




































































Maine Real Estate 
Property Tax Task Force
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Augusta, Maine
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Context-setting



How did we get here?
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Nov 2025 Dec 2025 Jan 2026 Feb 2026 Mar 2026 Apr 2026 May 2026

Initial Data Cleaning and 
Calculations

Dashboard 
Creation

Interim Report

Data Analysis - Answering Key TF Questions

Economic Analysis

Consolidate Findings + Final Report

Ad Hoc Support

Task Force interim report



Today’s Plan
1. Data Measures

a. Key data sources
b. Muni classifications
c. Property classification

2. Landscape: Distribution of Burdens
a. Over Time
b. Over Space
c. Who pays?

3. Q&A
4. Other Topics

a. Effect of Nontaxable Property
b. Unfunded Mandates
c. Federal Funding
d. Assessment Practices

5. Q&A
6. Lunch 12:45
7. Relief Programs

a. Participation Rates
b. Modeling of Distributional Effects

8. Next Steps, Q&A

Today’s Presentation & Goals
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Goals for today:

● Review the landscape of 
property taxes in ME: 
time-trends, regions, 
distribution

● Help TF decide what to 
focus on over the next six 
months: focus scope

● Review relief programs and 
impact



Research Questions

● Has rapid post-COVID growth in home values caused property taxes to 
spike?

● Are homeowners paying a larger share of property taxes because residential 
property values are rising faster than commercial?

● Are property tax payers in service centers subsidizing services for those in 
surrounding communities?

● Are municipalities driving up property taxes through out-of-control spending?
● Are coastal towns struggling to fund services for cottages which are vacant 

most of the year?
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Research Questions

● Nontaxable Property: What is the effect of nontaxable property on the 
effective tax rates paid by taxable property?

● Unfunded Mandates: Which Unfunded Mandates (UMs) do municipalities 
perceive as imposing the largest fiscal burden?

● Federal Funding: What quantity of Federal funds are flowing into Maine 
which, if they were cut, would likely be replaced from municipal budgets?

● Assessment Methods: What assessment practices are being conducted by 
Maine assessors?

● Relief Programs: What are the levels of eligibility and uptake for Maine’s 
property tax relief programs? How do relief programs benefit households 
across the socioeconomic spectrum?
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Key Data & Measures



Key Data Sources
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Parcel-Level Muni-Level Others



Data Dashboard & Dictionary
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https://landeconomics.retool.com/embedded/public/06957fb7-68c0-4ae2-85e7-7e8b292bbaac/page2
https://docs.google.com/document/d/1CDv4a2U6oluwOPJz9TwAvvoSBMQ_o7d8I4EyWL0D-IM/edit?usp=sharing
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Municipality Classification

● We classify municipalities three ways:
○ By Size
○ By Service center designation

(State Planning Office)
○ By Economic Structure: location 

quotients, jobs-workers ratio, coastal zone
● See Felt map

https://www.maine.gov/dacf/municipalplanning/service_centers.shtml
https://felt.com/map/Maine-Municipalities-Classification-n301K9Cd1RK6I6HE9AYdyNSB?loc=45.234,-68.985,6.96z


Parcel Classification Cascade
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1. Zoning
2. LBCS

Muni-level filter:
< 30% other/unknown
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Property Tax Landscape in Maine
Trends over time



Median Residential Property Values

● Moderate growth 
pre-COVID

● Post-COVID 
doubling

● ACS median lags
● But do higher 

property values 
inherently mean 
higher property 
taxes?
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RQ: Has rapid post-COVID growth in home values caused property taxes to spike?
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Total Commitment

● Steady growth in 
property tax 
appropriations 
pre-COVID

● Rapid growth 
post-COVID

RQ: Has rapid post-COVID growth in government spending caused property taxes to spike?
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Total Commitment

● Steady growth in 
property tax 
appropriations 
pre-COVID

● Rapid growth 
post-COVID

● But inflation

RQ: Has rapid post-COVID growth in government spending caused property taxes to spike?



● Net-to-be-raised 
rose 7% per year 
post-COVID

● Municipalities 
slightly higher

● 2023 boost to 
rev-share (to 5% 
of sales+income 
tax) helped avert 
higher property 
tax increases
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Total Commitment
RQ: Has rapid post-COVID growth in government spending caused property taxes to spike?
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Tax Rates

● Nominal vs 
effective

● Declining since 
COVID: property 
values rising faster 
than appropriations

RQ: Has rapid post-COVID growth in home values caused property taxes to spike?
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Tax Bills

● Steady growth 
pre-COVID

● Spikes 
post-COVID

RQ: Has rapid post-COVID growth in home values caused property taxes to spike?



● For typical Maine 
homeowner, 
property taxes have 
remained around 
4.5% of household 
income

● Even true 
post-COVID, largely 
due to strong 
income growth
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Property Taxes as a Share of Income
RQ: Have property taxes been increasing relative to incomes in Maine?
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Property Tax Landscape in Maine
Regional picture



● Property value 
increases with 
muni population

● Higher in urban 
areas, the coast, 
and specialized 
SCs

● Particularly low in 
rural areas
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Median Home Value
RQ: How does the value of a typical home vary across Maine municipalities?



● Increases with 
property value & 
muni size

● Particularly cities
● May reflect elevated 

cost of services
● SCs clearly pay 

more than non-SCs
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Tax Bill for Median Homeowner
RQ: How does the average property tax bill vary across Maine municipalities? 



● Relatively flat by size, 
mild increase for 
cities

● Tourist towns may be 
benefiting from 
absentee taxpayers

● Lower values mean 
higher ETRs in 
Farm/Forest/Manufac
turing/Institutional

● Non-SCs do appear 
to benefit from SCs
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Effective Tax Rate
RQ: Which areas face the highest effective tax burden relative to property values? 



● Tax:income rises with 
municipal size

● Consistently higher in 
service centers

● UTs lower (but 
leaner)
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Property Tax as a Share of Income
RQ: Which areas face the highest effective tax burden relative to incomes?
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Questions so far?
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Property Tax Landscape in Maine
Distribution of who pays



● Homeowners have 
been in their 
current home for 
longer in more 
smaller and more 
rural communities
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Homeowner Tenure
RQ: How does the homeowner tenure vary across the state? 
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Homeowner Tenure
RQ: Are long-term homeowners disproportionately affected by rising property tax bills?
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Homeowner Tenure
RQ: Are long-term homeowners disproportionately affected by rising property tax bills?

● Absolute tax bill lower for longer tenure

● But effective tax rate higher, by around +0.1%

● However, largely a composition effect: long-tenure owners 
disproportionately live in high mill rate (rural) municipalities

● Controlling for municipal fixed-effects, effect reverses: within any given 
municipality, long-tenure owners pay slightly lower effective tax rates
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Homeowner Tenure
RQ: Are long-term homeowners disproportionately affected by rising property tax bills?



● Roughly one in 
seven parcels are 
within 200ft of a 
water body

● More common in 
smaller 
communities

● UT rate is largely a 
large-parcel effect
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Waterfront Parcels



● Vacant land more 
prevalent in cities 
and tiny towns

● Commercial a larger 
share in cities

● But uncertainty in 
classifications

● High residential 
shares may limit 
options for tax base 
diversification
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Parcel Type
RQ: What share of properties in each municipality are Residential, Commercial, Rural, and Other?



● Measure is 
homestead parcels 
/ land parcels

● Higher in more 
urbanized areas 
(inverse of tenure)

● More absentee 
owners along the 
coast
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Primary Residence
RQ: What share of properties in each municipality are owner-occupied, and how does this vary across 
different types of municipality?



● Statewide: 2.5%
● Commercial 

vacancy appears 
more prevalent in 
service centers and 
peri-urban areas

● But wide margins of 
error
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Commercial Vacancy
RQ: What is the prevalence of commercial properties which are vacant across Maine? 
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Other Topics
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Effect of Nontaxable Property



Effect of Nontaxable Property
RQ: What is the effect of nontaxable property on the effective tax rates paid by taxable property?
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Maine: 10% 
“Non-taxable property increases 
property tax bills by ~10%, on 
average across Maine.”

Service Centers
18%

Non-Service Centers
7.5%



Effect of Nontaxable Property
RQ: How does this vary across different types of municipality (e.g. service center vs non-service center)?
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Nontaxable 
property is more 
prevalent in 
service centers

Especially primary



What types of nontaxable value?
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RQ: Which categories of nontaxable property have the largest effect?

Nonprofits & government 
make up a large share of 
nontaxable property
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Unfunded Mandates



What is an Unfunded Mandate? 

MMA holds a list of >200 unfunded mandates. They vary significantly: 

● Provision of education
● Freedom of Access Act compliance
● LD 87 — An Act to Require All Voting Places to be Accessible
● LD 621 — An Act Allowing Workers’ Compensation Benefits for 

Firefighters Who Contract Cancer
● LD 274 — An Act To Preserve and Protect Ancient Burial Grounds and 

Burial Grounds in Which Veterans are Buried
● LD 1237 — An Act To Prohibit Bullying and Cyberbullying in Schools
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RQs: Which Unfunded Mandates (UMs) do municipalities perceive as imposing the largest fiscal burden? 
Approximately what cost do they impose on municipal budgets (and therefore property tax burdens)



● Survey: Only 24 respondents 
from a multi-thousand 
recipient list

● Varied answers, but themes:
○ Education (e.g. salary 

mandates, special 
education)

○ Property Tax Exemptions 
(BETE, homestead)

○ State road maintenance
● If further study: a smaller set 

of guided interviews, legal 
review, then quantitative 
focus on UMs of greatest 
concern

Unfunded Mandates
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Federal Funding
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Federal Funding
RQ: What quantity of Federal funds are flowing directly to Maine municipalities?

● Data from 
USAspending.gov

● Covers all federal 
spending actions: 
contracts, grants, loans, 
direct payments, etc

● We use FY2024-FY2025: 
~$21bn per year into ME

● Manual coding of 
recipient types

http://usaspending.gov
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Federal Funding → Maine
RQ: What quantity of Federal funds are flowing directly to Maine municipalities?

● Of $41bn into ME 
over two years:

● 31% went to 
government 
agencies ($13bn)

● Half ‘unknown’ 
(mostly Social 
Security, veterans’ 
comp, Medicare)

● 20% to private 
entities
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Federal Funding → Government Agencies
RQ: What quantity of Federal funds are flowing directly to Maine municipalities?

● Of $13bn to ME 
government agencies 
over two years:

● 88% to State ($11bn)
● Only $150m to 

counties/regional 
governments

● $888m direct flows to 
Municipalities
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Federal Funding → Municipalities
RQ: What quantity of Federal funds are flowing directly to Maine municipalities?

● Chart shows share of 
munis that received any 
direct federal funds 
FY2024-2025

● Reflects capacity: larger, 
urban & service centers

● Two-thirds of Mainers live 
in a municipality that 
received some direct 
federal funding in the past 
two years.

● But: 62% one-time/capital 
(esp IIJA)
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Federal Funding → Municipalities (Recurring)
RQ: If those programs were cut and replaced with property taxes, how much would property taxes rise?

● Chart reflects the 
percentage increase in 
property taxes if recurring 
federal funds to munis were 
cut and replaced with 
property taxes.

● Even more concentrated 
on larger, urban & service 
center munis

● For those, more than +5% 
to property taxes

● Mostly HUD → Housing 
Authorities
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Federal Funding → Indirect via State
RQ: What quantity of Federal funds are flowing to Maine municipalities via State Agencies?

● Of $11bn to ME State agencies 
over two years, of which:

● 73% to DHHS ($8bn), of which:
○ Medicaid 81% (Title 19)
○ Nutrition 9% (SNAP)
○ Families 6% (TANF, CHIP)

● 9% to DOT (STBG, FHA 
formula): repeats urban 
concentration

● Other large recipients: DOE, 
MEMA
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Assessments
The state of assessment in Maine



Valuation standards

● How is property valued across Maine?
● How often is it revalued?
● Are the results accurate, fair, equitable, and up-to-date?
● What do the assessors say?
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What does the law require?
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● Constitution:
○ General revaluation every 10 years (Article IX § VII) 

● Statute:
○ Certified ratio: > 70% and < 110% (36 M.R.S. § 327)
○ Coefficient of dispersion < 20 (36 M.R.S. § 327)
○ Physical reinspection: every four years (36 M.R.S. § 328)
○ Sales ratio studies: annual (36 M.R.S. § 328)

● Optional:
○ Maintain tax maps (local discretion)



These are good standards!
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● Constitution:
○ General revaluation every 10 years (Article IX § VII) 

● Statute:
○ Certified ratio: > 70% and < 110% (36 M.R.S. § 327)
○ Coefficient of dispersion < 20 (36 M.R.S. § 327)
○ Physical reinspection: every four years (36 M.R.S. § 328)
○ Sales ratio studies: annual (36 M.R.S. § 328)

● Optional:
○ Maintain tax maps (local discretion)

If enforced, this would 
ensure accurate, fair, 

equitable, and up-to-date 
valuations!

So, is the law being enforced?



10-year revaluation cycle: not well enforced
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Certified ratios: > 10% of jurisdictions are non/barely compliant 
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Non-compliant

Barely compliant



Many larger jurisdictions have significant certified ratio issues
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Among jurisdictions with certified ratio < 0.7,
Most are long overdue for constitutional revaluation
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Assessors on “mandated revaluation”
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SUPPORT:
Small and Large

OPPOSE:
Very small
and 
Medium



Assessors on “mandated revaluation”
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“More frequent revaluations creates equity. 
The town where I live hasn't had a 
revaluation in over 20 years. The average 
property owner is supplementing property 
taxes for the waterfront property owners.”

In favor:

“Reassessments are expensive. Municipalities 
would have to pass that cost on to taxpayers. 
Also, reassessments are time consuming and 
would require more staffing in offices.”

Opposed:



Mandated reassessments, recommendation:
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● Just enforce the existing law
● If a jurisdiction maintains good ratio studies, 10 year cycle is fine
● Most jurisdictions with bad ratios are already out of compliance with the 

constitutional revaluation requirements



Are residential assessments outstripping commercial?
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No. Assessments for 
each have increased at 
about the same rates.



Residential vs. Commercial: what does the market show?
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Residential market 
values have grown much 
more than commercial.



Regionalization
RQ:Are there meaningful cost savings to be had from regionalizing property assessment in Maine?
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● Valuation becomes 
cheaper per capita 
as population 
increases.



Regionalization: it’s already happened with contractors
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Regionalization: it’s already happened with software
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Regionalization: it’s already happened with shared assessors
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Assessors on “regionalization of assessments”
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OPPOSE:
Basically
everybody



What assessors say: regionalized assessment
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“Rural Maine has very diverse 
non-homogenous communities in close 
proximity to each other.”

Opposed:

“A regional system would not fit each town the 
same. It would likely result in the loss of local 
knowledge, affect accessibility to residents, 
and stretch limited staff even further. Larger 
municipalities require a significantly higher 
level of attention and resources.”

Opposed:



Regionalized assessments, recommendation:
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● Regional support, not regional-ization
○ DO: provide resources, software license support, and training on a regional basis
○ DON’T: consolidate formal assessment authority at the regional level

● Why:
○ Smaller jurisdictions already rely on shared assessors
○ “Soft regionalization” has already occurred at the vendor and software level
○ Official regionalization is strongly opposed by assessors
○ Difficulty with staffing is mostly a large jurisdiction problem



What assessors say: regional support
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“Support entry into the Assessing 
profession so more young people choose 
this as a career. Having a CMA is a piece of 
paper only and does not prepare you for 
actually performing the work. A yearlong 
college type class would do wonders.”

Support:

“More funding to Maine Revenue Services 
Property Tax Division so they have time to 
perform more auditing and oversight 
(exemption auditing, etc.). More funding to 
MRS to support State recordkeeping and 
analysis (for example, a State Homestead 
Exemption database, updating the 
Assessment manual, etc.).”

Support:



Top free response: please review tax-exempt property
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“Mandate annual review of exempt 
properties.”

Support:

“Reviewing exemptions and the current use 
programs regularly. These items greatly affect 
the town's valuation and some of the laws and 
rules are out of date and not as practical as 
they were when they were instituted.”

Support:
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Lunch
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Relief Programs - Participation



● Municipal Senior Property Tax Deferral Program
○ Only 6 municipalities have one (Eliot, Hampden, Hiram, Kittery, Moose River, North Yarmouth)
○ Only 36 participants, receiving $37,700 in relief

● Senior Volunteer Tax Credit program
○ Only 6 municipalities (Monmouth, Lagrange, Kittery, Monhegan Plt, Moose River, Cumberland)
○ Only 211 participants, receiving $80,400 in relief

● Local Relief Programs
○ Only 27 municipalities
○ 2,877 participants, receiving $1.9m in relief

Local Relief Programs have minimal uptake and participation
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RQ: What are the levels of eligibility and uptake for Maine’s property tax relief programs?



RQ: What are the levels of eligibility and uptake for Maine’s property tax relief programs?

● Participation: MVR
● Eligibility: ACS 

owner-occupied units
● Statewide take-up 

~75% (likely higher)
● Higher participation 

in small/rural areas
● Likely reflects: 

tenure, higher share 
of property value
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Homestead Exemption



RQ: What are the levels of eligibility and uptake for Maine’s property tax relief programs?

● Participation: Tax 
returns (1040ME)

● Eligibility: ACS, 
muni-level age x 
income, PUMA-level 
burden test

● Statewide take-up 
~72% (likely higher)

● Higher in urban areas
● Likely reflects: 

non-filers, bias in 
eligibility measure
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Property Tax Fairness Credit



RQ: What are the levels of eligibility and uptake for Maine’s property tax relief programs?

● Participation: MRS counts
● Eligibility: ACS, muni-level 

age x income, statewide 
PUMS for adjustments 
(owner-occupancy rate, 
liquid asset test)

● Statewide take-up ~0.3%
● Higher in urban areas (?)
● May reflect: awareness, 

high interest rate, lien 
aversion
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State Property Tax Deferral Program
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Relief Programs - Distributional Effects
Municipality-level modeling



Model 1: What if the homestead exemption had been 
indexed to house prices since 2020?
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Chart shows the 
relationship between 
each municipality’s 

income and its 
average reduction in 
property taxes from 
the proposed policy.

Context: TF considering a recommendation to index homestead exemption to inflation (#5)
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Model 2: What if the homestead reimbursement rate 
were 100%?
Context: TF considering a recommendation to increase municipal reimbursement for homestead exemption to 100% (#6)
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Model 3: What if REV-I were increased by +10%?
Context: TF considering a recommendation to increase municipal revenue sharing (#8)
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Relief Programs - Distributional Effects
Household-level simulations



Household-Level Simulations
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PolicyEngine: Micro-simulation 
of tax policy impacts

Modeled Three Policies (all the same 
simulated fiscal cost):

1. PTFC Non-Senior Cap: increasing 
to $1,500 (matches LD2212)

2. PTFC Benefit Base Reform: 
increases non-senior benefit base to 
27.5%

3. Homestead Exemption: Flat 
expansion equivalent to ~$94 per 
homestead



Simulating Changes to Relief Programs  
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● Raising PTFC max 
benefit (per LD 
2212) is the most 
progressive of the 
simulated policies

● Homestead 
exemption mildly 
progressive (but not 
tenure-neutral)

● Raising PTFC 
benefit base largely 
helps upper-middle 
class



Results mirror previous analyses

● Property Tax Fairness Credit 
is best-practice

○ Improves progressivity
○ Directly targeted on income
○ Tenure-neutral

● PTFC use: 134k recipients, 
$113m in credits
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Where do we go from here?



Where do we go from here?
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May 2026 June 2026 July 2026 Aug 2026 Sep 2026 Oct 2026 Nov 2026

Task force meetings

Dec 2026

Ad hoc analysis by consultant

Task force meetings

Task force final report

Task force 
dissolves



Avenues for Further Discussion & Modeling
● Modeling further changes to relief programs:

○ At the muni level = fine
○ At the parcel & census tract level = great where TCB shared, okay otherwise (but 

ignores renters)
○ At the household level = TBD (requires joining income x parcel data)

● Programs:
○ PTFC
○ Homestead
○ Rev-share
○ Land value tax shift
○ Others?
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Questions / Discussion
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