Town of Rockport Planning Board
Meeting Minutes
Thursday, February 27, 2025

Meeting held in the Opera House GCPR.

Board Present: Chair Jeffrey Leclair, Sam Clark, Tom Laurent, Scott Gazelle, Rob

Dybas, and Peter Sarno.

Board Absent: Jan Rosenbaum

Staff Present:  Orion Thomas, Director of Planning and Development

John Viehman, Select Board liaison
Geoff Parker, Audio and Visual Technician

Meeting recording link: https://www.youtube.com/watch?v=pkoWcVrt8G0&list=PLa_-
0EsFzrKX067d8mGnbz583-9AhMW8a&index=1&t=1s

Agenda

1. Call meeting to order

2. Public comments on non-agenda items

3. Approve minutes

a. 1.23.2024

4. Pre-application for a Major Subdivision on a parcel located at Commercial St.
Rockport, ME 04856. This parcel is identified as Map 026 Lot 163.001, which is owned
by Midcoast Habitat for Humanity. This application is being represented by Michael J.
Sabatini, P.E. of Landmark Corporation Surveyors & Engineers.

5. Findings of Facts and Conclusion of Law for Site Plan Review for a parcel located at
201 West Street, Rockport, ME 04856. This parcel is identified as Map 26 Lot 007-
001, which is owned by Tofoodio, LLC and is known as Heiwa Tofu. This application is
being represented by Alyssa Pulver of Gartley and Dorsky Engineering and Surveying.

6. Other Business

7. Adjourn

Rockport PB Minutes February 27, 2025 Page 1 of 7


https://www.youtube.com/watch?v=pkoWcVrt8G0&list=PLa_-oEsFzrKX067d8mGnbz583-9AhMW8a&index=1&t=1s
https://www.youtube.com/watch?v=pkoWcVrt8G0&list=PLa_-oEsFzrKX067d8mGnbz583-9AhMW8a&index=1&t=1s

Agenda Item #1: Call Meeting to order:

Start time:  5:30 pm

Agenda Item #2: Public Comment on Non-Agenda Iltems

No Comments received for non-agenda items.

Agenda Item #3: Approval of minutes 1.23.2025

Motion: Mr. Gazelle moved to approve the 1.23.2025 minutes.
Seconded: Mr. Laurent seconded.
Discussion: No further discussion.

Vote: 6-0-0

Agenda Item #4: Pre-application for a Major Subdivision on a parcel located at
Commercial St. Rockport, ME 04856. This parcel is identified as Map 026 Lot
163.001, which is owned by Midcoast Habitat for Humanity. This application is
being represented by Michael J. Sabatini, P.E. of Landmark Corporation
Surveyors & Engineers.

Mr. Sabatini provided an overview of the pre-application in that this development would
be a Condominium Style Development comprising of 10 single family homes and a
Daycare center. The roadway would be a private roadway with a T turnaround.
Currently proposing a pedestrian connection to the RES site. Utilities access include
Public Water, and soon will include Public Sewer line.

Mr. Sabatini believes a Traffic Study is not necessary due to the traffic generated from
project compared to peak traffic number not being significant.

Mr. Sabatini believes the Hydrogeologic survey also not being necessary due to not
having septic systems on site.

Mr. Sabatini also discussed the possibility of the Daycare facility being on its own lot in
the future.

PUBLIC COMMENT

Chair Leclair opened for public comment on this agenda item at 5:39pm
Abutting landowners, Stephany Long and Robert Long, of 262 Commercial St.
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Mrs. Long indicated that Habitat for Humanity is a good organization and acknowledged
the housing and childcare shortage in the area but does not believe this location is the
site for it.

Mrs. Long said she had four areas of concern with this development.

1) Concern with traffic congestion. Mrs. Long said the congestion due to Fox Ridge
Office Park is already too much. Mrs. Long is not sure when a traffic study was
last done, but adding a daycare would add to the congestion.

2) Concern about the tranquility. Mrs. Long said she and neighbors are concerned
about losing their backyard.

3) Safety and security concerns.

4) Lossof privacy. Mrs. Long said they are already dealing with issues from
Rockport Suites, and are worried this development that will take up the
surrounding area would only further contribute to the issue.

Mrs. Long proposed an alternative solution for the development with 5 homes, to leave
acreage for housing and decrease traffic impact.

Mr. Long added to this to say he did not believe the 20 trip per day traffic generation
from the proposed 10 homes is accurate,

Mr. Long indicated that it is already difficult to take a left out of their driveway onto Rt 1,
and that adding a daycare would only make it harder. Mr. Long indicated that they have
had cars backed up to their driveway from the Rt 1 & Rt 90 intersection.

Mr. Long indicated that the other Habitat for Humanity projects in the area are on 10
acre lots, and this project is on a 3.6 acre lot.

Julia Jahr-Olivas of 243 Commercial St. Mrs. Jahr-Olivas said she is not an abutting
land owner. She has property north of Fox Ridge.

Mrs. Jahr-Olivas would like to see a traffic study done.

Mrs. Jahr-Olivas is also concerned with the sewer and curious if it has been approved
already or not.

Director Thomas indicated the project and costs have already been approved.

Mrs. Jahr-Olivas encouraged the Planning Board to do their due-diligence for the review
of this project.

Joe Sternowski of 7 Ben Paul Ln. Indicated that he visited the Philbrick project in
Rockland and thought it was a well-run development.

Mr. Sternowski indicated that there are problems with the motels in the area, with
firearms, with drugs, with burglaries. A lot of this has been traced back to tenants of the
motels. Mr. Sternowski indicated that he did not think Habitat would operate this
development in this way, but wanted to know how they would manage the site and how
people would qualify to live in the housing.
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Mr. Sternowski also wanted clarification on whether the daycare was for public use or
just for the development.

Mr. Sternowski is also concerned about traffic congestion in this area. Mr. Sternowski
also agrees that this development does not meet the threshold for a traffic study.
However, Mr. Sternowski urged the Town to take a closer look into this section for a lot
has changed and traffic congestion is getting worse.

Chair Leclair closed the Public Comment portion at 5:51pm.

PUBLIC COMMENT CLOSED

Chair Leclair asked if any members of the Planning Board had any questions about this
project.

Mr. Gazelle indicated his agreement that the traffic generated would be insignificant.

Mrs. Anderson noted that the Philbrick development was on 2.5 acres and traffic
generated is minimal.

Mr. Dybas asked how the traffic is calculated.

Mr. Sabatini said a manual is used which provides numbers for types of uses. The
numbers provided are for the highest weekday counts.

Mr. Laurent asked about the functioning of the daycare.

Mrs. Anderson said it is for early childcare and that it came about as a condition of the
previous landowner.

Mr. Rosenbaum asked about the screening process for housing.

Mrs. Anderson provided an overview of Habitat for Humanity.

Mrs. Anderson indicated that the range for 30% - 80% of Area Median Income (AMI) is
what Habitat for Humanity aims for. Traditionally, this range is more 50% - 80%. Also,
Habitat for Humanity holds first right of refusal for all properties to purchase back.

Mrs. Anderson indicated that this is not transient housing.

Mrs. Anderson also indicated that they have a requirement of sweat equity, requiring
community service hours.

Mr. Gazelle asked about the Philbrick development in Rockland and that he liked the
landscaping and architecture and was curious about the proposed development.

Mrs. Anderson indicated that the proposed project would vary in size and design. Also,
an arborist was involved with the process and indicated that quite a few trees on site are
due to be harvested.

Chair Leclair reviewed the ordinances to confirm only the Subdivision Ordinance would

be reviewed with this application. In this ordinance, Chair Leclair reviewed the threshold
for requiring a traffic study and hydrogeologic report and concluded that this proposed
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project did not meet the threshold per the structure of the ordinance. The Planning
Board members agreed with this understanding.

The Planning Board discussed an on-site inspection. It was determined that this would
be held the same day as the next review and would be on a regularly scheduled
Planning Board meeting date.

Mr. Sarno asked about no-cut buffer zones and how this is regulated after the fact.
Mr. Sabatini said they could indicate it on the plan, but it's a condominium association
and there are no individual lots.

The Planning Board discussed splitting the lot for the daycare from the condominiums
or leaving it as one lot.

Mr. Clark said splitting it made a lot of sense.

Mr. Laurent agrees.

Mr. Sabatine said this lot is likely to be split before the next review.

Mr. Sarno asked whether there was anything to require the development of the daycare
to be a daycare because he was not sure if that existed.

Mrs. Anderson said they could create agreements around the use to require that it
remains a daycare and hope it would be successful. This could be an item where
Habitat for Humanity purchases the property back if the daycare does not work out.

Mr. Gazelle asked if the property was split apart was up to the Planning Board.
Chair Leclair said the applicant was looking to see if there was a preference of review.

Mr. Laurent asked if the site has any property management.
Mrs. Anderson said no, but there are some regulations to ensure the properties are
maintained and kept clean.

Mr. Dybas asked about an environmental report.

Mr. Sabatine said they have to go through the Department for Environmental Protection,
which is to indicate how they might have impacted through a Natural Resource
Protection Act (NRPA) review.
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Agenda Item #5: Findings of Facts and Conclusion of Law for Site Plan Review for
a parcel located at 201 West Street, Rockport, ME 04856. This parcel is
identified as Map 26 Lot 007-001, which is owned by Tofoodio, LLC and is
known as Heiwa Tofu. This application is being represented by Alyssa Pulver of
Gartley and Dorsky Engineering and Surveying.

Motion: Mr. Gazelle moved to approve the Findings of Facts and Conclusions of
Law as amended.

Seconded: Mr. Sarno seconded.

Discussion: No further discussion.

Vote: 5-0-1

Abstentions: Mr. Clark.

Signature

Motion: Mr. Laurent moved to have Jeff Leclair sign the Findings of Facts and
Conclusions of Law for 201 West St. Rockport, ME 04856 on behalf of the
Planning Board.

Seconded: Mr. Gazelle seconded.

Discussion: No further discussion.

Vote: 5-0-1

Abstentions: Mr. Clark.
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Agenda Item #6: Other Business

Town Calendar needs to be updated to reflect correct meeting address location.

Agenda Item #7: Adjournment

Motion: Mr. Gazelle moved to adjourn the meeting.

Seconded: Mr. Clark seconded.
Discussion: No further discussion.

Vote: 6-0-0

Meeting was adjourned at 6:36pm
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