
Town of Chebeague Island  

Planning Board 

 

Minutes 

 

Tuesday October 15th 2024 

 

Attendance: Planning Board Members: Paul Belesca, Aaron Julien, Kyle Koerber 

Community Members Present: Charles Hall 

 

1) Call to Order – The meeting of the Town of Chebeague Planning Board was called to 

order at 6:30 p.m. in the Island Hall 

 

2) Minutes – The proposed minutes of the August 14, 2024 were approved. Two in favor; 

Kyle abstained because he was not in attendance. 

 

3) Short Term Rental Ordinance – The group discussed suggested modifications. 
 

4) Land Use Ordinances – The board discussed various possible modifications to the land 

use ordinances based on the August 14, 2024 meeting with CEO Paul Demers and others, 

including possible modifications to Shoreland Zone provisions to clarify that permits are 

not needed for typical annual maintenance of paths and growth, possible updating of 

certain uses in the residential and commercial zones, possible inclusion of a conditional 

use permitting process, and other clean-up items. 

 

5) Flood Plain Management Ordinance – After discussion, Paul moved that the Planning 

Board take steps to seek the adoption of changes to the Town of Chebeague Flood Plain 

Management Ordinance consistent with proposed changes contained in the State of 

Maine Department of Agriculture, Conservation and Forestry model 2024 ordinance 

changes document (attached to these minutes). Aaron seconded. The motion passed 3-0.  

Because it is unclear whether the Selectboard or the Planning Board is to move this 

suggested ordinance modification forward to public discussion, Aaron said he would 

contact Bob Earnest regarding the flood plain ordinance modification process. 

 

6) Other Planning Board business – The board discussed the need for additional members, 

tracking changes to the ordinance over time and making time in meetings to review 

permit status and related issues to understand current application of zoning ordinances 

and any need for clarifications or modifications. 

 

7) Public comments – Charles Hall discussed property line ordinance changes from feet to 

% of property. 

 

8) Next Meeting. The next meeting of the Planning Board will be November 12th 

 

9) Adjournment.  The Planning Board unanimously voted to adjourn the meeting at 7:48 

p.m. 

  



 
2024 Ordinance Changes 

 
Article I, last paragraph 
We have added “as amended” so that future LOMAs and LOMRs will be formally 
included. Below is an example: 
The areas of special flood hazard, Zones A, AE, AO, AH, and VE for the (Town/City) of 
_____, ______ County, Maine, identified by the Federal Emergency Management 
Agency in a report entitled “Flood Insurance Study – ______ County, Maine” dated 
______, with accompanying “Flood Insurance Rate Map” dated ____, as amended, are 
hereby adopted by reference and declared to be a part of this Ordinance. 
------------------------------------------------------------------------------ 
The 2024 changes to these sections below were precipitated by concerns we 
received from some local officials and consultants due to the changes in the 2023 
state model ordinance. Prior to 2023 the state model ordinance didn’t have any 
language that covered permitting of rip rap and similar development. The federal 
floodplain management regulations have not been updated since 1991 so there is no 
federal language to rely on for these types of projects. We were required by FEMA to 
put language into the model ordinances because these types of projects constitute 
“development” as defined. We worked with FEMA Region I to create satisfactory 
language in Article VI, Development Standards. 
One of the comments we received relates to a shortage of coastal engineers and that 
this requirement would hold up the review process at a time when the state will 
have an influx of money for working waterfronts and costal resiliency projects. 
These changes have been addressed in consultation with FEMA, DEP, DMR, DOT and 
the Board of Licensure for Professional Engineers.  
For 60.3 (c/d) and (c/d) Coastal Model Ordinances: With base flood elevations, 
no VE zones 
G. Physical Changes to the Natural Landscape  -  Certain development projects, 

including but not limited to, retaining walls, sea walls, levees, berms, and rip rap, 

can cause physical changes that affect flooding conditions.  

 

1. All development projects in Zone AE that causes physical changes to the natural 

landscape shall be reviewed by a Professional Engineer Qualified Professional, 

to determine whether or not the project changes the base flood elevation, zone, 

and/or the flood hazard boundary line. 

 

a. If the Professional Engineer Qualified Professional determines, through the 

use of engineering judgement standard practices, that the project would not 

necessitate a Letter of Map Revision (LOMR), a certified statement shall be 

provided. 

 

b. If the Professional Engineer Qualified Professional determines that the 

project may cause a change, a hydrologic and hydraulic analysis that meets 

current FEMA standards shall be performed.  

 



2. If the hydrologic and hydraulic analysis performed indicates a change to the 

base flood elevation, zone, and/or the flood hazard boundary line, the applicant 

may submit a Conditional Letter of Map Revision (C-LOMR) request to the 

Federal Emergency Management Agency for assurance that the as-built project 

will result in a change to the Flood Insurance Rate Map. Once the development 

is completed, a request for a Letter of Map Revision (LOMR) shall be initiated; 

or,  

 

   3.  If the hydrologic and hydraulic analysis performed shows a change to the base flood 

elevation, zone, and/or the flood hazard boundary line, as soon as practicable, but no 

later than 6 months after the completion of the project, the applicant shall submit the 

technical data to FEMA in the form of a Letter of Map Revision request. 

Q. Wharves, Piers, and Docks  -  In Zones A and AE, new construction or 

substantial improvement of  permanent wharves, piers, and docks are permitted in 

Zones A and AE, in and over water and shall comply with all applicable local, state, 

and federal regulations; must be designed to be reasonably safe from flooding; and not 

increase flood risk. 

Add definition for Qualified Professional: means an individual either licensed by the 
State of Maine or qualified in another manner to perform the specified work in 
accordance with all applicable design standards and codes, and whose qualifications 
indicate that the work as designed and as performed will not increase flood risk to 
public safety. If the Qualified Professional is not licensed by the State of Maine, the 
local permitting authority shall request that the qualified professional identify their 
qualifications in writing. 
 
60.3 (e) Model Ordinances, with Zone VE  
G. Physical Changes to the Natural Landscape - Certain development projects, 

including but not limited to, retaining walls, sea walls, levees, berms, and rip rap, 

can cause physical changes that affect flooding conditions.  

 

1. All development projects in Zones AE and VE that cause physical changes to the 

natural landscape shall be reviewed by a Professional Engineer Qualified 

Professional to determine whether or not the project changes the base flood 

elevation, zone, and/or the flood hazard boundary line.  

 

a. If the Professional Engineer Qualified Professional determines, through the 

use of engineering judgement standard practices, that the project would not 

necessitate a Letter of Map Revision (LOMR), a certified statement shall be 

provided. 

 

b. If the Professional Engineer Qualified Professional determines that the 

project may cause a change, a hydrologic and hydraulic analysis that meets 

current FEMA standards shall be performed.  

 

2. If the hydrologic and hydraulic analysis performed indicates a change to the 

base flood elevation, zone, and/or the flood hazard boundary line, the applicant 



may submit a Conditional Letter of Map Revision (C-LOMR) request to the 

Federal Emergency Management Agency for assurance that the as-built project 

will result in a change to the Flood Insurance Rate Map. Once the development 

is completed, a request for a Letter of Map Revision (LOMR) shall be initiated; 

or,  

 

3. If the hydrologic and hydraulic analysis performed show a change to the base 

flood elevation, zone, and/or the flood hazard boundary line, as soon as 

practicable, but no later than 6 months after the completion of the project, the 

applicant shall submit the technical data to FEMA in the form of a Letter of 

Map Revision request. 

 
Q. Wharves, Piers, and Docks - New construction or substantial improvement of 

wharves, piers, and      docks are permitted in and over water and seaward of the mean 

high tide if the following requirements  are met: 

1. in Zones A, AE, AO, and AH, permanent wharves, piers, and docks shall comply 

with all applicable local, state, and federal regulations; must be reasonably safe 

from flooding, and not increase flood risk; or, 

 

2. in Zone VE, permanent wharves, piers, and docks, shall have a registered 

professional engineer Qualified Professional develop or review the structural 

design, specifications, and plans for the construction and specifications; must be 

reasonably safe from flooding; and not increase flood risk. 

R. Coastal Floodplains - 

 

1. New construction located within Zones AE and VE shall be located landward of 

the reach of mean high tide except as provided in Article VI.R.79. 

 

 2. New construction or substantial improvement of any structure located within 

Zone VE or Coastal AE Zone shall have the bottom of all electrical, heating, 

plumbing, ventilation and air conditioning equipment, permanent fixtures and 

components, HVAC ductwork and duct systems, and any other utility service 

equipment, facilities, machinery, or connections servicing a structure, elevated 

to at least one foot above the base flood elevation.  Systems, fixtures, 

equipment, and components shall not be mounted on or penetrate through walls 

intended to break away under flood loads. 

 

  3. New construction or substantial improvement of any structure located within 

Zone VE and Coastal AE Zones (as defined) shall: 

 

   a. be elevated on posts or columns such that: 

 

    (1) the bottom of the lowest horizontal structural member of the lowest 

floor (excluding the pilings or columns) is elevated to at least one foot 

above the base flood elevation; 



 

    (2) the pile or column foundation and the elevated portion of the structure 

attached thereto is anchored to resist flotation, collapse, and lateral 

movement due to the effects of wind and water loads acting 

simultaneously on all building components; and, 

 

    (3) water loading values used shall be those associated with the base flood.  

Wind loading values used shall be those required by applicable state 

and local building standards. 

 

   b. have the space below the lowest floor: 

 

    (1) free of obstructions; or, 

 

    (2) constructed with open wood lattice-work, or insect screening intended 

to collapse under wind and water without causing collapse, 

displacement, or other structural damage to the elevated portion of the 

building or supporting piles or columns; or, 

 

    (3) constructed with non-supporting breakaway walls that have a design 

safe loading resistance of not less than 10 or more than 20 pounds per 

square foot.  

 

   c. require a registered professional engineer or architect to: 

 

    (1) develop or review the structural design, specifications, and plans for the 

construction, which must meet or exceed the technical criteria 

contained in the Coastal Construction Manual, (FEMA-55); and, 

 

    (2) certify that the design and methods of construction to be used are in 

accordance with accepted standards of practice for meeting the criteria 

of Article VI.R.3. 

 

4. The use of fill for structural support in Zone VE and Coastal AE Zones is 

prohibited. 

 

5. Human alteration of sand dunes within Zone VE and Coastal AE Zones is 

prohibited unless it can be demonstrated that such alterations will not increase 

potential flood damage. 

 

 6. The area below the lowest floor shall be used solely for parking vehicles, 

building access, and storage. 

 

 7.  Physical changes to the natural landscape in Zone VE are subject to the 

requirements in Article VI.G. 

 



 8.  Wharves, piers, and docks in Zone VE are subject to the requirements in Article 

VI.Q. 

 

 9. Conditional Use - Lobster sheds and fishing sheds may be located seaward of 

mean high tide and shall be exempt from the elevation requirement in Article 

VI.I. only if permitted as a Conditional Use following review and approval by 

the Planning Board, as provided in Article VII, and if all the following 

requirements and those of Article VI.A., VI.M., and VI.N. are met: 

 

  a. The conditional use shall be limited to low value structures such as metal or 

wood sheds 200 square feet or less and shall not exceed more than one 

story.   

 

  b. The structure shall be securely anchored to the wharf or pier to resist 

flotation, collapse, and lateral movement due to the effect of wind and water 

loads acting simultaneously on all building components. 

 

  c. The structure will not adversely increase wave or debris impact forces affecting 

nearby buildings. 

 

  d. The structure shall have unfinished interiors and shall not be used for human 

habitation. 

 

  e. Any mechanical, utility equipment, and fuel storage tanks must be anchored 

and either elevated or floodproofed to at least one foot above the base flood 

elevation. 

 

   f. All electrical outlets shall be ground fault interrupt type.  The electrical 

service disconnect shall be located on shore above the base flood elevation 

and, when possible, outside the Special Flood Hazard Area. 

 

Add definition for Qualified Professional: means an individual either licensed by the 
State of Maine or qualified in another manner to perform the specified work in 
accordance with all applicable design standards and codes, and whose qualifications 
indicate that the work as designed and as performed will not increase flood risk to 
public safety. If the Qualified Professional is not licensed by the State of Maine, the 
local permitting authority shall request that the  qualified professional identify their 
qualifications in writing. 
Note: If the community requires 2’ or 3’ freeboard, please change accordingly. 
Note: 9. Lobster and fishing sheds over water. Any proposed buildings for this 
conditional use that is over 200 square feet must have a variance from the size limit 
and a variance to be allowed seaward of mean high tide. 
60.3 (e/LiMWA) Model Ordinances, with designated Coastal AE Zones and 

Zone VE 
 
G. Physical Changes to the Natural Landscape - Certain development projects, 



including but not limited to, retaining walls, sea walls, levees, berms, and rip rap, 

can cause physical changes that affect flooding conditions.  

 

1.  All development projects in Zone AE, Coastal Zones AE (as defined) and VE 

that cause physical changes to the natural landscape shall be reviewed by a 

Professional Engineer Qualified Professional to determine whether or not the 

project changes the base flood elevation, zone, and/or the flood hazard boundary 

line.  

 

a. If the Professional Engineer Qualified Professional determines, through the 

use of engineering  judgement standard practices, that the project would not 

necessitate a Letter of Map Revision  (LOMR), a certified statement shall 

be provided. 

 

b. If the Professional Engineer Qualified Professional determines that the 

project may cause a change, a hydrologic and hydraulic analysis that meets 

current FEMA standards shall be performed.  

 

2. If the hydrologic and hydraulic analysis performed indicates a change to the base 

flood elevation, zone, and/or the flood hazard boundary line, the applicant may 

submit a Conditional Letter of Map Revision (C-LOMR) request to the Federal 

Emergency Management Agency for assurance that the as-built project will 

result in a change to the Flood Insurance Rate Map. Once the development is 

completed, a request for a Letter of Map Revision (LOMR) shall be initiated; or,  

 

3. If the hydrologic and hydraulic analysis performed show a change to the base 

flood elevation, zone, and/or the flood hazard boundary line, as soon as 

practicable, but no later than 6 months after the completion of the project, the 

applicant shall submit the technical data to FEMA in the form of a Letter of Map 

Revision request. 

Q. Wharves, Piers, and Docks - New construction or substantial improvement of 

wharves, piers, and docks are permitted in and over water and seaward of the mean 

high tide if the following requirements are met: 

  1. in Zones A, AE, Coastal AE (as defined), AO, and AH, permanent wharves, 

piers, and docks shall comply with all applicable local, state, and federal regulations; 

must be reasonably safe from flooding; and not increase flood risk; or, 

  2. in Zone VE, permanent wharves, piers, and docks shall have a registered professional 

engineer Qualified Professional develop or review the structural design, specifications, 

and plans for the construction and specifications; must be designed to be reasonably safe from 

flooding; and not increase flood risk. 

R. Coastal Floodplains - 

1. New construction located within Zones AE and VE shall be located landward of the 

reach of mean high tide except as provided in Article VI.R.79. 

 

 2. New construction or substantial improvement of any structure located within 

Zone VE or Coastal AE Zone shall have the bottom of all electrical, heating, 



plumbing, ventilation and air conditioning equipment, permanent fixtures and 

components, HVAC ductwork and duct systems, and any other utility service 

equipment, facilities, machinery, or connections servicing a structure, elevated 

to at least one foot above the base flood elevation.  Systems, fixtures, 

equipment, and components shall not be mounted on or penetrate through walls 

intended to break away under flood loads. 

  3. New construction or substantial improvement of any structure located within Zone VE 

and Coastal AE Zones (as defined) shall: 

   a. be elevated on posts or columns such that: 

    (1) the bottom of the lowest horizontal structural member of the lowest floor 

(excluding the pilings or columns) is elevated to at least one foot above the 

base flood elevation; 

    (2) the pile or column foundation and the elevated portion of the structure 

attached thereto is anchored to resist flotation, collapse, and lateral movement 

due to the effects of wind and water loads acting simultaneously on all 

building components; and, 

    (3) water loading values used shall be those associated with the base flood.  Wind 

loading values used shall be those required by applicable state and local 

building standards. 

   b. have the space below the lowest floor: 

    (1) free of obstructions; or, 

    (2) constructed with open wood lattice-work, or insect screening intended to 

collapse under wind and water without causing collapse, displacement, or 

other structural damage to the elevated portion of the building or supporting 

piles or columns; or, 

    (3) constructed with non-supporting breakaway walls that have a design safe 

loading resistance of not less than 10 or more than 20 pounds per square foot.  

   c. require a registered professional engineer or architect to: 

    (1) develop or review the structural design, specifications, and plans for the 

construction, which must meet or exceed the technical criteria contained in 

the Coastal Construction Manual, (FEMA-55); and, 

    (2) certify that the design and methods of construction to be used are in 

accordance with accepted standards of practice for meeting the criteria of 

Article VI.R.3. 

4. The use of fill for structural support in Zone VE and Coastal AE Zones is prohibited. 

5. Human alteration of sand dunes within Zone VE and Coastal AE Zones is prohibited 

unless it can be demonstrated that such alterations will not increase potential flood 

damage. 

 6. The area below the lowest floor shall be used solely for parking vehicles, building 

access, and storage. 

 



 7.  Physical changes to the natural landscape in Zone VE are subject to the 

requirements in Article VI.G. 

 

 8.  Wharves, piers, and docks in Zone VE are subject to the requirements in Article 

Q. 

 

 9. Conditional Use - Lobster sheds and fishing sheds may be located seaward of 

mean high tide and shall be exempt from the elevation requirement in Article 

VI.I. only if permitted as a Conditional Use following review and approval by 

the Planning Board, as provided in Article VII, and if all the following 

requirements and those of Article VI.A., VI.M., and VI.N. are met: 

  a. The conditional use shall be limited to low value structures such as metal or 

wood sheds 200 square feet or less and shall not exceed more than one 

story. 

  b. The structure shall be securely anchored to the wharf or pier to resist 

flotation, collapse, and lateral movement due to the effect of wind and water 

loads acting simultaneously on all building components. 

  c. The structure will not adversely increase wave or debris impact forces affecting 

nearby buildings. 

  d. The structure shall have unfinished interiors and shall not be used for human 

habitation. 

  e. Any mechanical, utility equipment, and fuel storage tanks must be anchored 

and either elevated or floodproofed to at least one foot above the base flood 

elevation. 

  f. All electrical outlets shall be ground fault interrupt type.  The electrical service 

disconnect shall be located on shore above the base flood elevation and, when 

possible, outside the Special Flood Hazard Area. 
Add definition for Qualified Professional: means an individual either licensed by the 
State of Maine or qualified in another manner to perform the specified work in 
accordance with all applicable design standards and codes, and whose qualifications 
indicate that the work as designed and as performed will not increase flood risk to 
public safety. If the Qualified Professional is not licensed by the State of Maine, the 
local permitting authority shall request that the  qualified professional identify their 
qualifications in writing. 

Note: If the community requires 2’ or 3’ freeboard, please change 
accordingly. 
 
Note: 9. Lobster and fishing sheds over water. Any proposed buildings for 
this conditional use that is over 200 square feet must have a variance from 
the size limit and a variance to be allowed seaward of mean high tide. 


