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Planning Board Agenda 

Thursday, May 7, 2020 

5:30 p.m.  

 

 Geoffrey C. Parker Room – VIA VIDEOCONFERENCE Streamed at https://livestream.com/Rockportmaine  

 

 

 

 

 

 

 

 

 

 

 

 

 

Agenda: 

 

Item #1 Consideration of meeting minutes   

 

Item #2:  Other Business  

 

Item # 3 Adjournment 

 

Please note: Due to the pandemic, the Planning Board has been 

authorized by the state to meet remotely. At this meeting, the Board will 

be meeting in a videoconference format. Public comments or questions 

should be sent to the Town Planner at bnajpauer@rockportmaine.gov  or 

can be provided remotely through the livestream of the meeting. 

 

mailto:bnajpauer@rockportmaine.gov


Bylaws of the Rockport Planning Board  of the Town of Rockport, Maine 

W-O-R-K-I-N-G DRAFT 2020 

 

Section 1. Purpose and Scope  

 These Bylaws are established by the Rockport Planning Board to aid in the fulfillment of its 

responsibility under the Maine Constitution, the Statutes of Maine and the Municipal Ordinances, all of 

which have precedence. The Board should also consider the guidance provided by the Rockport 

Comprehensive Plan in guiding their review of applications.  These Bylaws are intended to ensure fair 

and equitable treatment in all proceedings of the Rockport Planning Board.  

  

Section 2. Planning Board Responsibility  

 The Rockport Planning Board shall be responsible for reviewing and acting upon land use applications as 

designated in the Rockport Land Use Ordinance and Subdivision Reviews in accordance with the 

Rockport Subdivision ordinance The Boarsd shall further perform such duties and exercise such powers 

as are provided by the Rockport Planning Board, land use ordinance and the laws of the State of Maine.  

  

Section 3. Board Membership  

 A. The Planning Board consists of seven (7) regular members and up to two (2) alternate members who 

shall be residents of the Town of Rockport. The members shall serve without pay and shall be appointed 

by the Select Board to serve for staggered three (3) year terms expiring on June 30. The maximum 

length of continuous service shall be nine (9) years.  

 B. All Planning Board members shall attend and participate in all meetings. If a member fails, without 

good cause, to attend four (4) consecutive regular meetings, or at least 75% of all meetings during any 

twelve-month period it shall result in a recommendation to the Select Board for removal of that 

member from the Planning Board.  

  

Section 4. Officers; Duties  

 A. A Chair and a Vice-Chair shall be elected annually by majority vote of the regular members present at 

the first Planning Board meeting following Annual Town Meeting in June and shall assume their duties 

after the adjournment of the meeting when the vote was taken.    

 B. In the absence of the Chair, the Vice-Chair shall assume the duties of the Chair.  

 C. Should both the Chair and the Vice-Chair be absent from a Board meeting, a temporary Chair shall be 

appointed by the Chair prior to the meeting or, if necessary, elected by most of the Board present at the 

meeting.  



D. The Chair shall call all meetings of the Planning Board or designate an appropriate appointed official 

to carry out this responsibility.  

E. The Chair shall preside at all meetings of the Board. The Vice-Chair, at the Chair’s discretion, may 

preside over selected applications. The Chair, however, remains ultimately responsible for the meeting’s 

proper and orderly conduct.   F. The Chair shall represent the Planning Board and be its official 

spokesperson in all matters.  

 G. The Chair shall be responsible for ensuring that new members receive an orientation.  

 H. The Town shall employ a secretary, who shall be responsible for supervising the maintenance of 

accurate records of the Planning Board meetings, including all official actions.  

 I. Records, correspondence, and meeting minutes of the Planning Board shall be maintained in the 

Town Office and made available for inspection during municipal business hours.  

 J. Minutes of the Planning Board meetings shall be officially approved at the next regular meeting of the 

Board, subject to corrections, and publicly available.  Such approved minutes shall constitute the official 

record of the meetings of the Board.  Video or audio recordings produced by the Town shall be 

considered supplemental to the official record.  

  

Section 5. Meetings  

 A. A regular meeting of the Planning Board shall be held at 5:30 p.m. on the fourth Thursday of the 

month in the Rockport Opera House Geoffrey Parker Meeting Room, or at such other time and place 

that the Board may designate. A regular meeting of the Planning Board shall be held once a month in 

the Rockport Opera House. The day and time of the meeting shall be consistent and posted on the town 

website.  Additional meetings may be called when warranted. The date, time, and place of any regular 

meeting may be changed by an order passed at the previous meeting of the Board.   

 B. A quorum of the Board necessary to conduct official business shall consist of four (4) members. A 

concurring vote of a majority of those present and eligible to vote is required for the Planning Board to 

act officially. However, no official action may be taken unless the majority includes at least three (3) 

affirmative votes.  

 C. The date, time, place and agenda for meetings shall be established by the Planning and Development 

Director in coordination with the Board Chair, made available to all Board members and posted for the 

public at least six days prior to the meeting. Application materials and related work products provided 

by staff shall be made available to Planning Board members no later than 3:00 pm Friday prior to the 

next meeting.  

 D. Site walks may be scheduled as deemed necessary by the Chair and, if so, public notice of the time 

and place shall be included on the agenda for the Board’s next scheduled meeting. Members of the 

public may attend site walks, but no public comment shall be considered by the Board and the Board 

shall not keep a record of any comments heard during a site walk. Future Planning Board action may be 

based on observations made on site, but only after such observations are discussed during a regular 

meeting.  



 E. Workshops may be scheduled as deemed necessary by the Chair and, if so, public notice of the time 

and place shall be posted at least two (2) days in advance. Members of the public may attend 

workshops, but no public comment shall be considered by the Board  and the Board may, at the 

discretion of the Chair, choose whether to keep a record of any comments made during a workshop. 

Future Planning Board action may be based on discussion in Workshops, but only after such discussion is 

reviewed during a regular meeting.  

 Section 6. Rules of Procedure  

A. General  

1. Meetings shall be conducted in accordance with Maine Statutes, Town Ordinances, and these Bylaws. 

The Board may establish special rules for the conduct of any business provided such establishment of 

rules does not violate state or municipal law or ordinance.  

 2. Information relating to a request for land use approvals shall be considered by the Planning Board 

only in one or more of the following manners:  

 a. As a Pre-Application presentation;   b. As a part of a formal request for approval by the Planning 

Board submitted in accordance with the local land use and/or subdivision ordinances and application 

procedures established by the Planning and Development Department;  

 c. As verbal or written testimony during a public hearing;  

 d. Or at the request of most of the Board present and eligible to vote.  

 B. Procedure  

 1. If a quorum is present, the Chair shall call the meeting to order at the appointed time.  

2. The Chair shall declare all votes. If any member doubts a vote, the Chair shall order a recount of the 

affirmative and negative votes without debate. The secretary shall record all votes.  

 3. Prior to consideration of any agenda item before the Board, each Board member shall declare any 

potential conflict of interest to the Board with respect to that item. A Board member may voluntarily 

refrain from participation on an agenda item. If a possible conflict of interest is raised and the Board 

member in question asserts that there is no conflict that will influence his or her conduct, the Board 

shall determine whether a conflict exists by majority vote. A member thus found to have a conflict of 

interest shall be ineligible to vote on that item.  

 4. Prior to consideration of any agenda item before the Board, the Chair shall determine which 

members shall be eligible to vote. The Chair may appoint an alternate member for this purpose so long 

as the total number of members eligible to vote does not exceed seven (7).  

 5. A presentation by an applicant shall not exceed fifteen (15) minutes in length without permission of 

the Chair.  

 6. The Chair shall preserve decorum and decide all questions of order and procedure, including the 

extent to which a member who is not eligible to vote on a request for land use approvals may 

participate in or be removed from the Board’s deliberations on that item.  



7. The agenda may be rearranged at the Chair’s discretion.  

  

8. The Board shall not begin to hear any new agenda item commencing after 9:30 p.m. except by 

unanimous vote of members present and eligible to vote on that item.  

  

9. No meeting of the Board shall continue beyond 11:00 p.m. except upon unanimous vote of members 

present and eligible to vote at that time.  

  

C. Public Participation  

  

1. All public hearings held by the Planning Board as required by law or ordinances of the Town of 

Rockport, in addition to meeting special requirements of such law or ordinances, shall provide all 

interested parties with an opportunity to be heard. However, the Chair may limit discussion to new and 

pertinent information.  

  

2. Members of the public wishing to address the Board concerning an agenda item shall wait until the 

Chair asks for public comment. When recognized by the Chair, the speaker shall state the speaker's 

name and address in an audible tone for the record. The speaker shall limit remarks to the issue under 

discussion and a single speaker’s comments shall be limited to 3 minutes. The total time for public 

comment on a single application shall be limited to 45 minutes in one meeting.   

  

3. Persons wishing to address the Board on an item not appearing on the agenda may do so only after 

disposition of all items appearing on the agenda, and only at the discretion of the Chair.  

  

4. The Chair may reopen a closed public hearing with the consent of most of the members present and 

eligible to vote.  

  

5. Members of the public may attend Planning Board workshops and site walks. Public comment at 

workshops shall be permitted solely at the discretion of the Chair.   

6. The public can provide their comments in writing to the Planning Board, either digitally to the 

specified town email address or in writing at the Rockport Town Hall, at least 72 hours in advance ofa  

meeting, for those comments to be considered by the Board at that meeting. Comments provided to the 

Board later than 72 hours prior to a meeting will be considered by the Board at a subsequent meeting, if 

the application is issued a continuance.  



The chair shall be empowered, in consultation with the Town Manager, to consult Town Counsel to 

clarify any legal concerns including, but not limited to, procedure, process, and attorney attendance at 

any given meeting.  

7. No meeting of the Board will go beyond 10:00 p.m., except upon unanimous vote.  

  

Section 7. Voting Procedures  

  

A. The Board shall vote only by motion, second and discussion, except on the question of whether to 

adjourn a meeting. A vote shall be called immediately, without discussion, as soon as a motion to 

adjourn and a second are made. Each motion shall be confined to one subject, which shall be clearly 

expressed.  

  

B. To form a decision on an application for land use approval, the Board may adopt selected findings of 

fact, by vote and in writing, using a checklist or similar work product to be prepared by Planning and 

Development staff.  

  

C. The Planning Board may reconsider any decision on a request for land use approvals within forty-five 

(45) days of the decision. In such cases, a motion to reconsider shall be made by a member who voted in 

the majority on the decision in question.  

  

Section 8. Waivers; Amendments  

  

These bylaws, or any provision thereof, may be waived but only if they remain consistent with 

applicable law.  These bylaws may be amended at any time in writing by majority vote of the Committee 

after notice on the proposed amendment but shall not be effective until approved by the Select Board.  

  

  

Approved by the Planning Board October 2018-  Approved by the Planning Board August 2019 - 

Approved by the Select Board on September 23, 2019 
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D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, January 23, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Clark Doran, Louis Laquaglia, Thomas Laurent (Alt.), James  
                            Ostheimer, Ted Skowronski (Alt.), and Joe Sternowski   
  
Board Absent: Craig Mitchell and John Viehman  
 
Staff Present:  Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and said Mr. Laurent and Mr. Skowronski had 
been seated as full voting members for this meeting. 
 
I. Development Review: 
 
A. Buck Holdings, LLC (Plants Unlimited) – 629 Commercial Street – Pre-Application Review of 
Site Plan Application to Construct a 2.6-Acre Work Yard and Access Road in the Section 907 
Mixed Business / Residential Zoning District – Map 010 / Lot 065: Engineers Andrew Hedrich and 
Alyssa Gartley, both of Gartley & Dorsky Engineering & Surveying, represented the applicant. Mr. 
Hedrich said the applicant wanted to add a 2.6-acre plant storage and work yard area to the rear of his lot, 
to be used only by employees. The area is currently heavily wooded and gravel and drainage would be put 
in. Wells would probably be put in for drip irrigation. 
 
The project would trigger a stormwater requirement for permitting. In addition, there were wetlands in the 
back, some of which would be removed under a Tier III permit. The stormwater plan was not yet settled 
but would probably consist of a buffer or wet pond, either of which would comply with DEP standards. 
 
The owner also wanted to add two small sheds, each of less than 1,000 sq. ft. Work was scheduled to start 
in the fall of 2019, with the expectation of final review in February or March of this year. 
 
Mr. Hedrich had already sent a letter to the state about possible wildlife habitat and was discussing 
existing culverts with the DEP. He agreed to talk with the applicant about cleaning up a ditch with debris 
on another part of his property. 
 
Chair Erickson opened and closed the Public Comment section, without public input, at 5:34 p.m. 
                                                       
B. Ben Pratt – 495 Rockland Street – Pre-Application Review of Plans to Convert an Existing Home 
Occupation Automotive Garage to a Tradesman Use in the Section 904 Residential Zoning District 
– Map 017 / Lot 085: Applicant Ben Pratt and engineer Bill Lane of Gartley & Dorsky appeared before 
the Board. Mr. Pratt and his brother have operated an automotive repair shop for three years as a home 
occupation and are requesting a change of use to a tradesman shop.  
 
No expansion is proposed, the facilities will not change except for the addition of a sign, and the brothers 
will remain the only employees. There will be a maximum of 10 vehicles on the property at one time and 
they cannot be seen by the public. When asked about buffering, Mr. Pratt said it was fine now. He lives 
on the property and his grandmother lives next door. 
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Chair Erickson opened and closed the Public Comment section, without public input, at 5:44 p.m. 
 
C. Aphiwat Rukittikul (Mr. Wat) – 148 West Street – Site Plan Review of Application to Install a 
Take-Out Restaurant in an Existing Commercial Building in the Section 907 Mixed Business / 
Residential Zoning District – Map 027 / Lot 191:  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Joe Sternowski, that the application  
                    was complete and meets the requirements of Section 1304. 
                    Carried 7-0-0 
 
Mr. Aphiwat said he wanted to bring Thai-style pizza to the area. It would be strictly a take-out service 
with no tables and chairs either inside or outside. Orders could be made by phone or on line and only 
friends and family would be assisting him. 
 
Mr. Lane said16 parking spaces were planned, with only 8 required by ordinance. Mr. Aphiwat estimated 
15 minutes as the average parking time per customer. There would be lighting in the parking area. He said 
the dumpster would be screened by existing trees. He would make few changes to the exterior except 
cleaning it up. 
 
Chair Erickson opened and closed the Public Comment section, without public input, at 6:03 p.m. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: Joe Sternowski made a Finding of Fact, seconded by Louis Laquaglia, that the  
                    application meets the requirements of Sections 907, 917 & 918 of the Land Use  
                    Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the  
                    application meets the requirements of Sections 1000 & 1100 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
MOTION:  Louis Laquaglia made a motion, seconded by James Ostheimer, to approve the 
                    application from Mr. Aphiwat to install a take-out restaurant at an existing 
                    commercial building located at 48 West Street, Map 27 / Lot 191, in the 907 District. 
                    Carried 7-0-0 
 
D. Stephen & Jacqueline Laite – 314 West Street – Continuation of Site Plan Review of Application 
to Operate a Towing Business and Construct a 40’ X 60’ Storage Building in the Section 907 & 904 
Mixed Business / Residential Zoning District – Map 019 / Lot 049: Applicant Stephen Laite and 
engineer Bill Lane appeared to support the application. .Chair Erickson said this application had not been 
complete at the September meeting. It is a change of use from an auto repair shop to a towing business 
and needed landscaping and fencing to screen commercial and wrecked vehicles from Rte. 90. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Joe Sternowski that the 
                    application is now complete and meets the requirements of Section 1304 of  
                    the Land Use Ordinance. 
                    Carried 7-0-0 
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Mr. Lane said a site walk had been held in September and the PB had asked that the cars be screened. A 
comprehensive landscaping plan including the fence and gate had been requested. Chair Erickson now 
said the 6’ high fence and 4’ gate portrayed would not block the vehicles from Rte. 90 view. Mr. 
Sternowski said the road was 10’ above the elevation so cars parked 20’ away could not be seen, but those 
40’ back would need a 7’ high fence. Mr. Erickson preferred the higher fence and Mr. Laite agreed to an 
8’ fence. 
 
Asked if trucks were stored there, Mr. Laite said he parked a truck out front since he had no sign. The 
Chair asked him to hide the trucks after business hours. 
 
Mr. Sternowski was concerned about vehicle storage because 1) there was a private well on the abutting 
property, 2) the largest pumping well in Rockport was at the school across the street, and 3) the state 
would define this as an automotive graveyard, which could be leaking fluids. Mr. Lane said the Laite 
property did not meet the definition of auto graveyard because it was used as a towing business. The 
Chair asked the applicant how he could be sure there was no leakage and Mr. Laite replied that bladders 
were used under the hauled vehicles so there would be no dripping and then the liquid went into barrels. 
Only crashed cars sat more than 30 days. Cars in which someone had died were garaged for the police. 
Mr. Lane pointed out that the high school was on public water. 
 
Chair Erickson held no Public Comment section because there was no public present. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that a towing  
                    business is permitted in District 907 as an auto sales and service use per Section 917  
                    of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING:  Louis Laquaglia made a Finding of Fact, seconded by Ted Skowronski, that the  
                    application now includes a landscaping plan that meets the requirements of  
                    Section 1002 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Thomas Laurent, that the 
                    application, amended to include 8’ fencing and gate located in the primary position 
                    and drawn on the Site Plan meets the requirements of Sections 1000 & 1305 of the 
                    Land Use Ordinance. 
                    Carried 6-1-0 (Joe Sternowski voted against) 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the  
                    majority of the vehicles being stored for the business be confined to the physical 
                    area in District 907 per Section 900 of the Land Use Ordinance. 
                    Carried 6-1-0 (Joe Sternowski voted against) 
 
FINDING: Clark Doran made a Finding of Fact, seconded by Ted Skowronski, that any 
                    towed vehicles and commercial vehicles must be stored behind the fencing 
                    and out of the public view at the end of each business day per Section 1305 
                    of the Land Use Ordinance.  
                    Carried 6-1-0 (Joe Sternowski voted against) 
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MOTION:  James Ostheimer made a motion, seconded by Louis Laquaglia, to approve the  
                     application submitted by Srephen and Jacqueline Laite to operate a towing  
                     business and to construct a 40’ X 60’ storage building, for non-commercial use,  
                     located at 314 West St., Map 019 / Lot 049 in Districts 907 & 904. 
                     Carried 6-1-0 (Joe Sternowski voted against) 
 
II. Approve Minutes of 4/4/18 and 10/24/18 Meetings 
 
MOTION: James Ostheimer made a motion, seconded by Louis Laquaglia, to approve the minutes of   
                    the 4/4/18 meeting with changes 
                    Carried 5-0-2 (Joe Sternowski and Thomas Laurent abstained) 
 
MOTION:  Thomas Laurent made a motion, seconded by Joe Sternowski, to approve the minutes of   
                     the 10/24/18 meeting as presented. 
                     Carried 5-0-2 (Clark Doran and Ted Skowronski abstained) 
 
III. Other Business:  
 
A. Chair Erickson said Joe Sternowski had volunteered to be the Planning Board’s representative to the 
Comprehensive Plan Committee and Ted Skowronski had volunteered to be the second Planning Board 
representative to the ORC. 
 
MOTION:  Thomas Laurent made a motion, seconded by Joe Sternowski , to approve Joe  
                     Sternowski as the Planning Board’s representative on the Comprehensive Plan  
                     Committee and Ted Skowronski had volunteered to be the second Planning 
                     Board representative to the ORC. 
                     Carried 7-0-0 
 
B.  Planner Najpauer said a Project Canopy grant discussion was scheduled for Wed., January 30 at 5 
p.m. to discuss tree planting and planning money available. He also provided dates, times, and locations 
of 3 PB training sessions. 
 
A Comprehensive Plan work plan had been submitted to the Selectboard. 
 
IV. Adjournment 
 
The meeting adjourned at 6:52 p.m. 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
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APPROVED 
Town of Rockport Planning Board  

Wednesday, January 23, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Clark Doran, Louis Laquaglia, Thomas Laurent (Alt.), James  
                            Ostheimer, Ted Skowronski (Alt.), and Joe Sternowski   
  
Board Absent: Craig Mitchell and John Viehman  
 
Staff Present:  Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and said Mr. Laurent and Mr. Skowronski had 
been seated as full voting members for this meeting. 
 
I. Development Review: 
 
A. Buck Holdings, LLC (Plants Unlimited) – 629 Commercial Street – Pre-Application Review of 
Site Plan Application to Construct a 2.6-Acre Work Yard and Access Road in the Section 907 
Mixed Business / Residential Zoning District – Map 010 / Lot 065: Engineers Andrew Hedrich and 
Alyssa Gartley, both of Gartley & Dorsky Engineering & Surveying, represented the applicant. Mr. 
Hedrich said the applicant wanted to add a 2.6-acre plant storage and work yard area to the rear of his lot, 
to be used only by employees. The area is currently heavily wooded and gravel and drainage would be put 
in. Wells would probably be put in for drip irrigation. 
 
The project would trigger a stormwater requirement for permitting. In addition, there were wetlands in the 
back, some of which would be removed under a Tier III permit. The stormwater plan was not yet settled 
but would probably consist of a buffer or wet pond, either of which would comply with DEP standards. 
 
The owner also wanted to add two small sheds, each of less than 1,000 sq. ft. Work was scheduled to start 
in the fall of 2019, with the expectation of final review in February or March of this year. 
 
Mr. Hedrich had already sent a letter to the state about possible wildlife habitat and was discussing 
existing culverts with the DEP. He agreed to talk with the applicant about cleaning up a ditch with debris 
on another part of his property. 
 
Chair Erickson opened and closed the Public Comment section, without public input, at 5:34 p.m. 
                                                       
B. Ben Pratt – 495 Rockland Street – Pre-Application Review of Plans to Convert an Existing Home 
Occupation Automotive Garage to a Tradesman Use in the Section 904 Residential Zoning District 
– Map 017 / Lot 085: Applicant Ben Pratt and engineer Bill Lane of Gartley & Dorsky appeared before 
the Board. Mr. Pratt and his brother have operated an automotive repair shop for three years as a home 
occupation and are requesting a change of use to a tradesman shop.  
 
No expansion is proposed, the facilities will not change except for the addition of a sign, and the brothers 
will remain the only employees. There will be a maximum of 10 vehicles on the property at one time and 
they cannot be seen by the public. When asked about buffering, Mr. Pratt said it was fine now. He lives 
on the property and his grandmother lives next door. 
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Chair Erickson opened and closed the Public Comment section, without public input, at 5:44 p.m. 
 
C. Aphiwat Rukittikul (Mr. Wat) – 148 West Street – Site Plan Review of Application to Install a 
Take-Out Restaurant in an Existing Commercial Building in the Section 907 Mixed Business / 
Residential Zoning District – Map 027 / Lot 191:  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Joe Sternowski, that the application  
                    was complete and meets the requirements of Section 1304. 
                    Carried 7-0-0 
 
Mr. Aphiwat said he wanted to bring Thai-style pizza to the area. It would be strictly a take-out service 
with no tables and chairs either inside or outside. Orders could be made by phone or on line and only 
friends and family would be assisting him. 
 
Mr. Wat said 16 parking spaces were planned and Mr. Najpauer confirmed only 8 were required by 
ordinance. Mr. Aphiwat estimated 15 minutes as the average parking time per customer. There would be 
lighting in the parking area. He said the dumpster would be screened by existing trees. He would make 
few changes to the exterior except cleaning it up. 
 
Chair Erickson opened and closed the Public Comment section, without public input, at 6:03 p.m. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: Joe Sternowski made a Finding of Fact, seconded by Louis Laquaglia, that the  
                    application meets the requirements of Sections 907, 917 & 918 of the Land Use  
                    Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the  
                    application meets the requirements of Sections 1000 & 1100 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
MOTION:  Louis Laquaglia made a motion, seconded by James Ostheimer, to approve the 
                    application from Mr. Aphiwat to install a take-out restaurant at an existing 
                    commercial building located at 48 West Street, Map 27 / Lot 191, in the 907 District. 
                    Carried 7-0-0 
 
D. Stephen & Jacqueline Laite – 314 West Street – Continuation of Site Plan Review of Application 
to Operate a Towing Business and Construct a 40’ X 60’ Storage Building in the Section 907 & 904 
Mixed Business / Residential Zoning District – Map 019 / Lot 049: Applicant Stephen Laite and 
engineer Bill Lane appeared to support the application. .Chair Erickson said this application had not been 
complete at the September meeting. It is a change of use from an auto repair shop to a towing business 
and needed landscaping and fencing to screen commercial and wrecked vehicles from Rte. 90. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Joe Sternowski that the 
                    application is now complete and meets the requirements of Section 1304 of  
                    the Land Use Ordinance. 
                    Carried 7-0-0 
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Mr. Lane said a site walk had been held in September and the PB had asked that the cars be screened. A 
comprehensive landscaping plan including the fence and gate had been requested. Chair Erickson now 
said the 6’ high fence and 4’ gate portrayed would not block the vehicles from Rte. 90 view. Mr. 
Sternowski said the road was 10’ above the elevation so cars parked 20’ away could not be seen, but those 
40’ back would need a 7’ high fence. Mr. Erickson preferred the higher fence and Mr. Laite agreed to an 
8’ fence. 
 
Asked if trucks were stored there, Mr. Laite said he parked a truck out front since he had no sign. The 
Chair asked him to hide the trucks after business hours. 
 
Mr. Sternowski was concerned about vehicle storage because 1) there was a private well on the abutting 
property, 2) the largest pumping well in Rockport was at the school across the street, and 3) the state 
would define this as an automotive graveyard, which could be leaking fluids. Mr. Lane pointed out that 
the high school was on public water.  Mr. Najpauer said the Laite property did not meet the definition of 
auto graveyard because it was used as a towing business. The Chair asked the applicant how he could be 
sure there was no leakage and Mr. Laite replied that bladders were used under the hauled vehicles so there 
would be no dripping and then the liquid went into barrels. Only crashed cars sat more than 30 days. Cars 
in which someone had died were garaged for the police.  
 
Chair Erickson held no Public Comment section because there was no public present. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that a towing  
                    business is permitted in District 907 as an auto sales and service use per Section 917  
                    of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING:  Louis Laquaglia made a Finding of Fact, seconded by Ted Skowronski, that the  
                    application now includes a landscaping plan that meets the requirements of  
                    Section 1002 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Thomas Laurent, that the 
                    application, amended to include 8’ fencing and gate located in the primary position 
                    and drawn on the Site Plan meets the requirements of Sections 1000 & 1305 of the 
                    Land Use Ordinance. 
                    Carried 6-1-0 (Joe Sternowski voted against) 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the  
                    majority of the vehicles being stored for the business be confined to the physical 
                    area in District 907 per Section 900 of the Land Use Ordinance. 
                    Carried 6-1-0 (Joe Sternowski voted against) 
 
FINDING: Clark Doran made a Finding of Fact, seconded by Ted Skowronski, that any 
                    towed vehicles and commercial vehicles must be stored behind the fencing 
                    and out of the public view at the end of each business day per Section 1305 
                    of the Land Use Ordinance.  
                    Carried 6-1-0 (Joe Sternowski voted against) 
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MOTION:  James Ostheimer made a motion, seconded by Louis Laquaglia, to approve the  
                     application submitted by Stephen and Jacqueline Laite to operate a towing  
                     business and to construct a 40’ X 60’ storage building, for non-commercial use,  
                     located at 314 West St., Map 019 / Lot 049 in Districts 907 & 904. 
                     Carried 6-1-0 (Joe Sternowski voted against) 
 
II. Approve Minutes of 4/4/18 and 10/24/18 Meetings 
 
MOTION: James Ostheimer made a motion, seconded by Louis Laquaglia, to approve the minutes of   
                    the 4/4/18 meeting with changes 
                    Carried 5-0-2 (Joe Sternowski and Thomas Laurent abstained) 
 
MOTION:  Thomas Laurent made a motion, seconded by Joe Sternowski, to approve the minutes of   
                     the 10/24/18 meeting as presented. 
                     Carried 5-0-2 (Clark Doran and Ted Skowronski abstained) 
 
III. Other Business:  
 
A. Chair Erickson said Joe Sternowski had volunteered to be the Planning Board’s representative to the 
Comprehensive Plan Committee and Ted Skowronski had volunteered to be the second Planning Board 
representative to the ORC. 
 
MOTION:  Thomas Laurent made a motion, seconded by Joe Sternowski , to approve Joe  
                     Sternowski as the Planning Board’s representative on the Comprehensive Plan  
                     Committee and Ted Skowronski as the second Planning Board representative  
                     on the ORC. 
                     Carried 7-0-0 
 
B.  Planner Najpauer said a Project Canopy grant discussion was scheduled for Wed., January 30 at 5 
p.m. to discuss tree planting and planning money available. He also provided dates, times, and locations 
of 3 PB training sessions. 
 
A Comprehensive Plan work plan had been submitted to the Selectboard. 
 
IV. Adjournment 
 
The meeting adjourned at 6:52 p.m. 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
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D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, February 27th, 2020 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Clark Doran, Louis Laquaglia, Thomas Laurent (Alt.), James  
                            Ostheimer, Ted Skowronski (Alt.), Joe Sternowski, John Viehman    
  
Board Absent: Thomas Laurent (Alt) and Craig Mitchell  
 
Staff Present:  Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and said Mr. Laurent and Mr. Skowronski had 
been seated as full voting members for this meeting. 
 
I. Development Review: 
 
Item #1: Consideration of an extension for two years of the Original Site Plan Application for the 
new medical office building on the Pen Bay Center Campus which was approved on March 1, 
2017. The request for the extension is pursuant to Section 1306.3 of the Rockport Land Use 
Ordinance. Submitted by Mark Johnson SMRT Architects and Engineers. 
Chair Erickson read aloud the ordinance section regarding extensions of approval. The applicant was 
represented by Jim Silly, who said the plans had not changed, but the hospital was still generating funds 
for the construction and planned to start this spring.  
 
MOTION: James Ostheimer made a motion, seconded by John Viehman, to approve an 
extension for two years of the original Site Plan Application for the new medical office building 
on the Pen Bay Center Campus, which was approved on March 1, 2017, pursuant to Section 
1306.3 of the Rockport Land Use Ordinance. Carried 7-0-0 
Chair Erickson opened and closed the Public Comment section, without public input 
                                                       
B. Joyce Mohr – 146 Camden Street – Pre-Application Review of Plans to Construct a 2-story 
Commercial Building in the 907 district: Applicant Joyce Mohr and Allen Mitchell of 
McCormick & Assoc. appeared before the Board. Ms. Mohr said her property ran from Camden 
St. to Rte. 1. The original foundation and fencing were in place. She wished to remove the slab 
and add a 2-story structure. The first floor would be rented by an canine aquatic fitness business 
and the second floor would contain an office and future apartment.  
 
There are wetlands on the Camden side of the driveway. Gartley & Dorsky would be doing the 
engineering. The entrance would via a paved drive from Rte. 1. Sewer would be pumped up to 
Camden St. and water was piped from Rte. 1. 
 
Chair Erickson opened and closed the Public Comment section, without public input, at 5:45 
p.m.  
 



Rockport PB Minutes      1/23/19 Page 2 of 3 
 

Mr. Laurent said the Rte. 1 intersection was very busy and making a left turn required crossing 
two lanes of traffic. He asked the applicant to reconsider the entrance location. Ms. Mohr replied 
that the traffic would be limited in comparison to that for the animal hospital.  
 
C. Roiya Doyle – 7 Winding Way – Pre-Application Review of Plans to Operate a Day Care 
in the Section 904 Residential Zoning district – Map 1 / Lot 79: The applicant said she 
wanted to open a Home Day Care with 6-12 children, two of whom were her own. The hours of 
operation would be 8 a.m. to 5 p.m. There was sufficient parking, with room for 8 cars at one 
time. Mr. Laquaglia and Mr. Doran asked her to submit a parking plan. 
 
Chair Erickson asked Ms. Doyle if she had spoken with the neighbors about her plans and she 
said she had not yet. The outdoor play area would be on the back side of the house. There would 
be one additional employee. 
 
Chair Erickson opened and closed the Public Comment section, without public input, at 5:53 
p.m.  
 
D. Ben Pratt – 495 Rockland Street – Site Plan Review of Plans to Convert an Existing 
Home Occupation Automotive Garage to a Tradesman use in the Section 904 Residential 
Zoning District – Map 017 / Lot 085: Chair Erickson noted that the Board was reviewing this 
application because it was considered a change of use. Mr. Pratt had met with the Board last 
month for a pre-application review.  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the 
application is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
Carried 7-0-0  
 
Mr. Pratt said he and his brother had operated a garage on Rte. 17 for 3 years. They now wanted 
to change it from a Home Occupation to a Tradesman’s permit so they could do more 
advertising. This change would allow them to have 3-4 employees, banners by the road, and 
signage. No expansion was proposed. The facilities will not change, except for the addition of a 
sign, and the brothers will remain the only employees. Chair Erickson opened and closed the 
Public Comment section, without public input, at 5:55 p.m.  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that the 
application meets the requirements of Section 1305 of the Land Use Ordinance.  
Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the 
application meets the requirements of Section 800 of the Land Use Ordinance. Carried 7-0-0  
 
FINDING: Louis Laquaglia made a Finding of Fact, seconded by Joe Sternowski, that the 
application meets the definition of Tradesman’s Shop, in Section 300, and that a Tradesman’s 
Shop is permitted, conditionally, in District 904, pursuant to Section 917 of the Land Use 
Ordinance. Carried 7-0-0  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Joe Sternowski, that the 
application meets the requirements of Section 1000 of the Land Use Ordinance. Carried 7-0-0 
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FINDING: Ted Skowronski made a motion, seconded by John Viehman, that the applicant 
understands the need to comply with the Sign Ordinance and that the application meets the 
requirements of Section 1100 of the Land Use Ordinance. . Carried 7-0-0 
 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
 
 
 
 
 



D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, March 27, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Louis Laquaglia, James Ostheimer, Ted Skowronski (Alt.), and  
                            John Viehman 
                           
 Board Absent: Clark Doran, Thomas Laurent (Alt.), Craig Mitchell, and Joe Sternowski 
 
Staff Present:   Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and seated Mr. Skowronski as a full voting 
member for this meeting. 
 
I. Development Review: 
 
A. Stephanie and James Turner – 330 Commercial Street – Pre-Application Discussion of Beauty-
Related Business Consisting of 800 Sq. Ft. in an Existing Commercial Building in the 907 District – 
Map 20, Lot 182: The applicants were planning to configure the 800 sq. ft. space into a reception area, 
ADA bathroom, and 4 units for aestheticians to rent. Ms. Turner said there were co-work spaces like this 
all over the country. Each suite would be 110 sq. ft. and the stylists would do their own bookings. 

 
The Turners wanted to open for business at the end of May or beginning of June. 
 
Chair Erickson opened the floor for Public comment and there was none. 
 
B. Roiya Doyle – 7 Winding Way – Site Plan Review of Application to Operate a Home Day Care 
for 6 to 12 Children in the 904 Residential Zoning District – Map 1 / Lot 79: Chair Erickson asked if 
any member had a conflict of interest that would affect his ability to review this application fairly and 
objectively and none was expressed.  
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by John Viehman, that the application  
                    is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
The Chair then asked the applicant to summarize her application, including an explanation of where the 
play area would be and how she planned to accommodate the 3 required parking spaces.  
 
Ms. Doyle said the day care and play area would be over the garage, while the outdoor play area would be 
on the far backside of the house. She would consider fencing this area in, though it was not required for 
her State license. She had spoken to a couple of the neighbors who had agreed there was no need for 
fencing. Planner Bill Najpauer said his office had notified all neighbors of Ms. Doyle’s plans and had 
received no comments. 
 



Ms. Doyle said there was a 2-car garage for personal use and 2 parking spaces in front of the garage and 2 
more under the basketball court for the day care use. Mr. Laquaglia said there was no turnaround, so 
parents would have to back down the driveway, which created a bad situation.  
 
Mr. Najpauer said this was a residential rather than commercial operation. With under 4 vehicles in a 
peak hour he thought the parking was more than adequate. Mr. Erickson asked the applicant to provide a 
schematic to parents so they would know where to back up. 
 
Chair Erickson opened the floor for Public Comment and there was none. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the  
                    application meets the definition of Day Care Center in Section 300, and that a  
                    day care center is permitted conditionally in District 904, pursuant to Section  
                    917 of the Land Use Ordinance.  
                    Carried 5-0-0 
 
FINDING:  John Viehman made a Finding of Fact, seconded by James Ostheimer, that the  
                    application meets the requirements of Section 1000 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING:  James Ostheimer made Finding of Fact, seconded by Louis Laquaglia, that the 
                     application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 5-0-0 
 
MOTION:  John Viehman made a motion, seconded by James Ostheimer, to approve the Site 
                     Plan Application from Roiya Doyle to operate a home day care for between  
                     6 and 12 children located at 7 Winding Way, Map 2 / Lot 79 in the 904 district. 
                     Carried 5-0-0 
 
C. Joyce Mohr – 146 Camden Street – Site Plan Review of Application to Construct a 2-Story 
Commercial Building in the 907 District – Map 31, Lot 5: Chair Erickson said the Board had 
conducted a site visit to this property before tonight’s meeting. He then asked if any member had a 
conflict of interest that would affect his ability to review this application fairly and objectively and none 
was expressed.  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that the application  
                    is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
Applicant Joyce Mohr and contractor Allen Mitchell of McCormick & Assoc. appeared before the Board.  
Mr. Mitchell said they would build a 2-story building. The 1st floor would accommodate an aquatic fitness 
facility for dogs. The 2nd floor would house an office and, eventually, an apartment. Plans were to occupy 
the 1st floor by the end of 2019. 



 
The building would be on the old foundation, with a slab added for the entrance to the 2nd floor. The 
existing drive would be upgraded and paved, remaining 11’ wide. The entrance would be on Ms. Mohr’s 
property, across from the property of the animal hospital. There would be no more than 4 cars at one time 
and 6 parking spaces would be provided. 
 
The existing water line, which came from Rt. 1, would be checked by the water company. Overhead 
power would come from an existing pole. Sewage would be pumped to a manhole on Camden St. Gartley 
& Dorsky had done a drainage plan and were checking with MDOT to be sure there were no problems 
with the entrance. 
 
Mr. Mitchell said the building would have an asphalt roof and wood siding. 2A Architects were handling 
the design and would work with the Fire Marshall. The building would be slightly visible from Rte. 1 and 
the brush by the driveway would be trimmed for vehicular visibility. 
 
Chair Erickson opened the floor for Public Comment and there was none. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the 
                    application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that a  
                    canine fitness facility is permitted, conditionally, in District 907, pursuant to  
                    Section 917 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING:  John Viehman made a Finding of Fact, seconded by James Ostheimer, that the  
                    application meets the requirements of Section 1000 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING:  James Ostheimer made a motion, seconded by John Viehman, that the application 
                     meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 5-0-0 
 
MOTION:  John Viehman made a motion, seconded by Ted Skowronski, to approve 
                     the Site Plan application from Joyce Mohr to construct a 2-story commercial  
                     building located at 146 Camden Street, Rockport, Map 31 / Lot 5, in the 907 District.  
                     Carried 5-0-0 
 
II. Consideration of Minutes of 2/27/19 Meeting 
 
MOTION: James Ostheimer made a motion, seconded by Ted Skowronski, to approve the minutes of   
                    the 2/27/19 meeting as amended. 
                    Carried 5-0-0 
 
III. New Business:  
 



A. Chair Erickson said the retrospective review of approved applications with CEO Scott Bickford would 
be postponed until the summer. 
 
B. Planner Najpauer said the Canopy Tree Planting Grant application deadline was April 12. Some 
committee members had talked with businesses on Rtes. 1, 17, & 90 and found there was interest in 
obtaining the streetscape trees. The PB members who were working on the canopy project reported 
enthusiastic reception of the idea and felt it had been worthwhile to speak with business owners. 

 
C. Chair Erickson said Planner Najpauer would be conducting more PB training meetings and urged 
anyone who had not attended to do so. 
 
D. Jim Ostheimer, noting that April was poetry month, explained his lifelong interest in and writing of 
poetry. He had helped start the Rockport Poetry Group that met the 1st and 3rd Thursdays of the month at 
the library. On April 18th from 4-5:30 p.m. he and others would be reading their work in honor of poetry 
month. The public was urged to attend. 
 
IV. Adjournment 
 
MOTION: John Viehman made a motion, seconded by James Ostheimer, to adjourn at 6:34 p.m. 
                    Carried 5-0-0 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
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Approved 
Town of Rockport Planning Board  

Wednesday, March 27, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Louis Laquaglia, James Ostheimer, Ted Skowronski (Alt.), and  
                            John Viehman 
                           
 Board Absent: Clark Doran, Thomas Laurent (Alt.), Craig Mitchell, and Joe Sternowski 
 
Staff Present:   Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and seated Mr. Skowronski as a full voting 
member for this meeting. 
 
I. Development Review: 
 
A. Stephanie and James Turner – 330 Commercial Street – Pre-Application Discussion of Beauty-
Related Business Consisting of 800 Sq. Ft. in an Existing Commercial Building in the 907 District – 
Map 20, Lot 182: The applicants were planning to configure the 800 sq. ft. space into a reception area, 
ADA bathroom, and 4 units for aestheticians to rent. Ms. Turner said there were co-work spaces like this 
all over the country. Each suite would be 110 sq. ft. and the stylists would do their own bookings. 

 
The Turners wanted to open for business at the end of May or beginning of June. 
 
Chair Erickson opened the floor for Public comment and there was none. 
 
B. Roiya Doyle – 7 Winding Way – Site Plan Review of Application to Operate a Home Day Care 
for 6 to 12 Children in the 904 Residential Zoning District – Map 1 / Lot 79: Chair Erickson asked if 
any member had a conflict of interest that would affect his ability to review this application fairly and 
objectively and none was expressed.  
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by John Viehman, that the application  
                    is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
The Chair then asked the applicant to summarize her application, including an explanation of where the 
play area would be and how she planned to accommodate the 3 required parking spaces.  
 
Ms. Doyle said the day care and play area would be over the garage, while the outdoor play area would be 
on the far backside of the house. She would consider fencing this area in, though it was not required for 
her State license. She had spoken to a couple of the neighbors who had agreed there was no need for 
fencing. Planner Bill Najpauer said his office had notified all neighbors of Ms. Doyle’s plans and had 
received no comments. 
 
Ms. Doyle said there was a 2-car garage for personal use and 2 parking spaces in front of the garage and 2 
more under the basketball court for the day care use. Mr. Laquaglia said there was no turnaround, so 
parents would have to back down the driveway, which created a bad situation.  
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Mr. Najpauer said this was a residential rather than commercial operation. With under 4 vehicles in a 
peak hour he thought the parking was more than adequate. Mr. Erickson asked the applicant to provide a 
schematic to parents so they would know where to back up. 
 
Chair Erickson opened the floor for Public Comment and there was none. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the  
                    application meets the definition of Day Care Center in Section 300, and that a  
                    day care center is permitted conditionally in District 904, pursuant to Section  
                    917 of the Land Use Ordinance.  
                    Carried 5-0-0 
 
FINDING:  John Viehman made a Finding of Fact, seconded by James Ostheimer, that the  
                    application meets the requirements of Section 1000 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING:  James Ostheimer made Finding of Fact, seconded by Louis Laquaglia, that the 
                     application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 5-0-0 
 
MOTION:  John Viehman made a motion, seconded by James Ostheimer, to approve the Site 
                     Plan Application from Roiya Doyle to operate a home day care for between  
                     6 and 12 children located at 7 Winding Way, Map 2 / Lot 79 in the 904 district. 
                     Carried 5-0-0 
 
C. Joyce Mohr – 146 Camden Street – Site Plan Review of Application to Construct a 2-Story 
Commercial Building in the 907 District – Map 31, Lot 5: Chair Erickson said the Board had 
conducted a site visit to this property before tonight’s meeting. He then asked if any member had a 
conflict of interest that would affect his ability to review this application fairly and objectively and none 
was expressed.  
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that the application  
                    is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
Applicant Joyce Mohr and contractor Allen Mitchell of McCormick & Assoc. appeared before the Board.  
Mr. Mitchell said they would build a 2-story building. The 1st floor would accommodate an aquatic fitness 
facility for dogs. The 2nd floor would house an office and, eventually, an apartment. Plans were to occupy 
the 1st floor by the end of 2019. 
 
The building would be on the old foundation, with a slab added for the entrance to the 2nd floor. The 
existing drive would be upgraded and paved, remaining 11’ wide. The entrance would be on Ms. Mohr’s 
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property, across from the property of the animal hospital. There would be no more than 4 cars at one time 
and 6 parking spaces would be provided. 
 
The existing water line, which came from Rt. 1, would be checked by the water company. Overhead 
power would come from an existing pole. Sewage would be pumped to a manhole on Camden St. Gartley 
& Dorsky had done a drainage plan and were checking with MDOT to be sure there were no problems 
with the entrance. 
 
Mr. Mitchell said the building would have an asphalt roof and wood siding. 2A Architects were handling 
the design and would work with the Fire Marshall. The building would be slightly visible from Rte. 1 and 
the brush by the driveway would be trimmed for vehicular visibility. 
 
Chair Erickson opened the floor for Public Comment and there was none. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the 
                    application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that a  
                    canine fitness facility is permitted, conditionally, in District 907, pursuant to  
                    Section 917 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING:  John Viehman made a Finding of Fact, seconded by James Ostheimer, that the  
                    application meets the requirements of Section 1000 of the Land Use Ordinance. 
                    Carried 5-0-0 
 
FINDING:  James Ostheimer made a motion, seconded by John Viehman, that the application 
                     meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 5-0-0 
 
MOTION:  John Viehman made a motion, seconded by Ted Skowronski, to approve 
                     the Site Plan application from Joyce Mohr to construct a 2-story commercial  
                     building located at 146 Camden Street, Rockport, Map 31 / Lot 5, in the 907 District.  
                     Carried 5-0-0 
 
II. Consideration of Minutes of 2/27/19 Meeting 
 
MOTION: James Ostheimer made a motion, seconded by Ted Skowronski, to approve the minutes of   
                    the 2/27/19 meeting as amended. 
                    Carried 5-0-0 
 
III. New Business:  
 
A. Chair Erickson said the retrospective review of approved applications with CEO Scott Bickford would 
be postponed until the summer. 
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B. Planner Najpauer said the Canopy Tree Planting Grant application deadline was April 12. Some 
committee members had talked with businesses on Rtes. 1, 17, & 90 and found there was interest in 
obtaining the streetscape trees. The PB members who were working on the canopy project reported 
enthusiastic reception of the idea and felt it had been worthwhile to speak with business owners. 

 
C. Chair Erickson said Planner Najpauer would be conducting more PB training meetings and urged 
anyone who had not attended to do so. 
 
D. Jim Ostheimer, noting that April was poetry month, explained his lifelong interest in and writing of 
poetry. He had helped start the Rockport Poetry Group that met the 1st and 3rd Thursdays of the month at 
the library. On April 18th from 4-5:30 p.m. he and others would be reading their work in honor of poetry 
month. The public was urged to attend. 
 
IV. Adjournment 
 
MOTION: John Viehman made a motion, seconded by James Ostheimer, to adjourn at 6:34 p.m. 
                    Carried 5-0-0 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
 
 
 



 
 

D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, April 24, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Clark Doran, Louis Laquaglia, Thomas Laurent (Alt.), James  
                            Ostheimer, Joe Sternowski and John Viehman 
                           
Board Absent: Ted Skowronski (Alt.) 
 
Staff Present:   Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and seated Alternate Thomas Laurent as a full 
voting member for this meeting. 
 
I. Development Review: 
 
A. Tiffany Ford – 461 Commercial Street – Pre-Application Discussion Regarding Installation of an 
Entertainment Center (Change of Use) in the 907 District – Map 13 / Lot 53/01: The applicant and 
engineer Bill Lane of Gartley & Dorsky appeared before the Planning Board. Mr. Lane said his client 
proposed revitalizing an existing building, former location State of Maine Cheese Company. Two food 
tenants would remain to perform food prep. The remaining space would be utilized by Ms. Ford as a 
family entertainment center, with pool tables, an arcade, and escape rooms upstairs. The applicant owns 
On the Water in Maine and said her customers were always looking for things to do, which prompted her 
to open this business. 
 
Mr. Doran asked for an explanation of “escape rooms”. Ms. Ford said they were proliferating all over the 
country and consisted of locked rooms where friends gathered and tried to “escape” following clues. 
 
Ms. Ford wanted to open on 10/1/19. Hours would be Noon to 10 p.m. on weekends and Noon to 9 p.m. 
during the week. Mr. Lane said there were presently 40 parking spaces, which should be more than 
adequate. 
 
Chair Erickson opened the floor for Public comments at 5:40 p.m., but none were offered. 
 
Ms. Ford would return for Site Plan review at the next PB meeting. 
 
B. Stephanie and James Turner – 330 Commercial Street – Site Plan Application for Beauty-
Related Business (Change of Use) Consisting of 800 Sq. Ft. in an Existing Commercial Building in 
the 907 District – Map 20, Lot 182: The applicants had come for a pre-application discussion last 
month. Chair Erickson asked if any member had a conflict of interest that would affect his ability to 
review this application fairly and objectively; none was expressed.  
 
FINDING:  John Viehman made a Finding of Fact, seconded by Joe Sternowski, that the application  
                    is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
                    Carried 7-0-0 
 



 
 

The owners were planning to configure the 800 sq. ft. space into a reception area, ADA bathroom, and 4 
units for aestheticians to rent. These were co-work spaces and each tenant would own his own beauty-
related business and the stylists would each do his own bookings. 
 
The business would be open 8:00a.m. to 9:00 p.m., though tenants could work when they liked. The 
Turners would be paid rent and would take care of everything, including utilities. They hoped to open in 
mid-June. There was plenty of parking and exterior lighting would be added for safety. 

 
The Turners wanted to open for business at the end of May or beginning of June. 
 
Chair Erickson opened the floor for Public comment at 5:50 p.m. and none were offered. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that a  
                    beauty-related business on salon is permitted in District 907, pursuant to Section 
                    917 of the Land Use Ordinance.  
                    Carried 7-0-0 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by Joe Sternowski, that the  
                     application meets the requirements of Section 1000 of the Land Use Ordinance. 
                     Carried 7-0-0 
 
FINDING:   Louis Laquaglia made Finding of Fact, seconded by John Viehman, that the 
                     application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 7-0-0 
 
DECISION:  James Ostheimer made a motion, seconded by John Viehman, to approve the Site 
                       Plan Application from Stephanie and James Turner to install a beauty-related 
                       business, comprising 800 sq. ft., in an existing commercial building at 330 
                       Commercial Street, Map 20 / Lot 182 in the 907 district.  
                       Carried 7-0-0 
 
Mr. Sternowski suggested the building’s landlord install some landscaping and a brief discussion 
followed. 
 
C. David Dickey –  Rockland Street– Application to Amend Approved Kangas Farm Subdivision to 
Reconfigure 2 Lots and Extend a ROW in the 904 Residential Zoning District – Map 12 / Lot 190: 
Kangas Farm Subdivision was approved in May 2016. It was amended later that year. Chair Erickson 
asked if any member had a conflict of interest that would affect his ability to review this application fairly 
and objectively and none was expressed.  
 
Surveyor Jim Dorsky of Gartley & Dorsky represented the applicant. The two buildable lots of the 
subdivision had been sold. When Lot 2 was sold the developer reserved an easement across it. The owner 
of Lot 2 would now like to purchase an additional 0.43 acres of land to bring this lot up to 1.0 acre. Mr. 



 
 

Dickey also proposed continuing the easement across the additional land Lot 2 acquired and adding 0.43-
acres of undeveloped land adjacent and southerly of Lot 1 to meet subdivision requirements. 
 
The proposed amendment would add 0.43 acres of developer Dickey’s remaining land to Lot 2 and add 
0.43 acres of undeveloped land adjacent to and south of the undeveloped land that already existed on Lot 
1. This 0.43-acres would not be part of the subdivision.  
 
In addition, a 25-foot wide ROW would be added over Lot 2 for access to Mr. Dickey’s remaining land. 
Using the Site Plan, Mr. Dorsky pointed out the details of the proposed changes. He said the declaration 
of restricted covenants was noted on the plan and would be registered. 
 
Chair Erickson opened the floor for Public comment at 6:10 p.m. and there was none. 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                     the application meets the requirements of Article 9 of the Rockport Subdivision  
                     Ordinance. 
                     Carried 7-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Article 6 of the Rockport Subdivision  
                    Ordinance. 
                    Carried 7-0-0 
 
DECISION:  James Ostheimer made a motion, seconded by John Viehman, to approve 
                        the proposed subdivision revision (2nd amendment) submitted by David 
                        Dickey (Kangas Farm Subdivision) and located at Route 17 (Rockland  
                        Street), Map 12 / Lot 190, in the 908 district, which was approved by the  
                        Rockport Planning Board on May 25, 2016 and later as a first amendment  
                        change on September 28, 2016. The proposed 2nd amendment changes include:  
                        to add 0.43 acres of land from Mr. Dickey’s remaining land to Lot 2 and  
                        to add 0.43 acres of undeveloped land adjacent to and southerly of the  
                        undeveloped land that already exists on Lot 1, and to show a 25-foot wide  
                        right-of-way over Lot 2 for the benefit of the remaining land of Mr. Dickey. 
                        Carried 7-0-0 
 
D. Herb LLC – Commercial Street – Proposed Revision of Ridge at Rockport Subdivision to 
Change Name, Reduce Number of Units, Revise Wastewater Disposal System Locations, and Revise 
Drainage Plans in the 907 District – Map 10, Lot 60: Chair Erickson asked if any member had a 
conflict of interest that would affect his ability to review this application fairly and objectively. Member 
Louis Laquaglia is an abutter to the subdivision, which is 200’ from his house, but said he had no conflict 
with the application. 
 
DECISION:  Clark Doran made a motion, seconded by Thomas Laurent, that the Board  
                       accepts Mr. Laquaglia’s explanation that, as an abutter, he can still assess 
                       this application revision objectively and fairly. 
                       Carried 7-0-0 
 
Skip Edgerly, managing member of Herb LLC, and engineer Andrew Hedrich of Gartley & Dorsky 
represented the applicant. Mr. Hedrich said the subdivision was approved in 2014 for 20 units and 
required a stormwater management permit from DEP, a wetlands impact permit, and Army Corps impact 
statement. To accommodate sanitary situations, which may change in the near future on this road due to 
the town’s plan to run its sanitary system along the adjacent road, the applicant had decided to move 



 
 

forward with this project utilizing the planned private sanitary system and wells. They might tie into the 
public system at a future date. 
 
Mr. Hedrich said the original design had septic systems along the front of the property that required 
running all the sewer together down to two pump stations before crossing the stream and continuing to the 
septic systems. They had since found suitable soils in 2 other locations before getting to the stream. To 
take advantage of this, they had eliminated 2 units and relocated 1, resulting in a decrease from 20 to 18 
units. 
 
In addition, the impervious area was reduced by 5,000 sq. ft. and the wetland impact by 250 sq. ft. Some 
stormwater measures were modified to comply with moving some of the units around.  Mr. Hedrich went 
into considerable detail on the changes to stormwater drainage. 
 
Chair Erickson opened the floor for Public comment at 6:37 p.m.  
 
Abutter Ted Skowronski said he had recently walked through heavy running water and some sitting water 
on the site. He asked if they might be vernal pools. He also said Phase I had 5 buildings going up but 
originally it was 2 buildings and a road. Mr. Hedrich replied that they had gone through a vernal pool 
study in 2014, which met the requirements. This would now be amended with minor revisions. One 
building had been added to Phase I and one had been removed to another area. Mr. Skowronski asked if 
there would be a completion bond and Mr. Najpauer said it would be updated. 
 
Abutter Rich Rimmer asked how the bridge over the stream looked today. The engineer replied it was all 
in place, with the input of the Army Corps, and explained the details. 
 
Chair Erickson closed the floor for Public comment at 6:46 p.m.  
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                     the application meets the requirements of Article 9 of the Rockport Subdivision  
                     Ordinance. 
                     Carried 7-0-0 
 
FINDING:  John Viehman made a Finding of Fact, seconded by Louis Laquaglia, that 
                     the application meets the requirements of Article 8 of the Rockport Subdivision  
                     Ordinance. 
                     Carried 7-0-0 
 
DECISION:  John Viehman made a motion, seconded by James Ostheimer, to approve 
                        the proposed subdivision revision submitted by Herb LLC, owner of  
                        the subdivision on Commercial Street, Map 10 / Lot 60 in the 907 district, 
                        approved by the Planning Board as the Ridge at Rockport Subdivision on 
                        January 8, 2014. The proposed subdivision amendment changes include:  
                        to change the name of the subdivision to Ridge Creek, to reduce the number 
                        of units from 20 to 18, to revise the proposed subsurface wastewater disposal  
                        system locations, and to revise the stormwater and erosion control plans.                   
                        Carried 7-0-0 
 
E. Buck Holdings LLC (Plants Unlimited) – 629 Commercial Street – Site Plan Review Application 
to Construct a 2.6-Acre Work Yard and Access Road in the 907 District – Map 10 /Lot 65: Chair 
Erickson asked if any member had a potential conflict of interest that could affect his ability to review this 
application fairly and objectively. Louis Laquaglia said he did and stepped down from consideration of 



 
 

this application. The Chair asked alternate Ted Skowronski, in the audience, if he could step in and he 
declined. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application is complete and meets the requirements of Section 1304 
                    of the Land Use Ordinance. 
                    Carried 6-0-0 
 
Applicant Hammon Buck and engineer Andrew Hedrich appeared before the Board. Mr. Hedrich said the 
applicant wanted to revise the Site Plan discussed at an earlier meeting. This was a 24-acre parcel within 
which a 2.6-acre area would be graveled and regraded for a work yard. Drainage would go into level 
spreaders and thence to a buffer. A DEP stormwater management permit was required and DEP had 
agreed only this 2.6-acre would be looked at.  Applications for NRPA and Army Corps permits had been 
submitted. 
 
This new area would function as a gravel yard to make room for more vegetative inventory and would not 
be accessed by customers. A well would be added. 
 
Mr. Sternowski asked about the 3,000 cu. yds. of fill mentioned and the engineer said it was cut and fill to 
balance the yard. Mr. Sternowski also mentioned that the backup beeping on machinery could be 
disruptive to neighbors. Mr. Buck said it should have less impact than presently. Mr. Hedrich said there 
would be a 25’ buffer when only 10’ was required. 
 
Chair Erickson opened the floor for Public comment at 7:10 p.m.  
 
Ted Skowronski said there was a major stream between the Ridge at Rockport, Plants Unlimited, and the 
Village at Rockport and he was concerned what might go into the stream. Mr. Hedrich said there would 
be a 125’ buffer before drainage met the stream and explained the details of this. Mr. Buck agreed to 
clean up debris already in the stream. 
 
Chair Erickson closed the floor for Public comment at 7:18 p.m.  
 
Mr. Doran asked about the use of chemicals at Plants Unlimited. Mr. Buck said they did not spray 
anything and there would be no storage of chemicals in the new area.  
 
Mr. Laquaglia asked if the PB needed DEP approval before voting on this application. Development 
Director Najpauer explained that local permits were obtained first and DEP’s followed. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 918 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
 
 



 
 

FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 1000 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
FINDING:  James Ostheimer made Finding of Fact, seconded by John Viehman, that the 
                     application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 6-0-0 
 
DECISION:  Clark Doran made a motion, seconded by John Viehman, to approve the Site 
                       Plan Application from Buck Holdings LLC (Plants Unlimited) to construct a  
                       2.6-acre work yard and access road at 629 Commercial Street, Map 10 / Lot 65,  
                       in the 907 district. 
                       Carried 6-0-0 
 
Joe Sternowski said the town spent lots of money landscaping, but Plants Unlimited had none; he 
suggested it should have trees out front. 
 
II. Consideration of Minutes of 3/27/19 Meeting 
 
MOTION: John Viehman made a motion, seconded by Louis Laquaglia, to approve the minutes of   
                    the 3/27/19 meeting. 
                    Carried 4-0-3 (Clark Doran, Thomas Laurent & Joe Sternowski abstained) 
 
III. New Business:  
 
A. Chair Erickson asked Mr. Najpauer for an update on the Canopy Tree Planting Grant application 
which had involved several members of the PB. The planner said members of the ad hoc committee had 
solicited applications and the response was very favorable and certainly warranted doing more in the 
future, including looking for more sources of trees. Receiving the grant would be a great way to bring 
attention to the program. The Chair said committee members had reached out to businesses on access 
roads Rtes. 1, 17, and 90. 
 
B. Mr. Doran asked the status of the masterplan re-examination and revising certain portions of the Land 
Use Ordinance. Mr. Najpauer said he was still waiting for the Select Board to pull together a committee 
for the Comprehensive Plan. The planning office was ready to go when that was accomplished. 
 
Mr. Najpauer said part of the Comps Plan committee’s job would be to make recommendations for 
revisions to the Land Use Ordinance. Mr. Sternowski, who would chair that committee, thought once it 
was formed it could get together with the PB to brainstorm. 
 
Mr. Viehman said that in a past discussion of ordinance change, Airbnb rentals had been brought up and 
he asked where that stood now. Mr. Najpauer said his department had put together a draft based on what 
the Select Board had wanted. They planned to have a late-summer public forum to solicit ideas and 
opinions. 
 
C. Chair Erickson praised the poetry reading at which member Jim Ostheimer had read his published 
poetry. He heartily recommended other members grab the opportunity to do the same if he read publicly 
again. Mr. Doran suggested Jim read a poem at a PB meeting and he agreed. 
 
D. Mr. Sternowski asked if there was anything he could do to advance the planned review of approved 
applications to see if they were enacted as intended. Chair Erickson said it would take place in the 
summer due to the CEO’s availability, since he was a key player. 



 
 

IV. Adjournment 
 
MOTION: John Viehman made a motion, seconded by Louis Laquaglia, to adjourn at 7:32 p.m. 
                    Carried 7-0-0 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
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Approved 
Town of Rockport Planning Board  

Wednesday, April 24, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Clark Doran, Louis Laquaglia, Thomas Laurent (Alt.), James  
                            Ostheimer, Ted Skowronski (Alt. not seated), Joe Sternowski and John Viehman 
                           
Board Absent:  Craig Mitchell 
 
Staff Present:   Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and seated Alternate Thomas Laurent as a full 
voting member for this meeting. 
 
I. Development Review: 
 
A. Tiffany Ford – 461 Commercial Street – Pre-Application Discussion Regarding Installation of an 
Entertainment Center (Change of Use) in the 907 District – Map 13 / Lot 53/01: The applicant and 
engineer Bill Lane of Gartley & Dorsky appeared before the Planning Board. Mr. Lane said his client 
proposed revitalizing an existing building, former location State of Maine Cheese Company. Two food 
tenants would remain to perform food prep. The remaining space would be utilized by Ms. Ford as a 
family entertainment center, with pool tables, an arcade, and escape rooms upstairs. The applicant owns 
On the Water in Maine and said her customers were always looking for things to do, which prompted her 
to open this business. 
 
Mr. Doran asked for an explanation of “escape rooms”. Ms. Ford said they were proliferating all over the 
country and consisted of locked rooms where friends gathered and tried to “escape” following clues. 
 
Ms. Ford wanted to open on 10/1/19. Hours would be Noon to 10 p.m. on weekends and Noon to 9 p.m. 
during the week. Mr. Lane said there were presently 40 parking spaces, which should be more than 
adequate. 
 
Chair Erickson opened the floor for Public comments at 5:40 p.m., but none were offered. 
 
Ms. Ford would return for Site Plan review at the next PB meeting. 
 
B. Stephanie and James Turner – 330 Commercial Street – Site Plan Application for Beauty-
Related Business (Change of Use) Consisting of 800 Sq. Ft. in an Existing Commercial Building in 
the 907 District – Map 20, Lot 182: The applicants had come for a pre-application discussion last 
month. Chair Erickson asked if any member had a conflict of interest that would affect his ability to 
review this application fairly and objectively; none was expressed.  
 
FINDING:  John Viehman made a Finding of Fact, seconded by Joe Sternowski, that the application  
                    is complete and meets the requirements of Section 1304 of the Land Use Ordinance. 
                    Carried 7-0-0 
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The owners were planning to configure the 800 sq. ft. space into a reception area, ADA bathroom, and 4 
units for aestheticians to rent. These were co-work spaces and each tenant would own his own beauty-
related business and the stylists would each do his own bookings. 
 
The business would be open 8:00a.m. to 9:00 p.m., though tenants could work when they liked. The 
Turners would be paid rent and would take care of everything, including utilities. They hoped to open in 
mid-June. There was plenty of parking and exterior lighting would be added for safety. 

 
The Turners wanted to open for business at the end of May or beginning of June. 
 
Chair Erickson opened the floor for Public comment at 5:50 p.m. and none were offered. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that a  
                    beauty-related business on salon is permitted in District 907, pursuant to Section 
                    917 of the Land Use Ordinance.  
                    Carried 7-0-0 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by Joe Sternowski, that the  
                     application meets the requirements of Section 1000 of the Land Use Ordinance. 
                     Carried 7-0-0 
 
FINDING:   Louis Laquaglia made Finding of Fact, seconded by John Viehman, that the 
                     application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 7-0-0 
 
DECISION:  James Ostheimer made a motion, seconded by John Viehman, to approve the Site 
                       Plan Application from Stephanie and James Turner to install a beauty-related 
                       business, comprising 800 sq. ft., in an existing commercial building at 330 
                       Commercial Street, Map 20 / Lot 182 in the 907 district.  
                       Carried 7-0-0 
 
Mr. Sternowski recommended overall approval, but suggested the building’s landlord install some 
landscaping. A brief discussion followed. 
 
C. David Dickey –  Rockland Street– Application to Amend Approved Kangas Farm Subdivision to 
Reconfigure 2 Lots and Extend a ROW in the 904 Residential Zoning District – Map 12 / Lot 190: 
Kangas Farm Subdivision was approved in May 2016. It was amended later that year. Chair Erickson 
asked if any member had a conflict of interest that would affect his ability to review this application fairly 
and objectively and none was expressed.  
 
Surveyor Jim Dorsky of Gartley & Dorsky represented the applicant. The two buildable lots of the 
subdivision had been sold. When Lot 2 was sold the developer reserved an easement across it. The owner 
of Lot 2 would now like to purchase an additional 0.43 acres of land to bring this lot up to 1.0 acre. Mr. 
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Dickey also proposed continuing the easement across the additional land Lot 2 acquired and adding 0.43-
acres of undeveloped land adjacent and southerly of Lot 1 to meet subdivision requirements. 
 
The proposed amendment would add 0.43 acres of developer Dickey’s remaining land to Lot 2 and add 
0.43 acres of undeveloped land adjacent to and south of the undeveloped land that already existed on Lot 
1. This 0.43-acres would not be part of the subdivision.  
 
In addition, a 25-foot wide ROW would be added over Lot 2 for access to Mr. Dickey’s remaining land. 
Using the Site Plan, Mr. Dorsky pointed out the details of the proposed changes. He said the declaration 
of restricted covenants was noted on the plan and would be registered. 
 
Chair Erickson opened the floor for Public comment at 6:10 p.m. and there was none. 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                     the application meets the requirements of Article 9 of the Rockport Subdivision  
                     Ordinance. 
                     Carried 7-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Article 6 of the Rockport Subdivision  
                    Ordinance. 
                    Carried 7-0-0 
 
DECISION:  James Ostheimer made a motion, seconded by John Viehman, to approve 
                        the proposed subdivision revision (2nd amendment) submitted by David 
                        Dickey (Kangas Farm Subdivision) and located at Route 17 (Rockland  
                        Street), Map 12 / Lot 190, in the 908 district, which was approved by the  
                        Rockport Planning Board on May 25, 2016 and later as a first amendment  
                        change on September 28, 2016. The proposed 2nd amendment changes include:  
                        to add 0.43 acres of land from Mr. Dickey’s remaining land to Lot 2 and  
                        to add 0.43 acres of undeveloped land adjacent to and southerly of the  
                        undeveloped land that already exists on Lot 1, and to show a 25-foot wide  
                        right-of-way over Lot 2 for the benefit of the remaining land of Mr. Dickey. 
                        Carried 7-0-0 
 
D. Herb LLC – Commercial Street – Proposed Revision of Ridge at Rockport Subdivision to 
Change Name, Reduce Number of Units, Revise Wastewater Disposal System Locations, and Revise 
Drainage Plans in the 907 District – Map 10, Lot 60: Chair Erickson asked if any member had a 
conflict of interest that would affect his ability to review this application fairly and objectively. Member 
Louis Laquaglia is an abutter to the subdivision, which is 200’ from his house, but said he had no conflict 
with the application. 
 
DECISION:  Clark Doran made a motion, seconded by Thomas Laurent, that the Board  
                       accepts Mr. Laquaglia’s explanation that, as an abutter, he can still assess 
                       this application revision objectively and fairly. 
                       Carried 7-0-0 
 
Skip Edgerly, managing member of Herb LLC, and engineer Andrew Hedrich of Gartley & Dorsky 
represented the applicant. Mr. Hedrich said the subdivision was approved in 2014 for 20 units and 
required a stormwater management permit from DEP, a wetlands impact permit, and Army Corps impact 
statement. To accommodate sanitary situations, which may change in the near future on this road due to 
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the town’s plan to run its sanitary system along the adjacent road, the applicant had decided to move 
forward with this project utilizing the planned private sanitary system and wells. They might tie into the 
public system at a future date. 
 
Mr. Hedrich said the original design had septic systems along the front of the property that required 
running all the sewer together down to two pump stations before crossing the stream and continuing to the 
septic systems. They had since found suitable soils in 2 other locations before getting to the stream. To 
take advantage of this, they had eliminated 2 units and relocated 1, resulting in a decrease from 20 to 18 
units. 
 
In addition, the impervious area was reduced by 5,000 sq. ft. and the wetland impact by 250 sq. ft. Some 
stormwater measures were modified to comply with moving some of the units around.  Mr. Hedrich went 
into considerable detail on the changes to stormwater drainage. 
 
Chair Erickson opened the floor for Public comment at 6:37 p.m.  
 
Abutter Ted Skowronski said he had recently walked through heavy running water and some sitting water 
on the site. He asked if they might be vernal pools. He also said Phase I had 5 buildings going up but 
originally it was 2 buildings and a road. Mr. Hedrich replied that they had gone through a vernal pool 
study in 2014, which met the requirements. This would now be amended with minor revisions. One 
building had been added to Phase I and one had been removed to another area. Mr. Skowronski asked if 
there would be a completion bond and Mr. Najpauer said it would be updated. 
 
Abutter Rich Rimmer asked how the bridge over the stream looked today. The engineer replied it was all 
in place, with the input of the Army Corps, and explained the details. 
 
Chair Erickson closed the floor for Public comment at 6:46 p.m.  
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                     the application meets the requirements of Article 9 of the Rockport Subdivision  
                     Ordinance. 
                     Carried 7-0-0 
 
FINDING:  John Viehman made a Finding of Fact, seconded by Louis Laquaglia, that 
                     the application meets the requirements of Article 8 of the Rockport Subdivision  
                     Ordinance. 
                     Carried 7-0-0 
 
DECISION:  John Viehman made a motion, seconded by James Ostheimer, to approve 
                        the proposed subdivision revision submitted by Herb LLC, owner of  
                        the subdivision on Commercial Street, Map 10 / Lot 60 in the 907 district, 
                        approved by the Planning Board as the Ridge at Rockport Subdivision on 
                        January 8, 2014. The proposed subdivision amendment changes include:  
                        to change the name of the subdivision to Ridge Creek, to reduce the number 
                        of units from 20 to 18, to revise the proposed subsurface wastewater disposal  
                        system locations, and to revise the stormwater and erosion control plans.                   
                        Carried 7-0-0 
 
E. Buck Holdings LLC (Plants Unlimited) – 629 Commercial Street – Site Plan Review Application 
to Construct a 2.6-Acre Work Yard and Access Road in the 907 District – Map 10 /Lot 65: Chair 
Erickson asked if any member had a potential conflict of interest that could affect his ability to review this 
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application fairly and objectively. Louis Laquaglia said he did and stepped down from consideration of 
this application. The Chair asked alternate Ted Skowronski, in the audience, if he could step in and he 
declined. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application is complete and meets the requirements of Section 1304 
                    of the Land Use Ordinance. 
                    Carried 6-0-0 
 
Applicant Hammon Buck and engineer Andrew Hedrich appeared before the Board. Mr. Hedrich said the 
applicant wanted to revise the Site Plan discussed at an earlier meeting. This was a 24-acre parcel within 
which a 2.6-acre area would be graveled and regraded for a work yard. Drainage would go into level 
spreaders and thence to a buffer. A DEP stormwater management permit was required and DEP had 
agreed only this 2.6-acre would be looked at.  Applications for NRPA and Army Corps permits had been 
submitted. 
 
This new area would function as a gravel yard to make room for more vegetative inventory and would not 
be accessed by customers. A well would be added. 
 
Mr. Sternowski asked about the 3,000 cu. yds. of fill mentioned and the engineer said it was cut and fill to 
balance the yard. Mr. Sternowski also mentioned that the backup beeping on machinery could be 
disruptive to neighbors. Mr. Buck said it should have less impact than presently. Mr. Hedrich said there 
would be a 25’ buffer when only 10’ was required. 
 
Chair Erickson opened the floor for Public comment at 7:10 p.m.  
 
Ted Skowronski said there was a major stream between the Ridge at Rockport, Plants Unlimited, and the 
Village at Rockport and he was concerned what might go into the stream. Mr. Hedrich said there would 
be a 125’ buffer before drainage met the stream and explained the details of this. Mr. Buck agreed to 
clean up debris already in the stream. 
 
Chair Erickson closed the floor for Public comment at 7:18 p.m.  
 
Mr. Doran asked about the use of chemicals at Plants Unlimited. Mr. Buck said they did not spray 
anything and there would be no storage of chemicals in the new area.  
 
Mr. Laquaglia asked if the PB needed DEP approval before voting on this application. Development 
Director Najpauer explained that local permits were obtained first and DEP’s followed. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 800 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by John Viehman, that  
                    the application meets the requirements of Section 918 of the Land Use Ordinance. 
                    Carried 6-0-0 
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FINDING: John Viehman made a Finding of Fact, seconded by James Ostheimer, that the 
                    application meets the requirements of Section 1000 of the Land Use Ordinance. 
                    Carried 6-0-0 
 
FINDING:  James Ostheimer made Finding of Fact, seconded by John Viehman, that the 
                     application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                    Carried 6-0-0 
 
DECISION:  Clark Doran made a motion, seconded by John Viehman, to approve the Site 
                       Plan Application from Buck Holdings LLC (Plants Unlimited) to construct a  
                       2.6-acre work yard and access road at 629 Commercial Street, Map 10 / Lot 65,  
                       in the 907 district. 
                       Carried 6-0-0 
 
Joe Sternowski said the town spent lots of money landscaping, but Plants Unlimited had none; he 
suggested it should have trees out front. 
 
II. Consideration of Minutes of 3/27/19 Meeting 
 
MOTION: John Viehman made a motion, seconded by Louis Laquaglia, to approve the minutes of   
                    the 3/27/19 meeting. 
                    Carried 4-0-3 (Clark Doran, Thomas Laurent & Joe Sternowski abstained) 
 
III. New Business:  
 
A. Chair Erickson asked Mr. Najpauer for an update on the Canopy Tree Planting Grant application 
which had involved several members of the PB. The planner said members of the ad hoc committee had 
solicited applications and the response was very favorable and certainly warranted doing more in the 
future, including looking for more sources of trees. Receiving the grant would be a great way to bring 
attention to the program. The Chair said committee members had reached out to businesses on access 
roads Rtes. 1, 17, and 90. 
 
B. Mr. Doran asked the status of the masterplan re-examination and revising certain portions of the Land 
Use Ordinance. Mr. Najpauer said he was still waiting for the Select Board to pull together a committee 
for the Comprehensive Plan. The planning office was ready to go when that was accomplished. 
 
Mr. Najpauer said part of the Comps Plan committee’s job would be to make recommendations for 
revisions to the Land Use Ordinance. Mr. Sternowski, who would represent the PB on the Comps Plan, 
thought once it was formed it could get together with the PB to brainstorm. 
 
Mr. Viehman said that in a past discussion of ordinance change, Airbnb rentals had been brought up and 
he asked where that stood now. Mr. Najpauer said his department had put together a draft based on what 
the Select Board had wanted. They planned to have a late-summer public forum to solicit ideas and 
opinions. 
 
C. Chair Erickson praised the poetry reading at which member Jim Ostheimer had read his published 
poetry. He heartily recommended other members grab the opportunity to do the same if he read publicly 
again. Mr. Doran suggested Jim read a poem at a PB meeting and he agreed. 
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D. Mr. Sternowski asked if there was anything he could do to advance the planned review of approved 
applications to see if they were enacted as intended. Chair Erickson said it would take place in the 
summer due to the CEO’s availability, since he was a key player. 
IV. Adjournment 
 
MOTION: John Viehman made a motion, seconded by Louis Laquaglia, to adjourn at 7:32 p.m. 
                    Carried 7-0-0 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
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D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, May 22, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

 
       

Board Present:  Chair Warren Erickson, Clark Doran, Louis Laquaglia, Thomas Laurent (Alt.), James  
                            Ostheimer, Ted Skowronski (Alt.) and Joe Sternowski  
                           
Board Absent: Craig Mitchell and John Viehman 
 
Staff Present:   Planner and Community Development Director William Najpauer, Videographer Bruce  
                          Hilsmeyer, and Recording Secretary Deborah Sealey 
 
Chair Erickson called the meeting to order at 5:30 p.m. and seated Alternates Thomas Laurent and Ted 
Skowronski as full voting members for this meeting. 
 
I. Development Review: 
 
A. Harkness Brook Subdivision – Old Nutt Farm Road – Amendment Application to Combine Two 
Lots into a Single Lot in Approved Subdivision in District 903 - Map 20 / Lot 013-003 & Lot 013-
005: Chair Erickson asked if any member had a conflict of interest that would affect his ability to review 
this application fairly and objectively and none was noted. The applicant, Samuel Hall, appeared before 
the PB.  

 
Mr. Hall proposed joining Lots 3 & 5 into a single Lot 3. The current Lot 5 is an unimproved back lot but 
is assessed as a buildable lot in an active subdivision. Mr. Hall said it would never be improved while he 
owned it and he wanted the tax advantage of using it as a back lot. Mr. Doran asked if Lot 5 could later be 
split out and developed and the applicant said it could. 
 
Chair Erickson opened the floor for Public comments at 5:35 p.m., but none were offered. 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia, that 
                     the application meets the requirements of Article 9 of the Rockport Subdivision 
                     Ordinance. 
                     Carried 7-0-0 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that the 
                    application meets the requirements of Article 8 of the Rockport Subdivision Ordinance. 
                    Carried 7-0-0 
 
DECISION:  James Ostheimer made a motion, seconded by Louis Laquaglia, to approve 
                       the proposed subdivision revision on a property owned by Samuel Hall,  
                       and submitted by Landmark Corporation Engineers & Surveyors, of the 
                       Harkness Brook Subdivision located on Old Nutt Farm Rd., Map 20,  
                       Lots 013-003 and 013-005 in the 903 District. The subdivision was 
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                       originally recorded on June 1, 2005. The proposed subdivision amendment 
                       change is to combine Lots 3 and 5 into a single lot to be identified as  
                       Lot 3, as shown on the Subdivision Amendment dated May 13, 2019. 
                       Carried 7-0-0 
 
B. Tiffany Ford – 461 Commercial Street – Site Plan Review of Application to Install an 
Entertainment Center in an Existing Building in the 907 District – Map 14, Lot 53/01: Chair 
Erickson asked if any member had a conflict of interest that would affect his ability to review this 
application fairly and objectively and none was expressed. The Chair noted that this application was a 
Change of Use and had been discussed last month at a pre-application meeting. 
 
Applicant Tiffany Ford and engineer William Lane of Gartley & Dorsky Engineers & Surveyors appeared 
before the PB. Ms. Ford said she was trying to purchase the 461 Commercial St. property. Mr. Lane said 
her proposal was to retain some of the current space for tenants in the existing food manufacturing uses 
and convert the rest of the space into escape rooms and other family entertainment uses.  
 
Ms. Ford explained that escape rooms were locked spaces from which a group of people followed clues or 
solved puzzles in order to exit. The rooms were locked, but each had a mechanical lever inside the room 
so the door could be unlocked from the inside. 
 
The existing paving, curb cuts, exterior lighting and parking would be retained. There will be new cut-off 
lighting at the building entrances. Ms. Ford said the exterior of the building would have new siding on the 
first floor and would be shingled on the second floor. Mr. Lang asked Ms. Ford if she was aware of 
landscape requirements, but Mr.  Lane pointed out that this was an existing developed property that had 
already been subject to landscape review. Mr. Lane said the ordinance referred to only addressed new 
construction. 
 
Mr. Sternowski questioned the expected number of occupants versus the parking spots. Mr. Lane said 
there were 40 spaces, with 32 required. No additional exterior lights were planned, though Mr. 
Skowronski felt they were needed.  
 
Chair Erickson opened the floor for Public comments at 6:05 p.m. 
 
Marci Casas said she had rented the upstairs space in the past and there was plenty of lighting in the back 
parking area. 
 
Chair Erickson closed the floor for Public comments at 6:07 p.m. 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that  
                    the application meets the requirements of Section 1305 of the Land Use Ordinance. 
                    Carried 7-0-0 
 
FINDING:  James Ostheimer made a Finding of Fact, seconded by Louis Laquaglia , that 
                     the application meets the requirements of Section 800 of the Land Use Ordinance. 
                     Carried 7-0-0 
 
FINDING: James Ostheimer made a Finding of Fact, seconded by Clark Doran, that  
                    indoor recreation facilities are permitted, conditionally, in the 907  
                    District, pursuant to Section 917 of the Land Use Ordinance.  
                    Carried 7-0-0 
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FINDING:  James Ostheimer made a Finding of Fact, seconded by Joe Sternowski, that the  
                     application meets the requirements of Section 1000 of the Land Use Ordinance. 
                     Carried 7-0-0 
 
FINDING:   James Ostheimer made a Finding of Fact, seconded by Ted Skowronski, that  
                      the application meets the requirements of Section 1100 of the Land Use Ordinance. 
.                     Carried 7-0-0 
 
DECISION:  Clark Doran made a motion, seconded by Louis Laquaglia, to approve the 
                       Site Plan Application from Tiffany Ford to install an Entertainment 
                       Center in an existing commercial building at 461 Commercial Street, 
                       Map 14, Lot 53/01 in the 907 District. 
                       Carried 7-0-0 
 
 
C. Town of Rockport - 101 Main Street - Proposal to Transfer a Parcel of Land in the 908 District 
to Maine Water Company to be Included in its Conservation Land Area – Map 37 / Lot 30: Chair 
Erickson asked if any member had a conflict of interest that would affect his ability to review this 
application fairly and objectively, but none was expressed. Mr. Erickson said this proposal was for the 
Town of Rockport to transfer a small parcel of land, acquired for taxes in the early 1990’s, to be included 
in the Maine Water conservation land area. This was approved at the 2018 annual town meeting and 
recently exercised by the Select Board. Disposal of the property could only be made after consultation 
with the Planning Board and Conservation Commission. Conservation Commission members were 
present this evening and, like the PB, would make a recommendation on the issue to the Select Board. 
 
Ian Stewart, Director of the Coastal Mountain Land Trust [CMLT], said his group was party to the entire 
project. CMLT had been working since 2003 to conserve approximately 4,000 acres around Bald and 
Ragged Mountains because it was listed as 1 of the 25 focus areas in the state having very high 
conservation values. CMLT was also interested in recreation and water quality, which was important here 
because Grassy Pond supplied 6 towns with drinking water. 
 
Completing the conservation easement area had been complicated by undefined boundaries and this plan 
was part of the solution to that. By deeding the land from the town directly to Maine Water, further 
surveying would not be needed. The easements guaranteed public access, forestry could continue under 
CMLT’s auspices, and the water company would continue to pay taxes. 
 
Hunting would be allowed on the land and Grassy Pond would allow boat access. Mr. Stewart explained 
where public parking allowed access. 
 
When asked by Chair Erickson, Mr. Stewart saw no potential downside to this transfer. The town would 
give 3.4 acres to a public entity, but it would be under a conservation easement and would result in 
substantial public good. 
 
Chair Erickson opened the floor for Public comments at 6:21 p.m. 
 
Fred Ribeck of the Conservation Commission noted an additional access to the property.  
 
Lora Laffan of the Conservation Commission said it had worked with the Lake Stewards for Maine on 
Grassy Pond water quality. 
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Doug Cole, Select Board, asked if this land had a value for private sale. Mr. Steward replied that the cost 
of putting in a driveway would be prohibitively expensive and there was no view of water from the 
parcel. The lot was 137’ wide and 1,000’ long. 
 
Chair Erickson closed the floor for Public comments at 6:25 p.m. 
 
DECISION: Ted Skowronski made a motion, seconded by Thomas Laurent, to recommend to 
                      the Select Board that the Town of Rockport transfer a parcel of land, Map 37 / Lot 30,  
                      in the 908 District, acquired for taxes, to the Maine Water Co. to be included in 
                      their conservation land area. 
                      Carried 7-0-0 
 
Conservation Commission Chair Kimberly Kimball stated that her group had unanimously decided to 
recommend to the Select Board the transfer of the 3.4 acres of land to Maine Water Co. 
 
II. Consideration of Minutes of 4/24/19 Meeting 
 
MOTION: Thomas Laurent made a motion, seconded by Louis Laquaglia, to approve the 
                    minutes of the 4/24/19 meeting as amended. 
                    Carried 7-0-0 
 
III. New Business:  
 
1. Chair Erickson asked Mr. Najpauer for an update on the Canopy Tree Planting Grant application upon 
which several members of the PB had worked. The Planner said there was nothing to report at this time, 
but he should hear soon. 
 
2. Chair Erickson said next month marked the end of the 2018/2019 PB cycle, which meant that officers 
must be elected for the next year. Three members (Craig Mitchell, Louis Laquaglia, and Warren 
Erickson) would finish their terms next month. Mr. Erickson said neither he nor Craig Mitchell planned to 
continue on the Board for another term. Anyone who was interested in being considered for Chair should 
contact him if he had questions about what the position entailed. 
 
3. Chair Erickson reminded the Board that Jim Ostheimer had agreed to read one of his poems this 
evening. Jim read the poem “The Hills of Home”, written 72 years ago when he was 15. Appreciative 
applause and comments followed the reading. 
 
4. Mr. Sternowski asked if the meeting packets would continue to be mailed or become electronically 
delivered. Mr. Najpauer said paper packets would continue for now until the quality of electronic 
transmittals could be assured. Mr. Sternowski said that, having received both, he found the electronic 
packets preferable. 
 
Mr., Doran advised the Board that his wife did not want to see any more postage on packages to PB 
members. Mr. Najpauer said they were mailed because many members did not pick them up in a timely 
manner. 
 
Tom Laurent asked how electronic information could be accessed during a meeting. There was discussion 
of using tablets or laptops. 
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5. Mr. Skowronski asked about starting to look at grants to deal with the emerald ash borer problem. 
Tomorrow morning the Conservation Commission had a representative from the Dept. of Forestry 
coming to a meeting at 10:30 to provide information on how to recognize the presence of ash borers. 
Conservation Commission members will then begin checking public areas to determine if there are signs 
of the insect. They will eventually provide public education on the issue. 
 
Mr. Doran said this did not just affect public land since beautiful ash trees in the community were also on 
private land. An expensive inoculation was available and he hoped the community would look at bulk 
purchase of this. Mr. Sternowski mentioned a program that performed aerial identification of ash trees. 
 
6. Mr. Doran inquired about the master plan re-examination and revisions of certain portions of the Land 
Use Ordinance. Mr. Najpauer said they were still waiting for a committee to be pulled together. 
 
IV. Adjournment 
 
MOTION: Ted Skowronski made a motion, seconded by Joe Sternowski, to adjourn at 6:50 p.m. 
                    Carried 7-0-0 
 
 
 
Respectfully submitted, 
 
 
Deborah Sealey 
Recording Secretary 
 
 
 



D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, June 26th, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

Board Present:   Chairman Warren Erickson, Clark Doran, Louis Laquaglia, Thomas 
Laurant, Ted Skowronski (alt.), Joe Sternowski, Craig Mitchel and John Viehman  
 
Staff Present: Planner and Community Director William Najpauer  
 
Chairman Erickson called the meeting to order at 5:45 PM and seated Ted 
Skowronski as a full voting member for the meeting. He determined that no member 
had a conflict of interest with any of the items on the agenda.  
 
Consideration of the May meeting minutes: 
 
There was one correction. 
 
Joe Sternowski moved to approve the May 2019 Planning Board meeting minutes as 
amended. John Viehman seconded. 
 
Carried 8- 0- 0 and the motion was passed.  
 
New Business:  
 
2019 Project Canopy Grant 
 
Town Planner William Najpauer informed the Board that the town successfully 
received the grant. A fall planting of trees is planned. AA RFP will have to go out to 
source the purchase of the trees. As this is a federally funded project, the criteria of 
the RFP will be as follows: 

• Overall price of purchase  
• Timeliness of purchase and availability of trees from vendor  

Choosing a local vendor will be considered as much as possible. About 28 trees will 
need to be purchased. The grant funding will be matched by local donations.  
 
 
 



Election of the Planning Board Officers 
 
Chairman Erickson read the bylaws regarding electing an annual Chair and Vice Chair, 
and then moved on to the election. 
 
John Viehman elected Joe Sternowski for the position of Chairperson of the Rockport 
Planning Board. Sternowski accepted the nomination.  
 
No other nominations from the floor were had.  
 
Jim Ostheimer moved in favor of electing Joe Sternowski as Chairperson of the 
Rockport Planning Board. John Viehman seconded the motion.  
 
8-0-0 CARRIED and the motion was passed.  
 
Sternowski addressed the Board and recognized Erickson’s skilled leadership of the 
Board over the past year. John Viehman thanked Erickson for his attention to detail, 
professionalism, and fairness to all Planning Board members during his time as Chair.  
 
Erickson stated that it had been a pleasure working with the Board, and especially 
wanted to thank Bill Najpauer and Hannah Sisk for all of their work, especially in 
regard to the Town’s canopy grant project. 
 
Ted Sternowksi nominated John Viehman for the position of Vice Chair of the 
Rockport Planning Board. Viehman accepted the nomination. No other nominations 
were had from the floor.  
 
Jim Jim Ostheimer moved to elect John Viehman for the position of Vice Chair of the 
Rockport Planning Board. Louis Laquaglia seconded the motion.  
 
8-0-0 CARRIED and the motion was passed. 
 
Newly elected Chairperson Sternowski asked the other members of the Board to 
actively recruit other Rockport residents in applying for the open positions on the 
Town’s Planning Board. Bill Najpauer stated that the Select Board would like to hear 
from the current Planning Board regarding new applicants before making any final 
decisions and that the applications should be summited as soon as possible.  
 



The meeting concluded with Jim Ostheimer reading a couple of poems, one titled 
“Clown” and one titled “Departed”, both authored by himself, and with that the 
meeting was adjourned.  
 
 
Respectfully Submitted,  
 
 
Mandy Marriner Everett  
 
 
 
 







D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, August 28, 2019 – 5:45 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
  

  
     

Board Present:  Chair Joe Sternowski, Clark Doran, Louis Laquaglia, Thomas Laurent 
(Alt.),  
                          Ted Skowronski (Alt.) and John Viehman 
                         
Board Absent: James Ostheimer 
  
Staff Present:   Planner and Community Development 
Director William Najpauer, Videographer Bruce  
                         Hilsmeyer, and Recording Secretary Deborah Sealey 
  
Chair Sternowski called the meeting to order 
at 5:46 p.m. and seated Alternates Thomas Laurent and Ted Skowronski as 
full voting members for this meeting. He determined that no member had a conflict of 
interest with the items on the agenda. 
  
I. Development Reviews: 
  
A. Granite Ledge LLC – 1075 Commercial Street – Site Plan Application to Renovate 
and Expand the Former “Denny’s” Building into a Dental Professional Building in 
District 907 -Map 002 / Lot 169: Architect Jason Merriam and engineer Bill Lane of 
Gartley & Dorsky represented the applicant. There had been a Site Visit prior to this 
meeting. Chair Sternowski asked the members to review Section 1304 for 
completeness of the application. 
  
Mr. Viehman said he did not see information about water and sewer capacity. Planner 
Najpauer said he and CEO Scott Bickford had determined that the prior use as a 
restaurant required a higher volume of water than a dental practice and he thought the 
applicant’s representative could speak to that issue. Mr. Lane said the prior use as a 
restaurant was served by water and sewer and Maine Water had provided an ability-to-
serve letter for the new use. He would forward this letter to Mr. Najpauer. 
  



  
FINDING: John Viehman made a Finding of Fact, seconded by Clark Doran, that the 
application 
                  meets the requirements of Section 1304 (Site Plan Content), conditional 
upon receipt 
                  of the letter from Maine Water Co. 
                   Carried 6-0-0 
  
Mr. Merriam said changes to the pre-application Site Plan had been made: there was 
now a longer 800 sq. ft. connector and a 4,000 sq. ft. addition; solar panels had been 
added to the original part of the building; there would now be cedar shake siding, and a 
pitched roof over the existing flat one; an existing parapet would be removed and two 
tower elements added.. The architect felt the completed building would enhance the 
Rte. 1 corridor. 
  
Mr. Lane said the two entrances to the property would line up with others across Rte. 1. 
On-site lighting and the dumpster location would be maintained. One of the two 
propane tanks would berelocated behind the existing building. 
  
Mr. Merriam said the landscape designer had selected red maples because they were 
vigorous and low-lying bushes. More trees would provide screening on the north side 
where the majority of parking was located. 
  
Chair Sternowski opened and closed the Public Hearing at 6:08 p.m. since no one spoke. 
  
The PB continued reviewing the relevant Land Use Ordinance sections: 
  
FINDING: John Viehman made a Finding of Fact, seconded by Ted Skowronski, that the  
                   application meets the requirements of Section 1305 (Performance 
Standards). 
                   Carried 6-0-0 
    
FINDING: John Viehman made a Finding of Fact, seconded by Clark Doran, that the 
                  application meets the requirements of Section 800 (General Standards of 
Performance). 
                   Carried 6-0-0 
  
FINDING: John Viehman made a Finding of Fact, seconded by Ted Skowronski, that the 
                  application meets the requirements of Section 917 (Land Use Table). 



                   Carried 6-0-0 
  
FINDING: John Viehman made a Finding of Fact, seconded byLouis Laquaglia, that the 
                  application meets the requirements of Section 1000 (Performance Standards) 
                   in the Land Use Ordinance. 
                   Carried 6-0-0 
  
FINDING: John Viehman made a Finding of Fact, seconded byLouis Laquaglia, that the 
                  application meets the requirements of Section 300 (Definitions) for 
the definition 
                  of a connector. 
                   Carried 6-0-0 
  
MOTION: Clark Doran made a motion, seconded by Ted Skowronski, to approve the Site 
Plan  
                   application by Jason Merriam as agent for the property owned by Granite 
Ledge LLC 
                   at 1075 Commercial Street, Map 002 Lot 169 (907 district) to renovate and 
expand 
                   the former “Denny’s” building into a dental professional building, with the 
condition 
                   that a letter from Maine Water Co. be submitted to theBoard. 
                  Carried 6-0-0  
  
B. Maine Media College – 70 Camden Street – Site Plan Application to Construct an 
Office/Classroom Building in the 907 District – Map 30, Lots 17 & 19: Engineer Michael 
Sabatini and Meg Weston, President of Maine Media College, represented the 
applicant. There had been a Site Visit prior to this meeting. Mr. Sabatini said this project 
would replace off-site classroom space, which had been leased for 10 years, with an on-
campus building, resulting in consolidation and minimizing traffic impact. 
  
The engineer noted that he had provided a written statement on the Site Plan, rather 
than submitting a letter. Classrooms would be on the first floor, with business offices on 
the lower level. There would be plenty of parking to the rear of the access drive. There 
would be 120 parking spaces, including 1 handicap space, to serve both floors of the 
new building. 
  
  
  



New water service and sewer connections would come from Camden Street. Letters had 
been received from Maine Water and the sewer department approving the usage. A 
culvert would be relocated under the access drive at the rear of the building and a small 
culvert would be added under the proposed access to the rear parking. Other parts of 
the site would sheet flow to vegetated grassed areas. Site lights shown on the plan 
would be cut-off fixtures mounted by the doors. 
  
In response to a question from Mr. Viehman, Mr. Sabatini said there 
were prior architectural restrictions for a homeowner across the street. Ms. Weston said 
Maine Media College acquired that property in 2015 and the restrictions were removed. 
  
Mr. Doran said the only real screening in place was 1 large tree between the school 
and an adjacent house. Ms. Weston said she had spoken with the abutter, who voiced 
no concerns over screening.Mr. Sabatini said they would try to save the 2 large maples. 
Chair Sternowski said it was a nice campus and he was sure they would want to save the 
trees, though they could not be seen from the road. 
  
Chair Sternowski opened and closed the Public Hearing at 6:30p.m. since no one spoke. 
  
FINDING: Louis Laquaglia made a Finding of Fact, seconded by John Viehman, that the 
                  application meets the requirements of Section 1304 (Site Plan Content). 
                   Carried 6-0-0 
  
FINDING: John Viehman made a Finding of Fact, seconded by Louis Laquaglia, that the 
                  applicant meets the requirements of Section 1305 (Performance Standards). 
                   Carried 6-0-0 
  
FINDING: Louis Laquaglia made a Finding of Fact, seconded by John Viehman, that the 
                  application meets the requirements of Section 917 (Land Use Table). 
                   Carried 6-0-0 
  
FINDING: John Viehman made a Finding of Fact, seconded byLouis Laquaglia, that the 
                  application meets the requirements of Section 1000 (Performance Standards)  
                   in the Land Use Ordinance. 
                   Carried 6-0-0 
  
MOTION: John Viehman made a motion, seconded by Louis Laquaglia, to approve the 
                  Site Plan application submitted by Michael Sabatini of Landmark Corporation 



                  as agent for the property owned by Maine Media College at 70 Camden 
Street,  
                   Map 30 Lots 17 & 19 (907 district), to construct a classroom building. 
                   Carried 6-0-0 
  
II. Other Issues 
  
A. Change PB Meeting Time:  Chair Sternowski explained how he had arrived at the 
calculation that the new schedule that fit most members’ wishes would be the 
4th Thursday of the month. Mr. Najpauer said it would take 2 months to make the 
necessary formal change. Chair Sternowski asked Mr. Laurent if he would 
then please apply for a permanent seat on the Board. 
  
  
  
  
  
MOTION: Tom Laurent made a motion, seconded by Louis Laquaglia, to move the 
Rockport 
                   Planning Board meetings to be the 4th Thursday of every month, starting after 
                   Thanksgiving 2019. 
                   Carried 6-0-0 
  
The Planner said he would run this by the Select Board liaison to the PB. 
  
B. Subdivision Workshop: Mr. Najpauer said this would be held in Waldoboro on Oct. 
16 at 6 p.m. for towns in the area. It would serve as a refresher on the process for 
reviewing subdivision applications. 
  
C. Session with CEO: Mr. Sternowski said it had been a year since the Board had asked 
for a meeting with CEO Scott Bickford to discuss activities and actions that arose from 
PB meetings. He asked Mr. Najpauer to set a date for it in the next couple of months. 
  
D. PB Approval Needed? Mr. Doran asked about the property on Route 1that used to be 
a car dealership and which had had a sign fora year saying “Coming Soon: Rockport 
Center”, and now had a sign that said “Long-Term Parking”. He asked what they were up 
to and whether they needed approval. Chair Sternowski said there had never been a 
change of use from a car dealership and he thought it was time to get the owner before 
the PB for approval of the site. 



  
Mr. Najpauer said the owner would have to propose some sort of activity for it to be the 
business of the PB.  Mr. Sternowski felt the landlord should be contacted and come to 
the PB with a proposal that would allow him to continue to rent to tenants. There was a 
lengthy discussion of the property and what the owner might be planning. The Planner 
said the ordinance would need to be amended in order to force a property owner to 
come to the PB in such a case. 
  
E. Hannah Sisk: Clark Doran wanted the PB to send an informal thank you to 
Hannah Sisk, who had left her position with the Planning Dept. for a teaching job. 
  
F. Site Walk Tutorial: John Viehman asked Bill Najpauer to provide a tutorial on site 
walks. Bill said he would put it on the nextagenda. 
  
G. Agenda Preview: Chair Sternowski asked members to please pick up meeting 
materials and review them a couple of days early in order to be prepared for meetings. 
  
H. Packet Distribution: Mr. Najpauer said he would send the meeting packets to 
members digitally if there was a consensus on this and the members had the 
capacity. Chair Sternowski asked that both paper and digital be provided for a couple of 
months as a test. 
  
III. Adjournment 
  
MOTION: John Viehman made a motion, seconded by Ted Skowronski, to adjourn 
at 7:12 p.m. 
                   Carried 6-0-0 
  
  
  
Respectfully submitted, 
  
  
Deborah Sealey 
Recording Secretary 
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D-R-A-F-T 
Town of Rockport Planning Board  

Wednesday, September 25th, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
Board Present:  Chair Joe Sternowski, Clark Doran, Louis Laquaglia, Thomas Laurent 
(Alt.),  Ted Skowronski (Alt.), John Viehman, James Ostheimer 
 
Staff Present:   Planner and Community Development 
Director William Najpauer, Videographer Bruce Hilsmeyer 
 

Chair Sternowski called the meeting to order and seated Alternate Thomas Laurent as full 
voting members for this meeting. He determined that no member had a conflict of interest 
with this agenda.  
 
Item# 1 Consideration of a pre- application submitted by Jonas & Stacey Contakos for 
the property currently under a purchase and sale agreement at 229 Commercial Street, 
Map 27 Lots 179 & 181 (907 district) to renovate and expand the current Yachting 
Solutions property into an education -based child and adult movement center. 
 

The applicant introduced himself as Jonas Contakos, owner of North Atlantic Gymnasium, as a resident 
that had grown up in the area and left to complete his PhD in child motor habits. He and his wife had 
returned to the area several years ago and has since contracted with the local YMCA to bring gymnastics 
to the Rockport area. They have found themselves limited on space and expansion possibilities at the Y 
and are now looking to build a facility of their own. Their plans include purchasing and adding onto the 
current Yachting Solutions property on Commercial St.  

The lot is 5 acres in size and houses an existing building that is 6,000 square feet in size. The lot currently 
has two smaller, older buildings which of one will be demolished and the other moved by the former 
owners of the property.  

Jonas gave the Board more information into his professional and educational background, stating that 
he has been instructing gymnastics for the past 26 years. His wife has been instructing gymnastics for 
over 20 years. Jonas is currently contracted to direct the YMCA’s gymnastics program which he has been 
doing for 8 years now. His issue with his current situation is that he is outgrowing the space at the Y with 
no possible room for expansion, and his work with the Y limits his investment into the equity of his 
company. This has led the couple to explore purchasing their own location.  

The Board confirmed that this kind of Recreational facility is an allowable use under Rockport’s Land Use 
Ordinance.  



A Board member brought up concerns around the traffic and congestion at that intersection. The 
applicant stated that he planned to work with DOT to possibly create another entrance to the property 
on Rt 90, creating a looped driveway that will alleviate some traffic coming from and going onto Rt. 1.  

Hours of operation will be approx. Between 4 pm and 7 pm – mostly afterschool and weekend hours, 
nothing predicted to go beyond 8 pm.  

The applicant is required to construct a connector between buildings as to not violate the 6,000 Sq. Ft. 
per building max requirement for the district in Rockport’s Land Use Ordinance. The applicant plans on 
working with both William Najpauer and the Town’s Code Enforcement Officer Scott Bickford on 
creating an application to go in front of the Planning Board during a future meeting.  

 

Next item: 

Application for the former Denny’s building remodel proposal was submitted to the Board without a 
letter from Maine Water – the letter was distributed to the Board for review. The Board found the letter 
satisfactory.  

Item # 2:  Consideration of the Meeting Minutes from the July & August 2019 Meetings – The minutes 
for July and August will be reviewed and approved by the Board at a future date.  

  

Item #4:  New Business – due to various holidays, the Board rescheduled the meeting dates for the 
November and December 2019 Planning Board meetings.  

Old/Continuing/ Other Business: 

The person who purchased the former auto dealership on the corner of Pascle Ave. has been renting out 
“long term parking spaces” and there was lite discussion on the Board’s authority to address a use that it 
has not overviewed and approved. No direct action to be taken by the Planning Board.  

  

Item # 5 Adjournment  

 

Respectfully submitted, 

 

Mandy Marriner Everett  



D-R-A-F-T 
Town of Rockport Planning Board  

October 24th, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

Chairman Joe Sternowski called the meeting to order and read the mission of the Planning 
Board before continuing on to the four Pre- Applications in front of the Board.  

 
Item# 1   Continued consideration of a pre- application submitted by Jonas & Stacey Contakos 
for the property currently under a purchase and sale agreement at 229 Commercial Street, 
Map 27 Lots 179 & 181 (907 district) to renovate and expand the current Yachting Solutions 
property into an education based child and adult movement center. (Applicant has additional 
questions pertaining to the proposed new addition)  - The Applicant was represented by Jonas 
Canakos- owner of North Atlantic Gymnastics. Jonas has been working closely with Rockport’s 
own Town Planner and Code Enforcement Officer to create the plans illustrating the proposed 
expansion of the current Yachting Solutions property into an educational- based athletic center 
for adults and children. The applicant presented three slides relevant to the project: 
 
Slide #1 focused on the district standards for 907 M including the objective and mission of that 
particular zone as outlined in Rockport’s LUO, standards for granting foot print exemptions 
according to proposed usage, and an overview of Rockport’s requirement to construct a 
“Connector” to bridge two buildings together.  
 
Slide #2 was a more comprehensive look at what is required of the Connector Ordinance. The 
applicants illustrated their prosed proposed Connector and its change in roof form, facade, and 
the max footprint of the connecting structure.  
 
Slide #3 stated the needs of the applicant including the safety reasoning of the required wide 
open interior spaces and how to further achieve this while working with the Connector 
requirements. Ultimately it needs to be determined that the project not only meets the letter 
of the ordinance, but the spirit of the ordinance while still meeting the applicants needs as well. 
The Board further clarified that the intent of the Connector Ordinance was to prevent large 
footprints happening that give the “big box” aesthetics that Rockport is trying to prevent.  
 
The Board raised questions regrading regarding the measurements of the Applicant’s proposed 
connection structure as it doesn’t fit the look and function of a typical connector. The applicant 
was advised that the Board was concerned with the aesthetics of this project and did not want 
the finished site to look like “multiple warehouses” in a non industrial district.  
 



The applicant stated that if the Board would find the proposal to fit under the definition of 
“School” then he could be exempt from the Connector Ordinance. The district standards state a 
difference between “Public” and “Private” schools and athletic centers vs private facilities and 
the square footage exemption only applies to those that are public.  The Board agreed that the 
applicant should come back to the board for a second Pre-App review to further clarify plans 
surrounding the proposed construction of the Connector.  
 
MOTION: John Viehman moved to schedule a special meeting to further review the application 
submitted by Jonas & Stacey Contakos for the property currently under a purchase and sale 
agreement at 229 Commercial Street, to further review the proposal’s Connector requirements. 
Clark Doran seconded.  
 
Carried 7-0-0 
 
Item#2 Consideration of a pre- application submitted by Gartley & Dorsky for the property 
owned by 20 Central Street LLC located at 20 Central Street, Map 029 Lot 293 (913 district) to 
construct a new 35room hotel.  The Applicant was represented by Tyler, Stewart, and Mary 
Ann Smith, and Professional Engineer Will Gartley.  

The applicant is proposing to build a 35 room hotel on Central Street in Rockport next to the 
Shepard’s block. Several years ago the Stewarts Smiths purchased the block of buildings along 
Central St., plus the house adjacent to the block. The family overviewed the various upgrades 
and investments into downtown Rockport over the years. They are working with a professional 
team including local architects, and Professional Engineer Will Gartley who has collaborated 
with the family on several other of their downtown projects in the past.  

Stewart Stuart Smith described why the family wished to bring a hotel to the downtown area. 
He explained that when they first purchased the Shepard’s block, he noticed that there was no 
place to get a cup of coffee in Rockport. With that in mind they made the coffee shop happen. 
They see a need for a boutique hotel here and they would like to bring the vision into fruition 
much as they did with the coffee shop.  

The proposal would bring about 20 full time jobs to the area, with many more being fulfilled 
seasonally, and the Smith’s believe that this is a business that would fit the downtown vision.  

Tyler Smith explained the positioning of the proposed structure, which would be steel with an 
aged brick façade, that would be built parallel along Central St. with the main entrance facing 
Central, and a separate ADA entrance out behind the building, as well as an ADA entrance to 
the side of the front entrance. It will have rooms both in front of and behind the building and 
will have decks that will not protrude over the sidewalks.  

Will Gartley, a Professional Engineer with Gartley & Dorsky, explained that the location of the 
project was in zoning district 913- the downtown district, according to Rockport’s Land Use 



Ordinance, and that there are special standards for that parcel of buildings. He stated that all of 
those standards are met by the applicant. Power will be provided through an overhead line, 
although they are seeking out a more aesthetically pleasing alternative, and a sewer connection 
located back behind the building.  Parking will be leased by the hotel from some of the spaces 
currently owned by Shepard’s Block LLC.  

The building height will be 40’ from the sidewalk to the eve and 50’ from the sidewalk to the 
peak. Full application package will provide all additional measurements of structure to be built.  

No connectors needed as the building will be autonomous to the others on that block, and 
therefore no common walls will be erected. Section of rooftop bar can be enclosed for foul 
weather protection.  

The Smith’s went over the history of the lot, which still features an old foundation from a 
building that was erected in the mid 1800’s.  It had active store fronts and offices but fell 
unused by the 1960s and remained so throughout the decade until the Graffam’s bought it in 
the 1970’s and began to renovate it. They discovered that the building had serious structural 
issues and it collapsed before they were able to get an engineer to examine it.  The lot has been 
empty ever since.  

The Board wanted more details pertaining to the parking plan. The applicant stated that there 
are currently 50 spaces out back and that they were working it out how many spaces to lease 
from Shepard’s Block. Stewart Stuart stated that parking has never been an issue with their 
Camden locations even though Camden has a limited public parking situation especially during 
peak season. The Smith’s work with their employees to assist them in parking offsite and utilize 
valet parking when needed. They will do homework on the requirements of the Hotel and the 
restaurant but feels that the proposal meets the current parking standards.  

Most guests will enter and exit through the lobby. The parking lot out back will help encourage 
guests to also use the back entrance. 2 elevators will be constructed.  

Viewshed impact: The applicant stated that the opposite side of the street is mostly 
undeveloped, and the grade increases quickly making the impact on the view shed by this 
proposal minimal.  

There is a projected minimum impact on the sewer infrastructure and the applicants are 
planning to send a letter stating such to Woodward & Curran.  

The road leading down to the parking lot is narrow and makes turning into traffic dangerous. 
The Board stated that this issue may need to be addressed in the future and the applicant 
agreed. The Board also stated that parking is a very sensitive conversation in the village and 
that it would have to be carefully planned and worked out. The ordinance ^^ Check that this is 
correct ^^ states that the applicant may need to go in front of the Appeal’s Board to gain an off-
street parking waiver in order to utilize off street parking spaces to fulfill requirements.  



The applicant is prepared to come back to the Planning Board in November with a full 
application. 

Item #3 Consideration of a pre- application submitted by Marga & Stephen Hutchinson for the 
property at 6 Robinson Drive, Map 16 Lot 95 (904 district) to operate at a Family Childcare at 
their home. 

Marga and Stephen Hutchinson explained that they have an apartment-like space in their home 
that they would like to turn into an at home daycare. The children would be 6-8 weeks – 5 years 
old with a maximum of 12 kids at any one time. Marga is working with DHS to become licensed. 
The daycare will follow the academic calendar and be open approx. 7:00 PM – 5:00 PM or so.  

There is currently a paved road and the site was previously the location of Seacoast Security so 
it has a paved loop for parking. The property features a separate, undeveloped lot that can be 
used for additional parking or equipment if necessary. The child care portion of the house will 
have a separate entrance although that is not a requirement. The property features well water 
that has been tested.  

The Board had no further questions and the applicants will prepare to come to the next 
meeting with a full application.  

Item #4 Consideration of a pre- application submitted by Douglas Clayton for the property at 
330 Commercial Street, Map 20 Lots 182 & 183 (907 district) to reuse the former Auto 
Dealership for other activities 

Douglas Clayton was there to present his own proposal and started off by reviewing his family 
history of restoring properties in the Rockport area. His long term vision for the former 
dealership is to see some sort of senior housing built on the lot. Short term he has put his 
energy into refurbishing the existing buildings for commercial use. Some parts of the building 
were unsalvageable and demolished in accordance with the recommendation to do so by an 
engineer. Landscaping and exterior upgrades have been done to the remaining structure. 

Two commercial tenants are already utilizing the space, and Clayton has a basement space and 
a garage space that will soon be available to more tenants. He stated that he has been asked by 
several people if they could use his lot for long term parking and that he was hoping to turn 
part of the lot into a formal parking business. 

Joe Sternowski explained the Planning Board’s role regarding permitting “Change of Use” by an 
applicant when they are changing one business to another. It was stated that a purchase 
agreement was sufficient for these filings. The full application will needs details on standards 
such as exterior lighting, landscape plans, parking, etc., and that the Board had reviewed some 
standards with one of his tenants, but that it was really his responsibility to take this on for his 
entire property prior to leasing it out.  



The Board determined that the lot is located in two different zones – the 907 district and the 
903 district. 907 has a broad range of allowable commercial uses but commercial parking is not 
one of them. Various applications of “nonconforming” use standards were discussed and how 
they may apply to the final application moving forward. 907 clearly states that there shall be no 
storage of any kind is allowed commercially and the Board unanimously agreed.  They 
encouraged the applicant to revisit the Board after reigning in his scope and refining his 
application.  

 

 Item # 5:  Consideration of the Meeting Minutes from the July, August and September 2019 
Meetings  

The Board only had possession of the minutes from the August meeting. The review for all 
minutes was deferred until the next regular meeting in November.  

  

Item #6 New Business (Board Training)  - None  

  

Item # 7 Adjournment – John Viehman moved to adjourn. Ted Sternowski seconded. All in favor 
and the meeting was adjourned.  

 

Respectfully submitted,  

 

Mandy Marriner Everett  

 

 

   

 



D-R-A-F-T 
Town of Rockport Planning Board  

November 4th, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

Item #1- Continued consideration of a pre-application submitted by Jonas & Stacey Contakos for 
the property currently under a purchase and sale agreement at 229 Commercial Street, map 27 
Lots 179 & 181 (907 district) to renovate and expand the current Yachting Solutions property 
into an education-based child and adult movement center 
 
Chairman Joe Sternowski called the meeting to order at 5:30 PM and recognized that the full 
Board was seating leaving no need for alternates.  
 
The Board continued onto the first agenda item which included the continued review of a pre-
application submitted by Jonas and Stacey Cantakos for the renovation of the current Yachting 
Solutions property into an education-based child and adult movement center. Jonas introduced 
himself as the owner of North Atlantic Gymnastics and explained that he was here in front of 
the Board to explain the two pathways that were defined for him stemming from the last 
Planning Board Pre Application review back in October. 
 
Pathway #1, Jonas explained, was to further define the concept of “public” and if the 
applicant’s proposal fell under the LUO’s definition of “Public School or Public Athletic Facility”, 
and if so the applicant would make the connection clause optional. The applicant was advised 
that this would be a great challenge.  
 
Pathway #2 is the chosen focus of the applicant who has been working with the professional 
design team to restructure the project so that the Connector looks more like a connector in the 
spirit of the LUO’s Connector standard while still serving the needs of the applicant for wide 
open spaces. This was achieved by extending the roofline to 900’ and making the structure look 
more like a traditional connector.  
 
John Viehman asked if the Board would be presented building plans. Bill Najpauer explained 
that the Planning Board has no authority over the indoor details but that exterior details will be 
provided by the applicant when the whole application gets submitted.  
 
The proposed Connector will be 82’ x 10’ with a 4” setback on the exterior wall. The applicant 
explained that his vision for this additional pre app review is that he would like to come to an 
acceptable Connector plan within the spirit of the ordinance while still maintaining the project’s 
need for large open, unobstructed spaces within the proposed building’s.  



There are currently two small garages on the property. One garage will be torn down and the 
other garage will be moved by current owners of Yachting Solutions.  
 
The Board reviewed the intent behind the Connector Ordinance which was initially drafted to 
prevent so called “big box” development in Rockport.  
 
The current zoning allows for 6000 sq ft max and the applicant is now at 5,400 sq ft- down from 
5,800 sq ft which was initially presented in the first pre app meeting.  
 
The Chair stated that it was the obligation of the Planning Board to define what is “Public” and 
what is “Private” as those definitions currently do not exist in Chapter 300 Definitions.  In this 
case an exemption of the footprint restrictions would only apply to “Public School” or “Public 
Athletic Facility”, not private, and any ZBA Variance given would only be in the case of extreme 
hardship.   
 
The Proposal seems to fall under the definition of “Quasi Public” but the Board would have to 
further determine if an exemption under this definition would be in the true spirit of the Land 
Use Ordinance.  
 
The view of the project from various angles, and various landscape standards and options were 
discussed. Members of the Planning Board emphasized that they would like the finished project 
to “look nice”. The applicant stated that the proposal would be replacing dilapidated buildings 
and a yard full of boats with new, updated buildings and landscaping to improve the “gateway” 
into town in which this site is located.  
 
DOT application pending to create a separate entrance from Rt. 90, and with that a loop 
driveway will be created. The entrance will be hidden behind the red Gabriel building.  
 
The project will be done in phases but only one Connector will ever be needed.  
 
It was noted that the present proposal does meet the letter of the ordinance, but that some 
Board members worry about the precedence that this may set if approved not aligning with the 
spirit of the Land Use Ordinance.  
 
The Chairman of the Board thanked Jonas for their presentation and stated that the Board 
looks forward to seeing future plans that are further defined with the specifics discussed. No 
other comments or questions from the Board members to the applicant were had.  
 
No new business. 
 



Louis Laquaglia moved to adjourn, seconded by Jim Ostheimer. All in favor and the meeting was 
adjourned. 
 
 
 
 
Respectfully Submitted, 
 
Mandy Marriner-Everett   
 

  
 



D-R-A-F-T 
Town of Rockport Planning Board  

November 21th, 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
 

Board Present: Chair Joe Sternowski, Vice Chair John Viehman, Ted Skowronski, Louis A. Laquaglia, Clark 
Doran, Tom Laurent, Alternate Victoria Condon  

Board Absent: Jim Ostheimer  

Staff present: Planning and Development Director Bill Najpauer  

 

Chiar Joe Sternowski called the meeting to order at 5:30 PM and introduced the mission of the Planning 
Board 

1. Pre-Application by pine Gate Renewables Property under lease agreement located at 8 Fisk Lane Map 
13 Lot 15 to install a solar project 

The applicant introduced himself as a Maine based environmental consultant out of Portland in support 
of Pine Gate renewables. The size of the project was discussed as being 2 mega watts in size. It was 
explained that the project was a result of LD1711 which is the Act to Promote Solar Energy Projects and 
Distribute Green Resources in Maine. The interconnection will be road side along Rt 17. Meadow habitat 
will be preserved under the panels. Pine Gate stated that they are looking forward to working with the 
Town on this project.  

The Board asked about the projected timeline of the project. Pine Gate stated that they are hoping to 
get through permitting by spring and be fully operational by 2020.  

Chair Sternowski stated that the project was located in the 908 district which is zoned Rural, and that 
the project could fit under public utility facility section of the ordinance. There are no restrictions on the 
size or lot coverage of nonresidential structures under the 908-district zoning ordinance.  

It was questioned whether this was a private or public company. Pine Gate explained that the company 
itself is privately owned but the power produced falls under public Utility Commission’s jurisdiction.  

Pine Gate was asked to pinpoint their location on the map and the location of the abutting residences. 
The single residence on the South East side of the proposal was shown, and the rest of the project is 
surrounded by trees. Pine Gate has not yet reached out to any abutting neighbors. More residences 
were located to the North of the proposal, and the Planning Board stated the importance of talking to 
the neighbors. Pine Gate stated that after the process of presenting the Pre-Application that they 
planned on hosting a community meeting about the proposed project where anyone of interest could 
come learn more and ask questions.  

Other concerns were potential noise from the transfers, the potential security of the facility, and 
landscape vistas. Concerns about protecting the view from Rt. 17 were discussed.  The decommissioning 



process was explained as well as upcoming opportunities for educating the public on Solar farms and 
renewable energy such as hosting schools at the proposal site.  

The community meeting and presentation is planned for mid-December/January.  

There were more questions pertaining to the size of the project, in particular how much energy 
production is projected and how many residences would the solar farm be capable of powering. It was 
explained that the 2 Mega Watts produced is approximate to powering 270 homes and that thanks to LD 
1711 the power sold will remain in state. The Planning Board inquired if LD 1711 was driving the 
timeline of the project in which Pine Gate responded that yes, rule making is currently happening and by 
July 2020 procurement will happen if all permits are granted.  

2. Consideration of an application submitted by Marga & Stephen Hutchinson for the property at 6 
Robinson Drive, map 16 Lot 95 to operate a Family Childcare business at their home. 

The project was described as a family childcare business to operate in the residence Monday through 
Friday 7 AM to 5 PM. State licensing is pending. There will be up to 12 children ages 3-5.  

MOTION: Viehman moved that the Chapter 1300 Site Plan Review application is complete. Laurent 
seconded. 7-0-0 CARRIED and the motion was passed.  

There was a question as to the potential for the traffic impact during the morning commute. The 
applicant explained that the plan was to operate the childcare operation 7 AM to 5 PM and that children 
are typically dropped off in a sporadic manner and that the driveway is circular. The maximum amount 
of time to drop off a child is 10 minutes.  

Chair Sternowski closed the public hearing as there were no more comments and questions.   

MOTION Viehman moved that the Board finds that the project meets the zoning requirements for 
allowable use in the 904 district. Laurent seconded. 

Discussion: 

The project falls under the definition of “Child Care Center” under chapter 300 of the Land Use 
Ordinance. It is a conditional use under the discretion of the Planning Board.  

It was asked of the applicant as to what they would do if enrollment interest reached 12 or more 
children. The applicant answered that if enrollment were to reach those numbers that they would then 
look for an alternative location to lease.    

7-0-0 CARRIED and the motion was passed. 

MOTION Viehman moved that the project meets Performance Standards 1305 and 800 of Rockport’s 
Land Use Ordinance. Laquaglia seconded.  

Discussion: 

The building already exists and was previously used for commercial purposes. Minor interior remodling 
needed, no change to exterior beyond playground that will be added and fenced in and that fence will 
be constructed to blend into the environment. The operation is set back from the road and the toys and 



equipment will not differ from those found at a typical residence. There is a circular driveway which 
allows parking onsite.  

7-0-0 CARRIED and the motion was passed.  

MOTION Viehman moved that the proposal meets section 1000 Architect Review and Landscape 
standards of Rockport’s Land Use Ordinance. Laquaglia seconded.  

Discussion: 

No changes proposed to exterior. Home is currently landscaped. The existing circular driveway allows for 
the parking space standard of one space per four children.  

7-0-0 CARRIED and the motion was passed. 

MOTION Viehman moved to accept the application of Hutchinson located at 6 Robinson Drive to 
operate a child care facility on site.  

Discussion-  

Laurent wanted to know if the permit should be granted on a conditional basis based on DHHS approval.  
Najpauer explained that it was a separate privy under the Fire Marshal and state licensing and that the 
site plan review process cover’s all of the Board’s requirements at Planning Board level. 

MOVED 7-0-0 and the application was permitted to move forward.  

3. Consideration of an application submitted by Gartley & Dorsky for the property owned by 20 Central 
Street LLC located at 20 Central Street, Map 29 Lot 293 to construct a new 35- room hotel.  

The hearing initiated with the Board recessing to review new information that was presented earlier 
that evening. 

William Gartley, Tyler Smith and Stewart smith were there to represent Bayview Management which 
proposes to construct a hotel in the 913 district. It was determined that hotels up to 40 rooms were 
allowed according to the Land Use Ordinance standards for that district, making this a permissible use. 
Allowable building height is 50 feet from sidewalk to rooftop, and 40 feet to eve line.  

An overview of submitted materials was reviewed, including a letter from Maine water stating that 
there was existing adequate water supply. The landscape plan was included in the submission, along 
with a site plan depicting location of hotel, parking and a list of abutters. The proposal states that the 
building will be located all on one lot.  

Tyler Smith discussed the site walk visit prior to the meeting and presented historic photos and graphic 
representation of the proposed hotel site and what it has looked like under past development. A 
rendering was shown with the three current buildings along the block and the proposed eve line in 
relation to the existing architecture which is ordinance driven and in compliance with code.  

The building will be situated 12-15 feet back from the sidewalk, and  ADA access was shown on the 
plans. The lot drops off 20 feet back behind the building back down to the parking lot behind it. The 
third floor of the proposed building will be considered the ground floor. The bar will be on the top floor 
and will be partially enclosed.  



In regards to lighting standards, Smith spoke that the lighting at the proposed location will be similar to 
the hotel that the developer built in Camden located at 16 Bayview Street. The lighting will be installed 
for both navigation and aesthetic purposes. Some lighting will be on a timer from dusk to 11 PM with 
the ability for customers to turn them off if desired. Fixtures will not be visible from the ground floor. 
Some landscape lighting will be included. In the back of the building decks will be illuminated from 
above. Rendering presented to the Board included numbers corresponding to fixture description in 
plans.   

An overview of the landscaping plan was presented, and the landscaping will allow better ADA access 
into the lobby. The landscaping out front will provide greenery all year round and overgrowth will be 
prevented.  

Height of building was determined to be within Ordinance standards, including allowable mechanical 
space above the max height for which the hotel’s elevator shaft will be extended above the roof height 
which is allowable under the 918 ordinance standards. The developer stated that the shaft will blend in 
aesthetically with the rest of the rooftop. Some ventilation will protrude from the top of the roof but will 
be painted to match.  

The actual structure of the building will be steel with concrete poured floors. A historic looking brick 
façade will be installed, and the first floor will feature a paneled surface. The roof will appear flat but 
still be pitched enough to manage water.  

It was asked if the building is designed to flow with the other buildings along that block. The developers 
stated that it was designed with historical elements in mind and to blend into the block. The first-floor 
panels will be Azek or wood paneling.  

Signage would comply with the 20 square foot ordinance for that district and any signage in the back will 
comply with the Town’s mounted sign ordinance.  
It was asked if there was music planned at the rooftop bar and if it was enclosed enough to prevent 
noise from being an issue. The developer stated that in Camden they addressed this issue by only 
allowing acoustic music in which they will do the same in Rockport.  

It was noted that individual mini split air conditioning units will be installed on deck. Access down Main 
Street and parking was discussed, and measurements were given regarding turning from Sandy’s Way 
onto Main Street. Width of street in comparison to other two-way streets in the district was discussed 
as being consistent, and utilities were pointed out in parking area along with the Hotel’s proposed 
grease trap location. The proposed grease trap will be larger than the one on site that is currently being 
used for the two existing restaurants. 49 Parking spaces are currently located in the private lot behind 
the block of buildings. The Board asked if the windows in the rooms themselves could be open in which 
the developer responded that they can.  

Sewer will be connected to the line located behind the proposed building. There were questions from 
the Board in regards to the completeness of the application. It was asked that the developer clarify the 
number of seats and how many of those seats would be seasonal to which the developer answered that 
one third of proposed seating will be seasonal only.  

It was discussed that the letter from Maine Water is not clear that the infrastructure would meet 
requirements. The Size of the water line will be determined. Sprinkler will likely be 6 inches in diameter. 



Adequate flow test is pending, and the developer plans to negotiate easement with the Town in regard 
to the sewer line behind the building. The size of the proposed grease trap will be 1500 gallons.  The Fire 
Department has no serious concerns as long as the landscaping does not interfere with code although 
there is a concern pertaining to the loading zone. The loading zone can cause a blind corner and there 
have previously been two crashes in the area. It is being recommended to the Town for further 
discussion.  

Sternowski asked about the width of Main St. Gartley responded that the width of Main St. is 19.1 ft 
wide, compared with Central St. which is 19.7 ft wide between parked cars.  

There was concern expressed by the Police Dept regarding the loading zone in front of Nina June 
restaurant could potentially cause a blind corner on Main Street. Najpuer clarified that the Police 
Department is suggesting at some point that the loading zone should be moved to a different area along 
Main St.  

Najpauer stated that the town would schedule a test of the sewer pump and that it would likely be 
completed within the next two weeks.  

Mike Young had submitted that in his opinion, the intersection can remain as is from a public works 
perspective. Drainage was addressed in the site plan. 

MOTION: Viehman moved that the application submitted by Gartley & Dorskey for the property owned 
by 20 Central Street LLC located at 20 Central Street, Map 29 Lot 293 to construct a 35 room hotel is 
complete. Skowronski seconded.  

7-0-0 CARRIED and the motion was passed.  

Chair Sternowski opened the Public Hearing section of the meeting.  

Three letters were received, and the Board has copies and comments to be entered into the record.  

Mike Hampton identified himself as a resident of Rockport. He stated that he had concerns about the 
amount of parking and the overall aesthetics of the building. He wishes to hear more solutions from the 
developer pertaining to the parking issue. He felt that more details were needed on the overall size and 
detail of the project. Chair Sternowski asked Hampton to clarify if he was concerned with design and 
detail or just the overall size of the project in which Hampton answered that it was size as the building 
seems quite large. Regarding design Hampton stated that he was concerned about the balconies as they 
did not seem as they kept with the vernacular of Rockport on the street side.  

John Priestly, a local resident and Architect, had a question for the Board regarding the history of site 
plan review for the proposed lot and past developments.  

Chair Sternowski confirmed that he had the opportunity to look at the history of the lot and surrounding 
developments but has not shared his findings with the Board.  

Priestly went on to his concerns about the ordinances and how the Planning board plans on applying the 
standards and cited the YMCA site plan and how parking was addressed as in parking is assigned to 
particular projects. Existing parking spaces are there because they were required as past site plan review 
for all of the projects that came before this. He views this as an attempt to ignore the obligation and the 
work of the Planning Board review of previous projects and ignore the intent of the ordinance and 



reassign the spaces to the new project even though they are already spoken for. When existing 
businesses are considered then there are not enough parking spaces to meet ordinance standards. 
Priestly stated that he does not want to come off as anti-development but has worked on a project 
previously to develop that lot and it had included below street parking previously to develop that lot and 
it included parking at the basement level, in addition to what was already there, as well as less intensity 
of use in comparison to the current proposal. They were still able to develop a plan in accordance with 
standards and produce a profit.  

A resident who resides at 6 Homestead Lane kindly asked how many people in the room had 
experienced 16 Bayview and to raise their hands if they have. He proceeded to tell the board that he 
believes this development would be progress for the Town as 18 Central and Nina June bring people to 
the area. He is in strong support of the proposal especially by someone as experienced as Steward 
Smith. He encouraged everyone to check out 16 Bayview in Camden and to see the quality of the 
development.  

A resident located at 9 Central street wished to hear how this proposal will impact the park itself and 
the trees there in particular. He stated that he has a vacation rental with views and the construction and 
destruction of the park is of great concern to him. The Board responded that there is no proposed 
development to Mary Lee park. Parking concerns were reiterated.  

A Rockport Resident named Lisa stated that she had concerns about the parking situation, as well as 
concerns about the look of the proposed balconies. She wanted to know if they would look like the 
balconies at 16 Bayview in Camden. She would like to keep with the small town look and is wondering 
how that will be addressed.  

A resident named Betsy spoke of concerns over parking and wanted the Board to realize that they are in 
the process of building a new Library and that the Select Board chose not to require additional parking 
because they concluded that there is so much parking downtown, including behind the Shepard’s Block 
which is not true as its private parking. Hotel Guests will be entitled to use them but its limited to those 
guests. Parking concerns also include cars riding around looking for parking and the Hotel will add 
competition to those who are looking for parking spots.  

Jennie Lynn Cooper, a Rockport resident, was curious as to what will happen to existing businesses and 
the impact on the block with the buildings being absorbed by this project. She clarified her statement 
and asked if this building was planned on being separate from the others. Tyler Smith interjected that 
there are no current plans to combine the buildings.  

Taylor Allen of West Rockport and owner of Rockport Marine which is an abutter to the project spoke in 
big support to this plan and hopes that the Board will ultimately approve it.  

Paula Goodride Aramatrout spoke of concerns about traffic and parking especially delivery trucks. She 
inquired as to the plans regarding the current outdoor dining area at 18 Central. Tyler Smith spoke that 
the plan was to eventually remove the outdoor dining area from the side of the building to the back, but 
ultimately that was a separate project. 

Some online comments were read to the Board.  



A resident had questioned the location of the ADA entrance and its location in relation to the required 
ADA parking. 

A resident asked where is the required traffic study if there is a traffic study required. 

A resident had concerns about the height of the building as their understanding of the application shows 
the building to be more then the 50 foot ordinance standard.  

A resident had concerns of the over extension of park and beach areas and how this as not addressed, 
and how this proposal will destroy property values. They feel that the Board asked more from the Solar 
guys.  

A resident stated that parking is insignificant for hotel and staff never mind the restaurant and bars.  

Michal Morse, a Summer St. resident, wants to understand how traffic patterns will be impacted by 
people parking and dropping their bags off and entering the Hotel.  

With that the public hearing portion of the meeting was brought to an end and the Board moved onto 
reviewing the Compliance of performance standards.  

Zoning District Review- project fits within zoning district 913 downtown district. The Board referenced 
table section 900 which does allow Hotel. Note 9 in the section references size stating that no more then 
40 room are allowed. No further discussion. 

MOTION Sternowski Laquaglia moved that this is consistent with the zoning review and that a hotel 
project fits within the 913 zoning district. Laurent seconded. 7-0-0 CARRIED and the motion was passed.  

801 Soil and Erosion Control- the proposal is outside of Shoreland zoning but standard DEP erosion 
practices will take place by any earth workers.  

801.2 Security Bond to Town – Bill Najpauer stated that one is not required for this project. 

The Board asked how much excavation will take place. The developer stated that the lower level of the 
building will not go all the way back to the lot because of ledge. Existing soil will be removed at parking 
lot level back to ledge which is about ½ to 2/3rds of the way back. No blasting will happen, but some 
ledge may be removed. Erosion and Sedimentation Control will be done using Best Practices.  

801.3 Water Quality of Discharge – no plan to discharge wastewater.  

801.4 Surface Storm Water Drainage- existing grates in parking lot and street level. A storm water 
system was previously installed which will be used with this project. Storm water will stay within private 
system and easements are in place with town and Fish and Ships LLC. A representative with Fish and 
Ships stated that stormwater that discharges on their parking lot is from an unknown source. They 
recommend that it would be worth it to investigate and better understand the system.  

801.5 Clear Cutting – not applicable. 

801.6 Nuisances- It was asked if laundry was to be done onsite and if there were any associated smells.  



The developer stated that laundry will be done on site, but plans may change. Laundry will not omit 
noticeable odors and that there are no issues at existing sites. Music will not be amplified at the rooftop 
restaurant and hours will comply with noise ordinances.  

The Lighting plan does not include changes to parking lot lighting. Viehman raised concerns that the 
lights installed on the side of the building not be positioned as to reflect into the street. The developers 
stated that parking lot lights will be hard scrimmed in regards to property lines and all lighting will 
comply with Town ordinances.  The balconies will have two sources of illumination including one with an 
auto shut off feature. Project will not feature any blinking lights.  

801.8-  Exposed areas – N/A as there will be no external storage sheds, machinery, etc.  

802 – not applicable  

803 Traffic circulation and access street designs. Off street parking and loading standards require 2 
parking spaces plus 1 parking space for each room making the project requirement be 37 spaces total 
which is addressed in the application. Restaurant would require 28 spaces. Peak times for restaurant 
and hotel will not coincide. Peak times for the lobby restaurant and rooftop restaurant will not coincide.  

The Board asked as to the number of employees would be required of the operation during the summer 
months. Eric Andersen, General Manager of 16 Bayview, spoke to projected staffing requirements 
explaining that at any given time 8-12 members of staff would be required during peak operation and as 
little as 5 in the offseason. He explained that these numbers were inclusive of the hotel. He spoke to the 
nature of the menu and how it is not intended to replicate 18 Central or Nina June. The proposed 
restaurant is intended to bring in locals and tourist, not just guest staying in the hotel. The rooftop bar 
will be of similar size to 16 Bayview which currently seats 40, and the downstairs restaurant and bar 
area has seating for 20, 35 if combined with standing room. 16 Bayview typically experiences 3 turns per 
table resulting in approximately 120 guests. Tables resulting in approximately 120 guests per night on 
the busiest day. 

The Board had a question pertaining to when the developer expects to experience maximum capacity. 
They stated that 16 Bayview is running at 30% occupancy currently with 56% during the weekends. 
These are offseason numbers. They are not expecting the same volume initially here in Rockport as 16 
Bayview will likely take 5 years to plateau at market rate and Rockport is projected to take longer to 
reach that level. 

The discussion reverted back to parking. Joe went through previous site plan reviews, including one 
from 2008 and two from 2012. He spoke to the number of spaces allocated to each proposal. There was 
concern that all of the spaces behind the hotel are already spoken for. Sternowski stated that he feels 
that he could not make an accurate evaluation based on current information and encouraged the 
developer to come back to the Board with more information on current uses along the block and the 
current required parking for each.  

Tom Laurent asked about projections beyond the 50 ft. Maximum requirement on the building. Bill 
Najpauer advised that you can go 6 ft. beyond the maximum roof specification with mechanical 
projections.  



Viehman commented that the Town owns a big lot close by which is partially used for boat storage and 
wondered if this could be used in calculations pertaining to this project. Najpauer answered and stated 
that they are looking at pre engineering to develop it into parking but that its not something that will 
happen very quickly. After some more discussion it was reiterated that the developer come back with 
more information about current requirements and in comparison, to the needs of the new hotel as a 
baseline for the board to make their determination.  

804 , 806, 807, 808, 809, 810, 812, and 813 all are not applicable to the project.  

Traffic study does not apply to all areas within town per section 803.3 The developer stated that there 
are no projected issues with check in and check out traffic.  

Section 1000- Detail Performance Standards  

Landscaping plans were submitted. Rear landscaping will be planter based and seasonal. Landscaping 
around existing parking areas features wild bushes around parking lot. No changes are going to be 
made.  

Architecture Review Standards- in regards to public comments made about the balconies, the developer 
stated that they will be wrought iron and not go over sidewalk as they do at 16 Bayview. They will 
feature a flat black powder finish. Even though it was determined that no other buildings downtown 
feature wrought iron I- beams, the overall project is developed with the idea that it will flow 
harmoniously with exi9sting developments and surroundings. When asked about room sized the 
developer explained that street side rooms will be smaller then the ocean view rooms which will feature 
full bathrooms. All rooms will have balconies. There were no further suggested changes in plans.  

Roof design is permitted, brick façade will blend with existing neighborhood, no awnings are planned, 
instead the front doors will be inset to protect guests from the elements.  

1004.2 exceptions to Parking Lot Design and Landscaping was read which states that exceptions can be 
made when peak parking is not assigned. John Viehman stated that shared parking shall be allowed for 
this project. If there are peaks in demand and you propose shared parking in your follow-up, please 
describe it.  

John Viehman referenced the Comprehensive Plan. He spoke of the encouragement of economic 
development in the plan. He referred to the town’s policy stated in the plan for business and economic 
growth. The five historic villages are identified as candidates for growth.  

In final regards to public comments, the Board concluded that noise and height of building proposals 
meet ordinance standards, and that generally the hotel fits within the Town’s comprehensive plan to 
attract economic growth, community vitality and health. Tyler Smith noted a comment from public 
comments regarding ADA parking. ADA spaces will be located in the back of the building with ADA 
access provided there.  

MOTION Laurent moved to approve a continuance with the applicant coming back to the board with 
more information on the following: 

Parking- 1004 Shared Parking  

Stormwater  



Pump/Sewer test and Hydrant test  

Viehman seconded. 7-0-0 

Meeting Minutes- No Minutes to review  

New Business – none  

Laquaglia motioned to adjourn. Victoria Condon seconded. 7-0-0 Carried  

 

 

 

 

 

 



D-R-A-F-T 
Town of Rockport Planning Board  

December 19th , 2019 – 5:30 p.m. 
Rockport Opera House Downstairs Meeting Room 

Meeting Televised on Channel 22 
   

Board Present: Chair Joe Sternowski, Victoria Condon (Alt.),Clark Doran, Louis Laquaglia, Thomas                               
Laurent, James Ostheimer, Ted Skowronski, and John Viehman                                                                   
Board Absent: None    

Staff Present:   Planner and Community Development Director William Najpauer, Videographer Bruce 
Hilsmeyer, and Recording Secretary Deborah Sealey   Chair Sternowski called the meeting to order at 
5:30 p.m.   

 I. Development Reviews: 

A. Doug Laliberte and Dwight Stanley – 309 Commercial Street – Pre-Application Review of Plan to Install 
a Dentist’s Office in the 907 District– Map 20, Lots 95: Applicants Dr. Doug Laliberte and Dr. Dwight 
Stanley were accompanied by architect Tracie Reed. Both dentists have currently existing dental offices 
in Rockport. They wish to relocate to 309 Commercial St. and have a Purchase and Sales Agreement for 
that property.   Ms. Reed said the exterior of the building would not be altered. The current use of the 
building is as a café that operates 7 days a week while the dental practices would operate only Monday 
through Thursday, resulting in reduced traffic to the site. 21 parking spaces are on site and there will be 
no changes to traffic patterns or electric. The doctors will see 42 patients per day and discharge 450 
gallons of water per day, considerably less than the current use.    In response to Chair Sternowski’s 
question about water usage, Ms. Reed said the practice would use 150,000 gallons per year. The Chair 
asked them to provide data to support this figure. 

Planner Najpauer said the applicants were requesting that their application not require a Site Plan 
review. . 

 MOTION: John Viehman made a motion, seconded by Jim Ostheimer, that the application as presents 
does not meet the threshold for applicability for Site Plan Review in terms of higher intensity of use, 
such as higher traffic generation and impact on services, environment, and  surrounding neighbors. As a 
condition, applicants must provide information to show water usage will be lower than that of the 
current occupant. Carried 7-0-0 

B. Goose River Holdings, LLC – 50 Park Street – Pre-Application Review of Plan to Create a 3-Lot 
Subdivision in the 908 District – Map 35 Lot 69: Engineer Tom Fowler, surveyor Mark Ingraham, and 
Gerald _________ from Lorraine Construction appeared before the PB. Mr. Fowler said the proposal 
was for a 3-lot residential subdivision.   He said each lot exceeded the minimum 130,000 sq. ft. and 
minimum frontage of 150’ for the 908 (Rural) district. The property, broken off from the Goose River 
Golf Course, slopes down from Park St. to the Goose River. Each lot will have its own access to Park St, 
with private wells and septic systems. Mr. Fowler stated his belief that no state or federal permitting 
would be required for the development.   The most southwesterly lot was now under construction for a 
single-family home, while the other two wooded lots were slated for future single-family residential 



development. Clearing would be done to open up views.   Planner Najpauer said the project would go 
right to Final Plan at the next meeting since it was a minor subdivision.   

 C. 20 Central Street, LLC – 20 Central Street – Continuation of Review of Site Plan Application to 
Construct a New 35-Room Hotel in the 913 District – Map 029 Lot 293: Chair Sternowski asked Board 
member Jim Ostheimer to step down for this review since he was not present for the review last month. 
Alternate Victoria Condon took his place. 

Engineer Will Gartley, owner Stuart Smith, attorney Mark Corson and Matthew Levin, who oversees the 
Smiths’ hotels in Camden, represented the applicant before the PB. Mr. Gartley updated the PB on 
information they had requested at the last meeting. He had talked with Public Works Director Mike 
Young and Planner Bill Najpauer regarding the capacity of the pump station at the bottom of the hill. It 
would take some time to work through that, but the applicant agreed that they would do what was 
necessary to make sure the town was satisfied with the capacity of the sewer system. The sewer line 
was private, with several properties tied into it, and they would work with the Town to put into place 
easements that should be present.   Mr. Smith had submitted a letter (dated 12/11/19) addressing 
parking. At the last PB meeting, Fish & Chips, just down the hill, had questioned some erosion and Mr. 
Gartley said they had located it and found that runoff did not go into the catch basin, and thus caused 
the erosion. The engineer said re-grading should redirect the water to the catch basin, solving the 
problem.   Mr. Gartley read his 12/19/19 letter to the Board clarifying his client’s position regarding 
parking in Rockport’s downtown district.   Matthew Levin explained the valet parking system the hotel 
would employ, as it had for four years at 16 Bayview and Grand Harbor Inn in Camden. There would be 2 
bellmen on duty during peak check-in and check-out times. Guests’ vehicles would be parked offsite at 
Hoboken Gardens and/or Maine Sport Outfitters. They would use courtesy shuttles for guests and 
electric scooters for their employees to accomplish this. All staff would also use the satellite parking lots 
for their personal vehicles. The hotel would offer complimentary parking for Nina June and 18 Central 
restaurants.   Mr. Gartley said Union Hall had been allowed with no parking, with a waiver from the PB, 
and the Shepherd Block had been approved with just 28 spaces. Later spaces had been added without 
designation. He said there were lots of uses going on, including overlaps. Chair Sternowski concurred 
that a parking waiver had been granted to Union Hall on 8/8/12.   The Chair asked for comments from 
the public at 7:00 p.m.       

 John Priestley, 71 Main St., said Mr. Gartley’s 12/11/19 letter contained inaccuracies. There would be 
49 private parking spaces for the Shepherd Building and 24 private spaces built specifically for future 
development (this hotel). Engineer Michael Sabatini told Mr. Priestley these 24 spaces were intended 
for use by all entities along Central St., including all empty lots. A Town study had concluded there was a 
total of 348 spaces, but no count of the possible users. Mr. Priestley said that the lot was occupied by 
boats and docks in the winter, rendering unusable the spaces owned by the Town. He then quoted from 
the 2004 Comprehensive Plan and the Land Use Ordinance performance standards. He said the 
applicant proposed conditions that would reduce off-street parking to a deficit of 186 spaces. Mr. 
Priestley continued in this vein by reading an undated letter from 12 people who opposed the hotel 
development on grounds of inadequate public parking.   

 Taylor Allen, an owner of Rockport Marine, said he was in favor of the project...   

  



Martha White, who owns a house directly across Sandy’s Way at the back entrance to the proposed 
hotel, said she supported the project. She felt the Smiths had shown in Camden that they did things 
right and made things right for the abutters and the town. She only had concerns about delivery vehicles 
for the restaurant.    

Peter Ralston, 42 Camden St., live across from the proposed hotel and stated he and his wife were 101% 
for the project. He said parking had been an issue for the town for years and he welcomed the 
opportunity to work with the developers to find a solution. Mr. Ralston felt this project would be a 
terrific, vital addition to the town, bringing vitality to the village.    

John Priestley said waivers granted in the past were portrayed by the applicant as a precedent. 
However, all those buildings had been existing, but this was a new building. 

Kerry Leichtman, West Rockport, was the Town Assessor and 14-year chair of the Planning Board. He 
said past boards could not apply the ordinance parking regulations to applications. In group discussions 
of what the town needed, it was felt a hotel was needed because it would help shops and residents. He 
said there was parking, but an effort needed to be made with town officials for signage and lighting. 
There are too many empty buildings and the town needs a kick-start to bring people in.   Mr. Viehman 
asked Mr. Leichtman, in his role as Assessor, what the current climate for business was. He responded 
that there was not a lot of retail going on. Mr. Leichtman said Rockport needed commerce to come and 
stay. 

Kristin Collins, attorney for Kimberly & Rex Rehmeyer, who live 26’ from the hotel, said the ordinance 
was clear that parking had to be off-site. The Board of Appeals needs to evaluate the shared parking. 
She added that there was no incentive for people to use the valet service; rather they would find the 
closest space they could. The use of valet parking must be mandated for all hotel guests. Mr. Collins 
concluded by saying the ordinance may not be able to handle this.   Kim Graffam, who grew up in 
Rockport, said this was once a vibrant area and she was thrilled to see all the development here now. 
She did not think parking would be a problem and was very supportive of this project.   Richard Remsen, 
chair of the Ordinance Review Committee, said Rockport used to be a ghost town. Looked at what other 
towns did to revitalize and many eliminated parking in the downtown. The hotel was a good, solid 
project.  

Steve White, 7 Summer St., said his opposition to the hotel project had to do with parking. If the 
entrance is on Central St., we will need big signs to direct people to the back. He is worried about 
accessibility and safety for children and old people. The sidewalks are unsafe at night and unsafe to walk 
in the street. He submitted photos of Central St. at night in December when there was a lot of activity. 
His concerns: Increased delays on Central St., kids being hit by cars, made him question the Town’s 
ability to defend using Summer St. to by-pass downtown. He would like to a profitable new business in 
town only if it caused something to be done about the parking issue.     

Jessica Vessey, owner of the 18 Central restaurant, said we all could always use more businesses 
because they employ local people. She thought the hotel would be good for her business and others.   
Winston Whitney, 30 Main St., said parking was his concern. The library was not open, yet the street 
was just packed. Congestion was going to be a real problem and he questioned how effective valet 
parking would be.   James, who works for John Priestley, said the pipeline to the parking could be 
removed at any time because it was privately owned and could be sold or modified. Everybody realizes 



parking is going to be a problem.    Steve Smith said the town had made the decision in the 2004 
Comprehensive Plan to encourage revitalizing the downtown businesses. But a lot of people did not like 
change. Parking had killed historic development of downtown districts. As a result, towns had to relax 
the parking ordinance. Mr. Smith said businesses were market-driven, not based on parking. The hotel 
owners would have to make the parking work, or they would go out of business. People had to be 
reasonable and let the market decide what is going to survive in Rockport’s village.   

 Steve White asked if this could be the opportunity for the town to work together to solve this 
infrastructure problem.   Kristin Collins said Camden had no parking standards downtown and made 
provisions for shuttles and valet parking. She suggested Rockport should make an ordinance change. She 
added that the. PB should be careful what they said in pre-application meetings because it can taint the 
process.   Public Comment was closed at 7:53 p.m.    Attorney Corson quoted the ordinance as saying 
the intent was to let the PB adjust the parking because otherwise there could be no development.   
Stuart Smith said he had responded to John Priestley’s published letter, which was half true and half 
supposition. He read aloud an additional undated letter from Mr. Priestley to an undisclosed number of 
people, trying to drum up co-signees for the letter submitted to the newspaper. The applicant said none 
of the existing buildings complied with the parking ordinance. He said it was not his company’s way to 
gate things off because they ran a friendly operation. He concluded that the hotel will be a fine 
operation and they would provide plenty of parking.   Chair Sternowski said the 35 rooms of the hotel 
required 37 spaces, and the two restaurants required 28 spaces, for a total of 65 spaces. 

FINDING: John Viehman made a motion, seconded by Ted Skowronski, to establish as a Finding of Fact 
that this project has a requirement of 65 spaces to support the hotel and restaurant operations.                     

Carried 7-0-0    

FINDING: John Viehman made a motion, seconded by Louis Laquaglia, to establish as a Finding of Fact 
that on 6/1/12 the Planning Board voted and waived parking requirements for Union Hall, 5-0.                    
Carried 7-0-0    

FINDING: John Viehman made a motion, seconded by Louis Laquaglia, to establish as a Finding of Fact 
that the Planning Board and Zoning Board of Appeals allocated 28 parking spaces for the use of the 
Shepherd Block in the private off-street parking behind the building.                   

Carried 7-0-0    

Chair Sternowski said there will be 51 spaces in the parking lot after construction, with 28 allocated for 
the Shepherd Block, leaving 23 spaces available for public use. Mr. Sternowski said there was a lot of 
interest in how the property was developed. The PB had the authority to lower the number of off-site 
parking spaces, which had previously been used to waive or reduce parking. If the PB made changes, it 
was its responsibility to see how the need would be met. He said the town had the responsibility to 
work with businesses in the villages.   Chair Sternowski said the 2009 parking survey for the town said 
there were 348 spaces, but this needed to be updated for accuracy. Mr. Smith said they were not talking 
about those spaces because they would use their own spaces. Mr. Sternowski said the Town and 
businesses needed to look at this because he felt there was not enough land in the village to provide the 
parking required by the Land Use Ordinance. However, this project was by the current LUO.   Mr. 
Skowronski said the off-site parking offered by the hotel would offset the shortfall. Mr. Doran said the 



hotel technically did not meet ordinance requirements. Mr. Gartley said they could lease the 42 spaces 
the PB said they were short. Mr. Smith noted that a lot of the spaces were turnover spaces and there 
was no overnight parking in the winter. Mr. Sternowski said satellite parking was the obvious solution. 
Mr. Smith felt the PB should waive the requirements for parking if there were no spaces to acquire. 
There was further discussion of this nature.   

MOTION: Victoria Condon made a motion, seconded by Ted Skowronski, to require 20 Central Street, 
LLC, to go to the ZBA to obtain approval for off-street parking of 34 spaces under the same ownership, 
or leased, a Condition of Approval.        

Carried 7-0-0 

Chair Sternowski moved on to the design of the building and whether it was compatible with the 
neighborhood, which he felt was a somewhat subjective issue. He had received a lot of comments, 
mostly about the balconies, and asked the applicant if he would consider making changes based on the 
comments heard. Mr. Smith said they were open to that, but asked the PB to consider the origin of 
many of the comments, which came from one individual who had failed to win the architectural 
contract. Mr. Smith said most of the comments he had heard concerned the balconies on the front of 
the building and the architect thought he might put back the lintels and make the center balconies 
smaller. Mr. Sternowski asked the applicant to submit revised drawings.    

MOTION: Louis Laquaglia made a motion, seconded by Clark Doran, for a continuance   for the project of 
20 Central Street, LLC, in support of their proposal to construct a hotel at 20 Central Street. In Rockport, 
Maine.         

Carried 7-0-0 

Mr. Smith suggested the Board members come to the Bayview Hotel to see how the valet parking 
worked. Chair Sternowski said they could consider doing this in daylight, perhaps at noon on the day of 
the next meeting.   Planner Najpauer asked if he could put the applications of Maegan Foley and 
Northern Pride Communications, Inc. on the next agenda as regular applications.   MOTION: Tom 
Laurent made a motion, seconded by Louis Laquaglia, to accept the                     pre-applications of 
Maegan Foley and Northern Pride Communications, Inc., and review the final applications at the next 
meeting.        

Carried 7-0-0  

II. Adjournment

MOTION: John Viehman made a motion, seconded by Louis Laquaglia, to adjourn at 9:35 p.m.   
Carried 7-0-0 

Respectfully submitted,    

Deborah Sealy, Recording Secretary 




