City Council Workshop

Agenda Item #1

July 24, 2018

Tiny Homes

This item is brought forth by Councilor Rose for discussion. As noted in his attached
memo, Councilor Rose has invited Corrine Watson, co-owner of Tiny Homes of Maine,
to this workshop to present on this topic. Staff has compiled additional information for
Councilors as part of your discussion on tiny homes. Some of this information is
contained within this cover page, while much more information is provided for in the
attached memos from these specific departments. We do not have a recommendation
on this issue at this time as we view this more as an initial, exploratory session.
There is no single definition for tiny homes, however some people would describe a
home between 400 and 1,000 square feet as a small home, and a home less than 400
square feet as a tiny home. Although these homes are largely defined by their size, the
qualities and types of tiny homes vary significantly. For example, some tiny homes are
mobile and completely self-sufficient, i.e. not connected to public/private water, sewer,
or the electrical grid. Other tiny homes may be permanent structures, built on a
foundation, and connected to public or private utilities. For our discussion, Councilor
Rose’s emphasis is with the on-chassis tiny homes that are not connected to any
services.
A variety of societal changes in recent years has propelled this movement to an extent
that more state and local governments are grappling with regulation. Oftentimes these
tiny homes do not fit neatly within the traditional regulatory framework that exists at
each level of government. In order to establish policy that eliminates gray areas, it
requires a multi-disciplinary approach spanning land use policy, environmental
protection, health and life safety, building and energy codes, etc. There are three levels
of governmental regulation that should be considered, including Federal, State, and
Local.
Federal regulation is quite limited as it relates to tiny homes. But as an example, the
Fair Housing Act, Americans with Disabilities Act, and other regulations would apply if
the tiny house was built as a rental property. There are many applicable regulations at
the State level, including manufactured housing, subsurface wastewater, subdivision
law, natural resources protection, the Maine Uniform Building and Energy Code
(MUBEC), etc. At the local level, there are ordinances for zoning, sewer and drains,
housing, and the City has adopted codes for building, electrical, plumbing, and fire
protection, to name a few.
Some tiny homes are currently allowed in the City (Sec. 12-175 sets minimum floor area
at only 100 sq. ft. per occupant), but are limited to houses that are constructed on site
and inspected, meet all zoning and code requirements, are built on a foundation, and
are connected to sanitary sewer, with few exceptions. This issue as a matter of housing

policy is closely related to Accessory Dwelling Units (ADUs), which are also allowed in
the City. ADUs must be attached to the primary dwelling, meet all zoning and code
requirements, have a livable area between 300 and 800 square feet, and not be more
than 25% of the total area of the primary dwelling.
Therefore, the issues that would need be addressed primarily relate to mobile and
temporary tiny homes, as well as detached ADUs. Because mobile tiny homes are
considered travel trailers or recreational vehicles, complete with Vehicle Identification
Number (VIN) and Certificate of Title, they are not treated as dwellings as that term is
defined in City code and not subject to inspection for building and energy code.
Detached ADUs would be, however they are currently prohibited. Additionally, the City
does not allow travel trailers to be occupied for living or sleeping purposes, either on a
temporary or permanent basis, as City code is currently written:
Sec. 11-4. A travel trailer may be parked or stored in the city regardless of the
other provisions hereof, provided that it shall not be used for living or sleeping
purposes during such time it is so stored or parked and provided, moreover, that it
shall not be a nuisance and does not constitute a fire hazard, and provided further
that any such storage or parking of a travel trailer is permitted only upon land
owned by the travel trailer owner.
Sec. 12-176. Temporary housing is prohibited
Should the City Council want to amend the Code of Ordinances to allow mobile tiny
homes and/or detached ADUs, the following is summary of policy questions that should
be considered:
1. What is the purpose / objective? Affordable housing? Diversity of housing?
Creative in-fill development? Supplemental income for homeowners?
2. What type of use? Permanent and/or temporary? Residential (permanent),
transient (campground / recreational), commercial (vacation rental)?
3. What type of structures? On wheels and/or foundation? Sited on its own building
lot or as a detached accessory dwelling beside a primary residence?
4. Where is this land use appropriate? All residential zones? To what scale and
intensity? How might it affect property values?
5. Who should be the review authority? Require Planning Board review? What
submission requirements? Design standards and aesthetic considerations? Any
special performance standards, i.e. require a porch or skirt to hide the wheels?
Councilor Rose addresses some of these in his attached memo. As noted previously,
other City staff have provided Council with memos related to this topic. These include:

•
•
•
•

Planning Director Tex Haeuser: tiny homes as they relate to the comprehensive
plan and various planning-related considerations;
Code Enforcement Officer Matt LeConte: various code considerations;
Water Resource Protection Director Pat Cloutier: considerations related to
wastewater removal;
Deputy Fire Chief Mike Williams: a review of the National Fire Protection
Association (NFPA) standards for tiny homes.

Representatives from the above departments will be in attendance at your workshop
should you have questions for them.

___________________________
City Manager

From Councilor Rose
Tiny homes offer an opportunity for independent living and ownership of a home at an
obtainable price for lower incomes at a time when affordable housing is an ongoing and
increasing local, national, and International crisis.
The desire to “live small” can be a choice for some as much as it may a downsizing
necessity for others. People may choose to ‘live small’ in order to realize more time to
enjoy life, develop personal skills or volunteer, or maybe to save money or pay off
debts. It is not for everyone, but it can be a very freeing option for young people getting
a start in life, elderly people who desire independent living on a modest fixed income,
people seeking escape from situations in which rent or a mortgage can keep them
locked into bad relationships or employment situations, or for those who simply want to
live more simply.
Tiny homes can be permanent structures (“on-slab”) or built on a trailer (“on-chassis”)
that can be moved on- and off- site. These two regulatory categories are set at the
Federal level. The emphasis here is on-chassis tiny homes. These are assigned a VIN
by the state of Maine.
A key feature of tiny homes is their high efficiency in energy usage. They are very well
insulated and are easy to heat with a small electric heater. They are energy misers.
They can be electrified with a small solar array. On-chassis tiny homes are technically
registered as camper-trailers and rely on incinerating or composting toilets and gray
water systems in lieu of permeant sewer tie-ins. To this extent, they are independent of
public utilities infrastructure. This is possible because they house only one or two
people comfortably, and the impact of one or two people is manageable and small.
What is proposed for our consideration is a regulatory scheme for tiny homes that
allows them to be parked as “backyard cottages” on sites that can accommodate them–
those that are level, that are within setbacks, and where gray water systems do not fold
protect watersheds. Model ordinance language is from Fresno, CA, is provided as a
template for South Portland. Corrine Watson is our key presenter for this workshop. She
is an electrical engineer by training and is the now co-owner with her builder-husband of
Tiny Homes of Maine. She has been helping inform recently revised building codes and
regulations at the state level to accommodate tiny homes and will be available to
respond to specific questions from Councilors and staff throughout the legislative
process tonight and beyond.
A summary outline of key points and topics of discussion is provided below:
1. Tiny homes are regulated at the federal level in two categories: on-slab and onchassis. The emphasis here is on-chassis.
2. On-chassis “backyard cottages” are temporary in nature; they are not real property
and can be removed from the site with ease.

3. They differ from mobile homes and trailers in that they follow strict design standards
that include energy efficiency and sewer independence. Composting/incinerating toilets
and gray water systems are key components.
4. Zoning would allow siting within setbacks that apply to permanent structures but
would not be subject to density requirements, Gray water systems would be restricted to
avoid protected watersheds.
5. Building codes have recently been reformulated to accommodate tiny homes.
6. An annual permit fee of, say, $200, can be assessed to serve as a comparable
contribution to city property taxes.
7. A pathway to permanent on-slab siting may be developed as a future amendment.
This can limit the renewal of the annual permit to, say, four years before requiring permit
holders to transition to on-slab.

As an additional note, South Portland presently hosts live-aboard marinas, including
overwintering live-aboard at South Port Marina. This is a comparable “small-living”
strategy with minimal environmental impact (see, e.g.,
https://bangordailynews.com/2017/04/15/homestead/liveaboard-life-a-draw-for-somehardy-mainers/)
South Portland is well suited to dovetail the long tradition of boatbuiding in Maine with
the compact living space design of tiny homes to become a manufacturing and design
hub for tiny home. Additionally, this manufacturing expertise can become and export
commodity of dimensions suitable for Eimskip, where demand for efficient living space
in Europe is steadily increasing.

Recently enacted City of Fresno Development Code Requirements for Second Dwelling Units,
Backyard Cottages (including Tiny Homes on Wheels), and Accessory Living Quarters (Effective
January 3. 2016)
15-2754 Second Dwelling Units, Backyard Cottages, and Accessory Living Quarters
A. Purpose. The purpose of this section is to:
1. Maintain the character of single-family neighborhoods;
2. Ensure that new units are in harmony with developed neighborhoods; and
3. Allow Second Dwelling Units as an accessory use to Single-Unit Dwellings, consistent with the
Government Code (Section 65852.2).
B. Architectural Compatibility. If visible from a public street or park, the architectural design, roofing
material, exterior materials and colors, roof pitch and style, type of windows, and trim details of the
Second Dwelling Unit, Backyard Cottage, or Accessory Living Quarters shall be substantially the
same as and visually compatible with the primary dwelling.
C. District Standards. Second Dwelling Units, Backyard Cottages and Accessory Living Quarters
may be established on any lot in any residential district where single-unit dwellings are permitted.
Only one Second Unit, Backyard Cottage or Accessory Living Quarters may be permitted on any
one lot. Minor Deviations and/or Variances to meet the minimum lot sizes are not permitted.
D. Minimum Lot Sizes.
1. Second Dwelling Unit. 6,200 square feet.
2. Backyard Cottage.
a. Interior Lot Size: 6,000 square feet.
b. Corner Lot Size: 5,000 square feet.
3. Accessory Living Quarters. 5,000 square feet.
E. Type of Unit.
1. Second Dwelling Unit. May provide separate, independent living quarters for one
household. Units may be attached, detached, or located within the living areas of the primary
dwelling unit on the lot, subject to the standards of this subsection. Kitchens, including cooking
devices are permitted.
2. Backyard Cottage. May provide separate, independent living quarters for one household. Units
may be attached, detached, or located within the living areas of the primary dwelling unit on the lot,
subject to the standards of this subsection. Kitchens, including cooking devices are permitted.
Backyard Cottages shall be located behind the primary dwelling unit, unless attached and integral to
the primary dwelling unit.
a. A Tiny House may be considered a Backyard Cottage if it meets all the requirements of this
section.
b. The Director shall review the design of the Tiny House to insure that the structure is compatible
with the main home and the neighborhood.
3. Accessory Living Quarters. Accessory Living Quarters provide dependent living quarters. They
may be attached, detached, or located within the living areas of the primary dwelling unit on the lot,
subject to the standards of this subsection. Accessory Living Quarters may not provide kitchen
facilities, however a bar sink and an undercounter refrigerator are allowed, but no cooking devices or

other food storage facilities are permitted. Accessory Living Quarters shall not be located in front of
the primary single-family dwelling.
F. Maximum Floor Area. The following are the maximum square footages of habitable area. The
following calculations only include habitable floor space. Minor Deviations and/or Variances are not
permitted to increase the maximum floor areas.
1. Second Dwelling Units. 1,250 square feet.
2. Backyard Cottages. 440 square feet.
3. Accessory Living Quarters. 500 square feet or 30 percent of the primary single-family dwelling,
whichever is less.
G. Development Standards. Units shall conform to the height, setbacks, lot coverage and other
zoning requirements of the zoning district in which the site is located, the development standards as
may be modified per this subsection, other requirements of the zoning ordinance, and other
applicable City codes.
H. Lot Coverage. Per the underlying zone district.
I. Setbacks.
1. Front Yards. Per the underlying zone district.
2. Side Yards/Street Side Yards. Per the underlying district.
3. Rear Yards. Shall be separated from the main home by a minimum of six feet.
a. Second Dwelling Unit. Per the underlying zone district.
b. Backyard Cottage and Accessory Living Quarters.
i. Alley Present. Three feet.
ii. No Alley Present.
(1) Abutting an RS. 10 feet.
c. A tandem parking space may also be used to meet the parking requirement for the Second
Dwelling Unit, providing such space will not encumber access to a required parking space for the
primary single-unit dwelling.
d. An existing two vehicle garage and/or carport may not be provided in-lieu of these parking
requirements unless the parking spaces are accessed from different garage doors.
3. Backyard Cottage. No additional parking required.
4. Accessory Living Quarters. No additional parking required.
O. Access. Vehicular access shall be provided in the following manner:
1. Driveways. Shall be provided per the underlying district.
2. Pedestrian access Access. An all-weather surface path to the Second Dwelling Unit, Backyard
Cottage, or Accessory Living Quarters shall be provided from the street frontage.
P. Mechanical Equipment. Mechanical equipment shall be located on the ground or, in the case of a
tiny house on wheels, incorporated into the structure, but shall in no case be located on the roof.
Q. Utility Meters/Addresses.

1. Second Dwelling Units. Separate gas and electric meters may be permitted if approved by the
Building Official and Pacific Gas & Electric.
2. Backyard Cottage and Accessory Living Quarters. Separate utility meters and/or addresses are
not permitted.
R. Home Occupations. Home occupations are permitted pursuant to Section 15-2735, Home
Occupations.
S. Airports. All applications shall comply with operative airports plans.
T. Owner Occupancy Requirements. The following shall apply prior to the issuance of a building
permit.
1. Second Dwelling Unit and Backyard Cottage.
a. Either the primary dwelling unit, the Second Dwelling Unit, or the Backyard Cottage shall be
owner-occupied.
b. The property owner shall enter into a restrictive covenant with the City, which shall be recorded
against the property.
c. The covenant shall confirm that either the primary dwelling unit, the Second Dwelling Unit, or the
Backyard Cottage shall be owner-occupied and prohibit rental of both units at the same time.
d. It shall further provide that the Second Dwelling Unit or Backyard Cottage shall not be sold, or title
thereto transferred separate and apart from the rest of the property.
Definition of Tiny House added to City of Fresno Development Code
Tiny House. A structure intended for separate, independent living quarters for one household that
meets these six conditions:
• Is licensed and registered with the California Department of Motor Vehicles and meets ANSI

119.2 or 119.5 requirements;
• Is towable by a bumper hitch, frame-towing hitch, or fifth-wheel connection. Cannot (and is

designed not to) move under its own power. When sited on a parcel per requirements of
this Code, the wheels and undercarriage shall be skirted;
• Is no larger than allowed by California State Law for movement on public highways;
• Has at least 100 square feet of first floor interior living space;
• Is a detached self-contained unit which includes basic functional areas that support normal

daily routines such as cooking, sleeping, and toiletry; and
• Is designed and built to look like a conventional building structure

Planning & Development
Department

To:
From:
Cc:

Tex Haeuser
Planning Director

Scott Morelli, City Manager
Tex Haeuser, Planning Director
Joshua R. Reny, Assistant City Manager

Date:

July 11, 2018

Re:

Tiny Homes

Comprehensive Plan Excerpts
The following are policies from the City’s Comprehensive Plan that appear to have some bearing on the
question of whether or how to allow tiny homes in South Portland. The yellow highlights are mine, and
I’ve provided some brief comments on the import of each policy.
Comp Plan p. 4-2:
All people are comfortable living in South Portland. The City has a diverse population and a wide range
of housing and embraces that diversity. Our different neighborhoods are home to older residents as
well as younger households and children. The cultural diversity of the community is a strength and
people with different cultures and lifestyles are valuable members of the City’s family. The City is a
DIVERSE COMMUNITY.

My take: Tiny homes fit with the idea of a wide range of housing.
Comp Plan pp. 5-14 and -15:
Local Objectives:
• To provide a diversity of housing to meet the needs of a wide range of residents.
• To assure that as new housing is built in the City, there continues to be a supply of affordable
housing available to meet the needs of lower- and moderate-income households.
...
Pursuant to these objectives, the City’s policies with respect to housing are:
...
3. Since small, studio and one-bedroom apartments typically have fewer occupants than larger units
and generate less traffic and parking demand, the City’s land use regulations should treat small
apartments as a fractional unit for density purposes to encourage and facilitate the development of this
type of housing in those areas where the construction of multi-family housing is desired.
4. The City should review its land use and building regulations to identify and possibly revise any
requirements that impose unnecessary obstacles to the construction of “small apartment units” such as
minimum floor area requirements and off-street parking standards while assuring that these units do not
create problems for neighbors.
5. The City should promote the use of “green building” techniques to improve the energy efficiency of
new or renovated housing and should assure that the codes and standards do not create obstacles for
the use of new technologies. [pp. 5-14 and -15]

My take: Tiny homes increase housing diversity and housing affordability. Similar to small
apartments, they could be exempted from density calculations if allowed as unconnected
accessory dwelling units. They also could be required to use green building techniques.
Comp Plan p. 6-1:
1. Encourage development and redevelopment that expands the City’s property tax base in a manner
that is consistent with the City’s other objectives – A fundamental objective of the land use policies is to
identify ways that development and redevelopment can occur that will both expand the tax base and, at
the same time, advance the City’s other objectives. Maintaining high-quality yet affordable municipal
services and educational programs will require steady growth in the tax base – the value of property that
is subject to property taxes. A growing property tax base will also maintain property values.
2. Enhance the livability and walkability of the City’s established neighborhoods while allowing infill
development that is in character with these neighborhoods – South Portland’s established residential
neighborhoods are its soul and a major reason people choose to live in the City. Assuring that these
neighborhoods remain desirable places to live is a fundamental objective of this Plan. At the same time,
limited development/redevelopment should be encouraged within these neighborhoods as long as it is
compatible with the character of the individual neighborhood in which it is located.

My take: While the objectives for housing diversity and affordability support the idea of allowing tiny
homes, these policies about expanding the tax base to ensure the viability of City services
and protecting neighborhood character may give pause. Even with requirements for having
pitched roofs and other design standards, will the impact of a tiny house on neighboring
property values at least be neutral?
Comp Plan p. 6-44:
2. Manufactured Housing
State law requires that all Maine municipalities provide for mobile home parks and the location of
manufactured housing units on individual residential lots. The City currently allows mobile home parks
in the Rural Residential (RF) District but there is very limited land zoned RF. The City currently allows
manufactured housing units on all conforming residential lots subject to a set of design standards that
require a residential appearance. To address the state law, the City should:
•

•

Allow a new mobile home park to be developed in any residential zone provided that the site
has a minimum of ten acres, is served by public sewerage and public water, and the design and
layout will conform to the minimum standards established by state law.
Allow a manufactured housing unit that meets the basic residential design standards set out in
state law (minimum width, pitched roof, residential siding, etc.) to be placed on any conforming
residential lot provided that the unit is placed on a permanent foundation and conforms to any
additional design requirements that apply to other single-family homes.

My take: Tiny homes seem to be a type of manufactured housing, and the Comp Plan is being quite
specific here about only allowing them on conforming residential lots and requiring them to
be on a permanent foundation.
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Comp Plan pp. 6-45 and -46:
4. Quality Design
A fundamental objective of this Plan is to assure that new development, redevelopment, or substantial
expansions to existing buildings are designed so that they are attractive additions to the community and
do not detract from the character of established neighborhoods. To assure that this objective is
achieved, the City should undertake the following:
•

Infill development in established residential neighborhoods – The City’s development standards
should require that all new residential construction, including single-family homes, in established
residential neighborhoods be designed and constructed so that they are compatible with the
character of the immediate neighborhood where they will be located. In general, the level of
design considerations should vary so that development of smaller lots or in areas with a welldefined development pattern is subject to more intensive design considerations. This can take
a variety of approaches including the use of a “form based code”, design standards administered
by staff, or a mini-site plan review process as is currently applied to the development of lots with
less than 5,000 square feet of lot area.

My take: If allowed, tiny homes should have some kind of design review to assure that, scale
notwithstanding, the structure is well-designed and the site is appropriately landscaped.
Other Planning Considerations
•

If allowed, tiny homes probably should be permitted as a special exception (Planning Board
approval required) in order to provide a public hearing and some building/site design review.

•

In addition to being principal dwellings by themselves, tiny homes could be allowed as
accessory dwellings without the requirement of being connected to the principal dwelling.

•

The off-street parking standard for a tiny house should not be more than 1.0 spaces per unit.

•

The appearance of a tiny house would be improved if the electric, telephone, and cable
service lines were required to be underground.
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Matt LeConte
Code Enforcement Officer
496 Ocean Street
P.O. Box 9422
South Portland, ME 04116-9422

To: City Council, City Manager, and Assistant City Manager
From: Matt LeConte, Code Enforcement Officer
Re: Tiny Homes
The Maine Bureau of Building Codes and Standards recently adopted Appendix Q of the
International Residential Code (IRC) as part of the Maine Uniform Building and Energy
Code (MUBEC). As you are aware, Tiny Homes are gaining popularity in the country and in
the State of Maine, and many communities are beginning to have a discussion on local
policy. This workshop is timely as the Maine Building Officials and Inspectors Association
(MBOIA) just held a workshop on Tiny Homes on Thursday, July 19th, which was attended
by City staff. Some progress has been made at the state-level, but there are still many open
questions.
From the perspective of Code Enforcement, attention first needs to be focused on zoning
and establishing where tiny homes should be allowed, as well as a specific approval process.
As part of the approval process, aspects to consider are design review in areas such as roof
design, window style, siding, and door style. Performance Standards may be necessary to
standardize such items as porches, screen doors, and parking requirements (permeable or
impermeable). Lot size requirements should be considered. What is an appropriate
minimum lot size for a tiny home or is a tiny home going to be a detached accessory unit to
a single family home or on a multifamily lot? If so, subdivision approval may be required if
three or more new units are established. Currently, a dwelling unit is defined in the
Ordinance as – “A building or portion thereof providing complete housekeeping facilities for
one family. The term shall not be deemed to include a trailer.” Therefore, a tiny home may
warrant its own definition. Some communities have relaxed ordinance requirements for
Accessory Dwelling Units (ADUs) to allow them as detached units, and then further,
allowed detached mobile tiny homes as a special exception approval. Another proposed use
of tiny homes is a tiny home community similar to a cluster development. The Council may
also want to consider whether tiny homes could be rented, and how might this affect the
soon-to-be-implemented Short Term Rental policy?
With regard to the building, plumbing, and electrical codes, the ability of tiny homes to
adhere to those codes is currently inconsistent due to the nature of a tiny home. Some tiny
homes are on wheels with no storage of grey water, sewer, or potable water storage. As a
mobile recreational type of use, in a variety of locations the tiny home requires a water

service connection, sewer connection, and electrical connection in order to meet code
requirements. As a permanent dwelling unit located on a foundation, which is currently a
requirement in the City, adherence to NFPA 101 is required.
Respectfully,
Matt LeConte, Code Enforcement Officer

Water Resource Protection
July 19, 2018
To:

Josh Reny, Assistant City Manager

From: Patrick Cloutier, Director, Water Resource Protection
Re:

Tiny Homes

As requested, I’m providing comments on consideration of ‘tiny homes’ impacts for the city. There
seems to be a couple considerations when talking about these buildings being allowed in the city.
There are permanent homes that are built on a slab with underground utilities that supply water
and sewer with piping systems that provide the service from a public system. Then there are
mobile buildings that have either piped in water service from a nearby fixed supply (such as a
hose from another building) and a self-contained sewer treatment system with an external drain
that discharges to the ground.
Tiny Homes Built as Permanent Structures:
This type of permanent installation is relatively straight forward in that the city’s ordinance, Chap
22. Sewers and Drains, provide guidance for and require connection to the public sewer system if
the public sewer is located within 100 feet of the property boundary (Sec.22-15). The Chapter
provides for requirements to connect and outlines construction specs and pipe material used for
the proper installation of the private service to the public system.
Tiny Homes as Temporary Dwellings:
A temporary dwelling means there has to also be temporary water or sewer service for the
building. This is a situation for a temporary dwelling where the Sewers and Drains ordinance
doesn’t address the need for a sewer service. In the cases of permanent structures being built
without an available public sewer, either a septic system or holding tank, is constructed. The
septic system provides subsurface treatment and the holding tank provides holding capacity for
wastewater before being trucked to the treatment plant for proper treatment. These are the two
traditional options available that have long term effective success.
I don’t have any experience in the self-contained treatment systems for tiny homes. They do have
filtering systems that take out the solids but no information about the effectiveness of the
treatment or what types of pollutants would be introduced from a household discharge. They also
discharge the filtered water to the ground in a planting bed through a drip irrigation system. This
would raise a couple concerns. Freezing and percolation rates of the soil. There’s a potential of
wastewater pooling on the surface of the ground if either is not addressed adequately. The
Department of Health and Human Services ‘Maine Subsurface Wastewater Disposal’ rules may
address those issues.
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FIRE DEPARTMENT
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DEPUTY FIRE CHIEF
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Josh Reny
Assistant City Manager
25 Cottage Road
South Portland, ME 04106
July 17, 2018
Ref: Tiny Homes
Josh,
Attached, you will find information from the National Fire Protection Association regarding
Tiny Homes. As Tiny Homes have become more of an interest in our society, the NFPA, like
other code standards, are trying to keep up and address many of the issues we are now
considering.
On the level of Fire Prevention and Life Safety, our current codes may be lacking, in fact,
many of the current national referenced codes may be behind as well. As we discussed in our
last meeting, there are two uses for Tiny Homes that need to be considered, stationary and
mobile (recreational vehicle).
For stationary units or a units being used as a permanent dwelling, NFPA 101 Life Safety
Code and NFPA 5000 Building Construction and Safety Code would apply. However, while
the City has adopted NFPA 101 (2009) edition, we have not adopted NFPA 5000. For mobile
or temporary use (recreational vehicles), NFPA 1192 Standards on Recreational Vehicles
would apply. Other codes that could apply in this discussion are NFPA 501 Standards on
Manufactured Housing and NPFA 225 Model Manufactured Home Installation Standard.
Some of these codes have overlapping portions dealing with life safety but those requirements
may vary somewhat. So depending on where the discussion leads, a careful review may be
required to provide the best code coverage.
Currently, and if nothing else changes, once the structure becomes permanent or semipermanent, then, for the FD, it would fall under NFPA 101 Life Safety Code Chapter 24 Oneand Two-Dwellings that would cover many issues but possibly not all, because the Tiny
Home may have been pre-manufactured or pre-built outside of our Codes.

684 BROADWAY, SOUTH PORTLAND, ME 04106

South Portland Fire Department
Here are my recommendations after research and reviewing the attached information should
the City decides to allow Tiny Homes:




Chapter 8 should include or add NFPA 5000 Building Construction and Safety Code.
Modify or add a new section in our ordinance to address or define Tiny Homes,
Manufactured Homes and Recreational Vehicles and the codes that will apply (current
editions), some of which I have mentioned earlier.
I agree with Tex Haeuser that these permanent or temporary installations should have
Planning Board review, which will allow the FD the ability to review site and design
layouts for life safety, and other compliance issues, some of which would be site
location to prevent congestion of structures, primary and secondary means of escape,
smoke and CO detectors, etc.

I hope this helps and let me know if you have any questions.
Best Regards,

Michael Williams
Deputy Fire Chief
mwilliams@southportland.org

cc:

Jim Wilson, Fire Chief
Tex Haeuser, Director, Planning
Steve Puleo, Community Planner
Matt LeConte, Code Enforcement Officer
Brad Weeks, Engineering Division Manager
Patrick Cloutier, Director, Water Resource
Scott Morelli, City Manger
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Courtesy of TinyTexasHomes.com

FACT SHEET » Tiny Homes

What Is a Tiny Home?

While there is no formal definition in nationally recognized codes and standards, a tiny home is typically a single-family home, generally 400 square feet or less, that is
intended as a permanent, non-transitory occupancy.

è DID YOU KNOW? Adopted building codes
might apply to tiny homes within the scope of
the adopted building code.

Which Types of Tiny Homes
Usually Fall Within the Scope and
Application of Building Codes?

Tiny homes are built in different ways, and it is important to identify the types of tiny homes that fall within
the scope and application of building codes or related
regulations. Many tiny homes include features or attributes of the following:
 Recreational vehicles
 Manufactured homes
 Modular dwellings
 Site-built dwellings

NATIONAL FIRE
PROTECTION ASSOCIATION

The leading information and knowledge resource
on fire, electrical and related hazards

Regulations for each of these four types may vary from
state to state and from jurisdiction to jurisdiction. Generally, building codes apply only to tiny homes that are
in the form of modular dwellings and site-built dwellings.
Those taking the form of recreational vehicles and manufactured homes are not regulated by building codes but
are under the regulation of other codes and standards.

Application of Building Codes

Tiny homes are dwellings and therefore could be subjected to the same building code regulations as any other
home. A dwelling is defined as a building provided with
permanent provisions for sleeping, cooking, eating, living,
and sanitation.
Those who work to enforce code provisions on tiny
homes may have difficulties because these homes
introduce features that may not inherently comply with
conventional code requirements.
Some accommodations may be made for special
situations because of the impracticality of applying
certain requirements. See provisions in building codes
for “equivalencies” or “alternate designs or methods of
construction.”

This information is provided to help advance fire and life safety. It does not
represent the official position of the NFPA or its Technical Committees. The NFPA
disclaims liability for any personal injury, property, or other damages of any
nature whatsoever resulting from the use of this information.
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Which Codes Apply?

The following codes apply when adopted, but in the
current editions there are no provisions or exceptions
specifically for tiny homes in these and other nationally
recognized codes:
International Residential Code (IRC), from the
International Code Council (ICC), which establishes
regulations for homes

NFPA 5000®, Building Construction and Safety Code®,
from the National Fire Protection Association (NFPA)

NFPA 101®, Life Safety Code®, correlates closely with
NFPA 5000, and many of the tiny home issues are
also regulated by NFPA 101.

Design and Construction
Considerations

The following are some of the code-related issues that
might affect the design and construction of tiny homes:

Room Size and Dimension
Lofts
Headroom
Means of Escape
Egress Width
Stairs

FOR MORE INFORMATION
READ different types of modern
buildings present unique fire and life
safety challenges: www.nfpa.org/newsand-research/publications/nfpa-journal/2017/march-april-2017/features/
the-outliers
DOWNLOAD the NFPA white paper,
"Applying Building Codes to Tiny
Homes," for a more detailed review of
code requirements in relation to tiny
homes. This paper was developed by

NATIONAL FIRE
PROTECTION ASSOCIATION

The leading information and knowledge resource
on fire, electrical and related hazards

the Building Code Development Committee of the National Fire Protection
Association (NFPA) to assist in explaining the expectation of code enforcement practices on the construction of
tiny homes.

Contact your local building
department or building official
for specific local information.

For more of these resources,

become an NFPA member
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