collaborative initiative between 6 Reports
the Town of Kittery and the Portsmouth za 1 Continuing Partnership
Naval S.hlpyard (PNSY) , supported by SMPDC l;l[ 2 Workshops
and regional partners.

@ 1 Exercise

AThe study identifies opportunities for
compatible community growth, housing
development, and economic resilience while
supporting the shipyar




JLUS Overview

U.S. Department of Defense
Office of Local Defense Community Cooperation

JLUS JLUS JLUS
Phase Phase Phase
1 2 4

$247,000 $281,000 $550,000 $1 million




JLUS Goals

AStrengthen coordination between civilian and military land uses
APromote housing opportunities near key employment centers
ASupport infrastructure, transportation, and workforce needs
AEncourage sustainable, longterm regional planning
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JLUS Housing Work

Community Engagement
A Urban Land Institute Panel
A NH RPO Coordination

Housing Toolkit

A A practical guide to policy tools that help
communities expand housing options

Making Housing Attainable in-Squthern.Maing; Explonng Successes and Barners
MAKING FUOUSING AL TAINADLE INSUU TTRERN MIAINE

Exploring Successes & Barriers to Housing Develo

PATRICK HESS
Director of Real Estate Development, Avesta Housing

JAMEL TORRES
Land Use Division Director, Southern M

and Development Commission

Housing Needs Assessment

EMMY HAM

Executive Director, Workforce Housing Coalition of the

A Implementation of recommendations through
Housing Toolkit and ongoing policy work

MIKALA JORDAN
Grester Sescoast Senior Planner, Southern Maine Plannin

and Development Commission

BROOKS MORE

Development Director, South Portland Housing
Authority

MALIA CORDERO

Kittery & SMPDC have both used State of Maine
funding to continue housing work.

JULIE CURRAN

Managing Director, Great Falls Constructior
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Housing Toolkit
A resource for planners, boards, and communities. PLANS TO
4 tools to help towns expand housing choices: PORCHES

A Toolkit for Municipal Planners

to Expand Housing Choices

Fractionalized Units in Coastal Maine & New Hampshire
A Allows flexible density through smaller homes oo i e Tow o Kty 2n e o Py

Transfer of Development Rights (TDR)
A Redirecting growth to the right places

In-Lieu Fee / Density Bonus
A Funding affordable housing through flexible options

Varied Unit Subdivisions
A Mixes housing types within one development

Prepared in 2025 by SMPDC.



Housing Toolkit INTHISTOOLKIT

innovative housing strategies that expand afforda |3|I|T'_1", protect cornmunity character,
:rdc JE smart growth.

FRACTIONALIZED VARIED UNIT
UNITS SUBDIVISIONS

ADevelopment scenarios it Ml
AModel ordinance language

A i ) TRANSFER OF AFFORDABLE
DEVELOPMENT HOUSING DENSITY
Questions to Consider DEVEL HOUSING DENS
Guides new growth to areas that FEE STRUCTURE

ABenefits & Planning Considerations

housing goals.

Almplementation steps HOW TO USE

This toolkit may be used in its entirety or individual tools’ pages may be used
as standalone resources.

Common Drwers of Ordinance Updates:

Designed to be adaptable for Maine and New st

* Planning Board Reque
* Sty ._L egizlation

Hampshire municipalities. S

Plans to Porches Toolkit ket =+
Southern Maine Planning & Development Commission SMPDC

View full toolkit online at: www.smpdc.org/housingplanning Prepared in 2025 by SMPDC.



http://www.smpdc.org/housingplanning

FRACTIONALIZED UNITS

Overview

ASmaller homes (like - or 2-bedroom units) can count as
fractions of a dwelling unit for density calculations.

AExample: a 1BR = 0.5 unit 2BR = 0.66 unit and 3BR = 1 unit.

AThis allows developers to include more compact, affordable
homes without exceeding density allowances.

(Underlined indicates customizable elements)




FRACTIONALIZED UNITS

Development Scenario

Unit Type & viax Unlt.s Approximate Annual Income Example
: S Allowed with :
Fractionalization : Monthly Rent Needed Occupations
20-Unit Cap
1-bedroom : Teacher, retalil
(0.5 unit) 40 units $1,400 $50-60K SR [

Municipal staff,

2-bedroo_m 30 units $1,800 $70-80K small business
(0.66 unit)
owner, nurse
3-bedroom Dual-income
(1 unit) 20 units $2,200+ $O0K+ household, police

chief, electrician

(Underlined indicates customizable elements)




FRACTIONALIZED UNITS

Community Benefits Planning Considerations

A Encourages growth in town and A Best suited for walkable areas serviced
village centers by municipal water and sewer

A Uses available land more efficiently A Planners can address concerns about
and reduces costs of municipal Increased density with clear design
services. standards, transparent public

A Brarreias rerier el ariE communication, or pilot programs.

affordability by encouraging compact,
lower-cost unit types that

A Supports diverse household types,
Including singles, couples, seniors,
and other working households



FRACTIONALIZED UNITS

Planning in Action

When was the
fractionalized units

program adopted in
Scarborough ?

Autumn Speer
Planning Director
Town of Scarborough, ME




FRACTIONALIZED UNITS

Planning in Action

How Is the program
structured ?

Where are fractionalized
units allowed within the
community? How was this
determined?

Autumn Speer
Planning Director
Town of Scarborough, ME




FRACTIONALIZED UNITS

Planning in Action

How often Is the
orogram used?

How successful
nas It been in
meeting local
housing goals ?

Autumn Speer
Planning Director
Town of Scarborough, ME




FRACTIONALIZED UNITS

Planning in Action

What are the biggest
challenges in
administering the
program?

Do you anticipate the
fractionalized unit
provisions being
amended to allow
additional density?

Autumn Speer
Planning Director
Town of Scarborough, ME




FRACTIONALIZED UNITS

Planning in Action

Tell us about a
recent housing
project that utilized
this tool.

How many

additional homes :
were constructed as
a result?

Autumn Speer
Planning Director
Town of Scarborough, ME




FRACTIONALIZED UNITS
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TRANSFER OF DEVELOPMENT RIGHTS

Overview

A A market-based tool that lets Typical Development Process
landowners in conservation areas

(sending areas) sell their
development rights to developers
who can use them in growth zones
(receiving areas ).

AThis protects farmland, forests,
and open space while directing
growth to compact, walkable village
centers.




TRANSFER OF DEVELOPMENT RIGHTS

Overview

AA market-based tool that lets . v
landowners in conservation areas ~—
(sending areas) sell their ~ TDR Process =
development rights to developers
who can use them in growth zones
(receiving areas ).

AThis protects farmland, forests,
and open space while directing
growth to compact, walkable village
centers.




TRANSFER OF DEVELOPMENT RIGHTS

Overview

AA market-based tool that lets . v
landowners in conservation areas % =

(sending areas) sell their ~ TDR Process &
development rights to developers
who can use them in growth zones

(receiving areas ).

AThis protects farmland, forests,
and open space while directing
growth to compact, walkable village

centers.

Rural Zone, Ag Zone, Growth Area, Village Center,
Conservation District, etc. Downtown, etc.



TRANSFER OF DEVELOPMENT RIGHTS

Overview

AA market-based tool that lets . v
landowners in conservation areas -
(sending areas) sell their
development rights to developers
who can use them in growth zones
(receiving areas ).

™ TDR Process f&

AThis protects farmland, forests,
and open space while directing
growth to compact, walkable village
centers.

L

\_Land = 'Per%\ﬂy Conserved -




TRANSFER OF DEVELOPMENT RIGHTS

Overview

AA market-based tool that lets . v
landowners in conservation areas -
(sending areas) sell their
development rights to developers
who can use them in growth zones
(receiving areas ).

™ TDR Process f&

AThis protects farmland, forests,
and open space while directing
growth to compact, walkable village
centers.

\Farmermnd Ownership




TRANSFER OF DEVELOPMENT RIGHTS

Overview

AA market-based tool that lets v

landowners in conservation areas
(sending areas) sell their
development rights to developers
who can use them in growth zones
(receiving areas ).

TDR Process &

AThis protects farmland, forests,
and open space while directing
growth to compact, walkable village
centers.

Developer gets to add
extra units where
growth is wanted



TRANSFER OF DEVELOPMENT RIGHTS

Development Scenario

Sending Area.

A20-cacre farm zoned for 1 wunit per 2 acres. Th
program and is issued 10 development rights certificates (10 units).

Recelving Area:
A 5-acre parcel zoned for 4 units per acre (20 units).

Exchange:

The farm owner sells the 10 rights through t
the land. The developer purchases 10 rights, increasing the project to 30 total homes.

Result:
A 20 acres permanently conserved
A 10 more homes in a serviced area



TRANSFER OF DEVELOPMENT RIGHTS

Community Benefits Planning Considerations

AEncourages growth in town & ARequires thoughtful planning and
village centers clear designation of sending and

APreserves farms, forests, and open ~ '€CEIVING areas

space ACan be challenging to administer:
relies on landowner and developer
Interest and a strong real-estate
market

AReduces infrastructure and service
costs in rural areas

A Offers financial benefit to
landowners with valuable land that
they do not want to develop



TRANSFER OF DEVELOPMENT RIGHTS

Planning in Action

When was the
Transfer of
Development Rights
(TDR) program
adopted in Dover?

Donna Benton

Director of Planning &
Community Development
City of Dover, NH




TRANSFER OF DEVELOPMENT RIGHTS

Planning in Action

How i s Dovad
program structured?

Where are the |
0sendi ng a rg
oreceiving
How were these
determined?

Donna Benton

Director of Planning &
Community Development
City of Dover, NH
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TRANSFER OF DEVELOPMENT RIGHTS

Planning in Action

How often is the
program used?

How successful has
It been in meeting
local housing goals?

Donna Benton

Director of Planning &
Community Development
City of Dover, NH




TRANSFER OF DEVELOPMENT RIGHTS

Planning in Action

What are the biggest
challenges in
administering the
TDR program?

Donna Benton

Director of Planning &
Community Development
City of Dover, NH




TRANSFER OF DEVELOPMENT RIGHTS

Planning in Action

Tell us about a recent
housing project in Dover |
that utilized the TDR
program.

How many homes were
created as a result? Would
the development have
been able to move
forward without the
program?

Donna Benton

Director of Planning &
Community Development
City of Dover, NH




AFFORDABLE DENSITY BONUS:UNEU FEE

Overview

AAIIowts developers to pay a fee instead of building affordable units
on-site.

AOften paired with density bonuses or other incentives to encourage
participation.

AThe fees go into a dedicated housing fund/trust that municipalities
can use to:

A Support nonprofit housing projects

AAcquire land for affordable housing

AProvide gap funding for mixed -income developments

A Offset permitting or infrastructure costs for affordable units



AFFORDABLE DENSITY BONUS:UNEU FEE

Development Scenario

For this exampl eé
Base zoning: 20 units permitted.

Density bonus: Up to 2.5 base zoning (50 units) allowed when
affordabllity requirements are met.

Affordability requirement:  15% (7 units) of total units must be
affordable to qualify for the bonus.

In-lieu fee option: Developers may pay $%0,000 per required
affordable unit instead of building them on -site.

(Underlined indicates customizable elements)




AFFORDABLE DENSITY BONUS:UNEU FEE

Development Scenario

Market -Rate Affordable Units =20 e

Scenario Contributed to

Units Built Built Housing Fund

Traditional Zoning 20 0 $0 No affordability
(No Density Bonus) requirement.
Density Bonus 15% of units affordable,
(Build Affordable Units 43 7 $0 qualifies for full 2.5x
Option) density allowance.
: In-lieu fee pays for all 7
Denglty SO : 50 0 $350,000 required affordable
(Pay InLieu Fee Option) :
units.
Mixed Option In-lieu fee pays for 2 of
(Build Some, Pay for 45 5 $100,000 7 required affordable
Some) units.




AFFORDABLE DENSITY BONUS:UNEU FEE

AThere are different methods for determining the in -lieu fee
amount:

A Affordability Gap - Based on how much rent is lost between a market
rate and affordable rate unit.

AProduction Cost - Based on estimated construction cost of an
affordable unit.

Alndexed - Based on project-specific characteristics, such as size and
location.



AFFORDABLE DENSITY BONUS:UNEU FEE

If the fee Is too low:

A Developers are more likely to pay the fee instead of building affordable
units, reducing onsite affordabillity.

If the fee Is too high:

A Projects may become financially unviable, slowing or stopping housing
development and undermining affordability and supply goals.

The Goal = Balance:

A Set the fee high enough to encourage oesite affordable units but not
so high that it deters development altogether.



AFFORDABLE DENSITY BONUS:UNEU FEE

Community Benefits Planning Considerations

AProvides flexibility for developers ARequires local oversight and

administration
Alncreases the supply of affordable

housing AMay result in fewer on-site units
and less mixed income
Alncentives private developers to development
contribute to affordable housing
goals AMay face neighborhood resistance

to perceived density
AGenerates funds to support

affordable housing projects
elsewhere in the community



AFFORDABLE DENSITY BONUS:UNEU FEE

Planning in Action

When was the affordable
housing density bonus
with in-lieu fee option
program adopted in
Kittery ?

How is the program
structured?

Where does the money
from in-lieu fees go?

Jason Garnham
Director of Planning &
Development

Town of Kittery, ME




AFFORDABLE DENSITY BONUS:UNEU FEE

Planning in Action

Tell us about a
recent housing
project in Kittery
that utilized the
affordable housing
density bonus/
In-lieu fee program.

Jason Garnham
Director of Planning &
Development

Town of Kittery, ME




AFFORDABLE DENSITY BONUS:UNEU FEE

Planning in Action

What are the biggest
challenges in
administering the
program?

Jason Garnham
Director of Planning &
Development

Town of Kittery, ME




AFFORDABLE DENSITY BONUS:UNEU FEE

Planning in Action

How have the in-lieu
fee payments been
used to support
affordable housing
goals?

Jason Garnham
Director of Planning &
Development

Town of Kittery, ME




VARIED UNIT SUBDIVISIONS

Overview

AA Varied Unit Subdivision (VUS) allows or requires a mix of
housing types N such as singlefamily homes, duplexes,
townhomes, and small apartmentsin within one development.

AThe goal is to expand housing choices and improve
affordability while keeping the traditional neighborhood look
and feel.

ADevelopers may earn adensity bonus for including multiple
housing types.



TRADITIONAL NEW ENGLAND NEIGHBORHOODS
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TYPICALSUBDIVISIONS

What the market builds now:




TYPICALSUBDIVISIONS

Size: 2,300 square feet

Layout: 3 bedrooms, 2 bathrooms, 2 floors
Cost: ~$500,000

Tenure: Buy only

g @ Who can live here?

/

:
e

Teacher +

Firefighter
$60,000 + $70,000

\0/

4 )

Engineer +
Attorney
$100,000 + $110,000

\o/

/n%n\

Single Parent

Attorney
$110,000

X

N\ /
4 )

Retiree on Fixed

Income
$2,500/mo.

X

N /

/

(2]
N

Veteran with
Mobility Needs

Any Income

\

Y4

N\

o
L

Single Parent

Surgeon
$250,000

v

AN

/




TYPICALVS.VARIED UNIT SUBDIVISIONS




