Approved March 26, 2015

City of Rockland
Comprehensive Planning Commission
Minutes for March 12, 2015

Board Present: Chair Valli Geiger, Amy Files, Ann Morris, Jesse Butler, Thomas Keedy, Adam Ackor,
Eileen Wilkinson, Alt. Michelle Gifford

Guests: Jake Dowling, Eric Allyn, Max Barbour, George Terrien, Connie Hayes, John Hansen, and Kyle
Swan

Staff Present: Code Enforcement Officer John Root, City Attorney Kevin Beal, Community Development
Director Audra Caler-Bell, and Recording Secretary Kara Cushman

Meeting called to order at 7:03 p.m.

Old Business:
Downtown Zone building height regulations-180-Day Moratorium
Member Files said she had multiple Planning Studies to share with anyone that is interested.

Chair Geiger stated that the 180-day moratorium has come to an end, and now the height regulations
have returned to the original 65 feet in the Downtown Zone. Member Wilkinson asked what buildings in
the City is currently 65 feet for a point of reference. Chair Geiger said the Court House is including the
steeple. The new hotel being built is also 65 feet.

Chair Geiger reviewed the height principles. We want to encourage and support mixed-use
development, create a street wall rather than a gap-toothed street, have full frontage along the street,
use of setback to maintain building height along the street. Other principles include use of sunlight
(direction from north to south, streets are more shaded, and east to west streets have more sun)
streetscape, 5’ sidewalks with 8’ greenery for trash receptacles, lighting, etc., access to waterfront and
views. Member Wilkinson added views of Rockland from the water.

Chair Geiger asked how we can create streets that call to people and encourage developers to build
here. We are trying to draft something that works for everyone. CEO Root said he had called a developer
to notify them of our meeting because the timing is important for their projects, in case there is a
moratorium or a height decrease.

The first speaker was Jake Dowling from Dowling Walsh Gallery, Main Street. He has owned the Gallery
since 2006 and it includes the parking lots behind it. He has plans for development of a new building
where the parking lots currently are. The new building would have a high-end retail store on the first
floor, the middle of the building would be high-end storage, and the top floor would be residential. A
major key of this project is visibility and the ability to build 5 floors up. The economics of building up is
more cost effective. Jake felt that his building would achieve the COMPS Commission goals and points
that were discussed. He said the project is based on the original 65 feet height and he is surprised that it
could be a possible problem if the height regulations are changed. He felt that this project satisfies the
goals of Winter Street development.



The second speaker was George Terrien. He said the COMPS Commission has strong principles but said
he would add a couple of points to the list. Canyons should be avoided. Also, it’s important to not have
blank walls, and have a sense of openness with doors no more than 35’ apart. Look at both sides of Main
Street. The west side is mostly residential and should be protected. The east side has more room for
development. It would strengthen development to have residents come in and use the Downtown with
an engaged street level.

The third speaker was John Hansen. He produced drawings for the Redlon property on Tillson Ave. He
had worked with the property owner to create a plan to re-develop that property. He felt it would have
little impact on anyone due to its location and that the height should continue to be 65 feet. He said the
project would involve the entire block and that they try to go by all the objectives that the COMPS
Commission has established.

The fourth speaker was Kyle Swan. He wished that the height regulations would be settled. Height may
not have much of an impact of the Tillson Ave area, but an effort should be made in preserving some
views as its part of Rockland’s beauty.

Chair Geiger said we should look at areas we have a consensus about and which areas we don’t. We’'ll
have a workshop for the public to include the residents and developers once we have something down
on paper.

Member Butler said we need to stop looking at every street and that it’s more the area of the city. There
is a 50" wide street on Tillson Ave and the area could be a 3:2 ratio between the two streets with step
backs. It could be a more walkable area. However, a 2:1 ratio would be more appropriate the closer you
get to residential areas eventually stepping down to 1:1 and 1:2 ratios.

Member Files said 1:1 ratio was recommended in a lot of articles for a maximum height for comfort
levels. All towns have height limits. Camden has a height limit of 40’. We have a lot of examples to look
at.

Chair Geiger said it's COMPS Commission’s job to look at height thoughtfully and create a series of
recommendations to go to the public and the City Council. The COMPS Commission does not decide the
height. City Council will decide. CEO Root said that he needs the height regulations, so when developers
come in and ask him what is allowed he can tell them.

Guest John Hansen discussed the importance of parking in downtown. So far, the current lots are
working, but they may get to a point where they’re all full and then there’s a problem. The Downtown
Zone doesn’t require parking. That is a problem and can’t be ignored. Jake Dowling is considering
underground parking for his project, but with a street wall that will be inviting to pedestrians.

Member Files and Member Ackor had looked at Pleasant Street to Park Drive and recommended a 1:1
ratio as the maximum, with a 2-3 story street wall on Pleasant Street and protection of the park across
the street. There was some debate about Myrtle Street due to the narrow width of the street. Alt.
Member Gifford said the lot size of Rite Aid could support a taller building. Member Wilkinson said that
the Rockland Savings Bank could as well. Chair Geiger asked if there were other areas in town that could
have more than 65 feet? Member Files said she felt 65 feet is too high.



Member Morris said that any buildings on the historical register cannot be increased in height or they
would be kicked off the register. Also, nothing on the national register can be torn down without City
Council approval. The COMPS Commission discussed Park St. to Pleasant Street with a 1:1 ratio, 50’
height, Park St. to Lindsey St. with a 3:2 ratio, Union St. to Main St. with a 3:2 ratio and 65’ height
maximum, Lindsey St. in the DT Zone to Rankin/Leland block 1:1 ratio with a maximum of 50’. Member
Keedy said Main St. on the west side where the Navigator currently is could support a higher building,
but leave the Ferry terminal side open.

Community Development Director Caler-Bell recommended having a broader discussion regarding
height, and to review the Comprehensive Plan when looking at height. The zoning is confusing in the
Tillson Ave area where 3 different zones apply, and perhaps the Tillson area should be left off the table
right now.

Next meeting is March 26, 2015.
Meeting Adjourned at 9:20 p.m.

Respectfully Submitted,

Kara Cushman
Recording Secretary



